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l. GENERAL INFORMATION

Applicant: Rudy Kadlub
Costa Pacific Communities
14350 SE Industrial Way
Clackamas, OR 97015
Tel:  (503) 314-8014
Email: Rudy@costapacific.com

Property Owner: Real Capital Solutions
371 Centennial Parkway Suite 200
Louisville, CO 80027
Tel:  (503) 314-8014

Design Team:
Primary Contact: Stacy Connery, AICP
Pacific Community Design, Inc.
Tel:  (503) 941-9484
Email: stacy@pacific-community.com
Process Planner/Civil Pacific Community Design, Inc.
Engineer/Surveyor/ 12564 SW Main Street
Landscape Architect: Tigard, OR 97223
Tel:  (503) 941-9484
Contact: Stacy Connery, AICP
Jaki Hunt, PE
Travis Jansen, PLS/PE
Kristina Koltavary, PLA
Architect: C2K Architecture Inc.
1645 NW Hoyt Street
Portland, OR 97209
Tel:  (503) 444-2200
Contact: John Wright
Arborist: Morgan Holen
Morgan Holen & Associates, LLC
3 Monroe Parkway, Suite P 220
Lake Oswego, OR 97035
Tel:  (971) 409-9354
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Site and Proposal Information:

Site/ Size: 31W15AC Tax Lot 2100/ 0.50 gross acres
31W15AC Tax Lot 2800/ 1.19 gross acres
31W15DB Tax Lot 8600/ 0.33 gross acres

Comprehensive Plan Designation:  Tax Lot 2100 & 8600 City - Village (V)
Tax Lot 2800 City - Public Facility (PF)

Specific Area Plan: SAP - Central

. REQUEST

The applicant is proposing a mixed-use development, Villebois Village Center Apartments,
consisting of three buildings and a surface parking area. Two buildings, ‘A’ and ‘B’ are located
on Lot 76 of PDP 12C and Building “C’ is located on Lot 73 of PDP 2C. A parking area is proposed
on Lot 12 of PDP 1C to serve the residents, visitors, and employees of the development.

Development of Buildings A and B, located on Lot 76 of Specific Area Plan Central PDP 12C,
requires approval of the following applications:

e Zone Change from Public Facility (PF) to Village (V)

e Specific Area Plan Amendment

e Preliminary Development Plan (PDP 12C)

e Final Development Plan

e Type “C” Tree Removal (Separate, but concurrent application.)

Development of Building C located on Lot 73 of PDP 2C requires approval of the following
applications:

e Specific Area Plan Amendment

e Preliminary Development Plan (PDP 2C Modification), including refinements to SAP
Central

e Final Development Plan

e Type “C” Tree Removal (Separate, but concurrent application.)

Development of a surface parking area on Lot 12 of PDP 1C requires approval of the following
applications:

e Preliminary Development Plan (PDP 1C Modification), including refinements to SAP
Central

e Final Development Plan

e Type “C” Tree Removal (Separate, but concurrent application.)
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1. PLANNING CONTEXT

VILLEBOIS VILLAGE MASTER PLAN & SAP CENTRAL
The proposed PDP 12C, 2C Modification, and 1C Modification areas are located within the
“Villebois Village Center” in Specific Area Plan - Central (SAP - Central).

The Villebois Village Master Plan envisions a vibrant mixed-use Village Center comprised of
residential, office, retail and/or related employment uses. Located at the heart of the
community, the Village Center is designed to include: higher-density residential housing,
mixed-use housing, opportunities for office/ commercial/ light industrial/ civic uses, easy-
access multi-modal transportation opportunities, and parks and greenway features. Intended
to serve as a central hub of activities, services, and transportation serving the larger Villebois
community, the Village Center provides multi-modal transportation opportunities that facilitate
pedestrian, bicycle, transit and automobile access, connecting residents to shopping, services,
recreation and homes.

COMMUNITY OUTREACH EFFORTS
This application reflects efforts made by the applicant to address community concerns
regarding parking and retail/ commercial space provided. Public outreach efforts made by the
applicant include meetings with neighboring homeowner associations and City Councilors as
noted below:

e June 2020 meeting with Ben West, City of Wilsonville City Councilor

e July 14, 2020 meeting with Camden Square Homeowners Association

o July 15, 2020 meeting with Royal Crescent Homeowners Association

e July 17, 2020 meeting with Joann Linville, City of Wilsonville City Councilor

e July 20, 2020 meeting with Brookside Terrace Homeowners Association

e August 2020 meeting with Julie Fitzgerald, City of Wilsonville Mayor

e August 2020 telephone call with Kristin Akervall, City of Wilsonville Council President

o July 2020 telephone call with Charlotte Lehan, City of Wilsonville Councilor

e Attend Quarterly 2019-2020 Villebois Village Center Homeowners Association Technical

Advisory Meeting

The applicant is addressing concerns regarding parking by proposing a surface parking lot on
Lot 12 to serve the residents, employees, and visitors of the Villebois Village mixed-use
development on Lot 76 of PDP 12C and Lot 73 of PDP 2C. The opportunity to provide the
additional parking area became possible when the developer of a three-unit residential
development on the Lot 12 failed to proceed with purchase of the property. The Supporting
Compliance Report to modify Preliminary Development Plan (PDP) 1C required to accommodate
this proposal is provided in Section IV of this application. Detail of parking provided to serve
the mixed-use development is provided in a subsequent section of this narrative.

The applicant is addressing concerns regarding the limited retail/ commercial area proposed in
the mixed-use development with buildings designed to include 11 ground floor residential units
facing the Piazza that have the ability to convert to 7,527 square feet of retail. Later sections
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of this narrative and elevations, floorplans and details provided in Section V of this application
detail how the proposed mixed-use buildings are designed to evolve with community needs and
market demand.

VILLEBOIS VILLAGE CENTER - DESIGN INTENT

The Villebois Village’s central plaza is the physical and symbolic heart of Villebois. The three
proposed 4-story buildings wrap the plaza to create a sense of enclosure, acting as the “walls”
around this public “room”. At the primary streets surrounding the plaza, the buildings’
accentuated corners identify one’s arrival into the plaza. At Building B, the top-floor Amenity
Deck provides a focal point along Barber Street, drawing visitors toward the plaza.

The ground level of each building encourages activity around the plaza. Building A has large
common area amenities for the three apartment buildings with large storefront windows. Three
Live/Work units facing the plaza provide opportunities for small office or retail. At Building B,
a corner Retail space (approx. 1200 SF) activates the streetscape along Barber Street and the
plaza, with the Leasing Center next door. Building C has a large Mail Center for the community
(with over 900 mailboxes), and a small retail space fronting Barber Street. Above the ground-
level activity, balconies face the plaza at Building A and Building C.

At the public and common area spaces, the buildings’ facade finishes are a combination of brick
veneer and storefront doors and storefront windows, with canopies demarcating entrances.
The brick veneer accentuates the ground level, delineating the active streetscape from the
residential housing above. The residential housing is primarily demarcated with lap siding or
revealed Hardi panels (“stucco board”), with vinyl windows at the apt units. Each building has
a unique color palette, which complement one another for a cohesive project wrapping the
plaza.

Building A: Upon entering the central plaza, Building A acts as the backdrop to the activities
within the plaza. The facade design has a more traditional base, middle, and top, per the
window banding of the middle floors. The light-colored brick highlights the common areas at
the ground level of the building, while the bright accent color at the recessed Hardi panels
(““stucco boards™) helps break down the building’s massing. Balconies overlooking the plaza
provide additional texture to the building’s facade.

Building B: Driving northbound on SW Barber St, Building B becomes the focal point of the
central plaza. The amenity terrace on the top floor serves as a contemporary tower, providing
views of the plaza below and of Mt. Hood in the distance. The banding of the building’s upper
three floor levels accentuate the building’s vertical design. The color palette is more muted in
tones of off-white, greys, and blacks, as the facade is design as an ensemble with the adjacent
buildings surrounding the central plaza. The dark grey lap siding at the facade’s primary field
helps complement the adjacent buildings by contrasting.

Building C: Located across the street from the remainder of the buildings facing the central
plaza, Building C intentionally plays a subordinate role to its neighbors. The book ends of this
building have a sloped shed roof with oversized eaves, which takes queues from the neighboring
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buildings to the west of the central plaza. The building’s brick base along SW Barber St
highlights the community postal center and retail/commercial spaces. A large canopy highlights
the southern entrance to the postal center. The light-colored board-and-batten motif at the
top floor of the building’s book ends provide another focal point as drivers reach the plaza from
either SW Barber St or SW Villebois Drive. The color palette ties into the palettes for Buildings
A and B, to connect this building across SW Barber St to the remainder of the buildings which
enclose the public “room” that is the central plaza.

The development provides an environmentally and pedestrian friendly neighborhood design.
The ground-floor community amenities and retail spaces reinforce a pedestrian-friendly
streetscape character, create greater visual interest, and activate the public sidewalks around
The Piazza while the surface parking lot proposed on Lot 12 that serves the residence,
employees, and visitors of development provide adequate parking.

IV. ZONE CHANGE FOR LOT 76

The applicant is requesting a zone change for Map 31W15DB Tax Lot 8600, Lot 76 of Specific
Area Plan Central PDP 12C, from Public Facility (PF) to Village (V). The site is designated
“Residential-Village” on the Comprehensive Plan Map. Approval of the zone change enables
development of the 1.19-acre tax lot, which consists of two sites, to include two mixed-use
buildings as proposed in the concurrent Preliminary and Final Development Plans. The
Supporting Compliance Report, Zone Change Map, and Legal Description and Exhibit are
provided in Section Il of this submittal.

V. SPECIFIC AREA PLAN AMENDMENT FOR LOT 76 AND 73

The applicant is requesting a Specific Area Plan (SAP) Amendment to refine the Village Center
Architectural Standards (VCAS) of the Village Center in order to implement the Villebois Village
Mixed-Use Development as proposed. The applicant is requesting modification of the VCAS to
change/add provisions for The Plaza Address within the Village Center Boundary. More
specifically, the proposed modifications are as follows:

° Modify the existing exterior building materials standards for the Plaza Address.

The proposed revisions to the Village Center Architectural Standards Plaza Address Section
4.2(2) and Section 4.2(4) do not remove or revise the materials list; rather, the revisions modify
the fagade materials and percentage calculations. Text of the VCAS proposed to be deleted are
shown in strikethrough and the text to be added is shown in bold-underlined.

° Page B-4 - “The Plaza Address”, Section 4.2, “Exterior Building Materials”

* Required Standard 2 (Modify)

“At least #5 30 percent of each building facade to-which—these-standards—apply facing the
Piazza shall be finished in one or more of the following materials: a) brick stone, or cast

stone; b) stucco or plaster (“‘stucco boards’ composed of fiber cement reveal panels are
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accepted); c) poured-in-place concrete, or pre-cast concrete veneer; and/or d) Metal panel
systems.”

* Required Standard 4 (Modify)

“The percentage calculation applies only to the facades—facing—a—public—orprivate—street

facade facing the Piazza. Additional facades facing a public or private street are to
provide approved exterior materials listed within this Section; however, minimum
percentages of finishes are not required.”.

FACADE MATERIALS AND PERCENTAGE CALCULATIONS

Each building’s primary facade facing the central plaza has at least 30% coverage of brick
veneer and painted “stucco board” (which Planning clarified as Hardi panels, per the pre-
application meeting on 01/10/2019). These materials accentuate the ground floor to define the
building’s base, as well as delineate between common area spaces and private housing. Painted
fiber cement lap siding is the primary finish material for the private housing at the remainder
of the building. These materials are used on all three proposed buildings, to provide consistency
along the central plaza.

The proposed exterior building materials are per the VCAS standards under section 4.2; the
percentage amount has been reduced, and the application of the percentage calculation is
focused on the primary facades facing the central plaza. By focusing the brick veneer at the
ground floor facing the plaza, the focus of these building’s is placed at the streetscape level,
at the public and common area spaces of each building. At the south side of the plaza, the
Domaine at Villebois apartments also consolidates the brick veneer to the ground level, so the
proposed building facades provide a consistent theme with finish materials at the ground level.
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Above the brick base of each building, the building is a combination of fiber cement lap siding
and “‘stucco board” (Hardi panels). Each material provides a different texture to the building
facade, along with the light and dark paint colors which further break down the massing above.

The result is four unique facade designs wrapping the central plaza, with complementary finish
materials and complementary color palettes. The brick veneer, storefront windows, and steel
canopies all reinforce the ground level streetscape, to make the plaza a vibrant, pedestrian-
friendly experience.

Detailed findings regarding the requested refinements can be found in the SAP Modification
Supporting Compliance Report in Section lll of this application. The presumption is that the
amendment will be approved and the Preliminary and Final Development Plans for the Villebois
Village Mixed-Use Development on Lots 73 and 76 will be subject to the amended VCAS.

VI.  PRELIMINARY AND FINAL DEVELOPMENT PLANS FOR LOT 76, 73, AND 12

The applicant is proposing a mixed-use development, Villebois Village Center Apartments,
consisting of three building and a surface parking lot designed to provide 143 residential
market-rate apartments and 2,460 square feet of commercial retail space requiring 165 vehicle
parking spaces per Section 4.125 Table V-2. Buildings ‘A” and ‘B,’ located on Lot 76 of PDP 12C,
provide 94 multi-family residential units (69 one-bedroom units, 14 two-bedroom units, and 11
3-bedroom units) and 1,331 square feet of retail. Building ‘C,” located on Lot 73 of PDP 2C, will
have 49 multi-family residential units (16 studio residential units, 26 one-bedroom units, 7 two-
bedroom units), and 1,129 square feet of retail. A surface parking lot is provided on Lot 12 of
PDP 1C to serve the residence, employees, and visitors of the development.

The density of the residential units and the amount of commercial and retail space proposed
will enhance the area and create a vibrant Village Center. While the off-street parking areas
supports motor vehicles, the central location promotes pedestrian transportation throughout
the Village Center.

MODIFICATION TO PRELIMINARY DEVELOPMENT PLANS (PDP) 1C AND 2C
SAP Central was approved in 2006. Since the approval of SAP Central separate PDP’s have been
approved or submitted for approval and some modifications of original approvals have also
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occurred. With this submittal, the applicant proposes modifications to Preliminary Development
Plan 1C and Preliminary Development Plan 2C as noted below:

e PDP 1C modification of Lot 12 refines the subject area beyond what was described
in SAP Central. The conceptual ranges of density shown for the subject area in SAP
Central was 8 to 12 Mixed Use Condos. Approval of a three-unit residential
development, including one mixed-use unit and associate improvements was granted
on August 27, 2018 by the Development Review Board on Resolution No. 357 (Casefile
DB18-0040, DB18-0041, and DB18-0042). After the developer of the proposed three-
unit residential development did not proceed with purchase of the property, the
applicant took the opportunity to acquire the property and proceed with the
proposed modification that eliminates the mixed-use condos on Lot 12 to provide a
surface parking area to serve the residents, employees, and visitors of the Villebois
Village mixed-use development on Lot 76 of PDP 12C and Lot 73 of PDP 2C.

e PDP 2C modification of Lot 73 proposes to increase the number of mixed-use condos
from the conceptual range of 24 to 30 units to provide 49 units in Building ‘C’.

The proposed PDP 1C and PDP 2C modifications comply with the Villebois Village Master Plan
and SAP Central by supporting a range of living choices. The proposal of mixed use with multi-
family residential units and retail space meets the current market demand and city-wide goals
while complying with the urban design goals and density targets in the Village Center.

The following analysis reflects the final and current approved unit counts in all other PDP
approvals and modifications in SAP Central. For purposes of this analysis, it is important to keep
in mind that changes to the mix/location of “land uses” are to be evaluated as described by
the code - in the aggregate. The code defines one land use group as condos, apartments, row
houses, and small detached uses - which will be referred to as the “smaller land use group’ in
the following analysis. The code defines the second land use group as mediums, standards,
large and estate uses - which will be referred to as the ‘larger land use group’ in the following
analysis.

The original SAP Central approved 1,010 units with a potential 10% increase or decrease
overtime. With approval of the proposed PDP 1C and PDP 2C Modifications the density in SAP
Central will be 986 units resulting in less than 10% change to the unit counts in the Central SAP
and continues to meet the density requirement across Villebois.

Table 1. shows the number of units in each land use category currently within SAP Central and
the number of units in the SAP with the proposed refinements as well as the percent change in
each aggregate land use category.

Table 1. Comparison of Current and Proposed Unit Counts

Current Unit Proposed Unit % Change
Countin SAPC | Countinsapc | " “"and
Medium/Standard/Large/Estate 0 0 0%
Small Detached/ Small Cottage/ 0
Row Homes/ Neighborhood Apt. 933 986 5-9%
Total 933 986 5.9%
VILLEBOIS VILLAGE CENTER MIXED USE DEVELOPMENT PAGE 9
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Table 2. below, compares the original number of units shown in SAP Central, the number of
units proposed, and the percent change for each aggregate land use category.

Table 2. Comparison of Original SAP Central and Proposed Unit Counts

Original Unit Proposed Unit 0
Count in SAP C Count in SAP C 0 CIETTE
Medium/Standard/Large/Estate 0 0 0%
Small Detached/ Small Cottage/ 50
Row Homes/ Neighborhood Apt. 1,010 986 2.4%
Total 1,010 986 -2.4%

NOTE: The Current Unit Count for SAP Central reflects the final approved unit counts for PDP 1C, PDP 2C, PDP 3C,
PDP 4C, PDP 5C (Montague Park), PDP 6C, PDP 7C, PDP 8C, PDP 9C, and 10C. This number includes PDP 2C
Modification and PDP 12C which were submitted concurrently.

Furthermore, the proposal results in a total of 2,568 residential units within Villebois, meeting
the refinement criteria.

None of the conditions of approval for SAP Central are specific to the proposed refinements. As
the proposed refinements will not compromise the project’s ability to comply with SAP
conditions of approval, they will equally meet the conditions of approval of SAP Central.

The proposed SAP Central Modifications meet or exceed the Goals, Policies, and
Implementation Measures of the Villebois Village Master Plan than the SAP Central plan as
addressed below:

e Land Use, General Land Use Plan Goal - Villebois Village shall be a complete
community that integrates land use, transportation, and natural resource elements to
foster a unique sense of place and cohesiveness.

e Land Use, General Land Use Plan Policy 1 - The Villebois Village shall be a complete
community with a wide range of living choices, transportation choices, and working and
shopping choices. Housing shall be provided in a mix of types and densities resulting in
a minimum of 2,300 dwelling units within the Villebois Village Master Plan area.

o Villebois Village Master Plan, Village Center Policy 1 - The Village Center shall be a
highly pedestrian-oriented place that is the focus of a mix of residential, shopping,
service, and civic and mixed-use buildings.

o Villebois Village Master Plan, Village Center Policy 2 - The Village Center shall
encourage multi-modal transportation system opportunities with good access by
vehicular, pedestrian, bicycle and transit traffic.

o Villebois Village Master Plan, Village Center Implementation Measure 2 - Specify a
mixture of uses (residential, commercial, retail, civic, and office development) with
the implementing Village zone that will support the long-term vitality of the Village
Center and enhance the creation of a true urban village at its core. Employment may
include uses related to high-tech businesses. The Village Center is intended to provide
locations for uses consistent with, but not limited to, the following examples.
= Consumer Goods: bookstore, clothing, florist, jeweler, pet shop, bicycle shop.
= Food & Sundries: bakery, specialty grocery, hardware, laundromat, dry cleaner, gifts.
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= General Office: professional offices, non-profit, health services, governmental services,
real estate, insurance, travel.

= Service Commercial: bank, day care center, photo processing, telecommunications,
upholstery shop.

= Lifestyle & Recreation: hair salon, specialty retail, theater, video/DVD store, art gallery,
health club, restaurants, dance studio.

= Hospitality: hotel, bed and breakfast, conference center.

= Light Manufacturing/Research and Development.

= Civic/Institutional: meeting hall, library, museum, churches, farmer’s market, community
center.

= Residential: condominiums, apartments, and townhouses

GROUND FLOOR UNITS DESIGNED TO ACCOMMODATE FUTURE CONVERSION TO RETAIL

As noted on the elevation and floor plan in Section V of this submittal development of Villebois
Village Center Apartments Buildings A, B, and C, includes 11 ground floor residential units facing
the Piazza designed to accommodate future conversion to 7,527 square feet of retail. At Level
1 of Buildings A, B, and C, the apartment units facing Villebois Village’s central plaza are
designed to be convertible to future retail, should the property owner decide at a future date
to replace the residential housing with additional retail.

Structurally, the unit demising walls which separate the apartment units at Level 1 are not
loadbearing walls. Instead, steel beams above at the Level 1 ceiling (aka Level 2 floor) will
transfer the loads from above to steel columns which allow the adjacent apartments to
interconnect into a larger retail space. There may be some steel cross-bracing required for
shear; however, the cross-bracing would still allow the units to become a larger retail space if
desired.

Regarding the plumbing design at these apartment units, similar to the structural loads, the
plumbing lines from the units above will track down to the Level 1 ceiling, and then the jog
over to the adjacent corridor wall. This will allow the Level 1 unit demising walls to be removed
in the future, without negatively affecting the apartment units above. If any mechanical shafts
track up the building at these Level 1 apartments, then the mechanical coordination will also
accommodate future retail.

Regarding the entrances for future retail spaces along Level 1, only the Building A Live/Work
units currently provide storefront doors to the exterior. At the remaining Level 1 apartment
units which currently do not provide exterior doors connecting to the hardscape facing the
central plaza, the windows are either storefront or vinyl windows, as annotated in the building
elevation drawings. Future storefront doors will be provided as part of a future retail tenant
improvements. For the proposed project, the civil grading design alongside these apartment
units will attempt to accommodate future retail doors, where the apt unit windows are
currently provided. It is possible however that due to grading, some future retail spaces will
require external or internal ramps at their entrances, depending on the future retail entrance
locations. Alternative parking calculations provided in the subsequent section of this report
calculate the parking requirements for conversion of the residential units to retail space.
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CIRCULATION

Located in the Villebois Village Center safe and efficient vehicle access to the development can
be made from SW Barber Street and Villebois Drive. The transportation infrastructure proposed
for Lots 12, 73, and 76 is designed to provide convenient neighborhood circulation and a range
of transportation options. On and off-street parking supports motor vehicle access, while
walkways, sidewalks, and architectural design promote safe and convenient pedestrian
connections throughout the Villebois Village Center. Parking located behind buildings and
landscaping plans are designed to provide physical and visually barriers between parking lots
and surrounding properties and public areas. The application has been modified to provide
vehicle access to the parking lot behind Building ‘B> from both SW Barber Street and SW
Valencia Lane in response to feedback received from Republic Services. The mixed-use
development the parking lot supports, allows for a denser and more compact, environmentally
friendly neighborhood design.

VEHICLE PARKING

The proposed Villebois Village mixed-use development provides 183 vehicle parking
spaces, exceeding the 167-space parking requirement before the allowed reductions
for excess bicycle and motorcycle parking. With the allowed reductions the
development is required to provide 149 spaces. The 183 parking spaces provided, 138
off-street and 45 on-street, more than adequately serves residents, employees, and
visitors of the development.

The Villebois Village mixed-use development, located on Lot 76 of PDP 12C and Lot 73 of PDP
2C, is designed to provide 143 residential market-rate apartments and 2,460 square feet of
commercial retail space. Building ‘C’ located on Lot 73 will have 49 multi-family residential
units (16 studio residential units, 26 one-bedroom units, 7 two-bedroom units), and 1,129
square feet of retail. Buildings ‘A’ and ‘B’, located on Lot 76 will provide 94 multi-family
residential units (69 one-bedroom units, 14 two-bedroom units, and 11 3-bedroom units) and
1,331 square feet of retail. According to Section 4.125 Table V-2 the proposed mixed-use
buildings on Lots 73 and 76 are required to provide 167 off-street vehicle parking spaces as
calculated below:

Off-Street Parking Requirements according to Section 4.125 Table V-2:
Multi-family Dwellings

16 Studio Units at 1.0 space/ unit = 16 spaces

95 1-Bed Units at 1.0 space/ unit = 95 spaces

21 2-Bed Units at 1.5 spaces/ unit = 32 spaces

11 3-Bed Units at 1.75 spaces/ unit = 19 spaces
Retail/ Commercial

2,460 sf. at 2.0 Spaces/ 1,000 sf = 5 spaces
Vehicle Parking Requirements per Section 4.125 Table V-2 = 167 spaces

Forty percent, or 67 spaces, of the required off-street parking spaces are permitted to be
compact spaces according to Section 4.155.(2.)N. Section 4.125(.07)B.4.b states “Bicycle
parking may substitute for up to 25% of required Mixed-Use or Multi-Family Residential
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parking. For every five non-required bicycle parking spaces that meet the short or long-term
bicycle parking standards, the motor vehicle parking requirement for compact spaces may be
reduced by one space.” The applicant is providing 187 bicycle parking spaces in excess of the
requirement within Buildings ‘A’, ‘B’, and “‘C’ on Lots 73 and 76 (see calculation in following
section) to offset the number of compact vehicle parking spaces permitted up to 25%, or 17
spaces.

Section 4.155.(1.)1. States “Motorcycle parking may substitute for up to 5 spaces or 5 percent
of required automobile parking, whichever is less. For every 4 motorcycle parking spaces
provided, the automobile parking requirement is reduced by one space.” The applicant is
providing 4 motorcycle parking spaces on the surface parking lot behind Building ‘A’ to reduce
the vehicle parking requirement by 1 space.

With the reduction of 17-spaces allowed for excess bicycle parking and 1-space reduction
allowed for motorcycle parking, the proposed mixed-use development on Lots 73 and 76 is
required to provide 149 off-street vehicle parking spaces:

Vehicle Parking Requirements per Section 4.125 Table V-2 167 spaces
Vehicle Parking Off-set Allowed -18 spaces
Total Vehicle Parking Spaces Required = 149 spaces

The proposed parking lot on Lot 12 and parking areas located behind Buildings ‘A’, ‘B’, and “‘C’
on Lots 73 and 76 provide 138 off-street parking spaces as detailed in the following table:

Off-Street Vehicle Parking Provided:

Vehicle Parking Provided on Lot 12

Standard Spaces = 19 spaces

Compact Spaces = 4 spaces

ADA Space = 1 space
Parking Provided with Buildings “‘A” and ‘B’ on Lot 76

Standard Spaces = 52 spaces

Compact Spaces = 30 spaces

ADA Spaces = 4 spaces
Parking Provided with Building ‘C* on Lot 73

Standard Spaces = 13 spaces

Compact Spaces = 13 spaces

ADA Spaces = 2 spaces
Off-Street Vehicle Parking Provided = 138 spaces

In addition to the 138 off-street parking spaces, the development provides 45 on-street parking
spaces located directly adjacent to the development to be counted toward meeting the
minimum off-street parking as allowable per Section 4.125(.07)B.3. as detailed below:

On-Street Vehicle Parking Provided:

Vehicle Parking Provided with Lot 12

Spaces - SW Villebois Drive = 4 spaces
Parking Provided with Buildings ‘A’ and ‘B’ on Lot 76
SW Barber Street = 4 spaces
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SW Campanile Ln. = 8 spaces
SW Valencia Lane = 4 spaces
Royal Scott Lane = 5 spaces
SW Villebois Drive North = 5 spaces
Parking Provided with Building ‘C* on Lot 73
SW Barber Street = 5 spaces
SW Barber Street (15-min. parking for Mail Room) = 3 spaces
SW Villebois Drive North = 6 spaces
SW Toulouse Street = 1 spaces
On-Street Vehicle Parking Provided = 45 spaces

With 138 off-street parking spaces and 45 on-street parking spaces, the mixed-use
development provides a total of 183 parking spaces to serve residents, employees, and
visitors of the Village Center.

Off-Street ADA Vehicle Parking
The off-street parking areas that serve the mixed-use development meet the off-street ADA
vehicle parking requirement of 4.155(.03)C as detailed in the following tables:

Off-Street ADA Vehicle Parking Requirement per 4.155(.03)C:

138 off-street spaces at 1 space/ 50 spaces = 3 space

Off-Street ADA Vehicle Parking Provided

ADA Parking Provided on Lot 12 = 1 space

ADA Parking Provided Behind Buildings ‘A’ and ‘B’ on Lot 76 = 4 spaces
ADA Parking Provided Behind Building ‘C’ on Lot 73 = 2 spaces
Total ADA Vehicle Parking Provided = 7 spaces

Vehicle Parking for Future Conversion to Retail

As noted on the elevation and floor plans submitted in Section V of this application, 11 ground
floor residential units facing the Piazza in Villebois Village Center Apartments Buildings A, B,
and C, are designed to convert to 7,527 square feet of retail space to meet future market
conditions. The 11 ground floor residential units require 13 parking spaces as detailed below:

Off-Street Parking Requirements according to Section 4.125 Table V-2:
Building ‘A’ Ground Floor Residential

3 Studio Units at 1.0 space/ unit = 3 spaces

1 1-Bed Unit at 1.0 space/ unit = 1 space
Building ‘B’ Ground Floor Residential

1 Studio Unit at 1.0 space/ unit = 1 space

3 1-Bed Units at 1.0 space/ unit = 3 spaces

1 2-Bed Unit at 1.5 spaces/ unit = 2 spaces
Building ‘C’ Ground Floor Residential

1 Studio Unit at 1.0 space/ unit = 1 space

1 2-Bed Unit at 1.5 spaces/ unit = 2 spaces
Vehicle Parking Requirements = 13 spaces
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Alternatively, 7,527 square feet of retail space which requires 2.0 spaces per 1,000
square feet results in a total of 15 vehicle parking spaces, an additional 2 parking spaces.
The 45 on-street parking spaces adjacent to the development will adequately serve a
future conversion of residential units to commercial space.

BICYCLE PARKING

The proposed mixed-use building is required to provide 47 short and long-term bicycle parking
spaces and 234 spaces are provided, resulting in an excess of 187 bicycle parking spaces as
detailed below:

Bicycle Parking Requirements according to Section 4.125 Table V-2:

Multi-family Dwellings
Short Term 143 units at 1.0 space/ 20 units = 7 spaces

Long Term 143 units at 1.0 space per 4 units 36 spaces
Retail/ Commercial

Short Term:

2,460 sf. at 1.0 space/ 10,000 sf (Min. 2 spaces) = 2 spaces

Long Term:

2,460 sf. at 1.0 Spaces/ 40,000 sf (Min. 2 spaces) = 2 spaces
Total Short Term Bicycle Parking Spaces Required = 9 spaces
Total Long Term Bicycle Parking Spaced Required = 38 spaces
Total Bicycle Parking Spaces Required = 47 spaces
Bicycle Parking Provided:

Short Term
4 Exterior Bike Racks located throughout development = 8 spaces
Bike Storage Room = 1 space
Long Term
Building ‘A’ Bike Storage Room on 1°* Floor = 49 spaces
Building ‘B’ Bike Storage Room on 1° Floor = 19 spaces
Building ‘C’ Bike Storage Room on 1°* Floor = 14 spaces
1.0 Storage Space per Unit = 143 spaces
Total Bicycle Parking Provided = 234 spaces

UTILITIES

Utility Analysis Memoranda and Composite Utility Plans, prepared by Jaki Hunt, PE,
are provided in Section IV of this application for each lot proposed to be developed.

Sanitary Sewer

Sanitary sewer service can adequately be provided to the development in compliance with the
Villebois Village Master Plan and the City’s Wastewater Collection System Master Plan, as
demonstrated in the Utility Analysis Memorandum.

The Sanitary Sewer Master Plan shows this Lots 73 and 76 to be located within Area 3A. The 49
multi-family unit development proposed on Lot 73 will connect to an existing gravity system
that will flow into existing sanitary sewer lines from Phase 4 South and Phase 1 Central. Sewer
connection locations include SW Barber Street to the northeast and SW Toulouse Street to the
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southwest. The ultimate discharge location will be through the Barber Main to the west which
connects to the offsite United Disposal main in Kinsman Road. Building ‘A’ on Lot 76 will be
served by a new connection to the existing sewer main in SW Campanile Lane right-of-way.
Building ‘B’ on Lot 76 will utilize an existing lateral in SW Barber Street.

Water

The Utility Analysis Memoranda demonstrate that water service can adequately serve the sites
in compliance with the Villebois Village Master Plan and the City’s Water System Master Plan.
The 49 multi-family unit development on Lot 73 is proposed to connect to existing water lines
from Phase 4 South and Phase 1 Central. The mains are located in SW Barber Street and SW
Toulouse Street rights-of-way. Both Building ‘A’ and Building ‘B” on Lot 76 will be served by
existing water service stubbed to the site. Lot 12 will be served with a connection to the
existing water line in SW Palermo Street. Proposed location of an irrigation meter is shown on
the Composite Utility Plan is provided in Section IV of the application.

Stormwater
The Utility Analysis Memoranda and Composite Utility Plans show compliance with the
Stormwater Master Plan.

Rainwater

Treatment of rainwater in Lot 73 will be provided with bio-retention cells that will connect to
the existing storm main in SW Toulouse Street. Treatment of rainwater for Building ‘A’ on Lot
76 will be provided with bio-retention cells that will connect to the existing stormwater lateral
in SW Campanile Lane. Treatment of rainwater for Building ‘B’ on Lot 76 will be provided with
bio retention cells that will connect to the stormwater main in SW Barber Street. Treatment of
rainwater in Lot 12 will be provided with a bio-retention swale as shown on the Composite
Utility Plan provided in Section IV of the application.

LIGHTING

The outdoor lighting will comply with the LZ 2 requirements of the Light Zone Map, as
well as comply with all applicable building codes. See Landscape drawings for site
lighting information. See the following description regarding the exterior architectural
lighting at the proposed buildings.

Building A: See drawing sheet A.501 in Section V of this application for proposed
architectural lighting at exterior perimeter of Building A, which provides downlighting
at soffits and canopies, as well as wall sconce lighting at walls adjacent to building
entrances, and balconies at upper floor levels.

Building B: See drawing sheet A.501 in Section V of this application for proposed
architectural lighting at exterior perimeter of Building B, which provides downlighting
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at soffits and canopies, as well as wall sconce lighting at walls adjacent to building
entrances. The amenity terrace at Level 5 will also have soffit lighting.

Building C: See drawing sheet A.502 of this application for proposed architectural
lighting at exterior perimeter of Building C, which provides downlighting at soffits and
canopies, as well as wall sconce lighting at walls adjacent to building entrances, and
balconies at upper floor levels.

Light Fixtures: Lighting cutsheets are provided in Section VI of this application for
proposed architectural exterior lighting, which include recessed LED downlight and LED
wall sconces to conserve energy. All exterior LED fixtures have dimming abilities, to
control brightness.

e The D-1 LED recessed downlight distributes lighting downward to prevent
unnatural brightening of the night sky.

e The D-2 LED ribbon lighting will be used with acrylic panels at the Building B
amenity terrace at Level 5. Geometric shapes within the terrace soffit will
provide a visual focal point, while illuminating the exterior space.

e The S-1 LED wall sconce provides both uplighting and downlighting; the S-1 light
fixture is proposed at two locations at Building B, to accentuate the stepped
back massing of the primary facade facing the central plaza.

e The S-2 LED wall sconce and S-3 LED wall sconce both distribute the lighting
downward to prevent unnatural brightening of the night sky.

SIGNAGE

Signhage design and/or locations for future retail spaces are beyond the scope of the proposed
project. Signage designs will be provided as part of future retail tenant improvements. The
signage for future retail spaces will comply with the SAP Central Master Signage and Wayfinding
Plan requirements as reference in the Signage Plan sheets enclosed. No sign permits are
requested with this submittal.

PARKS & OPEN SPACE

The Master Plan and SAP Central do not show any parks within the subject area and no parks or
open space are proposed with this application.

RESIDENTIAL AMENITIES

The total development will provide 143 residential market-rate apartments, with an average
size of approximately 700 square feet per unit. Common residential amenities include:

e 1,076 square foot community room in Building ‘A’

e 972 square foot fitness room in Building ‘A’

e 623 square foot lobby in Building ‘A’

e 1,038 square foot amenity room and deck in Building ‘B’
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e 128 square foot dog washing station in Building ‘B’

e 646 square foot lobby in Building ‘B’

e 800 square foot outdoor recreational area behind Building ‘C’, and
e 358 square foot lobby in Building ‘C’.

Additionally, the development’s 465 square foot leasing office is located in Building ‘B’, a 2,568
square foot community mail center is located in Building ‘C’, and each building contains
common bike storage, and individual storage rental areas.

VII. Tyre C TREE REMOVAL

Included in this submittal are Type “C” Tree Removal applications, which are being submitted
separately but concurrently since it is a staff decision.

Development site plans for Buildings A and B, on Lot 76, show 4 trees located on the site, 2
trees abutting the site, and street trees adjacent to Royal Scot Lane, SW Villebois Drive North
and SW Campanile Lane. The 4 trees located on-site are proposed to be removed in to
accommodate the mixed-use development and associated parking lot. The 2 trees located
adjacent to the site and all street trees are proposed to be preserved.

Development site plans for Building C, on Lot 73, show six 6 trees located on-site and 8 trees
located within the linear green adjacent to the site. The 6 trees located within the development
site are proposed to be removed in to accommodate the mixed-use development and associated
parking area. The 8 trees located within the linear green are proposed to be preserved.

Development site plans for the surface parking area on Lot 12 show the 2 located on the
development site and 2 street trees located along SW Barber Street. The 2 trees located within
the development site are proposed to be removed in to accommodate the parking lot. The 2
street streets along SW Barber Street are proposed to be preserved.

Tree Preservation Plans and an arborist report, prepared by Morgan Holen, providing mitigation
analysis for planting replacement trees and tree protection standards for preservation of the
street trees is included in this submittal.

VIIl. PROPOSAL SUMMARY & CONCLUSION

This Introductory Narrative describes the proposed Specific Area Plan Amendment, Preliminary
Development Plan and modifications, Zone Change, Final Development Plans, and Tree Removal
applications required for the Villebois Village Center Mixed-Use Development. The submittal
package includes Supporting Compliance Reports, technical reports, plans, and elevations,
floorplans and details that support the requests for approval of the subject applications and
demonstrate compliance with the applicable standards of the Wilsonville Planning and Land
Development Ordinance.
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Real Capital Solutions, Inc.

371 Centennial Parkway, Suite 200
Louisville, CO 80027

Attn: Jeanne DeLorme Graca

Until a change is requested, all tax statements shall

GRANTOR: Villebois Village Center LLC, an be sent to Grantee at the following address:

Oregon limited liability company Py M
operty Management

371 Centennial Parkway, Suite 200
Louisville.CO-80027

GRANTEE: RCS - Villebois Development, LLC, a ] bl
Colorado limited liability company

STATUTORY SPECIAL WARRANTY DEED

Villebois Village Center LLC, an Oregon limited liability company ("Grantor"), conveys and specially
warrants to RCS — Villebois Development, LLC, a Colorado limited liability company ("Grantee"), the
following described real property free of encumbrances created or suffered by the Grantor except as specifically
set forth herein:

See Exhibit “A” attached hereto.

This conveyance is made by Grantor and accepted by Grantee subject to the exceptions to title set forth
in Exhibit “B” attached hereto

As required by ORS 93.030, notice is given that other property or value was either part or the whole
consideration for this conveyance.

This Deed is an absolute conveyance and is not given or intended as security or additional security or collateral
of any kind whatsoever. Grantor hereby acknowledges having received fair and adequate consideration for said
land and Grantor hereby declares that this conveyance is freely and fairly made. Further, it is the express intent
of both the Grantor and the Grantee herein that the legal estate acquired by the Grantee pursuant to the
conveyance by this Deed shall not be merged with the interest of the Deeds of Trust in the subject property by
virtue of those certain Deeds of Trust, as follows:

€))] Deed of Trust to secure indebtedness in the original amount of $4,100,000 recorded October
20, 2006 as Fee No. 2006-097405, as amended by a document recorded October 24,2007 as

document recorded Aprﬂ 17, 2009 as Fee No 2009—025840 a document recorded July 2, 2009
as Fee No. 2009-047081, a document recorded April 29, 2010 as Fee No. 2010-025621, a
document recorded September 15, 2010 as Fee No. 2010-057707, and a document recorded
May 2, 2011 as Fee No. 2011-026301.

2 Deed of Trust to secure indebtedness in the original amount of $4,680,000 recorded March 14,
2008 as Fee No. 2008-018155, as amended by a document recorded June 9, 2009 as Fee No.
2008-041683, a document recorded April 29, 2010 as Fee No. 2010-025618 and a document
recorded September 15, 2010 as Fee No. 2010-057708.
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3 Deed of Trust to secure indebtedness in the original amount of $6,216,000 recorded May 1,
2008 as Fee No. 2008-032099, as amended by a document recorded April 29, 2010 as Fee No.
2010-025619 and a document recorded September 15, 2010 as Fee No. 2010-057709.

) Line of Credit Deed of Trust to secure indebtedness in the original amount of $10,896,000
recorded May 1, 2008 as Fee No. 2008-032100, as amended by the document recorded June 9,
2008 as Fee No. 2008-041685.

&) Deed of Trust to secure indebtedness in the original amount of $650,000 recorded September
15, 2010 as Fee No. 2010-057706, as amended by a document recorded May 2, 2011 as Fee No.
2011-026299.

all of which were: (a) amended by the Assignment and Assumption of Deeds of Trust recorded August
1, 2013 as Fee No. 2013-054762; and (b) supplemented by a Subdivision Plat Consent Affidavit
recorded May 28, 2008 as Fee No. 2008-038605 and were executed by and between Borrower and
Washington Federal, Inc. Nothing in this Warranty Deed will serve to release or discharge any of the
indebtedness secured by the Deeds of Trust or other security documents.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, CHAPTER
855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS INSTRUMENT
DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF
APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT,
THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY
OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A
LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE
APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST
FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE RIGHTS OF
NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195 336 AND

LAWS 2009, AND SECTIONS 2TO 7, CHAPTER 8, OREGON LAWS 2010.

DATED: 9.4 ,2013

GRANTOR:
Villebois Village Center LLC, an Oregon limited liability company

By: Costa Villebois LLC, an Oregon limited liability company,
Its: ManagingMember

,/

Rudy A. (I(adlub
Its:  Manager
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STATE OF OREGON )
) ss.
COUNTY OF M Veiwa HAH)

The foregoing instrument was acknowledged before me this /day of JiHeA 3% 2013 by
Rudy A. Kadlub as Manager of Costa Villebois LLC, an Oregon limited liability company, as managing
member of Villebois Village Center LLC, an Oregon limited liability company.

Ll & //%%—’5 o

Notary Public for
My commission expires:

OFFICIAL SEAL
FRANK W LAMBERT
g NOTARY PUBLIC-OREGON

it COMMISSION NO. 466554
MY COMMISSION EXPIRES MARCH 13, 2016 }
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EXHIBIT A TO DEED TO VILLEBOIS DEVELOPMENT

Legal Description

PHASE L:

Lots 1, 2, 19 and 20 LES BOIS ROWHOMES AT VILLEBOIS VILLAGE CENTER, according to the
office plat thereof, recorded May 13, 2010 as Plat No. 4296, in the City of Wilsonville, Clackamas County,
Oregon

Lots 4,5,6,8,9,10, 11 and 12, VILLEBOIS VILLAGE CENTER, according to the official plat
thereof, recorded June 29, 2007 as Plat No. 4155, in the City of Wilsonville, Clackamas County, Oregon

PHASE II:

Lots 54, 56, 57, 58, 59, 60, 61, 62, 63, 64, 65, 66, 67, 68, 69, 70, and 74 VILLEBOIS VILLAGE
CENTER NO. 2, according to the official plat thereof, recorded May 28, 2008 as No. 4228, in the City of
Wilsonville, Clackamas County, Oregon

PHASE III:

Parcel 3, PARTITION PLAT NO. 2007-128, in the City of Wilsonville, Clackamas County, Oregon.
EXCEPTING THEREFROM that portion described in Street Dedication recorded September 27, 2010
as No. 2010-060545
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EXHIBIT B TO DEED TO VILLEBOIS DEVELOPMENT

Permitted Encumbrances
1. Reservation of Rights in favor of the Oregon Department of Human Services contained in a Deed
recorded July 1, 2004 as Fee No. 2004-061031, as amended by the Partial Release of Reservation of
Rights recorded August 27, 2009 as Fee No. 2009-061453.

2. Terms and provisions contained in the document entitled “Unrecorded Development Agreement”
recorded October 17, 2005 as Fee No. 2005-102816.

3. Restrictions and easements shown on the recorded plat of Villebois.
4. Restrictions and easements shown on the recorded plat of Villebois Village Center No. 2.

5. Restrictions and easements shown on Partition Plat No. 2003-90

6. Restrictions and easements shown on Partition Plat No. 2007-127.
7. Restrictions and easements shown on Partition Plat No. 2007-128.

8. Restrictions and easements shown on the recorded plat of Les Bois Rowhomes at Villebois Village
Center.

9. Covenants, conditions, restrictions and easements in document recorded June 29, 2007 as Fee No.
2007-057605, as modified by the document recorded May 9, 2008 as Fee No. 2008-034239 and re-
recorded January 13, 2010 as Fee No. 2010-002715.

10. Declaration of Annexation to Villebois Village Center (Villebois Village Center No. 2) recorded June
24, 2008 as Fee No. 2008-045988

11. Articles of Incorporation and Bylaws of the Villbois Village Center Master Owners Association
recorded April 7, 2009 as Fee No. 2009-022975.

12. Ownership and Maintenance Agreement recorded June 27, 2007 as Fee No. 2007-057606, as amended
by an Assignment and Assumption Agreement recorded February 29, 2012 as Fee No. 2012-011927.

13. Ownership and Maintenance Agreement recorded May 28, 2008 as Fee No. 2008-038607.
14. Easement in favor of the City of Wilsonville recorded September 27, 2010 as Fee No. 2010-060545.
15. Temporary Construction Easement Agreement recorded September 27, 2010 as Fee No. 2010-060551.
. 16. Easement in favor of the City of Wilsonville recorded March 1, 2013 as Fee No. 2013-014659.
17. Easement in favor of the City of Wilsonville recorded March 1, 2013 as Fee No. 2013-014660.

18. Covenants, conditions, restrictions and easements in the document recorded May 13, 2010 as Fee No.
2010-028849.

19. Affidavit of Remaining Monumentation recorded August 26, 2009 as Fee No. 2009-061143.
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Real Capital Solutions, Inc.

371 Centennial Parkway, Suite 200
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Attn: Jeanne DeLorme Graca

s N Until a change is requested, all tax statements shall
GRANT.O R V.l lle}) 018 Village Center LLC, an be sent to Grantee at the following address:
Oregon limited liability company
Property Management
371 Centennial Parkway, Suite 200

Tebo Louisvile,€O-80027—————————————
GRANTEE: RCS - Villebois Development, ,a ’

Colorado limited liability company

CORRECTIVE
STATUTORY SPECIAL WARRANTY DEED

A (334500

-
¢
[ cer 20 L

This Deed amends and supersedes the Statutory Special Warranty Deed recorded on September
23, 2013 as Document No. 2013-066625, Records of Clackamas County, Oregon

Tz

Villebois Village Center LLC, an Oregon limited liability company ("Grantor"), conveys and specially
warrants to RCS — Villebois Development, LLC, a Colorado limited liability company ("Grantee"), the

following described real property free of encumbrances created or suffered by the Grantor except as specifically
set forth herein:

See Exhibit “A” attached hereto.

LA ] 2as
fec e

This conveyance is made by Grantor and accepted by Grantee subject to the exceptions to title set forth
in Exhibit “B” attached hereto.

As required by ORS 93.030, notice is given that other property or value was either part or the whole
consideration for this conveyance.

This Deed is an absolute conveyance and is not given or intended as security or additional security or collateral
of any kind whatsoever. Grantor hereby acknowledges having received fair and adequate consideration for said
land and Grantor hereby declares that this conveyance is freely and fairly made. Further, it is the express intent
of both the Grantor and the Grantee herein that the legal estate acquired by the Grantee pursuant to the

conveyance by this Deed shall not be merged with the interest of the Deeds of Trust in the subject property by
virtue of those certain Deeds of Trust, as foltows:

AN ACCOMMODATION
GADITION OF TITLE OR
DOCUMENT

U

(1) Deed of Trust to secure indebtedness in the original amount of $4,100,000 recorded October
20, 2006 as Fee No. 2006-097405, as amended by a document recorded October 24, 2007 as
Fee No. 2007-091600, a document recorded December 18, 2008 as Fee No. 2008-082931, a
document recorded April 17, 2009 as Fee No. 2009-025840, a document recorded July 2, 2009
as Fee No. 2009-047081, a document recorded April 29, 2010 as Fee No. 2010-025621, a

document recorded September 15, 2010 as Fee No. 2010-057707, and a document recorded
May 2, 2011 as Fee No. 2011-026301.

FOR THE VALIDITY, SUFFICIENCY, OR EFFECT OF THIS

RECORDED BY LAWYERS TITLE INS COR-
ONLY NO LIABILITY IS ACCEPTED FOR THE
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2) Deed of Trust to secure indebtedness in the original amount of $4,680,000 recorded March 14,
2008 as Fee No. 2008-018155, as amended by a document recorded June 9, 2009 as Fee No.
2008-041683, a document recorded April 29, 2010 as Fee No. 2010-025618 and a document
recorded September 15, 2010 as Fee No. 2010-057708.

3) Deed of Trust to secure indebtedness in the original amount of $6,216,000 recorded May 1,
2008 as Fee No. 2008-032099, as amended by a document recorded April 29, 2010 as Fee No.
2010-025619 and a document recorded September 15, 2010 as Fee No. 2010-057709.

4 Line of Credit Deed of Trust to secure indebtedness in the original amount of $10,896,000
recorded May 1, 2008 as Fee No. 2008-032100, as amended by the document recorded June 9,
2008 as Fee No. 2008-041685.

5) Deed of Trust to secure indebtedness in the original amount of $650,000 recorded September
15, 2010 as Fee No. 2010-057706, as amended by a document recorded May 2, 2011 as Fee No.
2011-026299.

all of which were: (a) amended by the Assignment and Assumption of Deeds of Trust recorded August
1, 2013 as Fee No. 2013-054762; and (b) supplemented by a Subdivision Plat Consent Affidavit
recorded May 28, 2008 as Fee No. 2008-038605 and were executed by and between Borrower and
Washington Federal, Inc. Nothing in this Warranty Deed will serve to release or discharge any of the
indebtedness secured by the Deeds of Trust or other security documents.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, CHAPTER
855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS INSTRUMENT
DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF
APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT,
THE PERSON ACQUIRIN G FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY

LAWFULLY ESTABLISHED LOT OR PARCEL AS DEFINED IN ORS 92.010 OR 215 010, TO VERIFY THE
APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST
FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE RIGHTS OF
NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND
SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, CHAPTER 855, OREGON
LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.

DATED: __ /O~ ‘7/ ,2013

GRANTOR:

Villebois Village Center LLC, an Oregon limited liability company

By: Costa Villebois LLC, an Oregon limited liability company,
Its: Managing Member

By:

I(udy Ay Kadlub

Its:  Managér
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STATE OF OREGON )
) ss.
COUNTY OF Mecrm et )

The foregoing instrument was acknowledged before me this ‘iﬂéay of €€7¢22& 2013 by
Rudy A. Kadlub as Manager of Costa Villebois LLC, an Oregon limited liability company, as managing
member of Villebois Village Center LLC, an Oregon limited liability company.

Sl fp—
Notary Public for -
My commission expires:

OFFICIAL SEAL
FRANK W LAMBERT
NOTARY PUBLIC-OREGON
COMMISSION NO. 466554
MY COMMISSION EXPIRES MARCH 13, 2016
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EXHIBIT A TO DEED TO VILLEBOIS DEVELOPMENT

Legal Description

PHASEI:

Lots 1, 2, 19 and 20 LES BOIS ROWHOMES AT VILLEBOIS VILLAGE CENTER, according to the
office plat thereof, recorded May 13, 2010 as Plat No. 4296, in the City of Wilsonville, Clackamas County,
Oregon

Lots 4, 5,6, 8,9, 10, 11 and 12, VILLEBOIS VILLAGE CENTER, according to the official plat
thereof, recorded June 29, 2007 as Plat No. 4155, in the City of Wilsonville, Clackamas County, Oregon

PHASE II:

Lots 54, 56, 57, 58, 59, 60, 61, 62, 63, 64, 65, 66, 67, 68, 69, 70, and 74 VILLEBOIS VILLAGE
CENTER NO. 2, according to the official plat thereof, recorded May 28, 2008 as No. 4228, in the City of
Wilsonville, Clackamas County, Oregon

PHASE III:

Parcel 3, PARTITION PLAT NO. 2007-128, in the City of Wilsonville, Clackamas County, Oregon.
EXCEPTING THEREFROM that portion described in Street Dedication recorded September 27, 2010
as No. 2010-060545 and EXCEPTING THEREFROM that portion described in Street Dedication recorded

March 1, 2013 as Fee No. 2013-014659, Records of Clackamas County, Oregon
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EXHIBIT B TO DEED TO VILLEBOIS DEVELOPMENT

Permitted Encumbrances

1. Reservation of Rights in favor of the Oregon Department of Human Services contained in a Deed
recorded July 1, 2004 as Fee No. 2004-061031, as amended by the Partial Release of Reservation of
Rights recorded August 27, 2009 as Fee No. 2009-061453.

2. Terms and provisions contained in the document entitled “Unrecorded Development Agreement”
recorded October 17, 2005 as Fee No. 2005-102816.

3. Restrictions and easements shown on the recorded plat of Villebois.

4. Restrictions and easements shown on the recorded plat of Villebois Village Center No. 2.

5. Restrictions and easements shown on Partition Plat No. 2003-90.

6. Restrictions and easements shown on Partition Plat No. 2007-127.

7. Restrictions and easements shown on Partition Plat No. 2007-128.

8. Restrictions and easements shown on the recorded plat of Les Bois Rowhomes at Villebois Village
Center.

9. Covenants, conditions, restrictions and easements in document recorded June 29, 2007 as Fee No.
2007-057605, as modified by the document recorded May 9, 2008 as Fee No. 2008-034239 and re-
recorded January 13, 2010 as Fee No. 2010-002715.

10. Declaration of Annexation to Villebois Village Center (Villebois Village Center No. 2) recorded June
24, 2008 as Fee No. 2008-045988.

11. Articles of Incorporation and Bylaws of the Villbois Village Center Master Owners Association
recorded April 7, 2009 as Fee No. 2009-022975.

12. Ownership and Maintenance Agreement recorded June 27, 2007 as Fee No. 2007-057606, as amended
by an Assignment and Assumption Agreement recorded February 29, 2012 as Fee No. 2012-011927.

13. Ownership and Maintenance Agreement recorded May 28, 2008 as Fee No. 2008-038607.

14. Easement in favor of the City of Wilsonville recorded September 27, 2010 as Fee No. 2010-060545.

15. Temporary Construction Easement Agreement recorded September 27, 2010 as Fee No. 2010-060551.

16. Easement in favor of the City of Wilsonville recorded March 1, 2013 as Fee No. 2013-014659.

17. Easement in favor of the City of Wilsonville recorded March 1, 2013 as Fee No. 2013-014660.

18. Covenants, conditions, restrictions and easements in the document recorded May 13, 2010 as Fee No.
2010-028849.

19. Affidavit of Remaining Monumentation recorded August 26, 2009 as Fee No. 2009-061143.
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Real Capital Solutions, Inc.

371 Centennial Parkway, Suite 200
Louisville, CO 80027

Attn: Jeanne Del.orme Graca

Until a change is requested, all tax statements shall
be sent to Grantee at the following address:
GRANTOR: Villebois Village Center LLC, an Property Management

Oregon limited liability company 371 Centennial Parkway, Suite 200

Louisville, CO 80027

GRANTEE: RCS — Villebois Investments, LLC, a
Colorado limited liability company

STATUTORY SPECIAL WARRANTY DEED

Villebois Village Center LLC, an Oregon limited liability company ("Grantor"), conveys and specially
warrants to RCS — Villebois Investments, LL.C, a Colorado limited liability company ("Grantee"), the following
described real property free of encumbrances created or suffered by the Grantor except as specifically set forth
herein:

See Exhibit “A” attached hereto.

This conveyance is made by Grantor and accepted by Grantee subject to the exceptions to title set forth
in Exhibit “B” attached hereto.

As required by ORS 93.030, notice is given that other property or value was either part or the whole
consideration for this conveyance.

This Deed is an absolute conveyance and is not given or intended as security or additional security or collateral
of any kind whatsoever. Grantor hereby acknowledges having received fair and adequate consideration for said
land and Grantor hereby declares that this conveyance is freely and fairly made. Further, it is the express intent
of both the Grantor and the Grantee herein that the legal estate acquired by the Grantee pursuant to the
conveyance by this Deed shall not be merged with the interest of the Deeds of Trust in the subject property by
virtue of those certain Deeds of Trust, as follows:

(D Deed of Trust to secure indebtedness in the original amount of $4,100,000 recorded October
20, 2006 as Fee No. 2006-097405, as amended by a document recorded October 24,2007 as

document recorded Apr11 17 2009 as Fee No. 2009- 025840 a document recorded July 2, 2009
as Fee No. 2009-047081, a document recorded April 29, 2010 as Fee No. 2010-025621, a
document recorded September 15, 2010 as Fee No. 2010-057707, and a document recorded
May 2, 2011 as Fee No. 2011-026301.

2) Deed of Trust to secure indebtedness in the original amount of $4,680,000 recorded March 14,
2008 as Fee No. 2008-018155, as amended by a document recorded June 9, 2009 as Fee No.
2008-041683, a document recorded April 29, 2010 as Fee No. 2010-025618 and a document
recorded September 15, 2010 as Fee No. 2010-057708.
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3) Line of Credit Deed of Trust to secure indebtedness in the original amount of $10,896,000
recorded May 1, 2008 as Fee No. 2008-032100, as amended by the document recorded June 9,
2008 as Fee No. 2008-041685.

“) Deed of Trust to secure indebtedness in the original amount of $650,000 recorded September
15, 2010 as Fee No. 2010-057706, as amended by a document recorded May 2, 2011 as Fee No.
2011-026299.

all of which were: (a) amended by the Assignment and Assumption of Deeds of Trust recorded August
1, 2013 as Fee No. 2013-054762; and (b) supplemented by a Subdivision Plat Consent Affidavit
recorded May 28, 2008 as Fee No. 2008-038605and were executed by and between Borrower and
Washington Federal, Inc. Nothing in this Warranty Deed will serve to release or discharge any of the
indebtedness secured by the Deeds of Trust or other security documents.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, CHAPTER
855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS INSTRUMENT
DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF
APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT,
THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY
OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A
LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE
APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST
FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE RIGHTS OF
NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND
SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, CHAPTER 855, OREGON
LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.

DATED: 9,13 2013

GRANTOR:
Villebois Village Center LLC, an Oregon limited liability company
By: Costa Villebois LLC, an Oregon limited liability company,

Its: mangging member

By: I

ﬁ\%. Kadlub -
Its:  Marthger
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STATE OF OREGON )
) ss.
COUNTY OF Mieraid #ged )

I o
The foregoing instrument was acknowledged before me this __ day of > 77£47522 2013 by

Rudy A. Kadlub as Manager of Costa Villebois LLC, an Oregon limited liability company, as managing
member of Villebois Village Center LLC, an Oregon limited liability company.

Y
Notary Public for
My commission expires:

OFFICIAL SEAL
FRANK W LAMBERT
NOTARY PUBLIC-OREGON
COMMISSION NC. 466554

MY COMMISSION EXPIRES MARCH 13, 2016
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EXHIBIT A TO DEED TO VILLEBOIS INVESTMENTS

Legal Description

PHASE I

Lots 44, 45, 46, 47, 48, 49, 50 and 51, VILLEBOIS VILLAGE CENTER, according to the official plat
thereof, recorded June 29, 2007 as Plat No. 4155, in the City of Wilsonville, Clackamas County, Oregon

PHASE II:

Lots 7T and 73, VILLEBOIS VILLAGE CENTER NO. 2, according to the official plat thereof,
recorded May 28, 2008 as No. 4228, in the City of Wilsonville, Clackamas County, Oregon
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EXHIBIT B TO DEED TO VILLEBOIS INVESTMENTS

Permitted Encumbrances
1. Restrictions and easements shown on the recorded plat of Villebois Village Center.
2. Restrictions and easements shown on the recorded plat of Villebois Village Center No. 2.
3. Restrictions and easements shown on Partition Plat No. 2003-90.
4. Restrictions and easements shown on Partition Plat No. 2007-127.
5. Restrictions and easements shown on Partition Plat No. 2007-128.
6. Covenants, conditions, restrictions and easements in document recorded June 29, 2007 as Fee No.

2007-057605, as modified by the document recorded May 9, 2008 as Fee No. 2008-034239 and re-
recorded January 13, 2010 as Fee No. 2010-002715.

7. Declaration of Annexation to Villebois Village Center (Villebois Village Center No. 2) recorded June
24, 2008 as Fee No. 2008-045988.

8. Articles of Incorporation and Bylaws of the Villebois Village Center Master Owners Association
recorded April 7, 2009 as Fee No. 2009-022975.

9. Ownership and Maintenance Agreement recorded June 27, 2007 as Fee No. 2007-057606, as amended
by an Assignment and Assumption Agreement recorded February 29, 2012 as Fee No. 2012-011927.

10. Ownership and Maintenance Agreement recorded May 28, 2008 as Fee No. 2008-038607.

11. Affidavit of Remaining Monumentation recorded August 26, 2 -

12. Declaration of Protective Covenants, Conditions, Restrictions and Easements for Seville Rowhomes
recorded April 22, 2009 as Fee No. 2009-027234.
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Attn: Legal Department

29799 SW Town Center Loop East

Wilsonville OR 97070

(@)

STREET DEDICATION DEED

KNOW ALL BY THESE PRESENTS, that RCS — Villebois Development, LL.C, a Colorado
limited liability company (hereinafter referred to as “Grantor”), as legal owner of that certain real
property legally described below (“Property”), does hereby dedicate, grant, transfer, and convey
to the City of Wilsonville, a municipal corporation of the State of Oregon, and its assigns
(hereinafter referred to as “Grantee™), for the use of the public as public way, street, and road
(“Street Dedication”), effective the 21* day of September, 2017, certain real property legally
described as follows:

See Exhibit A, Legal Description, and Exhibit B, Locational Map,
attached hereto, and incorporated by reference as if fully set forth
herein.

TO HAVE AND TO HOLD the above-described Street Dedication unto Grantee for the public
uses and purposes hereinabove mentioned; provided, however, in the event said Property is not
used or ceases to be used for a public purpose, the Street Dedication may be vacated.

The true and actual consideration paid for this transfer, stated in terms of dollars, is Zero Dollars
but consists of or includes other property or value given or promised, which is agreed by Grantor
to be the whole and adequate consideration.

[peers 7ITWR [SFooad? )

This Street Dedication Deed shall be subject to and construed pursuant to the laws of the State of
Oregon, and venue shall be in the County of Clackamas.

No modifications may be made to this Dedication, except in writing, signed by both parties.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE
TITLE SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS IF ANY UNDER ORS 195.300, 195 301

ll

TO 9 AND 17, CHAPTER 855 OREGON LAWS 2009 AND SECTIONS 2 TO 7, CHAPTER 8, OREGON
LAWS 2010. THIS INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE
SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE
PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING
DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE
APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS

Street Dedication
Berkshire No. 2, Lot 76 VVC 3, Tax Lot 2800 Page 1



AGAIN Al YR FOREST PRACTICES, AS DEFINED IN-ORS 30:930, ANDTO INQUIR
ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300,
195301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007,
SECTIONS2 TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7,
CHAPTER 8, OREGON LAWS 2010.

IN WITNESS WHEREOF, the undersigned have executed this Street Dedication effective as of
the date first above written.

GRANTOR:

RCS -VILLEBOIS DEVELOPMENT, LLC,
a Colorado limited liability company

By: Real Capital Solutions, Inc.,
a Colorado corporation
Its: Manager

Name: “Brian Wilson
Its: Division President

STATE OF COLORADO

) ss
COUNTY OF BOULDER )

This instrument was acknowledged before me on &ka\]%’l' ”\ , 2017, by Brian
Wilson, who personally appeared before me, was identified by satisfactory evidence, and
acknowledged that he executed the instrument in his authorized capacity as a Division President of
Real Capital Solutions, Inc., a Colorado corporation, a Manager of RCS — Villebois Development,
LLC, a Colorado limited liability company, to be the free and voluntary act of such patty for the uses

and purposes mentioned in the instrument. ‘
Mﬁf\/\( A

Notg{ry Public — State of Colorado

ERIN BOYER
Notary Public

State of Colorado
Notary 1D 20154002621

My Commission Expires Jan 20, 2019

Street Dedication
Berkshire No. 2, Lot 76 VVC 3, Tax Lot 2800 Page 2




GRANTEE:

ACCEPTED on behalf of the public and Grantee by the City of Wilsonville, Oregon:

—

Bryan Cosgrove, City Manager

et ANGELA MARIE HANDRAN

ARY PUBLIC-OREGON
STATE OF OREGON ) # OOMMlSSION NQ. 953392
) ss. MY COMMISSION EXPIRES AUGUST 14, 2020
County of Clackamas )

This instrument was acknowledged before me on , ) @Q)ﬁ bﬁ[ 2 l , 2017, by

PJ(\) an Coffu\(ové cas (A ‘(\(\QM@@( of the City of Wilsonville.

Notary belic — State of Oregon

APPROVED AS TO FORM:

AV

Barbara A. J@bs}n, City Attorney

APPROVED AS TO LEGAL DESCRIPTION:

Nancyﬂ 7 Kraushaar, P.E., City Engineer

I\esmtivillebois\berkshire 2\doc\deed street ded berkshire 2 lot 76 vve 3~rcs vb (bj”).doc

Street Dedication
Berkshire No. 2, Lot 76 VVC 3, Tax Lot 2800 Page 3
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EXHIBIT A

Page 1 of 2

Pacific
SHECHEHE

Community
Design

LEGAL DESCRIPTION
Street Dedication
Lot 76, “Villebois Village Center No. 3”
Map 3S1W15AC Tax Lot 2800

A street dedication within Lot 76, plat of “Villebois Village Center No. 3”, Clackamas County
Plat Records, in the Northwest and Northeast Quarters of Section 15, Township 3 South, Range
1 West, Willamette Meridian, City of Wilsonville, Clackamas County, State of Oregon, more
particularly described as follows:

BEGINNING at the most northerly corner of said Lot /6;

thence along the northerly line of said Lot 76, South 42°56'37" East, a distance of 169.09 feet
to an angle point;

thence continuing along said northerly line, North 47°03'23" East, a distance of 91.00 feet to
an angle point;

thence continuing along said northerly line, South 42°56'37" East, a distance of 30.50 feet;

thence parallel with and 30.50 feet southerly of said northerly line, South 47°03'23" West, a
distance of 137.00 feet to an angle point on the southerly line of said Lot 76;

thence along said southerly line, North 42°56'37" West, a distance of 63.00 feet to an angle
point;

thence leaving said southerly line, North 47°0323" East, a distance of 18.50 feet;

thence parallel with and 27.50 feet southerly of said northerly line, North 42°56'37" West, a
distance of 136.59 feet to a point on said northerly line;

thence along said northerly line, North 47°02'56" East, a distance of 27.50 feet to the POINT OF
BEGINNING. -

N (" REGISTERED )
Containing 9,430 square feet, more or less. PROFESSIONAL
LAND SURVEYOR

Basis of bearings being plat of “Villebois Village Center No. 3”, !

OREGON
Property Vested in: JULY 9, 2002
TRAVIS C. JANSEN
RCS - Villebois Development, LLC \_ 5771 4

Map 3S1W15AC Tax Lot 2800 RENEWS: 6/3012017



EXHIBIT B

Pacitic

Community
Desion

Page 2 of 2

SKETCH TO ACCOMPANY LEGAL DESCRIPTION
Street Dedication
Lot 76, "Villebois Village Center No. 3"
Map 3S1W15AC Tax Lot 2800

VILLEBOIS VILLAGE
CENTER NO. 3

-

REGISTERED )

30 60

1INCH = 60 FEET

Property Vested in:
RCS - Villebois Development, LLC
Map 3S1W15AC Tax Lot 2800

PROEEQCQINNAL
FRUrcoOIVINAL

LAND SURVEYOR

=N~

\_

OREGON
JULY 9, 2002
TRAVIS C. JANSEN
57751

J

RENEWS: 6/30/2017
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STREET DEDICATION DEED

KNOW ALL BY THESE PRESENTS, that RCS - Villebois Development, LLC, a Colorado
limited liability company (hereinafter referred to as “Grantor”), as legal owner of that certain real
property legally described below (“Property™), does hereby dedicate, grant, transfer, and convey
to the City of Wilsonville, a municipal corporation of the State of Oregon, and its assigns
(hereinafter referred to as “Grantee”), for the use of the public as public way, street, and road
(“Street Dedication”), effective the 21* day of September, 2017, certain real property legally
described as follows:

See Exhibit A, Legal Description, and Exhibit B, Locational Map,
attached hereto, and incorporated by reference as if fully set forth
herein,

TO HAVE AND TO HOLD the above-described Street Dedication unto Grantee for the public
uses and purposes hereinabove mentioned; provided, however, in the event said Property is not
used or ceases to be used for a public purpose, the Street Dedication may be vacated.

The true and actual consideration paid for this transfer, stated in terms of dollars, is Zero Dollars
but consists of or includes other property or value given or promised, which is agreed by Grantor
to be the whole and adequate consideration.

This Street Dedication Deed shall be subject to and construed pursuant to the laws of the State of
Oregon, and venue shall be in the County of Clackamas.

No modifications may be made to this Dedication, except in writing, signed by both parties.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE
TITLE SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301
AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2
TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON
LAWS 2010. THIS INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE
SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE
PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING
DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE
APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS

Street Dedication
Berkshire No. 2, Lot 81VVC 3, Tax Lot 3300 Page 1
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After recording, return to:

City of Wilsonville

Attn: Legal Department

29799 SW Town Center Loop East
Wilsonville OR 97070

STREET DEDICATION DEED

KNOW ALL BY THESE PRESENTS, that RCS — Villebois Development, LLC, a Colorado
limited liability company (hereinafter referred to as “Grantor™), as legal owner of that certain real
property legally described below (“Property”), does hereby dedicate, grant, transfer, and convey
to the City of Wilsonville, a municipal corporation of the State of Oregon, and its assigns
(hereinafter referred to as “Grantee”), for the use of the public as public way, street, and road
(“Street Dedication™), effective the 21*" day of September, 2017, certain real property legally
described as follows:

See Exhibit A, Legal Description, and Exhibit B, Locational Map,
attached hereto, and incorporated by reference as if fully set forth
herein.

TO HAVE AND TO HOLD the above-described Street Dedication unto Grantee for the public
uses and purposes hereinabove mentioned; provided, however, in the event said Property is not
used or ceases to be used for a public purpose, the Street Dedication may be vacated.

The true and actual consideration paid for this transfer, stated in terms of dollars, is Zero Dollars
but consists of or includes other property or value given or promised, which is agreed by Grantor
to be the whole and adequate consideration.

This Street Dedication Deed shall be subject to and construed pursuant to the laws of the State of
Oregon, and venue shall be in the County of Clackamas.

No modifications may be made to this Dedication, except in writing, signed by both parties.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE
TITLE SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301
AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2
TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON
LAWS 2010. THIS INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE
SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE
PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING
DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE
APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS

Street Dedication
Berkshire No. 2, Lot 76 VVC 3, Tax Lot 2800 Page 1



AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE
ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300,
195.301 AND 195305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007,
SECTIONS2 TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7,
CHAPTER 8, OREGON LAWS 2010.

IN WITNESS WHEREOQOF, the undersigned have executed this Street Dedication effective as of
the date first above written.

GRANTOR:

RCS -VILLEBOIS DEVELOPMENT, LLC,
a Colorado limited liability company

By: Real Capital Solutions, Inc.,
a Colorado corporation
Its: Manager

Name: Brian Wilson
Its: Division President

STATE OF COLORADO )
) ss
COUNTY OF BOULDER )

This instrument was acknowledged before me on &Pkmbﬂ' |}\ , 2017, by Brian
Wilson, who personally appeared before me, was identified by satisfactory evidence, and
acknowledged that he executed the instrument in his authorized capacity as a Division President of
Real Capital Solutions, Inc., a Colorado corporation, a Manager of RCS — Villebois Development,
LLC, a Colorado limited liability company, to be the free and voluntary act of such party for the uses

and purposes mentioned in the instrument. _
/(Mﬁmh A\

Not%’ry Public = State of Colorado

ERIN BOYER
Notary Public
State of Colorado
Notary ID 20154002621
My Commission Expires Jan 20, 2019
R g ey

g

Street Dedication
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GRANTEE:

ACCEPTED on behalf of the public and Grantee by the City of Wilsonville, Oregon:

——

Bryan Cosgrove, City Manager

STATE OF OREGON ) i MISSION NO. 953392
) ss. MY COMMISSION EXPIRES AUGUST 14, 2020
County of Clackamas )

This instrument was acknowledged before me on i}Q Qﬂ&m &)ﬁ{ 7 l , 2017, by

DejenC ool as (v (X0amae ™ of the City of Wilsonville.

O_Mm‘ W ‘(k) AL O

Notary Péblic — State of Oregon

APPROVED AS TO FORM:

A S

Barbara A. J@bs}n, City Attorney

APPROVED AS TO LEGAL DESCRIPTION:

Nancyﬂ ¥ Kraushaar, P.E., City Engineer

I:\esmit'willebois\berkshire 2'doc\deed street ded berkshire 2 lot 76 vve 3~res vb (bj”).doc
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EXHIBIT A

Page 1 of 2

Pacific

Community
Design

LEGAL DESCRIPTION
Street Dedication
Lot 76, “Villebois Village Center No. 3”
Map 3S1W15AC Tax Lot 2800

A street dedication within Lot 76, plat of “Villebois Village Center No. 3”, Clackamas County
Plat Records, in the Northwest and Northeast Quarters of Section 15, Township 3 South, Range

1 West, Willamette Meridian, City of Wilsonville, Clackamas County, State of Oregon, more
particularly described as follows:

BEGINNING at the most northerly corner of said Lot 76;

thence along the northerly line of said Lot 76, South 42°56'37" East, a distance of 169.09 feet
to an angle point;

thence continuing along said northerly line, North 47°03'23" East, a distance of 91.00 feet to
an angle point;

thence continuing along said northerly line, South 42°56'37" East, a distance of 30.50 feet;

thence parallel with and 30.50 feet southerly of said northerly line, South 47°03'23" West, a
distance of 137.00 feet to an angle point on the southerly line of said Lot 76;

thence along said southerly line, North 42°56'37" West, a distance of 63.00 feet to an angle
point;

thence leaving said southerly line, North 47°03'23" East, a distance of 18.50 feet;

thence parallel with and 27.50 feet southerly of said northerly line, North 42°56'37" West, a
distance of 136.59 feet to a point on said northerly line;

thence along said northerly line, North 47°02'56" East, a distance of 27.50 feet to the POINT OF
BEGINNING.

REGISTERED

Containing 9,430 square feet, more or less. PROFESSIONAL
LAND SURVEYOR

Basis of bearings being plat of “Villebois Village Center No. 3”,

Clackamas County Plat Records. /%/W/m

OREGON

Property Vested in: JULY 9, 2002

TRAVIS C. JANSEN
57751

RCS - Villebois Development, LLC

Map 351W15AC Tax Lot 2800 RENEWS: 6/30/2017



SKETCH TO ACCOMPANY LEGAL DESCRIPTION

EXHIBIT B

Pacific

Community
Design

Street Dedication
Lot 76, "Villebois Village Center No. 3"
Map 35S1W15AC Tax Lot 2800

PN
’PQ\) N
o N47°02'56"E
QJ,O 27.50'
"’/>o4/ POB
VILLEBOIS VILLAGE
CENTER NO. 3
LOT 81
N47'03'23"E
LOT 76 18.50'
&
&
@é’
Q‘?‘
N CJ\‘\ @Qv
\ Q
SCALE
30 60

1 INCH = 60 FEET

Property Vested in:
RCS - Villebois Development, LLC
Map 3S1W15AC Tax Lot 2800

Page 2 of 2

LOT 76

(

REGISTERED
PROFESSIONAL
LAND SURVEYOR

\

Y % Ve

\.

OREGON
JULY 9, 2002
TRAVIS C. JANSEN
57751

J

RENEWS: 6/30/2017



Clackamas County Property Profile

Parcel #
Ref Parcel

Site Address

Lot Size
Building Area
School District
Zoning
Bedrooms
Bathrooms
Legal

®) Lawyers Title

05019408 Owner Property Management
31W15DB08600 Owner Address 371 Centennial Pkwy Ste 200
Louisville CO 80027
11422 SW Barber St Market Total Value $278,507.00
Wilsonville OR 97070
0.33 Acres (14,205 SqFt) Assessed Total Value $194,054.00
0 SgFt Year Built
West Linn-Wilsonville Sale Date 09/23/2013
Wilsonville-V Village Sale Price
Subdivision Villebois Village Center
Land Use 700 - Multi-Family vacant
Subdivision VILLEBOIS VILLAGE CENTER 4155 LT 12 FUTURE MULTI-FAMILY|Y|183,867

e LI U

(A

-
LA X

Sentry Dynamics, Inc. and its customers make no representations, warranties or conditions, express or implied, as to the accuracy or

completeness of information contained in this report.



Clackamas County Property Profile

®) Lawyers Title

Parcel # 05021233 Owner Property Management

Ref Parcel 31W15AC02100 Owner Address 371 Centennial Pkwy Ste 200
Louisville CO 80027

Site Address Wilsonville OR 97070 Market Total Value $651,262.00

Lot Size 0.50 Acres (21,806 SqFt) Assessed Total Value $452,098.00

Building Area 0 SgFt Year Built

School District West Linn-Wilsonville Sale Date 09/23/2013

Zoning Wilsonville-V Village Sale Price

Bedrooms Subdivision Villebois Village Center #2

Bathrooms Land Use 200 - Commercial land, vacant

Legal Subdivision VILLEBOIS VILLAGE CENTER #2 4228 LT 73|Y|183,867

Sentry Dynamics, Inc. and its customers make no representations, warranties or conditions, express or implied, as to the accuracy or
completeness of information contained in this report.



Clackamas County Property Profile

Parcel #
Ref Parcel

Site Address
Lot Size
Building Area
School District
Zoning
Bedrooms

Bathrooms
Legal

®) Lawyers Title

05025939 Owner Property Management

31W15AC02800 Owner Address 371 Centennial Pkwy Ste 200
Louisville CO 80027

Wilsonville OR 97070 Market Total Value $453,517.00

1.19 Acres (51,732 SqFt) Assessed Total Value $274,797.00

0 SgFt Year Built

West Linn-Wilsonville Sale Date

Wilsonville-PF Public Facilities ~ Sale Price
Subdivision Villebois Village Center #3
Land Use 100 - Residential land, vacant
Subdivision VILLEBOIS VILLAGE CENTER # 3 4384 PT LT 76|Y|183,867

Sentry Dynamics, Inc. and its customers make no representations, warranties or conditions, express or implied, as to the accuracy or

completeness of information contained in this report.
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This map/plat is being furnished as an aid in locating the herein described Land in relation to adjoining streets, natural boundaries and other land, and is not a survey of the land

depicted. Except to the extent a policy of title insurance is expressly modified by endorsement, if any, the Company does not insure dimensions, distances, location of easements,

acreage or other matters shown thereon.
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This map/plat is being furnished as an aid in locating the herein described Land in relation to adjoining streets, natural boundaries and other land, and is not a survey of the land

depicted. Except to the extent a policy of title insurance is expressly modified by endorsement

if any, the Company does not insure dimensions, distances, location of easements,

>

acreage or other matters shown thereon.
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This map/plat is being furnished as an aid in locating the herein described Land in relation to adjoining streets, natural boundaries and other land, and is not a survey of the land
depicted. Except to the extent a policy of title insurance is expressly modified by endorsement, if any, the Company does not insure dimensions, distances, location of easements,
acreage or other matters shown thereon.
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This map/plat is being furnished as an aid in locating the herein described Land in relation to adjoining streets, natural boundaries and other land, and is not a survey of the land
depicted. Except to the extent a policy of title insurance is expressly modified by endorsement, if any, the Company does not insure dimensions, distances, location of easements,

acreage or other matters shown thereon.
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FIRE CODE / LAND USE / BUILDING REVIEW

APPLICATION
o I 4} f
TVF { R North Operating Center South Operating Center
g 11945 SW 70" Avenue 8445 SW Elligsen Rd
Tualatin Valley Tigard, OR 97223 Wilsonville, OR 97070
Fire & Rescue Phone: 503-649-8577 Phone: 503-649-8577

REV 6-30-20

Project Information

Pacific Community Design, Inc. for
Applicant Name: Costa Pacific Communities

Address: 12564 SW Main Street

Phone: 503-941-9484

Email:_Maureen@pacific-community.com

Site Address: _Lots 12, 73 and 76 of Villebois Village Center

City:_ Wilsonville

Map & Tax Lot #: 31W15AC 1200, 2100, and 2800

Business Name: Costa Pacific Communities - Villebois Village Center

Land UselBuiIding Jurisdiction: Mixed-use residential/ Wilsonville
S .. ., Master Permits MP21-0002 & MP21-0003
Land Use/ Building Permit #

igard, Newberg, Tualatin, North
Plains, West Lin e/Sherwood, Rivergrove,
Durham, King City, WaShington County, Clackamas County,
Muitnomah County, Yamhill County

Choose from: Beaveds

X

Project Description

Mixed-use development consisting of 3 mixed-use reside}qﬁal buildings
located on Lots 73 and 76 of Villebois Village Center and a surface parking
lot on Lot 12. Tax Lot 2800 consists of 2 buildings with a total of 94 units
(40 units in Building A and 54 units in Building B). Tax Lot 2100 consists

of 1 building with 49 units. A surface parking lot is proposed on Tax Lot
1200 to serve the residents, employees and visitors of the 3 mixed-use
buildings.

Permit/Review Type (check one):

ﬁLand Use / Building Review - Service Provider Permit
ODEmergency Radio Responder Coverage Install/Test
OLPG Tank (Greater than 2,000 gallons)

OFlammable or Combustible Liquid Tank Installation
(Greater than 1,000 gallons)

*  Exception: Underground Storage Tanks (UST)
are deferred to DEQ for regulation.

OExplosives Blasting (Blasting plan is required)

OExterior Toxic, Pyrophoric or Corrosive Gas Installation
(in excess of 810 cu.ft.)

OTents or Temporary Membrane Structures (in excess
of 10,000 square feet)

OTemporary Haunted House or similar
OOLCC Cannabis Extraction License Review

OCeremonial Fire or Bonfire
(For gathering, ceremony or other assembly)

For Fire Marshal’s Office Use Only

TVFR Permit#__ A 0A | '0030
Permit Type: }fp - Cow
Submittal Date: 3/ A* / A02 |
Assigned To: D F A AL
Due Date:

Fees Due: ﬁ

Fees Paid: /@'

Approvall/inspection Conditions
(For Fire Marshal's Office Use Only)

§220-2

Zk
Fire } arshal or Designee Date
Conditions: M P RRC {ce 4o he p(\; c'\
e b balldina perm
\ C{i f\g pem *‘

(sSmfncc

See Attached Conditions: O Yes [ONo

Site Inspection Required':;ﬁ‘\Yes O No

This section used when site inspection is required

Inspection Comments:

Final TVFR Approval Signature & Emp ID Date
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April 5, 2021
Maureen Jackson

Re: Villebois Apartments
Bldg. “A” SW Campanile Ln.
Wilsonville, OR 97070

Dear Maureen,
Thank you for sending us the preliminary site plans for this proposed development in Wilsonville.

My Company: Republic Services of Clackamas and Washington Counties has the franchise with the City
of Wilsonville to service this area. We will provide complete commercial waste removal and recycling
services as needed on a weekly basis for this location.

The architectural plans that you sent on 3/8/2021 (attached) with dimensions for building “A” trash and
recycle room, will provide space to house our trash and recycle equipment that we determined
adequate for the number of residential units (40 units) proposed for this development.

The architectural plans that you sent on 3/31/2021 (attached) with dimensions for building “A”, and
your response to our concerns regarding our trucks ability to maneuver onto and off the property, as
well as our ability to maneuver the trash and recycle receptacles at this site including: driveway entrance
clearance; transition from trash room to the parking lot; trash room door width of 7’and door
securement; will allow us the ability to safely service this site.

We appreciate your help and concerns for our services prior to this project being developed.

Sincerely,

_— J'/
S

[ Kelly Herrod
Operations Supervisor

Republic Services Inc.

O —
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1. No parking. The curb design will likely deter vehicles from crowding the driveway apron.
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PCD response: bump out at driveway will deter parking
2. Transition from trash room to parking lot must be smooth with minimal grade, no curb, and no obstructions.
2 - C2K resp: Confirmed, transition from interior to exterior will be 1/4" and covered by saddle threshold
3. Trash room doors will require wind pins to hold doors open

3 - C2K resp: Confirmed, these will be provided

4. Trash room door opening width should be minimum 7ft. wide
4 - C2K resp: Confirmed, doors shown are currently 7' wide
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April 5, 2021
Maureen Jackson

Re: Villebois Apartments
Bldg. “B” SW Barber St.
Wilsonville, OR 97070

Dear Maureen,
Thank you for sending us the preliminary site plans for this proposed development in Wilsonville.

My Company: Republic Services of Clackamas and Washington Counties has the franchise with the City
of Wilsonville to service this area. We will provide complete commercial waste removal and recycling
services as needed on a weekly basis for this location.

The architectural plans that you sent on 3/8/2021 (attached) with dimensions for building “B” trash and

recycle room, will provide space to house our trash and recycle equipment that we determined
adequate for the number of residential units (54 units) proposed for this development.

The architectural plans that you sent on 3/31/2021 (attached) with dimensions for building “B”, and
your response to our concerns regarding our trucks ability to maneuver onto and off the property, as
well as our ability to maneuver the trash and recycle receptacles at this site including: drive through
service entrance gate and access; driveway entrance clearance with posted No Parking signs; 8’ wide
access aisle with designated No Parking; transition from trash room to the parking lot; trash room door
width of 7’and door securement; will allow us the ability to safely service this site.

We appreciate your help and concerns for our services prior to this project being developed.

Sincerely,

elly Herrod
Operations Supervisor
Republic Services Inc.
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1. This needs to be an established service entrance. We will require a key or code access if this is gated.
PCD response: service entrance provided for trash. Key or code access will be provided
2. Posted no parking beyond this point.
PCD response: "No Parking” signs will be posted
3. Dedicated “No Parking” We will not roll containers through ADA parking or parking stalls.
3 - C2K resp: Confirmed, this is an 8' wide access aisle in which will have "NO PARKING" painted on it along with diagonal lines
4. Transition from trash room to parking lot must be smooth with minimal grade, no curb, and no obstructions.
4 - C2K resp: Confirmed, transition from interior to exterior will be 1/4" and covered by saddle threshold
5. Trash room doors will require wind pins to hold doors open.
5 - C2K resp: Confirmed, these will be provided
6. Trash room door opening width should be minimum 7ft. wide.

6 - C2K resp: Confirmed, doors shown are currently 7' wide
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April 5, 2021
Maureen Jackson

Re: Villebois Apartments
Bldg. “C” SW Toulouse St.
Wilsonville, OR 97070

Dear Maureen,
Thank you for sending us the preliminary site plans for this proposed development in Wilsonville.

My Company: Republic Services of Clackamas and Washington Counties has the franchise with the City
of Wilsonville to service this area. We will provide complete commercial waste removal and recycling
services as needed on a weekly basis for this location.

The architectural plans that you sent on 3/8/2021 (attached) with dimensions for building “C” trash and
recycle room, will provide space to house our trash and recycle equipment that we determined
adequate for the number of residential units (49 units) proposed for this development.

The architectural plans that you sent on 3/31/2021 (attached) with dimensions for building “C”, and
your response to our concerns regarding our trucks ability to maneuver onto and off the property, as
well as our ability to maneuver the trash and recycle receptacles at this site including: driveway entrance
clearance and posted No Parking; clear visibility low profile landscape at both sides of entrance;
transition from trash room to the parking lot; trash room door width of 7’ and door securement; will
allow us the ability to safely service this site.

We appreciate your help and concerns for our services prior to this project being developed.

Sincerely,

B~

“Kelly Herrod
Operations Supervisor
Republic Services Inc.
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1. Posted No Parking.
PCD response: will post "Mo Parking” sign
2. Posted no parking beyond this point.
PCD response: will post "No Parking" sign
3. No landscape trees or other vision blockers. (visibility when backing out of this location is paramount)
PCD response: plantings will be low to keep visibility
4. Transition from trash room to parking lot must be smooth with minimal grade, no curb, and no obstructions.
4 - C2K resp: Confirmed, transition from interior to exterior will be 1/4" and covered by saddle threshold
5. Trash room doors will require wind pins to hold doors open.
5 - C2K resp: Confirmed, these will be provided
6. Trash room door opening width should be minimum 7ft. wide.
6 - C2K resp: Confirmed, doors shown are currently 7' wide
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D KS 117 COMMERCIAL STREET NE, SUITE 310, SALEM, OR 97301 - 503.391.8773 + DKSASSOCIATES.COM

MEMORANDUM

DATE: June 9, 2021

TO: Khoi Le, P.E. | City of Wilsonville

FROM: Scott Mansur, P.E., PTOE | DKS Associates

Jenna Bogert, P.E. | DKS Associates

SUBJECT: Villebois SAP Central PDP1 and PDP2 Modifications -
Transportation Evaluation P#19006-006

This memorandum documents the trip generation estimates and parking evaluation for the current
proposal of three apartment buildings (Building A, Building B, and Building C) in Villebois Specific
Area Plan (SAP) Central as part of Planned Development Phases (PDP) 1 and 2.

In May 2019, the residential trip generation for the three buildings (totaling 145 apartment units)
was previously evaluated and documented.! The residential trip generation for the entire SAP
Central (with the proposed three apartment buildings) was found to result in a lower trip
generation than previous residential trip generation estimates for SAP Central. Therefore, it was
found that no significant traffic impact was anticipated due to the proposed three apartment
buildings (Buildings A, B, and C). The only recommendation from the previous 2019 memo was for
the addition of 17 bicycle parking stalls to meet City code parking requirements. This memo is
attached for reference.

Recently, the project applicant provided modified
site plans for Buildings A, B, and C. The site
plans show that between the three apartment
buildings, 11 ground-floor apartment units will
be able to be converted to approximately 7,300
square feet of retail space in the future. Because
retail space has a higher trip generation rate and
parking demand than multifamily housing, this
memorandum re-evaluates the trip generation
and parking demand for Buildings A, B, and C for
when the future conversion of the 11 residential
units to 7,300 square feet of retail space occurs.

L Villebois SAP Central (Village Center) Transportation Study, DKS Associates, May 3, 2019.

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1 AND PDP2 - TRIP GENERATION ¢ JUNE 9, 2021 0



TRIP GENERATION (SAP CENTRAL)

The residential unit counts and trip generation estimates for all of SAP Central are shown in Table 1
below for the current proposal (May 2021, reduced by 11 apartment units).? Also shown in Table 1
is the residential trip generation for all of SAP Central that was analyzed and documented in the
2013 Traffic Impact Study (TIS),3 which is the most recent full TIS analysis of the Villebois area.
This 2013 trip generation is shown so that the 2021 residential trips can be compared to the 2013
residential trips. If it is determined that the 2021 trips are higher than the 2013 trips, then
additional traffic impact analysis may be needed.

As shown in Table 1 below, the number of vehicle trips generated by the residential units in May
2021 (550 peak hour trips) is less than the total vehicle trips analyzed in the 2013 TIS (594 peak
hour trips). Therefore, the current modifications for Buildings A, B, and C does not cause a higher
residential trip generation than previously analyzed in 2013 and there is no need for further traffic
impact analysis.

Typically, trip generation estimates are based on trip generation rates from the most current
version of the Institute of Transportation Engineers (ITE) Trip Generation Manual.* However, the
trip generation used in the previous 2013 TIS utilized an older version of the Trip Generation
Manual (9th Edition).°> To remain consistent with the previous trip generation studies, the previous
trip generation rates were used for the 2021 estimates.

TABLE 1: RESIDENTIAL TRIP GENERATION (SAP CENTRAL)

RESIDENTIAL UNIT PM PEAK HOUR TRIP RATE Pl L Lo Lt A8

TYPE U (RESIDENTIAL) (SEgIED':s‘:vTTI&T.)
October 2013 Traffic Impact Study
SINGLE FAMILY 49 units 1.01 trips/unit (64% in, 36% out) 49 (31 in, 18 out) trips
CONDO/TOWNHOUSE 459 units 0.52 trips/unit (67% in, 33% out) 234 (157 in, 77 out) trips
APARTMENT 501 units 0.62 trips/unit (67% in, 33% out) 311 (208 in, 103 out) trips
1,009 units - 594 (396 in, 198 out) trips

May 2021 Plan - Buildings A, B, and C Modification (11 Units Converted to Retail)

SINGLE FAMILY 17 units 1.01 trips/unit (64% in, 36% out) 17 (11 in, 6 out) trips
CONDO/TOWNHOUSE 604 units 0.52 trips/unit (67% in, 33% out) 314 (210 in, 104 out) trips
APARTMENT 354 units 0.62 trips/unit (67% in, 33% out) 219 (147 in, 72 out) trips

975 units - 550 (368 in, 182 out) trips

2 Unit counts for May 2021 update provided by Maureen Jackson, Pacific Community Design, on May 21, 2021.
3 Villebois Future Study Area Transportation Impact Analysis, DKS Associates, October 21, 2013.
4 Trip Generation Manual, 10th Edition, Institute of Transportation Engineers, 2017.

> Trip Generation Manual, 9th Edition, Institute of Transportation Engineers, 2012.

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1 AND PDP2 - TRIP GENERATION ¢ JUNE 8, 2021 1



TRIP GENERATION INCREASE (BUILDINGS A, B, AND C)

To estimate the net increase in trip generation due to the conversion from 11 residential units to
7,300 square feet of retail in Buildings A, B, and C, the trip generation for the 11 apartment units
and for the 7,300 square-feet of retail space is shown in Table 2.

Typically, trip generation estimates are based on trip generation rates from the most current
version of the Institute of Transportation Engineers (ITE) Trip Generation Manual.® However, the
trip generation used in the previous 2013 study utilized an older version of the Trip Generation
Manual for Land Use 220 at a rate of 0.62 trips/unit for apartments. To remain consistent, this was
the trip generation rate used for this study. The trip generation rate for Shopping Center (820) is
what has been assumed for the 7,300 square feet of retail space, which is consistent with previous
Villebois studies.

TABLE 2: VEHICLE TRIP GENERATION

PM PEAK HOUR TRIPS
PM PEAK HOUR a
LAND USE (ITE CODE) TRIP RATE BUILDING SIZE
IN ouT TOTAL
Building A 4 units 1 1 2
APARTMENTS (220)
(ITE Trip Generation Manual 0.62 trips/unit Building B 5 units 2 1 3
oth Edition) Building C 2 units 1 0 1
Total Vehicle Trips (Removed) | (4) (2) (6)
Building A 2.175 KSF 4 4 8
SHOPPING CENTER (820)
(ITE Trip Generation Manual, 3.81 trips/KSF Building B 3.612 KSF 7 7 14
10th Edition) Building C  1.469 KSF | 3 3 6
Total Vehicle Trips (Added) | 14 14 28
NET NEW VEHICLE TRIPS | +10 +12 +22

As shown in the table above, the number of vehicle trips generated by the retail space is 28 (14 in,
14 out) p.m. peak hour trips and results in a net increase of 22 (10 in, 12 out) p.m. peak hour trips
after the conversion of residential to retail. If the 28 retail trips are added to the May 2021 trips in
Table 1, the total residential trips for SAP Central are 578 trips, which is still less than the 594 trips
analyzed in the 2013 TIS. Therefore, the conversion of residential units to retail space does not
cause the residential trip counts to exceed the trip counts previously analyzed in 2013 TIS and
additional traffic impact analysis is not needed.

Because the conversion of 11 residential units to retail space does not cause the SAP Central trip
counts to exceed the 2013 SAP Central trip counts, the estimated number of p.m. peak hour trips
that are expected to travel through the two I-5 interchanges in Wilsonville does not need to be
calculated.

6 Trip Generation Manual, 10th Edition, Institute of Transportation Engineers, 2017.

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1 AND PDP2 - TRIP GENERATION ¢ JUNE 8, 2021 2



PARKING EVALUATION (BUILDINGS A, B, AND C)

The site plans for each building were provided by the project sponsor and are attached to this
memo. The site plans were reviewed to determine if the sites are able to accommodate for the
increase in parking demand due to the future conversion of apartment units into retail space.

Because this development is located in the Villebois Zone, specific development code requirements
are applicable to the site, including required parking minimums?. For multifamily dwellings and
commercial uses, the following parking minimums apply:

1 parking stall per dwelling unit (studio)

e 1 parking stall per dwelling unit (one-bedroom)

e 1.5 parking stalls per dwelling unit (two-bedroom)

e 1.75 parking stalls per dwelling unit (three-bedroom

e 2 parking stalls per 1,000 square feet of commercial uses

The parking requirements per City Code are shown in the table below for the revised site plans
showing the ground-floor retail. As shown, the minimum required number of parking stalls is 167
stalls (the original analysis reported 166 required vehicle parking stalls). The proposed number of
off-street parking stalls provided is 115 total stalls, which is less than the 167-stall minimum
requirement. However, according to the Villebois code®, the minimum parking requirements may
be met by counting on-street parking stalls directly adjoining and on the same side of the street as
the subject property. The last column on the table shows the proposed number of on-street parking
stalls that meet this criterion, which is a total of 48 stalls. Combined with the off-street parking
stalls, the total is at 163 parking stalls for the development, still less than the 167-stall minimum.

The Villebois code also allows for up to 25% percent of the required parking to be substituted with
bicycle parking. It is recommended that the project sponsor substitute the remaining 4 vehicle
parking stalls (2% of total) with bicycle parking stalls in order to meet the vehicle parking stall
minimum. It should be noted that the bicycle stalls intended to substitute the vehicle parking stalls
must also meet the required short-term and long-term bicycle parking code requirements.

7 Table V-2, Section 4.125, City Development Code, City of Wilsonville, 2015.
8 Section 4.125.07.B.4.b, City Development Code, City of Wilsonville, 2015.
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TABLE 3: VEHICLE PARKING REQUIREMENTS

;’::;fhg PROPOSED OFF- | PROPOSED ON-
BUILDING QUANTITY TYPE RATE STALL STREET VEHICLE STREET VEHICLE
MINIMUM PARKING STALLS | PARKING STALLS
12 units Studio 1.0 12
12 units 1 BR 1.0 12
A 3 units 2 BR 1.5 5
49 13
9 units 3 BR 1.75 16
2.175 KSF  Commercial 2.0 4
Subtotal (Building A) 49
10 units Studio 1.0 10
27 units 1 BR 1.0 27
B 10 units 2 BR 1.5 15
38 14
2 units 3 BR 1.75 4
3.612 KSF Commercial 2.0 7
Subtotal (Building B) 63
14 units Studio 1.0 14
29 units 1 BR 1.0 29
(o}
6 units 2 BR 1.5 9 28 21
1.469 KSF  Commercial 2.0 3
Subtotal (Building C) 55
TOTAL 167 115 48

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1 AND PDP2 - TRIP GENERATION ¢ JUNE 8, 2021



SUMMARY

Key findings for the proposed conversion of 11 apartment units to 7,300 square feet of retail space
in Buildings A, B, and C in Villebois SAP Central PDP1 and PDP2 are as follows:

e The future conversion of 11 apartment units to 7,300 square feet of retail space is
estimated to generate less residential trips for SAP Central than the residential trips for SAP
Central as documented in the 2013 TIS. Therefore, there is no need for further traffic
impact analysis.

e Because the conversion of 11 residential units to 7,300 square feet of retail space does not
cause the SAP Central trip counts to exceed the SAP Central trip counts in the 2013 TIS, the
estimated number of p.m. peak hour trips that are expected to travel through the two I-5
interchanges in Wilsonville does not need to be calculated.

e The proposed parking meets the parking minimum requirements as described in the City
Code if the developer adds an additional 4 bicycle parking stalls across the three sites.

Please let us know if you have any questions.

Attachments:
e Modified Site Plans for Buildings A, B and C

e Villebois SAP Central (Village Center) Transportation Study, DKS Associates, May 3, 2019
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D I(S 117 COMMERCIAL STREET NE, SUITE 310, SALEM, OR 97301 - 503.391.8773 + DKSASSOCIATES.COM

MEMORANDUM

DATE: June 8, 2021

TO: Khoi Le, P.E. | City of Wilsonville

FROM: Scott Mansur, P.E., PTOE | DKS Associates [P0 31, 202 |

Jenna Bogert, P.E. | DKS Associates

SUBJECT: Villebois SAP Central PDP1C Lot 12 - Transportation Evaluation P18197-012

This memorandum documents trip generation estimates and a site plan review for the proposed
development on Villebois SAP Central PDP1C Lot 12. In 2018, this site was approved for 3
rowhomes with one rowhome containing 711 square-feet of commercial/office space on the ground
floor. However, the developer recently proposed that the site instead be developed into a 24-stall
parking lot. This memorandum contains the estimated trip generation at the 24-stall parking lot
during the p.m. peak hour and an evaluation of the site plan.

FIGURE 1: STUDY AREA

SHAPING A SMARTER TRANSPORTATION EXPERIENCE™ AN EMPLOYEE-OWNED COMPANY



TRIP GENERATION

The estimated trips in and out of the proposed 24-stall parking lot is shown in Table 1. Typically,
trip generation estimates are based on trip generation rates from the most current version of the
Institute of Transportation Engineers (ITE) Trip Generation Manual. However, the ITE Trip
Generation Manual, 10th Edition does not contain land uses that match the proposed parking lot.
This is because constructing parking stalls alone will not necessarily generate trips, however, it will
allow for more convenient parking to adjacent land uses and could encourage some increased trip
activity for the retail, residential, plaza and park uses. The estimated trip generation shown below
quantifies the vehicles in and out of the new parking stalls, but all trips are assumed to be existing
trips.

For this analysis, we have assumed a rate of 0.7 vehicle trips per parking stall during the p.m.
peak hour and a directional vehicle distribution of 60% in and 40% out. The proposed trip rate
assumes that 70% of the parking stalls will turnover during the peak hour, which is based on
engineering judgement. It is assumed that this parking lot will serve as overflow parking for the
adjacent townhomes and retail land uses in the vicinity of the site.

TABLE 1: VEHICLE TRIPS FOR PARKING STALLS

PM PEAK HOUR TRIPS
LAND USE TRIP RATE SIZE *

IN ouT TOTAL

PARKING LOT 0.7 trips/stall 24 stalls 10 7 17

As shown in the table above, the number of estimated trips generated by this parking lot is 17 (10
in, 7 out) p.m. peak hour trips.

Because all of the trips are assumed to be existing trips, there are no new p.m. peak hour trips
that are expected to travel through the two I-5 interchanges in Wilsonville.

SITE PLAN REVIEW

The applicant’s preliminary site plan was provided by the project sponsor and is attached to this
memo. It was reviewed to evaluate site access and safety for vehicles and pedestrians.

Access to the parking lot is provided from an alley called SW Palermo Street. The parking lot access
is approximately 24 feet wide and located just southwest of the curve on SW Palermo Street.

Based on a field visit and the observed vehicle speeds in the alley, preliminary sight distance was
found to be sufficient for the proposed access and is not anticipated to be a safety issue for
vehicles entering and exiting the parking lot.

Within the parking lot, the aisle width is approximately 24 feet wide and is a sufficient width to
allow two-way travel and backing/turning maneuvers in and out of parking stalls.

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1C LOT 12 - TRIP GENERATION ¢ MAY 21, 2021 2



The site plan shows sidewalks on the north side of the parking lot adjacent to Villebois Drive, which
connect pedestrians to existing sidewalk on SW Barber Street and SW Villebois Drive. It is
recommended to build a pedestrian connection south of the parking lot to connect SW Palermo
Street to SW Barber Street. This pedestrian connection is important since it connects to key
pedestrian generators such as The Piazza at Villebois to the north of the site.

SUMMARY

Key findings for the proposed Villebois Village SAP Central PDP1C Lot 12 development of a 24-stall
parking lot in Wilsonville, Oregon are as follows:

e The proposed 24-stall parking lot is estimated to experience 17 (10 in, 47out) p.m. peak
hour trips in and out of the project site. All of the trips in and out of the parking lot are
considered existing trips because constructing parking stalls will not generate new trips,
however, it will allow for more convenient parking to adjacent land uses and could
encourage some increased activity for the retail uses

e There are no safety issues identified for vehicles entering or exiting the parking lot. The
drive aisle width is sufficient for two-way travel and turning/backing maneuvers in and out
of parking stalls.

e It is recommended to include a pedestrian connection south of the parking lot to connect
SW Palermo Street to SW Barber Street. This pedestrian connection is especially significant

since it connects to key pedestrian generators such as The Piazza at Villebois to the north of
the site.

Please let us know if you have any questions.

Attachments:

e Preliminary Site Plan

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1C LOT 12 - TRIP GENERATION ¢ MAY 21, 2021 3
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MEMORANDUM

DATE: May 16, 2021
TO: Cindy Luxhoj, AICP
Khoi Le, PE
City of Wilsonville
FROM: Stacy Connery, AICP
Maureen Jackson, AICP
Project Name: Villebois Village Center Mixed Use
Re: Traffic Impact Analysis

(bB21-0008, DB21-0010 thru DB21-0013; DB21-0014 thru DB21-0016;
DB21-0022 thru DB21-0024)

Included in submittal is a copy of the Transportation Study prepare by DKS dated May 3, 2019.

The applicant has authorized the Scope of Work for DKS to prepare a Traffic Impact Study for
the revised Villebois Village Center mixed-use development proposal that includes a parking lot
on Lot 12 in PDP 1C and modified building designs that provide potential conversion of Level 1
residential units that face onto The Piazza into commercial/ retail space. The Introductory
Narrative provided in Section IA of this submittal has been revised to include vehicle parking
calculations for the entire mixed-use development and future retail conversion.

Thank you.

12564 SW Main Street, Tigard, OR 97223 ¢ [T] 503-941-9484 [F] 503-941-9485



117 Commercial Street NE
Suite 310

Salem, OR 97301
503.391.8773

www.dksassociates.com

MEMORANDUM

DATE: May 3, 2019
TO: Steve Adams, P.E., City of Wilsonville
FROM: Scott Mansur, P.E., PTOE rEXPIRES: '?—-?l"""l

Jenna Hills, EI

SUBJECT: Villebois SAP Central (Village Center) Transportation Study P18005-008

This memorandum evaluates trip generation for the updated Villebois Specific Area Plan (SAP) Central with
emphasis on the Village Center (PDP1 and PDP2). The review is based on a site plan provided by the project

sponsor.!

The project sponsor has indicated that a portion of the proposed Village Center development will consist of
three apartment buildings. These three buildings will consist of 145 apartment units, common areas (27,344
square feet), retail space (3,668 square feet), and rental storage space (596 square feet). The purpose of this
memorandum is to compare the proposed land use development of Villebois Village Center to previously
analyzed SAP Central land use numbers and evaluate the site plan impacts.

SAP Central Residential Land Use/Trip Generation

The most recent (August 2016) trip generation performed for Villebois SAP Central assumed that SAP Central
would include 75 single family units, 500 condo/townhome units, and 365 apartment units for a total of 940
residential units?. The current SAP Central proposal includes 8 single-family units, 618 condo/townhome units,
and 365 apartment units for a total of 991 residential units®. Table 1 shows the updated p.m. peak hour trip
generation estimates for the land use along with the net change. As shown, the currently planned land uses are
estimated to generate four trips less than the estimate from the August 2016 SAP Central approval in the p.m.

peak hour.

The Institute of Transportation Engineers (ITE) codes and trip rates used in the table below are based on the 6™
Edition of the ITE Trip Generation Manual, which was the most recent edition available when the Villebois
Village Master Plan was created. These rates were established for Villebois trip generation purposes in the

L Villebois Village Center, C2K Architecture, January 3, 2019.
2 Villebois — SAP Central PDP 11C Lot 81 Transportation Study Update, DKS Associates, August 11, 2016.
3 Single family unit count provided by Brad Dillingham, Pacific Design Community, April 4, 2019.



Villebois SAP Central (Village Center) Transportation Study

May 3, 2019
Page 2 of 4

release of the 10" Edition of the ITE Trip Generation Manual.

Table 1: SAP Central Trip Generation Comparison

Basis of Traffic Impact Analysis (August 2016)

DKS

Villebois Urban Village Trip Generation Memorandum. For consistency, these rates will be used despite the

Single Family Units (210) 75 units 1.01 trips/unit (64% in / 36% out) 48 28 76
Condo/Townhome (230) 500 units 0.54 trips/unit (67% in / 33% out) 181 89 270
Apartments (220) 365 units 0.62 trips/unit (67% in / 33% out) 151 75 226
Total Trips 380 192 572

Current Plans (April 2019)

Single Family Units (210) 8 units 1.01 trips/unit (64% in / 36% out) 5 3 8
Condo/Townhome (230) 618 units 0.54 trips/unit (67% in / 33% out) 224 110 334
Apartments (220) 365 units 0.62 trips/unit (67% in / 33% out) 151 75 226
Total Trips 380 188 568

Net New Trips 0 -4 -4

SAP Central Village Center Trip Generation

SAP Central is broken into multiple Planned Development Phases (PDPs) with the current phase being called the
Village Center, which includes PDP 1 and PDP 2. Table 2 shows the estimated trip generation for Village Center

based on the currently proposed 145 apartment units. The trip generation rates in Table 1 for Apartments (220)
were used. As shown, the 145 apartment units would generate approximately 90 (60 in, 30 out) p.m. peak hour

trips.

Table 2: SAP Central Village Center Trip Generation

Apartments (220)

145 units

0.62 trips/unit (67% in / 33% out)

60

30

90

Total

60

30

90
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Site Plan Review

The applicant’s preliminary site plan was provided by the project sponsor and is attached to the appendix. It
was reviewed to evaluate site access and safety for vehicles and pedestrians as well as evaluate parking.

One vehicle access is provided to each building site. Access to the Building A is provided via Campanile Lane,
access to Building B is provided via Barber Street, and access to Building C is provided via Toulouse Street. The
site plan shows sidewalks fronting all three proposed buildings and on all residential streets, providing safe
crossings and connections for pedestrians in the area.

Because this development is located in the Villebois Zone, specific development code requirements are
applicable to the site, including required parking minimums®. For multifamily dwellings, the following parking
minimums apply:

e 1 parking stall per dwelling unit (studio)

e 1 parking stall per dwelling unit (one-bedroom)

e 1.5 parking stalls per dwelling unit (two-bedroom)

e 1.75 parking stalls per dwelling unit (three-bedroom)

The parking requirements per City Code are shown in the table below as well as the proposed parking stalls per
the site plan provided. As shown, the minimum required number of parking stalls is 166 stalls. The proposed
number of off-street parking stalls provided is 112 total stalls, which is less than the 166-stall minimum
requirement. However, according to the Villebois code®, the minimum parking requirements may be met by
counting on-street parking stalls directly adjoining and on the same side of the street as the subject property.
The last column on the table shows the proposed number of on-street parking stalls that meet this criterion,
which is a total of 37 stalls. Combined with the off-street parking stalls, the total is at 149 parking stalls for the
development, still less than the 166-stall minimum. The Villebois code also allows for up to 25% percent of the
required parking to be substituted with bicycle parking. The project sponsor intends to substitute the remaining
17 vehicle parking stalls with bicycle parking stalls in order to meet the vehicle parking stall minimum. It should
be noted that the bicycle stalls intended to substitute the vehicle parking stalls must be in addition to the
required short-term and long-term bicycle parking requirements.

4 Site plan provided in email from Steve Adams, City of Wilsonville, April 2, 2019.
5 Table V-2, Section 4.125, City Development Code, City of Wilsonville, 2015.
6 Section 4.125.07.B.4.b, City Development Code, City of Wilsonville, 2015.
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Table 3: Vehicle Parking

DKS

Building | Units | Type Rate Vebhicle Parking Stall Proposed Off-Street Proposed On-Street
(Stall/Unit) Minimum Vehicle Parking Stalls Vehicle Parking Stalls
15 Studio 1.0 15
A 13 1BD 1.0 13 47
3 2BD 1.5 5 . 11
9 38D 175 16 (includes two ADA stalls)
Subtotal (Building A) 49
11 Studio 1.0 11
B 30 1BD 1.0 30 37
11 2BD 1.5 17 . 12
5 38D 17c 2 (includes two ADA stalls)
Subtotal (Building B) 62
15 Studio 1.0 15
C 29 1BD 1.0 29 28 14
7 2BD 1.5 11 (includes two ADA stalls)
Subtotal (Building C) 55
Total 166 112 37
Summary

Key findings for the proposed Villebois Urban Village SAP Central Village Center development of 145 apartment

units in Wilsonville, Oregon are as follows:

e The current development levels estimated for SAP Central will result in a total of four less trips in the

p.m. peak hour project trips when compared with the previously approved trip generation estimates

from August 2016.

e The proposed development of 145 apartment units are estimated to generate 90 (60 in, 30 out) new

p.m. peak hour trips.

e The proposed parking meets the parking minimum requirements as described in the City Code.

Please let us know if you have any questions.



NEIGHBORHOOD MEETING MAILING LIST

Jim McCloud
21341 Canea
Mission Viejo, CA 92692

Margaret Kirton
29021 SW Villebois Dr S
Wilsonville, OR 97070

Sally-Jo Armstrong
PO Box 185
Beaverton, OR 97075

Lori Schain
28855 SW Costa Cir W
Wilsonville, OR 97070

Jeremy Martin
28867 SW Costa Cir
Wilsonville, OR 97070

A Sharpsteen Jr
29125 SW Villebois Dr S
Wilsonville, OR 97070

Molly Thomas
29113 SW Villebois Dr S
Wilsonville, OR 97070

Community Management, Inc. (CMI)
2105 SE 9th Ave
Portland, OR 97214

Ramon Clement
877 E 62 Ave
Vancouver, BC V5X 2-G8

Ronald Larson
29101 SW Villebois Dr S
Wilsonville, OR 97070

Daniel Dollinger
28652 SW Costa Cir E
Wilsonville, OR 97070

Elaine Honzel

1109 Le Grande Cannon Blvd

Helena, MT 59601

Randy Sandberg
28811 SW Costa Cir W
Wilsonville, OR 97070

Christina Starr
28859 SW Costa Cir W
Wilsonville, OR 97070

John Morris
4155 NW Dale Dr
Corvallis, OR 97330

Katie Lapp
29121 SW Villebois Dr S
Wilsonville, OR 97070

John Hatch
29109 SW Villebois Dr S
Wilsonville, OR 97070

Renaissance Court Inc
2740 SE Powell Blvd
Portland, OR 97202

Terence Little
16802 Maple Cir
Lake Oswego, OR 97034

Property Management

371 Centennial Pkwy Ste 200

Louisville, CO 80027

Dewayne McQueen
28831 SW Costa Cir W
Wilsonville, OR 97070

Skyler Arabak
28819 SW Costa Cir W
Wilsonville, OR 97070

Davis Larry A Trustee
367 Mavis Dr
Los Angeles, CA 90065

Marcos Maldonado
30256 SW Thomas St Unit 1107
Wilsonville, OR 97070

Joey Koehler
28875 SW Costa Cir W
Wilsonville, OR 97070

Jim Harth
29117 SW Villebois Dr S
Wilsonville, OR 97070

Hayley Barrett
29105 SW Villebois Dr S
Wilsonville, OR 97070

Janet Bodyfelt
29110 SW Villebois Dr S
Wilsonville, OR 97070

Northwest Community Management
PO Box 23099
Tigard, OR 97281

Jong Oh
11416 SW Barber St
Wilsonville, OR 97070



NEIGHBORHOOD MEETING MAILING LIST

Lauren Abrew
11663 SW Grenoble St
Wilsonville, OR 97070

Kao Properties LLC
PO Box 2436
Wilsonville, OR 97070

Northwest Housing Alternatives Inc
13819 SE McLoughlin Blvd
Milwaukie, OR 97222

Martina Dunbar
11515 SW Toulouse St
Wilsonville, OR 97070

Lynette Sanford
11354 SW Barber St
Wilsonville, OR 97070

Simnitt, Jj Family Trust
138 NE 22nd Ave
Canby, OR 97013

Andre Veillet
11343 SW Barber St
Wilsonville, OR 97070

Villebois Commmunity Center Assn
PO Box 23099
Tigard, OR 97281

Dun Investments LLC
3927 Lake Grove Ave
Lake Oswego, OR 97035

Donald Wagner
11910 SW Palermo St
Wilsonville, OR 97070

Michael Sherwood
11404 SW Barber St
Wilsonville, OR 97070

Jason Douthit
11386 SW Barber St
Wilsonville, OR 97070

Marsha Davis
29010 SW Villebois Dr S
Wilsonville, OR 97070

James Scoggins
4603 Conestoga Blvd
Yakima, WA 98908

Vladimir Cherdivara
11348 SW Barber St
Wilsonville, OR 97070

Durkee Christopher John Trustee
2356 Glen Haven Rd
Lake Oswego, OR 97034

Ryan Dixon
11349 SW Barber St
Wilsonville, OR 97070

Jodi Johnson
11894 SW Palermo St
Wilsonville, OR 97070

Tonquin Woods At Villebois Hoa
109 E 13th St
Vancouver, WA 98660

Michael Dellerba
11914 SW Palermo St
Wilsonville, OR 97070

Steven Hansen
11398 SW Barber St
Wilsonville, OR 97070

Mg Domaine At Villebois Apts L
11450 SW Toulouse St
Wilsonville, OR 97070

Western Land Holding | LLC
851 SW 6th Ave Ste 1500
Portland, OR 97204

Costa Pacific Homes LLC
11422 SW Barber St
Wilsonville, OR 97070

Mike Studer
11342 SW Barber St
Wilsonville, OR 97070

Dikran Channessian
11337 SW Barber St
Wilsonville, OR 97070

Patel Jabal R Trustee
3251 Covington Ln
Algonquin, IL 60102

Chaltu Wakwoya
22450 Hawthorne Ave
Moreno Valley, CA 92553

Marcus Potter
11906 SW Palermo St
Wilsonville, OR 97070

Ruby Metz
11918 SW Palermo St
Wilsonville, OR 97070



NEIGHBORHOOD MEETING MAILING LIST

Jose Guerrero
12100 SW Palermo St
Wilsonville, OR 97070

Jayme Eichler
12116 SW Palermo St
Wilsonville, OR 97070

Teri Richlick
12128 SW Palermo St
Wilsonville, OR 97070

Ross Hayes
11503 SW Toulouse St
Wilsonville, OR 97070

Deanna Moran
28885 SW Costa Circle W
Wilsonville, OR 97070

Lynda Saling
28897 SW Costa Cir W
Wilsonville, OR 97070

Mercedes Magee
28909 SW Costa Cir W
Wilsonville, OR 97070

Buck Kness Jr
28931 SW Costa Cir W
Wilsonville, OR 97070

Tonquin Woods At Villebois Hoa
1200 NW Naito Pkwy Ste 650
Portland, OR 97209

McKenzie Roth
11375 SW Barber St
Wilsonville, OR 97070

James Boster
12104 SW Palermo St
Wilsonville, OR 97070

John Kirkland
12120 SW Palermo St
Wilsonville, OR 97070

Tonquin Woods At Villebois Hoa
109 E 13th St
Vancouver, WA 98660

Robert Liebenow
11505 SW Toulouse St
Wilsonville, OR 97070

Gilberto Valdez
28889 SW Costa Cir W
Wilsonville, OR 97070

Patricia Allen
28901 SW Costa Cir W
Wilsonville, OR 97070

Shane Hillier
28923 SW Costa Cir W
Wilsonville, OR 97070

James Chang
28935 SW Costa Cir W
Wilsonville, OR 97070

Polygon Wih LLC
109 E 13th St Ste 200
Vancouver, WA 98660

Christopher Abbey
11381 SW Barber St
Wilsonville, OR 97070

Cassie Righter
12108 SW Palermo St
Wilsonville, OR 97070

Peter Brooks Jr
12124 SW Palermo St
Wilsonville, OR 97070

Brian Gilday
1341 Stonehaven Dr
West Linn, OR 97068

Barry Cavinaw
28881 SW Costa Cir W
Wilsonville, OR 97070

Rachel Norse
28893 SW Costa Cir W
Wilsonville, OR 97070

James Chang
28905 SW Costa Cir W
Wilsonville, OR 97070

Raghunath Viswanatha
6426 Frost St
Lake Oswego, OR 97035

lan Garcia
28939 SW Costa Cir W
Wilsonville, OR 97070

Property Management

371 Centennial Pkwy Ste 200

Louisville, CO 80027

Joseph Tucker
11387 SW Barber St
Wilsonville, OR 97070
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James Bickell
11393 SW Barber St
Wilsonville, OR 97070

Morgan Investments LLC
11411 SW Barber St
Wilsonville, OR 97070

29017 Villebois-Wilsonville LI
11921 SW Tallwood Dr
Tigard, OR 97223

Jennifer Cummings
29029 SW Villebois Dr
Wilsonville, OR 97070

Hpa Borrower 2017-1 MI LLC
180 N Stetson Ave Ste 3650
Chicago, IL 60601

Jason Waugh
29050 SW Villebois Dr
Wilsonville, OR 97070

Erika Pham
29038 SW Villebois Dr
Wilsonville, OR 97070

Kyle Aaron
29026 SW Villebois Dr
Wilsonville, OR 97070

Saladino Christine M Trustee
28997 Costa Cir W
Wilsonville, OR 97070

Elizabeth Pellow
28533 Orleans Ave
Wilsonville, OR 97070

Kelley Recker
11399 SW Barber St
Wilsonville, OR 97070

Carlos Ordonez
29009 SW Villebois Dr S
Wilsonville, OR 97070

Michael Kummerman
29021 SW Villebois Dr S
Wilsonville, OR 97070

Ting Zhang
29033 SW Villebois Dr S
Wilsonville, OR 97070

Terrance Franks
1127 W lowa Ave
Sunnyvale, CA 94086

Sean Preston
29046 SW Villebois Dr S
Wilsonville, OR 97070

Clayton Johnson
29034 SW Villebois Dr
Wilsonville, OR 97070

Leslie Moore
28989 SW Costa Cir W
Wilsonville, OR 97070

Ernest Gennaccaro
29001 Costa Cir W
Wilsonville, OR 97070

Kirsten Roush
28527 Orleans Ave
Wilsonville, OR 97070

Rene Wirtz
11405 SW Barber St
Wilsonville, OR 97070

Du Fang
8416 SW 184th Loop
Beaverton, OR 97007

Christian Gates
29025 SW Villebois Dr
Wilsonville, OR 97070

Hpa Borrower 2016 MI LLC
180 N Stetson Ave Ste 3650
Chicago, IL 60601

Syreeta Abrams
29049 SW Villebois Dr
Wilsonville, OR 97070

Graham Doyle
29040 SW Villebois Dr
Wilsonville, OR 97070

Michael Tatlock
29030 SW Villebois Dr S
Wilsonville, OR 97070

Robert Dubay
12001 SW Grenoble St
Wilsonville, OR 97070

Caitlin Mortelliti
28539 Orleans Ave
Wilsonville, OR 97070

Grant Coffey
28521 Orleans Ave
Wilsonville, OR 97070



Adam Boyd
28520 Paris Ave
Wilsonville, OR 97070

Lyndsey Chamberlain
28538 Paris Ave
Wilsonville, OR 97070

Gold Water Express LLC
11549 Collina Ln
Wilsonville, OR 97070

Cristin Viveros
11531 Collina Ln
Wilsonville, OR 97070

Richard Wilt
14748 Speer Lake Dr E
Winter Garden, FL 34787

Kelli Thielke
11556 SW Collina Ln
Wilsonville, OR 97070

Kaelan Rasmussen
11538 SW Collina Ln
Wilsonville, OR 97070

Adriana Vintila
11520 SW Collina Ln
Wilsonville, OR 97070

Luke Johnson
28611 SW Orleans Ave
Wilsonville, OR 97070

Dayna Schroeder
28629 SW Orleans Ave
Wilsonville, OR 97070

Stephanie Burke
28526 Paris Ave
Wilsonville, OR 97070

Defne Cakin
28544 Paris Ave
Wilsonville, OR 97070

Tenisha Tevis
11543 SW Collina Ln
Wilsonville, OR 97070

Cindy Luxhoj
11525 Collina Ln
Wilsonville, OR 97070

Tonquin Woods At Villebois Il Hoa

109 E 13th St
Vancouver, WA 98660

Amanda Martin
11550 SW Collina Ln
Wilsonville, OR 97070

Asher Graves
11532 SW Collina Ln
Wilsonville, OR 97070

Thomas Luck
11514 SW Collina Ln
Wilsonville, OR 97070

Kimberly Bishop
28617 SW Orleans Ave
Wilsonville, OR 97070

John Corbally
28635 SW Orleans Ave
Wilsonville, OR 97070

NEIGHBORHOOD MEETING MAILING LIST

Brent Fleck
28532 SW Paris Ave
Wilsonville, OR 97070

Brian Hall
11555 SW Collina Ln
Wilsonville, OR 97070

Mt Park Investors LLC
PO Box 1066
Lake Oswego, OR 97034

Kiely House
11519 SW Collina Ln
Wilsonville, OR 97070

Royal Crest At Villebois Hoa

703 Broadway St Ste 510
Vancouver, WA 98660

Peter Jenkins
11544 SW Collina Ln
Wilsonville, OR 97070

Amanda Vonfeldt
11526 SW Collina Ln
Wilsonville, OR 97070

Christopher Grau
28605 SW Orleans Ave
Wilsonville, OR 97070

Lynda Bartel
28623 SW Orleans Ave
Wilsonville, OR 97070

Futa Yoshida
28641 SW Orleans Ave
Wilsonville, OR 97070



Sandy Eastman
28647 SW Orleans Ave
Wilsonville, OR 97070

Wendy Larimer
28671 SW Orleans Ave
Wilsonville, OR 97070

Linda Alpiger
28689 SW Orleans Ave
Wilsonville, OR 97070

Richard Threlfall
28721 SW Villebois Dr N
Wilsonville, OR 97070

Lauren Myers
28739 SW Villebois Dr N
Wilsonville, OR 97070

Gabriel Mercado
28686 SW Paris Ave
Wilsonville, OR 97070

Blake Westling
28668 SW Paris Ave
Wilsonville, OR 97070

Christopher Douglas
28642 SW Paris Ave
Wilsonville, OR 97070

Laura Caldera
28624 SW Paris Ave
Wilsonville, OR 97070

Daniel Razo
28606 SW Paris Ave
Wilsonville, OR 97070

Gregory Watson
28659 SW Orleans Ave
Wilsonville, OR 97070

Andrea Meyer
28677 SW Orleans Ave
Wilsonville, OR 97070

Megan Janes
28709 SW Villebois Dr N
Wilsonville, OR 97070

Ryan Andrews
28727 SW Villebois Dr N
Wilsonville, OR 97070

Kelly Smith
28745 SW Villebois Dr N
Wilsonville, OR 97070

Ashley Levin
28680 SW Paris Ave
Wilsonville, OR 97070

Marie Riccobene
28660 SW Paris Ave
Wilsonville, OR 97070

Veronica Huerta
28636 SW Paris Ave
Wilsonville, OR 97070

Kevin Scarborough
28618 SW Paris Ave
Wilsonville, OR 97070

Square Camden
109 E 13th St
Vancouver, WA 98660

NEIGHBORHOOD MEETING MAILING LIST

Sheila Houle
28665 SW Orleans Ave
Wilsonville, OR 97070

Ricky Riche
28683 SW Orleans Ave
Wilsonville, OR 97070

Beryl Threlfall
28715 SW Villebois Dr N
Wilsonville, OR 97070

Chris Good
28733 SW Villebois Dr N
Wilsonville, OR 97070

Rikki Hanthorn
28751 SW Villebois Dr N
Wilsonville, OR 97070

Suzanne Trentham
28674 SW Paris Ave
Wilsonville, OR 97070

Scott Kendall
28648 SW Paris Ave
Wilsonville, OR 97070

Amilcar Ramo
28630 SW Paris Ave
Wilsonville, OR 97070

Yan Xiao
28612 SW Paris Ave
Wilsonville, OR 97070

Square Camden
109 E 13th St
Vancouver, WA 98660



Square Camden
109 E 13th St
Vancouver, WA 98660

Brian Thompson
11550 SW Barber St
Wilsonville, OR 97070

Deborah Smith-Fedon
11562 SW Barber St
Wilsonville, OR 97070

Aivars Saukants
11574 SW Barber St
Wilsonville, OR 97070

Yashaswi Murthy
11586 SW Barber St
Wilsonville, OR 97070

Elaine Smith-Koop
28955 SW Costa Cir W
Wilsonville, OR 97070

Ryan Coulam
28961 SW Costa Cir W
Wilsonville, OR 97070

David Wortman
28967 SW Costa Cir W
Wilsonville, OR 97070

Geralyn McNamara
28973 SW Costa Cir W
Wilsonville, OR 97070

Jennifer Jesse
2321 Bonita Dr
Glendale, CA 91208

Square Camden
109 E 13th St
Vancouver, WA 98660

Shannon Van Zante
11554 SW Barber St
Wilsonville, OR 97070

11566 Barber Street-Wilsonville
11921 SW Tallwood Dr
Tigard, OR 97223

Jack Phillips
11578 SW Barber St
Wilsonville, OR 97070

Square Camden
703 Broadway St Ste 510
Vancouver, WA 98660

James Graglia
28957 SW Costa Cir W
Wilsonville, OR 97070

Robert Stonecliffe
28963 SW Costa Cir W
Wilsonville, OR 97070

Xin Zhang
28969 SW Costa Cir W
Wilsonville, OR 97070

JiLee
28975 SW Costa Cir W
Wilsonville, OR 97070

Dennis Christensen Jr
28519 SW Paris Ave
Wilsonville, OR 97070

NEIGHBORHOOD MEETING MAILING LIST

Square Camden
109 E 13th St
Vancouver, WA 98660

Justin Britton
11558 SW Barber St
Wilsonville, OR 97070

Allison McGonagle
11570 SW Barber St
Wilsonville, OR 97070

Steven Masters
11582 SW Barber St
Wilsonville, OR 97070

Villebois Village Ctr Master Owners
Assn

371 Centennial Pkwy Ste 200
Louisville, CO 80027

Xiaohong Ding
28959 SW Costa Cir W
Wilsonville, OR 97070

Melinda Shortell
28965 SW Costa Cir W
Wilsonville, OR 97070

Karen Paez
28971 SW Costa Cir W
Wilsonville, OR 97070

Beverly Serpico
28977 SW Costa Cir W
Wilsonville, OR 97070

Alexa Powell
28523 SW Paris Ave
Wilsonville, OR 97070



David Krein
28527 SW Paris Ave
Wilsonville, OR 97070

Ted Yang
11601 SW Collina Ln
Wilsonville, OR 97070

Thomas Dowd
11613 SW Collina Ln
Wilsonville, OR 97070

Joshua Russell
11629 SW Collina Ln
Wilsonville, OR 97070

Curtis Bailey
11641 SW Collina Ln
Wilsonville, OR 97070

Kevin Howard
11729 SW Valencia Ln
Wilsonville, OR 97070

Michael Brasch
11741 SW Valencia Ln
Wilsonville, OR 97070

Megan Cederholm
11753 SW Valencia Ln
Wilsonville, OR 97070

David Vance
11571 SW Barber St
Wilsonville, OR 97070

Remus Rusnac
11583 SW Barber St
Wilsonville, OR 97070

Qinglai Meng
28531 SW Paris Ave
Wilsonville, OR 97070

Travis Moore
11605 SW Collina Ln
Wilsonville, OR 97070

Kenda Wavra
11617 SW Collina Ln
Wilsonville, OR 97070

Tabitha Thurston
11633 SW Collina Ln
Wilsonville, OR 97070

Thomas Hyde
11655 SW Collina Ln
Wilsonville, OR 97070

Cullen McCroskey
11733 SW Valencia Ln
Wilsonville, OR 97070

Marianne Wegner
1500 SE 79th Ct
Vancouver, WA 98664

Jeffrey Hallin
11757 SW Valencia Ln
Wilsonville, OR 97070

Liyang Xu
1520 NW Mayfield Rd
Portland, OR 97229

Christopher Leedom
11587 SW Barber St
Wilsonville, OR 97070

NEIGHBORHOOD MEETING MAILING LIST

Holly Bourgeois
28535 SW Paris Ave
Wilsonville, OR 97070

Myint Ganeshalingam
11609 SW Collina Ln
Wilsonville, OR 97070

Lorena Maldonado-Camargo

11625 SW Collina Ln
Wilsonville, OR 97070

Arissa Rafn
11637 SW Collina Ln
Wilsonville, OR 97070

Suzanne Dickson
11659 SW Collina Ln
Wilsonville, OR 97070

Victoria Hickok
11737 SW Valencia Ln
Wilsonville, OR 97070

Neil Cernitz
11749 SW Valencia Ln
Wilsonville, OR 97070

Chia Hung
11761 SW Valencia Ln
Wilsonville, OR 97070

Jose Amador
1579 SW Barber St
Wilsonville, OR 97070

Richelle Carkin
28941 SW Costa Cir W
Wilsonville, OR 97070



NEIGHBORHOOD MEETING MAILING LIST

Allyson Moore
28943 SW Costa Cir W
Wilsonville, OR 97070

Mark Gubuan
28949 SW Costa Cir W
Wilsonville, OR 97070

Gary Dowen
11746 SW Valencia Ln
Wilsonville, OR 97070

Angela Neal
28825 SW Villebois Dr N
Wilsonville, OR 97070

Andris Saukants
28837 SW Villebois Dr N
Wilsonville, OR 97070

Adel Morgan
28849 SE Villebois Dr N
Wilsonville, OR 97070

Daniel Couture
28861 SW Villebois Dr N
Wilsonville, OR 97070

Pinnacle Family of Companies

1200 NW Naito Parkway, Suite 650

Portland OR 97209

Christopher Mead
28945 Costa Cir W
Wilsonville, OR 97070

William Perkins
28951 SW Costa Cir W
Wilsonville, OR 97070

Richard Daniel
11742 SW Valencia Ln
Wilsonville, OR 97070

Corbin Bowen
28829 SW Villebois Dr N
Wilsonville, OR 97070

James Brown llI
11734 SW Valencia Ln
Wilsonville, OR 97070

Claire Gallo
28853 SW Villebois Dr N
Wilsonville, OR 97070

Square Camden
703 Broadway St Ste 510
Vancouver, WA 98660

Retheford Meadows HOA
17933 NW Evergreen Pkwy,

Suite 200, Beaverton, OR 97006

Hartung, Lindsey Trust
11067 NW District Ct
Portland, OR 97229

Julian Barton
11750 SW Valencia Ln
Wilsonville, OR 97070

Tamara Lukes
11738 SW Valencia Ln
Wilsonville, OR 97070

Gerald Russell
28833 SW Villebois Dr N
Wilsonville, OR 97070

Angela Foster
28845 SW Villebois Dr N
Wilsonville, OR 97070

David Fritz
28857 SW Villebois Dr N
Wilsonville, OR 97070

Square Camden
703 Broadway St Ste 510
Vancouver, WA 98660

The Management group, Inc.
15350 SW Sequoia Pkwy, Suite 200A
Portland, OR 97224
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l. CITY OF WILSONVILLE COMPREHENSIVE PLAN
RESIDENTIAL DEVELOPMENT - IMPLEMENTATION MEASURES
IMPLEMENTATION MEASURE 4.1.4

Response: The subject site is part of the Villebois Village Master Plan, which is
comprised of a variety of housing opportunities of varying densities. There are many
different housing types within Villebois Village, ranging from multifamily to larger
lots. Villebois Village includes opportunities for affordable, senior, and community
housing. Compliance with this Implementation Measures was addressed with the
Villebois Village Master Plan. The land use plan for the subject area was determined
to be consistent with the Villebois Village Master Plan as refined by the concurrent
SAP North Amendment.

COMPACT URBAN DEVELOPMENT - IMPLEMENTATION MEASURES
IMPLEMENTATION MEASURE 4.1.6.A

Development in the “Residential - Village” Map area shall be directed by the
Villebois Village Concept Plan (depicting the general character of proposed land
uses, transportation, natural resources, public facilities, and infrastructure
strategies), and subject to relevant Policies and Implementation Measures in the
Comprehensive Plan; and implemented in accordance with the Villebois Village
Master Plan, the “Village” Zone District, and any other provisions of the Wilsonville
Planning and Land Development Ordinance that may be applicable.

Response: This application is submitted along with a Preliminary Development
Plan for PDP 12C. PDP 12C demonstrates compliance with SAP Central (see Section
IVD of this application). Section | of this report demonstrates compliance with the City
of Wilsonville’s Comprehensive Plan and Section Il demonstrates compliance with
Wilsonville’s Land Development Code.

IMPLEMENTATION MEASURE 4.1.6.C

The “Village” Zone District shall be applied in all areas that carry the Residential
- Village Plan Map Designation.

Response:  This application proposes a zone change to “Village” for the subject
property area, which is included in the “Residential-Village” Comprehensive Plan Map
Designation.

IMPLEMENTATION MEASURE 4.1.6.D

The “Village” Zone District shall allow a wide range of uses that benefit and
support an “urban village”, including conversion of existing structures in the core
area to provide flexibility for changing needs of service, institutional,
governmental and employment uses.

Response:  The subject site is made up of two sites with a combined area of
approximately 1.19 acres within Villebois Village. The plan for the subject property
includes two mixed use buildings, one for each lot. Both buildings will have
commercial and/or common areas on their first floors with residential units on the top
three floors. The ‘Introductory Narrative’ (see Section IA of this application) describes
the proposed residential units. The proposed residential land use and housing types in
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this area are generally consistent with those portrayed in the Villebois Village Master
Plan, which this regulation is intended to implement.

1. CITY OF WILSONVILLE LAND DEVELOPMENT ORDINANCE
SECTION 4.029 ZONING CONSISTENT WITH THE COMPREHENSIVE PLAN

If a development, other than a short-term temporary use, is proposed on a parcel
or lot which is not zoned in accordance with the comprehensive plan, the applicant
must receive approval of a zone change prior to, or concurrently with the approval
of an application for a Planned Development.

Response: This application is being requested concurrent with a PDP application
(Section IVD) for the site in conformance with the code.

SECTION 4.110 ZONING - ZONES
(.01) The following Base Zones are established by this Code:

H. Village, which shall be designated “V” [per Section 4.125 enabling
amendments (File No. 02PC08)]

Response:  The area has a City of Wilsonville Comprehensive Plan designation of
“Residential - Village.” The site is currently zoned “Public Facility.” This request is
for a zone change to “Village,” which is permitted within the area designated
“Residential - Village” on the Comprehensive Plan Map.

SECTION 4.125 VILLAGE (V) ZONE

(.01) The Village (V) zone is applied to lands within the Residential Village
Comprehensive Plan Map designation. The Village zone is the principal
implementing tool for the Residential Village Comprehensive Plan
designation. It is applied in accordance with the Villebois Village Master
Plan and the Residential Village Comprehensive Plan designation as
described in the Comprehensive Plan.

Response: The subject property lies within the area designated “Residential -
Village” on the Comprehensive Plan Map. This request is for a zone change to V -
Village to guide the development of PDP 5N.

(.02) Permitted Uses

Response: The Preliminary Development Plan proposes uses that are consistent
with the permitted land uses within the Village zone (see Section IVD of this
application). The PDP states that the proposed development will create two Mixed
use buildings. This use is permitted under the Village zone.

(.18) Village Zone Development Permit Process
B. Unique Features and Processes of the Village (V) Zone
2. ...Application for a zone change shall be made concurrently

with an application for PDP approval...

Response:  The application for a zone change is being made concurrent with an
application for PDP approval (see Section IVD of this application).
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SECTION 4.197 ZONE CHANGES AND AMENDMENTS TO THIS CODE - PROCEDURES.

(.02) In recommending approval or denial of a proposed zone map amendment,
the Planning Commission or Development Review Board shall at a minimum,
adopt findings addressing the following criteria:

A. That the application before the Commission or Board was submitted
in accordance with the procedures set forth in Section 4.008 or, in
the case of a Planned Development, Section 4.140; and

Response: This application has been submitted in accordance with the procedures
set forth in Section 4.008. This zone change application will establish the appropriate
zone for this development and will be governed by the appropriate Zoning Sections.

B. That the proposed amendment is consistent with the Comprehensive
Plan map designation and substantially complies with the applicable
goals, policies and objectives, set forth in the Comprehensive Plan
Text; and

Response: The subject area is designated Residential Village on the
Comprehensive Plan Map. Therefore, application of the Village Zone is consistent with
the Comprehensive Plan. Compliance with the Comprehensive Plan is addressed in
Section | of this Report.

C. In the event that the subject property, or any portion thereof, is
designated as “Residential” on the City’s Comprehensive Plan Map;
specific findings shall be made addressing substantial compliance
with Implementation Measure 4.1.4.b, d, e, q, and x of Wilsonville’s
Comprehensive Plan text; and

Response: Compliance with Implementation Measure 4.1.4 is addressed in Section
| of this Report.

D. That the existing primary public facilities, i.e., roads and sidewalks,
water, sewer and storm sewer are available and are of adequate size
to serve the proposed development; or, that adequate facilities can
be provided in conjunction with project development. The Planning
Commission and Development Review Board shall utilize any and all
means to insure that all primary facilities are available and are
adequately sized; and

Response: The Preliminary Development Plan compliance report and the plan
sheets, provided in Sections IVD and IVE of this application, demonstrate that the
existing primary public facilities are available and can be provided in conjunction with
the project. Section IVF includes supporting utility and drainage reports. A Traffic
Impact Analysis is provided in Section IVK.

E. That the proposed development does not have a significant adverse
effect upon Significant Resource Overlay Zone areas, an identified
natural hazard, or an identified geologic hazard. When Significant
Resource Overlay Zone areas or natural hazard, and/ or geologic
hazard are located on or about the proposed development, the
Planning Commission or Development Review Board shall use
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appropriate measures to mitigate and significantly reduce conflicts
between the development and identified hazard or Significant
Resource Overlay Zone; and

Response: The proposed development will not have a significant adverse effect
upon a SROZ area as none exist on the site.

F. That the applicant is committed to a development schedule
demonstrating that the development of the property is reasonably
expected to commence within two (2) years of the initial approval
of the zone change; and

Response:  The applicant is committed to a schedule demonstrating that the
development of the subject property is reasonably expected to commence within two
(2) years of the initial approval of the zone change.

G. That the proposed development and use(s) can be developed in
compliance with the applicable development standards or
appropriate conditions are attached to insure that the project
development substantially conforms to the applicable development
standards.

Response:  The proposed development can be developed in compliance with the
applicable development standards, as demonstrated by this report and the Preliminary
Development Plan applications (see Section IVD of this application).

. PROPOSAL SUMMARY & CONCLUSION

This Supporting Compliance Report demonstrates compliance with the applicable
requirements of the City of Wilsonville Planning & Land Development Ordinance for
the requested Zone Change. Therefore, the applicant requests approval of this
application.
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LEGAL DESCRIPTION
Zone Change
Lot 76
Map 3S1TW15AC Tax Lot 2800

Lot 76, plat of "Villebois Village Center No. 3", Clackamas County Plat Records, in the Northeast
Quarter of Section 15, Township 3 South, Range 1 West, Willamette Meridian, City of
Wilsonville, Clackamas County, State of Oregon, more particularly described as follows:

BEGINNING at the most southerly corner of Lot 11, plat of "Berkshire No. 2", Clackamas County
Plat Records;

thence along the southeasterly line of said lot and its extension, North 47°02' 56" East, a
distance of 225.50 feet to a point on the centerline of SW Valencia Lane;

thence along said centerline, South 42°56' 37" East, a distance of 169.09 feet;
thence leaving said centerline, North 47°03' 23" East, a distance of 91.00 feet;

thence along the southwesterly line of Tract A, plat of "Siena”, Clackamas County Plat Records,
and its extension, South 42°56' 37" East, a distance of 193.00 feet to a point on the northerly
Right-of-Way line of SW Villebois Drive North;

thence along said northerly Right-of-Way line, South 47°03' 23" West, a distance of 80.69 feet
to an angle point;

thence continuing along said Right-of-Way line, South 47°03' 24" West, a distance of 71.31 feet
to the most easterly corner of Tract O, plat of "Villebois Village Center”, Clackamas County Plat
Records;

thence along the northeasterly line of said Tract O and Parcel 5, Partition Plat No. 2013-051,
Clackamas County Plat Records, North 42°56' 36" West, a distance of 162.50 feet to an angle
point;

thence continuing along the northeasterly line of said Parcel 5, North 47°03' 24" East, a distance
of 15.00 feet to an angle point;

thence continuing along said northeasterly line, North 42°56' 36" West, a distance of 63.00 feet
to the most northerly corner of said Parcel 5;

thence along the northwesterly line of said Parcel 5, South 47°03' 24" West, a distance of 179.50
feet to the most westerly Southwest corner of said Parcel 5;



EXHIBIT A

Page 2 of 2

thence along the northeasterly Right-of-Way line of SW Barber Street, North 42°56' 36" West, a
distance of 136.56 feet to the POINT OF BEGINNING.

Containing 1.40 acres, more or less.

Basis of bearings being plat of "Villebois Village Center No. 3", Clackamas County Plat Records.

Property Vested in: 4 REGISTERED )

PROFESSIONAL

RCS - Villebois Development, LLC LAND SURVEYOR

Map 3S1W15AC Tax Lot 2800

OREGON
JULY 9, 2002
TRAVIS C. JANSEN

\_ 57751 )

RENEWS: 6/30/2021
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SKETCH TO ACCOMPANY LEGAL DESCRIPTION
Zone Change
Lot 76
Map 3S1W15AC Tax Lot 2800
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SUPPORTING COMPLIANCE REPORT

VILLEBOIS VILLAGE CENTER MIXED-USE DEVELOPMENT
BUILDINGS A & B oN LoT 76 & BUILDING C ON LOT 73
SAP AMENDMENT - VILLEBOIS CENTRAL
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. VILLEBOIS VILLAGE MASTER PLAN

General - Land Use Plan
Goal

Villebois Village shall be a complete community that integrates land use,
transportation, and natural resource elements to foster a unique sense of place and
cohesiveness.

Policies

1. The Villebois Village shall be a complete community with a wide range of
living choices, transportation choices, and working and shopping choices.
Housing shall be provided in a mix of types and densities resulting in a
minimum of 2,300 dwelling units within the Villebois Village Master Plan area.

Response: The proposed changes to the Villebois Village Architectural Standards
(VCAS) do not affect the number of units being proposed in the Village Center.
Therefore, the vision of the Villebois Village Master Plan will remain intact.

Implementation Measures

1. Allow for unique planning and regulatory tools that are needed to realize the
Villebois Village Master Plan. These tools shall include, but are not limited to:
Specific Area Plans; Pattern Books; and Community Elements Books.

Response:  This application is a request to modify the VCAS for SAP - Central, which
is one of these unique tools. The applicable approval standards for this unique planning
tool are addressed in this report. The proposed VCAS modification is consistent with
general Land Use Plan Implementation Measure 1 by demonstrating compliance with the
applicable approval criteria for the VCAS in this report.

2. Adopt the newly created Village zone district, which may be applied to the
Villebois Village Master Plan area designated Residential-Village on the
Comprehensive Plan Map. The new Village zone shall be based on the Villebois
Village Master Plan Goals, Policies and Implementation Measures contained
within this document.

Response: The modifications to the VCAS being proposed with this application
remain compliant with the Village (V) zoning district.

3. Refinements to the Villebois Village Master Plan are anticipated as more
detailed plans are developed for the Specific Area Plans. Specific Area Plans
may propose refinements to the Villebois Village Master Plan without
requiring an amendment to the Villebois Village Master Plan provided the
refinement is not significant. Non-significant refinements shall be defined in
the Village ("V") Zone text and may include, but are not limited to: minor
alterations to street alignments or minor changes in area or uses.
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Disagreement about whether a refinement is significant shall be resolved by
a process provided in the Village ("V") Zone text.

Response: This SAP Amendment is being requested for the specific purpose of
refining the architectural standards of the Village Center in order to implement the
Villebois Village Master Plan.

Residential neighborhood Housing
Goal

The Villebois Village shall provide neighborhoods consisting of a mix of homes for
sale, apartments for rent, row homes, and single-family homes on a variety of lot
sizes, as well as providing housing for individuals with special needs. The Villebois
Village shall provide housing choices for people of a wide range of economic levels
and stages of life through diversity in product type.

Policies

1. Each of the Villebois Village’s neighborhoods shall include a wide variety of
housing options and shall provide home ownership options ranging from
affordable housing to estate lots.

Response: The concurrent Preliminary and Final Development plans propose mixed
use apartment buildings within the Village Center. These buildings provide a variety of
housing options, as well as a dense urban environment for Villebois inhabitants.

3. The mix of housing shall be such that the Village development provides an
overall average density of at least 10 dwelling units per net residential acre.

Response: The concurrent Preliminary and Final Development plans propose a
mixed-use development, Villebois Village Center Apartments, consisting of three
building and a surface parking area. Two buildings, ‘A’ and ‘B’ are located on Lot 76 of
PDP 12C and Building ‘C’ is located on Lot 73 of PDP 2C to provide 143 residential
market-rate apartments and 2,460 square feet of commercial retail space. The proposed
development, located on the site 2.02-acre site, will provide an overall density of 71
units per acre.

9. Higher density residential uses shall be of a scale and design in keeping with
the desired vision for Villebois as expressed in the Villebois Village Concept
Plan and in the Policies and Implementation Measures of the Villebois Village
Master Plan.

Response: The proposed SAP amendment addresses the Plaza Address Standards of
the VCAS by allowing more freedom for material usage in order to better meet the
Master Plan’s vision of a Village Center. The proposed mixed-use buildings are designed
in a way that provides variety in design elements while creating a sense of shared
character. These buildings provide a variety of housing options, as well as a dense urban
environment for Villebois inhabitants.

Implementation Measures
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1. Ensure, through the development standards and Pattern Book(s) required by
the Village zone, that the design and scale of dwellings are compatible with
the compact, pedestrian oriented character of the concepts contained in the
Villebois Village Concept Plan and the contents of this Villebois Village Master
Plan.

Response: The proposed SAP amendment does not poorly impact the pedestrian-
oriented, urban atmosphere of the Villebois Village Center.

Village Center
Goal

The Villebois Village shall include a mixed-use Village Center that will be the core
of the community.

Policies

3. The Village Center shall include a civic plaza to serve as a community
gathering space, along with a main street environment establishing a social
atmosphere that encourages residents and visitors to linger and interact.

Response: The concurrent Preliminary and Final Development plans for mixed-use
apartment buildings in the urban center comply with the Villebois Village Master Plan’s
vision of the Village Center. This SAP amendment does not adversely affect the
pedestrian/community experience.

Implementation Measures

2. Specify a mixture of uses (residential, commercial, retail, civic, and office
development) with the implementing Village zone that will support the long-
term vitality of the Village Center and enhance the creation of a true urban
village at its core. Employment may include uses related to high-tech
businesses. The Village Center is intended to provide locations for uses
consistent with, but not limited to, the following examples.

" Consumer Goods: bookstore, clothing, florist, jeweler, pet shop,
bicycle shop.

. Food & Sundries: bakery, specialty grocery, hardware, laundromat,
dry cleaner, gifts.

" General Office: professional offices, non-profit, health services,
governmental services, real estate, insurance, travel.

. Service Commercial: bank, day care center, photo processing,
telecommunications, upholstery shop.

. Lifestyle & Recreation: hair salon, specialty retail, theater, video/DVD
store, art gallery, health club, restaurants, dance studio.

" Hospitality: hotel, bed and breakfast, conference center.

. Light Manufacturing/Research and Development.
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. Civic/Institutional: meeting hall, library, museum, churches, farmer’s
market, community center.

. Residential: condominiums, apartments, and townhouses
Response: The concurrent Preliminary and Final Development plans for mixed-use

apartment buildings which provide commercial space capable of housing the above-
mentioned uses. The proposed mixed-use buildings comply with the Villebois Village
Master Plan’s vision of the Village Center.

[I.  WILSONVILLE PLANNING AND DEVELOPMENT ORDINANCE
SECTION 4.125 VILLAGE (V) ZONE
(.13) DESIGN PRINCIPLES APPLYING TO THE VILLAGE ZONE

A. The following design principles reflect the fundamental concepts, and
support the objectives of the Villebois Village Master Plan, and guide
the fundamental qualities of the built environment within the Village

zone.

1. The design of landscape, streets, public places and buildings
shall create a place of distinct character.

2. The landscape, streets, public places and buildings within

individual development projects shall be considered related
and connected components of the Villebois Village Master Plan.

3. The design of buildings shall functionally relate to adjacent
open space, gateways, street orientation, and other features as
shown in the Villebois Village Master Plan.

4, The design of buildings and landscape shall functionally relate
to sunlight, climate, and topography in a way that
acknowledges these conditions as particular to the Willamette

Valley.

5. The design of buildings shall incorporate regional architectural
character and regional building practices.

6. The design of buildings shall include architectural diversity and
variety in its built form.

7. The design of buildings shall contribute to the vitality of the

street environment through incorporation of storefronts,
windows, and entrances facing the sidewalk.

8. The design of streets and public spaces shall provide for and
promote pedestrian safety, connectivity and activity.
9. The design of buildings and landscape shall minimize the visual

impact of, and screen views of off-street parking from streets.
10. The design of exterior lighting shall minimize off-site impacts
yet enable functionality.

Response: SAP Central included a unique toolkit that regulates proposed
development. This toolkit includes the Village Center Architectural Standards (VCAS).
The concurrently proposed development complies with the standards of the Village (V)
zone. This application is being requested to modify the Plaza Address, an element of
the VCAS, in order to adjust the minimum percentage requirements of materials used
on a project’s exterior and to allow for the use of stucco board for facades facing The
Piazza to create more diversity in building design.
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(.14) DESIGN STANDARDS APPLYING TO THE VILLAGE ZONE

A. The following design standards implement the Design Principles found
in (.13), above, and enumerate the architectural details and design
requirements applicable to buildings and other features within the
Village (V) zone. The Design Standards are based primarily on the
features, types, and details of the residential traditions in the
Northwest, but are not intended to mandate a particular style or
fashion. All development within the Village zone shall incorporate the
following:

1. Generally:

Response:  The general provisions of Section 4.125(.14) do not relate to the proposed
VCAS modifications. Therefore, approval of the proposed VCAS modification is consistent
with these general provisions.

2. Building and site design shall include:

a. Proportions and massing of architectural elements
consistent with those established in an approved Pattern
Book or Village Center Design.

Response:  The proposed revisions to the Village Center Architectural Standards
Plaza Address Section 4.2(2) and Section 4.2(4) do not remove or revise the materials
list; rather, the revisions modify the facade materials and percentage calculations.

The proposed modification allows 30% of each building to be finished with one or more
of the following materials: brick stone or cast stone, stucco or plaster, including stucco
boards composed of fiber cement reveal panels, poured-in concrete, or pre-cast
concrete veneer, and/or metal panel systems. This is an alteration of the current
standards which require 75% of the building to be covered by the above-mentioned
materials and do not list stucco board, specifically.

Each building’s primary facade facing the central plaza has at least 30% coverage of
brick veneer and painted “stucco board” (which Planning clarified as Hardi panels, per
the pre-application meeting on 01/10/2019). These materials accentuate the ground
floor to define the building’s base, as well as delineate between common area spaces
and private housing. Painted fiber cement lap siding is the primary finish material for
the private housing at the remainder of the building. These materials are used on all
three proposed buildings, to provide consistency along the central plaza.

The proposed exterior building materials are per the VCAS standards under section 4.2;
the percentage amount has been reduced, and the application of the percentage
calculation is focused on the primary facades facing the central plaza. By focusing the
brick veneer at the ground floor facing the plaza, the focus of these building’s is placed
at the streetscape level, at the public and common area spaces of each building. At the
south side of the plaza, the Domaine at Villebois apartments also consolidates the brick
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veneer to the ground level, so the proposed building facades provide a consistent theme
with finish materials at the ground level.

Above the brick base of each building, the building is a combination of fiber cement lap
siding and “stucco board” (Hardi panels). Each material provides a different texture to
the building facade, along with the light and dark paint colors which further break down
the massing above.

The result is four unique facade designs wrapping the central plaza, with complementary
finish materials and complementary color palettes. The brick veneer, storefront
windows, and steel canopies all reinforce the ground level streetscape, to make the
plaza a vibrant, pedestrian-friendly experience.

b. Materials, colors and architectural details executed in a
manner consistent with the methods included in an
approved Pattern Book, Community Elements Book or
approved Village Center Architectural Standards.

Response: As mentioned above, this request is to update the VCAS in order to allow
for more diverse building materials and to reduce the requirement for minimum
percentages of finishes on proposed buildings in the Plaza Address.

C. Protective overhangs or recesses at windows and doors.
d. Raised stoops, terraces or porches at single-family
dwellings.
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e. Exposed gutters, scuppers, and downspouts.

Response:  The proposed modification will have no effect on guidelines for protective
overhangs, recesses at windows/doors, raised stoops, terraces/porches, gutters,
scuppers, or downspouts, and is therefore, consistent with this standard.

f. The protection of existing significant trees as identified
in an approved Community Elements Book.

Response: The proposed modification will have no effect on existing trees onsite,
and is therefore, consistent with this standard.

g. A landscape plan in compliance with Section (.11),
above.

Response:  The proposed modification will have no effect on site landscaping and is
therefore, consistent with this standard.

h. Building elevations of block complexes shall not repeat
an elevation found on an adjacent block.

Response:  This request is to update the VCAS in order to allow for more diverse
building materials and to reduce the requirement for minimum percentages of finishes
on proposed buildings in the Plaza Address. Allowing this amendment will provide
opportunity for a variety in building design and therefore, compliance with this
standard.

i. Building elevations of detached buildings shall not
repeat an elevation found on buildings on adjacent lots.

Response: The proposed modification will have no effect on detached housing and
is therefore, consistent with this standard.

j. A porch shall have no more than three walls.

k. A garage shall provide enclosure for the storage of no
more than three vehicles.

Response: The proposed modification will have no effect on porches or garage
functionality and is therefore, consistent with this standard.

3. Lighting and site furnishings shall be in compliance with the
approved Community Elements Book, or approved Village
Center Architectural Standards.

Response:  The proposed modification will have no effect on site lighting and is
therefore, consistent with this standard.

4, Building systems, as noted in Tables V-3 and V-4 (Permitted
Materials and Configurations), below, shall comply with the
materials, applications and configurations required therein.
Design creativity is encouraged. The LEED Building Certification
Program of the U.S. Green Building Council may be used as a
guide in this regard.
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Response: Both stucco and fiber-cement siding/shingles are shown as permitted
materials in the Village (V) zone, Table 3 (V-3). This is not currently reflected in the
VCAS, which is what this amendment aims to achieve, as well as, the reduction in the
requirement for minimum percentages of finishes on proposed buildings in the Plaza
Address.

(.15) DESIGN STANDARDS APPLYING TO THE VILLAGE ZONE

A. In addition to the design principles found in Section 4.125(.13), above,
the following principles reflect the fundamental concepts, support the
objectives of the Villebois Village Master Plan, and guide the
fundamental qualities within the Village Center:

1. The buildings, streets and open spaces of the Village Center are
intended to relate in such a way as to create an identifiable and
related series of public and private spaces.

Response:  The proposed modification will have no effect on the street configuration
or open spaces and is therefore, consistent with this standard. This request is to alter
the VCAS in order to allow for building exteriors that will enhance the Village Center’s
character.

(.16) VILLAGE CENTER DESIGN STANDARDS

A. In addition to the design standards found in Section 4.125(.14), above,
the following Design Standards are applicable to the Village Center,
exclusive of single-family detached dwellings and row houses:

1. Off-street parking areas shall not be located between buildings
and the street.

Response:  The proposed modification will have no effect on parking and is
therefore, consistent with this standard.

2, The design of off-street parking areas shall include pedestrian
connections to the buildings they serve, sidewalks, and
adjacent parking areas.

Response:  The proposed modification will have no effect on parking and is
therefore, consistent with this standard.

3. The design of buildings and public spaces shall include interior
(through-buildings) and exterior public pedestrian accessways,
as required, to facilitate pedestrian connections.

Response: The proposed modification will have no effect on site layout and is
therefore, consistent with this standard.

4, The design of buildings shall include rear and side entrances in
addition to primary street front entrances when necessary to
facilitate pedestrian connections.
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Response: The proposed modification will have no effect on site layout and is
therefore, consistent with this standard.

5. Building facades shall be broken into multiple vertical
elements.

Response: The proposed VCAS refinements allows for more building materials to be
used on a buildings exterior, making it easier to comply with this standard.

6. Canopies and awnings should be provided as specified in the
Village Center Architectural Standards. [Section
4.125(.16)(A)(6) amended by Ord. No. 595, 12/5/05.]

Response: The proposed modification is requesting the VCAS to be modified to allow
for awnings and canopies to cover only entrances to the buildings. With the proposed
modification,

7. The design of buildings and landscapes shall provide
opportunities for public art at a minimum of one location per
block.

Response:  The proposed modification will have no effect on the possibility of public
artwork and is therefore, consistent with this standard.

(-17) VILLAGE CENTER PLAZA DESIGN STANDARDS

A. In addition to the design standards found in Section 4.125(.16), above,
the following Design Standards are specific to the design of the Village
Center Plaza:

2, The Village Center Plaza landscape shall consist of textured
paving differentiated from typical street pavement. Vehicular
movement and onstreet parking within the Village Center Plaza
is encouraged to have similar paving treatments and occur at
the same elevation as the sidewalk and the Village Center
Plaza.

Response:  The proposed modification will have no effect on site paving materials
and is therefore, consistent with this standard.

3. The Village Center Plaza shall include the following:
a. Incorporation of existing significant trees, street
furniture, bollards or similar elements, and exterior
lighting.

Response: The proposed modification will have no effect on street trees, furniture,
or other site landscaping materials and is therefore, consistent with this standard.

b. One vertical tower element facing the Village Center
Plaza with proportions, massing, and architectural
elements consistent with the Village Center
Architectural Standards.
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Response: Building B is designed to include a tower element. Driving northbound on
SW Barber St, Building B becomes the focal point of the central plaza. The amenity
terrace on the top floor serves as a contemporary tower, providing views of the plaza
below and of Mt. Hood in the distance. The banding of the building’s upper three floor
levels accentuates the building’s vertical design.

(.18) VILLAGE ZONE DEVELOPMENT PERMIT PROCESS
D. SAP Application Submittal Requirements:

3. Architectural Pattern Book - An Architectural Pattern Book
shall be submitted with a SAP application. The Architectural
Pattern Book shall apply to all development outside of the
Village Center Boundary, as shown on Figure 1 of the currently
adopted Villebois Village Master Plan. An Architectural Pattern
Book shall address the following:

Response:  The proposed modification is located in the Village Center. Therefore,
the Architectural Pattern Book is not addressed with this application.

7. Village Center Architectural Standards - Village Center
Architectural Standards shall be submitted with an application
for the Central SAP. The Village Center Architectural Standards
shall apply to the portion of SAP Central within the Village
Center boundary. This area is shown on Figure 1 of the
currently adopted Master Plan. The Village Center
Architectural Standards shall address the following:

Response:  The Village Center Architectural Standards (VCAS) were approved with
Sap Central approval in 2006. This application is a request to modify specific portions of
the VCAS as described in the Introductory Narrative located in Section IA of this report.
The VCAS are located in Section IlIB with the edits that are being proposed.

a. Provide an explanation of how the Village Center
Architectural Standards is organized, and how it is to be
used.

Response: No modifications are proposed to the explanation of how the VCAS is
organized or how it is to be used.

b. Include a measurement or checklist system to facilitate
review of development conformity with the Village
Center Architectural Standards.

Response: The only modifications proposed to the Compliance Checklist are
corresponding changes to reflect modifications to required standards, as described
herein.

C. The Village Center Architectural Standards shall address
Village Center Design Standards required by Sections
4.125(.16) and (.17), above.

Response:  The VCAS as approved in 2006 and amended in 2009 addressed the Village
Center Design Principles and Standards required by Sections 4.125 (.15) and (.16). The
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above responses to Sections 4.125(.15) and (.16) demonstrate how the proposed VCAS
modification is consistent with the Village Center Design Principles.

d. lllustrate the boundaries of all Address Overlay Areas.

Response: No modifications are proposed to the graphic that illustrates the
boundaries of all uniquely designated areas.

e. For each Address Overlay Area, the Village Center
Architectural Standards shall include a narrative
describing the intended characteristics.

Response: No modifications are proposed to the Address narratives that describe the
intended characteristics.

f. The Village Center Architectural Standards shall include
standards for all buildings regarding the following
elements:

i. Building massing and proportions
ii. Roof forms, including typical components
iii. Building components, including but not limited to:
e Doors and primary entrances
e Canopies and awnings
* Windows
» Porches, balconies, bay windows.

Response: No modifications are proposed to the standards addressing building
massing and proportions, roof forms, or the above-listed building components.

iv. Exterior materials and color palette

Response:  The proposed modification includes requests in relation to the standards
for building materials as follows: 1) to modify the minimum percentage standard for
building facade materials in The Plaza Address to comply with the Village (V) zone.

g. The Village Center Architectural Standards shall work in
coordination with the following SAP documents:

i. The Parks and Open Space Plan

ii. The Site Circulation Plan

jii. Composite Utility Plan

iv. The Master Signage and Wayfinding Plan
V. The Community Elements Book

vi. The Rainwater Management Program

Response: No modifications are proposed to the text of the VCAS that describes how
it coordinates with and references the above-listed documents.

8. SAP Narrative Statement - A narrative statement shall be
submitted, addressing the following:
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a A description, approximate location and timing of each
proposed phase of development within the SAP.

b. An explanation of how the proposed development
complies with the applicable standards of this section.

C. A statement describing the impacts of the proposed
development on natural resources within the SAP and
how the proposed development complies with the
applicable requirements of Chapter 4.

d. Includes a description of the goals and objectives of the
Villebois Village Master Plan and the Design Principles of
the V-Zone, and how they will be met for the specified
land use area.

e. Includes information demonstrating how the
Architectural Pattern Book satisfies the goals and
concepts of the Villebois Village Master Plan, the Design
Principles and Design Standards of the Village zone.

f. Where applicable, a written description of the
proposal’s conformance with the Village Center Design
Principles and Standards.

Response:  This application is being submitted along concurrently with a PDP and FDP
proposal. The Introductory Narrative in Section IA introduces this SAP Amendment. This
report serves as the application’s written conformance with the above-referenced
documents.

E. SAP Approval Process and review Criteria:

1. An application for SAP approval shall be reviewed using the
following procedures:

a. Notice of a public hearing before the Development
Review Board regarding a proposed SAP shall be made
in accordance with the procedures contained in
Section 4.012.

Response: In accordance with the procedures contained in Section 4.012, the City
shall provide notice of a public hearing before the Development Review Board on the
proposed modification t the VCAS.

b. The Development Review Board may approve an
application for SAP approval only upon finding the
following approval criteria are met:

i. That the proposed SAP:

¢ Is consistent with the standards identified in
this section.

Response: This report provides an explanation of how the proposed VCAS
modification is consistent with the standards of the Village (V) zone.
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e Complies with the applicable standards of the
Planning and Land Development Ordinance,
and

Response: Outside of the applicable standards of the Village (V) zone, other sections
of the Planning and Land Development Ordinance do not apply to the proposed
modification of the VCAS. As noted above, this report provides an explanation of how
the proposed VCAS modification is consistent with the standards of the Village (V) zone.

e Is consistent with the Villebois Village Master
Plan. Those elements of the Village Master
Plan with which the SAP must be consistent
are the Plan’s Goals, Policies, and
Implementation Measures, and, except as the
text otherwise provides, Figures 1, 5, 6A, 7,
8, 9A, and 9B.

Response:  This application is a request to modify the VCAS, which were approved as
part of SAP Central and amended in 2009. This report provides an explanation of how
the proposed officiation of the VCAS satisfies the applicable goals and concepts of the
Villebois Village Master Plan.

ii. If the SAP is to be phased, as enabled by Sections
4.125(.18)(D)(2)(g) and (h), that the phasing
sequence is reasonable.

Response: The proposed modification of the VCAS will have no impact on the phasing
schedule of SAP Central.

iii. The Development Review Board may require
modifications to the SAP, or otherwise impose
such conditions, as it may deem necessary to
ensure conformance with the Villebois Village
Master Plan, and compliance with applicable
requirements and standards of the Planning and
Land Development Ordinance, and the standards
of this section.

Response:  The applicant acknowledges that the Development Review Board may
require modifications or conditions that it deems necessary it ensure conformance wit
the Master Plan and other standards of the Wilsonville Planning and Land Development
Ordinance.

IV. CONCLUSION

This Supporting Compliance Report demonstrates compliance with the applicable
requirements of the Village Zone and other applicable requirements of the City of
Wilsonville Planning & Land Development Ordinance for the requested Specific Area Plan
Amendment. Therefore, the applicant requests approval of this application.

SAP AMENDMENT - VILLEBOIS CENTRAL PAGE 14
Supporting Compliance Report February 2021 (rev. May 2021)



Approved August 11, 2009

VILLEBOIS (City Case File DB09-0037)

Specific Area Plan - Central
Vol. lll: Village Center Architectural Standards

Costa Pacific Communities
Master Planner

Fletcher Farr Ayotte
Architecture

Pacific Community Design
Landscape Architecture, Planning,
and Civil Engineering




Village Center Architectural Standards

Table of Contents

: Overview

1.1 Table of Contents

2.1 Purpose

2.2 The Address Overlay Concept
3.1 Where Applicable

3.2 How to Use

4.1 Compliance Checklist

: Standards Applying to All Buildings

1.1 Building Types
1.2 Building Height and Roof Form
1.3 Horizontal Facade Articulation

2.1 Vertical Facade Articulation for All Mixed Use Buildings

3.1 Exterior Building Materials and Color
3.2 Architectural Character

3.3 Ground Level Building Components
4.1 Facade Components

5.1 Fencing

: The Plaza Address

1.1 Narrative

2.1 Building Types

2.2 Building Height and Roof Form

3.1 Horizontal Fagade Articulation

4.1 Corner Massing and Articulation
4.2 Exterior Building Materials

4.3 Ground Level Building Components
4.4 Facade Components

: The Villebois Drive Address
1.1 Narrative

2.1 Building Types

2.2 Building Height and Roof Form
2.3 Horizontal Fagade Articulation

2.4 Exterior Building Materials

3.1 Ground Level Building Components

: The Barber Street Address
1.1 Narrative

2.1 Building Types

2.2 Building Height and Roof Form

2.3 Horizontal Fagade Articulation

2.4 Exterior Building Materials

3.1 Ground Level Building Components
3.2 Facade Components

: Woonerf Address

1.1 Narrative

2.1 Building Types

2.2 Building Height and Roof Form

2.3 Horizontal Fagade Articulation

3.1 Exterior Building Materials

3.2 Facade Components

4.1 Ground Level Building Components

: The Courtyard Address

1.1 Narrative

2.1 Building Types

2.2 Building Height and Roof Form

2.3 Horizontal Fagade Articulation

3.1 Vertical Fagade Articulation

4.1 Exterior Building Materials

4.2 Ground Level Building Components

G: The Linear Green Address

1.1 Narrative

2.1 Building Types

2.2 Building Height and Roof Form

3.1 Horizontal Fagade Articulation

4.1 Exterior Building Materials

4.2 Ground Level Building Components
4.3 Facade Components

Appendix

* Glossary



Village Center Architectural Standards The Address Overlay

2.1 Purpose

The purpose of the Village Center Architectural Standards (VCAS) is to ensure that development within Address Map
the Village Center Boundary will be consistent with the Villebois Village Concept Plan and the Villebois

Village Master Plan, as well as the Design Principles and Design Standards in the Village Zone. This

document responds specifically to the appearance of row houses, mixed-use, retail/commercial

components and multi-family developments within the Villebois Village Center boundary.

2.2 The Address Overlay Concept

Addresses are special overlay zones. They highlight unique areas in the development, providing
additional information for the definition of architectural character. Addresses usually respond to
development adjacent to specific amenities such as open spaces and major arterials. The six
Addresses in the Village Center are the Plaza, Villebois Drive, Barber Street, The Woonerf, The
Courtyard, and The Linear Green addresses as indicated on the Address Map.

As prescribed in the Village Zone Design Principles, the architecture must “create a place of distinct
character.” This character, enacted through the Address, is not an applied style. Distinct places in the
Village Center are created through consistency of materials, building heights and massing, roof forms,
orientation to the street, and functions of building elements. Deliberate and specific variations further
enhance memorableness of the spaces.

Often called “outdoor rooms,” streets and other public spaces are more likely to become visual
amenities when their design is consistent and purposeful. The Address concept sets careful controls
for building forms and use, but with broad allowances for interpretation. Simple text and graphic
parameters for height, massing, and building elements describe the basic necessities for forming good
public spaces. Variations are allowed; the most restrictive requirements are reserved for only the most
important character defining elements.



Village Center Architectural Standards

The Address Overlay

o5 \

3.1 Where Applicable:

The primary intent of the Address approach is to establish a character unique to its location within
Villebois. Developments that have, or will have, a building address along any length of street indicated
in the Address Map shall be subject to the additional Address requirements of this document.
Buildings that are not within an Address overly need only meet the requirements of Section A of this
document.

All residential units outside the Village Center boundary, but within the Central Special Area Plan
(S.A.P), will have a separate set of design standards called the Architectural Pattern Book. See the
following map for clarification:

Village Center Boundary

N

Pattern Book Rowhouses

ﬁ Pattern Book Single-Family

Village Center Boundary

A

< Central S.A.P. Boundary

A

All buildings within the Village
Center Boundary must adhere to
the Village Center Architectural
Standards.

To verify compliance with the requirements of this document and the Village Zone, all mixed-use
developments, all multi-family developments, and all row house developments within Address
boundaries shall be reviewed for compliance by the Development Review Board. All row houses
outside of Address boundaries shall be reviewed by the Planning Director through a Class |
administrative review process.

3.2 How to Use:

The Village Center Architectural Standards establishes common parameters for the multiple
participants in the Village Center development. It is one of a number of documents that make up

the Central S.A.P. submittal. Each document focuses on a specific element of community design:
streets, parks, architecture, utilities, etc. In combination they establish the design intent for the built
environment at Villebois. In addition to the VCAS, applicants should review the following for relevance
to their respective developments:

* Village Zone (Section 4.125 of Wilsonville’s Planning and Land Development Ordinance)
* The Central S.A.P. documents:

* Site Circulation Plan

* Parks and Open Space Plan

* Community Elements Book

* Architectural Pattern Book (for reference)

* Master Signage and Wayfinding Plan

* Rainwater Management Program

» Composite Utility Plan

Applicants should consider that the Village Zone sets the basic requirements for building location
and mass, as well as parking and other site requirements. Should any requirement of this document
and the Village Zone conflict; this document shall be considered the more restrictive. Also, some
requirements apply to all the designated Addresses and are found in Section A: Standards Applying
to All Buildings. Further standards can be found under the heading of each Address.

Each section is divided into three components: first, the Intent statement; next, the Required
Standards; finally, Optional is a list of additional ways to implement the intent of the section. Most
sections also contain diagrams. Note: all diagrams are provided for clarification only. The
diagrams are not required standards; they are only an illustration of one of the possible ways of
meeting the standard.

This document provides the City of Wilsonville with the means to objectively evaluate proposals in
the design review process. The Required Standards are written to be clear and objective. Some
Standards provide a list of acceptable techniques to allow for greater flexibility. However, as with all
language, interpretation will occasionally vary. The VCAS is a measurement tool with which each
submittal can be tested whether the design intent is being met.

The reviewing bodies decide whether or not the proposed development meets the design intent of the
particular Address. Applicants are encouraged to use the outline format of the relevant sections of this
document to organize a written and graphic summary of the proposed development’s compliance with
the Standards.

In the application of these Standards, all construction shall comply with the Oregon State Building
Code and all other applicable governmental regulations. In the case of all materials and methods
mentioned here, governmental regulations shall take precedence.

See the Appendix for a glossary of terms used in this document. As several terms are specific to this
document, it is important that applicants familiarize themselves with their meaning.
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Villebois Village Center Architectural Standards
Compliance Checklist

Fletcher Farr Ayotte, Inc.

Task [Complete |Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance [Compliant
O:1 Review Address Overlay:  Purpose and Overlay [general familiarity
Concept
0:2 Review Village Center Boundary and "How to Use" [general familiarity
Section
0:3 Determine Project Location within the Village General Village YES: Proceed with tasks A:1 through A:4
Center Center Location
NO: VCAS Does Not Apply - See other appropriate SAP
Address Overlay YES: Proceed with tasks A:1 through A:4 and B through G (as appropriate)
Zone
A:1.1 Building Types
A:1.2 Building Height & Roof Form
Required Standards:
0.1 Maximum Building Height
0.2 Other Height Limitations
0.3 Check Building Height Measurement Method -
Vzone 4.001
0.4 Rooftop Equipment Screening
0.5 Roof Gardens
Optional:
0.6 Maximum Allowable Height Encouraged
0.7 minimize shading of outdoor areas
A:1.3 Horizontal Fagade Articulation
Required Standards:
0.1 Horizontal fagades articulated into smaller units.
0.2 Incorporate offsets, projections, reveals, and/or
similar elements.
Optional:
0.3 Articulation extended to the roof.
A:2.1 Vertical Fagade Articulation for All Mixed Use
Buildings
Required Standards:
0.1 Express a division between base and top.
0.2 Use of Arcade to Accomplish 0.1
Optional:
0.3 Division between base and top occurs at floor level
of programmatic division.
0.4 Storefront design different from residential window
detailing.
0.5 Differentiation of a building’s base at corners.
0.6 Base design incorporates design features.
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Task |Complete |Task Description Notes: Compliant ]Conditional |Non- Comments:
# Compliance |Compliant
A:3.1 Exterior Building Materials & Color
Required Standards:
0.1 Heavier and more massive materials at the building
base.
0.2 Bright, intense colors reserved for accent trim.
0.3 Bright colors not used for commercial purposes.
0.4 Acceptable concrete block at a public way.
0.5 Exteriors constructed of durable and maintainable
materials
Optional:
0.6 Exterior materials with integral color, patterning,
and/or texture.
0.7 Utilize PGE Earth Advantage ™ and/or the LEED
Building Certification Program
A:3.2 Architectural Character
Required Standards:
0.1 Definitive, consistent architectural character.
0.2 Detail and trim features consistent with the
architectural style.
0.3 Secondary fagade design includes min. 25% wall
length of primary fagade details and materials.
0.4 All visible sides of buildings display a similar level of
quality and visual interest.
0.5 Accessory buildings designed/ integrated with
primary building.
0.6 Architect consultation regarding architectural style.
0.7 Building elevations not repeating on adjacent
blocks.
A:3.3 Ground Level Building Components
Required Standards:
0.1 Building setbacks and frontage widths per Table V-
1. Detached row house max. 10' separation at front.
0.2 Retail oriented toward street or public way.
0.3 Mixed use buildings: residential entries
differentiated from adjacent retail entries.
0.4 Weatherproof roof covering at entries.
0.5 Indirect or shielded building lighting.
0.6 Parking structures screened from street.
0.7 Storefront windows with a canopy or awning.
0.8 Discouraged use of sight-obscuring glass.
0.9 Landscaping or screening of parking between
buildings and street
Optional:
0.10 Create indoor/outdoor relationships.
0.11 Canopies and awnings for weather protection.
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Task [Complete |Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance |Compliant
A4 Facade Components
Required Standards:
0.1 Windows and doors recessed 3".
0.2 Balconies - 36" Max. projection.
0.3 Shutters sized for operable appearance.
0.4 Balconies at least 5 feet deep. Porches min. 4'
covered depth and min. usable area 6' x 6'.
Optional:
0.4 Windows square or vertical in proportion.
0.5 Material changes at a horizontal line or inside
corner of two vertical planes.
0.6 Residential units with outdoor living space.
0.7 Expression of the rainwater path.
0.8 Building fronts taking on uneven anges to
accommodate street.
0.9 Encourage wide-opening windows
0.10 Discourage high window sills
0.11 Encourage finishing touches and ornament
A:5.1 Fencing
Required Standards:
0.1 See applicable sections of the Village Zone
0.2 Requirements apply to fences & walls located
between right-of-ways and buliding lines
0.3 See address overlays for addn'l requirements
0.4 Less fencing than the maximum allowable extent is
allowed.
0.5 Fencing consistent with architectural character
0.6 Fencing at courtyard, outdoor lobby, or other public
entries > 50% transparent
0.7 Fencing within the first 2'-0" setback > 50%
transparent
0.8 Fencing located within interior side yards
offset =>4'-0"
0.9 Posts, pilasters, columns or bollards may extend
addn'l 8"
0.10 Fencing may not change height at corners
0.1 Screen loading facilities, trash enclosures, and
ground-level mechanical and utility equip.
Optional:
0.12 Fencing consistent with building railings
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Task [Complete |Task Description Notes: Compliant [Conditional |Non- Comments:
# Compliance |[Compliant
B:1.1 The Plaza Address general familiarity
B:2.1 Building Types - per Table V-1
B:2.2 Building Height & Roof Form
Required Standards:
0.1 Average Facade Height of 45 feet.
0.2 Required roof form.
0.3 Mansard roof design.
0.4 Tower element roof design.
Optional:
0.5 Mansard roofs with visual interest.
0.6 Parapets with substantial overhangs.
0.7 Roof decks.
B:3.1 Horizontal Facade Articulation
Required Standards:
0.1 Horizontal fagades >60' articulated into smaller
units.
B:4.1 Corner Massing & Articulation
Required Standards:
0.1 Emphasize unique site aspect of "corner."
0.2 Differentiate building corner design from
adjacent/nearby corners.
B:4.2 Exterior Building Materials
Required Standards:
0.1 The requirements of this Section supersede Table V
4.
0.2 Req. materials at min. 75% of each fagade.
0.3 Additional materials (25%) at each fagade.
0.4 % applies only to the fagades facing a public or
private street.
0.5 Doors, windows and trim excluded from %
calculation.
0.6 Glass with less than 20%reflectance.
B:4.3 Ground Level Building Components
Required Standards:
0.1 Corporate designs compatible with architectural
character.
0.2 Regq. elements at any ground-floor, street-facing
fagade.
0.3 Mixed use buildings shall have canopy or awning.
Optional:
0.4 Storefront design unique for each tenant.
0.5 Metal or glass canopies.
0.6 Rolling or operable awnings.
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Task [Complete |Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance |Compliant
B:4.4 Facade Components
Required Standards:
0.1 Scuppers and downspouts are metal or clay.
0.2 Outdoor living spaces recessed into the building
fagcade.
0.3 Wood or simulated wood railing or fencing is
prohibited.
Optional:
0.4 French balconies and cantilevered bay windows two
feet or less in depth are encouraged.
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Task [Complete |Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance [Compliant
C11 general familiarity
C:21 Building Types - per Table V-1.
C:2.2 Building Height & Roof Form
Required Standards:
0.1 Minimum Building Height: (2)stories.
0.2 Flat or low slope roof w/ parapet
Optional:
0.3 Dormers, chimneys & light monitors
0.4 Variations on roof forms are encouraged.
0.5 Variety of roof heights and configurations are
encouraged.
C:2.3 Horizontal Fagade Articulation
Required Standards:
0.1 Horizontal fagades >60" articulated into smaller
units.
C:24 Exterior Building Materials
Required Standards:
0.1 The requirements of this Section supersede Table V
4.
0.2 Req. materials at min. 30% of each fagade.
0.3 Additional materials (60%) at each fagade.
04 % applies only to the fagades facing a public or
private street.
0.5 Doors, windows and trim excluded from %
calculation.
0.6 Glass with less than 20%reflectance.
C:3.1 Ground Level Building Components
Required Standards:
0.1 The ground level of multi-family or mixed-use
buildings is Flex Space.
0.2 Ground level residential units utilize buffering
elements.
Optional:
0.3 Row Houses exempt fromFlex Space requirements.
0.4 Mixed Use requirements for construction. general note
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Task [Complete |Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance [Compliant
D:11 The Barber Street Address general familiarity
D:2.1 Building Types - per Table V-1.
D:2.2 Building Height & Roof Form
Required Standards:
0.1 Minimum Building Height: (2)stories.
0.2 Roof forms within a set of row houses similar in
character.
Optional:
0.3 Building facades in a set of row houses identical or
similar in height.
D:2.3 Horizontal Fagade Articulation
Required Standards:
0.1 Each row house articulated as individual unit.
Optional:
0.2 Change of primary fagade material per dwelling unit |general note
not preferred.
D:2.4 Exterior Building Materials
Required Standards:
0.1 The requirements of this Section supersede Table V
4.
0.2 Req. materials at min. 15% of each fagade.
0.3 Additional materials (85%) at each facade.
04 % applies only to the fagades facing a public or
private street.
0.5 Doors, windows and trim excluded from %
calculation.
0.6 Glass with less than 20%reflectance.
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Task |Complete [Task Description Notes: Compliant |Conditional [Non- Comments:

# Compliance [Compliant

D:3.1 Ground Level Building Components
Required Standards:

0.1 Each row house has a porch or stoop.

0.2 Dwelling entrances differentiated from neighboring
entrances.

0.3 Porches / stoops within a set of row houses
compliment each other.

Optional:

0.4 Stacked (two-story) porches.

0.5 Porches and stoops with columns, posts & other
structural features.

0.6 Extra wide formal steps.

0.7 Porches continuous along entire facade width.

D:3.2 Facade Components
Required Standards:

0.1 Projecting porches, balconies and decks are not
allowed above the 2nd floor on street facing
facades.

0.2 Scuppers and downspouts shall be metal or clay -
connected to street's drainage.

Optional:

0.3 Fagade components within each set of row houses

are similar.
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Task [Complete |Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance |Compliant
E:1.1 Woonerf Address general familiarity
E:21 Building Types - per Table V-1. Row houses
must be attached.
E:2.2 Building Height & Roof Form
Required Standards:
0.1 Minimum Building Height: (2)stories.
0.2 Roof forms in a set of row houses substantially
similar in character.
Optional:
0.3 Buildings fagades in a set of row houses are similar
in height.
E:2.3 Horizontal Facade Articulation
Required Standards:
0.1 Each row house articulated as individual unit.
Optional
0.2 Change of primary fagade material per dwelling unit |general note

not preferred.
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Task [Complete |[Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance |Compliant
E:3.1 Exterior Building Materials
Required Standards:
0.1 The requirements of this Section supersede Table V
4.
0.2 Req. materials at min. 40% of each fagade.
0.3 Additional materials (60%) at each facade.
0.4 % applies only to the fagades facing a public or
private street.
0.5 Doors, windows and trim excluded from %
calculation.
0.6 Glass with less than 20%reflectance.
Optional:
0.7 Brick is compatible with street pavers.
E:3.2 Facade Components

Required Standards:

0.1 Scuppers and downspouts shall be metal or clay -
connected to street's drainage.

0.2 Projecting porches, balconies and decks are not
allowed above the 1st floor on street facing
facades.

0.3 Wood or simulated wood railing or fencing is
prohibited.

Optional:

0.4 Windows designed as small punched openings in a
thick wall.

0.5 French balconies and bay windows two feet or less
in depth.

0.6 Facade components within each set of row houses
are similar.

E:4.1 Ground Level Building Components
Required Standards:

0.1 Each row house has a stoop or terrace.

0.2 The stoop or terrace shall be 30" above grade.

0.3 Each row house has a private outdoor living space
at the entry facade.

Optional:
04 Stoops and terraces in each set of row houses are

similar.
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Task [Complete |Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance |Compliant
F:1.1 general familiarity
F:2.1 Building Types - per Table V-1.
F:2.2 Building Height & Roof Form
Required Standards:
0.1 Maximum Building Height for new buildings is 40
feet.
0.2 Maximum Building Height for existing buildings
(including new construction levels) is 60 feet.
0.3 The roof form for all new buildings and new levels is
a flat, low-slope, or shed roof with a parapet or
substantial overhang.
Optional:
0.4 Buildings fagades in a set of row houses are similar
in height.
0.5 Roof gardens, “green-roofs”, and roof trellises.
F:2.3 Horizontal Fagcade Articulation
Required Standards:
0.1 The southeast (new construction) address length is
broken into at least two building masses with a
public pedestrian connection between Villebois
Drive and the Courtyard.
0.2 Horizontal fagades are articulated into smaller units.
Optional:
0.3 Horizontal articulation should extend to the roof.
F:3.1 Vertical Facade Articulation
Required Standards:
0.1 Differentiation of building’s base.
Optional:
0.2 Use of the required upper unit setback for outdoor
space.
0.3 Differentiation of base may vary in height and general note

setback depth.
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Task [Complete |[Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance [Compliant
F:4.1 Exterior Building Materials
Required Standards:
0.1 The requirements of this Section supersede Table V
4.
0.2 For the new construction length of the address, the

first floor (min.) shall have vertical walls (excluding
doors and windows) finished in material compatible
in color and texture to the material used on the
existing buildings.

0.3 Wood or simulated wood railing or fencing is
prohibited.
Optional:

0.4 Unique materials and innovative use of materials.

0.5 Exteriors constructed of durable and maintainable
materials

F:4.2 Ground Level Building Components

Required Standards:

0.1 Ground level units at existing buildings have direct

access to a private yard or terrace.

0.2 Ground level units at new buildings are at grade
and have direct access to a private yard or shared
outdoor space.

0.3 Off-street parking meeting noted requirements will
be allowed in front of the existing buildings.
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Task [Complete |Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance [Compliant
G:1.1 The Linear Green Address general familiarity
G:2.1 Building Types - per Table V-1.
G:2.2 Building Height & Roof Form
Required Standards:
0.1 Buildings are three stories or greater in height.
0.2 Principal roofs shall have 6:12 or greater pitch.
Optional:
0.3 Dormers, light monitors & chimneys.
0.4 Roof forms similar in character.
G:3.1 Horizontal Fagade Articulation
Required Standards:
0.1 Horizontal fagades longer than 60' are articulated
through consistent and rhythmic facades.
Optional:
0.2 Each dwelling need not be articulated as an
individual unit.
0.3 Buildings on opposite sides of the street are similar
in mass, material, color, and articulation.
G:4.1 Exterior Building Materials
Required Standards:
0.1 The requirements of this Section supersede Table V
4.
0.2 Req. materials at min. 30% of each fagade.
0.3 Additional materials (70%) at each fagade.
0.4 % applies only to the fagades facing a public or
private street.
0.5 Doors, windows and trim excluded from %
calculation.
0.6 Glass with less than 20%reflectance.
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Task [Complete |[Task Description Notes: Compliant |Conditional [Non- Comments:
# Compliance [Compliant
G492 Ground Level Building Components
Required Standards:
0.1 Developments include at least (2) listed elements at
all primary building entrances.
0.2 Ground level units are at grade and have direct
access to a yard.
0.3 Each unit shall have a fence between the yard and
street.
Optional:
0.4 Vertically stacked units share a common entry.
0.5 Raised entries (stoop).
0.6 Metal Fences
G:4.3 Facade Components
Optional:
0.1 Rythmic building elements.
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Standards Applying to All Buildings

1.0 Standards Applying to All Buildings Within the Village Center Boundary
All development within an Address overlay must meet the requirements of this section in addition to
the specific Address requirements.

Development that is not within an Address overlay, but within the Village Center Boundary, must also
meet all requirements of this section.

1.1 Building Types
The Building Type, as per Table V-1: Development Standards (Village Zone), sets the building height
and setback requirements. Additionally, the character of each Address is derived, in part, from
assumptions about the types of products that will be developed. Therefore, this document establishes
the appropriate Building Type(s) for each Address. For example, the Architectural Standards for The
Courtyard Address assumes that a Row House building type is most appropriate to the intended
character of the space. Whether the dwelling units are apartments, condominiums, or fee-simple is
beyond the scope of this document.

All buildings outside the Address overlays shall meet the development standards of the Village Zone
per the proposed Building Type. Row houses outside of an address overlay may be detached or
attached and are subject to Row Houses - Village Center in Table V-1: Development Standards (Village
Zone).

1.2 Building Height & Roof Form

Intent:
Strengthen the perception of streets and open spaces as public rooms by establishing a consistency
of fagade heights and roof forms.

Required Standards:

1) Maximum Building Height shall be as required by Table V-1: Development Standards (Village Zone).

2) See Address for other height limitations, such as number of stories or Average Facade Height.

3) Building Height measurement is defined in Section 4.001 Definitions (Village Zone).

4) Rooftop equipment shall be screened from view of taller buildings, whether existing or future, to the
extent feasible.

5) At least two roof gardens within SAP Central shall be provided where appropriate to desired roof form
(i.e. flat roofs).

Optional:

6) Buildings are encouraged to approach the maximum allowable height or number of stories.

7) Building design should minimize the impact of shading of public and private outdoor areas from mid-
morning to mid-afternoon hours.

A1 \

1.3 Horizontal Facade Articulation

Intent:

Reduce the apparent bulk of large buildings by breaking them down into smaller components.
Provide articulation, interest in design, and human scale to the facade of a building through a variety of
building techniques.

Required Standards:

1) Horizontal articulation: Horizontal facades shall be articulated into smaller units. Appropriate methods
of horizontal facade articulation include two or more of the following elements: change of facade
materials, change of color, facade planes that are vertical in proportion, bays and recesses, breaks in
roof elevation, or other methods as approved. (See individual Address for allowed and encouraged
methods of horizontal articulation.)

2) Building facades should incorporate design features such as offsets, projections, reveals, and/or
similar elements to preclude large expanses of uninterrupted building surfaces.

Optional:

3) Articulation should extend to the roof. The purpose is not to create a regular rigid solution but rather to
break up the mass in creative ways.
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2.1 Vertical Facade Articulation for All Mixed Use Buildings
Intent:
Establish a distinct vertical facade separation consistent with historic village centers. Provide
articulation, interest in design, and human scale to the fagcade of a building through a variety of . _
building techniques. C)_ Structural expression of base is
Required Standards: / different from top
1) Vertical mixed-use buildings shall express a division between base and top. At least two of the
following methods of horizontal articulation shall be incorporated:
a) Change of material;
b) Change of color, texture, or pattern of similar materials;
c) Change of structural expression (for example, pilasters with storefronts spanning between at the
base and punched openings above);
d) Belt course; and/or
e) Line of canopies and/or awnings. To meet this strategy, canopies or awnings shall project at least
4 feet and cover at least 70% of the facade length.
2) When used, an arcade alone is sufficient to meet the requirement of differentiation of a building’s base.
An arcade may be attached or recessed and shall be sufficient in depth and height so as to be used as

d) Signage band and belt course
Opt?o?ni?-s RISy separates base from rest of the
3) The division between base and top should occur at or near the floor level of programmatic division. building

Example: a building with one story of retail, one story of office, and two stories of residential would
have a two-story base.

4) Storefront design should be substantially different from the residential window detailing.

5) Differentiation of a building’s base should extend to building’s corners but may vary in height. If
building is at a corner, all facades must meet the requirement. The purpose is not to create a regular
rigid solution but rather to break up the mass in creative ways.

6) Base design should incorporate design features such as recessed entries, shielded lighting,
projecting signage, masonry storefront base, and/or similar elements to preclude long expanses of
undistinguished ground level uses.

e) Canopies and awnings
distinguish Base from rest of the
building

a) Change of material expresses a
/ vertical division between base and
top of building
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Standards Applying to All Buildings

3.1 Exterior Building Materials & Color

Intent:
Ensure a standard of quality that will be easily maintained and cared for over time. Provide articulation,
interest in design, and human scale to the fagade of a building through a variety of building techniques.

Required Standards:

1) When multiple materials are used on a fagade, visually heavier and more massive materials shall occur
at the building base, with lighter materials above the base. A second story, for example, shall not appear
heavier or demonstrate greater mass than that portion of the building supporting it. Generally, masonry
products and concrete are considered “heavier” than other facade materials.

2) Bright, intense colors shall be reserved for accent trim. However, a color palette that includes more intense
color may be considered upon review of a fully colored depiction of the building.

3) Bright colors shall not be used for commercial purposes to draw attention to a building.

4) Concrete block shall be split-faced, ground-faced, or scored where facing a street or public way. Concrete
block is discouraged around the plaza.

5) Exteriors should be constructed of durable and maintainable materials that have texture, pattern, or lend
themselves to quality detailing.

Optional:

6) Exterior materials should have an integral color, patterning, and/or texture.

7) Sustainable building materials and practices are strongly encouraged. Programs such as the Portland
General Electric Earth Advantage ™ and the LEED Building Certification Program of the U.S. Green Building
Council may be used as guides in this regard.

3.2 Architectural Character

Intent:

Encourage creative expression through diversity of architectural character. Ensure consistency and
accuracy of architectural styles.

Required Standards:

1) Each building shall have a definitive, consistent Architectural Character (see glossary). All primary facades
of a building (those facades that face a public street) shall be designed with building components and
detail features consistent with the architectural character of the building.

2) Mixing of various Architectural Styles (see glossary) on the same building dilutes the character and is
therefore not allowed. If a historic architectural style is selected, then all detail and trim features must be
consistent with the architectural style.

3) Secondary facades attached to a primary facade (such as a side wall not facing a public street) shall wrap
around the building by incorporating building material features of the primary facade for a minimum of 25
percent of the overall wall length measured from the primary fagade.

4) All visible sides of buildings should display a similar level of quality and visual interest. The majority of a
building’s architectural features and treatments should not be restricted to a single facade.

5) Accessory buildings should be designed and integrated with the primary building. Exterior facades of an
accessory building should employ architectural, site, and landscaping design elements that are integrated
with and common to those used on the primary structure.

6) Applicants are encouraged to consult an architect or architectural historian regarding appropriate elements
of architectural style.

7) In areas not within an address, building elevations of block complexes shall not repeat an elevation found
on an adjacent block.

3.3 Ground Level Building Components

Intent:
Provide an appropriate buffer between private zones and the public right-of-way. Encourage interaction
between neighbors and between residents and pedestrians. Ensure that all ground floors reinforce the
streetscape character.
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Required Standards:

1) Building setbacks and frontage widths shall be as required by Table V-1: Development Standards unless
specifically noted otherwise by an Address requirement. Detached row houses shall not be separated at
front facade by more than 10’, except as necessary to accommodate the curve radius of street frontage,
public utility easements, important trees, grade differences, open space requirements, or as otherwise
approved by the DRB.

2) Retail shall be oriented toward the adjacent street or public way and have direct access from sidewalks
through storefront entries. Secondary entry from the parking lot side is allowed, however the street side
shall have the primary entrance.

3) Mixed use buildings: residential entries, where opening to streets and public ways, shall be differentiated
from adjacent retail entries and provide secure access through elevator lobbies, stairwells, and/or
corridors.

4) All entries, whether retail or residential, shall have a weatherproof roof covering, appropriate to the size and
importance of the entry but at least 4 feet deep and 4 feet wide.

5) Building lighting, when provided, shall be indirect or shielded.

6) Parking structures shall be screened from streets using at least two of the following methods:

a) Residential or commercial uses, where appropriate;

b) Decorative grillwork (plain vertical or horizontal bars are not acceptable);

c) Decorative artwork, such as metal panels, murals, or mosaics; and/or

d) Vegetation, such as trees, shrubs, ground cover and/or vines, adjacent to the wall or grillwork surface.

7) For mixed-use buildings, within the plaza address every storefront window shall have a canopy or awning.

8) Reflective, heavily tinted, or other sight-obscuring glass is strongly discouraged in commercial spaces and
on windows larger than four square feet.

9) Landscaping or other form of screening shall be provided when parking occurs between buildings and the
street.

Optional:

10) Create indoor/outdoor relationships by opening interior spaces onto walkways and plazas and bring
the “outdoors” into the building by opening interior spaces to air and light. Overhead garage doors,
telescoping window walls, and low window sill heights are good strategies for creating indoor/outdoor
relationships.

11) The primary function of canopies and awnings is weather protection. Signage requirements are found in
the Signage and Wayfinding Plan.

Detached row houses shall not be
separated at front facade by more
than 10’

Residential entries in Mixed Use
buildings shall be distinguished from
adjacent retail uses




Village Center Architectural Standards

Standards Applying to All Buildings A4 \

4.1 Facade Components
Intent:

Maintain a lively and active street face. Provide articulation, interest in design, and human scale to the
facade of a building through a variety of building techniques.

Required Standards:

1)

Windows and doors shall be recessed 3 inches (i.e., into the fagade) to provide shadowing. Windows

and doors recessed less than 3 inches are allowed, provided they also incorporate at least one of the

following:

a) Shutters, appearing operable and sized for the window opening;

b) Railing, where required at operable doors and windows (i.e. French balcony); and/or

c) Visible and substantial trim. Trim is considered visible and substantial when it is of a contrasting
material, color, or it creates shadowing. Stucco trim on a stucco facade is not acceptable.

Balconies shall extend no more than 36 inches beyond the furthermost adjacent building face.

Balconies are encouraged to extend into the building facade to achieve greater depth than 36 inches.

Shutters, where provided, shall be sized to appear operable at window or door openings.

Except in the plaza address, balconies shall be at least five feet deep. Porches shall have a min. 4 feet

covered depth and provide a minimum usable area of 6’ x 6’.

Optional:

8)
9)

Individual residential windows should be square or vertical in proportion. An assembly of windows,
however, may have an overall horizontal proportion.

Material changes should occur at a horizontal line or at an inside corner of two vertical planes.
Every residential unit is encouraged to have some type of outdoor living space: balcony, deck,
terrace, stoop, etc.

Expression of the rainwater path (conveyance of rainwater from the building roof to the ground) should

be expressed at street-facing facades. Expression of the rainwater path includes the use of scuppers
and exposed gutters & downspouts. Some of the Village Center streets feature surface rainwater
drainage; where applicable, buildings shall have downspouts connected to the drainage system.
Building fronts are encouraged to take on uneven angles as they accomodate the shape of the street.
Encourage wide opening windows. Install small window panes where the style of architecture dictates.

10) The use of high window sills is discouraged.
11) The use of finishing touches and ornament is encouraged on buildings.

Allowed window and door articulation

Recessed to create shadowing; or,
Shutters sized for the opening; or
Railing (French Balcony); or
Visible and substantial trim.

Examples of visible and substantial trim

Individual residential windows should be square or vertical in proportion

Glass panes need not be vertical in proportion
so long as the window unit is vertical.

Assembly of windows is horizontal, but each
individual unit is vertical

Not encouraged: Long repetitive strip of
windows



Village Center Architectural Standards

Standards Applying to All Buildings
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5.1 Fencing

Intent:
Ensure that fencing is compatible with the building design and consistent throughout the Village
Center.

Required Standards:

1) See all aplicable sections of the Village Zone, including but not limited to Section 4.125(.14) Table
V-4: Permitted Materials and Configurations and Section 4.125(.05) D. Fences.

2) The following fencing requirements apply to all fences and walls located between right-of-ways and
building lines.

3) See Address overlay sections for additional requirements.

4) Except where specifically required by Address overlays, fences are optional. Less fencing than the
maximum allowable extent is allowed.

5) Fencing shall be consistent with the Architectural Character of adjacent buildings. See Architectural
Character, this section.

6) Fencing controlling access to a courtyard, outdoor lobby, or other public entries shall be greater than
50% transparent.

7) Fencing located within the first 2’-0” setback from right-of-ways shall be greater than 50% transparent.

8) Fencing located within interior side yards or separating buildings on the same lot shall be offset 4’-0”
or greater behind the adjacent front building line.

9) Posts, pilasters, columns, or bollards may extend an additional 8” above the maximum height of any
allowed fencing.

10) Fencing may not change height at corners. They must have level top surfaces and transition at posts
to maintain height as required by changes in grade elevation.

11) Loading facilities, trash enclosures, and ground-level mechanical and utility equipment: These
facilities shall be sited a the rear or side of buildings wherever practicable, and shall be screened
where visible from the street. Screening shall match the adjacent development in terms of quality of
materials and design. Such screening shall minimize light glare and noise levels affecting adjacent
residential uses.

Optional:

12) Fencing is encouraged to be consistent with building railing at balconies, decks, porches, etc.



Village Center Architectural Standards

The Plaza Address

1.1 Narrative

The Plaza is the physical and symbolic heart of Villebois. It is a central gathering area for Villebois
residents. Therefore, the Plaza Address has more specific Standards than the rest of the Village

Center. These additional requirements are applied to ensure a high quality of development and sense
of place for this very important public realm.

The Plaza is envisioned as a Public Room with building facades as its walls, streets as its doors,

and the paving and landscaping as its floor. Commercial activity and residential density are more
intense here than at any other location in Villebois. Accordingly, the architectural components of the
surrounding buildings play specific roles. This Address places special emphasis on roof heights and
forms, corner and storefront treatments, expression of the rainwater path, and balconies and decks.

Artist’s interpretations




Village Center Architectural Standards

The Plaza Address
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2.1 Building Types

The Building Type, per Table V-1: Development Standards (Village Zone), shall be Mixed-Use
Buildings - Village Center.

2.2 Building Height & Roof Form
Intent:

Strengthen the perception of the Plaza as a public room by establishing a consistency of facade
heights and roof forms. Establish a unique roof form language for the Plaza.

Required Standards:

1)

4)

Average Facade Height: All buildings on the Plaza Address must have an Average Facade Height of

45 feet, as defined by the following criteria:

a) This requirement applies only to fagades on the streets and public ways of the Plaza Address;

b) Determine the Average Facade Height by multiplying the height of each facade portion by its
frontage length and then dividing by the overall facade length;

c) Building Height measurement is defined in Village Zone Section 4.001 Definitions; and

d) No individual facade portion may be less than 35 feet in height.

Roof form: All buildings on the Plaza Address shall have one or more of the following roof forms:

a) Flat or low-slope roof with parapets to provide visual interest;

b) Sloped roof with parapets or cornices that conceal the roof plane from the street; or

c) Mansard roof.

Mansard roofs shall meet the following definition:

a) Roof slope is greater than 45 degrees;

b) Minimum vertical distance of at least eight feet;

c) Roof terminates at a deck line; and

d) Dormers may be pitched at shallower slopes or flat, when appropriate.

Tower elements may have any roof form.

Optional:

5)

6)
7)

Mansard roofs are encouraged to have dormers, chimneys, light monitors, and similar roof
components to add visual interest.

Parapets with substantial overhangs are encouraged.

Roof decks are encouraged.

Mansard roof

Dormer ﬁ

8 ft. minimum

> 45 deg.
Deck line ﬂ
Flat or low-slope roof with parapet
Parapet J
Average Facade Height
Street facades
Z
B

Average Height = (Y*A) + (Z*B)
L
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The Plaza Address

o\

3.1 Horizontal Facade Articulation
Intent:

Reduce the apparent bulk of large buildings by breaking them down into smaller components.

Provide articulation, interest in design, and human scale to the facade of a building through a variety of

building techniques.
Required Standards:
1) Facades longer (horizontal) than 60 feet shall be articulated into smaller units. At least three of the

following methods of horizontal articulation shall be employed:
Change of material (at inside corner or with a reveal);
Change of color, texture, or pattern of similar materials;
Major facade planes that are vertical in proportion;

a)
b

f=NoJNeRNe)
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Bays and recesses at least 8 feet wide but no more than 25 feet wide, and at least 3 feet in depth;
Breaks in roof elevation (height) of 2 feet or greater in height; and/or
Unique storefront design for each tenant, including change of material, color, and glazing patterns.

A

A

A

A

Cartoon elevation depicting
all six (a. - e.) methods of
horizontal articulation for the
Plaza Address.

a) Change of material at inside
corner

b) Change of color, texture, or
pattern of similar materials

A

A

A

N

c) Major facade planes are vertical
in proportion

d) Bays and recesses (see
dimensional requirements) break up
the facade into smaller units

e) Breaks in roof elevation and
varying cornice line

f) Unique storefront design for
each tenant



Village Center Architectural Standards

The Plaza Address

4.1 Corner Massing & Articulation

Intent:
Provide a reference point at the end of a block of facades and to mark intersections, further providing
visual interest to the street fabric.

Required Standards:

1) Developments at intersections of streets or public ways shall emphasize this unique site aspect
through three or more of the following methods:
a) Placement of the primary entry;

b) Tower massing;

c) Substantially different roof forms;

d) Substantial different canopy design;

e) Double height space at the ground floor;

f) Landscape features such as public art, monuments, unique paving and lighting, etc.; and/or
g) Other architectural features meeting the intent of this requirement.

2) Buildings near or across from other building corners may use the same strategies. However, specific
design for emphasizing the building corner shall be substantially different from nearby building
corners.

4.2 Exterior Building Materials
Intent:
Ensure a standard of quality that will be easily maintained and cared for over time. Provide
articulation, interest in design, and human scale to the fagcade of a building through a variety of
building techniques.
Required Standards:
1) The requirements of this Section supersede Table V-4: Permitted Materials and Configurations
(Village Zone).
2) At least 75 percent of each building facade to which these standards apply shall be finished in one or
more of the following materials:
a) Brick, stone, or cast stone;
b) Stucco or plaster;
c) Poured-in-place concrete, or pre-cast concrete veneer; and/or
d) Metal panel systems.
3) The additional following materials may be used up to the remaining percentage of each fagade:
a) Wood;
b) Cellulose fiber-reinforced cement products (i.e. Hardi-Board) or other cement building products
approved by a nationally recognized building products evaluation service;
c) Rock, glass block, tile; and/or
d) Concrete block: split-faced, ground-faced, or scored.
4) The percentage calculation applies only to the fagcades facing a public or private street.
Doors and windows and their associated trim shall be excluded from the percentage calculation.
Glass shall have less than 20 percent reflectance.
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4.3 Ground Level Building Components

Intent:

Ensure that buildings with commercial uses on the ground floor display a great amount of visual
interest. Provide an appropriate buffer between private zones and the public right-of-way. Encourage
interaction between neighbors and between residents and pedestrians. Ensure that all ground floors
reinforce the streetscape character.

Required Standards:

1) Standard corporate designs shall be adjusted to be compatible with the architectural character of
the building in which the business is located. See the Signage and Wayfinding Plan for additional
information.

2) Buildings on the Plaza Address shall incorporate at least three of the following elements into any
ground-floor, street-facing facade:

a) Planter boxes or hanging baskets;
b) Masonry base or kick plates for storefront windows;

Projecting sills;

Tilework;

Pedestrian scale blade signs and/or signs painted on windows;

Operable storefront windows; and/or

) Art.

3) Mixed use buildings shall have a canopy or awning.

Optional:

4) Storefront design should be unique for each tenant to the extent feasible. Long undifferentiated
lengths of storefront should be avoided.

5) Canopies, where provided, should be metal or glass.

6) Awnings, where provided, should be rolling or otherwise operable.

Q@=>e20gT

4.4 Facade Components

Intent:
Maintain a lively and active street face. Ensure a standard of quality that will be easily maintained
and cared for over time. Provide articulation, interest in design, and human scale to the facade of a
building through a variety of building techniques.

Required Standards:

1) Scuppers and downspouts at the Plaza Address shall be metal or clay. See the Rainwater
Management Program for additional requirements.

2) Where provided, outdoor living spaces must be recessed into the building facade. Projecting
balconies and decks are not allowed. French balconies two feet or less in depth are allowed.

3) Wood or simulated wood railing or fencing is prohibited.

Optional:

4) French balconies and cantilevered bay windows two feet or less in depth are encouraged as
predominate outdoor living space components for the Plaza Address.



Village Center Architectural Standards

Villebois Drive Address

1.1 Narrative

Villebois Drive is a front door to the Village Center. Though predominantly residential, it sets the tone
for a more urban experience. The architectural components of this address, therefore, are similar to
that of the Plaza.

Villebois Drive is envisioned as a potential growth corridor for future commercial uses. Accordingly,
this Address has specific requirements to accommodate and encourage these possible transitions.
Most of these Standards apply to the ground level buffer between the public way and private zones.
The intent is for ground level units not to prohibit future conversion to small commercial spaces.

See the Community Elements Book for additional ways in which the streetscape design assists the
transition from residential to mixed-use characteristics.

Villebois Drive Address

woore"

The Plaza

Barber Street

The Linear Green

Artist’s interpretation of the Village Center



Village Center Architectural Standards

2.1 Building Types
The Building Type, per Table V-1: Development Standards (Village Zone), shall be Multi-Family
Dwellings - Village Center or Row Houses - Village Center. This does not exclude mixed use building
programs. Row houses may be detached or attached.

2.2 Building Height & Roof Form

Intent:
Strengthen the perception of Villebois Drive as a public room by establishing a consistency of facade
heights and roof forms.

Required Standards:

1) In addition to the Maximum Building Height as required by Table V-1: Development Standards
(Village Zone), this address shall have a Minimum Building Height of two stories.

2) Roof form: All buildings shall have one or more the following roof forms:
a) Flat or low-slope roof with parapet; or
b) Sloped principal roof with 4:12 or greater pitch.

Optional:

3) Roofs are encouraged to have dormers, chimneys, light monitors, and similar roof components to add
visual interest.

4) Variations on the Plaza Address roof forms are encouraged.

5) A variety of roof heights and configurations are encouraged.

2.3 Horizontal Facade Articulation
Intent:
Reduce the apparent bulk of large buildings by breaking them down into smaller components.
Provide articulation, interest in design, and human scale to the facade of a building through a variety of
building techniques.
Required Standards:
1) Horizontal articulation: Horizontal fagades longer than 60 feet shall be articulated into smaller units. At
least two of the following methods of horizontal articulation shall be employed:
a) Change of material (at inside corner or with a reveal);
b) Change of color, texture, or pattern of similar materials;
Major facade planes that are vertical in proportion;
Bays and recesses at least 8 feet wide and no more than 25 feet wide and at least 3 feet in depth;
Breaks in roof elevation (height) of 2 feet or greater in height; and/or
Unique storefront design for each tenant, including change of material, color, and glazing patterns.

22200

2.4 Exterior Building Materials
Intent:

Ensure a standard of quality that will be easily maintained and cared for over time. Provide
articulation, interest in design, and human scale to the fagcade of a building through a variety of
building techniques.

Required Standards:

1)

2)

29

The requirements of this Section supersede Table V-4: Permitted Materials and Configurations

(Village Zone).

At least 30 percent of each building fagade to which these standards apply shall be finished in one or

more of the following materials:

a) Brick, stone, or cast stone;

b) Stucco or plaster;

c) Poured-in-place concrete, or pre-cast concrete veneer; and/or

d) Metal panel systems.

The additional following materials may be used up to the remaining percentage of each facade:

a) Wood;

b) Cellulose fiber-reinforced cement products (i.e. Hardi-Board) or other cement building products
approved by a nationally recognized building products evaluation service;

c) Rock, glass block, tile; and/or

d) Concrete block: split-faced, ground-faced, or scored.

The percentage calculation applies only to the facades facing a public or private street.

Doors and windows and their associated trim shall be excluded from the percentage calculation.

Glass shall have less than 20 percent reflectance.



Village Center Architectural Standards

3.1 Ground Level Building Components

Intent:

Provide for future commercial growth at Villebois by creating a building infrastructure that
accommodates easy ground level conversion. Provide an appropriate buffer between private zones
and the public right-of-way. Encourage interaction between neighbors and between residents and
pedestrians.

Required Standards:

1) The ground level of multi-family or mixed-use buildings (excluding common entries and other spaces
necessary to the function of the building) shall be Flex Space, meeting the following requirements:
a) Ground level units shall be at grade and shall have direct access;

b) Ground level units shall have openings no narrower than 9 feet in width to accommodate

future commercial uses; and

c) Ground level floor-to-floor height shall be 14 feet or greater to accommodate future commercial
uses.

2) Ground level residential units shall utilize buffering elements between private zones and the public
right-of-way. Strategies include, but are not limited to: gated fences, planter walls, change of paving
material, recessed entries, and landscaping.

Optional:

3) Row Houses do not have to meet the requirements of Flex Space, above. However, Live/Work unit
configurations are encouraged.

4) Building construction should take into account fire separations, sprinklers, and other requirements for
mixed-use buildings.

Mullti-family or Mixed-use
ground level Flex Space:
Residential

/

—

Mullti-family or Mixed-use
ground level Flex Space:
Commercial

o

/

e

Residential windows & doors
Landscape screening
Gated ornamental fence

Change of paving surface

Awning
Storefront glass
Decorative landscaping

Screening has been removed



Village Center Architectural Standards

The Barber Street Address

1.1 Narrative

Barber Street is the largest street entering the Village Center, making the Barber Street Address an
important corridor to the Plaza. The Barber streetscape in its entirety transitions from a parkway to a
more typical urban street. Similarly, the urban row houses of this Address transition between village
residences and the mixed-use residences surrounding the Plaza.

Because of its proximity to the Plaza and its pedestrian emphasis, the Barber Street Address has
specific characteristics to complement the streetscape. Modeled after historic European and American
models, it exhibits a grand manner appropriate to such a prominent location. Residential entrances,
for example, feature porches or stoops.

The Barber Street Address will build anticipation as a foreground to the Plaza, offer a unique visual

identity from the plaza, and mark a distinct location within a consistent strategy of massing, facade
design, and materials within the Village Center.

Artist’s interpretation



Village Center Architectural Standards

The Barber Street Address D:2 \

2.1 Building Types
The Building Type per Table V-1 Development Standards (Village Zone), shall be Row Houses -

Village Center or Multi-Family Dwellings - Village Center. Row houses may be detached or attached.

2.2 Building Height & Roof Form

Intent:

Strengthen the perception of the Barber Street Address as a gateway to the Plaza by establishing a
consistency of facade heights and roof forms.

Required Standards:

1) In addition to the Maximum Building Height as required by Table V-1: Development Standards
(Village Zone), this address shall have a Minimum Building Height of two stories.

2) Roof forms within a set of row houses shall be similar in character, but may vary between sets. For
example, one set of house might be a row of mansard roofs and the next set might be a row of ‘flat’
roofs with an expressed cornice.

Optional:

3) Building facades in a set of row houses are encouraged to be identical or similar in height.

2.3 Horizontal Facade Articulation

Intent:
Reinforce the urban historic pattern of single-family residences that are attached or closely spaced.

Provide articulation, interest in design, and human scale to the facade of a building through a variety of

building techniques.
Required Standards:
1) Each row house shall be articulated as an individual unit. Two or more of the following methods of
horizontal articulation shall be used:
a) Unique entries, shaped by a combination of elevated covered porches and stoops.
b) Bays, recesses, and other components that prevent flat facades at window and door locations;
c) Window shapes and configurations that add rhythm and detail to facades;
d) Change of color, texture, or pattern of similar materials;
e) Breaks in roof elevation per dwelling unit;
f) Alternating offsets of major facade planes.
Optional:

2) Change of primary fagade material per dwelling unit is not a preferred method of Horizontal Articulation

because it will detract from the consistency of the streetscape.

2.4 Exterior Building Materials
Intent:
Ensure a standard of quality that will be easily maintained and cared for over time. Provide
articulation, interest in design, and human scale to the fagcade of a building through a variety of
building techniques.
Required Standards:
1) The requirements of this Section supersede Table V-4: Permitted Materials and Configurations
(Village Zone).
2) At least 15 percent of each building facade to which these standards apply shall be finished in one or
more of the following materials:
a) Brick, stone, or cast stone;
b) Stucco or plaster;
c) Poured-in-place concrete, or pre-cast concrete veneer; and/or
d) Metal panel systems.
3) The additional following materials may be used up to the remaining percentage of each fagade:
a) Wood;
b) Cellulose fiber-reinforced cement products (i.e. Hardi-Board) or other cement building products
approved by a nationally recognized building products evaluation service;
c) Rock, glass block, tile; and/or
d) Concrete block: split-faced, ground-faced, or scored.
4) The percentage calculation applies only to the fagcades facing a public or private street.
5) Doors and windows and their associated trim shall be excluded from the percentage calculation.
Glass shall have less than 20 percent reflectance.

)



Village Center Architectural Standards The Barber Street Address D:3 \

3.1 Ground Level Building Components

Intent:
Provide an appropriate buffer between private zones and the public right-of-way. Encourage Porch and Stoop variation at the Barber Street Address
interaction between neighbors and between residents and pedestrians, while providing a greater
measure of separation for implied privacy and personal safety from the street.

Required Standards:

1) Each row house shall have a porch or stoop meeting the following requirements: Example 1: Porches within
a) Shall be oriented towards the street; a set of rowhouses vary in
b) Shall have access from the main dwelling entry; height, but are consistent in
c) Shall be elevated 24 inches or greater above grade; and configuration and detail.

d) Stoops shall measure no narrower than 5 feet in depth, while porches shall have a min. 4 feet
covered depth and provide a minimum usable area of 6’ x 6’; and
e) Porches shall have guardrails.

2) Dwelling entrances shall be differentiated from neighboring entrances. Difference may be achieved
through material, color, door and trim style, porch covering form and style, column style, railing style,
or other similar architectural components.

3) Porches and stoops within a set of row houses shall compliment each other in height, configuration, Example 2: Porches within
E_:lnd detail. Porches and stoops may vary between each set of row houses. a set of rowhouses vary in

Optional: . . detail, but are consistent in

4) Stacked (two-story) porches are allowed and encouraged as a unique building component. height and configuration.

5) Porches and stoops are encouraged to have columns, posts, piers, brackets, and other similar
structural features.
6) Extra wide formal steps are encouraged.

7) Porches continuous along the entire facade width are encouraged.

3.2 Facade Components

Intent:
Maintain a lively and active street face. Ensure a standard of quality that will be easily maintained
and cared for over time. Provide articulation, interest in design, and human scale to the fagade of a
building through a variety of building techniques.

Required Standards:

1) Projecting porches, balconies and decks are not allowed above the second floor on street facing
facades. French balconies two feet or less are allowed.

2) Scuppers and downspouts shall be metal or clay. Downspouts shall connect with the street’s drainage
as per the Rainwater Management Plan.

Optional:

3) Facade components within each set of row houses are encouraged to be similar in proportion and
configuration.

One-story porch Two-story porch



Village Center Architectural Standards

Woonerf Address

1.1 Narrative

The Woonerf Address is a special and deliberate deviation from the Village Center street grid. Aligned
to the view of Mt. Hood, the public way connects the heart of Villebois, the Plaza, to its regional
context. Additionally, the Woonerf is part of the pedestrian connection between East Park and the
Plaza.

Woonerf is a Dutch word meaning “living street.” A woonerf is common space shared equally

by pedestrians, cyclists, and low-speed motor vehicles. Raising the street to the same grade

as sidewalks, and placing trees, planters, parking areas, and other obstacles in the street slows
vehicles to walking speed. This makes the street available for social use of the local residents while
maintaining connectivity and the parking needs of vehicles.

Because of its proximity to the Plaza and its pedestrian emphasis, the Woonerf Address has specific
design characteristics to complement the streetscape. The lifestyle is urban, with a compressed
threshold between public and private zones. Row Houses will have stoops, terraces, and/or at-grade
outdoor living spaces. These components encourage interaction between neighbors as well as
pedestrians going to and from the Plaza.

To reinforce the spirit of urban living and strengthen the uniqueness of this outdoor room, the Woonerf
Address emphasizes consistency of massing, facade design, and materials. The Homes will have
similar heights and materials, with encouraged minor variation of facade elements.

/ Woonerf Address

Artist’s interpretation




Village Center Architectural Standards

Woonerf Address
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2.1 Building Types
The Building Type, per Table V-1, shall be Row Houses - Village Center. Row houses must be attached
in this address.

2.2 Building Height & Roof Form

Intent:
Strengthen the perception of the Woonerf as a public room by establishing a consistency of facade
heights and roof forms.

Required Standards:

1) In addition to the Maximum Building Height as required by Table V-1: Development Standards
(Village Zone), this address shall have a Minimum Building Height of two stories.

2) Roof forms in a set of row houses shall be substantially similar in character.

Optional:

3) Buildings facades in a set of row houses are encouraged to be similar in height.

2.3 Horizontal Facade Articulation
Intent:
Reinforce the urban historic pattern of single-family attached residences. Provide articulation, interest
in design, and human scale to the fagade of a building through a variety of building techniques.
Required Standards:
1) Each row house shall be articulated as an individual unit. Two or more of the following methods of
horizontal articulation shall be used:
a) Prominent entry, bay, or similar component for each dwelling unit;
b) Reveal or trim between major facade planes;
c) Change of color, texture, or pattern of similar materials;
d) Breaks in roof elevation per dwelling unit; and
e) Offsets of major facade planes.
Optional:
2) Change of material per dwelling unit is not a preferred method of Horizontal Articulation as it detracts
from the consistency of the streetscape.

Elevation showing all five methods of Horizontal Fagcade Articulation

/

A

a) Prominent entry, bay, or similar
component for each dwelling unit

b) Reveal between major facade
planes

c) Change of pattern and texture
between similar materials

d) Breaks in roof elevation per
each dwelling unit

e) Alternating offsets of major
facade planes



Village Center Architectural Standards

Woonerf Address E:3 \

3.1 Exterior Building Materials
Intent:

Ensure a standard of quality that will be easily maintained and cared for over time. Provide
articulation, interest in design, and human scale to the fagcade of a building through a variety of
building techniques.

Required Standards:

1)

2)

The requirements of this Section supersede Table V-4: Permitted Materials and Configurations

(Village Zone).

At least 40 percent of each building fagade to which these standards apply shall be finished in one or

more of the following materials:

a) Brick, stone, or cast stone;

b) Stucco or plaster;

c) Poured-in-place concrete, or pre-cast concrete veneer; and/or

d) Metal panel systems.

The additional following materials may be used up to the remaining percentage of each facade:

a) Wood;

b) Cellulose fiber-reinforced cement products (i.e. Hardi-Board) or other cement building products
approved by a nationally recognized building products evaluation service;

c) Rock, glass block, tile; and/or

d) Concrete block: split-faced, ground-faced, or scored.

The percentage calculation applies only to the facades facing a public or private street.

Doors and windows and their associated trim shall be excluded from the percentage calculation.

Glass shall have less than 20 percent reflectance.

Optional:

7)

Brick, when used, should match or be compatible with the street pavers.

3.2 Facade Components

Intent:
Maintain a lively and active street face. Ensure a standard of quality that will be easily maintained
and cared for over time. Provide articulation, interest in design, and human scale to the facade of a
building through a variety of building techniques.

Required Standards:

1) Scuppers and downspouts at the Woonerf Address shall be metal or clay. Downspouts shall connect
with the street’s drainage as per the Rainwater Management Plan.

2) Projecting balconies and decks are not allowed above the first floor on street facing facades. French
balconies two feet or less in depth are allowed.

3) Wood or simulated wood railing or fencing is prohibited.

Optional:

4) Small punched openings in a thick wall is the preferred window expression. Large expanses of
contiguous windows should be limited to bay windows.

5) French balconies and bay windows two feet or less in depth are encouraged as predominate outdoor
living space components for the Woonerf Address.

6) Facade components in each set of row houses are encouraged to be substantially similar in proportion
and configuration.
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Woonerf Address

4.1 Ground Level Building Components
Intent:
Provide an appropriate buffer between private zones and the public right-of-way. Encourage
interaction between neighbors and between residents and pedestrians. Ensure that all ground floors
reinforce the streetscape character.
Required Standards:
1) Each row house shall have a stoop or terrace. See Glossary for distinction.
2) The stoop or terrace shall be 30 inches or greater in elevation above grade.
3) Each row house shall have a private outdoor living space at the entry fagcade. The space shall meet
the following requirements:
a) The usable space shall measure 5 feet or greater in depth and 7 feet or greater in length along the
facade;
b) The required space may be sunken no more than 24 inches below grade;
c) The required space may be elevated no higher than the stoop/terrace elevation;
d) The required space may be screened from the street, but fences and railing may be no more than
50% opaque and no taller than 4 feet; and
e) The required space must have direct access from the front entry, or direct access from a secondary
entrance, such as a sliding patio door.
Optional:
4) Stoops and terraces in each set of row houses should be substantially similar in height and
configuration.

Required private outdoor living space

5 min.

depth

Allowed: Stoop and outdoor living
space are combined into a terrace

4 high

fence, max.

Allowed: Stoop and outdoor living
space are separate. Outdoor living
space can be sunken no more than
24 inches below grade or elevated
no higher than the stoop.
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1.1 Narrative

The Courtyard is aligned with the Plaza, connecting the site’s historic buildings to their new village
context. The space is conceived as a shared-use courtyard between buildings C, D, and the new
condos to the southeast. The courtyard contains designated areas for private yards, walkways, and
vehicular lanes. Trees in the parking lane will define spaces, and an alee of trees will connect the Plaza
and Building D with a shaded pathway.

The building character of the Courtyard is largely defined by the existing masonry buildings. Any
new stories added to the building will likely be lightweight, and so will have a different expression.
This language, new lightly clad stories over a heavier masonry base will be carried over to the new
buildings for consistency. Large punched openings, as found on the existing buildings, will be
encouraged. A more urban and contemporary architectural expression will be encouraged here to
create a unique experience.

To reinforce the spirit of urban living and strengthen the uniqueness of this outdoor room, the
Courtyard Address emphasizes consistency of massing, facade design, and materials. The Homes
on Courtyard will have similar heights and materials, with encouraged variation of smaller fagcade
elements.
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The Courtyard Address

2.1 Building Types
The Building Type, per Table V-1 Development Standards (Village Zone), shall be Multi-Family
Dwellings - Village Center. Any additions to the existing buildings shall conform to the setbacks,
building height, and other development standards of Table V-1.

The preferred new construction product type is the maisonette: a residence occupying two or more
floors of a larger building and having its own entrance from outside.

2.2 Building Height & Roof Form

Intent:
Strengthen the perception of the Courtyard as a public room by establishing a consistency of facade
heights and roof forms.

Required Standards:

1) Maximum Building Height for new buildings shall be 40 feet.

2) Maximum Building Height for existing buildings, plus any new construction levels, shall be 60 feet.

3) The roof form for all new buildings and new levels shall be a flat, low-slope, or shed roof with a parapet
or substantial overhang.

Optional:

4) Buildings facades in a set of row houses are encouraged to be similar in height.

5) Roof gardens, “green-roofs”, and roof trellises are encouraged.

Existing buildings and new construction

Existing building “C”

Existing building “D”

//
AN

New construction portion of Address

F.2 \

2.3 Horizontal Facade Articulation

Intent:

Reduce the apparent bulk of long buildings by breaking them down into smaller components. Provide
articulation, interest in design, and human scale to the fagade of a building through a variety of
building techniques.

Required Standards:

1) The southeast (new construction) Address length shall be broken into at least two building masses
with a public pedestrian connection between Villebois Drive and the Courtyard. The pedestrian
connection shall align with the center of Building C. The pedestrian connection shall be consistent
with the Courtyard streetscape character as described in the Community Elements Plan.

2) Horizontal Articulation: Horizontal fagades shall be articulated into smaller units. At least two of the
following methods of horizontal articulation shall be employed:

a) Change of material (at inside corner or with a reveal);

b) Change of color, texture, or pattern of similar materials;

c) Major facade planes that are vertical in proportion;

d) Bays and recesses at least 8 feet wide and no more than 25 feet wide and at least 3 feet in depth;
e) Breaks in roof elevation (height) of 2 feet or greater in height;

f) Individual entries, bays, and/or recesses for each dwelling unit; and

g) Reveal between major facade planes.

Optional:
3) Articulation should extend to the roof. The purpose is not to create a regular rigid solution but rather to
break up the mass in creative ways.

Required public pedestrian connection

Link connects Villebois Drive and
the Courtyard and is aligned with the
center of Building C
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3.1 Vertical Facade Articulation
Intent:
Ensure a clear and compatible language between new and existing construction. Differentiation of Building’s Base
Required Standards:
1) Differentiation of Building’s Base: Building fagades shall express a vertical division between stacked

units. For example, a two-story townhouse on the second and third floors should have substantially Differentiation may vary in height and
different character than the ground level unit. Both of the following methods of horizontal articulation setback depth. The purpose is not to
shall be incorporated: create a rigid solution but rather to break
a) Change of material occurring at or near the floor level of transition; and up the mass in creative ways.
b) Setback of 5 feet or greater located at or near the demising floor level. The setback shall occur

along at least 60% of the facade length. The setback requirement is only for the street facing 5’ or greater

facade. setback

Optional:

2) Use of the required upper unit setback for outdoor space is strongly encouraged.
3) Differentiation of base may vary in height and setback depth. The purpose is not to create a regular

- . . . its (sh
rigid solution but rather to break up the mass in creative ways. v upper units (shaded)
— lower units

o
Y :
’7149, other material(s)
CAN
8
&

base material(s)

Enlarged view

Required setback used for outdoor
/ living space is highly encouraged.

At-grade unit with direct access to a
yard.

Common entry serving upper and
/ lower units.
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The Courtyard Address

4.1 Exterior Building Materials

Intent:

Ensure a standard of quality that will be easily maintained and cared for over time. Provide
articulation, interest in design, and human scale to the fagcade of a building through a variety of
building techniques.

Required Standards:

1) The requirements of this Section supersede Table V-4: Permitted Materials and Configurations
(Village Zone).

2) For the new construction length of the Address, the first floor (min.) shall have vertical walls (excluding
doors and windows) finished in material compatible in color and texture to the material used on the
existing buildings.

3) Wood or simulated wood railing or fencing is prohibited.

Optional:

4) For this Address in particular, unique materials and innovative use of materials is encouraged.

5) Exteriors should be constructed of durable and maintainable materials that have texture, pattern, or
lend themselves to quality detailing.

4.2 Ground Level Building Components

Intent:
Provide an appropriate buffer between private zones and the public right-of-way. Encourage
interaction between neighbors and between residents and pedestrians. Ensure that all ground floors
reinforce the streetscape character.

Required Standards:

1) Ground level units at existing buildings shall have direct access to a private yard or terrace whenever
feasible.

2) Ground level units at new buildings shall be at grade and have direct access to a private yard or
shared outdoor space.

3) Off-street parking meeting the following requirements will be allowed in front of the existing buildings:
a) The parking surface shall be at the same grade as the street;
b) Parking stalls shall be located adjacent to the street with the travel lane towards the existing

building;

c) Parking stalls shall be screened from the street with landscaping; and
d) Entrances and exits shall be located at side streets (not the Address street) to the extent feasible.

Surface parking is allowed in front of
existing buildings (meeting additional
criteria)
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The Linear Green Address

1.1 Narrative

The Linear Green is a major pedestrian corridor linking West Park (Regional Trail) and the Plaza.
Its character is that of a pedestrian boulevard or promenade: a place where people can stroll, sit,
and interact under the canopy of a tree-lined alee. Unique landscape features, as defined in the
Community Elements Book, will further enhance the Linear Green’s role as a major social space.

At the Parkway Address, the streetscape takes the primary role in place making, an the buildings
form the boundaries of and backdrop for the room. Accordingly, a more flat, consistent, and rhythmic

architectural character is appropriate. Buildings on opposite sides of the street are encouraged to be
similar in mass, material, color, and articulation.

To reinforce the spirit of urban living and strengthen the uniqueness of this outdoor room, the Parkway

Address emphasizes consistency of massing, facade design, and materials. The buildings on the
Parkway will have similar heights and materials, with encouraged variation of smaller facade elements.

AN

L The Linear Green Address

Artist’s interpretation
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The Linear Green Address

2.1 Building Types
The Building Type, per Table V-1 Development Standards (Village Zone), shall be Multi-Family
Dwellings - Village Center.

The preferred product type is the maisonette: a residence occupying two or more floors of a larger
building and having its own entrance from outside.

2.2 Building Height & Roof Form

Intent:
Strengthen the perception of the Parkway as a public room by establishing a consistency of facade
heights and roof forms.

Required Standards:

1) Buildings shall be three stories or greater in height.

2) Principal roofs shall have 6:12 or greater pitch towards the Address, such that the roof is visible from
the street. Gables are allowed only at building corners.

Optional:

3) Dormers, light monitors, chimneys, and other roof elements are encouraged to create visual interest.

4) Roof forms along the Linear Green Address are encouraged to be substantially similar in character.
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3.1 Horizontal Facade Articulation

Intent:

Reduce the apparent bulk of long buildings by breaking them down into smaller components. Provide
articulation, interest in design, and human scale to the fagcade of a building through a variety of
building techniques.

Required Standards:

1) Horizontal Articulation: Horizontal fagades longer than 60 feet shall be articulated through consistent
and rhythmic facades. At least two of the following methods of rhythmic facade articulation shall be
employed:

a) Expression of structural bay or width of units;

b) Subtle variation of color, texture, or grain of materials;

c) Major facade planes that are consistent and repetitive in proportion;
d) Consistent and repetitive windows;

e) Consistent and repetitive building entries; and/or

f) Horizontal banding.

Optional:

2) Each dwelling need not be articulated as an individual unit. Consistency of the building character is
more important than unit identity for this Address. d) Consistent and repetitive

3) Buildings along the Linear Green Address are encouraged to be bookmatched. That is, the buildings windows
on opposite sides of the street are similar in mass, material, color, and articulation.

c) Major facade planes are
consistent in proportion

A

A
A

a) Expression of structural bay or €) Consistent and repetitive
PP building entries
unit width

/ f) Horizontal banding
< < b) Subtle variation of color, or
texture or pattern of materials
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The Linear Green Address

4.1 Exterior Building Materials
Intent:
Ensure a standard of quality that will be easily maintained and cared for over time. Provide
articulation, interest in design, and human scale to the fagcade of a building through a variety of
building techniques.
Required Standards:
1) The requirements of this Section supersede Table V-4: Permitted Materials and Configurations
(Village Zone).
2) At least 30 percent of each building facade to which these standards apply shall be finished in one or
more of the following materials:
a) Brick, stone, or cast stone;
b) Stucco or plaster;
c) Poured-in-place concrete, or pre-cast concrete veneer; and/or
d) Metal panel systems.
3) The additional following materials may be used up to the remaining percentage of each fagade:
a) Wood;
b) Cellulose fiber-reinforced cement products (i.e. Hardi-Board) or other cement building products
approved by a nationally recognized building products evaluation service;
c) Rock, glass block, tile; and/or
d) Concrete block: split-faced, ground-faced, or scored.
4) The percentage calculation applies only to the fagcades facing a public or private street.
Doors and windows and their associated trim shall be excluded from the percentage calculation.
Glass shall have less than 20 percent reflectance.

a9

4.2 Ground Level Building Components
Intent:
Provide an appropriate buffer between private zones and the public right-of-way. Encourage
interaction between neighbors and between residents and pedestrians. Ensure that all ground floors
reinforce the streetscape character.
Required Standards:
1) Developments shall include at least two of the following at all primary building entrances:
a) Recesses;
b) Distinct roof forms;
c) Porches or stoops;
d) Trellises; and/or
e) Glass at sides or above entry doors.
2) Ground level units shall be at grade and have direct access to a yard.
Each unit shall have a fence between the yard and street meeting the following requirements:
a) The fence may be as tall as four feet but not less than two feet;
b) The fence shall be no more than 25% opaque; and
c) The fence shall be constructed out of painted metal and/or masonry, predominantly vertical in
configuration.
Optional:
4) Vertically stacked units are encouraged to share a common entry.
5) Raised entries, such as a stoop, are encouraged.
6) Fences are strongly encouraged to be metal.

&L

G:4 \

4.3 Facade Components

Intent:
Maintain a lively and active street face. Ensure a standard of quality that will be easily maintained
and cared for over time. Provide articulation, interest in design, and human scale to the facade of a
building through a variety of building techniques.

Optional:

1) Building elements that lend themselves to rhythmic patterns are encouraged. These elements include
but are not limited to: bay windows, shuttered windows, dormers, covered unit entries, pilasters,
brackets, etc.
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Appendix: Glossary

Definitions of widely interpreted or specialized terms used in this document:

Accessory Building A secondary building, whose use is incidental to that of the main building
located on the same plot.

Arcade A covered passageway, usually formed by a series of arches supported by columns or piers.

Architectural Character Not to be confused with Architectural Style, which is the combination
of distinct features particular to a person, school, or era of architecture. Architectural character is
the combination of qualities that distinguish one design from another. Architectural character is
intentionally more open-ended to allow for contemporary interpretations of historic architecture.

Architectural Style The combination of distinct features particular to a person, school, or era of
architecture.

Articulation The method and manner of connecting two or more parts to make a clear whole. In the
context of this document, it refers to combining multiple building components (walls, roofs, windows,
etc.) to create a clear and expressive facade. (See also Horizontal Fagcade Articulation and Vertical
Facade Articulation.)

Awning A rooflike structure - usually made of canvas - covering an individual storefront, door, or
window. The principal function of an awning, as referenced in this document, is to shield glass from
the sun; a secondary function is rain protection. (See also, Canopy.)

Balcony A platform that projects from the wall of a building and is surrounded by a railing. (See also,
French Balcony.)

Belt Course A molding or projecting line of masonry running horizontally along the face of a building.
In this document, a belt course is used to separate the base of a building. (See also, Signage Band.)

Building Base Refers to the specific design of the lower level(s) of a building. Typically, the base
coincides with the programmatic division of a building - for example, housing over retail.

Building Type In this document, a reference to Table V-1 (Development Standards) of the Village
Zone.

Canopy A rooflike structure - often made of metal, glass, and/or canvas - covering a walkway,
sidewalk, or building entrance. A canopy, as referenced in this document, is deeper and longer than
an awning. It’s principal function is weather protection. (See also, Awning.)

Component (Building Components) A constituent element of a system. Building components
include the windows, entrances, balconies, cornices, canopies, etc. that make up a building facade.

Consistent (or, Consistency) Marked by an orderly, logical, and aesthetically compatible relation of
parts.

Cornice The exterior trim of a structure at the meeting of the roof and wall.

Decorative Serving a purpose that is primarily aesthetic.

Differentiation To show the difference between things; discriminate as different and unique.

Facade The face (exterior surface) of a building. In the context of this document, the facade usually
refers to the building face(s) along a street or public way.

Flex Space Ground floor units of a multi-family or mixed-use building that can be converted between
commercial and residential uses. (See also Live/Work.)

French Balcony Doors opening to the outside of a building, but accessing a shallow platform (2 feet
or less) or railing, as opposed to a full balcony. (See also, Balcony.)

Grade (At Grade) The level at which the ground surface meets the building foundation. In this
document, At Grade generally refers to a building entrance with no or minimal number of steps.

Horizontal Fagade Articulation The ways in which the face of a building is broken up into discreet
elements across the horizontal dimension. A building that has one long uninterrupted facade plane
would be said to have low facade articulation. A building that has frequent recesses, bays, and
material changes would be said to have high facade articulation. (See also, Fagade and Articulation.)

Legible (or, Legibility) Distinctness that makes perception of difference or similarity easy. In this
document, Legibility is usually used to describe the characteristics of a particular Address.

Live/Work A row house where the ground level can be converted to a commercial use. The lower
level may be separate from the upper level, or connected via an internal stair.

Maisonette A residence occupying two or more floors of a larger building and having its own
entrance from outside.

Mixed-Use Containing or zoned for a mixture of program types. Mixed-use development can be
horizontal - as in Villebois’ land use distribution - or vertical, as in a single building, or both. Typical
mixed-use buildings contain commercial and residential facilities. A mixture of commercial uses -
retail, office, and hospitality, for example - also constitutes mixed-use development.

Outdoor Living Space A private outdoor space associated with and controlled by a dwelling unit.
The space may take the form of a stoop, porch, balcony, deck, patio, terrace, etc.

Pilaster A pier, pillar, or thickened column. If not directly supporting the structure above, the pilaster
usually encloses a column or other load bearing element.

Porch An open air room appended to the mass of a building, with floor and roof, but may also be
partially enclosed, screened, or glass-enclosed. The minimum area of usable space must be 6’ x 6’,
with a min. 4’ covered depth.

Planter (Planter Box) A decorative and permanent container for plants or small trees.

Rainwater Path The conveyance of rainwater from the building roof to the ground. Scuppers,
gargoyles, downspouts, gutters, and rain chains are examples of rainwater path components.
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Appendix

Glossary

Reveal Generally refers to an inside surface or corner, as between a window frame and the outer wall
surface.

Roof Form Refers to the shape, components, and dimensions of a building’s roof as perceived from
the ground. Common roof form types include parapet, gable, hip, mansard, etc.

Rhythmic (Rhythmic Facade) Refers to elements that reoccur with measured regularity and with
slight variation.

Row House One of a series of houses, often of similar or identical design, with or without an
accessory dwelling unit or building. Within the Village Center boundary, row houses may be attached
or detached in accordance with the Village Center Architectural Standards.

Signage Band A thickened horizontal band onto which signage is mounted. A signage band in this
document is a device to separate the base of a building. (See also Belt Course.)

Stoop An elevated platform or small porch at the top of steps leading to a building entrance.

Storefront The front side of a store or business facing the street, usually containing display windows
and entrances.

Structural Expression The way(s) in which a building is perceived as resisting gravity. Common
structural expressions include thick walls with frequent small openings; columns or pilasters
supporting lintels; cantilevers; curtain wall (glazing) with columns behind; etc.

Substantially Different When the scale, proportion, composition, and materials of two or more parts
are visually distinct to a degree that even a casual observer could mark the difference. This term may
apply to a specific building component or a facade as a whole.

Substantially Similar When the scale, proportion, composition, and materials of two or more parts
are visually comparable to a degree that even a casual observer could mark the similarity. This term
may apply to a specific building component or a facade as a whole.

Terrace A raised outdoor living space adjoining a building.

Trellis A structure to support climbing plants, latticework, or other shading devices.

Vertical Facade Articulation The ways in which the face of a building is broken up into discreet

elements across the vertical dimension. Typically, a building facade is vertically divided into a base,
middle, and top. (See also Fagade and Articulation.)
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l. WILSONVILLE PLANNING & LAND DEVELOPMENT ORDINANCE

SECTION 4.125 VILLAGE (V) ZONE
(.02) PERMITTED USES

Examples of principle uses that are typically permitted:

E. Multi-Family Dwellings

l. Commercial uses within the Village Center, subject to the standards
of (.06) Standards Applying to Commercial Uses and similar to the

following:

1. Sales and servicing of consumer goods:

Bicycle shop
Bookstore
Clothing Store
Electronics and appliances store
Florist
Furniture store
Jeweler Pet shop
2. Food and sundries:
Bakery Butcher shop
Convenience store
Delicatessen
Drugstore
Gifts Store
Hardware store
3. Lifestyle and recreation:
Art gallery
Barbershop or hair salon

Boutique shops and other specialty retail

Coffee shops including outdoor eating areas

Health club or gymnasium

Restaurants and pubs including outdoor eating areas

Dance or martial arts studio

4. Service Commercial:
Banking and investment services
Child day care

Custom tailoring
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Dry cleaners
Photo processing
Postal service
Reproduction services
Laundromat
Locksmith
Telecommunications services
Upholstery shop

5. General Office:
Computer and technology companies
Governmental services
Health services
Insurance agencies
Nonprofit organizations
Professional-type services
Real estate offices
Secretarial services
Travel agencies

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The proposed
development is a mixed-use building and parking area. The building will contain
commercial space and the community mail center on the ground floor with market-
rate multi-family rental units above. The commercial space will be similar to the
above-reference list and will comply with the standards applying to commercial uses.
All proposed uses within the subject PDP are permitted pursuant to this section.

(.03) PERMITTED ACCESSORY USES
C. Structured parking, garages, and parking areas

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The proposed
development is a mixed-use building with associated parking area.

(.05) DEVELOPMENT STANDARDS APPLYING TO ALL DEVELOPMENTS IN THE VILLAGE ZONE

In addition to other applicable provisions of the Wilsonville Planning and
Land Development Ordinance, all development in the Village zone shall be
subject to Tables V-1 through V-4, and to the following. If there is a conflict,
then the standards of this section shall apply.

A. Block, Alley, Pedestrian and Bicycle Standards:
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1. Maximum Block Perimeter: 1,800 feet, unless the
Development Review Board makes a finding that barriers such
as existing buildings, topographic variations, or designated
Significant Resource Overlay Zone areas will prevent a block
perimeter from meeting this standard.

Response: The subject property abuts to SW Barber Street on the northeast and
SW Toulouse Street on the southwest. SW Barber Street and SW Toulouse Street are
existing streets within Villebois Village Center and meet the maximum 1,800-foot
block perimeter.

2. Maximum spacing between streets for local access: 530 feet,
unless the Development Review Board makes a finding that
barriers such as existing buildings, topographic variations, or
designated Significant Resource Overlay Zone areas will
prevent street extensions from meeting this standard.

Response: The subject property abuts to SW Barber Street on the northeast and
SW Toulouse Street on the southwest. SW Barber Street and SW Toulouse Street are
existing streets within Villebois Village Center with blocks that meet the maximum
530-foot spacing for local street access.

B. Access: All lots with access to a public street, and an alley, shall
take vehicular access from the alley to a garage or parking area,
except as determined by the City Engineer.

Response: The proposed development has vehicular access from SW Toulouse
Street, an existing public street, to the associated parking area.

C. Trailers, travel trailers, mobile coaches, or any altered variation
thereof shall not be used for the purpose of conducting a trade or
calling, or for storage of material, unless approved for such purpose
as a temporary use.

Response: No trailers, travel trailers, mobile coaches, or such vehicles will be used
for the purpose of conducting a trade or calling, or storage of material unless approved
as a temporary use.

D. Fences:
1. General Provisions:

a. Fencing within the Village Zone shall be in compliance
with the Master Fencing Program in the adopted
Architectural Pattern Book for the appropriate SAP.

b. When two or more properties with different setbacks
abut, the property with the largest front yard setback
requirement shall be used to determine the length and
height of the shared side yard fence, as required by
section 4.125 above.
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C. The development Review Board may, in their
discretion, require such fencing as deemed necessary
to promote and provide traffic safety, noise
mitigation, and nuisance abatement, and the
compatibility of different uses permitted on adjacent
lots of the same zone and on adjacent lots of different
zones.

2. Residential:

a. The maximum height of any fence located in the
required front yard of a residential development shall
not exceed three (3) feet.

b. Fences on residential lots shall not include chain link,
barbed wire, razor wire, electrically charged wire, or
be constructed of sheathing material such as plywood
or flake board. Fences in residential areas that
protect wetlands, or other sensitive areas, may be
chain link.

Response: The SAP Central Plan and Villebois Village Master Plan do not indicate
any required community fencing within the subject PDP modification. The Village
Center Architectural Standards (VCAS) indicate that fencing is optional in the Plaza
Address, and where provided should be consistent with the architecture. The applicant
is not proposing fencing within the development.

E. Recreational Area in Multi-Family Residential and Mixed-Use
Developments.

1. The Recreational Area Requirement is intended to provide
adequate recreational amenities for occupants of multiple family
developments and mixed-use developments where the majority
of the developed square footage is to be in residential use.

2. Recreational Area is defined as the common area of all lawns,
community gardens, play lots, plazas, court yard, interior and
exterior swimming pools, ball courts, tennis courts, exercise
rooms, health and exercise facilities, libraries,
internet/electronic media rooms, decks and other similar areas
for common recreational uses. Recreational Area may include
Parks required under the Villebois Village Master Plan, and any
usable park areas not shown in such plan. Private areas under
this definition, defined as those areas that are accessible only by
a single owner or tenant, or commercial or retail recreation
facilities serving the general public, shall not constitute or
contribute to the measurement of Recreational Area.

3. A variety of age appropriate facilities shall be included in the mix
of Recreational Area facilities.

4. Recreational Area shall be calculated at the following ratios:

a. At the SAP Level - 195 square feet per residential unit.
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b. At the PDP level - an additional 30 square feet per residential

unit.
5. Outdoor Living Area shall be considered to be part of the Open
Space requirement in Section 4.125(.08). [Section

4.125(.05)(E.) amended by Ord. 606, 4/3/06.]

Response: The 195 square feet recreation area per residential unit was addressed
at the SAP level. Building ‘C” in PDP 2C provides 49 units, requiring 1,470 square feet
of recreational area recreational area.

Building C in PDP 2C is part of the larger Villebois Village Center mixed-use
development that includes Buildings ‘A’ and ‘B’ in PDP 12C. Building C in PDP 2C is
designed to provide 1,158 of recreational space as noted below:

e 358 sq. ft. Lobby; and
e 800 square foot outdoor recreation area behind the building.

Additionally, residents of Building ‘C’ will have access to 4,483 square feet of
recreational space in Buildings ‘A’ and ‘B’ that include:

e 1,076 square foot community room in Building ‘A’

e 972 square foot fitness room in Building ‘A’

e 623 square foot lobby in Building ‘A’

e 1,038 square foot amenity room and deck in Building ‘B’

e 128 square foot dog washing station in Building ‘B’

e 646 square foot lobby in Building ‘B’

Therefore, the recreation area for the residents of Building ‘C” in PDP exceeds the 30
square foot per residential unit requirement.

In addition to the recreation areas, the development includes a 465 square foot leasing
office in Building ‘B’, a 2,568 square foot community mail center in Building ‘C’, and
each building contains common bike storage, and individual storage rental areas.

F. Fire Protection:

1. All structures shall include a rated fire suppression system (i.e.,
sprinklers), as approved by the Fire Marshal

Response: The building within the PDP area will include appropriate fire
suppression systems. This will be verified with review of future building permit
applications.
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Table V-I: Development Standards

Table V-1: Development Standards

\{in. Lot  Min Lot Min. Lot Max. Lot Min. Fronla;c Max. Setbacks ' '+ LAoIad‘d Street-Loaded)|
Size Width Depth  Coverage  Width " Hﬂghl Front Min.  Froat Rear Side Min.  Garage Garage
Buildine Type f'ﬂ] 1t.) (ft.) (i) (note) (Voage) (. (i) Max. (ft)  Min. (ft) i) {note) {nate)
Commercial Buildings - Village Center " NR NR MR ! S0 a0 NR® 5 NR NR NR NA
Haotels. Village Contae ! MR MR NB ! 20 £ Np L NP NP NP N A
[ Mixed Use Buildinas - Villase Center 1* NR NR NR ! 50 50 NR * 8 NR NR NR NA
Multi-Family Dwellings - Village Center " NR NR NR ' 80 45 5t 15 NR NR NR NA
Row Houses ' - Village Center NR NR NR ! 80 45 54 10 NR NR NR NA
Commercial Buildin NR NR NR ! 60 45 NR 15 NE NE NR NA
Mixed Use Buildings NR NR NR ' 60 45 NR 15 NR NR NR NA
Multi-Family Dwellings NR NR NR ! 60 45 8! 15 NR NR NR NA
Row Houses ! NR 15 50 ! 80 45 8% 15 NR NR NR NA
Duplexes 4,000 45 70 : 60 s 124 0" 5 5" ’ B
Single-Family Dwellings 2,250 35 50 B 60" 33 125 20° 3 3"° i =

[Notes: NE No Requirement

L M Vloned
1 Lot < 800dsf: NR: Lot >3000sf: 80% (Max. Lot Coverage)

—
2 Small lots: 75%, Medium Lots: 63%, Standard and Large Lots: 55%, Estate Lots: 43% Maximum Lot Coverage

[ On lots where detached accessory buildings are built maximum lot coverage may be increased by 10%_

3 Bay windows, balconies, and other structural building projections above 8 ft. may encroach up to 5 fi. into the Public Way; canopies, awnings, and other non-structural projections may encroach
up to 8 ft. into the Public Way

3 P

5 Porches sloops, deck‘, cz.nnples ba]cnme'., bay mnniows chlmne) 5, awmne:», a.ndother building projections may encroach to within 8 ft. of the Publlc Way. Stairs may encroach to the Public
Way.

6 For Standard, or Large Lots on Collector Avenues, front setbacks are 20 fi. min., (13" setback to porch), side street setbacks are 15' (8’ setback to porch). Pie-shaped lots or lots with significant
trees or grade banks at frontage have no maximum front setback.

7 The gnra?e setback from alley shall be between 3 and 5 foot or, when as optional parking space is located between the garage and the alley, shall be 16 ft. minimum. Lots with important trees,
as identified in the Master Plan, or grade differences at the alley, affecting garage location shall be exempt from this requirement

% Street-loaded garages shall be a minimum 20 ft. front setback to face of garage, and located a minimum of 5 ft. behind main facade of the associated dwelling unit.

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

10 For Village Center buildings with lots fronting two or more streets, at least two facades shall be subject to the minimum frontage width and front setback requirements.

11 Row Houses are typically attached, but may be detached within the Village Center Boundary. When attached, no more than ten units shall be contiguous along a street edge. When row houses
are detached, the Minimum Fromage Width is 65%. The Minimum Frontage Width for detached row houses may be less than 63% on corner lots or to accommodate the curve radius of street
frontage, pubh: utility easements, important trees, grade differences, pub]lc open space requirements, or as otherwise approved by the DRB.

12 See Definitions, 4.125.01, for measurement of Minimum Frontage Width.

13 Front Sethack 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

l 14 See Fls'ule 2A_Village Center Boundary & Land Use Plan in the Villebois Village Master Plan for areas included within the Village Center,

15 On Estate Lots and Large Lots with frontage 70 ft. or wider, the minimum combined side vard setbacks shall total 15 ft. with a minimum of 5 ft. On Small and Medium Lots, minimum side
setback shall be 0 fi. or as required by Building Code.

16 For cluster housing 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.

17 Dwellings on lots without alley access shall be at least 36 feet wide.

18 Duplexes with front-loaded garages are limited to one shared standard-sized driveway/apron.

19 Maximum setbacks may be increased as necessary i0 accommodate deeper porches, building code, public uiility easements or public open space requiremenis.

20 Lots are categorized as small, medium, standard, large or estate as shown in the Pattern Book. [Table ¥-1 amended by Ord. 667 on 8/17/0%; Ord. 682, %/9/10]

Response: This application proposes to develop a four-story mixed-use building
with associated parking on the 0.50-acre Lot 73 in the Villebois Village Center. The
building will contain commercial space and the community mail center on the ground
floor with market-rate rental residential units above. Design of the development
incorporates unique, attractive architecture and flexible uses that activate the Village
Center and bring variety to Central Villebois. The proposed development lots meet
applicable standards, as addressed below.

The proposed development meets applicable requirements for a mixed-use building.
Table V-1 does not indicate a minimum lot size, width or depth for Mixed Use Buildings
in the Village Center. The proposed building complies with the minimum frontage
width standard and the applicable setback and height requirements.

(.06) STANDARDS APPLYING TO COMMERCIAL USES
A. All commercial uses shall be subject to the following:

1. A Neighborhood Center shall only be located at a Neighborhood
Commons

Response: This proposal is located in the Village Center.

2. The total area of all commercial uses in a Neighborhood Center shall
not exceed 3,500 sq. ft. (excluding residential uses, home
occupations, or home businesses).
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Response: This criterion is not applicable as it is not a Neighborhood Center.
3. Commercial use shall not include “drive-through” facilities.
Response: This proposal does not include a request for a “drive-through” facility.
4. A commercial use shall be adjacent to a street.

Response: This application proposes to develop a mixed-use building on Lot 73 in
the Villebois Village Center. The building will contain commercial space and the
community mail center on the ground floor with market-rate rental units above. The
commercial space on the ground floor is adjacent to SW Barber Street as shown on the
site plan.

5. All businesses, service or processing, shall be conducted wholly
within a completely enclosed building; except for off-street parking
and off-street loading. Except, however, that exterior displays,
outdoor dining areas, or exterior sales may be specifically
authorized through temporary use permit or development permit
approval, subject to conditions of approval. Exterior sales that may
be permitted are those that are limited in time duration, such as
sidewalk sales, grand openings, or farmers’ markets. Said areas must
maintain the minimum required clear space accessible to pedestrian
movement on pathways and/or sidewalks. See the following figure:

Response: All areas of the proposed commercial space within this development
are enclosed.

6. Except as may be approved through the processes noted in Section
(.07)(A)(5), above, all commercial uses shall meet the performance
standards specified in Section 4.135(.05).

Response: All areas of the proposed commercial space within this development
are enclosed. The site is not located within the PDI Zone or an industrial property;
therefore, Section 4.135(.05) does not apply.

(.07) GENERAL REGULATIONS - OFF-STREET PARKING, LOADING & BICYCLE PARKING

Except as required by Subsections (A) through (D), below, the requirements
of Section 4.155 shall apply within the village zone.

Response: The general provisions of Section 4.155 General Regulations - Parking,
Loading and Bicycle Parking are addressed later in this report.

A. General Provisions:

1. The provision and maintenance of off-street parking spaces is
a continuing obligation of the property owner. The standards
set forth herein shall be considered by the Development
Review Board as minimum criteria.

2. The Board shall have the authority to grant variances or
refinements to these standards in keeping with the purposes
and objectives set forth in this zone.
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Response: The applicant acknowledges that the provision and maintenance of off-
street parking is the continuing obligation of the property owner. There are no
variances or refinements to the standards of this section proposed with this
application.

B.

Minimum and Maximum Off-Street Parking Requirements:

1. Table V-2, Off-Street Parking Requirements, below, shall be
used to determine the minimum and maximum parking

standards for noted land uses.

The number of required

parking spaces shown in Table V-2 shall be determined by
rounding to the nearest whole parking space.

Table V-2: Off-Street Parking Requirements

U Min. Vehicle Spaces Max. Vehicle | Bicycle Short-term | Bicycle Long-term
se Spaces
1.0/1 Bdr . .
Multi-family 1.5/2 Bdr NR 1 per 20 units, 1 per 4 units
Dwellings 1.75/3 Bdr Min. of 2 Min. of 2
1 per 10,000 sf 1 per 40,000 sf
Commercial 2/1,000 sf 4/1,000sf Min. of 2 Min. of 2
Response: In its entirety, the proposed Villebois Village mixed-use development

provides 183 vehicle parking spaces, exceeding the 167-space parking requirement
before the allowed reductions for excess bicycle and motorcycle parking. With the
allowed reductions the development is required to provide 149 spaces. The 183
parking spaces provided, 138 off-street and 45 on-street, more than adequately serves
residents, employees, and visitors of the development. Parking calculations and
details for the entire development are provided in the Introductory Narrative located
in Section IA.

This PDP addresses requirements for Building ‘C” individually, however Building ‘C” is
part of a larger development that includes Buildings ‘A’ and ‘B’ located on Lot 76 and
a parking lot on Lot 12. Building “‘C’ provides 43 of the 49-parking space requirement
when viewed individually; however, the parking lot proposed on Lot 12, across
Villebois Drive from Building ‘C’, provides an additional 24 off-street parking spaces
and is easily accessible from Building ‘C’. Therefore, parking available to Building ‘C’
exceeds the required amounts. Parking requirements and parking provided for
Building ‘C” are detailed below:

The proposed mixed-use building will have a rear-located parking lot. The four-story
building is proposed to have 49 multi-family residential units (16 studio residential
units, 26 one-bedroom units, 7 two-bedroom units), and 1,129 square feet of retail.
According to Section 4.125 Table V-2 the proposed building is required to provide 55
off-street vehicle parking spaces as calculated below:

Off-Street Parking according to Section 4.125 Table V-2:
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Multi-family Dwellings

16 Studio Units at 1.0 space/ unit = 16 spaces

26 1-Bed Units at 1.0 space/ unit = 26 spaces

7 2-Bed Units at 1.5 spaces/ unit = 11 spaces
Retail/ Commercial

1,129 sf. at 2.0 Spaces/ 1,000 sf = 2 spaces
Vehicle Parking Requirements = 55 spaces
Total Vehicle Parking Requirement = 55 spaces

Forty percent, or 22 spaces, of the required off-street parking spaces are permitted
to be compact spaces according to Section 4.155.(2.)N. Section 4.125(.07)B.4.b states
“Bicycle parking may substitute for up to 25% of required Mixed-Use or Multi-Family
Residential parking. For every five non-required bicycle parking spaces that meet the
short or long-term bicycle parking standards, the motor vehicle parking requirement
for compact spaces may be reduced by one space.” The applicant is providing 50
bicycle parking spaces in excess of the requirement within Building ‘C” (see calculation
in following section) to offset the number of compact vehicle parking spaces permitted
up to 25%, or 6 spaces.

With the reduction of 6-spaces allowed for excess bicycle parking the proposed mixed-
use building on Lot 73 is required to provide 49 off-street vehicle parking spaces:

Vehicle Parking Requirements per Section 4.125 Table V-2 55 spaces
Vehicle Parking Off-set Allowed -6 spaces
Total Vehicle Parking Spaces Required = 49 spaces

The parking area located behind Building “‘C” provides 28 off-street parking spaces as
detailed in the following table:

Off-Street Vehicle Parking Provided:

Parking Provided with Building ‘C” on Lot 73

Standard Spaces = 13 spaces
Compact Spaces = 13 spaces
ADA Spaces = 2 spaces
Off-Street Vehicle Parking Provided = 28 spaces

In addition to the 28 off-street parking spaces, the development provides 15 on-street
parking spaces located directly adjacent to the development to be counted toward
meeting the minimum off-street parking as allowable per Section 4.125(.07)B.3. as
detailed below:

On-Street Vehicle Parking Provided:

Parking Provided with Building ‘C” on Lot 73

SW Barber Street = 5 spaces
SW Barber Street (15-min. parking for Mail Room) = 3 spaces
SW Villebois Drive North = 6 spaces
SW Toulouse Street = 1 spaces
On-Street Vehicle Parking Provided = 15 spaces
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With 28 off-street parking spaces and 15 on-street parking spaces, the mixed-use
development provides a total of 43 parking spaces to serve residents, employees, and
visitors of the Village Center Apartment Building ‘C’.

Vehicle Parking for Future Conversion to Retail

As noted on the elevation and floor plans submitted in Section V of this application, 2
ground floor residential units facing the Piazza in Villebois Village Center Apartments
Building C is designed to convert to 1,528 square feet of retail space to meet future
market conditions. The 2 ground floor units require 3 parking spaces as detailed below:

Off-Street Parking Requirements according to Section 4.125 Table V-2:
Building ‘C” Ground Floor Residential

1 Studio Units at 1.0 space/ unit = 1 spaces
1 2-Bed Unit at 1.5 space/ unit = 2 space
Vehicle Parking Requirements = 3 spaces

Alternatively, 1,528 square feet of retail space which requires 2.0 spaces per 1,000
square feet also results in a requirement of 3 vehicle parking spaces; therefore, the
conversion or residential to retail does not impact the parking requirements in Building
‘C.

C. Minimum Off-Street Loading Requirements:

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The proposed
development is a is a mixed-use building with associated parking area. The applicant
does not propose any off-street loading space to be provided at this time.

D. Bicycle Parking Requirements:

Response: Building “C’ of the Villebois Village mixed-use development, located on
Lot 73 of PDP 2C is required to provide 18 short and long-term bicycle parking spaces
and 68 spaces are provided, resulting in an excess of 50 bicycle parking spaces as
detailed below:

Bicycle Parking Requirements according to Section 4.125 Table V-2:

Multi-family Dwellings

Short Term 49 units at 1.0 space/ 20 units = 2 spaces

Long Term 49 units at 1.0 space/ 4 units = 12 spaces
Retail/ Commercial

Short Term:

1,129 sf. at 1.0 space/ 10,000 sf (Min. 2 spaces) = 2 spaces

Long Term:

1,129 sf. at 1.0 Spaces/ 40,000 sf (Min. 2 spaces) = 2 spaces
Total Short Term Bicycle Parking Spaces Required = 4 spaces
Total Long Term Bicycle Parking Spaced Required = 14 spaces
Total Bicycle Parking Spaces Required = 18 spaces
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Bicycle Parking Provided:

Short Term

Exterior Bike Racks = 4 spaces
Long Term

Building ‘A’ Bike Storage Room on 1° Floor = 15 spaces

1.0 Storage Space per Unit = 49 spaces
Total Bicycle Parking Provided = 68 spaces

Bicycle parking requirements and vehicle parking provided for the entire Villebois
Village Center Mixed-Use Development is detailed in the Introductory Narrative
provided in Section IA of this application.

(.08) OPEN SPACE
Open space shall be provided as follows:

A. In all residential developments and in mixed-use developments
where the majority of the developed square footage is to be in
residential use, at least twenty-five percent (25%) of the area shall
be open space, excluding street pavement and surface parking. In
multi-phased developments, individual phases are not required to
meet the 25% standard as long as an approved Specific Area Plan
demonstrates that the overall development shall provide a minimum
of 25% open space. Required front yard areas shall not be counted
towards the required open space area. Required rear yard areas and
other landscaped areas that are not within required front or side
yards may be counted as part of the required open space.

B. Open space area required by this Section may, at the discretion of
the Development Review Board, be protected by a conservation
easement or dedicated to the City, either rights in fee or easement,
without altering the density or other development standards of the
proposed development. Provided that, if the dedication is for public
park purposes, the size and amount of the proposed dedication shall
meet the criteria of the City of Wilsonville standards. The square
footage of any land, whether dedicated or not, which is used for
open space shall be deemed a part of the development site for the
purpose of computing density or allowable lot coverage. See SROZ
provisions, Section 4.139.10.

C. 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 and approve any pertinent bylaws, covenants,
or agreements prior to recordation.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The Parks Master
Plan for Villebois states that there are 58.42 acres of parks and 101.31 acres of open
space for a total of 159.73 acres within Villebois, approximately 33%. SAP Central
includes parks and open space areas consistent and in excess of the Master Plan. The
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Parks Master Plan for Villebois does not show required open space within the subject
site and the applicant is not proposing any changes to this designation. Therefore, this
standard is not applicable, as it has already been met and exceeded within SAP
Central.

(.09) STREET & ACCESS IMPROVEMENT STANDARDS

A. Except as noted below, the provisions of Section 4.177 apply within
the Village zone:

Response: The general provisions of Section 4.177 Street Improvement Standards
are addressed later in this report.

1. General Provisions:

a) All street alignment and access improvements shall
conform to Figures 7, 8, 9a, and 9B of the Villebois
Village Master Plan, or as refined in the Specific Area
Plan, Preliminary Development Plan, or Final
Development Plan and the following standards:

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest. The proposed development includes construction
of public sidewalks adjacent to SW Barber and SW Toulouse streets and a driveway
approach on SW Toulouse Street. The applicant is not proposing to modify or alter the
existing street alignment. The existing street alignments and access improvements
within this PDP modification remain consistent with those approved in the Villebois
Village Master Plan and SAP Central.

i. All street improvements shall conform to the
Public Works Standards and shall provide for
the continuation of streets through proposed
developments to adjoining properties or
subdivisions, according to the Master Plan.

Response:  All street improvements within this PDP modification will comply with
the applicable Public Works Standards. The street system within this PDP modification
is designed to provide for the continuation of streets within Villebois and to adjoining
properties or subdivisions according to the Master Plan. The street system is illustrated
on the Circulation Plan (see Sheet 6 of Section IVB).

ii. All streets shall be developed in according to
the Master Plan.

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest. The proposed development includes construction
of public sidewalks adjacent to SW Barber and SW Toulouse streets and a driveway
approach on SW Toulouse Street. All streets within this PDP modification will be
developed with curbs, landscape strips, sidewalks, and bikeways or pedestrian
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pathways as depicted on the Circulation Plan (See Sheet 6 of Section IVB) and in
accordance with the Master Plan.

2. Intersections of streets

a)

b)

Angles: Streets shall intersect one another at angles
not less than 90 degrees, unless existing development
or topography makes it impractical.

Intersections: If the intersection cannot be designed
to form a right angle, then the right-of-way and paving
within the acute angle shall have a minimum of thirty
(30) foot centerline radius and said angle shall not be
less than sixty (60) degrees. Any angle less than ninety
(90) degrees shall require approval by the City
Engineer after consultation with the Fire District.

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest. No new streets are proposed with this development.

c)

Offsets: Opposing intersections shall be designed so
that no offset dangerous to the traveling public is
created. Intersections shall be separated by at least:

i. 1000 ft. for major arterials
ii. 600 ft. for minor arterials
iii. 100 ft. for major collector
iv. 50 ft. for minor collector

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest. No new streets are proposed with this development.

d)

Curb Extensions:

i Curb extensions at intersections shall be shown
on the Specific Area Plans required in
subsection 4.125(.18)(C) through (F) below,
and shall:

e Not obstruct bicycle lanes on collector
streets.

e Provide a minimum 20 foot wide clear
distance between curb extensions all local
residential street intersections shall have,
shall meet minimum turning radius
requirements of the Public Works
Standards, and shall facilitate fire truck
turning movements as required by the Fire
District.

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest. No new streets or curb extensions are proposed
with this development. Existing curb extensions are shown on the Circulation Plan (see
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Sheet 6 in Section IVB) Curb extensions do not obstruct the bicycle lane on SW Barber
Street, classified as a minor collector. The attached drawings illustrate that all street
intersections have a minimum 20-foot wide clear distance between curb extensions on
all local residential street intersections.

3. Street grades shall be a maximum of 6% on arterials and 8%
for collector and local streets. Where topographic conditions
dictate, grades in excess of 8%, but not more than 12%, may
be permitted for short distances, as approved by the City
Engineer, where topographic conditions or existing
improvements warrant modification of these standards.

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest. No new streets are proposed with this development.
This project does not propose to modify street grades.

4. Centerline Radius Street Curves:

The minimum centerline radius street curves shall be as
follows:

a) Arterial streets: 600 feet, but may be reduced to 400
feet in commercial areas, as approved by City
Engineer.

b) Collector streets: 600 feet, but may be reduced to
conform with the Public Works Standards, as approved
by the City Engineer.

c) Local streets: 75 feet

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest. SW Barber Street is classified as a minor collector
and SW Toulouse is classified as a local street. The proposed development does not
alter the existing streets.

5. Rights-of-way:
a) See Section 4.125(.09) (A), above.

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest. Rights-of-way for adjacent streets have already
been dedicated as shown on the plan sheets located in Section 1VB of this application.

6. Access drives.
a) See Section 4.125(.09) (A), above.
b) 16 feet for two-way traffic.

Response: The access drive within the parking area will be paved at least 16-feet,
as shown on the Circulation Plan. In accordance with Section 4.177, the access drive
will be constructed with a hard surface capable of carrying a 23-ton load. Easements
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for fire access will be dedicated as required by the fire department. All access drives
will be designed to provide a clear travel lane free from any obstructions.

7. Clear Vision Areas
a) See Section 4.125(.09) (A), above.

Response: Clear vision areas will be provided and maintained in compliance with
the Section 4.177 Street Improvement Standards as addressed later in this report.

8. Vertical clearance:
a) See Section 4.125(.09) (A), above.

Response: Vertical clearance will be provided and maintained in compliance with
the Section 4.177 Street Improvement Standards as addressed later in this report.

9. Interim Improvement Standard:
a) See Section 4.129(.09) (A), above.

Response: The subject property abuts SW Barber Street on the northeast and SW
Toulouse Street on the southwest, existing public rights-of-way. No interim
improvements are proposed.

(.10) SIDEWALK AND PATHWAY IMPROVEMENT STANDARDS

A. The provisions of Section 4.154 and 4.177(.03) shall apply within
the Village zone.

Response: All sidewalks and pathways within SAP Central will be constructed in
accordance with the Villebois Village Master Plan and meet the standards of Section
4.154 On-Site Pedestrian Access and Circulation, Section 4.177 Street Improvement
Standards as addressed later in this report. Sidewalks and pathways are shown on the
Circulation Plan (see Sheet 6 in Section 1VB).

(.11) LANDSCAPING, SCREENING AND BUFFERING

A. Except as noted below, the provisions of Section 4.176 shall apply in
the Village zone:
Response: The standards of Section 4.176 Landscaping, Screening & Buffering are
addressed later in this report.

1. Streets in the Village zone shall be developed with street
trees as described in the Community Elements Book.
Response: The Street Tree Planting Layout Plan shows the street trees proposed
within this PDP (see Sheet L1 in Exhibit IVB). The trees are in conformance with the
Community Elements Book.
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(.12) MASTER SIGNAGE AND WAYFINDING

A. All signage and wayfinding elements within the Village Zone shall
be in compliance with the adopted Signage and wayfinding Master
Plan for the appropriate SAP.

Response: The SAP Central Signage & Wayfinding Plan does not indicate an
identifier within the subject property.

(.14) Design Standards Applying to the Village Zone

A. The following design standards implement the Design Principles
found in (.13), above, and enumerate the architectural details and
design requirements applicable to buildings and other features
within the Village (V) zone. The Design Standards are based
primarily on the features, types, and details of the residential
traditions in the Northwest, but are not intended to mandate a
particular style or fashion. All development within the Village zone
shall incorporate the following:

1. General Provisions:
a. Flag lots are not permitted.

Response: No flag lots are proposed with this application.

b. The minimum lot depth for a single-family dwelling
with an accessory dwelling unit shall be 70 feet.

Response: No single-family dwellings are proposed with this application.

C. Village Center lots may have multiple front lot lines.

Response: The proposed mixed-use development on Lot 73 of Villebois Village
Center will front SW Barber Street.

d. For Village Center lots facing two or more streets, two
of the facades shall be subject to the minimum
frontage width requirement. Where multiple buildings
are located on one lot, the facades of all buildings shall
be used to calculate the Minimum Building Frontage
Width.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use building and associated parking area on Lot 73 in the Villebois
Village Center with frontage on SW Barber Street. on the northeast and SW Toulouse

Street on the southwest. The facade of mixed-use building occupies 100% of frontage
on SW Barber Street.

2. Building and site design shall include:

a. Proportions and massing of architectural elements
consistent with those established in an approved
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Architectural Pattern Book or Village Center
Architectural Standards.

b. Materials, colors and architectural details executed in
a manner consistent with the methods included in an
approved Pattern Book, Community Elements Book or
approved Village Center Architectural Standards.

Response: Compliance with the Village Center Architectural Standards is
demonstrated with the FDP in Section V of this application. Compliance with the
Community Elements Book is demonstrated later in this report.

C. Protective overhangs or recesses at windows and
doors.

d. Raised stoops, terraces or porches at single-family
dwellings.

e. Exposed gutters, scuppers, and downspouts, or

approved equivalent.

Response: As shown in the architectural drawings in the FDP, the multi-use
building proposed will include protective overhangs and recesses at windows and doors
and exposed gutters and downspouts (see Section V).

f. The protection of existing significant trees as
identified in an approved Community Elements Book.

Response: As shown on the Tree Preservation Plan no significant trees are located
on the subject (see Sheet 8 in Section 1VB).

g. A landscape plan in compliance with Sections
4.125(.07) and (.11), above.

Response: The FDP plans comply with the requirements of Sections 4.125(.11) (see
Section V).

h. Building elevations of block complexes shall not repeat
an elevation found on an adjacent block.

i. Building elevations of detached buildings shall not
repeat an elevation found on buildings on adjacent
lots.

Response: A block complex is defined as “an assemblage of buildings bounded
entirely by intersecting streets so as to form a single, comprehensive group.” Buildings
A and B on Lot 76 and Building C on Lot 73 of Villebois Village Center have similar
architectural styles but each building incorporates different architectural details
providing a variety in the Village Center (see Section V).

j- A porch shall have no more than three walls.

Response: No porches are proposed with this mixed-use building.
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k. A garage shall provide enclosure for the storage of no
more than three vehicles, as described in the
definition of Parking Space.

Response: No garages are proposed with this mixed-use building.

3. Lighting and site furnishings shall be in compliance with the
approved Architectural Pattern Book, Community Elements
Book, or approved Village Center Architectural Standards.

Response: Bike racks are provided as shown on the Street Tree Layout Planting
Plan in Section IVB are consistent with the Community Elements Book (pages 11 and
12) for SAP Central. The Preliminary Composite Utility Plan (see Sheet 5 in Section
IVB) shows existing street lights for this Preliminary Development Plan. These plans
illustrate that lighting and site furnishings will be provided in compliance with the
Community Elements Book.

4. Building systems, as noted in Tables V-3 and V-4 (Permitted
Materials and Configurations), below, shall comply with the
materials, applications and configurations required therein.
Design creativity is encouraged. The LEED Building
Certification Program of the U.S. Green Building Council may
be used as a guide in this regard.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The proposed
development is a mixed-use building with associated parking area. A concurrent FDP
application for the proposed architecture included in Section V of this application
illustrate the development complies with Table V-4 materials, applications and
configurations.

(.15) VILLAGE CENTER DESIGN PRINCIPLES

A. In addition to the design principles found in Section 4.125(.13),
above, the following principles reflect the fundamental concepts,
support the objectives of the Villebois Village Master Plan, and guide
the fundamental qualities within the Village Center:

1. The buildings, streets and open spaces of the Village Center
are intended to relate in such a way as to create an
identifiable and related series of public and private spaces.

Response: The Villebois Village’s central plaza is the physical and symbolic heart
of Villebois. Building C in PDP 2C is part of the larger Villebois Village Center mixed-
use development that includes Buildings ‘A’ and ‘B’ in PDP 12C. The three proposed
4-story buildings wrap the plaza to create a sense of enclosure, acting as the “walls”
around this public “room”. At the primary streets surrounding the plaza, the buildings’
accentuated corners identify one’s arrival into the plaza. At Building B, the top-floor
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Amenity Deck provides a focal point along Barber Street, drawing visitors toward the
plaza.

The ground level of each building encourages activity around the plaza. Building A has
large common area amenities for the three apartment buildings with large storefront
windows. Three Live/Work units facing the plaza provide opportunities for small office
or retail. At Building B, a corner Retail space (approx. 1200 SF) activates the
streetscape along Barber Street and the plaza, with the Leasing Center next door.
Building C has a large Mail Center for the community (with over 900 mailboxes), and
a small retail space fronting Barber Street. Above the ground-level activity, balconies
face the plaza at Building A and Building C.

At the public and common area spaces, the buildings’ facade finishes are a
combination of brick veneer and storefront doors and storefront windows, with
canopies demarcating entrances. The brick veneer accentuates the ground level,
delineating to active streetscape from the residential housing above. The residential
housing is primarily demarcated with lap siding or revealed Hardi panels (*stucco
board™), with vinyl windows at the apt units. Each building has a unique color palette,
which complement one another for a cohesive project wrapping the plaza.
Architectural elevations, floor plans, and details are provided in Section VC of this
application.

(.16) VILLAGE CENTER DESIGN STANDARDS

A. In addition to the design standards found in Section 4.125(.14), above,
the following Design Standards are applicable to the Village Center,
exclusive of single-family detached dwellings and row houses:

1. Off-street parking areas shall not be located between buildings
and the street.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The proposed
development is a mixed-use building with associated parking area. The ‘L’ shaped lot
abuts to SW Barber Street on the northeast and SW Toulouse Street on the southwest.
The building and parking areas are oriented on the site to meet the frontage
requirements of Table V-1. While the parking area is located between SW Toulouse
Street and the building, the main entrance of the building is located on SW Barber
Street. Orientation of the building promotes pedestrian access and connectivity to The
Piazza, located directly across from the development, and neighboring amenities.

2. The design of off-street parking areas shall include pedestrian
connections to the buildings they serve, sidewalks, and adjacent
parking areas.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The proposed
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development is a is a mixed-use building with associated parking area. The off-street
parking area provides pedestrian connections to the mixed-use building, the public
sidewalk along SW Toulouse Street and the public accessway that abuts the property
on the northwest.

3. The design of buildings and public spaces shall include interior
(through-buildings) and exterior public pedestrian accessways,
as required, to facilitate pedestrian connections.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The proposed
development is a is a mixed-use building with associated parking area. The building is
designed to provide pedestrian access from the parking area to the public sidewalk
along SW Barber Street. In addition, the parking area provides pedestrian connections
to the mixed-use building, the public sidewalk along SW Toulouse Street and the public
accessway that abuts the property on the northwest.

4. The design of buildings shall include rear and side entrances in
addition to primary street front entrances when necessary to
facilitate pedestrian connections.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center that includes a
mixed-use building with associated parking area. The primary entrance of the building
is oriented onto SW Barber Street. A rear entrance provides access to the parking area
and side entrances provides access to the public pedestrian accessway and linear green
that are adjacent to the building.

5. Building facades shall be broken into multiple vertical elements.

Response: As shown in the architectural drawings in the FDP, the multi-use
building proposed is broken into multiple vertical elements (see Section V).

6. Canopies and awnings should be provided as specified in the
Village Center Architectural Standards.

Response: Compliance with the Village Center Architectural Standards is
demonstrated with the FDP in Section V of this application, illustrating compliance
with the Village Center architectural standards.

7. The design of buildings and landscapes shall provide
opportunities for public art at a minimum of one location per
block.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The proposed
development is a is a mixed-use building with associated parking area. The subject
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property is adjacent to the linear green and directly across from The Piazza. While
public art is not proposed on the subject property, opportunities for public art are
available within the linear green and The Piazza.

(.17) VILLAGE ZONE PLAZA DESIGN STANDARDS

A. In addition to the design standards found in Section 4.125(.16),
above, the following Design Standards are specific to the design of
the Village Center Plaza:

1. The Village Center Plaza shall be measured as all space
enclosed by the surrounding buildings.

Response: The Village Center Plaza has been constructed as The Piazza and is
located in the center of the proposed PDP Modification (PDP 2C) and the concurrent
application for PDP 12C.

2. The Village Center Plaza landscape shall consist of textured
paving differentiated from typical street pavement.
Vehicular movement and on-street parking within the
Village Center Plaza is encouraged to have similar paving
treatments and occur at the same elevation as the sidewalk
and the Village Center Plaza.

Response: The proposed PDP plans are compliant with this standard and changes
to the existing Plaza, which is also compliant with this standard, are not proposed
with this application.

3. The Village Center Plaza shall include the following:
a. Incorporation of existing significant trees, street
furniture, bollards or similar elements, and exterior
lighting.

Response: Section VI includes the Tree Report prepared by Morgan Holen
addressing existing trees and development impacts within the subject area, a tree
inventory and tree mitigation details. All trees were evaluated on an individual basis
in regards to retention. Tree numbers 481, 482, and 482.2 were rated as “Good”, tree
numbers 460 and 467 were rated as “Moderate”, and tree number 475 was rated as
“Poor”. Based on the Tree Report and the proposed PDP all trees are proposed to be
removed. All trees were evaluated on an individual basis in regards to retention. Trees
will be planted on-site in the form of parking lot trees and street trees.

b. One vertical tower element facing the Village Center
Plaza with proportions, massing, and architectural
elements consistent with the Village Center
Architectural Standards

Response: Buildings “C’” in PDP 2C is part of the larger Villebois Village mixed-use
development that includes Buildings ‘A’ and ‘B’ on PDP 12C and a parking lot in PDP
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1C. A contemporary tower element is proposed on the Southeast corner of Building B.
Driving northbound on SW Barber St, Building B becomes the focal point of the central
plaza. The amenity terrace on the top floor serves as a contemporary tower, providing
views of the plaza below and of Mt. Hood in the distance. The banding of the building’s
upper three floor levels accentuates the building’s vertical design. More detail can be
found in the Architectural Plans provided in Section V of this application.

(.18) VILLAGE ZONE DEVELOPMENT PERMIT PROCESS

B. Unigue Features and Processes of the Village (V) Zone. To be
developed, there are three (3) phases of project approval. Some of
these phases may be combined, but generally the approvals move
from the conceptual stage through to detailed architectural,
landscape and site plan review in stages. All development within the
Village zone shall be subject to the following processes:

2. Preliminary Development Plan (PDP) approval by the
Development Review Board, as set forth in Section
4.125(.18)(G) through (K) (Stage Il equivalent), below.
Following SAP approval, an applicant may file applications for
Preliminary Development Plan approval (Stage Il equivalent)
for an approved phase in accordance with the approved SAP,
and any conditions attached thereto. Land divisions may also
be preliminarily approved at this stage. Except for land
within the Central SAP or multi-family dwellings outside the
Central SAP, application for a zone change and Final
Development Plan (FDP) shall be made concurrently with an
application for PDP approval. The SAP and PDP/FDP may be
reviewed simultaneously when a common ownership exists.

Final Development (FDP) approval by the Development
Review Board or the Planning Director, as set forth in Sections
4.125(.18)(L) through (P) (Site Design Review equivalent),
below, may occur as a separate phase for lands in the Central
SAP or multi-family dwellings outside the Central SAP.

Response: The Applicant is requesting approval of a Preliminary Development Plan
(PDP). Compliance with Sections 4.125(.18)(G) through (K) is demonstrated in the
following sections of this report. This PDP modification addresses Lot 73 of Phase 1 on
the SAP Central Phasing Plan. A Final Development Plan is also submitted concurrent
with this PDP (see Section V).

G. Preliminary Development Plan Approval Process:

1. An application for approval of a Preliminary Development
Plan for a development in an approved SAP shall:

a) Be filed with the City Planning Division for the entire
SAP, or when submission of the SAP in phases has been
authorized by the Development Review Board, for a
phase in the approved sequence.
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Response: This PDP modification addresses Lot 73 of Phase 2 on the SAP Central
Phasing Plan.

b) Be made by the owner of all affected property or the
owner’s authorized agent; and

Response: This application is made by Costa Pacific, with the authorization of the
property owner. The application form is provided in Section IB of this application.

c) Be filed on a form prescribed by the City Planning
Division and filed with said division and accompanied
by such fee as the City Council may prescribe by
resolution; and

Response: The appropriate application form is included in Section IB of this
application. Applicable fees have been paid.

d) Set forth the professional coordinator and professional
design team for the project; and

Response: The professional coordinator and professional design team are set forth
in the Introductory Narrative, located in Section IA of this application.

e) State whether the development will include mixed
land uses, and if so, what uses and in what proportions
and locations.

Response: This PDP modification includes mixed land uses. The proposed mixed-
use building will each have a rear-located parking lot. The four-story building is
proposed to have 49 multi-family residential units (16 studio residential units, 26 one-
bedroom units, 7 two-bedroom units), 1,129 square feet of retail space and a 2,569
square foot community postal center. The proposed land uses are shown on the
Site/Land Use Plan, in Section IVB of this application.

1) Include a preliminary land division (concurrently) per
Section 4.400, as applicable.

Response: The applicant is not proposing a change in the current lot configuration
and the subject site was platted with a previous subdivision (Villebois Village Center,
No. 2); therefore, a tentative plat is not being proposed with this application.

)] Include a concurrent application for a Zone Map
Amendment (i.e., Zone Change) for the subject phase.

Response: This application does not include a request for a zone map amendment.
The proposed development is in compliance with the site’s Village (V) zone.

2. The application for Preliminary Development Plan approval
shall include conceptual and quantitatively accurate
representations of the entire development sufficient to
demonstrate conformance with the approved SAP and to
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judge the scope, size and impact of the development on the
community and shall be accompanied by the following
information:

a) A boundary survey or a certified boundary description
by a surveyor licensed in the State of Oregon.

b) Topographic information sufficient to determine
direction and percentage of slopes, drainage patterns,
and in environmentally sensitive areas, (e.g., flood
plain, wetlands, forested areas, steep slopes or
adjacent to stream banks). Contour lines shall relate
to North American Vertical Datum of 1988 and be at
minimum intervals as follows:

)] One (1) foot contours for slopes of up to five
percent (5%);
i) Two (2) foot contours for slopes from six

percent (6%) to twelve (12%);

iii) Five (5) foot contours for slopes from twelve
percent (12%) to twenty percent (20%). These
slopes shall be clearly identified, and

iv) Ten (10) foot contours for slopes exceeding
twenty percent (20%).

c) The location of areas designated Significant Resource
Overlay Zone (SROZ), and associated 25-foot Impact
Areas, within the PDP and within 50 feet of the PDP
boundary, as required by Section 4.139.

Response: The subject property is legally defined as Lot 73 of Villebois Village
Center, No. 2. A copy of the Villebois Village Center, No. 2 plat prepared by a licensed
surveyor is provided in Section IC of this application.

d) A tabulation of the land area to be devoted to various
uses, and a calculation of the average residential
density per net acre.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 73 in the Villebois Village Center. The
development includes a four-story building is proposed to have 49 multi-family
residential units (16 studio residential units, 26 one-bedroom units, 7 two-bedroom
units), 1,129 square feet of retail space, a 2,569 square foot community postal center,
and 0.18-acre surface parking area. Following is a tabulation of land area devoted to
the various uses and a calculation of net residential density:

Gross Acreage | 0.50-acres
Buildings | 0.25-acres

Surface Parking Area | 0.18-acres
Landscaping | 0.06-acres
Patio | 0.01-acres
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Net Residential Density: 49 units / 0.50 acres = 98 units per net acre

e) The location, dimensions and names, as appropriate,
of existing and platted streets and alleys on and within
50 feet of the perimeter of the SAP, together with the
location of existing and planned easements, sidewalks,
bike routes and bikeways, trails, and the location of
other important features such as section lines, section
corners, and City boundary lines. The plan shall also
identify all trees 6 inches and greater d.b.h. on the
project site only.

Response: The above information is shown on the Existing Conditions and the
Circulation Plan. The Tree Preservation Plan identifies all trees 6 inches and greater
diameter at breast height (d.b.h.) on the project site. Tree numbers are identified on
the Tree Preservation Plan Sheets which correspond with the Tree Inventory in the
Tree Report (see Section VI). The plan sheets mentioned above can be found in Section
IVB of this application.

1) Conceptual drawings, illustrations and building
elevations for each of the listed housing products and
typical non-residential and mixed-use buildings to be
constructed within the Preliminary Development Plan
boundary, as identified in the approved SAP, and
where required, the approved Village Center Design.

Response: The proposed PDP modification is for a mixed-use building with ground-
floor commercial space and common/amenity space and multi-family apartments
above. A concurrent application for the FDP for architecture is included in Section V.
The proposed elevations can be found in Exhibit VC.

g) A composite utility plan illustrating existing and
proposed water, sanitary sewer, and storm drainage
facilities necessary to serve the SAP.

Response: Proposed storm drainage facilities, and water and sanitary lines are
shown on the Composite Utility Plan (see Sheet 5 in Section IVB).

h) If it is proposed that the Preliminary Development Plan
will be executed in Phases, the sequence thereof shall
be provided.

Response: The PDP modification is proposed to be executed in one phase.

)] A commitment by the applicant to provide a
performance bond or other acceptable security for the
capital improvements required by the project.

Response: The applicant will provide a performance bond or other acceptable
security for the capital improvements required by the project.
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1) At the applicant’s expense, the City shall have a
Traffic Impact Analysis prepared, as required by
Section 4.030(.02)(B), to review the anticipated
traffic impacts of the proposed development. This
traffic report shall include an analysis of the impact of
the SAP on the local street and road network, and shall
specify the maximum projected average daily trips and
maximum parking demand associated with buildout of
the entire SAP, and it shall meet Subsection
4.140(.09)(J)(2).

Response: A copy of the Traffic Impact Analysis is provided in Section IF of this
application.

H. PDP Application Submittal Requirements:

1. The Preliminary Development Plan shall conform with the
approved Specific Area Plan, and shall include all information
required by Sections 4.125(.18)(D)(1) and (2), plus the

following:

a) The location of water, sewerage and drainage
facilities;

b) Conceptual building and landscape plans and

elevations, sufficient to indicate the general character
of the development;

c) The general type and location of signs;

d) Topographic information as set forth in Section 4.035;

e) A map indicating the types and locations of all
proposed uses; and

f) A grading and erosion control plan illustrating existing
and proposed contours as prescribed previously in this
section.

Response: The proposed PDP modification of Lot 73 generally conforms to the
approved SAP Central, with the proposed refinements described in the following
sections of this report. As demonstrated above, the PDP application includes all
information required by 4.125(.18)(D)(1) and (2), as applicable to a PDP. The Existing
Conditions shows the existing site features, including topographic features. Proposed
lots to be created for development are shown on the Tentative Plat. The Grading and
Erosion Control Plan shows the location of drainage facilities, topographic
information, and grading and erosion control facilities. The Composite Utility Plan
indicates the proposed location of water and sanitary sewer lines and drainage
facilities. The Site/Land Use Plan indicates the types and locations of all proposed
uses in the Preliminary Development Plan. The plan sheets mentioned above can be
found in Section IVB of this application.

No signs are proposed at this time, as the SAP Central Signage & Wayfinding Plan does
not indicate an identifier within the subject property.
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The proposed PDP of Lot 73 includes a mixed-use building with retail commercial space
on the ground-floor, along with common/amenity space and 49 units of multi-family
above. Elevations for the building proposed within the PDP are included in Exhibit VC
along with a concurrent request for FDP approval of the architecture.

2. In addition to this information, and unless waived by the
City’s Community Development Director as enabled by
Section 4.008(.02)(B), at the applicant’s expense, the City
shall have a Traffic Impact Analysis prepared, as required by
Section 4.030(.02)(B), to review the anticipated traffic
impacts of the proposed development. This traffic report
shall include an analysis of the impact of the PDP on the local
street and road network, and shall specify the maximum
projected average daily trips and maximum parking demand
associated with buildout of the entire PDP, and it shall meet
Subsection 4.140(.09)(J)(2) for the full development of all
five SAPs.

Response: A copy of the Traffic Impact Analysis is provided in Section IF.

3. The Preliminary Development Plan shall be sufficiently
detailed to indicate fully the ultimate operation and
appearance of the phase of development. However, approval
of a Final Development Plan is a separate and more detailed
review of proposed design features, subject to the standards
of Section 4.125(.18)(L) through (P), and Section 4.400
through Section 4.450.

Response: The plan sheets for the proposed Preliminary Development Plan provide
sufficient detail to show the ultimate operation and appearance of the proposed
development. The FDP application is submitted concurrent with this PDP modification
application (see Section V).

4. Copies of legal documents required by the Development
Review Board for dedication or reservation of public
facilities, or for the creation of a non-profit homeowner’s
association, shall also be submitted.

Response: Copies of legal documents will be provided as appropriate and required
by the Development Review Board.

l. PDP Approval Procedures

1. An application for PDP approval shall be reviewed using the
following procedures:

a) Notice of a public hearing before the Development
Review Board regarding a proposed PDP shall be made
in accordance with the procedures contained in
Section 4.012.
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b) A public hearing shall be held on each such application
as provided in Section 4.013.

c) After such hearing, the Development Review Board
shall determine whether the proposal conforms to the
permit criteria set forth in this Code, and shall
approve, conditionally approve, or disapprove the
application.

Response: In accordance with the procedures contained in Section 4.012, the City
shall provide notice of a public hearing before the Development Review Board on the
proposed Preliminary Development Plan. This report, in conjunction with all submitted
information, demonstrates that the proposal conforms to the applicable permit
criteria set forth in the City’s Code.

J. PDP Refinements to Approved Specific Area Plan

1. In the process of reviewing a PDP for consistency with the
approved Specific Area Plan, the DRB may approve
refinements, but not amendments, to the SAP. Refinements
to the SAP may be approved by the Development Review
Board, upon the applicant’s detailed graphic demonstration
of compliance with the criteria set forth in Section
(.18)(J)(2), below.

a) Refinements to the SAP are defined as:

i. Changes to the street network or functional
classification of streets that do not significantly
reduce circulation system function or
connectivity for  vehicles, bicycles or
pedestrians.

Response: The PDP modification of Lot 73 design does not propose any refinements
to the street network or functional classification of streets.

ii. Changes to the nature or location of parks
types, trails or open space that to not
significantly  reduce function, usability,
connectivity, or overall distribution or
availability of these uses in the Preliminary
Development Plan.

Response: The Villebois Village Master Plan and SAP Central do not show any
parks, linear greens, open space or pathways on the subject property. The applicant
is not proposing a refinement to the amount of required green space in the proposed
PDP.

iii. Changes to the nature or location of utilities or
storm water facilities that do not significantly
reduce the service or function of the utility or
facility.
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Response: No refinements are proposed with this application.

iv. Changes to the location or mix of land uses that
do not significantly alter the overall
distribution or availability of uses in the
Preliminary Development Plan. For the
purposes of this subsection, “land uses” or
“uses” are defined in the aggregate, with
specialty condos, mixed use condos, urban
apartments, condos, Vvillage apartments,
neighborhood apartments, row houses and
small detached uses comprising a land use
group and medium detached, standard
detached, large and estate uses comprising
another.

V. A change in density that does not exceed ten
percent, provided such density change has not
already been approved as a refinement to the
underlying SAP or PDP, and does not result in
fewer than 2,300 dwelling units in the Village.

Response: SAP Central was approved in 2006. Since the approval of SAP Central
separate PDP’s have been approved or submitted for approval and some modifications
of original approvals have also occurred. The following analysis reflects the final and
current approved unit counts in all other PDP approvals and modifications in SAP
Central.

Buildings ‘C” in PDP 2C is part of the larger Villebois Village mixed-use development
that includes Buildings ‘A’ and ‘B’ on PDP 12C and a parking lot in PDP 1C. To
accommodate the development, the applicant proposes modifications to Preliminary
Development Plan 1C and Preliminary Development Plan 2C as noted below:

PDP 1C modification of Lot 12 refines the subject area beyond what was described
in SAP Central. The conceptual ranges of density shown for the subject area in SAP
Central was 8 to 12 Mixed Use Condos. Approval of a three-unit residential
development, including one mixed-use unit and associate improvements was
granted on August 27, 2018 by the Development Review Board on Resolution No.
357 (Casefile DB18-0040, DB18-0041, and DB18-0042). After the developer of the
proposed three-unit residential development did not proceed with purchase of the
property, the applicant took the opportunity to acquire the property and proceed
with the proposed modification that eliminates the mixed-use condos on Lot 12
to provide a surface parking area to serve the residents, employees, and visitors
of the Villebois Village mixed-use development on Lot 76 of PDP 12C and Lot 73 of
PDP 2C.

PCP 2C modification of Lot 73 proposes to increase the number of mixed-use
condos from the conceptual range of 24 to 30 units to provide 49 units in Building
‘C.
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For purposes of this analysis, it is important to keep in mind that changes to the
mix/location of “land uses” are to be evaluated as described by the code - in the
aggregate. The code defines one land use group as condos, apartments, row houses,
and small detached uses - which will be referred to as the ‘smaller land use group’ in
the following analysis. The recent Planning Director’s Interpretation approved under
Case File AR12-0021 found small attached uses to be included in this smaller land use
group. The code defines the second land use group as mediums, standards, large and
estate uses - which will be referred to as the ‘larger land use group’ in the following
analysis.

The original SAP Central approved 1,010 units with a potential 10% increase or
decrease overtime. With approval of the proposed PDP 1C and PDP 2C Modifications
the density in SAP Central will be 986 units resulting in less than 10% change to the
unit counts in the Central SAP and continues to meet the density requirement across
Villebois.

Table 1. shows the number of units in each land use category currently within SAP
Central and the number of units in the SAP with the proposed refinements as well as
the percent change in each aggregate land use category.

Table 1. Comparison of Current and Proposed Unit Counts

Current Unit Proposed Unit % Change
Count in SAP C Count in SAP C ’ g
Medium/Standard/Large/Estate 0 0 0%
Small Detached/ Small Cottage/ 0
Row Homes/ Neighborhood Apt. 933 986 5.9%
Total 933 986 5.9%

Table 2. below, compares the original number of units shown in SAP Central, the
number of units proposed, and the percent change for each aggregate land use
category.

Table 2. Comparison of Original SAP Central and Proposed Unit Counts

Original Unit Proposed Unit 0
Count in SAP C Count in SAP C % Change
Medium/Standard/Large/Estate 0 0 0%
Small Detached/ Small Cottage/ T
Row Homes/ Neighborhood Apt. 1,010 986 2.4%
Total 1,010 986 -2.4%

NOTE: The Current Unit Count for SAP Central reflects the final approved unit counts for PDP 1C, PDP
2C, PDP 3C, PDP 4C, PDP 5C (Montague Park), PDP 6C, PDP 7C, PDP 8C, PDP 9C, PDP 10C and PDP 11C.
This number includes PDP 2C modification and PDP 12C, which were submitted concurrently.

Both tables show that the proposed refinements do not exceed the 10% standard. This
proposal results in a total of 2,568 units within Villebois. This is above the density of
2,300 units required to be obtained across Villebois, meeting the refinement criteria.
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Vi. Changes that are significant under the above
definitions, but necessary to protect an
important community resource or improve the
function of collector or minor arterial
roadways.

a. As used herein, “significant” means:

i. More than ten percent of any quantifiable matter,
requirement, or performance measure, as
specified in (.18)(J)(1)(a), above, or,

ii. That which negatively affects an important,
qualitative feature of the subject, as specified in
(.18)(J)(1)(a), above.

Response: The PDP does not include changes that are significant under the above
definitions. As the above findings demonstrate, the proposed refinements of providing
additional apartment units does not cause a quantifiable change greater or less than
10%. Additionally, the proposed refinements do not negatively affect an important,
qualitative feature of Villebois as demonstrated in the following responses. The
proposed refinements contribute to the range of housing options within the Village
Center and within Villebolis.

2. Refinements meeting the above definition may be approved by
the DRB upon the demonstration and finding that:

a) The refinements will equally or better meet the
conditions of the approved SAP, and the Goals, Policies
and Implementation Measures of the Villebois Village
Master Plan.

Response: None of the conditions of approval for SAP Central are specific to the
proposed refinements. As the proposed refinements will not compromise the project’s
ability to comply with SAP conditions of approval, they will equally meet the
conditions of approval of SAP Central.

The proposed refinements will equally or better meet the following Goals, Policies
and Implementation Measures of the Villebois Village Master Plan than the SAP Central
plan.

e Land Use, General Land Use Plan Goal - Villebois Village shall be a complete
community that integrates land use, transportation, and natural resource
elements to foster a unigue sense of place and cohesiveness.

The proposed PDP 2C modification plan better integrates land use,
transportation and natural resource elements by activating a pedestrian
friendly landscape that will provide nearby residents with destinations that are
accessible by multiple modes of transportation, specifically modes of active
transportation. The dense character of the project, along with Villebois Village
Center allow for a more compact, environmentally-friendly neighborhood
design.
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e Land Use, General Land Use Plan Policy 1 - The Villebois Village shall be a
complete community with a wide range of living choices, transportation
choices, and working and shopping choices. Housing shall be provided in a mix
of types and densities resulting in a minimum of 2,300 dwelling units within
the Villebois Village Master Plan area.

The proposed PDP 2C modification meets this Land Use Plan Policy by
contributing to the range of living choices. The SAP showed a conceptual range
24-30 Mixed Use units. Now a mixed-use building with 49 multi-family
residential units, retail/ commercial space, and the community mail center is
proposed. The proposal of mixed use with multi-family residential units and
retail space meets the current market demand and city-wide goals while
complying with the urban design goals and density targets in the Village Center.
This project continues to comply with the minimum density of 2,300 units
across Villebois.

¢ Villebois Village Master Plan, Village Center Policy 1 - The Village Center
shall be a highly pedestrian-oriented place that is the focus of a mix of
residential, shopping, service, and civic and mixed-use buildings.

The proposed PDP 2C modification plan meets this Land Use Plan Policy with
the addition of proposed buildings that are oriented towards The Piazza and
are abutting the sidewalk. With the proposed PDP 2C modification plan, The
Village Center will be a vibrant locale filled with multi-family residential, retail
spaces, and community amenities. The PDP 2C modification proposes 49 multi-
family residential units above of the community mail center and retail space,
allowing people to live close to neighborhood destinations in the Village
Center.

o Villebois Village Master Plan, Village Center Policy 2 - The Village Center
shall encourage multi-modal transportation system opportunities with good
access by vehicular, pedestrian, bicycle and transit traffic.

The proposed PDP 2C modification of Lot 73 plan encourages multi-modal
transportation system opportunities by providing convenient vehicular access
to parking lots and encouraging pedestrian oriented street frontages.

o Villebois Village Master Plan, Village Center Implementation Measure 2 -
Specify a mixture of uses (residential, commercial, retail, civic, and office
development) with the implementing Village zone that will support the long-
term vitality of the Village Center and enhance the creation of a true urban
village at its core. Employment may include uses related to high-tech
businesses. The Village Center is intended to provide locations for uses
consistent with, but not limited to, the following examples.

= Consumer Goods: bookstore, clothing, florist, jeweler, pet shop, bicycle
shop.

= Food & Sundries: bakery, specialty grocery, hardware, laundromat, dry
cleaner, gifts.

= General Office: professional offices, non-profit, health services,
governmental services, real estate, insurance, travel.

= Service Commercial: bank, day care center, photo processing,
telecommunications, upholstery shop.
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= Lifestyle & Recreation: hair salon, specialty retail, theater, video/DVD
store, art gallery, health club, restaurants, dance studio.

= Hospitality: hotel, bed and breakfast, conference center.

= Light Manufacturing/Research and Development.

= Civic/Institutional: meeting hall, library, museum, churches, farmer’s
market, community center.

= Residential: condominiums, apartments, and townhouses

The proposed PDP 2C modification of Lot 73 plan is consistent with the Village
Center Implementation Measure 2 by providing retail/ commercial space and
the community mail center on the ground floor with residential units above.
This use is included in the above list of intended Village Center uses. As
described above, Lot 73 of PDP 2C contributes to the mix of residential options
in the Village Center by providing 49 multi-family market rate rental units.
Additionally, the proposed PDP 2C modification of Lot 73 provides convenient
vehicular access with a parking area located behind the building and street
frontages that are pedestrian oriented with covered entries.

e Parks and Open Space/Off-Street Trails and Pathways Goal - The Parks
system within Villebois Village shall create a range of experiences for its
residents and visitors through an interconnected network of pathways, parks,
trails, open space and other public spaces that protect and enhance the site’s
natural resources and connect Villebois to the larger regional park/open space
system.

The Villebois Village Master Plan and SAP Central do not show any parks, linear
greens, open space or pathways within the proposed PDP modification area.

e Parks and Open Space/Off-Street Trails and Pathways Implementation
Measure 3- Parks and open spaces shall be designed to incorporate native
vegetation, landforms and hydrology to the fullest extent possible.

The proposed PDP 2C modification of Lot 73 plan incorporates native
vegetation, landforms and hydrology to the fullest extent possible, given the
planned level of urban uses on this site.

e Parks and Open Space/Off-Street Trails and Pathways Implementation
Measure 9- The design of Villebois shall retain the maximum number of
existing trees practicable that are six inches or more DBH in the “Important”
and “Good” tree rating categories, which are defined in the Community
Elements Books. Trees rated “Moderate” shall be evaluated on an individual
basis as regards retention. Native species of trees and trees with historical
importance shall be given special consideration for retention.

As described in the Tree Report in Section VI of the Application, three trees
are rated as “Good”, two trees are rated as “Moderate” and one is rated as
“Poor”. All six trees are proposed to be removed. All trees were evaluated on
an individual basis in regards to retention.

b) The refinement will not result in significant detrimental
impacts to the environment or natural or scenic resources
of the PDP and Village area, and
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Response: As described above, the proposed refinements will better meet the
goals, policies, and implementation measures of the VVMP and the framework of SAP
Central and do not impact environmental or natural or scenic resources within the PDP
or the Village area.

c) The refinement will not preclude an adjoining or
subsequent PDP or SAP from development consistent with
the approved SAP or Master Plan.

Response: These refinements in and of themselves have no effect on the
development potential of an adjoining or subsequent PDP; therefore, these
refinements will not preclude an adjoining or subsequent PDP or SAP from developing
consistent with the approved SAP or Master Plan.

3. Amendments to the SAP, not including SAP amendments for
phasing, must follow the same procedures applicable to adoption
of the SAP itself. Amendments are defined as changes to
elements of the SAP not constituting a refinement.

4. Amendments to the SAP for phasing will be processed as a Class
Il administrative review proposal.

Response: This application does not include an amendment of SAP Central to
modify the SAP phasing plan.

K. PDP Approval Criteria

The Development Review Board may approve an application for a
PDP only upon finding that the following approval criteria are met:

1. That the proposed PDP:

a. Is consistent with the standards identified in this
section.

Response: This Supporting Compliance Report provides an explanation of how the
proposed development is consistent with the standards of the Village zone.

b. Complies with the applicable standards of the Planning
and Land Development Ordinance, including Section
4.140(.09)(J)(1)-(3).

Response: This Supporting Compliance Report provides an explanation of how the
proposed development is consistent with the applicable standards of the Planning and
Land Development Ordinance. A description of how the proposed development
complies with Section 4.140(.09)(J)(1)-(3) is included in the subsequent pages of this
report.

C. Is consistent with the approved Specific Area Plan in
which it is located.
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Response: The proposed Preliminary Development Plan modification is consistent
with Specific Area Plan - Central, as demonstrated by the plan sheets located in
Section IVB and this application, and as refined and described earlier in this report.

d. Is consistent with the approved Architectural Pattern
Book and, where required, the approved Village
Center Architectural Standards.

Response: The applicant presumes the requested Specific Area Plan Amendment
to refine the Village Center Architectural Standards (VCAS) of the Village Center will
be approved. With the approval of the SAP amendment, the Preliminary Development
Plans for the Villebois Village Mixed-Use Development on Lot 73 will be consistent with
the amended VCAS, as demonstrated by the plan sheets located in Sections IVB and
VC and this application, and as refined and described earlier in this report.

COMMUNITY ELEMENTS BOOK

Lighting Master Plan

Response: This PDP application shows exhibits for street lighting as illustrated on
the plans. No changes in the Lighting Master Plan are proposed with this PDP.

The outdoor lighting will comply with the LZ 2 requirements of the Light Zone Map, as
well as comply with all applicable building codes. See Landscape drawings for site
lighting information. See the following description regarding the exterior architectural
lighting at the proposed buildings.

Building C: See drawing sheet A.502 of this application for proposed
architectural lighting at exterior perimeter of Building C, which provides
downlighting at soffits and canopies, as well as wall sconce lighting at walls
adjacent to building entrances, and balconies at upper floor levels.

Light Fixtures: Lighting cut-sheets provided in Section VI of the application are
provided for proposed architectural exterior lighting, which include recessed LED
downlight and LED wall sconces to conserve energy. All exterior LED fixtures have
dimming abilities, to control brightness.

e The D-1 LED recessed downlight distributes lighting downward to prevent
unnatural brightening of the night sky.

e The D-2 LED ribbon lighting will be used with acrylic panels at the Building B
amenity terrace at Level 5. Geometric shapes within the terrace soffit will provide
a visual focal point, while illuminating the exterior space.

e The S-1 LED wall sconce provides both uplighting and downlighting; the S-1 light
fixture is proposed at two locations at Building B, to accentuate the stepped back
massing of the primary facade facing the central plaza.

e The S-2 LED wall sconce and S-3 LED wall sconce both distribute the lighting
downward to prevent unnatural brightening of the night sky.
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Curb Extensions

Response: As shown on the Circulation Plan, pedestrian calming curb extensions
exist along SW Barber Street and SW Toulouse Street to facilitate crossing of those
streets. No changes are proposed.

Street Tree Master Plan

Response: As shown on the Street Tree Planting layout Plan, street trees proposed
along the streets in the PDP modification area are consistent with the respective
designated street tree lists (see Sheet L1 of Exhibit I1VB).

Site Furnishings

Response: Bike racks are provided as shown on the Street Tree Layout Planting
Plan in Section IVE are consistent with the Community Elements Book (pages 11 and
12) for SAP Central.

Play Structures
Response: No play structures are proposed with this PDP/FDP application.

Tree Protection

Response: The Tree Protection component of the Community Elements Book for
SAP - Central (page 15) describes the goal, policies, and implementation measures
that were used to promote the protection of existing trees in the design of the PDP
modification area. A Tree Protection Plan has been prepared for this PDP modification,
consistent with Implementation Measures 1 and 2 of the Tree Protection component
of the Community Elements Book. The Tree Protection Plans were based on a Tree
Report prepared by Morgan E. Holen, a certified arborist (see Section VI).

Plant List

Response: The Community Elements Book approved with SAP - Central contains a
Plant List (pages 16-18) of non-native and native trees, shrubs, and groundcovers,
ferns, herbs, vines, perennials, grasses, and bulbs for species to plant throughout
Villebois. Additional landscaping details are provided with the FDP application which
is submitted concurrent with this PDP modification (see Section V).

PLAZA ADDRESS

Response: The Community Elements Book approved with SAP - Central contains
standards for site furnishings, plant material, and surfaces (pages 27-29). The Plaza
and surrounding frontages have been constructed in accordance with these standards.
This PDP Modification will not alter compliance of the existing improvements with the
Plaza standards.
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MASTER SIGNAGE AND WAYFINDING PLAN

Response: No signs are proposed, as the SAP Central Signage & Wayfinding Plan
does not indicate any identifiers within the subject property.

RAINWATER PROGRAM

Response: A rainwater management plan is included with the supporting utility
reports located in Section IIC of this application. The rainwater management plan
included in this application includes refinements to the rainwater program for SAP
Central. The Rainwater Analysis, prepared by Jaki Hunt, PE, indicates there is
adequate rainwater treatment provided.

2. If the PDP is to be phased, that the phasing schedule is reasonable
and does not exceed two years between commencement of
development of the first, and completion of the last phase, unless
otherwise authorized by the Development Review Board.

Response: The PDP modification is proposed to be executed in one phase.

3. Parks within each PDP or PDP phase shall be constructed prior to
occupancy of 50% of the dwelling units in the PDP or PDP phase,
unless weather or special circumstances prohibit completion, in
which case bonding for the improvements shall be permitted.

Response: The Central SAP does not indicate any public parks or open space within
PDP 2C. The PDP 2C modification does not propose construction of any public parks or
open space.

4. In the Central SAP, parks shall be constructed within each PDP as
provided above, and that pro-rata portion of the estimated cost
of Central SAP parks not within the PDP, calculated on a dwelling
unit basis, shall be bonded or otherwise secured to the
satisfaction of the city.

Response: The Central SAP does not indicate any public parks or open space within
PDP 2C. The PDP 2C modification does not propose construction of any public parks or
open space.

5. The Development Review Board may require modifications to the
PDP, or otherwise impose such conditions as it may deem
necessary to ensure conformance with the approved SAP, the
Villebois Village Master Plan, and compliance with applicable
requirements and standards of the Planning and Land
Development Ordinance, and the standards of this section.

Response: This report demonstrates that the proposed Preliminary Development
Plan is in conformance with Specific Area Plan - Central, and thus, the Villebois Village
Master Plan as well as the applicable requirements and standards of the Planning and
Land Development Ordinance.
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6. The Development Review Board may require modifications to the
PDP, or otherwise impose such conditions as it may deem
necessary to ensure conformance with the approved SAP, the
Villebois Village Master Plan, and compliance with applicable
requirements and standards of the Planning and Land
Development Ordinance, and the standards of this section.

Response: This report demonstrates that the proposed Preliminary Development
Plan is in conformance with Specific Area Plan - Central, and thus, the Villebois Village
Master Plan as well as the applicable requirements and standards of the Planning and
Land Development Ordinance.

SECTION 4.139 SIGNIFICANT RESOURCE OVERLAY ZONE (SROZ) ORDINANCE

Response: The PDP 2C modification of Lot 73 application does not include any
areas within the SROZ; therefore, Section 4.139 does not apply.

SECTION 4.140 PLANNED DEVELOPMENT REGULATIONS

(.09) FINAL APPROVAL (STAGE TwWO)

J. A planned development permit may be granted by the Development
Review Board only if it is found that the development conforms to
all the following criteria, as well as to the Planned Development
Regulations in Section 4.140:

1. The location, design, size and uses, both separately and as a
whole, are consistent with the Comprehensive Plan, and with
any other applicable plan, development map or Ordinance
adopted by the City Council.

Response: This Supporting Compliance Report demonstrates that the location,
design, size, and uses proposed with the PDP are both separately and as a whole
consistent with SAP Central, and thus the Villebois Village Master Plan, the City’s
Comprehensive Plan designation of Residential - Village for the area, and the City’s
Planning and Land Development Ordinance.

2. That the location, design, size and uses are such that traffic
generated by the development at the most probable used
intersection(s) can be accommodated safely and without
congestion in excess of Level of Service D, as defined in the
Highway Capacity manual published by the National Highway
Research Board, on existing or immediately planned arterial
or collector streets and will, in the case of commercial or
industrial developments, avoid traversing local streets.
Immediately planned arterial and collector streets are those
listed in the City’s adopted Capital Improvement Program, for
which funding has been approved or committed, and that are
scheduled for completion within two years of occupancy of
the development or four year if they are an associated
crossing, interchange, or approach street improvement to
Interstate 5.
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Response: The location, design, size and uses are such that traffic generated
within the PDP modification at the most heavily used intersection(s) can be
accommodated safely and without congestion in excess of Level of Service D. The
proposed uses and the circulation system are consistent with the SAP - Central
application, which included an Internal Circulation Evaluation including an assessment
of intersection performance by DKS Associates. A copy of the Traffic Impact Analysis
is provided in Section IF of this application.

a.

In determining levels of Service D, the City shall hire a
traffic engineer at the applicant’s expense who shall
prepare a written report containing the following
minimum information for consideration by the
Development Review Board:

i. An estimate of the amount of traffic generated
by the proposed development, the likely routes
of travel of the estimated generated traffic,
and the source(s) of information of the
estimate of the traffic generated and the likely
routes of travel; (Amended by Ord 561,
adopted 12/15/03.)

ii. What impact the estimate generated traffic will
have on existing level of service including
traffic generated by (1) the development itself,
(2) all existing developments, (3) Stage Il
developments approved but not yet built, and
(4) all developments that have vested traffic
generation rights under section 4.140(.10),
through the most probable used
intersection(s), including state and county
intersections, at the time of peak level of
traffic. This analysis shall be conducted for
each direction of travel if backup from other
intersections will interfere with intersection
operations. (Amended by Ord 561, adopted
12/15/03.).

Response: The traffic generated by the PDP modification and its impact on the
existing level of service will be consistent with the SAP - Central application. A copy
of the Traffic Impact Analysis is provided in Section IF of this application.

b.

The following are exempt from meeting the Level of
Service D criteria standard:

i. A planned development or expansion thereof
which generates three (3) new p.m. peak hour
traffic trips or less;
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ii. A planned development or expansion thereof
which provides an essential governmental
service.

Response: This PDP modification does not request an exemption from meeting the
Level of Service D; therefore, this criterion does not apply to this project.

C. Traffic generated by development exempted under
this subsection on or after Ordinance No. 463 was
enacted shall not be counted in determining levels of
service for any future applicant. (Added by Ord 561,
adopted 12/15/03.)

Response: The traffic generated by the PDP modification will be consistent with
the SAP - Central application. A copy of the Traffic Impact Analysis is provided in
Section IF of this application.

d. Exemptions under ‘b’ of this subsection shall not
exempt the development or expansion from payment
of system development charges or other applicable
regulations. (Added by Ord 561, adopted 12/15/03.)

Response: The subject PDP modification is not exempt from subsection ‘b’ and the
system development charges will be provided as required.

e. In no case will development be permitted that creates
an aggregate level of traffic at LOS “F’. (Added by Ord
561, adopted 12/15/03.)

Response: The traffic generated by the PDP modification will be consistent with
the SAP - Central application. The DKS evaluation for SAP Central showed that the
development will not create an aggregate level of traffic at Level of Service “F”. A
copy of the Traffic Impact Analysis is provided in Section IF of this application.

3. That the location, design, size and uses are such that the
residents or establishments to be accommodated will be
adequately served by existing or immediately planned
facilities and services.

Response: The Utility Analysis Report and Composite Utility Plan show that the
future residents of PDP-2 Central modification of Lot 73 will be adequately served by
the planned facilities and services (see Section IVC and Sheet 5 in Section 1VB).

SECTION 4.154. ON-SITE PEDESTRIAN ACCESS AND CIRCULATION

(.01) On-site Pedestrian Access and Circulation
A. The purpose of this section is to implement the pedestrian access
and connectivity policies of the Transportation System Plan. It is
intended to provide for safe, reasonably direct, and convenient

pedestrian access and circulation.
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Response: PDP 2C modification of Lot 73 will be in compliance with Section 4.154
and provide for safe, reasonably direct, and convenient pedestrian access and
circulation, as described below.

B. Standards. Development shall conform to all the following standards:

1. Continuous Pathway System. A pedestrian pathway system

shall extend throughout the development site and connect to

adjacent sidewalks, and to all future phases of the
development, as applicable.

Response: The pedestrian pathway systems in PDP 2C modification of Lot 73
extend throughout the development site and connect to adjacent sidewalks.

2. Safe, Direct, and Convenient. Pathways within developments
shall provide safe, reasonably direct, and convenient
connections between primary building entrances and all
adjacent parking areas, recreational areas/playgrounds, and
public rights-of-way and crosswalks based on all of the
following criteria:

Response: The front/main entrance of the mixed-use building connect directly to
the public sidewalk adjacent to SW Barber Street. The rear entrance from the building
will connect to the public sidewalk along SW Toulouse Street through a private path.
Side entrances from the building connect to the public pedestrian accessway and
linear green adjacent to the site.

a. Pedestrian pathways area designed primarily for
pedestrian safety and convenience, meaning they
are free from hazards and provide a reasonably
smooth and consistent surface.

Response: Pedestrian pathways will be free from hazards and will provide a
reasonably smooth and consistent surface.

b. The pathway is reasonably direct. A pathway is
reasonably direct when it follows a route between
destinations that does not involve a significant
amount of unnecessary out-of-direction travel.

Response: The pathways will be reasonably direct and will not involve a significant
amount of unnecessary out-of-direction travel.

C. The pathway connects to all primary building
entrances and is consistent with the Americans with
Disabilities Act (ADA) requirements.

Response: Pathways connect to the primary building entrances in compliance
with the Americans with Disabilities Act (ADA) requirements.
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d. All parking lots larger than three acres in size shall
provide an internal bicycle and pedestrian pathway
pursuant to Section 4.155(.03)(B.)(3.)(d.).

Response: There are no proposed parking lots larger than three acres; therefore,
this criteria is not applicable.

3. Vehicle/Pathway Separation. Except as required for
crosswalks, per subsection 4, below, where a pathway abuts
a driveway or street it shall be vertically or horizontally
separated from the vehicular lane. For example, a pathway
may be vertically raised six inches above the abutting travel
lane, or horizontally separated by a row of bollards.

Response: Sidewalks adjacent to streets are separated from vehicle travel areas
by bollards. Pedestrian crossings of streets or access aisles are facilitated with either
curb extensions or painted crosswalks.

4. Crosswalks. Where a pathway crosses a parking area or
driveway, it shall be clearly marking with a contrasting paint
or paving materials (e.g., pavers, light-color concrete inlay
between asphalt, or similar contrast).

Response: Where pathways cross parking or driving areas, they will be clearly
marked with contrasting paint.

5. Pathway Width and Surface. Primary pathways shall be
constructed concrete, asphalt, brick/masonry pavers, or
other durable surface, and not less than five (5) feet wide.
Secondary pathways and pedestrian trails may have an
alternative surface except as otherwise required by the ADA.

Response: Primary pathways will be constructed of concrete, not less than five
(5) feet in width.

6. All pathways shall be clearly marked with appropriate
standard signs.

Response: Pathways will be clearly marked with appropriate standard signs.

SECTION 4.171 GENERAL REGULATIONS - PROTECTION OF NATURAL FEATURES & OTHER
RESOURCES

(.02) General Terrain Preparation

A. All developments shall be planned designed, constructed and
maintained with maximum regard to natural terrain features and
topography, especially hillside areas, floodplains, and other
significant land forms.

B. All grading, filling and excavating done in connection with any
development shall be in accordance with the Uniform Building Code,
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all development shall be planned, designed, constructed and
maintained so as to:

1. Limit the extent of disturbance of soils and site by grading,
excavation and other land alterations.

2. Avoid substantial probabilities of: (1) accelerated erosion;
(2) pollution, contamination or siltation of lakes, rivers,
streams and wetlands; (3) damage to vegetation; (4) injury to
wildlife and fish habitats.

3. Minimize the removal of trees and other native vegetation
that stabilize hillsides, retain moisture, reduce erosion,
siltation and nutrient runoff, and preserve the natural scenic
character.

Response: The plan sheets located in Section IVB demonstrate that the subject
Preliminary Development Plan is designed with maximum regard to natural terrain
features and topography. The subject PDP modification does not contain hillside areas
or flood plains. The Grading and Erosion Control Plan shows proposed grading within
the subject area and the Tree Preservation Plan shows proposed tree preservation.

All subsequent grading, filling and excavating will be done in accordance with the
Uniform Building Code. Disturbance of soils and removal of trees and other native
vegetation will be limited to the extent necessary to construct the proposed
development. Construction will occur in a manner that avoids substantial probabilities
of accelerated erosion; pollution, contamination or siltation of lakes, rivers, streams
and wetlands; damage to vegetation; and injury to wildlife and fish habitats.

(.03) Hillsides: All developments proposed on slopes greater than 25% shall be
limited to the extent that:

Response: The subject Preliminary Development Plan modification does not
include any areas of slopes in excess of 25%; therefore, this standard does not apply
to this application.

(.04) Trees and Wooded Areas.

A. All developments shall be planned, designed, constructed and
maintained so that:

1. Existing vegetation is not disturbed, injured, or removed
prior to site development and prior to an approved plan for
circulation, parking and structure location.

2. Existing wooded areas, significant clumps/groves of trees and
vegetation, and all trees with a diameter at breast height of
six inches or greater shall be incorporated into the
development plan and protected wherever feasible.

3. Existing trees are preserved within any right-of-way when
such trees are suitably located, healthy, and when approved
grading allows.
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B. Trees and woodland areas to be retained shall be protected during
site preparation and construction according to City Public Works
design specifications, by:

1. Avoiding disturbance of the roots by grading and/or
compacting activity.

2. Providing for drainage and water and air filtration to the roots
of trees which will be covered with impermeable surfaces.

3. Requiring, if necessary, the advisory expertise of a registered
arborist/horticulturist both during and after site preparation.

4. Requiring, if necessary, a special maintenance, management
program to insure survival of specific woodland areas of
specimen trees or individual heritage status trees.

Response: The Tree Preservation Plan depicts existing trees within the subject
area and identifies six (6) trees to be removed (see Sheet 8 in Section IVB). This
application includes a request for a Type “C”” Tree Removal Plan, which will be applied
for at the time of construction documents (see Section VI).

Section VI includes the Tree Report prepared by Morgan Holen addressing existing
trees and development impacts within the subject area, a tree inventory and tree
mitigation details. All trees were evaluated on an individual basis in regards to
retention. Tree numbers 481, 482, and 482.2 were rated as “Good”, tree numbers 460
and 467 were rated as “Moderate”, and tree number 475 was rated as “Poor”. Based
on the Tree Report and the proposed PDP all trees are proposed to be removed.

(.05) High Voltage Power line Easements and Rights of Way and Petroleum
Pipeline Easements:

A. Due to the restrictions placed on these lands, no residential
structures shall be allowed within high voltage powerline easements
and rights of way and petroleum pipeline easements, and any
development, particularly residential, adjacent to high voltage
powerline easements and rights of way and petroleum pipeline
easement shall be carefully reviewed.

B. Any proposed non-residential development within high voltage
powerline easements and rights of way and petroleum pipeline
easements shall be coordinated with and approved by the Bonneville
Power Administration, Portland General Electric Company or other
appropriate utility, depending on the easement or right of way
ownership.

Response: This Preliminary Development Plan modification does not contain any
high voltage powerline or petroleum pipeline easements or rights of way.

(.06) Hazards to Safety: Purpose:

A. To protect lives and property from natural or human-induced
geologic or hydrologic hazards and disasters.
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B. To protect lives and property from damage due to soil hazards.
C. To protect lives and property from forest and brush fires.
D. To avoid financial loss resulting from development in hazard areas.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety.

(.07) Standards for Earth Movement Hazard Areas:

A. No development or grading shall be allowed in areas of land
movement, slump or earth flow, and mud or debris flow, except
under one of the following conditions.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety. No earth movement hazard areas have been identified
within the subject PDP modification area.

(.08) Standards for Soil Hazard Areas:

A. Appropriate siting and design safeguards shall insure structural
stability and proper drainage of foundation and crawl space areas for
development on land with any of the following soil conditions: wet
or high water table; high shrink-swell capability; compressible or
organic; and shallow depth-to-bedrock.

B. The principal source of information for determining soil hazards is
the State DOGAMI Bulletin 99 and any subsequent bulleting and
accompanying maps. Approved site-specific soil studies shall be used
to identify the extent and severity of the hazardous conditions on
the site, and to update the soil hazards database accordingly.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety. No soil hazard areas have been identified within the
subject area.

(.09) Historic Protection: Purpose:

A. To preserve structures, sites, objects, and areas within the City of
Wilsonville having historic, cultural, or archaeological significance.

Response: A Historic/ Cultural Resource Inventory was previously conducted for
the property identified as SAP - Central. The inventory shows that the subject PDP
modification does not include any sites, objects, or areas having historic, cultural, or
archaeological significance. Therefore, the standards of this section are not
applicable.

SECTION 4.172 FLOOD PLAIN REGULATIONS

Response: The site does not include any areas identified as flood plain.
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SECTION 4.176 LANDSCAPING, SCREENING & BUFFERING

Response: Landscaping will be provided in accordance with the standards in
Section 4.176. The Street Tree Planting Layout Plan depicts street trees along rights-
of-way within the subject Preliminary Development Plan modification area (see Sheet
L1 in Exhibit IVB). The plan has been developed in conformance with the Community
Elements Book and the applicable standards of Section 4.176. Landscaping details will
be reviewed with the concurrent FDP application in Section V of this application.

SECTION 4.177 STREET IMPROVEMENT STANDARDS

Response: Adjacent street rights-of-way have been dedicated in conformance with
required widths. The plan sheets located in Section IVB demonstrate that the
proposed access drive within the PDP modification area will have a minimum
improvement width of 16 feet and will provide two-way travel. The access drive will
be constructed with a hard surface capable of carrying a 23-ton load. Easements for
fire access will be dedicated as required by the fire department. The access drive will
be designed to provide a clear travel lane free from any obstructions.

Clear vision areas will be maintained in accordance with the standards of Subsection
4.177(.01)(l). Vertical clearance will be maintained over all streets and access drives
in accordance with Subsection 4.177(.01)(J).

. PRoOPOSAL SUMMARY & CONCLUSION

This Supporting Compliance Report demonstrates compliance with the applicable
requirements of the Village Zone and other applicable requirements of the City of
Wilsonville Planning & Land Development Ordinance for the requested Preliminary
Development Plan. Therefore, the applicant requests approval of this application.
Concurrent applications for a Final Development Plan and Tree Removal Plan are
included in this application as Sections V and VI, respectively, pursuant to City
requirements.
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MEMORANDUM

DATE: May 13, 2021
TO: City of Wilsonville
FROM: Jaki Hunt, PE

Pacific Community Design

RE: Villebois Village Mixed-Use (PDP2C) Utility Analysis
Job No. 398-063

This memorandum report is to address the utility connections for the Villebois
Village Mixed-Use (PDP 2C) development portion of Villebois SAP Central. This
phase is located within the Villebois Village Center, north and west of the SW
Toulouse Street and Villebois Drive intersection. This report will be divided into
four sections: Water, Sanitary Sewer, Storm Sewer, and Rainwater Management.

Water

SAP Central defined the land use for this area to be mixed-use and village
apartments. SAP Central also outlined the water system plan for the area. The
proposed development falls within the defined land use, and therefore complies
with the design intent of SAP Central.

Sanitary Sewer

This site is located within service areas 3A and 3B, see attached exhibit. SAP
Central defined the land use for this area to be mixed use, condos, and village
apartments with a total unit count of 60. Previous development in the area
constructed a mix of 7 single-family attached and detached units, and the proposed
development includes a unit count of 49 apartments, for a total unit count of 56.
Based on this, there is adequate capacity for this development.

Storm Sewer
SAP Central defined the land use for this area to be commercial area with 90%

impervious area. The water quality and detention facilities were designed to
provide treatment for this land use. The proposed layout has an impervious area
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of 77.1%. Based on this information, the current facilities are adequately sized to
provide treatment per the City of Wilsonville Public Work Standards.

Rainwater Management

The SAP Central plan identified two planter boxes capable of treating 28,934 square
feet of impervious area. Based on the site area (0.50 ac) and the anticipated
impervious area (90%) shown in SAP Central, the actual maximum treatment area
is 19,602 sf. The current building layout does not provide for a suitable location
for planter boxes. The parking lot makes up 7,887 square feet of impervious area.
Two bio-retention cells will be installed in the parking lot to provide treatment.
The bio-retention cells will be 7° wide by 15’ long (105 sf). Using a sizing factor of
0.03, these facilities will be sized to treat 7,000 sf. Given the existing site
topography, we have maximized the rainwater treatment available for the site and
thus are in accordance with the SAP Central Rainwater Management plan.

Thank you.

Attachments:
1. SAP Central Sanitary Sewer Service Area Exhibit
2. SAP Central Rainwater Management Plan
3. SAP Central Rainwater Management Summary
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COMMUNITY DEVELOPMENT

JOB: VILLEBOIS SAP CENTRAL
PROJECT: 398-023
FILE: N:/PROJ/999-225/STORM. MASTER/SAP CENTRAL/RAIN.XLS
EXHIBIT C:
SAP CENTRAL RAINWATER MANAGEMENT COMPONENT SUMMARY
Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
Reduced to reflect revised catchment
1 4C Bioretention Cell 0.03 323 10,767 area 267 8,900
Reduced to reflect revised catchment
2 4C Bioretention Cell 0.03 310 10,339 area 199 6,633
3 4C Planter Box 0.03 264 8,784 Reduced in the field 1816 60,533
4 Bioretention Cell 0.03 264 8,784 Eliminated 0 0
Reduced to reflect revised catchment
5 4C Bioretention Cell 0.03 314 10,477 area 304 10,133
Reduced to reflect revised catchment
6 4C Bioretention Cell 0.03 317 10,567 area 269 8,967
Reduced to reflect revised catchment
7 4C Bioretention Cell 0.03 420 14,000 area; Changed to bio-retention cell 114 3,800
8 Bioretention Cell 0.03 156 5,200 Eliminated 0 0
9 Bioretention Cell 0.03 156 5,200 Eliminated 0 0
10A 7C Pervious Pavement 1 0 0 Added 6,049 6,049
10B 7C Pervious Pavement 1 0 0 Added 22,424 22,424
Changed fo vegetated swale; enlarged
10 8C Planter Box 0.06 1,231 20,517 to reflect new treatment area 2,231 37,183
11 Bioretention Cell 0.03 283 9,424 Eliminated 0 0
12 7C Bioretention Cell 0.03 0 0 Added 48 1,600
Reduced to reflect revised catchment
13 8C Bioretention Cell 0.03 1,283 42,759 area; Changed to bio-retention cell 570 19,000
Reduced to reflect revised catchment
14 4C Planter Box 0.03 264 8,784 area; Changed to bio-retention cell 128 4,267
Expanded to reflect revised catchment
15 4C Planter Box 0.03 264 8,784 area; Changed to bio-retention cell 905 30,167
16 Bioretention Cell 0.03 245 8,156 No Change 245 8,156
17 6C Bioretention Cell 0.03 248 8276 Reduced in the field 125 4,167
18 Planter Box 0.03 471 15,689 Eliminated 0 0
19 Bioretention Cell 0.03 113 3,750 Eliminated 0 0
20 6C Bioretention Cell 0.03 113 3,750 Expanded in the filed 116 3,867
21 Planter Box 0.03 364 12,138 Eliminated 0 0
22 9C Planter Box 0.03 385 12,833 Expanded in the field 448 14,933
23 Bioretention Cell 0.03 272 9,072 Eliminated 0 0
25 Bioretention Cell 0.03 125 4,150 Eliminated 0 0
26 Bioretention Cell 0.03 374 12,478 Eliminated 0 0
27 Bioretention Cell 0.03 489 16,294 Eliminated 0 0
28 Bioretention Cell 0.03 489 16,294 Eliminated 0 0
29 Planter Box 0.03 300 10,000 Eliminated 0 0
30 6C Planter Box 0.03 300 10,000 Reduced in the field 205 6,833
31 6C Planter Box 0.03 300 10,000 Expanded in the field 384 12,800
32 6C Bioretention Cell 0.03 196 6,544 Reduced in the field 151 5,033
33 6C Bioretention Cell 0.03 199 6,626 Reduced in the field 126 4,200
34 9C Bioretention Cell 0.03 70 2,320 Reduced in the field 65 2,167
35 9C Bioretention Cell 0.03 195 6,484 Expanded in the field; Changed to bio-retq 240 8,000
36 9C Bioretention Cell 0.03 500 16,667 Expanded in the field; Changed to bio-retq 657 21,900
37 Planter Box 0.03 500 16,667 Eliminated 0 0
38 9C Bioretention Cell 0.03 408 13,599 Reduced in the field; Changed to bio-rete 143 4,767
39 10C Bioretention Cell 0.03 60 2,000 Expanded in the field 86 2,867
40 10C Bioretention Cell 0.03 60 2,000 Expanded in the field 97 3,233
41 10C Bioretention Cell 0.03 70 2,320 Reduced in the field 66 2,200
42 9C Bioretention Cell 0.03 70 2,320 Expanded in the field 166 5,533
43 9C Planter Box 0.03 385 12,833 Expanded in the field 456 15,200
44 Bioretention Cell 0.03 365 12,150 Eliminated 0 0
45 5C Bioretention Cell 0.03 202 6,731 Expanded in the field 1,125 37,500
46 Bioretention Cell 0.03 389 12,983 Eliminated 0 0
47 Bioretention Cell 0.03 207 6,903 Eliminated 0 0
48 5C Bioretention Cell 0.03 331 11,030 Reduced in the field 175 5,833
49 9C Planter Box 0.03 434 14,467 Expanded in the field 437 14,567
50 9C Bioretention Cell 0.03 176 5,883 Reduced in the field 115 3,833
51 10C Bioretention Cell 0.03 176 5,883 Reduced in the field 114 3,800
52 10C Bioretention Cell 0.03 70 2,320 Expanded in the field 174 5,800
52A 10C Bioretention Cell 0.03 0 0 Added 150 5,000
53 9C Planter Box 0.03 441 14,700 No Change 441 14,700
53A 10C Planter Box 0.03 0 0 Added 206 6,867
53B 10C Planter Box 0.03 0 0 Add 144 4,800
54 Planter Box 0.03 419 13,975 Eliminated 0 0
55 9C Planter Box 0.03 341 11,359 No Change 341 11,359
56 9C Planter Box 0.03 341 11,359 No Change 341 11,359
56A 1C Bioretention Cell 0.03 0 Added 567 18,900
57 11c Bioretention Cell 0.03 204 6,800 Reduced in the field 102 3,400
S57A 10C Bioretention Cell 0.03 0 0 Added 185 6,167
58 11C Bioretention Cell 0.03 204 6,800 Reduced in the field 102 3,400
58A 10C Bioretention Cell 0.03 0 0 Added 185 6,167
59 10C Bioretention Cell 0.03 129 4,300 Reduced in the field 74 2,467
60 10C Bioretention Cell 0.03 129 4,300 Reduced in the field 84 2,800
61 11C Bioretention Cell 0.03 203 6,780 Reduced in the field 174 5,800
62 9C Planter Box 0.03 354 11,784 No Change 354 11,784
63 9C Planter Box 0.03 364 12,118 No Change 364 12,118
64 9C Planter Box 0.03 441 14,700 No Change 441 14,700




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated

64A 10C Planter Box 0.03 0 0 Added 178 5933

64B 10C Planter Box 0.03 0 0 Added 233 7.767

65 10C Planter Box 0.03 520 17.333 Reduced in the field 152 5,067
Expanded fo reflect revised catchment

66 7C Bioretention Cell 0.03 153 5,106 area 224 7,467
Expanded fo reflect revised catchment

67 7C Bioretention Cell 0.03 153 5,106 area 231 7,700
Reduced to reflect revised catchment

68 4C Bioretention Cell 0.03 467 15,553 area; Changed tfo bio-retention cell 1,076 35,867

69 AC Bioretention Cell 0.03 387 12,884 Reduced in the field 209 6,967
Expanded in the filed: Changed fo

70 4C Vegetated Swale 0.06 244 4,067 vegetated swale 369 6,150
Expanded in the filed: Changed to

71 4C Vegetated Swale 0.06 244 4,067 vegetated swale 1,116 18,600
Expanded fo reflect revised catchment

72 7C Bioretention Cell 0.03 292 9,733 area; Changed tfo bio-retention cell 356 11,867
Expanded fo reflect revised catchment

73 7C Bioretention Cell 0.03 328 10,933 area; Changed fo bio-retention cell 328 10,933

74 Planter Box 0.03 328 10,933 Eliminated 0 0
Reduced to reflect revised catchment

75 7C Bioretention Cell 0.03 343 11,433 area; Changed tfo bio-retention cell 48 1,600

76 10C Planter Box 0.03 520 17.333 Reduced in the field 116 3,867
Resized to reflect available area;

77 12C Bioretention Cell 0.03 300 10,000 Changed to bio-retention cell 87 2,900
Planter Boxes only receive 40% of roof 120 1500

78 2C Planter Box 0.03 341 11,359 runoff §

79 2C Bioretention Cell 0.03 313 10,444 No Change 314 10,467
Added to freat catchment area flowing &7 2233

79A 2C Bioretention Cell 0.03 0 0 to new low spot .
Catchment area for facility has been 316 10,533

80 2C Bioretention Cell 0.03 318 10,587 decreased !
Resized fo reflect available area;

81 9C Bioretention Cell 0.03 300 10,000 Changed to bio-retention cell 122 4,067
Added to reflect available area;

81A 9C Bioretention Cell 0.03 0 0 Changed to bio-retention cell 122 4,067
Resized fo reflect available area;

82 9C Bioretention Cell 0.03 150 5,000 Changed to bio-retention cell 258 8,600
Reduced to reflect revised catchment

83 7C Bioretention Cell 0.03 343 11,433 area; Changed to bio-retention cell 240 8,000
Reduced to reflect revised catchment

84 7C Bioretention Cell 0.03 167 5,568 area; Changed fo bio-retention cell 64 2,133
Reduced to reflect revised catchment

85 7C Bioretention Cell 0.03 160 5,339 area; Changed tfo bio-retention cell 115 3,833

86 Planter Box 0.03 292 9,733 Eliminated 0 0

87 Bioretention Cell 0.03 220 7,334 Eliminated 0 0

88 Planter Box 0.03 448 14,933 Eliminated 0 0

90 Bioretention Cell 0.03 221 7,382 Eliminated 0 0

91 Planter Box 0.03 395 13,154 Eliminated 0 0
Reduced to reflect revised catchment

92 7C Bioretention Cell 0.03 385 12,833 area; Changed fo bio-retention cell 130 4,333
Removed because area is now 0

93 1C Planter Box 0.03 322 10,733 permeable pavement 0
Removed because area is now 0

94 1C Planter Box 0.03 322 10,733 permeable pavement 0
Resized fo reflect available area;

95 9C Bioretention Cell 0.03 150 5,000 Changed to bio-retention cell 182 6,067
Planter Box Resized to reflect catchment

96 PIAZZA Planter Box 0.03 100 3,333 area 30 170
Planter Box Resized to reflect catchment

97 PIAZZA Planter Box 0.03 100 3,333 area 30 170

98 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

99 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

100 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

101 9C Bioretention Cell 0.03 137 4,550 No Change 137 4,550

102 9C Bioretention Cell 0.03 137 4,550 No Change 137 4,550
Treatment area is limited to building foot 341 11,350

103 2C Planter Box 0.03 341 11,359 print of 11,350 square feet -
Treatment area is limited to accessible 215 7167

104 2C Planter Box 0.03 341 11,359 building foot print of 7,000 square feet ’
Planter Boxes only receive 40% of roof 120 1500

105 2C Planter Box 0.03 272 9.057 runoff i
Catchment area for facility has been 318 10.600

106 2C Bioretention Cell 0.03 208 6,933 increased .
This facility was eliminated because it was
located in a 4-ft wide planter. These

0 0

planters do not have adequate room for

107 2C Bioretention Cell 0.03 147 4,900 a properly constructed facility.
This facility was eliminated because it was
located in a 4-ft wide planter. These o o
planters do not have adequate room for

108 2C Bioretention Cell 0.03 146 4,867 a properly constructed facility.

109 2C Planter Box 0.03 455 15,167 Reduced in field 105 3,500
Treatment area is limited to accessible 195 6500

110 2C Planter Box 0.03 413 13,767 building foot print of 7,000 square feet -

111 2C Bioretention Cell 0.03 178 5,937 Reduced in field 106 3.533
Changed fo a bioretention cell and
scaled down to provide room for ADA 539

112 1C Planter Box 0.03 693 23,094 accessibility 17,967

113 1C Planter Box 0.03 253 8,421 No Change 253 8,421

114 1C Planter Box 0.03 263 8,767 No Change 263 8,767

115 1C Bioretention Cell 0.03 231 7,695 No Change 231 7,695




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
116 1C Planter Box 0.03 80 2,677 Expanded in the field 84 2,800
117 1C Planter Box 0.03 155 5,152 Reduced in the field 143 4,767
18 1c Bioretention Cell 003 21 7019 |Fnlorged due fo sirest grade changes 298 9,933
and larger catchment area
19 1C Planter Box 0.03 130 4,342 Reduced in the field m 3,700
120 1C Planter Box 0.03 124 4,142 Expanded in the field 176 5,867
Enlarged due to street grade changes 30
121 1C Bioretention Cell 0.03 180 6,013 and larger catchment area 10,733
Enlarged due to street grade changes 208
122 1C Bioretention Cell 0.03 180 6,013 and larger catchment area 10,933
123 1C Planter Box 0.03 316 10,525 Per Field Conditions 315 10,500
124 1C Planter Box 0.03 97 3229 Per Field Conditions 90 3,000
125 1C Planter Box 0.03 161 5,366 No Change 161 5,366
126 1C Bioretention Cell 0.03 218 7.260 Decreased due to spacial limitations 134 4,467
127 1C Bioretention Cell 0.03 218 7,260 No Change 152 5,067
128 1C Planter Box 0.03 360 12,000 No Change 349 11,633
Enlarged due to street grade changes 426 8944
129 1C Bioretention Cell 0.03 156 5211 and larger catchment area ’
Enlarged due to street grade changes 427 8990
130 1C Bioretention Cell 0.03 256 8,545 and larger catchment area '
131 1C Planter Box 0.03 360 12,000 No Change 349 11,633
Enlarged due to larger available area for
132 1C Bioretention Cell 0.03 189 6,300 facility; Changed to bio-retention cell 220 7.333
Decreased due fo limitafions in 393 4032
133 1C Bioretention Cell 0.03 328 10,939 catchment area ’
Enlarged due to street grade changes 538 5731
134 1C Bioretention Cell 0.03 713 23,752 and larger catchment area ’
135 Bioretention Cell 0.03 240 799  |Fnlarged due folargeravailable areafor | ) g 47,767
1C facility
136 Bioretention Cell 003 240 7996  |Fliminated, area now freated by 0 0
component 144,
Changed tfo Bioretention Cell fo pick up 200 6.667
137 2C Planter Box 0.03 250 8,343 parking lot runoff .
Changed fo Bioretention Cell fo pick up 219 7300
138 2C Planter Box 0.03 222 7413 parking lot runoff )
138A e Bioretention Cell 0.03 0 o Added to treat additional parking lot area 72 2,400
Eliminated due to lack of room and
feasibility of treating carriage homes for 0 0
139 2C Planter Box 0.03 222 7,413 rainwater manaagement
Planter Boxes only receive 40% of roof 160 2004
140 2C Planter Box 0.03 236 7,864 runoff .
Planter Boxes only receive 40% of roof
141 2c Planter Box 0.03 231 7712 |runoff 200 2445
Bioretention Cell can receive more runoff 235 7833
142 2C Bioretention Cell 0.03 177 5,901 area .
143 2C Bioretention Cell 0.03 190 6,337 Street Runoff is directed away from facility 0 0
144 Bioretention Cell 003 1017 33894  |Pecreased due folimitafionsin 2,095 31735
1C catchment area
Decreased due fo limitafions in 183 4853
145 1C Bioretention Cell 0.03 517 17.244 catchment area .
Enlarged due to street grade changes 246 6,400
146 1C Bioretention Cell 0.03 188 6,280 and larger catchment area ’
Enlarged due to street grade changes 300 10,067
147 1C Bioretention Cell 0.03 188 6,280 and larger catchment area ’
148 1C Planter Box 0.03 159 5294 Per Field Conditions 160 5333
149 1C Planter Box 0.03 210 6,987 Per Field Conditions 224 7,467
Enlarged due to street grade changes 151 5033
150 1C Bioretention Cell 0.03 140 4,676 and larger catchment area !
Decreased due fo limitafions in 124 3018
151 1C Bioretention Cell 0.03 140 4,676 catchment area -
152 1C Planter Box 0.03 170 5,665 Per Field Conditions 156 5,200
153 1C Planter Box 0.03 92 3,078 Per Field Conditions 120 4,000
154 1C Planter Box 0.03 224 7,455 Per Field Conditions 210 7,000
Enlarged due to street grade changes 447 8761
155 1C Bioretention Cell 0.03 182 6,071 and larger catchment area .
Enlarged due to street grade changes 451 8766
156 1C Bioretention Cell 0.03 182 6,071 and larger catchment area .
157 1C Planter Box 0.03 504 16,800 No Change 252 8,400
158 1C Bioretention Cell 0.03 265 8,833 Decreased due to spacial limitations 200 6,667
159 Bioretention Cell 003 205 6821 |Pecreased due folimitafionsin 141 4,700
1C catchment area
160 1C Planter Box 0.03 239 7970 Per Field Conditions 280 9,333
Enlarged due to street grade changes 270 6308
161 1C Bioretention Cell 0.03 180 6,011 and larger catchment area !
Enlarged due to street grade changes 268 8973
162 1C Bioretention Cell 0.03 180 6,011 and larger catchment area ’
163 1C Planter Box 0.03 73 2,418 Per Field Conditions 84 2,800
164 1C Planter Box 0.03 206 6,854 Per Field Conditions 168 5,600
165 1C Planter Box 0.03 252 8,400 No Change 252 8,400
Landscaping plan has been revised with 108 10,800
166 1C Deciduous Trees 0.01 815 81,500 fewer trees. ’
167 Evergreen Trees 0.005 0 0 No Change 0 0
168 Piazza Permeable Pavers-Mt Blanc 1 20,297 20,297 No Change 20,297 20,297
169 Piazza Permeable Pavers-Campanile 1 12,224 12,224 No Change 12,224 12,224
170 Piazza Permeable Pavers-Villebois Dr. 1 30,479 30,479 No Change 30,479 30,479
171 Piazza Permeable Pavers-Plaza Lane 1 8,736 8,736 No Change 8,736 8,736
172 Piazza Permeable Pavers-Plaza 1 25,558 25,558 No Change 25,558 25,558
173 Green Roof 1 5,000 5,000 Eliminated 0 0
Added to construction plans due to 291 9700
177 1C Bioretention Cell 0.03 0 0 availability of space ’




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
Total Total 147,967 1,650,421 167,396 1,352,243

Total Impervious Area in SAP
Percent Mitigated
Percent Adjusted

Cumulative Percent Achieved

Total Impervious Area in SAP
Percent Mitigated
Percent Adjusted

Cumulative Percent Achieved

1,806,695
91.4%
-16.5%

74.8%
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l. WILSONVILLE PLANNING & LAND DEVELOPMENT ORDINANCE

SECTION 4.125

VILLAGE (V) ZONE

(.02) PERMITTED USES

Examples of principle uses that are typically permitted:

E.

Multifamily Dwellings

1. Sales and servicing of consumer goods:

Bicycle shop

Bookstore

Clothing Store

Electronics and appliances store
Florist

Furniture store

Jeweler Pet shop

2. Food and sundries:

Bakery Butcher shop
Convenience store
Delicatessen
Drugstore

Gifts Store

Hardware store

3. Lifestyle and recreation:

Art gallery

Barbershop or hair salon

Boutique shops and other specialty retail

Coffee shops including outdoor eating areas

Health club or gymnasium

Restaurants and pubs including outdoor eating areas

Dance or martial arts studio

4. Service Commercial:

Banking and investment services
Child day care

Custom tailoring

Commercial uses within the Village Center, subject to the standards
of (.06) Standards Applying to Commercial Uses and similar to the
following:
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Dry cleaners
Photo processing
Postal service
Reproduction services
Laundromat
Locksmith
Telecommunications services
Upholstery shop

5. General Office:
Computer and technology companies
Governmental services
Health services
Insurance agencies
Nonprofit organizations
Professional-type services
Real estate offices
Secretarial services
Travel agencies

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 76 in the Villebois Village Center. The proposal
will create two (2) mixed-use buildings, one on each side of The Piazza. The building
to the northwest, named Building A, will have a fitness center, a community room,
and three (3) live-work spaces on the ground floor. The building to the northeast of
The Piazza will have retail space on the ground floor and an amenity space on the top
floor. The commercial space will be similar to the above-reference list and will comply
with the standards applying to commercial uses. All proposed uses within the subject
PDP are permitted pursuant to this section.

(.03) PERMITTED ACCESSORY USES

C. Structured parking, garages, and parking areas

Response: This Preliminary Development Plan (PDP) application proposes to
develop two mixed-use buildings on Lot 76 in the Villebois Village Center. Both
buildings will have rear-located parking lots that are required in order to address the
site’s vehicular parking requirements.

(.04) CONDITIONAL USES

F. Community Centers
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Response: This Preliminary Development Plan (PDP) application includes a
proposal for a community room on the first floor of Building A. Additionally, amenity
space is being proposed in Building B.

(.05) DEVELOPMENT STANDARDS APPLYING TO ALL DEVELOPMENTS IN THE VILLAGE ZONE

All development in this zone shall be subject to the V Zone and the
applicable provisions of the Wilsonville Planning and Land Development
Ordinance. |If there is a conflict, then the standards of this section shall
apply. The following standards shall apply to all development in the V zone:

A. Block, Alley, Pedestrian and Bicycle Standards:

1. Maximum Block Perimeter: 1,800 feet, unless the
Development Review Board makes a finding that barriers such
as existing buildings, topographic variations, or designated
Significant Resource Overlay Zone areas will prevent a block
perimeter from meeting this standard.

Response: Blocks within the proposed PDP plan meet the maximum 1,800-foot
block perimeter.

2. Maximum spacing between streets for local access: 530 feet,
unless the Development Review Board makes a finding that
barriers such as existing buildings, topographic variations, or
designated Significant Resource Overlay Zone areas will
prevent street extensions from meeting this standard.

Response: Blocks within the proposed PDP plan meet the maximum 530-foot
spacing for local street access.

B. Access: All lots with access to a public street, and an alley, shall
take vehicular access from the alley to a garage or parking area,
except as determined by the City Engineer.

Response: All of the lots within the proposed PDP that have frontage on a public
street and access to an alley will take vehicular access from an alley to a garage or
parking area.

C. Trailers, travel trailers, mobile coaches, or any altered variation
thereof shall not be used for the purpose of conducting a trade or
calling, or for storage of material, unless approved for such purpose
as a temporary use.

Response: No trailers, travel trailers, mobile coaches, or such vehicles will be used
for the purpose of conducting a trade or calling or for the storage of material unless
approved as a temporary use.

D. Fences:
1. General Provisions:
a. Fencing within the Village Zone shall be in compliance
with the Master Fencing Program in the adopted
Architectural Pattern Book for the appropriate SAP.
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b. When two or more properties with different setbacks
abut, the property with the largest front yard setback
requirement shall be used to determine the length and
height of the shard side yard fence, as required by
section 4.125 above.

C. The development Review Board may, in their
discretion, require such fencing as deemed necessary
to promote and provide traffic safety, noise
mitigation, and nuisance abatement, and the
compatibility of different uses permitted on adjacent
lots of the same zone and on adjacent lots of different
zones.

2. Residential:

a. The maximum height of any fence located in the
required front yard of a residential development shall
not exceed three (3) feet.

b. Fences on residential lots shall not include chain link,
barbed wire, razor wire, electrically charged wire, or
be constructed of sheathing material such as plywood
or flake board. Fences in residential areas that
protect wetlands, or other sensitive areas, may be
chain link.

Response: The SAP Central Master Fencing Plan does not indicate any required
community fencing within the subject PDP. The Village Center Architectural Standards
(VCAS) indicate that fencing is optional in the Plaza Address and when provided should
be consistent with the architecture. No fencing is proposed.

E. Recreational Area in Multi-Family Residential and Mixed Use
Developments.

1. The Recreational Area Requirement is intended to provide
adequate recreational amenities for occupants of multiple family
developments and mixed use developments where the majority
of the developed square footage is to be in residential use.

2. Recreational Area is defined as the common area of all lawns,
community gardens, play lots, plazas, court yard, interior and
exterior swimming pools, ball courts, tennis courts, exercise
rooms, health and exercise facilities, libraries,
internet/electronic media rooms, decks and other similar areas
for common recreational uses. Recreational Area may include
Parks required under the Villebois Village Master Plan, and any
usable park areas not shown in such plan. Private areas under
this definition, defined as those areas that are accessible only by
a single owner or tenant, or commercial or retail recreation
facilities serving the general public, shall not constitute or
contribute to the measurement of Recreational Area.
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3. A variety of age appropriate facilities shall be included in the mix
of Recreational Area facilities.

4. Recreational Area shall be calculated at the following ratios:
a. At the SAP Level - 195 square feet per residential unit.
b. At the PDP level - an additional 30 square feet per residential

unit.
5. Outdoor Living Area shall be considered to be part of the Open
Space requirement in Section 4.125(.08). [Section

4.125(.05)(E.) amended by Ord. 606, 4/3/06.]

Response: The 195 square feet recreation area per residential unit was addressed
at the SAP level. PDP 12C provides 94 units, requiring 2,820 square feet of recreational
area. Buildings A and B in PDP 12 C are designed with 4,483 square feet of recreational
space as noted below, meeting the requirement:

e 1,076 sqg. ft. Community Room located in Building A,
972 sq. ft. Fitness Room located in Building A,
623 sq. ft. Lobby in Building A,
1,038 sqg. ft. Amenity Room/ Deck located in Building B,
646 sqg. ft. Lobby in Building B, and
128 sq. ft. Dog Washing Station in Building B.

Additionally, the development’s 465 square foot leasing office is located in Building
‘B’, and each building contains common bike storage, and individual storage rental
areas.

F. Fire Protection:

1. All structures shall include a rated fire suppression system (i.e.,
sprinklers), as approved by the Fire Marshal

Response: Both buildings within the proposed PDP area will include appropriate
fire suppression systems. This will be verified with review of future building permit
applications.
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Table V-1 Development Standards

Table V-1: Development Standards

1

Min. Lot Min. Lot Min. Lot Max. Lot Min. Frontage Max. Setbacks ' '+ [Mley- Street-Loaded
Size Width Depth  Coverage  Width Height Front Min.  Froat Rear Side Min. Garage Garage
Building Type (sq.1) (fe.) (fr) (note) (Voage) (i) (ft.) Max. (ft)  Min. (ft) (ft) (note) (nate)
Commercial Buildings - Village Center " NR NR NR ! S0 60 NR* 5 NE NE NRE NA
Hotels e Village Ceniere !t NE NE NE ! 20 A NE 1 NE NE NE N
[ Mixed Use Buildines - Village Center '* NR NR NR ! 50 60 NR * 8 NR NR NR NA
= = = " = — =
Multi-Family Dwellings - Village Center " NR NR NR 80 45 5 15 NR NR NR NA
Row Houses '! - Village Center NR NR NR ! 80 45 54 10 NR NR NR NA
Commercial Buildin NR NR NR ! 60 45 NR 15 NR NR NR NA
Mixed Use Buildings NR NR NR ! 50 45 NR 15 NR NR NR NA
Multi-Family Dwellings NR NR NR ! 60 45 84 15 NR NR NR NA
Row Houses ! NR 15 s0 ! 80 45 8f 15 NR NR NR NA
Duplexes 4,000 45 70 : 60" 35 1 w* s 5t ’ L
Single-Family Dwellings 2,250 35 50 : &0 " 35 123° 20° 5 5° i =

[Notes: NR No Requirement

Bay windows, balconies, and other structural building projections above 8 ft. may encroach up to 5 fi into the Public Way; canopies, awnings, and other non-structural projections may encroach
up to 8 ft. into the Public Way

eys, awnings, and other building projections may encroach to within 8 ft. of the Public Way. Stairs may encroach to the Public

windows, chimmn

Porches, stoops, decks, canopies, balconies, bay
Way

For Standard, or Large Lots on Collector Avenues, front setbacks are 20 ft. min., (13" setback to porch), side street setbacks are 15" (8' setback to porch). Pie-shaped lots or lots with significant
trees or grade banks at frontage have no maximum front setback.

The garage setback from alley shall be between 3 and 5 foot or, when as optional parking space is located between the garage and the alley, shall be 16 ft. minimum. Lots with important trees,
as identified in the Master Plan, or grade differences at the alley, affecting garage location shall be exempt from this requirement.

Street-loaded garages shall be a minimum 20 fi. front setback to face of garage, and located a minimum of 5 fi. behind main facade of the associated dwelling unit.

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

For Village Center buildings with lots fronting twio or more streets, at least two facades shall be subject to the minimum frontage width and front sethack requirements.

Row Houses are typically aftached, but may be detached within the Village Center Boundary. When attached, no more than ten units shall be contiguous along a street edge. When row houses
are detached, the Minimum Frontage Width is 65%. The Minimum Frontage Width for detached row houses may be less than 63% on corner lots or to accommodate the curve radius of street
frontage, public utility easements, important trees, grade differences, public open space requirements, or as otherwise approved by the DRB.

See Definitions, 4.125.01, for measurement of Minimum Frontage Width.

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

setback shall be 0 fi. or as required by Building Code.
For cluster housing 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.

Dwellings on lots without alley access shall be at least 36 feet wide.

Duplexes with front-loaded garages are limited to one shared standard-sized driveway/apron.

Maximum setbacks may be increased as necessary to accommodate deeper porches, building code, public utility easements or public open space requirements.

Lots are caiegorized as small, medium, standard, large or esiate as shown in the Patiern Book. [Table ¥-1 amended by Ord. 667 on 8(17/0%; Ord. 682, 9/9/10]

Response: The propose development meets applicable requirements, as addressed
below. The proposed lots will be developed as mixed-use buildings. The design
incorporates unique, attractive architecture and flexible uses that will activate the
plaza area and bring variety to Central Villebois. Table V-1 does not indicate a
minimum lot size, width or depth for Mixed Use Buildings in the Village Center. The
proposed units comply with the minimum frontage width standard and the applicable
setback and height requirements.
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(.06) STANDARDS APPLYING TO COMMERCIAL USES
A. All commercial uses shall be subject to the following:

1. A Neighborhood Center shall only be located at a Neighborhood
Commons

Response: This proposal is located in the Village Center, which is not shown on the
Villebois Village Center as a Neighborhood Commons.

2. The total area of all commercial uses in a Neighborhood Center shall
not exceed 3,500 sq. ft. (excluding residential uses, home
occupations, or home businesses).

Response: This criteria is not applicable as it is not a Neighborhood Center.
3. Commercial use shall not include “drive-through” facilities.
Response: This proposal does not include a request for a “drive-through” facility.
4. A commercial use shall be adjacent to a street.

Response: As shown on the site plan, Lot 76 is proposed as two (2) mixed-use
buildings. Both buildings have ground-floor commercial and/or communal uses that
will abut a street and face towards The Piazza.

5. All businesses, service or processing, shall be conducted wholly
within a completely enclosed building; except for off-street parking
and off-street loading. Except, however, that exterior displays,
outdoor dining areas, or exterior sales may be specifically
authorized through temporary use permit or development permit
approval, subject to conditions of approval. Exterior sales that may
be permitted are those that are limited in time duration, such as
sidewalk sales, grand openings, or farmers’ markets. Said areas must
maintain the minimum required clear space accessible to pedestrian
movement on pathways and/or sidewalks. See the following figure:

Response: All of the proposed commercial spaces are enclosed. The applicant is
proposing live-work spaces in Building A that will share space with residences,
however, these units are still fully enclosed.

(.07) GENERAL REGULATIONS - OFF-STREET PARKING, LOADING & BICYCLE PARKING

Except as required by Subsections (A) through (D), below, the requirements
of Section 4.155 shall apply within the village zone.

A. General Provisions:

1. The provision and maintenance of off-street parking spaces is
a continuing obligation of the property owner. The standards
set forth herein shall be considered by the Development
Review Board as minimum criteria.

2. The Board shall have the authority to grant variances or
refinements to these standards in keeping with the purposes
and objectives set forth in this zone.
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Response:

The applicant acknowledges that the provision and maintenance of off-

street parking is the continuing obligation of the property owner.
variances or refinements to the standards of this section proposed with this
application.

There are no

Minimum and Maximum Off-Street Parking Requirements:

1. Table V-2, Off-Street Parking Requirements, below, shall be
used to determine the minimum and maximum parking

standards for noted land uses.

The number of required

parking spaces shown in Table V-2 shall be determined by
rounding to the nearest whole parking space.

Table V-2: Off-Street Parking Requirements

c Min. Vehicle Spaces Max. Vehicle Bicycle Short-term | Bicycle Long-term
ategory S
paces
1.0 /1 Bdr L/ 4uni
Multi-family 1.5/ 2 Bdr NR 1720 units, 2 units,
Dwellings min. 2 min.
1.75/ 3 Bdr
1 per 10,000 SF | 1 per 40,000 SF
. 2 /1000 SF 4 /1000 SF ) )
Commercial Min. of 2 Min. of 2
Response: Buildings ‘A’ and ‘B’ exceed the 100-parking space requirement by

providing 112 vehicle parking spaces, 86 off-street parking spaces and 26 on-street
parking spaces, providing more than adequate vehicle parking to serve the residents,
employees, and visitors of Buildings ‘A’ and ‘B’ of the Villebois Village Center mixed-
use development. Parking requirements and parking provided for the buildings are
detailed below:

Buildings ‘A’ and ‘B’ of the Villebois Village mixed-use development, located on Lot
76 of PDP 12C, will provide 94 multi-family residential units (69 one-bedroom units,
14 two-bedroom units, and 11 3-bedroom units) and 1,331 square feet of retail.
According to Section 4.125 Table V-2 the proposed mixed-use buildings on Lot 76 are
required to provide 112 off-street vehicle parking spaces as detailed below:

Off-Street Parking Requirements according to Section 4.125 Table V-2:
Multi-family Dwellings

69 1-Bed Units at 1.0 space/ unit = 69 spaces

14 2-Bed Units at 1.5 spaces/ unit = 21 spaces

11 3-Bed Units at 1.75 spaces/ unit = 19 spaces
Retail/ Commercial

1,331 sf. at 2.0 Spaces/ 1,000 sf = 3 spaces
Vehicle Parking Requirements per Section 4.125 Table V-2 112 spaces
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Forty percent, or 45 spaces, of the required off-street parking spaces are permitted
to be compact spaces according to Section 4.155.(2.)N. Section 4.125(.07)B.4.b states
“Bicycle parking may substitute for up to 25% of required Mixed-Use or Multi-Family
Residential parking. For every five non-required bicycle parking spaces that meet the
short or long-term bicycle parking standards, the motor vehicle parking requirement
for compact spaces may be reduced by one space.” The applicant is providing 133
bicycle parking spaces in excess of the requirement within Buildings ‘A’ and ‘B’ on
Lots 76 (see calculation in following section) to offset the number of compact vehicle
parking spaces permitted up to 25%, or 11 spaces.

Section 4.155.(1.)1. States “Motorcycle parking may substitute for up to 5 spaces or 5
percent of required automobile parking, whichever is less. For every 4 motorcycle
parking spaces provided, the automobile parking requirement is reduced by one
space.” The applicant is providing 4 motorcycle parking spaces on the surface parking
lot behind Building ‘A’ to reduce the vehicle parking requirement by 1 space.

Including the reduction of 11-spaces allowed for excess bicycle parking and 1-space
reduction allowed for motorcycle parking, the proposed mixed-use buildings on Lot
76 are required to provide 100 off-street vehicle parking spaces:

Vehicle Parking Requirements per Section 4.125 Table V-2 112 spaces
Vehicle Parking Off-set Allowed -12 spaces
Total Vehicle Parking Spaces Required = 100 spaces

The parking areas located behind Buildings “A’, ‘B’ provide 86 off-street parking spaces
as detailed in the following table:

Off-Street Vehicle Parking Provided:

Parking Provided with Buildings ‘A’ and ‘B’ on Lot 76

Standard Spaces = 52 spaces
Compact Spaces = 30 spaces
ADA Spaces = 4 spaces
Off-Street Vehicle Parking Provided = 86 spaces

In addition to the 86 off-street parking spaces, the development provides 26 on-street
parking spaces located directly adjacent to the development to be counted toward
meeting the minimum off-street parking as allowable per Section 4.125(.07)B.3. as
detailed below:

On-Street Vehicle Parking Provided:

Parking Provided with Buildings ‘A’ and ‘B’ on Lot 76

SW Barber Street = 4 spaces
SW Campanile Ln. = 8 spaces
SW Valencia Lane = 4 spaces
Royal Scott Lane = 5 spaces
SW Villebois Drive North = 5 spaces
On-Street Vehicle Parking Provided = 26 spaces
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With 86 off-street parking spaces and 26 on-street parking spaces, the mixed-use
development provides a total of 112 parking spaces to serve residents,
employees, and visitors of the Village Center Apartment Buildings ‘A’ and ‘B’.

Vehicle Parking for Future Conversion to Retail

As noted on the elevation and floor plans submitted in Section V of this application, 9
ground floor residential units facing the Piazza in Villebois Village Center Apartments
Buildings A and B are designed to convert to 5,999 square feet of retail space to meet
future market conditions. The 9 ground floor units require 10 parking spaces as
detailed below:

Off-Street Parking Requirements according to Section 4.125 Table V-2:
Building ‘A’ Ground Floor Residential

3 Studio Units at 1.0 space/ unit = 3 spaces

1 1-Bed Unit at 1.0 space/ unit = 1 space
Building ‘B” Ground Floor Residential

1 Studio Unit at 1.0 space/ unit = 1 space

3 1-Bed Units at 1.0 space/ unit = 3 spaces

1 2-Bed Unit at 1.5 spaces/ unit = 2 spaces
Vehicle Parking Requirements = 10 spaces

Alternatively, 5,999 square feet of retail space which requires 2.0 spaces per 1,000
square feet results in a total of 12 vehicle parking spaces, an additional 2 parking
spaces. The 26 on-street parking spaces adjacent to the development will adequately
serve a future conversion of residential units to commercial space.

Vehicle parking requirements and vehicle parking provided for the entire Villebois
Village Center Mixed-Use Development is detailed in the Introductory Narrative
provided in Section IA of this application.

C. Minimum Off-Street Loading Requirements:
Response: The proposed PDP includes a development of mixed-use buildings with
residential units above ground floor commercial space.

D. Bicycle Parking Requirements:

Response: Buildings ‘A’ and ‘B’ of the Villebois Village mixed-use development,
located on Lot 76 of PDP 12C are required to provide 33 short and long-term bicycle
parking spaces and 166 spaces are provided, resulting in an excess of 133 bicycle
parking spaces as detailed below:

Bicycle Parking Requirements according to Section 4.125 Table V-2:

Multi-family Dwellings

Short Term 94 units at 1.0 space/ 20 units = 5 spaces
Long Term 94 units at 1.0 space per 4 units = 24 spaces
Retail/ Commercial
Short Term:
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1,331 sf. at 1.0 space/ 10,000 sf (Min. 2 spaces) = 2 spaces
Long Term:

1,331 sf. at 1.0 Spaces/ 40,000 sf (Min. 2 spaces) = 2 spaces
Total Short Term Bicycle Parking Spaces Required = 7 spaces
Total Long Term Bicycle Parking Spaced Required = 26 spaces
Total Bicycle Parking Spaces Required = 33 spaces
Bicycle Parking Provided:

Short Term
Exterior Bike Racks = 4 spaces
Bike Storage Room = 3 space
Long Term
Building ‘A’ Bike Storage Room on 1° Floor = 46 spaces
Building ‘B’ Bike Storage Room on 1% Floor = 19 spaces
1.0 Storage Space per Unit = 94 spaces
Total Bicycle Parking Provided = 166 spaces

Bicycle parking requirements and vehicle parking provided for the entire Villebois
Village Center Mixed-Use Development is detailed in the Introductory Narrative
provided in Section IA of this application.

(.08) OPEN SPACE
Open space shall be provided as follows:

A. In all residential developments and in mixed-use developments
where the majority of the developed square footage is to be in
residential use, at least twenty-five percent (25%) of the area shall
be open space, excluding street pavement and surface parking. In
multi-phased developments, individual phases are not required to
meet the 25% standard as long as an approved Specific Area Plan
demonstrates that the overall development shall provide a minimum
of 25% open space. Required front yard areas shall not be counted
towards the required open space area. Required rear yard areas and
other landscaped areas that are not within required front or side
yards may be counted as part of the required open space.

B. Open space area required by this Section may, at the discretion of
the Development Review Board, be protected by a conservation
easement or dedicated to the City, either rights in fee or easement,
without altering the density or other development standards of the
proposed development. Provided that, if the dedication is for public
park purposes, the size and amount of the proposed dedication shall
meet the criteria of the City of Wilsonville standards. The square
footage of any land, whether dedicated or not, which is used for
open space shall be deemed a part of the development site for the
purpose of computing density or allowable lot coverage. See SROZ
provisions, Section 4.139.10.
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C. 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 and approve any pertinent bylaws, covenants,
or agreements prior to recordation.

Response: The Parks Master Plan for Villebois does not show required open space
within the subject site and the applicant is not proposing any changes to this
designation. Therefore, this standard is not applicable.

(.09) STREET & ACCESS IMPROVEMENT STANDARDS

A. Except as noted below, the provisions of Section 4.177 apply within
the Village zone:

1. General Provisions:

a) All street alignment and access improvements shall
conform to the Villebois Village Master Plan, or as
refined in the Specific Area Plan, Preliminary
Development Plan, or Final Development Plan and the
following standards:

Response: The current street configuration has already been constructed. The
applicant is not proposing any changes or alterations to the existing street alignments.

i. All street improvements shall conform to the
Public Works Standards and shall provide for
the continuation of streets through proposed
developments to adjoining properties or
subdivisions, according to the Master Plan.

Response: All street improvements within this PDP will comply with the applicable
Public Works Standards. The street system within this PDP is designed to provide for
the continuation of streets within Villebois and to adjoining properties or subdivisions
according to the Master Plan. The street system is illustrated on the Circulation Plan
(see Section IVE of this application).

ii. All streets shall be developed with curbs,
landscape strips, bikeways or pedestrian
pathways, according to the Master Plan.

Response: All streets within this PDP will be developed with curbs, landscape
strips, sidewalks, and bikeways or pedestrian pathways as depicted on the Circulation
Plan (Section IVE of this application) and in accordance with the Master Plan. The
streets abutting The Piazza will not have curbs, however, as SW Campanile Lane and
SW Royal Scot Lane are both built flush to the sidewalk to provide for pedestrian-
friendly streetscapes, a shared-street environment, and community opportunities.
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2. Intersections of streets

a)

b)

Angles: Streets shall intersect one another at angles
not less than 90 degrees, unless existing development
or topography makes it impractical.

Intersections: If the intersection cannot be designed
to form a right angle, then the right-of-way and paving
within the acute angle shall have a minimum of thirty
(30) foot centerline radius and said angle shall not be
less than sixty (60) degrees. Any angle less than ninety
(90) degrees shall require approval by the City
Engineer after consultation with the Fire District.

Response: The plan sheets located in Section IVE of this application demonstrate
that all proposed streets will intersect at angles consistent with the above standards.

c)

Offsets: Opposing intersections shall be designed so
that no offset dangerous to the traveling public is
created. Intersections shall be separated by at least:

i. 1000 ft. for major arterials
ii. 600 ft. for minor arterials
iii. 100 ft. for major collector
iv. 50 ft. for minor collector

Response: The plan sheets located in Section IVE of this application demonstrate
that opposing intersections on public streets are offset, as appropriate, so that no
danger to the traveling public is created.

d)

Curb Extensions:

i Curb extensions at intersections shall be shown
on the Specific Area Plans required in
subsection 4.125(.18)(C) through (F) below,
and shall:

e Not obstruct bicycle lanes on collector
streets.

e Provide a minimum 20 foot wide clear
distance between curb extensions all local
residential street intersections shall have,
shall meet minimum turning radius
requirements of the Public Works
Standards, and shall facilitate fire truck
turning movements as required by the Fire
District.

Response: Curb extensions are shown on the Circulation Plan (see Section IVE).
Curb extensions will not obstruct bicycle lanes on collector streets. The attached
drawings illustrate that all street intersections will have a minimum 20 foot wide clear
distance between curb extensions on all local residential street intersections.
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3. Street grades shall be a maximum of 6% on arterials and 8%
for collector and local streets. Where topographic conditions
dictate, grades in excess of 8%, but not more than 12%, may
be permitted for short distances, as approved by the City
Engineer, where topographic conditions or existing
improvements warrant modification of these standards.

Response: The Grading & Erosion Control Plan located in Section IVE,
demonstrates that proposed streets can comply with this standard.
4. Centerline Radius Street Curves:

The minimum centerline radius street curves shall be as
follows:

a) Arterial streets: 600 feet, but may be reduced to 400
feet in commercial areas, as approved by City
Engineer.

b) Collector streets: 600 feet, but may be reduced to
conform with the Public Works Standards, as approved
by the City Engineer.

C) Local streets: 75 feet
Response: The surrounding street network is already constructed and complies
with this standard. The applicant is not proposing any changes to the street system.
5. Rights-of-way:
a) See (.09) (A), above.
Response: Rights-of-way for adjacent streets have already been dedicated as
shown on the plan sheets located in Section IVE of this application.
6. Access drives.
a) See (.09) (A), above.
b) 16 feet for two-way traffic.

Response: Access drives (parking lots) will be paved at least 16-feet in width as
shown on the Circulation Plan. In accordance with Section 4.177, all access drives will
be constructed with a hard surface capable of carrying a 23-ton load. Easements for
fire access will be dedicated as required by the fire department. All access drives will
be designed to provide a clear travel lane free from any obstructions.

7. Clear Vision Areas

a) See (.09) (A), above.

Response: Clear vision areas will be provided and maintained in compliance with
the Section 4.177.
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8. Vertical clearance:
a) See (.09) (A), above.
Response: Vertical clearance will be provided and maintained in compliance with
the Section 4.177.
9. Interim Improvement Standard:
a) See (.09) (A), above.

Response: No interim improvements are proposed.

(.10) SIDEWALK AND PATHWAY IMPROVEMENT STANDARDS
A. The provisions of Section 4.178 shall apply within the Village zone.

Response: All sidewalks and pathways within SAP Central will be constructed in
accordance with the standards of Section 4.154 and the Villebois Village Master Plan.
Sidewalks and pathways are shown in the street cross-sections on the Circulation Plan
(see Section IVE of this application).

(.11) LANDSCAPING, SCREENING AND BUFFERING

A. Except as noted below, the provisions of Section 4.176 shall apply in
the Village zone:

1. Streets in the Village zone shall be developed with street
trees as described in the Community Elements Book.

Response: The Street Tree Layout Planting Plan shows the street trees proposed
within this PDP. The trees are in conformance with the Community Elements Book.

(.12) MASTER SIGNAGE AND WAYFINDING

Response: The SAP Central Signage & Wayfinding Plan does not indicate an
identifier within the subject property.

(.14) DESIGN STANDARDS APPLYING TO THE VILLAGE ZONE

A. The following design standards implement the Design Principles
found in (.13), above, and enumerate the architectural details and
design requirements applicable to buildings and other features
within the Village (V) zone. The Design Standards are based
primarily on the features, types, and details of the residential
traditions in the Northwest, but are not intended to mandate a
particular style or fashion. All development within the Village zone
shall incorporate the following:

1. Generally:
a. Flag lots are not permitted.
Response: No flag lots are proposed with this application.

b. Dwellings on lots without alley access shall be at least
36 feet wide.
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Response: No single-family dwellings are proposed in this PDP.

C. The minimum lot depth for a single-family dwelling
with an accessory dwelling unit shall be 70 feet.

Response: None of the lots include accessory dwellings; therefore this standard
does not apply.

d. For Village Center lots facing two or more streets, two
of the facades shall be subject to the minimum
frontage width requirement. Where multiple buildings
are located on one lot, the facades of all buildings shall
be used to calculate the Minimum Building Frontage
Width.

Response: Building A and B are both located on the subject lot, which is divided
into two by the SW Campanile Lane Right-of-Way. Both buildings face public streets.
The fagade of Building A has a frontage of 99.9% along SW Royal Scot Lane and Building
B has a frontage of 96.8% along SW Campanile Lane. Both of these facades exceed the
required minimum frontage standard for a mixed-use building (90%).

2. Building and site design shall include:

a. Proportions and massing of architectural elements
consistent with those established in an approved
Pattern Book or Village Center Design.

b. Materials, colors and architectural details executed in
a manner consistent with the methods included in an
approved Pattern Book, Community Elements Book or
approved Village Center Architectural Standards.

Response: Compliance with the Village Center Architectural Standards is
demonstrated with the FDP in Section V of this application. Compliance with the
Community Elements Book is demonstrated later in this report.

C. Protective overhangs or recesses at windows and
doors.

d. Raised stoops, terraces or porches at single-family
dwellings.

e. Exposed gutters, scuppers, and downspouts.

Response: As shown in the architectural drawings in the FDP (see Section VF of
this application), the buildings proposed in the FDP will include protective overhangs
and recesses at windows and doors and exposed gutters and downspouts.

f. The protection of existing significant trees as
identified in an approved Community Elements Book.

Response: There are no trees being retained on-site. Protection of nearby trees
that are located off-site are addressed in the Tree Removal Plan (Section VI of this
application).
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g. A landscape plan in compliance with Section (.11),
above.

Response: The FDP plans (see Section V) comply with the requirements of Sections
4.125(.07) and (.11).

h. Building elevations of block complexes shall not repeat
an elevation found on an adjacent block.

i. Building elevations of detached buildings shall not
repeat an elevation found on buildings on adjacent
lots.

Response: Upon entering the central plaza, Building A acts as the backdrop to the
activities within the plaza. The fagade design has a more traditional base, middle, and
top, per the window banding of the middle floors. The light-colored brick highlights
the common areas at the ground level of the building, while the bright accent color
at the recessed Hardi panels (“stucco boards) helps break down the building’s
massing. Balconies overlooking the plaza provide additional texture to the building’s
facade.).

Driving northbound on SW Barber St, Building B becomes the focal point of the central
plaza. The amenity terrace on the top floor serves as a contemporary tower, providing
views of the plaza below and of Mt. Hood in the distance. The banding of the building’s
upper three floor levels accentuates the building’s vertical design. The color palette
is more muted in tones of off-white, greys, and blacks, as the fagade is design as an
ensemble with the adjacent buildings surrounding the central plaza. The dark grey lap
siding at the facade’s primary field helps complement the adjacent buildings by
contrasting.

Architectural elevations, floor plans, and details are provided in Section VF of this
application and samples of proposed building materials are provided separately.

j- A porch shall have no more than three walls.

Response: No porches are proposed with this development.

k. A garage shall provide enclosure for the storage of no
more than three vehicles.

Response: No garages are proposed with this development.

3. Lighting and site furnishings shall be in compliance with the
approved Community Elements Book.

Response: The FDP application in Section IV of the application does not show any
site furnishings. The Street Tree Layout Planting Plan (see Section IVE) shows proposed
street trees and Preliminary Composite Utility Plan shows the existing street lighting
for this Preliminary Development Plan. These plans illustrate that lighting and site
furnishings will be provided in compliance with the Community Elements Book.

4. Building systems, as noted in Tables V-3 and V-4 (Permitted
Materials and Configurations), below, shall comply with the
materials, applications and configurations required therein.
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Response: A concurrent FDP application for the proposed architecture is included
in Section V of this application.

(.15) VILLAGE CENTER DESIGN PRINCIPLES

A. In addition to the design principles found in Section 4.125(.13),
above, the following principles reflect the fundamental concepts,
support the objectives of the Villebois Village Master Plan, and guide
the fundamental qualities within the Village Center:

1. The buildings, streets and open spaces of the Village Center
are intended to relate in such a way as to create an
identifiable and related series of public and private spaces.

Response: The Villebois Village’s central plaza is the physical and symbolic heart
of Villebois. The three proposed 4-story buildings wrap the plaza to create a sense
of enclosure, acting as the “walls” around this public “room”. At the primary streets
surrounding the plaza, the buildings’ accentuated corners identify one’s arrival into
the plaza. At Building B, the top-floor Amenity Deck provides a focal point along Barber
Street, drawing visitors toward the plaza.

The ground level of each building encourages activity around the plaza. Building A has
large common area amenities for the three apartment buildings with large storefront
windows. Three Live/Work units facing the plaza provide opportunities for small office
or retail. At Building B, a corner Retail space (approx. 1200 SF) activates the
streetscape along Barber Street and the plaza, with the Leasing Center next door.
Above the ground-level activity, balconies face the plaza at Building A.

At the public and common area spaces, the buildings’ facade finishes are a
combination of brick veneer and storefront doors and storefront windows, with
canopies demarcating entrances. The brick veneer accentuates the ground level,
delineating to active streetscape from the residential housing above. The residential
housing is primarily demarcated with lap siding or revealed Hardi panels (“stucco
board™), with vinyl windows at the apt units. Each building has a unique color palette,
which complement one another for a cohesive project wrapping the plaza.
Architectural elevations, floor plans, and details are provided in Section VF of this
application.

(.16) VILLAGE CENTER DESIGN STANDARDS

A. In addition to the design standards found in Section 4.125(.14),
above, the following Design Standards are applicable to the Village
Center, exclusive of single-family detached dwellings and row
houses:

1. Off-street parking areas shall not be located between
buildings and the street.

Response: The two proposed mixed-use buildings have rear-located parking lots;
therefore, parking lots will not be between the buildings and the frontage streets.

PDP 12C, PRELIMINARY DEVELOPMENT PLAN PAGE 19
Supporting Compliance Report February 2021 (rev. May 2021)



2. The design of off-street parking areas shall include pedestrian
connections to the buildings they serve, sidewalks, and
adjacent parking areas.

Response: Both proposed parking lots have access for pedestrians by way of the
side walk and on-site pathways to the respective buildings as shown on the Preliminary
Plans (Section IVE of this application).

3. The design of buildings and public spaces shall include
interior (through buildings) and exterior public pedestrian
accessways, as required, to facilitate pedestrian connections.

Response: The two proposed mixed-use buildings are constructed within the grid
system of Villebois Village Center. The grid system provides short block lengths and
easy navigation for pedestrians. The proposed buildings abut wide sidewalks, designed
for pedestrian comfort.

5. The design of buildings shall include rear and side entrances
in addition to primary street front entrances when necessary
to facilitate pedestrian connections.

Response: Rear entrances are provided for both buildings to allow for access to
the rear-located parking lots. Side entrances are provided on Building A on the
southeastern end of the building and on the northwestern end of the building where
the bike storage is. Both buildings are relatively narrow; therefore, distance from any
side of the building to either the front or rear doors is a manageable distance for a
pedestrian.

6. Building facades shall be broken into multiple vertical
elements.

Response: As shown on the Architectural Elevation Plans in Section VF of this
application, each building is designed with multiple vertical elements.

7. Canopies and awnings should be provided as specified in the
Village Center  Architectural Standards. [Section
4.125(.16)(A)(6) amended by Ord. No. 595, 12/5/05.]

Response: Canopies and Awnings will adhere to the Village Center Architectural
Standards section that are addressed in the FDP Application that is included in Section
V of this application.

8. The design of buildings and landscapes shall provide
opportunities for public art at a minimum of one location per
block.

Response: This Preliminary Development Plan (PDP) application proposes to
develop a mixed-use project on Lot 76 in the Villebois Village Center. The proposed
development is a is a mixed-use building with associated parking area. The subject
property is adjacent to the linear green and directly across from The Piazza. While
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public art is not proposed on the subject property, opportunities for public art are
available within the linear green and The Piazza.

(.17) VILLAGE ZONE PLAZA DESIGN STANDARDS

A. In addition to the design standards found in Section 4.125(.16),
above, the following Design Standards are specific to the design of
the Village Center Plaza:

1. The Village Center Plaza shall be measured as all space
enclosed by the surrounding buildings.

Response: The Village Center Plaza has been constructed as The Piazza and is
located in the center of the proposed PDP (PDP 12C) and the concurrent application
for PDP 2C Modification.

2. The Village Center Plaza landscape shall consist of textured
paving differentiated from typical street pavement.
Vehicular movement and on-street parking within the
Village Center Plaza is encouraged to have similar paving
treatments and occur at the same elevation as the sidewalk
and the Village Center Plaza.

Response: The proposed PDP plans are compliant with this standard and changes
to the existing Plaza, which is also compliant with this standard, are not proposed
with this application.

3. The Village Center Plaza shall include the following:
a. Incorporation of existing significant trees, street
furniture, bollards or similar elements, and exterior
lighting.

Response: As described in the Tree Report attached in Section VB of the
application, there is one tree within the subject site rated as “Important” and another
rated as “Good.” Two other trees rated as “Poor” are also included on-site. All trees
will be removed in order to construct Building A, which, as required by the Villebois
Master Plan, is confined to its proposed location. Building A has a maximum setback
of 8 feet, a minimum lot frontage of 90%, and minimum parking standards that require
a rear-located parking lot of the proposed size. In order to comply with these
standards, the existing trees need to be removed. All trees were evaluated on an
individual basis in regards to retention. Trees will be planted on-site in the form of
parking lot trees and street trees.

b. One vertical tower element facing the Village Center
Plaza with proportions, massing, and architectural
elements consistent with the Village Center
Architectural Standards

Response: A contemporary tower element is proposed on the Southeast corner of
Building B. Driving northbound on SW Barber St, Building B becomes the focal point of
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the central plaza. The amenity terrace on the top floor serves as a contemporary
tower, providing views of the plaza below and of Mt. Hood in the distance. The banding
of the building’s upper three floor levels accentuates the building’s vertical design.
More detail can be found in the Architectural Plans provided in Section VF of this
application.

(.18) VILLAGE ZONE DEVELOPMENT PERMIT PROCESS

B. Unigue Features and Processes of the Village (V) Zone. To be
developed, there are three (3) phases of project approval. Some of
these phases may be combined, but generally the approvals move
from the conceptual stage through to detailed architectural,
landscape and site plan review in stages. All development within the
Village zone shall be subject to the following processes:

2. Preliminary Development Plan (PDP) approval by the
Development Review Board, as set forth in Section
4.125(.18)(G) through (K) (Stage Il equivalent), below.
Following SAP approval, an applicant may file applications for
Preliminary Development Plan approval (Stage Il equivalent)
for an approved phase in accordance with the approved SAP,
and any conditions attached thereto. Land divisions may also
be preliminarily approved at this stage. Except for land
within the Central SAP or multi-family dwellings outside the
Central SAP, application for a zone change and Final
Development Plan (FDP) shall be made concurrently with an
application for PDP approval. The SAP and PDP/FDP may be
reviewed simultaneously when a common ownership exists.

Final Development (FDP) approval by the Development
Review Board or the Planning Director, as set forth in Sections
4.125(.18)(L) through (P) (Site Design Review equivalent),
below, may occur as a separate phase for lands in the Central
SAP or multi-family dwellings outside the Central SAP.

Response: The Applicant is requesting approval of a Preliminary Development Plan
(PDP). Compliance with Sections 4.125(.18)(G) through (K) is demonstrated in the
following sections of this report. This PDP addresses lot 76 of Villebois Village Center,
No. 2.

A Final Development Plan is submitted concurrent with this PDP application (see
Section V of this application).

G. Preliminary Development Plan Approval Process:

1. An application for approval of a Preliminary Development
Plan for a development in an approved SAP shall:

a) Be filed with the City Planning Division for the entire
SAP, or when submission of the SAP in phases has been
authorized by the Development Review Board, for a
phase in the approved sequence.

Response: This PDP addresses Phase 12 on the SAP Central Phasing Plan.
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b) Be made by the owner of all affected property or the
owner’s authorized agent; and.

Response: This application is made by Costa Pacific Communities/RCS
Development, with the owner’s authorization. The application form can be found in
Exhibit IB.

c) Be filed on a form prescribed by the City Planning
Division and filed with said division and accompanied
by such fee as the City Council may prescribe by
resolution; and.

Response: The appropriate application form has been filed with this submittal and
payment has been made as required.

d) Set forth the professional coordinator and professional
design team for the project; and.

Response: The professional coordinator and professional design team are set forth
in the Introductory Narrative, located in Section IA of this application.

e) State whether the development will include mixed
land uses, and if so, what uses and in what proportions
and locations.

Response: This PDP includes mixed land uses. Two mixed-use buildings are
proposed containing retail space, common space, a fitness center, a community room,
live-work spaces, neighborhood amenities, and 94 residential apartments. The
proposed land uses are shown on the Site/Land Use Plan, in Section IVE of this
application.

) Include a preliminary land division (concurrently) per
Section 4.400, as applicable.

Response: The applicant is not proposing a change in the current lot configuration

and the subject site has already been platted with a previous subdivision (Villebois

Village Center, no. 2). Therefore, a tentative plat is not being proposed with this
application.

)] Include a concurrent application for a Zone Map

Amendment (i.e., Zone Change) for the subject phase.

Response: The subject property is currently zoned as Public Facility (PF). A Zone
Map Amendment is being submitted concurrently with this application to change the
subject property from a Public Facility (PF) designation to a Village (V) zoning
designation.

2. The application for Preliminary Development Plan approval
shall include conceptual and quantitatively accurate
representations of the entire development sufficient to
demonstrate conformance with the approved SAP and to
judge the scope, size and impact of the development on the
community and shall be accompanied by the following
information:
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b)

A boundary survey or a certified boundary description
by a surveyor licensed in the State of Oregon.

Topographic information sufficient to determine
direction and percentage of slopes, drainage patterns,
and in environmentally sensitive areas, (e.g., flood
plain, wetlands, forested areas, steep slopes or
adjacent to stream banks). Contour lines shall relate
to North American Vertical Datum of 1988 and be at
minimum intervals as follows:

)] One (1) foot contours for slopes of up to five
percent (5%);
i) Two (2) foot contours for slopes from six

percent (6%) to twelve (12%);

iii) Five (5) foot contours for slopes from twelve
percent (12%) to twenty percent (20%). These
slopes shall be clearly identified, and

iv) Ten (10) foot contours for slopes exceeding
twenty percent (20%).

The location of areas designated Significant Resource
Overlay Zone (SROZ), and associated 25-foot Impact
Areas, within the PDP and within 50 feet of the PDP
boundary, as required by Section 4.139.

Response: The subject property is legally defined as Lot 76 of Villebois Village
Center, No. 2. A copy of the recorded plat prepared by a licensed surveyor is provided
in Section IC of this application.

d)

A tabulation of the land area to be devoted to various
uses, and a calculation of the average residential
density per net acre.

Response: Following is a tabulation of land area devoted to the various uses and a
calculation of net residential density:

Gross Acreage 1.40-acres

Public Right-of-Way 0.22-acres

Buildings 0.48-acres

Surface Parking Lot 0.58-acres

Landscape 0.12-acres
Units 94

Net Residential Density: 94 units / 1.18 Acres = 79.7 units per net acre

e)

The location, dimensions and names, as appropriate,
of existing and platted streets and alleys on and within
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50 feet of the perimeter of the PDP, together with the
location of existing and planned easements, sidewalks,
bike routes and bikeways, trails, and the location of
other important features such as section lines, section
corners, and City boundary lines. The plan shall also
identify all trees 6 inches and greater d.b.h. on the
project site only.

Response: The above information is shown on the Existing Conditions and the
Circulation Plan. The Tree Preservation Plan identifies all trees 6 inches and greater
diameter at breast height (d.b.h.) on the project site. Tree numbers are identified on
the Tree Preservation Plan Sheets which correspond with the Tree Inventory in the
Tree Report. The tree preservation plan and report is provided in Section VI of this
application.

) Conceptual drawings, illustrations and building
elevations for each of the listed housing products and
typical non-residential and mixed-use buildings to be
constructed within the Preliminary Development Plan
boundary, as identified in the approved SAP, and
where required, the approved Village Center Design.

Response: The proposed PDP includes two (2) buildings, which are mixed-use
multifamily apartments with ground-floor commercial space and common/amenity
space included. A concurrent application for the FDP for architecture and proposed
elevations, floorplans, and details are provided in Section V of this application.

a) A composite utility plan illustrating existing and
proposed water, sanitary sewer, and storm drainage
facilities necessary to serve the SAP.

Response: Proposed storm drainage facilities, and water and sanitary lines are
shown on the Composite Utility Plan (see Section IVE in this application).

h) If it is proposed that the Preliminary Development Plan
will be executed in Phases, the sequence thereof shall
be provided.

Response: The PDP is proposed to be executed in one phase with Building
construction beginning approximately one month apart.

)] A commitment by the applicant to provide a
performance bond or other acceptable security for the
capital improvements required by the project.

Response: The applicant will provide a performance bond or other acceptable
security for the capital improvements required by the project.

1)) At the applicant’s expense, the City shall have a
Traffic Impact Analysis prepared, as required by
Section 4.030(.02)(B), to review the anticipated
traffic impacts of the proposed development. This
traffic report shall include an analysis of the impact of
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the SAP on the local street and road network, and shall
specify the maximum projected average daily trips and
maximum parking demand associated with buildout of
the entire SAP, and it shall meet Subsection
4.140(.09)(J)(2).

Response: A copy of the Traffic Impact Analysis is provided in Section IF.

H. PDP Application Submittal Requirements:

1. The Preliminary Development Plan shall conform with the
approved Specific Area Plan, and shall include all information
required by (.18)(D)(1) and (2), plus the following:

a) The location of water, sewerage and drainage
facilities;
b) Conceptual building and landscape plans and

elevations, sufficient to indicate the general character
of the development;

c) The general type and location of signs;

d) Topographic information as set forth in Section 4.035;

e) A map indicating the types and locations of all
proposed uses; and

) A grading and erosion control plan illustrating existing
and proposed contours as prescribed previously in this
section.

Response: The proposed PDP of Lot 76 generally conforms to the approved SAP
Central, with the proposed refinements described in the following sections of this
report. As demonstrated above, the PDP application includes all information required
by 4.125(.18)(D)(1) and (2), as applicable to a PDP. The Existing Conditions shows the
existing site features, including topographic features. The Grading and Erosion Control
Plan shows the location of drainage facilities, topographic information, and grading
and erosion control facilities. The Composite Utility Plan indicates the proposed
location of water and sanitary sewer lines and drainage facilities. The Site/Land Use
Plan indicates the types and locations of all proposed uses in the Preliminary
Development Plan. The plan sheets mentioned above can be found in Section IVE of
this application.

No signs are proposed at this time, as the SAP Central Signage & Wayfinding Plan does
not indicate an identifier within the subject property.

The proposed PDP of Lot 76 includes two mixed use buildings with retail commercial
space on the ground-floor, along with common/amenity space. 94 units are proposed
with this PDP application. Elevations for the buildings being proposed within the PDP
are included in Section V of this application along with a concurrent request for FDP
approval of the architecture.

2. In addition to this information, and unless waived by the
City’s Community Development Director as enabled by
Section 4.008(.02))B), at the applicant’s expense, the City
shall have a Traffic Impact Analysis prepared, as required by
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Section 4.030(.02)(B), to review the anticipated traffic
impacts of the proposed development. This traffic report
shall include an analysis of the impact of the PDP on the local
street and road network, and shall specify the maximum
projected average daily trips and maximum parking demand
associated with buildout of the entire PDP, and it shall meet
Subsection 4.140(.09)(J)(2) for the full development of all
five SAPs.

Response: A copy of the Traffic Impact Analysis is provided in Section IF.

3. The Preliminary Development Plan shall be sufficiently
detailed to indicate fully the ultimate operation and
appearance of the phase of development. However, approval
of a Final Development Plan is a separate and more detailed
review of proposed design features, subject to the standards
of Section 4.125(.18)(L) through (P), and Section 4.400
through Section 4.450.

Response: The plan sheets for the proposed Preliminary Development Plan provide
sufficient detail to show the ultimate operation and appearance of the subject phase
of development. The FDP application is submitted concurrent with this PDP application
(see Section V of this application).

4. Copies of legal documents required by the Development
Review Board for dedication or reservation of public
facilities, or for the creation of a non-profit homeowner’s
association, shall also be submitted.

Response: Copies of legal documents will be provided as appropriate and required
by the Development Review Board.

l. PDP Approval Procedures

1. An application for PDP approval shall be reviewed using the
following procedures:

a) Notice of a public hearing before the Development
Review Board regarding a proposed PDP shall be made
in accordance with the procedures contained in
Section 4.012.

b) A public hearing shall be held on each such application
as provided in Section 4.013.
c) After such hearing, the Development Review Board

shall determine whether the proposal conforms to the
permit criteria set forth in this Code, and shall
approve, conditionally approve, or disapprove the
application.

Response: In accordance with the procedures contained in Section 4.012, the City
shall provide notice of a public hearing before the Development Review Board on the
proposed Preliminary Development Plan. This report, in conjunction with all submitted
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information, demonstrates that the proposal conforms to the applicable permit

criteria set forth in the City’s Code.

J. PDP Refinements to Approved Specific Area Plan

1. In the process of reviewing a PDP for consistency with the
approved Specific Area Plan, the Development Review Board
may approve refinements, but not amendments, to the SAP.
Refinements to the SAP may be approved by the Development
Review Board as set forth in Section (.18)(J)(2), below.

a)

Refinements to the SAP are defined as:

Changes to the street network or functional
classification of streets that do not significantly
reduce circulation system function or
connectivity for vehicles, Dbicycles or
pedestrians.

Response: The PDP of Lot 76 design does not propose any refinements to the street
network or functional classification of streets.

Changes to the nature or location of parks
types, trails or open space that to not
significantly reduce function, usability,
connectivity, or overall distribution or
availability of these uses in the Preliminary
Development Plan.

Response: The Villebois Village Master Plan and SAP Central do not show any
parks, linear greens, open space or pathways within the proposed PDP area. The
applicant is not proposing a refinement to the amount of required green space in the

proposed PDP.

Changes to the nature or location of utilities or
storm water facilities that do not significantly
reduce the service or function of the utility or
facility.

Response: No refinements are proposed with this application.

iv.

Changes to the location or mix of land uses that
do not significantly alter the overall
distribution or availability of uses in the
Preliminary Development Plan. For the
purposes of this subsection, “land uses” or
“uses” are defined in the aggregate, with
specialty condos, mixed use condos, urban
apartments, condos, Vvillage apartments,
neighborhood apartments, row houses and
small detached uses comprising a land use
group and medium detached, standard
detached, large and estate uses comprising
another.
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V. A change in density that does not exceed ten
percent, provided such density change has not
already been approved as a refinement to the
underlying SAP or PDP, and does not result in
fewer than 2,300 dwelling units in the Village.

Response: SAP Central was approved in 2006. Since the approval of SAP Central
separate PDP’s have been approved or submitted for approval and some modifications
of original approvals have also occurred.

Buildings ‘A’ and ‘B’ in PDP 12C are part of the larger Villebois Village mixed-use
development that includes Building ‘C’ on PDP 2C and a parking lot in PDP 1C. To
accommodate the development, the applicant proposes modifications to Preliminary
Development Plan 1C and Preliminary Development Plan 2C as noted below:

e PDP 1C modification of Lot 12 refines the subject area beyond what was
described in SAP Central. The conceptual ranges of density shown for the
subject area in SAP Central was 8 to 12 Mixed Use Condos. Approval of a three-
unit residential development, including one mixed-use unit and associate
improvements was granted on August 27, 2018 by the Development Review
Board on Resolution No. 357 (Casefile DB18-0040, DB18-0041, and DB18-0042).
After the developer of the proposed three-unit residential development did not
proceed with purchase of the property, the applicant took the opportunity to
acquire the property and proceed with the proposed modification that
eliminates the mixed-use condos on Lot 12 to provide a surface parking area to
serve the residents, employees, and visitors of the Villebois Village mixed-use
development on Lot 76 of PDP 12C and Lot 73 of PDP 2C.

e PCP 2C modification of Lot 73 proposes to increase the number of mixed-use
condos from the conceptual range of 24 to 30 units to provide 49 units in
Building “‘C’.

For purposes of this analysis, it is important to keep in mind that changes to the
mix/location of “land uses” are to be evaluated as described by the code - in the
aggregate. The code defines one land use group as condos, apartments, row houses,
and small detached uses - which will be referred to as the ‘smaller land use group’ in
the following analysis. The recent Planning Director’s Interpretation approved under
Case File AR12-0021 found small attached uses to be included in this smaller land use
group. The code defines the second land use group as mediums, standards, large and
estate uses - which will be referred to as the ‘larger land use group’ in the following
analysis.

The original SAP Central approved 1,010 units with a potential 10% increase or
decrease overtime. With approval of the proposed PDP 1C and PDP 2C Modifications
the density in SAP Central will be 986 units resulting in less than 10% change to the
unit counts in the Central SAP and continues to meet the density requirement across
Villebois.

Table 1. shows the number of units in each land use category currently within SAP
Central and the number of units in the SAP with the proposed refinements as well as
the percent change in each aggregate land use category.
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Table 1. Comparison of Current and Proposed Unit Counts

Current Unit Count Proposed Unit % Chanae
in SAP C Count in SAP C ’ g
Medium/Standard/ Large/Estate 0 0 0%
Small Detached/ Small Cottage/ .
Row Homes/Neighborhood Apt. 933 986 5-9%
Total 933 986 5.9%

Table 2. below, compares the original number of units shown in SAP Central, the
number of units proposed, and the percent change for each aggregate land use
category.

Table 2. Comparison of Original SAP Central and Proposed Unit Counts

Original Unit Count Proposed Unit 0
in SAP C Countin sapc | " Change
Medium/Standard/Large/Estate 0 0 0%
Small Detached/ Small Cottage/ 0
Row Homes/Neighborhood Apt. 1,010 986 ~2.4%
Total 1,010 986 -2.4%

NOTE: The following analysis reflects the final and current approved unit counts in PDP 1C, the pending
applications for PDP 2C, PDP 3C, PDP 4C, PDP 5C or Montague Park, PDP 6C, PDP 7C, PDP 8C, PDP 9C,
PDP 10C, and PDP 11C.

Both tables show that the proposed refinements do not exceed the 10% standard. This
proposal results in a total of 2,568 units within Villebois. This is above the density of
2,300 units required to be obtained across Villebois, meeting the refinement criteria.

Vi. Changes that are significant under the above
definitions, but necessary to protect an
important community resource or improve the
function of collector or minor arterial
roadways.

a. As used herein, “significant” means:

i. More than ten percent of any quantifiable matter,
requirement, or performance measure, as
specified in (.18)(J)(1)(a), above, or,

ii. That which negatively affects an important,
qualitative feature of the subject, as specified in
(.18)(J)(1)(a), above.

Response: The PDP does not include changes that are significant under the above
definitions. As the above findings demonstrate, the proposed refinements of providing
additional apartment units does not cause a quantifiable change greater or less than
10%. Additionally, the proposed refinements do not negatively affect an important,
qualitative feature of Villebois as demonstrated in the following responses. The
proposed refinements contribute to the range of housing options within the Village
Center and within Villebois.
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2. Refinements meeting the above definition may be approved by
the DRB upon the demonstration and finding that:

a) The refinements will equally or better meet the
conditions of the approved SAP, and the Goals, Policies
and Implementation Measures of the Villebois Village
Master Plan.

Response: None of the conditions of approval for SAP Central are specific to the
proposed refinements. As the proposed refinements will not compromise the project’s
ability to comply with SAP conditions of approval, they will equally meet the
conditions of approval of SAP Central.

The proposed refinements will equally or better meet the following Goals, Policies
and Implementation Measures of the Villebois Village Master Plan than the SAP Central

plan.

Land Use, General Land Use Plan Goal - Villebois Village shall be a complete
community that integrates land use, transportation, and natural resource
elements to foster a unigue sense of place and cohesiveness.

The proposed PDP 12C plan better integrates land use, transportation and
natural resource elements by activating a pedestrian friendly landscape that
will provide nearby residents with destinations that are accessible by multiple
modes of transportation, specifically modes of active transportation. The
dense character of the project, along with Villebois Village Center allow for a
more compact, environmentally-friendly neighborhood design.

Land Use, General Land Use Plan Policy 1 - The Villebois Village shall be a
complete community with a wide range of living choices, transportation
choices, and working and shopping choices. Housing shall be provided in a mix
of types and densities resulting in a minimum of 2,300 dwelling units within
the Villebois Village Master Plan area.

The proposed PDP 12C plan meets this Land Use Plan Policy by contributing to
the range of living choices, providing mixed-use apartments within the Village
Center. The SAP designated the subject site as Mixed Use units. Now, 94 mixed
use apartments are proposed, along with retail space, and community
amenities. The proposal of mixed-use apartments and retail space meets
current market demand and city-wide goals while complying with the urban
design goals and density targets in the Village Center. This project continues
to comply with the minimum density of 2,300 units across Villebois.

Villebois Village Master Plan, Village Center Policy 1 - The Village Center
shall be a highly pedestrian-oriented place that is the focus of a mix of
residential, shopping, service, and civic and mixed-use buildings.

The proposed PDP 12C plan meets this Land Use Plan Policy with the addition
of proposed buildings that are oriented towards The Piazza and are abutting
the sidewalk. With the proposed PDP 12C plan, The Piazza area will be a vibrant
locale filled with retail spaces, a mail center, community amenities, a fitness
center and a community room. Additionally, PDP 12C proposes 94 apartment
units on top of the before-mentioned first-floor uses, allowing people to live
close to these neighborhood destinations in The Piazza area.
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o Villebois Village Master Plan, Village Center Policy 2 - The Village Center
shall encourage multi-modal transportation system opportunities with good
access by vehicular, pedestrian, bicycle and transit traffic.

The proposed PDP 12C plan encourages multi-modal transportation system
opportunities by providing convenient vehicular access to parking lots, and by
encouraging pedestrian-oriented street frontages. The local transit district,
South Metro Area Regional Transit (SMART), will also be providing service to
the development.

o Villebois Village Master Plan, Village Center Implementation Measure 2 -
Specify a mixture of uses (residential, commercial, retail, civic, and office
development) with the implementing Village zone that will support the long-
term vitality of the Village Center and enhance the creation of a true urban
village at its core. Employment may include uses related to high-tech
businesses. The Village Center is intended to provide locations for uses
consistent with, but not limited to, the following examples.

= Consumer Goods: bookstore, clothing, florist, jeweler, pet shop, bicycle
shop.

= Food & Sundries: bakery, specialty grocery, hardware, laundromat, dry
cleaner, gifts.

= General Office: professional offices, non-profit, health services,
governmental services, real estate, insurance, travel.

= Service Commercial: bank, day care center, photo processing,
telecommunications, upholstery shop.

= Lifestyle & Recreation: hair salon, specialty retail, theater, video/DVD
store, art gallery, health club, restaurants, dance studio.

= Hospitality: hotel, bed and breakfast, conference center.
= Light Manufacturing/Research and Development.

= Civic/Institutional: meeting hall, library, museum, churches, farmer’s
market, community center.

= Residential: condominiums, apartments, and townhouses

The proposed PDP 12C plan is consistent with the Village Center
Implementation Measure 2 by providing mixed use apartment buildings in the
Village Center. Building A will have three (3) live-work units, which may be
used as either residential space or as space for an appropriate above-listed
use. Building B will provide space for retail, which could be occupied by any of
the above-listed uses depending on the tenant. As described above, PDP 12C
contributes to the mix of residential options in the Village Center by providing
additional housing options in the Villebois area.

e Parks and Open Space/Off-Street Trails and Pathways Goal - The Parks
system within Villebois Village shall create a range of experiences for its
residents and visitors through an interconnected network of pathways, parks,
trails, open space and other public spaces that protect and enhance the site’s
natural resources and connect Villebois to the larger regional park/open space
system.
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The Villebois Village Master Plan and SAP Central do not show any parks, linear
greens, open space or pathways within the proposed PDP area. The proposed
buildings surround The Piazza, a plaza located at the center of the Villebois
neighborhood and nearby neighborhood parks are within walking distance.

e Parks and Open Space/Off-Street Trails and Pathways Implementation
Measure 3- Parks and open spaces shall be designed to incorporate native
vegetation, landforms and hydrology to the fullest extent possible.

The proposed PDP 12C plan incorporates native vegetation, landforms and
hydrology to the fullest extent possible, given the planned level of urban uses
on this site.

e Parks and Open Space/Off-Street Trails and Pathways Implementation
Measure 9- The design of Villebois shall retain the maximum number of
existing trees practicable that are six inches or more DBH in the “Important”
and “Good” tree rating categories, which are defined in the Community
Elements Books. Trees rated “Moderate” shall be evaluated on an individual
basis as regards retention. Native species of trees and trees with historical
importance shall be given special consideration for retention.

As described in the Tree Report attached in Section VI of the application, there
is one tree within the subject site rated as “Important” and another rated as
“Good.” Two other trees rated as “Poor” are also included on-site. All of these
trees will be removed in order to construct Building A, which, as required by
the Villebois Master Plan, is confined to its proposed location. Building a has a
maximum setback of 8 feet, a minimum lot frontage of 90%, and minimum
parking standards that require a rear-located parking lot of the proposed size.
In order to comply with these standards, the existing trees need to be removed.
All trees were evaluated on an individual basis in regards to retention. Trees
will be planted on-site in the form of parking lot trees and street trees.

b) The refinement will not result in significant detrimental
impacts to the environment or natural or scenic resources
of the PDP and Village area, and

Response: As described above, the proposed refinements will better meet the
goals, policies, and implementation measures of the Villebois Village Master Plan and
the framework of SAP Central and do not impact environmental or natural or scenic
resources within the PDP or the Village area.

c¢) The refinement will not preclude an adjoining or
subsequent PDP or SAP from development consistent with
the approved SAP or Master Plan.

Response: These refinements in and of themselves have no effect on the
development potential of an adjoining or subsequent PDP. Therefore, these
refinements will not preclude an adjoining or subsequent PDP or SAP from developing
consistent with the approved SAP or Master Plan.

3. Amendments to the SAP, not including SAP amendments for
phasing, must follow the same procedures applicable to adoption
of the SAP itself. Amendments are defined as changes to
elements of the SAP not constituting a refinement.
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4. Amendments to the SAP for phasing will be processed as a Class
Il administrative review proposal.

Response: This application does not include an amendment of SAP Central to
modify the SAP phasing plan.

K. PDP Approval Criteria

The Development Review Board may approve an application for a
PDP only upon finding that the following approval criteria are met:

1. That the proposed PDP:

a. Is consistent with the standards identified in this
section.

Response: This Supporting Compliance Report provides an explanation of how the
proposed development is consistent with the standards of the Village zone.

b. Complies with the applicable standards of the Planning
and Land Development Ordinance, including Section
4.140(.09)(J)(1)-(3).

Response: This Supporting Compliance Report provides an explanation of how the
proposed development is consistent with the applicable standards of the Planning and
Land Development Ordinance. A description of how the proposed development
complies with Section 4.140(.09)J.1-3 is included in the subsequent pages of this
report.
C. Is consistent with the approved Specific Area Plan in
which it is located.

Response: The applicant presumes the requested Specific Area Plan (SAP)
Amendment to refine the Village Center Architectural Standards (VCAS) of the Village
Center will be approved. With the approval of the SAP amendment, the Preliminary
Development Plans for the Villebois Village Mixed-Use Development on Lot 76 will be
consistent with the amended VCAS, as demonstrated by the plan sheets located in
Sections IVE and VF and this application, and as refined and described earlier in this
report.

d. Is consistent with the approved Pattern Book and,
where required, the approved Village Center
Architectural Standards

Response: The applicant presumes the requested Specific Area Plan Amendment
to refine the Village Center Architectural Standards (VCAS) of the Village Center will
be approved. With the approval the SAP amendment, the proposed mixed-use
buildings on Lot 76 are consistent with the Village Center Architectural Standards
(VCAS), as demonstrated with the concurrent FDP application in Section VF.

COMMUNITY ELEMENTS BOOK

Lighting Master Plan

Response: This PDP application shows exhibits for street lighting as illustrated on
the plans. No changes in the Lighting Master Plan are proposed with this PDP.
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The outdoor lighting will comply with the LZ 2 requirements of the Light Zone Map, as
well as comply with all applicable building codes. See Landscape drawings for site
lighting information. See the following description regarding the exterior architectural
lighting at the proposed buildings.

Building A: See drawing sheet A.501 for proposed architectural lighting at exterior
perimeter of Building A, which provides downlighting at soffits and canopies, as well
as wall sconce lighting at walls adjacent to building entrances, and balconies at upper
floor levels.

Building B: See drawing sheet A.501 for proposed architectural lighting at exterior
perimeter of Building B, which provides downlighting at soffits and canopies, as well
as wall sconce lighting at walls adjacent to building entrances. The amenity terrace
at Level 5 will also have soffit lighting.

Light Fixtures: Lighting cut-sheets provided in Section VI of the application are
provided for proposed architectural exterior lighting, which include recessed LED
downlight and LED wall sconces to conserve energy. All exterior LED fixtures have
dimming abilities, to control brightness.

e The D-1 LED recessed downlight distributes lighting downward to prevent
unnatural brightening of the night sky.

e The D-2 LED ribbon lighting will be used with acrylic panels at the Building B
amenity terrace at Level 5. Geometric shapes within the terrace soffit will provide
a visual focal point, while illuminating the exterior space.

e The S-1 LED wall sconce provides both uplighting and downlighting; the S-1 light
fixture is proposed at two locations at Building B, to accentuate the stepped back
massing of the primary facade facing the central plaza.

e The S-2 LED wall sconce and S-3 LED wall sconce both distribute the lighting
downward to prevent unnatural brightening of the night sky.

Curb Extensions

Response: As shown on the Circulation Plan, pedestrian calming curb extensions
exist along Villebois Drive, Royal Scot Lane, Campanile Lane, and Barber Street to
facilitate crossing of those streets. The location of these curb extensions is consistent
with the Curb Extension Concept Plan Diagram in the Community Elements Book.
Street Tree Master Plan

Response: As shown on the Street Tree Layout Planting Plan, street trees already
exist on-site and are consistent with the respective designated street tree lists.

Site Furnishings

Response: Benches and bike racks are provided as shown on the Street Tree Layout
Planting Plan in Section IVE are consistent with the Community Elements Book (pages
11 and 12) for SAP Central.

Play Structures

Response: No play structures are proposed with this PDP/FDP application.
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Tree Protection

Response: The Tree Protection component of the Community Elements Book for
SAP - Central (page 15) describes the goal, policies, and implementation measures
that were used to promote the protection of existing trees in the design of the PDP
area. The Tree Preservation Plan shows that four trees are proposed to be removed.
A Tree Protection Plan has been prepared for this PDP, consistent with Implementation
Measures 1 and 2 of the Tree Protection components of the Community Elements Book.
The Tree Protection Plans were based on a Tree Report prepared by Morgan E. Holen,
a certified arborist (see Section VI of this application).

Plant List

Response: The Community Elements Book approved with SAP - Central contains a
Plant List (pages 16-18) of non-native and native trees, shrubs, and groundcovers,
ferns, herbs, vines, perennials, grasses, and bulbs for species to plant throughout
Villebois. Within the rights-of-way in this PDP, only street trees and rainwater
components are proposed. Additional landscaping details are provided with the FDP
application which is submitted concurrent with this PDP (see Section V of this
application).

PLAZA ADDRESS

Response: The Community Elements Book approved with SAP - Central contains
standards for site furnishings, plant material, and surfaces (pages 27-29). The Plaza
and surrounding frontages have been constructed in accordance with these standards.
This PDP includes the two lots located to the northeast and northwest of the plaza.
No alterations are being proposed to the existing improvements with the Plaza
standards.

MASTER SIGNAGE AND WAYFINDING PLAN

Response: No signs are proposed, as the SAP Central Signage & Wayfinding Plan
does not indicate any identifiers within the subject property.

RAINWATER PROGRAM

Response: A rainwater management plan is included with the supporting utility
reports located in Section IVF of this application. The rainwater management plan
included in this application includes refinements to the rainwater program for SAP
Central. The Rainwater Analysis, prepared by Jaki Hunt, PE, indicates there is
adequate rainwater treatment provided.

3. If the PDP is to be phased, that the phasing schedule is reasonable
and does not exceed two years between commencement of
development of the first, and completion of the last phase, unless
otherwise authorized by the Development Review Board.

Response: The PDP is proposed to be executed in one phase, with building
construction starting approximately one month apart.
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4. Parks within each PDP or PDP phase shall be constructed prior to
occupancy of 50% of the dwelling units in the PDP or PDP phase,
unless weather or special circumstances prohibit completion, in
which case bonding for the improvements shall be permitted.

Response: There are no parks being proposed with this PDP. All surrounding parks
and open spaces have already been constructed with previous developments.

5. In the Central SAP, parks shall be constructed within each PDP as
provided above, and that pro-rata portion of the estimated cost
of Central SAP parks not within the PDP, calculated on a dwelling
unit basis, shall be bonded or otherwise secured to the
satisfaction of the city.

Response: There are no parks being proposed with this PDP. All surrounding parks
and open spaces have already been constructed with previous developments.

6. The Development Review Board may require modifications to the
PDP, or otherwise impose such conditions as it may deem
necessary to ensure conformance with the approved SAP, the
Villebois Village Master Plan, and compliance with applicable
requirements and standards of the Planning and Land
Development Ordinance, and the standards of this section.

Response: This report demonstrates that the proposed Preliminary Development
Plan is in conformance with Specific Area Plan - Central, and thus, the Villebois Village
Master Plan as well as the applicable requirements and standards of the Planning and
Land Development Ordinance.

SECTION 4.139 SIGNIFICANT RESOURCE OVERLAY ZONE (SROZ) ORDINANCE

Response: The PDP 12C application does not include any areas within the SROZ.
Therefore, Section 4.139 does not apply.

SECTION 4.140 PLANNED DEVELOPMENT REGULATIONS

(.09) FINAL APPROVAL (STAGE TwO)

J. A planned development permit may be granted by the Development
Review Board only if it is found that the development conforms to
all the following criteria, as well as to the Planned Development
Regulations in Section 4.140:

1. The location, design, size and uses, both separately and as a
whole, are consistent with the Comprehensive Plan, and with
any other applicable plan, development map or Ordinance
adopted by the City Council.

Response: This Supporting Compliance Report demonstrates that the location,
design, size, and uses proposed with the PDP are both separately and as a whole
consistent with SAP Central, and thus the Villebois Village Master Plan, the City’s
Comprehensive Plan designation of Residential - Village for the area, and the City’s
Planning and Land Development Ordinance.

PDP 12C, PRELIMINARY DEVELOPMENT PLAN PAGE 37
Supporting Compliance Report February 2021 (rev. May 2021)



2. That the location, design, size and uses are such that traffic
generated by the development at the most probable used
intersection(s) can be accommodated safely and without
congestion in excess of Level of Service D, as defined in the
Highway Capacity manual published by the National Highway
Research Board, on existing or immediately planned arterial
or collector streets and will, in the case of commercial or
industrial developments, avoid traversing local streets.
Immediately planned arterial and collector streets are those
listed in the City’s adopted Capital Improvement Program, for
which funding has been approved or committed, and that are
scheduled for completion within two years of occupancy of
the development or four year if they are an associated
crossing, interchange, or approach street improvement to
Interstate 5.

Response: The location, design, size and uses are such that traffic generated
within the PDP at the most heavily used intersection(s) can be accommodated safely
and without congestion in excess of Level of Service D. The proposed uses and the
circulation system are consistent with the SAP - Central application, which included
an Internal Circulation Evaluation including an assessment of intersection performance
by DKS Associates. A copy of the Traffic Impact Analysis is attached in Section IF of
this application.

a. In determining levels of Service D, the City shall hire a
traffic engineer at the applicant’s expense who shall
prepare a written report containing the following
minimum information for consideration by the
Development Review Board:

i. An estimate of the amount of traffic generated
by the proposed development, the likely routes
of travel of the estimated generated traffic,
and the source(s) of information of the
estimate of the traffic generated and the likely
routes of travel; (Amended by Ord 561,
adopted 12/15/03.)

ii. What impact the estimate generated traffic will
have on existing level of service including
traffic generated by (1) the development itself,
(2) all existing developments, (3) Stage Il
developments approved but not yet built, and
(4) all developments that have vested traffic
generation rights under section 4.140(.10),
through the most probable used
intersection(s), including state and county
intersections, at the time of peak level of
traffic. This analysis shall be conducted for
each direction of travel if backup from other
intersections will interfere with intersection
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operations. (Amended by Ord 561, adopted
12/15/03.).

Response: The traffic generated by the PDP and its impact on the existing LOS will
be consistent with the SAP - Central application. A copy of the Traffic Impact Analysis
is attached in Section IF of this application.

b. The following are exempt from meeting the Level of
Service D criteria standard:

i. A planned development or expansion
thereof which generates three (3) new
p.m. peak hour traffic trips or less;

ii. A planned development or expansion
thereof which provides an essential
governmental service.

Response: This PDP does not request an exemption from meeting the Level of
Service D; therefore this criterion does not apply to this project.

C. Traffic generated by development exempted under
this subsection on or after Ordinance No. 463 was
enacted shall not be counted in determining levels of
service for any future applicant. (Added by Ord 561,
adopted 12/15/03.)

Response: The traffic generated by the PDP will be consistent with the SAP -
Central application. A copy of the Traffic Impact Analysis is attached in Section IF of
this application.

d. Exemptions under ‘b’ of this subsection shall not
exempt the development or expansion from payment
of system development charges or other applicable
regulations. (Added by Ord 561, adopted 12/15/03.)

Response: The subject PDP is not exempt from subsection ‘b’ and the system
development charges will be provided as required.

e. In no case will development be permitted that creates
an aggregate level of traffic at LOS “F’. (Added by Ord
561, adopted 12/15/03.)

Response: The traffic generated by the PDP will be consistent with the SAP -
Central application. The DKS evaluation for SAP Central showed that the development
will not create an aggregate level of traffic at LOS “F”. A copy of the Traffic Impact
Analysis is attached in Section IF of this application.

3. That the location, design, size and uses are such that the
residents or establishments to be accommodated will be
adequately served by existing or immediately planned
facilities and services.
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Response: This Supporting Compliance Report, the Utility and Drainage Reports
(see Section IVF of this application) and the plan sheets (see Composite Utility Plan in
Section IVE) show that the future residents of PDP-1 Central modification of Lot 12
will be adequately served by the planned facilities and services.

SECTION 4.154. ON-SITE PEDESTRIAN ACCESS AND CIRCULATION

(.02) On-site Pedestrian Access and Circulation
B. The purpose of this section is to implement the pedestrian access
and connectivity policies of the Transportation System Plan. It is
intended to provide for safe, reasonably direct, and convenient

pedestrian access and circulation.

Response: PDP 12C will be in compliance with Section 4.154 and provide for safe,
reasonably direct, and convenient pedestrian access and circulation, as described
below.

C. Standards. Development shall conform to all the following standards:

1. Continuous Pathway System. A pedestrian pathway system
shall extend throughout the development site and connect to
adjacent sidewalks, and to all future phases of the
development, as applicable.

Response: Pedestrian pathway systems (sidewalks) in PDP 12C extend throughout
the development site and connect to adjacent sidewalks. This PDP proposes wide
sidewalks surrounding the Piazza, a central pedestrian attraction.

2. Safe, Direct, and Convenient. Pathways within developments
shall provide safe, reasonably direct, and convenient
connections between primary building entrances and all
adjacent parking areas, recreational areas/playgrounds, and
public rights-of-way and crosswalks based on all of the
following criteria:

Response: Villebois Village Center, including the proposed PDP, is designed with a
grid system, which allows for short blocks and easy navigation for pedestrians.

a. Pedestrian pathways area designed primarily for
pedestrian safety and convenience, meaning they
are free from hazards and provide a reasonably
smooth and consistent surface.

Response: Pedestrian pathways will be free from hazards and will provide a
reasonably smooth and consistent surface. Pedestrian bulb-outs also exist at the
intersections surrounding the site.

b. The pathway is reasonably direct. A pathway is
reasonably direct when it follows a route between
destinations that does not involve a significant
amount of unnecessary out-of-direction travel.
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Response: As mentioned above, pathways are designed in a grid system to provide
direct, easy-to-navigate travel. Therefore, the pathways will be reasonably direct and
will not involve a significant amount of unnecessary out-of-direction travel.

C. The pathway connects to all primary building
entrances and is consistent with the Americans with
Disabilities Act (ADA) requirements.

Response: Pathways connect to the primary building entrances in compliance
with the Americans with Disabilities Act (ADA) requirements.

d. All parking lots larger than three acres in size shall
provide an internal bicycle and pedestrian pathway
pursuant to Section 4.155(.03)(B.)(3.)(d.).

Response: There are no proposed parking lots larger than three acres; therefore,
this criteria is not applicable.

3. Vehicle/Pathway Separation. Except as required for
crosswalks, per subsection 4, below, where a pathway abuts
a driveway or street it shall be vertically or horizontally
separated from the vehicular lane. For example, a pathway
may be vertically raised six inches above the abutting travel
lane, or horizontally separated by a row of bollards.

Response: Sidewalks adjacent to streets are separated from vehicle travel areas
by curbs. Pedestrian crossings of streets or access aisles are facilitated with either
curb extensions or painted crosswalks. The Piazza area, in conformance with the
standards of the Plaza Address in the Community Elements Book, does not have
vertical separation from Villebois Drive, Campanile Lane, or Royal Scot Lane.

4. Crosswalks. Where a pathway crosses a parking area or
driveway, it shall be clearly marking with a contrasting paint
or paving materials (e.g., pavers, light-color concrete inlay
between asphalt, or similar contrast).

Response: Where pathways cross parking or driving areas, they will be clearly
marked with contrasting paint.

5. Pathway Width and Surface. Primary pathways shall be
constructed concrete, asphalt, brick/masonry pavers, or
other durable surface, and not less than five (5) feet wide.
Secondary pathways and pedestrian trails may have an
alternative surface except as otherwise required by the ADA.

Response: Primary pathways will be constructed of concrete, not less than five
(5) feet in width.

6. All pathways shall be clearly marked with appropriate
standard signs.
Response: Pathways will be clearly marked with appropriate standard signs.
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SECTION 4.171 GENERAL REGULATIONS - PROTECTION OF NATURAL FEATURES & OTHER
RESOURCES

(.02) General Terrain Preparation

A. All developments shall be planned designed, constructed and
maintained with maximum regard to natural terrain features and
topography, especially hillside areas, floodplains, and other
significant land forms.

B. All grading, filling and excavating done in connection with any
development shall be in accordance with the Uniform Building Code,
all development shall be planned, designed, constructed and
maintained so as to:

1. Limit the extent of disturbance of soils and site by grading,
excavation and other land alterations.

2. Avoid substantial probabilities of: (1) accelerated erosion;
(2) pollution, contamination or siltation of lakes, rivers,
streams and wetlands; (3) damage to vegetation; (4) injury to
wildlife and fish habitats.

3. Minimize the removal of trees and other native vegetation
that stabilize hillsides, retain moisture, reduce erosion,
siltation and nutrient runoff, and preserve the natural scenic
character.

Response: The plan sheets located in Section IVE demonstrate that the subject
Preliminary Development Plan is designed with maximum regard to natural terrain
features and topography. The subject PDP does not contain hillside areas or flood
plains. The Grading and Erosion Control Plan shows proposed grading within the
subject area and the Tree Preservation Plan shows proposed tree preservation.

All subsequent grading, filling and excavating will be done in accordance with the
Uniform Building Code. Disturbance of soils and removal of trees and other native
vegetation will be limited to the extent necessary to construct the proposed
development. Construction will occur in a manner that avoids substantial probabilities
of accelerated erosion; pollution, contamination or siltation of lakes, rivers, streams
and wetlands; damage to vegetation; and injury to wildlife and fish habitats.

(.03) Hillsides: All developments proposed on slopes greater than 25% shall be
limited to the extent that:

Response: The subject Preliminary Development Plan modification does not
include any areas of slopes in excess of 25%. Therefore, this standard does not apply
to this application.
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(.04) Trees and Wooded Areas.

A. All developments shall be planned, designed, constructed and
maintained so that:

1. Existing vegetation is not disturbed, injured, or removed
prior to site development and prior to an approved plan for
circulation, parking and structure location.

2. Existing wooded areas, significant clumps/groves of trees and
vegetation, and all trees with a diameter at breast height of
six inches or greater shall be incorporated into the
development plan and protected wherever feasible.

3. Existing trees are preserved within any right-of-way when
such trees are suitably located, healthy, and when approved
grading allows.

B. Trees and woodland areas to be retained shall be protected during
site preparation and construction according to City Public Works
design specifications, by:

1. Avoiding disturbance of the roots by grading and/or
compacting activity.

2. Providing for drainage and water and air filtration to the roots
of trees which will be covered with impermeable surfaces.

3. Requiring, if necessary, the advisory expertise of a registered
arborist/horticulturist both during and after site preparation.

4. Requiring, if necessary, a special maintenance, management
program to insure survival of specific woodland areas of
specimen trees or individual heritage status trees.

Response: The Tree Preservation Plan, located in Section VIF, depicts existing
trees within the subject area and identifies four (4) trees to be removed. This
application includes a request for approval for a Tree Removal Plan, which will be
applied for at the time of construction documents.

Section VIE includes the Tree Report prepared by Morgan Holen addressing existing
trees and development impacts within the subject area, a tree inventory and tree
mitigation details. All trees were evaluated on an individual basis in regards to
retention and one tree on the site was rated as “Important.” One (1) tree was rated
as “Good,” and the other two (2) trees were rated as “Poor.”” All these trees will be
removed in order to construct Building A, which, as required by the Villebois Master
Plan, is confined to its proposed location and size. Building A has a maximum setback
of 8 feet, a minimum lot frontage of 90%, and minimum parking standards that require
a rear-located parking lot of the proposed size. In order to comply with these
standards, the existing trees need to be removed.

(.05) High Voltage Power line Easements and Rights of Way and Petroleum
Pipeline Easements:

A. Due to the restrictions placed on these lands, no residential
structures shall be allowed within high voltage powerline easements
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and rights of way and petroleum pipeline easements, and any
development, particularly residential, adjacent to high voltage
powerline easements and rights of way and petroleum pipeline
easement shall be carefully reviewed.

B. Any proposed non-residential development within high voltage
powerline easements and rights of way and petroleum pipeline
easements shall be coordinated with and approved by the Bonneville
Power Administration, Portland General Electric Company or other
appropriate utility, depending on the easement or right of way
ownership.

Response: This Preliminary Development Plan modification does not contain any
high voltage powerline or petroleum pipeline easements or rights of way.

(.06) Hazards to Safety: Purpose:

A. To protect lives and property from natural or human-induced
geologic or hydrologic hazards and disasters.

B. To protect lives and property from damage due to soil hazards.

C. To protect lives and property from forest and brush fires.

D. To avoid financial loss resulting from development in hazard areas.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety.

(.07) Standards for Earth Movement Hazard Areas:

A. No development or grading shall be allowed in areas of land
movement, slump or earth flow, and mud or debris flow, except
under one of the following conditions.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety. No earth movement hazard areas have been identified
within the subject PDP area.

(.08) Standards for Soil Hazard Areas:

A. Appropriate siting and design safeguards shall insure structural
stability and proper drainage of foundation and crawl space areas for
development on land with any of the following soil conditions: wet
or high water table; high shrink-swell capability; compressible or
organic; and shallow depth-to-bedrock.

B. The principal source of information for determining soil hazards is
the State DOGAMI Bulletin 99 and any subsequent bulleting and
accompanying maps. Approved site-specific soil studies shall be used
to identify the extent and severity of the hazardous conditions on
the site, and to update the soil hazards database accordingly.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety. No soil hazard areas have been identified within the
subject area.
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(.09) Historic Protection: Purpose:

A. To preserve structures, sites, objects, and areas within the City of
Wilsonville having historic, cultural, or archaeological significance.

Response: A Historic/ Cultural Resource Inventory was previously conducted for
the property identified as SAP - Central. The inventory shows that the subject PDP
does not include any sites, objects, or areas having historic, cultural, or archaeological
significance. Therefore, the standards of this section are not applicable.

SECTION 4.172 FLOOD PLAIN REGULATIONS
Response: The site does not include any areas identified as flood plain.

SECTION 4.176 LANDSCAPING, SCREENING & BUFFERING

Response: Landscaping will be provided in accordance with the standards in
Section 4.176. The Street Tree Layout Planting Plan depicts street trees along rights-
of-way within the subject Preliminary Development Plan modification area. The plan
has been developed in conformance with the Community Elements Book and the
applicable standards of Section 4.176. Landscaping details will be reviewed with the
concurrent FDP application in Section VF of this application.

SECTION 4.177 STREET IMPROVEMENT STANDARDS

Response: Adjacent street rights-of-way will be dedicated in conformance with
required widths. The plan sheets located in Section IVE demonstrate that all proposed
access drives (parking lots) within the PDP area will have a minimum improvement
width of 16 feet and will provide two-way travel. All access drives will be constructed
with a hard surface capable of carrying a 23-ton load. Easements for fire access will
be dedicated as required by the fire department. All access drives will be designed
to provide a clear travel lane free from any obstructions.

Clear vision areas will be maintained in accordance with the standards of Subsection
4.177(.01)(I). Vertical clearance will be maintained over all streets and access drives
in accordance with Subsection 4.177(.01)(J).

. PROPOSAL SUMMARY & CONCLUSION

This Supporting Compliance Report demonstrates compliance with the applicable
requirements of the Village Zone and other applicable requirements of the City of
Wilsonville Planning & Land Development Ordinance for the requested Preliminary
Development Plan. Therefore, the applicant requests approval of this application.
Concurrent applications for an SAP Amendment, a Zone Map Amendment, Tree
Removal Plan, and a Final Development Plan are included in this application, pursuant
to City requirements.
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MEMORANDUM

DATE: May 13, 2021
TO: City of Wilsonville
FROM: Jaki Hunt, PE

Pacific Community Design

RE: Villebois Village Mixed-Use (PDP12C) Utility Analysis
Job No. 398-063

This memorandum report is to address the utility connections for the Villebois
Village Mixed-Use (PDP 12C) development portion of Villebois SAP Central. This
phase is two sites located within the Villebois Village Center, one site northwest of
the intersection of SW Campanile Lane and SW Valencia Lane, the other southwest
of the intersection. This report will be divided into four sections: Water, Sanitary
Sewer, Storm Sewer, and Rainwater Management.

Water

SAP Central defined the land use for this area to be mixed-use. SAP Central also
outlined the water system plan for the area. The proposed development falls
within the defined land use, and therefore complies with the design intent of SAP
Central.

Sanitary Sewer

This site is located with service areas 3B, see attached exhibit. SAP Central defined
the land use for this area to be mixed use, condos, specialty condos, and village
apartments with a total unit count of 200. Previous development approved with
the Siena project included 92 condos, while the proposed development includes a
unit count of 94 apartments, for a total of 186 units. Based on this, there is
adequate capacity for this development.

Storm Sewer
SAP Central defined the land use for this area to be commercial area with 90%

impervious area. The water quality and detention facilities were designed to
provide treatment for this land use. The proposed layout has an impervious area
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of 78.7%. Based on this information, the current facilities are adequately sized to
provide treatment per the City of Wilsonville Public Work Standards.

Rainwater Management

The SAP Central plan identified four planter boxes capable of treating 30,000
square feet of impervious area. The current building layout does not provide for a
suitable location for planter boxes. Bio-retention cells will be installed in the
parking lot to collect 25,242 square feet of runoff from the parking lot. The size
of the bio-retention cells will vary but will provide 789 sf of treatment area. Using
a sizing factor of 0.03, these facilities will be sized to treat 26,300 sf. Given the
existing site topography, we have maximized the rainwater treatment available for
the site and thus are in accordance with the SAP Central Rainwater Management
plan.

Thank you.

Attachments:
1. SAP Central Sanitary Sewer Service Area Exhibit
2. SAP Central Rainwater Management Plan
3. SAP Central Rainwater Management Summary
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4% alpha

COMMUNITY DEVELOPMENT

JOB: VILLEBOIS SAP CENTRAL
PROJECT: 398-023
FILE: N:/PROJ/999-225/STORM. MASTER/SAP CENTRAL/RAIN.XLS
EXHIBIT C:
SAP CENTRAL RAINWATER MANAGEMENT COMPONENT SUMMARY
Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
Reduced to reflect revised catchment
1 4C Bioretention Cell 0.03 323 10,767 area 267 8,900
Reduced to reflect revised catchment
2 4C Bioretention Cell 0.03 310 10,339 area 199 6,633
3 4C Planter Box 0.03 264 8,784 Reduced in the field 1816 60,533
4 Bioretention Cell 0.03 264 8,784 Eliminated 0 0
Reduced to reflect revised catchment
5 4C Bioretention Cell 0.03 314 10,477 area 304 10,133
Reduced to reflect revised catchment
6 4C Bioretention Cell 0.03 317 10,567 area 269 8,967
Reduced to reflect revised catchment
7 4C Bioretention Cell 0.03 420 14,000 area; Changed to bio-retention cell 114 3,800
8 Bioretention Cell 0.03 156 5,200 Eliminated 0 0
9 Bioretention Cell 0.03 156 5,200 Eliminated 0 0
10A 7C Pervious Pavement 1 0 0 Added 6,049 6,049
10B 7C Pervious Pavement 1 0 0 Added 22,424 22,424
Changed fo vegetated swale; enlarged
10 8C Planter Box 0.06 1,231 20,517 to reflect new treatment area 2,231 37,183
11 Bioretention Cell 0.03 283 9,424 Eliminated 0 0
12 7C Bioretention Cell 0.03 0 0 Added 48 1,600
Reduced to reflect revised catchment
13 8C Bioretention Cell 0.03 1,283 42,759 area; Changed to bio-retention cell 570 19,000
Reduced to reflect revised catchment
14 4C Planter Box 0.03 264 8,784 area; Changed to bio-retention cell 128 4,267
Expanded to reflect revised catchment
15 4C Planter Box 0.03 264 8,784 area; Changed to bio-retention cell 905 30,167
16 Bioretention Cell 0.03 245 8,156 No Change 245 8,156
17 6C Bioretention Cell 0.03 248 8276 Reduced in the field 125 4,167
18 Planter Box 0.03 471 15,689 Eliminated 0 0
19 Bioretention Cell 0.03 113 3,750 Eliminated 0 0
20 6C Bioretention Cell 0.03 113 3,750 Expanded in the filed 116 3,867
21 Planter Box 0.03 364 12,138 Eliminated 0 0
22 9C Planter Box 0.03 385 12,833 Expanded in the field 448 14,933
23 Bioretention Cell 0.03 272 9,072 Eliminated 0 0
25 Bioretention Cell 0.03 125 4,150 Eliminated 0 0
26 Bioretention Cell 0.03 374 12,478 Eliminated 0 0
27 Bioretention Cell 0.03 489 16,294 Eliminated 0 0
28 Bioretention Cell 0.03 489 16,294 Eliminated 0 0
29 Planter Box 0.03 300 10,000 Eliminated 0 0
30 6C Planter Box 0.03 300 10,000 Reduced in the field 205 6,833
31 6C Planter Box 0.03 300 10,000 Expanded in the field 384 12,800
32 6C Bioretention Cell 0.03 196 6,544 Reduced in the field 151 5,033
33 6C Bioretention Cell 0.03 199 6,626 Reduced in the field 126 4,200
34 9C Bioretention Cell 0.03 70 2,320 Reduced in the field 65 2,167
35 9C Bioretention Cell 0.03 195 6,484 Expanded in the field; Changed to bio-retq 240 8,000
36 9C Bioretention Cell 0.03 500 16,667 Expanded in the field; Changed to bio-retq 657 21,900
37 Planter Box 0.03 500 16,667 Eliminated 0 0
38 9C Bioretention Cell 0.03 408 13,599 Reduced in the field; Changed to bio-rete 143 4,767
39 10C Bioretention Cell 0.03 60 2,000 Expanded in the field 86 2,867
40 10C Bioretention Cell 0.03 60 2,000 Expanded in the field 97 3,233
41 10C Bioretention Cell 0.03 70 2,320 Reduced in the field 66 2,200
42 9C Bioretention Cell 0.03 70 2,320 Expanded in the field 166 5,533
43 9C Planter Box 0.03 385 12,833 Expanded in the field 456 15,200
44 Bioretention Cell 0.03 365 12,150 Eliminated 0 0
45 5C Bioretention Cell 0.03 202 6,731 Expanded in the field 1,125 37,500
46 Bioretention Cell 0.03 389 12,983 Eliminated 0 0
47 Bioretention Cell 0.03 207 6,903 Eliminated 0 0
48 5C Bioretention Cell 0.03 331 11,030 Reduced in the field 175 5,833
49 9C Planter Box 0.03 434 14,467 Expanded in the field 437 14,567
50 9C Bioretention Cell 0.03 176 5,883 Reduced in the field 115 3,833
51 10C Bioretention Cell 0.03 176 5,883 Reduced in the field 114 3,800
52 10C Bioretention Cell 0.03 70 2,320 Expanded in the field 174 5,800
52A 10C Bioretention Cell 0.03 0 0 Added 150 5,000
53 9C Planter Box 0.03 441 14,700 No Change 441 14,700
53A 10C Planter Box 0.03 0 0 Added 206 6,867
53B 10C Planter Box 0.03 0 0 Add 144 4,800
54 Planter Box 0.03 419 13,975 Eliminated 0 0
55 9C Planter Box 0.03 341 11,359 No Change 341 11,359
56 9C Planter Box 0.03 341 11,359 No Change 341 11,359
56A 1C Bioretention Cell 0.03 0 Added 567 18,900
57 11c Bioretention Cell 0.03 204 6,800 Reduced in the field 102 3,400
S57A 10C Bioretention Cell 0.03 0 0 Added 185 6,167
58 11C Bioretention Cell 0.03 204 6,800 Reduced in the field 102 3,400
58A 10C Bioretention Cell 0.03 0 0 Added 185 6,167
59 10C Bioretention Cell 0.03 129 4,300 Reduced in the field 74 2,467
60 10C Bioretention Cell 0.03 129 4,300 Reduced in the field 84 2,800
61 11C Bioretention Cell 0.03 203 6,780 Reduced in the field 174 5,800
62 9C Planter Box 0.03 354 11,784 No Change 354 11,784
63 9C Planter Box 0.03 364 12,118 No Change 364 12,118
64 9C Planter Box 0.03 441 14,700 No Change 441 14,700




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated

64A 10C Planter Box 0.03 0 0 Added 178 5933

64B 10C Planter Box 0.03 0 0 Added 233 7.767

65 10C Planter Box 0.03 520 17.333 Reduced in the field 152 5,067
Expanded fo reflect revised catchment

66 7C Bioretention Cell 0.03 153 5,106 area 224 7,467
Expanded fo reflect revised catchment

67 7C Bioretention Cell 0.03 153 5,106 area 231 7,700
Reduced to reflect revised catchment

68 4C Bioretention Cell 0.03 467 15,553 area; Changed tfo bio-retention cell 1,076 35,867

69 AC Bioretention Cell 0.03 387 12,884 Reduced in the field 209 6,967
Expanded in the filed: Changed fo

70 4C Vegetated Swale 0.06 244 4,067 vegetated swale 369 6,150
Expanded in the filed: Changed to

71 4C Vegetated Swale 0.06 244 4,067 vegetated swale 1,116 18,600
Expanded fo reflect revised catchment

72 7C Bioretention Cell 0.03 292 9,733 area; Changed tfo bio-retention cell 356 11,867
Expanded fo reflect revised catchment

73 7C Bioretention Cell 0.03 328 10,933 area; Changed fo bio-retention cell 328 10,933

74 Planter Box 0.03 328 10,933 Eliminated 0 0
Reduced to reflect revised catchment

75 7C Bioretention Cell 0.03 343 11,433 area; Changed tfo bio-retention cell 48 1,600

76 10C Planter Box 0.03 520 17.333 Reduced in the field 116 3,867
Resized to reflect available area;

77 12C Bioretention Cell 0.03 300 10,000 Changed to bio-retention cell 87 2,900
Planter Boxes only receive 40% of roof 120 1500

78 2C Planter Box 0.03 341 11,359 runoff §

79 2C Bioretention Cell 0.03 313 10,444 No Change 314 10,467
Added to freat catchment area flowing &7 2233

79A 2C Bioretention Cell 0.03 0 0 to new low spot .
Catchment area for facility has been 316 10,533

80 2C Bioretention Cell 0.03 318 10,587 decreased !
Resized fo reflect available area;

81 9C Bioretention Cell 0.03 300 10,000 Changed to bio-retention cell 122 4,067
Added to reflect available area;

81A 9C Bioretention Cell 0.03 0 0 Changed to bio-retention cell 122 4,067
Resized fo reflect available area;

82 9C Bioretention Cell 0.03 150 5,000 Changed to bio-retention cell 258 8,600
Reduced to reflect revised catchment

83 7C Bioretention Cell 0.03 343 11,433 area; Changed to bio-retention cell 240 8,000
Reduced to reflect revised catchment

84 7C Bioretention Cell 0.03 167 5,568 area; Changed fo bio-retention cell 64 2,133
Reduced to reflect revised catchment

85 7C Bioretention Cell 0.03 160 5,339 area; Changed tfo bio-retention cell 115 3,833

86 Planter Box 0.03 292 9,733 Eliminated 0 0

87 Bioretention Cell 0.03 220 7,334 Eliminated 0 0

88 Planter Box 0.03 448 14,933 Eliminated 0 0

90 Bioretention Cell 0.03 221 7,382 Eliminated 0 0

91 Planter Box 0.03 395 13,154 Eliminated 0 0
Reduced to reflect revised catchment

92 7C Bioretention Cell 0.03 385 12,833 area; Changed fo bio-retention cell 130 4,333
Removed because area is now 0

93 1C Planter Box 0.03 322 10,733 permeable pavement 0
Removed because area is now 0

94 1C Planter Box 0.03 322 10,733 permeable pavement 0
Resized fo reflect available area;

95 9C Bioretention Cell 0.03 150 5,000 Changed to bio-retention cell 182 6,067
Planter Box Resized to reflect catchment

96 PIAZZA Planter Box 0.03 100 3,333 area 30 170
Planter Box Resized to reflect catchment

97 PIAZZA Planter Box 0.03 100 3,333 area 30 170

98 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

99 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

100 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

101 9C Bioretention Cell 0.03 137 4,550 No Change 137 4,550

102 9C Bioretention Cell 0.03 137 4,550 No Change 137 4,550
Treatment area is limited to building foot 341 11,350

103 2C Planter Box 0.03 341 11,359 print of 11,350 square feet -
Treatment area is limited to accessible 215 7167

104 2C Planter Box 0.03 341 11,359 building foot print of 7,000 square feet ’
Planter Boxes only receive 40% of roof 120 1500

105 2C Planter Box 0.03 272 9.057 runoff i
Catchment area for facility has been 318 10.600

106 2C Bioretention Cell 0.03 208 6,933 increased .
This facility was eliminated because it was
located in a 4-ft wide planter. These

0 0

planters do not have adequate room for

107 2C Bioretention Cell 0.03 147 4,900 a properly constructed facility.
This facility was eliminated because it was
located in a 4-ft wide planter. These o o
planters do not have adequate room for

108 2C Bioretention Cell 0.03 146 4,867 a properly constructed facility.

109 2C Planter Box 0.03 455 15,167 Reduced in field 105 3,500
Treatment area is limited to accessible 195 6500

110 2C Planter Box 0.03 413 13,767 building foot print of 7,000 square feet -

111 2C Bioretention Cell 0.03 178 5,937 Reduced in field 106 3.533
Changed fo a bioretention cell and
scaled down to provide room for ADA 539

112 1C Planter Box 0.03 693 23,094 accessibility 17,967

113 1C Planter Box 0.03 253 8,421 No Change 253 8,421

114 1C Planter Box 0.03 263 8,767 No Change 263 8,767

115 1C Bioretention Cell 0.03 231 7,695 No Change 231 7,695




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
116 1C Planter Box 0.03 80 2,677 Expanded in the field 84 2,800
117 1C Planter Box 0.03 155 5,152 Reduced in the field 143 4,767
18 1c Bioretention Cell 003 21 7019 |Fnlorged due fo sirest grade changes 298 9,933
and larger catchment area
19 1C Planter Box 0.03 130 4,342 Reduced in the field m 3,700
120 1C Planter Box 0.03 124 4,142 Expanded in the field 176 5,867
Enlarged due to street grade changes 30
121 1C Bioretention Cell 0.03 180 6,013 and larger catchment area 10,733
Enlarged due to street grade changes 208
122 1C Bioretention Cell 0.03 180 6,013 and larger catchment area 10,933
123 1C Planter Box 0.03 316 10,525 Per Field Conditions 315 10,500
124 1C Planter Box 0.03 97 3229 Per Field Conditions 90 3,000
125 1C Planter Box 0.03 161 5,366 No Change 161 5,366
126 1C Bioretention Cell 0.03 218 7.260 Decreased due to spacial limitations 134 4,467
127 1C Bioretention Cell 0.03 218 7,260 No Change 152 5,067
128 1C Planter Box 0.03 360 12,000 No Change 349 11,633
Enlarged due to street grade changes 426 8944
129 1C Bioretention Cell 0.03 156 5211 and larger catchment area ’
Enlarged due to street grade changes 427 8990
130 1C Bioretention Cell 0.03 256 8,545 and larger catchment area '
131 1C Planter Box 0.03 360 12,000 No Change 349 11,633
Enlarged due to larger available area for
132 1C Bioretention Cell 0.03 189 6,300 facility; Changed to bio-retention cell 220 7.333
Decreased due fo limitafions in 393 4032
133 1C Bioretention Cell 0.03 328 10,939 catchment area ’
Enlarged due to street grade changes 538 5731
134 1C Bioretention Cell 0.03 713 23,752 and larger catchment area ’
135 Bioretention Cell 0.03 240 799  |Fnlarged due folargeravailable areafor | ) g 47,767
1C facility
136 Bioretention Cell 003 240 7996  |Fliminated, area now freated by 0 0
component 144,
Changed tfo Bioretention Cell fo pick up 200 6.667
137 2C Planter Box 0.03 250 8,343 parking lot runoff .
Changed fo Bioretention Cell fo pick up 219 7300
138 2C Planter Box 0.03 222 7413 parking lot runoff )
138A e Bioretention Cell 0.03 0 o Added to treat additional parking lot area 72 2,400
Eliminated due to lack of room and
feasibility of treating carriage homes for 0 0
139 2C Planter Box 0.03 222 7,413 rainwater manaagement
Planter Boxes only receive 40% of roof 160 2004
140 2C Planter Box 0.03 236 7,864 runoff .
Planter Boxes only receive 40% of roof
141 2c Planter Box 0.03 231 7712 |runoff 200 2445
Bioretention Cell can receive more runoff 235 7833
142 2C Bioretention Cell 0.03 177 5,901 area .
143 2C Bioretention Cell 0.03 190 6,337 Street Runoff is directed away from facility 0 0
144 Bioretention Cell 003 1017 33894  |Pecreased due folimitafionsin 2,095 31735
1C catchment area
Decreased due fo limitafions in 183 4853
145 1C Bioretention Cell 0.03 517 17.244 catchment area .
Enlarged due to street grade changes 246 6,400
146 1C Bioretention Cell 0.03 188 6,280 and larger catchment area ’
Enlarged due to street grade changes 300 10,067
147 1C Bioretention Cell 0.03 188 6,280 and larger catchment area ’
148 1C Planter Box 0.03 159 5294 Per Field Conditions 160 5333
149 1C Planter Box 0.03 210 6,987 Per Field Conditions 224 7,467
Enlarged due to street grade changes 151 5033
150 1C Bioretention Cell 0.03 140 4,676 and larger catchment area !
Decreased due fo limitafions in 124 3018
151 1C Bioretention Cell 0.03 140 4,676 catchment area -
152 1C Planter Box 0.03 170 5,665 Per Field Conditions 156 5,200
153 1C Planter Box 0.03 92 3,078 Per Field Conditions 120 4,000
154 1C Planter Box 0.03 224 7,455 Per Field Conditions 210 7,000
Enlarged due to street grade changes 447 8761
155 1C Bioretention Cell 0.03 182 6,071 and larger catchment area .
Enlarged due to street grade changes 451 8766
156 1C Bioretention Cell 0.03 182 6,071 and larger catchment area .
157 1C Planter Box 0.03 504 16,800 No Change 252 8,400
158 1C Bioretention Cell 0.03 265 8,833 Decreased due to spacial limitations 200 6,667
159 Bioretention Cell 003 205 6821 |Pecreased due folimitafionsin 141 4,700
1C catchment area
160 1C Planter Box 0.03 239 7970 Per Field Conditions 280 9,333
Enlarged due to street grade changes 270 6308
161 1C Bioretention Cell 0.03 180 6,011 and larger catchment area !
Enlarged due to street grade changes 268 8973
162 1C Bioretention Cell 0.03 180 6,011 and larger catchment area ’
163 1C Planter Box 0.03 73 2,418 Per Field Conditions 84 2,800
164 1C Planter Box 0.03 206 6,854 Per Field Conditions 168 5,600
165 1C Planter Box 0.03 252 8,400 No Change 252 8,400
Landscaping plan has been revised with 108 10,800
166 1C Deciduous Trees 0.01 815 81,500 fewer trees. ’
167 Evergreen Trees 0.005 0 0 No Change 0 0
168 Piazza Permeable Pavers-Mt Blanc 1 20,297 20,297 No Change 20,297 20,297
169 Piazza Permeable Pavers-Campanile 1 12,224 12,224 No Change 12,224 12,224
170 Piazza Permeable Pavers-Villebois Dr. 1 30,479 30,479 No Change 30,479 30,479
171 Piazza Permeable Pavers-Plaza Lane 1 8,736 8,736 No Change 8,736 8,736
172 Piazza Permeable Pavers-Plaza 1 25,558 25,558 No Change 25,558 25,558
173 Green Roof 1 5,000 5,000 Eliminated 0 0
Added to construction plans due to 291 9700
177 1C Bioretention Cell 0.03 0 0 availability of space ’




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
Total Total 147,967 1,650,421 167,396 1,352,243

Total Impervious Area in SAP
Percent Mitigated
Percent Adjusted

Cumulative Percent Achieved

Total Impervious Area in SAP
Percent Mitigated
Percent Adjusted

Cumulative Percent Achieved

1,806,695
91.4%
-16.5%

74.8%
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l. WILSONVILLE PLANNING & LAND DEVELOPMENT ORDINANCE
SECTION 4.125 VILLAGE (V) ZONE

(.03) PERMITTED ACCESSORY USES
C. Structured parking, garages, and parking areas

Response: This Preliminary Development Plan (PDP) modification application
proposes development of a surface parking lot on Lot 12 to serve the residents,
employees, and visitors of the Villebois Village mixed use development located on Lot
76 of PDP 12C and Lot 73 of PDP 2C, an accessory use permitted by Section
4.125(.03)C.

(.05) DEVELOPMENT STANDARDS APPLYING TO ALL DEVELOPMENTS IN THE VILLAGE ZONE

In addition to other applicable provisions of the Wilsonville Planning and Land
Development Ordinance, all development in the Village zone shall be subject to
Tables V-1 through V-4, and to the following. If there is a conflict, then the
standards of this section shall apply.

A. Block, Alley, Pedestrian and Bicycle Standards:

1. Maximum Block Perimeter: 1,800 feet, unless the Development Review
Board makes a finding that barriers such as existing buildings, topographic
variations, or designated Significant Resource Overlay Zone areas will
prevent a block perimeter from meeting this standard.
Response: The subject property abuts to SW Barber Street on the northeast,
Villebois Drive on the northwest, with vehicle access available from SW Toulouse
Street or SW Ravenna Loop, all existing streets within Villebois Village Center which
meet the maximum 1,800-foot block perimeter.

2. Maximum spacing between streets for local access: 530 feet, unless the
Development Review Board makes a finding that barriers such as existing
buildings, topographic variations, or designated Significant Resource
Overlay Zone areas will prevent street extensions from meeting this
standard.

Response: The subject property abuts to SW Barber Street on the northeast,
Villebois Drive on the northwest, with vehicle access available from SW Toulouse
Street or SW Ravenna Loop, all existing streets within Villebois Village Center with

blocks that meet the maximum 530-foot spacing for local street access.

B. Access: All lots with access to a public street, and an alley, shall take vehicular
access from the alley to a garage or parking area, except as determined by the
City Engineer.

Response: The proposed development has vehicular access from SW Toulouse
Street or SW Ravenna Loop. Access easements will be granted as required.
C. Trailers, travel trailers, mobile coaches, or any altered variation thereof shall

not be used for the purpose of conducting a trade or calling, or for storage of
material, unless approved for such purpose as a temporary use.
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Response: No trailers, travel trailers, mobile coaches, or such vehicles will be used
for the purpose of conducting a trade or calling, or storage of material unless approved
as a temporary use.

D. Fences:
1. General Provisions:

a. Fencing within the Village Zone shall be in compliance with the Master
Fencing Program in the adopted Architectural Pattern Book for the
appropriate SAP.

b. When two or more properties with different setbacks abut, the
property with the largest front yard setback requirement shall be used
to determine the length and height of the shared side yard fence, as
required by section 4.125 above.

c. The development Review Board may, in their discretion, require such
fencing as deemed necessary to promote and provide traffic safety,
noise mitigation, and nuisance abatement, and the compatibility of
different uses permitted on adjacent lots of the same zone and on
adjacent lots of different zones.

Response: The SAP Central Plan and Villebois Village Master Plan do not indicate
any required community fencing within the subject PDP modification. The Village
Center Architectural Standards (VCAS) indicate that fencing is optional in the Plaza
Address, and where provided should be consistent with the architecture. The applicant
is proposing 6-foot high vine support fence, consisting of welded wire mesh fencing
with cedar posts, around the entirety of the site except at breaks for pedestrian and
vehicle access points, as illustrated on Detail 4 of Sheet L1 in Section IVH.

2. Residential:

Response: This application does not propose residential development; therefore,
this standard does not apply.

E. Recreational Area in Multi-Family Residential and Mixed-Use Developments.

1. The Recreational Area Requirement is intended to provide adequate
recreational amenities for occupants of multiple family developments and
mixed-use developments where the majority of the developed square
footage is to be in residential use.

2. Recreational Area is defined as the common area of all lawns, community
gardens, play lots, plazas, court yard, interior and exterior swimming pools,
ball courts, tennis courts, exercise rooms, health and exercise facilities,
libraries, internet/electronic media rooms, decks and other similar areas
for common recreational uses. Recreational Area may include Parks
required under the Villebois Village Master Plan, and any usable park areas
not shown in such plan. Private areas under this definition, defined as
those areas that are accessible only by a single owner or tenant, or
commercial or retail recreation facilities serving the general public, shall
not constitute or contribute to the measurement of Recreational Area.

3. A variety of age appropriate facilities shall be included in the mix of
Recreational Area facilities.

4. Recreational Area shall be calculated at the following ratios:
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a. At the SAP Level - 195 square feet per residential unit.
b. At the PDP level - an additional 30 square feet per residential unit.

5. Outdoor Living Area shall be considered to be part of the Open Space
requirement in Section 4.125(.08). [Section 4.125(.05)(E.) amended by
Ord. 606, 4/3/06.]
Response: The 195 square feet recreation area per residential unit was addressed
at the SAP level. This PDP modification does not add residential units.

F. Fire Protection:

1. Allstructures shall include a rated fire suppression system (i.e., sprinklers),
as approved by the Fire Marshal

Response: No structures are proposed to be constructed; therefore, this standard

does not apply.

Table V-I: Development Standards
Table V-1: Development Standards

}lip_. Lot  Min Lot Min Lot  Max. Lot Min. Frunlazgr Max. BI Setbacks ' > L:Inl:l‘:d Sireet-Loaded
Size Width Depth  Coverage  Widil Height Front Min.  Front Rear Side Min. Garage Garage
Building Type (I) (1) (note) f""m () (ft)  Max.(ft) Min. () () (note) (note)
Commercial Buildings - Village Center H NR NR NR ! S0 60 NR* 5 NE NE NR NA
Hotels - Village Center '* NR NR NR ! 80 60 NR® 15 NR NR NR NA
Mixed Use Buildings - Village Center ' NR NR NR ! 90 60 NR? 8 NR NR NR NA
Multi-Family Dwellings - Village Center " NR NR NR ' 80 45 5% 15 NR NR NR NA
Row Houses ' - Village Center NR NR NR ! 80 45 54 10 NR NR NR NA
Commercial Building NRE NRE NR ! 60 45 NR 15 NR NR NR NA
Mixed Use Buildings NR NR NR ' 60 45 NR 15 NR NR NR NA
Multi-Family Dwelling: NE NE NR ! 60 45 gt 15 NE NE MR NA
Row Houses '! NR 15 50 ! 80 45 8* 15 NR NR NR NA
Duplexes 4,000 45 70 : &0 " s 12%¢ 0" 5 5t ’ LI
Single-Family Dwellings 2,250 35 50 60 " 35 12>° 20" 3 5 ! rr

Notes: NR No Requirement
NA Not Allowed
1 Lot < 8000sf" NR; Lot >3000sf: 80% (Max. Lot Coverage)
2 Small lots: 73%, Medium Lots: 65%, Standard and Large Lots: 55%, Estate Lots: 43% Maximum Lot Coverage
On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%.
3 Bay windows, balconies, and other structural building projections above 8 ft. may encroach up to 5 ft. into the Public Way, canopies, awnings, and other non-structural projections may encroach
up to 8 ft. into the Public Way
4 Porches, stairs, stoops, decks, canopies, balconies, bay windows, chimneys, awnings, and other building projections may encroach up to the Public Way.
Porches, stoops, decks, canopies, balconies, bay windows, chimneys, awnings, and other building projections may encroach to within 8 ft. of the Public Way. Stairs may encroach to the Public
Way.

w

& For‘Standa.rd) or Large Lots on Collector Avenues, front setbacks are 20 fi. min., (13" setback to porch), side street setbacks are 15 (8' setback to porch). Pie-shaped lots or lots with significant
trees or grade banks at frontage have no maximum front setback.

7 The @m?e setback from alley shall be between 3 and 5 foot or, when as optional parking space is located between the garage and the alley, shall be 16 fi. minimum. Lots with important trees,
as identified in the Master Plan, or grade differences at the alley, affecting garage location shall be exempt from this requirement.

8 Street-loaded garages shall be a minimum 20 ft. front setback to face of garage, and located a mimmum of 5 fi. behind main facade of the associated dwelling umit.

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

10 For Village Center buildings with lots fronting two or more streets, at least two facades shall be subject to the minimum frontage width and front setback requirements.

11 Row Houses are typically attached, but may be detached within the Village Center Boundary. When attached, no more than ten units shall be contiguous along a street edge. When row houses
are detached, the Minimum Frontage W idth is 63%. The Minimum Frontage Width for detached row houses may be less than 63% on corner lots or to accommodate the curve radius of street
frontage, public utility easements, important wrees, grade differences, pub]u Open space requirements, or as nmerwmenpprmed by the DRB

12 See Definitions, 4. 125.01, for measurement of Minimum Frontage Width.

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.

14 See Figure 2A - Village Center Boundary & Land Use Plan in the Villebois Village Master Plan for areas included within the Village Center

15 On Estate Lots and Large Lots with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 15 ft. with a minimum of 5 fi. On Small and Medium Lots, minimum side
setback shall be 0 fi. or as required by Building Code.

16 For cluster housing 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 Lmlm:lrd with the Public Way

17 Dwel]mgi on lots without alley access shall be at least 36 feet wide.

18 Duplexes with front-loaded garages are limited to one shared standard-sized driveway/apron.

19 Maximum setbacks may be increased as necessary to accommaodate deeper porches, building code, public utility easements or public open space requirements.

20 Lots are categorized as small, medium, standard, large or estate as shown in the Pattern Book. [Table V-1 amended by Ord. 667 on 8/17/0%, Ord. 682, 9/4/10]

Response: This Preliminary Development Plan (PDP) modification application
proposes development of a surface parking lot on Lot 12 to serve the residents,
employees, and visitors of the Villebois Village mixed use development located on Lot
76 of PDP 12C and Lot 73 of PDP 2C, an accessory use permitted by Section
4.125(.03)C. No structures are proposed to be constructed. The parking area is setback
5-feet from the southwest site boundary adjacent to Tax Lot 90000, Carvalho
Condominiums; setback 11.96-feet from the southeast site boundary adjacent to
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rowhome located on Tax Lot 8700; setback 8-feet from the SW Villebois Drive public
right-of-way; and 10.79-feet from the SW Barber Street public right-of-way.

(.06)  STANDARDS APPLYING TO COMMERCIAL USES
A. All commercial uses shall be subject to the following:
1. A Neighborhood Center shall only be located at a Neighborhood Commons
Response: This proposal is located in the Village Center.

2. The total area of all commercial uses in a Neighborhood Center shall not
exceed 3,500 sqg. ft. (excluding residential uses, home occupations, or
home businesses).

Response: This criterion is not applicable as it is not a Neighborhood Center.
3. Commercial use shall not include ““drive-through” facilities.

Response: This proposal does not include a request for a “drive-through” facility.
4. A commercial use shall be adjacent to a street.

Response: This application does not propose development of a commercial use.

5. All businesses, service or processing, shall be conducted wholly within a
completely enclosed building; except for off-street parking and off-street
loading. Except, however, that exterior displays, outdoor dining areas, or
exterior sales may be specifically authorized through temporary use permit
or development permit approval, subject to conditions of approval.
Exterior sales that may be permitted are those that are limited in time
duration, such as sidewalk sales, grand openings, or farmers’ markets. Said
areas must maintain the minimum required clear space accessible to
pedestrian movement on pathways and/or sidewalks. See the following
figure:

Response: No businesses, service or processing will be conducted onsite.

6. Except as may be approved through the processes noted in Section
(.07)(A)(5), above, all commercial uses shall meet the performance
standards specified in Section 4.135(.05).
Response: No commercial uses are proposed to be located onsite. The site is not
located within the PDI Zone or an industrial property; therefore, Section 4.135(.05)
does not apply.

(.07)  GENERAL REGULATIONS - OFF-STREET PARKING, LOADING & BICYCLE PARKING

Except as required by Subsections (A) through (D), below, the requirements of
Section 4.155 shall apply within the village zone.

Response: The general provisions of Section 4.155 General Regulations - Parking,
Loading and Bicycle Parking are addressed later in this report.

A. General Provisions:

1. The provision and maintenance of off-street parking spaces is a continuing
obligation of the property owner. The standards set forth herein shall be
considered by the Development Review Board as minimum criteria.

PDP 1 - CENTRAL MODIFICATION PAGE 5
Supporting Compliance Report March 2021 (rev. May 2021)



2. The Board shall have the authority to grant variances or refinements to
these standards in keeping with the purposes and objectives set forth in
this zone.

Response: Maintenance of the parking lot on Lot 12 and parking areas on Lots 73
and 76 will be managed by the Villebois Village mixed-use development.

B. Minimum and Maximum Off-Street Parking Requirements:

Response: This application proposes development of a surface parking lot on Lot
12 to serve the residents, employees, and visitors of the Villebois Village mixed-use
development, located on Lot 76 of PDP 12C and Lot 73 of PDP 2C. Off-street parking
requirements for the entire mixed-use development is addressed in the Introductory
Narrative provided in Section IA of this submittal.

C. Minimum Off-Street Loading Requirements:

Response: The applicant does not propose any off-street loading space to be
located in the parking lot on Lot 12.

D. Bicycle Parking Requirements:

Response: No short or long-term bicycle parking is proposed.

(.08) OPEN SPACE
Open space shall be provided as follows:

A. In all residential developments and in mixed-use developments where the
majority of the developed square footage is to be in residential use, at least
twenty-five percent (25%) of the area shall be open space, excluding street
pavement and surface parking. In multi-phased developments, individual
phases are not required to meet the 25% standard as long as an approved
Specific Area Plan demonstrates that the overall development shall provide a
minimum of 25% open space. Required front yard areas shall not be counted
towards the required open space area. Required rear yard areas and other
landscaped areas that are not within required front or side yards may be
counted as part of the required open space.

B. Open space area required by this Section may, at the discretion of the
Development Review Board, be protected by a conservation easement or
dedicated to the City, either rights in fee or easement, without altering the
density or other development standards of the proposed development.
Provided that, if the dedication is for public park purposes, the size and amount
of the proposed dedication shall meet the criteria of the City of Wilsonville
standards. The square footage of any land, whether dedicated or not, which is
used for open space shall be deemed a part of the development site for the
purpose of computing density or allowable lot coverage. See SROZ provisions,
Section 4.139.10.

C. 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 and approve any
pertinent bylaws, covenants, or agreements prior to recordation.
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Response: This Preliminary Development Plan (PDP) application proposes to
develop a parking lot on Lot 12 in the Villebois Village Center. The Parks Master Plan
for Villebois states that there are 58.42 acres of parks and 101.31 acres of open space
for a total of 159.73 acres within Villebois, approximately 33%. SAP Central includes
parks and open space areas consistent and in excess of the Master Plan. The Parks
Master Plan for Villebois does not show required open space within the subject site
and the applicant is not proposing any changes to this designation. Therefore, this
standard is not applicable, as it has already been met and exceeded within SAP
Central.

(.09) STREET & ACCESS IMPROVEMENT STANDARDS

A. Except as noted below, the provisions of Section 4.177 apply within the
Village zone:
Response: The general provisions of Section 4.177 Street Improvement Standards
are addressed later in this report.

1. General Provisions:

a) All street alignment and access improvements shall conform to Figures
7, 8, 9a, and 9B of the Villebois Village Master Plan, or as refined in the
Specific Area Plan, Preliminary Development Plan, or Final
Development Plan and the following standards:
Response: The subject property abuts SW Barber Street on the northeast, Villebois
Drive on the northwest, with vehicle access available from SW Toulouse Street or SW
Ravenna Loop, existing fully improved streets. The applicant is not proposing to modify
or alter the existing street alignment. The existing street alignments and access
improvements within this PDP modification remain consistent with those approved in
the Villebois Village Master Plan and SAP Central.

i. All street improvements shall conform to the Public Works
Standards and shall provide for the continuation of streets through
proposed developments to adjoining properties or subdivisions,
according to the Master Plan.
Response: The subject property abuts SW Barber Street on the northeast, Villebois
Drive on the northwest, with vehicle access available from SW Toulouse Street or SW
Ravenna Loop, existing fully improved streets. The street system within this PDP
modification is designed to provide for the continuation of streets within Villebois and
to adjoining properties or subdivisions according to the Master Plan. The street system
is illustrated on the Preliminary Circulation Plan, Sheet 6 of Section IVH.

ii. All streets shall be developed in according to the Master Plan.

Response: The subject property abuts SW Barber Street on the northeast, Villebois
Drive on the northwest, with vehicle access available from SW Toulouse Street or SW
Ravenna Loop. No new streets are proposed. Streets adjacent to the Lot 12 are
developed with curbs, landscape strips, sidewalks, and bikeways or pedestrian
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pathways in accordance with the Master Plan as shown on the Preliminary Circulation
Plan, Sheet 6 of Section IVH.

2. Intersections of streets

a) Angles: Streets shall intersect one another at angles not less than 90
degrees, unless existing development or topography makes it
impractical.

b) Intersections: If the intersection cannot be designed to form a right
angle, then the right-of-way and paving within the acute angle shall
have a minimum of thirty (30) foot centerline radius and said angle shall
not be less than sixty (60) degrees. Any angle less than ninety (90)
degrees shall require approval by the City Engineer after consultation
with the Fire District.

Response: No new streets or intersections are proposed with this development;
therefore, this standard does not apply.

c) Offsets: Opposing intersections shall be designed so that no offset
dangerous to the traveling public is created. Intersections shall be
separated by at least:

i. 1000 ft. for major arterials

ii. 600 ft. for minor arterials

iii. 100 ft. for major collector

iv. 50 ft. for minor collector
Response: No new streets or intersections are proposed with this development;
therefore, this standard does not apply.

d) Curb Extensions:

i. Curb extensions at intersections shall be shown on the Specific Area
Plans required in subsection 4.125(.18)(C) through (F) below, and
shall:

e Not obstruct bicycle lanes on collector streets.

e Provide a minimum 20 foot wide clear distance between curb
extensions all local residential street intersections shall have, shall
meet minimum turning radius requirements of the Public Works
Standards, and shall facilitate fire truck turning movements as
required by the Fire District.

Response: The subject property abuts SW Barber Street on the northeast, Villebois
Drive on the northwest, with vehicle access available from SW Toulouse Street or SW
Ravenna Loop. No new streets or curb extensions are proposed with this development.
Existing curb extensions are shown on the Preliminary Circulation Plan, Sheet 6 in
Section IVH. Curb extensions do not obstruct the bicycle lane on SW Barber Street,
classified as a minor collector. The preliminary plan sheets in Section IVH illustrate
that all street intersections adjacent to the site have a minimum 20-foot wide clear
distance between curb extensions on all local residential street intersections.

3. Street grades shall be a maximum of 6% on arterials and 8% for collector

and local streets. Where topographic conditions dictate, grades in excess
of 8%, but not more than 12%, may be permitted for short distances, as
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approved by the City Engineer, where topographic conditions or existing
improvements warrant modification of these standards.

Response: No new streets or modification of grades to existing streets are
proposed with this development; therefore, this standard is not applicable.
4. Centerline Radius Street Curves:
The minimum centerline radius street curves shall be as follows:

a) Arterial streets: 600 feet, but may be reduced to 400 feet in
commercial areas, as approved by City Engineer.

b) Collector streets: 600 feet, but may be reduced to conform with the
Public Works Standards, as approved by the City Engineer.

c) Local streets: 75 feet
Response: The proposed development does not alter any existing streets;
therefore, this standard does not apply.
5. Rights-of-way:
a) See Section 4.125(.09) (A), above.
Response: The subject property abuts SW Barber Street on the northeast, Villebois
Drive on the northwest, existing rights-of-way dedicated as shown on the plan sheets
located in Section IVH of this application. The proposed development has vehicular
access from SW Toulouse Street or SW Ravenna Loop. Access easements will be granted
as required.
6. Access drives.
a) See Section 4.125(.09) (A), above.
b) 16 feet for two-way traffic.
Response: The access drive within the parking lot will be paved at least 16-feet,
as shown on the Preliminary Circulation Plan, Sheet 6 in Section IVH. In accordance
with Section 4.177, the access drive will be constructed with a hard surface capable
of carrying a 23-ton load. Easements for fire access will be dedicated as required by
the fire department. All access drives will be designed to provide a clear travel lane
free from any obstructions.
7. Clear Vision Areas
a) See Section 4.125(.09) (A), above.
Response: Clear vision areas will be provided and maintained in compliance with
the Section 4.177 Street Improvement Standards as addressed later in this report.
8. Vertical clearance:
a) See Section 4.125(.09) (A), above.

Response: Vertical clearance will be provided and maintained in compliance with
the Section 4.177 Street Improvement Standards as addressed later in this report.
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9. Interim Improvement Standard:
a) See Section 4.129(.09) (A), above.

Response: The subject property abuts SW Barber Street on the northeast, Villebois
Drive on the northwest, with vehicle access available from SW Toulouse Street or SW
Ravenna Loop, existing public rights-of-way. No interim improvements are proposed.

(.10)  SIDEWALK AND PATHWAY IMPROVEMENT STANDARDS

A. The provisions of Section 4.154 and 4.177(.03) shall apply within the Village
zone.
Response: All sidewalks and pathways within SAP Central will be constructed in
accordance with the Villebois Village Master Plan and meet the standards of Section
4.154 On-Site Pedestrian Access and Circulation, Section 4.177 Street Improvement
Standards as addressed later in this report. Sidewalks and pathways are shown on the
Preliminary Circulation Plan, Sheet 6 in Section IVH.

(.11) LANDSCAPING, SCREENING AND BUFFERING

A. Except as noted below, the provisions of Section 4.176 shall apply in the Village
zone:
Response: The standards of Section 4.176 Landscaping, Screening & Buffering are
addressed later in this report.

1. Streetsin the Village zone shall be developed with street trees as described
in the Community Elements Book.
Response: The Street Tree Layout Planting Plan shows the street trees proposed
adjacent to the parking lot. The trees are in conformance with the Community
Elements Book.

(.12) MASTER SIGNAGE AND WAYFINDING

A. All signage and wayfinding elements within the Village Zone shall be in
compliance with the adopted Signage and wayfinding Master Plan for the
appropriate SAP.

Response: The SAP Central Signage & Wayfinding Plan does not indicate an
identifier within the subject property and no signed are proposed with this
application.

(.14) DESIGN STANDARDS APPLYING TO THE VILLAGE ZONE

A. The following design standards implement the Design Principles found in (.13),
above, and enumerate the architectural details and design requirements
applicable to buildings and other features within the Village (V) zone. The
Design Standards are based primarily on the features, types, and details of the
residential traditions in the Northwest, but are not intended to mandate a
particular style or fashion. All development within the Village zone shall
incorporate the following:

1. General Provisions:

a. Flag lots are not permitted.
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Response: No flag lots are proposed with this application.
b. The minimum lot depth for a single-family dwelling with an
accessory dwelling unit shall be 70 feet.
Response: No single-family dwellings are proposed with this application.
c. Village Center lots may have multiple front lot lines.

Response: Villebois Village Center Lot 12 abuts SW Barber on the northeast, and
Villebois Drive on the northwest.

d. For Village Center lots facing two or more streets, two of the
facades shall be subject to the minimum frontage width
requirement. Where multiple buildings are located on one lot, the
facades of all buildings shall be used to calculate the Minimum
Building Frontage Width.

Response: No buildings are proposed; therefore, this standard does not apply.

2. Building and site design shall include:

a. Proportions and massing of architectural elements consistent with
those established in an approved Architectural Pattern Book or
Village Center Architectural Standards.

b. Materials, colors and architectural details executed in a manner
consistent with the methods included in an approved Pattern Book,
Community Elements Book or approved Village Center Architectural
Standards.

c. Protective overhangs or recesses at windows and doors.
d. Raised stoops, terraces or porches at single-family dwellings.

e. Exposed gutters, scuppers, and downspouts, or approved
equivalent.

Response: No buildings are proposed; therefore, this standard does not apply.
f. The protection of existing significant trees as identified in an
approved Community Elements Book.

Response: As shown on the Preliminary Tree Preservation Plan no significant trees
are located on the subject site, see Sheet 8 in Section IVH.

g. Alandscape plan in compliance with Sections 4.125(.07) and (.11),
above.
Response: The Street Tree Layout and Planting Plan, Sheet L1 in Section IVH,
complies with the requirements of Sections 4.125(.07) and (.11) as previously
addressed.

h. Building elevations of block complexes shall not repeat an elevation
found on an adjacent block.

i. Building elevations of detached buildings shall not repeat an
elevation found on buildings on adjacent lots.

PDP 1 - CENTRAL MODIFICATION PAGE 11
Supporting Compliance Report March 2021 (rev. May 2021)



Jj. A porch shall have no more than three walls.

k. A garage shall provide enclosure for the storage of no more than
three vehicles, as described in the definition of Parking Space.
Response: No buildings or garages are proposed; therefore, these standards do not
apply.

3. Lighting and site furnishings shall be in compliance with the approved
Architectural Pattern Book, Community Elements Book, or approved
Village Center Architectural Standards.
Response: The Community Elements Book does not identify site furnishings within
the project site. The Existing Conditions and Demolition Plan shows the location of
the existing lighting fixtures and the Street Tree Layout Planting Plan shows existing
street trees and proposed landscaping for this Preliminary Development Plan, see
Sheets 2 and L1 in Section IVH. No buildings are proposed, and the preliminary plans
provided in Section IVH comply with the Community Elements Book.

4. Building systems, as noted in Tables V-3 and V-4 (Permitted Materials
and Configurations), below, shall comply with the materials,
applications and configurations required therein. Design creativity is
encouraged. The LEED Building Certification Program of the U.S. Green
Building Council may be used as a guide in this regard.

Response: No buildings are proposed with this application; therefore, this
standard does not apply.

(.15) Village Center Design Principles.

A. In addition to the design principles found in Section 4.125(.13), above, the
following principles reflect the fundamental concepts, support the objectives
of the Villebois Village Master Plan, and guide the fundamental qualities within
the Village Center:

1. The buildings, streets, and open spaces of the Village Center are intended
to relate in such a way as to create an identifiable and related series of
public and private spaces.

Response: This Preliminary Development Plan (PDP) modification application
proposes development of a surface parking lot on Lot 12 to serve the residence,
employees, and visitors of the development located on Lot 76 of PDP 12C and Lot 73
of PDP 2C, relating directly to the Villebois Village mixed-use development located
around in the core of the Village Center.

(.16)  VILLAGE CENTER DESIGN STANDARDS

A. In addition to the design standards found in Section 4.125(.14), above, the
following Design Standards are applicable to the Village Center, exclusive of
single-family detached dwellings and row houses:

1. Off-street parking areas shall not be located between buildings and the
street.

Response: This Preliminary Development Plan (PDP) application proposes a parking
lot on Lot 12 in the Villebois Village Center which abuts to SW Barber Street on the
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northeast, Villebois Drive on the northwest, with vehicle access available from SW
Toulouse Street or SW Ravenna Loop. No buildings. The parking lot is not located
between a building and a street.

2. The design of off-street parking areas shall include pedestrian connections to the
buildings they serve, sidewalks, and adjacent parking areas.

Response: The parking lot is designed with walkways that provide pedestrian
connections from the vehicle parking area to the public sidewalk adjacent to SW
Villebois Drive. The public sidewalk network connects the parking lot to Lot 76 of PDP
12C and Lot 73 of PDP 2C providing a pedestrian connection for the residence,
employees, and visitors of Villebois Village mixed use development the parking lot
serves.

3. The design of buildings and public spaces shall include interior (through-buildings)
and exterior public pedestrian accessways, as required, to facilitate pedestrian
connections.

Response: No buildings are proposed with this application. The parking lot is
designed with walkways that connect the vehicle parking area to the public sidewalk
adjacent to SW Villebois Drive which connects the parking lot to Lot 76 of PDP 12C and
Lot 73 of PDP 2C, providing a pedestrian connection for the residence, employees, and
visitors of Villebois Village mixed use development the parking lot serves.

4. The design of buildings shall include rear and side entrances in addition to primary
street front entrances when necessary to facilitate pedestrian connections.
Response: No buildings are proposed; therefore, this standard does not apply.

5. Building facades shall be broken into multiple vertical elements.

Response: No buildings are proposed; therefore, this standard does not apply.

6. Canopies and awnings should be provided as specified in the Village Center
Architectural Standards.

Response: No buildings are proposed; therefore, this standard does not apply.

7. The design of buildings and landscapes shall provide opportunities for public art at a
minimum of one location per block.

Response: This Preliminary Development Plan (PDP) application proposes
development of a parking lot on Lot 12 in the Villebois Village Center. The subject
property is located directly south of The Piazza where opportunities for public art are
available.

(.18)  VILLAGE ZONE DEVELOPMENT PERMIT PROCESS

A. Purpose and Intent. It is the purpose of this subsection to describe the process
by which development plans are proposed, reviewed and adopted and to
provide the procedures and criteria for development permit application,
review and approval.
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Response: This Preliminary Development Plan (PDP) modification application
proposes development of a surface parking lot on Lot 12.

B. Unique Features and Processes of the Village (V) Zone. To be developed, there
are three (3) phases of project approval. Some of these phases may be
combined, but generally the approvals move from the conceptual stage through
to detailed architectural, landscape and site plan review in stages. All
development within the Village zone shall be subject to the following
processes:

2. Preliminary Development Plan (PDP) approval by the Development Review
Board, as set forth in Section 4.125(.18)(G) through (K) (Stage Il
equivalent), below. Following SAP approval, an applicant may file
applications for Preliminary Development Plan approval (Stage I
equivalent) for an approved phase in accordance with the approved SAP,
and any conditions attached thereto. Land divisions may also be
preliminarily approved at this stage. Except for land within the Central SAP
or multi-family dwellings outside the Central SAP, application for a zone
change and Final Development Plan (FDP) shall be made concurrently with
an application for PDP approval. The SAP and PDP/FDP may be reviewed
simultaneously when a common ownership exists.

Final Development (FDP) approval by the Development Review Board or the

Planning Director, as set forth in Sections 4.125(.18)(L) through (P) (Site

Design Review equivalent), below, may occur as a separate phase for lands

in the Central SAP or multi-family dwellings outside the Central SAP.
Response: The Applicant is requesting approval of a Preliminary Development Plan
(PDP). Compliance with Sections 4.125(.18)(G) through (K) is demonstrated in the
following sections of this report. This PDP modification addresses Lot 12 of Phase 1 on
the SAP Central Phasing Plan. A Final Development Plan is also submitted concurrent
with this PDP application (see Section V).

G. Preliminary Development Plan Approval Process:

1. An application for approval of a Preliminary Development Plan for a
development in an approved SAP shall:

a) Be filed with the City Planning Division for the entire SAP, or when
submission of the SAP in phases has been authorized by the
Development Review Board, for a phase in the approved sequence.
Response: This PDP modification addresses Lot 12 of Phase 1 on the SAP Central
Phasing Plan.

b) Be made by the owner of all affected property or the owner’s
authorized agent; and
Response: This application is made by Costa Pacific, with the authorization of the
property owner. The application form is provided in Section IB of this application.

c) Be filed on a form prescribed by the City Planning Division and filed
with said division and accompanied by such fee as the City Council may
prescribe by resolution; and

Response: The appropriate application form is included in Section IB of this
application and applicable fees have been paid.
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d) Set forth the professional coordinator and professional design team for
the project; and

Response: The professional coordinator and professional design team are set forth
in the Introductory Narrative, located in Section IA of this application.

e) State whether the development will include mixed land uses, and
if so, what uses and in what proportions and locations.

Response: This PDP modification does not include mixed land uses; therefore, this
requirement does not apply.

f) Include a preliminary land division (concurrently) per Section 4.400, as
applicable.

Response: The applicant is not proposing a change in the current lot configuration
and the subject site was platted with a previous subdivision (Villebois Village Center);
therefore, a tentative plat is not being proposed with this application.

g) Include a concurrent application for a Zone Map Amendment (i.e., Zone
Change) for the subject phase.

Response: This application does not include a request for a zone map amendment.
The proposed development is in compliance with the site’s Village (V) zone.

2. The application for Preliminary Development Plan approval shall include
conceptual and quantitatively accurate representations of the entire
development sufficient to demonstrate conformance with the approved SAP
and to judge the scope, size and impact of the development on the
community and shall be accompanied by the following information:

a) A boundary survey or a certified boundary description by a surveyor
licensed in the State of Oregon.

b) Topographic information sufficient to determine direction and
percentage of slopes, drainage patterns, and in environmentally
sensitive areas, (e.g., flood plain, wetlands, forested areas, steep
slopes or adjacent to stream banks). Contour lines shall relate to North
American Vertical Datum of 1988 and be at minimum intervals as
follows:

i) One (1) foot contours for slopes of up to five percent (5%);

ii) Two (2) foot contours for slopes from six percent (6%) to twelve
(12%);

iii) Five (5) foot contours for slopes from twelve percent (12%) to
twenty percent (20%). These slopes shall be clearly identified, and

iv) Ten (10) foot contours for slopes exceeding twenty percent (20%).

c) The location of areas designated Significant Resource Overlay Zone
(SROZ), and associated 25-foot Impact Areas, within the PDP and within
50 feet of the PDP boundary, as required by Section 4.139.

Response: The subject property is legally defined as Lot 12 of Villebois Village
Center, No. 1.
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d) A tabulation of the land area to be devoted to various uses, and a
calculation of the average residential density per net acre.
Response: This Preliminary Development Plan (PDP) application proposes to
develop a parking lot on Lot 12 in the Villebois Village Center. Following is a tabulation
of land area devoted to the various uses:

Gross Acreage 0.33 acres
Surface Parking Area 0.21 acres (63.6%)
Landscaping 0.12 acres (36.4%)

e) The location, dimensions and names, as appropriate, of existing and
platted streets and alleys on and within 50 feet of the perimeter of the
SAP, together with the location of existing and planned easements,
sidewalks, bike routes and bikeways, trails, and the location of other
important features such as section lines, section corners, and City
boundary lines. The plan shall also identify all trees 6 inches and
greater d.b.h. on the project site only.
Response: Location , dimensions, and names of existing platted streets and alleys
within 50-feet of the site are shown on the on the Existing Conditions & Demolition
Plan and Preliminary Circulation Plan, Sheets 2 and 6 in Section IVH. All trees 6 inches
and greater diameter at breast height (d.b.h.) on the project site are identified on
the Preliminary Tree Preservation Plan, Sheet 8 in Section IVH. Tree numbers on the
plan correspond with the Tree Inventory in the Arborist Report in Section IIIB.

f) Conceptual drawings, illustrations and building elevations for each of
the listed housing products and typical non-residential and mixed-use
buildings to be constructed within the Preliminary Development Plan
boundary, as identified in the approved SAP, and where required, the
approved Village Center Design.

Response: No buildings are proposed with this application; therefore, this
requirement does not apply.

g) A composite utility plan illustrating existing and proposed water,
sanitary sewer, and storm drainage facilities necessary to serve the
SAP.
Response: Proposed storm drainage facilities, and water and sanitary lines are
shown on the Preliminary Composite Utility Plan, Sheet 5 in Section IVH.

h) Ifitis proposed that the Preliminary Development Plan will be executed
in Phases, the sequence thereof shall be provided.

Response: The PDP modification is proposed to be executed in one phase.
i) A commitment by the applicant to provide a performance bond or other

acceptable security for the capital improvements required by the
project.
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Response: The applicant will provide a performance bond or other acceptable
security for the capital improvements required by the project.

J) At the applicant’s expense, the City shall have a Traffic Impact Analysis
prepared, as required by Section 4.030(.02)(B), to review the
anticipated traffic impacts of the proposed development. This traffic
report shall include an analysis of the impact of the SAP on the local
street and road network, and shall specify the maximum projected
average daily trips and maximum parking demand associated with
buildout of the entire SAP, and it shall meet Subsection
4.140(.09)(3)(2).

Response: The Traffic Impact Analysis prepared by the City’s consultant provided
in Section IF analyzes the impact the proposed parking lot has on the local street and

road network as required.

H. PDP Application Submittal Requirements:

1. The Preliminary Development Plan shall conform with the approved
Specific Area Plan, and shall include all information required by Sections
4.125(.18)(D)(1) and (2), plus the following:

a) The location of water, sewerage and drainage facilities;
b) Conceptual building and landscape plans and elevations, sufficient to
indicate the general character of the development;
¢) The general type and location of signs;
d) Topographic information as set forth in Section 4.035;
e) A map indicating the types and locations of all proposed uses; and
f) A grading and erosion control plan illustrating existing and proposed
contours as prescribed previously in this section.
Response: The proposed PDP modification of Lot 12 generally conforms to the
approved SAP Central, with the proposed refinements described in the following
sections of this report. As demonstrated above, the PDP application includes all

information required by 4.125(.18)(D)(1) and (2), as applicable to a PDP.

Location of existing and proposed water, sewerage, and drainage facilities are shown
on the Preliminary Composite Utility Plan, Sheet 5 in Section IVH. Proposed
landscaping in provided on the Street Tree Layout Planting Plan, Sheet L1, in Section
IVH. Existing site features, including topographic information is shown on the Existing
Conditions & Demolition Plan, Sheet 2 in Section IVH. The Preliminary Grading and
Erosion Control Plan, Sheet 4 in Section IVH, shows the location of drainage facilities,
topographic information, and grading and erosion control facilities. The Site/Land Use
Plan, Sheet 3 in Section IVH, notes the types and locations of all proposed uses in the
Preliminary Development Plan.

No buildings are proposed; therefore, no conceptual elevations are required. No signs
are proposed at this time, as the SAP Central Signage & Wayfinding Plan does not
indicate an identifier within the subject property.
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2. In addition to this information, and unless waived by the City’s Community
Development Director as enabled by Section 4.008(.02)(B), at the
applicant’s expense, the City shall have a Traffic Impact Analysis prepared,
as required by Section 4.030(.02)(B), to review the anticipated traffic
impacts of the proposed development. This traffic report shall include an
analysis of the impact of the PDP on the local street and road network, and
shall specify the maximum projected average daily trips and maximum
parking demand associated with buildout of the entire PDP, and it shall
meet Subsection 4.140(.09)(J)(2) for the full development of all five SAPs.

Response: The Traffic Impact Analysis prepared by the City’s consultant provided
in Section IF analyzes the impact the proposed parking lot has on the local street and
road network as required.

3. The Preliminary Development Plan shall be sufficiently detailed to indicate
fully the ultimate operation and appearance of the phase of development.
However, approval of a Final Development Plan is a separate and more
detailed review of proposed design features, subject to the standards of
Section 4.125(.18)(L) through (P), and Section 4.400 through Section
4.450.
Response: The plan sheets provided in Section IVH for the proposed Preliminary
Development Plan provide sufficient detail to show the ultimate operation and
appearance of the proposed development. The FDP application, submitted
concurrently with this PDP modification application, is provided in Section V.

4. Copies of legal documents required by the Development Review Board for
dedication or reservation of public facilities, or for the creation of a non-
profit homeowner’s association, shall also be submitted.

Response: Copies of legal documents will be provided as appropriate and required
by the Development Review Board.

|. PDP Approval Procedures

1. An application for PDP approval shall be reviewed using the following
procedures:

a) Notice of a public hearing before the Development Review Board
regarding a proposed PDP shall be made in accordance with the
procedures contained in Section 4.012.

b) A public hearing shall be held on each such application as provided in
Section 4.013.

c) After such hearing, the Development Review Board shall determine
whether the proposal conforms to the permit criteria set forth in this
Code, and shall approve, conditionally approve, or disapprove the
application.

Response: In accordance with the procedures contained in Section 4.012, the City
shall provide notice of a public hearing before the Development Review Board on the
proposed Preliminary Development Plan. This report, in conjunction with all submitted
information, demonstrates that the proposal conforms to the applicable permit
criteria set forth in the City’s Code.
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J. PDP Refinements to Approved Specific Area Plan

1. Inthe process of reviewing a PDP for consistency with the approved Specific
Area Plan, the DRB may approve refinements, but not amendments, to the
SAP. Refinements to the SAP may be approved by the Development Review
Board, upon the applicant’s detailed graphic demonstration of compliance
with the criteria set forth in Section (.18)(J)(2), below.

a) Refinements to the SAP are defined as:

i Changes to the street network or functional classification of streets
that do not significantly reduce circulation system function or
connectivity for vehicles, bicycles or pedestrians.

Response: The PDP modification of Lot 12 design does not propose any refinements
to the street network or functional classification of streets.

ii. Changes to the nature or location of parks types, trails or open
space that to not significantly reduce function, usability,
connectivity, or overall distribution or availability of these uses in
the Preliminary Development Plan.

Response: The Villebois Village Master Plan and SAP Central do not show any
parks, linear greens, open space or pathways on the subject property. The applicant
is not proposing a refinement to the amount of required green space in the proposed
PDP.

iii. Changes to the nature or location of utilities or storm water
facilities that do not significantly reduce the service or function of
the utility or facility.

Response: No refinements to existing utilities or storm water facilities are
proposed with this application.

iv. Changes to the location or mix of land uses that do not significantly
alter the overall distribution or availability of uses in the
Preliminary Development Plan. For the purposes of this subsection,
“land uses™ or “uses” are defined in the aggregate, with specialty
condos, mixed use condos, urban apartments, condos, village
apartments, neighborhood apartments, row houses and small
detached uses comprising a land use group and medium detached,
standard detached, large and estate uses comprising another.

Response: This Preliminary Development Plan (PDP) modification application
proposes development of a surface parking lot on Lot 12 to serve the residence,
employees, and visitors of the Villebois Village mixed use development located on Lot
76 of PDP 12C and Lot 73 of PDP 2C, an accessory use permitted by Section
4.125(.03)C.

V. A change in density that does not exceed ten percent, provided
such density change has not already been approved as a refinement
to the underlying SAP or PDP, and does not result in fewer than
2,300 dwelling units in the Village.

Response: SAP Central was approved in 2006. Since the approval of SAP Central
separate PDP’s have been approved or submitted for approval and some modifications
of original approvals have also occurred. The following analysis reflects the final and
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current approved unit counts in all other PDP approvals and modifications in SAP
Central.

For purposes of this analysis, it is important to keep in mind that changes to the
mix/location of “land uses” are to be evaluated as described by the code - in the
aggregate. The code defines one land use group as condos, apartments, row houses,
and small detached uses - which will be referred to as the ‘smaller land use group’ in
the following analysis. The code defines the second land use group as mediums,
standards, large and estate uses - which will be referred to as the ‘larger land use
group’ in the following analysis.

PDP 1C modification of Lot 12 refines the subject area beyond what was described in
SAP Central. The conceptual ranges of density shown for the subject area in SAP
Central was 8 to 12 Mixed Use Condos. Approval of a three-unit residential
development, including one mixed-use unit and associate improvements was granted
on August 27, 2018 by the Development Review Board on Resolution No. 357 (Casefile
DB18-0040, DB18-0041, and DB18-0042). This application proposes further
modification, eliminating the mixed-use condos on Lot 12; however, the proposed
refinement results in less than 10% change to the unit counts in the Central SAP and
continues to meet the density requirement across Villebois.

Table A below shows the number of units in each land use category currently within
SAP Central and the number of units in the SAP with the proposed refinement as well
as the percent change in each aggregate land use category. Table B shows the number
of units originally shown in SAP Central and the number of units with the proposed
refinement, as well as the percent change in each aggregate land use category. Units
proposed to be provided in the Villebois Village Center Apartments, Lot 73, or PDP 2C
modification, and Lot 76, or PDP 12C Modification are reflected in the following tables:

Table A. Comparison of Current and Proposed Unit Counts

Current Unit Count Proposed Unit %
in SAP C Count in SAP C Change
Medium/Standard/ .
Large/Estate 0 0 0%
Small Detached/ Small Cottage/ 0
Rowhomes/ Neighborhood Apt. 933 986 S-9%
Total 933 986 5.9%

Table B. Comparison of Original SAP Central and Proposed Unit Counts

Original Unit Proposed Unit %
Count in SAP C Count in SAP C Change
Medium/Standard/ 0
Large/Estate 0 0 0%
Small Detached/ Small Cottage/ 0
Row Homes/ Neighborhood Apt. 1,010 986 ~2.4%
Total 1,010 986 -2.4%

NOTE: The Current Unit Count for SAP Central reflects the final approved unit counts for PDP 1C, PDP
2C, PDP 3C, PDP 4C, PDP 5C (Montague Park), PDP 6C, PDP 7C, PDP 8C, PDP 9C, PDP 10C and PDP 11C.
This number includes PDP 2C modification and PDP 12C, which were previously submitted.
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Both tables show that the proposed refinement do not exceed the 10% standard. This
proposal results in a total of 2,568 units within Villebois. This is above the density of
2,300 units required to be obtained across Villebois, meeting the refinement criteria.

Vi. Changes that are significant under the above definitions, but
necessary to protect an important community resource or improve
the function of collector or minor arterial roadways.

a. As used herein, “significant” means:

i More than ten percent of any quantifiable matter,
requirement, or performance measure, as specified in
(-18)(J)(1)(a), above, or,

ii. That which negatively affects an important, qualitative
feature of the subject, as specified in (.18)(J)(1)(a), above.
Response: The PDP does not include changes that are significant under the above
definitions. As the above findings demonstrate, the proposed refinements of providing
a parking lot instead of the 3 mixed-use condo development approved on August 27,
2018 by the Development Review Board on Resolution No. 357 (Casefile DB18-0040,
DB18-0041, and DB18-0042) does not cause a quantifiable change greater or less than
10%. Additionally, the proposed refinements do not negatively affect an important,
qualitative feature of Villebois as demonstrated in the following responses. The
proposed refinements contribute to the supporting the Villebois Village mixed-use
development located in the Village Center.

2. Refinements meeting the above definition may be approved by the DRB
upon the demonstration and finding that:

a) The refinements will equally or better meet the conditions of the
approved SAP, and the Goals, Policies and Implementation Measures of
the Villebois Village Master Plan.

Response: None of the conditions of approval for SAP Central are specific to the
proposed refinements. As the proposed refinements will not compromise the project’s
ability to comply with SAP conditions of approval, they will equally meet the
conditions of approval of SAP Central.

The proposed refinements will equally or better meet the following Goals, Policies
and Implementation Measures of the Villebois Village Master Plan than the SAP Central
plan.

e Land Use, General Land Use Plan Goal - Villebois Village shall be a complete

community that integrates land use, transportation, and natural resource elements
to foster a unique sense of place and cohesiveness.

The proposed Preliminary Development Plan (PDP) 1C modification plan
provides a complete community by better integrating land use, transportation,
and natural resource elements to foster a unique sense of place and
cohesiveness. This application proposes development of a surface parking lot
on Lot 12 to serve the residents, employees, and visitors of the Villebois Village
mixed-use development, located on Lot 76 of PDP 12C and Lot 73 of PDP 2C,
which is designed to provide 143 residential market-rate apartments and 2,460
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square feet of commercial retail space. While the off-street parking area
supports motor vehicles, the central location promotes pedestrian
transportation throughout the Village Center. The parking lot is designed with
walkways that provide pedestrian connections from the vehicle parking area to
the public sidewalk adjacent to SW Villebois Drive and to the mixed-use
development that the parking lot supports. The landscaping plan is designed to
visually screen the parking lot from the surrounding properties through the use
of 6-foot high vine fencing and landscaping in an aesthetically pleasing manner.
The fence consists of welded wire mesh fencing with cedar posts, around the
entirety of the site except at breaks for pedestrian and vehicle access points,
as illustrated on Detail 4 of Sheet L1 in Section IVH

e Land Use, General Land Use Plan Policy 1 - The Villebois Village shall be a complete
community with a wide range of living choices, transportation choices, and working
and shopping choices. Housing shall be provided in a mix of types and densities
resulting in a minimum of 2,300 dwelling units within the Villebois Village Master Plan
area.

The proposed PDP 1C modification meets this Land Use Plan Policy by
supporting a range of living choices. The conceptual ranges of density shown
for the site in SAP Central was 8 to 12 Mixed Use Condos. This proposal replaces
development of 3 mixed-use condos approved on Casefile DB18-0040, DB18-
0041, and DB18-0042; however, the parking lot on Lot 12 will serve the
residents, employees, and visitors of the Villebois Village mixed-use
development on Lot 76 of PDP 12C and Lot 73 of PDP 2C, designed to provide
143 residential market-rate apartments and 2,460 square feet of commercial
retail space. The proposal of mixed use with multi-family residential units and
retail space meets the current market demand and city-wide goals while
complying with the urban design goals and density targets in the Village Center.
This project continues to comply with the minimum density of 2,300 units
across Villebois.

o Villebois Village Master Plan, Village Center Policy 1 - The Village Center shall be
a highly pedestrian-oriented place that is the focus of a mix of residential, shopping,
service, and civic and mixed-use buildings.

This PDP modification supports the creation of a vibrant Village Center filled
with multi-family residential, retail spaces, and community amenities. This
application proposes development of a surface parking lot on Lot 12 to serve
the residents, employees, and visitors of the Villebois Village mixed-use
development, located on Lot 76 of PDP 12C and Lot 73 of PDP 2C, which is
designed to provide 143 residential market-rate apartments and 2,460 square
feet of commercial retail space. While the off-street parking area supports
motor vehicles, the central location promotes pedestrian transportation
throughout the Village Center. The parking lot is designed with walkways that
provide pedestrian connections from the vehicle parking area to the public
sidewalk adjacent to SW Villebois Drive. The landscaping plan is designed to
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visually screen the parking lot from the surrounding properties and public area
that includes The Piazza located directly north of the site.

e Villebois Village Master Plan, Village Center Policy 2 - The Village Center shall
encourage multi-modal transportation system opportunities with good access by
vehicular, pedestrian, bicycle and transit traffic.

This Preliminary Development Plan (PDP) modification application proposes
development of a surface parking lot on Lot 12 to serve the residents,
employees, and visitors of the Villebois Village mixed use development located
on Lot 76 of PDP 12C and Lot 73 of PDP 2C. While the off-street parking area
supports motor vehicles, the central location promotes pedestrian
transportation throughout the Village Center. The parking lot is designed with
walkways that provide pedestrian connections from the vehicle parking area to
the public sidewalk adjacent to SW Villebois Drive. The landscaping plan is
designed to visually screen the parking lot from the surrounding properties and
public areas.

o Villebois Village Master Plan, Village Center Implementation Measure 2 - Specify
a mixture of uses (residential, commercial, retail, civic, and office development) with
the implementing Village zone that will support the long-term vitality of the Village
Center and enhance the creation of a true urban village at its core. Employment may
include uses related to high-tech businesses. The Village Center is intended to provide
locations for uses consistent with, but not limited to, the following examples.

= Consumer Goods: bookstore, clothing, florist, jeweler, pet shop, bicycle shop.

= Food & Sundries: bakery, specialty grocery, hardware, laundromat, dry cleaner,
gifts.

= General Office: professional offices, non-profit, health services, governmental
services, real estate, insurance, travel.

= Service Commercial: bank, day care center, photo processing,
telecommunications, upholstery shop.

= Lifestyle & Recreation: hair salon, specialty retail, theater, video/DVD store, art
gallery, health club, restaurants, dance studio.

= Hospitality: hotel, bed and breakfast, conference center.
= Light Manufacturing/Research and Development.

= Civic/Institutional: meeting hall, library, museum, churches, farmer’s market,
community center.

= Residential: condominiums, apartments, and townhouses

The parking lot on Lot 12 will serve the residents, employees, and visitors of
the Villebois Village mixed-use development on Lot 76 of PDP 12C and Lot 73
of PDP 2C, designed to provide 143 residential market-rate apartments and
2,460 square feet of commercial retail space. The density of the residential
units and the amount of commercial and retail space will enhance the area and
create a vibrant Village Center.

e Parks and Open Space/Off-Street Trails and Pathways Goal - The Parks system
within Villebois Village shall create a range of experiences for its residents and visitors
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through an interconnected network of pathways, parks, trails, open space and other
public spaces that protect and enhance the site’s natural resources and connect
Villebois to the larger regional park/open space system.

The Villebois Village Master Plan and SAP Central do not show any parks, linear
greens, open space or pathways within the proposed PDP modification area.

e Parks and Open Space/Off-Street Trails and Pathways Implementation Measure 3-
Parks and open spaces shall be designed to incorporate native vegetation, landforms
and hydrology to the fullest extent possible.

The proposed PDP 1C modification of Lot 12 plan incorporates native
vegetation, landforms and hydrology to the fullest extent possible, given the
planned level of urban uses on this site.

e Parks and Open Space/Off-Street Trails and Pathways Implementation Measure 9-
The design of Villebois shall retain the maximum number of existing trees practicable
that are six inches or more DBH in the “Important” and “Good” tree rating categories,
which are defined in the Community Elements Books. Trees rated “Moderate” shall be
evaluated on an individual basis as regards retention. Native species of trees and trees
with historical importance shall be given special consideration for retention.

As described in the Arborist Report in Section VI of the Application, two trees
are rated as “Good”, one tree is rated as “Moderate” and one is rated as
“Poor”. Two of the trees are proposed to be removed. All trees were evaluated
on an individual basis in regards to retention.

b) The refinement will not result in significant detrimental impacts to the
environment or natural or scenic resources of the PDP and Village area,
and

Response: As described above, the proposed refinements will better meet the
goals, policies, and implementation measures of the Villebois Village Master Plan and
the framework of SAP Central and do not impact environmental or natural or scenic
resources within the PDP or the Village area.

¢c) The refinement will not preclude an adjoining or subsequent PDP or
SAP from development consistent with the approved SAP or Master
Plan.
Response: These refinements in and of themselves have no effect on the
development potential of an adjoining or subsequent PDP; therefore, these
refinements will not preclude an adjoining or subsequent PDP or SAP from developing
consistent with the approved SAP or Master Plan.

3. Amendments to the SAP, not including SAP amendments for phasing, must
follow the same procedures applicable to adoption of the SAP itself.
Amendments are defined as changes to elements of the SAP not constituting
a refinement.

4. Amendments to the SAP for phasing will be processed as a Class Il
administrative review proposal.

Response: This application does not include an amendment of SAP Central, or
modification to the SAP phasing plan.
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K. PDP Approval Criteria

The Development Review Board may approve an application for a PDP only
upon finding that the following approval criteria are met:

1. That the proposed PDP:
a. Is consistent with the standards identified in this section.

Response: This Supporting Compliance Report provides an explanation of how the
proposed development is consistent with the standards of the Village zone.

b. Complies with the applicable standards of the Planning and Land
Development Ordinance, including Section 4.140(.09)(J)(1)-(3).

Response: This Supporting Compliance Report provides an explanation of how the
proposed development is consistent with the applicable standards of the Planning and
Land Development Ordinance. A description of how the proposed development
complies with Section 4.140(.09)(J)(1)-(3) is included in the subsequent pages of this
report.

c. Is consistent with the approved Specific Area Plan in which it is located.

Response: The proposed Preliminary Development Plan modification is consistent
with Specific Area Plan - Central, as demonstrated by the plan sheets located in
Section IVH and this application, and as refined and described earlier in this report.

d. Is consistent with the approved Architectural Pattern Book and, where
required, the approved Village Center Architectural Standards.

Response: No buildings are proposed with this application; therefore, this criteria
is not applicable.

COMMUNITY ELEMENTS BOOK

Lighting Master Plan

Response: This PDP modification for Lot 12 does not propose any alterations to the
existing lighting fixtures located adjacent to the site as shown on the Existing
Conditions & Demolition Plan, Sheet 2 in Section IVH. No new street lighting is
proposed.

Curb Extensions

Response: As shown on the Preliminary Circulation Plan, Sheet 6 in Section IVH,
pedestrian calming curb extensions exist along SW Barber Street and Villebois Drive to
facilitate crossing of those streets. No changes are proposed.

Street Tree Master Plan

Response: Existing street trees and proposed trees located in the landscape buffer
and landscape islands are detailed on the Street Tree Layout Planting Plan, Sheet L1
in Section IVH. Existing street trees adjacent to the PDP modification area, Lot 12,
are consistent with the respective designated street tree lists.
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Site Furnishings
Response: No site furnishings are proposed with this PDP/FDP application.

Play Structures
Response: No play structures are proposed with this PDP/FDP application.

Tree Protection

Response: The Tree Protection component of the Community Elements Book for
SAP - Central (page 15) describes the goal, policies, and implementation measures
that were used to promote the protection of existing trees in the design of the PDP
modification area. A Preliminary Tree Protection Plan has been prepared for this PDP
modification, consistent with Implementation Measures 1 and 2 of the Tree Protection
component of the Community Elements Book. The Tree Protection Plans were based
on the Arborist Report prepared by Morgan E. Holen, a certified arborist (see Section
VI).

Plant List

Response: The Community Elements Book approved with SAP - Central contains a
Plant List (pages 16-18) of non-native and native trees, shrubs, and groundcovers,
ferns, herbs, vines, perennials, grasses, and bulbs for species to plant throughout
Villebois. Additional landscaping details are provided with the FDP application which
is submitted concurrent with this PDP modification (see Section V).

PLAZA ADDRESS

Response: The Community Elements Book approved with SAP - Central contains
standards for site furnishings, plant material, and surfaces (pages 27-29). The Plaza
and surrounding frontages have been constructed in accordance with these standards.
This PDP Modification will not alter compliance of the existing improvements with the
Plaza standards.

MASTER SIGNAGE AND WAYFINDING PLAN

Response: The SAP Central Signage & Wayfinding Plan does not indicate any
identifiers within the subject property and no signs are proposed.

RAINWATER PROGRAM

Response: A rainwater management plan is included with the supporting utility
reports located in Section IIC of this application. The rainwater management plan
included in this application includes refinements to the rainwater program for SAP
Central. The Rainwater Analysis, prepared by Jaki Hunt, PE, indicates there is
adequate rainwater treatment provided.
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2. If the PDP is to be phased, that the phasing schedule is reasonable and does not
exceed two years between commencement of development of the first, and
completion of the last phase, unless otherwise authorized by the Development
Review Board.

Response: The PDP modification is proposed to be executed in one phase.

3. Parks within each PDP or PDP phase shall be constructed prior to occupancy of
50% of the dwelling units in the PDP or PDP phase, unless weather or special
circumstances prohibit completion, in which case bonding for the
improvements shall be permitted.

Response: The Central SAP does not indicate any public parks or open space
located on Lot 12 of PDP 1C. The PDP 1C modification does not propose construction
of any public parks or open space.

4. In the Central SAP, parks shall be constructed within each PDP as provided
above, and that pro-rata portion of the estimated cost of Central SAP parks not
within the PDP, calculated on a dwelling unit basis, shall be bonded or
otherwise secured to the satisfaction of the city.

Response: The Central SAP does not indicate any public parks or open space
located on Lot 12 of PDP 1C. The PDP 1C modification does not propose construction
of any public parks or open space.

5. The Development Review Board may require modifications to the PDP, or
otherwise impose such conditions as it may deem necessary to ensure
conformance with the approved SAP, the Villebois Village Master Plan, and
compliance with applicable requirements and standards of the Planning and
Land Development Ordinance, and the standards of this section.

Response: This report demonstrates that the proposed Preliminary Development
Plan is in conformance with Specific Area Plan - Central, and thus, the Villebois Village
Master Plan as well as the applicable requirements and standards of the Planning and
Land Development Ordinance.

SECTION 4.139 SIGNIFICANT RESOURCE OVERLAY ZONE (SROZ) ORDINANCE

Response: The PDP 1C modification of Lot 12 application does not include any
areas within the SROZ; therefore, Section 4.139 does not apply.

SECTION 4.140 PLANNED DEVELOPMENT REGULATIONS

(-.09) FINAL APPROVAL (STAGE TwO)
J. A planned development permit may be granted by the Development Review
Board only if it is found that the development conforms to all the following
criteria, as well as to the Planned Development Regulations in Section 4.140:

1. The location, design, size and uses, both separately and as a whole, are
consistent with the Comprehensive Plan, and with any other applicable
plan, development map or Ordinance adopted by the City Council.
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Response: This Supporting Compliance Report demonstrates that the location,
design, size, and uses proposed with the PDP are both separately and as a whole
consistent with SAP Central, and thus the Villebois Village Master Plan, the City’s
Comprehensive Plan designation of Residential - Village for the area, and the City’s
Planning and Land Development Ordinance.

2. That the location, design, size and uses are such that traffic generated by
the development at the most probable used intersection(s) can be
accommodated safely and without congestion in excess of Level of Service
D, as defined in the Highway Capacity manual published by the National
Highway Research Board, on existing or immediately planned arterial or
collector streets and will, in the case of commercial or industrial
developments, avoid traversing local streets. Immediately planned arterial
and collector streets are those listed in the City’s adopted Capital
Improvement Program, for which funding has been approved or committed,
and that are scheduled for completion within two years of occupancy of the
development or four year if they are an associated crossing, interchange,
or approach street improvement to Interstate 5.

Response: The location, design, size and uses are such that traffic generated
within the PDP modification at the most heavily used intersection(s) can be
accommodated safely and without congestion in excess of Level of Service D. The
proposed uses and the circulation system are consistent with the SAP - Central
application, which included an Internal Circulation Evaluation including an assessment
of intersection performance by DKS Associates. A copy of the Traffic Impact Analysis
is provided in Section IF of this application.

a. In determining levels of Service D, the City shall hire a traffic engineer
at the applicant’s expense who shall prepare a written report
containing the following minimum information for consideration by the
Development Review Board:

i. An estimate of the amount of traffic generated by the proposed
development, the likely routes of travel of the estimated generated
traffic, and the source(s) of information of the estimate of the
traffic generated and the likely routes of travel; (Amended by Ord
561, adopted 12/15/03.)

ii. What impact the estimate generated traffic will have on existing
level of service including traffic generated by (1) the development
itself, (2) all existing developments, (3) Stage Il developments
approved but not yet built, and (4) all developments that have
vested traffic generation rights under section 4.140(.10), through
the most probable used intersection(s), including state and county
intersections, at the time of peak level of traffic. This analysis shall
be conducted for each direction of travel if backup from other
intersections will interfere with intersection operations. (Amended
by Ord 561, adopted 12/15/03.).

Response: The applicant has authorized the City to hire a traffic engineer. A copy
of the Traffic Impact Analysis, estimating amount of traffic generated, the likely
routes of travel, and traffic impact, prepared by the City’s consultant is provided in
Section IF of this application.
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b. The following are exempt from meeting the Level of Service D criteria
standard:

i. Aplanned development or expansion thereof which generates three
(3) new p.m. peak hour traffic trips or less;

ii. A planned development or expansion thereof which provides an
essential governmental service.
Response: This PDP modification does not request an exemption from meeting the
Level of Service D; therefore, this criterion does not apply to this project.

c. Traffic generated by development exempted under this subsection on
or after Ordinance No. 463 was enacted shall not be counted in
determining levels of service for any future applicant. (Added by Ord
561, adopted 12/15/03.)

Response: The traffic generated by the PDP modification will be consistent with
the SAP - Central application. The Traffic Impact Analysis prepared by the City’s
consultant provided in Section IF complies with this regulation.

d. Exemptions under ‘b’ of this subsection shall not exempt the
development or expansion from payment of system development
charges or other applicable regulations. (Added by Ord 561, adopted
12/15/03.)

Response: The subject PDP modification is not exempt from subsection ‘b* and the
system development charges will be provided as required.

e. In no case will development be permitted that creates an aggregate
level of traffic at LOS “F’. (Added by Ord 561, adopted 12/15/03.)
Response: The traffic generated by the PDP modification will be consistent with
the SAP - Central application. The Traffic Impact Analysis prepared by the City’s
consultant provided in Section IIE illustrates that the proposed parking lot will not
create an aggregate level of traffic at LOS “F”.

3. That the location, design, size and uses are such that the residents or
establishments to be accommodated will be adequately served by existing
or immediately planned facilities and services.

Response: The Utility Analysis Report and Preliminary Composite Utility Plan show
that existing and planned facilities and services are located, designed and adequately

sized to served the parking lot proposed on Lot 12 (see Section IVl and Sheet 5 in
Section IVH).

SECTION 4.154. ON-SITE PEDESTRIAN ACCESS AND CIRCULATION

(.01) On-site Pedestrian Access and Circulation
A. The purpose of this section is to implement the pedestrian access and
connectivity policies of the Transportation System Plan. It is intended to
provide for safe, reasonably direct, and convenient pedestrian access and
circulation.
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Response: PDP 1C modification of Lot 12 will be in compliance with Section 4.154
and provide for safe, reasonably direct, and convenient pedestrian access and
circulation, as described below.

B. Standards. Development shall conform to all the following standards:

1. Continuous Pathway System. A pedestrian pathway system shall extend
throughout the development site and connect to adjacent sidewalks, and
to all future phases of the development, as applicable.

Response: Pedestrian pathways provide direct pedestrian access from the parking
lot to the public sidewalk adjacent to SW Villebois Drive as shown on the Preliminary
Circulation Plan, Sheet 6 in Section IVH.

2. Safe, Direct, and Convenient. Pathways within developments shall provide
safe, reasonably direct, and convenient connections between primary
building entrances and all adjacent parking areas, recreational
areas/playgrounds, and public rights-of-way and crosswalks based on all of
the following criteria:

Response: Pedestrian pathways provide direct pedestrian access from the parking
lot to the public sidewalk adjacent to SW Villebois Drive as shown on the Preliminary
Circulation Plan, Sheet 6 in Section IVH. The public sidewalk network provides a safe,
direct, and convenient pedestrian connection from the parking lot to Villebois Village
mixed use development on Lot 76 of PDP 12C and Lot 73 of PDP 2C.

a. Pedestrian pathways area designed primarily for pedestrian safety and
convenience, meaning they are free from hazards and provide a
reasonably smooth and consistent surface.
Response: Pedestrian pathways will be free from hazards and will provide a
reasonably smooth and consistent surface.

b. The pathway is reasonably direct. A pathway is reasonably direct when
it follows a route between destinations that does not involve a
significant amount of unnecessary out-of-direction travel.
Response: Pedestrian pathways provide direct pedestrian access from the parking
lot to the public sidewalk adjacent to SW Villebois Drive as shown on the Preliminary
Circulation Plan, Sheet 6 in Section IVH.

C. The pathway connects to all primary building entrances and is
consistent with the Americans with Disabilities Act (ADA) requirements.

Response: No buildings are proposed with this application. The ADA accessible
parking space in the parking lot has direct connection to a pathway that connects to
the public sidewalk adjacent to SW Villebois Drive as shown on the Preliminary
Circulation Plan and Preliminary Parking Plan, Sheets 6 and 7 in Section IVH.

d. All parking lots larger than three acres in size shall provide an internal
bicycle and pedestrian pathway pursuant to  Section
4.155(.03)(B.)(3.)(d.).
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Response: The proposed parking lot is less than 3-arcres in area; therefore, this
requirement does not apply.

3. Vehicle/Pathway Separation. Except as required for crosswalks, per
subsection 4, below, where a pathway abuts a driveway or street it shall be
vertically or horizontally separated from the vehicular lane. For example,
a pathway may be vertically raised six inches above the abutting travel
lane, or horizontally separated by a row of bollards.

Response: Existing public sidewalks adjacent to SW Barber Street and Villebois
Drive streets are separated from vehicle travel areas with street trees and planter
strips. Pathways are located to provide separate pedestrian access to the public
sidewalk adjacent to SW Villebois Drive as shown on the Preliminary Circulation Plan,
Sheet 6 in Section IVH.

4. Crosswalks. Where a pathway crosses a parking area or driveway, it shall
be clearly marking with a contrasting paint or paving materials (e.g.,
pavers, light-color concrete inlay between asphalt, or similar contrast).

Response: Where pathways cross parking or driving areas, they will be clearly
marked with contrasting paint.

5. Pathway Width and Surface. Primary pathways shall be constructed
concrete, asphalt, brick/masonry pavers, or other durable surface, and not
less than five (5) feet wide. Secondary pathways and pedestrian trails may
have an alternative surface except as otherwise required by the ADA.

Response: Primary pathways will be constructed of concrete, not less than five
(5) feet in width.

6. All pathways shall be clearly marked with appropriate standard signs.
Response: Pathways will be clearly marked with appropriate standard signs.
SECTION 4.171 GENERAL REGULATIONS - PROTECTION OF NATURAL FEATURES & OTHER

RESOURCES

(.02) General Terrain Preparation

A. All developments shall be planned designed, constructed and maintained with
maximum regard to natural terrain features and topography, especially hillside
areas, floodplains, and other significant land forms.

B. All grading, filling and excavating done in connection with any development
shall be in accordance with the Uniform Building Code, all development shall
be planned, designed, constructed and maintained so as to:

1. Limit the extent of disturbance of soils and site by grading, excavation and
other land alterations.

2. Avoid substantial probabilities of: (1) accelerated erosion; (2) pollution,
contamination or siltation of lakes, rivers, streams and wetlands; (3)
damage to vegetation; (4) injury to wildlife and fish habitats.

3. Minimize the removal of trees and other native vegetation that stabilize
hillsides, retain moisture, reduce erosion, siltation and nutrient runoff, and
preserve the natural scenic character.
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Response: The plan sheets located in Section IVH demonstrate that the subject
Preliminary Development Plan is designed with maximum regard to natural terrain
features and topography. The subject PDP modification does not contain hillside areas
or flood plains. The Preliminary Grading and Erosion Control Plan shows proposed
grading within the subject area and the Preliminary Tree Preservation Plan shows
proposed tree preservation.

All subsequent grading, filling and excavating will be done in accordance with the
Uniform Building Code. Disturbance of soils and removal of trees and other native
vegetation will be limited to the extent necessary to construct the proposed
development. Construction will occur in a manner that avoids substantial probabilities
of accelerated erosion; pollution, contamination or siltation of lakes, rivers, streams
and wetlands; damage to vegetation; and injury to wildlife and fish habitats.

(.03) Hillsides: All developments proposed on slopes greater than 25% shall be limited
to the extent that:

Response: The subject Preliminary Development Plan modification does not
include any areas of slopes in excess of 25%; therefore, this standard does not apply
to this application.

(.04) Trees and Wooded Areas.

A. All developments shall be planned, designed, constructed and maintained so
that:

1. Existing vegetation is not disturbed, injured, or removed prior to site
development and prior to an approved plan for circulation, parking and
structure location.

2. Existing wooded areas, significant clumps/groves of trees and vegetation,
and all trees with a diameter at breast height of six inches or greater shall
be incorporated into the development plan and protected wherever
feasible.

3. Existing trees are preserved within any right-of-way when such trees are
suitably located, healthy, and when approved grading allows.

B. Trees and woodland areas to be retained shall be protected during site
preparation and construction according to City Public Works design
specifications, by:

1. Avoiding disturbance of the roots by grading and/or compacting activity.

2. Providing for drainage and water and air filtration to the roots of trees
which will be covered with impermeable surfaces.

3. Requiring, if necessary, the advisory expertise of a registered
arborist/horticulturist both during and after site preparation.

4. Requiring, if necessary, a special maintenance, management program to
insure survival of specific woodland areas of specimen trees or individual
heritage status trees.

Response: The Preliminary Tree Preservation Plan depicts existing trees within
the subject area and identifies two (2) trees to be removed (see Sheet 8 in Section
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IVH). An Arborist Report prepared by Morgan Holen is provided in Section V1. The report
includes a tree inventory, addresses development impacts, and provides mitigation
requirements and tree protection standards. Based on the Arborist Report and the
proposed PDP two trees are proposed to be removed. This application includes a
request for a Type “C” Tree Removal Plan, which will be applied for at the time of
construction documents (see Section VI).

(.05) High Voltage Power line Easements and Rights of Way and Petroleum Pipeline
Easements:

A. Due to the restrictions placed on these lands, no residential structures shall be
allowed within high voltage powerline easements and rights of way and
petroleum pipeline easements, and any development, particularly residential,
adjacent to high voltage powerline easements and rights of way and petroleum
pipeline easement shall be carefully reviewed.

B. Any proposed non-residential development within high voltage powerline
easements and rights of way and petroleum pipeline easements shall be
coordinated with and approved by the Bonneville Power Administration,
Portland General Electric Company or other appropriate utility, depending on
the easement or right of way ownership.

Response: This Preliminary Development Plan modification does not contain any
high voltage powerline or petroleum pipeline easements or rights of way.

(.06) Hazards to Safety: Purpose:

A. To protect lives and property from natural or human-induced geologic or
hydrologic hazards and disasters.

B. To protect lives and property from damage due to soil hazards.
C. To protect lives and property from forest and brush fires.
D. To avoid financial loss resulting from development in hazard areas.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety.

(.07) Standards for Earth Movement Hazard Areas:

A. No development or grading shall be allowed in areas of land movement, slump
or earth flow, and mud or debris flow, except under one of the following
conditions.

Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety. No earth movement hazard areas have been identified
within the subject PDP modification area.

(.08) Standards for Soil Hazard Areas:

A. Appropriate siting and design safeguards shall insure structural stability and
proper drainage of foundation and crawl space areas for development on land
with any of the following soil conditions: wet or high water table; high shrink-
swell capability; compressible or organic; and shallow depth-to-bedrock.
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B. The principal source of information for determining soil hazards is the State
DOGAMI Bulletin 99 and any subsequent bulleting and accompanying maps.
Approved site-specific soil studies shall be used to identify the extent and
severity of the hazardous conditions on the site, and to update the soil hazards

database accordingly.
Response: Development of the subject area will occur in a manner that minimizes
potential hazards to safety. No soil hazard areas have been identified within the

subject area.

(.09) Historic Protection: Purpose:

A. To preserve structures, sites, objects, and areas within the City of Wilsonville
having historic, cultural, or archaeological significance.
Response: A Historic/ Cultural Resource Inventory was previously conducted for
the property identified as SAP - Central. The inventory shows that the subject PDP
modification does not include any sites, objects, or areas having historic, cultural, or
archaeological significance; therefore, the standards of this section are not
applicable.

SECTION 4.172 FLOOD PLAIN REGULATIONS

Response: The site does not include any areas identified as flood plain.

SECTION 4.176 LANDSCAPING, SCREENING & BUFFERING

Response: Landscaping will be provided in accordance with the standards in
Section 4.176. The Street Tree Layout Planting Plan, Sheet L1 in Section IVH depicts
street trees along rights-of-way within the subject Preliminary Development Plan
modification area. The plan has been developed in conformance with the Community
Elements Book and the applicable standards of Section 4.176. Landscaping details will
be reviewed with the concurrent FDP application in Section V of this application.

SECTION 4.177 STREET IMPROVEMENT STANDARDS

Response: Adjacent street rights-of-way have been dedicated in conformance with
required widths. The plan sheets located in Section IVH demonstrate that the
proposed access drive within the PDP modification area will have a minimum
improvement width of 16 feet and will provide two-way travel. The access drive will
be constructed with a hard surface capable of carrying a 23-ton load. Easements for
fire access will be dedicated as required by the fire department. The access drive will
be designed to provide a clear travel lane free from any obstructions.

Clear vision areas will be maintained in accordance with the standards of Subsection
4.177(.01)(1). Vertical clearance will be maintained over all streets and access drives
in accordance with Subsection 4.177(.01)(J).
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1. PROPOSAL SUMMARY & CONCLUSION

This Supporting Compliance Report demonstrates compliance with the applicable
requirements of the Village Zone and other applicable requirements of the City of
Wilsonville Planning & Land Development Ordinance for the requested Preliminary
Development Plan; therefore, the applicant requests approval of this application.
Concurrent applications for a Final Development Plan and Tree Removal Plan are
included in this application as Sections V and VI, respectively, pursuant to City
requirements.
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MEMORANDUM

DATE: May 13, 2021
TO: City of Wilsonville
FROM: Jaki Hunt, PE

Pacific Community Design

RE: Villebois Village Mixed-Use (PDP 1C) Utility Analysis
Job No. 398-063

This memorandum report is to address the utility connections for the Villebois
Village Mixed-Use (PDP 1C) development portion of Villebois SAP Central,
specifically Lot 12 of the Villebois Village Center plat. This site is located within
the Villebois Village Center, southwest of the intersection of SW Villebois Drive and
SW Barber Street. The proposal is to construct a parking lot on this lot to support
the mixed-use development of the multi-family/commercial buildings proposed for
development within the Village Center. This report will be divided into four
sections: Water, Sanitary Sewer, Storm Sewer, and Rainwater Management.

Water

SAP Central defined the land use for this area to be mixed-use. SAP Central also
outlined the water system plan for the area. The proposed development falls
within the defined land use, and therefore complies with the design intent of SAP
Central. Additionally, this proposal is to develop a parking lot on Lot 12 which will
only require irrigation water use, and therefore the provided water flow identified
in the master water system plan will be adequate.

Sanitary Sewer

This site is located with service areas 3A, see attached exhibit. SAP Central defined
the land use for this area to be mixed use condos, with a total unit count of 12.
The proposed development is a parking lot and will not be connected to the sanitary
sewer. Based on this, there is no impact on sewer capacity with this development.

12564 SW Main Street, Tigard, OR 97223 « [T] 503-941-9484 [F] 503-941-9485



Storm Sewer

SAP Central defined the land use for this area to be commercial area with 90%
impervious area. The water quality and detention facilities were designed to
provide treatment for this land use. The proposed layout has an impervious area
of 74%. Based on this information, the current facilities are adequately sized to
provide treatment per the City of Wilsonville Public Work Standards.

Rainwater Management

The SAP Central plan identified a planter box (facility 132) on the lots for condo
building runoff and a bio-retention cell (facility 133) for street runoff. Facility 133
was sized to treat a total of 10,933 sf of street runoff and has already been
constructed, but the current area draining to it is 4,320 square feet, resulting in
additional capacity in the facility. The proposed development is a parking lot, and
a bio-retention cell is proposed onsite to collect 100% (6,736 square feet) of runoff
from the parking lot for treatment, and then be discharged into the existing storm
main located in SW Villebois Drive. Based on this information, there is adequate
rainwater treatment provided and the project is in accordance with the SAP Central
Rainwater Management plan.

Thank you.

Attachments:
1. SAP Central Sanitary Sewer Service Area Exhibit
2. SAP Central Rainwater Management Plan
3. SAP Central Rainwater Management Summary
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4% alpha

COMMUNITY DEVELOPMENT

JOB: VILLEBOIS SAP CENTRAL
PROJECT: 398-023
FILE: N:/PROJ/999-225/STORM. MASTER/SAP CENTRAL/RAIN.XLS
EXHIBIT C:
SAP CENTRAL RAINWATER MANAGEMENT COMPONENT SUMMARY
Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
Reduced to reflect revised catchment
1 4C Bioretention Cell 0.03 323 10,767 area 267 8,900
Reduced to reflect revised catchment
2 4C Bioretention Cell 0.03 310 10,339 area 199 6,633
3 4C Planter Box 0.03 264 8,784 Reduced in the field 1816 60,533
4 Bioretention Cell 0.03 264 8,784 Eliminated 0 0
Reduced to reflect revised catchment
5 4C Bioretention Cell 0.03 314 10,477 area 304 10,133
Reduced to reflect revised catchment
6 4C Bioretention Cell 0.03 317 10,567 area 269 8,967
Reduced to reflect revised catchment
7 4C Bioretention Cell 0.03 420 14,000 area; Changed to bio-retention cell 114 3,800
8 Bioretention Cell 0.03 156 5,200 Eliminated 0 0
9 Bioretention Cell 0.03 156 5,200 Eliminated 0 0
10A 7C Pervious Pavement 1 0 0 Added 6,049 6,049
10B 7C Pervious Pavement 1 0 0 Added 22,424 22,424
Changed fo vegetated swale; enlarged
10 8C Planter Box 0.06 1,231 20,517 to reflect new treatment area 2,231 37,183
11 Bioretention Cell 0.03 283 9,424 Eliminated 0 0
12 7C Bioretention Cell 0.03 0 0 Added 48 1,600
Reduced to reflect revised catchment
13 8C Bioretention Cell 0.03 1,283 42,759 area; Changed to bio-retention cell 570 19,000
Reduced to reflect revised catchment
14 4C Planter Box 0.03 264 8,784 area; Changed to bio-retention cell 128 4,267
Expanded to reflect revised catchment
15 4C Planter Box 0.03 264 8,784 area; Changed to bio-retention cell 905 30,167
16 Bioretention Cell 0.03 245 8,156 No Change 245 8,156
17 6C Bioretention Cell 0.03 248 8276 Reduced in the field 125 4,167
18 Planter Box 0.03 471 15,689 Eliminated 0 0
19 Bioretention Cell 0.03 113 3,750 Eliminated 0 0
20 6C Bioretention Cell 0.03 113 3,750 Expanded in the filed 116 3,867
21 Planter Box 0.03 364 12,138 Eliminated 0 0
22 9C Planter Box 0.03 385 12,833 Expanded in the field 448 14,933
23 Bioretention Cell 0.03 272 9,072 Eliminated 0 0
25 Bioretention Cell 0.03 125 4,150 Eliminated 0 0
26 Bioretention Cell 0.03 374 12,478 Eliminated 0 0
27 Bioretention Cell 0.03 489 16,294 Eliminated 0 0
28 Bioretention Cell 0.03 489 16,294 Eliminated 0 0
29 Planter Box 0.03 300 10,000 Eliminated 0 0
30 6C Planter Box 0.03 300 10,000 Reduced in the field 205 6,833
31 6C Planter Box 0.03 300 10,000 Expanded in the field 384 12,800
32 6C Bioretention Cell 0.03 196 6,544 Reduced in the field 151 5,033
33 6C Bioretention Cell 0.03 199 6,626 Reduced in the field 126 4,200
34 9C Bioretention Cell 0.03 70 2,320 Reduced in the field 65 2,167
35 9C Bioretention Cell 0.03 195 6,484 Expanded in the field; Changed to bio-retq 240 8,000
36 9C Bioretention Cell 0.03 500 16,667 Expanded in the field; Changed to bio-retq 657 21,900
37 Planter Box 0.03 500 16,667 Eliminated 0 0
38 9C Bioretention Cell 0.03 408 13,599 Reduced in the field; Changed to bio-rete 143 4,767
39 10C Bioretention Cell 0.03 60 2,000 Expanded in the field 86 2,867
40 10C Bioretention Cell 0.03 60 2,000 Expanded in the field 97 3,233
41 10C Bioretention Cell 0.03 70 2,320 Reduced in the field 66 2,200
42 9C Bioretention Cell 0.03 70 2,320 Expanded in the field 166 5,533
43 9C Planter Box 0.03 385 12,833 Expanded in the field 456 15,200
44 Bioretention Cell 0.03 365 12,150 Eliminated 0 0
45 5C Bioretention Cell 0.03 202 6,731 Expanded in the field 1,125 37,500
46 Bioretention Cell 0.03 389 12,983 Eliminated 0 0
47 Bioretention Cell 0.03 207 6,903 Eliminated 0 0
48 5C Bioretention Cell 0.03 331 11,030 Reduced in the field 175 5,833
49 9C Planter Box 0.03 434 14,467 Expanded in the field 437 14,567
50 9C Bioretention Cell 0.03 176 5,883 Reduced in the field 115 3,833
51 10C Bioretention Cell 0.03 176 5,883 Reduced in the field 114 3,800
52 10C Bioretention Cell 0.03 70 2,320 Expanded in the field 174 5,800
52A 10C Bioretention Cell 0.03 0 0 Added 150 5,000
53 9C Planter Box 0.03 441 14,700 No Change 441 14,700
53A 10C Planter Box 0.03 0 0 Added 206 6,867
53B 10C Planter Box 0.03 0 0 Add 144 4,800
54 Planter Box 0.03 419 13,975 Eliminated 0 0
55 9C Planter Box 0.03 341 11,359 No Change 341 11,359
56 9C Planter Box 0.03 341 11,359 No Change 341 11,359
56A 1C Bioretention Cell 0.03 0 Added 567 18,900
57 11c Bioretention Cell 0.03 204 6,800 Reduced in the field 102 3,400
S57A 10C Bioretention Cell 0.03 0 0 Added 185 6,167
58 11C Bioretention Cell 0.03 204 6,800 Reduced in the field 102 3,400
58A 10C Bioretention Cell 0.03 0 0 Added 185 6,167
59 10C Bioretention Cell 0.03 129 4,300 Reduced in the field 74 2,467
60 10C Bioretention Cell 0.03 129 4,300 Reduced in the field 84 2,800
61 11C Bioretention Cell 0.03 203 6,780 Reduced in the field 174 5,800
62 9C Planter Box 0.03 354 11,784 No Change 354 11,784
63 9C Planter Box 0.03 364 12,118 No Change 364 12,118
64 9C Planter Box 0.03 441 14,700 No Change 441 14,700




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated

64A 10C Planter Box 0.03 0 0 Added 178 5933

64B 10C Planter Box 0.03 0 0 Added 233 7.767

65 10C Planter Box 0.03 520 17.333 Reduced in the field 152 5,067
Expanded fo reflect revised catchment

66 7C Bioretention Cell 0.03 153 5,106 area 224 7,467
Expanded fo reflect revised catchment

67 7C Bioretention Cell 0.03 153 5,106 area 231 7,700
Reduced to reflect revised catchment

68 4C Bioretention Cell 0.03 467 15,553 area; Changed tfo bio-retention cell 1,076 35,867

69 AC Bioretention Cell 0.03 387 12,884 Reduced in the field 209 6,967
Expanded in the filed: Changed fo

70 4C Vegetated Swale 0.06 244 4,067 vegetated swale 369 6,150
Expanded in the filed: Changed to

71 4C Vegetated Swale 0.06 244 4,067 vegetated swale 1,116 18,600
Expanded fo reflect revised catchment

72 7C Bioretention Cell 0.03 292 9,733 area; Changed tfo bio-retention cell 356 11,867
Expanded fo reflect revised catchment

73 7C Bioretention Cell 0.03 328 10,933 area; Changed fo bio-retention cell 328 10,933

74 Planter Box 0.03 328 10,933 Eliminated 0 0
Reduced to reflect revised catchment

75 7C Bioretention Cell 0.03 343 11,433 area; Changed tfo bio-retention cell 48 1,600

76 10C Planter Box 0.03 520 17.333 Reduced in the field 116 3,867
Resized to reflect available area;

77 12C Bioretention Cell 0.03 300 10,000 Changed to bio-retention cell 87 2,900
Planter Boxes only receive 40% of roof 120 1500

78 2C Planter Box 0.03 341 11,359 runoff §

79 2C Bioretention Cell 0.03 313 10,444 No Change 314 10,467
Added to freat catchment area flowing &7 2233

79A 2C Bioretention Cell 0.03 0 0 to new low spot .
Catchment area for facility has been 316 10,533

80 2C Bioretention Cell 0.03 318 10,587 decreased !
Resized fo reflect available area;

81 9C Bioretention Cell 0.03 300 10,000 Changed to bio-retention cell 122 4,067
Added to reflect available area;

81A 9C Bioretention Cell 0.03 0 0 Changed to bio-retention cell 122 4,067
Resized fo reflect available area;

82 9C Bioretention Cell 0.03 150 5,000 Changed to bio-retention cell 258 8,600
Reduced to reflect revised catchment

83 7C Bioretention Cell 0.03 343 11,433 area; Changed to bio-retention cell 240 8,000
Reduced to reflect revised catchment

84 7C Bioretention Cell 0.03 167 5,568 area; Changed fo bio-retention cell 64 2,133
Reduced to reflect revised catchment

85 7C Bioretention Cell 0.03 160 5,339 area; Changed tfo bio-retention cell 115 3,833

86 Planter Box 0.03 292 9,733 Eliminated 0 0

87 Bioretention Cell 0.03 220 7,334 Eliminated 0 0

88 Planter Box 0.03 448 14,933 Eliminated 0 0

90 Bioretention Cell 0.03 221 7,382 Eliminated 0 0

91 Planter Box 0.03 395 13,154 Eliminated 0 0
Reduced to reflect revised catchment

92 7C Bioretention Cell 0.03 385 12,833 area; Changed fo bio-retention cell 130 4,333
Removed because area is now 0

93 1C Planter Box 0.03 322 10,733 permeable pavement 0
Removed because area is now 0

94 1C Planter Box 0.03 322 10,733 permeable pavement 0
Resized fo reflect available area;

95 9C Bioretention Cell 0.03 150 5,000 Changed to bio-retention cell 182 6,067
Planter Box Resized to reflect catchment

96 PIAZZA Planter Box 0.03 100 3,333 area 30 170
Planter Box Resized to reflect catchment

97 PIAZZA Planter Box 0.03 100 3,333 area 30 170

98 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

99 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

100 PIAZZA Planter Box 0.03 100 3333 Eliminated for lack of structures 0 0

101 9C Bioretention Cell 0.03 137 4,550 No Change 137 4,550

102 9C Bioretention Cell 0.03 137 4,550 No Change 137 4,550
Treatment area is limited to building foot 341 11,350

103 2C Planter Box 0.03 341 11,359 print of 11,350 square feet -
Treatment area is limited to accessible 215 7167

104 2C Planter Box 0.03 341 11,359 building foot print of 7,000 square feet ’
Planter Boxes only receive 40% of roof 120 1500

105 2C Planter Box 0.03 272 9.057 runoff i
Catchment area for facility has been 318 10.600

106 2C Bioretention Cell 0.03 208 6,933 increased .
This facility was eliminated because it was
located in a 4-ft wide planter. These

0 0

planters do not have adequate room for

107 2C Bioretention Cell 0.03 147 4,900 a properly constructed facility.
This facility was eliminated because it was
located in a 4-ft wide planter. These o o
planters do not have adequate room for

108 2C Bioretention Cell 0.03 146 4,867 a properly constructed facility.

109 2C Planter Box 0.03 455 15,167 Reduced in field 105 3,500
Treatment area is limited to accessible 195 6500

110 2C Planter Box 0.03 413 13,767 building foot print of 7,000 square feet -

111 2C Bioretention Cell 0.03 178 5,937 Reduced in field 106 3.533
Changed fo a bioretention cell and
scaled down to provide room for ADA 539

112 1C Planter Box 0.03 693 23,094 accessibility 17,967

113 1C Planter Box 0.03 253 8,421 No Change 253 8,421

114 1C Planter Box 0.03 263 8,767 No Change 263 8,767

115 1C Bioretention Cell 0.03 231 7,695 No Change 231 7,695




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
116 1C Planter Box 0.03 80 2,677 Expanded in the field 84 2,800
117 1C Planter Box 0.03 155 5,152 Reduced in the field 143 4,767
18 1c Bioretention Cell 003 21 7019 |Fnlorged due fo sirest grade changes 298 9,933
and larger catchment area
19 1C Planter Box 0.03 130 4,342 Reduced in the field m 3,700
120 1C Planter Box 0.03 124 4,142 Expanded in the field 176 5,867
Enlarged due to street grade changes 30
121 1C Bioretention Cell 0.03 180 6,013 and larger catchment area 10,733
Enlarged due to street grade changes 208
122 1C Bioretention Cell 0.03 180 6,013 and larger catchment area 10,933
123 1C Planter Box 0.03 316 10,525 Per Field Conditions 315 10,500
124 1C Planter Box 0.03 97 3229 Per Field Conditions 90 3,000
125 1C Planter Box 0.03 161 5,366 No Change 161 5,366
126 1C Bioretention Cell 0.03 218 7.260 Decreased due to spacial limitations 134 4,467
127 1C Bioretention Cell 0.03 218 7,260 No Change 152 5,067
128 1C Planter Box 0.03 360 12,000 No Change 349 11,633
Enlarged due to street grade changes 426 8944
129 1C Bioretention Cell 0.03 156 5211 and larger catchment area ’
Enlarged due to street grade changes 427 8990
130 1C Bioretention Cell 0.03 256 8,545 and larger catchment area '
131 1C Planter Box 0.03 360 12,000 No Change 349 11,633
Enlarged due to larger available area for
132 1C Bioretention Cell 0.03 189 6,300 facility; Changed to bio-retention cell 220 7.333
Decreased due fo limitafions in 393 4032
133 1C Bioretention Cell 0.03 328 10,939 catchment area ’
Enlarged due to street grade changes 538 5731
134 1C Bioretention Cell 0.03 713 23,752 and larger catchment area ’
135 Bioretention Cell 0.03 240 799  |Fnlarged due folargeravailable areafor | ) g 47,767
1C facility
136 Bioretention Cell 003 240 7996  |Fliminated, area now freated by 0 0
component 144,
Changed tfo Bioretention Cell fo pick up 200 6.667
137 2C Planter Box 0.03 250 8,343 parking lot runoff .
Changed fo Bioretention Cell fo pick up 219 7300
138 2C Planter Box 0.03 222 7413 parking lot runoff )
138A e Bioretention Cell 0.03 0 o Added to treat additional parking lot area 72 2,400
Eliminated due to lack of room and
feasibility of treating carriage homes for 0 0
139 2C Planter Box 0.03 222 7,413 rainwater manaagement
Planter Boxes only receive 40% of roof 160 2004
140 2C Planter Box 0.03 236 7,864 runoff .
Planter Boxes only receive 40% of roof
141 2c Planter Box 0.03 231 7712 |runoff 200 2445
Bioretention Cell can receive more runoff 235 7833
142 2C Bioretention Cell 0.03 177 5,901 area .
143 2C Bioretention Cell 0.03 190 6,337 Street Runoff is directed away from facility 0 0
144 Bioretention Cell 003 1017 33894  |Pecreased due folimitafionsin 2,095 31735
1C catchment area
Decreased due fo limitafions in 183 4853
145 1C Bioretention Cell 0.03 517 17.244 catchment area .
Enlarged due to street grade changes 246 6,400
146 1C Bioretention Cell 0.03 188 6,280 and larger catchment area ’
Enlarged due to street grade changes 300 10,067
147 1C Bioretention Cell 0.03 188 6,280 and larger catchment area ’
148 1C Planter Box 0.03 159 5294 Per Field Conditions 160 5333
149 1C Planter Box 0.03 210 6,987 Per Field Conditions 224 7,467
Enlarged due to street grade changes 151 5033
150 1C Bioretention Cell 0.03 140 4,676 and larger catchment area !
Decreased due fo limitafions in 124 3018
151 1C Bioretention Cell 0.03 140 4,676 catchment area -
152 1C Planter Box 0.03 170 5,665 Per Field Conditions 156 5,200
153 1C Planter Box 0.03 92 3,078 Per Field Conditions 120 4,000
154 1C Planter Box 0.03 224 7,455 Per Field Conditions 210 7,000
Enlarged due to street grade changes 447 8761
155 1C Bioretention Cell 0.03 182 6,071 and larger catchment area .
Enlarged due to street grade changes 451 8766
156 1C Bioretention Cell 0.03 182 6,071 and larger catchment area .
157 1C Planter Box 0.03 504 16,800 No Change 252 8,400
158 1C Bioretention Cell 0.03 265 8,833 Decreased due to spacial limitations 200 6,667
159 Bioretention Cell 003 205 6821 |Pecreased due folimitafionsin 141 4,700
1C catchment area
160 1C Planter Box 0.03 239 7970 Per Field Conditions 280 9,333
Enlarged due to street grade changes 270 6308
161 1C Bioretention Cell 0.03 180 6,011 and larger catchment area !
Enlarged due to street grade changes 268 8973
162 1C Bioretention Cell 0.03 180 6,011 and larger catchment area ’
163 1C Planter Box 0.03 73 2,418 Per Field Conditions 84 2,800
164 1C Planter Box 0.03 206 6,854 Per Field Conditions 168 5,600
165 1C Planter Box 0.03 252 8,400 No Change 252 8,400
Landscaping plan has been revised with 108 10,800
166 1C Deciduous Trees 0.01 815 81,500 fewer trees. ’
167 Evergreen Trees 0.005 0 0 No Change 0 0
168 Piazza Permeable Pavers-Mt Blanc 1 20,297 20,297 No Change 20,297 20,297
169 Piazza Permeable Pavers-Campanile 1 12,224 12,224 No Change 12,224 12,224
170 Piazza Permeable Pavers-Villebois Dr. 1 30,479 30,479 No Change 30,479 30,479
171 Piazza Permeable Pavers-Plaza Lane 1 8,736 8,736 No Change 8,736 8,736
172 Piazza Permeable Pavers-Plaza 1 25,558 25,558 No Change 25,558 25,558
173 Green Roof 1 5,000 5,000 Eliminated 0 0
Added to construction plans due to 291 9700
177 1C Bioretention Cell 0.03 0 0 availability of space ’




Component S.F. Mitigated - Reason for Adjustment or Removal of New S.F.
Number PDP Phase Rainwater Tool Sizing Factor S.F. CPC Plan Component New S.F. Mitigated
Total Total 147,967 1,650,421 167,396 1,352,243

Total Impervious Area in SAP
Percent Mitigated
Percent Adjusted

Cumulative Percent Achieved

Total Impervious Area in SAP
Percent Mitigated
Percent Adjusted

Cumulative Percent Achieved

1,806,695
91.4%
-16.5%

74.8%
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D KS 117 COMMERCIAL STREET NE, SUITE 310, SALEM, OR 97301 - 503.391.8773 + DKSASSOCIATES.COM

MEMORANDUM

DATE: June 9, 2021

TO: Khoi Le, P.E. | City of Wilsonville

FROM: Scott Mansur, P.E., PTOE | DKS Associates

Jenna Bogert, P.E. | DKS Associates

SUBJECT: Villebois SAP Central PDP1 and PDP2 Modifications -
Transportation Evaluation P#19006-006

This memorandum documents the trip generation estimates and parking evaluation for the current
proposal of three apartment buildings (Building A, Building B, and Building C) in Villebois Specific
Area Plan (SAP) Central as part of Planned Development Phases (PDP) 1 and 2.

In May 2019, the residential trip generation for the three buildings (totaling 145 apartment units)
was previously evaluated and documented.! The residential trip generation for the entire SAP
Central (with the proposed three apartment buildings) was found to result in a lower trip
generation than previous residential trip generation estimates for SAP Central. Therefore, it was
found that no significant traffic impact was anticipated due to the proposed three apartment
buildings (Buildings A, B, and C). The only recommendation from the previous 2019 memo was for
the addition of 17 bicycle parking stalls to meet City code parking requirements. This memo is
attached for reference.

Recently, the project applicant provided modified
site plans for Buildings A, B, and C. The site
plans show that between the three apartment
buildings, 11 ground-floor apartment units will
be able to be converted to approximately 7,300
square feet of retail space in the future. Because
retail space has a higher trip generation rate and
parking demand than multifamily housing, this
memorandum re-evaluates the trip generation
and parking demand for Buildings A, B, and C for
when the future conversion of the 11 residential
units to 7,300 square feet of retail space occurs.

L Villebois SAP Central (Village Center) Transportation Study, DKS Associates, May 3, 2019.
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TRIP GENERATION (SAP CENTRAL)

The residential unit counts and trip generation estimates for all of SAP Central are shown in Table 1
below for the current proposal (May 2021, reduced by 11 apartment units).? Also shown in Table 1
is the residential trip generation for all of SAP Central that was analyzed and documented in the
2013 Traffic Impact Study (TIS),3 which is the most recent full TIS analysis of the Villebois area.
This 2013 trip generation is shown so that the 2021 residential trips can be compared to the 2013
residential trips. If it is determined that the 2021 trips are higher than the 2013 trips, then
additional traffic impact analysis may be needed.

As shown in Table 1 below, the number of vehicle trips generated by the residential units in May
2021 (550 peak hour trips) is less than the total vehicle trips analyzed in the 2013 TIS (594 peak
hour trips). Therefore, the current modifications for Buildings A, B, and C does not cause a higher
residential trip generation than previously analyzed in 2013 and there is no need for further traffic
impact analysis.

Typically, trip generation estimates are based on trip generation rates from the most current
version of the Institute of Transportation Engineers (ITE) Trip Generation Manual.* However, the
trip generation used in the previous 2013 TIS utilized an older version of the Trip Generation
Manual (9th Edition).°> To remain consistent with the previous trip generation studies, the previous
trip generation rates were used for the 2021 estimates.

TABLE 1: RESIDENTIAL TRIP GENERATION (SAP CENTRAL)

RESIDENTIAL UNIT PM PEAK HOUR TRIP RATE Pl L Lo Lt A8

TYPE U (RESIDENTIAL) (SEgIED':s‘:vTTI&T.)
October 2013 Traffic Impact Study
SINGLE FAMILY 49 units 1.01 trips/unit (64% in, 36% out) 49 (31 in, 18 out) trips
CONDO/TOWNHOUSE 459 units 0.52 trips/unit (67% in, 33% out) 234 (157 in, 77 out) trips
APARTMENT 501 units 0.62 trips/unit (67% in, 33% out) 311 (208 in, 103 out) trips
1,009 units - 594 (396 in, 198 out) trips

May 2021 Plan - Buildings A, B, and C Modification (11 Units Converted to Retail)

SINGLE FAMILY 17 units 1.01 trips/unit (64% in, 36% out) 17 (11 in, 6 out) trips
CONDO/TOWNHOUSE 604 units 0.52 trips/unit (67% in, 33% out) 314 (210 in, 104 out) trips
APARTMENT 354 units 0.62 trips/unit (67% in, 33% out) 219 (147 in, 72 out) trips

975 units - 550 (368 in, 182 out) trips

2 Unit counts for May 2021 update provided by Maureen Jackson, Pacific Community Design, on May 21, 2021.
3 Villebois Future Study Area Transportation Impact Analysis, DKS Associates, October 21, 2013.
4 Trip Generation Manual, 10th Edition, Institute of Transportation Engineers, 2017.

> Trip Generation Manual, 9th Edition, Institute of Transportation Engineers, 2012.
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TRIP GENERATION INCREASE (BUILDINGS A, B, AND C)

To estimate the net increase in trip generation due to the conversion from 11 residential units to
7,300 square feet of retail in Buildings A, B, and C, the trip generation for the 11 apartment units
and for the 7,300 square-feet of retail space is shown in Table 2.

Typically, trip generation estimates are based on trip generation rates from the most current
version of the Institute of Transportation Engineers (ITE) Trip Generation Manual.® However, the
trip generation used in the previous 2013 study utilized an older version of the Trip Generation
Manual for Land Use 220 at a rate of 0.62 trips/unit for apartments. To remain consistent, this was
the trip generation rate used for this study. The trip generation rate for Shopping Center (820) is
what has been assumed for the 7,300 square feet of retail space, which is consistent with previous
Villebois studies.

TABLE 2: VEHICLE TRIP GENERATION

PM PEAK HOUR TRIPS
PM PEAK HOUR a
LAND USE (ITE CODE) TRIP RATE BUILDING SIZE
IN ouT TOTAL
Building A 4 units 1 1 2
APARTMENTS (220)
(ITE Trip Generation Manual 0.62 trips/unit Building B 5 units 2 1 3
oth Edition) Building C 2 units 1 0 1
Total Vehicle Trips (Removed) | (4) (2) (6)
Building A 2.175 KSF 4 4 8
SHOPPING CENTER (820)
(ITE Trip Generation Manual, 3.81 trips/KSF Building B 3.612 KSF 7 7 14
10th Edition) Building C  1.469 KSF | 3 3 6
Total Vehicle Trips (Added) | 14 14 28
NET NEW VEHICLE TRIPS | +10 +12 +22

As shown in the table above, the number of vehicle trips generated by the retail space is 28 (14 in,
14 out) p.m. peak hour trips and results in a net increase of 22 (10 in, 12 out) p.m. peak hour trips
after the conversion of residential to retail. If the 28 retail trips are added to the May 2021 trips in
Table 1, the total residential trips for SAP Central are 578 trips, which is still less than the 594 trips
analyzed in the 2013 TIS. Therefore, the conversion of residential units to retail space does not
cause the residential trip counts to exceed the trip counts previously analyzed in 2013 TIS and
additional traffic impact analysis is not needed.

Because the conversion of 11 residential units to retail space does not cause the SAP Central trip
counts to exceed the 2013 SAP Central trip counts, the estimated number of p.m. peak hour trips
that are expected to travel through the two I-5 interchanges in Wilsonville does not need to be
calculated.

6 Trip Generation Manual, 10th Edition, Institute of Transportation Engineers, 2017.
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PARKING EVALUATION (BUILDINGS A, B, AND C)

The site plans for each building were provided by the project sponsor and are attached to this
memo. The site plans were reviewed to determine if the sites are able to accommodate for the
increase in parking demand due to the future conversion of apartment units into retail space.

Because this development is located in the Villebois Zone, specific development code requirements
are applicable to the site, including required parking minimums?. For multifamily dwellings and
commercial uses, the following parking minimums apply:

1 parking stall per dwelling unit (studio)

e 1 parking stall per dwelling unit (one-bedroom)

e 1.5 parking stalls per dwelling unit (two-bedroom)

e 1.75 parking stalls per dwelling unit (three-bedroom

e 2 parking stalls per 1,000 square feet of commercial uses

The parking requirements per City Code are shown in the table below for the revised site plans
showing the ground-floor retail. As shown, the minimum required number of parking stalls is 167
stalls (the original analysis reported 166 required vehicle parking stalls). The proposed number of
off-street parking stalls provided is 115 total stalls, which is less than the 167-stall minimum
requirement. However, according to the Villebois code®, the minimum parking requirements may
be met by counting on-street parking stalls directly adjoining and on the same side of the street as
the subject property. The last column on the table shows the proposed number of on-street parking
stalls that meet this criterion, which is a total of 48 stalls. Combined with the off-street parking
stalls, the total is at 163 parking stalls for the development, still less than the 167-stall minimum.

The Villebois code also allows for up to 25% percent of the required parking to be substituted with
bicycle parking. It is recommended that the project sponsor substitute the remaining 4 vehicle
parking stalls (2% of total) with bicycle parking stalls in order to meet the vehicle parking stall
minimum. It should be noted that the bicycle stalls intended to substitute the vehicle parking stalls
must also meet the required short-term and long-term bicycle parking code requirements.

7 Table V-2, Section 4.125, City Development Code, City of Wilsonville, 2015.
8 Section 4.125.07.B.4.b, City Development Code, City of Wilsonville, 2015.
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TABLE 3: VEHICLE PARKING REQUIREMENTS

;’::;fhg PROPOSED OFF- | PROPOSED ON-
BUILDING QUANTITY TYPE RATE STALL STREET VEHICLE STREET VEHICLE
MINIMUM PARKING STALLS | PARKING STALLS
12 units Studio 1.0 12
12 units 1 BR 1.0 12
A 3 units 2 BR 1.5 5
49 13
9 units 3 BR 1.75 16
2.175 KSF  Commercial 2.0 4
Subtotal (Building A) 49
10 units Studio 1.0 10
27 units 1 BR 1.0 27
B 10 units 2 BR 1.5 15
38 14
2 units 3 BR 1.75 4
3.612 KSF Commercial 2.0 7
Subtotal (Building B) 63
14 units Studio 1.0 14
29 units 1 BR 1.0 29
(o}
6 units 2 BR 1.5 9 28 21
1.469 KSF  Commercial 2.0 3
Subtotal (Building C) 55
TOTAL 167 115 48

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1 AND PDP2 - TRIP GENERATION ¢ JUNE 8, 2021



SUMMARY

Key findings for the proposed conversion of 11 apartment units to 7,300 square feet of retail space
in Buildings A, B, and C in Villebois SAP Central PDP1 and PDP2 are as follows:

e The future conversion of 11 apartment units to 7,300 square feet of retail space is
estimated to generate less residential trips for SAP Central than the residential trips for SAP
Central as documented in the 2013 TIS. Therefore, there is no need for further traffic
impact analysis.

e Because the conversion of 11 residential units to 7,300 square feet of retail space does not
cause the SAP Central trip counts to exceed the SAP Central trip counts in the 2013 TIS, the
estimated number of p.m. peak hour trips that are expected to travel through the two I-5
interchanges in Wilsonville does not need to be calculated.

e The proposed parking meets the parking minimum requirements as described in the City
Code if the developer adds an additional 4 bicycle parking stalls across the three sites.

Please let us know if you have any questions.

Attachments:
e Modified Site Plans for Buildings A, B and C

e Villebois SAP Central (Village Center) Transportation Study, DKS Associates, May 3, 2019
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D I(S 117 COMMERCIAL STREET NE, SUITE 310, SALEM, OR 97301 - 503.391.8773 + DKSASSOCIATES.COM

MEMORANDUM

DATE: June 8, 2021

TO: Khoi Le, P.E. | City of Wilsonville

FROM: Scott Mansur, P.E., PTOE | DKS Associates [P0 31, 202 |

Jenna Bogert, P.E. | DKS Associates

SUBJECT: Villebois SAP Central PDP1C Lot 12 - Transportation Evaluation P18197-012

This memorandum documents trip generation estimates and a site plan review for the proposed
development on Villebois SAP Central PDP1C Lot 12. In 2018, this site was approved for 3
rowhomes with one rowhome containing 711 square-feet of commercial/office space on the ground
floor. However, the developer recently proposed that the site instead be developed into a 24-stall
parking lot. This memorandum contains the estimated trip generation at the 24-stall parking lot
during the p.m. peak hour and an evaluation of the site plan.

FIGURE 1: STUDY AREA

SHAPING A SMARTER TRANSPORTATION EXPERIENCE™ AN EMPLOYEE-OWNED COMPANY



TRIP GENERATION

The estimated trips in and out of the proposed 24-stall parking lot is shown in Table 1. Typically,
trip generation estimates are based on trip generation rates from the most current version of the
Institute of Transportation Engineers (ITE) Trip Generation Manual. However, the ITE Trip
Generation Manual, 10th Edition does not contain land uses that match the proposed parking lot.
This is because constructing parking stalls alone will not necessarily generate trips, however, it will
allow for more convenient parking to adjacent land uses and could encourage some increased trip
activity for the retail, residential, plaza and park uses. The estimated trip generation shown below
quantifies the vehicles in and out of the new parking stalls, but all trips are assumed to be existing
trips.

For this analysis, we have assumed a rate of 0.7 vehicle trips per parking stall during the p.m.
peak hour and a directional vehicle distribution of 60% in and 40% out. The proposed trip rate
assumes that 70% of the parking stalls will turnover during the peak hour, which is based on
engineering judgement. It is assumed that this parking lot will serve as overflow parking for the
adjacent townhomes and retail land uses in the vicinity of the site.

TABLE 1: VEHICLE TRIPS FOR PARKING STALLS

PM PEAK HOUR TRIPS
LAND USE TRIP RATE SIZE *

IN ouT TOTAL

PARKING LOT 0.7 trips/stall 24 stalls 10 7 17

As shown in the table above, the number of estimated trips generated by this parking lot is 17 (10
in, 7 out) p.m. peak hour trips.

Because all of the trips are assumed to be existing trips, there are no new p.m. peak hour trips
that are expected to travel through the two I-5 interchanges in Wilsonville.

SITE PLAN REVIEW

The applicant’s preliminary site plan was provided by the project sponsor and is attached to this
memo. It was reviewed to evaluate site access and safety for vehicles and pedestrians.

Access to the parking lot is provided from an alley called SW Palermo Street. The parking lot access
is approximately 24 feet wide and located just southwest of the curve on SW Palermo Street.

Based on a field visit and the observed vehicle speeds in the alley, preliminary sight distance was
found to be sufficient for the proposed access and is not anticipated to be a safety issue for
vehicles entering and exiting the parking lot.

Within the parking lot, the aisle width is approximately 24 feet wide and is a sufficient width to
allow two-way travel and backing/turning maneuvers in and out of parking stalls.

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1C LOT 12 - TRIP GENERATION ¢ MAY 21, 2021 2



The site plan shows sidewalks on the north side of the parking lot adjacent to Villebois Drive, which
connect pedestrians to existing sidewalk on SW Barber Street and SW Villebois Drive. It is
recommended to build a pedestrian connection south of the parking lot to connect SW Palermo
Street to SW Barber Street. This pedestrian connection is important since it connects to key
pedestrian generators such as The Piazza at Villebois to the north of the site.

SUMMARY

Key findings for the proposed Villebois Village SAP Central PDP1C Lot 12 development of a 24-stall
parking lot in Wilsonville, Oregon are as follows:

e The proposed 24-stall parking lot is estimated to experience 17 (10 in, 47out) p.m. peak
hour trips in and out of the project site. All of the trips in and out of the parking lot are
considered existing trips because constructing parking stalls will not generate new trips,
however, it will allow for more convenient parking to adjacent land uses and could
encourage some increased activity for the retail uses

e There are no safety issues identified for vehicles entering or exiting the parking lot. The
drive aisle width is sufficient for two-way travel and turning/backing maneuvers in and out
of parking stalls.

e It is recommended to include a pedestrian connection south of the parking lot to connect
SW Palermo Street to SW Barber Street. This pedestrian connection is especially significant

since it connects to key pedestrian generators such as The Piazza at Villebois to the north of
the site.

Please let us know if you have any questions.

Attachments:

e Preliminary Site Plan

WILSONVILLE VILLEBOIS SAP CENTRAL PDP1C LOT 12 - TRIP GENERATION ¢ MAY 21, 2021 3
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MEMORANDUM

DATE: May 16, 2021
TO: Cindy Luxhoj, AICP
Khoi Le, PE
City of Wilsonville
FROM: Stacy Connery, AICP
Maureen Jackson, AICP
Project Name: Villebois Village Center Mixed Use
Re: Traffic Impact Analysis

(bB21-0008, DB21-0010 thru DB21-0013; DB21-0014 thru DB21-0016;
DB21-0022 thru DB21-0024)

Included in submittal is a copy of the Transportation Study prepare by DKS dated May 3, 2019.

The applicant has authorized the Scope of Work for DKS to prepare a Traffic Impact Study for
the revised Villebois Village Center mixed-use development proposal that includes a parking lot
on Lot 12 in PDP 1C and modified building designs that provide potential conversion of Level 1
residential units that face onto The Piazza into commercial/ retail space. The Introductory
Narrative provided in Section IA of this submittal has been revised to include vehicle parking
calculations for the entire mixed-use development and future retail conversion.

Thank you.

12564 SW Main Street, Tigard, OR 97223 ¢ [T] 503-941-9484 [F] 503-941-9485



117 Commercial Street NE
Suite 310

Salem, OR 97301
503.391.8773

www.dksassociates.com

MEMORANDUM

DATE: May 3, 2019
TO: Steve Adams, P.E., City of Wilsonville
FROM: Scott Mansur, P.E., PTOE rEXPIRES: '?—-?l"""l

Jenna Hills, EI

SUBJECT: Villebois SAP Central (Village Center) Transportation Study P18005-008

This memorandum evaluates trip generation for the updated Villebois Specific Area Plan (SAP) Central with
emphasis on the Village Center (PDP1 and PDP2). The review is based on a site plan provided by the project

sponsor.!

The project sponsor has indicated that a portion of the proposed Village Center development will consist of
three apartment buildings. These three buildings will consist of 145 apartment units, common areas (27,344
square feet), retail space (3,668 square feet), and rental storage space (596 square feet). The purpose of this
memorandum is to compare the proposed land use development of Villebois Village Center to previously
analyzed SAP Central land use numbers and evaluate the site plan impacts.

SAP Central Residential Land Use/Trip Generation

The most recent (August 2016) trip generation performed for Villebois SAP Central assumed that SAP Central
would include 75 single family units, 500 condo/townhome units, and 365 apartment units for a total of 940
residential units?. The current SAP Central proposal includes 8 single-family units, 618 condo/townhome units,
and 365 apartment units for a total of 991 residential units®. Table 1 shows the updated p.m. peak hour trip
generation estimates for the land use along with the net change. As shown, the currently planned land uses are
estimated to generate four trips less than the estimate from the August 2016 SAP Central approval in the p.m.

peak hour.

The Institute of Transportation Engineers (ITE) codes and trip rates used in the table below are based on the 6™
Edition of the ITE Trip Generation Manual, which was the most recent edition available when the Villebois
Village Master Plan was created. These rates were established for Villebois trip generation purposes in the

L Villebois Village Center, C2K Architecture, January 3, 2019.
2 Villebois — SAP Central PDP 11C Lot 81 Transportation Study Update, DKS Associates, August 11, 2016.
3 Single family unit count provided by Brad Dillingham, Pacific Design Community, April 4, 2019.



Villebois SAP Central (Village Center) Transportation Study

May 3, 2019
Page 2 of 4

release of the 10" Edition of the ITE Trip Generation Manual.

Table 1: SAP Central Trip Generation Comparison

Basis of Traffic Impact Analysis (August 2016)

DKS

Villebois Urban Village Trip Generation Memorandum. For consistency, these rates will be used despite the

Single Family Units (210) 75 units 1.01 trips/unit (64% in / 36% out) 48 28 76
Condo/Townhome (230) 500 units 0.54 trips/unit (67% in / 33% out) 181 89 270
Apartments (220) 365 units 0.62 trips/unit (67% in / 33% out) 151 75 226
Total Trips 380 192 572

Current Plans (April 2019)

Single Family Units (210) 8 units 1.01 trips/unit (64% in / 36% out) 5 3 8
Condo/Townhome (230) 618 units 0.54 trips/unit (67% in / 33% out) 224 110 334
Apartments (220) 365 units 0.62 trips/unit (67% in / 33% out) 151 75 226
Total Trips 380 188 568

Net New Trips 0 -4 -4

SAP Central Village Center Trip Generation

SAP Central is broken into multiple Planned Development Phases (PDPs) with the current phase being called the
Village Center, which includes PDP 1 and PDP 2. Table 2 shows the estimated trip generation for Village Center

based on the currently proposed 145 apartment units. The trip generation rates in Table 1 for Apartments (220)
were used. As shown, the 145 apartment units would generate approximately 90 (60 in, 30 out) p.m. peak hour

trips.

Table 2: SAP Central Village Center Trip Generation

Apartments (220)

145 units

0.62 trips/unit (67% in / 33% out)

60

30

90

Total

60

30

90




Villebois SAP Central (Village Center) Transportation Study
May 3, 2019

Page 3 of 4

Site Plan Review

The applicant’s preliminary site plan was provided by the project sponsor and is attached to the appendix. It
was reviewed to evaluate site access and safety for vehicles and pedestrians as well as evaluate parking.

One vehicle access is provided to each building site. Access to the Building A is provided via Campanile Lane,
access to Building B is provided via Barber Street, and access to Building C is provided via Toulouse Street. The
site plan shows sidewalks fronting all three proposed buildings and on all residential streets, providing safe
crossings and connections for pedestrians in the area.

Because this development is located in the Villebois Zone, specific development code requirements are
applicable to the site, including required parking minimums®. For multifamily dwellings, the following parking
minimums apply:

e 1 parking stall per dwelling unit (studio)

e 1 parking stall per dwelling unit (one-bedroom)

e 1.5 parking stalls per dwelling unit (two-bedroom)

e 1.75 parking stalls per dwelling unit (three-bedroom)

The parking requirements per City Code are shown in the table below as well as the proposed parking stalls per
the site plan provided. As shown, the minimum required number of parking stalls is 166 stalls. The proposed
number of off-street parking stalls provided is 112 total stalls, which is less than the 166-stall minimum
requirement. However, according to the Villebois code®, the minimum parking requirements may be met by
counting on-street parking stalls directly adjoining and on the same side of the street as the subject property.
The last column on the table shows the proposed number of on-street parking stalls that meet this criterion,
which is a total of 37 stalls. Combined with the off-street parking stalls, the total is at 149 parking stalls for the
development, still less than the 166-stall minimum. The Villebois code also allows for up to 25% percent of the
required parking to be substituted with bicycle parking. The project sponsor intends to substitute the remaining
17 vehicle parking stalls with bicycle parking stalls in order to meet the vehicle parking stall minimum. It should
be noted that the bicycle stalls intended to substitute the vehicle parking stalls must be in addition to the
required short-term and long-term bicycle parking requirements.

4 Site plan provided in email from Steve Adams, City of Wilsonville, April 2, 2019.
5 Table V-2, Section 4.125, City Development Code, City of Wilsonville, 2015.
6 Section 4.125.07.B.4.b, City Development Code, City of Wilsonville, 2015.



Villebois SAP Central (Village Center) Transportation Study
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Table 3: Vehicle Parking

DKS

Building | Units | Type Rate Vebhicle Parking Stall Proposed Off-Street Proposed On-Street
(Stall/Unit) Minimum Vehicle Parking Stalls Vehicle Parking Stalls
15 Studio 1.0 15
A 13 1BD 1.0 13 47
3 2BD 1.5 5 . 11
9 38D 175 16 (includes two ADA stalls)
Subtotal (Building A) 49
11 Studio 1.0 11
B 30 1BD 1.0 30 37
11 2BD 1.5 17 . 12
5 38D 17c 2 (includes two ADA stalls)
Subtotal (Building B) 62
15 Studio 1.0 15
C 29 1BD 1.0 29 28 14
7 2BD 1.5 11 (includes two ADA stalls)
Subtotal (Building C) 55
Total 166 112 37
Summary

Key findings for the proposed Villebois Urban Village SAP Central Village Center development of 145 apartment

units in Wilsonville, Oregon are as follows:

e The current development levels estimated for SAP Central will result in a total of four less trips in the

p.m. peak hour project trips when compared with the previously approved trip generation estimates

from August 2016.

e The proposed development of 145 apartment units are estimated to generate 90 (60 in, 30 out) new

p.m. peak hour trips.

e The proposed parking meets the parking minimum requirements as described in the City Code.

Please let us know if you have any questions.
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971.409.9354

3 Monroe Parkway, Suite P 220
Lake Oswego, Oregon 97035
Consulting Arborists and Urban Forest Management morgan@mholen.com

Moraan Holen

—_8.— A/SOCIATE fu

Villebois Village Center PDP 1C (Lot 12) Parking Lot — Wilsonville, Oregon
Tree Maintenance and Protection Plan
February 23, 2021

MHA21006

Purpose

This Tree Maintenance and Protection Plan for the Villebois Village Center PDP 1C (Lot 12) Parking Lot
project located in Wilsonville, Oregon, is provided pursuant to City of Wilsonville Development Code,
Section 4.610.40. This arborist report describes the existing trees located on the project site, as well as
recommendations for tree removal, retention, mitigation, and protection. This report is based on
observations made by International Society of Arboriculture Board Certified Master Arborist (PN-6145B)
and Qualified Tree Risk Assessor Morgan Holen during a site visit conducted on February 23, 2021 and
subsequent coordination with Pacific Community Design.

Scope of Work and Limitations

Morgan Holen & Associates, LLC, was contracted by Costa Pacific Communities to visually assess existing
trees located on and directly adjacent to the project site measuring six-inches in diameter and larger in
terms of general condition and suitability for preservation with development, and prepare a tree
maintenance and protection plan for the project. A site plan was provided by Pacific Community Design
illustrating the location of trees and tree survey point numbers, and potential construction impacts.

Visual Tree Assessment (VTA?) was performed on individual trees located across the site. Trees were
evaluated in terms species, size, general condition, and potential construction impacts, and treatment
recommendations include retain or remove. Following the inventory fieldwork, we coordinated with
Pacific Community Design to discuss and finalize treatment recommendations based on the proposed
site plan and grading.

The client may choose to accept or disregard the recommendations contained herein or seek additional
advice. Neither this author nor Morgan Holen & Associates, LLC, have assumed any responsibility for
liability associated with the trees on or adjacent to this site.

Tree Plan

The project proposes a new parking lot on an undeveloped lot southwest of the intersection between
SW Barber Street and SW Villebois Drive. A new six-foot tall vine support fence is planned around the
perimeter of the site. There are four existing trees measuring at least six-inches in diameter located on
and directly adjacent to the proposed development. A complete description of the individual trees is
provided in Table 1 below. Two deodar cedar (Cedrus deodara) trees smaller than six-inches diameter
are also located on the site, but are not included in the inventory.

Tree 323 is located in the right-of-way adjacent to the project and was well protected during street
construction which we monitored years ago. It is within a tree well and an existing sidewalk separates
this tree from the proposed development. This tree is planned for protection and a lineal section of tree
protection fencing is recommended between the existing sidewalk and the existing underground PGE
vault at the limits of proposed work to provide a physical barrier to the trunk during construction.

! visual Tree Assessment (VTA): The standard process of visual tree inspection whereby the inspector visually assesses
the tree from a distance and up close, looking for defect symptoms and evaluating overall condition and vitality.
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Tree 326 was previously protected during adjacent sidewalk construction and during the time the sales
office was located on the lot. This tree is now planned for removal with the proposed parking lot
construction. The existing sidewalk will be demolished adjacent to the tree and a bioretention swale is
proposed in the general vicinity of the tree; grading in the critical root zone necessitates its removal.

Tree 333 was also well protected during previous site development on the adjacent lot. This tree
suffered severe storm damage during the 2021 President’s Day weekend ice storm including the loss of
two very large scaffold branches and numerous broken leaders and other smaller branches. It was
classified as Important in the original Villebois tree inventory, but is now Moderate at best and with
poor structure. Tree 333 is now planned for removal because it is located in the proposed parking lot
and will be directly impacted by construction.

Tree 901 was not included in previous inventories for this site, but it has grown to six-inches in diameter
and was assessed. It is a small street tree in a tree well located near the intersection. It is essentially
unaffected by the proposed site development, but the protection fencing for tree 323 will extend to the
intersection to create a physical barrier for tree 901 as well.

Table 1. Tree Inventory 02/23/2021 - Villebois Village Center PDP 1C (Lot 12) Parking Lot.

Tree Common Species
No. Name Name DBH! | C-Rad? | Cond® | Str* Condition & Comments Treatment
323 | pin oak Quercu-s 53 99 G G Minor storm damage; broken branches Retain
palustris should be pruned
Codominant leaders, broken branches
Acer from storm damage, hollow with trunk
326 | red maple 19.5 20 G M | decay at old branch wound on east Remove
rubrum ,
face at ~6’ with poor woundwood
development, expansive surface roots
Multiple leaders, extensive storm
333 scarlet Quer.cus 30 26 M p damage including the loss of two very Remove
oak coccinea large scaffold branches and numerous
broken leaders and smaller branches
901 | zelkova Zelkova 6 9 p p Decay column in trunk, broken Retain
serrata branches from storm damage

!DBH: Diameter at Breast Height (measured 4.5-feet above ground level in inches).

2C-Rad: Crown Radius, the distance from the center of the tree to the edge of the dripline (measured in feet).
3Condition Rating: I-important; G-Good; M-Moderate; P-Poor.

4Structure Rating: G-Good; M-Moderate; P-Poor.

Mitigation Requirements

All 4 inventoried trees are 6-inches or larger in diameter, including two trees planned for retention with
protection during construction and two trees planned for removal. Tree removal requires mitigation per
Section 4.620.00; removed trees shall be replaced on a basis of one tree planted for each tree removed.
Therefore, two trees measuring at least 2-inch in diameter shall be planted as mitigation for tree
removal.
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Tree Protection Standards
The following tree protection specifications should be copied onto the tree preservation plan drawing
prepared by Pacific Community Design. Tree protection measures include:

1.

Protection Fencing. Trees to remain shall be protected by installation of tree protection fencing
to prevent injury to tree trunks or roots. Fencing shall be 6-foot-high steel on concrete blocks
and installed as illustrated on the tree plan drawing prior to any construction activity.

Tree Protection Zone. Without authorization from the Project Arborist, none of the following
shall occur within the tree protection zone:

a. Grade change or cut and fill;

b. New impervious surfaces;

c. Utility or drainage field placement;

d. Staging or storage of materials and equipment; or

e. Vehicle maneuvering.
Tree protection zones may be entered for tasks like surveying, measuring, and sampling. Fences
must be closed upon completion of these tasks.

Pruning. Pruning may be needed to remove storm damaged branches for worker safety prior to
construction. However, it is likely that this work may be performed by the Homeowners
Association prior to construction. Tree removal and pruning shall be performed by a Qualified
Tree Service.

Excavation. Roots are not likely to be encountered where minimal excavation is required for the
parking lot on the east side of the lot. If tree roots are encountered, roots smaller than 2-inches
in diameter shall be pruned clean to sound wood using a sharp saw at the limits of excavation as
digging progresses to avoid pulling and tearing roots. Excavation immediately adjacent to roots
2-inches in diameter and larger shall be by hand or other non-invasive techniques to ensure that
roots are not damaged. Where feasible, major roots shall be protected by tunneling or other
means to avoid destruction or damage. Coordinate with the project arborist prior to pruning
roots 2-inches in diameter and larger to assess and document potential root impacts and
provide on-the-ground tree protection recommendations to the contractor.

Permanent Fence Construction. Tree protection fencing may be removed as the new
permanent vine support fence is installed. Post holes shall be dug by hand and with hand tools
beneath the dripline of protected tree 323. Adjust post holes to avoid impacts if tree roots 2-
inches in diameter and larger are encountered. Do not stockpile fencing materials or equipment
in the tree well or against the tree trunk.

Thank you for choosing Morgan Holen & Associates, LLC, to provide consulting arborist services for the
Yorkshire project. Please contact us if you have questions or need any additional information.

Thank you,
Morgan Holen & Associates, LLC

"

i

MorgarTE. Holen, Member

ISA Board Certified Master Arborist, PN-6145B
ISA Tree Risk Assessment Qualified

Forest Biologist
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l. WILSONVILLE PLANNING & LAND DEVELOPMENT ORDINANCE
SECTION 4.125. VILLAGE (V) ZONE
(.02) Permitted Uses

Examples of principle uses that typically permitted:

E. Multi-Family Dwellings

H. Non-commercial parks, plazas, playgrounds, recreational facilities,
community buildings and grounds, tennis courts, and other similar
recreational and community uses owned and operated either
publicly or by an owner’s association.

l. Commercial uses within the Village Center, subject to the standards
of (.06) Standards Applying to Commercial Uses and similar to the
following:

Table V-1 Development Standards

Response: The subject site meets applicable requirements, as addressed below.
The subject site is proposed to be developed as a mixed-use site with retail/
commercial space and a community mail center on the ground floor. The proposed
building is considered a Mixed-Use Building in the Development Standards. Mixed Use
is required by the Villebois Village Master Plan as a centerpiece for the community.
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The design incorporates unique, attractive architecture and uses that will activate the
Village Center, bringing variety to Central Villebois and optimizing the pedestrian
opportunities. Table V-1 does not indicate a minimum lot size, width or depth for
Mixed Use Buildings in the Village Center. The proposed building complies with the
minimum frontage width standard and the applicable setback and height
requirements.

(.07) General Regulations - Off-Street Parking, Loading & Bicycle Parking

Response: In its entirety, the proposed Villebois Village mixed-use development
provides 183 vehicle parking spaces, exceeding the 167-space parking requirement
before the allowed reductions for excess bicycle and motorcycle parking. With the
allowed reductions the development is required to provide 149 spaces. The 183
parking spaces provided, 138 off-street and 45 on-street, more than adequately serves
residents, employees, and visitors of the development. Parking calculations and
details for the entire development are provided in the Introductory Narrative located
in Section IA.

This PDP addresses requirements for Building ‘C’ individually, however Building ‘C” is
part of a larger development that includes Buildings ‘A’ and ‘B’ located on Lot 76 and
a parking lot on Lot 12. Building ‘C’ provides 43 of the 49-parking space requirement
when viewed individually; however, the parking lot proposed on Lot 12, across
Villebois Drive from Building ‘C’, provides an additional 24 off-street parking spaces
and is easily accessible from Building ‘C’. Therefore, parking available to Building ‘C’
exceeds the required amounts. Parking requirements and parking provided for
Building ‘C’ are detailed below:

The proposed mixed-use building will have a rear-located parking lot. The four-story
building is proposed to have 49 multi-family residential units (16 studio residential
units, 26 one-bedroom units, 7 two-bedroom units), and 1,129 square feet of retail.
According to Section 4.125 Table V-2 the proposed building is required to provide 55
off-street vehicle parking spaces as calculated below:

Off-Street Parking according to Section 4.125 Table V-2:
Multi-family Dwellings

16 Studio Units at 1.0 space/ unit = 16 spaces

26 1-Bed Units at 1.0 space/ unit = 26 spaces

7 2-Bed Units at 1.5 spaces/ unit = 11 spaces
Retail/ Commercial

1,129 sf. at 2.0 Spaces/ 1,000 sf = 2 spaces
Vehicle Parking Requirements = 55 spaces
Total Vehicle Parking Requirement = 55 spaces

Forty percent, or 22 spaces, of the required off-street parking spaces are permitted
to be compact spaces according to Section 4.155.(2.)N. Section 4.125(.07)B.4.b states
“Bicycle parking may substitute for up to 25% of required Mixed-Use or Multi-Family
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Residential parking. For every five non-required bicycle parking spaces that meet the
short or long-term bicycle parking standards, the motor vehicle parking requirement
for compact spaces may be reduced by one space.” The applicant is providing 50
bicycle parking spaces in excess of the requirement within Building ‘C’ (see calculation
in following section) to offset the number of compact vehicle parking spaces permitted
up to 25%, or 6 spaces.

With the reduction of 6-spaces allowed for excess bicycle parking the proposed mixed-
use building on Lot 73 is required to provide 49 off-street vehicle parking spaces:

Vehicle Parking Requirements per Section 4.125 Table V-2 55 spaces
Vehicle Parking Off-set Allowed -6 spaces
Total Vehicle Parking Spaces Required = 49 spaces

The parking area located behind Building ‘C’ provides 28 off-street parking spaces as
detailed in the following table:

Off-Street Vehicle Parking Provided:

Parking Provided with Building ‘C’ on Lot 73

Standard Spaces = 13 spaces
Compact Spaces = 13 spaces
ADA Spaces = 2 spaces
Off-Street Vehicle Parking Provided = 28 spaces

In addition to the 28 off-street parking spaces, the development provides 15 on-street
parking spaces located directly adjacent to the development to be counted toward
meeting the minimum off-street parking as allowable per Section 4.125(.07)B.3. as
detailed below:

On-Street Vehicle Parking Provided:

Parking Provided with Building ‘C’ on Lot 73

SW Barber Street = 5 spaces
SW Barber Street (15-min. parking for Mail Room) = 3 spaces
SW Villebois Drive North = 6 spaces
SW Toulouse Street = 1 spaces
On-Street Vehicle Parking Provided = 15 spaces

With 28 off-street parking spaces and 15 on-street parking spaces, the mixed-use
development provides a total of 43 parking spaces to serve residents, employees, and
visitors of the Village Center Apartment Building ‘C’.

Vehicle Parking for Future Conversion to Retail

As noted on the elevation and floor plans submitted in Section V of this application, 2
ground floor residential units facing the Piazza in Villebois Village Center Apartments
Building C is designed to convert to 1,528 square feet of retail space to meet future
market conditions. The 2 ground floor units require 3 parking spaces as detailed below:
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Off-Street Parking Requirements according to Section 4.125 Table V-2:
Building ‘C’ Ground Floor Residential

1 Studio Units at 1.0 space/ unit = 1 spaces
1 2-Bed Unit at 1.5 space/ unit = 2 space
Vehicle Parking Requirements = 3 spaces

Alternatively, 1,528 square feet of retail space which requires 2.0 spaces per 1,000
square feet also results in a requirement of 3 vehicle parking spaces; therefore, the
conversion or residential to retail does not impact the parking requirements in Building
‘C.

Building ‘C’ of the Villebois Village mixed-use development, located on Lot 73 of PDP
2C is required to provide 18 short and long-term bicycle parking spaces and 68 spaces
are provided, resulting in an excess of 50 bicycle parking spaces as detailed below:
Bicycle Parking Requirements according to Section 4.125 Table V-2:

Multi-family Dwellings

Short Term 49 units at 1.0 space/ 20 units = 2 spaces

Long Term 49 units at 1.0 space/ 4 units = 12 spaces
Retail/ Commercial

Short Term:

1,129 sf. at 1.0 space/ 10,000 sf (Min. 2 spaces) = 2 spaces

Long Term:

1,129 sf. at 1.0 Spaces/ 40,000 sf (Min. 2 spaces) = 2 spaces
Total Short Term Bicycle Parking Spaces Required = 4 spaces
Total Long Term Bicycle Parking Spaced Required = 14 spaces
Total Bicycle Parking Spaces Required = 18 spaces
Bicycle Parking Provided:

Short Term

Exterior Bike Racks = 4 spaces
Long Term

Building ‘A’ Bike Storage Room on 1% Floor = 15 spaces

1.0 Storage Space per Unit = 49 spaces
Total Bicycle Parking Provided = 68 spaces

Bicycle parking requirements and vehicle parking provided for the entire Villebois
Village Center Mixed-Use Development is detailed in the Introductory Narrative
provided in Section IA of this application.

(.08) Open Space.

Response: The Parks Master Plan for Villebois states that there are 58.42 acres of
parks and 101.31 acres of open space for a total of 159.73 acres within Villebois,
approximately 33%. SAP Central includes parks and open space areas consistent and in
excess of the Master Plan. The Parks Master Plan for Villebois does not show required
open space within the subject site and the applicant is not proposing any changes to
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this designation. Therefore, this standard is not applicable, as it has already been met
and exceeded within SAP Central.

(.09) Street and Access Improvement Standards.

Response: The Supporting Compliance Report for the PDP Modification, submitted
concurrently with this application, demonstrates that streets and access improvement
standards are met (see Section 1V). Proposed landscaping is sited to meet vision
clearance standards (see Sheet L1 in Exhibit IVB).

(.10) Sidewalk and Pathway Improvement Standards.

Response: All sidewalks and pathways within SAP Central will be constructed in
accordance with the standards of Section 4.154 and the Villebois Village Master Plan.
Sidewalks and pathways are shown in the street cross-sections on the Circulation Plan
(see Sheet 6 in Section IVB).

(.11) Landscaping, Screening and Buffering

A. Except as noted below, the provisions of Section 4.176 shall apply in
the Village zone:

1. Streets in the Village zone shall be developed with street
trees as described in the Community Elements Book.

Response: The applicable provisions of Section 4.176 are addressed in the
subsequent sections of this report. The PDP modification, submitted concurrently with
this application, provides information regarding street trees for the proposed streets
(see Sheet L1 in Section IVB). This FDP application reflects the provision of street trees
consistent with that shown in the PDP Modification application.

(.12) Master Signage and Wayfinding

Response: The SAP Central Signage & Wayfinding Plan does not indicate an
identifier within the subject property.

(.14) Design Standards Applying to the Village Zone

A. The following design standards implement the Design Principles
found in (.13), above, and enumerate the architectural details and
design requirements applicable to buildings and other features
within the Village (V) zone. The Design Standards are based
primarily on the features, types, and details of the residential
traditions in the Northwest, but are not intended to mandate a
particular style or fashion. All development within the Village zone
shall incorporate the following:

2. Building and site design shall include:

b. Materials, colors and architectural details executed in
a manner consistent with the methods included in an
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approved Architectural Pattern Book, Community
Elements Book or approved Village Center Design.

Response: The materials proposed for the buildings, architecture, and
streetscapes of the development are consistent with the approved Community
Elements Book as shown in the FDP Approval Criteria section of this report.

f. The protection of existing significant trees as
identified in an approved Community Elements Book.

Response: There are six (6) trees that exist on the development site and eight (8)
trees are located within the linear green adjacent to the site as illustrated on the Tree
Preservation Plan (see Section VIC). None of the trees that exist on the development
site have been identified as significant.

g. A landscape plan in compliance with Sections
4.125(.07) and (.11), above.

Response: A detailed landscape plan is provided with this FDP application in
accordance with the requirements of Section 4.125(.07) and (.11), 4.176(.09), and
4.440(.01)(B.) (see Sheets L1 thru L3 in Exhibit IVB).

3. Lighting and site furnishings shall be in compliance with the
approved Community Elements Book.

Response: Lighting as identified in the approved Community Elements Book for
SAP - Central is addressed in the FDP Approval Criteria section of this report.

(.18) Village Zone Development Permit Process

L. Final Development Plan Approval Procedures (Equivalent to Site
Design Review):

1. Unless an extension has been granted by the Development
Review Board as enabled by Section 4.023, within two (2)
years after the approval of a PDP, an application for approval
of a FDP shall:

a. Be filed with the City Planning Division for the entire
FDP, or when submission of the PDP in phases has been
authorized by the development Review Board, for a
phase in the approved sequence.

b. Be made by the owner of all affected property or the
owner’s authorized agent.

C. Be filed on a form prescribed by the City Planning
Division and filed with said division and accompanied
by such fee as the City Council may prescribe by
resolution.

d. Set forth the professional coordinator and professional
design team for the project.
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Response: This application has been made by the owner and applicant of the
affected property and has been filed on the prescribed form and accompanied by the
prescribed fee. The professional coordinator and professional design team for the
project are listed in the Introductory Narrative (see Section IA of this Application).

M. FDP Application Submittal Requirements:

1. An application for approval of a FDP shall be subject to the
provisions of Section 4.034.
Response: Section 4.034(.08), states that “Applications for development approvals
within the Village zone shall be reviewed in accordance with the standards and
procedures set forth in Section 4.125.” The proposed FDP is reviewed in accordance
with the standards and procedures set forth in Section 4.125, as demonstrated by this
report.

N. FDP Approval Procedures

1. An application for approval of a FDP shall be subject to the
provisions of Section 4.421.
Response: The provisions of Section 4.421 are addressed in the following sections
of this report.

0. FDP Refinements to an Approved Preliminary Development Plan

Response: This FDP is submitted for review and approval concurrent with the
Preliminary Development Plan (PDP) Modification; thus, this application is consistent
with the PDP Modification and does not propose any refinements or amendments to
the PDP Modification.

P. FDP Approval Criteria

1. An application for approval of a FDP shall be subject to the
provisions of Section 4.421.

Response: The provisions of Section 4.421 are addressed in the following sections
of this report.

2. An application for an FDP shall demonstrate that the proposal
conforms to the applicable Architectural Pattern Book,
Community Elements Book, Village Center Design and any
other conditions of a previously approved PDP.

Response:  This FDP addresses proposed architecture within PDP 2C Modification
of Lot 73. The attached Elevations & Floor Plans (see Exhibit VC) demonstrate
compliance with the Village Center Architectural Standards (VCAS) and the Village
Center Design as described in Section Il of this report. The FDP is within the Village
Center. The FDP is submitted for review and approval concurrent with the PDP
Modification; therefore, there are no conditions of a previously approved PDP
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Modification that apply to this request. Conformance of the proposed FDP with the
Community Elements Book for SAP - Central is demonstrated as follows.

GENERAL DEVELOPMENT REGULATIONS

SECTION 4.154. ON-SITE PEDESTRIAN ACCESS AND CIRCULATION

(.01) On-site Pedestrian Access and Circulation
A. The purpose of this section is to implement the pedestrian access
and connectivity policies of the Transportation System Plan. It is
intended to provide for safe, reasonably direct, and convenient

pedestrian access and circulation.

Response:  FDP 2C Modification will be in compliance with Section 4.154 and
provide for safe, reasonably direct, and convenient pedestrian access and circulation,
as described below.

B. Standards. Development shall conform to all the following standards:

1. Continuous Pathway System. A pedestrian pathway system

shall extend throughout the development site and connect to

adjacent sidewalks, and to all future phases of the
development, as applicable.

Response: The pedestrian pathway systems in FDP 2C modification of Lot 73
extend throughout the development site and connect to adjacent public sidewalks,
the linear green, and pedestrian access path.

2. Safe, Direct, and Convenient. Pathways within developments
shall provide safe, reasonably direct, and convenient
connections between primary building entrances and all
adjacent parking areas, recreational areas/playgrounds, and
public rights-of-way and crosswalks based on all of the
following criteria:

Response: The front/main entrance of the mixed-use building connect directly to
the public sidewalk adjacent to SW Barber Street. The rear entrance from the building
will connect to the public sidewalk along SW Toulouse Street through a private path.
Side entrances from the building connect to the public pedestrian accessway and
linear green adjacent to the site The entryways of proposed building is adjacent to
and easily accessible by the public sidewalk.

a. Pedestrian pathways area designed primarily for
pedestrian safety and convenience, meaning they
are free from hazards and provide a reasonably
smooth and consistent surface.

Response: Pedestrian pathways will be free from hazards and will provide a
reasonably smooth and consistent surface.

b. The pathway is reasonably direct. A pathway is
reasonably direct when it follows a route between
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destinations that does not involve a significant
amount of unnecessary out-of-direction travel.

Response: The pathways will be reasonably direct and will not involve a significant
amount of unnecessary out-of-direction travel.

C. The pathway connects to all primary building
entrances and is consistent with the Americans with
Disabilities Act (ADA) requirements.

Response: Pathways connect to the primary building entrances in compliance
with the Americans with Disabilities Act (ADA) requirements.

d. All parking lots larger than three acres in size shall
provide an internal bicycle and pedestrian pathway
pursuant to Section 4.155(.03)(B.)(3.)(d.).

Response: The parking area proposed is less than 3-acres; therefore, this criterion
is not applicable.

3. Vehicle/Pathway Separation. Except as required for
crosswalks, per subsection 4, below, where a pathway abuts
a driveway or street it shall be vertically or horizontally
separated from the vehicular lane. For example, a pathway
may be vertically raised six inches above the abutting travel
lane, or horizontally separated by a row of bollards.

Response: Sidewalks adjacent to streets are extra wide to provide for pedestrian
safety and comfort. Sidewalks adjacent to streets are separated from vehicle travel
areas by bollards. Pedestrian crossings of streets or access aisles are facilitated with
either curb extensions or painted crosswalks.

4. Crosswalks. Where a pathway crosses a parking area or
driveway, it shall be clearly marking with a contrasting paint
or paving materials (e.g., pavers, light-color concrete inlay
between asphalt, or similar contrast).

Response: Where pathways cross parking or driving areas, they will be clearly
marked with contrasting paint.

5. Pathway Width and Surface. Primary pathways shall be
constructed concrete, asphalt, brick/masonry pavers, or
other durable surface, and not less than five (5) feet wide.
Secondary pathways and pedestrian trails may have an
alternative surface except as otherwise required by the ADA.

Response: Primary pathways will be constructed of concrete, not less than five
(5) feet in width.
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6. All pathways shall be clearly marked with appropriate
standard signs.

Response: Pathways will be clearly marked with appropriate standard signs.

SECTION 4.156. SIGN REGULATIONS

Response: The SAP Central Signage & Wayfinding Plan does not indicate an
identifier within the subject property.

SECTION 4.176. LANDSCAPING, SCREENING & BUFFERING
(.02) Landscaping and Screening Standards.

Response: Landscaping will be provided in accordance with the standards in
Section 4.176. The Street Tree/Lighting Plan depicts street trees along rights-of-way
within the subject Final Development Plan modification area. The plan has been
developed in conformance with the Community Elements Book and the applicable
standards of Section 4.176. Landscaping details will be reviewed with the concurrent
PDP application in Section Il of this Notebook.

(.03) Landscape Area.

Not less than fifteen percent (15%) of the total lot area, shall be landscaped
with vegetative plant materials. The ten percent (10%) parking area
landscaping required by section 4.155.03(B)(1) is included in the fifteen
percent (15%) total lot landscaping requirement. Landscaping shall be
located in at least three separate and distinct areas of the lot, one of which
must be in the contiguous frontage area. Planting areas shall be encouraged
adjacent to structures. Landscaping shall be used to define, soften or
screen the appearance of buildings and off-street parking areas. Materials
to be installed shall achieve a balance between various plant forms,
textures, and heights. The installation of native plant materials shall be
used whenever practicable.

Response: The attached plans show that 11.8% of the site will be landscaped (see
Sheet 2 of Exhibit VB). Table V-1 of the Wilsonville Development Code allows for a
Maximum Lot Coverage of 80% for multifamily dwellings in the Village Zone. The intent
of the Villebois Village Master Plan to provide for a more urban, de