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1.  CALL TO ORDER: 6:30 p.m. 

2.  CITIZENS WISHING TO SPEAK ON NON-AGENDA ITEMS 

3.  PUBLIC HEARINGS 

a.  File Number 2018-21-DR-CUP – Continued from July 10, 2018 

Fairview Villas Apartments (20922 NE Sandy Blvd.) 
Type III Quasi-Judicial Procedure 
 
Summary: The applicant is requesting Site Design Review and Conditional Use approval 
for a mixed use development. The development will include new landscaping, 67 off-
street parking spaces and a four-story mixed use building with 1,000 SF  commercial 
space and 48 residential units.  
 
The applicant is also requesting a variance to Multnomah County Road Rules standards 
to allow a secondary access from Sandy Blvd. The secondary access will be provided via 
an existing driveway for the All-Stor Storage Condominiums development. Multnomah 
County Transportation is reviewing this request in parallel with the land use review.  
 
Applicable Fairview Municipal Code Criteria:  
FMC 19.400  Administration of Land Use and Development Review  
FMC 19.412  Description of Permit Procedures  
FMC 19.413  Procedures  
FMC 19.424  Site Design Review – Application Review Procedure  
FMC 19.425  Site Design Review – Application Submission Requirements  
FMC 19.426  Site Design Review – Approval Criteria  
FMC 19.440  Conditional Use Permit  
FMC 19.70  Corridor Commercial District  
FMC 19.162  Access and Circulation  
FMC 19.163  Landscaping, Street Trees, Fences and Walls  
FMC 19.164  Vehicle and Bicycle Parking  
FMC 19.165  Public Facilities Standards  
FMC 19.170  Sign Regulations 

 

 
 

PLANNING COMMISSION MEETING 

Tuesday, August 14, 2018, 6:30 PM 

Fairview City Hall – Council Chambers, 2nd Floor  
1300 NE Village Street, Fairview, OR 97024 

MEETING AGENDA 

 
 



Page 2 of 2 

 

 
 

b.  File Number 2018-14-DR 

Environmental Works (22820 NE Sandy Blvd.) 
Type III Quasi-Judicial Procedure 

 
Summary: 
The applicant is requesting Site Design Review approval for a new 12,000 sq. ft. pre-
manufactured industrial metal building and outdoor vehicle/equipment storage at 22820 
NE Sandy Blvd. in the General Industrial (GI) zone. The building would provide storage 
and maintenance space, along with corporate offices. 
 
Applicable Fairview Municipal Code Criteria:  
FMC 19.400   Administration of Land Use and Development Review 
FMC 19.412 Description of Permit Procedures 
FMC 19.413  Procedures 
FMC 19.424 Site Design Review – Application Review Procedure 
FMC 19.425 Site Design Review – Application Submission Requirements 
FMC 19.426 Site Design Review – Approval Criteria 
FMC 19.85 General Industrial District 
FMC 19.106 Natural Resource Regulations 
FMC 19.162 Access and Circulation 
FMC 19.163 Landscaping, Street Trees, Fences and Walls 
FMC 19.164 Vehicle and Bicycle Parking 
FMC 19.165 Public Facilities Standards 
FMC 19.170 Sign Regulations 

4.  FINDINGS, CONCLUSION AND ORDER 

File Number 2018-45-ZC 

Accessory Dwelling Unit Code Amendments 
Type IV Legislative Procedure 

 
5. COMMISSION AND STAFF UPDATES 

6. TENTATIVE AGENDA 

7.   ADJOURNMENT 

NEXT PLANNING COMMISSION MEETING: TUESDAY, SEPT. 11, 2018 
 

Planning Commission hearings are broadcast live on Comcast Cable Channel 30 and Frontier FiOs Channel 38. 
Replays of the meeting are shown on Saturday at 12:30pm and Monday at 2:00pm following the original 
broadcast date. Meetings are also available for viewing on the MetroEast website. Further information is available 
on our web page at www.fairvieworegon.gov or by calling Devree Leymaster, City Recorder, 503-674-6224. 
 
The meeting location is wheelchair accessible.  A request for an interpreter for the hearing impaired or for other 
accommodations for person with disabilities should be made at least 48 hours before the meeting to: Devree 
Leymaster, 503-674-6224. 

http://www.fairvieworegon.gov/
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DATE: August 7, 2018  MEETING DATE: August 14, 2018 
 
TO: Planning Commission 
 
FROM: Eric Rutledge, Associate Planner  
 
SUBJECT: Summary of staff findings on revised land use application #2018-21-DR CUP 
 

 
 
ISSUE 

The public hearing for land use application #2018-21-DR CUP was continued from July 10, 2018 to 
August 14, 2018. The Commission continued the hearing to give the applicant an opportunity to respond 
to recommended conditions of approval, and to resolve the issues raised at the hearing, including the 
preservation of significant trees and inclusion of a sufficient commercial component to be classified as a 
“mixed-use” development. The continuance was also granted to allow for the submission of an arborist 
report for four significant trees on site, and consideration of potential impacts to the site design, parking 
count, and commercial square footage that may result from tree preservation. 

The applicant has submitted an arborist report, tree protection plan, and revised drawings and is 
now seeking Site Design Review approval for the modified application. This memorandum will 
provide a summary of the new materials submitted by the applicant following the July 10 public 
hearing, including staff findings on compliance with the Fairview development code. A revised 
staff report, findings and staff recommendation are attached to this memo, along with the 
following new exhibits. Exhibit A.4 Arborist Report with Tree Protection Plan (dated July 15, 
2018) 
Exhibit A.5 Applicant’s Summary of Revisions (dated August 3, 2018) 
Exhibit B.12 Revised Site Plan (dated August 6, 2018) 
Exhibit B.12 Revised Building Elevations (dated August 6, 2018) 

 

 

BACKGROUND 

Fairway Properties 1 LLC is seeking Site Design Review approval for a new 4-story, mixed-use building 
located at 20922 NE Sandy Blvd (Land Use File #2018-21-DR CUP). The application was first considered 
at the July 24, 2018 planning commission meeting. The public hearing was continued to August 14, 2018, 
until an arborist report could be produced to determine tree protection requirements for four trees on site 
and any related impacts to parking and building design. An arborist report was not included in the original 



application and the commission felt an assessment by a qualified professional was necessary before 
determining tree preservation requirements.  
 
The applicant has submitted an arborist report prepared by Springwater Aboriculture, LLC, that provides 
an individual health assessment, preservation recommendation, and protection plan for the subject trees. 
The report recommends removing one tree in hazardous condition and protecting the remaining three 
trees in fair-good condition. The applicant has also provided an updated site plan and building elevation 
drawings that address some of the conditions of approval recommended by staff during the public hearing 
on July 24.  
 
 
DISCUSSION OF PROPOSED CHANGES 

Arborist Report and Tree Protection 
The development site contains 10 significant trees, defined as trees with a diameter of 6” or greater at 
breast height. The applicant’s original proposal was to remove all significant trees on site due to conflicts 
with new parking, building, and landscaped areas. The original Planning Commission staff report 
recommended protecting four significant trees at the northeast corner of the property, to improve site 
aesthetics and provide immediate shade, habitat, and erosion control. Preservation of the four trees would 
provide immediate environmental benefits while allowing practicable development of the site. The 
commission requested an arborist report be submitted for the four trees before determining preservation 
requirements.  
 
The arborist report submitted by the applicant recommends removing one of the trees, which is in 
hazardous condition, and retaining the other three in fair-good condition. Fairview Municipal Code (FMC) 
19.163.025(C) “Exemptions” allows hazardous trees to be removed, subject to an arborist report from a 
qualified professional. Staff finds the applicant has met this requirement and the hazardous tree should be 
removed.  
 
A tree protection plan has been submitted for the other three trees to ensure protection before, during 
and after construction. This plan allows a mature grove of trees to be preserved while allowing practicable 
development of the site. Tree preservation will not result in the reduction of parking, residential units or 
commercial space.  
 
Site Plan 
The applicant has submitted a revised site plan to address development features that did not meet 
development standards in the original submission. The changes include:  
 

 Relocating the pedestrian pathway connecting NE Sandy Blvd. to the building entrance to the 
mid-point of the street frontage 

 Relocating the trash enclosure to minimize pedestrian-vehicle conflicts  
 
The relocation of the pedestrian pathway and trash enclosure resulted in the loss of one parking space. As 
a result, the applicant has proposed reducing the commercial space from 1,000 SF to 800 SF, in order to 
meet minimum parking requirements. The tree protection plan will not result in the loss of parking or a 
reduction in residential units or commercial space. The Staff finds that the revised site plan complies or 
can be conditioned to comply with all applicable development standards.  
 



Building Height 
The allowed building height in the Corridor Commercial zone is 45 ft. A “performance option” allows 
building heights up to 55 ft., subject to a conditional use permit issued by the Planning Commission. The 
applicant originally sought to take advantage of the performance option and build a 51 ft. 6 in. building, 
providing tall ceilings on all floors and a pitched roof. The original Planning Commission staff report 
recommended a number of conditions of approval to mitigate the impact of the taller building on the 
adjacent mobile home park to the east of the development site. The conditions included:  
 

 Increasing the east side setback from 11 ft. to 15 ft.  

 Revise the east building elevation to add additional façade articulation, color, and building material 

 Revise the landscape plan to provide trees at regular spacing along the east side of the building, 
reaching a mature height of 20 ft.  

 
The applicant has revised the building design and is now proposing a height of 44 ft. 10.5 in. The ground 
floor has been reduced from 12 ft. to 9 ft. 6 in. and all other floors have been reduced from 11 ft. to 10 ft. 
2 in. The new building height is allowed by right in the Corridor Commercial zone, and the conditions of 
approval sought to minimize the impact of the taller building on the adjacent property no longer apply. 
The east side setback, building elevation, and landscaping will be as proposed in the original application.  
 
 
RECOMMENDED ACTION: 
Staff finds that the proposed application will meet the requirements of the City Code as conditioned in the 
Planning Commission staff report dated August 7, 2018, and recommends approval by the commission.  
 
 
ALTERNATIVE ACTIONS 

1. Approve the application based on the findings of compliance with City regulations and conditions 
of approval.  

2. Modify the findings, reasons, or conditions, and approve the request as modified. 
3. Deny the application based on the Commission’s findings 
4. Continue the Public Hearing to a date certain if more information is needed.  

 
 
ATTACHMENTS 

1. Revised Planning Commission Findings and Staff Recommendation (dated August 7, 2018) with 
New Exhibits A4, A5, B12 and B13. 

 



 



 

 

 

 
 

PLANNING COMMISSION STAFF REPORT 
TYPE III SITE DESIGN REVIEW 

FINDINGS AND STAFF RECOMMENDATION 
 

Date of Report:  August 7, 2018 
 
Staff Contact:   Eric Rutledge, Associate Planner 
    rutledgee@ci.fairview.or.us 
    503-674-6205 
 
Application Number:  2018-21-DR CUP 
 
Property Owner:  Fairway Properties 1 LLC 
 
Applicant:   Fairway Properties 1 LLC 
 
Site Address:   20922 NE Sandy Blvd 
 
Parcel Number/Tax ID: R575543 / 1N3E28BD -00904 
 
Proposal: Four story mixed-use building with 48 residential units, 66 

parking spaces, and 800 SF of office space 
 
Recommendation:  Approval with Conditions  
 
Exhibits: A. Applicant’s Narrative & Written Materials 
  1. Applicant’s narrative 
  2.  Trip Generation & Distribution Study 
 3. Stormwater Presumptive Approach Calculator 

Report 
 4.  Arborist Report with Tree Protection Plan (dated 

July 15, 2018) 
 5. Applicant’s Summary of Revisions (dated August 

3, 2018) 

mailto:rutledgee@ci.fairview.or.us
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 B. Plans/Drawings 
  1. Cover Sheet 
  2. Existing Conditions  
  3. Utility Plan 
  4. Grading Plan 
  5. Landscaping Plan 
  6. Site Analysis Map 
  7. Fire Department Access Plan 
  8. Site Plan 
  9. Upper Level Floor Plan 
  10. Exterior Elevations 
  11. Color Building Elevations 
  12. Revised Site Plan (dated August 6, 2018) 

 13. Revised Building Elevations (dated August 6, 
2018) 

 
 C.  Department Referral Comments 
     1. Multnomah County Transportation Comments 
     2. Gresham Fire Comments  
 
  

 
 

I. BACKGROUND & EXISTING CONDITIONS 
 
Address/Location: 20922 NE Sandy Blvd 
 
Acreage:  0.78 Acres – 34,063 SF 
 
Comprehensive Plan:  Commercial 
 
Zoning Designation:  Corridor Commercial 
 
Zoning Overlays:  None 
        
Surround Land Use/Zoning: 
 North: Sandy Blvd, Osborn Creek 
 South: All-Stor Storage (mini-storage) 
 East: Quail Hollow Mobile Home Park 
  West: All-Stor Storage, vacant land 
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Streets/Classification: Sandy Blvd. is a Minor Arterial under Multnomah County 

jurisdiction 
 
Application Narrative:  
The applicant proposes a four story mixed-use building including (27) one-bedroom 
apartments, (18) two-bedroom apartments, (3) studios, and 800 SF of office space. 
There will be (38) garage parking spaces within the building’s first floor, plus (28) spaces 
outside the building including compact and accessible spaces. Tenant storage and long-
term bicycle spaces will also be provided within and adjacent to the garage parking area. 
 
Two access points are proposed from Sandy Blvd. The primary access will be from a 
driveway on the east side of the property and secondary access will be provided via an 
existing shared driveway along the west border of the property (shared with All-Stor 
Storage).  
 
The proposed building height is 44 ft. 10.5 in. Setbacks on the east, south, and west 
sides of the building will provide space for landscaping and small decks.  
 
Existing Site Conditions:  
The site currently features a single-family house, shed, gate, driveway, and large grassy 
area. A stand of mature trees is located at the northeast corner of the property near the 
existing driveway access. The existing house is served by an underground water line and 
overhead power line. The site slops gently from southeast to northwest. There are no 
water bodies or natural resources on the property.  
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II. NOTICES & REFERRALS 
 
Application Date:   March 21, 2018 
 
Application Deemed Complete: June 4, 2018 
 
Public Hearing Date:    July 10, 2018 & August 14, 2018 
 
Public Notice Date/Type:  June 18, 2018 Notice to Property Owners (250 ft.)  

June 19, 2018 Notice in Outlook   
June 28, 2018 Notice Posted to Site 

 
Referrals: Multnomah County Transportation Division 
 Gresham Fire 
 

III. APPLICABLE CRITERIA 
This Type III application process requires a planning commission decision subject to the 
following requirements of the Fairview Municipal Code (FMC) Title 19:  
 
A) Application Review Procedures 

 FMC 19.400 Administration of Land Use Review 

 FMC 19.413.030 Type III Procedures (Quasi-Judicial) 

 FMC 19.424 Site Design Review – Application Review Procedure 

 FMC 19.425 Site Design Review – Application Submission Requirements 

 FMC 19.426 Site Design Review – Approval Criteria 

B) Land Use Districts 

 FMC 19.70 Corridor Commercial District (CC)   

C) Design Standards 

 FMC 19.162 Access and Circulation 

 FMC 19.163 Landscaping, Street Trees, Fences, and Walls 

 FMC 19.164 Vehicle and Bicycle Parking 

 FMC 19.165 Public Facilities Standards 

 FMC 19.170 Sign Regulations 
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IV. APPLICATION REVIEW PROCEDURE FINDINGS 
Chapter 19.400 Administration of Land Use Review 
19.400.030 Time limit on land use decisions for approval. 
Unless otherwise specified in the decision or elsewhere in this title, an approved land use 
decision shall expire two years from date of final decision. 
 

FINDINGS: If approved, this Site Design Review shall expire two (2) years from 
the date of final decision.  
 
Condition of Approval: The approval for application 2018-21-DR CUP  shall 
become null and void after two (2) years if construction activities have not 
commenced.  

 
Chapter 19.413 Procedures  
19.413.030 Type III procedure (quasi-judicial). 
Type III decisions are made by the planning commission after a public hearing. Appeals 
of Type III decisions are reviewed and decided by the city council. 

A.  Public Notification. Notice of the public hearing shall be mailed to the 
property owner and applicant, if different, and to all property owners 
within 250 feet of the outer boundaries of the site, not less than 20 days 
prior to the date of the hearing. Notice must also be provided in a public 
newspaper at least 20 days prior to the hearing date. In addition, a sign 
indicating the date of the public hearing, shall be posted on the subject 
property not less than 10 days prior to the date of the hearing. Notice 
must also be provided at least 20 days prior to the scheduled hearing to 
any neighborhood or community organization recognized by the city 
whose boundaries include the subject property. 

 
FINDINGS: A planning commission hearing on the application was held on July 
10, 2018 and public notification was provided by City staff in accordance with 
the requirements listed above. The July 10, 2018 public hearing was continued to 
August 14, 2018 after the commission requested the applicant submit an 
arborist report for four significant trees on the site prior to adopting final 
findings.  

 
Chapter 19.424 Site Design Review – Application Review Procedures 
19.424.020 Determination of Type II and Type III applications. 
Applications for site design review shall be subject to Type II or Type III review, based on 
the following criteria: 
 

A.  Residential buildings with three or fewer dwelling units shall be reviewed 
as a Type II application, except when development review is allowed 
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under Chapter 19.423 FMC. Residential buildings with greater than three 
units shall be reviewed as a Type III application. 

 
B.  Commercial, industrial, public/semi-public, and institutional buildings 

with 5,000 square feet of gross floor area or smaller shall be reviewed as 
a Type II application, except when development review is allowed under 
Chapter 19.423 FMC. Commercial, industrial, public/semi-public, and 
institutional buildings with greater than 5,000 square feet of gross floor 
area shall be reviewed as a Type III application. 

 
C.  Developments with more than one building (e.g., two duplex buildings or 

an industrial building with accessory workshop) shall be reviewed as Type 
III applications, notwithstanding the provisions contained in subsections A 
and B of this section. 

 
D.  Developments with 25 or fewer off-street vehicle parking spaces shall be 

reviewed as Type II applications, and those with more than 25 off-street 
vehicle parking spaces shall be reviewed as Type III applications, 
notwithstanding the provisions contained in subsections A through C and 
E and F of this section. 

 
FINDINGS: The development proposes more than 3 residential units, more than 
5,000 SF, and more than 25 off-street parking spaces, and is therefore subject to 
a Type III review.  

 
Chapter 19.425 Site Design Review – Application Submission Requirements 
19.425.010 General submission requirements. 
The applicant shall submit an application containing all of the general information 
required by FMC 19.413.020 (Type II Application) or FMC 19.413.030 (Type III 
Application), as applicable. The type of application shall be determined in accordance 
with FMC 19.424.020.  
 

FINDINGS: The applicant has submitted an application containing all of the 
information required for the Type III application and Site Design Review. The 
application was routed to all agencies with an interest in the development and 
was deemed complete on June 4, 2018.  

 
Chapter 19.426 Site Design Review – Approval Criteria  
19.426.001 Site design review approval criteria. 
The review authority shall make written findings with respect to all of the following 
criteria when approving, approving with conditions, or denying an application.  
 
 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19423.html#19.423
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19423.html#19.423
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19413.html#19.413.020
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19413.html#19.413.030
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19424.html#19.424.020
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19.426.010 Complete application. 
The application must be complete, as determined in accordance with FMC 19.412.050, 
on types of applications, and Chapter 19.425 FMC.  
19.426.020 Compliance with land use district provisions. 
 
The application complies with all of the applicable provisions of the underlying land use 
district, including: building and yard setbacks, lot area and dimensions, density and floor 
area, lot coverage, building height, building orientation, architecture, and other special 
standards as may be required for certain land uses.  
 
19.426.030 Upgrade existing development. 
The applicant shall be required to upgrade any existing development that does not 
comply with the applicable land use district standards, in conformance with 
Chapter 19.530 FMC, Nonconforming Uses and Development.  
 
19.426.040 Compliance with design standards. 
The application complies with the design standards contained in Article III of this title. All 
of the following standards shall be met: 

A.  Chapter 19.162 FMC – Access and Circulation; 
B.  Chapter 19.163 FMC – Landscaping, Street Trees, Fences and Walls; 
C.  Chapter 19.164 FMC – Automobile and Bicycle Parking; 
D.  Chapter 19.165 FMC – Public Facilities Standards; 
E.  Other standards (telecommunications facilities, solid waste storage, 

environmental performance, signs), as applicable. (Ord. 6-2001 § 1) 
 
19.426.050 Conditions. 
All conditions required as part of an approval shall be met.  
 
19.426.060 Exceptions. 
Exceptions to criteria in FMC 19.426.040(A) through (E) may be granted only when 
approved as a variance.  
 

FINDINGS: This application was deemed complete on June 4, 2018.  Per FMC 
19.426.020 and 19.426.40, compliance with the underlying land use district and 
the design standards in FMC Article III are analyzed below. All conditions 
required as part of this approval must be met. 

 
 

 

 

 

 
 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19412.html#19.412.050
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19425.html#19.425
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19530.html#19.530
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19163.html#19.163
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19164.html#19.164
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19165.html#19.165
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19426.html#19.426.040
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V. LAND USE DISTRICT FINDINGS 

Chapter 19.70 Corridor Commercial (CC) District  
19.70.010 Purpose. 
The corridor commercial district is intended to allow auto-accommodating commercial 
development while encouraging walking, bicycling, and transit. The district allows a full 
range of retail and service businesses with a local or regional market. Industrial uses are 
allowed but are limited in size to avoid adverse effects and ensure that they do not 
dominate the character of the commercial area. The district’s development standards 
promote attractive development, an open and pleasant street appearance and 
compatibility with adjacent residential areas. Development is intended to be 
aesthetically pleasing for motorists, transit users, pedestrians, and the businesses 
themselves.  
 
19.70.020 Permitted land uses. 

A.  Permitted Uses. The land uses listed in Table 19.70.020.A are permitted in 
the corridor commercial district, subject to the provisions of this chapter.  

 

FINDINGS: Mixed use development, including housing and other permitted uses 
are allowed outright in the CC zone. Outright permitted commercial uses include 
office, personal and professional services, repair services, retail trade, and more 
(full list in FMC 19.70.020.A). Mixed-use development in the CC zone is classified 
as a commercial use, with housing allowed when combined with another 
permitted commercial use. 
 
The applicant is proposing 800 SF of commercial office space on the ground floor 
with housing above.  The commercial space will be divided into two 400 SF 
spaces, including one to be used for property management operations. An office 
space used for property management operations of the residential building is an 
accessory use, as property management offices are customarily incidental and 
subordinate to apartment buildings and complexes. 
 
FMC 19.70.010 “Purpose” describes the purpose of the Corridor Commercial 
district as allowing “auto-accommodating commercial development” including a 
“full range of retail and service businesses with a local or regional market”. 
Commercial use, including office and retail, is the primary land use intended for 
the Corridor Commercial zone. A building used solely for residential living 
including a ground floor office space supporting the residential operations does 
not meet the intended purpose of the Corridor Commercial zone. 

 
Condition of Approval: To ensure the building functions as a mixed-use building 
including a commercial component envisioned by the Corridor Commercial zone, 
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at least one of the commercial spaces must be occupied by a use that is not 
accessory to the primary residential use.  

 
19.70.030 Corridor commercial setback standards. 

A.  Building Setbacks. In the corridor commercial district, setback standards 
are flexible to allow parking to be located near the entrance of new 
commercial development. Building setbacks are measured from the wall 
or facade to the respective property line. The setback standards apply to 
primary structures as well as accessory structures. The standards may be 
modified only by approval of a variance. 

 
FINDINGS: The proposed building and accessory structures meet the setback 
requirements, as described in the table below (see Exhibit B12 Revised Site Plan).  

 

Setback Min. Required  Proposed 

Front 0 ft. 49-90 ft. 

Rear 0 ft., except when 
abutting residential 
district, 15 ft. min. is 
required 

10 ft. 

Side 0 ft. 11 ft. east 
10 ft. west  

 
 
19.70.040 Lot coverage and floor area ratio. 
There are no maximum lot coverage or floor area ratio requirements, except that 
compliance with other sections of this code may preclude full (100 percent) lot coverage 
for some land uses.  
 
19.70.050 Site layout and building orientation. 
This section is intended to encourage the efficient use of space, and connectivity to 
parking areas. The standards, as listed on the following page and illustrated above, 
complement the front setback standards in FMC 19.70.030. 
 

A.  Applicability. This section applies to all new land divisions, site design 
review, and conditional use applications. 

 
Compliance with all of the provisions of subsections B through E of this 
section is required. As an alternative to meeting the requirements of 
subsections B through E, the applicant may propose alternative design 
solutions that satisfy the criteria in subsection F. 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview1970.html#19.70.030
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FINDINGS: Site design review approval is required this standard applies.  

 
B.  Pedestrian Access Standard. New land divisions and developments, which 

are subject to site design review or conditional use permits, shall provide 
pedestrian pathways as necessary to ensure reasonably safe, direct, and 
convenient access to building entrances and off-street parking. 

 
1.  From adjoining street right-of-way to building entrances and off-

street parking these pathways shall be provided with an average 
maximum interval of 100 feet along the street right-of-way. 

 
FINDINGS: A 5 ft. wide pedestrian pathway connecting Sandy Blvd. to the 
parking area and building entrance is provided approximately 94 ft. east of the 
western property line and 92 ft. west of the east property line. This standard is 
met. See Exhibit B12 Revised Site Plan.  

 
2.  Between adjoining developments where practical. 
 

FINDINGS: The 5 ft. wide pedestrian pathway is proposed to connect the 
western stair tower to the adjacent All-Stor Storage property to the west for 
emergency egress. The pathway will lead to a landscaped area on the All-Stor 
property, making the egress route unsuitable for regular use by building tenants. 
An access easement is recorded over the All-Stor storage property allowing 
ingress and egress from the applicant’s property.  
 
Condition of Approval: The pedestrian pathway connecting the wester stair 
tower to the All-Stor Storage property shall be used for emergency egress only. 
Signs shall be provided for the pathway and stair tower door leading to the 
pathway.  

 
3.  In conformity with applicable requirements in 

Chapter 19.162 FMC, Access and Circulation. 
 

FINDINGS: Compliance with FMC 19.162 Access and Circulation is addressed 
below.    

 
C.  Building Orientation Standard. All of the developments listed in 

subsection A of this section are encouraged to be oriented to a street. The 
building orientation standard is met when all of the following criteria are 
met: 

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162
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1.  Buildings shall have their primary entrance(s) oriented to (facing) 
the street with a direct pedestrian walkway connecting with the 
adjoining street right-of-way. Building entrances may include 
entrances to individual units, lobby entrances, entrances oriented 
to pedestrian plazas, or breezeway/courtyard entrances (i.e., to a 
cluster of units or commercial spaces). Alternatively, a building 
may have its entrance facing a side when a direct pedestrian 
walkway not exceeding 30 feet in length is provided between the 
building entrance and the street right-of-way. 

 
FINDINGS: The proposed building is oriented towards the street with a direct 
pedestrian pathway connecting the building to the street right-of-way. This 
recommended standard is met.  

 
2.  Off-street parking, driveways or other vehicular circulation should 

not be placed between a building and the street. On corner lots, 
buildings and their entrances should be oriented to the street 
corner. Parking, driveways and other vehicle areas shall not be 
permitted adjacent to street corners.  

 
FINDINGS: The Building Orientation Standard “encourages” development to be 
oriented to the street, but does not require the standard to be met. The 
proposed site plan places off-street parking and vehicular access between the 
building and the street and does not meet this recommended standard. The 
building setback is proposed to reduce noise and emission impacts from Sandy 
Blvd. to future residents.  

 
19.70.060 Building height. 
All buildings in the corridor commercial district shall comply with the following building 
height standards. The standards are intended to allow for development of appropriately 
scaled buildings. 

 
A.  Maximum Height. Buildings shall be no more than 45 feet in height. 
 
B.  Method of Measurement. “Building height” is measured as the vertical 

distance above a reference datum measured to the highest point of the 
coping of a flat roof or to the deck line of a mansard roof or to the 
average height of the highest gable of a pitched or hipped roof. The 
reference datum shall be selected by either of the following, whichever 
yields a greater height of building: 

 
1.  The elevation of the highest adjoining sidewalk or ground surface 

within a five-foot horizontal distance of an exterior wall of the 
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building when such sidewalk or ground surface is not more than 
10 feet above the lowest grade; 

 
2.  An elevation 10 feet higher than the lowest grade when the 

sidewalk or ground surface described in subsection (B)(1) of this 
section is more than 10 feet above the lowest grade. The height of 
a stepped or terraced building is the maximum height of any 
segment of the building. Not included in the maximum height are: 
chimneys, bell towers, steeples, roof equipment, flag poles, and 
similar features which are not for human occupancy. 

 
FINDINGS: The proposed building height is 44 ft. 10.5 in. The height was 
measured using method B1 above (see Exhibit B13 Revised Building Elevations). 
This standard is met.   

 
19.70.070 Architectural guidelines and standards. 

A.  Purpose and Applicability. The corridor commercial district architectural 
guidelines are intended to provide detailed, human-scale design, while 
affording flexibility to use a variety of building styles. This section applies 
to all development applications that are subject to site plan review or 
conditional use permits. 

 
FINDINGS: Site design review approval is required as part of this application and 
this standard applies.  

 
B.  Guidelines and Standards. Each of the following standards shall be met. 

An architectural feature used to comply with more than one standard in 
this title. 

 
1.  Pedestrian-Oriented Design. All buildings shall contribute to the 

desired pedestrian-friendly character of corridor commercial 
district buildings. This criterion shall be met by providing all of the 
architectural features listed in subsections (B)(1)(a) through (d) of 
this section, along the front building elevation (i.e., facing the 
street), as applicable. 

 
a.  Corner building entrances on corner lots. Alternatively, a 

building entrance may be located away from the corner 
when the building corner is beveled or incorporates other 
detailing to reduce the angular appearance of the building 
at the street corner. 
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FINDINGS: The development site is not located on a corner. This standard does 
not apply.   

 
b.  Regularly spaced and similar-shaped windows with 

window hoods or trim (all building stories). 
 

FINDINGS: The exterior elevation drawings for the north (front) facade show 
regularly spaced and similar-shaped windows. A window hood is also provided 
around the windows (see Exhibit B13 Revised Building Elevations). This standard 
is met.  

 
c.  Large display windows on the ground floor. Bulkheads, 

piers and a storefront cornice (i.e., separates ground floor 
from second story) shall frame display windows. 

 
FINDINGS: The exterior elevation drawings for the north façade show large 
displays windows for the ground floor entry and commercial space; however, 
bulkheads, piers, and a storefront cornice are not evident (see Exhibit B13 
Revised Building Elevations) 
 
Condition of Approval: Prior to the issuance of building permits, the applicant 
shall submit an updated drawing of the north facade that shows compliance with 
subsection (c) above.  

 
d.  Decorative cornice at the top of a building (flat roof); or 

eaves provided with pitched roof. 
 

FINDINGS: The pitched roof includes eaves around the building. This standard is 
met.  

 
2.  Design of Large-Scale Buildings and Developments. The standards 

in subsection (B)(2)(c) of this section shall apply to large-scale 
buildings and developments, as defined in subsections (B)(2) (a) 
and (b) of this section: 

 
a.  Buildings with greater than 20,000 square feet of enclosed 

ground-floor space (i.e., “large-scale”). Multitenant 
buildings shall be counted as the sum of all tenant spaces 
within the same building shell; 

 
b.  Multiple-building developments with a combined ground-

floor space (enclosed) greater than 40,000 square feet (i.e., 
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shopping centers, public/institutional campuses, and 
similar developments); 

 
FINDINGS: A single building is proposed with less than 20,000 square feet of 
enclosed ground floor space. This standard does not apply.  

 
19.70.080 Pedestrian and transit amenities. 

A.  Purpose and Applicability. This section is intended to complement the 
building orientation standards in FMC 19.70.050, and the street standards 
in Chapter 19.165 FMC, by providing pedestrian spaces within the corridor 
center commercial district. This section applies to all development 
applications that are subject to site design review or conditional use 
permits. 

 
FINDINGS: Site design review approval is required as part of this application and 
this standard applies.  

 
B.  Guidelines and Standards. Every development shall provide at least one of 

the “pedestrian amenities” listed in subsections (B)(1) through (4) of this 
section. Pedestrian amenities may be provided within a public right-of-
way when approved by the applicable jurisdiction. 

 
1.  A plaza, courtyard, square or extra-wide sidewalk next to the 

building entrance (minimum width of eight feet); 
 

2.  Sitting space (i.e., dining area, benches or ledges between the 
building entrance and sidewalk (minimum of 16 inches in height 
and 30 inches in width); 

 
3.  Building canopy, awning, pergola, or similar weather protection 

(minimum projection of four feet over a sidewalk or other 
pedestrian space); 

 
4.  Public art which incorporates seating (e.g., fountain, sculpture, 

etc.). 
 

FINDINGS: An 8 ft. building canopy is provided over the entryway sidewalk, 
providing shelter immediately in front of the commercial spaces and resident 
entryway. The sidewalk in this area is 10 ft. 6 in. and includes short-term bike 
parking. A bench is also proposed. This standard is met. See Exhibit B12 Revised 
Site Plan.  

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview1970.html#19.70.050
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19165.html#19.165
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C.  Transit Amenities. Development on sites that are adjacent to or 
incorporate transit streets shall provide improvements as described in this 
section at any existing or planned transit stop located along the site’s 
frontage, unless waived by the community development director. 

 
FINDINGS: The site is located along TriMet Route 21, however, there are no bus 
stops along the immediate site frontage.  This standard does not apply.  

 
19.70.090 Special standards for certain uses. 
This section supplements the standards contained in FMC 19.70.030 through 19.70.080. 
It provides additional standards for the following land uses in order to control the scale 
and compatibility of those uses within the corridor commercial district: 

• Accessory Uses and Structures 
• Automobile-Oriented Uses and Facilities 
• Sidewalk Displays 
• Light Industrial 

 
FINDINGS: The proposal does not include any uses that require compliance with 
this code section. This standard does not apply. 
 
 

VI. DESIGN STANDARDS FINDINGS 

Chapter 19.162 Access and Circulation 
19.162.010 Purpose. 
The purpose of this chapter is to ensure that developments provide safe and efficient 
access and circulation, for pedestrians and vehicles. FMC 19.162.020 provides standards 
for vehicular access and circulation. FMC 19.162.030 provides standards for pedestrian 
access and circulation. Standards for transportation improvements are provided in 
Chapter 19.165 FMC.  
 
FMC 19.162.020 Vehicular Access and circulation 

B.  Applicability. This section shall apply to all public streets within the city 
and to all properties that abut these streets. 

 
FINDINGS: NE Sandy Blvd. is a Multnomah County road. Access, circulation, and 
traffic requirements are being reviewed for compliance with Multnomah County 
road standards and are approved separately by County transportation staff (see 
Exhibit C1 for Multnomah County Transportation comments). The sections of 
this chapter that apply are addressed below.  

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview1970.html#19.70.030
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview1970.html#19.70.080
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162.020
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162.030
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19165.html#19.165
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M.  Fire Access and Parking Area Turnarounds. A fire equipment access drive 
shall be provided for any portion of an exterior wall of the first story of a 
building that is located more than 150 feet from an existing public street 
or approved fire equipment access drive. Parking areas shall provide 
adequate aisles or turnaround areas for service and delivery vehicles so 
that all vehicles may enter the street in a forward manner. For 
requirements related to cul-de-sacs, please refer to Chapter 19.165 FMC. 

 
FINDINGS: The applicant has submitted a fire access plan that has been reviewed 
by Gresham Fire. The applicant is required to comply with the written comments 
submitted by Gresham Fire. See Exhibit B7 Fire Dept. Access Plan.  
 
Condition of Approval: Prior to final occupancy, the applicant shall provide a 
final Fire Access and Water Supply Plan to be reviewed by Gresham Fire and 
show compliance with all of the comments provided by Gresham Fire in Exhibit 
C2.   

 
N.  Vertical Clearances. Driveways, private streets, aisles, turnaround areas 

and ramps shall have a minimum vertical clearance of 13 feet 6 inches for 
their entire length and width. 

 
FINDINGS: All portions of proposed driveways, aisles, turnaround areas, and 
ramps have a vertical clearance of at least 13 ft. 6 in. This standard is met.  

 
P.  Construction. The following development and maintenance standards 

shall apply to all driveways and private streets, except that the standards 
do not apply to driveways serving one single-family detached dwelling: 

 
1.  Surface Options. Driveways, parking areas, aisles, and 

turnarounds may be paved with asphalt, concrete or comparable 
surfacing, or a durable nonpaving material may be used to reduce 
surface water runoff and protect water quality. Paving surfaces 
shall be subject to review and approval by the city engineer. 

 
FINDINGS: The parking and driving area will be constructed with asphaltic 
concrete. This standard is met.  

 
2.  Surface Water Management. When a paved surface is used, all 

driveways, parking areas, aisles and turnarounds shall have on-
site collection or infiltration of surface waters to eliminate sheet 
flow of such waters onto public rights-of-way and abutting 
property. Surface water facilities shall be constructed in 
conformance with city standards. 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19165.html#19.165
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FINDINGS: Storm water drains are provided throughout the site, leading to a 300 
SF water quality facility at the northwest corner of the site. A final stormwater 
report is required to ensure the water quality facility is adequately sized for the 
development. See Exhibit B3 Utility Plan.  
 
Condition of Approval: Prior to issuance of building permits, a final stormwater 
management plan is required showing the site complies with the 2014 Portland 
Stormwater Management Manual. Surface water facilities shall be constructed in 
conformance with city standards. 

 
19.162.030 Pedestrian access and circulation. 
The standards presented in this code provide standards for safe, connected and user-
friendly pedestrian connections and pathways that join neighborhoods and buildings 
within a development. 
 

A.  Pedestrian Access and Circulation. To ensure safe, direct and convenient 
pedestrian circulation, all developments, except single-family detached 
housing (i.e., on individual lots), shall provide a continuous pedestrian 
and/or multi-use pathway system. (Pathways only provide for pedestrian 
circulation. Multi-use pathways accommodate pedestrians and bicycles.) 
The system of pathways shall be designed based on the standards in 
subsections (A)(1) through (5) of this section: 

 
1.  Continuous Pathways. The pathway system shall extend 

throughout the development site, and connect to all future phases 
of development, adjacent trails, public parks and open space areas 
whenever possible. The developer may also be required to connect 
or stub pathway(s) to adjacent streets and private property, in 
accordance with the provisions of FMC 19.162.020, Vehicular 
access and circulation, and the transportation standards in 
Chapter 19.165 FMC. 

 
FINDINGS: The proposed pathway system provides a connection between the 
primary building entrance and NE Sandy Blvd. There are no future phases of 
development, adjacent trails, or public parks/open space nearby. This standard is 
met.  

 
2.  Safe, Direct, and Convenient Pathways. Pathways within 

developments shall provide safe, reasonably direct and convenient 
connections between primary building entrances and all adjacent 
streets, based on the following definitions: 

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162.020
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a.  “Reasonably direct” means a route that does not deviate 
unnecessarily from a straight line or a route that does not 
involve a significant amount of out-of-direction travel for 
likely users. 

 
b.  “Safe and convenient” means bicycle and pedestrian routes 

that are reasonably free from hazards and provide a 
reasonably direct route of travel between destinations. 

 
c.  For commercial, industrial, mixed use, public, and 

institutional buildings, the “primary entrance” is the main 
public entrance to the building. In the case where no public 
entrance exists, street connections shall be provided to the 
main employee entrance. 

 
d.  For residential buildings the “primary entrance” is the front 

door (i.e., facing the street). For multifamily buildings in 
which each unit does not have its own exterior entrance, 
the “primary entrance” may be a lobby, courtyard or 
breezeway, which serves as a common entrance for more 
than one dwelling. 

 
FINDINGS: The pathway system provides direct and safe access from NE Sandy 
Blvd. to the primary building entrance (Exhibit B12 Revised Site Plan). This 
standard is met.  

 
3.  Connections within Development. For all developments subject to 

site design review, pathways shall connect all building entrances 
to one another. In addition, pathways shall connect all parking 
areas, storage areas, recreational facilities and common areas (as 
applicable), and adjacent developments to the site, as applicable. 

 
FINDINGS: The two stair towers on the west and east side of the building will be 
used for emergency egress from the building to the side yards, and pedestrian 
ingress/egress from the interior garage to upper story residential units. The front 
(north) building entrance is the only entrance that will provide pedestrian access 
to the building from the outside.  
 
Convenient pedestrian access is provided to the front entrance from all parking 
areas. A pedestrian path also provides a direct connection from the front 
building entrance to the trash/recycle storage area, which abuts the building on 
the north side. This standard is met.  
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FINDINGS: Outdoor pedestrian pathways are not required to connect the two 
stair towers on the west and east side of the building because they are not 
proposed to be used for resident/tenant entrance. The stair tower doors to the 
side yards shall be designed and marked for emergency egress only.  

 
4.  Street Connectivity. Pathways (for pedestrians and bicycles) shall 

be provided at or near midblock where the block length exceeds 
the length required by FMC 19.162.020. Pathways shall also be 
provided where cul-de-sacs or dead-end streets are planned, to 
connect the ends of the streets together, to other streets, and/or 
to other developments, as applicable. Pathways used to comply 
with these standards shall conform to all of the following criteria: 

 
FINDINGS: The block formation standard required for land divisions and large 
site developments in FMC 19.162.020(K) does not apply to this site. This 
standard does not apply.  

 
5.  Connections to Other Facilities. Proposed pathways shall be 

located to provide access to existing or planned commercial 
services and other neighborhood facilities, such as schools, 
shopping areas and park and transit facilities. To the greatest 
extent possible, access shall be reasonably direct, providing a 
route or routes that do not deviate unnecessarily from a straight 
line or that do not involve a significant amount of out-of-direction 
travel. 

 
FINDINGS: The surrounding land uses do not include any existing or planned 
commercial services or neighborhood facilities. This standard does not apply.   

 
B.  Design and Construction. Pathways shall conform to all of the standards 

in subsections (B)(1) through (B)(5) of this section: 
 

1.  Vehicle/Pathway Separation. Where pathways are parallel and 
adjacent to a driveway or street (public or private), they shall be 
raised six inches and curbed, or separated from the 
driveway/street by a five-foot minimum strip with bollards, a 
landscape buffer, or other physical barrier. If a raised path is used, 
the ends of the raised portions must be equipped with curb ramps. 

 
FINDINGS: Pedestrian pathways are not proposed parallel or adjacent to a 
driveway or street. This standard does not apply.   
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2.  Housing/Pathway Separation. Pedestrian pathways shall be 
separated a minimum of five feet from all residential living areas 
on the ground floor, except at building entrances. Separation is 
measured as measured from the pathway edge to the closest 
dwelling unit. The separation area shall be landscaped in 
conformance with the provisions of Chapter 19.163 FMC, 
Landscaping, Street Trees, Fences and Walls. No pathway/building 
separation is required for commercial, industrial, public, or 
institutional uses. 

 
FINDINGS: Housing is not proposed on the ground floor. This standard does not 
apply.   

 
3.  Crosswalks. Where pathways cross a parking area, driveway, or 

street (“crosswalk”), they shall be clearly marked with contrasting 
paving materials, humps/raised crossings. 

 
Condition of Approval: All pathways crossing a parking area or driveway must be 
clearly marked with contrasting paving material or humped/raised crossings.  

 
4.  Pathway Surface. Pathway surfaces shall be concrete, asphalt, 

brick/masonry pavers, or other durable surface, at least six feet 
wide, and shall conform to ADA requirements. Multi-use paths 
(i.e., for bicycles and pedestrians) shall be the same materials, at 
least 10 feet wide. (See also Chapter 19.165 FMC, Transportation 
Standards for public, multi-use pathway standard.) 

 
FINDINGS: The Fairview Development code allows for two different pedestrian 
pathway widths. In addition to the 6 ft. standard noted above, the Public 
Facilities standards in FMC 19.165.025(K) “Transportation Improvements – 
Internal Pathways” call for internal pathways to be at least 5 ft. in width. The 
Planning Commission has previously found that a 5 ft. width complies with ADA 
requirements and that the differing requirements created an unintended 
conflicts, and have approved pedestrian pathways at the 5 ft. width.  
 
The sidewalk adjacent to the north building elevation is 6’ 6” and meets the 
required width standard. The west/east building sidewalks and pedestrian 
crosswalks through the parking lot are proposed at 5 ft. and meet the lesser of 
the pathway width standards in the development code. All sidewalks adjacent to 
the building will be concrete. This standard is met. See Exhibit B12 Revised Site 
Plan.  

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19163.html#19.163
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5.  Accessible Routes. Pathways shall comply with the Americans with 
Disabilities Act, which requires accessible routes of travel. 

 
Condition of Approval: Prior to the issuance of building permits, site 
development plans must comply with applicable ADA requirements.  

 
Chapter 19.163 Landscaping, Street Trees, Fences and Walls 
19.163.020 Landscape conservation. 

A.  Applicability. All development sites containing significant vegetation, as 
defined below, shall comply with the standards of this section. The 
purpose of this section is to incorporate significant native vegetation into 
the landscapes of development and protect vegetation that is subject to 
requirements of the significant environmental concern and riparian buffer 
overlay zones, Chapter 19.106 FMC. The use of mature, native vegetation 
within developments is a preferred alternative to removal of vegetation 
and re-planting. Mature landscaping provides summer shade and wind 
breaks, and allows for water conservation due to larger plants having 
established root systems. 

 
B.  Significant Vegetation. “Significant vegetation” means: 

1.  Significant Trees and Shrubs. Individual trees and shrubs with a 
trunk diameter of six inches or greater, as measured four feet 
above the ground (DBH), and all plants within the drip line of such 
trees and shrubs, shall be protected. 

 
FINDINGS: A grove of mature trees is present along the east and northeast 
property line. This standard applies to the following significant vegetation 
currently on the site (see Exhibit B5 Landscape Plan and Exhibit A4 Arborist 
Report):  
 

Size (dbh) Species Location 

12” Douglas fir Just east of NE corner of 
proposed building  

18” Douglas fir Just north of NE corner of 
proposed building 

24” Douglas fir Just north of NE corner of 
proposed building 

24” Douglas fir Landscape area – east side 
of site 

24” (29” in Exhibit A5) Douglas fir Parking area – east side of 
site near driveway 

36” Douglas fir Parking/landscape area – 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19106.html#19.106
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east side of site 

36” Douglas fir NE corner of proposed 
building 

36” Douglas fir NE corner of proposed 
building 

48” (38” in Exhibit A5) Douglas fir Landscape area – east side 
of site 

10” 
Doug Fir (Western Red 
Cedar in Exhibit A5)  

NE corner of site, just east 
of 48” fir 

 
 

2.  Sensitive Lands. Trees and shrubs on sites that have been 
designated as “sensitive lands,” in accordance with 
Chapter 19.106 FMC, Natural Resource Regulations, and 
Chapter 19.105 FMC, Floodplain Overlay (e.g., due to slope, 
natural resource areas, wildlife habitat, etc.) shall be protected. 

 
FINDINGS: The site does not contain any sensitive lands as described in the 
Natural Resource or Floodplain Overlay sections.  

 
3.  Exception. Protection shall not be required for plants listed as non-

native, invasive plants by the Oregon State University Extension 
Service in the applicable OSU bulletins for Multnomah County. 

 
FINDINGS: None of the trees listed as significant vegetation are considered non-
native, invasive plants.   

 
C.  Mapping and Protection Required. Significant vegetation shall be mapped 

as required by this code. Significant trees shall be mapped individually 
and identified by species and size (diameter at four feet above grade, or 
“DBH”). A “protection” area shall be defined around the edge of all 
branches (drip-line) of each tree (drip lines may overlap between trees). 
The city also may require an inventory, survey, or assessment prepared by 
a qualified professional when necessary to determine vegetation 
boundaries, building setbacks, and other protection or mitigation 
requirements. 

 
D.  Protection Standards. All of the following protection standards shall apply 

to significant vegetation areas: 
 

1.  Protection of Significant Trees. Significant trees identified as 
meeting the criteria in subsection (B)(1) of this section shall be 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19106.html#19.106
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retained whenever practicable. Preservation may become 
impracticable when it would prevent reasonable development of 
public streets, utilities, or land uses permitted by the applicable 
land use district. 

 
FINDINGS: The original site plan (Exhibit B8) maps significant vegetation by type 
and size, including a drip line for each tree. The applicant has provided an 
arborist report and tree protection plan (Exhibit A4) recommending preservation 
of three significant trees clustered at the northwest corner of the site. Two 
significant cedar trees are also located in the road easement immediately to the 
north. This grove of mature trees will provide a buffer between developments 
and aesthetic value to the site. The trees also provide shade, habitat, and 
protection from stormwater runoff to the development site.  

 
All other significant trees will be removed to accommodate the building, front 
sidewalk, and parking area. The tree protection plan allows a mature grove of 
trees to be preserved while allowing reasonable development of the site.  

 
Condition of Approval: The three trees listed below shall remain on site and 
protected before, during, and after construction by adhering to the tree 
protection plan (Exhibit A4). All construction plans and activity must comply with 
the tree protection plan.  

 

 

Size (dbh) Species Location 

24” Douglas fir Landscape area – east 
side of site 

48” (38” in Exhibit A4) Douglas fir Landscape area – east 
side of site 

10” Douglas fir (Western Red 
Cedar in Exhibit A4).  

NE corner of site, just 
east of 48” fir 

 
 

2.  Sensitive Lands. Sensitive lands shall be protected in conformance 
with the provisions of Chapters 19.105 and 19.106 FMC. 

 
FINDINGS: There are no sensitive lands on the site. This standard does not apply.  

 
3.  Conservation Easements and Dedications. When necessary to 

implement the Comprehensive Plan, the city may require 
dedication of land or recordation of a conservation easement to 
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protect sensitive lands, including groves of significant trees. This 
will be addressed on a case by case basis.  

 
FINDINGS: Conservation easements and/or dedications are not required.  

 
19.163.025 Existing landscaping. 

A.  Applicability. This section shall apply to all developments. 
 

FINDINGS: This section applies to the proposed development.   
 

B.  Construction. All areas of significant vegetation shall be protected prior 
to, during, and after construction. Grading and operation of vehicles and 
heavy equipment is prohibited within significant vegetation areas, except 
as approved by the city for installation of utilities or streets. Such 
approval shall only be granted after finding that there is no other 
reasonable alternative to avoid the protected area, and any required 
mitigation is provided in conformance with Chapter 19.105 FMC, 
Floodplain Overlay and Chapter 19.106 FMC, Natural Resource 
Regulations. 

 
FINDINGS: 10 existing trees are defined as “significant vegetation”. Three of the 
10 are required to be protected before, after, and during construction in 
accordance with the tree protection plan.  
 
Condition of Approval: Grading and operation of vehicles and heavy equipment 
is prohibited within significant vegetation areas, as described in the tree 
protection plan (Exhibit A4).   

 
C.  Exemptions. The protection standards in FMC 19.163.020(D) shall not 

apply in the following situations: 
 

1.  Dead, Diseased, and/or Hazardous Vegetation. Vegetation that is 
dead or diseased, or poses a hazard to personal safety, property or 
the health of other trees, may be removed. Prior to tree removal, 
the applicant shall provide a report from a certified arborist or 
other qualified professional to determine whether the subject tree 
is diseased or poses a hazard, and any possible treatment to avoid 
removal, except as provided by subsection (C)(2) of this section. 

 
2.  Emergencies. Significant vegetation may be removed in the event 

of an emergency without land use approval when the vegetation 
poses an immediate threat to life or safety, as determined by the 
planning director. The planning director shall prepare a notice or 
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letter of decision within 10 days of the tree(s) being removed. The 
decision letter or notice shall explain the nature of the emergency 
and be on file and available for public review at City Hall.  

 
FINDINGS: A 29 in. Douglas fir is proposed to be removed because it is hazardous 
condition, as determined in the tree report (Exhibit A4).   

 
19.163.030 New landscaping. 

A.  Applicability. This section shall apply to all developments requiring site 
design review, and other developments with required landscaping. 

 
FINDINGS: Site design review is required and this section applies.   

 
B.  Landscaping Plan Required. A landscape plan is required at the time of 

design review or other pertinent applications. All landscape plans shall 
conform to the requirements in FMC 19.420.020 (E), Landscape plans. 

 
FINDINGS: A landscape plan has been submitted as part of the design review 
application (Exhibit B5). This standard is met.   
 
C.  Landscape Area Standards. The minimum percentage of required 

landscaping equals: 
 

5.  Corridor commercial district: five percent of the site. 
 

FINDINGS: The total site area is 34,063 SF. A total of 5,606 SF of landscaping will 
be provided, or 16.4%. This standard is met. (See Exhibit B12 Revised Site Plan).  

 
D.  Landscape Materials. This section provides guidelines that ensure 

significant vegetation growth and establishment using a variety of size 
specifications and coverage recommendations. 

 
Landscape materials include trees, shrubs, ground cover plants, nonplant 
ground covers, and outdoor hardscape features, as described below: 
 
1.  Native Vegetation. Native vegetation shall be preserved or planted 

where practicable. 
 

FINDINGS: The landscape plan includes native vegetation such as Mountain 
hemlock, Douglas’ spirea, Creeping orange grape, Pacific wax myrtle, and 
Western strawberry. See Exhibit B5 Landscaping Plan. This standard is met.  
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2.  Plant Selection. A combination of deciduous and evergreen trees, 
shrubs and ground covers shall be used for all planted areas, the 
selection of which shall be based on local climate, exposure, water 
availability, and drainage conditions. As necessary, soils shall be 
amended to allow for healthy plant growth. 

 
FINDINGS: A variety of trees, shrubs, and ground covers will be used to fit the 
space and provide screening and shade. All plants chosen are well suited for the 
local climate. This standard is met.  

 
3.  Non-native, invasive plants, as per FMC 19.164.020(B), shall be 

prohibited. 
 

FINDINGS: Non-native plants are not proposed. This standard is met.  
 

4.  Hardscape features (i.e., patios, decks, plazas, etc.) may cover up 
to 15 percent of the required landscape area. Swimming pools, 
sports courts and similar active recreation facilities may not be 
counted toward fulfilling the landscape requirement. 

 
FINDINGS: The concrete pavers adjacent to the parking spaces are the only 
hardscape features proposed as part of the landscaping and do not cover 15% of 
the required 5% landscaping. This standard is met.  

 
5.  Nonplant Ground Covers. Bark dust, chips, aggregate or other 

nonplant ground covers may be used, but shall cover no more than 
five percent of the area to be landscaped. “Coverage” is measured 
based on the size of plants at maturity or after five years of 
growth, whichever comes sooner. 

 
FINDINGS: Nonplant ground covers are not included in the landscape plan. The 
applicant meets the minimum landscaping requirements. This standard is met.  

 
6.  Tree Size. Trees shall have a minimum caliper size of 1.5 inches or 

greater, or be six feet or taller, at time of planting. 
 

FINDINGS: All of the proposed trees will be 1.5 inch caliper at the time of 
planting (See Exhibit B5 Landscaping Plan). This standard is met.  

 
 

7.  Shrub Size. Shrubs shall be planted from one-gallon containers or 
larger. 
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FINDINGS: All of the proposed shrubs will be from 1 or 2 gallon containers at 
time of planting (See Exhibit B5 Landscaping Plan). This standard is met.  

 
8.  Ground Cover Size. Ground cover plants shall be sized and spaced 

so that they grow together to cover a minimum of 80 percent of 
the underlying soil within three years. 

 
FINDINGS: Ground cover will include Western strawberry and turf. The applicant 
narrative indicates the groundcover will be designed to cover 80% of the 
underlying soil within three years. This standard is met.  

 
9.  Significant Vegetation. Significant vegetation preserved in 

accordance with FMC 19.163.020 may be credited toward meeting 
the minimum landscape area standards. Credit shall be granted on 
a per square foot basis. The street tree standards of 
FMC 19.163.040 may be waived when trees preserved within the 
front yard provide the same or better shading and visual quality as 
would otherwise be provided by street trees. 

 
FINDINGS: The significant vegetation to be preserved on site is located in a 
proposed landscaped area and will be counted towards the meeting the 
landscape standards.  

 
10.  Stormwater Facilities. Stormwater facilities (e.g., 

detention/retention ponds and swales) shall be landscaped with 
water tolerant, native plants. 

 
FINDINGS: A 300 SF water quality planter is proposed at the northwest corner of 
the site. The storm facility with be planted with Pacific wax myrtle, Douglas 
spirea, and common rush, all native plants. This standard is met.  
 
E.  Landscape Design Standards. The landscape design standards provide 

guidelines within setback areas, parking areas, etc. 
 

All yards, parking lots and required street tree planter strips shall be 
landscaped in accordance with the provisions of this chapter. Landscaping 
shall be installed with development to provide erosion control, visual 
interest, buffering, privacy, open space and pathway identification, 
shading and wind buffering, based on the following standards: 

 
1.  Yard Setback Landscaping. Landscaping shall satisfy the following 

criteria: 
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a.  Provide visual screening and privacy within side and rear 
yards; while leaving front yards and building entrances 
mostly visible for security purposes; 

 
b.  Use shrubs and trees as windbreaks, as appropriate; 

 
c.  Retain natural vegetation, as practicable; 

 
d.  Define pedestrian pathways and open space areas with 

landscape materials; 
 
e.  Provide focal points within a development, such as 

signature trees (i.e., large or unique trees), hedges and 
flowering plants; 

 
f.  Use trees to provide summer shading within common open 

space areas, and within front yards when street trees 
cannot be provided; 

 
g.  Use a combination of plants for year-long color and 

interest; 
 

h.  Use landscaping to screen outdoor storage and mechanical 
equipment areas, and to enhance graded areas such as 
berms, swales and detention/retention ponds. 

 
FINDINGS: The site plan proposes setbacks and setback landscaping along all 
perimeters to buffer impacts to adjacent properties and improve site aesthetics. 
The proposed setback landscaping meets this standard by using trees and shrubs 
for screening, windbreaks, and shade. The landscape plan also utilizes a 
combination of plants for year-long color and interest.  

 
2.  Parking Areas. A minimum of five percent of the combined area of 

all parking areas, as measured around the perimeter of all parking 
spaces and maneuvering areas, shall be landscaped. Such 
landscaping shall consist of an evenly distributed mix of shade 
trees with shrubs and/or ground cover plants. “Evenly distributed” 
means that the trees and other plants are distributed around the 
parking lot perimeter and between parking bays to provide a 
partial canopy. At a minimum, one tree per five parking spaces 
total shall be planted to create a partial tree canopy over and 
around the parking area. All parking areas with more than 20 
spaces shall include landscape islands with trees to break up the 
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parking area into rows of not more than 12 contiguous parking 
spaces. All landscaped areas shall have minimum dimensions of 
four feet by four feet to ensure adequate soil, water, and space for 
healthy plant growth. 

 
FINDINGS: The total exterior parking area is 9,452 SF and the parking area 
landscaping is 2,732 SF or 28.9%. A total of 10 parking lot trees will be provided 
for 29 exterior parking spaces, including the 3 significant trees to be preserved 
on-site. Trees and shrubs are evenly distributed around the parking lot perimeter 
to provide a partial canopy. All landscape areas have a minimum dimension of 4 
ft. x 4 ft. See Exhibit B12 Revised Site Plan and Exhibit B5 Landscape Plan. This 
standard is met. 
 
Condition of Approval: The landscape plan does not reflect the new location of 
the trash enclosure and pedestrian pathway connecting NE Sandy Blvd. to the 
building entrance. The final location of the parking lot trees shall be in the same 
general location as indicated on the landscape plan.  

 
3.  Buffering and Screening Required. Buffering and screening are 

required under the following conditions: 
 

a.  Parking/Maneuvering Area Adjacent to Streets and Drives. 
Where a parking or maneuvering area is adjacent and 
parallel to a street or driveway, a decorative wall (masonry 
or similar quality material), arcade, trellis, evergreen 
hedge, or similar screen shall be established parallel to the 
street or driveway. The required wall or screening shall 
provide breaks, as necessary, to allow for access to the site 
and sidewalk by pedestrians via pathways. The design of 
the wall or screening shall also allow for visual surveillance 
of the site for security. Evergreen hedges used to comply 
with this standard shall be a minimum of 36 inches in 
height at maturity, and shall be of such species, number 
and spacing to provide the required screening within one 
year after planting. Any areas between the wall/hedge and 
the street/driveway line shall be landscaped with plants or 
other ground cover. All walls shall be maintained in good 
condition, or otherwise replaced by the owner. 

 
FINDINGS: An evergreen hedge using Darwin’s barberry is proposed between 
Sandy Blvd and the parking area. A break is proposed in the hedge to allow 
pedestrian access from Sandy Blvd. Occasional trees and a grass lawn will be 
planted in the remaining front setback area. This standard is met.  
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b.  Parking/Maneuvering Area Adjacent to Building. Where a 

parking or maneuvering area, or driveway, is adjacent to a 
building, the area shall be separated from the building by a 
raised pathway, plaza, or landscaped buffer no less than 
four feet in width. Raised curbs, bollards, wheel stops, or 
other design features shall be used to protect buildings 
from being damaged by vehicles. When parking areas are 
located adjacent to residential ground-floor living space, a 
landscape buffer is required to fulfill this requirement. 

 
FINDINGS: A 6 ft. 6 in. wide raised sidewalk is proposed between the parking 
area and the building. This standard is met.  
 

c.  Screening of Mechanical Equipment, Outdoor Storage, 
Service and Delivery Areas, and Automobile-Oriented Uses. 
All mechanical equipment, outdoor storage and 
manufacturing, and service and delivery areas, shall be 
screened from view from all public streets and residential 
districts. Screening shall be provided by one or more of the 
following: decorative wall (i.e., masonry or similar quality 
material), evergreen hedge, non-see-through fence, or a 
similar feature that provides a non-see-through barrier. 
Walls, fences, and hedges shall comply with the vision 
clearance requirements and provide for pedestrian 
circulation, in accordance with Chapter 19.162 FMC, 
Access and Circulation.  

 
FINDINGS: An enclosed area for trash and recycling is proposed near the 
northwest corner of the building. The storage area will be screened from NE 
Sandy Blvd by the hedge and trees along the street frontage. Walls and two 
swinging gates will provide additional screening.  

 
19.163.040 Street trees. 
The guidelines provided in this section promote healthy street trees and adequate 
canopy cover to provide shade, reduce stormwater runoff, and improve the appearance 
of a development. 
 

FINDINGS: NE Sandy Blvd. is a county road and street tree requirements are 
under the jurisdiction of Multnomah County. This standard does not apply. 
Exhibit C1 provides full comments and requirements from Multnomah County.  

 
19.163.050 Fences and walls. 
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The fences and walls section provides height limits for construction of new walls. The 
guidelines prevent walls that reduce pedestrian connectivity and sight clearance. The 
standards also provide guidelines relating to maintenance. 

The following standards shall apply to all fences and walls: 
A.  General Requirements. All fences and walls shall comply with the 

standards of this section. The city may require installation of walls and/or 
fences as a condition of development approval, in accordance with 
conditional use permits or site design review. Walls built for required 
landscape buffers shall comply with FMC 19.163.030. 

 
B.  Dimensions. 

1.  The maximum allowable height of fences and walls is six feet, as 
measured from the lowest grade at the base of the wall or fence, 
except that retaining walls and terraced walls may exceed six feet 
when permitted as part of a site development approval, or as 
necessary to construct streets and sidewalks. A building permit is 
required for walls exceeding six feet in height, in conformance 
with the Uniform Building Code. 

 
FINDINGS: The existing metal fence along the west and south property lines will 
remain on site. A new 6 ft. tall wood fence will be constructed along the east 
property line, adjacent to the mobile home park. See Exhibit B12 Revised Site 
Plan. This standard is met.  

 
2.  The height of fences and walls within a front yard setback shall 

not exceed four feet (except decorative arbors, gates, etc.), as 
measured from the grade closest to the street right-of-way. 

 
3.  Walls and fences to be built for required buffers shall comply with 

FMC 19.163.030. 
 

FINDINGS: No buffers are required for this site in the CC zone. This standard 
does not apply.  

 
4.  Fences and walls shall comply with the vision clearance standards 

of FMC 19.162.020. 
 

FINDINGS: No fences or walls are proposed in the vision clearance area. This 
standard is met.  
 
C.  Maintenance. For safety and for compliance with the purpose of this 

chapter, walls and fences required as a condition of development 
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approval shall be maintained in good condition, or otherwise replaced by 
the owner. 

 
Condition of Approval: Fences are walls constructed as part of this development 
shall be maintained in good condition or otherwise replaced by the owner.  

 
D.  Fences – Recreational Courts.  

 
E.  Swimming Pool Fences.  

 
F.  Barbed Wire Fencing.  

 
G.  Electrically Charged or Sharp Pointed Fencing.  

 
H.  Critical Facility Security Fences.  

 
FINDINGS: Recreational courts, swimming pool fences, barbed wire fencing, 
electrically charged/sharp pointed fencing, and critical facility security fencing 
are not proposed. Standards D-H above do not apply.  

 
Chapter 19.164 Vehicle and Bicycle Parking 
19.164.020 Applicability. 
All developments subject to site design review Chapter 19.420 FMC, including 
development of parking facilities, shall comply with the provisions of this chapter.  
 

FINDINGS: Site design review is required as part of this application and this 
chapter applies.  

 
19.164.030 Vehicle parking standards. 
A.  The minimum number of required off-street vehicle parking spaces (i.e., parking 
that is located in parking lots and garages and not in the street right-of-way) shall be 
determined based on the standards in Table 19.164.030.A. 
 

Type of Use Parking Ratio Proposed # 
Units/SF 

Min. # Spaces 
Required 

Studio <500 SF 1 space per unit 3 3 

One bedroom >500 SF 1.25 spaces per unit 27 33.75 

Two bedroom 1.5 spaces per unit 18 27 

General office 2.7 spaces per 1,000 SF 800 SF 2.16 

Total number of spaces required 65.91 

Total number of spaces proposed 66 
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B.  Credit for On-Street Parking. 

1.  The credit for on-street parking allows a reduction of one off-
street parking space for every one on-street parking space 
adjacent to the development if deemed appropriate by the city. 

 
FINDINGS: The applicant is not seeking credit for on street parking, and on-street 
parking is not permitted for new development along Sandy Blvd. as part of the 
Urban Arterial roadway cross section. This standard does not apply.   

 
C.  Parking Location and Shared Parking. 
 

1.  Location. Vehicle parking is allowed only on approved parking 
shoulders (streets), within garages, carports and other structures, 
or on driveways or parking lots that have been developed in 
conformance with this code. Specific locations for parking are 
indicated in Article II of this title for some land uses (e.g., the 
requirement that parking be located to side or rear of buildings, 
with access from alleys, for some uses). (See also 
Chapter 19.162 FMC, Access and Circulation.) 

 
FINDINGS: Vehicle parking will be located in a ground floor garage and outdoor 
surface level lot. The proposed location meets the location requirements 
outlined in Article II. This standard is met.  

 
2.  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 walking 
distance of the use it serves. The distance from the parking area to 
the use shall be measured from the nearest parking space to a 
building entrance, following a sidewalk or other pedestrian route. 
The right to use the off-site parking must be evidenced by a 
recorded deed, lease, easement, or similar written instrument. 

 
FINDINGS: No off-site parking is proposed.  

 
3.  Mixed Uses. If more than one type of land use occupies a single 

structure or parcel of land, the total requirements for off-street 
vehicle parking shall be the sum of the requirements for all uses, 
unless it can be shown that the peak parking demands are actually 
less (i.e., the uses operate on different days or at different times of 
the day). In that case, the total requirements shall be reduced 
accordingly. 
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FINDINGS: The required parking was calculated using the sum of the residential 
and commercial uses. This standard is met.    

 
4.  Shared Parking. Required parking facilities for two or more uses, 

structures, or parcels of land may be satisfied by the same parking 
facilities used jointly, to the extent that the owners or operators 
show that the need for parking facilities does not materially 
overlap (e.g., uses primarily of a daytime versus nighttime nature), 
and provided that the right of joint use is evidenced by a recorded 
deed, lease, contract, or similar written instrument establishing 
the joint use. 

 
FINDINGS: The applicant is not proposing shared parking facilities. This standard 
does not apply.   

 
5.  Availability of Facilities. Owners of off-street parking facilities may 

post a sign indicating that all parking on the site is available only 
for residents, customers and/or employees, as applicable. Signs 
shall conform to the standards of Chapter 19.170 FMC, Sign 
Regulations. 

 
D.  Maximum Number of Parking Spaces. The number of parking spaces 

provided shall not exceed the standards in the following table: 
 

Use Max in Transit/Ped 
Areas 

Max in Non-
Transit Areas 

Proposed 

General office 3.4 per 1,000 SF 4.1 per 1,000 SF 2.7 per 1,000 SF 

Residential none none 64 

 
FINDINGS: The proposed parking does not exceed the allowed maximum. This 
standard is met.    
 
E.  Parking Management. The planning director may require a parking 

management plan for development of any use that requires more than 10 
parking spaces based on the minimum parking spaces provided in Table 
19.164.030.A.  

 
FINDINGS: Parking management issues related to the mixed use nature of the 
development are not anticipated. The development meets the minimum parking 
requirements and a management study is not required.  
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F.  Parking Stall Standard Dimensions and Compact Parking Spaces. All off-
street parking stalls shall be improved to conform to city standards for 
surfacing, stormwater management and striping, and provide dimensions 
in accordance with the following table. Disabled person parking shall 
conform to the standards and dimensions of this chapter. The number of 
compact parking spaces shall not exceed 40 percent of all parking spaces 
provided on site. 

 
FINDINGS: A total of 26 of the 66 parking spaces (39.39%) are proposed to be 
compact. This standard is met.  
 
Condition of Approval: Prior to final occupancy, all off-street parking stalls shall 
be improved to conform to city standards for surfacing, stormwater, and 
striping.  

 
G.  Variances. Developments may request exceptions to the parking 

standards; see FMC 19.520.030(A)(4). 
 

FINDINGS: The applicant is not requesting a parking variance.   
 

H.  Disabled Person Parking Spaces. The following parking shall be provided 
for disabled persons, in conformance with the Americans with Disabilities 
Act (ADA) 

 
FINDINGS: A parking area with 66 parking spaces requires one ADA space with a 
96 in. wide access aisle and two ADA spaces with 60 in. wide access aisles. The 
proposed parking area includes two ADA spaces with a 96” wide aisle access and 
one space with a 60” wide aisle access. This standard is met.  

 
I.  In parking lots three acres and larger intended for use by the general 

public, pedestrian pathways shall be raised or separated from parking, 
parking aisles and travel lanes by a raised curb, concrete bumpers, 
bollards, landscaping or other physical barrier. If a raised pathway is 
used, curb ramps shall be provided in accordance with the Americans with 
Disabilities Act Accessibility Guidelines. 

 
FINDINGS: The proposed parking is not over 3 acres. This standard does not 
apply.  

 
19.164.040 Bicycle parking standards. 
All uses which are subject to site design review shall provide bicycle parking, in 
conformance with the following standards, which are evaluated during site design 
review: 
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A.  Number of Bicycle Parking Spaces. A minimum of two bicycle parking 
spaces per use is required for all uses with greater than 10 vehicle parking 
spaces. The following additional standards apply to specific types of 
development: 

 
1.  Multifamily Residences. Every residential use of four or more 

dwelling units shall provide bicycle parking spaces according to 
the following standards: 

 
a.  Short-term bicycle parking shall be provided at a ratio of 

one bicycle space for every 10 vehicle parking spaces and 
shall be located within 30 feet of the main entrance to the 
building, in a location that is easily accessible for bicycles. 

 
FINDINGS: 64 vehicle parking spaces are required for the multifamily use, which 
requires a minimum of 7 short-term bicycle parking spaces. A total of 8 short-
term bicycle parking spaces are proposed near the main building entrance, 
including 7 for the residential building users. See Exhibit B12 Revised Site Plan 
This standard is met.  

 
b.  Long-term bicycle parking shall be provided at a ratio of 

one bicycle space per dwelling unit. Sheltered bicycle 
parking spaces may be located within a garage, storage 
shed, basement, utility room or similar area. In those 
instances in which the residential complex has no garage 
or other easily accessible storage unit, the bicycle parking 
spaces may be sheltered from sun and precipitation under 
an eave, overhang, an independent structure, or similar 
cover. 

 
FINDINGS: 48 residential units are proposed and a minimum of 48 long-term 
bicycle parking spaces are required. A total of 56 long-term bicycle spaces will be 
provided, including 48 spaces for the residential building users. The long-term 
bicycle parking enclosure will be located at the SE corner of the parking garage, 
providing shelter and security. See Exhibit B8 Site Plan. This standard is met.  

 
 

2.  Commercial Retail, Office, and Institutional Developments. 
Commercial retail, office, and institutional developments shall 
provide bicycle parking spaces according to the following 
standards: 
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a.  Short-term bicycle parking shall be provided at a ratio of 
one bicycle space for every 10 vehicle parking spaces and 
shall be located within 50 feet of the main entrance to the 
building, in a location that is easily accessible for bicycles. 

 
Findings: 2.16 vehicle parking spaces are required for the commercial use, which 
translates to a requirement of one short-term commercial bike parking space. A 
total of 8 short term bicycle parking will be provided near the main building 
entrance, including 1 for commercial building users. This standard is met. 

 
b.  Long-term bicycle parking shall be provided at a ratio of 

one bicycle space per employee. 
 

FINDINGS: It is estimated the 800 SF commercial space will employ a maximum 
of 8 employees. A total of 56 long-term bicycle spaces will be provided, including 
8 spaces for employees. This standard is met.  

 
3.  Schools.  

 
4.  Colleges and Trade Schools.  

 
5.  Town Center Commercial District.  
 
6.  Multiple Uses.  

 
FINDINGS: Subsections 3-6 above do not apply.   

 
B.  Exemptions. This section does not apply to single-family, two-family, and 

three-family housing (attached, detached or manufactured housing), 
home occupations, agriculture and livestock uses, or other developments 
with fewer than eight vehicle parking spaces. 

 
C.  Location and Design. Bicycle parking shall be conveniently located with 

respect to both the street right-of-way and at least one building entrance 
(e.g., no farther away than the closest parking space). It should be 
incorporated whenever possible into building design and coordinated with 
the design of street furniture when it is provided. Street furniture includes 
benches, streetlights, planters and other pedestrian amenities. 

 
FINDINGS: The short term bicycle parking is located under the canopy near the 
primary building entrance, with direct access to Sandy Blvd. via the striped 
pedestrian aisle through the parking lot. The long term parking bicycle parking is 
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located near a side entrance to the garage with pedestrian access. This standard 
is met.  

 
D.  Visibility and Security. Bicycle parking should be visible to cyclists from 

street sidewalks or building entrances, so that it provides sufficient 
security from theft and damage. 

 
FINDINGS: The short term bicycle parking is located near the front building 
entrance with good visibility. This standard is met. 

 
E.  Options for Storage. Bicycle parking requirements for long-term and 

employee parking can be met by providing a bicycle storage room, bicycle 
lockers, racks, or other secure storage space inside or outside of the 
building. 

 
FINDINGS: The long term bicycle parking is provided via a secure enclosure in the 
garage. This standard is met.   

 
F.  Lighting. Bicycle parking shall be at least as well lit as vehicle parking for 

security. 
 
FINDINGS: Both bicycle parking locations will receive the same amount of light 
as the vehicle parking. This standard is met.  

 
G.  Reserved Areas. Areas set aside for bicycle parking shall be clearly marked 

and reserved for bicycle parking only. 
 

Condition of Approval: Bicycle parking shall be clearly marked and reserved for 
bicycle parking only.  

 
H.  Hazards. Bicycle parking shall not impede or create a hazard to 

pedestrians. Parking areas shall be located so as to not conflict with vision 
clearance standards (Chapter 19.162 FMC, Access and Circulation). 

 
FINDINGS: The short-term bicycle parking is proposed to be located in the 10 ft. 
6 in. pedestrian walkway in front of the primary building entrance while 
retaining 6 ft. 6 in. of pathway clearance. This standard is met.  

 
Chapter 19.165 Public Facilities Standards 
19.165.010 Purpose and applicability. 

A.  Purpose. The purpose of this chapter is to provide planning and design 
standards for public and private transportation facilities and utilities. 
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Streets are the most common public spaces, touching virtually every 
parcel of land… 

 
B.  When Standards Apply. Unless otherwise provided, the standard 

specifications for construction, reconstruction or repair of transportation 
facilities, utilities and other public improvements within the city shall 
occur in accordance with the standards of this chapter... 

 
C.  Standard Specifications. The city engineer shall establish standard 

construction specifications consistent with the design standards of this 
chapter and application of engineering principles. They are incorporated 
in this code by reference. 

 
D.  Conditions of Development Approval. No development may occur unless 

required public facilities are in place or guaranteed, in conformance with 
the provisions of this code. Improvements required as a condition of 
development approval that require a dedication of property for a public 
use, when not voluntarily accepted by the applicant, shall be roughly 
proportional to the impact of development. Findings in the development 
approval shall indicate how the required improvements are roughly 
proportional to the impact of the proposed development on public 
facilities. 

 
E.  Rough Proportionality Report. Where the applicant objects to the 

imposition of any applicable development standard under this chapter 
that required a dedication of property for a public use, the applicant must 
provide a rough proportionality report justifying an alternative level of 
improvements including:…  

 
FINDINGS: NE Sandy Blvd. is a Multnomah County road. Any public improvement 
requirements associated the roadway shall meet Multnomah County standards 
(e.g. sidewalks, curb cuts, stormwater, etc.). All other public improvements are 
subject to the standards in this chapter.  
 
 

19.165.025 Transportation improvements. 
 

FINDINGS: Subsections A-J address public streets, which are under Multnomah 
County’s jurisdiction. The proposal shall comply with all Multnomah County 
requirements for the design and construction of improvements along Sandy 
Blvd. See Multnomah County comments in Exhibit C1.  
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A previous payment in lieu of road improvements (PILO) has been paid to the 
County. If the previous PILO does not cover the cost of required improvements, 
the applicant may be required to pay additional funds.  
 
Condition of Approval: Prior to final occupancy, the applicant shall meet all of 
the Conditions of Approval required by Multnomah County for transportation 
improvements (see Exhibit C1).  

 
K.  Internal Pathways. Pathways shall be at least five feet in unobstructed 

width and shall be constructed to sidewalk standards found in Standard 
Specifications for Public Works Construction, or according to Multnomah 
County or ODOT standards as applicable. The property owner shall keep a 
minimum of five feet of the pathway width clear of both permanent and 
temporary obstructions (e.g., utility poles, sandwich signs). Maintenance 
of internal pathways is the continuing obligation of the property owner or 
adjacent property owner. All work must comply with the city of Fairview 
public works construction standards. 

 
FINDINGS: All pathways are at least 5 ft. in width. This standard is met.  
 
Condition of Approval: Maintenance of internal pathways is the continuing 
obligation of the property owner. All work and future work must comply with the 
City of Fairview public works construction standards.  
 
Standards L-O, Q-W, and Z: 

 
FINDINGS: These standards do not apply. They address the creation of new 
streets and alleys, none of which are proposed.  
 
P.  Curbs, Curb Cuts, Ramps, and Driveway Approaches. Concrete curbs, curb 

cuts, wheelchair, bicycle ramps and driveway approaches shall be 
constructed in accordance with standards specified in 
Chapter 19.162 FMC, Access and Circulation. 

 
Condition of Approval: Facilities within the Multnomah County right-of-way shall 
be constructed in accordance with County standards. Facilities constructed on-
site shall meet the standards specified in FMC 19.162 Access and Circulation.  

 
X.  Mail Boxes. Plans for mail boxes to be used shall be approved by the 

United States Postal Service (USPS). 
 

FINDINGS: Mailboxes are proposed in the lobby of the first floor.  
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Condition of Approval: Prior to final occupancy, mailboxes shall be installed in 
accordance with approved plans from USPS.  

 
Y.  Streetlight Standards. Streetlights shall be installed in accordance with 

city standards. 
 

FINDINGS: The property is located within the mid-county lighting district and is 
subject to district standards.   

 
Condition of Approval: Prior to final occupancy the applicant shall meet the 
street light requirements of mid-county lighting district.  

 

19.165.030 Public use areas. 
Public use areas implement Comprehensive Plan policies that may require a developer to 
reserve a piece of land for future park and open space to serve the residents of the new 
development. Specific issues to consider include the amount of time the city has to 
purchase parkland and whether dedication of park land should count as a credit towards 
SDCs. 
 

Findings: Dedication of a future park or open space area is not appropriate for 
this site. This standard does not apply.  

 
19.165.040 Sanitary sewer and water service improvements. 
The sanitary sewer and water service improvements ensure adequate sanitary sewer 
services to new developments. 
 

FINDINGS (water): A 10” PVC water main is available north of the site in NE 
Sandy Blvd.  

 
Condition of Approval: Per the City of Fairview Standard Details, all public water 
systems must be located within public rights of way. 
 
Condition of Approval: Existing water laterals that will not be used must be 
abandoned and capped at the main.  

 
Condition of Approval:  Prior to receiving a building permit the applicant shall 
submit a water connection application and pay all applicable fees.  

 
Condition of Approval: Public Works shall approve backflow assembly devices to 
be installed at appropriate service locations.  
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Condition of Approval: Prior to receiving a building permit the development will 
need to meet fire flow verification standards set by Gresham Fire and Emergency 
Services.  
 
FINDINGS (sewer): A 21” sanitary sewer main is available north of the site in NE 
Sandy Blvd.  
 
Condition of Approval: Per the City of Fairview Standard Details, all public sewer 
systems must be located within public rights of way. 

 
Condition of Approval: The applicant shall provide sanitary sewer capacity (in 
gpd) in writing to determine capacity accommodation with the City’s existing 
sanitary sewer system designed capacity. 
 
Condition of Approval: Existing sewer laterals that will not be used must be 
abandoned and capped at the main. If there is an existing private wastewater 
disposal system on site it shall be abandoned in accordance with the regulations 
of the Oregon Department of Environmental Quality. 

 
Condition of Approval: Per the City of Fairview Standard Details, all public sewer 
systems must be located within public rights of way. 

 
19.165.050 Storm drainage. 
The storm drainage section requires developers to accommodate and treat stormwater 
runoff from buildings and parking lots. 
 

A.  General Provisions. The city shall issue a development permit only where 
adequate provisions for stormwater and flood water runoff have been 
made. 

 
B.  Accommodation of Upstream Drainage. Culverts and other drainage 

facilities shall be large enough to accommodate potential runoff from the 
entire upstream drainage area, whether inside or outside the 
development. Such facilities shall be subject to review and approval by the 
city engineer. 

 
C.  Effect on Downstream Drainage. Where it is anticipated by the city 

engineer that the additional runoff resulting from the development will 
overload an existing drainage facility, the city may deny approval of the 
development permit unless provisions have been made for improvement 
of the potential condition or until provisions have been made for storage 
of additional runoff caused by the development in accordance with city 
standards. 
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D.  Easements. Where a development is traversed by a watercourse, 

drainage way, channel or stream, there shall be provided a stormwater 
easement or drainage right-of-way conforming substantially with the 
lines of such watercourse and such further width as will be adequate for 
conveyance and maintenance.  

 
Condition of Approval:  Prior to the issuance of building permits the applicant 
shall provide the city with a final stormwater management plan and Stormwater 
Facility Operations & Maintenance agreement demonstrating compliance with 
the 2014 Portland Stormwater Management Manual. 

 
19.165.060 Utilities. 
The utilities section provides standards regarding electric lines and cable. Many types of 
utilities now must be installed underground for safety and aesthetic purposes. 

A.  Underground Utilities. All utility lines including, but not limited to, those 
required for electric, communication, lighting and cable television services 
and related facilities shall be placed underground, except for surface-
mounted transformers, surface-mounted connection boxes and meter 
cabinets which may be placed above ground, temporary utility service 
facilities during construction, and high capacity electric lines operating at 
50,000 volts or above. The following additional standards apply to all new 
subdivisions, in order to facilitate underground placement of utilities: 

 
B.  Easements. Easements shall be provided for all underground utility 

facilities. 
 

C.  Exception to Undergrounding Requirement. The standard applies only to 
proposed subdivisions. An exception to the undergrounding requirement 
may be granted due to physical constraints, such as steep topography, 
sensitive lands, Chapter 19.106 FMC, or existing development conditions. 

 
FINDINGS: The applicant’s narrative indicates all utilities will be placed 
underground. See Exhibit A1. This standard is met.  

 

19.165.070 Easements. 
The easements section provisions reserve adequate space for utilities. 
Easements for sewers, storm drainage and water quality facilities, water mains, electric 
lines or other public utilities shall be dedicated on a final plat, or provided for in the deed 
restrictions. See also, Chapter 19.420 FMC, Development Review and Site Design Review 
and Chapter 19.430, Land Divisions and Lot Line Adjustments. The developer or applicant 
shall make arrangements with the city, the applicable district and each utility franchise 
for the provision and dedication of utility easements necessary to provide full services to 
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the development. The city’s standard width for public main line utility easements shall be 
20 feet unless otherwise specified by the utility company, applicable district, or city 
engineer. 
 

FINDINGS: New utility easements dedicated to the City of Fairview are not 
required for this development.  

 
19.165.080 Construction plan approval and assurances. 
The construction plan approval portion ensures the completion of a development by a 
builder. 
 
No public improvements, including sanitary sewers, storm sewers, streets, sidewalks, 
curbs, lighting, parks, or other requirements, shall be undertaken except after the plans 
have been approved by the city, permit fee paid, and permit issued. The permit fee is 
required to defray the cost and expenses incurred by the city for construction and other 
services in connection with the improvement. The permit fee shall be set by the city 
council. The city may require the developer or subdivider to provide bonding or other 
performance guarantees to ensure completion of required public improvements. 
 

Condition of Approval: Prior to beginning construction, all construction plans 
must be approved by the City and Multnomah County, development permit fees 
paid, and permits issued.  

19.165.090 Installation. 
A.  Conformance Required. Improvements installed by the developer either as 

a requirement of these regulations or at his/her own option, shall 
conform to the requirements of this chapter, approved construction plans, 
and to improvement standards and specifications adopted by the city. 

 
B.  Adopted Installation Standards. The Standard Specifications for Public 

Works Construction, Oregon Chapter APWA shall be a part of the city’s 
adopted installation standard(s); other standards may also be required 
upon recommendation of the city engineer. 

 
C.  Commencement. Work shall not begin until the city has been notified in 

advance. 
 

D.  Resumption. If work is discontinued for more than one month, it shall not 
be resumed until the city is notified. 

 
E.  City Inspection. Improvements shall be constructed under the inspection 

and to the satisfaction of the city. The city may require minor changes in 
typical sections and details if unusual conditions arising during 
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construction warrant such changes in the public interest. Modifications 
requested by the developer shall be subject to land use review under 
Chapter 19.415 FMC, Modifications to Approved Plans and Conditions of 
Approval. Any monuments that are disturbed before all improvements are 
completed by the subdivider shall be replaced prior to final acceptance of 
the improvements. 

 
F.  Engineer’s Certification and As-Built Plans. A registered civil engineer shall 

provide written certification in a form required by the city that all 
improvements, workmanship and materials are in accord with current 
and standard engineering and construction practices, conform to 
approved plans and conditions of approval, and are of high grade, prior to 
city acceptance of the public improvements, or any portion thereof, for 
operation and maintenance. The developer’s engineer shall also provide 
three sets (one mylar, one electronic, one paper copy) of “as-built” plans, 
in conformance with the city engineer’s specifications, for permanent 
filing with the city. 

 
Condition of Approval: The applicant agrees to comply with all regulations and 
requirements of the Fairview City Code which are current on this date, except 
where variance or deviation from such regulation and requirements have been 
specifically approved by formal Planning Commission action as documented by 
the records of this decision and/or the associated Conditions of Approval. 

 
Chapter 19.170 Sign Regulations 
19.170.030 Sign permit required. 
Sign permits are subject to a Type I review process. Building and electrical permits and 
corresponding inspections may be required based on size and weight requirements. 
 

Condition of Approval: Any signs on the site, including monument signs for the 
development and building signs for the commercial uses, must obtain a sign 
permit and comply with FMC 19.170.  
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VII. CONCLUSION AND RECOMMENDATIONS 

STAFF RECOMMENDATION 
Staff finds that the proposed application will meet the requirements of the City Code as 
conditioned, and recommends approval of the site design review permit.   
  
PLANNING COMMISSION ALTERNATIVES 

1. Approve the application based on the findings of compliance with City 
regulations and conditions of approval.  

2. Modify the findings, reasons, or conditions, and approve the request as 
modified. 

3. Deny the application based on the Commission’s findings 
4. Continue the Public Hearing to a date certain if more information is needed.  

 
CONDITIONS OF APPROVAL  
The application, as presented, meets or can meet applicable City codes and 
requirements, provided that the following conditions of approval are met. The site shall 
be developed in accordance with the applicant’s approved plans, as attached and 
modified below.  
 

A. General Requirements  
 

1. Any modifications to the approved plans or changes of use, except those 
changes relating to the Building Codes, will require approval by the Planning 
Director or Planning Commission as described in FMC 19.415 Amendments to 
Decisions.  
 

2. The applicant agrees to comply with all regulations and requirements of the 
Fairview City Code which are current on this date, except where variance or 
deviation from such regulation and requirements have been specifically 
approved by formal Planning Commission action as documented by the 
records of this decision and/or the associated Conditions of Approval. 

 
3. This approval for application 2018-21-DR CUP shall become null and void 

after two (2) years if construction activities has not commenced.  
 

4. Prior to receiving permits all plans must be approved by the City, applicable 
fees paid, and permits issued. 
 

5. Any signs on the site, including monument signs for the development and 
building signs for the commercial uses, must obtain a sign permit and comply 
with FMC 19.170.  
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6. To ensure the building functions as a mixed-use building including a 
commercial component envisioned by the Corridor Commercial zone, at least 
one of the commercial spaces must be occupied by a use that is not 
accessory to the primary residential use. 
 

7. The pedestrian pathway connecting the wester stair tower to the All-Stor 
Storage property shall be used for emergency egress only. Signs shall be 
provided for the pathway and stair tower door leading to the pathway. 
 

B. Prior to grading/site disturbance  
 

1. Prior to the issuance of any development permit or construction activity on 
the site, the applicant shall submit a construction management plan for 
review and approval by the Public Works Department.  The plan shall include 
but is not limited to, a tentative development timeline, any significant 
impacts (noise/vibrations, street closures, etc.), a construction vehicle 
parking plan, names of persons who can be contacted to correct problems, 
hours of construction activity, and any work that may occur within a public 
right-of-way.  
 

2. The applicant shall obtain a grading and erosion control permit from the 
Fairview Public Works Department. The City of Fairview permit shall be 
obtained no more than 30 days before grading is commenced on site. 

 
C. Plan Check Review/Prior to Construction  

 
1. Prior to the issuance of building permits, the applicant shall submit an 

updated drawing of the north facade that shows compliance with FMC 
19.70.070(B)(1)(c).  
 

2. Prior to the issuance of building permits the applicant shall prepare a final 
Fire Access and Water Supply Plan to be reviewed and approved by Gresham 
Fire.  The Plans shall address all of the Oregon Fire Code standards as stated 
in the Gresham Fire comments in Exhibit C2.  

 
3. Prior to the issuance of building permits the applicant shall provide the city 

with a final stormwater management plan and stormwater facility 
Operations & Maintenance Agreement in compliance with the 2016 Portland 
Stormwater Management manual.  

 
4. Prior to issuance of building permits, site development plans must comply 

with applicable ADA requirements. 
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5. Prior to receiving a building permit the applicant shall submit a water 
connection application and pay all applicable fees. 

6. Prior to issuance of building permits, the development shall  meet fire flow 
verification standards set by Gresham Fire and Emergency Services.  
 

7. Prior to issuance of building permits, the applicant shall provide sanitary 
sewer capacity (in gpd) in writing to determine capacity accommodation with 
the City’s existing sanitary sewer system designed capacity. 

8. Prior to beginning construction, all construction plans must be approved by 
the City and Multnomah County, development permit fees paid, and permits 
issued. 

D. Landscaping/Street Trees   
 

1. Prior to final occupancy, all vegetation shall be planted in the quantities, 
location, and sizes as shown on the Landscape Plan. 

 
2. The property owner shall maintain all landscaped areas in perpetuity upon 

completion and they shall be kept free from weeds and debris and 
maintained in a healthy, growing condition and shall receive regular pruning, 
fertilizing, mowing and trimming. Any damaged, dead, diseased, or decaying 
plant material shall be replaced within 30 days. 
 

3. The three significant trees identified for protection in Exhibit A4 shall remain 
on site and protected before, during, and after construction by adhering to 
the tree protection plan. All construction plans and activity must comply with 
the tree protection plan. 
 

4. Grading and operation of vehicles and heavy equipment is prohibited within 
significant vegetation areas, as described in the tree protection plan (Exhibit 
A4).   
 

5. The landscape plan does not reflect the new location of the trash enclosure 
and pedestrian pathway connecting NE Sandy Blvd. to the building entrance. 
The final location of the parking lot trees shall be in the same general 
location as indicated on the landscape plan. 
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E. Vehicle/Bike Parking and Pedestrian Access 
  
1. All pedestrian access and circulation including any portion of raised walkway 

shall comply with ADA requirements.   
 

2. All pathways crossing a parking area or driveway must be clearly marked with 
contrasting paving material or humped/raised crossings.  

3. All off-street parking stalls shall be improved to conform to city standards for 
surfacing, stormwater, and striping. 

4. Five (5) ADA parking spaces shall be marked and signed, per FMC 
19.164.030.H. 
 

5. Bicycle parking shall be clearly marked and reserved for bicycle parking only. 
 

6. Maintenance of internal pathways is the continuing obligation of the 
property owner. All work and future work must comply with the City of 
Fairview public works construction standards.  

 
F. Prior to Final Occupancy 

 
1. Copies of any applicable CC&R’s and Operations and Maintenance 

Agreements must be recorded and provided to the city. 
 

2. All mail boxes shall be installed in accordance with approved plan from USPS. 
 

3. Public Works shall approve backflow assembly devices to be installed at 
appropriate service locations. 

 
4. All mechanical equipment and satellite dishes over one meter in size shall be 

screened from any pedestrian way or public right-of-way. 
 

5. The applicant shall meet all of the Conditions of Approval required by 
Multnomah County for transportation improvements (see Exhibit C1). 
 

8. The applicant shall meet the street light requirements of mid-county lighting 
district.  
 

9. Facilities within the Multnomah County right-of-way shall be constructed in 
accordance with County standards. Facilities constructed on-site shall meet 
the standards specified in FMC 19.162 Access and Circulation. 
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10. Per the City of Fairview Standard Details, all public water systems must be 
located within public rights of way. 
 

11. Existing water laterals that will not be used must be abandoned and capped 
at the main. 
 

12. Existing sewer laterals that will not be used must be abandoned and capped 
at the main. If there is an existing private wastewater disposal system on site 
it shall be abandoned in accordance with the regulations of the Oregon 
Department of Environmental Quality. 
 

13. Per the City of Fairview Standard Details, all public sewer systems must be 
located within public rights of way. 
 

14. Public Works shall approve backflow assembly devices to be installed at 
appropriate service locations. 
 

15. All onsite external lighting shall be designed and installed to have no off-site 
glare. 

 
G. Multnomah County Transportation Conditions: 
 
1. Prior to issuance of the Certificate of Occupancy, dedicate 5 feet of right-of-way along 

the site’s Sandy Boulevard frontage to Multnomah County for road purposes.   
 

2. Prior to issuance of the Certificate of Occupancy, dedicate a five-foot 
slope/utility/drainage/sidewalk/landscaping/traffic control device easement along the 
site’s NE Sandy Boulevard frontage for the benefit of Multnomah County.   

 
3. Prior to issuance of the Certificate of Occupancy, construct half-street improvements to 

Multnomah County standards along the site’s Sandy Blvd and obtain a Construction 
Permit from Multnomah County for all improvements within the County right of way. 
Half street improvements include: Grade/rock/pave to commercial depth between 
existing pavement and new curb; Construct bicycle lanes as required; Furnish street 
trees as required; Furnish street lighting facilities as required; Construct Multnomah 
County standard concrete curb and 6-foot wide concrete sidewalk in compliance with 
ADA specifications; Install underground traffic control devices conduit and related 
equipment as required; Construct storm drainage facilities as required or provide 
payment to Multnomah County in-lieu of constructing the improvements.  

 
4. Maintain sight distance at all access points on Sandy serving the property consistent 

with AASHTO requirements. 
 

5. Any work in the right of way, including the removal of trees, lanscaping, encroachments 
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in the right-of-way or any increase in storm-water drainage from the site to the right of 
way will require review and a permit from Multnomah County.  

 
6. Prior to issuance of the Certificate of Occupancy, acquire driveway permits for the site’s 

access to NE Sandy Blvd. 
 

7. Prior to issuance of the Certificate of Occupancy, a Level of Service (LOS) Analysis for the 
intersections of Sandy/Fairview Parkway, the driveways and Sandy Blvd, and 
223rd/Sandy Blvd. shall be completed and submitted to the county for review. If 
impacts are found, the developer shall mitigate impacts. 
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INTRODUCTION TO DEVELOPMENT PROJECT 

i. General Information 

 

 

 

Applicant (Owner): Les Bick 
 Fairway Properties 1, LLC 

Address: 
3561 N.E. 215th Court 
Fairview, OR 97024 

Phone: (503) 328-6282 
Email: lesbick@comcast.net 

  

Project Location: 
20922 N.E. Sandy Blvd. 
Fairview, OR 97024 

  
Application Type: Design Review 

  
Property ID: R575543 

  
County: Multnomah County 

  
State ID (Primary): 1N3E288BD 904 

  
Alt Account #: R649856860 

  
Site Size: 0.78 Acres – 34,063 S.F 

  
Use: Mixed Use – Residential/Commercial 

  
Zoning: CC Corridor Commercial 

  
Architect: Bill Whitney 

 AXIS Design Group Architecture & Engineering, Inc. 

Address: 
52 N.W. 2nd Street 
Gresham, OR 97030 

Phone: (503) 667-4252 
Fax: (503) 546-9276 

Email: BillW@axisdesigngroup.com 
  

Civil Engineer: Tom Sisul 
 Sisul Engineering 

Address: 
375 Portland Avenue 
Gladstone, OR 97027 

Phone: (503) 657-0188 
Email: TomSisul@sisulengineering.com 

  
Landscape Architect: Ms. Gregg S. Everhart ASLA 

 Everhart Landscape Architecture, LLC 

Address: 
4014 S.E. Taylor Street 
Portland, OR 97214 

Phone: (503) 235-1815 
Email: gseverhart@gmail.com 
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ii. Summary of Application 

 

This application includes the required City application form, preliminary project plans, required application fee, and all other 

required information. This application has been prepared pursuant to direction provided at a Pre-Application Conference 

held with city staff and subsequent correspondence with city staff 1/11/18. 

 

 

iii. Existing Conditions 

 

0.78 acres at 20922 N.E. Sandy Boulevard. Parcel #R575543. Tax Lot #1N3E28BD00904. Zoned Corridor Commercial. 

 

North: The property fronts along N.E. Sandy Boulevard. 

South: This part of the parcel is adjacent to the, ‘ALL-STOR Storage - Self Storage’ units. (Corridor Commercial Zone) 

East: The property is next to the, ‘Quail Hollow Mobile Home Park’. (R/MH Zone) 

West: the shared-access driveway forms the west side of the property. (Corridor Commercial Zone) 

 

The site is basically flat, with a slight sloping from the S.E. corner toward the N.W. corner. 

 

 

iv. Proposed Development 

 

To build a four-story mixed use development as permitted by the Corridor Commercial Zoning. The structure will contain 

61,104 S.F., consisting of (27) one-bedroom apartments, (18) two-bedroom units, (3) studios, and 500 S.F. of office space. 

There will be (38) secured parking spaces within the building’s first floor, plus (29) spaces outside the building including 

compact and (2) accessible spaces. Tenant storage units and (48) long-term bicycle spaces will also be provided within and 

adjacent to the garage parking area. The required parking for the entire project is (64) spaces which is what our plans show. 

Eight short term bike spaces are provided in front of the building. 

 

There will be two access points from Sandy Blvd. The primary access will be from a driveway on the northeast side of the 

street frontage. Secondary access will be shared driveway along the west border of the property. This access will be shared, 

as called for in a recorded deed, with the ‘ALL-STOR Storage’ facility to the west and south of the property. The ten foot 

setbacks on the East, South, and West sides of the building will provide space for landscaping and small decks. Additional 

landscaping, play area for children, benches and picnic area may also be provided for tenants and guests on the roof (second 

floor) of the commercial/office space. 

 

Planned height of the building will be 45 feet to the roof eave.  A Conditional Use Approval is being sought to permit the roof 

height to be extended higher. Actual roof height will be 51’ – 6” per the  FDC 19.85.060 standard of measurement. This will 

result in an appealing residential character with sloped roof. The upper units may  have vaulted ceilings. A sloped roof will 

also help to avoid leaking problems associated with a flat roof. 

 

Required landscaping is 5% of the site (1,703 S.F.). 5,298 S.F. will be provided around the perimeter of the building, at the 

N.W. corner of the property, and on top of the commercial/office space. The trash/recycling containers will be enclosed per 

FDC standards and located at the N.W. corner as well. Columnar shaped trees will be planted around the perimeter of the 

site. 

 

All utilities serve the parcel. The adjacent parcels contain a storm water planter which will be part of the storm water 

management system for this project. A water quality planter will be integrated into the landscaped area along the Sandy Blvd. 

frontage. Site Lighting will be included with a Photometric Plan that will be submitted with the Building Permit application 

Drawings. We’ll need the input of our Lighting Consultant to determine proper fixture selection, location, and lot coverage.  
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19.70.020 – Permitted Land Use 

 

Mixed use (apartment/office) is allowed per 4. Commercial (e). Mixed Use as noted in Table 19.70.020.A 

 

 

19.70.030 – Corridor Commercial Setback Standards 

 

Building setbacks are flexible to allow parking to be located near the entrance of new commercial development. 

 

1. Front setbacks. Minimum allowable front setback is zero feet. There is no maximum front setback. Actual setback is 

49’ – 10” at the N.E. property corner. 

2. Rear setback. Minimum rear setback for all structures shall be zero feet for street-access lots. Actual setback is 10’. 

3. Side setback. There is no minimum side setback required, except that buildings shall conform to vision clearance 

standards in Chapter 19.162 FMC, the landscape and buffering requirements in Chapter 19.163 FMC and applicable 

fire and building codes. Actual side setback is 10’ on the west and 11’ on the east. 

 

19.162 FMC is not applicable because building setback from N.E. Sandy Blvd. 

 

19.163.030 requires a minimum of 5% of the site area be landscaped for projects requiring site design approval. 

 

19.163.040 requires street trees for projects requiring site design review. 

 

19.163.050 fences and walls restricts the height of any fences to 6 FT or 4 FT along street frontages. 

 

 

19.70.040 – Lot Coverage 

 

There are no maximum lot coverage or floor area ratio requirements that would restrict this project. 

 

 

19.70.050 – Site Layout and Building Orientation 

 

B. Pedestrian Access Standard 

1. From adjoining street right of way to building entrances and off street parking. 

2. N/A 

3. Conformity with requirements of 19.162 Access and Circulation. Use of both existing north driveway at 

Sandy Blvd. and the west driveway to the shared access provide efficient site circulation good access to 

both points of entry/exit to covered parking under the building. They also are the preferred circulation 

system of the Gresham Fire Department. 

 

C. Building Orientation Standard 

1. The building main entrance faces Sandy Blvd. and is located to provide proper sight lines for safety and 

convenience it will be connected to the Sandy frontage with a pedestrian walk. The entry will be covered 

by a large canopy providing space also for bench and short term bike parking. 

Exhibit A1



 
 
 
 

7 / 11 
 

2. Off street parking is located between the building and the street for maximum visibility, convenience and 

safety. Residents require the use of their cars as this is not a pedestrian type part of town. The covered 

enclosed portion of parking is preferred for resident security. 

 

 

19.70.060 – Building Height 

 

A. Maximum height shall be no more than 45 feet. A conditional use approval is being applied for permitting up to 55 

feet of height. 

B. Method of measurement. Actual height is 51’ – 6” per FMC 19.85.060  standard of measurement. 

C. Performance option allows for increase to 55 feet as part of Conditional Use Permit. 

 

 

19.70.070 – Architectural Guidelines and Standards 

 

1. Pedestrian Oriented Design 

a. Corner lot – N/A 

b. Windows – window shapes and sizes will be fairly simple and repetitive for a well integrated appearance. 

Sliding glass doors at decks will be recessed and all vinyl windows will have 5/4 x 4 wood trim. The common 

area and commercial tenant space on the ground floor will be large aluminum store front windows. 

c. Same as (b.) above. 

d. Roof will be sloped with 4:12 pitch. Eave overhang will be 2’ at the building perimeter. The roof over the 

central common area and commercial tenant space will be flat. A canopy will extend out over the main 

entrance providing cover for short term bike parking, bench, and a portion of the front walk. 

 

2. Design of Large Scale Buildings – N/A 

 

 

19.70.080 – Pedestrian and Transit Amenities 

 

B. Guidelines and Standards 

1-3. An extra wide sidewalk (10’ – 6” deep) is proposed for the area adjacent to the main entrance. It will be 40’ 

wide and covered by canopy extending 8’ out from the face of the building. It will have space for short term 

bike parking and a bench. 

4-5. N/A 

 

 

19.70.090 – N/A 

 

 

19.426.030 – Upgrade Existing Development 

 

19.530 – Non Conforming Uses and Development - Existing building(s) on the site will be demolished. 

 

 

19.162.020 – Vehicular Access and Circulation 
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The existing driveway location is to be retained and improved. We are in the process of securing an access permit from 

Multnomah County. We are also seeking a determination on frontage public improvements or payment in lieu of. We will be 

dedicating property per Fairview and Multnomah County direction for future street widening and 

slope/drainage/sidewalk/landscaping/easement. 

 

 

19.163 – Landscaping, Significant Vegetation, Street Trees, Fences and Walls 

 

Landscape description: The building is on the south side of the site to provide more space for landscaping along Sandy Blvd., 

as well as more distance from street noise for residents. Two types of deciduous trees and  evergreen conifer surround the 

parking lot in order to provide shade and wind protection. The new conifers are located in the northeast portion of the site 

in order to block east winds. A buffer or evergreen shrubs next to parking lot and in storm water planter will screen parking 

from the road. Various types of evergreen shrubs and deciduous trees are located to west, south and east of building. Each 

tree or shrub was selected to thrive in the growing conditions which range from nearly full shade on the east to full sun on 

southern exposure. The trees are columnar and placed to either shade windows or frame views of Mt. Hood. 

 

 

19.163.010 – Landscape Conservation 

 

All existing vegetation is shown on the Existing Conditions drawing. The largest trees are along north end of east property 

line. Unfortunately, preserving all the existing trees is impracticable since it prevents reasonable development of the building 

permitted on the site, including the required parking. Two 36” dbh Douglas firs are located too close to an existing shed that 

will be demolished to survive. That part of the site is part of the proposed building. An additional 12”, 18” and 24” dbh Douglas 

fir are located so close to the proposed building that their root zones would also be negatively impacted. Another 24” and 

36” Douglas fir are located in or right next to required parking.  The remaining trees (24” and 12” dbh cedar in r/w and 10” 

dbh Douglas fir on site) will be removed because they are likely to be destabilized due to removal of neighboring trees and 

grading and construction of driveway and parking. 

 

 

19.163.025 – Existing Landscaping 

 

Connecting the new west driveway to the existing driveway to storage facility will require removal of one hornbeam tree on 

the neighboring property. Most of the existing site is building, concrete slab or gravel. Topsoil for the rest of the site will be 

stockpiled for reuse in landscaped areas. 

 

19.163.025 (C) (1) Although they do not meet the standard of being 6” or greater dbh trees, there are remnants of an 

arborvitae hedge parallel to Sandy Blvd. They have matured and are beginning to lose branches and their location will impede 

vision of and from cars leaving the site for Sandy Blvd., making them hazardous. These are located in the area of future street 

improvements and will be removed. 

 

 

19.163.030 – New Landscaping 

 

C.  Landscape Area Standards – The minimum percentage of required landscape for a Corridor Commercial District is 

5% of the site. This site of 0.79 acres has 5,721 S.F. of landscaped area (16.8%). 

 

D.  Landscape Materials – The proposed trees, shrubs and groundcovers and their proposed sizes are shown on the 

Landscape Plan. The Berberis repens, Tsuga mertensiana, Myrica californica, Fragaria chiloensis and Spiraea 
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douglasii are all native. The rest of the trees and shrubs are species and cultivars chosen to fit space, provide 

screening and shade, and thrive. No invasive plants are used. The only non-plant “groundcover” are: pavers adjacent 

to parking spaces and a two foot band of gravel mulch between shrubs and building on east and south sides. Plan 

sizes meet or exceed the minimum requirements. The Berberis repens and Fragaria chiloensis will grow as 

groundcovers and provide more than 80% coverage within three years. The storm water planter will be planted with 

the Myrica californica and Spiraea douglasii (as shown) plus 72 Juncus effusus/100 sq. ft. 

 

E. (1a-h) – Landscape Design Standards – This land use does not require setbacks but at least 10’ setback is provided 

on every side. The west setback will add a columnar cultivar of the tree on neighbor’s property and extend the turf 

area. The south setback will have two heat tolerant species of trees and shrubs. The trees will eventually shade some 

of the windows and block views between balconies while the line of evergreen shrubs will screen the neighboring 

properties chain-link fence. The trees and shrubs on the eastern side will get a limited amount of sunlight between 

existing wood fences and proposed building but the vegetation will enhance view of building from the existing 

residences. 

 

E. (2) – Parking Areas – The landscaped area around the parking exceeds the 5% requirement. Although the building 

itself will provide substantial shade to the parking lot, the trees next to the building highlight the building entry. 

More than the one tree per five parking spaces are provided around the parking area. It has no areas with more than 

twelve contiguous parking spaces. All planting spaces are 4’ or wider. 

 

F. (3) Buffering and Screening 

a. Parking/Maneuvering Area Adjacent to Streets and Drives. An evergreen hedge is proposed parallel to the 

parking area. This is not the more typical location (parallel to the adjacent street) as it allows a more 

generous landscaped area next to Sandy Blvd. The proposed evergreen shrubs will provide the required 36” 

in height at maturity and a larger pot size is used in order to ensure required screening within a year after 

planting.  

b. Parking/Maneuvering Area Adjacent to Building. There is a raised pathway between the building and 

adjacent head-in parking. It is wide enough so that overhanging portions of vehicles will not block pathway 

nor damage the building. 

c. Screening of Service Areas. There is an enclosed area for trash and recycling in northwest corner of parking 

lot. Three sides are concrete block with access gate on south. The evergreen shrubs that screen the parking 

lot extend along north side of this service area. 

 

 

19.163.040 – Street Trees 

 

No street trees are proposed. They shall be deferred until the construction of curbs and sidewalks. We are proposing that 

public improvements (street trees, curb and sidewalk) along the Sandy Blvd., frontage be deferred through a payment in lieu 

of (PILO) arrangement with Multnomah County. 

 

 

19.163.050 – Fences and Walls 

 

Existing fences on neighboring properties to east and west will be preserved but screened with hedges of evergreen shrubs. 

Existing conditions plans show fences to east and north sides of site that will be removed. No new fencing is proposed. 

 

 

19.164 – Automotive and Bike Parking 
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Minimum parking 

(27) one-bedroom apartments 27 x 1.25 = 33.75 

(18) two-bedroom apartments 18 x 1.5 = 27 

(3) studios 3 x 1 = 3 

  63.75 stalls 

  

Commercial Tenant Space 

1,000 S.F. @ 2.7 space/1000 

S.F. 

.1 x 2.7 = 2.7 

 

Total Parking Required 66.4 = 67 

Parking Provided  67 

 

On street parking/shared – N/A 

Max. parking – N/A 

Stall dimensions – Standard (9’ x 19’) – 40 spaces provided | Compact (7.5’ x 15’) – 27 spaces provided 

 

Bike Parking 

Short Term 1 space/10 parking space = 7 

 1 space/10 parking space = 1 

 Total provided 8 

   

Long Term Multi Family – 

1 space/dwelling unit 
48 

 Commercial – 

1 space/employee 
8 Max. 

                                    Total Required. & Provided                   56 

 

19.165.025 – Transportation Improvements 

 

The adjacent street to the site is Sandy Blvd., a Multnomah County road right-of-way. The County has previously been paid a 

fee in lieu of (PILO) for frontage improvements. If it doesn’t cover the cost of required improvements for this site it will need 

additional funding. All known right-of-way dedications and appropriate easements have been previously met with a previous 

land use request through the City of Fairview (04-78-MP).  

A traffic study has been completed by Lancaster Engineering which identifies anticipated trip generation volume. A driveway 

permit for site access will be applied for prior to the Planning Commission Hearing. 

Street Lights were reviewed with Chet Hagen of The Mid County Lighting District. He said that there are two existing street 

lights along the Sandy Blvd. frontage which should be adequate to serve this proposed new development. 

 

 

19.165.030 – N/A 

 

19.165.040 – Sanitary Sewer and Water Service Improvements 

 

Sanitary sewer and water service has been extended previously to the subject parcel, via the improvements tied to City File 

#04-78-MP. 
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19.165.050 – Storm Drainage 

 

No upstream drainage flows through the subject parcel. Provisions for storm water disposal were provided for with the 

development of the self storage facility adjacent to the proposed site. Storm water quality facilities will be developed on the 

subject site to meet City of Fairview standards. A PAC Report by Sisul Engineering is part of our Land Use Review Application. 

 

 

19.165.060 – Utilities 

 

All utilities will be installed underground to serve the subject site’s development. 

 

 

19.165.070 – Easements 

 

Necessary easements are identified on the Proposed Site Plan. There are no exiting or proposed covenants on the property. 

 

19.170 – Sign Regulations 

 

19.170.040 – Design Standards- 
 

The building will have signage directing visitors and residents to the enclosed parking on the first level and to the central  

main entry and elevator. There will also be signage located on the front face of the canopy for the commercial tenant(s). 

 

There will be a monument sign located at the Sandy Boulevard entrance or along the Sandy Blvd. frontage identifying the 

Building and probably commercial tenants. The monument sign will be located and sized to meet city standards. 
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of 40 mph. Bicycle lanes are generally provided along both sides of the roadway while curbs and sidewalks are 
intermittently provided. 

Figure 1 presents an aerial image of the nearby vicinity with the project site outlined in yellow. 

 
Figure 1: Aerial Photo of Site Vicinity (Image from Google Earth) 
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Site Trips 

Trip Generation 

The proposed Fairview Mixed-Use Development includes the construction of a four-story building consisting 
of 48 residential dwelling units and 976 square-feet of commercial office space, which will replace an existing 
single-family house. To estimate the number of trips that will be generated by the proposed development, trip 
rates from the Trip Generation Manual1 were used. Data from land-use codes 210, Single-Family Detached Housing, 
221, Multifamily Housing (Mid-Rise), and 710, General Office Building, was used to estimate the existing and 
proposed development’s trip generation based on the number of residential dwelling units and the square-
footage of office gross floor area. 

The trip generation calculations show that the proposed development is projected to generate an additional 
17 morning peak hour, 21 evening peak hour, and 262 average weekday site trips. The trip generation 
estimates are summarized in Table 1. Detailed trip generation calculations are included as an attachment to 
this study. 

Table 1 – Trip Generation Summary 

Weekday

Enter Exit Total Enter Exit Total Total

Existing Development

Single-Family House 210 1 unit 0 1 1 1 0 1 10

Proposed Development

Multifamily Housing 221 48 units 4 13 17 13 8 21 262

General Office 710 976 sq.ft. 1 0 1 0 1 1 10

Total 5 13 18 13 9 22 272

Net New Trips 5 12 17 12 9 21 262

ITE Code Size
Morning Peak Hour Evening Peak Hour

 

                                                      
1 Institute of Transportation Engineers (ITE), Trip Generation Manual, 10th Edition, 2017. 
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Trip Distribution 

The directional distribution of site trips to/from the project site was estimated based on the locations of likely 
trip destinations and locations of major transportation facilities within the site vicinity. The following trip 
distribution was estimated and used for analysis: 

• Approximately 80 percent of site trips will travel to/from the west along NE Sandy Boulevard; and 

• Approximately 20 percent of site trips will travel to/from the east along NE Sandy Boulevard. 

Based on this distribution it is projected that 14 morning peak hour and 17 evening peak hour trips will travel 
to/from the west along NE Sandy Boulevard while 3 morning peak hour and 4 evening peak hour trips will 
travel to/from the east. Accordingly, the proposed development is projected to have minimal to minor 
transportation impacts on nearby intersections within the site vicinity. 

Conclusions 

Based on the projected trip generation of the site, the impacts of the proposed Fairview Mixed-Use 
Development to the existing transportation system are expected to be minimal. Furthermore, the new site 
trips are not expected to significantly alter the operation or safety of the existing transportation facilities. 

If you have any questions regarding this technical memorandum, please don’t hesitate to contact us. 
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Land Use: Single-Family Detached Housing

Land Use Code: 210

Setting/Location General Urban/Suburban

Variable: Dwelling Units

Variable Value: 1

Trip Rate: 0.74 Trip Rate: 0.99

Enter Exit Total Enter Exit Total

Directional Directional

Distribution Distribution

Trip Ends 0 1 1 Trip Ends 1 0 1

Trip Rate: 9.44 Trip Rate: 9.54

Enter Exit Total Enter Exit Total

Directional Directional

Distribution Distribution

Trip Ends 5 5 10 Trip Ends 5 5 10

Source: TRIP GENERATION, Tenth Edition

50% 50%50%

Existing Development

50%

TRIP GENERATION CALCULATIONS

AM PEAK HOUR PM PEAK HOUR

WEEKDAY SATURDAY

25% 75% 63% 37%
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Land Use: Multifamily Housing (Mid-Rise)

Land Use Code: 221

Setting/Location General Urban/Suburban

Variable: Dwelling Units

Variable Value: 48

Trip Rate: 0.36 Trip Rate: 0.44

Enter Exit Total Enter Exit Total

Directional Directional

Distribution Distribution

Trip Ends 4 13 17 Trip Ends 13 8 21

Trip Rate: 5.44 Trip Rate: 4.91

Enter Exit Total Enter Exit Total

Directional Directional

Distribution Distribution

Trip Ends 131 131 262 Trip Ends 118 118 236

Source: TRIP GENERATION, Tenth Edition

50%

TRIP GENERATION CALCULATIONS

AM PEAK HOUR PM PEAK HOUR

WEEKDAY SATURDAY

26%

Proposed Development

74% 61% 39%

50% 50%50%
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Land Use: General Office Building

Land Use Code: 710

Setting/Location General Urban/Suburban

Variable: 1000 Sq Ft Gross Floor Area

Variable Value: 1.0

Trip Rate: 1.16 Trip Rate: 1.15

Enter Exit Total Enter Exit Total

Directional Directional

Distribution Distribution

Trip Ends 1 0 1 Trip Ends 0 1 1

Trip Rate: 9.74 Trip Rate: 2.21

Enter Exit Total Enter Exit Total

Directional Directional

Distribution Distribution

Trip Ends 5 5 10 Trip Ends 1 1 2

Source: TRIP GENERATION, Tenth Edition

86% 14% 16% 84%

50% 50% 50% 50%

Proposed Development

TRIP GENERATION CALCULATIONS

SATURDAY

PM PEAK HOURAM PEAK HOUR

WEEKDAY
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Updated Summary for Fairview Villas Application 

 

1. We will be marketing the 400 square feet of remaining office/retail space to potential 

tenants who are not accessory to the primary residential use of the project. 400 square 

feet will be for office and related project usage.   

 

2. The architectural rendering for the height of the building now shows the height to be in 

compliance with code. Thus, the conditions of approval, associated with the building 

height, will no longer apply to the application. 

 

3. The arborist’s report has been submitted to Planning Staff, to be included for the record 

and in the Planning Commissioners’ packages.  New conditions of approval, related to 

the tree preservation/removal will follow the arborist recommendations. Basically, we 

will comply with preserving three of the four trees, called to our attention by Planning, 

by the use of permeable surface parking areas next to the trees, under an arborist’s 

supervision. The one tree (of the four) will be removed because it has had structural 

damage at least twice and will be a challenge to save as per the arborist’s report.  

 

4. The site plan has been modified by architect Doug Circosta, and submitted to Planning. 

It shows the new location of the pedestrian path, as per Planning’s request, and a 

relocation of the trash bins next to the building. There has been no net loss or gain of 

parking spaces because the office/commercial space has been reduced to 800 square 

feet from 1,000 sq.ft. The 200 square foot reduction was decided upon because the site 

changes resulted in one parking space short of our original design. Thus, the reduction 

accomplished the balance.  
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Fairview Villa
Apartments
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REFERENCE DATUM = EL 79

THIS DATUM IS LOCATED AT THE SOUTHEAST CORNER OF THE BUILDING AND REPRESENTS THE

HIGHEST ADJOINING GROUND SURFACE WITHIN A FIVE-FOOT HORIZONTAL DISTANCE OF THE

EXTERIOR WALL OF THE BUILDING.  ELEVATION 79 IS NOT MORE THAN 10' ABOVE THE LOWEST

GRADE.

THE FINISHED FLOOR OF THE BUILDING IS ELEVATION 78.

ALLOWABLE: EL 79' + 45'  = ELEVATION 124'

PROPOSED: EL 78' + 44'-10.5 ( AVERAGE HEIGHT TO HIGHEST PITCHED ROOF = ELEVATION 123.875'
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  Green Pillar Oak
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  Adirondack Crabapple
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  Village Green Zelkova

Tsuga mertensiana 1.5" dbh
  Mountain Hemlock
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  Forest Green Oak
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  Douglas fir
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Myrica californica 2. gal.
  Pacific Wax Myrtle
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  Western strawberry
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FIRE DEPARTMENT

ACCESS PLAN

A-101
SCALE:

FIRE DEPARTMENT ACCESS PLAN
1'-0" = 20'-0"1

N

NOTES                                  
(E) FIRE HYDRANT TO BE MODIFIED AS
NECESSARY TO PROVIDE A 5-INCH STORZ
ADAPTER WITH NATIONAL STANDARD
THREADS INSTALLED ON THE 4-1/2-INCH
FIRE HYDRANT OUTLET.  THE ADAPTER
SHALL BE CONSTRUCTED OF HIGH
STRENGTH ALUMINUM ALLOW, HAVE A
TEFLON COATING ON THE SEAT AND
THREADS, AND USE A RUBBER GASKET
AND (2) SET SCREWS TO SECURE IT IN
PLACE.  THE ADAPTER SHALL BE
PROVIDED WITH AN ALUMINUM ALLOY
PRESSURE CAP.  THE CAP SHALL BE
ATTACHED TO THE HYDRANT BARREL OR
STORZ ADAPTER WITH A CABLE TO
PREVENT THEFT OF CAP.  ADAPTER
SHALL BE HARRINGTON
HPHA50-45NHWCAP OR EQUAL
APPROVED BY GRESHAM FIRE.

AT (E) FIRE HYDRANT, BLUE REFLECTIVE
MARKERS TO BE INSTALLED ADJACENT
AND TO THE SIDE OF CENTERLINE OF
ACCESS ROADWAY.

PROVIDE (N) CLASS III STANDPIPE WITH
HOSE CONNECTIONS PER NFPA 15 AND
OFC 905.6.

1

2

3

1
2

3
3

3

SHEET NOTES                      
1. THE NEW MIXED-USE BUILDING IS TO HAVE

FULL AUTOMATIC FIRE SPRINKLER AND FIRE
ALARM SYSTEM COVERAGE.

2. EMERGENCY RESPONDER RADIO
COVERAGE IS REQUIRED PER OFC 510.1.1.
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GATE
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DEMO (E) GATE
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TO REMAIN
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FENCE

COMMERCIAL
TENANT SPACE
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FENCE
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(E) FIRE HYDRANT
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(N) STORMWATER
COLLECTION BASIN, SEE
LANDSCAPE PLAN AND
CIVIL UTILITY PLAN

(N) DRIVEWAY

MECH.

(E) GRADE
CONTOUR, TYP.
SEE GRADING
PLAN FOR
FINISHED
GRADE
CONTOURS

TENANT  &
RESIDENT
MAILBOXES

1

(N) LIGHT
POLE

(N) LIGHT
POLE

(N) LIGHT
POLE

1

1

1

(N) WALL-
MOUNTED
LIGHT
FIXTURES

(N) WALL-
MOUNTED
LIGHT
FIXTURES

(N) WALL-
MOUNTED
LIGHT
FIXTURES

(N) WALL- MOUNTED
LIGHT FIXTURES

1

1

1

1

PARKING REQUIREMENTS & COUNTS

REQ'D. PARKING FOR MULTI-FAMILY:
(27) 1-BDRM UNITS * (1.25) SPACES EA. = 34
(18) 2-BDRM UNITS * (1.5) SPACES EA. = 27

(3) STUDIOS * (1) SPACES EA. =  3
TOTAL: 64

REQ'D. PARKING FOR GENERAL OFFICE:
1015 SF OFFICE SPACE:  (2.7) SPACES PER
1000 SF GROSS LEASABLE AREA = 3

TOTAL PARKING SPACES REQUIRED: 67

PARKING PROVIDED:
EXTERIOR PARKING SPACES: ( INCLUDES 2 ADA SP ) 29
GARAGE PARKING SPACES:    ( INCLUDES 1 ADA SP ) 38

COMPACT SPACES = 27  (40%  of 67)

TOTAL PARKING SPACES PROVIDED: 67

BICYCLE PARKING:
SHORT-TERM:

MULTI-FAMILY: (1) SPACE PER (10) CAR SPACES =        7
OFFICE: (1) SPACE PER (10) VEHICLE SPACES =        1
TOTAL REQ'D:        8
TOTAL PROVIDED:        8

LONG TERM:
MULTI-FAMILY: (1) SPACE PER DWELLING UNIT =   48
OFFICE: (1) SPACE PER EMPLOYEE =  8 MAX.
TOTAL REQ'D:      56
TOTAL PROVIDED:  56

SITE STATISTICS

TOTAL SITE AREA: 34,063 SF (100 %)

TOTAL BLDG. AREA (FOOTPRINT): 16,500 SF (48.4%)

LANDSCAPE AREA:
5% REQ'D IN COMMERCIAL CORRIDOR: 1,703 SF
TOTAL AREA PROVIDED: 5,606 SF (16.5%) 

TOTAL EXTERIOR PARKING AREA: 9,452 SF  (27.7%)

PARKING LANDSCAPING:
5% OF PARKING AREA REQ'D: 467 SF
PROVIDED: 2732 SF (28.9%)

PARKING LOT TREES:
1 TREE PER 5 PARKING SPACES REQ'D: 6
PROVIDED: 14

TOTAL IMPERVIOUS AREA: 27,952 SF (82.1%)
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Department of Community Services 
Transportation Division 
http://multco.us/transportation-planning 

1620 SE 190th Avenue, Portland Oregon 97233-5910 • PH. (503) 988-5050 • Fax (503) 988-3321 
 

 
 
 
 
 

MEMORANDUM 
 
 
TO:  Eric Rutledge, Associate Planner, City of Fairview 
     
FROM:  Joanna Valencia, AICP, Transportation Planning and Development Manager 
 
DATE:  July 3, 2018 
 
SUBJECT: 2018-21-DR / Fairview Villa (County File No: EP-2017-9700), 20922 NE Sandy Blvd 
  
     
The Multnomah County Transportation Program has reviewed the proposed: 
 

• A four-story mixed use development in the Corridor Commercial Zone. The structure will contain 
61,104 SF, consisting of (27) one-bedroom apartments, (18) two-bedroom units, (3) studios, and 
1,000 SF of office space. There will be (38) secured parking spaces within the building’s first 
floor, plus (29) spaces outside the building including compact and (2) accessible spaces.  

 
• There will be two access points from Sandy Blvd. The primary access will be from a driveway on 

the east side of the property. Secondary access will be a shared driveway along the west border 
of the property, as called for in a recorded deed with the ‘ALL-STOR Storage’ facility to the west 
and south of the property. 

 
The comments provided in this memorandum are based on the information provided in the application 
packet.  Additionally this memo reflects the county’s approval of the road rules variance request and 
required conditions. 
 
Sandy Boulevard is a Minor Arterial facility under county jurisdiction.  
 
Conditions of Approval: 
 

1. Prior to issuance of the Certificate of Occupancy, dedicate 5 feet of right-of-way along the 
site’s Sandy Boulevard frontage to Multnomah County for road purposes.   

 
2. Prior to issuance of the Certificate of Occupancy, dedicate a five-foot 

slope/utility/drainage/sidewalk/landscaping/traffic control device easement along the site’s 
NE Sandy Boulevard frontage for the benefit of Multnomah County.   

 
3. Prior to issuance of the Certificate of Occupancy, construct half-street improvements to 

Multnomah County standards along the site’s Sandy Blvd and obtain a Construction Permit 
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from Multnomah County for all improvements within the County right of way. Half street 
improvements include: Grade/rock/pave to commercial depth between existing pavement 
and new curb; Construct bicycle lanes as required; Furnish street trees as required; Furnish 
street lighting facilities as required; Construct Multnomah County standard concrete curb and 
6-foot wide concrete sidewalk in compliance with ADA specifications; Install underground 
traffic control devices conduit and related equipment as required; Construct storm drainage 
facilities as required or provide payment to Multnomah County in-lieu of constructing the 
improvements.  

 
4. Maintain sight distance at all access points on Sandy serving the property consistent with 

AASHTO requirements. 
 

5. Any work in the right of way, including the removal of trees, lanscaping, encroachments in the 
right-of-way or any increase in storm-water drainage from the site to the right of way will 
require review and a permit from Multnomah County.  

 
6. Prior to issuance of the Certificate of Occupancy, acquire driveway permits for the site’s access 

to NE Sandy Blvd. 
 

7. Prior to issuance of the Certificate of Occupancy, a Level of Service (LOS) Analysis for the 
intersections of Sandy/Fairview Parkway, the driveways and Sandy Blvd, and 223rd/Sandy 
Blvd. shall be completed and submitted to the county for review. If impacts are found, the 
developer shall mitigate impacts. 

 
Findings: 
 
In order to be granted a variance, the applicant must demonstrate that the following Multnomah 
County Road Rules (MCRR) standards are met. Below are responses supporting approval of the variance. 
As conditioned, the roads rules criteria are met. 
 
16.100 Variance Requirements: 
A. Multnomah County Code 29.507 provides for a variance by the County Engineer from County 
standards and requirements when written documentation substantiates that the requested variance is 
in keeping with the intent and purpose of County Code and adopted rules, and the requested variance 
will not adversely affect the intended function of the County road system or related facilities. A variance 
approval may include mitigation measures as conditions of approval. 
 
MCRR 16.200 General Variance Criteria:  
 
A. Special circumstances or conditions apply to the property or intended use that do not apply to other 
property in the same area. The circumstances or conditions may relate to the size, shape, natural 
features and topography of the property or the location or size of physical improvements on the site or 
the nature of the use compared to surrounding uses;  

 

Response: Development of the property for an apartment building meeting 
City of Fairview Density requirements will require Fire Dept. approval. In 
order to get approval from Gresham Fire the property will need to make 
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use of the Shared Access rights to the driveway at the west plus the Sandy 
Blvd. driveway to achieve thru passage for fire dept. trucks. This is a 
request for a driveway location on Sandy Blvd. that differs from the county 
standard. They are proposing to use the existing access location for the new 
driveway location. Other driveways of adjacent properties: The Quail 
Hollow Mobile Park driveway is about 130' to the east, the closest dr iveway to 
the west is the All Stor Storage Condos at 175' . Traffic volume to it is quite 
limited. Other neighboring driveways are well beyond the 295' min. spacing. 
This section of Sandy is classified as Moderate Arterial. The proposed use 
for this application is compatible with adjacent uses. On-site circulation 
requires this access for general circulation as well as providing fire truck 
access. The site is very tight and does not provide enough space for a fire 
truck turn around or hammer-head. 

 
B. The variance is necessary for the preservation and enjoyment of a substantial property right of the 
applicant and extraordinary hardship would result from strict compliance with the standards;  
 

Response: Space at the NW corner of the property is needed for storm water 
related water quality planter, for required landscaping, and  parking  
required  for the size of apartment building that meets city min. density 
standards. Additionally, the city code allows building density as proposed 
that is needed to achieve an equitable development. The particular size and 
shape of the parcel requires this access to maintain safe and efficient fire 
truck access as well as vehicular access to Sandy Blvd. There is an existing 
driveway on Sandy at approximately the same location we are proposing 
the new access. The proposed location is approximately half way 
between the two other existing access points on adjacent properties. 
There is not a driveway across the street. 
 

 
C. The authorization of the variance will not be materially detrimental to the public welfare or injurious 
to other property in the vicinity, or adversely affect the appropriate development of adjoining 
properties;  
 

Response: There is an existing curb cut at the location of the proposed access, 
which has been used for many years for residential access. Actually, 
historically the existing access was for (2) residences. There is no reason to 
think the access will negatively affect adjacent properties as the proposed 
property use is compatible with the adjacent uses. The adjacent land uses 
included a residential mobile home court towards the east, a storage unit 
development towards the south with access located directly to the west. 
Across the street is an RV park to the northeast and commercial 
development directly north and to the west.  None of the adjacent land 
uses have access points conflicting with the existing location of our 
proposed access. 
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D. The circumstances of any hardship are not of the applicant’s making. 
 

Response: This request is made in order to achieve the needed density of 
development as permitted and encouraged by the city of Fairview 
development code. The size of the existing parcel combined with the density 
permitted necessitate the need for the access onto Sandy Blvd and is not of 
the applicant’s making. This variance is needed, in order to achieve the 
density allowed and satisfy appropriate circulation for vehicles and fire truck 
access it is necessary to request the access onto Sandy Blvd. 

 
 

Exhibit C1



Troutdale File #: 18-21 
Fairview Villa Apts. 20922 NE Sandy 
FROM: Kyle Stuart, Gresham Fire (kyle.stuart@GreshamOregon.gov) 
DATE: 3-28-2018 
FIRE COMMENTS: 

 
NOTE: Limited information at this time.  All of the following will need to be provided 
on a separate FIRE ACCESS and WATER SUPPLY page with the building permit plans.  

 
1. Provide fire flow per Oregon Fire Code Appendix B.  Fire flow for apartment buildings 

varies based on construction and square footage.  OFC App B Table B105.1. 
 

2. A temporary address of 6” shall be provided at each construction entrance prior to the 
arrival of materials or workers.  OFC 505 & 3301 
 

3. The site addressing shall meet the Gresham Fire Addressing Policy.  Each entrance shall 
be a monument sign with a minimum 6” address numbers.  After pulling in the 
driveway, each entrance shall have a monument sign with a site plan of the complex on 
the right side (provide a copy with the building permit plans for our review).  Each 
building shall have a sign placard with a minimum 10” address letters and 6” unit 
numbers.  Each individual apartment shall have a minimum 4” address numbers and 
commercial tenant spaces a minimum 6” numbers.  OFC 505.1 

 
4. Public fire hydrant locations are not indicated on the plans.  They must be shown.  All 

fire hydrants shall have STORZ quick adapters on the large port. The model required is 
Harrington HPHA50-45NHWCAP. Fire hydrants must be within 400ft from the farthest 
portion of the structure. This is how the hose would lie on the ground and cannot cross 
curbs, landscaped areas or over portions of the building.   OFC 507 
 

5. A fire hydrant shall be within 50 feet of the fire sprinkler system “FDC’s”.  OFC Appendix 
C 102.2 & NFPA 13E 
 

6. Fire hydrant locations shall be identified by the installation of reflective 
markers. The markers shall be BLUE. They shall be located adjacent and to the side of 
the centerline of the access road way that the fire hydrant is located on. In case that 
there is no center line, then assume a centerline, and place the marker accordingly.  OFC 
508.5.4 

 
7. Prior to applying for a building permit provide a fire flow test and report.  The fire flow 

report will verify that the correct fire flow is available and will be required to have been 
conducted within the last 12 months.  OFC 507.3 & B-101.1 
 

8. All Fire Dept. Access Roads shall be drawn to scale and shown clearly on plans.  The 
access roads shall be constructed and maintained prior to and during construction. The 
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minimum width is 26’ wide to provide access for aerial ladder trucks.  OFC 1410, 503.2.1 
& D103.1 

 
9. Required Fire Dept. Access Roads on site shall be designed to support an apparatus 

weighing 75,000 lb. gross vehicle weight.  Provide an engineer’s letter stating the access 
road meets those requirements at time of building permit submittal.  OFC, Appendix D, 
Section D102.1 
 

10. At least one of the required aerial fire access roads shall be located a minimum of 15 
feet and a maximum of 30 feet from the building, and shall be positioned parallel to one 
entire side of the building.  This will be required to be approved by the fire code official.  
OFC App D-105.3 

 
11. No Parking Fire Lane signage or curb marking will be required.  Fire access roads 20’ – 

26’ wide do not allow parking on either side within that space.  Parking spaces outside 
that space are acceptable.  Indicate signage or curb marking on the building permit 
plans.  I can email you our policy.  OFC D 103.6 

 
12. Each building is required to be provided with fire sprinklers.  This includes balconies, 

decks and ground floor patios. 903, 903.3.1.2 
 

13. A fire alarm system will be required.  OFC 903.4 and 907 
 

14. If a gate is installed on a fire access road, it must meet the requirements of the Gresham 
Fire Gate Policy.  This policy can be faxed to you if requested.  OFC 506.1 

 
 

 
 
 
 

Exhibit C2



 

 

 

 
 

PLANNING COMMISSION STAFF REPORT 
TYPE III SITE DESIGN REVIEW 

FINDINGS AND STAFF RECOMMENDATION 
 

Date of Report:  August 7, 2018 
 
Staff Contact:   Eric Rutledge, Associate Planner 
    rutledgee@ci.fairview.or.us 
    503-674-6205 
 
Application Number:  2018-14-DR 
 
Property Owner:  Townsend Farms Inc.  
 
Applicant:   Koble Creative 
 
 
Site Address:   22820 NE Sandy Blvd 
 
Parcel Number/Tax ID: R510302 
 
Proposal: New 12,000 SF manufactured metal building, 

employee/visitor parking, fleet parking, outdoor storage, 
stormwater facilities, and other site improvements.  

 
Recommendation:  Approval with Conditions  
 
Exhibits: A. Applicant’s Narrative & Written Materials 
  1. Applicant Narrative 
  2.  General Engineering Narrative 
  3. Natural Resource Compliance Narrative 
  4. Road Rules Variance Narrative 
  5. Trip Generation Memo 
  6. Preliminary Storm Drainage Report 

mailto:rutledgee@ci.fairview.or.us
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 B. Plans/Drawings 
  1. Cover Sheet 
  2. Site Plan  
  3. Utility Plan 
  4. Grading Plan 
  5. Site Survey 
  6. Natural Resource Area Protection Plan 
  7. Landscape Plan 
  8. Building Elevations 
  9. Building Elevations 
  10. Civil Details 
  11. Civil Details 
  11. Landscape Calculations (produced by City staff)  
 
 C. Property Information 
  1. Preliminary Title Report 
  2. PGE Easement 
  3. Billboard Lease 
 
 D.  Department Referral Comments 
     1. Gresham Fire Comments 
     2. Mid-County Lighting District Comments 
 
  

 
 

I. BACKGROUND & EXISTING CONDITIONS 
 
Address/Location: 22820 NE Sandy Blvd.  
 
Acreage:  4.21 Acres 
 
Comprehensive Plan:  General Industrial 
 
Zoning Designation:  General Industrial 
 
Zoning Overlays:  Natural Resource Regulations  
        
Surround Land Use/Zoning: 
 North: Sandy Blvd, vehicle storage (General Industrial)  



Application: 2018-14-DR 
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 South: I-84 corridor (Corridor Commercial) 
 East: Vacant, undeveloped (Corridor Commercial) 
  West: Pettijohn Park, open space (General Industrial)  
 
Streets/Classification: Sandy Blvd. is a Minor Arterial under Multnomah County 

jurisdiction 
 
Application Narrative:  
The applicant proposes a 12,000 SF metal building, parking, and outdoor storage to 
serve as a new office and operations headquarters for Environmental Works. The metal 
building will include office space, warehousing, and a maintenance bay. Employee and 
visitor parking will be provided via (25) on-site spaces located in front and on the east 
side of the building. Operational vehicles will be stored behind the building with other 
outdoor storage. Two driveways are proposed to allow efficient vehicle circulation.  
 
Existing Site Conditions:  
The site is currently vacant except for three old concrete building pads, a fence around 
the perimeter of the property, and billboard on the south end of the site advertising to 
drivers on I-84. No Name Creek runs south to north along the eastern property line. 
Mature trees and vegetation are present along this corridor and towards the south end 
of the property. Fairview Creek runs approximately north-south on a City-owned 
property to the west of the site. There is also steep slope on the south end of the 
property created by the I-84 berm.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Application: 2018-14-DR 
Application Name: Environmental Works  
  Page 4 of 57 

 

II. NOTICES & REFERRALS 
 
Application Date:   February 22, 2018 
 
Application Deemed Complete: July 2, 2018 
 
Public Hearing Date:    August 14, 2018 
 
Public Notice Date/Type:  July 17, 2018 Notice to Property Owners (250 ft.)  

July 24, 2018 Notice in Outlook   
August 3, 2018 Notice Posted to Site 

 
Referrals: Multnomah County Transportation Division 
 Gresham Fire 
 

III. APPLICABLE CRITERIA 
This Type III application process requires a planning commission decision subject to the 
following requirements of the Fairview Municipal Code (FMC) Title 19:  
 
A) Application Review Procedures 

 FMC 19.400 Administration of Land Use Review 

 FMC 19.413.030 Type III Procedures (Quasi-Judicial) 

 FMC 19.424 Site Design Review – Application Review Procedure 

 FMC 19.425 Site Design Review – Application Submission Requirements 

 FMC 19.426 Site Design Review – Approval Criteria 

B) Land Use Districts 

 FMC 19.85 General Industrial District 

 FMC 19.106 Natural Resource Regulations  

C) Design Standards 

 FMC 19.162 Access and Circulation 

 FMC 19.163 Landscaping, Street Trees, Fences, and Walls 

 FMC 19.164 Vehicle and Bicycle Parking 

 FMC 19.165 Public Facilities Standards 

 FMC 19.170 Sign Regulations 
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IV. APPLICATION REVIEW PROCEDURE FINDINGS 
Chapter 19.400 Administration of Land Use Review 
19.400.030 Time limit on land use decisions for approval. 
Unless otherwise specified in the decision or elsewhere in this title, an approved land use 
decision shall expire two years from date of final decision. 
 

FINDINGS: If approved, this Site Design Review shall expire two (2) years from 
the date of final decision.  
 
Condition of Approval: The approval for application 2018-14-DR shall become 
null and void after two (2) years if construction activities have not commenced.  

 
Chapter 19.413 Procedures  
19.413.030 Type III procedure (quasi-judicial). 
Type III decisions are made by the planning commission after a public hearing. Appeals 
of Type III decisions are reviewed and decided by the city council. 

A.  Public Notification. Notice of the public hearing shall be mailed to the 
property owner and applicant, if different, and to all property owners 
within 250 feet of the outer boundaries of the site, not less than 20 days 
prior to the date of the hearing. Notice must also be provided in a public 
news paper at least 20 days prior to the hearing date. In addition, a sign 
indicating the date of the public hearing, shall be posted on the subject 
property not less than 10 days prior to the date of the hearing. Notice 
must also be provided at least 20 days prior to the scheduled hearing to 
any neighborhood or community organization recognized by the city 
whose boundaries include the subject property. 

 
FINDINGS: A planning commission hearing on the application is scheduled for 
August 14, 2018. Public notification for the hearing was provided by city staff in 
accordance with the requirements listed above. 

 
Chapter 19.424 Site Design Review – Application Review Procedures 
19.424.020 Determination of Type II and Type III applications. 
Applications for site design review shall be subject to Type II or Type III review, based on 
the following criteria: 

B.  Commercial, industrial, public/semi-public, and institutional buildings 
with 5,000 square feet of gross floor area or smaller shall be reviewed as 
a Type II application, except when development review is allowed under 
Chapter 19.423 FMC. Commercial, industrial, public/semi-public, and 
institutional buildings with greater than 5,000 square feet of gross floor 
area shall be reviewed as a Type III application. 

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19423.html#19.423
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FINDINGS: The development proposes more than 5,000 SF of industrial space 
and is subject to a Type III review.  

 
Chapter 19.425 Site Design Review – Application Submission Requirements 
19.425.010 General submission requirements. 
The applicant shall submit an application containing all of the general information 
required by FMC 19.413.020 (Type II Application) or FMC 19.413.030 (Type III 
Application), as applicable. The type of application shall be determined in accordance 
with FMC 19.424.020.  
 

FINDINGS: The applicant has submitted an application containing all of the 
information required for the Type III application and Site Design Review 
approval. The application was deemed complete on July 2, 2018.  

 
Chapter 19.426 Site Design Review – Approval Criteria  
19.426.001 Site design review approval criteria. 
The review authority shall make written findings with respect to all of the following 
criteria when approving, approving with conditions, or denying an application.  
 
19.426.010 Complete application. 
The application must be complete, as determined in accordance with FMC 19.412.050, 
on types of applications, and Chapter 19.425 FMC.  
 
19.426.020 Compliance with land use district provisions. 
 
The application complies with all of the applicable provisions of the underlying land use 
district, including: building and yard setbacks, lot area and dimensions, density and floor 
area, lot coverage, building height, building orientation, architecture, and other special 
standards as may be required for certain land uses.  
 
19.426.030 Upgrade existing development. 
The applicant shall be required to upgrade any existing development that does not 
comply with the applicable land use district standards, in conformance with 
Chapter 19.530 FMC, Nonconforming Uses and Development.  
 
19.426.040 Compliance with design standards. 
The application complies with the design standards contained in Article III of this title. All 
of the following standards shall be met: 

A.  Chapter 19.162 FMC – Access and Circulation; 
B.  Chapter 19.163 FMC – Landscaping, Street Trees, Fences and Walls; 
C.  Chapter 19.164 FMC – Automobile and Bicycle Parking; 
D.  Chapter 19.165 FMC – Public Facilities Standards; 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19413.html#19.413.020
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19413.html#19.413.030
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19424.html#19.424.020
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19412.html#19.412.050
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19425.html#19.425
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19530.html#19.530
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19163.html#19.163
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19164.html#19.164
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19165.html#19.165
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E.  Other standards (telecommunications facilities, solid waste storage, 
environmental performance, signs), as applicable. (Ord. 6-2001 § 1) 

 
19.426.050 Conditions. 
All conditions required as part of an approval shall be met.  
 
19.426.060 Exceptions. 
Exceptions to criteria in FMC 19.426.040(A) through (E) may be granted only when 
approved as a variance.  
 

FINDINGS: This application was determined to be complete on July 2, 2018.  Per 
FMC 19.426.020 and 19.426.40, compliance with the underlying land use district 
and the design standards in FMC Article III are analyzed below. All conditions 
required as part of this approval must be met. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19426.html#19.426.040
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V. LAND USE DISTRICT FINDINGS 
Chapter 19.85 General Industrial District 
19.85.010 Purpose. 
This district is intended for a broad range of uses, which can be located in areas where 
they do not directly affect the livability of residential neighborhoods and the quality and 
viability of commercial areas in the city. This district provides for the normal operation of 
an industry, which can meet and maintain the standards set in this section in order to 
reasonably protect nearby residential and commercial districts. The general industrial 
district accommodates a range of light and heavy industrial land uses. It is intended to 
segregate incompatible developments from other districts, while providing a high-quality 
environment for businesses and employees. This chapter guides the orderly development 
of industrial areas based on the following principles: 
 

A.  Provide for efficient use of land and public services; 
B.  Provide transportation options for employees and customers; 
C.  Provide appropriate design standards to accommodate a range of 

industrial users, in conformance with the Comprehensive Plan. 
 

19.85.020 Permitted land uses. 
A.  Permitted Uses. The land uses listed in Table 19.85.020.A are permitted in 

the general industrial district, subject to the provisions of this chapter. 
 

FINDINGS: The site will serve as the headquarters for Environmental Works, a 
local company that provides radon, plumbing, sewer, tank, drilling, and other 
environmental services. The proposed building will include approximately 8,600 
SF of warehouse space, 3,000 SF of office, and a 400 SF maintenance bay. The 
outdoor space behind the building will be used for company vehicle and 
equipment storage. Warehousing/distribution and similar uses are allowed 
outright in the General Industrial (GI). Commercial/office space up to 5,000 SF is 
also an outright allowed use the GI zone. The proposed use of 
vehicle/equipment storage and office space complies with the allowed uses in 
the GI zone.  

 
19.85.030 Development setbacks. 
Development setbacks provide separation between industrial and nonindustrial uses for 
fire protection/security, building maintenance, sunlight and air circulation, noise 
buffering, and visual separation. 
 

A.  Front, Side and Rear Setbacks. 
 

1.  None, unless the property abuts a parcel of land in a more 
restrictive manufacturing district (i.e., LI), or a commercial district, 
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in which case the requirements of the abutting property shall 
apply. If an established building line exists, the setback may be the 
same as the established building line following approval by the 
planning commission. 

 
FINDINGS:  
 

Setback Min. Required  Max 
Allowed 

Proposed 

Front (Abuts Sandy Blvd.) 0 ft. N/A 54 ft. 

Rear (Abuts GI/CC zone) 0 ft.  N/A 36 ft. (SW corner of 
building to nearest 
point of west property 
line) 
 
285 ft. (SE corner of 
building to nearest 
point of south property 
line) 

West Side (abuts GI zone) 0 ft. N/A 36 ft. – 106 ft. 

East Side (abuts CC zone) 0 ft. N/A 207 – 213 ft. 
 

 
2.  If any use in this district abuts or faces any residential zone, a 

setback of 50 feet on the side abutting or facing the residential 
district may be required. 

 
FINDINGS: The development site does not abut a residential district. This 
standard does not apply.  

 
3.  Setbacks for Insufficient Right-of-Way. Setbacks shall be 

established when a lot abuts a street having insufficient right-of-
way width to serve the area. The necessary right-of-way widths 
and the setback requirements in such cases shall be based upon 
the Comprehensive Plan and applicable ordinances and standards. 

 
FINDINGS: NE Sandy Blvd. is a Multnomah County road. A 20 ft. right-of-way 
dedication is required for future expansion of the road. The building setbacks 
indicated on the site plan (Exhibit B2) account for the 20 ft. right-of-way 
dedication that is required. This standard is met.  
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B.  Other Requirements. 

1.  Buffering. The city may require landscaping, walls or other 
buffering in setback yards to mitigate adverse noise, light, glare, 
and aesthetic impacts to adjacent properties. 

 
FINDINGS: The development site is buffered by existing vegetation near the east 
and west property lines, provided by No Name Creek and Fairview Creek. The 
creeks provide a natural buffer between the adjacent properties to the east and 
west. The adjacent property to the south is owned by the Oregon Department of 
Transportation and serves as part of the I-84 corridor. A buffer is not needed 
along this property line. To create a small buffer between NE Sandy Blvd. and the 
industrial building, the applicant is proposing a 5 ft. wide landscaped area along 
the front property line including shrubs and deciduous trees. The existing site 
conditions and proposed 5 ft. front buffer adequately mitigate any adverse 
noise, light, etc. on adjacent properties.  

 
2.  Neighborhood Access. Construction of pathway(s) within setbacks 

may be required to provide pedestrian connections to adjacent 
neighborhoods or other districts, in accordance with 
Chapter 19.162 FMC, Access and Circulation. 

 
FINDINGS: A 5 ft. wide pedestrian path connecting Sandy Blvd. to the primary 
building entrance will be provided. There are no other pedestrian pathway 
systems in the surrounding area that would warrant connection to the new 
development. This standard is met.  

 
3.  Building and Fire Codes. All developments shall meet applicable 

fire and building code standards, which may require setbacks 
different from those listed above (e.g., combustible materials, 
etc.). 

 
FINDINGS: The development application was routed to Gresham Fire, who 
provided comments provided in Exhibit D1. The development will comply with 
the fire code, subject to meeting the comments provided by fire staff. The 
applicant will be required to meet all applicable building code standards via a 
separate building permit application which is reviewed after land use approval.  
 
Condition of Approval: Prior to final occupancy, all development shall comply 
with applicable fire and building code standards.  

 
4.  Groundwater Protection. All development shall meet the 

standards for the groundwater protection area.  

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162
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FINDINGS: The property is located within the Columbia South Shore Well Field 
Wellhead Protection Program Area and all future development and operations 
must comply with the Columbia South Shore Well Field Wellhead Area Reference 
Manual. 
 
FINDINGS: Prior to issuance of building permits, the applicant shall submit an 
Annual Hazardous Materials Report Form identifying all expected regulated 
chemicals that will be utilized, stored, or handled at the site.  

 
19.85.040 Lot coverage. 
The maximum allowable lot coverage in the general industrial district is 85 percent. The 
maximum allowable lot coverage is computed by calculating the total area covered by 
buildings and impervious (paved) surfaces, including accessory structures. Compliance 
with other sections of this code may preclude development of the maximum lot coverage 
for some land uses. 
 

FINDINGS: The site size is 183,336 SF and the proposed lot coverage is 
approximately 65,000 SF or 35.5%. This standard is met.  

 
19.85.050 Development orientation. 
Industrial developments shall be oriented on the site to minimize adverse impacts (e.g., 
noise, glare, smoke, dust, exhaust, vibration, etc.) and protect the privacy of adjacent 
uses to the extent possible. The following standards shall apply to all development in the 
general industrial district: 
 

A.  Mechanical equipment, lights, emissions, shipping/receiving areas, and 
other components of an industrial use that are outside enclosed buildings, 
shall be located away from residential areas, schools, parks and other 
nonindustrial areas to the maximum extent practicable; and 

 
B.  The city may require a landscape buffer, or other visual or sound barrier 

(fence, wall, landscaping, or combination thereof) to mitigate adverse 
impacts that cannot be avoided through building orientation standards 
alone. 

 
FINDINGS: The proposed building is oriented towards NE Sandy Blvd. and 
operations facing the right-of-way will be enclosed within the building. The 
outdoor operations are located behind the building and the adjacent property to 
the south is owned by ODOT as part of the I-84 corridor. The east and west 
property lines are buffered by naturally occurring vegetation associated with No 
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Name Creek and Fairview Creek. No additional buffers are required to meet this 
standard.   
 
 

19.85.060 Building height. 
The following building height standards are intended to promote land use compatibility 
and flexibility for industrial development at an appropriate community scale: 
 

A.  Base Requirement. Buildings shall be no more than three stories or 45 feet 
in height, whichever is greater, and shall comply with the building setback 
standards in FMC 19.85.030. 

 
FINDINGS: The proposed building is 28 ft. 10 in (see Exhibit B8 & B9). This 
standard is met.  

 
19.85.070 Special standards for certain uses. 

A.  Uses With Significant Noise, Light/Glare, Dust, Vibration, or Traffic 
Impacts. The following uses shall require conditional use permit approval, 
in addition to development review or site design review: 

 
1.  Uses with Significant Noise, Light/Glare, Dust and Vibration 

Impacts. Uses which are likely to create significant adverse 
impacts beyond the industrial district boundaries, such as noise, 
light/glare, dust, or vibration, shall require conditional use 
approval, in conformance with Article IV of this title. The following 
criteria shall be used in determining whether the adverse impacts 
of a use are likely to be “significant”: 

 
a.  Noise. The noise level beyond the property line exceeds 65 

dBA (24-hour average) on a regular basis. 
 

FINDINGS: The proposed use and future operations are not expected to exceed 
65 dBA. The riparian buffers on the east and west side of the property will 
mitigate noise from the site.  

 
b.  Light/Glare. Lighting and/or reflected light from the 

development exceeds ordinary ambient light and glare 
levels (i.e., levels typical of the surrounding area). 

 
FINDINGS: Outdoor lighting will be attached to the metal building at a height of 
12 ft. on all sides. The proposed lighting and reflection from the building is not 
expected to result in significant off-site impacts.  
 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview1985.html#19.85.030
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Condition of Approval: Parking lot and storage area lighting was not included in 
the site plan. If lighting for these areas is proposed, an updated site plan and 
construction details shall be submitted prior to issuance of building permits.  

 
c.  Dust and/or Exhaust. Dust and/or exhaust emissions from 

the development exceeds ambient dust or exhaust levels, 
or levels that existed prior to development. 

 
FINDINGS: The proposed development will improve ambient dust on the site by 
paving areas that are currently exposed dirt and weedy vegetation. The rear of 
the site will be improved with compact gravel, a coarser material than the loose 
dirt currently on site. The site has been historically used for light industrial 
operations including truck storage and exhaust levels are not anticipated to 
exceed past levels.  

 
19.85.080 Special standards for city of Fairview adopted Metro Title 4 industrial 
properties. 
 

A.  The purpose of this section is to impose special standards to protect and 
preserve the supply of industrial lands in Fairview in accordance with the 
limitations set out in Title 4 of Metro’s Urban Growth Management 
Functional Plan (see Figure 9-C in the Comprehensive Plan for all Fairview 
Adopted Title 4 Industrial and Employment Lands). 

 
FINDINGS: The property is not designated as a Title 4 Industrial property. This 
standard does not apply.  

 
Chapter 19.106 Natural Resource Regulations 
19.106.010 Purpose. 

A.  The city has determined through review, investigation and development 
of appropriate regulation and guidelines to promote the application and 
utilization of the city’s Comprehensive Plan, that the city’s major water 
features the Columbia River, Fairview Creek, Osburn Creek, No Name 
Creek, Raintree Creek, Salmon Creek, Clear Creek, Fairview Lake, 
Columbia Slough, and associated wetlands and riparian areas, and upland 
habitat areas, as defined herein, are a valuable and irreplaceable natural 
resource to the community. 

 
19.106.040 Resource protection area requirements. 

A.  Standards outlined in this section apply to the city’s riparian resources 
and upland habitats as shown on the city of Fairview natural resource 
map adopted by the city council on September 5, 2012, (hereon referred 
to as “the map”) which includes the Columbia River and Fairview Creek, 
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Osburn Creek, No Name Creek, Salmon Creek, Rain Tree Creek, and Clear 
Creek, and mapped wetlands and upland habitat. 

 
B.  Each resource has been designated with a specific protection area as 

shown on the map. The map shows Fairview’s riparian resources that are 
subject to either a 35-, 40-, 55-, or 80-foot riparian buffer resource 
protection area. The protection areas are measured from the centerline of 
the creek in each direction either 35, 40, 55, or 80 feet as shown on the 
map. Where there are multiple reaches of waterbodies the protection 
area shall be measured from the centerline of each reach. 

 
1.  Riparian Resource Protection Areas. The riparian resource 

protection area includes the mapped resource and the area of 
land immediately adjacent to the edges of banks located along the 
Columbia River and Fairview Creek, Osburn Creek, No Name Creek, 
Salmon Creek, Rain Tree Creek, and Clear Creek. 

 
b.  The 55-foot resource protection area applies to: 

•  Fairview Creek at the property line between the 
northern property line of 15 Matney Street and the 
southern property line of 2010 Fairview Avenue, as 
shown on the adopted map, running northward to 
Fairview Lake. 

 
FINDINGS: Fairview Creek runs north-south through a Pettijohn Park, a City 
owned property west of the development site. The City’s adopted Natural 
Resource Map does not show the 55 ft. resource buffer along this portion of 
Fairview Creek, however, the development code section above and FMC Table 
19.106.080(A) state the 55 ft. buffer applies to this portion of the creek. FMC 
19.106.080 Map Amendments and Administrations also states “The natural 
resources map (“map”) is a general indicator of protected resources and their 
associated vegetated corridors; the location of actual resource protection areas is 
determined according to the parameters established in Table 19.106.080(A).”  
 
The applicant has completed a survey of the centerline of the creek and provided 
a utility plan showing the proposed developments within the 55 ft. resource 
protection area. A stormwater swale, gravel drive area, and retaining wall are 
proposed within the buffer. All of these development features are allowed in the 
resource protection area, subject to the exception process outlined in FMC 
19.106.040.D and addressed in detail below.  

 
c.  The 40-foot resource protection area applies to: 

•  No Name Creek 
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FINDINGS: No Name Creek runs north-south along the east property line (see 
Exhibit B2 – Site Plan). The City’s Natural Resource Map indicates a 55 ft. natural 
resource buffer applies to this portion of No Name Creek, however, the 
development code section above and FMC Table 19.106.080(A) state that a 40-
foot resource protection area applies. FMC 19.106.080 Map Amendments and 
Administrations also states “The natural resources map (“map”) is a general 
indicator of protected resources and their associated vegetated corridors; the 
location of actual resource protection areas is determined according to the 
parameters established in Table 19.106.080(A).” 
 
The applicant is not proposing any development within the 40-foot resource 
protection area. The nearest development feature to the creek is the rock/sand 
storage area, which is approximately 86 feet from the centerline of the creek and 
46 feet from the outer boundary of the resource protection area. A boundary 
verification is not required for No Name Creek.  

 
3.  Upland Habitat Resource Protection Areas. Upland habitat areas 

provide valuable functions to the city’s riparian and wetland areas 
and to fish and wildlife. The purpose of this section is to encourage 
habitat friendly development while minimizing impact on water 
quality and fish and wildlife habitat functions. Development within 
15 feet of a mapped upland habitat area is subject to a Type I 
boundary verification process. 

 
FINDINGS: A mapped upland habitat area is located directly west of the 
development site and proposed building. The applicant has verified that the 
extent of the upland habitat and is proposing a gravel driveway and retaining 
wall approximately 8 feet to the east (see Exhibit B6 Preliminary RPA Buffer 
Mitigation Plan). Development is not proposed within the upland habitat.   

 
C.  Development and Construction Standards. The following standards apply 

to development and construction in the resource protection areas 
identified in this section (this section and as permitted in Table 
19.106.040(B))…  

 
10.  Stormwater detention and filtration facilities which are designed 

according to the best management practices described in the 
standard specifications ordinance and related ordinances and 
technical guidance manuals shall be provided when applicable. 

13.  Temporary disturbances may not exceed more than 25 percent of 
the area of the applicable resource protection area. Temporary 
disturbances are those that occur during an allowed or approved 
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development activity but will not persist beyond completion of the 
project. Temporary disturbances include, but are not limited to, 
construction access ways, material staging and stockpile areas, 
and excavation areas for building foundations, utilities, 
stormwater facilities, etc. 

 
FINDINGS: The temporary disturbance area within the natural resource area is 
678 SF, well under the 25% allowed. The design of the stormwater facility 
located in the resource protection area will comply with best practices of the 
City of Portland’s Stormwater Management Manual.  

 
Condition of Approval: The applicant shall meet all applicable development and 
construction standards described in FMC 19.106.040(C).  

 
D.  Exception Process. Any proposed development within a riparian resource 

protection area, upland habitat areas, or the required 50-foot buffer for 
wetland areas must file an exception application with the city of Fairview. 
The intent of the exception process is to allow reasonable development of 
property while providing protection for water and wildlife resources. 

 
1.  The applicant may utilize the following methods for avoiding or 

minimizing development within the upland habitat area and 
riparian resource protection areas. Exception applications must 
demonstrate compliance with the following criteria: 

 
c.  Facilities that infiltrate stormwater on site, including the 

associated piping, may be placed within the upland habitat 
or riparian resource protection area so long as the forest 
canopy and areas within the drip lines of trees are not 
disturbed. However, if disturbance cannot be avoided, then 
the disturbed areas shall be mitigated per subsection (E)(2) 
of this section, Option 2. Such facilities may include, but 
are not limited to, vegetated swales, rain gardens, 
vegetated filter strip, and vegetated infiltration basins. 
Only native vegetation may be planted in these facilities. 

 
Findings: The applicant is proposing a stormwater quality and detention basin 
facility which extends into the resource protection area at the northwest corner 
of the site. The stormwater facility will create a permanent disturbance of 2,127 
SF of the resource protection area, which totals 17,246 SF along this section of 
Fairview Creek (See Exhibit B6 Preliminary RPA Buffer Mitigation Plan). Based on 
the applicant’s survey and the latest satellite imagery, the stormwater facility 
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will not disturb the forest canopy or be within the drip line of existing trees and 
does not require mitigation.  
 
Condition of Approval: The stormwater facility shall be designed and 
constructed according to best management practices of the Portland 
Stormwater Management Manual and only native vegetation may be planted in 
the facility.   

 
e.  Buffer Averaging. Buffer averaging is permitted for new 

development activities, excluding any existing building 
footprint area already encroaching into the riparian 
resource area. Reductions from the standard buffer 
setback distances shall be accomplished through averaging 
the buffer distance on a site. Buffer averaging involves 
decreasing a portion of the riparian buffer within the 
proposed development site and increasing the buffer in 
another area. The new buffer area will need to provide 
equivalent or enhanced protection of the functions or 
values of the riparian resource area and provided the total 
area contained in the buffer on the proposed development 
site does not decrease. 

 
Findings: The applicant is proposing a gravel driveway, parking area, and 
retaining wall in the 55 ft. resource protection area, requiring the buffer 
averaging exception. The area that will be permanently disturbed due to the new 
development is 1,819 SF (see Exhibit B6 Preliminary RPA Buffer Mitigation Plan). 
The applicant is proposing to increase the riparian buffer by the same amount 
(1,819 SF) immediately south of the development area on the east side of the 
creek.   

 
i.  Criteria for buffer averaging include: 

 
(A)  The resource protection area may not be 

reduced more than 60 percent (or 24 feet) in 
the 40-foot resource protection area, 50 
percent in the 55-foot resource protection 
area (or 27.5 feet) and 40 percent in the 80-
foot resource protection area (or 32 feet). 

 
Findings: The resource protection area will be reduced by approximately 15 
linear feet near the gravel parking area. A reduction of 27.5 feet is allowed. This 
standard is met.   
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(B)  Buffering averaging is allowed with the 
following site assessment prepared by a 
qualified professional. At a minimum the 
assessment shall contain… 

 
FINDINGS: The applicant has submitted a survey and site assessment by a 
qualified professional. The proposed habitat restoration area equals the 
disturbance area requiring mitigation, and will provide protection better than 
currently exists as a result of removing invasive species and replanting natives.   

 
(C)  Any proposed buffer averaging requires 

enhancement and mitigation of the 
remaining resource protection area and the 
new buffer averaging area. A mitigation 
plan must be prepared that meets 
subsection E of this section, Mitigation. 

 
Condition of Approval: Prior to issuance of building permits, the applicant shall 
submit a mitigation plan for the new buffer averaging area that meets the 
requirements of FMC 19.106.040(E).  

 
(D)  Wherever practical, reductions in the buffer 

distance shall occur adjacent to lower value 
or less sensitive areas within the buffer site 
and the expansion of the buffer in 
compensation shall occur within higher 
value or more sensitive areas. 

 
Findings: Based on the latest satellite imagery and photos from the applicant, 
reductions in the buffer will occur in low value areas that have been previously 
disturbed. The expansion area will be located in another previously disturbed 
area near the existing outfall that daylights water traveling under the I-84 
corridor. Adding vegetation in this area will help mitigate erosion and other 
concerns commonly associated with stormwater outfalls.    

 
(E)  To the extent practicable, wherever riparian 

buffers are reduced from the standard 
setbacks, the buffer shall be increased on 
the opposite bank of the channel across 
from the area where the reduction is 
allowed. 
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Findings: The opposite bank of the proposed disturbance area is a City-owned 
property with dense riparian vegetation. Adding to the buffer on this side of the 
creek will not create the benefits intended by the code because the area already 
serves as intact riparian habitat.   

 
(F)  A development permit shall be obtained 

before construction or development begins 
within any area of special flood hazard. 
Requirements for the permit as well as 
specific and general standards are outlined 
in Chapters 16.05 and 19.105 FMC. 

 
Findings: Construction/development is not proposed within any areas of special 
flood hazard, as determined by the Federal Emergency Management Agency 
(FEMA).  

 
f.  Disturbance of upland habitat areas cannot exceed 50 

percent of the designated upland habitat area. 
 

Findings: The applicant is not proposing to disturb any upland habitat area.  
 

2.  Mitigate Development Impacts. All development approved 
through the exception process must comply with mitigation 
requirements of subsection E of this section. Mitigation must be 
targeted to the most degraded portions, as identified by the 
resource habitat assessment process, of the resource protection 
area first. Remaining mitigation requirements shall be spread 
throughout the resource protection area. 

 
Findings: All buffer areas along the east side of Fairview Creek are degraded due 
to historic development activities. The proposed habitat restoration is an ideal 
location because it was previously graded and disturbed as part of the I-84 
corridor. This location is primarily invasive blackberry and lacks significant trees.  

 
3.  Exception Application Procedures and Requirements. All exception 

applications must be approved by the planning commission at a public 
hearing….  

 
Findings: The applicant has submitted the required information to make a 
determination on the exception application. The planning commission will 
consider the exception application at the August 14, 2018 hearing.  

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview16/Fairview1605.html#16.05
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19105.html#19.105
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E.  Mitigation. The purpose of mitigation is to compensate for negative 
impacts that occur to the natural resource and designated protection 
area as a result of development activity. Vegetation mitigation is required 
for the following activities and development: 

 
2.  Mitigation Requirements Associated with Development. 

Mitigation is required for all development: 
 

•  Within a designated resource protection area (riparian 
areas, wetlands, and upland habitat areas). 

 
Findings: The applicant is proposing development within a designated natural 
resource protection area, this section applies.  
 
An applicant may choose between Option 1 and Option 2 listed below. However, 
if development is proposed that does not include removal of trees, that applicant 
must comply with Option 2. 
 

Option 2.  The mitigation option shall be calculated based on the size 
of disturbance area within the mapped protection area. 
Native trees and shrubs are required to be planted at a 
rate of one tree and five shrubs for every 100 square feet 
of disturbance area. All fractions shall be rounded to the 
nearest whole number of trees and shrubs. Bare ground 
must be planted or seeded with native grasses or herbs. 

 
Findings: The applicant proposes development within a previously disturbed 
area that does not contain any trees, therefore, mitigation shall be provided in 
accordance with Option 2.  
 
The total disturbed area within the natural resource area requiring mitigation is 
1,819 SF. The applicant has proposed restoring the riparian habitat near the 
southwest corner of the site, on the east side of Fairview Creek. The applicant is 
responsible for replanting 19 trees and 95 shrubs in the mitigation area.  
 
Condition of Approval: Prior to final occupancy, the applicant shall show 
compliance with Option 2 of the mitigation section above by planting at least 19 
trees and 95 shrubs. Mitigation shall comply all other standards in Subsection E 
of this chapter.  
 
3.  Mitigation Plan and Planting Requirements (For All Types of Required 

Mitigation). A mitigation plan including a calculation demonstrating 
compliance with vegetation mitigation requirements must be submitted 
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with the land use application and consistent with this subsection E and 
shall include the following….  

 
Condition of Approval: Prior to the issuance of building permits, the applicant 
shall submit a final mitigation and planting plan, meeting the requirements of 
Subsection E of this chapter.  

 
19.106.070 Permit process for permitted uses. 

A.  Boundary Verification. To determine whether the standards of this 
chapter apply to a proposed development activity… 

 
The Type I boundary verification process is required for activities proposed within: 
  

Table 19.106.070(A) 

Resource Type Location of Development Application Required 

55-foot and 80-
foot resource 
protection area 

Development or earth disturbing 
activities outside of the designated 
resource or resource protection area 

Type I boundary verification process. Boundary 
verification is not required if the proposed 
development is greater than 40 feet from the 
estimated mapped resource 

Upland habitat Development or earth disturbing 
activities located within 25 feet of 
the outer boundary of the upland 
habitat 

Type I boundary verification process 

 
Findings: The proposed development is within 40 ft. of the 55 ft. resource buffer 
and within 25 ft. of the upland habitat and a boundary verification is required. 
The applicant has submitted a survey by a licensed surveyor verifying the 
boundaries of the 55 ft. resource protection area and upland habitat.  

 
B.  Boundary Verification Process. A Type I boundary verification process is 

required as defined in Table 19.106.070(A) in order to verify the proximity 
of the proposed development to a mapped resource or associated 
protection area and to identify the required land use application type…. 

 
Findings: The applicant has submitted all required information to process the 
boundary verification application.  

 
C.  Land Use Application Requirements. Before a permit is issued for an 

alteration or development within or adjacent to a mapped natural 
resource or protection area, an application must be submitted to the city 
of Fairview by the person or entity requesting the alteration or 
development. The application shall include:… 
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Findings: The applicant has submitted all required information to process the 
exception application that will allow development within the natural resource 
area. The applicant is still required to submit a mitigation and planting plan prior 
to the issuance of building permits.   

 
 
 

VI. DESIGN STANDARDS FINDINGS 

Chapter 19.162 Access and Circulation 
19.162.010 Purpose. 
The purpose of this chapter is to ensure that developments provide safe and efficient 
access and circulation, for pedestrians and vehicles. FMC 19.162.020 provides standards 
for vehicular access and circulation. FMC 19.162.030 provides standards for pedestrian 
access and circulation. Standards for transportation improvements are provided in 
Chapter 19.165 FMC.  
 
FMC 19.162.020 Vehicular Access and circulation 

B.  Applicability. This section shall apply to all public streets within the city 
and to all properties that abut these streets. 

 
FINDINGS: NE Sandy Blvd. is a Multnomah County road. Access, circulation, and 
traffic requirements are being reviewed for compliance with Multnomah County 
road standards and are approved separately by County transportation staff. The 
sections of this chapter that apply are addressed below.  

 
M.  Fire Access and Parking Area Turnarounds. A fire equipment access drive 

shall be provided for any portion of an exterior wall of the first story of a 
building that is located more than 150 feet from an existing public street 
or approved fire equipment access drive. Parking areas shall provide 
adequate aisles or turnaround areas for service and delivery vehicles so 
that all vehicles may enter the street in a forward manner. For 
requirements related to cul-de-sacs, please refer to Chapter 19.165 FMC. 

 
FINDINGS: Vehicle access drives are provided around the perimeter of the 
building for fire access. The proposed secondary driveway will allow service and 
delivery vehicles to enter and exit the site in a forward manner without turning 
around. 
 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162.020
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162.030
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19165.html#19.165
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19165.html#19.165
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The applicant has also submitted a fire access plan that has been reviewed by 
Gresham Fire. The applicant is required to comply with all written comments 
submitted by Gresham Fire (see Exhibit D1 Fire Comments).  
 
Condition of Approval: Prior to final occupancy, the applicant shall provide a 
final Fire Access and Water Supply Plan to be reviewed by Gresham Fire and 
show compliance with all of the comments provided by Gresham Fire in Exhibit 
D1.   

 
N.  Vertical Clearances. Driveways, private streets, aisles, turnaround areas 

and ramps shall have a minimum vertical clearance of 13 feet 6 inches for 
their entire length and width. 

 
FINDINGS: All portions of proposed driveways, aisles, turnaround areas, and 
ramps have a vertical clearance of at least 13 ft. 6 in. This standard is met.  

 
P.  Construction. The following development and maintenance standards 

shall apply to all driveways and private streets, except that the standards 
do not apply to driveways serving one single-family detached dwelling: 

 
1.  Surface Options. Driveways, parking areas, aisles, and 

turnarounds may be paved with asphalt, concrete or comparable 
surfacing, or a durable nonpaving material may be used to reduce 
surface water runoff and protect water quality. Paving surfaces 
shall be subject to review and approval by the city engineer. 

 
FINDINGS: The parking and driving area in the front setback will be constructed 
of asphalt. The side and rear parking and maneuvering areas are proposed to be 
constructed with compacted gravel. The City Engineer has reviewed the site plan 
and has required all driving and parking areas regularly used by personal vehicles 
of employees and guests to be paved with asphalt or concrete. This requirement 
will reduce dust levels and provide a safe and comfortable driving and walking 
area for employees and guests entering and leaving the building. The site surface 
behind the building used for business operations including fleet parking and 
outdoor storage may be constructed with compacted gravel.  
 
The partition plat for the site (PN 2001-80) indicates a 6 ft. wide Portland 
General Electric (PGE) Easement running north-south through the approximate 
middle of the site. The easement document, recorded with Multnomah County 
on August 12, 1996 as Fee No. 96121532, indicates a 10 ft. easement is present 
in the same location on the site. The easement document says that the Grantor 
(property owner) may not “build or erect any structure or improvement upon, 
over or under the Property without prior written consent of PGE.”  
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Condition of Approval: The parking and drive aisle located immediately east of 
the proposed building shall be constructed with asphalt or concrete.  
 
Prior to issuance of building permits, the applicant shall show proof of written 
consent from PGE to construct the proposed improvements, including asphalt 
and concrete, over the easement.  
 

 
2.  Surface Water Management. When a paved surface is used, all 

driveways, parking areas, aisles and turnarounds shall have on-
site collection or infiltration of surface waters to eliminate sheet 
flow of such waters onto public rights-of-way and abutting 
property. Surface water facilities shall be constructed in 
conformance with city standards. 

 
FINDINGS: Storm water drains are provided throughout the site, leading to a 
water quality facility at the northwest corner of the site. A final stormwater 
report is required to ensure the water quality facility is adequately sized for the 
development. See Exhibit B3 Utility Plan.  
 
Condition of Approval: Prior to issuance of building permits, a final stormwater 
management plan is required showing the site complies with the 2016 Portland 
Stormwater Management Manual. Surface water facilities shall be constructed in 
conformance with city standards. 

 
19.162.030 Pedestrian access and circulation. 
The standards presented in this code provide standards for safe, connected and user-
friendly pedestrian connections and pathways that join neighborhoods and buildings 
within a development. 
 

A.  Pedestrian Access and Circulation. To ensure safe, direct and convenient 
pedestrian circulation, all developments, except single-family detached 
housing (i.e., on individual lots), shall provide a continuous pedestrian 
and/or multi-use pathway system. (Pathways only provide for pedestrian 
circulation. Multi-use pathways accommodate pedestrians and bicycles.) 
The system of pathways shall be designed based on the standards in 
subsections (A)(1) through (5) of this section: 

 
1.  Continuous Pathways. The pathway system shall extend 

throughout the development site, and connect to all future phases 
of development, adjacent trails, public parks and open space areas 
whenever possible. The developer may also be required to connect 
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or stub pathway(s) to adjacent streets and private property, in 
accordance with the provisions of FMC 19.162.020, Vehicular 
access and circulation, and the transportation standards in 
Chapter 19.165 FMC. 

 
FINDINGS: A 5 ft. wide pedestrian pathway is proposed between NE Sandy Blvd. 
and the front building sidewalk. There are no other pedestrian pathway 
connections required to adjacent properties. Future road improvements may 
connect adjacent properties via a sidewalk.  

 
2.  Safe, Direct, and Convenient Pathways. Pathways within 

developments shall provide safe, reasonably direct and convenient 
connections between primary building entrances and all adjacent 
streets, based on the following definitions: 

 
a.  “Reasonably direct” means a route that does not deviate 

unnecessarily from a straight line or a route that does not 
involve a significant amount of out-of-direction travel for 
likely users. 

 
b.  “Safe and convenient” means bicycle and pedestrian routes 

that are reasonably free from hazards and provide a 
reasonably direct route of travel between destinations. 

 
c.  For commercial, industrial, mixed use, public, and 

institutional buildings, the “primary entrance” is the main 
public entrance to the building. In the case where no public 
entrance exists, street connections shall be provided to the 
main employee entrance. 

 
 

FINDINGS: The pathway system provides direct and safe access from NE Sandy 
Blvd. to the front building sidewalk. This standard is met.   

 
3.  Connections within Development. For all developments subject to 

site design review, pathways shall connect all building entrances 
to one another. In addition, pathways shall connect all parking 
areas, storage areas, recreational facilities and common areas (as 
applicable), and adjacent developments to the site, as applicable. 

 
FINDINGS: Sidewalks are proposed around the north (front), south (rear), and a 
portion of the west building walls. As proposed, the pathway system does not 
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connect the pedestrian entrance and maintenance bays on the south side of the 
building to the primary entrance on the north side of the building.  
 
Nine parking spaces are proposed east of the metal building. The current 
proposal does not include a pedestrian pathway connecting this parking aisle to 
the building sidewalk.  
 
Condition of Approval:  
1. Provide a 5 ft. wide pedestrian path along the entire west or east side of the 
building to connect the rear entrance and maintenance bays to the other 
building entrances. If the new pedestrian path is proposed along the east 
building elevation, the applicant shall show proof of written consent from 
Portland General Electric (PGE) to construct improvements over the electric 
power line easement.  
 
2. Provide a 5 ft. wide pedestrian path connecting the parking aisle east of the 
building to the perimeter building sidewalk.  

 
4.  Street Connectivity. Pathways (for pedestrians and bicycles) shall 

be provided at or near midblock where the block length exceeds 
the length required by FMC 19.162.020. Pathways shall also be 
provided where cul-de-sacs or dead-end streets are planned, to 
connect the ends of the streets together, to other streets, and/or 
to other developments, as applicable. Pathways used to comply 
with these standards shall conform to all of the following criteria: 

 
FINDINGS: The block formation standard required for land divisions and large 
site developments in FMC 19.162.020(K) does not apply to this site. This 
standard does not apply.  

 
5.  Connections to Other Facilities. Proposed pathways shall be 

located to provide access to existing or planned commercial 
services and other neighborhood facilities, such as schools, 
shopping areas and park and transit facilities. To the greatest 
extent possible, access shall be reasonably direct, providing a 
route or routes that do not deviate unnecessarily from a straight 
line or that do not involve a significant amount of out-of-direction 
travel. 

 
FINDINGS: Existing and future facilities that should be connected via a 
pedestrian pathway include a bus stop (TriMet 21) near the eastern driveway 
access and the undeveloped property zoned Corridor Commercial to the east. 
The proposed pedestrian pathway connecting the primary building entrance to 
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NE Sandy Blvd. will provide access to these two facilities in the future, when full 
street and sidewalk improvements are made. This standard is met.  

 
B.  Design and Construction. Pathways shall conform to all of the standards 

in subsections (B)(1) through (B)(5) of this section: 
 

1.  Vehicle/Pathway Separation. Where pathways are parallel and 
adjacent to a driveway or street (public or private), they shall be 
raised six inches and curbed, or separated from the 
driveway/street by a five-foot minimum strip with bollards, a 
landscape buffer, or other physical barrier. If a raised path is used, 
the ends of the raised portions must be equipped with curb ramps. 

 
FINDINGS: The sidewalk along the north building wall is adjacent to a drive area 
and is subject to this standard.  
 
Condition of Approval: The sidewalk along the north building wall and any other 
pedestrian pathways adjacent to a driveway or street shall be raised six inches 
and curbed.  

 
2.  Housing/Pathway Separation. Pedestrian pathways shall be 

separated a minimum of five feet from all residential living areas 
on the ground floor, except at building entrances. Separation is 
measured as measured from the pathway edge to the closest 
dwelling unit. The separation area shall be landscaped in 
conformance with the provisions of Chapter 19.163 FMC, 
Landscaping, Street Trees, Fences and Walls. No pathway/building 
separation is required for commercial, industrial, public, or 
institutional uses. 

 
FINDINGS: Housing is not proposed. This standard does not apply.   

 
3.  Crosswalks. Where pathways cross a parking area, driveway, or 

street (“crosswalk”), they shall be clearly marked with contrasting 
paving materials, humps/raised crossings. 

 
Condition of Approval: Prior to final occupancy, all pathways crossing a parking 
area or driveway must be clearly marked with contrasting paving material or 
humped/raised crossings.  

 
4.  Pathway Surface. Pathway surfaces shall be concrete, asphalt, 

brick/masonry pavers, or other durable surface, at least six feet 
wide, and shall conform to ADA requirements. Multi-use paths 
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(i.e., for bicycles and pedestrians) shall be the same materials, at 
least 10 feet wide. (See also Chapter 19.165 FMC, Transportation 
Standards for public, multi-use pathway standard.) 

 
FINDINGS: The Fairview Development code allows for two different pedestrian 
pathway widths. In addition to the 6 ft. standard noted above, the Public 
Facilities standards in FMC 19.165.025(K) “Transportation Improvements – 
Internal Pathways” calls for internal pathways to be at least 5 ft. in width. The 
Planning Commission has previously found that a 5 ft. width complies with ADA 
requirements and that the differing requirements created an unintended 
conflict, and have approved pedestrian pathways at the 5 ft. width.  
 
All proposed pedestrian pathways are at least 5 ft. in width and will be 
constructed with asphalt or concrete. This standard is met.  

 
5.  Accessible Routes. Pathways shall comply with the Americans with 

Disabilities Act, which requires accessible routes of travel. 
 

Condition of Approval: Prior to the issuance of building permits, site 
development plans must comply with applicable ADA requirements. 

 
Chapter 19.163 Landscaping, Street Trees, Fences and Walls 
19.163.020 Landscape conservation. 

A.  Applicability. All development sites containing significant vegetation, as 
defined below, shall comply with the standards of this section. The 
purpose of this section is to incorporate significant native vegetation into 
the landscapes of development and protect vegetation that is subject to 
requirements of the significant environmental concern and riparian buffer 
overlay zones, Chapter 19.106 FMC. The use of mature, native vegetation 
within developments is a preferred alternative to removal of vegetation 
and re-planting. Mature landscaping provides summer shade and wind 
breaks, and allows for water conservation due to larger plants having 
established root systems. 

 
B.  Significant Vegetation. “Significant vegetation” means: 

1.  Significant Trees and Shrubs. Individual trees and shrubs with a 
trunk diameter of six inches or greater, as measured four feet 
above the ground (DBH), and all plants within the drip line of such 
trees and shrubs, shall be protected. 

 
FINDINGS: Mature shrubs and trees are present along the south and east side of 
the property, including a number of significant trees as defined by this chapter 
(see Exhibit B2 Site Plan). The applicant proposes removing two significant trees 
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at the south end of the site to accommodate a rock and sand storage facility and 
one significant tree at the north end of the site to accommodate a drive aisle. All 
other significant trees and vegetation are proposed to remain, including the 
riparian vegetation in No Name Creek. Removal of the three trees will have a 
minor impact on the overall health and integrity of the existing vegetation on the 
site.  
 
Condition of Approval: All significant vegetation not indicated on the site plan to 
be removed shall be protected during site development.  

 
2.  Sensitive Lands. Trees and shrubs on sites that have been 

designated as “sensitive lands,” in accordance with 
Chapter 19.106 FMC, Natural Resource Regulations, and 
Chapter 19.105 FMC, Floodplain Overlay (e.g., due to slope, 
natural resource areas, wildlife habitat, etc.) shall be protected. 

 
FINDINGS: The site does not contain any sensitive lands as described in the 
Natural Resource or Floodplain Overlay sections.  

 
3.  Exception. Protection shall not be required for plants listed as non-

native, invasive plants by the Oregon State University Extension 
Service in the applicable OSU bulletins for Multnomah County. 

 
FINDINGS: The Condition of Approval requiring protection of significant 
vegetation does not apply to non-native plants. The natural resource regulations 
on No Name Creek, including regulations on invasive plant removal in the 
riparian zone still apply.  

 
C.  Mapping and Protection Required. Significant vegetation shall be mapped 

as required by this code. Significant trees shall be mapped individually 
and identified by species and size (diameter at four feet above grade, or 
“DBH”). A “protection” area shall be defined around the edge of all 
branches (drip-line) of each tree (drip lines may overlap between trees). 
The city also may require an inventory, survey, or assessment prepared by 
a qualified professional when necessary to determine vegetation 
boundaries, building setbacks, and other protection or mitigation 
requirements. 

 
D.  Protection Standards. All of the following protection standards shall apply 

to significant vegetation areas: 
 

1.  Protection of Significant Trees. Significant trees identified as 
meeting the criteria in subsection (B)(1) of this section shall be 
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retained whenever practicable. Preservation may become 
impracticable when it would prevent reasonable development of 
public streets, utilities, or land uses permitted by the applicable 
land use district. 

 
FINDINGS: The site plan (Exhibit B2) maps significant vegetation. As described 
and conditioned above, all significant vegetation except the three trees to be 
removed shall be protected as part of the development.  

 
2.  Sensitive Lands. Sensitive lands shall be protected in conformance 

with the provisions of Chapters 19.105 and 19.106 FMC. 
 

FINDINGS: There are no sensitive lands on the site. This standard does not apply.  
 

3.  Conservation Easements and Dedications. When necessary to 
implement the Comprehensive Plan, the city may require 
dedication of land or recordation of a conservation easement to 
protect sensitive lands, including groves of significant trees. This 
will be addressed on a case by case basis.  

 
FINDINGS: The applicant is required to comply with all natural resource 
regulations and a conservation easement is not required.   

 
19.163.025 Existing landscaping. 

A.  Applicability. This section shall apply to all developments. 
 

FINDINGS: This section applies to the proposed development.   
 

B.  Construction. All areas of significant vegetation shall be protected prior 
to, during, and after construction. Grading and operation of vehicles and 
heavy equipment is prohibited within significant vegetation areas, except 
as approved by the city for installation of utilities or streets. Such 
approval shall only be granted after finding that there is no other 
reasonable alternative to avoid the protected area, and any required 
mitigation is provided in conformance with Chapter 19.105 FMC, 
Floodplain Overlay and Chapter 19.106 FMC, Natural Resource 
Regulations. 

 
Condition of Approval: Grading and operation of vehicles and heavy equipment 
is prohibited within significant vegetation areas, as indicated on the site plan.  

 
C.  Exemptions. The protection standards in FMC 19.163.020(D) shall not 

apply in the following situations: 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19105.html#19.105
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19106.html#19.106
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19105.html#19.105
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19106.html#19.106
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19163.html#19.163.020


Application: 2018-14-DR 
Application Name: Environmental Works  
  Page 31 of 57 

 

 
1.  Dead, Diseased, and/or Hazardous Vegetation. Vegetation that is 

dead or diseased, or poses a hazard to personal safety, property or 
the health of other trees, may be removed. Prior to tree removal, 
the applicant shall provide a report from a certified arborist or 
other qualified professional to determine whether the subject tree 
is diseased or poses a hazard, and any possible treatment to avoid 
removal, except as provided by subsection (C)(2) of this section. 

 
2.  Emergencies. Significant vegetation may be removed in the event 

of an emergency without land use approval when the vegetation 
poses an immediate threat to life or safety, as determined by the 
planning director. The planning director shall prepare a notice or 
letter of decision within 10 days of the tree(s) being removed. The 
decision letter or notice shall explain the nature of the emergency 
and be on file and available for public review at City Hall.  

 
FINDINGS: The significant vegetation on site is not proposed to be removed 
under the exemption section.  
 
Condition of Approval: Dead, diseased, and/or hazardous vegetation shall only 
be removed if the applicant provides “a report from a certified arborist or other 
qualified professional to determine whether the subject tree is diseased or poses 
a hazard, and any possible treatment to avoid removal.”  

 
19.163.030 New landscaping. 

A.  Applicability. This section shall apply to all developments requiring site 
design review, and other developments with required landscaping. 

 
FINDINGS: Site design review is required and this section applies.   

 
B.  Landscaping Plan Required. A landscape plan is required at the time of 

design review or other pertinent applications. All landscape plans shall 
conform to the requirements in FMC 19.420.020 (E), Landscape plans. 

 
FINDINGS: A landscape plan has been submitted as part of the design review 
application (Exhibit B7). This standard is met.   
 
C.  Landscape Area Standards. The minimum percentage of required 

landscaping equals: 
 

3.  General Industrial District: ten percent of the site. 
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FINDINGS: The total site area is 183,336 SF, requiring 18,336 SF of landscaped 
area. The site plan includes 3,518 SF of new landscaping, or 1.9% of the site.  An 
additional 14,815 SF of landscaping is required (see Exhibit B12 – Landscape 
Calculations).  

Note: The applicant did not provide details on landscape areas. 
Calculations were performed by City of Fairview staff based on the 
submitted site plan.  

 
Condition of Approval: Prior to issuance of building permits, the applicant shall 
submit a revised site plan showing a total of 10% of the site (18,336 SF) as 
landscaped. Only landscaping as defined in FMC 19.163.030.D(1-10) shall be 
counted towards the minimum requirement. Significant vegetation, including in 
the riparian areas along No Name Creek and Fairview Creek, may be counted 
towards the total landscaped area. See findings for subsection D-9 below.  

 
D.  Landscape Materials. This section provides guidelines that ensure 

significant vegetation growth and establishment using a variety of size 
specifications and coverage recommendations. 

 
Landscape materials include trees, shrubs, ground cover plants, nonplant 
ground covers, and outdoor hardscape features, as described below: 
 
1.  Native Vegetation. Native vegetation shall be preserved or planted 

where practicable. 
 

FINDINGS: The landscape plan proposes planting Amur maackia (Maackia street 
tree), Phyllostachys vivax (yellow Chinese timber bamboo), Sequoiadendron 
giganteum (Giant sequoia), Cornus alba sibirica (Red twig dogwood), and 
Juniperus horizontalis (Creeping juniper). The red twig dogwood and giant 
sequoia are native to Oregon. All other proposed plantings are non-native 
ornamentals; however, they are not considered nuisance plants and are suitable 
for the site.  

 
2.  Plant Selection. A combination of deciduous and evergreen trees, 

shrubs and ground covers shall be used for all planted areas, the 
selection of which shall be based on local climate, exposure, water 
availability, and drainage conditions. As necessary, soils shall be 
amended to allow for healthy plant growth. 

 
FINDINGS: A variety of trees, shrubs, and ground covers will be used to fit the 
space and provide screening and shade. A mix of evergreen and deciduous trees 
has been selected. All plants chosen are well suited for the local climate. This 
standard is met.  
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3.  Non-native, invasive plants, as per FMC 19.164.020(B), shall be 

prohibited. 
 

FINDINGS: Non-native ornamental plants are proposed, however, these plants 
are not considered invasive to the region. This standard is met.  

 
4.  Hardscape features (i.e., patios, decks, plazas, etc.) may cover up 

to 15 percent of the required landscape area. Swimming pools, 
sports courts and similar active recreation facilities may not be 
counted toward fulfilling the landscape requirement. 

 
FINDINGS: The landscape plan, site plan and narrative do not propose any 
hardscape features to be counted towards the required landscaping.  

 
5.  Nonplant Ground Covers. Bark dust, chips, aggregate or other 

nonplant ground covers may be used, but shall cover no more than 
five percent of the area to be landscaped. “Coverage” is measured 
based on the size of plants at maturity or after five years of 
growth, whichever comes sooner. 

 
FINDINGS: The landscape plan, site plan and narrative do not propose any 
nonplant groundcovers to be counted towards the required landscaping.  

 
6.  Tree Size. Trees shall have a minimum caliper size of 1.5 inches or 

greater, or be six feet or taller, at time of planting. 
 

FINDINGS: All of the proposed trees will be 1.5 inch caliper at the time of 
planning (See Exhibit B7). This standard is met.  

 
7.  Shrub Size. Shrubs shall be planted from one-gallon containers or 

larger. 
 

FINDINGS: All of the proposed shrubs will be from 1 gallon containers at time of 
planting (See Exhibit B7). This standard is met.  

 
8.  Ground Cover Size. Ground cover plants shall be sized and spaced 

so that they grow together to cover a minimum of 80 percent of 
the underlying soil within three years. 

 
FINDINGS: Ground cover will include creeping juniper. The applicant’s landscape 
plan indicates the groundcover will be designed to cover 80% of the underlying 
soil within three years. This standard is met.  
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Note: As conditioned below, the creeping juniper proposed for the 
landscaped median between NE Sandy Blvd and the front drive aisle will 
need to be replaced with a hedge at least 3 ft. in height at maturity.  

 
9.  Significant Vegetation. Significant vegetation preserved in 

accordance with FMC 19.163.020 may be credited toward meeting 
the minimum landscape area standards. Credit shall be granted on 
a per square foot basis. The street tree standards of 
FMC 19.163.040 may be waived when trees preserved within the 
front yard provide the same or better shading and visual quality as 
would otherwise be provided by street trees. 

 
FINDINGS: The site plan, landscape plan and narrative do not demonstrate 
compliance with the 10% minimum landscaping requirement. As discussed 
above, an additional 14,815 SF of on-site landscaping is required. The 
development proposal may include significant trees in the landscaping 
calculations on a per square foot basis.  

 
10.  Stormwater Facilities. Stormwater facilities (e.g., 

detention/retention ponds and swales) shall be landscaped with 
water tolerant, native plants. 

 
FINDINGS: A water quality swale is proposed at the NW corner of the site. Native 
grasses and shrubs are proposed for the swale. This standard is met.   

 
E.  Landscape Design Standards. The landscape design standards provide 

guidelines within setback areas, parking areas, etc. 
 

All yards, parking lots and required street tree planter strips shall be 
landscaped in accordance with the provisions of this chapter. Landscaping 
shall be installed with development to provide erosion control, visual 
interest, buffering, privacy, open space and pathway identification, 
shading and wind buffering, based on the following standards: 

 
1.  Yard Setback Landscaping. Landscaping shall satisfy the following 

criteria: 
 

a.  Provide visual screening and privacy within side and rear 
yards; while leaving front yards and building entrances 
mostly visible for security purposes; 

 
b.  Use shrubs and trees as windbreaks, as appropriate; 
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c.  Retain natural vegetation, as practicable; 
 

d.  Define pedestrian pathways and open space areas with 
landscape materials; 

 
e.  Provide focal points within a development, such as 

signature trees (i.e., large or unique trees), hedges and 
flowering plants; 

 
f.  Use trees to provide summer shading within common open 

space areas, and within front yards when street trees 
cannot be provided; 

 
g.  Use a combination of plants for year-long color and 

interest; 
 

h.  Use landscaping to screen outdoor storage and mechanical 
equipment areas, and to enhance graded areas such as 
berms, swales and detention/retention ponds. 

 
FINDINGS: The GI zone does not require landscaped setbacks; however, the 
applicant is proposing a 5 ft. vegetated buffer adjacent to Sandy Blvd. The 
landscape buffer complies with these standards by providing a combination of 
trees and shrubs/groundcover that will provide shade while allowing some 
visibility of the front entrance for security purposes. The buffer also includes 
evergreen and deciduous vegetation for year-long color and interest.  

 
2.  Parking Areas. A minimum of five percent of the combined area of 

all parking areas, as measured around the perimeter of all parking 
spaces and maneuvering areas, shall be landscaped. Such 
landscaping shall consist of an evenly distributed mix of shade 
trees with shrubs and/or ground cover plants. “Evenly distributed” 
means that the trees and other plants are distributed around the 
parking lot perimeter and between parking bays to provide a 
partial canopy. At a minimum, one tree per five parking spaces 
total shall be planted to create a partial tree canopy over and 
around the parking area. All parking areas with more than 20 
spaces shall include landscape islands with trees to break up the 
parking area into rows of not more than 12 contiguous parking 
spaces. All landscaped areas shall have minimum dimensions of 
four feet by four feet to ensure adequate soil, water, and space for 
healthy plant growth. 
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FINDINGS: The total exterior parking area, including the area east of the 
building, is 16,129 SF. The total landscaping in this area is 1,527 SF or 9.4%. The 
minimum landscaping requirement is met.  

 
A total of 7 parking lot trees will be provided for 25 exterior parking spaces, or 
approximately 1.4 trees per five parking spaces. The minimum number of 
landscape trees is met, however, the trees are clustered near the front drive 
aisle and no trees are proposed to provide shade for the parking on the east side 
of the building. The proposed site plan does not comply with the standard that 
the landscaping provides an “evenly distributed” canopy cover over the parking 
areas.  
 
The front parking aisle contains 16 contiguous parking spaces and a pedestrian 
walkway without a landscape island. The proposed site plan does not meet the 
requirement that a landscape island be provided to break up 13 or more 
contiguous spaces.  
 
Condition of Approval: Prior to issuance of building permits, submit a revised 
site plan that provides trees and shade for the parking aisle to the east of the 
building.  
 
Prior to the issuance of building permits, submit a revised site plan that breaks 
up parking spaces into rows of not more than 12 contiguous with a landscaped 
median. Landscaped medians shall be at least 4 ft. by 4 ft. 

 
3.  Buffering and Screening Required. Buffering and screening are 

required under the following conditions: 
 

a.  Parking/Maneuvering Area Adjacent to Streets and Drives. 
Where a parking or maneuvering area is adjacent and 
parallel to a street or driveway, a decorative wall (masonry 
or similar quality material), arcade, trellis, evergreen 
hedge, or similar screen shall be established parallel to the 
street or driveway. The required wall or screening shall 
provide breaks, as necessary, to allow for access to the site 
and sidewalk by pedestrians via pathways. The design of 
the wall or screening shall also allow for visual surveillance 
of the site for security. Evergreen hedges used to comply 
with this standard shall be a minimum of 36 inches in 
height at maturity, and shall be of such species, number 
and spacing to provide the required screening within one 
year after planting. Any areas between the wall/hedge and 
the street/driveway line shall be landscaped with plants or 
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other ground cover. All walls shall be maintained in good 
condition, or otherwise replaced by the owner. 

 
FINDINGS: The landscape plan proposes a 5 ft. wide vegetated buffer between 
the front parking area and NE Sandy Blvd. The applicant proposes creeping 
juniper as a ground cover and approximately 6 deciduous maackia trees in the 
landscape area. The creeping juniper grows to a mature height of no more than 
24 inches. As proposed, the site will not comply with the requirement of having 
an evergreen hedge at least 36 inches in height between the parking area and NE 
Sandy Blvd.  
 
Condition of Approval: Prior to issuance of building permits, the applicant shall 
submit a revised landscaping plan with an evergreen hedge at least 36 in. in 
height to provide screening between the front parking area and NE Sandy Blvd. 
Native plants shall be used wherever practicable and invasive plants may not be 
used.  
 

 
b.  Parking/Maneuvering Area Adjacent to Building. Where a 

parking or maneuvering area, or driveway, is adjacent to a 
building, the area shall be separated from the building by a 
raised pathway, plaza, or landscaped buffer no less than 
four feet in width. Raised curbs, bollards, wheel stops, or 
other design features shall be used to protect buildings 
from being damaged by vehicles. When parking areas are 
located adjacent to residential ground-floor living space, a 
landscape buffer is required to fulfill this requirement. 

 
FINDINGS: A 6 ft. raised sidewalk is proposed between the parking area and the 
building. This standard is met.  
 

c.  Screening of Mechanical Equipment, Outdoor Storage, 
Service and Delivery Areas, and Automobile-Oriented Uses. 
All mechanical equipment, outdoor storage and 
manufacturing, and service and delivery areas, shall be 
screened from view from all public streets and residential 
districts. Screening shall be provided by one or more of the 
following: decorative wall (i.e., masonry or similar quality 
material), evergreen hedge, non-see-through fence, or a 
similar feature that provides a non-see-through barrier. 
Walls, fences, and hedges shall comply with the vision 
clearance requirements and provide for pedestrian 
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circulation, in accordance with Chapter 19.162 FMC, 
Access and Circulation.  

 
FINDINGS: A trash/recycling and rock/stand storage area are proposed near the 
south end of the site, southeast of the building. The applicant’s site plan and 
narrative does not include details on the screening of these two areas.  
 
Condition of Approval: Prior to the issuance of building permits, the applicant 
shall submit a revised site plan indicating how the trash/recycling and rock/stand 
storage areas will be screened the NE Sandy Blvd. with a decorative wall, 
evergreen hedge, non-see through fence, or similar feature.  

 
19.163.040 Street trees. 
The guidelines provided in this section promote healthy street trees and adequate 
canopy cover to provide shade, reduce stormwater runoff, and improve the appearance 
of a development. 
 

FINDINGS: NE Sandy Blvd. is a county road and street tree requirements are 
under the jurisdiction of Multnomah County. This standard does not apply.  

 
19.163.050 Fences and walls. 
The fences and walls section provides height limits for construction of new walls. The 
guidelines prevent walls that reduce pedestrian connectivity and sight clearance. The 
standards also provide guidelines relating to maintenance. 

The following standards shall apply to all fences and walls: 
A.  General Requirements. All fences and walls shall comply with the 

standards of this section. The city may require installation of walls and/or 
fences as a condition of development approval, in accordance with 
conditional use permits or site design review. Walls built for required 
landscape buffers shall comply with FMC 19.163.030. 

 
FINDINGS: A retaining wall is proposed at the west end of the site to support the 
drive aisle that wraps around the southwest corner of the building.  
 
B.  Dimensions. 

 
1.  The maximum allowable height of fences and walls is six feet, as 

measured from the lowest grade at the base of the wall or fence, 
except that retaining walls and terraced walls may exceed six feet 
when permitted as part of a site development approval, or as 
necessary to construct streets and sidewalks. A building permit is 
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required for walls exceeding six feet in height, in conformance 
with the Uniform Building Code. 

 
2.  The height of fences and walls within a front yard setback shall 

not exceed four feet (except decorative arbors, gates, etc.), as 
measured from the grade closest to the street right-of-way. 

 
3.  Walls and fences to be built for required buffers shall comply with 

FMC 19.163.030. 
 

4.  Fences and walls shall comply with the vision clearance standards 
of FMC 19.162.020. 

 
FINDINGS: The site plan and narrative does not provide details on the height or 
material of the retaining wall, however, the location will not create vision 
clearance issues.  
 
Condition of Approval: Prior to issuance of building permits, the applicant shall 
provide additional details on the retaining wall including height and building 
material. If the height of the retaining wall is over 6 ft., the applicant shall obtain 
all applicable building permits.     

 
C.  Maintenance.  

 
D.  Fences – Recreational Courts.  

 
E.  Swimming Pool Fences.  

 
F.  Barbed Wire Fencing.  

 
G.  Electrically Charged or Sharp Pointed Fencing.  

 
H.  Critical Facility Security Fences.  

 
FINDINGS: Subsections C-H above to not apply.   

 
Chapter 19.164 Vehicle and Bicycle Parking 
19.164.020 Applicability. 
All developments subject to site design review Chapter 19.420 FMC, including 
development of parking facilities, shall comply with the provisions of this chapter.  
 

FINDINGS: Site design review is required as part of this application and this 
chapter applies.  

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19163.html#19.163.030
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19162.html#19.162.020
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19420.html#19.420


Application: 2018-14-DR 
Application Name: Environmental Works  
  Page 40 of 57 

 

 
19.164.030 Vehicle parking standards. 
A.  The minimum number of required off-street vehicle parking spaces (i.e., parking 

that is located in parking lots and garages and not in the street right-of-way) 
shall be determined based on the standards in Table 19.164.030.A. 

 

Type of Use Parking Ratio Proposed Area Min. # Spaces 
Required 

Office 2.7 spaces / 1,000 SF 2,940 SF 7.9 

Industrial 1.6 spaces / 1,000 SF 9,060 SF 14.5 

Total number of spaces required 23 

Total number of spaces proposed 25 

 
 

B.  Credit for On-Street Parking. 
1.  The credit for on-street parking allows a reduction of one off-

street parking space for every one on-street parking space 
adjacent to the development if deemed appropriate by the city. 

 
FINDINGS: The applicant is not seeking credit for on street parking, and on-street 
parking is not permitted for new development along Sandy Blvd. as part of the 
Urban Arterial roadway cross section. This standard does not apply.   

 
C.  Parking Location and Shared Parking. 
 

1.  Location. Vehicle parking is allowed only on approved parking 
shoulders (streets), within garages, carports and other structures, 
or on driveways or parking lots that have been developed in 
conformance with this code. Specific locations for parking are 
indicated in Article II of this title for some land uses (e.g., the 
requirement that parking be located to side or rear of buildings, 
with access from alleys, for some uses). (See also 
Chapter 19.162 FMC, Access and Circulation.) 

 
FINDINGS: Vehicle parking will be located in front and on the side of the 
building, in conformance with the location standards in the General Industrial 
zone.  

 
2.  Off-Site Parking.  

 
FINDINGS: No off-site parking is proposed.  
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3.  Mixed Uses. If more than one type of land use occupies a single 
structure or parcel of land, the total requirements for off-street 
vehicle parking shall be the sum of the requirements for all uses, 
unless it can be shown that the peak parking demands are actually 
less (i.e., the uses operate on different days or at different times of 
the day). In that case, the total requirements shall be reduced 
accordingly. 

 
FINDINGS: The required parking was calculated using the sum of the office and 
industrial uses. This standard is met.    

 
4.  Shared Parking.  

 
FINDINGS: The applicant is not proposing shared parking facilities. This standard 
does not apply.   

 
5.  Availability of Facilities. Owners of off-street parking facilities may 

post a sign indicating that all parking on the site is available only 
for residents, customers and/or employees, as applicable. Signs 
shall conform to the standards of Chapter 19.170 FMC, Sign 
Regulations. 

 
D.  Maximum Number of Parking Spaces. The number of parking spaces 

provided shall not exceed the standards in the following table: 
 

Use Max in Transit/Ped 
Areas 

Max in Non-
Transit Areas 

Proposed 

General office 3.4 per 1,000 SF 4.1 per 1,000 SF 2.7 per 1,000 SF 

Light Industrial none none  

 
FINDINGS: The proposed parking does not exceed the allowed maximum. This 
standard is met.    
 
E.  Parking Management. The planning director may require a parking 

management plan for development of any use that requires more than 10 
parking spaces based on the minimum parking spaces provided in Table 
19.164.030.A.  

 
FINDINGS: Parking management issues are not anticipated. The development 
meets the minimum parking requirements and a management study is not 
required.  
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F.  Parking Stall Standard Dimensions and Compact Parking Spaces. All off-
street parking stalls shall be improved to conform to city standards for 
surfacing, stormwater management and striping, and provide dimensions 
in accordance with the following table. Disabled person parking shall 
conform to the standards and dimensions of this chapter. The number of 
compact parking spaces shall not exceed 40 percent of all parking spaces 
provided on site. 

 
FINDINGS: A total of 25 parking spaces are proposed, including one disabled 
person parking stall. All proposed parking spaces are standard sized and as 
conditioned will be paved with asphalt or concrete. This standard is met.  

 
G.  Variances. Developments may request exceptions to the parking 

standards; see FMC 19.520.030(A)(4). 
 

FINDINGS: The applicant is not requesting a parking variance.   
 

H.  Disabled Person Parking Spaces. The following parking shall be provided 
for disabled persons, in conformance with the Americans with Disabilities 
Act (ADA) 

 
FINDINGS: A parking area with 25 parking spaces requires one ADA space with a 
96 in. wide access aisle The proposed parking area includes one ADA space with 
a 108 in. wide aisle access. This standard is met.  

 
I.  In parking lots three acres and larger intended for use by the general 

public, pedestrian pathways shall be raised or separated from parking, 
parking aisles and travel lanes by a raised curb, concrete bumpers, 
bollards, landscaping or other physical barrier. If a raised pathway is 
used, curb ramps shall be provided in accordance with the Americans with 
Disabilities Act Accessibility Guidelines. 

 
FINDINGS: The proposed parking is not over 3 acres. This standard does not 
apply.  

 
19.164.040 Bicycle parking standards. 
All uses which are subject to site design review shall provide bicycle parking, in 
conformance with the following standards, which are evaluated during site design 
review: 
 

A.  Number of Bicycle Parking Spaces. A minimum of two bicycle parking 
spaces per use is required for all uses with greater than 10 vehicle parking 
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spaces. The following additional standards apply to specific types of 
development: 

 
2.  Commercial Retail, Office, and Institutional Developments. 

Commercial retail, office, and institutional developments shall 
provide bicycle parking spaces according to the following 
standards: 

 
a.  Short-term bicycle parking shall be provided at a ratio of 

one bicycle space for every 10 vehicle parking spaces and 
shall be located within 50 feet of the main entrance to the 
building, in a location that is easily accessible for bicycles. 

 
Findings: 7.9 vehicle parking spaces are required for the office space, which 
translates to 0.79 short-term bicycle spaces. The applicant is proposing (4) short-
term bicycle spaces within 50 ft. of the main entrance. This standard is met.   

 
b.  Long-term bicycle parking shall be provided at a ratio of 

one bicycle space per employee. 
 

Findings: Based on the applicant’s narrative and site plan, no long-term bicycle 
parking is proposed.  
 
Condition of Approval: Prior to issuance of building permits, the applicant shall 
submit a revised site plan showing one long-term bicycle parking space for each 
office employee. Long-term bike parking may be located within the building, per 
subsection E below.  

 
C.  Location and Design. Bicycle parking shall be conveniently located with 

respect to both the street right-of-way and at least one building entrance 
(e.g., no farther away than the closest parking space). It should be 
incorporated whenever possible into building design and coordinated with 
the design of street furniture when it is provided. Street furniture includes 
benches, streetlights, planters and other pedestrian amenities. 

 
FINDINGS: The short term bicycle parking is located just west of the primary 
building entrance and does not obstruct the pedestrian sidewalk. This standard is 
met.  

 
D.  Visibility and Security. Bicycle parking should be visible to cyclists from 

street sidewalks or building entrances, so that it provides sufficient 
security from theft and damage. 
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FINDINGS: The short term bicycle parking is located near the front building 
entrance with good visibility. This standard is met.    

 
E.  Options for Storage. Bicycle parking requirements for long-term and 

employee parking can be met by providing a bicycle storage room, bicycle 
lockers, racks, or other secure storage space inside or outside of the 
building. 

 
Condition of Approval: The long term bicycle parking shall be provided via a 
bicycle storage room, bicycle lockers, racks, or other secure storage inside or 
outside the building.  

 
F.  Lighting. Bicycle parking shall be at least as well lit as vehicle parking for 

security. 
 
FINDINGS: Both bicycle parking locations will receive the same amount of light 
as the vehicle parking. This standard is met.  

 
G.  Reserved Areas. Areas set aside for bicycle parking shall be clearly marked 

and reserved for bicycle parking only. 
 

Condition of Approval: Bicycle parking shall be clearly marked and reserved for 
bicycle parking only.  

 
H.  Hazards. Bicycle parking shall not impede or create a hazard to 

pedestrians. Parking areas shall be located so as to not conflict with vision 
clearance standards (Chapter 19.162 FMC, Access and Circulation). 

 
FINDINGS: The short-term bicycle parking is proposed to be located just west of 
the primary building entrance but outside of the pedestrian walkway. This 
standard is met.   

 
Chapter 19.165 Public Facilities Standards 
19.165.010 Purpose and applicability. 

A.  Purpose. The purpose of this chapter is to provide planning and design 
standards for public and private transportation facilities and utilities. 
Streets are the most common public spaces, touching virtually every 
parcel of land… 

 
B.  When Standards Apply. Unless otherwise provided, the standard 

specifications for construction, reconstruction or repair of transportation 
facilities, utilities and other public improvements within the city shall 
occur in accordance with the standards of this chapter... 
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C.  Standard Specifications. The city engineer shall establish standard 

construction specifications consistent with the design standards of this 
chapter and application of engineering principles. They are incorporated 
in this code by reference. 

 
D.  Conditions of Development Approval. No development may occur unless 

required public facilities are in place or guaranteed, in conformance with 
the provisions of this code. Improvements required as a condition of 
development approval that require a dedication of property for a public 
use, when not voluntarily accepted by the applicant, shall be roughly 
proportional to the impact of development. Findings in the development 
approval shall indicate how the required improvements are roughly 
proportional to the impact of the proposed development on public 
facilities. 

 
E.  Rough Proportionality Report. Where the applicant objects to the 

imposition of any applicable development standard under this chapter 
that required a dedication of property for a public use, the applicant must 
provide a rough proportionality report justifying an alternative level of 
improvements including:…  

 
FINDINGS: NE Sandy Blvd. is a Multnomah County road. Any public improvement 
requirements associated the roadway shall meet Multnomah County standards 
(e.g. sidewalks, curb cuts, stormwater, etc.). All other public improvements are 
subject to the standards in this chapter.  

 
19.165.025 Transportation improvements. 
 

FINDINGS: Subsections A-J addresses public streets, which are under Multnomah 
County’s jurisdiction. The proposal shall comply with all Multnomah County 
requirements for the design and construction of improvements along Sandy 
Blvd.  
 
The current right-of-way width along the property’s NE Sandy Blvd. frontage is 
50 ft., including 25 ft. from the centerline of the road to the applicant’s property 
line. The preferred width for NE Sandy Blvd. (minor arterial) is 90 ft., or 45 ft. 
from the centerline of the road to each abutting property line. Multnomah 
County is requiring an additional 20 ft. right-of-way dedication along the 
applicant’s north property line to meet the required right-of-way width for a 
minor arterial.  
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The applicant is also required to provide a proportionate share cost contribution 
for the Sandy Corridor County Capital Project between NE 223rd Ave and NE 
238th Ave. Alternatively, the applicant can construct half street improvements 
along the Sandy Blvd. frontage to Multnomah County standards.  

 
Condition of Approval: Prior to final occupancy, the applicant shall meet all of 
the street requirements determined by Multnomah County for transportation 
improvements.  

 
K.  Internal Pathways. Pathways shall be at least five feet in unobstructed 

width and shall be constructed to sidewalk standards found in Standard 
Specifications for Public Works Construction, or according to Multnomah 
County or ODOT standards as applicable. The property owner shall keep a 
minimum of five feet of the pathway width clear of both permanent and 
temporary obstructions (e.g., utility poles, sandwich signs). Maintenance 
of internal pathways is the continuing obligation of the property owner or 
adjacent property owner. All work must comply with the city of Fairview 
public works construction standards. 

 
FINDINGS: All proposed pathways are at least 5 ft. in width.  
 
Condition of Approval: Maintenance of internal pathways is the continuing 
obligation of the property owner. All work and future work must comply with the 
City of Fairview public works construction standards.  
 
Standards L-O, Q-W, and Z: 

 
FINDINGS: These standards do not apply. They address the creation of new 
streets and alleys, none of which are proposed.  
 
P.  Curbs, Curb Cuts, Ramps, and Driveway Approaches. Concrete curbs, curb 

cuts, wheelchair, bicycle ramps and driveway approaches shall be 
constructed in accordance with standards specified in 
Chapter 19.162 FMC, Access and Circulation. 

 
Condition of Approval: Facilities within the Multnomah County right-of-way shall 
be constructed in accordance with County standards. Facilities constructed on-
site shall meet the standards specified in FMC 19.162 Access and Circulation.  

 
X.  Mail Boxes. Plans for mail boxes to be used shall be approved by the 

United States Postal Service (USPS). 
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Condition of Approval: Prior to final occupancy, mailboxes shall be installed in 
accordance with approved plans from USPS.  

 
Y.  Streetlight Standards. Streetlights shall be installed in accordance with 

city standards. 
 

FINDINGS: The property is located within the mid-county lighting district and is 
subject to district standards.   

 
Condition of Approval: Prior to final occupancy the applicant shall meet the 
street light requirements of mid-county lighting district.  

 

19.165.030 Public use areas. 
Public use areas implement Comprehensive Plan policies that may require a developer to 
reserve a piece of land for future park and open space to serve the residents of the new 
development. Specific issues to consider include the amount of time the city has to 
purchase parkland and whether dedication of park land should count as a credit towards 
SDCs. 
 

Findings: No new residents will live on site. Dedication of a future park or open 
space area is not applicable. This standard does not apply.  

 
19.165.040 Sanitary sewer and water service improvements. 
The sanitary sewer and water service improvements ensure adequate sanitary sewer 
services to new developments. 
 

FINDINGS (water): A 12” water main is available north of the site in NE Sandy 
Blvd.  

 
Condition of Approval: Per the City of Fairview Standard Details, all public water 
systems must be located within public rights of way. 
 
Condition of Approval: Existing water laterals that will not be used must be 
abandoned and capped at the main.  

 
Condition of Approval:  Prior to receiving a building permit the applicant shall 
submit a water connection application and pay all applicable fees.  

 
Condition of Approval: Public Works shall approve backflow assembly devices to 
be installed at appropriate service locations.  
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Condition of Approval: Prior to receiving a building permit the development will 
need to meet fire flow verification standards set by Gresham Fire and Emergency 
Services.  
 
FINDINGS (sewer): An 8” sanitary sewer main is available north of the site in NE 
Sandy Blvd.  
 
Condition of Approval: Per the City of Fairview Standard Details, all public sewer 
systems must be located within public rights of way. 

 
Condition of Approval: The applicant shall provide sanitary sewer capacity (in 
gpd) in writing to determine capacity accommodation with the City’s existing 
sanitary sewer system designed capacity. 
 
Condition of Approval: One sanitary sewer connection is allowed per lot. 
Existing sewer laterals that will not be used must be abandoned and capped at 
the main. If there is an existing private wastewater disposal system on site it 
shall be abandoned in accordance with the regulations of the Oregon 
Department of Environmental Quality. 

 
Condition of Approval: Per the City of Fairview Standard Details, all public sewer 
systems must be located within public rights of way. 

 
19.165.050 Storm drainage. 
The storm drainage section requires developers to accommodate and treat stormwater 
runoff from buildings and parking lots. 
 

A.  General Provisions. The city shall issue a development permit only where 
adequate provisions for stormwater and flood water runoff have been 
made. 

 
B.  Accommodation of Upstream Drainage. Culverts and other drainage 

facilities shall be large enough to accommodate potential runoff from the 
entire upstream drainage area, whether inside or outside the 
development. Such facilities shall be subject to review and approval by the 
city engineer. 

 
C.  Effect on Downstream Drainage. Where it is anticipated by the city 

engineer that the additional runoff resulting from the development will 
overload an existing drainage facility, the city may deny approval of the 
development permit unless provisions have been made for improvement 
of the potential condition or until provisions have been made for storage 
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of additional runoff caused by the development in accordance with city 
standards. 

 
D.  Easements. Where a development is traversed by a watercourse, 

drainage way, channel or stream, there shall be provided a stormwater 
easement or drainage right-of-way conforming substantially with the 
lines of such watercourse and such further width as will be adequate for 
conveyance and maintenance.  

 
Condition of Approval:  Prior to the issuance of building permits the applicant 
shall provide the city with a final stormwater management plan and Stormwater 
Facility Operations & Maintenance agreement demonstrating compliance with 
the 2016 Portland Stormwater Management Manual. 

 
19.165.060 Utilities. 
The utilities section provides standards regarding electric lines and cable. Many types of 
utilities now must be installed underground for safety and aesthetic purposes. 
 

A.  Underground Utilities. All utility lines including, but not limited to, those 
required for electric, communication, lighting and cable television services 
and related facilities shall be placed underground, except for surface-
mounted transformers, surface-mounted connection boxes and meter 
cabinets which may be placed above ground, temporary utility service 
facilities during construction, and high capacity electric lines operating at 
50,000 volts or above. The following additional standards apply to all new 
subdivisions, in order to facilitate underground placement of utilities: 

 
B.  Easements. Easements shall be provided for all underground utility 

facilities. 
 

C.  Exception to Undergrounding Requirement. The standard applies only to 
proposed subdivisions. An exception to the undergrounding requirement 
may be granted due to physical constraints, such as steep topography, 
sensitive lands, Chapter 19.106 FMC, or existing development conditions. 

 
Condition of Approval: All utilities placed in the public right-of-way must be 
installed underground. 

 

19.165.070 Easements. 
The easements section provisions reserve adequate space for utilities. 
Easements for sewers, storm drainage and water quality facilities, water mains, electric 
lines or other public utilities shall be dedicated on a final plat, or provided for in the deed 
restrictions. See also, Chapter 19.420 FMC, Development Review and Site Design Review 
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and Chapter 19.430, Land Divisions and Lot Line Adjustments. The developer or applicant 
shall make arrangements with the city, the applicable district and each utility franchise 
for the provision and dedication of utility easements necessary to provide full services to 
the development. The city’s standard width for public main line utility easements shall be 
20 feet unless otherwise specified by the utility company, applicable district, or city 
engineer. 
 

FINDINGS: New utility easements dedicated to the City of Fairview are not 
required for this development. Multnomah County requires a 20 ft. right-of-way 
dedication along NE Sandy Blvd for future street design.  

 
19.165.080 Construction plan approval and assurances. 
The construction plan approval portion ensures the completion of a development by a 
builder. 
 
No public improvements, including sanitary sewers, storm sewers, streets, sidewalks, 
curbs, lighting, parks, or other requirements, shall be undertaken except after the plans 
have been approved by the city, permit fee paid, and permit issued. The permit fee is 
required to defray the cost and expenses incurred by the city for construction and other 
services in connection with the improvement. The permit fee shall be set by the city 
council. The city may require the developer or subdivider to provide bonding or other 
performance guarantees to ensure completion of required public improvements. 
 

Condition of Approval: Prior to beginning construction, all construction plans 
must be approved by the City and Multnomah County, development permit fees 
paid, and permits issued.  

19.165.090 Installation. 
A.  Conformance Required. Improvements installed by the developer either as 

a requirement of these regulations or at his/her own option, shall 
conform to the requirements of this chapter, approved construction plans, 
and to improvement standards and specifications adopted by the city. 

 
B.  Adopted Installation Standards. The Standard Specifications for Public 

Works Construction, Oregon Chapter APWA shall be a part of the city’s 
adopted installation standard(s); other standards may also be required 
upon recommendation of the city engineer. 

 
C.  Commencement. Work shall not begin until the city has been notified in 

advance. 
 

D.  Resumption. If work is discontinued for more than one month, it shall not 
be resumed until the city is notified. 
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E.  City Inspection. Improvements shall be constructed under the inspection 

and to the satisfaction of the city. The city may require minor changes in 
typical sections and details if unusual conditions arising during 
construction warrant such changes in the public interest. Modifications 
requested by the developer shall be subject to land use review under 
Chapter 19.415 FMC, Modifications to Approved Plans and Conditions of 
Approval. Any monuments that are disturbed before all improvements are 
completed by the subdivider shall be replaced prior to final acceptance of 
the improvements. 

 
F.  Engineer’s Certification and As-Built Plans. A registered civil engineer shall 

provide written certification in a form required by the city that all 
improvements, workmanship and materials are in accord with current 
and standard engineering and construction practices, conform to 
approved plans and conditions of approval, and are of high grade, prior to 
city acceptance of the public improvements, or any portion thereof, for 
operation and maintenance. The developer’s engineer shall also provide 
three sets (one mylar, one electronic, one paper copy) of “as-built” plans, 
in conformance with the city engineer’s specifications, for permanent 
filing with the city. 

 
Condition of Approval: The applicant agrees to comply with all regulations and 
requirements of the Fairview City Code which are current on this date, except 
where variance or deviation from such regulation and requirements have been 
specifically approved by formal Planning Commission action as documented by 
the records of this decision and/or the associated Conditions of Approval. 

 
Chapter 19.170 Sign Regulations 
19.170.030 Sign permit required. 
Sign permits are subject to a Type I review process. Building and electrical permits and 
corresponding inspections may be required based on size and weight requirements. 
 

Condition of Approval: Any signs on the site, including monument and building 
signs, must obtain a sign permit and comply with FMC 19.170.  
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VII. CONCLUSION AND RECOMMENDATIONS 

STAFF RECOMMENDATION 
Staff finds that the proposed application will meet the requirements of the City Code as 
conditioned, and recommends approval of the site design review and exception 
application to locate the stormwater facility and minor development features within the 
natural resource area.  
  
PLANNING COMMISSION ALTERNATIVES 

1. Approve the application based on the findings of compliance with City 
regulations and conditions of approval.  

2. Modify the findings, reasons, or conditions, and approve the request as 
modified. 

3. Deny the application based on the Commission’s findings 
4. Continue the Public Hearing to a date certain if more information is needed.  

 
CONDITIONS OF APPROVAL  
The application, as presented, meets or can meet applicable City codes and 
requirements, provided that the following conditions of approval are met. The site shall 
be developed in accordance with the applicant’s approved plans, as attached and 
modified below.  
 

A. General Requirements  
 

1. Any modifications to the approved plans or changes of use, except those 
changes relating to the Building Codes, will require approval by the Planning 
Director or Planning Commission as described in FMC 19.415 Amendments to 
Decisions.  
 

2. The applicant agrees to comply with all regulations and requirements of the 
Fairview City Code which are current on this date, except where variance or 
deviation from such regulation and requirements have been specifically 
approved by formal Planning Commission action as documented by the 
records of this decision and/or the associated Conditions of Approval. 

 
3. This approval for application 2018-14-DR shall become null and void after 

two (2) years if construction activities has not commenced.  
 

4. Prior to receiving permits all plans must be approved by the City, applicable 
fees paid, and permits issued. 
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5. Any signs on the site, including monument signs for the development and 
building signs for the commercial uses, must obtain a sign permit and comply 
with FMC 19.170.  

 
B. Prior to grading/site disturbance  

 
1. Prior to the issuance of any development permit or construction activity on 

the site, the applicant shall submit a construction management plan for 
review and approval by the Public Works Department.  The plan shall include 
but is not limited to, a tentative development timeline, any significant 
impacts (noise/vibrations, street closures, etc.), a construction vehicle 
parking plan, names of persons who can be contacted to correct problems, 
hours of construction activity, and any work that may occur within a public 
right-of-way.  
 

2. The applicant shall obtain a grading and erosion control permit from the 
Fairview Public Works Department. The City of Fairview permit shall be 
obtained no more than 30 days before grading is commenced on site. 

 
C. Plan Check Review/Prior to Construction  

 
1. Prior to issuance of building permits, the development shall meet fire flow 

verification standards set by Gresham Fire and Emergency Services.  
 

2. Prior to issuance of building permits, the applicant shall provide sanitary 
sewer capacity (in gpd) in writing to determine capacity accommodation with 
the City’s existing sanitary sewer system designed capacity. 

3. Prior to the issuance of building permits the applicant shall provide the city 
with a final stormwater management plan and Stormwater Facility 
Operations & Maintenance agreement demonstrating compliance with the 
2016 Portland Stormwater Management Manual. 

4. Prior to the issuance of building permits the applicant shall submit a water 
connection application and pay all applicable fees. 
 

5. Prior to issuance of building permits, all construction plans must be approved 
by the City and Multnomah County, development permit fees paid, and 
permits issued. 

6. Parking lot and storage area lighting was not included in the site plan. If 
lighting for these areas is proposed, an updated site plan and construction 
details shall be submitted prior to issuance of building permits. 
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7. Prior to issuance of building permits, the applicant shall show proof of 
written consent from PGE to construct the proposed improvements, 
including asphalt and concrete, over the easement.  

D. Natural Resource Regulations 
 

1. The applicant shall meet all applicable development and construction 
standards described in FMC 19.106.040(C). 
 

2. The stormwater facility located in the 55 ft. resource protection area shall be 
designed and constructed according to best management practices of the 
Portland Stormwater Management Manual and only native vegetation may 
be planted in the facility.   
 

3. Prior to issuance of building permits, the applicant shall submit a mitigation 
plan for the new buffer averaging area that meets the requirements of FMC 
19.106.040(E). 
 

4. Prior to final occupancy, the applicant shall show compliance with 
requirements of Option 2 of FMC 19.106.040(E), including planting at least 19 
trees and 95 shrubs in the proposed mitigation area.  
 

5. Prior to the issuance of building permits, the applicant shall submit a final 
mitigation and planting plan, meeting the requirements of FMC 
19.106.040(E).  
 

6. All significant vegetation not indicated on the site plan to be removed shall 
be protected during site development. 
 

7. Grading and operation of vehicles and heavy equipment is prohibited within 
significant vegetation areas, as indicated on the site plan. 
 

8. Significant vegetation that is dead, diseased, and/or hazardous shall only be 
removed if the applicant provides “a report from a certified arborist or other 
qualified professional to determine whether the subject tree is diseased or 
poses a hazard, and any possible treatment to avoid removal.” 
 

E. Landscaping  
 

1. Prior to issuance of building permits, the applicant shall submit a revised site 
plan showing a total of 10% of the site (18,336 SF) as landscaped. Only 
landscaping as defined in FMC 19.163.030.D(1-10) shall be counted towards the 
minimum requirement. Significant vegetation, including in the riparian areas 
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along No Name Creek and Fairview Creek, may be counted towards the total 
landscaped area.  
 

2. Prior to issuance of building permits, the applicant shall submit a revised 
landscaping plan with an evergreen hedge at least 36 in. in height to provide 
screening between the front parking area and NE Sandy Blvd. Native plants shall 
be used wherever practicable and invasive plants may not be used. 
 

3. Prior to the issuance of building permits, the applicant shall submit a revised site 
plan indicating how the trash/recycling and rock/stand storage areas will be 
screened the NE Sandy Blvd. with a decorative wall, evergreen hedge, non-see 
through fence, or similar feature. 
 

4. Prior to issuance of building permits, the applicant shall submit a revised site 
plan that provides trees and shade for the parking aisle to the east of the 
building. 

5. Prior to the issuance of building permits, the applicant shall submit a revised site 
plan that breaks up parking spaces into rows of not more than 12 contiguous 
spaces with a landscaped median. Landscaped medians shall be at least 4 ft. by 4 
ft. 

6. Prior to issuance of building permits, the applicant shall provide additional 
details on the retaining wall including height and building material. If the height 
of the retaining wall is over 6 ft., the applicant shall obtain all applicable building 
permits.     
 

7. The property owner shall maintain all landscaped areas in perpetuity upon 
completion and they shall be kept free from weeds and debris and maintained in 
a healthy, growing condition and shall receive regular pruning, fertilizing, 
mowing and trimming. Any damaged, dead, diseased, or decaying plant material 
shall be replaced within 30 days. 

 
F. Vehicle/Bike Parking and Pedestrian Access 

  
1. All pedestrian access and circulation including any portion of raised walkway 

shall comply with ADA requirements.   
 

2. All pathways crossing a parking area or driveway must be clearly marked with 
contrasting paving material or humped/raised crossings. 

3. All parking shall meet city dimensional standards and be striped according to 
city standards. 
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4. The parking and drive aisle located immediately east of the proposed 

building shall be constructed with asphalt or concrete. 
 

5. Prior to issuance of building permits, the applicant shall submit a revised site 
plan showing one long-term bicycle parking space for each office employee. 
Long-term bike parking may be located within the building, per subsection E 
below. The long term bicycle parking shall be provided via a bicycle storage 
room, bicycle lockers, racks, or other secure storage inside or outside the 
building. 
 

6. Bicycle parking shall be clearly marked and reserved for bicycle parking only. 
 

7. Prior to the issuance of building permits, the applicant shall submit a revised 
site plan showing a 5 ft. wide pedestrian path along the entire west or east 
side of the building to connect the rear entrance and maintenance bays to 
the other building entrances. If the new pedestrian path is proposed along 
the east building elevation, the applicant shall show proof of written consent 
from Portland General Electric (PGE) to construct improvements over the 
electric power line easement.  

 
8. Prior to the issuance of building permits, the applicant shall submit a revised 

site plan showing a 5 ft. wide pedestrian path connecting the parking aisle 
east of the building to the perimeter building sidewalk.  
 

9. The sidewalk along the north building wall and any other pedestrian 
pathways adjacent to a driveway or street shall be raised six inches and 
curbed. 

 

10. Maintenance of internal pathways is the continuing obligation of the 
property owner. All work and future work must comply with the City of 
Fairview public works construction standards.  

 
G. Prior to Final Occupancy 

 
1. The applicant shall meet all of the street improvement, proportionate cost share, 

and dedication requirements as determined by Multnomah County 
Transportation.   
 

2. Facilities within the Multnomah County right-of-way shall be constructed in 
accordance with County standards. Facilities constructed on-site shall meet the 
standards specified in FMC 19.162 Access and Circulation. 
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3. The applicant shall meet the street light requirements of mid-county lighting 
district.  

 
4. The applicant shall provide a final Fire Access and Water Supply Plan to be 

reviewed by Gresham Fire and show compliance with all of the comments 
provided by Gresham Fire in Exhibit D1.   

 
5. Copies of any applicable CC&R’s and Operations and Maintenance Agreements 

must be recorded and provided to the city. 
 

6. All mail boxes shall be installed in accordance with approved plan from USPS.  
 

7. Mechanical equipment and satellite dishes over one meter in size shall be 
screened from any pedestrian way or public right-of-way. 

 
8. All public water systems must be located within public rights of way. 

 
9. Existing water laterals that will not be used must be abandoned and capped at 

the main. 
 

10. Public Works shall approve backflow assembly devices to be installed at 
appropriate service locations. 

 
11. One sanitary sewer connection is allowed per lot. Existing sewer laterals that will 

not be used must be abandoned and capped at the main. If there is an existing 
private wastewater disposal system on site it shall be abandoned in accordance 
with the regulations of the Oregon Department of Environmental Quality. 

 
12. All public sewer systems must be located within public rights of way. 

 
13. All onsite external lighting shall be designed and installed to have no off-site 

glare. 
 

14. All utilities placed in the public right-of-way must be installed underground. 
 

15. All development shall comply with applicable fire and building code standards.  
 

 
 

 



                                             

                                                           

 

koble creative, architecture llc                     8 May 2018 

  

RE:  Environmental Works Fairview Narrative  

 22820 NE Sandy Boulevard 

 

Completeness Response Items 
 

 

1. 19.85     General Industrial (GI) District 

 

2. 19.162 Access and Circulation 

 

3. 19.163      Landscaping, Street Trees, Fences and Walls 

 

4. 19.164        Vehicle and Bicycle Parking 

 

 

While the development standards are not all directly relevant and applicable to this site and 

project, the standards are listed below, along with the correlating site design aspects 

addressing each of the standards as applicable: 
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Article II   land-use districts   

 

19.85      General Industrial (GI) District 

19.85.010 purpose:  This district is intended for a broad range of uses, which can be 

located in areas where they do not directly affect the livability of residential neighborhoods and 

the quality and viability of commercial areas in the city. This district provides for the normal 

operation of an industry, which can meet and maintain the standards set in this section in order 

to reasonably protect nearby residential and commercial districts. The general industrial district 

accommodates a range of light and heavy industrial land uses. It is intended to segregate 

incompatible developments from other districts, while providing a high-quality environment for 

businesses and employees. This chapter guides the orderly development of industrial areas 

based on the following principles: 

A. Provide for efficient use of land and public services; 

The proposed project efficiently uses the land and public services by minimizing 

site disturbance and locating the building closer to the existing public services 

on-site. 

B. Provide transportation options for employees and customers; 

The proposed project provides parking to accommodate employees and 

customers, along with being located near a public transportation stop. Pedestrian 

access from the public right of way to the building is visible and meets the 

requirements indicated below. 

C. Provide appropriate design standards to accommodate a range of industrial users, in 

conformance with the Comprehensive Plan. 

The proposed project provides flexibility with industrial uses and conforms with 

the Comprehensive Plan requirements. 

 

19.85.020 Permitted land uses:  The land uses listed in Table 19.85.020.A are permitted 

in the general industrial district, subject to the provisions of this chapter. Only land uses which 

are specifically listed below, and land uses which are approved as “similar” to those listed 

below, may be permitted. The land uses identified with a “CU” in Table 19.85.020.A require 

conditional use permit approval prior to development or a change in use. 

 

The proposed building will house Environmental Works corporate office and 

accommodate storage and maintenance of equipment. Primary use will be 

Warehouse/Storage. Building consists of a pre-manufactured metal building with 

uses to include office, storage and warehousing, and one maintenance bay.   

 

 

 

19.85.030 Development setbacks:  Development setbacks provide separation between 

industrial and nonindustrial uses for fire protection/security, building maintenance, sunlight and 

air circulation, noise buffering, and visual separation. 

 

A.    Front, Side and Rear Setbacks 

 

The front, side and rear setbacks for this site are 0 feet. The exception to the site 

is a stream located at the rear of the site. This requires a 40 foot setback. 
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B.    Other Requirements. 

 

B.1   buffering:   The city may require landscaping, walls or other buffering in setback yards to 

mitigate adverse noise, light, glare, and aesthetic impacts to adjacent properties. 

 

The proposed project will meet all required buffering requirements. Although no 

street setback is required, 5’ of landscape buffer is being provided at the parking 

area along Sandy Road.  

 

B.2   neighborhood access:   Construction of pathway(s) within setbacks may be required to 

provide pedestrian connections to adjacent neighborhoods or other districts, in accordance with 

Chapter 19.162 FMC, Access and Circulation. 

 

The proposed project will meet all required access and circulation requirements, 

and pedestrian and bicycle connections from Sandy to the primary building entry 

is provided and shown on the plans.  

 

B.3   building and fire codes. All developments shall meet applicable fire and building code 

standards, which may require setbacks different from those listed above (e.g., combustible 

materials, etc.). 

 

The proposed project will meet all required fire and building code standards. 

 

B.4   groundwater protection. All development shall meet the standards for the groundwater 

protection area. (Ord. 6-2001 § 1)  

 

The proposed project will meet all required groundwater protection standards. 

Reference civil/stormwater plans. 

 

 

 

19.85.040 lot coverage:  The maximum allowable lot coverage in the general industrial 

district is 85 percent. The maximum allowable lot coverage is computed by calculating the total 

area covered by buildings and impervious (paved) surfaces, including accessory structures. 

Compliance with other sections of this code may preclude development of the maximum lot 

coverage for some land uses. (Ord. 6-2001 § 1) 

 

The proposed lot coverage is well below the maximum.  

 

 

19.85.050    development orientation.share:  Industrial developments shall be oriented on the 

site to minimize adverse impacts (e.g., noise, glare, smoke, dust, exhaust, vibration, etc.) and 

protect the privacy of adjacent uses to the extent possible. The following standards shall apply 

to all development in the general industrial district: 

 

 

A. Mechanical equipment, lights, emissions, shipping/receiving areas, and other components of 

an industrial use that are outside enclosed buildings, shall be located away from residential 

areas, schools, parks and other nonindustrial areas to the maximum extent practicable; and 

 

Not applicable. Industrial zones are adjacent to the proposed site. 
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B. The city may require a landscape buffer, or other visual or sound barrier (fence, wall, 

landscaping, or combination thereof) to mitigate adverse impacts that cannot be avoided 

through building orientation standards alone. 

 

The proposed project will meet all required buffering requirements. Although no 

street setback is required, 5’ of landscape buffer is being provided at the parking 

area along Sandy Road.  
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19.85.060 building height:  The following building height standards are intended to 

promote land use compatibility and flexibility for industrial development at an appropriate 

community scale.  

 

A.    Base Requirement:   Buildings shall be no more than three stories or 45 feet in height, 

whichever is greater, and shall comply with the building setback standards in FMC 19.85.030. 

 

The proposed project is below the maximum of three stories or 45 feet in height. 

It building height is proposed to be 28’-10”. 

 

B.     Performance Option:  The allowable building height may be increased to 55 feet, when 

approved as part of a conditional use permit. The development approval may require additional 

setbacks, stepping-down of building elevations, visual buffering, screening, and/or other 

appropriate measures to provide a height transition between industrial development and 

adjacent nonindustrial development. Smoke stacks, cranes, roof equipment, and other similar 

features which are necessary to the industrial operation may not exceed 20 feet in height 

without approval of a conditional use permit. 

 

Not applicable. The proposed project is below the 45 foot maximum. 

 

C.    Method of Measurement: “Building height” is measured as the vertical distance above a 

reference datum measured to the highest point of the coping of a flat roof or to the deck line of 

a mansard roof or to the average height of the highest gable of a pitched or hipped roof. The 

reference datum shall be selected by either of the following, whichever yields a greater height 

of building: 

 

C.1    The elevation of the highest adjoining sidewalk or ground surface within a five-foot 

horizontal distance of an exterior wall of the building when such sidewalk or ground surface is 

not more than 10 feet above the lowest grade; 

 

 The proposed building height is measured with this method. 

 

 

 

19.85.070 special standards for certain uses:  

A.    Uses With Significant Noise, Light/Glare, Dust, Vibration, or Traffic Impacts. The following 

uses shall require conditional use permit approval, in addition to development review or site 

design review: 

 

A.1   Uses with Significant Noise, Light/Glare, Dust and Vibration Impacts. Uses which are 

likely to create significant adverse impacts beyond the industrial district boundaries, such as 

noise, light/glare, dust, or vibration, shall require conditional use approval, in conformance with 

Article IV of this title. The following criteria shall be used in determining whether the adverse 

impacts of a use are likely to be “significant”: 

 

A.1.a    Noise:  The noise level beyond the property line exceeds 65 dBA (24-hour average) on 

a regular basis. 

  

Not applicable. The proposed project uses are not anticipated to exceed the 

maximum noise levels. 

 

A.1.b    Light/Glare:  Lighting and/or reflected light from the development exceeds ordinary 

ambient light and glare levels (i.e., levels typical of the surrounding area). 
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Not applicable. The proposed project uses are not anticipated to generate 

excessive ambient light or glare levels. 

 

 

1.c    Dust and/or Exhaust:  Dust and/or exhaust emissions from the development exceeds 

ambient dust or exhaust levels, or levels that existed prior to development. 

 

Not applicable. The proposed project uses are not anticipated to generate 

excessive dust or exhaust levels. 

 

 

2.    Traffic:   Uses which are likely to generate unusually high levels of vehicle traffic due to 

shipping and receiving. “Unusually high levels of traffic” means that the average number of 

daily trips on any existing street would increase by 10 percent or more as a result of the 

development. The city may require a traffic impact analysis prepared by a qualified professional 

prior to deeming a land use application complete, and determining whether the proposed use 

requires conditional use approval. Applicants may be required to provide a traffic analysis for 

review by ODOT for developments that increase traffic on state highways. 

 

See included traffic impact report for supporting information.  

 

3.   Resource extraction, such as the operation of mineral and aggregate quarries and similar 

uses, shall require a conditional use permit in conformance with Article IV of this title. The 

applicant shall also be required to prepare a site reclamation plan for review and approval by 

the city and other affected agencies, prior to commencing resource extraction. The required 

scope of the reclamation plan shall be identified by the conditional use permit, and shall comply 

with applicable requirements of state natural resource regulatory agencies. 

 

 Not applicable. No resource extraction is proposed. 

 

3.B   Residential Caretakers:  One residential caretaker unit shall be permitted for each primary 

industrial use, subject to the following conditions: 

 

 Not applicable. No residential caretakers uses proposed. 

 

3.C   Wireless Communication Equipment:  Wireless communication equipment includes radio 

(i.e., cellular), television and similar types of transmission and receiving facilities. The 

requirements for wireless communication equipment are provided in Chapter 19.245 FMC. 

Wireless communication equipment shall also comply with required setbacks, lot coverage and 

other applicable standards of the general industrial district. 

 

Not applicable. No wireless communication equipment proposed. 

 

3.D   Columbia River Uses Located North of Marine Drive 

 

Not applicable. The proposed project is not located north of Marine Drive. 
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19.85.080 special standards for city of Fairview adopted Metro Title 4 industrial 

properties:    

 

A.    The purpose of this section is to impose special standards to protect and preserve the 

supply of industrial lands in Fairview in accordance with the limitations set out in Title 4 of 

Metro’s Urban Growth Management Functional Plan (see Figure 9-C in the Comprehensive 

Plan for all Fairview Adopted Title 4 Industrial and Employment Lands). 

 

A.1   Limitation on Retail/Commercial Service Land Uses:  Retail and commercial service uses 

(in accordance with FMC 19.85.020) are limited in size to a maximum of 5,000 square feet in 

gross floor area for a single outlet (e.g., convenience market, small restaurant, secondary use 

for wholesaler, similar use) and up to 20,000 square feet in gross floor area for a multi-building 

project. 

 

Not applicable. No retail/commercial services are proposed.  

 

A.2   Freight Network Analysis Required:   A freight network impact statement is to be included 

in all traffic studies for proposed developments on properties identified as industrial lands in 

Title 4 of the Metro Urban Growth Management Functional Plan. The purpose of this statement 

is to analyze potential adverse effects of the proposed development on the regional freight 

system as identified in the regional transportation plan (RTP) and the Fairview transportation 

system plan. Freight routes located in Fairview include Interstate 84, Marine Drive, 223rd 

Avenue, Fairview Parkway, Sandy Boulevard, and Glisan Street. 

 

 Refer to included traffic impact report. 

 

A.3    Land Division Standards:   Properties in the general industrial district that are identified 

as industrial lands as shown on the Title 4 Properties Map in the Comprehensive Plan shall be 

subject to certain land division restrictions. All land divisions in the general industrial district 

shall be in accordance with Chapter 19.430 FMC, Land Divisions and Lot Line Adjustments. 

 

 Not applicable. No land divisions proposed. 

 

 

B.    The following standards shall apply to all general industrial properties included in the 

Fairview Title 4 industrial land inventory: 

 

B.1    Lots smaller than 50 acres may be divided into any number of smaller lots. 

 

The proposed project is located on a lot that is smaller than 50 acres. No land 

divisions proposed. 
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19.162  Access and Circulation 

 

19.162.010 purpose:  The purpose of this chapter is to ensure that developments provide 

safe and efficient access and circulation, for pedestrians and vehicles. FMC 19.162.020 

provides standards for vehicular access and circulation. FMC 19.162.030 provides standards 

for pedestrian access and circulation. Standards for transportation improvements are provided 

in Chapter 19.165 FMC. (Ord. 6-2001 § 1) 

 

The proposed project will comply with required codes to provide a safe and 

efficient access and circulation route for pedestrians and vehicles as described 

below and as shown on the provided drawings and traffic study. A variance has 

been included to Multnomah County requesting approval of two driveways in 

order to improve site circulation and associated vehicle safety.  

 

19.162.020 vehicular access and circulation:  The purpose of this chapter is to ensure that 

developments provide safe and efficient access and circulation, for pedestrians and vehicles. 

FMC 19.162.020 provides standards for vehicular access and circulation. FMC 19.162.030 

provides standards for pedestrian access and circulation. Standards for transportation 

improvements are provided in Chapter 19.165 FMC. (Ord. 6-2001 § 1) 

 

A.   Intent and Purpose:  The intent of this section is to manage vehicle access to development 

through a connected street system, while preserving the flow of traffic in terms of safety, 

roadway capacity, and efficiency. Access shall be managed to maintain an adequate “level of 

service” and to maintain the “functional classification” of roadways as required by the city’s 

transportation system plan. Major roadways, including highways, arterials, and collectors, serve 

as the primary system for moving people and goods. “Access management” is a primary 

concern on these roads. Local streets and alleys provide access to individual properties. If 

vehicular access and circulation are not properly designed, these roadways will be unable to 

accommodate the needs of development and serve their transportation function. This section 

attempts to balance the right of reasonable access to private property with the right of the 

citizens of the city and the state of Oregon to safe and efficient travel. It also requires all 

developments to construct planned streets (arterials and collectors) and to extend local streets. 

 

To achieve this policy intent, state and local roadways have been categorized in the 

transportation system plan by function and classified for access purposes based upon their 

level of importance and function (see Chapter 19.165 FMC). Regulations have been applied to 

these roadways for the purpose of reducing traffic accidents, personal injury, and property 

damage attributable to access systems, and to thereby improve the safety and operation of the 

roadway network. This will protect the substantial public investment in the existing 

transportation system and reduce the need for expensive remedial measures. These 

regulations also further the orderly layout and use of land, protect community character, and 

conserve natural resources by promoting well-designed road and access systems and 

discouraging the unplanned subdivision of land. 

 

See included site plan and traffic impact report for supporting information. Note 

also that a variance has been included to Multnomah County, requesting approval 

of two driveways in order to improve site circulation and associated vehicle 

safety. 

 

B.    Applicability:  This section shall apply to all public streets within the city and to all 

properties that abut these streets. 

 

 The proposed project location applies to this section.  
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C.    Access Permit Required:   Access to a public street requires an access permit in 

accordance with the following procedures: 

 

C.1    Permits for access to city streets shall be subject to review and approval by the city 

engineer based on the standards contained in this chapter, and the provisions of the 

transportation standards. An access permit may be in the form of a letter to the applicant, or it 

may be attached to a land use decision notice as a condition of approval. In either case, an 

access permit will be reviewed consistent with the procedures required for the complementary 

development permit. If no development permit is requested, the access permit shall be 

reviewed consistent with a Type III process. 

 

The proposed project will comply with the permit process. A variance has been 

included to Multnomah County requesting approval of two driveways in order to 

improve site circulation and associated vehicle safety. 

 

C.2    Permits for access to state highways shall be subject to review and approval by the 

Oregon Department of Transportation (ODOT), except when ODOT has delegated this 

responsibility to the city or Multnomah County. In that case, the city or county shall determine 

whether access is granted based on its adopted standards. 

 

Not applicable. Multnomah County has jurisdiction over Sandy Rd., and no 

access to I-84 is requested. 

 

C.3    Permits for access to county highways shall be subject to review and approval by 

Multnomah County, except where the county has delegated this responsibility to the city, in 

which case the city shall determine whether access is granted based on adopted county 

standards. 

 

Multnomah County is included in this process, and a variance has been included 

to Multnomah County requesting approval of two driveways in order to improve 

site circulation and associated vehicle safety. 

 

 

D.    Traffic Study Requirements:  The city may require a traffic study prepared by a qualified 

professional to determine access, circulation and other transportation requirements. 

 

See included site plan and traffic impact report for supporting information. 

 

E.   Conditions of Approval:  The city may require the closing or consolidation of existing curb 

cuts or other vehicle access points, recording of reciprocal access easements (i.e., for shared 

driveways), development of a frontage street, installation of traffic control devices, and/or other 

mitigation as a condition of granting an access permit, to ensure the safe and efficient 

operation of the street. When obtaining access to off-street parking areas (both to and from), 

backing onto a public street shall not be permitted, except for single-family dwellings. 

 

Not applicable. The proposed project will meet the requirements of Multnomah 

County for any upgrades required along Sandy Road. A variance is included to 

request approval to maintain the two existing curb cuts located on the site that is 

essential to the function of the project use.  

 

 

F.   Access Options:  When vehicle access is required for development (i.e., for off-street 

parking, delivery, service, drive-through facilities, etc.), access shall be provided by one of the 
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following methods. These methods are “options” to the developer/subdivider, unless one 

method is specifically required by “Special Standards for Certain Uses.” A minimum of 10 feet 

per lane is required. 

 

F.3    Option 3:   Access is from a public street adjacent to the development parcel. If 

practicable, the owner/developer may be required to close or consolidate an existing access 

point as a condition of approving a new access. Street accesses shall comply with the access 

spacing. 

 

A variance is included, to request approval to maintain the two existing curb cuts 

located on the site that is essential to the function of the project use.   

 

G. Access Spacing:   Access spacing ensures safe connections to local and arterial streets. 

Driveway accesses shall be separated from other driveways and street intersections in 

accordance with the following standards and procedures: 

 

G.1    Local Streets:   A minimum of 50 feet separation (as measured from the sides of the 

driveway/street) shall be required on local streets (i.e., streets not designated as collectors or 

arterials), except as provided in subsection (G)(3) of this section. 

 

 Not applicable.  The proposed project is not located along a local street. 

 

G.2    Arterial and Collector Streets:   Access spacing on collector and arterial streets, and at 

controlled intersections (i.e., with four-way stop sign or traffic signal) shall be determined 

based on the policies and standards contained in the city’s transportation system plan. Access 

to Interstate 84 is subject to the jurisdiction of ODOT. 

 

The proposed project is located along a collector street, Sandy Road. This 

project will comply with required standards, and a variance has been included to 

Multnomah County requesting approval of two driveways in order to improve site 

circulation and associated vehicle safety. 

 

G.3    Special Provisions for All Streets:   Direct street access may be restricted for some land 

uses, in conformance with the provisions of Chapters 19.20 through 19.155 – Land Use 

Districts. For example, access consolidation, shared access, and/or access separation greater 

than that specified by subsections (G)(1) and (G)(2) of this section may be required by the city, 

county or ODOT for the purpose of protecting the function, safety and operation of the street 

for all users. (See subsection I of this section.) Where no other alternatives exist, the 

permitting agency may allow construction of an access connection along the property line 

farthest from an intersection. In such cases, directional connections (i.e., right in/out, right in 

only, or right out only) may be required. 

 

This project will comply with required standards, and a variance has been 

included to Multnomah County requesting approval of two driveways in order to 

improve site circulation and associated vehicle safety. 

 

H.    Number of Access Points:   Reducing the number of access points on a street provides 

pedestrians fewer obstructions, fewer points at which automobile traffic crosses the sidewalk, 

and fewer opportunities for conflicts between through traffic and vehicles using access points. 

 

The proposed project will not be adding any additional access points to the site, 

but requesting that the two existing access points remain. A variance has been 
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included to Multnomah County requesting approval of two driveways in order to 

improve site circulation and associated vehicle safety. 

 

 

I.    Shared Driveways:   Shared driveways serve to reduce impermeable surfaces, reduce 

visual blight associated with large expanses of pavement, and provide more linear curb space 

for on-street parking. 

 

Not Applicable. No shared driveways. 

 

J. Figure 19.162.020.J provides examples of street layout and connectivity. 

 

 Not applicable. This project does not impact street layout or connectivity. 

 

K.   Street Connectivity and Formation of Blocks Required:   In order to promote efficient 

vehicular and pedestrian circulation throughout the city, land divisions and large site 

developments shall produce complete blocks bounded by a connecting network of public and/or 

private streets. 

 

Not applicable. This project does not impact street connectivity or formation of 

blocks. 

 

L.  Driveway Openings:   All driveway openings must comply with the “Standard Specifications 

for Public Works Construction,” pages 53 – 55. Driveway openings or curb cuts shall be within 

the minimum width necessary to provide the required number of vehicle travel lanes (10 feet for 

each travel lane). The following standards (i.e., as measured where the front property line 

meets the sidewalk or right-of-way) are required to provide adequate site access, minimize 

surface water runoff, and avoid conflicts between vehicles and pedestrians. 

 

L.1   Single-family, two-family, and three-family uses shall have a minimum driveway width of 

10 feet, and a maximum width of 24 feet, except that one recreational vehicle pad driveway 

may be provided in addition to the standard driveway for lots containing more than 10,000 

square feet of area. 

 

 Not applicable. The proposed project is an industrial use. 

 

L.2    Multiple-family uses with between four and seven dwelling units shall have a minimum 

driveway width of 20 feet, and a maximum width of 24 feet. 

 

 Not applicable. The proposed project is an industrial use. 

 

L.3   Multiple-family uses with more than eight dwelling units, and off-street parking areas with 

16 or more parking spaces, shall have a minimum driveway width of 24 feet, and a maximum 

width of 30 feet. These dimensions may be increased if the city engineer determines that more 

than two lanes are required based on the number of trips generated or the need for turning 

lanes. 

 

The proposed project provides access widths that meet or exceed the minimum 

access width of 24 feet with a maximum width of 30 feet. See provided drawings 

for additional information. 
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L.4   Access widths for all other uses shall be based on 10 feet of width for every travel lane, 

except that driveways providing direct access to parking spaces shall conform to the parking 

area standards in Chapter 19.164 FMC, Vehicle and Bicycle Parking. 

 

The proposed project provides access widths that meet or exceed the minimum 

access width of 10 feet of width for every travel lane. See provided drawings for 

additional information. 

 

L.5    Driveway Aprons:   Driveway aprons (when required) shall be constructed of concrete and 

shall be installed between the street right-of-way and the private drive, as shown above. 

Driveway aprons shall conform to ADA standards for sidewalks and pathways, which require a 

continuous route of travel that is a minimum of three feet in width, with a cross slope not 

exceeding two percent. 

 

The proposed project will provide driveway aprons that conform to ADA 

standards. See provided drawings for additional information. 

 

M.    Fire Access and Parking Area Turnarounds:   A fire equipment access drive shall be 

provided for any portion of an exterior wall of the first story of a building that is located more 

than 150 feet from an existing public street or approved fire equipment access drive. Parking 

areas shall provide adequate aisles or turnaround areas for service and delivery vehicles so 

that all vehicles may enter the street in a forward manner. For requirements related to cul-de-

sacs, please refer to Chapter 19.165 FMC. 

 

The project, as proposed, provides fire access and the ability for vehicles to 

enter and circulate through the site in a forward motion with no turn around 

required. 

 

N.    Vertical Clearances:   Driveways, private streets, aisles, turnaround areas and ramps shall 

have a minimum vertical clearance of 13 feet 6 inches for their entire length and width. 

 

The proposed project provides vertical clearances of not less than 13’-6”. 

 

O.    Vision Clearance:   No signs, structures or vegetation in excess of three feet in height 

shall be placed in “vision clearance areas,” as shown above. The city engineer upon finding 

that more sight distance is required may increase the minimum vision clearance area (i.e., due 

to traffic speeds, roadway alignment, etc.). 

 

The proposed project provides vision clearances that meet requirements. 
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P.   Construction. The following development and maintenance standards shall apply to all 

driveways and private streets, except that the standards do not apply to driveways serving one 

single-family detached dwelling: 

 

P.1   Surface Options:    Driveways, parking areas, aisles, and turnarounds may be paved with 

asphalt, concrete or comparable surfacing, or a durable nonpaving material may be used to 

reduce surface water runoff and protect water quality. Paving surfaces shall be subject to 

review and approval by the city engineer. 

 

The proposed project includes asphalt drive surface at the site entry and north 

parking lot locations. All other proposed driving surfaces and parking areas are 

proposed as compacted gravel. 

 

P.2    Surface Water Management:    When a paved surface is used, all driveways, parking 

areas, aisles and turnarounds shall have on-site collection or infiltration of surface waters to 

eliminate sheet flow of such waters onto public rights-of-way and abutting property. Surface 

water facilities shall be constructed in conformance with city standards. 

 

The proposed project includes surface water management strategies, including 

catch basins and stormwater detention controls as indicated on the submitted 

drawings. 

 

P.3    Driveway Aprons:    When driveway approaches or “aprons” are required to connect 

driveways to the public right-of-way, they shall be paved with concrete surfacing (see also 

subsection L of this section). (Ord. 2-2017 § 1 (Exh. A); Ord. 5-2009 § 2 (Att. 1); Ord. 6-2001 § 

1) 

 

The proposed project includes driveway aprons that are paved with concrete as 

indicated on the submitted drawings. 

 

 

 

19.162.030 pedestrian access and circulation:  The standards presented in this code 

provide standards for safe, connected and user-friendly pedestrian connections and pathways 

that join neighborhoods and buildings within a development. 

 

A.   Pedestrian Access and Circulation:   To ensure safe, direct and convenient pedestrian 

circulation, all developments, except single-family detached housing (i.e., on individual lots), 

shall provide a continuous pedestrian and/or multi-use pathway system. (Pathways only provide 

for pedestrian circulation. Multi-use pathways accommodate pedestrians and bicycles.) The 

system of pathways shall be designed based on the standards in subsections (A)(1) through (5) 

of this section: 

 

A.1    Continuous Pathways:   The pathway system shall extend throughout the development 

site, and connect to all future phases of development, adjacent trails, public parks and open 

space areas whenever possible. The developer may also be required to connect or stub 

pathway(s) to adjacent streets and private property, in accordance with the provisions of FMC 

19.162.020, Vehicular access and circulation, and the transportation standards in Chapter 

19.165 FMC. 

 

The proposed project includes continuous pathways that are paved with concrete 

as indicated on the submitted drawings. 
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A.2    Safe, Direct, and Convenient Pathways:   Pathways within developments shall provide 

safe, reasonably direct and convenient connections between primary building entrances and all 

adjacent streets, based on the following definitions: 

 

The proposed project provides safe, direct and convenient pathways that meet 

the definitions for “reasonably direct”, “safe and convenient” and that lead to the 

primary industrial public entrance as stated above (A.2) and below (A2.a – A2.d). 

 

A.2.a   “Reasonably direct” means a route that does not deviate unnecessarily from a straight 

line or a route that does not involve a significant amount of out-of-direction travel for likely 

users. 

 

A.2.b   “Safe and convenient” means bicycle and pedestrian routes that are reasonably free 

from hazards and provide a reasonably direct route of travel between destinations. 

 

A.2.c    For commercial, industrial, mixed use, public, and institutional buildings, the “primary 

entrance” is the main public entrance to the building. In the case where no public entrance 

exists, street connections shall be provided to the main employee entrance. 

 

A.2.d   For residential buildings the “primary entrance” is the front door (i.e., facing the street). 

For multifamily buildings in which each unit does not have its own exterior entrance, the 

“primary entrance” may be a lobby, courtyard or breezeway, which serves as a common 

entrance for more than one dwelling. 

 

 

 

A.3    Connections within Development:   For all developments subject to site design review, 

pathways shall connect all building entrances to one another. In addition, pathways shall 

connect all parking areas, storage areas, recreational facilities and common areas (as 

applicable), and adjacent developments to the site, as applicable. 

 

The proposed project includes one building with multiple entrances. All 

entrances are connected with a common concrete pathway. See submitted 

drawings for additional information. 

 

A.4    Street Connectivity:   Pathways (for pedestrians and bicycles) shall be provided at or 

near midblock where the block length exceeds the length required by FMC 19.162.020. 

Pathways shall also be provided where cul-de-sacs or dead-end streets are planned, to 

connect the ends of the streets together, to other streets, and/or to other developments, as 

applicable. Pathways used to comply with these standards shall conform to all of the following 

criteria: 

 

The proposed project meets this requirement as indicated on the submitted 

drawings. 

 

A.4.a    Multi-use pathways (i.e., for pedestrians and bicyclists) are no less than 10 feet wide 

and located within a 20-foot-wide right-of-way or easement that allows access for emergency 

vehicles. 

 

Not applicable. 
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A.4.b    If the streets within the subdivision or neighborhood are lighted, the pathways shall 

also be lighted. 

 

Not applicable. The proposed project is not located within a subdivision and 

includes no internal streets. 

 

A.4.c    Stairs or switchback paths using a narrower right-of-way/easement may be required in 

lieu of a multi-use pathway where grades are steep. 

 

 Not applicable. No steep grades are present. 

 

A.4.d    The city may require landscaping within the pathway easement/right-of-way for 

screening and the privacy of adjoining properties. 

 

The proposed project will meet the requirements of the city, and landscape 

screening is provided along Sandy Road at the location of the proposed parking. 

 

A.4.e    The hearings body or planning director may determine, based upon facts in the record, 

that a pathway is impracticable due to: physical or topographic conditions (e.g., freeways, 

railroads, extremely steep slopes, sensitive lands, and similar physical constraints); buildings 

or other existing development on adjacent properties that physically prevent a connection now 

or in the future, considering the potential for redevelopment; and sites where the provisions of 

recorded leases, easements, covenants, restrictions, or other agreements recorded as of the 

effective date of this code prohibit the pathway connection. 

 

Not applicable. 

 

 

A.5    Connections to Other Facilities:   Proposed pathways shall be located to provide access 

to existing or planned commercial services and other neighborhood facilities, such as schools, 

shopping areas and park and transit facilities. To the greatest extent possible, access shall be 

reasonably direct, providing a route or routes that do not deviate unnecessarily from a straight 

line or that do not involve a significant amount of out-of-direction travel. 

 

Not applicable. The project does not impact other facility connections. 

 

 

 

B.    Design and Construction: Pathways shall conform to all of the standards in subsections 

(B)(1) through (B)(5) of this section: 

 

B.1   Vehicle/Pathway Separation:   Where pathways are parallel and adjacent to a driveway or 

street (public or private), they shall be raised six inches and curbed, or separated from the 

driveway/street by a five-foot minimum strip with bollards, a landscape buffer, or other physical 

barrier. If a raised path is used, the ends of the raised portions must be equipped with curb 

ramps. 

 

The proposed project includes pathways that are parallel to a driveway and/or 

street and will provide a 6” raised and curbed separation. See submitted 

drawings for additional information. 
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B.2   Housing/Pathway Separation:   Pedestrian pathways shall be separated a minimum of five 

feet from all residential living areas on the ground floor, except at building entrances. 

Separation is measured as measured from the pathway edge to the closest dwelling unit. The 

separation area shall be landscaped in conformance with the provisions of Chapter 19.163 

FMC, Landscaping, Street Trees, Fences and Walls. No pathway/building separation is 

required for commercial, industrial, public, or institutional uses. 

 

Not applicable. No housing is located on the site. 

 

B.3    Crosswalks:   Where pathways cross a parking area, driveway, or street (“crosswalk”), 

they shall be clearly marked with contrasting paving materials, humps/raised crossings. 

 

The proposed project will provide clearly marked crosswalks with contrasting 

paving materials. See submitted drawings for additional information. 

 

B.4    Pathway Surface:   Pathway surfaces shall be concrete, asphalt, brick/masonry pavers, 

or other durable surface, at least six feet wide, and shall conform to ADA requirements. Multi-

use paths (i.e., for bicycles and pedestrians) shall be the same materials, at least 10 feet wide. 

(See also Chapter 19.165 FMC, Transportation Standards for public, multi-use pathway 

standard.) 

 

The proposed project will provide pathway surfaces that are minimum of 6 feet 

wide with durable walkway surface such as concrete. See submitted drawings for 

additional information. 

 

B.5   Accessible Routes:   Pathways shall comply with the Americans with Disabilities Act, 

which requires accessible routes of travel. 

 

The proposed project will comply with the required codes. 

 
 
 
 
19.163  Landscaping, Street Trees, Fences and Walls 

 

19.163.010 purpose:   
The purpose of this chapter is to promote community health, safety and welfare by protecting 

natural vegetation, and setting development standards for landscaping, street trees, fences and 

walls. Together, these elements of the natural and built environment contribute to the visual 

quality, environmental health and character of the community. Trees provide climate control 

through shading during summer months and wind screening during winter. Trees and other 

plants can also buffer pedestrians from traffic. Walls, fences, trees and other landscape 

materials also provide vital screening and buffering between land uses. Landscaped areas help 

to control surface water drainage and can improve water quality, as compared to paved or built 

surfaces. 

 

19.163.020 landscape conservation: 
The purpose of this chapter is to promote community health, safety and welfare by protecting 

natural vegetation, and setting 

 

A. Applicability. All development sites containing significant vegetation, as defined below, shall 

comply with the standards of this section. The purpose of this section is to incorporate 

significant native vegetation into the landscapes of development and protect vegetation that is 

subject to requirements of the significant environmental concern and riparian buffer overlay 
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zones, Chapter 19.106 FMC. The use of mature, native vegetation within developments is a 

preferred alternative to removal of vegetation and re-planting. Mature landscaping provides 

summer shade and wind breaks, and allows for water conservation due to larger plants having 

established root systems. 

 

B. Significant Vegetation. “Significant vegetation” means: 

 

 All definitions identified below (B.1 – B..3) are understood. 

 

B.1   Significant Trees and Shrubs:   Individual trees and shrubs with a trunk diameter of six 

inches or greater, as measured four feet above the ground (DBH), and all plants within the drip 

line of such trees and shrubs, shall be protected. 

 

B.2     Sensitive Lands:   Trees and shrubs on sites that have been designated as “sensitive 

lands,” in accordance with Chapter 19.106 FMC, Natural Resource Regulations, and Chapter 

19.105 FMC, Floodplain Overlay (e.g., due to slope, natural resource areas, wildlife habitat, 

etc.) shall be protected. 

 

B.3    Exception:   Protection shall not be required for plants listed as non-native, invasive 

plants by the Oregon State University Extension Service in the applicable OSU bulletins for 

Multnomah County. 

 

 

 

 

C. Mapping and Protection Required. Significant vegetation shall be mapped as required by 

this code. Significant trees shall be mapped individually and identified by species and size 

(diameter at four feet above grade, or “DBH”). A “protection” area shall be defined around the 

edge of all branches (drip-line) of each tree (drip lines may overlap between trees). The city 

also may require an inventory, survey, or assessment prepared by a qualified professional 

when necessary to determine vegetation boundaries, building setbacks, and other protection or 

mitigation requirements. 

 

The proposed project retains all significant trees. No significant trees are 

impacted by the project scope of work. 

 

D. Protection Standards. All of the following protection standards shall apply to significant 

vegetation areas: 

 

D.1   Protection of Significant Trees:   Significant trees identified as meeting the criteria in 

subsection (B)(1) of this section shall be retained whenever practicable. Preservation may 

become impracticable when it would prevent reasonable development of public streets, utilities, 

or land uses permitted by the applicable land use district. 

 

The proposed project retains all significant trees. No significant trees are 

impacted by the project scope of work. 

 

D.2    Sensitive Lands:   Sensitive lands shall be protected in conformance with the provisions 

of Chapters 19.105 and 19.106 FMC. 

 

The proposed project conforms to all sensitive land provisions. 
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D.3    Conservation Easements and Dedications:   When necessary to implement the 

Comprehensive Plan, the city may require dedication of land or recordation of a conservation 

easement to protect sensitive lands, including groves of significant trees. This will be 

addressed on a case by case basis. (Ord. 3-2012 § 6; Ord. 6-2001 § 1) 

 

The proposed project conforms to the conservation easements and dedications. 

 

19.163.025 existing landscape: 
 

A.    Applicability:    This section shall apply to all developments. 
 
B.    Construction:   All areas of significant vegetation shall be protected prior to, during, and 
after construction. Grading and operation of vehicles and heavy equipment is prohibited within 
significant vegetation areas, except as approved by the city for installation of utilities or streets. 
Such approval shall only be granted after finding that there is no other reasonable alternative 
to avoid the protected area, and any required mitigation is provided in conformance with 
Chapter 19.105 FMC, Floodplain Overlay and Chapter 19.106 FMC, Natural Resource 
Regulations. 
 

The proposed project will protect all areas of significant vegetation prior to, 
during, and after construction. Significant vegetation onsite occurs only at the 
existing creek bank along the east edge of the site, and setbacks and protections 
are provided at this area. 

 
C.    Exemptions:   The protection standards in FMC 19.163.020(D) shall not apply in the 
following situations: 
 
C.1   Dead, Diseased, and/or Hazardous Vegetation:   Vegetation that is dead or diseased, or 
poses a hazard to personal safety, property or the health of other trees, may be removed. Prior 
to tree removal, the applicant shall provide a report from a certified arborist or other qualified 
professional to determine whether the subject tree is diseased or poses a hazard, and any 
possible treatment to avoid removal, except as provided by subsection (C)(2) of this section. 
 
C.2    Emergencies:   Significant vegetation may be removed in the event of an emergency 
without land use approval when the vegetation poses an immediate threat to life or safety, as 
determined by the planning director. The planning director shall prepare a notice or letter of 
decision within 10 days of the tree(s) being removed. The decision letter or notice shall explain 
the nature of the emergency and be on file and available for public review at City Hall. (Ord. 3-
2012 § 6; Ord. 6-2001 § 1) 
 

Understood. 
 
 

19.163.030 New landscaping: 
 
A. Applicability. This section shall apply to all developments requiring site design review, and 
other developments with required landscaping. 
 
B. Landscaping Plan Required. A landscape plan is required at the time of design review or 
other pertinent applications. All landscape plans shall conform to the requirements in FMC 
19.420.020 (E), Landscape plans. 
 

The landscape plan is included in the submitted drawings. 
 
C. Landscape Area Standards. The minimum percentage of required landscaping equals: 
 

The proposed property is located within the General Industrial District and meets 
the requirements that a minimum of 10 percent of the site be landscaped. See 
drawings for additional information. 
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D. Landscape Materials. This section provides guidelines that ensure significant vegetation 
growth and establishment using a variety of size specifications and coverage 
recommendations. 
 

The provided guidelines below are understood and provided (D.1 – D.10). 
 
Landscape materials include trees, shrubs, ground cover plants, nonplant ground covers, and 
outdoor hardscape features, as described below: 
 
D.1    Native Vegetation:   Native vegetation shall be preserved or planted where practicable. 
 
D.2    Plant Selection:   A combination of deciduous and evergreen trees, shrubs and ground 
covers shall be used for all planted areas, the selection of which shall be based on local 
climate, exposure, water availability, and drainage conditions. As necessary, soils shall be 
amended to allow for healthy plant growth. 
 
D.3    Non-native, invasive plants, as per FMC 19.164.020(B), shall be prohibited. 
 
D.4:   Hardscape features (i.e., patios, decks, plazas, etc.) may cover up to 15 percent of the 
required landscape area. Swimming pools, sports courts and similar active recreation facilities 
may not be counted toward fulfilling the landscape requirement. 
 
D.5    Nonplant Ground Covers:   Bark dust, chips, aggregate or other nonplant ground covers 
may be used, but shall cover no more than five percent of the area to be landscaped. 
“Coverage” is measured based on the size of plants at maturity or after five years of growth, 
whichever comes sooner. 
 
D.6    Tree Size:   Trees shall have a minimum caliper size of 1.5 inches or greater, or be six 
feet or taller, at time of planting. 
 
D.7   Shrub Size:   Shrubs shall be planted from one-gallon containers or larger. 
 
D.8    Ground Cover Size:   Ground cover plants shall be sized and spaced so that they grow 
together to cover a minimum of 80 percent of the underlying soil within three years. 
 
D.9   Significant Vegetation:   Significant vegetation preserved in accordance with FMC 
19.163.020 may be credited toward meeting the minimum landscape area standards. Credit 
shall be granted on a per square foot basis. The street tree standards of FMC 19.163.040 may 
be waived when trees preserved within the front yard provide the same or better shading and 
visual quality as would otherwise be provided by street trees. 
 
D.10    Stormwater Facilities:   Stormwater facilities (e.g., detention/retention ponds and 
swales) shall be landscaped with water tolerant, native plants. 
 
 
 
 
E. Landscape Design Standards. The landscape design standards provide guidelines within 
setback areas, parking areas, etc. 
 
All yards, parking lots and required street tree planter strips shall be landscaped in accordance 
with the provisions of this chapter. Landscaping shall be installed with development to provide 
erosion control, visual interest, buffering, privacy, open space and pathway identification, 
shading and wind buffering, based on the following standards: 
 

The following guidelines are understood and provided (E.1.a – E.1.h). See 
landscape plan provided in submittal drawings. 

 
E.1    Yard Setback Landscaping:   Landscaping shall satisfy the following criteria: 
 
E.1.a    Provide visual screening and privacy within side and rear yards; while leaving front 
yards and building entrances mostly visible for security purposes; 
 
E.1.b    Use shrubs and trees as windbreaks, as appropriate; 
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E.1.c    Retain natural vegetation, as practicable; 
 
E.1.d    Define pedestrian pathways and open space areas with landscape materials; 
 
E.1.e    Provide focal points within a development, such as signature trees (i.e., large or unique 
trees), hedges and flowering plants; 
 
E.1.f    Use trees to provide summer shading within common open space areas, and within front 
yards when street trees cannot be provided; 
 
E.1.g    Use a combination of plants for year-long color and interest; 
 
E.1.h    Use landscaping to screen outdoor storage and mechanical equipment areas, and to 
enhance graded areas such as berms, swales and detention/retention ponds. 
 
 
 
2. Parking Areas. A minimum of five percent of the combined area of all parking areas, as 
measured around the perimeter of all parking spaces and maneuvering areas, shall be 
landscaped. Such landscaping shall consist of an evenly distributed mix of shade trees with 
shrubs and/or ground cover plants. “Evenly distributed” means that the trees and other plants 
are distributed around the parking lot perimeter and between parking bays to provide a partial 
canopy. At a minimum, one tree per five parking spaces total shall be planted to create a 
partial tree canopy over and around the parking area. All parking areas with more than 20 
spaces shall include landscape islands with trees to break up the parking area into rows of not 
more than 12 contiguous parking spaces. All landscaped areas shall have minimum dimensions 
of four feet by four feet to ensure adequate soil, water, and space for healthy plant growth. 
 

The proposed project includes (24) parking stalls which equals to the 
requirement of 4.8 (5) trees. The landscaping will be located in areas of four feet 
by four feet or larger. 

 
 
3. Buffering and Screening Required. Buffering and screening are required under the following 
conditions: 
 
3.a    Parking/Maneuvering Area Adjacent to Streets and Drives:   Where a parking or 
maneuvering area is adjacent and parallel to a street or driveway, a decorative wall (masonry 
or similar quality material), arcade, trellis, evergreen hedge, or similar screen shall be 
established parallel to the street or driveway. The required wall or screening shall provide 
breaks, as necessary, to allow for access to the site and sidewalk by pedestrians via pathways. 
The design of the wall or screening shall also allow for visual surveillance of the site for 
security. Evergreen hedges used to comply with this standard shall be a minimum of 36 inches 
in height at maturity, and shall be of such species, number and spacing to provide the required 
screening within one year after planting. Any areas between the wall/hedge and the 
street/driveway line shall be landscaped with plants or other ground cover. All walls shall be 
maintained in good condition, or otherwise replaced by the owner. 
 

The proposed landscaping meets this requirement. See the landscape plan for 
additional information. 

 
3.b    Parking/Maneuvering Area Adjacent to Building:   Where a parking or maneuvering area, 
or driveway, is adjacent to a building, the area shall be separated from the building by a raised 
pathway, plaza, or landscaped buffer no less than four feet in width. Raised curbs, bollards, 
wheel stops, or other design features shall be used to protect buildings from being damaged by 
vehicles. When parking areas are located adjacent to residential ground-floor living space, a 
landscape buffer is required to fulfill this requirement. 
 

The proposed landscaping meets this requirement. See the landscape plan for 
additional information. 

 
3.c    Screening of Mechanical Equipment, Outdoor Storage, Service and Delivery Areas, and 
Automobile-Oriented Uses:   All mechanical equipment, outdoor storage and manufacturing, 
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and service and delivery areas, shall be screened from view from all public streets and 
residential districts. Screening shall be provided by one or more of the following: decorative 
wall (i.e., masonry or similar quality material), evergreen hedge, non-see-through fence, or a 
similar feature that provides a non-see-through barrier. Walls, fences, and hedges shall comply 
with the vision clearance requirements and provide for pedestrian circulation, in accordance 
with Chapter 19.162 FMC, Access and Circulation. (Ord. 6-2001 § 1) 
 

The proposed landscape meets this requirement. See the landscape plan for 
additional information. 
 
 

19.163.040 Street Trees: 
 
The guidelines provided in this section promote healthy street trees and adequate canopy 
cover to provide shade, reduce stormwater runoff, and improve the appearance of a 
development. 
 
Street trees shall be planted for all developments that are subject to land division or site design 
review. Requirements for street tree planting strips are provided in Chapter 19.165 FMC, Public 
Facility Standards. Planting of unimproved streets shall be deferred until the construction of 
curbs and sidewalks. Street trees shall conform to the following standards and guidelines: 
 
A.    Soil Preparation, Planting and Care:   The developer shall be responsible for planting 
street trees, including soil preparation, ground cover material, staking, and temporary irrigation 
for two years after planting. The developer shall also be responsible for tree care (pruning, 
watering, fertilization, and replacement as necessary) during the first two years after planting. 
 

Understood. 
 
B.    Assurances:   The city shall require the developer to provide a performance and 
maintenance bond in an amount determined by the city engineer, to ensure the planting of the 
tree(s) and care during the first two years after planting. 
 

Understood. 
 
C.    Growth Characteristics:   Trees shall be selected based on growth characteristics and site 
conditions, including available space, overhead clearance, soil conditions, exposure, and 
desired color and appearance. The following should guide tree selection: 
 

The following guidelines are understood and provided (C.1 – C.9). See landscape 
plan provided in submittal drawings. 

 
C.1   Provide a broad canopy where shade is desired. 
 
C.2   Use low-growing trees for spaces under utility wires. 
 
C.3   Select trees which can be “limbed-up” where vision clearance is a concern. 
 
C.4   Use narrow or “columnar” trees where awnings or other building features limit growth, or 
where greater visibility is desired between buildings and the street. 
 
C.5   Use species with similar growth characteristics on the same block for design continuity. 
 
C.6   Avoid using trees that are susceptible to insect damage, and avoid using trees that 
produce excessive seeds or fruit. 
 
C.7   Select trees that are well adapted to the environment, including soil, wind, sun exposure, 
and exhaust. Drought-resistant trees should be used in areas with sandy or rocky soil. 
 
C.8   Select trees for their seasonal color, as desired. 
 
C.9   Use deciduous trees for summer shade and winter sun. 
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D.    Caliper Size:   The minimum caliper size at planting shall be 1.5 inches, based on the 
American Association of Nurserymen Standards. 
 
 The proposed street trees shall be at a minimum 1.5” caliper size. 
 
 
E.    Spacing and Location:   Street trees shall be planted within existing and proposed planting 
strips, and in sidewalk tree wells on streets without planting strips. Street tree spacing shall be 
based upon the type of tree(s) selected and the canopy size at maturity. In general, trees shall 
be spaced no more than 30 feet apart, except where planting a tree would conflict with existing 
trees, retaining walls, utilities and similar physical barriers. 
 

The proposed street trees are planted no more than 30 feet apart. 
 
F.    Maintenance and Irrigation:   The use of drought-tolerant plant species is encouraged, and 
may be required when irrigation is not available. Irrigation shall be provided for plants that are 
not drought-tolerant. If the plantings fail to survive, the property owner shall replace them with 
an equivalent specimen (i.e., evergreen shrub replaces evergreen shrub, deciduous tree 
replaces deciduous tree, etc.). All other landscape features required by this code shall be 
maintained in good condition, or otherwise replaced by the owner. 
 

The proposed street trees are drought tolerant and will be watered by hand or 
with drip irrigation until established. 

 
G.    Additional Requirements:   Additional buffering and screening may be required for specific 
land uses, as identified by Article II of this title, and the city may require additional landscaping 
through the conditional use permit process. (Ord. 6-2001 § 1) 
 
 Understood. 
 
 
 
19.163.050 fences and walls: 

The fences and walls section provides height limits for construction of new walls. The 

guidelines prevent walls that reduce pedestrian connectivity and sight clearance. The 

standards also provide guidelines relating to maintenance. 

 

Not applicable. The proposed project does not include any fences or walls. 
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19.164  Vehicle and Bicycle Parking 

 

19.164.010 Purpose 

 

The purpose of this chapter is to provide basic and flexible standards for development of 

vehicle and bicycle parking. The design of parking areas is critically important to the viability of 

some commercial areas, pedestrian and driver safety, the efficient and safe operation of 

adjoining streets, and community image and livability. Historically, some communities have 

required more parking than is necessary for some land uses, paving extensive areas of land 

that could be put to better use. Because vehicle parking facilities can occupy large amounts of 

land, they must be planned and designed carefully to use the land efficiently while maintaining 

the visual character of the community. This chapter recognizes that each development has 

unique parking needs by providing a flexible approach for determining parking space 

requirements (i.e., “minimum” and “performance-based” standards). This chapter also provides 

standards for bicycle parking because many people use bicycles for recreation, commuting, 

and general transportation. Children as well as adults need safe and adequate spaces to park 

their bicycles throughout the community. (Ord. 6-2001 § 1) 

 

19.164.020 applicability 

All developments subject to site design review Chapter 19.420 FMC, including development of 

parking facilities, shall comply with the provisions of this chapter. (Ord. 6-2001 § 1) 

 

19.164.030 standards 

 

A. The minimum number of required off-street vehicle parking spaces (i.e., parking that is 

located in parking lots and garages and not in the street right-of-way) shall be determined 

based on the standards in Table 19.164.030.A. 

 

 (Table 19.164.030.A) 

General Office:  3.4 spaces per 1,000 sf 

 

Industrial Uses, Except Warehousing:   1.6 spaces per 1,000 square feet of leasable floor area. 

 

Warehousing:   0.3 spaces per 1,000 square feet of gross floor area. Parking ratios apply to 

warehouses 150,000 gross square feet or greater. 

 

 Office  Warehouse  

(under 150,000 sf) 

Maintenance 

Parking Ratio 3.4 per 1,000 sf 1.6 per 1,000 gsf 0.3 per 1,000 gsf 

Total SF 2,940 sf 8,668 sf 392 f 

Parking Required 9.9 spaces 13.9 spaces 0.1 spaces 

Total Parking Req’d 23.9 stalls (24 spaces)   

Total Parking Provided 22 standard spaces 2 accessible spaces  

 
*Light Industrial use has no maximum parking space restrictions. 
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B.     Credit for On-Street Parking. 

 

Not Applicable. The proposed project does not include On-Street Parking. 

 

C.     Parking Location and Shared Parking. 

 

C.1    Location:   Vehicle parking is allowed only on approved parking shoulders (streets), 

within garages, carports and other structures, or on driveways or parking lots that have been 

developed in conformance with this code. Specific locations for parking are indicated in Article 

II of this title for some land uses (e.g., the requirement that parking be located to side or rear of 

buildings, with access from alleys, for some uses). (See also Chapter 19.162 FMC, Access and 

Circulation.) 

 

The proposed project includes specific locations for parking. See provided 

drawings for additional information. 

 

C.2    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 

walking distance of the use it serves. The distance from the parking area to the use shall be 

measured from the nearest parking space to a building entrance, following a sidewalk or other 

pedestrian route. The right to use the off-site parking must be evidenced by a recorded deed, 

lease, easement, or similar written instrument. 

 

 Not Applicable. The proposed project does not include off-site parking. 

 

C.3    Mixed Uses If more than one type of land use occupies a single structure or parcel of 

land, the total requirements for off-street vehicle parking shall be the sum of the requirements 

for all uses, unless it can be shown that the peak parking demands are actually less (i.e., the 

uses operate on different days or at different times of the day). In that case, the total 

requirements shall be reduced accordingly. 

 

 Not Applicable. The proposed project does not include mixed land-uses. 

 

C.4    Shared Parking: Required parking facilities for two or more uses, structures, or parcels of 

land may be satisfied by the same parking facilities used jointly, to the extent that the owners 

or operators show that the need for parking facilities does not materially overlap (e.g., uses 

primarily of a daytime versus nighttime nature), and provided that the right of joint use is 

evidenced by a recorded deed, lease, contract, or similar written instrument establishing the 

joint use. 

 

 Not Applicable. The proposed project does not require shared parking. 

 

C.5    Availability of Facilities:    Owners of off-street parking facilities may post a sign 

indicating that all parking on the site is available only for residents, customers and/or 

employees, as applicable. Signs shall conform to the standards of Chapter 19.170 FMC, Sign 

Regulations. 

 

Understood. 

 

D.    Maximum Number of Parking Spaces:   The number of parking spaces provided shall not 

exceed the standards in the following table:  

 

No maximum parking limitations for Light Industrial use. 
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E.     Parking Management:   The planning director may require a parking management plan for 

development of any use that requires more than 10 parking spaces based on the minimum 

parking spaces provided in Table 19.164.030.A. The parking management plan shall be 

prepared by a qualified parking or traffic consultant or certified engineer and should include the 

following: 

 

Not applicable. The minimum required parking is under 10 parking spaces. 

 

F.    Parking Stall Standard Dimensions and Compact Parking Spaces:   All off-street parking 

stalls shall be improved to conform to city standards for surfacing, stormwater management 

and striping, and provide dimensions in accordance with the following table. Disabled person 

parking shall conform to the standards and dimensions of this chapter. The number of compact 

parking spaces shall not exceed 40 percent of all parking spaces provided on site. 

 

The proposed project meets the required standards indicated, including 

stormwater management, striping, and accessible parking. The typical parking 

space dimension is 9’-0” x 19’-0”. See provided drawings for additional 

information. 

 

G.    Variances:   Developments may request exceptions to the parking standards; see FMC 

19.520.030(A)(4). 

 

The proposed project is not requesting any parking variances. 

 

H.     Disabled Person Parking Spaces:   The following parking shall be provided for disabled 

persons, in conformance with the Americans with Disabilities Act (Figure 19.164.030.H): 

  

The proposed project includes two accessible parking stalls that conform to this 

requirement. 

 

 

 

19.164.040 bicycle parking standards 

All uses which are subject to site design review shall provide bicycle parking, in conformance 

with the following standards, which are evaluated during site design review: 

 

A.     Number of Bicycle Parking Spaces:   A minimum of two bicycle parking spaces per use is 

required for all uses with greater than 10 vehicle parking spaces. The following additional 

standards apply to specific types of development: 

 

This section applies to the proposed project as more than 10 vehicle parking 

stalls are provided. 

 

1.    Multifamily Residences:   Every residential use of four or more dwelling units shall provide 

bicycle parking spaces according to the following standards: 

 

Not applicable. The proposed project does not include Multifamily residences. 

 

2.    Commercial Retail, Office, and Institutional Developments:   Commercial retail, office, and 

institutional developments shall provide bicycle parking spaces according to the following 

standards: 

Not applicable.  

3.    Schools.  
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Not applicable. 

4.    Colleges and Trade Schools.  

Not applicable. 

5.    Town Center Commercial District.  

Not applicable. 

6.    Multiple Uses:   For buildings with multiple uses (such as a commercial or mixed use 

center), bicycle parking standards shall be calculated by using the total number of motor 

vehicle parking spaces required for the entire development. A minimum of one bicycle parking 

space for every 10 motor vehicle parking spaces is required. 

 

The proposed project includes 24 vehicle parking spaces. 24/10= 2.4 (3) short-

term bicycle spaces are required for this project. 

 

C.     Location and Design:   Bicycle parking shall be conveniently located with respect to both 

the street right-of-way and at least one building entrance (e.g., no farther away than the closest 

parking space). It should be incorporated whenever possible into building design and 

coordinated with the design of street furniture when it is provided. Street furniture includes 

benches, streetlights, planters and other pedestrian amenities. 

 

The proposed project meets this requirement. See provided drawings for 

additional information. 

 

D.     Visibility and Security:   Bicycle parking should be visible to cyclists from street sidewalks 

or building entrances, so that it provides sufficient security from theft and damage. 

 

The proposed project meets this requirement. See provided drawings for 

additional information. 

 

E.    Options for Storage:   Bicycle parking requirements for long-term and employee parking 

can be met by providing a bicycle storage room, bicycle lockers, racks, or other secure storage 

space inside or outside of the building. 

 

The proposed project meets this requirement by providing bike racks to lock to. 

See provided drawings for additional information. 

 

F.    Lighting:   Bicycle parking shall be at least as well lit as vehicle parking for security. 

 

The proposed bicycle parking location is adjacent to vehicle parking and will 

meet the required criteria. 

 

G.    Reserved Areas:   Areas set aside for bicycle parking shall be clearly marked and 

reserved for bicycle parking only. 

 

The proposed project meets this requirement. See provided drawings for 

additional information. 

 

H.    Hazards:   Bicycle parking shall not impede or create a hazard to pedestrians. Parking 

areas shall be located so as to not conflict with vision clearance standards (Chapter 19.162 

FMC, Access and Circulation). (Ord. 2-2017 § 1 (Exh. A); Ord. 6-2001 § 1) 

 

The proposed project meets this requirement. See provided drawings for 

additional information. 
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6443 SW Beaverton-Hillsdale Hwy, suite 210 ● Portland, OR 97221 ● ph: 503.203.8111 ● fx: 503.203.8122 ● www.wdyi.com 

 

Structural ● Civil Engineers  

 
City of Fairview        August 6, 2018 
1300 NE Village St 
Fairview, OR 97204 
 
Attn:  Sarah Selden 
 Eric Rutledge 

Allan Berry 
 
RE: LU # 2018-14-DR  DESIGN EXCEPTION REQUEST  PER FMC 19.106 

“Proposed Strom Facility Development in Natural Resources Buffer”  
 

Dear Mr. Eric Rutledge and Ms. Sarah Selden, 
 
The purpose of this narrative is to request a Design Exception Process under the Fairview 
Municipal Code (FMC) 19.106 for temporary and permanent disturbances within the “Fairview 
Creek” Resource Protection Area (RPA). The proposed disturbances will include installing a 
storm water quality and detention basin system that will manage both public and private storm 
water runoff from current and future public and private developments. This narrative will 
describe the proposed development’s encroachment on the Fairview Creek 55’ RPA buffer and 
how the project proposes to meet the requirements for disturbance mitigation in accordance 
with the City of Fairview’s FMC section 19.106 “Natural Resource Regulations”.  
 
Existing Site Description & Limitations: 
The existing site is a 4.21-acre lot located at 22820 NE Sandy Blvd in Fairview, Oregon. The 
current site consists of existing unkept pavement area’s and concrete building pads in the 
central portion of the site that will be removed and demolished for the new development. The 
site has generally remained clear and mowed in the past, however, it has become overgrown in 
the past year. The site is bounded on the east by “No Name Creek” and on the west by a fence 
that follows the west property line. The west property line follows a City maintenance access 
way that follows “Fairview Creek” and is between the creek and project property fence. Fairview 
Creek is approximately 30 to 50 feet west of the west property line and flows through City 
owned property along this stretch of the creek. The Sandy Boulevard right-of-way bounds the 
north property line and slopes moderately to the west to a low point where Fairview Creek 
crosses under the right-of-way. The site’s south boundary follows the I-84 right of way. The site 
generally slopes from the south to the north and northwest toward Fairview Creek. The southern 
portion of the site slopes steeply to the south along the I-84 freeway embankment. Many of the 
slopes in this embankment area are in the range of 33% (3H:1V) with some locations as steep 
as 45% (1H:1V) in grade. No significant trees over 6-inch diameter appear exist onsite within 
the areas proposed for development and the onsite plants are generally thick grasses, 
blackberry’s and other invasive and nuisance species of plants. There is currently no existing 
developed storm drainage system onsite or in the public right-of-way and the storm runoff flows 
into the NE Sandy Blvd roadside ditches which currently generally flow into “Fairview Creek” in 
this area. The eastern 60 feet to 80 feet of the site along the eastern property line gently slopes 
toward “No Name Creek”. There is an existing billboard in the southeastern corner of the site 
that is to remain that has an easement for power that runs north through the site.  
 
Proposed Development: 
The proposed development is for a small privately-owned business owner that operates an 
environmental cleanup specialty construction company. The project is proposing to install a 
premanufactured metal building that will be used for fleet vehicle maintenance, work material 
and equipment storage and includes office space at one end of the building for business 
administrations, management and project employee dispatching. The site will have a paved 
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parking lot, landscaping and walkways on the north side of the building and gravel fleet vehicle 
parking on the south side of the building. The site will be accessed with an enter only driveway 
on the west and exit only driveway on the east. A short 2.5 foot tall to 7.5 foot tall retaining wall 
will be required along the west entrance access drive off the southwest corner of the building to 
manage grading. A water quality and detention basin that will serve both public and private 
stormwater will be installed in the northwest corner of the site and will discharge runoff into 
Fairview Creek.  
 
Multnomah County is requiring a 20 ft dedication along the south side of the Sandy Blvd Right of 
Way, which is also the north subject property line, for future public street improvements along 
Sandy Blvd. The steep slopes from the I-84 embankment, the 20 ft dedication and the two 
creeks with their respective RPA buffer requirements significantly limit the developable area of 
the site and greatly reduce the allotted areas for locating storm water mitigation structures. The 
shape of the lot and the current and proposed grading generally show that runoff flows toward 
the northwest corner of the property where the site plan currently shows the proposed surface 
storm water management facility. Due to high ground water and low permeability rates, 
infiltration is not feasible, however, onsite water quality and detention will be provided with a 
vegetative surface storm water quality and detention basin in conjunction with detention pipe. 
The site plan has been through multiple revisions during preliminary phases to develop the most 
functional use of the site for the purposes of the business while maintaining the least impact to 
Creek RPA’s. The site has been granted a variance for allowing the enter only and exit only 
driveways as there was not enough room onsite to allow parking and truck turnaround areas in 
the gravel fleet parking area. The discovery of the large 20 foot dedication requirement during 
the preliminary phases and correctly mapping of the RPA buffers have significantly constrained 
the area on this site available for development.  
 
The RPA requires a 40 ft environmental setback from the centerline of “No Name Creek” that 
will be met with the proposed development as shown on the included site plan. No disturbances 
are proposed for the “No Name Creek” RPA buffer and therefor no Exception Process or Type 
III approvals are required for the work along this buffer. A Type I boundary verification has been 
completed and provided to the City for review and grading will be performed within 15 feet of the 
buffer area.  
 
“Fairview Creek” is to the west of the west property line and flows northwest through City owned 
property towards “Fairview Lake” and this RPA requires a 55 foot environmental set back. The 
RPA mapping additionally shows Upland Habitat on the City owned property along the project 
property’s west property line and follows the south line of the City owned property. It was 
originally understood that this section of Fairview Creek did not have additional RPA 
requirements since due to it’s locations, however, the project team was recently made aware 
that the site is within the natural resource area of “Fairview Creek” meaning the City’s RPA 
requirements apply to the development encroachments along the west property line. The City of 
Fairview also provided a natural resource area map showing the approximate centerline of the 
creek and the Upland Habitat area along the property between the creek and the property line. 
The City requirements call for a 55 foot RPA setback from the centerline of “Fairview Creek”. 
The Ordinary High Water Line has been surveyed and the 55 foot buffer setback from the center 
line of the Creek was found to cross the west property line within the area of the proposed storm 
facility and also includes much of the proposed block retaining wall and access drive and a 
portion of the south gravel parking area. Due to the constraints of the site, it is not feasible to 
move the proposed storm basin and other proposed developments. The dedication on the north 
side of the site also limits the storm facility and development from being expanded north out of 
the buffer area. The location of the proposed storm facility is at existing the low point of the site 
and otherwise cannot be moved. An existing easement for the existing billboard prevents the 
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development from being shifted further east. The steep I-84 embankment will be cut back where 
possible to the south but otherwise leaves a large undevelopable area and therefore the site 
plan cannot be shifted south to accommodate detention along the north side of the parking lot. 
“No Name Creek” to the east would present the same setback encroachment issues and 
grading issues if the detention basin were to be moved east. The proposed development will not 
encroach the upland habitat, but will both permanently and temporarily encroach the 55 foot 
RPA buffer. The zoning and use of the site and proposed location of the storm facility and block 
retaining wall and the vegetative set back between the west access drive and property were 
found to have the least impacts on the environmental sensitive areas in addition to providing a 
permanent additional buffer that will be enhanced with native plant species to keep the 
development activities separate from the environmentally protected areas. 
 
The storm water mitigation plan will collect the southern half of the Sandy Blvd right of way 
along the property frontage and all onsite storm water runoff and route it into a surface 
vegetative storm water quality and detention basin. The basin will be in the northwest corner of 
the property due to the developable area of the site being limited to the above-mentioned 
boundary constraints and the natural topography directing storm water to this area. The storm 
runoff will be discharged into “Fairview Creek” via a detention control manhole and a rip-rap 
protected outfall mitigating runoff impacts to the creek from the development. The storm facility 
will also provide water quality to a substantial area of public roadway that is currently not 
discharging to a water quality facility. All temporary disturbances to install the outfall will be 
mitigated. The outfall location will be field located so not to disturb or remove any native trees. 
Overall the proposed site plan and development will enhance the storm runoff discharges by 
providing water quality for existing impervious surfaces and impervious surfaces of the 
proposed and future developments along this property frontage.   
 
 
Mitigation & Meeting the Resource Protection Area Requirements: 
Since it is not feasible to change the proposed site plan and permanent encroachments will 
impact the 55 foot “Fairview Creek” buffer, a Type III Encroachment Exception Process is 
required and requested for the development of the storm facility, block retaining wall, access 
driveway and gravel parking encroachments into the 55’ RPA buffer setback from “Fairview 
Creek”. This exception process is requested to allow reasonable and legal development of the 
property while providing mitigation and protection for water and wildlife resources. As previously 
stated the centerline of the creek, its setback and the upland habitat area adjacent to the 
property were determined from a City provided maps and reasonably verified through field 
surveys by a licensed surveyor registered in the State of Oregon and site visits by a Oregon 
licensed professional engineer. In addition to the creek setback, the development is within 15 
feet of mapped Upland Habitat, however, the Upland Habitat follows the property line and is not 
proposed to be disturbed. Therefore, the city requires a Type I staff review boundary verification 
process for the development along the RPA’s and Upland Habitat. This boundary verification 
has been performed, as mentioned via a licensed surveyor and field confirmations have been 
conducted by a licensed professional engineer and it is understood that the upland habitat 
boundary follows the west property boundary line. The boundary verification provides 
reasonable certainty that the standards of FMC code are met and will be properly implemented 
to allow the proposed development and ensure that mitigation for the temporary and permanent 
encroachments are planned, reviewed and executed under the develop permit. The proposed 
mitigation development permanent disturbances are discussed below and will be fully evaluated 
by competent City staff during the permitting and site development review phase. 
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General 
The placement of the basin and discharging the stormwater runoff into “Fairview Creek” will not 
negatively impact the function or flow of the creek or its water quality. The storm facility for this 
development and the southern half of the public right of way will enhance the creek drainage. 
The facility will provide water quality and detention for the existing untreated impervious areas of 
the roadway and will include capacity for the future Sandy Blvd build out and all onsite 
development. The stormwater detention and water quality facility is designed with best 
management practices per the City of Fairview’s Stormwater Management Plan which meet the 
requirements of allowed disturbances in RPA buffer area’s. The City of Fairview follows City of 
Portland storm drainage facility design standards which are proven practices for mitigating 
storm runoff. The storm facility will help to minimize potential storm water flooding and erosion 
impacts downstream by implementing onsite detention. The existing roads and impervious 
surfaces and all future development associated with this property will be treated and detained 
onsite with a controlled discharge to the creek and the function of the facility will not harm the 
Creek habitat. The temporary disturbance area will not exceed more than 25 percent of the area 
of the applicable RPA. The permanent disturbances will provide for buffer averaging which will 
provide replacement buffer area onsite meeting the FMC 19.106 requirements. No permanent 
disturbance of the upland habitat area is proposed. It is understood that this development does 
not require coordination with other regulations including the Oregon Departments of State 
Lands, the U.S. Army Corps of Engineers and the Oregon Department of Environmental Quality 
as it pertains to “Fairview Creek” the RPA and Upland Habitat. It is understood that the City of 
Fairview has jurisdiction over this portion of Fairview Creek.  
 
Erosion & Sediment Control 
An Erosion and Sediment Control Plan in compliance with the city and state DEQ requirements 
is required and will be implemented. Erosion and sediment control devices and best 
management practices will be installed between the development area and the Creek along the 
property lines and around any temporary disturbance area’s to protect the Creek during 
construction. Work areas will be clearly marked and area’s of disturbed native soils will be 
minimized.  
 
Vegetation Mitigation 
There will be a re-vegetation mitigation plan to compensate for the permanent disturbances that 
occur to the RPA area as a result of the development activity. The areas disturbed for grading 
and the permanent disturbance replacement areas will be planted per the FMC with one tree 
and 5 shrubs for every 100 square feet of disturbances. Additionally, all nuisance and invasive 
species within the disturbance and buffer replacement areas will be removed per the FMC 
requirements.  
 
The proposed development does not anticipate the removal of trees or major pruning. 
Therefore, the mitigation will likely comply with “Option 2 of the Section E of the City of 
Fairview’s Municipal Code Chapter 19.106 – Natural Resource Regulations”. This means the 
mitigation is based on the size of the disturbance area within the mapped protection area. The 
total buffer area on the east side of Fairview Creek, along the project property line is 17,246 
square feet. The estimated total temporary disturbance is 678 square feet for installing the 
storm facility discharge outfall and rip-rap. The proposed permanent disturbance is 1,819 
square feet for the retaining wall, access drive and gravel parking. The permanent disturbance 
will be mitigated by providing replacement buffer area on the southwestern hillside. The storm 
facility is an allowed installation and permanent disturbance that will offer native species 
vegetation and enhancement to the buffer but is considered a permanent disturbance and 
disturbs 2,127 square feet of PRA area. Mitigation plantings with native trees and shrubs will be 
planted at a rate of one tree and five shrubs for every 100 square feet of disturbed area. Any 
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remaining bare ground will be planted or seeded with native grasses or herbs as approved by 
the City.  
 
Per these requirements, a vegetation management and maintenance plan will be provided by 
the owner to the City for review and approval for maintaining the vegetation for a minimum of 5 
years. A property deed restriction for onsite new and existing to remain RPA buffers will also be 
required that will require the onsite RPA areas to be maintained as RPA areas. The final 
development mitigation planting plans will show in detail how the plantings meet the FMC for 
plantings in the RPA. Any invasive species will be removed prior to plantings. The maintenance 
plan will include monitoring and reporting the vegetation status on an annual basis for five years 
as required. This information will be provided to the City of Fairview Public Works director by the 
owner documenting the survival of the trees and shrubs. Any plants that die will be required to 
be replaced. The vegetation survival enhancement practices including mulching, irrigation, and 
weed control will be implemented where deemed applicable or necessary by the owner and City 
of Fairview.  
 
Future Development 
There are no other structures within the Fairview Creek RPA along this property. Any future 
proposed site changes that could result in the increase of direct stormwater discharge to the 
natural resource area must go through the proper permitting processes to follow the FMC. The 
storm basin and its appurtenances have been designed for the proposed development and will 
be properly maintained. The retaining wall, access drive and fleet parking will create a natural 
buffer between the development site and Upland Habitat and RPA that will keep development 
activates from negatively impacting the RPA’s over the implementation of the project. 
 
The proposed encroachment will allow a small business to bring revenue and commerce to the 
City of Fairview while providing an opportunity for the City gain some significant enhancements 
to this stretch of Fairview Creek that is otherwise ignored, unkept and over grown with nuisance 
and invasive species. The permanent and temporary disturbances of the RPA of “Fairview 
Creek” will be properly designed through the permitting and review process and implemented 
and managed. The project team and ownership feel’s confident that the information verifying the 
centerline of Fairview Creek and the Upland Habitat is adequate and sufficiently meets Type I 
Boundary Verification requirements. The proposed permanent encroachments are allowed 
encroachments through the Type III Design Review Commission review process and require 
only standard mitigation requirements. Please see the attached site plan with the location and 
boundary of the RPA and the city provided natural resource map showing the creek centerline 
and upland habitat area. We sincerely request the DRC to approve the plan as shown with 
conditions that the City staff will review and enforce implementation of the mitigation planting 
and maintenance plans.  
 
 
 
Sincerely, 
 
 
Chris Deslauriers, P.E. 
WDY, Inc. 
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provided in the table on the following page. A detailed trip generation worksheet and associated data from 
the 10th Edition Trip Generation Manual are also provided in the attached technical appendix. 
 

In Out Total In Out Total In Out Total
12,000 sf gross floor area 15 5 20 8 16 24 61 61 122

Morning Peak Hour Evening Peak Hour

Environmental Works - Specialty Trade Contractor

Daily Trips

 
 
The distribution of site trips was determined based on the location of the facility in conjunction with the 
locations of likely project sites and expected employee travel patterns.  
 
Overall, 70 percent of site trips are projected to travel to and from the west on NE Sandy Boulevard. This 
includes 35 percent projected to travel to Fairview Parkway to access Interstate 84, 25 percent projected 
to travel to and from the north on NE 223rd Avenue for access to NE Marine Drive, and 10 percent 
projected to travel to and from the south on NE 223rd Avenue. 
 
The remaining 30 percent of site trips are projected to travel along NE Sandy Boulevard to NE 238th 
Avenue, with 25 percent accessing Interstate 84 and the remaining 5 percent continuing along NE 238th 
Avenue to the south. 
 
Based on the above trip generation and distribution patterns, the following traffic volumes are projected 
for the area street segments: 
 

 NE Fairview Parkway between NE Sandy Boulevard and Interstate 84 = 43 daily trips 

 NE 238th Avenue between NE Sandy Boulevard and Interstate 84 = 37 daily trips 

 NE 223rd Avenue north of NE Sandy Boulevard = 30 daily trips 

 NE 223rd Avenue south of NE Sandy Boulevard = 12 daily trips 
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Trip Generation Calculation Worksheet

Land Use Description: Specialty Trade Contractor
ITE Land Use Code: 180

Independent Variable: Gross Floor Area
Quantity: 12.0 Thousand Square Feet

Summary of ITE Trip Generation Data

AM Peak Hour of Adjacent Street Traffic

Trip Rate: 1.66 trips per ksf

Directional Distribution: 73% Entering 27% Exiting

PM Peak Hour of Adjacent Street Traffic

Trip Rate: 1.97 trips per ksf

Directional Distribution: 32% Entering 68% Exiting

Total Weekday Traffic

Trip Rate: 10.22 trips per ksf

Directional Distribution: 50% Entering 50% Exiting

Site Trip Generation Calculations

12.0 ksf Specialty Trade Contractor
Entering Exiting Total

15 5 20
8 16 24

61 61 122

        Data Source: Trip Generation Manual, 10th Edition , Institute of Transportation Engineers, 2017

AM Peak Hour
PM Peak Hour
Weekday
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This report is for the exclusive use of the parties herein shown and is preliminary to the issuance of a 
title insurance policy and shall become void unless a policy is issued, and the full premium paid. 

 

  
First American Title Company of Oregon  

National Commercial Services  
200 SW Market Street, Suite 250  

Portland, Oregon 97201 
  
Escrow Officer:  Connie Haan    
Phone:  (503)790-7852   
Fax:  (866)678-0591   
E-mail  chaan@firstam.com  File No:  NCS-882674-OR1
  

  
Title Officer:  Connie Haan    
Phone:  (503)790-7852    
Fax:  (866)678-0591  
E-mail  chaan@firstam.com  File No:  NCS-882674-OR1
  

PRELIMINARY TITLE REPORT-SUPPLEMENTAL 

  
ALTA Owners Standard Coverage   Liability $ 1,060,000.00 Premium $ TBD
ALTA Owners Extended Coverage   Liability $  Premium $  
ALTA Lenders Standard Coverage   Liability $  Premium $  
ALTA Lenders Extended Coverage  Liability $ TBD Premium $ TBD
ALTA Leasehold Standard Coverage Liability $  Premium $  
ALTA Leasehold Extended Coverage Liability $  Premium $  
Endorsements  Liability $  Premium $  
Govt Service Charge     Cost $  
Other      $  
  

We are prepared to issue Title Insurance Policy or Policies in the form and amount shown above, insuring 
title to the following described land: 

The land referred to in this report is described in Exhibit "A" attached hereto. 

and as of 12/07/2017 at 8:00 a.m., title to the fee simple estate is vested in: 
  

 Townsend Farms, Inc., an Oregon corporation 
  

Subject to the exceptions, exclusions, and stipulations which are ordinarily part of such Policy form and 
the following: 
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First American Title 
 

 

1. Taxes or assessments which are not shown as existing liens by the records of any taxing 
authority that levies taxes or assessments on real property or by the public records; proceedings 
by  a  public  agency  which may  result  in  taxes  or assessments, or notices of such 
proceedings, whether or not shown by the records of such agency or by the public records. 

2. Facts, rights, interests or claims which are not shown by the public records but which could be 
ascertained by an inspection of the land or by making inquiry of persons in possession thereof. 

3. Easements, or claims of easement, not shown by the public records; reservations or exceptions in 
patents or in Acts authorizing the issuance thereof; water rights, claims or title to water. 

4. Any encroachment (of existing improvements located on the subject land onto adjoining land or 
of existing improvements located on adjoining land onto the subject land), encumbrance, 
violation, variation, or adverse circumstance affecting the title that would be disclosed by an 
accurate and complete land survey of the subject land. 

5. Any lien, or right to a lien, for services, labor, material, equipment rental or workers 
compensation heretofore or hereafter furnished, imposed by law and not shown by the public 
records. 

  

6. City liens, if any, for the city of Fairview. 
 
 Note: An inquiry has NOT been made concerning the actual status of such liens. A fee of $25.00 
 will be charged per tax account each time an inquiry request is made. 

7. Rights of the public and of governmental bodies in and to that portion of the premises herein 
described lying below the high water mark of Fairview Creek. 

8. Any adverse claim based upon the assertion that some portion of said land has been removed 
from or brought within the boundaries thereof by an avulsive movement of the Fairview Creek or 
has been formed by the process of accretion or reliction or has been created by artificial means 
or has accreted to such portion so created. 

9. Abutter's rights of ingress and egress to or from State Highway Commission have been 
relinquished in the document Stipulated Final Judgement, Multnomah County Circuit Court Case 
No. 9401-00381 recorded March 23, 1995 as Fee No. 95033862 of Official Records. 

10. This item has been intentionally deleted. 

11. Easement, including terms and provisions contained therein: 
  
  Recording Information: August 12, 1996 as Fee No. 96121532  
  In Favor of: Portland General Electric Company, an Oregon corporation  
  For: Electric power line and appurtenant signal or communication 

lines  
  

12. A lease dated November 28, 1995, executed by N. W. Pettijohn as lessor and National Advertising 
Company, a Delaware corporation doing business as 3M Media as lessee, recorded February 18, 
1997 as Fee No. 97023708 of Official Records. 
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First American Title 
 

Defects, liens, encumbrances or other matters affecting the leasehold estate, whether or not 
shown by the public records.  

  
  Affects: The land and other property.  
  

13. A Deed of Trust to secure an original indebtedness of $11,640,000.00 recorded January 21, 
2010 as Fee No. 2010 011087 of Official Records. 

  
   Dated: December 18, 2009 
  Trustor: Townsend Farms, Inc., an Oregon corporation 
  Trustee: Ticor Title Insurance Company 
  Beneficiary: Jeffrey T. Townsend, Joyce Townsend, Jeffrey T. Townsend as 

Trustee of the Robin J. Townsend Irrevocable Stock Trust, 
Jeffrey T. Townsend as Trustee of the Ryan D. Townsend 
Irrevocable Stock Trust, Robin J. Townsend and Ryan D. 
Townsend c/o Jeffrey Townsend 

  

Document re-recorded April 08, 2010 as Fee No. 2010 044967 of Official Records.  
  
  Affects: The land and other property.  
  

14. Any claim that the Title is subject to a trust or lien created under The Perishable Agricultural 
Commodities Act, 1930 (7 U.S.C. §§499a, et seq.) or the Packers and Stockyards Act (7 U.S.C. 
§§181 et seq.) or under similar state laws. 

15. Unrecorded leases or periodic tenancies, if any. 

-END OF EXCEPTIONS- 

=
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=  
  

INFORMATIONAL NOTES 
  
  

NOTE:  Should title be acquired by Matthew Lowrance, the following matters will be shown as exceptions 
in the policy to be issued, unless they are taken care of to our satisfaction:   

NOTE:  Any defects, liens, encumbrances or other matters which name parties with the same or similar 
names as Matthew Lowrance.  The name search necessary to ascertain the existence of such matters has 
not been completed.  In order to complete this preliminary report or commitment, we will require a 
statement of information. 

NOTE:  This report does not include a search for Financing Statements filed in the office of the Secretary 
of State, or in a county other than the county wherein the premises are situated, and no liability is 
assumed if a Financing Statement is filed in the office of the County Clerk (Recorder) covering fixtures on 
the premises wherein the lands are described other than by metes and bounds or under the rectangular 
survey system or by recorded lot and book. 

NOTE:  Taxes for the year 2017-2018, paid in full. 
  
  Tax Amount:   $8,387.14 
  Code No.:   240 
  Map & Tax Lot No.   1N3E27B -01004 
  Property ID/Key No.   R510302 
  

(Affects Land and Improvements) 

NOTE:  Taxes for the year 2017-2018, paid in full. 
  
  Tax Amount:   $1,083.07 
  Code No.:   240 
  Map & Tax Lot No.   1N3E27B -01004-A1 
  Property ID/Key No.   R510310 
  

(Affects Billboard) 

The exceptions to coverage 1-5 inclusive as set forth above will remain on any subsequently 
issued Standard Coverage Title Insurance Policy. 
  
In order to remove these exceptions to coverage in the issuance of an Extended Coverage 
Policy the following items are required to be furnished to the Company; additional 
exceptions to coverage may be added upon review of such information: 
  

A. Survey or alternative acceptable to the company 
B. Affidavit regarding possession 
C. Proof that there is no new construction or remodeling of any improvement located on the 

premises. In the event of new construction or remodeling the following is required: 
i. Satisfactory evidence that no construction liens will be filed; or 
ii. Adequate security to protect against actual or potential construction liens; 
iii. Payment of additional premiums as required by the Industry Rate Filing approved 

by the Insurance Division of the State of Oregon 

THANK YOU FOR CHOOSING FIRST AMERICAN TITLE 
WE KNOW YOU HAVE A CHOICE! 
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First American Title Insurance Company of Oregon 

 SCHEDULE OF EXCLUSIONS FROM COVERAGE 
1. AMERICAN LAND TITLE ASSOCIATION LOAN POLICY - 2006 

EXCLUSIONS FROM COVERAGE 
 
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses 
that arise by reason of: 
 
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or relating to 
 (i) the occupancy, use, or enjoyment of the Land;  
 (ii) the character, dimensions, or location of any improvement erected on the Land;   
 (iii) the subdivision of land; or 
 (iv) environmental protection; 
 or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the coverage provided 
under Covered Risk 5. 
 (b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.   
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.   
3. Defects, liens, encumbrances, adverse claims, or other matters   
 (a) created, suffered, assumed, or agreed to by the Insured Claimant;   
 (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to the 
Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;   
 (c) resulting in no loss or damage to the Insured Claimant;   
 (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13, or 14); or   
 (e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.   
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business laws of the state 
where the Land is situated. 
5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured Mortgage and is 
based upon usury or any consumer credit protection or truth-in-lending law.   
6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors? rights laws, that the transaction  
creating the lien of the Insured Mortgage, is 
 (a) a fraudulent conveyance or fraudulent transfer, or   
 (b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.   
7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the date of 
recording of the Insured Mortgage in the Public Records. This Exclusion does not modify or limit the coverage provided  under Covered Risk 11(b). 
 

2. American Land Title Association OWNER POLICY - 2006 
EXCLUSIONS FROM COVERAGE 

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys’ fees, or  
expenses that arise by reason of: 
 
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or 
relating to 
 (i) the occupancy, use, or enjoyment of the Land; 
 (ii) the character, dimensions, or location of any improvement erected on the Land; 
 (iii) the subdivision of land; or 
 (iv) environmental protection; 
 or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the coverage provided 
under Covered Risk 5. 
 (b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6. 
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8. 
3. Defects, liens, encumbrances, adverse claims, or other matters 
 (a) created, suffered, assumed, or agreed to by the Insured Claimant; 
 (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to the 
Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; 
 (c) resulting in no loss or damage to the Insured Claimant; 
 (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risks 9 and 10); or 
 (e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title. 
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors. rights laws, that the transaction vesting the Title as shown 
in Schedule A, is 
 (a) a fraudulent conveyance or fraudulent transfer; or 
 (b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy. 
5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and 
the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A. 
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Exhibit "A" 

  
Real property in the County of Multnomah , State of Oregon, described as follows:  

  
PARCEL 2, PARTITION PLAT NO. 2001-80, IN THE CITY OF FAIRVIEW, COUNTY OF MULTNOMAH AND 
STATE OF OREGON.  
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Fairview File #: 2018-14 
Environmental Works Industrial Building /22820 NE Sandy Blvd. 
FROM: Kyle Stuart, Gresham Fire (kyle.stuart@GreshamOregon.gov) 
DATE: 03/09/2018 
FIRE COMMENTS: 

 
NOTE: Limited information at this time.  All of the following will need to be provided 
on a separate FIRE ACCESS and WATER SUPPLY page with the building permit plans.  

 
1. Provide fire flow per Oregon Fire Code Appendix B.  Fire flow for buildings varies based 

on construction and square footage. Square footage must include all attached 
overhangs.  OFC App B Table B105.1 

 
2. A temporary address of 6” shall be provided at each construction entrance prior to the 

arrival of materials or workers.  OFC 505 & 3301 
 

3. The site addressing shall meet the Gresham Fire Addressing Policy.  The building shall 
have address signage with a minimum 10” address numbers.  Numbers must be visible 
from both directions, must face the street the building is addressed off of, and must be 
of a contrasting color to their background.  OFC 505.1 

 
4. Without knowing the building construction type, a PUBLIC or PRIVATE fire hydrant is 

required to be within 225 feet of the main entrance driveway.  The furthest point on 
each building shall be no more than 400 feet from a hydrant.  Private fire hydrants shall 
be installed along the entire length of the fire access road with spacing no more than 
450 feet apart.  Show on the building plans where the nearest existing and new hydrants 
are located.  OFC Appendix C and 507 
 

5. Each public or private fire hydrant used for fire flow for this property shall have a 5-inch 
Storz adapter with National Standard Threads installed on the 4 ½ -inch fire hydrant 
outlet.  The adapter shall be constructed of high-strength aluminum alloy, have a Teflon 
coating on the seat and threads, and use a rubber gasket and two (2) set screws to 
secure it in place.  The adapter shall be provided with an aluminum alloy pressure cap.  
The cap shall be attached to the hydrant barrel or Storz adapter with a cable to prevent 
theft of the cap.  Adapter shall be Harrington HPHA50-45NHWCAP or equal approved by 
Gresham Fire.  

 
6. Fire hydrant locations shall be identified by the installation of reflective markers. The 

markers shall be BLUE. They shall be located adjacent and to the side of the centerline 
of the access road way that the fire hydrant is located on. In case that there is no center 
line, then assume a centerline, and place the marker accordingly.  OFC 508.5.4 

 
7. Prior to applying for a building permit provide a fire flow test and report.  The fire flow 

report will verify that the correct fire flow is available and will be required to have been 
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conducted within the last 12 months. Note: if building fire flow is not met sprinklers may 
be required. OFC 507.3 & B-101.1 
 

 
8. Required Fire Dept. Access Roads on site shall be designed to support an apparatus 

weighing 75,000 lb. gross vehicle weight.  Provide an engineer’s letter stating the access 
road meets those requirements at time of building permit submittal.  OFC, Appendix D, 
Section D102.1 

 
9. No Parking Fire Lane signage or curb marking will be required.  Fire access roads 20’ – 

26’ wide need to be marked on both sides. Fire access over 26ft to 32ft require signage 
on one side and access roads over 32 ft do not require signage.   Indicate signage or curb 
marking on the building permit plans.  I can email you our policy.  OFC D 103.6 

 
10. Very limited information at tis time. Sprinklers and alarm may be required.  

 
11. IF a gate is installed on a fire access road, it must meet the requirements of the 

Gresham Fire Gate Policy.  This policy can be faxed to you if requested.  OFC 506.1 
 

 
 
Note: Limited Information at this time more specific comments will be provided when building 

and site plan are submitted. 
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Amanda Gresen

From: Chet HAGEN <chet.hagen@multco.us>

Sent: Monday, April 30, 2018 4:30 PM

To: Chris Deslauriers

Cc: Terry Amundson; Amanda Gresen; Joanna VALENCIA

Subject: Re: FW: EP-2018-9863

Hi Chris, 

 

I spoke with our transportation planning group and there is no mention of in lieu payments for public improvements 

adjacent to this property.  When the street lighting plan is developed for this property, I can work with whomever the 

designer is to meet Mid County Lighting District standards.  If you have any questions right now about our standards I'm 

happy to speak with you. 

 

Thanks, 

 

Chet 

 

On Mon, Apr 30, 2018 at 2:38 PM, Chris Deslauriers <chris@wdyi.com> wrote: 
Right-click or 
tap and hold 
here to  
download 
pictures. To  
help protect 
your privacy, 
Outlo ok 

prevented 
auto matic  
download of 
this pictu re  
from the   

Hi Chet, 

I’m attaching a site plan. I hope this reaches you I may have input your email address incorrectly the first time.  

  

Thank You, 

  

Chris Deslauriers, P.E.  | Associate, Project Manager  |  W D Y  Structural • Civil Engineers 

503.203.8111 EXT 40 • 6443 SW Beaverton-Hillsdale Hwy. • Suite 210 • Portland, OR 97221 •  www.wdyi.com 

Celebrating 30 years of Engineering expertise; building the future and restoring the past. 

  

The information contained in this e-mail message, including any attachments, is for the sole use of the intended recipient(s) and may contain confidential and 

privileged information.  Any unauthorized review, use, disclosure or distribution is prohibited.  If you are not the intended recipient and have received this 

communication in error, please contact the sender by reply e-mail and destroy all copies of the original message.  Thank you. 

  

Please consider the environment before printing this email. 
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From: Chris Deslauriers  

Sent: Monday, April 30, 2018 2:38 PM 

To: chet.hagen@multco.us 

Cc: Terry Amundson <terry@koblecreative.com>; Amanda Gresen <amandag@koblecreative.com> 

Subject: FW: EP-2018-9863 

  

Hi Chet, 

We’re working on a landuse submittal for a project at 22820 NE Sandy Blvd. We have a comment to address street 

lighting. We may be able to get into this in more detail at permit level but we were asked to make contact with you and 

get your comments. Can you please let us know your thoughts? We are not building public improvements. A fee in lieu 

is being developed between the owner and county. Please let me know if you have any questions. We’re hoping to 

submit our completeness review in the next couple days. I tried sending you a site plan but the server rejected the file. 

There’s one existing light at about the mid point of the site. The next light west is about 400’ away and the next light 

east is about 500’.  

  

  

  

Thank You, 

  

Chris Deslauriers, P.E.  | Associate, Project Manager  |  W D Y  Structural • Civil Engineers 

503.203.8111 EXT 40 • 6443 SW Beaverton-Hillsdale Hwy. • Suite 210 • Portland, OR 97221 •  www.wdyi.com 

Celebrating 30 years of Engineering expertise; building the future and restoring the past. 

  

The information contained in this e-mail message, including any attachments, is for the sole use of the intended recipient(s) and may contain confidential and 

privileged information.  Any unauthorized review, use, disclosure or distribution is prohibited.  If you are not the intended recipient and have received this 

communication in error, please contact the sender by reply e-mail and destroy all copies of the original message.  Thank you. 

  

Please consider the environment before printing this email. 

                 

 

 

 

 

--  

Chet Hagen 

Asset Management Program Manager 

Multnomah County DCS Business Services 
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1620 SE 190th Ave. | Portland, OR 97233 
chet.hagen@multco.us |  

Office: (503) 988-0164 

Cell: (509) 254-3789 

Exhibit D2



Exhibit B1



GI

C-C

SITE - 183,337 SF

PROPOSED BLDG FOOTPRINT

80'-0" X 150'-0" (12,000 SF)

1. OFFICE - 4000 SF + 3400 SF

2. WAREHOUSE - 8000 SF

NE SANDY BLVD

BANFIELD EXPRESSWAY

PROPERTY LINE

N 86°48'15" E  540.65' (S 85°25'27"  W(D1))   (M)&(D2) (540.65' (R3))   (540.65' (R4))

P
R

O
P
E
R

TY
 L

IN
E

N
 1

9
°2

6
'3

8
" 
 E

  
(S

  
1
8
°0

3
'5

0
" 
 W

  
(D

2
))

2
5
2
.4

5
'  

(M
) 

 (
2
5
3
.4

4
'  

(D
2
))

PROPERTY LINE
N  79°26'07" W    190.86'  (193.13'  (D2))

(S  80°52'06"  E  (D2))  

PROPERTY LINE

N 59°41'18"  W
 318.52' (N 61°07'21" W

 (D2)) 

1

4

183,336 SF 
(4.21 ACRES)

10

11
11

P
R

O
P

E
R

TY
 L

IN
E

S
 0

1
°2

0
'1

5
"  

W
 (

S
 0

0
°0

2
' 3

3
" 

 E
( D

1
) )

  
5
0
9
.1

5
'   

(M
)  

( 5
0
9
.1

5
"  

(D
1
))

PROPERTY LINEN 77°42'10" W (N 79°08'11"  W(D1))  137.31'  (135.12' (D1))

12

4

6

5

13

6

14

15

7

8

A
SP

H
A

LT |
 G

R
A

V
E
L

5

5

12

40' - 0"

40' - 0"

FAIRVIEW
 CREEK

N
O

 N
A

M
E

 C
R

E
E

K

A
SP

H
A

LT |
 G

R
A

V
E
L

10

OUTDOOR 
REC AREA

17

2

1
6

16

18

19

1.

3

5
' - 0

"

6
' - 0

"

1
9

' -  0
"

8' - 7"
126' - 0"

5' - 0"27' - 0"
34' - 0"

9

9

4
0

' -  0
"

6
' - 0

"

20

2.

N53° 13'02"W
 225.65'

N
1
9
° 

2
6
'3

8
"E

 4
5
.5

2
'

N
2
2
° 

5
'1

6
"E

 1
2
0
.3

0
'

19' - 0"

2
0

' - 0
"

B
U

F
F

E
R

5
' - 0

"

REQUIRED 20' 

SITE DEDICATION

FH

20

21

21

21

MH

20" 24"

10"

12"

12"

24"

16"

24"

DEAD
24"

16"

28"

12"

(3) 8"

12"

20"

20",12"

12"

24"

16"

TYP

10"

22

22

(9
)  E

Q
 S

P
A

C
E

S

8
1

' -  0
"

23

2
4

' -  0
"

24

36' - 0"

36' - 0"

27' - 0"

36' - 0"

.
.

.
.

,

DATE:
DRAWN BY:
JOB NO:
REV NO:

preliminary

not for

construction

©  2018

E
n

v
ir
o

n
m

e
n

ta
l W

o
rk

s

2
2

8
2

0
 N

E
 S

a
n

d
y
 B

lv
d

.
F
a

ir
v

ie
w

, 
O

R
 9

7
0

2
4

PERMIT SET

SITE PLAN AND SITE

DETAILS

A101

3.30.2018

SNP
41-2017

scale: 1" = 30'-0"

PROPOSED SITE PLAN1

1 MAIN BUILDING ENTRY

2 NEW OUTDOOR RECREATION SPACE

3 (2) NEW VAN ACCESSIBLE PARKING STALLS

4 (E) DRIVEWAY

5 EXTENTS OF GRAVEL AREA

6 NEW LANDSCAPE PLANTING AREA

7 (4) SHORT-TERM BICYCLE PARKING STALLS

8 NEW CONCRETE SIDEWALK

9 NEW CONCRETE CURB, TYP.

10 EASEMENT FOR BILLBOARD AND ELECTRICAL

11 NEW CONTINUOUS EVERGREEN SHRUBS W/ MIN. OF 36"
HEIGHT FOR MATURITY. SEE LANDSCAPE SCREENING REQ'S.

12 40' REQUIRED BUFFER FROM "NO NAME" CREEK

13 FLEET PARKING

14 TRASH & RECYCLING

15 ROCK/ SAND STORAGE

16 EXISTING TREES TO BE PROTECTED

17 EXISTING FIRE HYDRANT

18 5' CONCRETE APRON

19 PEDESTRIAN PATHWAY

20 BUILDING MOUNTED OUTDOOR LIGHTING HEIGHT @ 12'

21 DEMO EXISTING CONCRETE SLABS

22 EXISTING TREE TO BE REMOVED

23 NEW COMPANY SIGN

24 NEW 40 LF OF (1) ROW ULTRA BLOCK WALL

SITE PLAN KEYNOTES -
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PRELIMINARY
UTILITY PLAN

C2.1
DESIGN REVIEW

PRELIMINARY UTILITY PLAN

SCALE: 1" = 30'-0"

NEW C.I.P. CONCRETE CATCH BASIN WITH CONCRETE APRON.

NEW CONCRETE DITCH INLET STRUCTURE.

NEW DETENTION CONTROL MANHOLE.

NEW 4" SANITARY TO BLDG. CONNECT TO EXISTING LATERAL OR PROVIDE NEW LATERAL

IF 6" IS REQUIRED.

NEW 2" WATER SERVICE LATERAL, METER AND MAIN LINE TO BUILDING. CONNECT TO

EXISTING LATERAL.

NEW GAS SERVICE TO BUILDING.

NEW ELECTRICAL AND DATA/COMM SERVICE TO BUILDING.

EXISTING POWER SUPPLY AND EASEMENT TO BILLBOARD TO REMAIN.

NEW STM CONVEYANCE PIPE.

NEW 120 LF WATER QUALITY SWALE, SLOPE=0.5%.

NEW 200 LF+/- 48" DIA HDPE DETENTION PIPE.

NEW 15" DIA STM CONVEYANCE.
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PRELIMINARY
GRADING PLAN

C2.0
DESIGN REVIEW

PRELIMINARY GRADING PLAN

SCALE: 1" = 30'-0"

NEW CONCRETE CURB.

     CUT   = 5,800 C.Y.

GRAVEL FILL   =4,800 C.Y.

NEW SIDEWALK OR HARDSCAPE PEDESTRIAN ACCESS.

NEW AC PAVEMENT 4" THICK.

NEW AC PAVEMENT 3" THICK.

NEW 8" THICK CONCRETE APRON.

NEW 20" THICK GRAVEL FLEET PARKING AND EQUIPMENT STORAGE YARD.

ULTRA BLOCK CLEAN SAND AND GRAVEL STOCK PILE STORAGE AREAS.

NEW C.I.P. CONCRETE CATCH BASIN WITH CONCRETE APRON.

NEW 4" THICK AC PAVEMENT DRIVEWAY APRON AT EXISTING DRIVEWAY TO REMAIN.

NEW WATER QUALITY SWALE ROUTED TO ONSITE DETENTION PIPE WITH DISCHARGE TO

FAIRVIEW CREEK.

5' WIDE X 10' LONG CLASS 100 RIP-RAP AT OUTFALL.

GRAVEL = 44,209 SF

ASPHALT = 9,938 SF

BUILDING ROOF = 14,365 SF

CONCRETE CURB & WALK = 1,774 SF

HARDSCAPED WALKWAY = 1,016 SF

LANDSCAPING = 2,413 SF

NATIVE GRASS = 73,172 SF

TOTAL SITE AREA = 183,394 SF

(W/ ENVIRONMENTAL SETBACK AREA OF

25,546 SF AND DEDICATION AREA OF

10,961 SF)

NEW COMPANY SIGN.

NEW SHORT TERM BICYCLE PARKING.

(3) 20' LONG CONSTRUCTION DEBRIS DUMPSTERS.

NEW 40 LF OF (1) ROW OF ULTRA BLOCK WALL.
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SETBACK

40'

ENVIRONMENTAL

SETBACK

NO

DEVELOPMENT
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NO NAME CREEK
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UPLAND HABITAT AREA (UHA)

FROM CITY GIS MAPING

FOLLOWS PROPERTY LINE

UPLAND HABITAT

AREA BOUNDARY

AS SHOWN ON CITY

GIS MAPPING

ENGINEER FIELD

CONFIRMED FLOW LINE

OF FAIRVIEW CREEK

RIP-RAP PAD AREA=150 SF

NEW STORM POND OUTFALL

ALLOWED PERMANENT DISTURBANCE

AREA OF PERMANENT

ENCROACHMENT

A=2,914 SF

FIELD CONFIRMED

CULVERT LOCATION

360 SF OF TEMPORARY DISTURBANCE

FOR INSTALLATION OF OUTFALL

PLANT WITH NATIVE GRASSES AND

SHRUBS. NO TREES REMOVED

ENGINEER FIELD

CONFIRMED FLOW LINE

OF FAIRVIEW CREEK

15' FROM

UPLAND

HABITAT
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ENGINEER FIELD

CONFIRMED 55'

RESOURCE

PROTECTION AREA

SETBACK

 14.54'± CITY ACCESS TO WATER LINE

OVER GROWN WITH BLACKBERRY VINES

HANGING FROM FENCE. ACCESS ROAD

IS HARD PACKED GRAVEL MIXED WITH

SOIL WITH SHORT GRASS
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BUFFER AREA PERMANENT

DISTURBANCE FOR

DEVELOPMENT AREA= 1,033 SF

BUFFER AREA PERMANENT

DISTURBANCE FOR

DEVELOPMENT AREA= 786 SF

BUFFER AREA PERMANENT

DISTURBANCE FOR STORM

FACILITY AREA= 2,127 SF

BUFFER AREA TEMPORARY

DISTURBANCE FOR GRADING OF

DEVELOPMENT

AREA= 318 SF

BUFFER REPLACEMENT AREA

AREA= 1,819 SF MINIMUM
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PRELIMINARY RPA
BUFFER MITIGATION

PLAN

C2.2
DESIGN REVIEW

PRELIMINARY RPA BUFFER MITIGATION PLAN

SCALE: 1" = 30'-0"

EXISTING CENTER LINE BASED ON ORDINARY HIGH WATER LINE (OHWL) FIELD SURVEYED

BY LICENSED SURVEY. SOUTHERN BEND OHWL AND CULVERT LOCATION FIELD CONFIRMED

BY ENGINEER OF RECORD VIA TAPE MEASURE FROM EXISTING FENCE LINE.

AREAS ANALYSIS

1. TOTAL BUFFER AREA ALONG PROPERTY = 17,246 SF

2. TOTAL TEMPORARY DISTURBANCES = 678 SF (TO BE REPLANTED)

2.1. RIP RAP PAD&OUTFALL= 360 SF

2.2. GRADING SW CORNER = 318 SF

3. TOTAL PERMANENT DISTURBANCES = 1,819 SF. (TO BE PROVIDED NEW BUFFER AREA)

4. TOTAL PERMANENT DISTURBANCE PERCENTAGE = 10.5% >

5. PROVIDING REPLACED BUFFER SW CORNER OF PROPERTY= 1,819 SF.

PINK LINE SHOWS DEVELOPMENT WITHIN 15 FEET OF UPLAND HABITAT. UPLAND

HABITAT WILL NOT BE IMPACTED. UPLAND HABITAT FOLLOWS EXISTING FENCE BETWEEN

THAT FOLLOWS PROPERTY LINE AND DIVIDES CITY OWNER "PETTY JOHN PARK"

PROPERTY AND PRIVATE PROPERTY.

55 FOOT BUFFER OFFSET FROM CREEK CENTER LINE.

40 FOOT BUFFER OFFSET TO SHOW PROPOSED DEVELOPMENT IS WITHIN 40 FEET OF 55

FOOT BUFFER.

NEW RETAINING WALL TO FOLLOW FENCE AND PROPERTY LINE. ULTRA BLOCK WALL 2.5

FEET TO 7 FEET MAXIMUM HEIGHT.
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Trees shall have a minimum caliper size of 1.5 inches or
greater, or be six feet or taller, at time of planting.

Trees shall have a minimum caliper size of 1.5 inches or
greater, or be six feet or taller, at time of planting.

Shrubs shall be planted from one-gallon containers or larger

Ground cover plants shall be sized and spaced so that they grow together to cover
a minimum of 80 percent of the underlying soil within three years.

Trees shall have a minimum caliper size of 1.5 inches or
greater, or be six feet or taller, at time of planting.
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CONTROL NOTES

SEE EROSION

DEPTH

18" MIN.

*20' MIN. FOR SINGLE FAMILY AND DUPLEX RESIDENTIAL

6''-3'' CLEAN PIT RUN ROCK

RADIUS = 25' MIN.
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SUBGRADE REINFORCEMENT

GEOTEXTILE, AS REQUIRED

IN SPECIFICATIONS
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DUMP STRAP

BAG DETAIL

DUMP STRAP

Regular Flow Only

Do not use High Flow Insert Bags.

N.T.S.

EXPANSION RESTRAINT (1/4" NYLON

ROPE, 2" FLAT WASHERS)

2 EACH DUMP STRAP

1" REBAR FOR

BAG REMOVAL

FROM INLET

SILTSACK

®

N.T.S.

AREA DRAINCATCH BASIN

N.T.S. N.T.S.

MAY BE USED SHORT TERM

W/ UTILITY WORK AND W/

PHASING OF DEVELOPMENT

N.T.S.

STAGGER

JOINTS

FLOW FLOW FLOW

STAKING

SPACING

4' O.C.

TIGHTLY ABUT

ADJACENT

WATTLES.

WOOD STAKE

S

L

O

P

E

RICE, COCONUT OR

EXCELSIOR WATTLES

PLACE WATTLES ALONG SLOPE CONTOURS.

NOTES:

1. STAKING SPECIFICATIONS:

a. 1"X2" WOODEN STAKES

b. ADDITIONAL STAKES MAY BE

INSTALLED ON DOWNHILL SIDE

OF WATTLES, ON STEEP SLOPE

OR HIGHLY EROSIVE SOILS.

PLAN VIEW

PROFILE

SECTION

4
'
-
0

"

6
"

2
'
-
6

"

INTERLOCKED

2" x 2" POSTS

AND ATTACH.

ANGLE BOTH ENDS OF SEDIMENT FENCE

TO ASSURE SOIL IS TRAPPED.

4'-6"

N.T.S.

5'-0"

FROM TOE

OF SLOPE

BUT NOT PAST

PROPERTY

LINE

NOTES:

1. BURY BOTTOM OF FILTER FABRIC 6" MIN. VERTICALLY BELOW GRADE.

2. 2" x 2" FIR, PINE, OR STEEL FENCE POSTS.

3. STITCHED LOOPS TO BE INSTALLED UPHILL SIDE OF SLOPE.

4. COMPACT NATIVE FILL IN ON BOTH SIDES OF FILTER FABRIC TRENCH.

NEW PAVEMENT

SEE PLANS

AGGREGATE

FOOTINGS AND RIGHT-OF-WAY,

AT AREAS OF AND WITHIN 5'-0'' OF

ALL PAVEMENT, WALKWAYS, 

TO 95% IN

BACKFILL COMP.

CRUSHED ROCK

W/ ASTM D1557

NATIVE SOIL BACKFILL

W/ ALL ORGANIC

MATERIAL AND ROCKS

OVER 6'' IN SIZE

REMOVED. COMPACT TO

85% IN ACCORDANCE W/

ASTM D1557

WITH APPLICABLE PUBLIC

DONE IN ACCORDANCE

RIGHT-OF-WAY TO BE

SEE PLAN VIEWS

TYPICAL UNDERGROUND

COMPACTED

4''

MIN.

STANDARDS.

4'' 4''PIPE

O.D. MINMIN

PIPE

BEDDING

18'' MIN.

NOTE:

ALL TRENCHING IN 

PIPE ZONE

PIPE

O.D.

1'-0''

MIN.

CRUSHED

WALKWAYS, FOOTINGS AND

LANDSCAPE AREA

FINISH GRADE AT

AT AREAS 5'-0'' BEYOND ALL PAVEMENT, 

RIGHT-OF-WAYS

1'' = 1'-0''

SEE PLAN VIEWS

ACCORDANCE 

ROCK

BACKFILL

PROVIDE TRACER WIRE

AND WARNING TAPE

FOR ALL UTILITIES

UTILITY CONDUIT

AND BASE 

SAWCUT 8'' MIN FROM TRENCH

8''

1'' = 1'-0''

8"

16"

MIN.

CONT. 4" DIA. PVC PERF PIPE W/

FILTER FABRIC SOCK. INSTALL

AT 0.5%%% SLOPE UP FROM

BOTTOM OF FTG. ELEV. AT

CONNECTION TO BACKWATER

VALVE, SEE PLAN VIEW FOR

BACKWATER VALVE LOCATION.

FINISH

GRADE

PROVIDE CONT. FILTER FABRIC WRAP

AROUND CLEAN DRAIN ROCK BACKFILL AT

PERIMETER OF BUILDING FOUNDATION. LAP

FILTER FABRIC 12" OVER TOP OF DRAIN ROCK.

EXTERIOR WALL

SEE ARCH

SOLID WALL FNDN DRAIN PIPE AT

1.0% SLOPE TO BACKWATER

VALVE ASSEMBLY.

6'' DIA (MIN) RISER PIPE

SLOPE, SEE PLAN VIEW

FOR PIPE SIZES

OF C.O. WYE SEE PLAN VIEW

REDUCER FITTING UPSTREAM

(AT C.O.'s W/O INVERTS, RUN PIPE AT

SEE PLAN FOR C.O. INVERT ELEVATION

DRAIN LINE, SEE PLAN, W/ 45^ WYE

FRAME AND COVER

CAST IRON CLEAN-OUT

N.T.S.

24'' x 24'' x 6'' CONC. PAD BELOW WYE

CAST CONC. BLOCK AT

PLASTIC  PIPE

STRAIGHT GRADE BETWEEN GIVEN INVERTS)

F.P., SEE PLAN

FITTING FOR CO. RISER

(USE 4" DIA AT 4" PIPE)

2'-0'' x 2'-0'' x 6'' CONC.

PAD BELOW AT  PAVED

AREAS

END OF LINE WATER

TIGHT, THREADED PLUG

WITH FEMALE THREADED

ADAPTOR.

1'' = 1'-0''

PROVIDE LENGTH TO SUIT

6'' DIA (MIN) RISER LINE.

1/8 BEND

FINISH GRADE

COVER TO BE FLUSH WITH 

PAVEMENT (TYP)

BRASS CLEANOUT AND ACCESS

COVER, TOP OF FRAME AND 

THREADED ADAPTOR

END OF PIPE WATER TIGHT

THREADED PLUG WITH 

ELEVATION (AT C.O.'s W/O INVERTS,

SEE PLAN FOR C.O. INVERT

PROVIDE STRAIGHT GRADE

BETWEEN GIVEN INVERTS)

FOR PIPE SIZES (TYP.)

OF C.O. WYE SEE PLAN VIEW

REDUCER FITTING UPSTREAM

USE 4" DIA AT 4" PIPES. 

6'' THK X 1.5' x 1.5' SQUARE

CENTERED AROUND C.O. CONC

PAD AT LAWN, LANDSCAPE &

WALK AREAS. 1/2" TROWEL

SMOOTH AND EDGE.

1/2'' = 1'-0''

FLOW

SEE

FOR

C.O. ASSEMBLY

8 & 9

C3.0

4" MIN. CRUSHED

BASE ROCK (TYP.).

DRAIN PIPE,

SEE PLAN.

PROVIDE RECTORSEAL

CLEAN CHECK BASE

ADAPTOR. SEE PLAN

FOR PIPE SIZE

PROVIDE "RECTORSEAL"

CLEAN CHECK BACKWATER

VALVE AND RISER ASSEMBLY.

SEE PLAN FOR PIPE SIZE

COORDINATE RISER SIZE W/

MANUFACTURER.

PROVIDE 6'' THK X 20'' ROUND

CONC PAD AT LAWN AND

PLANTER AREAS, TROWEL

SMOOTH AND EDGE.

PROVIDE SUBMITTAL.

INSTALL VALVE ASSEMBLY

PER MANUFACTURER'S

WRITTEN RECOMMENDATIONS.

D.I. ST.D. PIPE

PER PLAN

FERNCO COUPLER

W/ DBL STAINLESS

STEEL STRAPS

SEE

FOR

C.O. ASSEMBLY

1/2'' = 1'-0''

SLOPE

NEW 4" D.I. FLANGED

TRAP AND CLEANOUT

W/ STAINLESS STEEL

BOLTS.

ABS SCHED 80

ST.D. PIPE PER

PLAN

FERNCO COUPLER

W/ DBL STAINLESS

STEEL STRAPS

CONC. S.O.G.

PER PLAN

12" DIA. SMITH

DEEP BODY

FLOOR DRAIN

W/ TRAPPED

OUTLET AND

BRONZE

GRATE

2'-0" 3'-0"

D.I. ST.D. PIPE

(TYP.)

8 & 9

C3.0

10

C3.0

SEE

FOR

BWV INFO

COMPACTED

SUBGRADE

(TYP.)

1
'
-
0
'
'

M
I
N

.

2
'
-
0
'
'

M
I
N

6
'
'

1
'
-
4
'
'

AT PLUG

3'-0'' MIN.

M
I
N

1
0
'
'

N.T.S.

6''

24''
6''

3/16

TYP

1 1/2''

3
'
'

1
'
-
1
'
'

3
'
'

1 1/2''

11''

2'' CLR

TYP

TYP

2'' CLR

13

C3.0

COMPACTED SUB-GRADE

(TYP.)

COMPACTED CRUSHED ROCK

BACKFILL (TYP.)

#4 AT 6'' O.C. EA

WAY (TYP AT

SIDES AND BOT)

NOTE: SLOPE TOP OF CONC

RIM AT 3% TO INSIDE RIM

(TYP ALL AROUND)

FINISH PAVEMENT (TYP)

> STL 1/4'' THICK W/ (2) COATS OF

ASPHALTUM PAINT, TOUCH-UP

AFTER INSTALLATION. PROVIDE (4)

3/8''~ STAINLESS STL ALL-THRD IN

EPOXY ADHESIVE W/ 3'' EMBED

INTO CONC.

REMOVABLE

PLUG AT ENDS

PIPE INVERT ELEVATION AT CATCH BASIN TO BE

2.5 FT. MIN. BELOW RIM (TYP. U.O.N. ON PLAN)

SLOPE

NEW STORM DRAIN

PIPE SEE PLAN FOR

SIZE AND MATERIAL

45° WYE (TYP.)

6''~ (U.O.N.) D.I.

ST.D. RISER PIPE

REDUCER FITTING (AS REQ'D)

UPSTREAM OF C.B. WYE, SEE PLAN

CAST-IN-PLACE CONC C.B. W/

STL FRAME AND GRATE, SEE

FULL CIRCLE NEOPRENE GASKET

W/ (4) STAINLESS STEEL STRAPS

(TYPICAL)

CAST IRON BEND

PROVIDE OUTLET HOLE 1 1/2''

CLR ALL AROUND C.I. PIPE

RUBBER RING GASKET IN

NON-SHRINK GROUT PACK

4''~ THREADED BRASS CLEANOUT PLUG

3/4''~ WEEP HOLE CENTERED EA. SIDE

REF: AWPA STD DETAIL #305B

3/16

TYP.

APWA TYPE 3 CATCH BASIN GRATE

B
A

R
S

O
U

T
S

I
D

E

TYPE 3 FRAME - STEEL

2
7
 
1
/
2
"

1 1/8''

1 3/16''

27 1/2"

24 1/4"

27 7/8"

2
7
 
7
/
8
"

1"

5
 
1
/
4
"

B
A

R
S

I
N

S
I
D

E

5
 
1
/
2
"

12

GRATE TO PROVIDE H20 LOADING

NOTE:

I
N

S
I
D

E
 
D

I
M

INSIDE DIM

CORNER

TYP EA

1 1/2''

1/4'' x 1 1/4'' x 12'' IN

MIDDLE OF 2 SIDES

L 2'' x 2'' x 5/16''

N.T.S.

EXTERIOR WALL

SEE ARCH

1'-6''

(MIN)

5' MIN (USE ABS OR C.I. PIPE

DOWNSPOUT, SEE ARCH PLANS 

FOR EXACT LOCATIONS (TYP)

THREADED PLUG.

3'' C.I. WALL CO AND 

FINISH GRADE

W/ DBL. STAINLESS

NEOPRENE

GASKET COUPLER

STL STRAPS (TYP)

4'' DIA

EIGHTH BEND

(TYP)

UTILITY PLAN

PIPE, SEE SITE

ONSITE ST. D.

4'' C.I. FITTING WITH (6" C.I. AT 6" R.D. LATERAL)

STRAP TO WALL AND

BELOW GRADE)

CONTRACTOR TO PROVIDE AND INSTALL

HDPE ADAPTOR BETWEEN DOWN SPOUT

PAINT PER ARCH.

AND C.I. PIPE, PAINT PER ARCH.

COUPLER W/ DBL.

NEOPRENE

GASKET

STAINLESS STL

STRAPS (TYP)
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BEFORE THE PLANNING COMMISSION OF THE 

CITY OF FAIRVIEW 

TYPE IV PLANNING COMMISSION ORDER 

A REQUEST FOR AMENDMENTS TO  ) 2018-45-ZC 
CHAPTER 19 OF THE FAIRVIEW  )  CITY OF FAIRVIEW 
MUNICIPAL CODE TO COMPLY WITH ) FINDINGS, CONCLUSIONS & ORDER 
OREGON SB 1051 AND TO MAKE ) 
ADDITIONAL AMENDMENTS RELATED ) 
TO ACCESSORY DWELLING UNITS ) 

A public hearing was opened on July 24, 2018, upon a Type IV application from the City of 

Fairview for legislative text amendments to Fairview Municipal Code Chapter 19, Development 

Code. The Planning Commission closed the public hearing at the July 24, 2018 meeting.   

Russell Williams, Vice Chairperson, presided at the hearing. 

A permanent record of this proceeding is to be kept on file in the Fairview City Hall, 

along with the original of this Type IV Planning Commission Order. 

The Planning Commission orders that proposed Ordinance 07-2018 with code amendments 

in Attachment A is recommended by the Planning Commission to be approved by the City 

Council.  

The Planning Commission adopts the findings and exhibits, contained in the staff report and 

findings of fact dated July 17, 2018, along with revised Attachment A to Ordinance 07-2018, dated 

August 6, 2018, as support for its decision.  

____________________________________ ____________________________ 

Russell Williams, Planning Commission Vice Chair Date 
Signed Original in File 
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2018-45-ZC: ADU Code Amendments 
08/07/18 Draft 

 

 

NOTE:   

Added text is underlined and bolded.  Deleted text is stricken. *** marks intervening text that 

is not being amended. 

Additional discussion of each code amendment is provided in the staff commentary boxes 

following each amendment; this is for information only, to be removed with adoption of the 

final ordinance. 

 

 

FMC 19.13 DEFINITIONS 

19.13.010 “A” definitions. 

*** 

Accessory Dwelling. An “accessory dwelling” is a small, secondary housing unit on a single-
family lot, usually the size of a studio apartment. An interior, attached, or detached dwelling 
unit that is used in connection with, or that is accessory to, a single-family dwelling.  

*** 

 
 

FMC 19.30 RESIDENTIAL (R) DISTRICT 

*** 

19.30.110 Special standards for certain uses. 

*** 

B.  Accessory Dwelling (Attached, Separate Cottage, or Above Detached Garage). An accessory 

dwelling is a small, secondary housing unit on a single-family lot, usually the size of a studio 

Discussion: The new definition implements the recommended state definition and clarifies that an 

ADU is associated with a single-family dwelling rather than a single-family lot. In the Planning 

Commission’s work sessions, the draft language considered was “An interior, attached, or detached 

residential structure…” This has been modified to replace “residential structure” with “dwelling 

unit.” This change was recommended by the Metro ADU project consultant for clarification.  

This change also provides better consistency with the option for ADUs to be internal to the primary 

structure, and provides reference to the Development Code definition of “dwelling unit”, which 

outlines the interior living components needed to qualify as an independent dwelling  

“Dwelling Unit. A “dwelling unit” is a living facility that includes provisions for sleeping, eating, 

cooking and sanitation, as required by the Uniform Building Code, for not more than one family, 

or a congregate residence for 10 or less persons.” 

ATTACHMENT A 

TO ORDINANCE 07-2018 
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2018-45-ZC: ADU Code Amendments 
08/07/18 Draft 

apartment. The additional unit can be a detached cottage, a unit attached to a garage, or in a 

portion of an existing house. An accessory dwelling is an interior, attached, or detached 

dwelling unit that is used in connection with, or that is accessory to, a single-family dwelling. 

The housing density standard of the residential district does not apply to accessory dwellings, 

due to the small size and low occupancy level of the use. The following standards are intended 

to control the size and number of accessory dwellings on individual lots, to promote 

compatibility with adjacent land uses. Accessory dwellings shall comply with all of the following 

standards: 

 

1. Oregon Structural Specialty Code. The structure complies with the Oregon Structural 

Specialty Code; 

2. Owner-Occupied. The primary residence or accessory dwelling shall be owner-

occupied. Alternatively, the owner may appoint a family member as a resident caretaker 

of the principal house or of the accessory dwelling; 

 

3. One Unit Two Units. A maximum of one two accessory dwelling units is allowed per 

lot single-family detached dwelling. To maintain the single-family residential 

character, where two ADUs accompany a primary residence, only one may be 

detached.  

Discussion: The text is updated to match the amended definition proposed for FMC 19.13.010.  

 

Discussion: No proposed change. The commission discussed the owner occupancy requirement at its two 

work sessions, and did not request that staff prepare any amendments to the standard.   

The DLCD guidance document on ADUs recommends removing the owner occupancy standard in order to 

remove barriers to ADU construction. This comment was reiterated in the DLCD comments submitted for 

these code amendments. They note that this requirement can create issues for owners looking to sell their 

property (owner may reside in either the ADU or primary house) or when children inherit a home, and that 

the requirement may pose compliance challenges. 

Under the current code, property owners who rent their home could not build an ADU on the property 

without moving into the primary residence or accessory dwelling. By removing the owner occupancy 

standard, property owners who do not currently live on-site may be encouraged to build an ADU for 

additional investment income. There are no owner occupancy requirements for any other residential uses in 

the Fairview code. Currently, about half of the cities and counties in the region have owner-occupancy 

requirements. 

 

 

 



3 
2018-45-ZC: ADU Code Amendments 
08/07/18 Draft 

 

4. Floor Area. The total square footage of the an accessory dwelling shall not exceed 800 

square feet, except where the entire floor of a dwelling existing as of [effective date of 

Ord. 07-2018] is converted to an accessory dwelling there is no maximum square 

footage for the converted floor.  On a lot less than one acre, an accessory dwelling unit 

may be constructed above a detached garage. However, the floor area of the accessory 

dwelling unit cannot exceed 800 square feet and the floor area of the detached garage, 

excluding the accessory dwelling unit, cannot exceed 1,000 square feet; 

 

Discussion: The DLCD guidance document on ADUs encourages cities to go beyond the minimum 

requirement and allow more than one ADU on a property. The Commission considered this concept at their 

May 22 work session, and refined the policy direction at the June 12 work session to suggest that two 

should be allowed but only one could be detached.  

Allowing two ADUs could provide flexibility, for example, for an aging parent to live in one ADU and a 

caretaker in another. Limiting the ADUs to only one detached structure is intended to limit the visual 

impact and physical presence on the property. The second internal or attached ADU could be conversion of 

an attached garage, lower level/basement conversion, or other portion of the existing building. The 

detached ADU could be a new backyard cottage, detached garage conversion, or unit built above a garage.  

Draft code language considered by the Commission at the June 12 work session stated that “…one ADU 

must be attached to the primary residence and one must be detached.” Metro consultant feedback 

supported the allowance for two ADUs. They also suggested that instead of requiring one of the two to be 

detached, that the code limit ADUs to one detached, but allow both to be attached or interior. Staff agrees 

with this recommendation, and has reflected it in the proposed amendment above. 

 

Discussion: DLCD guidance recommends creating flexibility in size requirements to remove barriers to 

ADU production. In particular, homeowners wishing to convert an existing portion of their home to an 

ADU may be prohibited due to size limits. For example, a homeowner may wish to convert an entire 

upper floor or basement that is over 800 square feet. The creation of this ADU would not result in an 

increase in building height, lot coverage, etc. Based on feedback from the commission at the work 

sessions, allowing flexibility for existing structures while maintaining the 800 SF limit for detached 

ADUs and additions is desirable.  

Metro’s consultant provided two suggestions on this code provision. First, it was suggested that the 

exemption also apply to existing detached accessory structures, such as garage conversions, in addition 

to existing space within the primary dwelling. Other detached accessory structures are limited to 1,000 

square feet, which would be the maximum size of an accessory structure converted to an ADU, should 

that exception be added. Staff has not added this change to the proposed amendments, and the 

Commission may wish to consider it at the public hearing.  Second, it was suggested that a provision be 

added that limits the exception to already constructed homes, to avoid people “flipping” large areas of 

new homes. Staff concurred with his recommendation and integrated new language into the proposed 

amendment.  
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5. Building Height. The building height of detached accessory dwellings (i.e., separate 

cottages) shall not exceed 20 feet, as measured in accordance with FMC 19.30.080, 

except ADUs located above a detached garage shall comply with the building height 

standards for Accessory Uses and Structures in FMC 19.30.110.G.6.d.ii-iii. 

 

6. Buffering. A minimum four-foot hedge or sight-obscuring fence may be required to 

buffer a detached accessory dwelling from dwellings on adjacent lots, when buffering is 

necessary for the privacy and enjoyment of yard areas by either the occupants or 

adjacent residents; 

 

Discussion: In the Residential zones, primary building height is limited to 35 feet or two and one-half 

stories in height, whichever is less, and height is measured to the mid-point of a pitched roof. 

Both DLCD and the Metro consultant recommended modifying the height limit. DLCD recommended 

allowing up to 25 ft. in height to accommodate an ADU above a garage, and Metro’s consultant 

recommended that the standard match the height requirements for other accessory structures 

(allowing the ADU’s setback more than the minimum requirement to be as tall as the principal 

structure or 25 ft., whichever is less). 

Under the proposed amendments, ADUs above a detached garage would be subject to the following 

standards in FMC 19.30.110.G.6.d.ii-iii, which apply to other types of accessory structures (such as 

detached garages) and could provide up to 5 additional feet in height if the building setbacks 

exceeded those required for the primary dwelling: 

d. Accessory structures larger than 200 square feet must meet the following standards: 

ii. If located at five feet or more, but less than the setback required for the principal structure, the 

building may be as tall as the main building or 20 feet in height, whichever is less. 

iii. If located at a greater distance from the property line than the setback required for the 

principal building, the accessory structure may be as tall as the principal structure or 25 feet, 

whichever is less. 

 

Discussion: This standard is removed because it not clear and objective. Buffering or screening 

requirements for ADU’s are also very uncommon in the development code of local jurisdictions. The 

City of Milwaukie is the only city in the region with a buffering standard, which requires ADUs with a 

wall within 20’ and at 45 degree angle or less to the property line to provide a vegetation or wall 

screen. The Fairview Development code does not require buffering for single-family detached homes. 

The need for a fence, wall, or hedge is determined by the property owner.   

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview1930.html#19.30.080
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7. Units per Block. The number of accessory dwelling units is not to exceed 50 percent of 

the lots within any block; 

 

8. Parking.  One additional parking space shall be provided for each ADU The 

development of the accessory dwelling shall provide an additional on-site parking space 

if the primary dwelling has less than four on-site spaces available before construction of 

the accessory unit; and 

 

 

Discussion: SB 1051 requires local jurisdictions to allow one ADU per single-family dwelling. The “units 

per block” standard does not comply with SB 1051 and must be removed.   

Discussion: Single-family detached housing requires one off-street parking space per dwelling. The 

code states that “Off-street parking spaces may include spaces in garages, carports, parking lots, 

and/or driveways so long as vehicles are not parked in a vehicle travel lane (including emergency or 

fire access lanes), public right-of-way, pathway or landscape area. Credit shall be allowed for “on-

street parking,” as provided in FMC 19.164.030(B).” And "The credit for on-street parking allows a 

reduction of one off-street parking space for every one on-street parking space adjacent to the 

development if deemed appropriate by the city.” 

Fairview’s existing requirement of at least 4 on-site spaces is very high compared to other local 

jurisdictions. About half of the local jurisdictions in the region require one parking space for the 

primary dwelling and one space for the ADU. Other jurisdictions base parking requirements on 

considerations such as the presence of on-street spaces, street width, proximity to transit, and ADU 

size.  

DLCD guidance recommends removing parking requirements altogether to maximize ADU 

development, and both DLCD and Metro’s consultant raised concerns about the parking 

requirement. Metro’s consultant questioned whether requiring at least 4 spaces for a lot with an 

ADU met the “reasonable” regulations criterion of SB 1051, given that detached single-family homes 

only require one space; they recommended a maximum of one additional parking space required for 

the ADU. DLCD also noted the four space requirement was difficult to justify in comparison to the 

one space required for detached single-family homes. They also recommended a maximum of one 

additional space per ADU, and applying the same parking location standards that apply citywide. 

Staff concurs with these recommendations that parking standards for ADUs should not be more 

restrictive than for single family homes. Unintended consequences from such a requirement include 

not being able to provide parking while meeting the 65% maximum impervious area.  

 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19164.html#19.164.030
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9. Lot Coverage. The accessory dwelling and all other buildings and impermeable 

surfaces shall not exceed the 70 percent lot coverage requirements in FMC 19.30.070. 

*** 

 

 

FMC 19.115 VILLAGE SINGLE-FAMILY (VSF) 

 

FMC 19.115.020 Permitted uses 

The following uses and their accessory uses are permitted in the VSF zone: 

*** 

H.  A maximum of one accessory dwelling unit is allowed per lot single-

family residence. Accessory dwelling units shall be constructed only over 

the garage or internal to the primary dwelling. – see FMC 19.30.110(B).  

Accessory dwellings are subject to the special standards for certain uses 

in FMC 19.30.110.B unless where otherwise regulated by the Village 

Single-Family standards in FMC 19.110. 

 

 
 

Discussion: No substantial changes are proposed to the lot coverage standard. The reference to the 

70% lot coverage requirement is removed because single-family developments only allow up to 65% 

lot coverage. The new language eliminates any specific percentage references and ties the lot 

coverage allowance to the underlying zone. If lot coverage standards are changed in the future, this 

section will not need to be updated.  

Discussion: The existing village single-family code restricts ADUs to one per lot and to properties 

with garages. To reach compliance with SB 1051, this language must be removed to allow one ADU 

per single-family dwelling. Additional proposed amendments include allowing an ADU to be located 

as a conversion of existing space within the primary dwelling, instead of over a garage, and 

clarifying how the special standards for ADUs apply in the Village Single Family zone.  

The standards in FMC 19.30.110.B, cited above to apply to the VSF zone, are the Accessory 

Dwelling standards that apply to all other residential zones in the city.  

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview1930.html#19.30.070
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview1930.html#19.30.110
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FMC 19.422 APPLICABILITY 

19.422.001 Applicability. 

Development review or site design review shall be required for all new developments and 

modifications of existing developments, except that regular maintenance, repair and 

replacement of materials (e.g., roof, siding, awnings, etc.), parking resurfacing, and similar 

maintenance and repair shall be exempt. The criteria for each type of review are as follows in 

this chapter.  

19.422.010 Site design review. 

Site design review is a discretionary review conducted by the planning commission with a public 

hearing. It applies to all developments in the city, except those specifically listed under 

FMC 19.422.020, Development review. Site design review ensures compliance with the basic 

development standards of the land use district (e.g., building setbacks, lot coverage, maximum 

building height), as well as other more detailed design standards and public improvement 

requirements in Articles II and III of this title.  

19.422.020 Development review. 

Development review is a nondiscretionary or “ministerial” review conducted by the city 

administrator’s designee without a public hearing. It is for less complex developments and land 

uses that do not require site design review approval. Development review is based on clear and 

objective standards and ensures compliance with the basic development standards of the land 

use district, such as building setbacks, lot coverage, maximum building height, and similar 

provisions. Development review is required for all of the types of development listed below, 

except that all developments in sensitive land areas and historic districts shall also use the 

development review procedures for those districts: 

A. Single-family detached dwelling (including manufactured homes), when required by a 

condition of land division approval; 

B. A single duplex, up to two single-family attached (townhome) units, or a single triplex 

which is not being reviewed as part of any other development, and accessory parking on 

the same lot; 

C. Building additions of not more than 500 square feet, and minor modifications to 

development approvals; 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19422.html#19.422.020
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D. Any proposed development which has a valid conditional use permit. Major

modifications to a development with a conditional use permit shall require review and

approval in accordance with Chapter 19.440 FMC, Conditional Use Permits;

E. Home occupation, subject to review under Chapter 19.490 FMC;

F. Temporary use, except that temporary uses shall comply with the procedures and

standards for temporary uses as contained in Chapter 19.490 FMC;

G. Accessory structures with less than 600 square feet of floor area, including accessory

dwellings;

H. Other developments, when required by a condition of approval.

Discussion: This section requires ADUs over 600 square feet to go through a Type II Site Design 

Review procedure (Type II applies to Site Design Review procedures for residential buildings with 

three or fewer dwelling units).  Type II decisions are made by staff, with public notice and an 

opportunity for the public to appeal the staff decision to the Planning Commission. Site Design 

Review applications are also subject to additional submittal requirements and fees.  

Detached single family homes are not subject to Site Design Review, regardless of their size. 

While non-ADU accessory structures over 450 square feet are subject to discretionary design 

standards, the ADU standards (with proposed amendments) are clear and objective. The building 

plans would either comply and be approved, or not comply and not be approved. A discretionary 

review process may give a false impression of the opportunity to require changes to the proposal. 

Under the proposed amendment, ADUs would be subject to the Type I Development Review 

Procedure consistent with new single family homes. Planning staff reviews all single-family building 

plans for compliance with the development standards, and would similarly process all ADU permits. 

http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19440.html#19.440
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19490.html#19.490
http://www.codepublishing.com/OR/Fairview/#!/Fairview19/Fairview19490.html#19.490


 



UPDATED August 7, 2018 

Planning Commission 2018 Meeting Schedule 
Meetings are held the 2nd & 4th Tuesday of the month at 6:30 p.m. 

Note: This schedule is subject to change. The Commission will receive updated schedules with 

meeting packets, and will be notified separately about any meeting cancelation due to lack of 

agenda items. 

AUGUST 14 

Hearings 2018-21-DR-CUP – Continued From 7/10 
Fairview Villa Apartments 
20922 NE Sandy Blvd. 
 
2018-14-DR 
Environmental Works – Maintenance & Storage Warehouse and 
Corporate Office 
22820 NE Sandy Blvd. 

AUGUST 28 – MEETING CANCELED  

 

SEPTEMBER 11 

Hearings  

SEPTEMBER 25 

Work Session (5/5:30 p.m.) Code Amendment Discussion 

Hearings  

 

OCTOBER 9 

Hearings  

Work Sessions Briefing on Draft Urban Renewal Plan 

OCTOBER 23 

Hearings  

Work Sessions Review and Vote on Urban Renewal Plan’s conformance with 
Comprehensive Plan 

 

Additional Meeting dates through end of 2018: 

November 13 

November 27 

December 11 

December 25  *No meeting due to holiday * 

 



UPDATED August 7, 2018 

Future 2018 items to be scheduled: 

Development Review – Type III + Type IV Land Use Hearings 

Site Design Review Applications (Pending Completeness): 

2018-37-DR 22800 NE Marine Drive – Allwood Recycling Facility 

2018-48-MOD 1601 NE Market Drive – The Ceeley Building Major Modification 

2018-49-DR 22929 NE Halsey Street – Halsey Commons: Mixed-use Apartment (9 units) 
and Commercial 

2018-50-DR-S 20939 & 20925 NE Halsey Street – Fairview Pkwy Residential/Commercial 
Mixed-Use Development & Subdivision 

2018-51-DR 22001 NE Halsey Street (NW corner of 223rd) – Halsey Lofts: Mixed-Use 
Apartment and Commercial 

2018-52-DR East side of NE 223rd between Sandy & Townsend Way – Mini Storage 

Conditional Use Applications (Pending Completeness): 

2018-40-CU 202nd and Oregon/Esther Estates subdivision – Two duplexes on individual 
lots in the Residential (R) zone 

Pre-Application Conferences Held/Expected to Submit Land Use Applications: 

2018-19-PreApp Meadow Outdoor Advertising – Sign Code Amendment 

2018-20-Pre-App North side of Sandy Blvd., E and W side of 230th – Light industrial 
development on two parcels 

2018-42-Pre-App New Fairview Public Works Shop 

2018-53-Pre-App Dean Hurford - Comp Plan Map Amendment, Zoning Map Amendment, and 
Development Code Text Amendments to re-zone 2 parcels on east side of 
NE 223rd between Sandy & Townsend Way from General Industrial (GI) to 
Light Industrial (LI), to allow mini-storage. 

Future Legislative Amendments (Code, Comp Plan, Map) & Planning Projects 

 Code improvement amendments (corrections, clarifications, organization)

 Halsey Corridor code amendment concepts (from DLCD grant work)
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