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WILSONVILLE

PLANNING COMMISSION MEETING
STAFF REPORT

Meeting Date: January 11, 2023 Subject: Frog Pond East and South Master Plan
Development Code

Staff Member: Daniel Pauly, Planning Manager

Department: Community Development

Action Required Advisory Board/Commission Recommendation
O Motion 0  Approval

O Public Hearing Date: [0 Denial

[0 Ordinance 1t Reading Date: O None Forwarded

0 Ordinance 2" Reading Date: Not Applicable

(] Resolution Comments:

Information or Direction

O Information Only

[0 Council Direction

O Consent Agenda

Staff Recommendation: Provide requested input on draft Development Code amendments
for Frog Pond East and South Implementation.

Recommended Language for Motion: N/A

Project / Issue Relates To:

XCouncil Goals/Priorities: XAdopted Master Plan(s): CINot Applicable

Expand home ownership Frog Pond East and South Master Plan

ISSUE BEFORE COMMISSION

An important next step in realizing the vision of the Frog Pond East and South Master Plan is to
write implementing Development Code amendments. This work session will be the first in a
series of work sessions for the Commission to work through the details of these Development
Code amendments.
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EXECUTIVE SUMMARY:

In late 2022, the City Council, on recommendation from the Planning Commission, adopted the
Frog Pond East and South Master Plan. The Master Plan identifies the types and locations of
the homes, commercial development, parks, open spaces, streets, trails, and infrastructure to
be built over the next 10-20 years in an area on the east side of Wilsonville added to the Metro
Urban Growth Boundary in 2018. The Master Plan focuses on providing for the community’s
future housing needs, including providing diverse housing opportunities.

The Master Plan provides clear policy direction and guidance for future development in Frog
Pond East and South. However, an important implementation step is to develop a detailed set
of Development Code standards consistent with the Master Plan. These standards will be relied
on by developers to plan and design development. These standards will also be relied on by City
reviewers to ensure development meets City expectations.

This work session is the first in the series of four work sessions for the Planning Commission to
review and guide the drafting of these Development Code amendments. The first three work
sessions will focus on specific portions or sets of the draft amendments with the final work
session providing an opportunity to review the draft amendments all together. As further
explained below, the project team has prepared a number of attachments to assist the Planning
Commission in reviewing the first set of draft Development Code amendments during this first
work session.

Attachment 1 includes, for easy reference, excerpts from the Frog Pond East and South Master
Plan that give specific direction for implementing Development Code. This directive language
can be summarized and grouped as follows:

e Ensuring a variety of housing and encouraging specific housing types to be built;

e Creating design standards to implement the Type 1, Type 2, and Type 3 Urban Design
Types mapped in the Master Plan and otherwise guide quality, cohesive development;

e Setting the design standards for sub-districts within the neighborhoods; and

e Establishing standards for the Brisband Main Street.

Attachment 2 contains the first set of draft Development Code amendments, arranged by topic.
For each draft code amendment, the document also contains the following supporting
information:

e Intent: A description of what the draft code amendment is trying to accomplish,
including any reference to related Master Plan implementation language.

e Explanation: An explanation of how the draft code amendment was developed. As
applicable, this includes reference to background and reference information in the
packet.

e Code Reference: This includes where the draft code amendment would go in the
Development Code. It specifies if it is a new Section or Subsection or amendment to an
existing section.
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For the Planning Commission’s reference, Attachment 3 is a copy of the current Wilsonville
Code Section 4.127, Residential Neighborhood Zone, where a majority of the code
amendments are proposed. Also included, as Attachment 4, are excerpts from Section
4.113, Residential Development in Any Zone.

The project team invites the Planning Commission to review the draft code amendments and
supporting information, ask any clarifying questions, and provide feedback. At the work session
the project team requests the Planning Commission provide one of the following for each
presented draft code amendment.

1. Confirmation that the draft code amendment is ready for finalization before being
brought forward for a public hearing; or

2. Direction on next steps to further develop or refine the presented draft code
amendment.

EXPECTED RESULTS:
Feedback from meeting will guide completion of a package of Development Code amendments
for adoption in the coming months.

TIMELINE:

Four work sessions are planned for the Planning Commission (January, February, March, and
April) to draft Wilsonville Development Code amendments to implement the Frog Pond East &
South Master Plan, followed by a public hearing in May. City Council action on the Planning
Commission’s recommendation is planned for June.

CURRENT YEAR BUDGET IMPACTS:

The Development Code implementation work is funded remaining funds from the $350,000
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form
of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the Master Plan
and follow up implementation, including this Development Code work and the infrastructure
funding implementation work.

COMMUNITY INVOLVEMENT PROCESS:

During this implementation phase the primary focus is on honoring past input. However, as
needed, the project team will engage key stakeholders for input on draft Development Code
amendments.

POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:

Realization of the policy objectives set out in the Frog Pond East and South Master Plan to
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable
Housing Strategic Plan and Council’s goal of affordable home ownership.

ALTERNATIVES:
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The project team prepared draft amendments to help implement the Frog Pond East and South
Master Plan. A number of alternative amendments can be considered to meet the same intent.

ATTACHMENTS:
1. Excerpts from Frog Pond East and South Master Plan related to Development Code

Implementation (hearing draft)
2. Draft Development Code Amendments with Supporting Information

3. Wilsonville Development Code Section 4.127, Residential Neighborhood Zone
4. Excerpts of Wilsonville Development Code Section 4.113, Residential Development in
Any Zone
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

FROG POND
EAST & SOUTH

A VISION AND IMPLEMENTATION PLAN FOR TWO
NEW NEIGHBORHOODS IN EAST WILSONVILLE

0

©

WILSONVILLE DRAFT - NOVEMBER 9, 2022
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

COMMUNITY DESIGN CONCEPTS

SUBDISTRICTS

Figure 14 shows the concept of “subdistricts” within Frog Pond East and South.

The subdistricts are intended as “neighborhoods within neighborhoods” - areas
with cohesive building form, public realm features, and other characteristics that
give them identity. There are ten subdistricts planned for Frog Pond East and
South. Each will have a “green focal point”that is central in the subdistrict and/or
aligned with a key feature such as a tree grove. The focal points, together with the
neighborhood destinations, will provide many community gathering places in Frog
Pond East and South.
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Figure 14. Diagram of Conceptual 8idsdiiserictsTrog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

IMPLEMENTING THE DESIGN CONCEPTS

The design concepts discussed above are the foundation of the Master Plan’s intent
to create a strong sense of place and identity in Frog Pond East and South. The
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following
section summarizes how the Master Plan’s key features and intended outcomes
implement the design concepts. Additional descriptions are provided in the Land
Use and Public Realm chapters of this report.

NEIGHBORHOOD DESTINATIONS WITHIN FROG POND
EAST AND SOUTH

« Park/gathering space at the Frog Pond Grange
« A Future Frog Pond East Neighborhood Park

« The SW Brisband Main Street as a neighborhood-scale commercial and
mixed-use center

« The Frog Pond South Community Park

« Meridian Creek Middle School

« “Green focal points” within each subdistrict

« Meridian Creek and Newland Creek natural areas
« Significant tree groves

s 4‘ 08 e S§
. N
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Figure 15. Land Use and Urban Fori¥i®hipent 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

COMMUNITY DESIGN CONCEPTS

FORM BASED DESIGN AND TRANSECT

More compact housing is in “Type 1" urban form areas (see Chapter 6 for
more description of the urban form types)

Adjacent areas are less compact and result in a transect or transition to even
less compact housing form

The East Neighborhood has its Type 1 housing in the central area adjacent to
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA
Easement

The South Neighborhood has a small node of Type 1 housing located south
of the Meridian Middle School property.

In both neighborhoods, Type 2 and 3 housing form “feathers out” from the
Type 1 areas.

A WIDE VARIETY OF HOUSING CHOICES

Opportunities for a wide spectrum of housing choices: townhomes, quad-
plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small-
lot detached homes, medium and larger lot detached homes, accessory
dwelling units, apartments/condos, tiny homes and co-housing

Requirements for a mix of housing choices in each subdistrict

Housing capacity for an estimated minimum of 1587 dwellings (See Chapter
6 for housing and land use metrics)

Planning Commissiag®ents- January 11, 2023
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

RESIDENTIAL LAND USE AND URBAN FORM

KEY OUTCOMES

The Land Use and Urban Form Plan includes residential areas intended to

create three key outcomes:

« A variety of housing choices throughout the East and South
Neighborhoods

- Opportunities for affordable housing choices integrated into the
neighborhoods

« A planned “transect” of housing form in order to create a cohesive
neighborhood that maximizes the amenities availble to residents while
creating an urban form sensitive to the local context.

VARIETY THROUGHOUT

The Master Plan creates opportunities for a wide variety of housing choices in each
neighborhood and subdistrict. This concept focuses on mixing and integrating
different housing choices throughout each subdistrict and block rather than
having separate areas for separate types of housing units.

The plan defines and maps three types of urban form for housing - Types 1,
2, and 3 - that define the look and feel of the different subdistricts within the
neighborhoods. The focus of this typology is urban form: the bulk, height and
spacing of buildings. Each urban form type allows for a full array of housing
choices.

For example, a detached home may exist in any of the urban form types, but for
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and

for Type 3 it would have a larger footprint and be farther apart from adjoining
homes. Building height will also tend to be taller where Type 1 is designated with
height trending down in areas with Type 2 and Type 3 building form. A multi-family
building also may exist in any of the urban forms, but for Type 1 the building would
be taller and wider with more units per building and closer to adjoining buildings.
For Type 3, a multi-family building would be shorter and smaller (similar to the size
of a larger single-family home) with fewer units per building, and buildings would
be further apart, likely interspersed with single-family homes.

Planning Commissitag®éeints- January 11, 2023
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

TYPE 1 RESIDENTIAL URBAN FORM

Type 1 residential urban form is the
most compact and urban of the three
forms:

» Buildings 2-4 stories tall close to
the street

« Buildings are closely spaced from
each other

« Townhouse, condo/apartment
buildings, and similar are not
limited in width allowing larger
buildings that may even occupy
an entire block face

Lot area per building for detached
homes will be small with less yard
space than in Type 2 and Type 3

Townhouses, closely spaced
detached homes, and multi-
family buildings are expected

to be common housing choices
provided; cottages or similar
small-unit housing is also likely to
be built
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Attachment 1 Frog Pond East and South Work Session January 11, 2023

Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

TYPE 2 RESIDENTIAL URBAN FORM

Type 2 residential urban form is less
compact than Type 1 but more compact
than Type 3:

Buildings are intended to be 2
stories, with 3 stories allowed

under applicable State law for
certain housing categories

Moderate setbacks from the street

Building separation is generally 10
feet,

Building width is moderately
limited, to maintain a building
bulk consistent among multi-
family, middle housing, and
single-family detached housing
choices

Detached home lot size is
approximately double that of
Type 1 allowing for larger home
footprints and larger yards than
Type 1

Small to medium sized single-
family detached homes and
townhouses are expected to be
common housing choices, with
duplexes, triplexes, quadplexes,
cottage clusters, and smaller
multi-family buildings also likely
to be built.
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Attachment 1 Frog Pond East and South Work Session January 11, 2023

Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

TYPE 3 RESIDENTIAL URBAN FORM

Type 3 is the least compact residential
urban form, characteristics include:

Buildings primarily 1-2 stories
in height, with 3 stories allowed
for certain housing categories
consistent with applicable State
law

Buildings are set back from the
street

Width of buildings is limited to
create smaller buildings, which
limits the number of units in
multifamily or middle housing
structures

Building separation generally
more than 10 feet

Lot size for detached single-family
homes generally 1.5 times that of
Type 2 and 3 times that of Type

1, allowing for larger homes and
yards

Medium to large single-family
detached homes along with
smaller townhouse and duplex
buildings are expected to be
common housing choices,
cottage clusters would be well-
suited to this Type, and triplexes,
quadplexes, and small multi-
family buildings may also be built
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o) Attachment 1 Frog Pond East and South Work Session January 11, 2023
ef" Q Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

GREEN FOCAL POINTS

In addition to the planned Community Park in Frog Pond South and the
Neighborhood Park in Frog Pond East, several “green focal points” are identified

in central locations within each walkable subdistrict of the planning area. These
are flexible in location and size but are intended to serve as central neighborhood
destinations or gathering places that contribute to neighborhood character and
identity. In addition to being centrally located, these focal points will be integrated
into the neighborhood with front doors facing them, where possible, and provide
clear and inviting access for public use.

Many different kinds of uses and activities are envisioned for the green focal points.
Examples include community garden plots, small playgrounds or splash pads,
nature play areas, pocket parks or plazas, and central green courtyards within
housing developments. These smaller open spaces also provide opportunities to
preserve mature and significant trees and provide visible stormwater treatment.

Planning Commis&egavitkbtihd 8 January 11, 2023
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

IMPLEMENTATION MEASURE 4.1.7.D

Implementation of the Frog Pond East & South Master Plan will include the
following:

1’

8’

Designation and mapping of subdistricts. Subdistricts are smaller geographic
areas within each neighborhood where specific regulations may be applied
to implement the Master Plan.

. Clear and objective Development Code standards that:

a. Set minimum number of units at the subdistrict or tax lot level.

b. Establish height, setback and other development standards for the Type
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog
Pond East & South Master Plan.

¢. Require a variety of housing and include minimum and maximum
amounts of specific housing types at the subdistrict or tax lot level.

d. Require middle housing.

. Zoning provisions that provide an alternative path of discretionary review

to provide flexibility for development while still achieving the intent of the
Master Plan and Development Code.

a. The alternative path will include criteria to guide flexibility from the
clear and objective height, setback, and other similar development
standards for buildings in specific urban design contexts.

Define categories of housing for use in implementing housing variety
standards.

. Coordination with the owners of the Frog Pond Grange to coordinate and

support continued use and development of the Grange as a community
destination.

Coordination with the Bonneville Power Administration (BPA) on land use
and development within their easement in the East Neighborhood.

. A future study of design options for the creek crossings shown on the Park

and Open Space plan in this Master Plan. This work will address potential
structured crossings.

The City may initiate a Main Street study to evaluate specific designs and
implementation for the SW Brisband Main Street.

9. Adoption of special provisions for design of both the public realm and private

development along the east side of SW Stafford Road, north side of SW Advance Road,
and surrounding the East Neighborhood Park.

Planning Commis&egaviztihd 8 January 11, 2023
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

a. On the east side of SW Stafford Road, provisions will combine blending the brick wall
design used in Frog Pond West and the desire to have structures have a presence fronting
SW Stafford Road with pedestrian access to the protected sidewalk and bicycle path and
generally providing entrances facing SW Stafford Road, besides those fronting the SW
Brisband Main Street.

b. On the north side of SW Advance Road provisions will be added to require residential
structure orientation, including main entrance, to SW Advance Road. This provision intends
to ensure SW Advance is integrated into the design of the development like other collectors
in the area such as SW Willow Creek Drive in Frog Pond West. The provisions also ensure
homes on the north side of SW Advance across from the community park face the
community park.

c. Provisions will require development around the East Neighborhood Park to orient as to
have an active side of the development facing the park.

d. For all three areas, specific design standards will address adjacent different Urban Design
Types, mix of land uses, and key public realm facilities. Provisions will enhance opportunities
to provide a better transition between these spaces and a focus on the public realm.

For example, allowing three-story buildings in Urban Design Type 2 adjacent to the
Commercial Main Street and along Stafford Road coupled with appropriate design
measures, to provide a better transition between the four-story structures on SW Brisband
and the 2-story residential across Stafford Road and in the rest of the Type 2 area. The
design standards will focus on maintaining the community's desires to both, avoid an abrupt
height differential between the buildings on the west and east sides of Stafford Road, and
also, to focus the tallest buildings around the Main Street and Neighborhood Park, internal
to the neighborhood and not on the edge / major roadways. Building stepbacks is another
design option that would allow an appropriate transition from the tallest buildings on Main
Street heading east along Brisband toward the park and areas with lower densities and
building heights.

10.The Master Plan shows the entire area between streams just below where SW
Kahle Road forks as SROZ based on existing tree canopy. According to the
property owner a portion of this area may have been planted as agricultural
trees and may not meet criteria to be SROZ. The City will coordinate with the
property owner to further evaluate if a portion of this area is developable
or if it should remain in the SROZ. If it is found to be developable, code
provisions will allow it to be developed consistent with Type 3 Urban Design
standards.

ZONING IMPLEMENTATION

ZONING MAP AMENDMENTS AND IMPLEMENTATION

Table 7 lists the zone districts that will implement each of the Comprehensive Plan
designations identified within the planning area.

Planning Commis&egavicktihd 8 January 11, 2023
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

Table 7. Implementing Zoning Designations

COMPREHENSIVE PLAN IMPLEMENTING ZONE

DESIGNATION

Residential Neighborhood Residential Neighborhood (RN)

Commercial Planned Development Commercial
(PDQ)

Public Public Facilities (PF)

All, where applicable Significant Resource Overlay Zone
(SROZ)

Zoning will be applied concurrent with the annexation and development review
process for individual properties.

CODING FOR VARIETY AND PRIORITY HOUSING TYPES

Providing a variety of housing types, and particular housing types, throughout the
East and South neighborhoods are important intended outcomes for the Master
Plan. There are many examples of how variety and specific housing is designed and
delivered in master planned communities such as Northwest Crossing in Bend and
like Villebois here in Wilsonville. In those communities, a master developer defines
and maps the planned housing types at a very site-specific level such as individual
lots or blocks. Master planned communities can also implement specific and
strategic phasing of infrastructure and housing types.

The Frog Pond East & South Master Plan aspires to have the detailed variety

of a master planned community like Villebois even though it does not have

the oversight of a single master developer. There is an opportunity to require

and encourage housing that is a priority for the City. Examples include: home
ownership opportunities for households of modest income (80-120% of AMI),
middle housing units, dwellings that provide for ground floor living (full kitchen,
bath and master bedroom on the main floor), and dwellings that provide for ADA?
accessibility.

The standards for Frog Pond’s housing variety will also recognize and
accommodate several development realties:

« The neighborhoods will develop incrementally. There may be several larger
projects where a developer prepares a coordinated plan for relatively large
areas (e.g. 20+ acres). However, there will also be many smaller developments
that will occur by different developers, on varied parcel sizes, and at different
points of time. The code’s variety standards must work for the likely range of
differently scaled projects.

 Flexibility will be needed for evolving market and housing needs over time,
including to reflect the City's future Housing Needs Analyses and Housing
Production Strategies..

3 Americans with Disabilities Act (1990).

Planning Commis&legavitetiid 8 January 11, 2023
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

« All standards that address housing must be clear and objective. A
discretionary review path can be provided as an alternative to provide
additional flexibility.

Below is a list of potential strategies for requiring variety throughout Frog Pond
East and South. These show the intent of the implementing standards and are
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.
Amend the RN Zone to allow the following types in Frog Pond East and South:
« Single-Family Dwelling Units*
« Townhouses
o Duplex, Triplex, and Quadplex
«  Cluster Housing
« Multiple-Family Dwelling Units
« Cohousing
« Manufactured Dwellings®
« Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for
implementing variety standards.

Each category would provide a range of housing units to choose from when
meeting the variety standards. The categories will be based on the policy
objectives of the Council for equitable housing opportunities. They will also
include specific housing types desired by the City (e.g. accessory dwelling units).
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.

Planning Commis&egavitetid 8 January 11, 2023
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Attachment 1 Frog Pond East and South Work Session January 11, 2023
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or
on each pre-existing tax lot). The minimum number of required dwellings will help
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by
preventing a lower production of units than anticipated by the Master Plan.

The unit count anticipated in the Master Plan assumes a variety of housing and
meeting the minimum is not anticipated to be met without provision of a variety of
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the
basis for the minimums.

Strategy 4: Create development standards for lots and structures that regulate
built form according to the mapped Type 1, Type 2, and Type 3 urban form
typologies.

This strategy uses form-based standards to create the transect of most compact
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of
the Urban form types, define standards for:

«  Minimum lot size

« Minimum lot width/street frontage

« Maximum height setbacks for front, side, and rear yards, and garages
«  Minimum building spacing

« Maximum lot coverage

«  Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and
development area.

For each subdistrict (or existing tax lots within subdistricts), define:

« The minimum number of categories required. This standard ensures variety
at the subdistrict or tax lot level.

« The maximum percent of net development area for a category. This standard
ensures no single category dominates a subdistrict.

« The minimum percent of net development area for categories that represent
more affordable and/or accessible housing choices not traditionally provided
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

Housing variety on the block level prevents segregation of housing types that
often subsequently segregates populations by economic status. Code provisions,
likely incentives but potentially requirements, related to the percent of net area of
blocks by housing category will help ensure a fine grained variety of housing type
and integration of lower cost housing.

CODING FOR MAIN STREET

The Brisband Main Street received very strong support in open houses, focus
groups, tabling events and surveys for the Master Plan. Community members were
excited that Main Street could become a walkable and attractive destination with
restaurants, shops and services.

Wilsonville has existing and future models of the type of pedestrian-oriented
commercial center envisioned for the Frog Pond’s Main Street. The village center

in Villebois is an anchor point for that community with its well-designed public
realm, higher density housing, mixed-use, and strong connections to the adjacent
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and
three-to-four story building form.

To achieve the vision for the Brisband Main Street, the following design and
development strategies for the Brisband Main Street will be implemented:

« Permit neighborhood-scale retail, services, mixed-use, multi-family
residential
« Prohibit drive-through uses and facilities
« Adopt development standards such as:
> Shallow setbacks to bring buildings close to Main Street’s sidewalks
> Up to 4-story building height

"The overall vision for the neighborhood commercial center is that it is a place that
provides local goods and services within easy access of the local neighborhoods, has
a high quality and pedestrian-oriented design, and serves as a gathering place for
the community. Due to its small scale and local orientation, it will not compete with
other commercial areas in Wilsonville.”

— Frog Pond Area Plan
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éﬂOQ Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

)

Tall ground floors to emphasize storefront character

Building frontages that occupy a high percentage of the block faces
along Main Street

« Adopt design standards such as:

>

)

Primary entrances oriented to Brisband or its intersections
Front setback areas designed for pedestrian use

Parking to the sides or rears of buildings

Small plazas designed as an accessible amenity

Weather protection (awnings and/or canopies) along sidewalks

Building articulation, fenestration, and materials that make Main
Street an attractive place and contribute to the vitality of the street
environment

The City may initiate a design study for Main Street to evaluate detailed public
realm improvements and coordinate them with private development.
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Frog Pond East and South Implementation

Draft Development Code Concepts for January 2023 Work Session

1. Designation of Subdistricts

Intent: To clearly desighate subdistrict boundaries based on existing
property lines consistent with the subdistricts shown in the Master
Plan.

Explanation: Put the subdistricts map in the zoning Code, so there is
no need to reference Master Plan.

Code Reference: Add to Subsection 4.127 (.05) Residential
Neighborhood Zone Sub-districts.

Draft Code Amendment: See map on next page - - >
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Figure X. Frog Pond East and South Subdistricts

S1

T 1/
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2. Minimum number of units for subdistricts and tax lots

Intent: Establish minimum unit count for consistency with the Master
Plan. Minimum unit count provides needed certainty for infrastructure
planning ensuring sufficient units to help pay for planned
infrastructure. While other standards will be primary drivers of variety,
the minimum unit count helps encourages housing variety as meeting
unit count minimums would require some housing variety. Minimums
also achieve compliance with Metro standards and State metropolitan
housing rules. See Strategy 3 on page 111 of the Master Plan.
Explanation: Presented in table format, establishes minimum unit
numbers, consistent with calculation of property capacity based on
expected unit types for each urban form type reflected in the Master
Plan appendix. Where an entire subdistrict is currently under single
ownership, the number is shown for only the entire subdistrict. Where
the subdistrict covers multiple existing properties and ownerships, it is
broken down by tax lot for the scenario that a tax lot develops
independently of other lots in the subdistrict. A footnote explains what
happens in the scenario that a developer controls multiple adjacent
taxlots that are listed separately in the table.

Code Reference: Table X, Section 4.127 (.06). Subsection (.06) will
be retitled Minimum and Maximum Residential Lots or Units and this
table will be added under a new Subsection C. which sets the
minimum unit count specifically for Frog Pond East and South.

Draft Code Amendment: See table on next page - - >
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Table X. Minimum Number of Units in Frog Pond
East and South Sub-districts

Sub-Districts

Minimum Number of Units

E1 101
E2 138
E3 172
E4* 169
E4 TL 1101 (portion) 129
E4 TL 1200 40
E4 TL 1000 0
E5 299
E6 205
S1 27
S2* 94

S2 TL 1000 28050 SW 60" Ave 1
S2 TL 800 5890 SW Advance Rd 1
S2 TL 500 5780 SW Advance Rd 1
2
2

S2 TL 300 5738 SW Advance Rd
S2 TL 100 5696 SW Advance Rd

$2 TL 900 11
S2 TL 700 52
S2 TL 400 5
S2 TL 200 5
S2 TL 1100 28152 SW 60" Ave 3
S2 TL 1200 9
S2 TL 1300 28300 SW 60" Ave 2
S3* 156
S3 TL 1400 28424 SW 60" Ave 33
S3 TL 1500 28500 SW 60" Ave 31
S3 TL 1600 13
S3 TL 1800 28668 SW 60" Ave 4
S3 TL 1700 28580 SW 60" Ave 5
S3 TL 1900 5899 SW Kruse Rd 48
S3 TL 2000 5691 SW Kruse Rd 11
S4* 219
S4 TL 2600 64
S4 TL 2700 28901 SW 60" Ave 155

*Where an application includes two or more adjacent tax lots within the
subdistrict, the minimum does not need to be met on each individual tax lot
so long as the total number of units proposed for all the included tax lots
within the subdistrict is equal to or greater than the sum of the minimums in
this table for the included tax lots.
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3. Urban form standards

Intent: Provide clear guidance for development of residential buildings
in each of the different urban forms, Type 1, Type 2, Type 3, mapped
in the Master Plan. See Strategy 4 on page 111 of the Master Plan.
Explanation: Numeric standards for each Type presented in a table
format to articulate clear and objective siting and design standards.
The table follows the format of the lot standards table for Frog Pond
West. The proposed numbers represent precedent structures of a
variety of housing types, as well as seek to remain consistent with
similar standards in Frog Pond West and elsewhere in the City. See
pages after table on next page for precedent examples.

Code Reference: Subsection 4.127 (.08) Lot Development Standards
Table 4. Subsection (.08) will be reorganized to clearly differentiate
between standards for Frog Pond West and those for Frog Pond East
and South.

Draft Code Amendment: See table on next page - - >
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Table 4. Lot and Structure Standards for Frog Pond East and South Neighborhoods
Rear Setbacks

Front Setbacks

Land Use Map Min. lot size except Min. lot size for Min. lot width / Max height Front Min. Front Max. Maximum Building Width Rear Garages Side Min. Distance Max. lot coverage'
Designation townhouses (sq. ft.) townhouses (sq. ft.)  street frontage (ft.) (ft.) (ft.) (ft.) Facing Street (feet) Min. (ft.) (note) (ft.) Between
Buildings (feet)
Urban Form Type 1 2,000 1,200 30¢ 45 6° 108 None 10 G 5 Per building 75%
code
Urban Form Type 2 4,000 1,5004 35¢ 35 10 25¢F 120 except that buildings over 10 G 5 8 60%
90 feet cannot occupy entire
block face.
Urban Form Type 3 6,000 1,5008 35¢ 35 10 None 90 15F G 7.5 124 45%

Notes:

A. The combined area for two or more lots for a townhouse building shall be at least 4,000 square feet. This means the average lot size per unit for a two-unit townhouse building would be at least 2,000 square feet. Either of the lots could be as low as 1,500 square feet as long as the other lot compensates to

add up to 4,000 square feet.

The combined area for two or more lots for a townhouse building shall be at least 6,000 square feet. This means the average lot size per unit for a two-unit townhouse would be at least 3,000 square feet, and for a three-unit townhouse would be 2,000 square feet per unit. Any individual lot can be as small
as 1,500 square feet as long as other lots for the townhouse building compensate to add up to a total of 6,000 square feet.

Minimum lot width / street frontage for townhouse lots is 20 feet.

In Urban Form Type 1 the minimum front setback is 6 feet to accommodate a public utility easement (PUE) for franchise utilities. If the City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is necessary and access stairs or ramps can

be accommodated without impeding on the public right of way, no setback is required.

Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting property line at anything besides a right angle, the maximum setback need only be met at one point along the property line.

The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet.
Setbacks for residential garages are as follows:

1. Front (street loaded): minimum 20 feet.

2. Alley loaded with exterior driveway: minimum 18 feet from the alley.

3. Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.

Minimum building spacing for cottage clusters is 10 feet, for ADUs it is as-required by Building Code.

On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage clusters and ADUs are exempt from maximum lot coverage standards.

Planning Commissiag®éedngd- January 11, 2023
Frog Pond East and South Implementation



Attachment 2 Frog Pond East and South Work Session January 11, 2023

Precedent Examples Page 1

Precedent Examples for Proposed Building Width and Other
Standards
With Google Street View (where available) and Aerial Photo

Multi-family (Apartments and Condos)
Type 1 Urban Form Precedents

11395 SW Toulouse Street

Toulouse Street block-wide multi-family
Building Width 257 feet
Front Setback 5 feet

Type 2 Urban Form Precedents

11489 SW Toulouse Street
Toulouse Street small multi-family
Building Width 100 feet

Front Setback 6 feet

-
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Precedent Examples Page 2

Type 2 Urban Form Precedents continued

28796 SW Ashland Loop
Traditional multi-family-Boulder Creek
Building Width 116 feet

Setback from Street 30 feet
Setback from Parking lot 20 feet

\

7114 SW McDonald Drive
Traditional multi-family-Berkshire Court

(Could be Type 3 Urban Form if buildings without single-level connection)
Building Width 125 feet

Setback from Street 35 feet
Setback from Parking lot 20 feet

N,

SW/Meadows Pkwy

| kg’.'._\.a.b

McDonalq Dr.
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Precedent Examples Page 3

Type 2 Urban Form Precedents continued

29530 SW Volley Street

Six-unit condo building

Building Width 120 feet

Setback from Circulation Drive 16 feet
e

s“t .

29530'SW Volley St;
Wilsonville, OR«97070
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Precedent Examples Page 4

Plexes and Townhouses
Type 1 Urban Form Precedents

28515 through 28535 SW Paris Ave

Villebois six-unit townhouse

(Could also be Type 2 Urban Form)
Building Width " 92 feet

Front Setback 10 feet

=

29136 through 29152 SW Costa Circle E

Five-unit townhouse in Villebois next to detached single-family
(Could also be Type 2 Urban Form)

Building Width 88 feet

Front Setback 15 feet

Distace Between Buildings 8 fee

oy
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Precedent Examples Page 5

Type 2 Urban Form Precedent

29520 SW Brown Road
Older six-unit apartment building
Building Width 98 feet

Setback from Parking Lot 5 feet

g R
- ",»‘-.‘-

Type 3 Urban Form Precedents

28760 and 27870 SW Painter Drive

Two-unit townhouse (aka attached single-family) Frog Pond West
Building Width 83 feet

Front Setback 15 feet

SWiChestnutit'n

MS

iglsues
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Precedent Examples Page 6

Type 3 Urban Form Precedents continued

29455 SW Serenity Way
Older triplex

Building Width 80 feet
Front Setback 20 feet

s
B

PYUMOIEIMS

29670 SW Brown Road
Older four-plex, with stacked flats
Building Width 55 feet

Setback from Parking Lot 5 feet
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Precedent Examples Page 7

Type 3 Urban Form Precedents continued

29631 SW Serenity Way
Older four-plex (side by side configuration)
Building Width 89 feet

Front Setback more than 20 feet

28741 through 28753 SW Cost Circle East
Four-unit townhouse on Costa Circle
Building Width 78 feet
Front Setback 15 feet
Distance Between Buildings 10 feet
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Precedent Examples Page 8

Detached Single-Family
Type 1 Urban Form Precedent

11325 and 11331 SW Barber Street
Narrow detached homes

Building Width 20 feet, each
Distance between buildings 5 feet
Front Setback 5 feet

Type 2 Urban Form Precedent

7245 SW Chestnut Lane

Frog Pond West small-lot detached home
Building Width 38 feet

Front Setback 10 feet

Distance Between Homes 8 feet
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Precedent Examples Page 9

Type 3 Urban Form Precedents

6761 SW Primrose Court

Street of Dreams single-family Frog Pond West
Building Width 90 feet

Front Setback 20 feet

SWiBrnimrose Gt SW Primrose €t

30944 SW Kensington Drive
Detached single-family home from 1990’s
Building Width 53 feet

Front Setback 25 feet

Distance Between Buildings 12 feet

. &
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4. Define categories for housing variety

e Intent: To create categories that will be the foundation to variety
standards for Frog Pond East and South meeting to help meet key
housing policy objectives of the City. See Strategy 2 under housing
variety on page 110 of the Master Plan.

o Explanation: Creates a table separating housing unit types into four
categories based on built form and existing definitions in the City’s
Development Code.

¢ Code Reference: These Code amendments will be part of a new
subsection within Section 4.127 focused on housing variety in Frog
Pond East and South. Housing type definitions will remain as adopted
with Middle Housing in Wilsonville Project found in Section 4.001
Definitions.

e Code Concept:

Table 7. Housing Unit Categories for Frog Pond East and South Neighborhoods

Unit Category A Unit Category B Unit Category C Unit Category D
Attached Multi- Attached middle e Cottage clusters Detached dwelling
family units housing, including: e Detached units 1200 units more than 1200
e Townhouses sfA or less (besides sfA
e Duplex cottage cluster units) e Detached homes
o  Triplex e  Accessory dwelling on their own lot
e Quadplex units *  Cluster housing

*  Detached multi-
family units
Footnotes to Table 7
A. Square footage represents a measurement of the Habitable Floor Area as
defined in Section 4.001 Definitions

5. Clear and objective design standards for multi-family

e Intent: Provide clear and objective design and siting standards for
multi-family buildings similar to single-family and middle housing to
provide consistent review of all housing types in Frog Pond East and
South, and potentially citywide.

e Explanation: Adapt and modify current design standards for middle
housing, especially townhouses, to apply to attached multi-family. A
policy decision is needed to determine whether to apply these
standards only in Frog Pond East and South or to apply to new multi-
family buildings citywide.

e Code Reference: Add new subsection to Subsection 4.113 (.14) if
citywide or add as new subsection in Section 4.127 if applying only to
Frog Pond East and South

e Draft Code Amendment: N/A. For this work session there is no draft
language proposed. Rather, the project team is only looking for
direction from the Commission on how to proceed and then draft Code
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amendment language will be brought forward at a subsequent work
session. The key directional questions the project team is looking to
get answered are:

Policy Questions:
1. Should multi-family buildings be reviewed in the same manner

as single-family homes and middle housing or remain subject to
Site Design Review by the Development Review Board?

. If new standards are development for review of multi-family

buildings, should the standards be applied citywide or only to
Frog Pond East and South?

Staff recommendation: Citywide, besides Villebois. Villebois is
not included as it has its own design standard system and
review process separate from the rest of the City. Citywide,
besides Villebois, is consistent with how design standards are
applied for other housing types including single-family homes
and middle housing. This is a ministerial, or staff, review based
on clear and objective standards that occurs at the time of
building permit issuance. The intent would be to allow multi-
family to go through a similar ministerial review process as
middle housing and single-family homes rather than be subject
to Site Design Review and review by the Development Review
Board. Public processes such as these have been used
historically to prevent needed housing. Also, with limits on
housing review criteria (must be clear and objective) these
processes can be frustrating to interested neighbors by
providing on the surface an opportunity to comment and
potentially stop a project, but in reality the City is required to
approve despite neighborhood objections if clear and objective
criteria are met. Staff notes multi-family is not an allowed use
in Old Town or Frog Pond West, so those detailed design
standards would not conflict with new detailed design standards.

. If supportive of standards to review multi-family like other

housing, does the Commission support an approach of adapting
and modifying, as appropriate, design standards applied to
similarly sized structures like townhouses in order to apply them
to multi-family buildings?

6. Standards for Green Focal Points in Each Subdistrict

Intent: To establish clear and objective standards for green focal
points such as small playgrounds or plazas, which will be an important
urban design focus of each subdistrict, as identified in the Master Plan.
See page 79 of the Master Plan.

Explanation: The draft Code amendment is primarily in table form.
For each subdistrict, the table identifies minimum green focal point
size, location and other requirements, as applicable. Where multiple
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existing properties share a subdistrict, particularly in Frog Pond South,
an explanation is provided of what would be expected if existing
taxlots where developed independently. The minimum green focal
point size is based on existing open space requirements in Section
4.113 Standards Applying to Residential Development in Any Zone.
See further explanation below.

With the provision of green focal points in each subdistrict, standards
need to also be put in place for surrounding development in
subdistricts to treat them as a focal point. Standards include how
direct the path is to the focal point and the orientation of surrounding
buildings.

In addition, a purpose statement is added to the open space section of
the Residential Neighborhood Zone reflecting the intent of green focal
points in the Master Plan for Frog Pond East and South.

Code Reference: Standards added as Subsection C. to 4.127 (.09)
Open Space. Purpose statement added to Subsection A. of this Open
Space subsection.

Draft Code Amendment:

Purpose: For the East and South Neighborhoods, Green Focal Points are
intended to serve as central neighborhood destinations or gathering
places that contribute to neighborhood character and identity. Green
Focal Points can take a variety of forms, including community garden
plots, small playgrounds or splash pads, nature play areas, pocket parks
or plazas, and central green courtyards within housing developments.

Table X. Green Focal Points

Sub-Districts Minimum Size Location and other

requirements

El

0.75 acres Located either
north of Grange
building or in
grove around
existing home at
27480 SW Stafford
Road.

E2

0.75 acres N/A

E3

0.75 acres At trailhead
adjacent to SROZ
leading to the
south.

E4

0.75 acres Plaza space
integrated into
commercial main
street, linear area
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may extend north
or south of main

street.
E5 None additional, East
location of East Neighborhood
Neighborhood Park Park serves as
green focal point
E6 0.75 acres Does not include
park area on north
side of BPA

Easement, this
green focal point
must be located
south of the BPA
Easement.

S1 0.25 acres N/A

S2 0.75 acres To be located on
Tax Lot 700,
Section 18B
aligned with
terminus of future
extension of SW
Hazel Street

S3 0.75 acres To be located near
northern end of
creek potentially
collocated with
regional storm
facility. At least
0.25 acre each on
Tax Lots 1600,
1700, 1800, of
Section 18B.

S4 0.75 acres To be located
along boundary
between Tax Lots
2600 and 2700
with 0.50 acre on
Tax Lot 2700 and
0.25 acres on Tax
Lot 2600, Section
18.

1. Within each subdistrict, streets shall provide direct access to the
subdistrict’s green focal point. Direct access, for this purpose of this
requirement, means from any point on any local street within the subdistrict,
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a traveler would need to take travel on no more than two different streets to
reach the green focal point.

2. Structures adjacent to or across the street from green focal points
shall have at least one entrance oriented towards the green focal point.

Additional Explanation and Rational of Green Focal Point Size:

Section 4.113 requires 25% of residential development to be open space,
half of which must be usable, while the other can be natural area or similar.
As recently as 2020, with citywide residential standard updates, the City
Council has expressed a priority to maintain this level of open space and no
direction has come to exempt Frog Pond East and South from this citywide
standard.

The total developable residential area of Frog Pond East and South is
approximately 170 acres. This excludes mapped natural areas (SR0OZ), the
BPA easement, the planned mixed use commercial area, and the planned
neighborhood park in Frog Pond East.

25% of 170 acres is 42.5 acres. Half of this acreage can be non-usable open
space, such as natural areas. As established in Section 4.113, SROZ and
non-active BPA easement area can be counted to meet non-active open
space requirements. This is easily met in Frog Pond East and South with the
riparian SROZ areas and BPA easement, leaving only the 21.25-acre active
open space requirement (50% of required open space or 12.5% of 170 acre)
to examine as it relates to green focal points.

The Master Plan calls for a 10 acre community park, a 3-acre neighborhood
park, a 1-acre park in an area of Frog Pond East between the BPA Easement
and SROZ that is otherwise not accessible for development, and at least 1
acre of trails and other active amenities in the BPA easement. All these
known active spaces add up to approximately 15 acres, leaving 6.25 acres
for other active open spaces in the form of green focal points.

The 6.25 acres is then divided evenly across the subdistricts, with a couple
exceptions. Subdistrict E5 already has the neighborhood park as the focal
point, and would not require any additional area. Subdistrict S1 is notably
smaller than other subdistricts, and therefore should have a reduced (1/3 of
other subdistricts) requirement. The 6.25 can therefore be divided by 8.33
(five East subdistricts, with the sixth exempt, plus three and 1/3 South
subdistricts). This comes out to 0.75 acres per subdistrict, with 0.25 for
subdistrict S1
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Existing Section 4.127 Wilsonville Code-Residential Neighborhood (RN ) Zone

Section 4.127. Residential Neighborhood (RN) Zone.

(.01) Purpose. The Residential Neighborhood (RN) zone applies to lands within Residential Neighborhood
Comprehensive Plan Map designation. The RN zone is a Planned Development zone, subject to applicable
Planned Development regulations, except as superseded by this section or in legislative master plans. The
purposes of the RN Zone are to:

A.

Implement the Residential Neighborhood policies and implementation measures of the Comprehensive
Plan.

Implement legislative master plans for areas within the Residential Neighborhood Comprehensive Plan
Map designation.

Create attractive and connected neighborhoods in Wilsonville.

Regulate and coordinate development to result in cohesive neighborhoods that include: walkable and
active streets; a variety of housing appropriate to each neighborhood; connected paths and open
spaces; parks and other non-residential uses that are focal points for the community; and, connections
to and integration with the larger Wilsonville community.

Encourage and require quality architectural and community design as defined by the Comprehensive
Plan and applicable legislative master plans.

Provide transportation choices, including active transportation options.

Preserve and enhance natural resources so that they are an asset to the neighborhoods, and there is
visual and physical access to nature.

Create housing opportunities for a variety of households, including housing types that implement the
Wilsonville Equitable Housing Strategic Plan and housing affordability provisions of legislative master
plans.

(.02) Permitted uses:

A. Open Space.

B.  Single-Family Dwelling Unit.

C. Townhouses. During initial development in the Frog Pond West Neighborhood, a maximum of two
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.

D.  Duplex.

E.  Triplex and quadplex. During initial development in the Frog Pond West Neighborhood, triplexes are
permitted only on corner lots and quadplexes are not permitted.

F. Cluster housing. During initial development in the Frog Pond West Neighborhood, only two-unit cluster
housing is permitted except on corner lots where three-unit cluster housing is permitted.

G.  Multiple-Family Dwelling Units, except when not permitted in a legislative master plan, subject to the
density standards of the zone. Multi-family dwelling units are not permitted within the Frog Pond West
Master Plan area.

H.  Cohousing.

. Cluster Housing (Frog Pond West Master Plan).

J. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts,
and similar recreational uses, all of a non-commercial nature, provided that any principal building or
public swimming pool shall be located not less than 45 feet from any other lot.

Created: 2022-06-24 10:18:24 [EST]
(Supp. No. 1)
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Existing Section 4.127 Wilsonville Code-Residential Neighborhood (RN ) Zone

K.

Manufactured homes.

(.03) Permitted accessory uses:

A.

Accessory uses, buildings and structures customarily incidental to any of the principal permitted uses
listed above, and located on the same lot.

Living quarters without kitchen facilities for persons employed on the premises or for guests. Such
facilities shall not be rented or otherwise used as a separate dwelling unless approved as an accessory
dwelling unit or duplex.

Accessory Dwelling Units, subject to the standards of Section 4.113 (.10).
Home occupations.

A private garage or parking area.

Keeping of not more than two roomers or boarders by a resident household.

Temporary buildings for uses incidental to construction work, which buildings shall be removed upon
completion or abandonment of the construction work.

Accessory buildings and uses shall conform to front and side yard setback requirements. If the
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are
detached and located behind the rear-most line of the main buildings, the side and rear yard setbacks
may be reduced to three feet.

Livestock and farm animals, subject to the provisions of Section 4.162.

(.04) Uses permitted subject to Conditional Use Permit requirements:

A.

Public and semi-public buildings and/or structures essential to the physical and economic welfare of an
area, such as fire stations, sub-stations and pump stations.

Commercial Recreation, including public or private clubs, lodges or meeting halls, golf courses, driving
ranges, tennis clubs, community centers and similar commercial recreational uses. Commercial
Recreation will be permitted upon a finding that it is compatible with the surrounding residential uses
and promotes the creation of an attractive, healthful, efficient and stable environment for living,
shopping or working. All such uses except golf courses and tennis courts shall conform to the
requirements of Section 4.124(.04)(D) (Neighborhood Commercial Centers).

Churches; public, private and parochial schools; public libraries and public museums.

Neighborhood Commercial Centers limited to the provisions of goods and services primarily for the
convenience of and supported by local residents. Neighborhood Commercial Centers are only
permitted where designated on an approved legislative master plan.

(.05) Residential Neighborhood Zone Sub-districts:

A.

RN Zone sub-districts may be established to provide area-specific regulations that implement
legislative master plans.

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.

(.06) Minimum and Maximum Residential Lots:

A.

The minimum and maximum number of residential lots approved shall be consistent with this Code
and applicable provisions of an approved legislative master plan.

(Supp. No. 1)

Created: 2022-06-24 10:18:24 [EST]

Page 2 of 12

Planning Commission Meeting - January 11, 2023
Frog Pond East and South Implementation



Attachment 3 Frog Pond East and South Work Session January 11, 2023
Existing Section 4.127 Wilsonville Code-Residential Neighborhood (RN ) Zone

1. For initial development of the Frog Pond West Neighborhood, Table 1 in this Code and Frog Pond
West Master Plan Table 1 establish the minimum and maximum number of residential lots for
the sub-districts.

2. For areas that are a portion of a sub-district, the minimum and maximum number of residential
lots are established by determining the proportional gross acreage and applying that proportion
to the minimums and maximums listed in Table 1. The maximum density of the area may be
increased, up to a maximum of ten percent of what would otherwise be permitted, based on an
adjustment to an SROZ boundary that is consistent with 4.139.06.

B.  The City may allow a reduction in the minimum density for a sub-district when it is demonstrated that
the reduction is necessary due to topography, protection of trees, wetlands and other natural
resources, constraints posed by existing development, infrastructure needs, provision of non-
residential uses and similar physical conditions.

Table 1. Minimum and Maximum Residential Lots by
Sub-District in the Frog Pond West Neighborhood
Area Plan Designation Frog Pond West | Minimum Maximum
Sub-district Lots Lots
in Sub-district®® in Sub-district®®
R-10 Large Lot 3 26 32
7 24 30
8 43 53
R-7 Medium Lot 2 20 25
4 86 107
5 27 33
9 10 13
11 46 58
R-5 Small Lot 1 66 82
6 74 93
10 30 38
Civic 12 0 7°
Public Facilities (PF) 13 0 0

& Each lot must contain at least one dwelling unit but may contain additional units consistent with the
allowance for ADUs and middle housing.

b For townhouses, the combined lots of the townhouse project shall be considered a single lot for the

purposes of the minimum and maximum of this table. In no case shall the density of a townhouse
project exceed 25 dwelling units per net acre.

& These metrics apply to infill housing within the Community of Hope Church property, should they
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7
Medium Lot Single Family regulations.

(.07) Development Standards Generally:

A.  Unless otherwise specified by this the regulations in this Residential Development Zone chapter, all
development must comply with Section 4.113, Standards Applying to Residential Development in Any
Zone.

(.08) Lot Development Standards:
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A. Lot development shall be consistent with this Code and applicable provisions of an approved legislative
master plan.

B. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot

development standards unless superseded or supplemented by other provisions of the Development

Code.

C. Lot Standards for Small Lot Sub-districts. The purpose of these standards is to ensure that development

in the Small Lot Sub-districts includes varied design that avoids homogenous street frontages, creates

active pedestrian street frontages and has open space that is integrated into the development pattern.

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the
following elements on each block:

1. Alleys.

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster
housing).

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable

legislative master plan.

4.  Garages recessed at least four feet from the front fagade or six feet from the front of a front

porch.
Table 2: Neighborhood Zone Lot Development Standards
Neighborhood | Min. Min. | Max. Lot [ Min. Max. Setbacks® M
Zone Sub- Lot Size | Lot Coverage | Lot Bldg. Front | Rear | Side Garage | Garage
District (sq. Depth | (%) Width" | Height" | Min. | Min. [ Min. | Min Min
fr.)»® (ft.) N (ft.) (ft.) | (ft.) | (note) | Setback | Setback
(ft.) from from
Alley Street®f
(ft.) (ft.)
R-10 Large Lot | 8,000 60' 40%* 40 35 20° 20 186 20
R-7 Medium 6,000 60’ 45%* 35 35 15F 15 186 20
Lot
R-5 Small Lot 4,000P | 60' 60%:E 35 35 12F 15 M 186 20
Notes:

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots
designated for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the
maximum number allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated

for development of a duplex or triplex.

For townhouses the minimum lot size in all sub-districts is 1,500 square feet.

In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.

In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.

On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage
clusters are exempt from maximum lot coverage standards.

Front porches may extend 5 feet into the front setback.

(Supp. No. 1)
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D.

G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.

H. Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical
encroachments shall not be habitable space.

I. For townhouses in all sub-districts minimum lot width is 20 feet.

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan)
development.

K. Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.

L. For cottage clusters all setbacks otherwise greater than 10 feet for other housing types is reduced to 10 feet

M. On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total
20 ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side
setbacks are 10 feet.

N. For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at
the front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking
the courtyard with the Public Way.

0. Alllots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of
the number of units on the lot.

P. The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.

Lot Standards Specific to the Frog Pond West Neighborhood.

1.

Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:

a. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.

Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane shall
not have driveways accessing lots from these streets, unless no practical alternative exists for
access. Lots in Large Lot Sub-districts are exempt from this standard.

(.09) Open Space:

A.  Purpose. The purposes of these standards for the Residential Neighborhood Zone are to:

1.  Provide light, air, open space, and useable recreation facilities to occupants of each residential
development.

2. Retain and incorporate natural resources and trees as part of developments.

3. Provide access and connections to trails and adjacent open space areas.

For Neighborhood Zones which are subject to adopted legislative master plans, the standards
work in combination with, and as a supplement to, the park and open space recommendations of
those legislative master plans. These standards supersede the Open Space requirements in WC
Section 4.113(.01).

B. Within the Frog Pond West Neighborhood, the following standards apply:

1. Properties within the R-10 Large Lot sub-districts and R-7 Medium Lot sub-districts are exempt
from the requirements of this section. If the Development Review Board finds, based upon
substantial evidence in the record, that there is a need for open space, they may waive this
exemption and require open space proportional to the need.

2. For properties within the R-5 Small Lot sub-districts, Open Space Area shall be provided in the
following manner:
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a.  Ten percent of the net developable area shall be in open space. Net developable area does
not include land for non-residential uses, SROZ-regulated lands, streets and private drives,
alleys and pedestrian connections. Open space must include at least 50 percent usable
open space as defined by this Code and other like space that the Development Review
Board finds will meet the purpose of this section.

b. Natural resource areas such as tree groves and/or wetlands, and unfenced low impact
development storm water management facilities, may be counted toward the ten percent
requirement at the discretion of the Development Review Board. Fenced storm water
detention facilities do not count toward the open space requirement. Pedestrian
connections may also be counted toward the ten percent requirement.

c. The minimum land area for an individual open space is 2,000 square feet, unless the
Development Review Board finds, based on substantial evidence in the record, that a
smaller minimum area adequately fulfills the purpose of this Open Space standard.

d.  The Development Review Board may reduce or waive the usable open space requirement
in accordance with Section 4.118(.03). The Board shall consider substantial evidence
regarding the following factors: the walking distance to usable open space adjacent to the
subject property or within 500 feet of it; the amount and type of open space available
adjacent or within 500 feet of the subject property, including facilities which support
creative play.

e.  The Development Review Board may specify the method of assuring the long-term
protection and maintenance of open space and/or recreational areas. Where such
protection or maintenance are the responsibility of a private party or homeowners'
association, the City Attorney shall review any pertinent bylaws, covenants or agreements
prior to recordation.

(.10) Block, access and connectivity standards:

A.

Purpose. These standards are intended to regulate and guide development to create: a cohesive and
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient
routes to schools and other community destinations; and, neighborhoods that support active
transportation and Safe Routes to Schools.

Blocks, access and connectivity shall comply with adopted legislative master plans:

1.

Within the Frog Pond West Neighborhood, streets shall be consistent with Figure 18, Street
Demonstration Plan, in the Frog Pond West Master Plan. The Street Demonstration Plan is
intended to be guiding, not binding. Variations from the Street Demonstration Plan may be
approved by the Development Review Board, upon finding that one or more of the following
justify the variation: barriers such as existing buildings and topography; designated Significant
Resource Overlay Zone areas; tree groves, wetlands or other natural resources; existing or
planned parks and other active open space that will serve as pedestrian connections for the
public; alignment with property lines and ownerships that result in efficient use of land while
providing substantially equivalent connectivity for the public; and/or site design that provides
substantially equivalent connectivity for the public.

If a legislative master plan does not provide sufficient guidance for a specific development or
situation, the Development Review Board shall use the block and access standards in Section
4.124(.06) as the applicable standards.

(.11) Signs. Per the requirements of Sections 4.156.01 through 4.156.11 and applicable provisions from adopted
legislative master plans.

(Supp. No. 1)
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(.12) Parking. Per the requirements of Section 4.155 and applicable provisions from adopted legislative master
plans.

(.13) Corner Vision Clearance. Per the requirements of Section 4.177.
(.14) Main Entrance Standards:
A.  Purpose. These standards:
1.  Support a physical and visual connection between the living area of the residence and the street;

2. Enhance public safety for residents and visitors and provide opportunities for community
interaction;

3. Ensure that the pedestrian entrance is visible or clearly identifiable from the street by its
orientation or articulation; and

4, Ensure a connection to the public realm for development on lots fronting both private and public
streets by making the pedestrian entrance visible or clearly identifiable from the public street.

B.  Location. At least one main entrance for each structure must:
1. Be within 12 feet of the longest street-facing front wall of the dwelling unit; and
2. Either;
a. Face the street;
b. Be at an angle of up to 45 degrees from the street; or
c. Open onto a porch. The porch must:
(i)  Be atleast six feet deep;
(i)  Have at least one entrance facing the street; and

(iii) Be covered with a roof or trellis.

|

! GARAGE DWELLING
| UNIT
|

|

| I
' L& Longest street-facing '
! wall of dwelling unit |
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Main Entrance Opening onto a Porch
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C.  Distance from grade. Main entrances meeting the standards in subsection B., above, must be within
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the
foundation of the longest street-facing wall of the dwelling unit.

(.15) Garage Standards:
A.  Purpose. These standards:

1. Ensure that there is a physical and visual connection between the living area of the residences
and the street;

2. Ensure that the location and amount of the living area of the residence, as seen from the street,
is more prominent than garages;

3. Prevent garages from obscuring the main entrance from the street and ensure that the main
entrance for pedestrians, rather than automobiles, is the prominent entrance;

4. Provide for a pleasant pedestrian environment by preventing garages and vehicle areas from
dominating the views of the neighborhood from the sidewalk; and

5. Enhance public safety by preventing garages from blocking views of the street from inside the
residence.

B.  Street-Facing Garage Walls:

1.  Where these regulations apply. Unless exempted, the regulations of this subsection apply to
garages accessory to residential units.

2. Exemptions:
a. Garages on flag lots.

b. Development on lots which slope up or down from the street with an average slope of 20
percent or more.

3. Standards:
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a.  The length of the garage wall facing the street may be up to 50 percent of the length of the
street-facing building facade. For middle housing, this standard applies to the total length
of the street-facing fagades. For detached single-family and accessory structures, the
standards apply to the street-facing facade of each unit. For corner lots, this standard
applies to only one street side of the lot. For lots less that are less than 50 feet wide at the
front lot line, the standard in (b) below applies.

b. For lots less than 50 wide at the front lot line, the following standards apply:

(i)  The width of the garage door may be up to 50 percent of the length of the
street-facing facade.

(i)  The garage door must be recessed at least four feet from the front facade or six
feet from the front of a front porch.

(iii) The maximum driveway width is 18 feet.

c. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to
the alley or shared drive.

d.  Where three or more contiguous garage parking bays are proposed facing the same street,
the garage opening closest to a side property line shall be recessed at least two feet behind
the adjacent opening(s) to break up the street facing elevation and diminish the
appearance of the garage from the street. Side-loaded garages, i.e., where the garage
openings are turned away from the street, are exempt from this requirement.

e.  Agarage entry that faces a street may be no closer to the street than the longest street
facing wall of the dwelling unit. There must be at least 20 feet between the garage door
and the sidewalk. This standard does not apply to garage entries that do not face the

street.
Length of Street-Facing Garage Wall
I I
! GARAGE DWELLING !
| UNIT |
| » |
| = =
I I
i 50% Max. i
l Front lot line |
N O WO . 51
Sidewalk
;_‘9/ \'\i'_i —
STREET
(.16) Residential Design Standards:
A.  Purpose. These standards:
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1.  Support consistent quality standards so that each home contributes to the quality and cohesion
of the larger neighborhood and community.

2. Support the creation of architecturally varied structures, blocks and neighborhoods, whether a
neighborhood develops all at once or one lot at a time, avoiding homogeneous street frontages
that detract from the community's appearance.

B.  Applicability. These standards apply to all fagcades facing streets, pedestrian connections, parks, open
space tracts, the Boeckman Trail, or elsewhere as required by this Code or the Development Review
Board. Exemptions from these standards include: (1) Additions or alterations adding less than 50
percent to the existing floor area of the structure; and, (2) Additions or alterations not facing a street,
pedestrian connection, park, or open space tract.

C. Windows. The standards for minimum percentage of fagade surface area in windows are below. These
standards apply only to facades facing streets, pedestrian connections, parks, and open space tracts.

1. For two-story structures:
a. 15 percent front facades.

b. 12.5 percent—front facades if a minimum of six design elements are provided per Section
4.127(0.15)E., Design Menu.

c. Ten percent—front facades facing streets if a minimum of seven design elements are
provided per Section 4.127(0.15)E., Design Menu.

2. For one-story structures:
a. 12.5 percent—front facades.

b.  Ten percent—front facades if a minimum of six design elements are provided per Section
4.127(0.15)E., Design Menu.

3. For all structures: Five percent for street-side facades.

4.  Windows used to meet this standard must provide views from the building to the street. Glass
block does not meet this standard. Windows in garage doors and other doors count toward this
standard.

5.  Street-facing facades along Boeckman Road and Stafford Road must meet the standards for front
facades.

D. Articulation. Plans for residential buildings shall incorporate design features such as varying rooflines,
offsets, balconies, projections (e.g., overhangs, porches, or similar features), recessed or covered
entrances, window reveals, or similar elements that break up otherwise long, uninterrupted elevations.
Such elements shall occur at a minimum interval of 30 feet on fagades facing streets, pedestrian
connections, parks, open space tracts, or elsewhere as required by this Code or the Development
Review Board. Where a fagade governed by this standard is less than 30 feet in length, at least one of
the above-cited features shall be provided.

E. Residential Design Menu. Residential structures shall provide a minimum of five of the design elements
listed below for front fagades and fagades facing Boeckman Road and Stafford Road, unless otherwise
specified by the code. For side facades facing streets, pedestrian connections, parks, open space tracts,
a minimum of three of the design elements must be provided. Where a design feature includes more
than one element, it is counted as only one of the five required elements.

1. Dormers at least three feet wide.
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2.  Covered porch entry—minimum 48 square foot covered front porch, minimum six feet deep and
minimum of a six foot deep cover. A covered front stoop with minimum 24 square foot area, four
foot depth and hand rails meets this standard.

3. Front porch railing around at least two sides of the porch.

4. Front facing second story balcony - projecting from the wall of the building a minimum of four
feet and enclosed by a railing or parapet wall.

5. Roof overhang of 16 inches or greater.
6.  Columns, pillars or posts at least four inches wide and containing larger base materials.

7. Decorative gables - cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends or
brackets (does not include a garage gable if garage projects beyond dwelling unit portion of
street fagade).

8.  Decorative molding above windows and doors.
9. Decorative pilaster or chimneys.

10. Shakes, shingles, brick, stone or other similar decorative materials occupying at least 60 square
feet of the street facade.

11. Bay or bow windows - extending a minimum of 12 inches outward from the main wall of a
building and forming a bay or alcove in a room within the building.

12. Sidelight and/or transom windows associated with the front door or windows in the front door.
13.  Window grids on all fagade windows (excluding any windows in the garage door or front door).

14. Maximum nine foot wide garage doors or a garage door designed to resemble two smaller garage
doors and/or windows in the garage door (only applicable to street facing garages).

15. Decorative base materials such as natural stone, cultured stone or brick extending at least 36
inches above adjacent finished grade occupying a minimum of ten percent of the overall primary
street facing facade.

16. Entry courtyards which are visible from, and connected directly to, the street. Courtyards shall
have a minimum depth of ten feet and minimum width of 80 percent of the non-garage/driveway
building width to be counted as a design element.

House Plan Variety. No two directly adjacent or opposite residential structures may possess the same
front or street-facing elevation. A structure containing multiple middle housing units shall be
considered a single residential structure for the purpose of house plan variety. This standard is met
when front or street-facing elevations differ from one another due to different materials, articulation,
roof type, inclusion of a porch, fenestration, and/or number of stories. Where facades repeat on the
same block face, they must have at least three intervening residential structures between them that
meet the above standard. Small Lot developments over ten acres shall include duplexes and/or two-
unit townhouses comprising ten percent of the homes—corner locations are preferred.

Prohibited Building Materials. The following construction materials may not be used as an exterior
finish:

1.  Vinylsiding.

2 Wood fiber hardboard siding.
3.  Oriented strand board siding.
4

Corrugated or ribbed metal.

(Supp. No. 1)
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(.17) Fence
A.

5. Fiberglass panels.
S:
Within Frog Pond West, fences shall comply with standards in 4.113 (.07) except as follows:

1.  Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners
where possible.

2. Asolid fence taller than four feet in height is not permitted within eight feet of the brick wall
along Boeckman Road and Stafford Road, except for fences placed on the side lot line that are
perpendicular to the brick wall and end at a column of the brick wall.

3. Height transitions for fences shall occur at fence posts.

(.18) Residential Structures Adjacent to Schools, Parks and Public Open Spaces.

A.

Purpose. The purpose of these standards is to ensure that development adjacent to schools and parks
is designed to enhance those public spaces with quality design that emphasizes active and safe use by
people and is not dominated by driveways, fences, garages, and parking.

Applicability. These standards apply to development that is adjacent to or faces schools and parks. As
used here, the term adjacent includes development that is across a street or pedestrian connection
from a school or park.

Development must utilize one or more of the following design elements:
1.  Alley loaded garage access.

2. On corner lots, placement of the garage and driveway on the side street that does not face the
school, park, or public open space.

3. Recess of the garage a minimum of four feet from the front facade of the home. A second story
above the garage, with windows, is encouraged for this option.

Development must be oriented so that the fronts or sides of residential structures face adjacent
schools or parks. Rear yards and rear fences may generally not face the schools or parks, unless
approved through the waiver process of 4.118 upon a finding that there is no practicable alternative
due to the size, shape or other physical constraint of the subject property.

(Ord. No. 806, 7-17-2017)
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Section 4.113. Standards Applying to Residential Developments in any Zone.
(.01) Open Space:

A.  Purpose. The purposes of the following standards for open space are to provide adequate light, air,
open space and usable recreational facilities to occupants of each residential development.

B.  Applicability.
1. The open space standards of this subsection shall apply to the following:
a.  Subdivisions.
b. Planned Developments.
c. Multi-family Development.
2. These standards do not apply to the following:

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall
not be used to avoid the requirements.

b. Middle Housing Land Divisions.

C.  Area Required. The minimum open space area required in a development is an area equal to 25
percent of the size of the Gross Development Area except if reduced for shared parking pursuant to
Subsection 4.155(.03)S.

D.  Required Open Space Characteristics:

1.  Size of Individual Open Spaces. For developments with ten or more lots buildable with dwelling
units (or ten or more multi-family units) an open space area must be at least 2,000 square feet to
be counted towards the 25 percent open space requirement. For developments with less than
ten lots buildable with dwelling units (or less than ten multi-family units) an open space area
must be at least 1,000 square feet to be counted towards the 25 percent open space
requirement.

2. Types of Open Space and Ownership. The following types of areas count towards the minimum
open space requirement if they are or will be owned by the City, a homeowners' association or
similar joint ownership entity, or the property owner for Multi-family Development.

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within
the SROZ

b. New natural/wildlife habitat areas

c. Non-fenced vegetated stormwater features

d. Play areas and play structures

e. Open grass area for recreational play

f. Swimming and wading areas

g. Other areas similar to a. through f. that are [publicly] accessible

Walking paths besides required sidewalks in the public right-of-way or along a private
drive.

3. Usable open space requirements. Half of the minimum open space area, an area equal to 12.5
percent of the size of the Gross Development Area, shall be located outside the SROZ and be
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usable open space programmed for active recreational use. Any open space considered usable
open space programmed for active recreation use shall meet the following requirements.

a. Be designed by a registered professional landscape architect with experience designing
residential park areas. An affidavit of such professional's credentials shall be included in the
development application material.

b. Be designed and programmed for a variety of age groups or other user groups.
4.  Enhancing Existing Wildlife Habitat through Design of Open Space:

a. Open space designed, as wildlife habitat shall be placed adjacent to and connect to
existing, preserved wildlife habitat to the extent feasible.

b.  Tothe extent feasible, open space shall create or enhance connections between existing
wildlife habitat.

E.  Anydedication of land as public park land must meet City parks standards. The square footage of any
open space land outside the SROZ and BPA easements, whether dedicated to the public or not, shall be
considered part of the Gross Development Area.

F. Approval of open space must ensure the long-term protection and maintenance of open space and/or
recreational areas. Where such protection or maintenance are the responsibility of a private party or
homeowners' association, the City Attorney shall review any pertinent bylaws, covenants, or
agreements prior to recordation.

G. The open space requirements of this subjection are subject to adjustments in PDR zones pursuant to
Subsection 4.124(.08).

(.14) Design Standards for Detached Single-family and Middle Housing.
A.  The standards in this subsection apply in all zones, except as indicated in 1.—2. below:

1. The Fagade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential
Neighborhood Zones, as these zones have their own variety standards, except that the standards
do apply within middle housing development with multiple detached units on a single lot which
the standards of these zones do not address;

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone
as these zones have their own related standards applicable to all single-family and middle
housing.

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures
that are attached to one another such as a grouping of townhouses.

C.  Standards applicable to all residential structures except as noted in I. below.
1. Fagade Variety:

a. Each public-facing facade of a residential structure shall differ from the public-facing
facades of directly adjacent residential structures in at least one of the three ways listed in
Subsection d. below.

b.  Where public-facing facades repeat on the same block, at least two residential structures
with different public-facing facades shall intervene between residential structures with the
same public-facing fagades, with sameness defined by not differing in at least one of the
three ways listed in Subsection d. below.
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c. For facades of residential structures facing a public street, the facade of any residential
structures directly across the street shall differ in at least one of the three ways listed in
Subsection d. below. Directly across means any residential structure fagade intersected by
imaginary lines extending the shortest distance across the street from the mid-point of a
facade and from the edges of a facade. See Figure 1 below.

d.  Afacade shall be considered different if it differs from another facade in at least one of the
following ways:

i Variation in type, placement, or width of architectural projections (such as
porches, dormers, or gables) or other features that are used to meet the
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If
adjacent or opposite fagcades feature the same projection type, the projections
on adjacent/opposite fagades must differ in at least one of the following ways:

. At least 20 percent difference in width; or

. Horizontally offset by at least five feet. For the purposes of this standard,
"offset" means a measurable difference of at least five feet from the left
edge of the projection to the left edge of the front fagade or at least five
feet from the right edge of the projection to the right edge of the front
facade.

ii. At least 20 percent of the fagade (excluding glazing) is covered by different
exterior finish materials. The use of the same material in different types of
siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different
materials for the purpose of this standard.

iii.  Variation in primary paint color as determined by a LRVR (Light Reflectance
Value) difference of at least 15 percent.

ey
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across
structure
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structure

short
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across
structure

directly
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Figure 1. Determining If A Residential Structure is Directly Across the Street from Another

2. Architectural Consistency and Interest.

a. Architectural styles shall not be mixed within the same residential structure (a series of
attached structures is one structure for the purpose of these standards). Architectural style
consistency is defined by adherence to all of the following:

i Use of the same primary and supporting facade materials throughout the
structure.

ii. Use of no more than two roof pitch angles.
iii.  Use of the same door size for each primary entrance in the structure.

b.  Articulation. All public-facing fagades of residential structures, other than townhouses,
shall incorporate the following design elements at a minimum interval of every 30 feet,
except as noted in 2.c. below. The minimum number of design elements is determined by
dividing the facade length by 30 and rounding up to the nearest whole number. For
townhouse articulation standards, see subsection (.14)E.4.

i varying rooflines.

ii. offsets of at least 12 inches.

iii.  balconies.

iv.  projections of at least 12 inches and width of at least three feet.
V. porches.

vi.  entrances that are recessed at least 24 inches or covered.

vii. dormers at least three feet wide.

c. For structures with two or more dwelling units, a single design element that spans at least
50 percent of the fagade of two adjacent units can count as two articulation elements to
meet the standard in subsection b. and can meet the standard for 60 feet of facade width
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other
required design elements on the fagade.

d.  Articulation Element Variety: Different articulation elements shall be used as provided
below. For the purpose of this standard, a "different element" is defined as one of the
following: a completely different element from the list in subsection 2.b above; the same
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by
at least three feet.

i Where two to four elements are required on a fagade, at least two different
elements shall be used.

ii. Where more than four elements are required on a fagade, at least three
different elements shall be used.

e. Reductions to required windows percentage: The required percent of facade of a
residential structure in the public-facing facade covered by windows or entry doors for
single-family or middle housing in any zone may be reduced to the percentages that
follows:

i For of 1.5 or 2-story fagades facing the front or rear lot line:
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. 12.5 percent if six of the design features in Subsection e.v. below are
used.

o Ten percent if seven or more of the design features in Subsection e.v.
below are used.

For 1-story fagades facing the front or rear lot line;

. 12.5 percent if less than six design features in Subsection e.v. are used
. ten percent if six or more design features in Subsection e.v. are used
For facades facing a side lot line:

o Five percent regardless of the number of design features

Glass block does not count towards meeting window and entry percentage
Window reduction design features:

. Dormers at least three feet wide.

o Covered porch entry—minimum 48 square foot covered front porch,
minimum six feet deep and minimum of a six foot deep cover. A covered
front stoop with minimum 24 square foot area, four foot depth and hand
rails meets this standard.

o Front porch railing around at least two sides of the porch.

o Second story balcony—projecting from the wall of the building a
minimum of four feet and enclosed by a railing or parapet wall.

o Roof overhang of eight inches or greater.

o Columns, pillars or posts at least four inches wide and containing larger
base materials.

o Decorative gables—cross or diagonal bracing, shingles, trim, corbels,
exposed rafter ends or brackets (does not include a garage gable if garage
projects beyond dwelling unit portion of street fagade).

o Decorative molding above windows and doors.
o Decorative pilaster or chimneys.

o Bay or bow windows—extending a minimum of 12 inches outward from
the main wall of a building and forming a bay or alcove in a room within
the building.

. Sidelight and/or transom windows associated with the front door or
windows in the front door.

o Window grids on all fagade windows visible from behind fences
(excluding any windows in the garage door or front door).

. Maximum nine foot wide garage doors or a garage door designed to
resemble two smaller garage doors and/or windows in the garage door
(only applicable to street facing garages).

. Decorative base materials such as natural stone, cultured stone or brick
extending at least 36 inches above adjacent finished grade occupying a
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Created: 2022-06-24 10:18:23 [EST]

Page 5 of 24

Planning Commission Meeting - January 11, 2023
Frog Pond East and South Implementation



Attachment 4 Frog Pond East and South Master Plan Work Session January 11, 2023
Excerpts from Section 4.113 Wilsonville Code-Standards Applying to Residential Development in any Zone

minimum of ten percent of the overall primary street facing fagade. This
design element does not count if behind a site-obscuring fence.

o Entry courtyards which are visible from, and connected directly to, the
street. Courtyards shall have a minimum depth of ten feet and minimum
width of 80 percent of the non-garage/driveway building width to be
counted as a design element.

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.
1. Entry Orientation.

a.  Atleast one main entrance for each triplex or quadplex must meet the standards in
subsections b. and c. below.

b.  The entrance must be within eight feet of the longest street-facing exterior wall of the
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a
common drive or open space as designated by the applicant; and

c. The entrance must either:
i Face the street (see Figure 2. Main Entrance Facing the Street);

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance
at 45 degree angle from the street); or

iii.  Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The
porch must:

o Be at least 25 square feet in area; and

wall of dweling unit

. Have at least one entrance facing the street or have a roof.
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Figure 2. Main Entrance Facing the Street
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Figure 3. Main Entrance at 45° Angle from the Street

Figure 4. Main Entrance Opening onto a Porch
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Windows. A minimum of 15 percent of the area of all street-facing facades must include windows
or entrance doors. Fagades separated from the street property line by a dwelling are exempt

from meeting this standard. See Figure 5. Window Coverage.
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STREET-FACING FACADE
Area subject to 15% window & entrace door coverage requirement

77 Qualifying window coverage

“ Qualifying entrace door coverage

Figure 5. Window Coverage

3.  Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).

Created: 2022-06-24 10:18:23 [EST]
(Supp. No. 1)

Page 8 of 24

Planning Commission Meeting - January 11, 2023
Frog Pond East and South Implementation



Attachment 4 Frog Pond East and South Master Plan Work Session January 11, 2023
Excerpts from Section 4.113 Wilsonville Code-Standards Applying to Residential Development in any Zone

| | eroPERTY

' ‘ Y v UNE
| |
| Al A A’ I
L oy e — P ——
i N 2 ,."’— .
? { )
O S \ /\‘- _/": -\
B

@ Garage and on-site parking and maneuvering areas
(B/ Total street frontage

14 A2 4 A3
A +ATHAY < 50%

Figure 6. Width of Garages and Parking Areas

4.  Driveway Approach. Driveway approaches must comply with all of the following:

a.  The total width of all driveway approaches must not exceed 32 feet per frontage, as
measured at the property line (see Figure 7. Driveway Approach Width and Separation on
Local Street). For lots or parcels with more than one frontage, see subsection c.

b.  Driveway approaches may be separated when located on a local street.
c. In addition, lots or parcels with more than one frontage must comply with the following:

i Lots or parcels must access the street with the lowest transportation
classification for vehicle traffic. For lots or parcels abutting an alley that is
improved with a paved surface, access must be taken from the alley (see Figure
8. Alley Access).

ii. Lots or parcels with frontages only on collectors and/or arterial streets must
meet the access standards in the Wilsonville Public Works Standards.
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Lots or parcels with frontages only on local streets may have either:

Two driveway approaches not exceeding 32 feet in total width on one
frontage; or

One maximum 16-foot-wide driveway approach per frontage (see Figure
9. Driveway Approach Options for Multiple Local Street Frontages).
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Figure 7. Driveway Approach Width and Separation on Local Street
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@ Two driveway approaches not exceeding 32 feet in total width on one frontage (as measured X1 + X2), or

@ One maximum 16-foot-wide driveway approach per frontage

(Note: Both options are depicted here for illustrative purposes only. The standards do not aliow both

Options A and B on the same site)

Figure 9. Driveway Approach Options for Multiple Local Street Frontages

E.  Standards applicable to Townhouses.
1.  Number of Attached Dwelling Units.
a. Minimum. A townhouse project must contain at least two attached units.
b.  Maximum. The maximum number of townhouse units that may be attached together to
form a group is specified below.
o R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group
o RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except
for initial development in Frog Pond West per Section 4.124.
2. Entry Orientation. The main entrance of each townhouse unit must:
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Be within eight feet of the longest wall of the dwelling unit facing a street or private drive;
and

Either:
i Face the street or private drive (see Figure 2. Main Entrance Facing the Street);

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3.
Main Entrance at 45° Angle from the Street);

iii. Face a common open space or private access or driveway that is abutted by
dwellings on at least two sides; or

iv.  Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The
porch must:

A. Be at least 25 square feet in area; and

B. Have at least one entrance facing the street or private drive or have a
roof.

Windows. A minimum of 15 percent of the area of all public-facing facades on each individual
unit must include windows or entrance doors. Half of the window area in the door of an attached
garage may count toward meeting this standard. See Figure 5. Window Coverage.

4, Unit definition. Each townhouse unit must include at least one of the items listed in a. through g.
below on at least one public-facing facade (see Figure 10. Townhouse Unit Definition).
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent
townhouse units, it can meet the standard for two units.

a. A roof dormer a minimum of four feet in width, or

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an
interior room, or

c. A bay window that extends from the fagade a minimum of two feet, or

d.  An offset of the fagade of a minimum of two feet in depth, either from the neighboring
townhouse or within the fagade of a single townhouse, or

e.  Anentryway that is recessed a minimum of three feet, or

f. A covered entryway with a minimum depth of four feet, or

g. A porch meeting the standards of subsection (.14)E.2.b.iv.
Balconies and bay windows may encroach into a required setback area, pursuant to Section
4.180.
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@ Roof dormer. minumum of 4 feet wide

@ Baicony, minimum 2 deet deep and 4 feet wide. Accessible from interlor room.
@ Bay window extending minimum of 2 feet from facade

@ Facade offset, minimum of 2 feset deep

@ Recessed entryway. minimum 3 fest deep

® Covered entryway. minimum of 4 feet deep

@ Porch, meets standards of subsection (1)(b)(iv) of section (C)

Figure 10. Townhouse Unit Definition

5.  Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet
the following standards:

a.  Alley Access. Townhouse project sites abutting an alley that is improved with pavement
shall take access to the rear of townhouse units from the alley rather than the public
street.

b.  Front Access. Garages on the front fagade of a townhouse, off-street parking areas in the
front yard, and driveways in front of a townhouse are allowed if they meet the following
standards (see Figure 11. Townhouses with Parking in Front Yard).

i Each townhouse lot has a street frontage of at least 20 feet on a local street.

ii. A maximum of one driveway approach is allowed for every townhouse.
Driveway approaches and/or driveways may be shared.

iii.  Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on
any lot.
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iv.  The garage width does not exceed 12 feet, as measured from the inside of the
garage door frame.
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Figure 11. Townhouses with Parking in Front Yard

c. Shared Access. The following standards apply to driveways and parking areas for
townhouse projects that do not meet all of the standards in subsections a. or b.

i Off-street parking areas shall be accessed on the back fagade or located in the
rear yard. No off-street parking shall be allowed in the front yard or side yard of
a townhouse.

ii. A townhouse project that includes a corner lot shall take access from a single
driveway approach on the side of the corner lot. See Figure 12. Townhouses on
Corner Lot with Shared Access.
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Figure 12. Townhouses on Corner Lot with Shared Access

iii.  Townhouse projects that do not include a corner lot shall consolidate access for
all lots into a single driveway. The driveway and approach are not allowed in
the area directly between the front fagcade and front lot line of any of the
townhouses. See Figure 13. Townhouses with Consolidated Access.
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Figure 13. Townhouses with Consolidated Access

iv.  Atownhouse project that includes consolidated access or shared driveways
shall grant access easements to allow normal vehicular access and emergency
access.

F. Standards applicable to Cottage Clusters.

1.  Courtyard Required. All cottages within a single cottage cluster must share a common courtyard.
A cottage cluster project may include more than one cluster and more than one common
courtyard.

2. Number of Dwellings.
a.  Asingle cottage cluster shall contain a minimum of four and a maximum of eight cottages.
3. Setbacks.

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The
minimum distance between all other structures, including accessory structures, shall be in
accordance with building code requirements.

b.  All other setbacks are provided in section (.02) or in the applicable base zone.

4.  Building Height. The maximum building height for all structures is 25 feet.
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5.  Footprint. The maximum building footprint for each cottage is 900 square feet. Individual
attached garages up to 200 square feet shall be exempted from the calculation of maximum
building footprint.

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400
square feet.

7.  Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard
Standards:

a. Each cottage within a cluster must either abut the common courtyard or must be directly
connected to it by a pedestrian path.

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common
courtyard and must:

i Have a main entrance facing the common courtyard;

ii. Be within ten feet from the common courtyard, measured from the facade of
the cottage to the nearest edge of the common courtyard; and

iii.  Be connected to the common courtyard by a pedestrian path.
c. Cottages within 20 feet of a street property line may have their entrances facing the street.

d.  Cottages not facing the common courtyard or the street must have their main entrances
facing a pedestrian path that is directly connected to the common courtyard.

8.  Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in
order to provide a sense of openness and community of residents. Common courtyards must
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard
Standards):

a.  The common courtyard must be a single, contiguous piece.
b.  Cottages must abut the common courtyard on at least two sides of the courtyard.

c.  The common courtyard must contain a minimum of 150 square feet per cottage within the
associated cluster.

d.  The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.

e.  The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian
paths, and/or paved courtyard area, and may also include recreational amenities.
Impervious elements of the common courtyard shall not exceed 75 percent of the total
common courtyard area.

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas,
required setbacks, and driveways do not qualify as part of a common courtyard.
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@ A minimum of 50% of cottages must be onented to the common courtyard
Cottages oniented to the common courtyard must be within 10 feet of the courtyard

@ Cottages must be connected to the common courtyard by a pedestnian path
@ Cottages must abut the courtyard on at least two sides of the courtyard

@ The common courtyard must be at least 15 feet wide at it narrowest width

Figure 14. Cottage Cluster Orientation and Common Courtyard Standards

9.  Community Buildings. Cottage cluster projects may include community buildings for the shared
use of residents that provide space for accessory uses such as community meeting rooms, guest
housing, exercise rooms, day care, or community eating areas. Community buildings must meet
the following standards:

a. Each cottage cluster is permitted one community building.
b.  The community building shall have a maximum floor area of 1,400 sf.

c. A community building that meets the definition of a dwelling unit must meet the maximum
900 square foot footprint limitation that applies to cottages (pursuant to subsection
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is
not a legal dwelling unit and will not be used as a primary dwelling.

10. Pedestrian Access.
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a.  Anaccessible pedestrian path must be provided that connects the main entrance of each
cottage to the following:

i The common courtyard;
ii. Shared parking areas;
iii.  Community buildings; and

iv.  Sidewalks in public rights-of-way abutting the site or rights-of-way if there are
no sidewalks.

b.  The pedestrian path must be hard-surfaced and a minimum of four feet wide.

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage
requirements of the applicable base zone.

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards).

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following
standards:

i A parking cluster must not exceed five contiguous spaces.

ii. Parking clusters must be separated from other spaces by at least four feet of
landscaping.

iii.  Clustered parking areas may be covered.

iv.  Parking areas must also meet the standards in Subsections 4.155(.02)—(.03),
except where they conflict with these standards.

b.  Parking location and access.

i Off-street parking spaces and vehicle maneuvering areas shall not be located
between a street property line and the front facade of cottages located closest
to the street property line. This standard does not apply to alleys.

ii. Off-street parking spaces shall not be located within ten feet of any property
line, except alley property lines.

iii.  Driveways and drive aisles are permitted within ten feet of property lines.

c.  Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered
parking areas and parking structures from common courtyards and public streets.

d. Garages and carports.

i Garages and carports (whether shared or individual) must not abut common
courtyards.

ii. Individual attached garages up to 200 square feet shall be exempted from the
calculation of maximum building footprint for cottages.

iii.  Individual detached garages must not exceed 400 square feet in floor area.

iv.  Garage doors for attached and detached individual garages must not exceed 20
feet in width.

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing
detached single-family detached dwelling on the same lot at the time of proposed development
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of the cottage cluster may remain within the cottage cluster project area under the following
conditions:

a.  The existing dwelling may be nonconforming with respect to the requirements of this
subsection (.14)F.

b.  The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum
building footprint of 900 square feet; however, existing dwellings that exceed these
maximum height and/or footprint standards may not be expanded.

c. The existing dwelling shall be excluded from the calculation of orientation toward the
common courtyard, per subsection (.14)F.7.b.
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@ Parking allowed In clusters of up to S spaces. Clusters separated by minimum 4 feet of landscaping.

Ne parking or wehicle area within 20 feet from streel property line (except alley).

© No parking within 10 feet from other property lines (except alley). Driveways and dnve aisles permitted within 10 feet.
@ Screening required between clustered parking areas or parking structures and public streets or common courtyards.

@ Garages and carports must not abut common courtyards. Garage doors for individual garages must not exceed 20 feet in width,

Figure 15. Cottage Cluster Parking Design Standards

G. Standards applicable to Cluster Housing besides Cottage Clusters.
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit,
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to
apply. Architectural consistency is defined by adherence to all of the following:

a. Use of the same primary and supporting facade materials throughout the cluster.
b.  Use of no more than two roof pitch angles.
c. Use of the same door size for each primary entrance in the structures.
2. Entry Orientation.
a.  The entry orientation standards apply as follows:

i At least one main entrance for each cluster home must meet the standards in
subsections b and ¢ below.

b.  The entrance must be within eight feet of the longest street-facing exterior wall of the
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a
common drive or open space as designated by the applicant; and

c. The entrance must either:
i Face the street (see Figure 2. Main Entrance Facing the Street);

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance
at 45° Angle from the Street); or

iii.  Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The
porch must:

. Be at least 25 square feet in area; and
. Have at least one entrance facing the street or have a roof.

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows
or entrance doors. Facades separated from the street property line by a dwelling are exempt
from meeting this standard. See Figure 5. Window Coverage.

4.  Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage
(other than an alley). Garages and off-street parking areas that are separated from the street
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and
Parking Areas).

5.  Driveway Approach. Driveway approaches must comply with all of the following:

a.  The total width of all driveway approaches must not exceed 32 feet per frontage, as
measured at the property line (see Figure 7. Driveway Approach Width and Separation on
Local Street). For lots or parcels with more than one frontage, see subsection c.

b.  Driveway approaches may be separated when located on a local street.
c. In addition, lots or parcels with more than one frontage must comply with the following:

i Lots or parcels must access the street with the lowest transportation
classification for vehicle traffic. For lots or parcels abutting an alley that is
improved with pavement access must be taken from the alley (see Figure 8.
Alley Access).
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must
meet the access standards in the Wilsonville Public Works Standards.

iii.  Lots or parcels with frontages only on local streets may have either:

. Two driveway approaches not exceeding 32 feet in total width on one
frontage; or

. One maximum 16-foot-wide driveway approach per frontage (see Figure
9. Driveway Approach Options for Multiple Local Street Frontages).

6. Setbacks.

a. Building Separation. Cluster housing structures shall be separated by a minimum distance
of six feet. The minimum distance between all other structures, including accessory
structures, shall be in accordance with building code requirements.

b.  All other setbacks are provided in the applicable base zone.
7.  Pedestrian Access.

a.  Anaccessible pedestrian path must be provided that connects the main entrance of each
unit to the following:

i Shared open space;
ii. Shared parking areas; and

iv.  Sidewalks in public rights-of-way abutting the site or rights-of-way if there are
no sidewalks.

b.  The pedestrian path must be hard-surfaced and a minimum of four feet wide.
H.  Combining Unit Types in One Development.

1. If a project proposes a mix of middle housing types which creates a conflict with various
standards, the more restrictive standards shall apply.

I. Existing Structures and Conversions:

1.  Where a residential structure is converted from one type of dwelling unit to another without any
additions, the design standards in C.—H. do not apply.

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the
footprint is expanded by 25 percent or more.

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this
subsection an applicant may request Site Design Review by the Development Review Board of a
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made
that the following standards are met:

1.  The request is compatible with existing surrounding development in terms of placement of
buildings, scale of buildings, and architectural design;

2.  Therequest is due to special conditions or circumstances that make it difficult to comply with the
applicable Design Standards, or the request would achieve a design that is superior to the design
that could be achieved by complying with the applicable Design Standards; and

3.  The request continues to comply with and be consistent with State statute and rules related to
Middle Housing, including being consistent with State definitions of different Middle Housing
types.
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(Ord. No. 677, 3-1-2010; Ord. No. 682, 9-9-2010; Ord. No. 704, 6-18-2012; Ord. No. 806, 7-17-2017; Ord. No. 825,
10-15-2018; Ord. No. 841, eff. 6-4-2020)
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