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I. Introduction – Project Summary 
 
The Meridian United Church of Christ is a long standing fixture within the Community of 
Wilsonville, originally founded in 1878.  The Church is anchored by the historic chapel, 
commonly known as the Frog Pond Church.   
 
Over the years additions to the historic structure have been made including: Samaritan 
House (Class Rooms, Library and Narthex); Koinonia Addition (kitchen, restrooms and 
meeting rooms (2 small & 1 large) and the new Sanctuary.   
 
The site contains 2.39 acres.  The land area allocation of existing uses is shown in Table 
1. 
 

Table 1 
Existing Land Use Areas 

 
Area Use Square Footage Percent of Site 
Buildings 16,820 16.1% 

Parking/paved 35,383 33.9% 
Landscaping 52,068 49.9% 

Existing Total 104,271 * 100.0% 
*Site area per Survey.  2003 ROW dedication reduced lot area by 2,638 square feet. 

 
Tract G (Landover plat), is owned by the City of Wilsonville.  This tract, per dedicated 
purpose provides for public access and utilities to the southeast corner of the church 
property.  While this tract is utilized for access and utilities it is not specifically part of 
this application.     
 
In recent years the church has experienced declining membership. Then in 2020 came the 
covid-19 pandemic with all its public gathering restrictions.  As a result, the church is 
now struggling with the operational limitations resulting from lack of active membership.   
 
Consequently, the church contracted with Pioneer Design Group to conduct a Feasibility 
Analysis for options and opportunities to reduce overhead and down-size in a manner to 
allow for sustained operations at an economically feasible level.   
 
Proposed Partition 
 
The Church Board has decided to pursue partitioning the property in order to allow for 
sale of a portion of the site for residential development, and potential the larger sanctuary 
and land to generate revenue and to stabilize the church’s financial status and reduce 
operating costs.  The partitioning in proposed in two phases.   
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The applicant is proposing a two-phased partitioning of the property as follows: 
 

1. Phase 1:  This partition will create Parcel 2, containing 17,480 square feet, plus a 
flag access to meet public street frontage requirements.  This Parcel is located at 
the south end of the property.  This Parcel is intended to be sold for residential 
development.   
 
Public street access for Parcel 2 will be provided by a flag lot configuration, 
providing 35 feet of frontage on SW Boeckman Road.  An access, parking and 
utilities easement will be provided for the benefit of the church for continued use 
of the existing parking, with the addition of 13 new spaces.   
 
A reciprocal easement will be provided for continued access, parking and utilities 
for the church. 

 
It is hoped that sale of Parcel 2 will help stabilize the church’s financial condition.  
 

2. Phase 2:  However, if following the sale of Parcel 2 the church continues to 
struggle financially, then the second Partition would be recorded to create Parcel 
3, which includes the newer large sanctuary plus additional land.    

 
Creation of Parcel 3 involves constructing an ownership partition party wall to 
separate the large sanctuary from the remainder of the building.  This partition 
wall will allow sale of the sanctuary to another church or similar user.  In 
addition, a second 35 foot wide flag access will be created for Parcel 3 to provide 
the required street frontage.     
 
Based on strict Building Code limitations relative to the proposed partition party 
wall, the existing door will be removed and the entire Partition Wall will be 
designed and constructed to meet the required fire rating. 

 
It is noted that the applicant is requesting approval for both phases of this partition, in 
order to avoid the costs of two separate applications.  However, it is emphasized that 
Parcel 3 will only be created if determined necessary.   
 
In order to accommodate the partitioning, the property must be rezoned.  The rezoning 
will be from RA-H to PDR-4, Planned Development Residential, at 4 units per acre.   
 
Existing Site and Conditions 
 
The existing church is located along the front and eastern portion of the site, with parking 
down the west side and in back of the building.  The building consist of three sections 
including: the original Old Church sanctuary, large meeting room, and basement 
classroom, a new connector section with kitchen and large assembly room, and the new 
building, with offices and large sanctuary.   
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With the location of the church and the relatively long narrow shape of the property the 
siting options are limited.  There is really only one viable location for the new facility, 
which is to the south of the existing parking and east of the storm water pond.   
 
The buildable area is limited by the existing storm water pond located in the southwest 
corner of the site.  The building area is further limited by an auxiliary alley, which 
connects out the southeast corner of the site to the adjacent subdivision street.  The sewer 
line serving the church is located within this alley.   
 
The vacant area of the property south of the parking area contains approximately 17,470 
square feet  or .40 acres of buildable land.  This area is being set aside as a separate 
parcel for potential residential development.  This developable area could accommodate 
2-3 dwelling units, based on the PDR-4 zoning.   
 
There is an existing 20 foot wide public access and utilities easement (Tract G) which 
provides a connection out the southeast corner of the property to SW Morgan Street in 
the Landover Development.  Per the recorded Landover Plat, Tract G was dedicated to 
the City of Wilsonville for “public access and utilities”.  There is an existing private 
sanitary sewer line, which serves the church located within Tract G.   
 
The proposed partition maintains the use of Tract G for utilities and secondary access.  
This Tract is currently owned by the City.  In pre-application discussions the City  
indicated it would be necessary for the church to acquire Tract G, and that the City would 
be willing to process conveyance (per State Law) if the application were approved.   
 
However, based on the recorded Landover plat, the applicant has determined that Tract G 
was in fact dedicated to the City for the purpose of “public access and utilities.”  Given 
this fact, the applicant concludes that acquisition of Tract G from the City is not 
necessary.  Rather Tract G is to remain as is with continued use for the dedicated 
purposes of “public access and utilities.”   
 
Because Parcel 2 will not have typical public street frontage (access by flag configuration 
over the existing parking lot) it is anticipated that any residential development will not be 
detached single family.  Such development is expected to be an attached or clustered 
configuration (Charbonneau style), but is intended to be owner occupied, not rental.   
 
Shared Parking 
 
The existing parking provides 78 paved spaces, with additional graveled area for 
auxiliary parking for about 30 cars.  From time to time, the church has rented its 
facilities, particularly the large sanctuary to other churches or organizations like AA.   
The historic operations at this location indicate that shared parking with churches and 
organizations has worked quite adequately.   
 
Under current conditions of approval, a minimum of 91 parking spaces is required for the 
church operations (98DB35).  However, the unimproved area (auxiliary parking) will be 
eliminated once Parcel 2 is developed.   
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Therefore, an additional 13 spaces are proposed to be constructed as shown on the 
Preliminary Plans.  These 13 spaces provide the 91 spaces required when the new 
sanctuary was approved and built, thereby maintaining compliance with 98DB35. 
     
Church Activities 
 
Membership historically was very strong and stable, until their Pastor of 29 years retired 
in 2007.  Sense 2007 membership dropped, but seemed to stabilize at about 180.  Regular 
service is Sunday mornings.  But there are also Sunday school programs.  Most recently, 
however, with the covid-19 pandemic membership as suffered due to the lack of ability to 
gather in large group services. 
 
A second church (Island Community Church) has at times leased space to hold separate 
Sunday afternoon service.  Their membership is about 360.  With their larger 
membership they sometimes fills the enter lot.  However, this has not occurred recently. 
 
A variety of different non-church groups also use the facilities during the week, with both 
day and evening meeting times. 
 
Transportation 
 
The church site has frontage on the south side of Boeckman Road, just west of the 
Wilsonville Road/Stafford Road intersection.  Primary site access is from Boeckman 
Road.  However, a secondary access has been utilized over Tract G of the Landover plat.   
 
The church dedicated 10 feet of additional right-0f-way for Boeckman Road in 2003, 
based on conditions of approval for 98DB35.  The church also paid for proportional 
future street improvements for Boeckman Road based on a 1999 Agreement with the 
City.   
 
The applicant is proposing to maintain us of the secondary access (Tract G), but is not 
seeking acquisition from the City.  
 
Transit 
 
Currently, the site does not have direct transit service on Boeckman Road.  The closest 
Smart Route is the #4 line, which runs on Wilsonville Road to Advance Road to Meridian 
Creek Middle School.  This route runs between 9:45 AM  and 2:15 PM.   
 
However, as the Frog Pond West Neighborhood continues to be developed, it is expected 
that additional route will be added on Boeckman Road.  
 
Dial-a-ride is also available and in fact is utilized by some clients.  But this service has 
the inconvenience of a typically long wait for return pick-up.  The return pick-up is 
totally dependent upon the number and locations other scheduled pick-ups and deliveries 
the driver has to complete.  
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Pedestrian Accessibility 
 
The site fronts on SW Boeckman Road.  There currently is not a full standard sidewalk 
along the frontage of the church on Boeckman Road.  There is a standard 5 foot sidewalk 
up to the east property line, and then an offset 3 foot sidewalk up to the front door of the 
church.  A Sidewalk easement was granted to the West Linn/Wilsonville School District 
to allow a sidewalk to be extended across the site front.   
 
It is noted that under the Frog Pond West Master Plan, the City has planned major street 
improvement for Boeckman Road.  The construction costs for these improvements are 
covered by Standard and Supplemental SDCs being applied to developments within the 
Frog Pond West Master Plan.  The timing for these improvements has not, yet, been 
established, as it is based on completion of a specific number of homes within the Frog 
Pond West Neighborhood.   
 
It is also noted that as part of the approvals for the new sanctuary (98DB35) THE Church 
executed an Agreement with the City to pay their proportional share of future street 
improvements for Boeckman Road.  This agreement has been fully executed and paid in 
full.   
 
Utilities 
 
Adequate public services are available to serve the existing and proposed development as 
follows: 
 

• Water  The Church currently uses an existing well for water.   However, a water 
line is available in Boeckman Road and there is a 6” fire line & hydrant in the 
church parking lot.   
 
For the Phase 1 partition, the church desires to continue use of the well for 
irrigation use only, but will connect to City water for domestic supply.   
 
For Parcel 2, it is anticipated that separate water service line will be extended 
form the line in SW Morgan Street.  This line and any individual service laterals 
will be provided in conjunction with site development, as may be approved by 
separate land use review.   
 
For the Phase 2 Plat, if needed, separate water meters and service laterals will be 
provided for Parcels 1 & 3. 
 

• Sanitary sewer  Sanitary sewer service is provided from the south, form the line in 
Morgan Street via Tract G.  There is an existing private sewer connection that 
serves the church.  With the partitioning the private line will need to be replaced 
with a public line with manholes to ultimately serve each Parcel.   

 
• Storm Drainage  There is an existing storm/water quality pond located at the 

southwest portion of the site (Tract A).  This facility was designed (PBS 
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calculations) to serve the existing site development.  While this facility does not 
meet current City storm water management standards, it is grand-fathered for the 
church use.  Tract A will be jointly assigned to and maintained by Parcels 1 & 3, 
if Parcel 3 is ultimately created.   
 
The Tract A stormwater facility is not adequate for any future residential 
development of Parcel 2, unless modified.  Any future residential development 
will be required to provide separate storm water management consistent with 
current standards and/or modify the existing facility to service all three parcels.  
Provisions are proposed that would allow for modification of the existing facility 
if it is determined to better support efficient site development.   
 

• Franchise Utilities   
 

o PGE provides electrical power to the church.  The main service line 
connects to the building at the back (southeast corner) of the Old 
Sanctuary.  

o NW Natural  
o Phone service is currently provided to the building.   
o Internet service is currently provided to the building. 

 
With the Partition the existing services will need to be separated to individually serve the 
two sections of the building (Parcels 1 & 3).  Separate services will be provided for 
development of Parcel 2, as reflected on the Utilities Master Plan. 
 
Neighborhood Sensitivity 
 
The Meridian United Church of Christ is a long standing fixture within the Community of 
Wilsonville, originally founded in 1878, long before the City was incorporated.  The 
Church is anchored by the historic chapel, commonly known as the Frog Pond Church.   
 
As development has occurred around the church over the years, the Church has 
maintained good neighborhood relations.  Historically there has been good community 
support for the Church and its various activities and operations, which at one time 
included the Community Food Bank.   
 
Today this property is surrounded by single family residential to the east, south and west.  
The church has maintained a good reputation in the community and has operated from 
this site for many years with no known neighborhood objections or history of complaints.   
The HOA has been notified of the proposed partition and development plans, and has 
indicated support for the proposed partition, including maintaining the secondary access 
via Tract G.   
 
Proposed Phased Platting and Site Improvements 
 
The applicant intends to phase the platting in an effort to control costs and generate 
revenue.  The proposed phasing is as follows: 
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Phase 1:   
 
The first priority is to secure a purchaser for Parcel 2 for residential development.  Once a 
purchaser is identified the Phase 1 Final Plat will be prepared and submitted for final 
approval and recording.  This phase will include the following site improvements: 
 

• Phase 1 Plat will create Parcels 1 & 2: 
o Provide reciprocal access, parking and utilities easement for the initial two 

Parcels. 
o Tract A will be owned and maintained by Parcel 1.  However, provisions 

will be made to allow potential modification to accommodate Parcel 2, if 
found to be appropriate for better site planning.   

• Modify the existing private sanitary sewer line (Tract G), providing a public line, 
with manholes per Master Utilities Plan to provide separate lateral service to each 
Parcel. 

• Connect the church to City water, with meter and lateral connected to the line in 
SW Boeckman Road.  Separate water service for Parcel 2 will be provided via 
Tract G, connecting to the line in SW Morgan Street.   

• Add 13 additional parking spaces per Stage II Development Plan. 
• Replace missing or storm damage trees, per approved Landscaping Plan 

(98DB35), per updated Landscaping Plan (Sheet L1.0). 
• Repave access as needed per parking and utilities modifications.   

 
Phase 2:   
 
The applicant is hoping that sale of Parcel 2, and recovery from covid restrictions will 
allow the church to grow membership sufficient to maintain all of the existing building.   
 
However, if it is determined necessary, than the Phase 2 Partition will be completed, with 
recording of the plat creating Parcel 3 (Newer Sanctuary) at the south end of the building.  
The following modification and improvements will be provided prior to or in conjunction 
with the Phase 2 Final Plat: 
 

• Complete separation of existing utilities to individually serve each Parcels 1 & 3.   
• Construct fire rated Partition Party Wall to establish a property line between two  

portions of the building (Parcels 1 & 3).   
• Tract A will be jointly owned and maintained by Parcels 1 & 3, while maintaining 

the reciprocal access, parking and utilities easement for all three Parcels.   
 

II. COMPLIANCE WITH COMPREHENSIVE PLAN 
 
The property is designated Residential 6-7/du/acre on the Comprehensive Plan Map.  
However, the property is currently zoned RA-H, Residential Agricultural-Holding.  This 
application includes a request to rezoned the site to PDR-4, Planned Development 
Residential, consistent with the Comprehensive Plan designation.   
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There are no Significant Natural Resources or other protective designations associated 
with this property.  There are also no flood or other natural hazards identified on this 
property.   
 
Therefore, this proposal complies with the applicable provisions of the Comprehensive 
Plan. 
 

III. DEVELOPMENT CODE COMPLIANCE 
 
Zoning     
 
The subject site is zoned RA-H, Residential Agricultural, Holding.  This zone is the most 
restrictive of the various City zones, as it is intended to serve as a holding zone for future 
urban level residential development.  As such it is also the most restrictive in terms of 
allowed or Conditional Uses and minimum lot size requirements.  
 
While the property is zoned RA-H zone, the Comprehensive Plan designation of 
Residential 6-7/du/ac.  This Plan designation is intended to be implemented by PDR-4 
zoning.  The site is not designated with any other restrictive overlay zoning such as Flood 
Hazard or Significant Resource Protection. 
 
The Meridian United Church of Christ (Frog Pond Church) is a long standing fixture 
within the Community of Wilsonville, originally founded in 1878.  The church operates 
under an approved Conditional Use under the current RA-H zoning.   
 
The newer sanctuary was approved through Design Review, which modified the prior 
Conditional Use Permit per City File 98DB35 August 1998. 
 
Under the RA-H zone, Section 4.120(.03)A, states: 
 

Section 4.120. Zones. RA-H Residential Agricultural - Holding Zone. 
(.03) Uses Permitted Subject to receiving approval of a Conditional Use Permit: 

 

A. One single-family dwelling, per lot and accessory dwelling units subject to 
the standards of Section 4.113 (.10).  Where the Comprehensive Plan calls 
for future non-residential zoning of the site, the building permit for any 
proposed residential development shall not be granted until a statement has 
been recorded applying to the title of the subject property, notifying any 
potential buyer that future development in the area is expected to be non-
residential.  [Amended by Ord. #825, 10/15/18] 

B. Except for existing lots of record of less than two acres, recorded prior to the 
effective date of this Code, partitioning or subdivision of properties 
designated for development shall only be considered in conjunction with or 
following a zone change in conformance with the Comprehensive Plan.  Said 
zoning shall confirm the adequate provision of public facilities and the 
protection of future urban development potentials. 
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C. If the proposed development is for a less intensive interim density consisting 
of large lots, a pre-plat and Site Plan review shall be required that provides 
for future development of the property in accordance with the uses and 
densities shown in the Comprehensive Plan.  Said plat shall be filed on the 
City's Lien Docket as an obligation toward the property, together with an 
agreement of non-remonstrance towards the formation of any local 
improvement district which may serve the subject site. 

D. For properties designated in the City’s Comprehensive Plan for 
nonresidential use, the intensity of use shall be restricted to activities which 
do not require construction of a permanent structure and which will not tend 
to restrict, obstruct, or adversely affect the future development of the 
property for its designated use.  Except, however, that the development of a 
single-family dwelling shall be permitted as specified in subsection (.02), 
above. 

 
G. Private parks, municipal and government buildings, public utilities, public 

information centers, semi-public buildings of a non-commercial nature, 
churches, attached family dwelling units limited to two (2) family maximum,  
public, private, and parochial schools as provided in Section 4.184 when 
approved by the Development Review Board at a Public Hearing as provided 
in Section 4.013. 

 
RESPONSE:  The applicant is proposing a two-phased 3-Parcel Partition to allow for a 
combination of church, or similar public gathering activities, plus future residential uses.  
The church is an existing Conditional Use, and residential use is an outright permitted use 
in the PDR-4 zone.   
 
The applicant’s intent is to first record the Phase 1 plat to create Parcel 2 for future 
residential development, consistent with the PDR-4 zoning. 
   
Then, if determined necessary record the Phase 1 plat to separate (Partition Wall) the 
large sanctuary from the rest of the church building to allow for sale to another church or 
possibly some other similar use.  
 
These proposed uses are consistent with the allowed uses in the RA-H zone.  However, as 
hi-lited above, the Code requires rezoning for the land partition.  The Comprehensive 
Plan designation of Residential 6-7/DU/AC, is implemented by the PDR-4 zoning.     
 
As required by Sub-B. the applicant is requesting a Zone Change from RA-H to PDR-4, 
consistent with the Comprehensive Plan designation of Residential 6-7/DU/AC.   
 
 Section 4.120. Zones. RA-H Residential Agricultural - Holding Zone. 
 

(.04) Dimensional Standards: 
A. Minimum Lot Size: 30,000 square feet. 
B. Minimum Front and Rear Yard Setbacks: Thirty (30) feet. Minimum Side Yard 
Setback: Ten (10) feet. 
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1. Legal, non-conforming RA-H lots in the Old Town Overlay Zone shall have 
the following setbacks: 

a. Front: Ten (10) feet for single family dwellings, for all other uses: 
none; 
b. Rear: Fifteen (15) feet; 
c. Side: Five (5) feet… 

 
RESPONSE:  The existing church has previously been approved as a Conditional Use, 
and the building, including various additions were approved through design review 
(98DB35 and 00DB05).  The existing facilities have been found to comply with the RA-
H zoning standards.   
 
The existing lot contains 2.39 acre or 104,271 square feet, based on the boundary survey.   
 
With the required zone change, the new lot standards will be set by the PDR-4 zoning, 
Section 4.124 and 4.113.  Table 1 compares the RA-H and PDR-4 standards, as reflected 
in Table 2. 
 
The Phase 1 preliminary plat provides approximately 17,480 square feet for Parcel 2, not 
counting the flag access.  The buildable lot area for Parcel 2 does not include the flag 
access, which is technically not buildable for the intended residential use, but provides 
access from SW Boeckman Road.  Consequently, only the primary lot area of Parcel 2 
(17,480 square feet) can be counted for density calculation.  The buildable land area, 
Parcel 2 could accommodate 2-3 housing units, depending upon the configuration, and 
accounting for required open space (25%).   
 
Given the unique private street access and odd shape of Parcel 2 it is anticipated that the 
residential development may be some form of single family attached or clustered 
housing.  However, the intent is for single family owner occupied units, not apartments or 
rentals.  It is noted that any proposed development will be subject to Design Review 
approval and applicable zoning criteria.    
 

Table 2 
RA-H and PDR-4 Zoning Standards 

 
Code Standards RA-H  

 
PDR-4 

Minimum lot size 30,000 sf 
 

3,000 sf 

Setbacks  4.113(.02)A.* 
Front 30 feet 20 feet 
Rear 30 feet 20 feet 
Side 10 feet 10 feet  

Maximum Building 
Height 

35 feet 35 feet 

*Under the PDR-4 zoning, the setbacks for Parcels 1 & 2 are based on lots 
over 10,000 square feet.  Future residential development of Parcel 2 will 
be based on the setback in 4.113(.02)B. for lots under 10,000 square feet. 
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Setbacks for the Parcel 1 as shown on the Phase 1 Preliminary Plat.  Setback for any 
development of Parcel 2 will be consistent with the DPR-4 standards.   
 
If the Phase 2 plat is necessary, the setbacks for Parcels 1  & 3 are shown on the Phase 2 
Preliminary Plat, demonstrating compliance will be maintained with the new PDR-4 
zoning.   
 
Modification of Conditional Use 
 

Section 4.184. Conditional Use Permits – Authorization. 
(.01) Conditional Use of property may be granted by the Development Review Board 
after concluding a public hearing as provided in Section 4.013. A land use that is 
“conditional” is one that is generally not compatible with surrounding uses unless 
mitigating conditions of approval are established. In acting on applications for 
Conditional Use Permits, the DRB may establish conditions of approval that are 
found to be necessary to implement the Comprehensive Plan or to assure compliance 
with the standards of this Code, based on information in the record. 

A. Authorization to Grant or Deny Conditional Uses: A conditional use listed in 
this ordinance shall be permitted, altered, or denied in accordance with the 
standards and procedures of this Section. In judging whether a conditional use 
permit shall be approved, or determining appropriate conditions of approval, the 
Development Review Board shall weigh the proposal’s positive and negative 
features that would result from authorizing the particular development at a 
location proposed, and to approve such use, shall find that the following criteria 
are either met, can be met by observance of conditions, or are not applicable: 

1. The proposal will be consistent with the provisions of the 
Comprehensive Plan and the requirements of Chapter 4 of the 
Wilsonville Code and other applicable policies of the City. 
2. The characteristics of the site are suitable for the proposed use 
considering size, shape, design, location, topography, existence of 
improvements and natural features. 
3. All required public facilities and services exist, or will be provided, to 
adequately meet the needs of the proposed development. 
4. The proposed use will not alter the character of the surrounding area 
in a manner which substantially limits, or precludes the use of 
surrounding properties for the uses listed as permitted in the zone. 

 
RESPONSE:  The Church is an approved Conditional Use as modified (98DB35) under 
the RA-H zoning, and will continue as a Conditional Use under the PDR-4 zoning.  
 
If the second phase partition is needed, it is anticipated that a second church, or other 
similar semi-public use will acquire Parcel 3, which may require a Modification to the 
existing Conditional Use, as follows:    
 

1. The subject property is currently zoned RA-H, Residential Agricultural Holding.  
Meridian United Church of Christ is an approved Conditional Use under the RA-
H zoning.     

 
The Comprehensive Plan designation is Residential 6-7/DU/AC.   Per Table 1 of 
4.124(.05) the applicable implementing zone is PDR-4.  Therefore, the applicant 
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is requesting a zone change to PDR-4.  Compliance with the PDR-4 zoning is 
addressed later herein.  

 
Therefore, the proposal will be consistent with the provisions of the 
Comprehensive Plan and the requirements of Chapter 4 of the Wilsonville Code 
and other applicable policies of the City as addressed herein. 

 
2. As demonstrated by prior City land use approval (98DB35), the characteristics 
of the site have been found to be suitable for church use, considering size, shape, 
design, location, topography, existence of improvements and natural features. 
 
As reflected on the proposed Stage I Master Plan and Preliminary Partition Plat, 
Parcels 1 & 3 will remain as church use, including required parking consistent 
with prior approvals.  The only difference is that there will be two separate 
churches operating on-site instead of just one.   
 
However, given the reduced congregation size of the Meridian Church of Christ, 
the addition of a second church is not expected to increase total site activity over 
that of the previous larger congregation of the Meridian Church of Christ. 
 
3. All required public facilities and services currently exist and adequately meet 
the needs of the existing church facilities, and the proposed future residential 
development. 
 
4. The proposed uses will not significantly alter the character of the surrounding 
neighborhood in a manner which substantially limits, or precludes the use of 
surrounding properties for the uses listed as permitted in the zone.   
 
The continuation of church use will maintain existing conditions relative to the 
character of the surrounding neighborhood.  The proposed future residential use 
will be compatible with the surrounding residential neighborhood, consistent with 
the PDR-4 zoning.     

 
Therefore, the proposed modification of the Conditional Use permit complies with the 
approval criteria.   
 
A. ZONE CHANGE 
 
As note, the RA-H zoning requires rezoning in conjunction with the proposed 
partitioning.  The applicant is requesting rezoning to PDR-4.    

Section 4.197. Zone Changes and Amendments To This Code – Procedures. 

(.01) The following procedure shall be followed in applying for an amendment to the 
text of this Chapter: 

A. The Planning Commission shall conduct a public hearing on the proposed 
amendment at its earliest practicable meeting after it is proposed and shall, 
within forty (40) days after concluding the hearing, provide a report and 
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recommendation to the City Council regarding the proposed amendment.  
The findings and recommendations of the Commission shall be adopted by 
resolution and shall be signed by the Chair of the Commission. 

 
RESPONSE:  Once the application is determined “Complete” the City will schedule the 
public hearing and provide the appropriate notice.  The planning staff will provide the 
staff report.   
 

B. In recommending approval of a proposed text amendment, the Planning 
Commission shall, at a minimum, adopt findings relative to the following: 
1. That the application was submitted in compliance with the procedures 

set forth in Section 4.008; and 
 
RESPONSE:  This application has been submitted in compliance with the procedures set 
forth in Section 4.008.  The applicant completed a pre-application conference and has 
submitted all required forms, fees and supporting documents.   
 

2. The amendment substantially complies with all applicable goals, policies 
and objectives set forth in the Comprehensive Plan; and 

 
RESPONSE:  The applicant is requesting a zone change from RA-H to PDR-4, 
consistent with Section 4.124, based on the Comprehensive Plan designation is 
Residential 6-7/DU/AC.   
 

3. The amendment does not materially conflict with, nor endanger, other 
provisions of the   text of the Code; and 

 
RESPONSE:  As addressed herein, the proposed zone change will not materially conflict 
with, nor endanger, other provisions of the text of the Code. The requested zone change 
will implement to the Residential 6-7/DU/AC Plan designation as intended. 
 

4. If applicable, the amendment is in compliance with Statewide Land Use 
Planning Goals and related administrative rules; and 

 
RESPONSE:  The City’s Comprehensive Plan is Acknowledge by the State, and the 
proposed zone change will serve to implement the Residential 6-7/DU/AC Plan 
designation as intended.  Compliance with applicable Code provisions as addressed 
herein ensures compliance with the Acknowledged Comprehensive Plan.    

 
5.  If applicable, the amendment is necessary to ensure that the City's Land 

Use and Development Ordinance complies with mandated requirements 
of State or Federal laws and/or statutes. 
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RESPONSE:  This zone change is required by Section 4.4.120(.02)B. and thereby 
maintains compliance with the City's Land Use and Development Ordinance.  The 
requested zone change does not conflict with any State or Federal requirements. 
 

(.02) The following procedures shall be followed for zone map amendments.  :  [This 
section Amended by Ord. 682, 9/9/10] 

A. When a requested quasi-judicial zone map amendment within the Coffee Creek 
Industrial Design Overlay District is consistent with the adopted or 
concurrently proposed Comprehensive Plan Map designation and only one 
option exists for a zone map amendment consistent with the Comprehensive  
Plan Map the amendment shall be reviewed by the City Council without prior 
review or recommendation by the Development Review Board or Planning 
Commission.  
1. The Zoning Order adopting such zone map amendments shall state the 

zone map amendment expires 120 days from Council adoption unless a 
Stage II Final Plan receives final local approval for the area subject to the 
zone map amendment. In the event of a LUBA appeal of the final local 
approval, the 120-day expiration period will be tolled pending completion 
of the appeal process.  

2. Notwithstanding the process described above an applicant may elect to 
have the zone map amendment reviewed by the Development Review 
Board for a recommendation to City Council concurrently with other land 
use applications for the subject property.  
 
If the Planning Director anticipates that individuals other than the 
applicant can be expected to question the requested zone map 
amendment’s compliance with the Comprehensive Plan the Planning 
Director may require the zone map amendment be first reviewed by the 
Development Review Board to make a recommendation to City Council. 

 

B. All other quasi-judicial zone map amendments shall be reviewed by the 
Development Review Board to make a recommendation to City Council and 
all legislative zone map amendments shall be reviewed by the Planning 
Commission to make a recommendation to City Council. 

 
RESPONSE:  The subject property is not within the Coffee Creek Industrial Design 
Overlay District.  Therefore, Sub-(.02)A. is not applicable.  This request will be processed 
in accordance with Sub-(.02)B. 
 

C. 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: 
1. That the application before the Commission or Board was submitted in 

accordance with the procedures set forth in Section 4.008, Section 4.125 
(.18)(B)(2) or, in the case of a Planned Development, Section 4.140; and  
[Amended by Ord 557, adopted 9/5/03] 
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RESPONSE:  This application was submitted in accordance with the procedures set 
forth in Section 4.008, Section 4.125 (.18)(B)(2) or, in this case in accordance with 
Planned Development, Section 4.140.  The applicant has provided a Stage I Master Plan 
and Stage II Final Development Plan for the PDR-4 zoning.   
 

2. 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:  As demonstrated herein and by supporting plans and documents, the 
proposed zone change is consistent with the Comprehensive Plan map designation 
(Residential 6-7/du/ac).  Consistency with the implementing zoning includes substantial 
compliance with the applicable goals, policies and objectives, set forth in the 
Comprehensive Plan text. 
 

3. 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 Measures 4.1.4.b, d, e, q, and x of Wilsonville's 
Comprehensive Plan text; and  [Amended by Ordinance No. 538, 
2/21/02.] 

 
RESPONSE:  The subject property is designated residential on the Comprehensive Plan 
Map.  The proposed zone change substantially complies with Implementation Measures 
4.1.4.b, d, e, q, and x as follows: 
 

Policy 4.1.4 The City of Wilsonville shall provide opportunities for a wide range of 
housing types, sizes, and densities at prices and rent levels to accommodate people who 
are employed in Wilsonville. 

Implementation Measure 4.1.4.b Plan for and permit a variety of housing types consistent 
with the objectives and policies set forth under this section of the Comprehensive Plan, 
while maintaining a reasonable balance between the economics of building and the cost 
of supplying public services. It is the City's desire to provide a variety of housing types 
needed to meet a wide range of personal preferences and income levels. The City also 
recognizes the fact that adequate public facilities and services must be available in order 
to build and maintain a decent, safe, and healthful living environment. 

 
RESPONSE:  The property is designated Residential 6-7/DU/AC, which is also the 
designation for surrounding properties.  The surrounding neighborhood is substantially 
developed for single family detached housing consistent with the Residential 6-7/DU/AC 
Plan designation and PDR-4 zoning.  The requested zone change is simply implementing 
the intended zoning. 
The property is currently served by all necessary public facilities and services, each 
adequate to support the proposed development.   
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The subject property is currently developed with a church.  The proposed zoning and 
partition will allow for continuation of the church, as well as providing for some future 
residential development, consistent with the PDR-4 zoning. 
 

Implementation Measure 4.1.4.d Encourage the construction and development of diverse 
housing types, but maintain a general balance according to housing type and geographic 
distribution, both presently and in the future. Such housing types may include, but shall 
not be limited to: Apartments, single-family detached, single-family common wall, 
manufactured homes, mobile homes, modular homes, and condominiums in various 
structural forms.  

 
RESPONSE:  The applicant is proposing residential housing, more likely attached, on 
the southern portion of the property.   
It is anticipated that this type of residential housing is consistent with the Wilsonville 
Equitable Housing Strategic Plan, adopted Resolution 2820.  
 

The Plan’s actions encourage the production of more diverse housing types with access 
to services, improve partnerships with housing providers, expand homeownership 
opportunities, and reduce displacement risk for Wilsonville residents. 

 
It is also anticipated that such future housing will be designed compatible with the 
established surrounding neighborhood, which includes the Landover and Meadows 
subdivisions, and the more recent Frog Pond West now being constructed.   
 

Implementation Measure 4.1.4.e Targets are to be set in order to meet the City’s Goals 
for housing and assure compliance with State and regional standards. 

 
RESPONSE:  The City has set housing targets, to maintain a balance of housing types 
consistent with Metro Housing Goals and Policies.  The applicable zoning is consistent 
with these targets.  
The PDR-4 code allows for A variety of housing types including both detached and 
attached housing types (4.129(.01) B. C. & D.  Given the unusual access, size and shape 
for Parcel 3, it is not anticipated that the site will fit detached housing. 
 

Implementation Measure 4.1.4.q The City will continue to allow for mobile homes and 
manufactured dwellings, subject to development review processes that are similar to 
those used for other forms of housing. Individual units will continue to be allowed on 
individual lots, subject to design standards. Mobile home parks and subdivisions shall be 
subject to the same procedures as other forms of planned developments. 

 
RESPONSE:  While the City allows for mobile and manufactured homes, the applicant 
is not proposing this type of residential development.    
 



Frog Pond Church – 3-Lot Partition 
PDG 999-255 
May 2021, Revised for Completeness July 28, 2021 

20 

Implementation Measure 4.1.4.x Apartments and mobile homes are to be located to 
produce an optimum living environment for the occupants and surrounding residential 
areas. Development criteria includes: Public Facilities and Services Wilsonville 
Comprehensive Plan Page D - 20 Updated June 2020  

1. Buffering by means of landscaping, fencing, and distance from conflicting 
uses.  

2. Compatibility of design, recognizing the architectural differences between 
apartment buildings and houses.  

3. On-site recreation space as well as pedestrian and bicycle access to parks, 
schools, mass transit stops and convenience shopping.  

4. The siting of buildings to minimize the visual effects of parking areas and to 
increase the availability of privacy and natural surveillance for security. 

 
RESPONSE:  While the City allows for mobile and manufactured homes, the applicant 
is not proposing this type of residential development.    
 

4,197(.02) continued: 
4. 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:  As addressed herein and with supporting plans and documents, all the 
existing primary public facilities, i.e., roads and sidewalks, water, sewer and storm sewer 
are available and are of adequately sized to serve the proposed development; or can be 
provided in conjunction with project development, or future City Capital Improvement 
projects.   
 

5. 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 abut the proposed development, the Planning Commission 
or Development Review Board shall use appropriate measures to 
mitigate and significantly reduce conflicts between the development and 
identified hazard or Significant Resource Overlay Zone and 

 
RESPONSE:  There are no designated Significant Resources (SROZ) on this property.  
There are also no known natural hazards associated with the property.   
 
  



Frog Pond Church – 3-Lot Partition 
PDG 999-255 
May 2021, Revised for Completeness July 28, 2021 

21 

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

 
RESPONSE:  The property is already developed and used for church purposes.  The 
church use is anticipated to continue with the initial partitioning being creation of Parcel 
2 for residential development.  This phasing will allow the church to continue as is 
allowing for membership growth post-covid restrictions.   
The proposed phasing, with Phase 1 including Parcels 1 & 2, will secure the zoning and 
Stage II approvals, thereby allowing for Phase 2 partitioning, if necessary.  
Once preliminary approval is obtained, the applicant intends to immediately market the 
planned residential Parcel 2.  It is anticipated that this effort will be successful allowing 
for Phase 1 platting within two years.   
Even with all the covid-19 pandemic problems, the housing market has remainder 
relatively strong.  The residential portion of this partition will be a small scale project, 
which is expected to attract interest among smaller project developers and builders.    
 

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

 
RESPONSE:  As demonstrated herein, the proposed development and use(s) can be 
developed in compliance with the applicable development standards.  The City will 
attach appropriate conditions to ensure this criterion is met.   
 

8. Adequate public facilities, services, and transportation networks are in 
place, or are planned to be provided concurrently with the development 
of the property. The applicant shall demonstrate compliance with the 
Transportation Planning Rule, specifically by addressing whether the 
proposed amendment has a significant effect on the transportation 
system pursuant to OAR 660-012-0060. A Traffic Impact Analysis (TIA) 
shall be prepared pursuant to the requirements in Section 4.133.05.(01). 

(.03) If affirmative findings cannot be made for all applicable criteria listed above the 
proposed text or map amendment, as the case may be, shall be denied. 

 
RESPONSE:  As addressed in the Introduction, and further described herein, the site is 
well served by existing public facilities and public streets.   
 
The majority of the site is operated by a church, which will continue to operate.  
Consequently, the low level of existing impacts from the church use are expected to be 
maintained.   
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The future residential portion of the site will be limited to 2-3 dwelling units, given the 
type of access and lot area available, with the PDR-4 zoning and required open space.  
The actual unit type and configuration will depend upon the final plans of any future 
purchaser.  However, given the limited density, this small scale of development will not 
result in any significant impacts on transportation or other public facilities.   
 
Water, sanitary sewer and storm drainage systems are all currently adequate to serve the 
existing church use and planned residential development.  Initially the only changes to 
the existing utilities will be to physically separate the services to individually serve each 
Parcel.  This will require upgrading the main sewer service to a public line, with lateral 
connections to each Parcel.     
 
With the limited number of future homes anticipated, the existing street network has 
adequate capacity to serve the site.   
 
In addition, with continued development of the Frog Pond West Neighborhood, the City 
will be widening Boeckman Road to full planned standards.  The applicant has previously  
dedicated additional right-of-way consistent with the Boeckman Road Plans.   
 
A Condition of Approval, (98DB35) required proportional payment for future street 
improvements for Boeckman Road.  This condition was implemented by a payment 
agreement, Executed in January 1998, which has subsequently been paid in full.   
 
Tract G of the Landover plat, by dedicated purpose, provides for “public access and 
utilities” to the church site, from SW Morgan Street.  The Tract is owned by the City.  As 
previously discussed herein the applicant has determined that acquisition of the Tract 
from the City is not necessary.  The applicant intends to continue use for the dedicated 
purposes, but is not proposing to pursue acquisition.   
 

(.04) City Council action approving a change in zoning shall be in the form of a 
Zoning Order. 

(.05) In cases where a property owner or other applicant has requested a change in 
zoning and the City Council has approved the change subject to conditions, the 
owner or applicant shall sign a statement accepting, and agreeing to complete 
the conditions of approval before the zoning shall be changed. 

 
RESPONSE:  The City will officially adopt the requested zone change by Zoning   
Order per City Council action. 
 
The applicant will sign the appropriate statement accepting the approval and all 
applicable conditions of approval.   
 
CONCLUSION – Zone Change 
 
Based on the findings presented herein the applicant has demonstrated compliance with 
all applicable approval criteria.   
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Section 4.124. Standards Applying To All Planned Development Residential 
Zones. 

(.01) Examples of principal uses that are typically permitted: 
A. Open Space. 
B. Single-Family Dwelling Units. 
C. Duplexes.  [Added by Ord. #825, 10/15/18] 

D. Multiple-Family Dwelling Units.  [Amended by Ord. #825, 10/15/18] 

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

F. Manufactured homes, subject to the standards of Section 4.115 
(Manufactured Housing). 

 
RESPONSE:  For Parcel 2 of the proposed partition, the applicant is proposing single 
family owner-occupied residential use, consistent with the PDR-4 zoning, which is an 
outright allowed use.  No initial development of Parcel 2 is proposed.   
 
This Parcel will ultimately be sold to a residential builder.  The purchaser will need to 
obtain appropriate land use approvals for any residential development.    
 

(.04) Uses permitted subject to Conditional Use Permit requirements: 
A. Public and semi-public buildings and/or structures essential to the 

physical and economic welfare of an area, such as fire stations, sub-
stations and pump stations. 

B. Public or private clubs, lodges or meeting halls.  Public or private parks, 
playground, golf courses, driving ranges, tennis clubs, community centers 
and similar recreational uses. 

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

 
RESPONSE:  As previously discussed, the church use of the property is proposed to 
continue under the current Conditional Use Permit.  However, depending upon the 
ultimate user for Parcel 2 modification of the Conditional Use may be necessary.   
 
The existing site improvements comply with the existing RA-H zoning standards.  With 
the rezoning and partitioning, compliance with the PDR-4 standards will be maintained. 
 

(.05) Appropriate PDR Zoning Designation and Maximum and Minimum Density based on 
Comprehensive Plan Density Range District: 

 



Frog Pond Church – 3-Lot Partition 
PDG 999-255 
May 2021, Revised for Completeness July 28, 2021 

24 

Table 1:   PDR Zoning Designation and Maximum and Minimum Density based on 
Comprehensive Plan Density Range District 

Zoning 
Designation 

Comprehensive 
Plan Map Density 
Range District* 

Max. Density per Acre Min. Density 
per Acre 

PDR-1 0-1 1 .8 

PDR-2 2-3 3 2.4 

PDR-3 4-5 5 4 

PDR-4 6-7 7.5 6 

PDR-5 10-12 12 9.6 

*All dwelling unit types, except accessory dwelling units, are included for 
calculating density.  

[Amended by Ord. #841, effective 6/4/2020] 
 
RESPONSE:  As proposed the buildable portion of Parcel 2 will contain 17,480 square 
feet or .40 acres.  This lot area will accommodate 2-3 housing units based on the density 
calculation of 6-7.5 units per acre.  The density factors account for typical dedication of 
rights-of-way and the required open space at 25% of the gross area.  Sub-(.06) further 
limits the allowed density by rounding down.  However, in this case there is no rounding 
necessary. 
 

(.06) Unit Count Limitations. Unit count limitations are calculated as follows: 
A.  Maximum Unit Count. Maximum unit count at build out of Stage I Master Plan 

area: is calculated by taking the Gross Development Area multiplied by 
Maximum Density per Acre stated in Table 1 of this Code section, plus any 
density transferred from SROZ areas pursuant to Subsection 4.139.11 (.02). For 
example, any number greater than 4 and less than 5 shall be rounded down to 4. 

B. Minimum Unit Count. Minimum unit count at build out of Stage I Master Plan 
area: 80% of maximum unit count described in A. above. 

C.  If the Stage I Master Plan area is subject to more than one Comprehensive Plan 
Map Density Range District and Zoning Designation, calculations for areas of 
differing densities shall be done separately and then summed together, and the 
final summed number rounded down to the nearest whole number. 

 
RESPONSE:  Parcel 2, which is planned for residential development contains 17,480 
square feet, or .40 gross acres.  The access flag is not counted for density calculation.     
Per Table 1 above, the maximum allowed density is calculated as 0.40 x 7.5 = 3.00.  The 
required minimum density is 80% of the maximum, or 6 units per acre calculated as 0.40 
x 6 = 2.40 rounded down to 2. 
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(.07)  Lot Standards 

Table 2:  Lot Standards for All PDR Zoned Lots 

Zoning 
Designation 

Minimum 
Lot Size 
(square 

feet) 

Setbacks Maximum Lot 
Coverage (percent 

of lot area) of 
Largest 

Building/All 
BuildingsA 

Minimum Lot 
Width at 
building 

Line/Minimum 
Street Frontage 

of LotB (feet) 

Minimum 
Lot Depth 

(feet) 

Maximum 
Building 
Height 
(feet) 

PDR-4 3,000  75/75 35/35C 60  
A. separate building for the purpose of lot coverage calculations 
B.  Lot frontage may be on a public street or approved, platted private drive. 
C.  Lot frontage may be reduced to 24 feet when the lot fronts a cul-de-sac. 

 
RESPONSE:  For Parcels 1 & 3 a Waiver for Zero Setback at the partition party wall is 
necessary, see PDR Stage I Responses herein. 
 
The proposed partition does not create a final lot layout for Parcel 2.  The applicant 
intends to sell this Parcel separate from the church uses and existing buildings.  Access 
for Parcel 2 is provided by the flag lot configuration, which provides 35 feet of frontage 
on SW Boeckman Road.  
  
Parcel 2 contains 17,480 square feet, not counting the flag access, which as described 
above will accommodate 2-3 housing units under the PDR-4 zoning.   
 
No initial housing is proposed as part of this partition. The applicant intends to sell this 
Parcel separate from the church use, with the purchaser developing the residential use, 
via partition or subdivision.  However, given the access configuration, odd lot shape and 
required open space, it is anticipated that any residential development will be single 
family attached or cluster units, maybe similar to Charbonneau.     
 
The applicant intends to sell Parcel 2 to a developer of home builder.  The purchaser of 
this Parcel is anticipated to make application of further land division or site design review 
for the final lot/unit configuration.   
 
Sub-(.07) Table 2 provides the lot size, setback and unit height standards, which will be 
applicable for such future residential development.   
 

(.08)  Adjustments to Ensure Minimum Density is Met. In development not involving Multi-
Family Dwelling Units, if demonstrated by the applicant that it is not physically 
possible to accommodate the minimum number of units at the required minimum lot 
size and the minimum open space, the following adjustments, A.-B., shall be made to 
the minimum extent necessary to enable minimum density to be met. To prioritize the 
provision of required open space, adjustments to minimum lot size, width, and depth 
shall be used to the extent allowed, as described in A. below, prior to any adjustment 
to open space requirements as described in B. below. 
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A.  Adjustments to Minimum Lot Size, Width, and Depth: Reduce minimum lot size of 
up to 20% of the residential lots, rounded consistent with Subsection (.06) above 
or one lot for a four-lot subdivision, by up to 20%. For example, the potential 
adjustment, if determined necessary, for a 100- lot subdivision in the PDR-4 zone 
would be to reduce 20 lots to as low as 2,400 square feet (a 20% reduction of the 
3,000 square foot minimum lot size). Also reduce the minimum lot width and 
minimum lot depth by up to 20% as necessary to allow the reduction of lot size. 

 
RESPONSE:  Parcel 2 has been sized so as to accommodate 2-3 housing units, 
consistent with the PDR-4 standards, without need for any Adjustments.  As noted, it is 
assumed that the units will be single family attached or clustered type units. No 
adjustments are anticipated at this time.        
 

B.  Adjustment to Open Space Area: Reduce the amount of open space area required 
pursuant to Subsection 4.113 (.01). Reduce non-usable open space to the extent 
possible prior to usable open space required by Subsection 4.113 (.01) C. 3. 
After any adjustment to open space, all subdivisions with 10 or more units must 
still include a minimum of one usable, programmed open space of at least 2,000 
square feet meeting the requirements of Subsection 4.113 (.01)  

C. 3. Subdivisions less than 10 units shall require one usable open space of at least 
1,000 square feet meeting the same requirements. 

[Sections (.06-.08) added by Ord. #841, effective 6/4/2020] 
 
RESPONSE:  Section 4.113(.01)C. requires 25% of residential developments be 
provided in open space, with a minimum of at least 1,000 square feet for developments of 
less than 10 lots.  Since the applicant is not proposing the final residential lot layout, at 
this time, no adjustment for open space is being requested as part of this partition.   
 

(.09) Block and access standards: 
1. Maximum block perimeter in new land divisions:  1,800 feet. 
2. Maximum spacing between streets or private drives for local access:  530 

feet, unless waived by the Development Review Board upon finding that 
barriers such as railroads, freeways, existing buildings, topographic 
variations, or designated Significant Resource Overlay Zone areas will 
prevent street extensions meeting this standard.  [Amended by Ord. 682, 
9/9/10] 

3. Maximum block length without pedestrian and bicycle crossing:  330 feet, 
unless waived by the Development Review Board upon finding that barriers  
such as railroads, freeways, existing buildings, topographic variations, or   
designated Significant Resource Overlay Zone areas will prevent pedestrian   
and bicycle facility extensions meeting this standard. 

[Section 4.124(.06) amended by Ordinance No. 538, 2/21/02.] 
 
RESPONSE:  The subject site abuts the south side of SW Boeckman Road, just west of 
the Wilsonville/Stafford Road intersection.  There are two local streets SW Willow Creek 
Drive (west) and SE Morgan Street (east) that are near the property but not immediately 
adjacent to it.   
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Tract G of the Landover plat was dedicated to the City for the stated purposes of “public 
access and utilities”.  No change to this Tract is proposed, other than necessary extension 
of utilities.  This Tract provides secondary access to the southeast corner of the property.  
The applicant intends to continue use of Tract G for its dedicated purposes.   
 
This partition does not propose any new streets.  Given the surrounding street and lot 
pattern, the subject property is not capable of completing any existing block, or providing 
any new block configuration consistent with the Block standard of this section.  
Consequently, the proposed development complies to the degree practicable.    
 

(.10) Signs. Per the requirements of Sections 4.156.01 through 4.156.11.   
[Amended by Ord. No. 704, 6/18/12] 

 

RESPONSE:  No new signs are being proposed at this time.  Any future signage will be 
submitted under separate application. 

(.11) Parking. Per the requirements of Section 4.155. 
 

RESPONSE:  See response to Section 4.155 below.  
 

(.12) Corner Vision Clearance.  Per the requirements of Section 4.177. 
[Section 4.124.1 PDR-1 to Section 4.124.7 PDR-7 omitted per Ord. 841, effective   
6/04/2020] 

 
RESPONSE:  No new intersections are being created.  There is currently adequate vision 
clearance at the entry drive.  Therefore, this criterion is not applicable or it is otherwise 
already met.   

Section 4.140. Planned Development Regulations. 

(.01) Purpose . 

A. The provisions of Section 4.140 shall be known as the Planned Development 
Regulations.   The purposes of these regulations are to encourage the 
development of tracts of land sufficiently large to allow for comprehensive 
master planning, and to provide flexibility in the application of certain 
regulations in a manner consistent with the intent of the Comprehensive Plan 
and general provisions of the zoning regulations and to encourage a 
harmonious variety of uses through mixed use design within specific 
developments thereby promoting the economy of shared public services and 
facilities and a variety of complimentary activities consistent with the land 
use designation on the Comprehensive Plan and the creation of an attractive, 
healthful, efficient and stable environment for living, shopping or working. 

 

B. It is the further purpose of the following Section: 
1. To take advantage of advances in technology, architectural design, and 

functional land use design: 
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2. To recognize the problems of population density, distribution and 
circulation and to allow a deviation from rigid established patterns of 
land uses, but controlled by defined policies and objectives detailed in 
the comprehensive plan; 

3. To produce a comprehensive development equal to or better than that 
resulting from traditional lot land use development. 

4. To permit flexibility of design in the placement and uses of buildings and 
open spaces, circulation facilities and off-street parking areas, and to 
more efficiently utilize potentials of sites characterized by special 
features of geography, topography, size or shape or characterized by 
problems of flood hazard, severe soil limitations, or other hazards; 

5. To permit flexibility in the height of buildings while maintaining a ratio 
of site area to dwelling units that is consistent with the densities 
established by the Comprehensive Plan and the intent of the Plan to 
provide open space, outdoor living area and buffering of low-density 
development. 

6. To allow development only where necessary and adequate services and 
facilities are available or provisions have been made to provide these 
services and facilities. 

7. To permit mixed uses where it can clearly be demonstrated to be of 
benefit to the users and can be shown to be consistent with the intent of 
the Comprehensive Plan. 

8. To allow flexibility and innovation in adapting to changes in the 
economic and technological climate. 

 

(.02) Lot Qualification. 

A. Planned Development may be established on lots which are suitable for and 
of a size to be planned and developed in a manner consistent with the 
purposes and objectives of Section 4.140. 

B. Any site designated for development in the Comprehensive Plan may be 
developed as a Planned Development, provided that it is zoned “PD” or 
specifically defined as a PD zone by this code. All sites which are greater 
than two (2) acres in size, and designated in the Comprehensive Plan for 
commercial, residential, or industrial use shall be developed as Planned 
Developments, unless approved for other uses permitted by the Development 
Code.  Smaller sites may also be developed through the City’s PD 
procedures, provided that the location, size, lot configuration, topography, 
open space and natural vegetation of the site warrant such development. 

 

RESPONSE:  As described in the zone change section above, the applicant is proposed 
PDR-4 zoning for the subject property.  Therefore, the provisions of this Chapter are 
applicable. 

The subject property contains 2.39 acres, which is consistent with (.02)B. 
 
  



Frog Pond Church – 3-Lot Partition 
PDG 999-255 
May 2021, Revised for Completeness July 28, 2021 

29 

(.03) Ownership. 
A. The tract or tracts of land included in a proposed Planned Development 

must be in one (1) ownership or control or the subject of a joint 
application by the owners of all the property included.   The holder of a 
written option to purchase, with written authorization by the owner to 
make applications, shall be deemed the owner of such land for the 
purposes of Section 4.140. 

B. Unless otherwise provided as a condition for approval of a Planned 
Development permit, the permittee may divide and transfer units or 
parcels of any development.  The transferee shall use and maintain each 
such unit or parcel in strict conformance with the approval permit and 
development plan. 

 
RESPONSE:  The applicant owns the subject property, with the exception of Tract G of 
the Landover Plat.  Tract G is owned by the City.   
 
Contrary to the pre-application conference discussions the applicant has determined that 
acquisition of Tract G is not necessary.   
 

(.04) Professional Design. 
A. The applicant for all proposed Planned Developments shall certify that the 

professional services of the appropriate professionals have been utilized 
in the planning process for development. 

B. Appropriate professionals shall include, but not be limited to the following 
to provide the elements of the planning process set out in Section 4.139: 
1. An architect licensed by the State of Oregon; 
2. A landscape architect registered by the State of Oregon; 
3. An urban planner holding full membership in the American Institute of 

Certified Planners, or a professional planner with prior experience 
representing clients before the Development Review Board, Planning 
Commission, or City Council; or 

4. A registered engineer or a land surveyor licensed by the State of 
Oregon. 

C. One of the professional consultants chosen by the applicant from either 1, 
2, or 3, above, shall be designated to be responsible for conferring with 
the planning staff with respect to the concept and details of the plan. 

D. The selection of the professional coordinator of the design team will not 
limit the owner or the developer in consulting with the planning staff. 

 
RESPONSE:  The applicant’s Design Team is set forth on the Page 2 of this Compliance   
Narrative.   
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(.05) Planned Development Permit Process.  

A. All parcels of land exceeding two (2) acres in size that are to be used for 
residential, commercial or industrial development, shall, prior to the 
issuance of any building permit: 
1. Be zoned for planned development; 
2. Obtain a planned development permit; and 
3. Obtain Planning Director, Development Review Board, or, on appeal, 

City Council approval. 

B. Zone change and amendment to the zoning map are governed by the 
applicable provisions of the Zoning Sections, inclusive of Section 4.197 

C. Development Review Board and Planning Director approval is governed by 
Sections 4.400 to 4.450 

 
RESPONSE:  This application includes a proposed zone change from RA-H to PDR-4, 
as previously addressed herein.   
   

D. All planned developments require a planned development permit.  The 
planned development permit review and approval process consists of the 
following multiple stages, the last two or three of which can be combined at 
the request of the applicant: 
1. Pre-application conference with Planning Department; 

 
RESPONSE:  The applicant’s Design Team participated in a virtual pre-application 
conference January 28, 2021.  Additional discussion were held regarding the use and 
transfer of Tract G of the Landover plat.  We have also had additional email and phone 
conversations with staff regarding various elements of this proposal in developing 
responses to the notice of Incomplete Application.  Therefore, this criterion is met, 
 

2. Preliminary (Stage I) review by the Development Review Board or the 
Planning Director for properties within the Coffee Creek Industrial 
Design Overlay District.  When a zone change is necessary, application 
for such change shall be made simultaneously with an application for 
preliminary approval; and 

 
RESPONSE:  As required, this application includes a Stage I Master Plan.  The Master 
Plan provides the necessary summary information so the Review Body can easily 
understand the desired outcomes.  The Stage I Master Plan includes a request for one 
Waiver and a phasing plan.  The waiver is for a Zero Lot Line setback at the Partition 
wall between Parcels 1 & 3.  
 

3. Final (Stage II) review by the Development Review Board or the 
Planning Director for properties within the Coffee Creek Industrial 
Design Overlay District.      
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RESPONSE:  This application also includes a Stage II Development Plan. The Stage II 
Development Plan, is essentially the same as the Preliminary Plat, except that it 
represents only the Phase 1 Partition Plat.   
 

4. In the case of a zone change and zone boundary amendment, City 
Council approval is required to authorize a Stage I preliminary plan 
except for properties within the Coffee Creek Industrial Design Overlay 
District, which may receive separate zone map amendment approvals. 

[Section 4.140 (.05)D amended per Ordinance No. 812, 02/22/18] 
 
RESPONSE:  The subject property is not within the Coffee Creek Industrial Design 
Overlay District.  Therefore, DRB approval is required.   
 

(.07) Preliminary Approval (Stage One): 
A. Applications for preliminary approval for planned developments shall: 

1. Be made by the owner of all affected property or the owner’s 
authorized agent; and 

2. Be filed on a form prescribed by the City Planning Department 
and filed with said Department. 

3. Set forth the professional coordinator and professional design 
team as provided in subsection (.04), above. 

4. State whether the development will include mixed land uses, and if 
so, what uses and in what proportions and locations. 

 
RESPONSE:  This application is made by the property owner.  It has been filed on a 
form provided by the Planning Department.  The applicant’s Design Team is set forth on 
page two of this Compliance Narrative.   
The project summary clearly states the intended mixed-use of continued church 
operations and planned future residential development.   
 

B. The application shall include conceptual and quantitatively accurate 
representations of the entire development sufficient to judge the scope, 
size, and impact of the development on the community; and, in 
addition to the requirements set forth in Section 4.035, shall be 
accompanied by the following information: 
1. A boundary survey or a certified boundary description by a 

registered engineer or licensed surveyor. 
2. Topographic information as set forth in Section 4.035 
3. A tabulation of the land area to be devoted to various uses, and a 

calculation of the average residential density per net acre. 
Developments within the RN zone shall show how the proposed 
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number of units complies with the applicable maximum and 
minimum provisions of the RN zone. 

4. A stage development schedule demonstrating that the developer 
intends receive Stage II approval within two (2) years of receiving 
Stage I approval, and to commence construction within two (2) 
years after the approval of the final development plan, and will 
proceed diligently to completion; unless a phased development 
schedule has been approved; in which case adherence to that 
schedule shall be considered to constitute diligent pursuit of 
project completion. 

5. A commitment by the applicant to provide in the Final Approval 
(Stage II) a performance bond or other acceptable security for the 
capital improvements required by the project. 

6. If it is proposed that the final development plan will be executed in 
stages, a schedule thereof shall be provided. 

7. Statement of anticipated waivers from any of the applicable site 
development standards. 

 
RESPONSE:  This application includes all the relevant submittal requirements listed in 
B.1-7.   Compliance with this criterion will be confirmed through the City completeness 
review process.   
 
The applicant intends to implement the Partitioning in two phases as addressed herein.  
The initial phase (Parcels 1 & 2) will be completed within the require 2-year timeframe.  
The second phase will be determined based on the success of the church to re-grow 
membership.    
As part of the Stage I Master Plan a request of a waiver of the PDR-4 setback is requested 
to allow a zero lot line setback at the partition party wall between Parcels 1 & 3.  The 
partition wall physically separates the two sections of the existing building by creating a 
fire rated common wall. 
Therefore, these criteria are met.  
 

(.09) Final Approval (Stage Two): 
[Note:  Outline Number is incorrect.] 
A. Unless an extension has been granted by the Development Review Board or 

Planning Director, as applicable, within two (2) years after the approval or 
modified approval of a preliminary development plan (Stage I), the applicant 
shall file with the City Planning Department a final plan for the entire 
development or when submission in stages has been authorized pursuant to 
Section 4.035 for the first unit of the development, a public hearing shall be 
held on each such application as provided in Section 4.013. As provided in 
Section 4.134, an application for a Stage II approval within the Coffee Creek 
Industrial Design Overlay District may be considered by the Planning 
Director without a public hearing as a Class II Administrative Review as 
provided in Section 4.035(.03). 
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[Section 4.140 Section (.09)A amended per Ordinance No. 812, 02/22/18] 
 
RESPONSE:  This application includes the Stage II Development Plan, which is 
essentially the same as the Preliminary Plat, except that it is limited to the Phase 1 Plat to 
create Parcels 1 & 2.  Therefore, this criterion is met.   
 

B. The Development Review Board or Planning Director, as applicable, shall 
determine whether the proposal conforms to the permit criteria set forth in 
this Code, and shall approve, conditionally approve, or disapprove the 
application.  [Section 4.140 Section (.09)B amended per Ordinance No. 812, 
02/22/18] 

 
RESPONSE:  Compliance with the Development Permit Criteria is addressed later 
herein.   

C. The final plan shall conform in all major respects with the approved 
preliminary development plan, and shall include all information included in 
the preliminary plan plus the following: 
1. The location of water, sewerage and drainage facilities; 
2. Preliminary building and landscaping plans and elevations, sufficient to 

indicate the general character of the development; 
3. The general type and location of signs; 
4. Topographic information as set forth in Section 4.035; 
5. A map indicating the types and locations of all proposed uses; and 
6. A grading plan. 

 
RESPONSE:  The Final Plan substantially conforms to the Preliminary Stage I Phasing 
Plan relative to items listed in C. 1-6. 
 

D. The final plan shall be sufficiently detailed to indicate fully the ultimate 
operation and appearance of the development or phase of development.  
However, Site Design Review is a separate and more detailed review of 
proposed design features, subject to the standards of Section 4.400. 

 
RESPONSE:  The Phase 1 final plan is sufficiently detailed to indicate fully the ultimate 
operation and appearance of the development.  This phase creates Parcel 2, which will 
allow for residential development consistent with the PDR-4 zoning.  
 

E. Copies of legal documents required by the Development Review Board or 
Planning Director, as applicable, for dedication or reservation of public 
facilities, or for the creation of a non-profit homeowner’s association, shall 
also be submitted.  [Section 4.140 Section (.09)E amended per Ordinance 
No. 812, 02/22/18] 
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RESPONSE:  Copies of legal documents required by the Development Review Board or 
Planning Director, as applicable, for dedication or reservation of public facilities have 
been provided.   
 

F. Within thirty (30) days after the filing of the final development plan, the 
Planning staff shall forward such development plan and the original 
application to the Tualatin Valley Fire and Rescue District, if applicable, 
and other agencies involved for review of public improvements, including 
streets, sewers and drainage.  The Development Review Board or Planning 
Director, as applicable, shall not act on a final development plan until it has 
first received a report from the agencies or until more than thirty (30) days 
have elapsed since the plan and application were sent to the agencies, 
whichever is the shorter period.  [Section 4.140 Section (.09)F amended per 
Ordinance No. 812, 02/22/18] 

G. Upon receipt of the final development plan, the Development Review Board 
or Planning Director, as applicable shall examine such plan and determine: 
1. Whether it conforms to all applicable criteria and standards; and 
2. Whether it conforms in all substantial respects to the preliminary 

approval; or 
3. Require such changes in the proposed development or impose such 

conditions of approval as are in its judgment necessary to insure 
conformity to the applicable criteria and standards.  

[Section 4.140 Section (.09)G amended per Ordinance No. 812, 02/22/18] 
 

H. If the Development Review Board or Planning Director, as applicable, 
permits the applicant to revise the plan, it shall be resubmitted as a final 
development plan within sixty (60) days.  If the Board or Planning Director 
approves, disapproves or grants such permission to resubmit, the decision 
of the Board shall become final at the end of the appeal period for the 
decision, unless appealed to the City Council, in accordance with Sections 
4.022 of this Code.  [Section 4.140 Section (.09)H amended per Ordinance 
No. 812, 02/22/18] 

 
RESPONSE:  Implementation of Section F, G & H are the responsibility of the City, 
once the application has been submitted.   
 

I. All Stage II Site Development plan approvals shall expire two years after 
their approval date, if substantial development has not occurred on the 
property prior to that time. Provided, however, that the Development 
Review Board or Planning Director, as applicable, may extend these 
expiration times for up to three (3) additional periods of not more than one 
(1) year each.  Applicants seeking time extensions shall make their requests 
in writing at least thirty (30) days in advance of the expiration date.  
Requests for time extensions shall only be granted upon (1) a showing that 
the applicant has in good faith attempted to develop or market the property 
in the preceding year or that development can be expected to occur within 
the next year, and (2) payment of any and all Supplemental Street SDCs 
applicable to the development… 
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RESPONSE:  The applicant understands the two year expiration provisions for the Stage 
II approval, including options for obtaining an extension, if needed.   
 

J. A planned development permit may be granted by the Development Review 
Board or Planning Director, as applicable, 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:  [Section 4.140 Section (.09)J 
amended per Ordinance No. 812, 02/22/18] 
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 compliance narrative and supporting plans and documents 
demonstrate that the proposed 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. 
 
The existing church operated within a prior approved building.  The proposed Partition 
maintains this building, with a partition party wall to created two separate sections of the 
building.  All existing parking is maintained, and proposed phased additional parking 
provides for compliance with the prior minimum 91 parking spaces.   
 
The future residential development (Parcel 2) is consistent with the Residential plan 
designation on the Comprehensive Plan, as implemented by the proposed DPR-4 zoning.   
 

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. 
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; [Added 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 II developments approved but not yet 
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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.] 

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.   
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.] 

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.] 

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 initial phase (Parcels 1 & 2) will not significantly alter existing trip 
generation resulting from the historic operation of the church, as addressed in 98DB35. B 
There will be no change to existing impacts until Parcel 2 is actually developed.   
 
Due to the limited number of potential units, traffic impacts of any future residential 
development of Parcel 2 is not expected to result in any significant degradation of traffic.  
As noted, development will be limited to a maximum of 3 units, see attached prior study 
by DKS.  A separate traffic study will be prepared at the time of application for 
development of Parcel 2.   
  
Therefore, the applicant has requested a Waiver of the traffic report.   
 

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 existing site improvements were previously approved (98DB35) and 
will not be substantially altered as a result of this Partition.  The existing building is 
adequately served consistent with prior approvals.   
 
The future impacts of development of Parcel 2 will be evaluated at the time of proposed 
development.  But since such development is limited to a maximum of 3 dwelling units, 
existing facilities all have adequate capacity to support the future development.   
 
Therefore, the proposed partition complies with the PD Permit criteria.     
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Section 4.155. General Regulations - Parking, Loading and Bicycle Parking. 
(.01) Purpose: 
A. The design of parking areas is intended to enhance the use of the parking area as it 
relates to the site development as a whole, while providing efficient parking, 
vehicle circulation and attractive, safe pedestrian access. 
B. As much as possible, site design of impervious surface parking and loading areas 
shall address the environmental impacts of air and water pollution, as well as 
climate change from heat islands. 
C. The view from the public right of way and adjoining properties is critical to meet 
the aesthetic concerns of the community and to ensure that private property rights 
are met. Where developments are located in key locations such as near or 
adjacent to the I-5 interchanges, or involve large expanses of asphalt, they deserve 
community concern and attention. 

 
RESPONSE:  There are currently 78 paved spaces for the continued church use, as 
previously approved (98BD35). The vacant area planned for Parcel 2 development 
currently provides the additional parking needed to meet the approved requirement of 91 
spaces for church use.   
 
Consistent with the approved plans (98DB35) a minimum of 91 parking space is required 
for the church use.  The prior approved Site Plan (A1.1R) showed a design for 118 
parking spaces.  However, the southern portion of the parking was approved as gravel for 
over-flow parking (gravel).   The auxiliary parking is in the undeveloped portion of the 
property to the south, which satisfies the Condition of Approval.   
 
With the Phase 1 partition, development of Parcel 2 will ultimately eliminate this 
auxiliary parking once the property is developed.  Consequently, 13 additional paved 
parking spaces (consistent with the prior approval) will be paved, as reflected on the 
Preliminary Plat to maintain the 91 required spaces.  However, paving of these additional 
spaces is proposed to be provided in conjunction with the sale and development of Parcel 
2, as part of the Phase 1 plat. 
 
Parcel 2 is planned for residential use.  However, no homes or final layout are proposed 
as part of this partitioning application.   
 
Anticipated future residential development will be addressed under a separate 
application, which will provide parking consistent with Code standards. 
 

(.02) General Provisions: 
A. 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. 

1. The Board shall have the authority to grant variances or planned development 
waivers to these standards in keeping with the purposes and objectives set 
forth in the Comprehensive Plan and this Code. 
2. Waivers to the parking, loading, or bicycle parking standards shall only be 
issued upon a findings that the resulting development will have no significant 
adverse impact on the surrounding neighborhood, and the community, and 
that the development considered as a whole meets the purposes of this section. 
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B. No area shall be considered a parking space unless it can be shown that the area is 
accessible and usable for that purpose, and has maneuvering area for the vehicles, 
as determined by the Planning Director. 
C. In cases of enlargement of a building or a change of use from that existing on the 
effective date of this Code, the number of parking spaces required shall be based 
on the additional floor area of the enlarged or additional building, or changed use, 
as set forth in this Section. Current development standards, including parking area 
landscaping and screening, shall apply only to the additional approved parking 
area. 
D. In the event several uses occupy a single structure or parcel of land, the total 
requirement for off-street parking shall be the sum of the requirements of the 
several uses computed separately, except as modified by subsection “E,” below. 
E. Owners of two (2) or more uses, structures, or parcels of land may utilize jointly 
the same parking area when the peak hours of operation do not overlap, provided 
satisfactory legal evidence is presented in the form of deeds, leases, or contracts 
securing full and permanent access to such parking areas for all the parties jointly 
using them. [Amended by Ord. # 674 11/16/09] 
F. Off-street parking spaces existing prior to the effective date of this Code may be 
included in the amount necessary to meet the requirements in case of subsequent 
enlargement of the building or use to which such spaces are necessary. 
G. Off-Site Parking. Except for single-family dwellings, the vehicle parking spaces 
required by this Chapter may be located on another parcel of land, provided the 
parcel is within 500 feet of the use it serves and the DRB has approved the off-site 
parking through the Land Use Review. The distance from the parking area to the 
use shall be measured from the nearest parking space to the main building 
entrance, following a sidewalk or other pedestrian route. The right to use the offsite 
parking must be evidenced in the form of recorded deeds, easements, leases, 
or contracts securing full and permanent access to such parking areas for all the 
parties jointly using them. [Amended by Ord. # 674 11/16/09] 
H. The conducting of any business activity shall not be permitted on the required 
parking spaces, unless a temporary use permit is approved pursuant to Section 
4.163. 
I. Where the boundary of a parking lot adjoins or is within a residential district, such 
parking lot shall be screened by a sight-obscuring fence or planting. The 
screening shall be continuous along that boundary and shall be at least six (6) feet 
in height. 
J. Parking spaces along the boundaries of a parking lot shall be provided with a 
sturdy bumper guard or curb at least six (6) inches high and located far enough 
within the boundary to prevent any portion of a car within the lot from extending 
over the property line or interfering with required screening or sidewalks. 
K. All areas used for parking and maneuvering of cars shall be surfaced with asphalt, 
concrete, or other surface, such as pervious materials (i. e. pavers, concrete, 
asphalt) that is found by the City’s authorized representative to be suitable for the 
purpose. In all cases, suitable drainage, meeting standards set by the City’s 
authorized representative, shall be provided. [Amended by Ord. # 674 11/16/09] 
L. Artificial lighting which may be provided shall be so limited or deflected as not to 
shine into adjoining structures or into the eyes of passers-by. 
M. Off-street parking requirements for types of uses and structures not specifically 
listed in this Code shall be determined by the Development Review Board if an 
application is pending before the Board. Otherwise, the requirements shall be 
specified by the Planning Director, based upon consideration of comparable uses. 
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N. Up to forty percent (40%) of the off-street spaces may be compact car spaces as 
identified in Section 4.001 - “Definitions,” and shall be appropriately identified. 
O. Where off-street parking areas are designed for motor vehicles to overhang 
beyond curbs, planting areas adjacent to said curbs shall be increased to a 
minimum of seven (7) feet in depth. This standard shall apply to a double row of 
parking, the net effect of which shall be to create a planted area that is a minimum 
of seven (7) feet in depth. 

 
RESPONSE: The church has existing approved parking, as described above, see 
Existing Approved Site Plan (A1.1R).  The existing paved access and parking portion of 
the site improvements are not initially proposed to be altered from the prior approval 
(98DB35).  However, some repaving will be required for utilities and added parking.     
 
For the church use, the building, landscaping and parking configuration will remain as it 
exists, until Parcel 3 is platted, if determined necessary.  However, 13 new parking spaces 
are proposed to be constructed as part of the Phase 1 plat.  These additional spaces 
account for overflow spaces lost to Parcel 2, providing the required 91 spaces. 
 
However, some of the trees within the parking area were damaged during the February 
2021 ice storm.  These trees are identified on the Updated Landscape Inventory and 
Planting Plan (L1-0).  A total of 4 trees will be replaced, together with 241 shrubs that 
have died or are otherwise missing.  These replacement plantings will be complete prior 
to or in conjunction with the Phase 1 Final Plat approval.  The updated Landscaping 
Inventory and Planting plan has been provided, to maintain consistency with the prior 
approved plans (98DB35).    
 
The Phase 2 partition will create a new line property line (partition wall) separating the 
building into Parcels 1 & 3 for ownership purposes only.  Parcels 1 & 3 will jointly share 
the existing access and parking within the two flags (Parcels 2 & 3) covered by reciprocal 
easement.   
 
The existing parking provides 78 paved spaces, with additional graveled area for 
auxiliary parking for about 30 cars (98DB35).   
 
The historic church operations at this location have previously included use by other 
church organizations on a rental basis, including shared parking, which has proved to be 
adequate.  Consequently, adding a separate ownership, as compared to rental agreement, 
is not expected to significantly alter the demand for parking. 
 
Based on a shared parking agreement (cross-easement) the respective owners will be 
responsible for coordinating activities so that large group activities will not conflict with 
each other resulting in over-load parking requirements. 
 
Parcel 2 is expected to be sold separately for future residential development (Phase 1).  
Therefore, there the additional parking will be provided to allow the creation of Parcel 2.  
Any future residential development will provide parking consistent with Section 4.155.  
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(.03) Minimum and Maximum Off-Street Parking Requirements: 
A. Parking and loading or delivery areas shall be designed with access and 
maneuvering area adequate to serve the functional needs of the site and shall: 

1. Separate loading and delivery areas and circulation from customer and/or 
employee parking and pedestrian areas. Circulation patterns shall be clearly 
marked. 
2. To the greatest extent possible, separate vehicle and pedestrian traffic. 

B. Parking and loading or delivery areas shall be landscaped to minimize the visual 
dominance of the parking or loading area, as follows: 

1. Landscaping of at least ten percent (10%) of the parking area designed to be 
screened from view from the public right-of-way and adjacent properties. 
This landscaping shall be considered to be part of the fifteen percent (15%) 
total landscaping required in Section 4.176.03 for the site development. 
2. Landscape tree planting areas shall be a minimum of eight (8) feet in width 
and length and spaced every eight (8) parking spaces or an equivalent 
aggregated amount. 

a. Trees shall be planted in a ratio of one (1) tree per eight (8) parking 
spaces or fraction thereof, except in parking areas of more than two 
hundred (200) spaces where a ratio of one (1) tree per six (six) spaces  
shall be applied as noted in subsection (.03)(B.)(3.). A landscape design 
that includes trees planted in areas based on an aggregated number of 
parking spaces must provide all area calculations. 
b. Except for trees planted for screening, all deciduous interior parking 
lot trees must be suitably sized, located, and maintained to provide a 
branching minimum of seven (7) feet clearance at maturity. 

 
RESPONSE:  The existing parking provides 78 paved spaces, with additional graveled 
area for auxiliary parking for about 30 cars as previously approved (98DB35).   
 
Limited new parking is proposed as part of this partitioning, with the addition of 13 
spaces proposed in conjunction with the development of Parcel 2 to maintain the required 
91 minimum spaces.  Minor landscaping (islands) will be added with the additional 
parking space to maintain compliance with the above criteria.   
 

3. Due to their large amount of impervious surface, new development with 
parking areas of more than two hundred (200) spaces that are located in any 
zone, and that may be viewed from the public right of way, shall be 
landscaped to the following additional standards: 

a. One (1) trees shall be planted per six (6) parking spaces or fraction 
thereof. At least twenty-five percent (25%) of the required trees must be 
planted in the interior of the parking area… 

 
RESPONSE:  The existing parking is less than 200 spaces.  Therefore, these criteria are 
not applicable.   
 

4. Be designed for safe and convenient access that meets ADA and ODOT 
standards. All parking areas which contain ten (10) or more parking spaces, 
shall for every fifty (50) standard spaces., provide one ADA-accessible 
parking space that is constructed to building code standards, Wilsonville Code 
9.000. 
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5. Where possible, parking areas shall be designed to connect with parking areas 
on adjacent sites so as to eliminate the necessity of utilizing the public street 
for multiple accesses or cross movements. In addition, on-site parking shall 
be designed for efficient on-site circulation and parking. 

RESPONSE:  The existing parking has been approved, consistent with these criteria 
(98BD35). 
 

6. In all multi-family dwelling developments, there shall be sufficient areas 
established to provide for parking and storage of motorcycles, mopeds and 
bicycles. Such areas shall be clearly defined and reserved for the exclusive 
use of these vehicles. 

 
RESPONSE:  No multi-family housing is proposed.  Therefore, this criterion is not 
applicable.   
 

7. On-street parking spaces, directly adjoining and on the same side of the street 
as the subject property, may be counted towards meeting the minimum off-street 
parking standards. 
8. Tables 5, below, shall be used to determine the minimum and maximum 
parking standards for various land uses. The minimum number of required 
parking spaces shown on Tables 5 shall be determined by rounding to the 
nearest whole parking space. For example, a use containing 500 square feet, 
in an area where the standard is one space for each 400 square feet of floor 
area, is required to provide one off-street parking space. If the same use 
contained more than 600 square feet, a second parking space would be 
required. [Amended by Ordinance No. 538, 2/21/02.] 

 
RESPONSE: The property abuts SW Boeckman Road, which is a designate arterial, 
which does not allow for on-street parking.   
 
As addressed herein, the existing parking complies with the applicable standards.   
 

Section 4.156.01. Sign Regulations Purpose and Objectives. 
(.01) Purpose. The general purpose of the sign regulations are to provide one of the 
principal means of implementing the Wilsonville Comprehensive Plan by fostering an 
aesthetically pleasing, functional, and economically vital community, as well as 
promoting public health, safety, and well-being. The sign regulations strive to 
accomplish the above general purpose by meeting the needs of sign owners while 
maintaining consistency with the development and design standards elsewhere in 
Chapter 4. This code regulates the design, variety, number, size, location, and type of  
signs, as well as the processes required to permit various types of signs. Sign 
regulations have one or more of the following specific objectives: 

A. Well-designed and aesthetically pleasing signs sufficiently visible and 
comprehensible from streets and rights-of-way that abut a site as to aid in 
wayfinding, identification and provide other needed information. 
B. Sign design and placement that is compatible with and complementary to the 
overall design and architecture of a site, along with adjoining properties, 
surrounding areas, and the zoning district. 
C. A consistent and streamlined sign review process that maintains the quality of 
sign development and ensures due process. 
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D. Consistent and equitable application and enforcement of sign regulations. 
E. All signs are designed, constructed, installed, and maintained so that public 
safety, particularly traffic safety, are not compromised. 
F. Sign regulations are content neutral. 

 
RESPONSE: The church has an existing sign our along Boeckman Road.  No changes 
to signage is proposed at this time. 
 

Section 4.176. Landscaping, Screening, and Buffering. 
Note: the reader is encouraged to see Section 4.179, applying to screening and buffering 
of storage areas for solid waste and recyclables. 
 
(.01) Purpose. This Section consists of landscaping and screening standards and 
regulations for use throughout the City. The regulations address materials, 
placement, layout, and timing of installation. The City recognizes the ecological and 
economic value of landscaping and requires the use of landscaping and other 
screening or buffering to: 

A. Promote the re-establishment of vegetation for aesthetic, health, erosion 
control, flood control and wildlife habitat reasons; 
B. Restore native plant communities and conserve irrigation water through 
establishment, or re-establishment, of native, drought-tolerant plants; 
C. Mitigate for loss of native vegetation; 
D. Establish and enhance a pleasant visual character which recognizes 
aesthetics and safety issues; 
E. Promote compatibility between land uses by reducing the visual, noise, and 
lighting impacts of specific development on users of the site and abutting sites or 
uses; 
F. Unify development and enhance and define public and private spaces; 
G. Promote the retention and use of existing topsoil and vegetation. Amended 
soils benefit stormwater retention and promote infiltration; 
H. Aid in energy conservation by providing shade from the sun and shelter from 
the wind; and 
I. Screen from public view the storage of materials that would otherwise be 
considered unsightly. 
J. Support crime prevention, create proper sight distance clearance, and 
establish other safety factors by effective landscaping and screening. 
K. Provide landscaping materials that minimize the need for excessive use of 
fertilizers, herbicides and pesticides, irrigation, pruning, and mowing to 
conserve and protect natural resources, wildlife habitats, and watersheds. 

 
RESPONSE: The church has existing landscaping that met the standards at the time of 
prior land use approvals.  Per 98BD35, the approved plans provided 50,303 square feet of 
landscaping, which equals 46.8% of the site as reflected in Table 1.   
 
Landscaping and other use areas adjusted for Parcels 1 & 2 with the partitioning are 
shown in Table 3.  Compliance with landscaping and other area requirements is 
maintained.  Parcel 2 remains undeveloped and is proposed for residential development.   
 
However, connection to utilities may necessitate replacement of some landscaping.  It is 
noted that with the dedication of right-of-way (2003) the land area numbers in Table 3 
vary slightly from those listed in the record for 98DB35.   
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For this application, the City requested an updated landscaping inventory, together with a 
planting plan to ensure compliance with the prior approved plans (98DB35).    

 
Table 3 

Propose Land Use Areas 
Phase 2 Plat 
Parcels 1 & 3 

 
  Parcel 1 Parcel 3 

Area Use Square 
Footage 

Percent of 
Site 

Square 
Footage 

Percent of 
Site 

Buildings 5,727 28.1 7,462 15.9 
Parking/paved 2,689 13.1 26,173 55.7 
Landscaping 11,984 58.8 13,372 28.4 

Existing Total 20,391 100.0% 47007 100.0% 
 

(.02) Landscaping and Screening Standards. 

A. Subsections “C” through “I,” below, state the different landscaping and 
screening standards to be applied throughout the City. The locations where 
the landscaping and screening are required and the depth of the landscaping 
and screening is stated in various places in the Code. 

B. All landscaping and screening required by this Code must comply with all of 
the provisions of this Section, unless specifically waived or granted a Variance 
as otherwise provided in the Code.  The landscaping standards are minimum 
requirements; higher standards can be substituted as long as fence and 
vegetation height limitations are met.  Where the standards set a minimum 
based on square footage or linear footage, they shall be interpreted as 
applying to each complete or partial increment of area or length (e.g., a 
landscaped area of between 800 and 1600 square feet shall have two trees if 
the standard calls for one tree per 800 square feet. 

C. General Landscaping Standard. 
1. Intent.  The General Landscaping Standard is a landscape treatment for 

areas that are generally open.  It is intended to be applied in situations 
where distance is used as the principal means of separating uses or 
developments and landscaping is required to enhance the intervening 
space. Landscaping may include a mixture of ground cover, evergreen and 
deciduous shrubs, and coniferous and deciduous trees. 

2. Required materials. Shrubs and trees, other than street trees, may be 
grouped. Ground cover plants must fully cover the remainder of the 
landscaped area (see Figure 21: General Landscaping). The General 
Landscaping Standard has two different requirements for trees and 
shrubs: 
a. Where the landscaped area is less than 30 feet deep, one tree is 

required for every 30 linear feet. 
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b. Where the landscaped area is 30 feet deep or greater, one tree is 
required for every 800 square feet and two high shrubs or three low 
shrubs are required for every 400 square feet. 

 
RESPONSE:  The subject property is surrounded by residential development, for which 
sight-obscuring screening is required consistent with Sub-section F. & J. 
 
An update Landscape Inventory and Replacement Planting Plan (Sheet L1.0) has been 
provided to ensure consistency with the prior approved plan (98BD35) is maintained.   
 

F. High Screen Landscaping Standard. 
1. Intent. The High Screen Landscaping Standard is a landscape treatment 

that relies primarily on screening to separate uses or developments. It 
is intended to be applied in situations where visual separation is 
required. 

2. Required materials.  The High Screen Landscaping Standard requires 
sufficient high shrubs to form a continuous screen at least six (6) feet 
high and 95% opaque, year-round.  In addition, one tree is required for 
every 30 linear feet of landscaped area, or as otherwise required to 
provide a tree canopy over the landscaped area.  Ground cover plants 
must fully cover the remainder of the landscaped area.  A six (6) foot 
high masonry wall or a berm may be substituted for the shrubs, but the 
trees and ground cover plants are still required.  When applied along 
street lot lines, the screen or wall is to be placed along the interior side 
of the landscaped area. (See Figure 24: High Screen Landscaping). 

J. Fully Sight-Obscuring Fence Standard. 
1. Intent.  The Fully Sight-Obscuring Fence Standard is intended to provide 

a totally blocked visual separation.  The standard is applied where full 
visual screening is needed to reduce the impact of one use or 
development on another. It can be applied in conjunction with landscape 
plantings or applied in areas where landscape plantings are not 
necessary. 

2. Required materials.  Fully sight-obscuring fences are to be at least six 
(6) feet high and 100% sight-obscuring.  Fences may be made of wood 
(other than plywood or particle-board), metal, bricks, masonry or 
other permanent materials (see Figure 28: Totally Sight-Obscuring 
Fence). 

 
RESPONSE:    For the most part the existing landscaping provides the required 
perimeter screening, with fencing, trees and shrubs.  However, some trees have been 
lost to storm damage, and those will be replaced with Phase 1 improvements.   
 

(.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 
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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.  (For recommendations refer to the 
Native Plant List maintained by the City of Wilsonville).  [Amended by Ord. # 674 
11/16/09] 

 
RESPONSE:  The existing landscaping exceeds the 15% minimum standard, and 
provides the 10% parking area landscaping.  As noted, trees lost to storm damage will be 
replaced.   
 
With the proposed partitioning, each Parcel maintains compliance with landscaping, 
exceeding the 15% minimum.    
 

(.04) Buffering and Screening.  Additional to the standards of this subsection, the 
requirements of the Section 4.137.5 (Screening and Buffering Overlay Zone) shall 
also be applied, where applicable. 

A. All intensive or higher density developments shall be screened and buffered 
from less intense or lower density developments. 

B. Activity areas on commercial and industrial sites shall be buffered and 
screened from adjacent residential areas. Multi-family developments shall 
be screened and buffered from single-family areas. 

C. All exterior, roof and ground mounted, mechanical and utility equipment 
shall be screened from ground level off-site view from adjacent streets or 
properties. 

D. All outdoor storage areas shall be screened from public view, unless visible 
storage has been approved for the site by the Development Review Board or 
Planning Director acting on a development permit. 

E. In all cases other than for industrial uses in industrial zones, landscaping 
shall be designed to screen loading areas and docks, and truck parking. 

F. In any zone any fence over six (6) feet high measured from soil surface 
at the outside of fence line shall require Development Review Board 
approval. 

(.05) Sight-Obscuring Fence or Planting. The use for which a sight-obscuring fence or 
planting is required shall not begin operation until the fence or planting is erected 
or in place and approved by the City. A temporary occupancy permit may be issued 
upon a posting of a bond or other security equal to one hundred ten percent (110%) 
of the cost of such fence or planting and its installation.  (See Sections 4.400 to 
4.470 for additional requirements.) 

 
RESPONSE:  For the most part the existing landscaping provides the required 
perimeter screening, with fencing, trees and shrubs.  However, some trees have been 
lost to storm damage, and those will be replaced with Phase 1 improvements.   
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Section 4.179. Mixed Solid Waste and Recyclables Storage in New Multi-Unit 
Residential and Non-Residential Buildings. 
 
(.01) All site plans for multi-unit residential and non-residential buildings submitted to 
the Wilsonville Development Review Board for approval shall include adequate storage 
space for mixed solid waste and source separated recyclables. [Amended by 
Ordinance No. 538, 2/21/02.] 

 
(.02) The floor area of an interior or exterior storage area shall be excluded from the 
calculation of building floor area for purposes of determining minimum storage 
requirements. 
 
(.03) The storage area requirement shall be based on the predominant use(s) of the 
building. If a building has more than one of the uses listed herein and that use 
occupies 20 percent or less of the floor area of the building, the floor area occupied 
by that use shall be counted toward the floor area of the predominant use(s). If a 
building has more than one of the uses listed herein and that use occupies more than 
20 percent of the floor area of the building, then the storage area requirement for the 
whole building shall be the sum of the requirement for the area of each use. 
 
(.04) Storage areas for multiple uses on a single site may be combined and shared. 

 
RESPONSE: For solid waste and recycling the church is currently using typical 
residential roll carts, as previously approved (98DB35).  This method has proved to be 
adequate, without need for any large drop boxes, etc.   
 
The carts are stored on the east side of the building, and placed out in the parking lot for 
weekly pick-up by Republic Services.  No immediate changes are proposed.  With the 
partitioning, it is anticipated that the same roll cart service will be maintained as there is 
no need for a large drop box, which would require an enclosure.   
 

(.05) The specific requirements are based on an assumed storage height of four feet for 
solid waste/recyclables. Vertical storage higher than four feet but no higher than 
seven feet may be used to accommodate the same volume of storage in a reduced 
floor space. Where vertical or stacked storage is proposed, the site plan shall include 
drawings to illustrate the layout of the storage area and dimensions for the containers. 
 
(.06) The specific requirements for storage area are as follows: 

A. Multi-unit residential buildings containing five-ten units shall provide a 
minimum storage area of 50 square feet. Buildings containing more than ten 
residential units shall provide an additional five square feet per unit for each unit 
above ten. 
B. Non-residential buildings shall provide a minimum storage area of ten square 
feet, plus: 

1. Office: Four square feet per 1,000 square feet gross floor area (GFA); 
2. Retail: Ten square feet per 1,000 square feet GFA; 
3. Wholesale / Warehouse / Manufacturing: Six square feet per 1,000 
square feet GFA; and 
4. Other: Four square feet per 1,000 square feet GFA. 
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(.07) The applicant shall work with the City’s franchised garbage hauler to ensure that 
site plans provide adequate access for the hauler’s equipment and that storage area is 
adequate for the anticipated volumes, level of service and any other special 
circumstances which may result in the storage area exceeding its capacity. The hauler 
shall notify the City by letter of their review of site plans and make recommendations for 
changes in those plans pursuant to the other provisions of this section. 

 
RESPONSE: The applicant has existing service provided by Republic Services, as 
described above.  No changes are proposed at this time.  Some minor adjustments may be 
necessary once a new owner for Parcel 3 is identified.  The applicant will coordinate with 
Republic Services as need for any changes in service.  But it is not anticipated that a 
storage enclosure will be necessary.  

 
Section 4.199 OUTDOOR LIGHTING 
Section 4.199.10 Outdoor Lighting In General. 
Section 4.199.20 Applicability. 
Section 4.199.30 Lighting Zones. 
Section 4.199.40 Lighting Systems Standards for Approval. 
Section 4.199.50 Submittal Requirements. 
Section 4.199.60 Major Additions or Modifications. 
 
Section 4.199.10. Outdoor Lighting In General. 
(.01) Purpose: The purpose of this Code is to provide regulations for outdoor lighting 
that will: 

 
Section 4.199.20. Applicability. 

A. Permit reasonable uses of outdoor lighting for nighttime safety, utility, 
security, productivity, enjoyment and commerce. 
B. Conserve energy and resources to the greatest extent possible. 
C. Minimize glare, particularly in and around public rights-of-way; and reduce 
visual discomfort and improve visual acuity over large areas by avoiding “light 
islands” and “spotlighting” that result in reduced visual perception in areas 
adjacent to either the source of the glare or the area illuminated by the glare. 
D. Minimize light trespass, so that each owner of property does not cause 
unreasonable light spillover to other property. 
E. Curtail the degradation of the nighttime environment and the night sky. 
F. Preserve the dark night sky for astronomy and enjoyment. 
G. Protect the natural environment, including wildlife, from the damaging effects 
of night lighting from human sources. 

 
(.02) Purpose Statement as Guidelines: Declaration of purpose statements are guidelines 

and not approval criteria in the application of WC Section 4.199. 
 

RESPONSE: The existing lighting was approved per 98DB35.  No changes to outdoor 
lighting is proposed at this time.  
 
Once Parcel 2 is developed, the existing in that area will be eliminated.  If it is 
determined that a new light will be necessary for the southern portion of the access 
parking area, a light it will be provided in conjunction with Parcel 2 development. 
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B. PRELIMINARY PARTITION PLAT 
 

LAND DIVISIONS 
Section 4.200. General - Purpose. 
The City Council hereby finds and deems that it is reasonable and necessary, in order to 
accomplish the orderly development of land within the corporate limits of the City, and in 
order to promote the public health, safety and general welfare of the City, to enact these 
sections, to be hereinafter known as the "Land Division Regulations of the City of 
Wilsonville, Oregon," in order to provide rules, regulations and standards to govern the 
approval of plats for subdivisions, land partitions, condominium divisions, and plans for 
other property divisions, to carry out the development pattern and plan of the City and to 
promote the public health, safety and general welfare thereof, and in order to lessen 
congestion of streets, secure safety from fires, flood, pollution and other dangers and to 
provide adequate light and area, and to prevent overcrowding of land, improve 
connectivity from one part of the community to another, and to facilitate adequate 
provision for transportation, water supplies, sewage, drainage, education, recreation and 
other needs of the people of the City, and to prescribe procedures to be followed in 
submitting plans and plats of land divisions for approval by the City. 

Section 4.202. General - Authorization. 

(.01) Pursuant to ORS Chapter 92, plans and plats must be approved by the 
Planning Director or Development Review Board (Board), as specified in 
Sections 4.030 and 4.031, before a plat for any land division may be filed in 
the county recording office for any land within the boundaries of the City, 
except that the Planning Director shall have authority to approve a final plat 
that is found to be substantially consistent with the tentative plat approved by 
the Board. 

(.02) The Development Review Board and Planning Director shall be given all the 
powers and duties with respect to procedures and action on tentative and final 
plans, plats and maps of land divisions specified in Oregon Revised Statutes 
and by this Code. 

(.03) Approval by the Development Review Board or Planning Director of divisions 
of land within the boundaries of the City, other than statutory subdivisions, is 
hereby required by virtue of the authority granted to the City in ORS 92. 

(.04) No person shall sell any lot or parcel in any condominium, subdivision, or 
land partition until a final condominium, subdivision or partition plat has been 
approved by the Planning Director as set forth in this Code and properly 
recorded with the appropriate county. 

A. No development permit shall be issued for any lot or parcel that is not 
legally created in accordance with this Code. 

B. It shall be a violation of this Code to divide a tract of land into a parcel 
smaller than the lot size required in the Zoning Sections of this Code unless 
specifically approved by the Development Review Board or City Council.  
No conveyance of any portion of a lot, for other than a public use, shall 
leave a structure on the remainder of the lot with less than the minimum 
lot size, width, depth, frontage, yard or setback requirements, unless  
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specifically authorized through the Variance procedures of Section 4.196 
or the waiver provisions of the Planned Development procedures of 
Section 4.118… 

 
RESPONSE:  The applicant is proposing a 3-Parcel partition, which requires compliance 
with this Code Section.   

Section 4.210. Application Procedure.  

(.01) Pre-application conference.  Prior to submission of a tentative condominium, 
partition, or subdivision plat, a person proposing to divide land in the City 
shall contact the Planning Department to arrange a pre-application 
conference as set forth in Section 4.010. 

 

RESPONSE:  The applicant has completed a Pre-application Conference, which was held 
January 28, 2021.  Further discussion regarding Tract G was held March 16, 2021. 
 

A. Preparation of Tentative Plat.  The Planning staff shall provide 
information regarding procedures and general information having a 
direct influence on the proposed development, such as elements of the 
Comprehensive Plan, existing and proposed streets, roads and public 
utilities. The applicant shall cause to be prepared a tentative plat, together 
with improvement plans and other supplementary material as specified in 
this Section.  The Tentative Plat shall be prepared by an Oregon licensed 
professional land surveyor or engineer.  An affidavit of the services of such 
surveyor or engineer shall be furnished as part of the submittal. 

 
RESPONSE:  The applicant is proposing a 2-Phased 3-Parcel Partition.  Information 
regarding submittal requirements were addressed at the Pre-application Conference.  
 

Table 4 
3-Parcel Partition 

Land Area Allocation 
 

Parcel Lot Area Square Feet 
1 20,391 
2 17,788 (less flag access)** 

3 (Phase 2) 47,007 
Total  104,271* 

*The base lot contains 104,271 square feet, per boundary survey. 
**The flag access for Parcel 2 is 13,063 square feet, but is not counted for 
density calculation. 

 
The land area allocation summary for Phase 1 is shown in Table 5 later herein. 
 

B. Tentative Plat Submission.  The purpose of the Tentative Plat is to 
present a study of the proposed subdivision to the Planning Department 
and Development Review Board and to receive approval or 
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recommendations for revisions before preparation of a final Plat.  The 
design and layout of this plan plat shall meet the guidelines and 
requirements set forth in this Code.  The Tentative Plat shall be 
submitted to the Planning Department with the following information: 
1. Site development application form completed and signed by the owner 

of the land or a letter of authorization signed by the owner.  A 
preliminary title report or other proof of ownership is to be included 
with the application form.  

2. Application fees as established by resolution of the City Council. 
3. Ten (10) copies and one (1) sepia or suitable reproducible tracing of 

the Tentative Plat shall be submitted with the application.  Paper size 
shall be eighteen inch (18") by twenty-four inch (24"), or such other 
size as may be specified by the City Engineer. 

4. Name of the subdivision.  No subdivision name shall duplicate or 
resemble the name of any other subdivision in Clackamas or 
Washington County.  Names may be checked through the county 
offices. 

5. Names, addresses, and telephone numbers of the owners and 
applicants, and engineer or surveyor. 

6. Date, north point and scale of drawing. 
7. Location of the subject property by Section, Township, and Range. 
8. Legal road access to subject property shall be indicated as City, 

County, or other public roads. 
9. Vicinity map showing the relationship to the nearest major highway 

or street. 
10. Lots:  Dimensions of all lots, minimum lot size, average lot size, and 

proposed lot and block numbers. 
11. Gross acreage in proposed plat. 
12. Proposed uses of the property, including sites, if any, for multi-family 

dwellings, shopping centers, churches, industries, parks, and 
playgrounds or other public or semi-public uses. 

13. Improvements:  Statement of the improvements to be made or installed 
including streets, private drives, sidewalks, lighting, tree planting, and 
times such improvements are to be made or completed.  [Amended by 
Ord. 682, 9/9/10] 

14. Trees.  Locations, types, sizes, and general conditions of all existing 
trees, as required in Section 4.600. 

15. Utilities such as electrical, gas, telephone, on and abutting the tract. 
16. Easements:  Approximate width, location, and purpose of all existing 

and proposed easements on, and known easements abutting the tract. 
17. Deed Restrictions:  Outline of proposed deed restrictions, if any. 
18. Written Statement:  Information which is not practical to be shown on 

the maps may be shown in separate statements accompanying the 
Tentative Plat. 
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19. If the subdivision is to be a "Planned Development," a copy of the 
proposed Home Owners Association By-Laws must be submitted at 
the time of submission of the application.  The Tentative Plat shall be 
considered as the Stage I Preliminary Plan.  The proposed By-Laws 
must address the maintenance of any parks, common areas, or 
facilities. 

20. Any plat bordering a stream or river shall indicate areas subject to 
flooding and shall comply with the provisions of Section 4.172. 

21. Proposed use or treatment of any property designated as open space 
by the City of Wilsonville. 

22. A list of the names and addresses of the owners of all properties within 
250 feet of the subject property, printed on self-adhesive mailing 
labels.  The list shall be taken from the latest available property 
ownership records of the Assessor's office of the affected county.  

23. A completed "liens and assessments" form, provided by the City 
Finance Department. 

24. Locations of all areas designated as a Significant Resource Overlay 
Zone by the City, as well as any wetlands shall be shown on the 
tentative plat.  

25. Locations of all existing and proposed utilities, including but not 
limited to domestic water, sanitary sewer, storm drainage, and any 
private utilities crossing or intended to serve the site.  Any plans to 
phase the construction or use of utilities shall be indicated.  [Amended 
by Ord. 682, 9/9/10] 

26. A traffic study, prepared under contract with the City, shall be 
submitted as part of the tentative plat application process, unless 
specifically waived by the Community Development Director. 

 
RESPONSE:  This application includes the proposed Preliminary Partition Plat, which 
provides all of the applicable information listed in B.1-16.  
The partition party wall, which will separate Parcels 1 & 3 runs along the north side of the 
existing wall separating the two sections of the building.  This wall will be upgraded to the 
required fire rating.  As noted, to comply with Building Code restriction there will not be 
any door connecting the two separate ownerships.  The property line continues along the 
dividing wall to the exterior of the building, then extends north the width of the sidewalk, 
which runs parallel to the sanctuary extending in a straight line out to the parling lot 
sidewalk.     
 
The existing sidewalk adjacent to the parking lot is contained within Parcel 1 and 3.   
 

C. Action on proposed tentative plat: 
1. Consideration of tentative subdivision plat.  The Development Review 

Board shall consider the tentative plat and the reports of City staff and 
other agencies at a regular Board meeting no more than ninety (90) 
days after tentative plat application has been accepted as complete by 
the City.  Final action on the proposed tentative plat shall occur within  
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the time limits specified in Section 4.013.  The tentative  plat shall be 
approved if the Development Review Board determines that the 
tentative plat conforms in all respects to the requirements of this Code. 

2. Consideration of tentative partition plat.  The Planning Director shall 
review and consider any proposed land partition plat through the 
procedures for Administrative Reviews specified in Section 4.030 and 
4.035. 

3. The Board shall, by Resolution, adopt its decision, together with 
findings and a list of all Conditions of Approval or required changes 
to be reflected on the Final Plat. 

4. Board may limit content of deed restrictions.  In order to promote 
local, regional and state interests in affordable housing, the Board 
may limit the content that will be accepted within proposed deed 
restrictions or covenants.  In adopting conditions of approval for a 
residential subdivision or condominium development, the Board may 
prohibit such things as mandatory minimum construction costs, 
minimum unit sizes, prohibitions of manufactured housing, etc. 

5. Effect of Approval.  After approval of a tentative plat, the applicant 
may proceed with final surveying, improvement construction and 
preparation of the final plat.  Approval shall be effective for a period 
of two (2) years, and if the final plat is not submitted to the Planning 
Department within such time, the tentative plat shall be submitted 
again and the entire procedure shall be repeated for consideration of  
any changed conditions which may exist.  Except, however, that the 
Development Review Board may grant a time extension as provided 
in Section 4.023. 

 
RESPONSE:  Compliance with the provisions of Sub-C. 1-5. is the responsibility of the 
City, based on the application documents that have been submitted by the applicant.  The 
proposed application will be reviewed by the DRB in a public hearing.   
 

D. Land division phases to be shown.  Where the applicant intends to develop 
the land in phases, the schedule of such phasing shall be presented for 
review at the time of the tentative plat.  In acting on an application for 
tentative plat approval, the Planning Director or Development Review 
Board may set time limits for the completion of the phasing schedule 
which, if not met, shall result in an expiration of the tentative plat 
approval. 

 
RESPONSE:  The proposed phased partitioning will ultimately create 3 Parcels in Phase 
2.  As intended, there is residential potential for Parcel 2, which can be further partitioned 
by a subsequent purchaser.   
However, given the size, shape and easement access, it is anticipated that any future 
residential development will more likely be some form of single family attached or 
clustered unit configuration.  It is the intent that any such residential development will be 
for single family owner-occupied housing.   
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E. Remainder tracts to be shown as lots or parcels.  Tentative plats shall 
clearly show all affected property as part of the application for land 
division.  All remainder tracts, regardless of size, shall be shown and 
counted among the parcels or lots of the division. 

 
RESPONSE:  The proposed partition does not create any remnant tracts.  A Water Quality 
Tract (Tract A) is proposed to accommodate the existing storm drainage facility, which 
will be jointly owned and maintained by Parcels 1 & 3.   
As noted, the existing storm facility is not designed to support any future residential use.  
However, provisions will be made to allow for  modification of this facility in conjunction 
with Parcel 2 development, if it is determined it would facilitate  better site planning for 
the homes.   
 

F. Replats subject to same procedures as new plats.  Proposals to replat any 
previously platted land shall be subject to the same standards and 
procedures as a new application for tentative plat approval.  Except, 
however, that a replat that proposes the same number of lots or parcels as 
the originally recorded land division, and that is determined by the 
Planning Director to create no significant adverse impacts on adjacent 
properties beyond that of the original division, may be reviewed through 
Class II Administrative Review procedures. 

RESPONSE:  This application does not involve a replat. 

Section 4.220. Final Plat Review. 

(.01) Submission of the Paper Plat.  Prior to submitting the Final Plat as required 
in subsection “(.02),” below, the applicant shall submit a Paper Plat to the 
City Engineer for review.  Comments of the City Engineer, Planning Director, 
and Community Development Director shall be conveyed in writing to the 
County Surveyor of the County where the final plat is to be recorded. 

(.02) Submission of the Final Plat.  Any time within two (2) years after approval of 
the tentative plat, the applicant shall have the subject property, or any part 
thereof, surveyed and the final plat prepared in conformance with the 
approved tentative plat.  When the final plat is in order, the applicant will 
submit the following items to the City offices for final approval of the plat… 

 
RESPONSE:  The applicant intends to prepare and submit the Phase 1 Final Plat as soon 
as all  approvals are granted and any required site improvements are completed. 
 
The Phase 2 plat will only be recorded if determined necessary to support the church’s 
financial stability.   

Section 4.236. General Requirements - Streets. 

(.01) Conformity to the Transportation System Plan. Land divisions shall conform 
to and be in harmony with the Transportation Systems Plan, the Bicycle and 
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Pedestrian Master Plan, and the Parks and Recreation Master Plan.  
[Amended by Ord. #719, 6/17/13] 

(.02) Relation to Adjoining Street System. 

A. A land division shall provide for the continuation of the principal streets 
existing in the adjoining area, or of their proper projection when adjoining 
property is not developed, and shall be of a width not less than the 
minimum requirements for streets set forth in these regulations.  Where, 
in the opinion of the Planning Director or Development Review Board, 
topographic conditions make such continuation or conformity impractical, 
an exception may be made.  In cases where the Board or Planning 
Commission has adopted a plan or plat of a neighborhood or area of 
which the proposed land division is a part, the subdivision shall conform 
to such adopted neighborhood or area plan. 

B. Where the plat submitted covers only a part of the applicant's tract, a sketch 
of the prospective future street system of the unsubmitted part shall be 
furnished and the street system of the part submitted shall be considered in 
the light of adjustments and connections with the street system of the part 
not submitted. 

RESPONSE:  The site abuts SW Boeckman Road along the north side of the property.  
The applicant will dedicate additional right-of-way as required to mee the planned street 
design for Boeckman Road.   

Tract G), as previously discussed, provides for public access and utilities from SW Morgan 
Street into the southeast corner of the property.  The applicant intends to continue 
utilization of Tract G, consistent with the dedicated purposes for “public access and 
utilities”.  Tualatin Velley Fire and Rescue has stated they favor maintenance of this tract 
for secondary access.   

The proposed partition does not create any new streets.   
 

C. At any time when an applicant proposes a land division and the 
Comprehensive Plan would allow for the proposed lots to be further 
divided, the city may require an arrangement of lots and streets such as to 
permit a later resubdivision in conformity to the street plans and other 
requirements specified in these regulations. 

 
RESPONSE:  The Preliminary Partition Plat creates Parcel 2 for the intended purpose    
of future residential development.  No specific plans for the residential layout are 
provided at this time.  However, given the access and site constraints, it is anticipated that 
any such residential use will be designed for attached or cluster type housing, rather than 
detached single family homes. Consequently, Parcel 3 may or may not be further divided 
in the future.   
 

(.03) All streets shall conform to the standards set forth in Section 4.177 and the 
block size requirements of the zone. 
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RESPONSE:  As discussed, the proposed partition does not and cannot create any new 
streets.  Tract G is proposed to continue to be utilized for secondary access and utilities via 
SW Morgan Street, per its dedicated purpose. 
 

(.04) Creation of Easements:  The Planning Director or Development Review Board 
may approve an easement to be established without full compliance with these 
regulations, provided such an easement is the only reasonable method by 
which a portion of a lot large enough to allow partitioning into two (2) parcels 
may be provided with vehicular access and adequate utilities.  If the proposed 
lot is large enough to divide into more than two (2) parcels, a street dedication 
may be required.  [Amended by Ord. 682, 9/9/10] 

 

RESPONSE:  The applicant is proposing a reciprocal easements for access, parking and 
utilities over the flag access for Parcel 2.    
 

(.05) Topography:  The layout of streets shall give suitable recognition to 
surrounding topographical conditions in accordance with the purpose of these 
regulations. 

 

RESPONSE:  The site is generally flat, but slopes slightly to the southwest, as reflected 
on the Existing Conditions Plan.  Initially no new grading is proposed.  Any future grading 
will be associated with the development of Parcel 2.   

(.06) Reserve Strips:  The Planning Director or Development Review Board may 
require the applicant  to create a reserve strip controlling the access to a 
street.  Said strip is to be placed under the jurisdiction of the City Council, 
when the   Director or Board determine that a strip is necessary: 

A. To prevent access to abutting land at the end of a street in order to assure 
the proper extension of the street pattern and the orderly development of 
land lying beyond the street; or 

B. To prevent access to the side of a street on the side where additional width 
is required to meet the right-of-way standards established by the City; or 

C. To prevent access to land abutting a street of the land division but not 
within the tract or parcel of land being divided; or 

D. To prevent access to land unsuitable for building development. 
 

RESPONSE:  There is no need for any Reserve strip. 
 

(.07) Future Expansion of Street:  When necessary to give access to, or permit a 
satisfactory future division of, adjoining land, streets shall be extended to the 
boundary of the land division and the resulting dead-end street may be 
approved without a turn-around.  Reserve strips and street plugs shall be 
required to preserve the objective of street extension.  Notification that the 
street is planned for future extension shall be posted on the stub street.  
[Amended by Ord. #719, 6/17/13] 
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RESPONSE:  There are no existing or planned streets that require extension through the 
subject property.  All surrounding properties have legal and adequate public street access. 
   

(.08) Existing Streets:  Whenever existing streets adjacent to or within a tract are of 
inadequate width, additional right-of-way shall conform to the designated 
width in this Code or in the Transportation Systems Plan. 

(.09) Street Names:  No street names will be used which will duplicate or be 
confused with the names of existing streets, except for extensions of existing 
streets.  Street names and numbers shall conform to the established name 
system in the City, and shall be subject to the approval of the City Engineer. 

 
RESPONSE:  The applicant has previously dedicated additional right-of-way as required 
to meet the planned street design for Boeckman Road consistent with 98DB35, see 
documentation attached hereto. 
 

4.237. General Requirements – Other. 

(.01) Blocks: 

A. The length, width, and shape of blocks shall be designed with due regard 
to providing adequate building sites for the use contemplated, 
consideration of needs for convenient access, circulation, control, and 
safety of pedestrian, bicycle, and motor vehicle traffic, and recognition of 
limitations and opportunities of topography. 

B. Sizes:  Blocks shall not exceed the sizes and lengths specified for the zone 
in which they are located unless topographical conditions or other 
physical constraints necessitate larger blocks.  Larger blocks shall only 
be approved where specific findings are made justifying the size, shape, 
and configuration. 

 

RESPONSE:  There are existing blocks created by surrounding existing streets.  However, 
the subject site is not capable of completing any existing block of creating a new block 
consistent with these criteria.  No new streets are proposed.  These criteria are met to the 
degree practicable.   
 

(.02) Easements: 

A. Utility lines.  Easements for sanitary or storm sewers, drainage, water 
mains, electrical lines or other public utilities shall be dedicated wherever 
necessary.  Easements shall be provided consistent with the City's Public 
Works Standards, as specified by the City Engineer or Planning Director.  
All of the public utility lines within and adjacent to the site shall be 
installed within the public right-of-way or easement; with underground 
services extending to the private parcel constructed in conformance to the 
City’s Public Works Standards.  All franchise utilities shall be installed 
within a public utility easement.  All utilities shall have appropriate 
easements for construction and maintenance purposes.  [Amended by Ord. 
682, 9/9/10] 
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B. Water courses.  Where a land division is traversed by a water course, 
drainage way, channel or stream, there shall be provided a storm water 
easement or drainage right-of-way conforming substantially with the 
lines of the water course, and such further width as will be adequate for 
the purposes of conveying storm water and allowing for maintenance of 
the facility or channel.  Streets or parkways parallel to water courses 
may be required. 

 
RESPONSE:  There are existing easements, as reflected on the Existing Conditions Plan.  
The applicant will provide additional easements as needed to support the intended 
separate ownerships, consistent with the Utilities Master Plan.   
 

(.03) Pedestrian and bicycle pathways.  An improved public pathway shall be 
required to transverse the block near its middle if that block exceeds the length 
standards of the zone in which it is located.   

A. Pathways shall be required to connect to cul-de-sacs or to pass through 
unusually shaped blocks. 

B. Pathways required by this subsection shall have a minimum width of ten 
(10) feet unless they are found to be unnecessary for bicycle traffic, in 
which case they are to have a minimum width of six (6) feet. 

 

RESPONSE:  There is a temporary sidewalk along the site frontage. Which varies in 
width.  Ultimately, a full standard sidewalk will be developed along the site frontage, in 
conjunction with planned Boeckman Road improvements.  There are existing sidewalks 
within the adjacent Landover development.  As noted, Tract G provides for secondary 
access, which is proposed to be continued, thereby providing pedestrian connectivity 
through the site. 
  

(.04) Tree planting.  Tree planting plans for a land division must be submitted to the 
Planning Director and receive the approval of the Director or Development 
Review Board before the planting is begun.  Easements or other documents 
shall be provided, guaranteeing the City the right to enter the site and plant, 
remove, or maintain approved street trees that are located on private property. 

 

RESPONSE:  The applicant is not proposing any new landscaping, except as may be 
needed for the 13 new parking spaces.   

However, given requirements for modifications of existing utilities connections to each 
parcel, it is anticipated that some replanting of landscaping will be required.  There has 
also been a loss of some trees due to recent storm damage.  These trees will be replaced in 
Phase 1, with the additional paved parking, as reflected on the updated Landscaping and 
Planting Plan.      

There will be no new streets created, which would require street trees.  The applicant 
believes the existing site improvements (98DB35) satisfy the requirements of this Section.  
Except, however, the storm damaged trees will be replaced consistent with the prior 
approved landscaping plans.     
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(.05) Lot Size and shape.  The lot size, width, shape and orientation shall be 
appropriate for the location of the land division and for the type of 
development and use contemplated.  Lots shall meet the requirements of the 
zone where they are located. 

 
A. In areas that are not served by public sewer, an on-site sewage disposal 

permit is required from the City.  If the soil structure is adverse to on-site 
sewage disposal, no development shall be permitted until sewer service 
can be provided. 

B. Where property is zoned or deeded for business or industrial use, other lot 
widths and areas may be permitted at the discretion of the Development 
Review Board.  Depth and width of properties reserved or laid out for 
commercial and industrial purposes shall be adequate to provide for the 
off-street service and parking facilities required by the type of use and 
development contemplated. 

C. In approving an application for a Planned Development, the Development 
Review Board may waive the requirements of this section and lot size, 
shape, and density shall conform to the Planned Development conditions 
of approval. 

 
RESPONSE:  The proposed lots are sized to accommodate the existing building 
improvements and parking.  The size of Parcel 2 is also designed to accommodate the 
PDR-4 standards for a maximum of 3 units as previously addressed herein for future 
residential use. 
 

(.06) Access.  The division of land shall be such that each lot shall have a minimum   
frontage on a street or private drive, as specified in the standards of the 
relative zoning districts.  This minimum frontage requirement shall apply with 
the following exceptions: 

A. A lot on the outer radius of a curved street or tract with a private drive, or 
facing the circular end of a cul-de-sac shall have frontage of not less than  
twenty-five (25) feet upon a street or tract with a private drive, measured 
on the arc. 

B. The Development Review Board may waive lot frontage requirements 
where in its judgment the waiver of frontage requirements will not have 
the effect of nullifying the intent and purpose of this regulation or if the 
Board determines that another standard is appropriate because of the 
characteristics of the overall development. 

[Section 4.237(.06) amended by Ord. 682, 9/9/10] 
 

RESPONSE:  The existing lot and church has frontage on and access from SW Boeckman 
Road consistent with Code standards.   

The proposed Partition maintains the existing frontage and access on and from SW 
Boeckman Road.   

The double flag access for Parcels 2 & 3 are overlayed over the existing access drive to 
establish the required public street frontage for the intended residential development.  
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Reciprocal easements for access, parking and utilities will be provided as shown on the 
Utilities Master Plan.  Maintenance of the existing secondary access provided by Tract G 
is proposed to be maintained, consistent with the dedicated purposes for this Tract. 

Section 4.001 Definitions defines a private drive as follows: 
 

230. Private Drive: A private way, other than an alley, that includes a roadway.  
 

A. Private Access/Circulation Drive - Industrial/Commercial/Multi-family/Mixed 
Use: A private drive in an industrial, commercial, multi-family (including 
mobile home parks), or mixed-use development providing vehicular ingress 
and egress to the development and/or internal circulation.  

B. Residential Private Access Drive: A private drive in a non-multi-family 
residential development providing primary vehicle access to no more than 
four (4) dwelling units, excluding accessory dwelling units. A residential 
private access drive provides for no through vehicle access and is not 
extendable. This definition does not include private alleys.  

C. Residential Private Drive - Pre-existing: A private drive in a non-multi-family 
residential development approved prior to (effective date of ordinance) 
including those that provides vehicular access to more than four (4) dwelling 
units.  

 
RESPONSE:  Section 4.124(.07) Table 2 requires residential lots to have 35 feet of 
street frontage on a public or private street.  
 
The Preliminary Partition Plat has been revised to provide 35 feet of street frontage for 
Parcel 2 &3 on SW Boeckman Road via a double flag configuration.  Please note that the 
Parcel numbering has also been revised to better coincide with the proposed plat phasing.  
Parcel 2 is proposed for residential use. 
 
The revised plat provides a double 35 foot wide flag access for Parcels 2 & 3.  The two 
flag accesses essentially split the existing paved access drive down the middle.  This flag 
access will function similar to a private street, but does not require the existing access and 
parking to be reconstructed to meet private street standards.     
 
A reciprocal easement for access, parking and utilities is proposed over the double access 
flags for use by all three Parcels.  The easement will allow for the addition of the 13 new 
parking spaces needed to maintain compliance with the 91 spaces set by the prior 
approval for the church.     
 
With the proposed flag access configuration, the frontage requirement along SW 
Boeckman Road is met for both Parcels 1 & 3.   

Parcel 2, contains 17,470 square feet, not counting the flag access.  This limited land area 
will not allow for more than 3 housing units under the PDR-4 zoning.  This number of 
potential units is consistent with the access limits for a private drive. 
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(.07) Through lots.  Through lots shall be avoided except where essential to provide 
separation of residential development from major traffic arteries or adjacent 
non-residential activity or to overcome specific disadvantages of topography 
and orientation.  A planting screen easement of at least ten (10) feet, across 
which there shall be no access, may be required along the line of lots abutting 
such a traffic artery or other disadvantageous use.  Through lots with planting 
screens shall have a minimum average depth of one hundred (100) feet.  The 
Development Review Board may require assurance that such screened areas 
be maintained as specified in Section 4.176. 

 

RESPONSE:  No Through Lots are being created. 
 

(.08) Lot side lines.  The side lines of lots, as far as practicable for the purpose of 
the proposed development, shall run at right angles to the street or tract with 
a private drive upon which the lots face.  [Amended by Ord. 682, 9/9/10] 

 

RESPONSE:  All lot lines run at right angles to the degree practicable. 
 

(.09) Large lot land divisions.  In dividing tracts which at some future time are likely 
to be re-divided, the location of lot lines and other details of the layout shall 
be such that re-division may readily take place without violating the 
requirements of these regulations and without interfering with the orderly 
development of streets.  Restriction of buildings within future street locations 
shall be made a matter of record if the Development Review Board considers 
it necessary. 

 

RESPONSE:  This is not a Large Lot land division.  This section in not applicable.  

(.10) Building line.  The Planning Director or Development Review Board may 
establish special building setbacks to allow for the future redivision or other 
development of the property or for other reasons specified in the findings 
supporting the decision.  If special building setback lines are established for 
the land division, they shall be shown on the final plat. 

(.11) Build-to line.  The Planning Director or Development Review Board may 
establish special build-to lines for the development, as specified in the findings 
and conditions of approval for the decision.  If special build-to lines are 
established for the land division, they shall be shown on the final plat. 

 

RESPONSE:  No Building Lines or Build-to Lines are proposed or necessary. 

 

(.12) Land for public purposes.  The Planning Director or Development Review 
Board   may require property to be reserved for public acquisition, or 
irrevocably offered for dedication, for a specified period of time. 
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RESPONSE:  Except for dedication of right-of-way for Boeckman Road, no land for 
public use is proposed. 
 

(.13) Corner lots.  Lots on street intersections shall have a corner radius of not less 
than ten (10) feet. 

RESPONSE:  No corner lots are created. 

Section 4.260. Improvements - Procedures. 
In addition to other requirements, improvements installed by the developer, either as a 
requirement of these regulations or at the developer's own option, shall conform to the 
requirements of this Code and improvement standards and specifications of the City.  The 
improvements shall be installed in accordance with the City's Public Works Standards. 

Section 4.262. Improvements - Requirements. 

(.01) Streets.  Streets within or partially within the development shall be graded for 
the entire right-of-way width, constructed and surfaced in accordance with the 
Transportation Systems Plan and City Public Works Standards.  Existing 
streets which abut the development shall be graded, constructed, 
reconstructed, surfaced or repaired as determined by the City Engineer. 

(.02) Curbs.  Curbs shall be constructed in accordance with standards adopted by 
the City. 

(.03) Sidewalks.  Sidewalks shall be constructed in accordance with standards 
adopted by the City. 

(.04) Sanitary sewers.  When the development is within two hundred (200) feet of an 
existing public sewer main, sanitary sewers shall be installed to serve each lot 
or parcel in accordance with standards adopted by the City.  When the 
development  is more than two hundred (200) feet from an existing public 
sewer main, the City Engineer may approve an alternate sewage disposal 
system. 

(.05) Drainage.  Storm drainage, including detention or retention systems, shall be 
provided as determined by the City Engineer. 

(.06) Underground utility and service facilities.  All new utilities shall be subject to 
the standards of Section 4.300 (Underground Utilities).  The developer shall 
make all necessary arrangements with the serving utility to provide the 
underground services in conformance with the City's Public Works Standards. 

(.07) Streetlight standards.  Streetlight standards shall be installed in accordance 
with regulations adopted by the City. 

(.08) Street signs.  Street name signs shall be installed at all street intersections and 
dead-end signs at the entrance to all dead-end streets and cul-de-sacs in 
accordance with standards adopted by the City.  Other signs may be required 
by the City Engineer. 
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(.09) Monuments.  Monuments shall be placed at all lot and block corners, angle 
points, points of curves in streets, at intermediate points and shall be of such 
material, size and length as required by State Law.  Any monuments that are 
disturbed before all improvements are completed by the developer and 
accepted by the City shall be replaced to conform to the requirements of 
State Law. 

(.10) Water.  Water mains and fire hydrants shall be installed to serve each lot in 
accordance with City standards. 

 
RESPONSE:  The applicant will be making water and sanitary system connections as  
required to support the separate ownerships for the two sections of the existing building 
(Parcels 1 & 3) and for Parcel 2.  Public water and sewer lines will be extended into the 
property, within the proposed access and utilities easement (existing access drive and 
parking area), with service laterals provided for each Parcel.  Appropriate easements will 
be provided for these utilities. 
 
No immediate street improvements are proposed, as no new impact will initially result 
from this partition.  As previously noted, the applicant has previously dedicated 10 
additional feet of right-of-way for future widening of SW Boeckman Road, consistent 
with the Frog Pond West Master Plan.  See also prior Agreement for proportional share 
of the cost of street improvements. 
 
For storm drainage, no immediate modification are needed for the storm drainage facility, 
other than creating a separate tract for common ownership.   
 
At the time future residential development is proposed for Parcel 2, modification of the 
storm facility may be required.  Provision will be made to allow for modification of the 
existing storm facility in conjunction with the anticipated future residential development. 
Such modification may allow for better site planning for the residential use.      
 
Proposed Phasing of Plating and Improvements 
 
In order to limit initial cost, the applicant proposes to phase the improvements as follows: 
 
Phase 1:   
 
Secure a purchaser for Parcel 3 for residential development and submit a Two-Parcel Plat 
for final plat approval and recording.  This phase will include the following site 
improvements: 
 

• Phase 1 Plat will create Parcels 1 & 2: 
o Provide reciprocal access, parking and utilities easement for the initial two 

Parcels. 
o Tract A will be owned and maintained by Parcel 1.  However, provisions 

will be made to allow potential modification to accommodate Parcel 2, if 
found to be appropriate for better site planning.   
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• Modify the existing private sanitary sewer line (Tract G), providing a public line, 
with manholes per Master Utilities Plan to provide separate lateral service to each 
Parcel. 

• Connect the church to City water, with meter and lateral connected to the line in 
SW Boeckman Road.  Separate water service for Parcel 2 will be provided via 
Tract G, connecting to the line in SW Morgan Street.   

• Add 13 additional parking spaces per Stage II Development Plan. 
• Replace missing or storm damage trees, per approved Landscaping Plan 

(98DB35), per updated Landscaping Inventory and Planting Plan (Sheet L1.0). 
• Repave access as needed per parking and utilities modifications.   

For the Phase 1 plat, the land area summary is shown in Table 5. 
 

Table 5 
Phase 1 Plat 

Land Use Areas 
Parcels 1 & 2 

 
  Parcel 1 Parcel 2 

Area Use Square 
Footage 

Percent of 
Site 

Square 
Footage 

Percent of 
Site 

Buildings 13,190 19.3 115* 0.6 
Parking/paved 28,862 42.8 558 3.1 
Landscaping 25,537 37.9 17,115 96.2 

 Total 67,399 100.0 17,788, plus 
Flag Access 

13,063 

100.0 

*Shed to be remove 
 

Phase 2:   
 
The applicant is initially hoping that sale of Parcel 2, and recovery from covid restrictions 
will allow the church to grow membership sufficient to maintain all of the existing 
building.   
 
However, if it is determined necessary, than the Phase 2 Partition will be completed, 
creating Parcel 3 (newer sanctuary).  The following modification and improvements will 
be provided prior to or in conjunction with the Phase 2 Final Plat: 
 

• Complete separation of existing utilities to individually serve each Parcels 1 & 3.   
• Construct fire rated partition party wall to establish a property line between two  

portions of the building (Parcels 1 & 3).   
• Tract A will be jointly owned and maintained by Parcels 1 & 3, while maintaining 

the reciprocal access, parking and utilities easement for all three Parcels.   
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Section 4.264. Improvements - Assurance. 

(.01) A certificate shall be signed by the City Engineer certifying that the developer 
has complied with one of the following alternatives: 

A. All improvements have been installed in accordance with the requirements 
of these regulations and with the action of the Planning Director or 
Development Review Board, giving conditional approval of the 
preliminary plat, or 

B. A bond or other form of security satisfactory to the Community 
Development Director or a certified check, equal to one and one-half (1 
1/2) times the City Engineer's estimate of the cost of such improvement, 
has been posted with the City to assure completion of all required 
improvements, or 

C. Deed restriction to the effect that no lots may be sold until improvements 
have been completed and accepted by the City, a bond or other security 
satisfactory to the City Council or a certified check is posted, or other 
means approved by the Community Development Director, giving full 
assurance that the improvements will be completed. 

D. If, at the termination of two (2) years, the work has not been completed, 
and no extension has been granted, the certified check or bond may be 
forfeited and the improvements constructed at the direction of the City 
Engineer.  If the work has been completed to the satisfaction of the City 
Engineer, the certified check or bond shall be released. 

 
RESPONSE:  The applicant will provide any necessary assurance for required 
improvements.   
 
C. SITE DESIGN REVIEW 

 
Section 4.400. Purpose. 
(.01) Excessive uniformity, inappropriateness or poor design of the exterior appearance 
of structures and signs and the lack of proper attention to site development and 
landscaping in the business, commercial, industrial and certain residential areas of the 
City hinders the harmonious development of the City, impairs the desirability of 
residence, investment or occupation in the City, limits the opportunity to attain the 
optimum use in value and improvements, adversely affects the stability and value of 
property, produces degeneration of property in such areas and with attendant 
deterioration of conditions affecting the peace, health and welfare, and destroys a 
proper relationship between the taxable value of property and the cost of municipal 
services therefore. 
(.02) The City Council declares that the purposes and objectives of site development 
requirements and the site design review procedure are to: 

A. Assure that Site Development Plans are designed in a manner that insures 
proper functioning of the site and maintains a high quality visual environment. 
B. Encourage originality, flexibility and innovation in site planning and 
development, including the architecture, landscaping and graphic design of said 
development; 
C. Discourage monotonous, drab, unsightly, dreary and inharmonious 
developments; 
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D. Conserve the City's natural beauty and visual character and charm by 
assuring that structures, signs and other improvements are properly related to 
their sites, and to surrounding sites and structures, with due regard to the 
aesthetic qualities of the natural terrain and landscaping, and that proper 
attention is given to exterior appearances of structures, signs and other 
improvements; 
E. Protect and enhance the City's appeal and thus support and stimulate business 
and industry and promote the desirability of investment and occupancy in 
business, commercial and industrial purposes; 
F. Stabilize and improve property values and prevent blighted areas and, thus, 
increase tax revenues; 
G. Insure that adequate public facilities are available to serve development as it 
occurs and that proper attention is given to site planning and development so as 
to not adversely impact the orderly, efficient and economic provision of public 
facilities and services. 
H. Achieve the beneficial influence of pleasant environments for living and 
working on behavioral patterns and, thus, decrease the cost of governmental 
services and reduce opportunities for crime through careful consideration of 
physical design and site layout under defensible space guidelines that clearly 
define all areas as either public, semi-private, or private, provide clear identity 
of structures and opportunities for easy surveillance of the site that maximize 
resident control of behavior -- particularly crime; 
I. Foster civic pride and community spirit so as to improve the quality and 
quantity of citizen participation in local government and in community growth, 
change and improvements; 
J. Sustain the comfort, health, tranquility and contentment of residents and 
attract new residents by reason of the City's favorable environment and, thus, to 
promote and protect the peace, health and welfare of the City. 

 
RESPONSE: The applicant does not believe that Site Design Review is necessary. 
The existing site and building improvements comply with prior land use approvals 
(98DB35).  No significant changes to the exterior of the existing building or site 
improvements area proposed, other than modifications to separate utility services.  All 
proposed site improvements are consistent with the prior approved  DRB approved Plans.   
 
The only building changes (Phase 2),if determined necessary, will be internal to create 
the partition wall for property owner separation for the large sanctuary.  There are also no 
immediate changes proposed for the existing landscaping.  Therefore, Design Review 
compliance per 98DB35 is maintained.  Other than providing for the separation of 
utilities and provision of 13 new parking spaces, all existing site improvements will 
remain as is, until Parcel 2 is developed. 
 
With the Phase 1 creation of Parcel 2 the 13 additional parking spaces will be paved to 
maintain the 91 minimum required under 98DB35.  With these additional parking spaces, 
minor landscaping islands will be added to maintain compliance with parking standards, 
see Updated Landscaping and Planting Plan Sheet L1.0.  All landscaping is proposed 
consistent with the prior approved plans (98DB35) per (Peck Smiley Ettlin Architects 
Sheet L-2). 
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The added paving will be less than 5,000 square feet, so there will be no required change 
to the existing storm water facility (Tract A).   
 
Therefore, Site Design Review is not necessary.  
 

Section 4.421. Criteria and Application of Design Standards. 
(.01) The following standards shall be utilized by the Board in reviewing the plans, 
drawings, sketches and other documents required for Site Design Review. These 
standards are intended to provide a frame of reference for the applicant in the 
development of site and building plans as well as a method of review for the Board. 
These standards shall not be regarded as inflexible requirements. They are not 
intended to discourage creativity, invention and innovation. The specifications of one 
or more particular architectural styles is not included in these standards. (Even in the 
Boones Ferry Overlay Zone, a range of architectural styles will be encouraged.) 

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

 
RESPONSE:  There are also no immediate changes proposed for the existing 
landscaping, except as needed for the added parking spaces and to replace missing trees 
and shrubs, consistent with the approved plans under 98DB35.  Some trees, as identified 
were damage during the February 2021 ice storm.  
 
A total of 4 trees will be replaced, together with 241 shrubs that have died or are 
otherwise missing.  These replacement plantings will be complete prior to or in 
conjunction with the Phase 1 Final Plat approval.  The updated Landscaping Inventory 
and Planting plan has been provided, to maintain consistency with the prior approved 
plans (98DB35).    
  
Further, modification of existing utilities connections to physically separate services to 
each Parcel will necessitate temporary trenching of landscaping and paved areas.  These 
areas will be restored to existing conditions consistent with 98DB35.  
 
Further, with the additional parking spaces, minor landscaping islands will be added to 
maintain compliance with parking standards, see Plan Sheets P1 and L1.0 for the added 
parking and landscaping details.   
 

B. Relation of Proposed Buildings to Environment. Proposed structures shall be 
located and designed to assure harmony with the natural environment, including 
protection of steep slopes, vegetation and other naturally sensitive areas for 
wildlife habitat and shall provide proper buffering from less intensive uses in 
accordance with Sections 4.171 and 4.139 and 4.139.5. The achievement of such 
relationship may include the enclosure of space in conjunction with other 
existing buildings or other proposed buildings and the creation of focal points 
with respect to avenues of approach, street access or relationships to natural 
features such as vegetation or topography. 

 



Frog Pond Church – 3-Lot Partition 
PDG 999-255 
May 2021, Revised for Completeness July 28, 2021 

67 

RESPONSE:  There are no changes proposed that will visually or functionally alter the 
relation of the existing building to the environment.   
 

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

 
RESPONSE:  The existing access drive and parking lot area will remain the same as 
existing, but this driveway will also provide access for Parcel 2.  As part of the Phase 1 
plat, 13 additional paved parking spaces will be added, including new and/or replace tree 
island to meet code standards.     

 
D. Surface Water Drainage. Special attention shall be given to proper site 
surface drainage so that removal of surface waters will not adversely affect 
neighboring properties of the public storm drainage system. 

 
RESPONSE:  The existing storm facility was designed and constructed to support the 
existing site improvements per 98DB35.  No site changes are proposed that require any 
modification of the existing storm facility (Tract B).   
 
When Parcel 2 develops, a separate storm facility, designed to meet current code 
requirements will be necessary. 
 
It is noted, that provisions will be provided to allow alteration of Tract B, if it will allow 
for improved site design, while also meeting storm drainage standards for all three 
Parcels.   
 

E. Utility Service. Any utility installations above ground shall be located so as to 
have a harmonious relation to neighboring properties and site. The proposed 
method of sanitary and storm sewage disposal from all buildings shall be 
indicated. 

 
RESPONSE:  The site is currently fully served by urban services, including both public 
and franchise utilities.   
 
Modification of existing utilities connections to physically separate services to each 
Parcel will necessitate temporary trenching of landscaping and paved areas.  These areas 
will be restored to existing conditions consistent with 98DB35.  
 

F. Advertising Features. In addition to the requirements of the City's sign 
regulations, the following criteria should be included: the size, location, design, 
color, texture, lighting and materials of all exterior signs and outdoor 
advertising structures or features shall not detract from the design of proposed 
buildings and structures and the surrounding properties. 
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RESPONSE:  There is an existing church sign, which will remain as is.   
Once a new owner for Parcel 2 is secured, a separate application for signage will be 
submitted as determined necessary.   
 

G. Special Features. Exposed storage areas, exposed machinery installations, 
surface areas, truck loading areas, utility buildings and structures and similar 
accessory areas and structures shall be subject to such setbacks, screen plantings 
or other screening methods as shall be required to prevent their being 
incongruous with the existing or contemplated environment and its surrounding 
properties. Standards for screening and buffering are contained in Section 4.176. 

 
RESPONSE:  There are no special site features, exposed storage or mechanical 
equipment that requires screening.  The existing facilities are in compliance with 
98DB35. 
 

(.02) The standards of review outlined in Sections (a) through (g) above shall also apply 
to all accessory buildings, structures, exterior signs and other site features, however 
related to the major buildings or structures. 
(.03) The Board shall also be guided by the purpose of Section 4.400, and such objectives 
shall serve as additional criteria and standards. 

RESPONSE: There are no existing or proposed accessory building. 
 

Section 4.430. Location, Design and Access Standards for mixed Solid Waste and 
Recycling Areas 
(.01) The following locations, design and access standards for mixed solid waste and 
recycling storage areas shall be applicable to the requirements of Section 4.179 of the 
Wilsonville City Code. 
(.02) Location Standards: 

A. To encourage its use, the storage area for source separated recyclables shall 
be collocated with the storage area for residual mixed solid waste. 
B. Indoor and outdoor storage areas shall comply with Uniform Building and 
Fire Code requirements. 
C. Storage area space requirements can be satisfied with a single location or 
multiple locations and can combine with both interior and exterior locations. 
D. Exterior storage areas can be located within interior side yard or rear yard 
areas. Minimum setback shall be three (3) feet. Exterior storage areas shall not 
be located within a required front yard setback, including double frontage lots. 
E. Exterior storage areas shall be located in central and visible locations on a 
site to enhance security for users. 
F. Exterior storage areas can be located in a parking area if the proposed use 
provides at least the minimum number of parking spaces required for the use 
after deducting the area used for storage. Storage areas shall be appropriately 
screened according to the provisions of Section 4.430 (.03), below. 
G. The storage area shall be accessible for collection vehicles and located so 
that the storage area will not obstruct pedestrian or vehicle traffic movement on 
the site or on public streets adjacent to the site. 

 
RESPONSE:  The applicant has existing service provided by Republic Services, as 
described above.  No changes are proposed at this time.  Some minor adjustments may be 
necessary once a new owner for Parcel 3 is identified.  The applicant will coordinate with 
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Republic Services as need for any changes in service.  But it is not anticipated that a 
storage enclosure will be necessary.  

IV. FINAL CONCLUSION 

Based on the response findings provided herein, and with supporting plans and documents,   
the applicant has demonstrated compliance with the Comprehensive Plan relative to the 
proposed zone change.  

The applicant has further demonstrated compliance with the applicable zoning, land 
division and site design review regulations and standards.   

Therefore, approval for this two-phased 3-Lot partition, with zero lot line waiver, is 
respectfully requested. 
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