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FAIRVIEW CITY COUNCIL AGENDA
Zoom Meeting
Join: https://us06web.zoom.us/j/89617106980
Meeting ID: 896 1710 6980
Passcode: 1908
Join by Phone: 253-215-8782

WEDNESDAY, JUNE 2, 2021

WORK SESSION
1.

JOINT WORK SESSION WITH PLANNING COMMISSION
HALSEY CODE UPDATE – DRAFT AMENDMENTS

6:00 PM

(Sarah Selden, Senior Planner)

EXECUTIVE SESSION
1.

REVIEW/EVALUATE EMPLOYMENT RELATED PERFORMANCE OF A CHIEF
EXECUTIVE OFFICER: ORS 192.610(2)(i)

________________________
Brian Cooper
Mayor
May 27, 2021
Date
NEXT COUNCIL MEETING IS JUNE 16, 2021
COUNCIL EXECUTIVE SESSION – IF NECESSARY – END OF MEETING
ORS 192.660(2)(d) - Labor Negotiations, ORS 192.660(2)(e) - Real Property Transactions,
ORS 192.660(2)(f) - Exempt Public Record and ORS 192.660(2)(h) - Legal Counsel
City Council Regular Sessions are broadcast live on Comcast Cable Channel 30 and Frontier Channel 39. Replays of the meeting are shown the
following Saturday at 5:30pm and Sunday at 4:30pm following the original broadcast date. Meetings are also available for viewing via
MetroEast Community Media, the week following the meeting, at metroeast.peg.tv. Go to the Playlist tab and select Municipal Meetings or
find the link at http://fairvieworegon.gov/AgendaCenter/City-Council-15.
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 the City Recorder, 503-674-6224.
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AGENDA STAFF REPORT

MEETING DATE

AGENDA ITEM #

REFERENCE NUMBER

June 2, 2021

Work Session #1

2021-45

TO:

Mayor and City Council

FROM:

Sarah Selden, Senior Planner

THRU:

Nolan K. Young, City Administrator

DATE:

May 28, 2021

ISSUE:
On June 2, the City Council and Planning Commission will hold a joint work session. The primary
objective for this work session is to discuss the proposed Town Center Commercial District (TCC) code
amendments for Halsey Street, developed as part of the 3-city Halsey Site Readiness and Code Update
project, prior to the Planning Commission hearing this summer. The Planning Commission has identified
two specific issues to focus on – height and parking – which are discussed below.
RELATED COUNCIL GOALS:
Goal #5: Enhance & promote economic development activity.
PREVIOUS AGENDA STAFF REPORTS:
The City Council has held two joint work sessions with Wood Village and Troutdale during the Halsey
Site Readiness and Code Update project. The three cities met on July 29, 2020 for a work session on code
concepts and site readiness recommendations, and again on March 16, 2021 for a work session on the
draft code amendments. Similarly, the Planning Commission held joint meetings with the Wood Village
and Troutdale commissions on July 8, 2020 and February 10, 2021. The Fairview Planning Commission
and City Council have not yet met together on this topic.
BACKGROUND:
This code update project came out of the Main Streets on Halsey Plan, which recommended development
code amendments as a strategic action to increase the code’s clarity and ease of use, and to create a more
unified expectation for urban form along the corridor through the three cities.
In addition to creating more consistency and clarity, the proposed code amendments are intended to
facilitate development that creates a main street environment where:
• Pedestrians feel safe and comfortable; the street is an inviting place to walk
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•
•
•

High-quality development sites and building designs create places where people want to
spend time
Visually interesting, active storefronts promote destinations for the community and visitors
New housing and jobs help meet community needs while activating the main street with
people, and supporting the local economy

The code amendments fall into five main categories, described below for reference. Two are noted
below as items the Planning Commission wishes to discuss with the Council:
1. Storefront Districts and Nonresidential Use Requirements: Limits ground floor
residential uses to 50% of the development site’s frontage in key areas only, seen as the main
nodes of activity surrounding key intersections: on the west side of Fairview Parkway, and from
Village Street to just east of NE 223rd. The existing code applies this requirement to the entire
TCC zone, including areas that are more residential in nature and where ground floor
commercial is likely not viable. This supports the Market Analysis conducted by Johnson
Economics and updated by Cascadia Partners, which finds that there is insufficient demand for
commercial uses along the entire corridor. Where ground floor residential is permitted, new
design standards will facilitate a pedestrian-oriented design.
* 2. Building Height and Bulk: The current height limit in the TCC zone is 45 ft. with a 12 ft.
bonus (57 ft.) for a residential/commercial mixed-use building (bonus for adding residential).
The current code has very limited requirements to break up a building mass by requiring the
building walls to be offset, broken apart or similar to reduce the overall building bulk. The
height standard is one of two items the Commission would like to discuss with the Council. See
additional background below.
3. Building Orientation: The code amendments maintain the existing 0 ft. setback from the
property lines, except where abutting a residential zone, and also maintain the maximum 10 ft.
front setback, and prohibition of parking between the building and street. Amendments add
additional requirements around entrance location and design, and parking area setback from the
street.
* 4. Off-Street Parking: The existing code does not require any off-street parking in the TCC
zone. Responding from feedback from the Council, Commission, and others, the proposed code
amendments would increase the parking requirement. The parking standard is one of two items
the Commission would like to discuss with the Council. See additional background below.
5. Design Standards: This is the largest section of code updates, focused on visually interesting
and pedestrian-oriented ground floor and site designs, to create a main street environment.
Standards address ground floor height, amount of windows, entry design, lighting, canopies, and
plaza space. Certain standards are required, and other design features are presented as a pointsCP3

based menu of options, with minimum point requirements. Feedback from architects and urban
designers was that the streetscape and design of the ground floor are what matter in creating a
successful pedestrian-friendly main street environment.
DISCUSSION
Building Height
The Site Readiness and Code Update project ran two tasks concurrently in order to inform the code
update with information on development feasibility. Through site design and pro-forma analysis of four
development opportunity sites along the corridor, the finding was that a typical development scenario
under current code and existing incentives would not create the financial return to make projects feasible.
This is a factor of code requirements coupled with high construction costs yet lower achievable rents in
this area. Certain code amendments can help push the needle toward feasibility, such as allowing greater
building heights to increase total rent income for the project. The table below summarizes the existing and
proposed requirements related to building height:
Table 1. Comparison of Existing and Proposed Building Height Standards

Height Standard

Current Code

Proposed Code

Maximum Base
Height (feet)

45 ft.

55 ft., some areas 45 ft. (see map below)

Height Bonus (feet)

12 ft. (total 57 ft.)

15 ft. (total 60-70 ft.)

Height Bonus
Requirements

Residential above
commercial

 Residential above, with either:
o Ground floor commercial occupying at
least 50% of frontage
o At least 3 small commercial units 800
SF or smaller
 Affordable housing meeting specific
requirements (10% affordable to 60% MFI,
or 20% affordable to 80% MFI, maintained
for min. 30 years)
 Additional design features (worth 5 points)
from code menu of options
 Transit amenities – TriMet shelter or
pedestrian plaza

Taller if limited to 3
stories (not likely)

Additional Height
None
Standards/Limitations

Within 25 ft. of a single family zone, maximum
height is 35 ft. (same height limit as single family
zones)
Within 25 ft. of multi-family zones, maximum
height is 45 ft. (same as multi-family zones)
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The Planning Commission would like to hear the Council’s feedback on the draft proposal, and to identify
any questions and concerns before the hearing. As part of this discussion, the Commission would like
feedback on the development features that should make a project eligible for a height bonus, to ensure the
bonus system is focused on achieving desired community objectives.
Off-Street Parking
The second code issue that has generated significant feedback is off-street parking. In the TCC zone
currently, no off street parking is required. This helps implement the stated purpose of the zoning district,
including “A mixture of land uses to encourage walking as an alternative to driving, and to provide more
employment and housing options,” and “Reduced reliance on the automobile and reduced parking
needs.”
While no off-street parking has been required by code since the TCC zone was adopted in 2001, all
developments (those constructed and approved for construction) have provided off-street parking to
meet what the developer sees as customer and resident needs. While the Halsey Code update project did
not initially propose any changes to the TCC parking requirements, after receiving feedback, amendments
are now proposed to add minimum parking requirements. While the Planning Commission did not
achieve consensus on this issue – with some supporting the existing standard and others proposing more
parking than required citywide – after much discussion there is Commission support for a middle ground
requirement.
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The current proposal would apply the same off-street parking requirements as elsewhere in the City
(outside of the Village), with two adjustments, along with opportunities for reductions when certain
features are included that provide a community benefit. A table summarizing the City’s parking standards
is attached for reference.
A few key factors were considered in the proposed adjustments to citywide requirements. One factor was
allowing a lower parking requirement for uses the community wants to encourage: restaurant and
commercial. Another factor was the intent of the zoning district and vision for Halsey main street as one
of the most walkable and transit-oriented area of Fairview, just adjacent to Fairview Village that was built
around this goal. Along Halsey Street, TriMet busses run every 15-30 minutes on weekdays and 30-60
minutes on weekends, and the upcoming TGM street design project will aim to improve the pedestrian
and bike environment for the street. Finally, space on a development site used for parking reduces the
space available for leasable businesses and homes, and open space. Findings from the market analysis
indicate that parking requirements have a significant impact on development feasibility, now and in the
future.
Adjustments for TCC Zone:
o For business, general retail and personal services in TCC zone: 2.0 spaces per 1,000 sq. ft. of
gross floor area (compared to 4.1 per 1,000 sq. ft. elsewhere)
o For Restaurants, bars, ice cream parlors and similar in TCC zone: 5.0 proposed (compared
to 15.3 per 1,000 sq. ft. gross leasable floor area elsewhere)
Opportunities for Reductions:
Similar to the opportunity for a building height bonus, the draft code proposes opportunities to reduce
the number of required parking spaces, when certain amenities or benefits are provided. The features
listed below are the same as those available for the height bonus (see Table 1 for more detail). Through
the Planning Commission and City Council work sessions this spring, feedback was provided that
Fairview should have the same limit on total residential reduction as Wood Village (no less than 1).
Table 2. Draft Parking Space Modifiers
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The Planning Commission would like to discuss the proposed parking modifiers to hear the Council’s
perspective on this proposal and on the specific features/benefits that should make a project eligible for a
reduction. The Commission would appreciate the Council’s feedback on whether this proposal needs
additional refinement prior to the public hearing.
Attachments:
1. Summary of Parking Standards

CP7

Fairview Parking Standards
From FMC 19.164, Vehicle and Bicycle Parking
Use

Minimum Number of
Parking Spaces

Maximum number of
parking spaces in
Transit/Ped. Areas

Maximum in All
Other Areas

None

None

Residential
Single-Family Detached
Housing, including
Manufactured Home
Parks

Per dwelling unit
One space

Two- and Three-Family
Housing

1.5 spaces

None

None

1 space

None

None

1.25 spaces

None

None

1.50 spaces
1.75 spaces

None
None

None
None

Multifamily and SingleFamily Attached Housing
Studio units or 1bedroom units less
than 500 sq. ft.
1-bedroom units 500
sq. ft. or larger
2-bedroom unit
3-bedroom or greater
units
Senior Housing and
Retirement complexes for
seniors 55 years or
greater

1 space per unit, plus one
per three employees

Rooming and Boarding
Houses, Dormitories

Two spaces for each three
guest rooms, or one per
three beds, whichever is
more

Accessory Dwelling

One space 1

1

The code has not yet been updated, but State legislation requires this requirement to be eliminated. State law
takes precedence.
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Commercial
Auto, Boat or Trailer
Sales, Retail Nurseries
and Similar Bulk Retail
Uses

Bank with Drive-In
Business, General Retail,
Personal Services.
General
Furniture and appliances
Chapels and Mortuaries
Fast Food with DriveThrough
Hotels and Motels
General Offices
Medical & Dental Offices
Restaurants, Bars, Ice
Cream Parlors and Similar
Uses
Theaters, Auditoriums,
Stadiums, Gymnasiums,
Similar Uses
Industrial Uses
Industrial Uses, Except
Warehousing
Warehouses 150,000
gross sq. ft. or greater
Public Utilities (Gas,
Water, Telephone, Etc.),
Not Including Business
Offices

Per 1,000 square feet gross
leasable area, unless
otherwise stated
First 10,000 sq. ft. of gross
land area:
• 1.0 space per 1,000
sq. ft.
Over 10,000 sq. ft. of gross
land area:
• Additional 1.0 space
per 5,000 sq. ft.
gross land area
Plus 1.0 space per two
employees
4.3 spaces
4.1 per 1,000 square feet of
gross floor area
TCC zone proposed: 2.0
0.5 space
2.0 per four fixed seats in the
main chapel
9.9 spaces
1.0 space
2.7 spaces
3.9 spaces
15.3 spaces per 1,000 square
feet of gross leasable floor
area
TCC zone proposed: 5.0
0.3 spaces per each seat

1.6 spaces per 10,000 sq. ft.
gross floor area
0.3 spaces
One space per each
employee on the largest
shift, plus one space per
company vehicle
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5.4
5.1

6.5
6.2

12.4

14.9

3.4
4.9
19.1

4.1
5.9
23

5.4

6.5

0.4

0.5

Public and Institutional Uses
Childcare Centers Having One space per two
13 or More Children
employees; a minimum of
two spaces is required
Churches and Similar
The same as other similar
Places of Worship
uses
Golf Courses, Except
Eight spaces per hole, plus
Miniature
additional spaces for
auxiliary uses set forth in this
section. Miniature golf
courses – four spaces per
hole.
Hospitals
Two spaces per patient bed
based on maximum capacity
Nursing and Convalescent One space per two patient
Homes
beds based on maximum
capacity
Rest Homes, Homes for
One space for each per
the Aged, or Assisted
dwelling plus one per three
Living
employees.
Schools, Elementary and
One space per employee
Junior High
High Schools
0.2 spaces per each student
and staff member
Colleges, Universities and 0.2 spaces per each student
Trade School
and staff member
Sports Club/Recreational
4.3 spaces per 1,000 square
Facilities
feet of gross leasable area
Unspecified Uses
Where a use is not
specifically listed in this
table, parking requirements
shall be determined by
finding that a use is similar to
those listed in terms of
parking needs.
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0.6

0.8

5.4

6.5

0.3

0.3

0.3

0.3

0.3

0.3

5.4

6.5

