Phase Three Community Outreach Summary

INTRODUCTION

The Town Center Plan will establish a community-driven vision for Town Center and create a set
of strategic actions to support the vision. Since launching the Plan process in Fall 2016, the
Project Team has reached out to the community and stakeholders through a variety of
engagement activities, to ensure that the Town Center Plan will reflect community priorities,
preferences, and values.

The first phase of the project established the community's vision and goals for the future of
Town Center. The second phase identified a community concept for Town Center that
illustrated the multimodal transportation, public spaces and types of development that
community members want in Town Center in the future. During Phase 3, the Project Team
translated the community concept into an actionable, long-range plan for Town Center. During
this phase, community members and stakeholders provided input on priority projects, specific
elements of the future Town Center, and ideas for implementing the Plan. This document
summarizes the Phase 3 community outreach activities and input.

The attached compendium includes the materials and results from each of the activities listed.

ENGAGEMENT ACTIVITIES
e Pop-Up Main Street at the Community Block Party

e Town Center Plan Economic Summit Panel

e Technical Partner Meetings

e Meridian Creek 7th Grade Class Project

e Question of the Month

e Project Task Force

¢ Planning Commission Meeting

e Online Town Center Plan and comment form
ONGOING COMMUNICATIONS
Community members were provided with ongoing project updates and opportunities for input.
This communication material is not included in the attached compendium but can be provided

upon request.

e Idea Centers: Library, Parks and Wilsonville Community Sharing displays with
project background, announcements and question of the month

Phase Three Community Outreach Summary | 1



e Town Center website

e Boones Ferry Messenger articles
e Pressreleases

e Interested Parties e-mails

e Business Newsletters

e School bulletin boards

e Social media

e Citizen comments (email, phone and comment cards)

COMMUNITY MEMBERS AND STAKEHOLDERS

Throughout the planning process, the outreach and engagement activities solicited input and
ideas from a broad range of community members and stakeholders including but not limited to:
City elected officials, Wilsonville residents, youth and seniors, Spanish-speakers, service
providers in Town Center, Town Center employees, Town Center residents, Town Center
business and property owners and City staff. In Phase 3, as the details of the plan were being
developed, stakeholders who had participated in the planning process were invited to meet
with the project team to provide feedback on the draft plan elements. The broader Wilsonville
community was invited to provide feedback on the Draft Town Center Plan.

OUTCOMES

Community input in Phase 3 reinforced community priorities established in the first two phases
of the planning process. Community members provided feedback on specific elements of the
plan, including the proposed main street (extension of Park Pl.) and cycle track, as well as
parking. Business stakeholders in Town Center shared their ideas and feedback on strategies
for spurring investment and supporting existing businesses. This input informed recommended
policies and design approaches included in the Plan. Additionally, technical partners, the
Planning Commission and City Council refined Plan recommendations related to transportation,
zoning, and development strategies. Ultimately, the community-driven plan will be reviewed by
community members, the Planning Commission, and City Council. Any needed refinements will
be made to ensure the Plan reflects the community’s vision.
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Question of the Month

April 2018: Which youth friendly amenities appeal to you?

May-June 2018: What would encourage you to take SMART public transit to Town
Center?

July-August 2018: Which parking options do you prefer for future Town Center?
September 2018: Place making projects are relatively quick and inexpensive ways to
activate public spaces and create places to gather. Select two you would like to see in
Town Center.

October 2018: How have you been involved in the Town Center Plan?
November/December 2018: Which element of the Town Center Plan are you most
excited about?

Public Draft Plan

Storymap Plan online
Public Comment Form
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PAI

WILSONVILLE
TOWN CENTER PLAN

Economic Summit Panel Event at
Regal Cinemas
(October 11, 2018)



Join us at the Town Center Plan Economic Summit Panel

WHEN? WHY?
THURSDAY, OCTOBER 11TH The City is seeking to update the community on the Town Center

Plan's development feasibility analysis, and how the results can
4:00PM-5:30PM support the Town Center vision. This event will also feature a panel
discussion between development experts, who will offer their insight

WH ERE, and experience in the development of mixed-use commercial
. centers and modern main streets throughout the region. At this
event you will learn about future development options in Town
REGAL CINEMAS Center and weigh in on potential economic implementation
STADIUM 9 strategies.

29300 SW TOWN CENTER LOOP W.
WILSONVILLE, OR 97070

Light refreshments will be provided.

REGISTER AT: http://bit.ly/TownCenterSummit

For more information, contact Jordan Featured Panelists: Moderator:
Vance, City of Wilsonville Economic Fred Bruning, CenterCal Properties Alex Dupey, MIG Inc.
Development Manager, at Lloyd Purdy, Greater Portland Inc.

vance@ci.wilsonville.or.us or Brian Vanneman, Leland Consulting

503-570-1539. Others to be confirmed

www.wilsonvilletowncenter.com



Town Center Plan Economic Summit Panel Summary

Date: October 11, 2018
Time: 4 PM - 5:30 PM
Location: Regal Cinemas, Stadium 9, 29300 SW Town Center Loop W., Wilsonville, OR

Summary of Event

The project team and the Wilsonville Chamber of Commerce jointly hosted the Town
Center Plan Economic Summit Panel on the evening of October 11 at the Wilsonville
Regal Cinemas. The panel provided an update to the community on the Town Center
Plan's development feasibility analysis, and how the results can support the Town
Center vision. This event featured a panel discussion between development experts,
who offered their insight and experience in the development of mixed-use commercial
centers and modern main streets throughout the region. Attendees provided input on
potential economic implementation strategies.

Event panelists included:
o Panel Moderator: Alex Dupey, Northwest Director of Planning Services, MIG
e Panelist: Fred Bruning, CEO, CenterCal Properties
o Panelist: Leila Aman, Development Manager, City of Milwaukie
e Panelist: Lloyd Purdy, VP of Regional Competitiveness, Greater Portland Inc.
e Panelist: Rebecca Kennedy, Long Range Planning Manager, City of Vancouver
e Panelist: Chris Zahas, Managing Principal, Leland Consulting

Summary of Key Discussion Points:

o Alex Dupey provided a summary of the Town Center development feasibility
analysis and what the key findings mean for Wilsonville Town Center.

o Lloyd Purdy gave overview on what is attracting businesses to Portland Metro
Area, noting access to workforce talent, affordability and quality of life as key
attributes.

e Chris Zahas of Leland Consulting (and part of the Town Center team) noted that
retail design needs to be adaptable and flexible to adjust to unknown disruptions
and changes in retail sector. Food, experiences and entertainment will continue
to be vital, and housing will want to locate with these amenities.



Leila Aman explained how Milwaukie used art as a strategy to create interest
and buzz downtown. It is helping city take a more holistic approach to
supporting arts and has increased the connection between local businesses on
Main Street and artists.

Aman also discussed a program at Prosper Portland created for use in the Lents
District: a commercial affordability program offering tenant improvement grants
and below market rate rents to support existing businesses from displacement
and to attract local and minority-owned businesses to locate in new
development in the corridor.

The panel emphasized taking a district-wide approach to parking and
highlighted several relevant parking strategies, including:

o Milwaukie— Milwaukie downtown realized it did not have a parking
problem; it just was not signed or managed well. The downtown
workforce was using on-street parking in locations important for business
activity. The City identified alternate parking options to free up downtown
parking at key hours for local retail use.

o0 Milwaukie - There is a need to move toward structured parking, so the
City is looking to collaborate with developers to secure half of the parking
in new multi-family residential projects in order to match-make with
employers for their employees to utilize those spaces.

o Vancouver—The City is working on a mix of shared parking structures and
interim surface parking lots to support the vitality of an area. The lots are
identified by long-term plans to become buildings, when achieving
parking structures will be more financially feasible.

Rebecca Kennedy explained how Vancouver revived its identity as a river city—
the oldest on the Columbia-- and recently transformed its waterfront to a more
vibrant, attractive, mixed-used area. This identity was a critical component.

Kennedy also noted it was important for the City to work at different scales.
Vancouver worked to own vacant land downtown, and helped to foster
authenticity and identity downtown and support small, local businesses to locate
there.

Fred Bruning emphasized placemaking and gathering locations as two of the
most important components of a successful town center. He provided an
example CenterCal mixed-use development in a similar outer-suburban
community, Farmington, Utah, where a new gathering space helped catalyze
investment from high-tech business tenants. Companies are hiring young people
who want experiences and a central place to be. Creating a special place will
exponentially increase the choices in the future.

Bruning underlined it is important to know what the community wants and how
that intersects with the market.

Participants expressed enthusiasm about the Plan and interest in accelerating
implementation/construction timelines from 20-30 years to 5-10 years.



One participant noted the Plan is well suited for senior community, and
expressed interest in a community pool.

Audience members filled out Participant Comment Cards in order to prioritize
economic development strategies that have emerged through the Town Center
planning process. The following strategies were highlighted in at least one
participant’s top three:

(0}

Create a Local Improvement District to fund capital improvement projects
in Town Center.

Adopt a Vertical Housing Tax Credit to spur housing development in Town
Center that will support businesses.

Establish business retention programs such as technical assistance to help
strengthen and grow existing businesses.

Placemaking initiatives such as signage and wayfinding, community
events and festivals, parklets and other engaging streetscape elements.

Establish a Business Improvement District or Economic Improvement District
that would support initiatives in Town Center such as marketing,
programming, maintenance, security, and/or beautification.

Designate the Town Center as a Main Street through the Oregon Main
Street Program, leveraging the program’s technical assistance, training
and access to grants to develop revitalization strategies.

Form public-private partnerships to catalyze private investment and
development in Town Center.
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Wilsonville Block Party:

Town Center Plan Pop-Up Main Street

Community Input Summary
August 22, 2018



Event Purpose

1. Citywide Block Party: Celebrate Wilsonville's
50th Birthday, while bringing the community
together to connect with City staff and learn
about City services

2. Town Center Plan Activities: Raise
awareness about the Town Center
Community Concept, provide an update on
the project, receive input from a broad range
of community members, and demonstrate
potential future elements of the Plan



The Block Party...

e Had hundreds of participants

* Included food trucks, live music, lawn games, and more

* Included a temporary pop-up “Main Street” and interactive activities
for community members of all ages to give their input on the Town
Center Plan. Town Center activities included:

Temporary two-way cycle track for people to test with borrowed
e-bikes

Temporary parklet with tables and seating, and an ice cream and
a coffee shop vendor

Three different boards where people could “vote” with dot
stickers. The boards included opportunities to vote on priority
projects for Town Center and parking preferences

Chalkboard walls to provide ideas

Placards for people to write their ideas for the future Town Center
Main Street



Park Ave. was temporarily closed so community members could experience a cycle track

and parklet— streetscape elements that could be incorporated into a future main street
as well as other areas of Town Center.




The parklet included seating near the ice cream and coffee shop vendors. Throughout

the Town Center Planning process, participants have prioritized more outdoor seating
and gathering places for Town Center.




Cynergy bikes loaned bikes to people who were interested in trying the temporary cycle

track.



The cycle track was intended to provide the experience of separated bike facilities in

Town Center, reflecting the community’s desire for better multi-modal connectivity.



Participants used sticky dots to identify the projects they felt were priorities in making

the Town Center Plan a reality.




The most popular responses involved the bicycle/pedestrian bridge and transforming

Park Place into a pedestrian mall or festival street.




Participants provided feedback about their preferred parking approaches for Town

Center.




Community members are most supportive of a parking garage wrapped by mixed-use

buildings.



Community members indicated how the would be likely to use a cycle track through

Town Center in the future.



Community members indicated they would most use a cycle track to ride recreationally

and with their families and to get to entertainment.



Community members shared their ideas for the future Town Center “Main Street” on

placards that were displayed throughout the night.



Next Steps

* The project team is using community input to refine the draft
Community Concept into the Town Center Plan.

 Technical partners, the Planning Commission and City Council will
refine priorities and provide feedback on the Draft Plan which will
be available to the public this winter.

e Based on the public input, the Town Center Plan will be finalized
and considered for adoption by City Council.
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Task Force Meeting #5
June 5, 2018
5:30 pm —8:00 pm
AGENDA

5:30 pm Food and Mingle
6:00 pm Welcome and Agenda Overview (MIG)
6:05 pm Public Engagement Results

Design Recommendations
6:20 pm e Community Concept and Street Cross-sections

e Harmonious Design and Design Guidelines

6:40 pm Design Recommendations (Small Groups)
7:20 pm Report-outs
7:30 pm Preliminary Development Feasibility Results
7:55 pm Close & Next Steps

www.wilsonvilletowncenter.com



City of Wilsonville

TOWN CENTER PLAN TASK FORCE
Meeting Summary

DATE: JUNE 5, 2018
LOCATION: 29799 SW TOWN CENTER LOOP EAST, WILSONVILLE, OR
TIME START: 6:00 PM TIME END: 8:15 PM
ATTENDANCE LOG
TASK FORCE MEMBERS STAFF OTHER
Hilly Alexander Kristin Akervall, Chair Miranda Bateschell Alex Dupey, MIG
Ben Altman Kamran Mesbah, Vice Chair | Jennifer Scola Molly Cooney-Mesker, MIG
Darren Harmon Kyle Bunch Charles Tso Jerry Greenfield, Planning
Paul Diller Rosalind Hursh Zach Weigel Commissioner
Kate Johnson
Marie Alaniz
Scott Vosburg TF MEMBERS ABSENT
Doris Wehler Terrence Clark Lori Leon
Susan Myers Bruce Eicher Richard Spence
Rosalind Hursh Kevin O’Malley Sophia Lochner
Ron Heberlein Hank Jarboe Eric Hoem
Shelly Tracy
Overview

On June 5, 2018, fifteen members of the Taskforce Committee (including one Planning Commission
and one City Council representative) gathered with City and consultant staff for their fiftth meeting at
Wilsonville City Hall to discuss draft elements of the Wilsonville Town Center Plan. This meeting focused
on the public input on the Community Design Concept, design standard alternatives for
implementing the vision, and initial results of the financial proforma analysis. The taskforce members
gathered in three small groups to do an exercise on what regulations and guidelines they want to
implement to achieve the goal of harmonious design.

Agenda Summary

AGENDA ACTIONS
Welcome and Agenda Overview Alex and Molly went over the agenda and provided an
(Alex) overview of the topics that the taskforce will discuss in

small groups tonight.
e Introductions

e Group Activities

Public Engagement results Molly summarized the public involvement and events the
project team hosted during winter and spring 2018. The
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(Molly)

Design Recommendations:

(MIG) (Presentation with Q&A)

feedback and results from stakeholders and business
owners were summarized:

Most of the respondents agreed with the design elements
in each of the proposed land use zones. The Main Street
District received the highest approval rating.

Overall, the community supports the main street district,
green links and multimodal transportation facilities, mixed
uses, retaining local businesses, bike/pedestrian bridge,
more activated public spaces, and amenities for year-
round pedestrian access.

There is strong support for the bike/pedestrian bridge
connection but there were some questions about how to
make the landing location a park. There were also
concerns for how the modified Town Center Loop West
and increased development density would impact traffic
congestion and local access to businesses.

People are interested in consolidated parking but are also
concerned about the need for parking with residential
development. Lastly, there is a strong desire for improving
transit services and providing more housing in Town
Center.

During the Q&A, the Task Force asked questions about the
following topics: housing, market analysis, financial
feasibility analysis, and traffic modeling analysis for future
scenarios.

Jerry asked specifically about property owners’ feedback.
Alex said that the project team spoke with and heard
from property owners who own the largest parcels of land
in Town Center and while some were concerned in the
beginning of the meeting, by the end of the meeting they
were supportive of the plan elements.

Councilor Akervall asked about what themes came out of
the meetings with students. Jenn and Miranda said they
heard from students that they want places to hang out
and spend time without spending money. In addition,
local coffee shops, a community center, and a skate park
are also popular ideas among students. They also said that
students want better bus services to Town Center.

Alex presented updated maps from the Community
Design Concept based on refinements from the outreach
with stakeholders and community members. He described
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Break into small groups (3)

changes made to the open space concept, proposed
street network, and land use map. He also walked through
the cross-sections for the various street types (and
locations). The team developed these cross-sections
based on the input received throughout the planning
process.

Alex also discussed the traffic modeling’s results and
implications on congestion. The modeling results show that
the intersection of Town Center Loop W and Wilsonville
Road fails in the future no build scenario, whereas the
same intersection shows improvement in delay if Town
Center Loop W is redesigned.

Lastly, Alex went over the goal of harmonious design and
highlighted major design elements that relate to
achieving the public realm, land uses, and activities the
community desires.

These design elements include: (1) building frontage; (2)
parking configurations; (3) consolidation of drive-ways; (4)
building setbacks for activated public spaces; (5) parklets;
(6) weather coverage; (7) mix of different materials such
as brick, metal, glass, and wood; (8) architectural features
that articulate the building facade; (9)setbacks on the
third story; (10) percentage of glass glazing; (11) and the
range of intersection densities and block sizes that many
American cities have adopted.

Alex explained the small group exercise and asked the
task force members to consider how to implement the
design elements to achieve the goal of harmonious
design.

In three small groups, the taskforce members considered
the following questions:

(1) Are there specific building/street frontage
requirements that should be considered throughout Town
Center, or is it more location specific?

(2) Are there specific development and site design
standards that should be addressed as part of the Town
Center Plan?

(3) How stringent should the building standards be for new
construction?



Report-outs

(4) Does the street network create a more walkable area?
Do they have the right amenities for each location?

Overall, the group reported discussions on whether these
building design elements should be adopted as design
guidelines or standards. The group felt that incorporating
these design elements into a project will ensure
harmonious design but some sites may have difficulties to
accommodate these design elements if they were
adopted as requirements. Guidelines, on the other hand,
provide more flexibility for each site’s context but is non-
binding. Key points from the Task Force small groups
included:

e Site and building design should be regulated
through standards for Main Street, but there was a
desire for more flexibility in other locations.

e Setbacks, if used for active pedestrian and
retail/seating should be permitted in all areas.

e Drive throughs should not be permitted on Main
Street, but could be permitted in other areas
provided they meet specific design standards.

e Building design should require varied articulation
and materials, but there were questions about
whether specific materials should be required or
only prohibit what is not desired.

e Weather coverings should be required on Main
Street and the C-MU area, but there should be
more flexibility for N-MU and MU areas.

e Generally, consensus on reducing the maximum
block length to 400 feet, although there is the
desire for flexibility in all areas except for Main
Street, provided there are pedestrian connections.

The group also discussed transportation elements of
different cross sections. Since there may not be enough
right-of-way to accommodate all the desirable elements
for a street (e.g. bike lanes, on-street parking, sidewalk
seating etc.), the group discussed when and where we
require or provide space for certain transportation
amenities.

Based on these results, the Task Force generally supports a
higher degree of design standard for Main Street, but

would like other areas to have some flexibility in how those
areas develop. All areas should still be pedestrian friendly.
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Financial Analysis

Close & Next Steps
(MIG and Miranda Bateschell)

Scribe: Charles Tso

Small group results are attached for reference.

Alex presented initial results from the financial analysis
completed by Leland Consulting Group. The team tested
development types related to the design concept (e.g. 4-
story mixed-use retail/residential building on Main Street,
single-story commercial building, and a 5-story office
building). Alex also provided information comparing town
centers in Lake Oswego’s downtown and Orenco Station
in Hillsboro to the Wilsonville Town Center.

Alex presented the return on investment analysis for
different types of uses. Using the baseline set of
assumptions, the results show that for residential/mixed use
only townhomes would achieve a positive ROI. Similarly,
for retail uses, only rehabilitating existing buildings would
bring a positive ROI.

Based on these findings, Miranda noted the team would
be bringing this topic back to the task force. The project
team will want their input on whether or not the city should
think about catalyzing investment in Town Center, and if
so, what should the City do to incentivize private
development? What economic development tools can
we use?

Miranda noted the next meeting of the Task Force would
focus on implementation measures and project lists. The
team will seek the Task Force’s assistance in prioritizing
future actions to implement plan, and help the team
prepare for adoption this fall / winter.

The project team will also use this input to develop the
draft development code and development standards as
part of the Town Center Plan development process.

Councilor Akervall thanked the group and expressed her
appreciation for this process and this group’s dedication
and effort to shaping the Plan. She commended everyone
for their hard work.
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WILSONVILLE

Task Force Meeting #6

October 23, 2018

5:30 pm - 8:00 pm

AGENDA
5:30 pm Food and Mingle
6:00 pm Welcome and Agenda Overview (MIG)
Project Update
610 e Public Engagement
Hopm e Feasibility Analysis
e Traffic Analysis
6:30 pm Priorities (Small groups)
e Infrastructure
e Programming and Placemaking
7:30 pm Report-outs (MIG facilitating)
7:40 pm Close & Next Steps
7:45 pm Appreciation and Awards

Infrastructure Project Priorities (30 mins)

www.wilsonvilletowncenter.com



City of Wilsonville

TOWN CENTER MASTER PLAN TASK FORCE
Meeting Summary

DATE: OCTOBER 23, 2018
LOCATION: 29799 SW TOWN CENTER LOOP EAST, WILSONVILLE, OR
TIME START: 6:04 PM TIME END: :8:00 PM
ATTENDANCE LOG
TASK FORCE MEMBERS STAFF OTHER
Hilly Alexander Kate Johnson Miranda Bateschell Alex Dupey, MIG
Kyle Bunch Kamran Mesbah, Vice Chair | Tami Bergeron Molly Cooney-Mesker, MIG
Paul Diller Richard Spence Tod Blankenship
Bruce Eicher Doris Wehler Jordan Vance
Kevin Ferrasci O'Malley Zach Weigel
Tod Blankenship
TF MEMBERS ABSENT
Kristin Akervall, Chair Ron Heberlein
Ben Altman Hank Jarboe
Terrence Clark Sophia Lochner
Eric Hoem Susan Myers
Marie Alaniz Shelly Tracy
Darren Harmon Lori Loen
Rosalind Hursh Scott Vosburg
AGENDA SUMMARY
AGENDA ACTIONS
Welcome and Agenda Alex and Molly asked everyone to reintroduce themselves. They
Overview welcomed the Task Force Members and thanked them for their time
(MIG) during the past two years of this project life.
Project Update: Public Engagement

Molly summarized the various aspects of the public engagement
throughout this phase of the project. She shared a PowerPoint
presentation with some of the results received from the Block Party
discussions and outreach efforts this summer.

Alex said the Block Party was a smaller crowd but it was beneficial
because we were able to spend more time talking with those that did
attend the event. At the event, the team was able to convert a
portion of Parkway into a Pop-up Main Street with a parklet, local
food vendors, and the proposed cycle-track. This helped community
members visualize the proposed changes and provide additional
input.

Alex discussed the Comprehensive Plan, Development Code and
Design Guidelines would continue to be discussed with Planning
Commission. Kyle Bunch asked if it is helpful for Task Force Members
to be present at those Planning Commission and City Council
Meetings. Miranda Bateschell said staff will continue to share
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updates with the task force as to upcoming Planning Commission and
City Council Meetings and the project developments. It is always
helpful if Task Force Members share their thoughts via their presence
in a meeting or submitting their input for those meetings. Kate
Johnson asked if there was anything in particular that needed Task
Force Members to be promoting. Miranda said it is beneficial for TF
Members to share with others their knowledge of the plan and the
information TF knows about the project. Miranda also mentioned it
will be helpful to have TF members present at the final adoption
meetings

Alex defined the intended changes to Comprehensive Plan for the TF:
¢ Includes policies to implement the Town Center Plan; and
e Identifies new TC Comp Plan designation and implementation;
Development Code and Design Standards/Guidelines:

e Focus design guidelines on Main \Street, more flexible
elsewhere;

e Minimum of 2 stories for new buildings;
e Open space/plaza standards; and
e Off-street parking recommendations

Kevin asked for clarification of the Planning Commission process.
Miranda confirmed that the Planning Commission will be the group
that would review final code changes for consistency with the
proposed plan.

Alex said that if someone is interested in seeing what was presented
to the Planning Commission in October, please speak to him at the
end of the meeting.

Feasibility Analysis

Alex referred to the Feasibility Analysis handout. His PowerPoint
shows examples in Lake Oswego that state that some retail and
office spaces have increased but most development is due to the
increase in housing development in their town center. Alex said that
Wilsonville Town Center has a lot of retail currently and the market
will lean toward more housing development in the future.

Alex posed the question — are there bonuses for creating/offering
affordable housing? Those are policy questions that the City will need
to look at.

Kevin said there needs to be “anchors” in the TC area. Alex said
there are opportunities to have some anchor stores - 30000 square
feet retail such as Trader Joes and such — not a Target “big box
store”. Kate said that the smaller stores in Villebois are struggling to
stay open. Miranda said there is a significant shift in retail — away
from the larger, big box stores. She suggests that we plan for a mix
of local, regional and national stores. There is space for those mixes
in the proposed TC area and accompanying proposed policies.

Alex moved the group along to discuss the different development
prototypes analyzed as part of the Town Center Development
Feasibility Report.

Alternative 1 — Baseline



Without anything happening, the Town Homes, Garden Apartments,
and some new build retail is possible today. Some of the more
expensive development types with structured parking, the developer
would be taking a higher than average risk to develop.

Alternative 2 — Reduction & Tax Abatement

More development types become feasible. Is there an incentive to
share parking or reduce requirement in number of parking spots.

Alternative 3 — Rent Premium

In this scenario, higher rents were tested and most development
types become feasible. Amenities start to drive the rents — rent
prices have already increased 15% in the last year.

Alternative 4 — Favorable Development Conditions (includes parking
reduction, tax abatement, and rent premium)

Alternative 5 — Baseline with Land/Building Acquisition

Alex said that it is going to be tough to build new when a developer
has to purchase the land, often with existing buildings. A developer
will most likely update an existing building and make it more
desirable, or an existing property owner will invest in redevelopment.

Alternative 6 — Parking Reduction & Tax Abatement with
Land/Building Acquisition

Alternative 7 — 20 Percent Rent Premium with Land/Building
Acquisition

Alternative 8 — Favorable Development Conditions with Land/Building
Acquisition

More development types are feasible under these conditions, but not

all. The City may want to consider some of the policies and incentives
tested in the feasibility analysis on a temporary or permanent basis if
re-development is desired more quickly.

Traffic Analysis
Future Traffic Assumptions:
e Analyzed for TSP Horizon Year 2035 PM Peak Hour
e Updated Traffic Volumes
e TSP model assumed significant growth in the Town Center

Alex showed several slides showing current traffic patterns and then
a slide showing future traffic.

2035 TSP Horizon Year Map: Alex said there are a couple of spots
where mobility will be difficult based on the existing system.

With the improvements outline in the Town Center Plan, Main Street
would be a new north-south street in the plan area and Town Center
West would become a local street. The addition of another road and
intersection shifts the traffic so it is more evenly distributed among
three intersections. No changes to I-5 — that is an ODOT issue.

Alex showed a Wilsonville Road Network Modifications Map displaying
Wilsonville Road/Town Center Loop West proposed changes. Alex
said these intersections are currently working independently of each
other, and with the Town Center proposal, they would work together.



Priorities -- Small Groups:

Report-outs (MIG
facilitating)

(Kamran Mesbah excused himself at 6:52 pm)

Doris Wehler and Kate Johnson asked for clarification of how you can
travel to and from certain stores/restaurants with the proposed traffic
pattern changes. Miranda Bateschell explained how some of those
traffic situations would work.

Alex confirmed that the Main Street changes will drive the changes in
the Town Center Loop traffic modifications. Miranda stated that if we
do nothing the traffic and safety situations will worsen. This is a plan
to improve both.

Alex moved the group to the next activity. He said we need to get to
implementation. What are the Steps? What is the funding?

Regulatory Actions

Infrastructure Investments

o Framework Investments: Projects that define the Town
Center Plan (Ped Bridge & Gateway; Park Place
projects—creating Main Street)

0 Quick Wins: Low-cost catalyst projects (Town Center
Loop West traffic control; Parkway promenade traffic
control; Buffered bike lanes)

o Other Projects: Local roads, parks, sewer, water and
stormwater

e Placemaking, Organizational and Economic Development
Strategies

o Placemaking Quick Wins: Citywide signage and
wayfinding; Adding lights for bikes and peds; Parklet
competition; Lunchtime farmers market;
temporary/semi-permanent food carts; Branded bus
stops; Temporary games, seating and art

e Organizational and Economic Development

0 Strategies: Form business/district association;
Establish a business/economic improvement district;
Use Oregon main street program; Prioritize urban
renewal funds; Form public-private partnerships to
catalyze development in the town center

e Next steps: Prioritization of all infrastructure projects and
implementation actions with Task Force and City

Alex provided an overview of the small group exercise. Task
members were asked to prioritize implementation projects.

Broke into small groups at 7:08 pm

Group reports:

Paul Diller and Kyle Bunch reported their groups’ discussions.
Alex captured key takeaways on the wall graphic.

See the meeting summary.



Close & Next Steps
(MIG and Miranda
Bateschell)

Appreciation Awards

e Revise draft code design standards/guidelines based on Planning
Commission input;

e Prioritize implementation actions

e Finish draft plan and develop draft implementation strategies

Miranda announced the special award from OAPA for this project that
the City received. She thanked the Town Center Task Force for their
many hours and devotion to their neighbors and the project and that
the award represents their commitment. She thanked the Task Force
for their time, energy, and involvement. Miranda offered the Task
Force members a wrapped gift (award) in thanks.

She encouraged them all to stay engaged in the project as it moves
through Planning Commission and City Council. She said we will
have a gallery and mini-celebration when the project goes through
adoption and will need TF members to support the project at that
event/meeting.

Doris Wehler stood and said that she has been involved in the City’s
meetings forever. She stated that this project engaged the public
more than any other she has seen in the City. She appreciated
everyone’s efforts.

Scribes: Tami Bergeron /Miranda Bateschell



Attachment A

TOWN CENTER MASTER PLAN TASK FORCE
OCTOBER 23, 2018
Notes and Wallgraphics

Group/Table 1

Priority Infrastructure Improvements

e There was agreement among members of Group #1 that the priority infrastructure projects for implementing the
Town Center Plan are the: 1) Park Place redesign and extension projects, 2) improvements to the Wilsonville
Road intersections, and 3) improvements to Courtside Drive.

e The most important projects are the Park Place redesign and extension projects.

e There was one group member who indicated that the proposed I-5 pedestrian bridge is not important to the
Town Center Plan.



Priority Economic Development Strategies

e  Group #1 had a brief discussion about potential economic development strategies. One group member indicated
that a Town Center Businesses/District Association is not important, and another group member indicated
Supplemental Fees are not important to realizing the Town Center Plan.

Programming and Placemaking

e  Group #1 indicated that the following programming and placemaking initiatives are priorities for implementing
the Town Center Plan: 1) signage and wayfinding, 2) hosting a parklet competition, 3) supporting a lunch-time
farmers market, 4) encouraging food carts in areas not currently well-served by restaurants, 5) festivals, music
and other performances in public spaces, and 6) working with SMART to improve bus stops.

e The group indicated that most important initiatives are the signage, food carts and SMART bus stop
improvements.



Group/Table 2

Priority Infrastructure Improvements

e  Group 2 prioritized the following infrastructure projects for implementing the Town Center Plan: 1)
Modifications to Town Center Loop W, and 2) the Park Place redesign and extension projects.
e The most important projects are the Park Place redesign and extension projects.



Priority Economic Development Strategies

e  Group #2 briefly discussed potential economic development strategies. A Town Center Business
District/Association was the group’s priority and most important strategy.

e Tenant and business retention programs were also considered priorities.

e One group member indicated supplemental fees is not important to implementing the Town Center Plan.

Programming and Placemaking

e  Group #2's programming and placemaking priorities included: 1) supporting lunch-time farmers market, 2)
encouraging food carts in areas not well serves by restaurants, 3) enhancing existing pedestrian and bicycle
pathways, 4) improving SMART bus stops and 5) implementing the signage and wayfinding plan.

e  The group was split on the most important initiatives, although the lunch-time farmers market had the most
support.



Group Report-Outs

The Task Force reconvened and reported their groups’ discussions. Across both groups, there was agreement that:

e The Park Place redesign and extension projects to create a main street are the most impotant infrastructure projects for implementing the Town Center Plan.
e  Wayfinding, food carts, and SMART improvements are important placemaking initiatives.

The Task Force also discussed transit improvements that could help to support the Town Center Plan including: weekend service, better connections, commuter
connections, and improved connections with stations.



PAI

WILSONVILLE
TOWN CENTER PLAN

Technical Partners
(August 24, 2018)
(October 12, 2018)



Meeting Objectives: Provide an update on the project progress; discuss Community

WILSONVILLE

Town Center Technical Partners Meeting #3

Wilsonville City Hall

Willamette River Il Conference Room

August 24, 2018
9:00 am - 11:00 am

Concept/draft Plan and implementation

AGENDA
9:00 am Welcome, Introductions and Agenda Overview
9:10 am Winter/Spring Public Engagement Results
9:30 am Draft Community Concept
10:15 am Financial Feasibility Analysis and Implementation
10:50 pm Close & Next Steps

www.wilsonvilletowncenter.com






WILSONVILLE

——

Town Center Technical Partners Meeting #4

Wilsonville City Hall
Willamette River || Conference Room
October 16, 2018
1:00 pm - 3:00 pm

Meeting Objectives: Provide an update on the project progress; discuss development
feasibility and traffic analyses, and prioritize projects

AGENDA
1:00 pm Welcome, Introductions and Agenda Overview
1:05 pm Draft Comprehensive Plan and Development

Code/Design Guidelines

1:20 pm Development Feasibility Analysis
1:35 pm Traffic Analysis Results

2:00 pm Projects and Implementation
2:50 pm Close & Next Steps

www.wilsonvilletowncenter.com



T2 P2 Oeod zah e o
TN /Q@Mg\v A ST RIANISH

iy Sl /07|

aedt

S S0 (VBN Y _ple QLU AN 0O\ ON<L

ONZIXD DN )<
&\O%@ M SO < AL @M\v

=R Thoua

- opdushys vl ooi= B

Q@v@ o Sk S /

ol (Pqy) ©°Z

\ J¥ ITTANOSTIM

eSSy |

BT VAY /

|

3 d1 d43LN3D NAQOL

DI ‘
Fo) oo ()

=T

0

:
ANIODTIT e 2 H ¢l
(UNAa4d 1l o B

>

o i |
(U 4 e Rt PeRRIOBYy(

SO <
Rens QW e

COOL) A0 & )
s1o02loid @4njonJjsedju] pasodoud °

T 24n3814

IV NV
Y

I gy DRORV

o -

) DO a3 @

SNPVREA0 O A TR =

THYRAATZ A A0 NXRY S

ovelmunt 9004, 202 guuady B
.1 ﬁ?ﬁﬁi@% @aﬁ@a




PA

WILSONVILLE
TOWN CENTER PLAN

Planning Commission

e Planning Commission (August 8, 2018)

e Planning Commission (October 10, 2018)

e Planning Commission (November 14, 2018)
e Planning Commission Work Session (January 9, 2019)



https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/planning_commission/meeting/packets/12641/iii.a._town_center_plan.pdf
https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/planning_commission/meeting/packets/12651/iii._a._town_center_plan.pdf
https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/city_council/meeting/packets/12161/12.3.18_council_packet.pdf
https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/city_council/meeting/packets/12161/12.3.18_council_packet.pdf
https://www.ci.wilsonville.or.us/bc-pc/page/planning-commission-8

PLANNING COMMISSION
WEDNESDAY, AUGUST 8, 2018

6:00 P.M.
Wilsonville City Hall Minutes approved as
29799 SW Town Center Loop East presented at the
Wilsonville, Oregon September 12, 2018
PC Meeting
EXCERPT

L. CALL TO ORDER - ROLL CALL
Chair Jerry Greenfield called the meeting to order at 6:03 pm. Those present:

Planning Commission: ~ Jerry Greenfield, Eric Postma, Ron Heberlein, Phyllis Millan, Simon Springall, and
Kamran Mesbah. Peter Hurley was absent.

City Staff: Miranda Bateschell, Tod Blankenship, Dwight Brashear, Amanda Guile-Hinman, Nicole
Hendrix, Eric Loomis, Mike McCarty, Jennifer Scola, Brian Stevenson, Jeanna Troha, and
Kimberly Veliz.

Il PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was recited.

. CITIZEN'S INPUT
This is an opportunity for visitors to address the Planning Commission on items not on the agenda. There was
none.

Iv. ADMINISTRATIVE MATTERS
A. Consideration of the July 11, 2018 Planning Commission minutes
The July 11, 2018 Planning Commission minutes were accepted as presented.

V. LEGISLATIVE HEARING
A. Parks and Recreation Comprehensive Master Plan (McCarty)
Continued from the May 9, 2018 Planning Commission hearing

Chair Greenfield noted that since the hearing had been continued, the public record was still open. He read
the legislative hearing procedure into the record.

Mike McCarty, Parks Director, noted the consultants from GreenPlay would not be present as he believed Staff
could answer the Commission’s questions. The final version of the Parks and Recreation Comprehensive Master
Plan was being presented, and Staff believed both the Commission’s and City Council’s comments, concerns,
and suggestions had been addressed. He thanked Recreation Coordinator, Erica Baylor, City Staff Charlie Tso,
and GreenPlay. The planning process had not been easy, and GreenPlay had helped Staff make all of the
changes.

Brian Stevenson, Parks and Recreation Program Manager, presented the Parks and Recreation Comprehensive
Master Plan via PowerPoint presentation, which included a review of the Master Plan’s process, its purpose,
and a recap of the key findings heard from the community during the planning process. He also presented how
the recommendations previously made by the Planning Commission and City Council had been addressed, all
of which was included in the Staff report. Staff’s key comments and responses to Commissioner questions were
as follows with additional comments from the Commission as noted:
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Commissioner Postma moved to continue the hearing on the Boones Ferry Park Master Plan to October
10, 2018. Commissioner Millan seconded the motion, which passed 5 to 0.

Commissioner Mesbah returned to dais at this time.

VL. WORK SESSION
A. Town Center Plan (Bateschell)

Miranda Bateschell, Planning Manager, introduced project team members, Alex Dupey, Project Manager and
MIG Consulting, and Associate Planner Jennifer Scola. The project team began visioning for Town Center with
the community about 18 month ago, and since then a series of design workshops were held to talk with people
about their preferences for Town Center as well as involvement with about 30 events last summer to hear the
community’s ideas for a community design concept. That community design concept was taken back out to the
community to vet it and to ensure that what Staff had been hearing was right, to address any concerns, and to
identify any areas needing more work before the concept was finalized into a plan and details regarding
design, the Development Code, and implementation actions were created.

Ms. Bateschell and Mr. Dupey presented the Community Concept Plan for Town Center via PowerPoint,
reviewing the key takeaways and feedback received from community outreach activities that influenced the
revisions made to the community design concept since the June Task Force meeting, as well as the concept’s key
considerations and design elements. The project team also described components for implementing the
Community Concept, noting that at this time, specific direction was needed from the Planning Commission with
regard to design guidelines and the Development Code.

Comments from the Planning Commission as well as feedback on the questions from the project team were as

follows with responses to Commissioner questions as noted:

o Although every detail did not need to be prescriptive, a higher level of design requirements made sense
for the Main Street District (MSD) versus other areas.

e The entire Town Center area should have more stringent design standards. People tend to stretch
guidelines as far as possible which results in losing a little of the character or the overall look and feel
desired. For example, as time progressed, Villebois developments did not strictly adhere to the Pattern
Book, which degraded the original vision. On the other hand, standards that were too stringent would
discourage development.

e Land ownership consolidation and phasing were important to consider. Applying stringent standards to
multiple property owners who might develop at different times could become a less workable.
® Ms. Bateschell confirmed both the east and west sides of Main Street had only two land owners. When

laying out the street plan, the team tried very hard to avoid existing businesses. For the Main Street
extension from Courtside south, the drive aisle would pretty much be within the parking lot (Slide 17).
The other, more local streets would be constructed as part of a private development and would mimic
the block pattern that had been discussed.

e The City would have the freedom to be a bit more stringent with Main Street because the land
ownership was more consolidated. The Courtside extension going west only had a handful of owners
as well.

e  Should the Development Code focus on standards or guidelines? (Slide 30)

e The Task Force recommended more regulations and stricter standards and design guidelines for the
MSD because it was intended to be the central feature of the plan. (Slide 19) Concerns had been
expressed that a lot of new urbanism resulted in a hokey, Disney-like downtown area. The idea was to
make sure that the creativity of the owners and their architects were not stunted by a lot of short-
sighted preferences that did not age well over time and to ensure authentic designs. The intent was
that the guidelines be qualitative so designers would look at the motivation, hopes and ideas the
community had for Town Center and the come up with creative ways to achieve it.
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o Mr. Dupey confirmed that was the intent of the Task Force’s recommendations. Initially, the design
guidelines, particularly for Main Street, were developed with a heavy regulatory hand, spelling
out which buildings should be made of wood with brick, for example. Now, the guidelines focused
on building placement, the percentage of glass at the ground floor, where building entrances
should be, and weather coverings, which were a big deal. The guidelines provided some direction
about permeability and visibility through the building, but left that interpretation to the architect or
designer. The question was how far to take that regulation versus the standard. The key thing for
Main Street was the location of the parking and the building.

e He explained that Belmar, a new urbanist development in Lakewood, Colorado created a
main street similar to what Wilsonville was considering and had centralized parking by
connecting adjacent parking lots. Parking behind the buildings could have multiple land
owners, but the City could require that the parking areas be connected to avoid chopping up
the spaces in the back. This would result in the desired development occurring at an
incremental level rather than having a master developer for the entire MSD. Parking would be
behind the buildings or on the street; whether it was structured or tuck under would be up to
the City or the developer.

e  While there is a balance between design standards and form based code, pure form based code
often gets away from prohibitive or permitted lists, which could be difficult because some
items/elements are not wanted in a development. The project team was recommending a more
balanced or hybrid approach of having a series of more traditional Code elements, as well as
design standards, which would be similar to how a form based code might look.

e For example, building location would likely be more flexible, depending on the areaq;
however, the City would probably want to be more stringent about building location on Main
Street to have a strong pedestrian orientation. Larger office buildings or mixed use residential
buildings not on Main Street could have more flexibility. The overarching vision, particularly
with the harmonious design, was to develop an area that was pedestrian oriented, easy to get
around, and had buildings that were inviting to pedestrians. That could be accomplished in a
number of ways and regulated at a number of different levels to provide flexibility,
depending on the district.

e Key concepts like being pedestrian friendly would be standardized but those elements would
be a bit more prescriptive in the main area. (MSD) The Commercial Mixed Use (C-MU) District
could allow parking behind and on the sides of buildings, but Main Street would only allow
parking behind the buildings.

e  Should we reduce the current maximum block length of 530 ft to 400 fi2 (Slide 31)

e If the City adopted the recommended block length of 400 ft, it would be critical to provide additional
accessibility. Bike paths could be in amongst the blocks and even if not marked, they would be
accessible. The key piece of the pedestrian access was that it could be combined with parking access if
designed correctly. Additionally, the access could be shared by removing curb cuts, which was better
for bicycles and pedestrians, and focusing on 200 ft to 250 ft connections between buildings.
Consolidating the access to parking would also be critical in preventing parking lots from becoming
through-ways.

e The townhomes at Orenco Station had covered parking and the surface parking was for the
apartments and commercial spaces.

e The Orenco example showed a lot of asphalt; more greenscape was desired for Town Center.
(Slide 33)

e One concern with 400-ft blocks would be that mid-block pedestrian accesses would not be defensible
spaces if not designed well. People would not want to use those areas as a thoroughfare on foot at
night. Lighting would be important, and highlighting the access as a public path, even though it went
through private parking would help. Perhaps vendor carts could be located in those areas, or some
other stable activity so that those transitioning through were not going through no man’s land.

e The parking lots should not look like institutional parking lofs.
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The Planning Commission generally consented to having a maximum 400 ft block length.

e Do the proposed cross-section types and locations fit the vision?

The bike /pedestrian transitions on Slide 35 were inconsistent going north and south along Park Place
and the Park Place Extension. Bike lanes were on both sides on North Park Place and then on Park
Place at Town Center Park, there was a buffered bike lane/cycle track on one side, so at each of
those transition points families and children would be transitioning a street. The transitions should be
minimized as much as possible for better flow specifically through that street area.

e The project team explained that those transitions were developed based on feedback regarding
the concept of the cycle track coming from the bridge, down Main Street, and along the southern
part of the park to connect south to Memorial Dr. Additionally, due to the redesign of traffic flow
on Wilsonville Rd, the intersection at Main Street allowed for people to go in any direction. Town
Center Lp W had limited flow of direction. The community indicated a lot of support for most of
the pedestrian and bike activity to go on Rebekah St. because the direct flow from the Town
Center Lp W intersection south to the library would not have full vehicular traffic flow, which would
feel safer. Currently, that intersection does not have full pedestrian connectivity, so in the long
term, some of the traffic flow and how the intersections along Wilsonville Rd are handled would
be modified, focusing pedestrian and bike connectivity north and south of Wilsonville Rd to Town
Center Lp W and Rebekah St.

e There were awkward transitions for bike and pedestrian connectivity because the community
had prioritized the diagonal connection that split off. One split went down Town Center Lp W
and south. The other split went down Rebekah St and south. That might not be where the City
ultimately wanted the connectivity to occur in this plan. There were existing bike lanes on
Parkway north of confluence of Town Center Lp W and Town Center Lp E, so a transition could
be made there and continue the cycle track north. However, the size of the streets needed to
be considered; particularly the Park Place Extension moving from Wilsonville Rd up to Town
Center Park. The Concept Plan recommended on street parking and wide sidewalks. Bike
lanes could be added, but that would require more right-of-way, which was why other roads
were recommended. Bikes could share a slow traffic street.

Streets should not be so wide and complex that they divided Town Center into two distinct districts.

e A cycle track or bike lane at the existing Park Place moving north from Town Center Park would
be one good transition. It would be important to be aware of what the Main Street Extension cross
section south would look like.

The burden of the MSD would be to clearly establish the sense of place for Town Center and that

would certainly be more difficult if Park Place became too heavy with traffic.

e A lot of pedestrian activity was expected in the MSD, so the plan recommended 10-ft travel lanes
and on-street parking, which would help prevent through traffic. Town Center Lp E was the desired
route to reach Town Center.

The transitions would be a design challenge because issues regarding existing conditions and desired

functionality would have to be resolved at each point.

e Should specific building materials be required or more general building design standards? (Slide 37)

More eclecticism and architectural variety was preferred as long as it was not glaringly inconsistent.
Town Center would take a long time to develop and development would start from an established
built area.

For the most part, the Task Force wanted varied articulation to provide breaks in buildings and
changes in planes. However, some people did not want stronger standards.

Both businesses and housing units would likely prefer having some distinction in their architecture.
Ms. Bateschell confirmed the Commission agreed to prohibiting a few things, and allowing articulation
but also flexibility in terms of precise materials.

Main Street could have stronger weather protection, like marquee awnings that extend across the
entire building, which were historic for a lot of buildings. The mixed-used areas might only need
weather protection over entrances. A key recommendation from the Task Force was to have year-
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round use, so a continuous weather protected pathway, especially for the Main Street Area, was

critical.

e  Should we permit one-story commercial buildings? Should the size of retail or commercial space be limited?

(Slide 41)

e No limitations should be set on height or square footage. The City would still have to let the market
figure out what it could build. Too many limitations could prohibit development.

o  One-story commercial buildings were fine. Possibly limiting the size of retail use in the MSD or parts of
the MSD was suggested, but not in other areas.

e Proximity to some sort of anchor store was a determining factor as to whether some businesses
would work, so having limits that would prohibit an anchor tenant was a concern.

e  One-story development would be a total waste of the Town Center in working to make it a gem of a
downtown area. FAR requirements and prohibiting one-story developments were suggested.

e  One-story developments would not accommodate mixed-uses in most cases. The City should wait
on development in Town Center until the market was ready to do at least a two-story
development. Madison had to wait 12 years before well-designed, mixed-use developments were
built on lots that were parking lots for car dealerships on their main thoroughfare.

e One impetus for redeveloping Town Center was to make better use of the real estate, which currently
was largely wasted.

e It was okay to wait for the market to catch up in order to achieve the vision for Town Center. However,
if the City was too restrictive, the market might just ignore Town Center.

e Neither the Task Force nor the community feedback indicated any real push for single-story
commercial in any part of Town Center.

e  Multi-story buildings were required to achieve a vibrant busy center, so at least two stories should be
required.

e Following a brief discussion about requiring multi-story buildings throughout the entire Town Center
area, and the Commission generally agreed multi-stories were critical in the MSD. However, requiring
multiple stories in the entire 100-acre area could be prohibitive to development.

e Ms. Bateschell noted the project team was working a development feasibility analysis and the
initial results had been shared with the Task Force. Staff intended to share the analysis with the
Planning Commission in October. The Commission had provided clear direction about Main Street
and the analysis would help inform the Commission’s discussion on more specifically on other
districts, particularly the mixed-use and neighborhood mixed-use districts.

e The general principle of increasing massing toward the highway had already been discussed. The most
logical place for single-story buildings would be in the neighborhood mixed-use area.

Ms. Bateschell suggested continuing the work session to the October meeting, noting the next topic, off-street
parking, was a big one, but that time had run out for this agenda item. She asked that the Commissioners
provide direction on off-street parking tonight so it could be incorporated into the rest of the presentation in
October.

Mr. Dupey noted a high-level parking analysis was done of the area. Some of the parking in the area was
heavily used, but much of it was not. Where there was more disconnected parking areas, like in the southwest
corner, the parking was pretty occupied and active. Fry’s, the theater, and the northwest corner had excess
parking, so there were no parking problems within Town Center. Key considerations were the current parking
standards, parking standards for mixed-use if mixed-use was introduced to Town Center, and smaller business
exemptions for retail and restaurants less than 3,000 or 5,000 sq ft. Other jurisdictions like Tigard and
Hillsboro had interesting parking standards. Tigard had a zero-minimum standard, which allowed the market
to decide how much parking should be built. Downtown Hillsboro used a lot of Planning Director discretion for
parking levels. Overall, parking spaces were going to a per unit basis as opposed to a per bedroom basis for
residential. There was a variety of standards for mixed-use that used a graduated system. Wilsonville counted
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up all the potential uses in a business and required that much parking. However, Town Center would be a
different type of development than was typical in Wilsonville.

Comments and information requests from the Commission regarding parking and the Town Center Community

Concept was as follows:

®  Would mixed-use, commercial /residential, business/residential, or business/commercial areas reduce the
net need for parking because of time sharing? Did it work to effectively reduce net required parking for
mixed-use buildings? Examples of where that had been attempted were requested.

e The alignment on Town Center Lp W was important and had not yet been discussed as the existing
alignment was a potential wasted opportunity.

e  Although not part of the Town Center design, the other side of the bike/pedestrian bridge on the other
side of I-5 did not have a lot of space. Boones Ferry Rd was very crowded and people drive very fast.
Had any thought been given as to what would happen to the other side of that bridge?

e It seemed that the I-5 bike/pedestrian bridge had moved to the south from where it had been drawn
on earlier maps.
® Ms. Bateschell responded that it had not moved too far. Originally, the vacant corner property

across Town Center Lp W was marked with a big park and the bridge came straight into that
property. A development application for that property had been submitted to the City during the
Town Center planning process, so Staff marked the potential bridge location at the boundary line,
thinking the City might look at a little bit of right-of-way from each parcel along the boundary
line.

e The Commission had heard earlier that this type of crossing could be a catalyst for development on
either side of the bridge. The end section of Barber St as it came towards Boones Ferry Rd was
probably also right for redevelopment given the large companies on the south side and much smaller
buildings on the north side of that street. There was opportunity for cross town connectivity as well as
for catalyzing further development adjacent to Town Center, so it was important to make sure that
connection worked properly on both sides of the freeway.

e That connection should extend to the transit center, especially if the City was trying to build an area
where people did not have to use their cars. The connections should start at the transit mall, allowing
people to walk or use scooters to cross over to the main area.

e The project team responded that could certainly be put in the plan as a guideline for the bridge
design and access. It was important to make a connection beyond the end of the bridge. The City
was not designing that side of I-5, but the team could certainly include an item that connectivity
had to be provided as future guidance for the bridge design.

e Design work for the bridge would begin in early to spring of 2019 and including the
recommendations in the plan could inform that design work.

Ms. Bateschell reviewed the Next Steps (Slide 47) and invited any Commissioners with thoughts on specific
language email her so she could integrate their direction, comments, and edits as early as possible to get the
process moving further along faster.

e She hoped to make the feasibility study available to the Commission prior to the October meeting, noting
she had just received the revised draft and was waiting on one more piece. She hoped to have some type
of economic summit or other event targeted toward the business community to discuss the feasibility study
and development opportunities based on the plan. Staff was trying to determine a date, but hoped to
hold the event this fall and that the Chamber of Commerce would help with the event.

Commissioner Postma said he would do what he could to help with that process. He noted it would take longer
for the business community to digest the information, so it would be a harder to get quick input on those topics.

Chair Greenfield suggested having a short informational item on the feasibility study on the September
agenda.
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effective for SMART. If that service was offered at a discount or free, customers would be paying one fair
versus two, but they would have to make a transfer. Their goal was to work with TriMet to make the
connections smooth and cut costs.
® An update was requested on how Basalt Creek would work with TriMet.
®  Mr. Brashear stated the Mayor and TriMet General Manager Doug Kelsey agreed that Mr. Brashear
and Mr. Kelsey would sit down after SMART drafted a position paper. The paper would not be a
legal argument, but just SMART’s position on investing in Basalt Creek and what SMART expected from
a transportation standpoint. SMART would be expected to provide service for Basalt Creek. TriMet
had no interest in Frog Pond, Coffee Creek, or Basalt Creek, but it did have interest in collecting that
revenue. SMART planned to make a very strong argument, and the matter could get interesting soon.
e SMART's project list was scalable, so more of something could be done and less of something else
if customers wanted, especially if it increased ridership. Currently, because it was so new, ODOT
was being very flexible with the funding. SMART was depending on TriMet to meet the deadline
because if the deadline was missed for any reason, SMART could not submit its application. He
was doing everything possible to ensure the deadline was met.

VII. INFORMATIONAL
A. City Council Action Minutes (July 2, 2018 and July 16, 2018)
Chair Greenfield noted City Council had adopted the Basalt Creek Concept Plan.

B. 2018 Planning Commission Work Program
Miranda Bateschell, Planning Manager, confirmed that Boones Ferry Park would be revisited in October because
September would include a public hearing on the SMART Program Enhancement Strategy and two work sessions,
one on signage and wayfinding, and one on density inconsistencies.

VIIl.  ADJOURNMENT

Chair Greenfield adjourned the regular meeting of the Wilsonville Planning Commission at 9:13 pm.

Respectfully submitted,

By Paula Pinyerd of ABC Transcription Services, Inc. for
Tami Bergeron, Administrative Assistant-Planning
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Community Concept: Update
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Winter/Spring 2018

* Community Concept Open House
* Latino Family Night

* Online survey

* Out-and-abouts

* Question of the month

* Stakeholder meetings
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Community Concept Open House



Latino Family Night
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Online survey
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Community supports...

* Main Street District

* Green links and multimodal transportation
* Mixed uses

* Retaining local business

* Ped/bike bridge connection and landing

* More activated public spaces

 Amenities for year-round pedestrian access
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Community questions/concerns

* Bridge landing park type

* Modified Town Center Loop West

* Traffic congestion

* Parking

* Housing (both strong support and concerns)
* Need for transit
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Community Concept
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Draft Development Code and
Design Guidelines
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Goal: Harmonious Design

Create urban design standards for pedestrian-oriented building and
street design and a variety of quality building types and land uses.

Measures of Success:

a. A cohesive design palette of aesthetic qualities, derived from
community- identified features, both new and existing for the
Town Center.

b. Provide for a variety of building types and uses within Town Center.

c. Development standards that bring buildings together, frame the
street, and increase pedestrian comfort and visibility.
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Major Elements

Recommend new Town Center Zone and design
standards/guidelines

* Permitted/prohibited uses

* Building/street frontage requirements

* Site design standards (including parking)
* Building design standards

* Street connectivity
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Questions for Planning
Commission
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Standards and/or Guidelines

Should the development code focus on standards or
guidelines?

Task Force recommendation: vary by location
* Main Street should have more design requirements.
e Other areas should have greater flexibility.
* Permit setbacks for active frontages
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Maximum Block Length

Should we reduce the current maximum block
length of 530 feet to 400 feet?

Task Force recommendation: reduce to 400 feet

* Require mid-block pedestrian access at least every 250
feet

* Can be combined with driveway access
e Shared access encouraged
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* Existing block
length: Existing-
530 feet

e Recommended:

Approximately 400
feet

* Pedestrian- scale

* Increased travel
options
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Street Location Framework

Do the proposed cross-section types and locations
fit the vision?

* Task Force recommendation: not discussed

* Incorporates adjacent site design recommendations for
active ground floor spaces

* Prioritizes pedestrians and permits all modes of travel

“y ‘A WILSONVILLE
e,









Building Materials

Should there be specific building materials required
or more general building design standards?

* Task Force recommendation: Mixed
* Require varied articulation and materials
* Require weather protection in most areas
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Retail Building Size and Height

Should we permit one-story commercial buildings?

Are there areas that should limit the amount and
size of retail uses?

Task Force input: not discussed
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Off Street Parking

Should we consider special parking requirements for
Town Center?

Task Force input: not discussed

Current Standards:

Multi-family-spaces based on bedrooms (no max)
Multiple tenant buildings require the sum of all uses

No mixed-use standards

Shared/off site parking permitted

On street parking can be counted towards minimums

No exemptions for small-scale retail or smaller restaurants
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Precedent Examples

Tigard Triangle District
 No minimum for any use. Max set (by use)

Downtown Tigard District
* Multifamily: one space per unit
* New commercial (<20,000 sqg. ft.): no minimum
* All other uses: 75 percent of total uses

Downtown Hillsboro
* No minimum for commercial
.75 spaces for residential (including mixed-use)
* Planning Director Discretion
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Parking: Potential Considerations

* Exempt small retail/restaurant (<5,000 sq. ft.)

* Institute graduated requirements for mixed use
buildings

* Change multi-family from a per bedroom to per
unit

* Reduce commercial and office/flex minimums
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Next Steps

* Revise draft code design standards/guidelines
based on Planning Commission input

* Vet results with the Task Force
* Develop draft Plan and implementation strategies
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PLANNING COMMISSION
WEDNESDAY, OCTOBER 10, 2018
6:00 P.M.

Wilsonville City Hall
29799 SW Town Center Loop East

Wilsonville, Oregon Minutes are draft to be
reviewed and approved
November 14, 2018

Minutes Excerpt

L. CALL TO ORDER - ROLL CALL
Chair Jerry Greenfield called the meeting to order at 6:00 p.m. Those present:

Planning Commission: ~ Jerry Greenfield, Eric Postma, Peter Hurley, Simon Springall, Phyllis Millan, and Ron
Heberlein. Kamran Mesbah arrived shortly after Roll Call.

City Staff: Chris Neamtzu, Miranda Bateschell, Amanda Guile-Hinman, Zach Weigel, Mike McCarty
and Jennifer Scola

PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was recited.

CITIZENS’ INPUT - This is an opportunity for visitors to address the Planning Commission on items not
on the agenda. There was none.

ADMINISTRATIVE MATTERS
A. Consideration of the September 12, 2018 Planning Commission minutes

Il LEGISLATIVE HEARING
A. Boones Ferry Park Master Plan (McCarty)
(Public Hearing to be continued to a date certain of November 14, 2018)

L. WORK SESSIONS

A. Town Center Plan (Bateschell)
Miranda Bateschell, Planning Manager, reminded that the last updates to the Town Center Plan were
presented to the Commission in August, which included comments from the community and task force, design
and development details, and feedback from the Commission. The updates being presented tonight would
provide more details, new and updated elements, highlights of the development feasibility analysis, and a
traffic analysis. She introduced project team members, Alex Dupey, Project Manager, MIG Consulting and
Associate Planner, Jennifer Scola. She noted that Staff had a number of questions for the Commission, which
were included in the Staff report and PowerPoint presentation.

Alex Dupey, presented the Wilsonville Town Center Plan via PowerPoint, which included a review of proposed
amendments to the Comprehensive Plan, revised zoning standards and design guidelines, draft implementation
measures, the development feasibility analysis, and next steps. The presentation also included an overview of
the draft implementation measures, which would be discussed in more depth at the next meeting.

Discussion and feedback from the Planning Commission was as follows with responses by Staff to Commissioner
questions as noted:

®  Woas the language in Attachment A.3 (Section 4.155(.02).G) about removing the distance maximum for
off-site parking (Slide 7) meant to convey that off-site parking would be allowed anywhere within the

Planning Commission Page 1 of 7
October 10, 2018 Minutes



Town Center District, or that there would be no distance limit to how far off-site parking could be, including
outside of the Town Center zoning area. For example, in a gigantic parking structure across the pedestrian
bridge.

e The idea was that each building would still require a certain amount of onsite parking. One space per
dwelling unit had become standard for mixed-used type areas. Analyses done throughout the region
showed that places like outer Portland were achieving parking ratios of 0.7. While there were different
amenities in Wilsonville, even some of the suburbs were getting less than one and the team believed one
space per dwelling unit for Town Center would be appropriate.

e The distance was up for debate should the Commission wanted to put a caveat on it to remain within Town
Center. A developer could lease an existing surface parking lot and use it for overflow until it was
developed. However, when the pedestrian bridge was connected, SMART said its parking garage, which
was 40 percent full, could be used for overflow parking if it was connected well with transit. The
Commission needed to consider whether to allow the off-site parking distance just within Town Center or
someplace else. The goal was to right size parking as much as possible, to avoid overbuilding it and
getting the same type of development pattern seen today, which was a lot of unused parking.

o Tigard’s mixed-use standards allowed a 25 percent reduction within mixed-use buildings. Wilsonville
would want to evaluate Tigard’s performance of those standards as new mixed-use buildings were just
coming online. The idea was to maximize the amount of building footprint, while still providing on-street
parking and acknowledging that fitting more uses into a space would reduce the amount of parking
needed. The recent Holland development in Orenco included a structure with one parking space per
dwelling unit.

e  With parking, there was no magic bullet, so cities try to right size the parking as much as possible to
provide flexibility. The benefit with Town Center was that there was a lot of available parking now that
could be used early on. Even if parking minimums were reduced for future development, there was a lot of
parking that could be used as overflow until Town Center developed where structured types of uses could
be built.

e Structured parking, like in Hillsboro and other locations, was rarely built by public agencies, but often
developed through a public/private partnership or paid for on the private side. It was a risky proposition
for a city to purchase a parcel and build a structure on it. The feasibility analysis also addressed who
would pay for structured parking.

o The parking structure in Lake Oswego had a wrap format where the shops were on the outside, which a lot
of people liked. A study about utilization of parking rates in downtown Lake Oswego helped inform
decisions about the right number of parking spaces needed based on the mixed-use project, and there
was a reduction in the initial number of parking spaces required, by about 20 to 25 percent. Lake
Oswego’s structure was considered a good example of parking.

e Lake Oswego’s structure was essentially funded through the city’s urban renewal and bank deposits made
by developers. Instead of building their own spaces, developers paid so much money per space into a
fund that helped pay for the structure. Opinions differed about whether the parking structure worked well
in Lake Oswego.

e Over dedicating parking spaces for specific businesses might be the bigger problem in Town Center.
Spaces were marked for a specific business in Town Center. The goal was to support mixed uses by
allowing people to park once then go to several different places. Having time limits or designating certain
spaces for shorter visits might be more beneficial.

e A fully utilized parking structure was successful. If the parking structure did not perform properly, residents
would park on the street in front of retail building spaces for days at a time, so perhaps time limitations on
street parking should be considered.

e On-street parking was a critical element for a successful main street, but with that came parking
management. In the City of Renton, WA, the biggest issue in the downtown area was that employees were
parking right in front of their businesses. That city’s lack of enforcement to make parked cars move after
the two-hour time limit created parking problems. Part of the implementation strategy would be to
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develop enforcement of both on-street and off-street public parking, which would need to be addressed
as the area became more active in the future.

e The Commission should also bear in mind the general concept of concurrency. Some businesses that come
later might be profiting, or conversely, paying more than businesses that were there earlier, and yet, that
must be traded with wanting to encourage development in the earlier years. He wanted to see more detail
on the parking supply management concept and how that could be done in a business friendly and
development equitable way.

o The Lake Oswego parking structure was a good example because it was the first corner in a revamped
downtown. It took a long time to get that project going and determine the right size parking, how to pay
for it, and how it was to be managed over time. Lake Oswego was just starting to deal with those issues as
development came in and it was the first project to use private and public money. The question was how to
deal with that over time as the area matured.

e The parking in Lake Oswego worked because the parking was there. The concern was that allowing off-
site parking at SMART and providing a regular shuttle service would be inconvenient and discourage
people from coming to the area.

e Town Center was a large area. If someone in the southwest quadrant leased parking in the northwest
quadrant, their patrons would have a good distance to travel to get from parking to the business, which
would not make sense if the City was trying to encourage people to be there.

e People were not expected to park across I-5 as the SMART parking lot would not be the first option if
development came in fomorrow.

e The proposed parking requirements were trying to provide some flexibility to achieve more of a master
development scale as opposed to just a single site scale. However, the project team could put more
thought into what the right distance was and whether there should be modifications. No one would walk a
mile to their car. The team just wanted the Commission to consider some flexibility for future development.

e From its center, Town Center was a quarter mile in any direction, so the entire area across was probably a
bit more than a half mile. On-site parking requirements would still exist. The issue was more about spill
over. If a developer had a tight site and could make the pro-forma and financing work, the City would
allow for off-site parking by providing options for some creativity with regard to parking, at least initially.
As more development came in, parking would get tighter. However, the first development in should have
options since they were taking a risk.

e  Flexibility should not undermine the City’s investment in other systems, like transit. If everyone could drive to
the store, no one would use transit. Wilsonville was trying to create a transit-oriented and walkable town
center. Designing the area to be heavily car oriented would undermine all of the City’s investment in other
modes of transportation. Flexibility needed to address different uses and different populations. Someone
who wanted to pick up dry cleaning on the way to work would need to find close five-minute parking.
However, someone who would be window shopping would not need to go from store to store in their car.
The design needed to dissuade people from doing that in a way that encouraged them to park in one
place and catch a shuttle.

e The current standards resulted in the existing land use patterns in Town Center; however, the other piece
would be the urban form requirements for where parking would be located, particularly along Main Street
and other areas. Parking needed to be provided so people could park once and stay to enjoy the areq,
but a pleasant experience was also needed so they enjoyed walking around. There was a balance
between making sure the parking was in the right location and that it was accessible for the right types of
uses.

e The SMART transit system could be very nimble and flexible, which would support the Town Center Plan
and policy decisions. Staff spoke with SMART earlier today about changing technology and ideas
regarding shuttles in Town Center to access various locations easily. SMART was an asset that other cities in
the region did not have. The Commission should keep that in mind going through the process and consider
what the City wanted from transit’s enhancements or investments; items that could be implemented to work
toward on the transit side to help support some of the policy decisions.
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The Commission discussed the proposed revisions to the Comprehensive Plan and Development Code as follows
with responses from the project team as noted:

e The language in Section 4.155(.02).D on Page 1410f 267 regarding multi-use parking would be cleaned
up. The idea behind the use of two “excepts” in the sentence was to have a 25 percent parking reduction
for uses within a mixed-use building, not citywide, but focused on future development in Town Center.

e  Section 4.155(.02).E, which discussed the owners of two different parcels or two different uses utilizing the
same parking area, would permit shared parking as long as the uses did not overlap or that parking study
supported the overlap. No changes were made to that existing City standard. Section 4.155(.02).E would
apply for two land owners who wanted to share their parking space regardless of the type of building,
while Section D would set the requirement for the number of spaces by the building and a shared parking
component would be added. There was the number and then how it was used.

e  Prohibiting drive through lanes on mixed use did not make sense in the southwest corner of Town Center, as
it could be marketable property for a use with a drive through. Using a bank as an example of a drive
through use seemed strange. Considering the space requirements, a single, drive-through lane might work
along an alley in a mixed-use zone. Prohibiting drive through lanes might be too restrictive. Restricting
queueing lanes instead might allow for businesses with a single, drive-through window. The standard was
found on Pages 116 and 128 of 267.

e The existing drive-throughs in Town Center were challenging for pedestrians because the lanes were
immediately adjacent to sidewalks. Design standards that put the drive to the side or back and kept
queuing on site, away from pedestrian amenities could be considered.

e Prohibiting drive through windows from facing public streets should be revisited as some smaller roads and
alleyways might still be public. (Page 128 of 267) Such restrictions might prevent a property from being
marketable.

o The proposed side and rear setbacks in the Main Street District seemed too small to encourage the type of
restaurant development that the City wanted. Some businesses in Bend have outdoor seating at the back
of the building, so the O-ft rear setback should be more flexible.

e A 20-ft setback on the street side would accommodate outdoor seating with a 12-foot sidewalk; however,
flexibility on the rear setback could work well.

e Regarding the requirement that buildings must be habitable, Mr. Dupey clarified that a second story could
be residential or office space. The requirement was meant to avoid single-story buildings, including single
stories with a false front. There would be no minimum residential requirements for a mixed-use building,
which would likely be multiple stories anyway. However, there should be some minimum residential
requirements for residential buildings on the north portion of Main Street to ensure the desired density and
quality were achieved.

e Stating that second stories had to habitable indicated they had to be residential. Changing the word
“habitable” to something like “designed for occupancy” was recommended. The City did not want a vacant
second story that was not a finished space that could rented.

e The Commission could determine if second story spaces could include storage or warehouse space. A two-
story building built to spec before the office market needed space could be filled by allowing a business
to move in to the ground floor, while they figure out how to finish out the second floor, whether it goes to
housing or office. The key was to make sure the facade met the desired design standards as opposed to
the use standards.

e Allowing an additional story for affordable housing projects could result in a lack of predictability and
continuity as to where the higher buildings would be located.

e The Commission discussed organic quality at the last meeting, and heights could be organic. The
Commission should consider whether it wanted a max envelope or to allow some flexibility for a housing
project. Stories would not be added to a building after development. The developer would provide a
certain percentage of affordable housing that would allow them a height or density bonus

e After a certain height, structures become more expensive to build due to requirements for a heavy-duty
steel structure and reinforced concrete. Developments with maximum heights were visually very boring
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because all the development would be built to the maximum. A dynamic silhouette was part of the visual
interest that varied heights provided.

e Because of the way affordable housing financing works, the City might need a standard regarding a
certain percentage.

o Any developer wanting the density bonus would need to demonstrate the benefit to the community.

Discussion regarding how the Development Feasibility Analysis (Attachment B) might impact the Town Center
Vision (Slide 24) included the following key comments:

e Parking load and traffic were clearly different between Wilsonville and Orenco Station given the contrast
between offices and housing. The pie charts demonstrated the mix of uses and that Town Center was a
desirable place for people to be, which was why the area was being built out. (Slides 10 and 11)

e The return on investment (ROI) in the feasibility study was based on the current land owner doing the
developing. Developers would only be interested in new development if it would result in a better return
on their investment than the existing buildings, parking, etc. Was there a comparative analysis on how the
ROI would compare to the current ROI?

e Leland would need to do a bit more analysis regarding site specific locations. A big box retailer would
have different questions than a strip mall. Larger developments and vacant land would easily fit in the first
four options where there was a lot of unused parking. A lot of infill could occur before developers would
have to consider tearing down a building in order to redevelop.

e Given the feasibly analysis, it was difficult to see how the great vision for a Main Street would work out.
Main Street did not currently exist. It was a section of a parking lot, but since it was partly adjacent to a
strip mall it could have potential if the strip mall redeveloped as one side of the Main Street. Everything
else was auxiliary, because the Main Street would be the pull and the heart of Town Center.

e The implementation strategy would include catalyst projects to start o change that. For example, was the
extension of Main Street from the park to Wilsonville Rd a key catalyst project that both the landowner
and City want to embark on? That type of investment would open opportunities for reconsidering how the
adjacent properties would develop over time. Doing that would take both public and private money. Infill
to the north where existing vacant spaces would not take that investment could happen today. In the
coming weeks, the Task Force would be identifying what catalyst projects could kick off development and
those would be discussed with the Planning Commission.

e There had been a number of meetings between the project team and land owners, as well as conversations
by phone. An Economic Summit would be held on October 11, which would include a panel that would
talk about the feasibility results and the City’s incentives and strategies that could be employed. Land
owners continued to be engaged, but somewhat peripherally. Business and land owners in the area hold a
lot of their business decisions close to their chest, but they still answered Staff’s phone calls and the
dialogue continued. Once the plan was adopted, people might feel more interested or secure about how
the City’s vision would be implemented.

e Land owners would likely be reluctant to do something on their own as opposed to a group taking the Plan
on together. Having the City should try to facilitate that relationship would be ideal.

e The property owners definitely expressed interest in the increased opportunities the proposed Town Center
Plan provided compared to the existing Town Center Plan and the existing Code for Town Center. Often,
until a plan was actually adopted, not many business plans were made or detailed discussions had around
that.

o The City needed a joint vision and everyone needed to see the new plan as a joint opportunity.

o The driving factor would be the rent premiums. Discussions regarding housing development have been
about not increasing multi-family units, but the feasibility analysis recommended building them and making
them more expensive. How was the assumption made that a premium cost for downtown units could work?

e Leland’s research indicated that rents had increased 10 percent in the past year in Wilsonville. In Tigard
and other suburban places, rents increased 20 percent as mixed-use products came online. In order to
achieve those rents, Wilsonville would need to offer other services and amenities. Early developments in
Town Center could be town homes and the services associated with them. Then, other products would start
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to come in. There were opportunities for the City and private developers to work together to foster a
certain type of development through tax credits or other things in the implementation program. The first
few buildings were always the hardest. In order to achieve the vision, Wilsonville would need more people
living in Town Center.

Certainly, some sort of catalyst would be necessary; perhaps, it could be the Main Street District or a
segment of the Main Street district. One challenge Wilsonville had over Orenco was that Town Center was
huge area. Expecting things to happen would be difficult because available areas might not be the areas
suited for catalyst developments. The City needed to be very thoughtful about how this plan was staged,
so that money would be put where it could be used immediately.

In a couple of weeks, the Task Force would be discussing what goes first, and then how should the
development or money be tied to it.

The Economic Summit Panel would be held at Regal Cinemas in Town Center from 4:00 pm to 5:30 pm and
would include five developers who had worked on development in the private and public sectors, and had
experience with financial incentives, tenant improvement programs, and parking projects. The panel would
discuss the proposed implementation strategies and how they related to feasibility; how developments
could occur over time; economic development ideas; how the public could invest in infrastructure and the
impact to development; as well as what type of economic development strategies the City might be
interested in. Attendees would be able to weigh in on which strategies they believed were most important.
The panel discussion would feed into the project team’s discussion with the Task Force and the Planning
Commission next month. She would try to get the event recorded.

Additional comments regarding the Town Center Plan were as follows:

The Commission had discussed restricting retail spaces to 30,000 sq ft last time, so the language on Page
115 about permitting retail spaces exceeding 30,000 sq ft might need revised to make sure the
restrictions were stated correctly. The intent was to get away from big box stores.

Doing a project like this would be difficult without an anchor tenant nearby, so an anchor was necessary.
Goodwill and Rite Aid were 30,000 sq ft. The project team could ask the economic summit panel what the
right size was for Town Center, which was a bit more commercially focused.

The language did not reflect the conclusion from the previous discussion that the restriction would not apply
to an anchor tenant in a standalone, mixed-use building.

The goal was to encourage walkability, not driving from store to store within Town Center. How big would
a larger building with multiple retail facilities be?

Scott Mansur, DKS Associates presented via PowerPoint the Traffic Impact Analysis, which was included in the

packet.

He addressed questions from the Commission, and the Commission provided additional comments as follows:

The traffic analysis did not assume any |-5 improvements at the Boone Bridge because there were no
funded improvements; however, many agencies and ODOT were looking into improvements.

When ODOT came before the Commission, there was a discussion about if nothing was done, there would
be significant backlogs on Wilsonville Rd, 20 years from now; however, the traffic analysis did not
correlate with that.

I-5 was ODOT’s facility and the traffic analysis considered what would be the City’s responsibility for the
intersections as development occurred. What could happen to -5 was an unknown. Mr. Mansur agreed if
ODOT did nothing and traffic volumes continued to increase on I-5, Wilsonville would have backups and
continued congestion on Wilsonville Rd during the peak periods.

The traffic analysis essentially ignored that I-5 existed and just showed the potential capacity for the
interchanges that existed. While the analysis was based on actual traffic, it was not an everyday
occurrence, like an accident. As traffic volumes increased on I-5, the merge and weaving would increase,
which would add congestion. Wilsonville had done its part to add capacity at the I-5/Wilsonville Rd
interchange.
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o The alignment for Town Center Lp W would be discussed again at the next Task Force meeting.

e The alignment that came from the community discussion that would potentially move Town Center Lp W to
the east and vacate part of the street on the west side received mixed reviews from the public. It was one
of the less favorable concepts on the table, but it was not an overwhelming no. One question that was
raised was whether it would really be worth the investment. The Task Force was continuing that
conversation and would be discussing the pros and cons. There was a potential to include it as an
alternative because vacating that portion of Town Center Lp W and relying solely on an eastern alignment
would have to be the last improvement because it would rely on the Main Street and Courtside extensions,
as well as having many other improvements, including the eastern alignment in place, to allow for vacating
the western alignment. Once all those investments were made, there could be a discussion about vacating
the western portion and allowing for additional development potential on the I-5 frontage. Following that
discussion, the issue would be brought back to the Planning Commission.

e Having it as an alternative would depend on the plan that the Commission and City Council approved.
Developers could not move a road, so the option needed to be in the plan if that was what the Task Force
determined.

o The projected route went through Fry’s parking lot. The equation would change quite a bit if the parking
lot owner wanted to do it.

e The traffic study showed the connection on Town Center Lp W was still important regardless of its location.
There might be a reason to move it in the long-term, but the connection would be essential to traffic
function on Wilsonville Rd.

e Removing the connection that would distribute traffic on Main Street would alter the system a bit more.

e There would be a lot of projects and the City needed to decide where money should be spent. Perhaps,
the scale of Town Center Lp W could be reduced to two lanes; some of it could be used for storm water or
developed into a linear park. The Task Force should discuss aligning Town Center Lp W for the best use of
the frontage on I-5. The bigger issue was where to invest the money and what the connection should look
like in the future.

Chair Greenfield called for a brief recess and reconvened the meeting at 7:56 pm.
B. Citywide Signage & Wayfinding Plan (Neamtzu)

IV. INFORMATIONAL
A. City Council Action Minutes (Sept. 6, 2018 and Sept. 17, 2018)

B. 2018 Planning Commission Work Program

V. ADJOURNMENT
Chair Greenfield adjourned the regular meeting of the Wilsonville Planning Commission at 9:11 p.m.

Respectfully submitted,

By Paula Pinyerd of ABC Transcription Services, Inc. for
Tami Bergeron, Administrative Assistant-Planning
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Project Update and Discussion

 Comprehensive Plan, Development Code and
Design Guidelines

* Feasibility Analysis
* Draft Implementation Measures
* Traffic Impact Analysis
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Draft Comprehensive Plan,
Development Code and Design
Guidelines

AW“ WILSONVILLE TOWN CENTER PLAN
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New Elements: Comprehensive Plan

New “Town Center Development” section

* Includes policies to implement the Town Center
Plan

* Identifies new “Town Center” Comprehensive Plan
designation and implementing “Town Center”
zoning district

M y “ WILSONVILLE
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Updated Elements: Development Code and
Design Standards/Guidelines

* Focused design guidelines for Main Street, more
flexible elsewhere.

» Updated height/floor requirements to require a
minimum of two stories for new buildings

* Revised open space/plaza standards
* Incorporated off-street parking recommendations

* Developed additional cross sections for parking
access/small lanes

M y “ WILSONVILLE
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New Elements: Off-Street Parking

Current Standards

* Multi-family-spaces based on bedrooms (no max)

* Multiple tenant buildings require the sum of all uses
* No mixed-use standards

 Shared/off site parking permitted

* On street parking can be counted towards
minimums

* No exemptions for small-scale retail or smaller
restaurants

M y “ WILSONVILLE
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New Elements: Off-Street Parking

Recommendations

* For mixed-use buildings, require 75 percent of the
cumulative number of spaces required.

* Remove distance maximum for off-site parking

 Reduce residential parking minimum to 1 space
per DU

 Require internal connections for parking

* Exempt commercial/retail less that 5,000 sq. ft.
from requirements if within a mixed-use building

M y “ WILSONVILLE
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Questions: Comprehensive Plan and Code

* Do the Comprehensive Plan and development code
revisions address comments on design specifics
versus general guidelines?

* Are the proposed parking requirements acceptable
given the desire for a more compact development
type? Should parking reductions be considered as
part of the development code?

M y “ WILSONVILLE
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Feasibility Analysis
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Development Types —Town Center

Land Use Mix, Wilsonville Town Center Land Use Mix, Wilsonville Town Center
Total MFR, Retail, and Office; All Years Built 2007 to 2017
Source: Costar. Source: Costar.
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Development Types-Orenco Station

Land Use Mix, Orenco Station Land Use Mix, Orenco Station
Total MFR, Retail, and Office; All Years 2012 to present,

Source: Costar. Source: Costar.



Development Types-Downtown Lake O.

Land Use Mix, Downtown Lake Oswego Land Use Mix, Downtown Lake Oswego
Total MFR, Retail, and Office; All Years Built since 2012

Source: Costar. The "Downtown” boundary is based on the City's downtown parking map.
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shown at right—
are required in
order to test the
financial feasibility
of various types of
real estate
development.

13

throughout the region, as well as an

estimated 1.5 acre site in the Wilsonville

Town Center.

Timing
Based market research and expected
project deliverias.

Costs

Based on market research and cost
estimates from RSMeans and industry
experts.

Operating Revenue

and Expenses

Based on market research and data
from industry experts.

Return on Investment
Data from industry experts.

commercial uses

Number of housing units

Parking: Number and type of spaces

Building height, floors, and other design attributes

Construction start
Certificate of Occupancy
Lease-up period

Land or building purchase

Site preparation, e.g., demolition, grading

Hard Cost (construction)

Soft Costs (architecture and engineering; project
management; permits and fees; insurance;
construction loan interest; contingency; other)

Rent revenue from retail, office, residential, parking
Vacancy

Operating expenses for management, utilities, taxes,
INnsurance, maintenance, etc.

Net Operating Income (NOI: revenue less expenses)

Comparison of NOI to Total Project Cost
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Question: Development Feasibility

* What challenges do you see (based on the
results of the feasibility analysis) in achieving
the Town Center Vision?

A‘ y M WILSONVILLE
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Draft Implementation Measures
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Actions, Investments and Sirategies

* Regulatory Actions
e Infrastructure Investments

* Placemaking, Organizational and Economic
Development Strategies

What is the City’s role in supporting the plan’s
implementation?

M y “ WILSONVILLE
——————
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Regulatory Actions

Staff Actions

 Comprehensive Plan and Development Code
amendments

* Address existing covenants, conditions, and
restrictions (CCRs)

e Update the TSP, Parks and Rec. Master Plan, utility
plans (as necessary)

Additional Studies
* Develop a Parking Management Plan
* Develop a Streetscape Design Plan

M y “ WILSONVILLE
——————
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Infrastructure Investments

Framework Investments: Projects that define the
Town Center Plan

* Pedestrian Bridge and Gateway
* Park Place projects (creating Main Street)

Quick Wins: Low cost catalyst projects
* Town Center Loop West traffic control
* Parkway promenade traffic control

e Buffered bike lanes

M y “ WILSONVILLE
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Infrastructure Investments

Other Projects
e Local roads
e Parks

* Sewer, water and stormwater

Next Steps: Prioritization of all projects with Task
Force and City

A‘ y “ WILSONVILLE
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Placemaking, Organizational and Economic
Development Strategies

Placemaking Quick Wins

* Citywide signage and wayfinding

* Adding lights for bikes and peds

* Parklet competition

* Lunchtime farmers’ market

* temporary/semi-permanent food carts
* Branded bus stops

* Temporary games, seating and art

M y “ WILSONVILLE
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Organizational and Economic Development
Strategies

Organization and Economic Development:

* Form business/district association

e Establish a business/economic improvement district
* Use Oregon main street program

* Prioritize urban renewal funds

* Form public-private partnerships to catalyze
development in the town center

M y “ WILSONVILLE
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Organizational and Economic Development
Strategies

Funding and Financing:

* Create a local improvement district

* Create a supplemental fee for new development

* Adopt a vertical housing tax incentive program

e Evaluate opportunity zones and opportunity funds
e Other grants and programs

M y “ WILSONVILLE
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Questions: Implementation

* What would you consider a catalyst project? Are
there first steps that you feel are most appropriate?

* What role do you think the City should play in
future development in Town Center?

* What type of incentives, if any, should be
considered for implementation of the Plan?

M y “ WILSONVILLE
——————



Traffic Impact Analysis
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Future Traffic Assumptions

* Analyzed for TSP Horizon year 2035
PM peak hour

e Updated Traffic Volumes
* Traffic counts collected in 2016

* Additional growth forecasted for
region, City, and Town Center

* TSP model assumed significant growth
in the Town Center
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Existing -
Study Area
Network
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Proposed
Town Center
Transportation
Improvements
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Future Traffic Operations

* Traffic operation scenarios analyzed
* 2035 TSP Horizon Year Scenario

* 2035 TSP Horizon Year + Town Center Transportation
Improvements

“y ‘A WILSONVILLE
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2035 TSP
Horizon Year

Operating Standards/Mobility Targets
City of Wilsonville — LOS D
ODOT -0.90 v/c ratio

T\ p——



2035 TSP
Horizon Year
+ Town Center

Transportation
Improvements

Operating Standards/Mobility Targets
City of Wilsonville — LOS D
ODOT -0.90 v/c ratio

T\ p——



2035 TSP
Horizon Year



2035 TSP
Horizon Year +
Town Center
Transportation
Improvements



Full
Development
Trip
Distribution
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2035 Town
Center Plan Full

Development
Buildout



Street
Network
Modifications
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Next Steps

* Revise draft code design standards/guidelines
based on Planning Commission input

* Vet results and prioritize implementation actions

* Finish Draft Plan and develop draft implementation
strategies

A‘ y “ WILSONVILLE
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PLANNING COMMISSION
WEDNESDAY, NOVEMBER 14, 2018

6:00 P.M.
Wilsonville City Hall Minutes approved as
29799 SW Town Center Loop East presented at the

Dec. 12, 2018 PC

Wilsonville, Oregon :
Meeting

Excerpt

L. CALL TO ORDER - ROLL CALL
Chair Jerry Greenfield called the meeting to order at 6:00 p.m. Those present:

Planning Commission: ~ Jerry Greenfield, Eric Postma, Peter Hurley, Simon Springall, Phyllis Millan, Kamran
Mesbah, and Ron Heberlein.

City Staff: Chris Neamtzu, Amanda Guile-Hinman, Miranda Bateschell, Mike McCarty, Brian
Stevenson, and Zach Weigel

PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was recited.

CITIZEN’S INPUT - This is an opportunity for visitors to address the Planning Commission on items not
on the agenda. There was none.

ADMINISTRATIVE MATTERS
A. Consideration of the October 10, 2018 Planning Commission Minutes
The October 10, 2018 Planning Commission minutes were accepted as presented

Il LEGISLATIVE HEARING
A. Boones Ferry Park Master Plan (McCarty)
(Public Hearing continued from October 10, 2018)

Commissioner Postma moved to approve the Boones Ferry Park Master Plan and adopt Resolution No. LP18-
0008. Commissioner Mesbah seconded the motion, which passed unanimously.

Chair Greenfield called for a brief recess and reconvened the meeting at 7:04 pm.

L. WORK SESSION
A. Town Center Plan (Bateschell)

Miranda Bateschell, Planning Manager, introduced project team members, Alex Dupey from MIG, the
consulting firm helping with the project, and Associate Planner Kim Rybold. The final project Task Force meeting
was held last month to discuss the implementation for the Town Center Plan. The team had been working
diligently with the Planning Commission over a number of work sessions and had provided an overview of the
implementation plan to the Commission last month. Tonight, the team would go more in-depth about the
regulatory changes, infrastructure projects, as well as some placemaking and economic development programs.
Feedback from the Task Force would also be discussed, and the Commission’s input was requested on what the
City’s priorities should be and its role in the Plan, as well as what catalysts would make the community’s vision
for Town Center a reality.

Planning Commission Page 1 of 9
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Alex Dupey, MIG Consulting stated that during the last Task Force meeting, each of the major elements were
reviewed and prioritized in terms of what the potential framework projects might be. The Planning Commission
input was needed on whether those framework projects should continue through developing the draft plan over
the next six weeks, before returning to the Planning Commission in the New Year. The project team had also
been working on the Development Code and had provided revised language for discussion based on
comments the Planning Commission had during the last meeting.

Mr. Dupey presented via PowerPoint updates to the Town Center Plan regarding Draft Implementation
Measures, which focused namely on infrastructure, as well as Draft Comprehensive Plan and Development
Code amendments, and recommended Design Guidelines.

Discussion and feedback from the Planning Commission regarding the Town Center Plan and responses to

Commissioner questions was as follows:

® Ms. Bateschell agreed to email the detailed images of the intersections missing from the printed

e The bike/pedestrian project on Rebekah St (I-2.G, Slide 7) would be included with the Wilsonville Rd
improvements, which would also incorporate a flashing pedestrian beacon and making Rebekah a right-in,
right-out as opposed to the current signalized intersection. Rebekah St was part of the local street network,
so if Safeway or Rite-Aid redeveloped over time, and the connection from Canyon Creek Rd to Rebekah
St did occur, a variety of local road cross-sections in the Plan addressed bike /pedestrian connectivity,
which could include bike lanes and shared lanes. However, the bike /pedestrian project was focused on
Wilsonville Rd, and the costs involved with that element.

e Town Center Loop E would have cycle tracks, which were recommended throughout Town Center,
essentially connecting the pedestrian bridge in the northwest corner to Memorial Park in the southeast
quadrant. That project, shown as I-2.K, was a specific project within Town Center Loop E. The circle shown
at the Town Center Loop E/Wilsonville Rd was just the intersection itself.

o How would this project impact the business community on Main St, specifically the streets leading into the
intersections on the south side, and would those be affected?

e The connections south of Wilsonville Rd would be maintained, and there might be some cut-through of
the Main Street south of Wilsonville Rd, which could result in some circulation changes there. Most
people leaving Town Center were expected to stay on Wilsonville Rd, but some additional vehicles
could continue on Main Street. The benefit was that area had already been designed for that function.
Based on the traffic analysis, no real impact was expected on the streets south of Wilsonville Rd.

o A “Town Center district association” could be organized in a variety of ways but were often non-profits,
which was a typical downtown business association template. As a non-profit, a board would be
established, and then a city would often provide seed-money to get it started. As businesses signed on,
they would agree to tax or assess themselves whatever percentage they chose to fund projects or the
organization. That could include hardscape items, like street sweeping and garbage pickup, or for
programming, like festivals and events that generate interest in the area and also attract businesses.

o The district could also be a subset of a Chamber of Commerce, and there was often a Chamber
member on the board. The district would not replace the Chamber as an advocate; it was really more
focused on that specific area. The Chamber had a large number of responsibilities, and often
partnered with such districts to be certain that their interests being aligned.

®  Were there any examples of such a district in the region?

e Oregon City had a great Main Street Program that was responsible for a lot of the development
there. Lloyd Purdy, who was on the Economic Development Forum, and Nancy Kraushaar, who was at
the City of Oregon City at the time, were strong partners in streetscape improvements to attract
specific businesses into downtown. Mr. Purdy learned what the business’s issues were and become an
advocate for those businesses. Oregon City had become a very successful space. Milwaukee also had
a burgeoning downtown district. It took time but even a little bit of advocacy helped to align
businesses.
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e Wilsonville Chamber of Commerce representatives were on the Task Force, so the district concept had
been before them throughout the project. Chamber members also attended at all the different focus
groups with small business where the district idea had come up in terms of an identified need. Better
organization was needed, as well as the ability to have more capacity, more programming to liven up
the area, and some type of coordination. The implementation portion of the Plan was where different
ways of doing those things would be discussed, such as with a Main Street program, business district,
subset of the Chamber, etc. Such questions would not be answered through this Plan, which looked at
the concepts and implementation actions. The action item here could identify five organizations, for
example, to partner to determine what that looked like.

o As a follow up to the Task Force meeting three weeks ago, Staff had also discussed the district
concept with the Chamber to determine what that might look like, and what its role would be in
order to provide more direction in the Plan, so that it was not so open-ended but help direct what
that future study or conversation would look like. None of the implementation items would lay out
all the specifics, except for infrastructure projects and Code work. However, information in the
Town Center Plan would determine what needed to be assessed in implementing the placemaking
and economic development strategies, which were concepts and ideas that came from the process
that needed to be fleshed out more.

o The Chamber was engaged and the City was working with them, and Staff expected that would
be an ongoing discussion.

e To move forward with the Plan, there had to be some coordinated interest on the part of the existing Town
Center business owners. Wilsonville had an effective business organization, which could have a role in that.
The City could not do it by simply laying out a concept of what it believed Town Center should look like in
20 years, but getting from here to there would require some movers to get it started.

e The key piece was having an advocate within the business community, and the movers were there. The
City could act as the initial catalyst through its Economic Development Department, but it would not
always have to lead it; there needed to be interest from the businesses to do that. There were some
very engaged businesses in Town Center that, if given the opportunity, would do that. Again, the
district concept was just one option.

e Discussion regarding frameworks projects was as follows:

e The complete extension of Park Place from beginning to end would be a priority framework project;
regardless of whether it started at the north or south end. It would not work without the middle. The
Park Place area would be the catalyst to start bringing the project together.

e Without the Park Place extension, the plan became too abstract. Park Place gave Town Center a
place to move out from. This was a critical piece in which the City could take a fairly active role
and easily be a driver.

e The framework must start with what was available for the businesses that were going to build in and
operate in the Town Center area. The concern was the footprint limitations; and limiting things like
drive-throughs, which would mean there could never be a Dutch Bros in this area. So many of the
restrictions were based upon expectations of what the City would like to build, but it might not be
what businesses could build and still make it economically sustainable because their hands were tied.
e The catalyst was making sure that a plan was in place that made it possible to build something in

Town Center in an economically feasible way. Experts in the field have stated that removing the
potential for anchor tenants with the Code and some existing limitations might be disastrous.

o Determining what framework project would be a catalyst was a struggle when the Plan was at a
point where businesses could not get interested in doing anything yet. The concern amongst the
Chamber and business community was that the Town Center must be a sustainable project they
would want to invest and build in, and it was not there yet.

e The square footage for an anchor tenant was 50,000 sq ft, but that was not sustainable or
realistic on two floors. Some anchor tenants could work in smaller spaces, like Trader Joe's. If the
market was limited based upon a footprint size, the City was just waiting for a particular
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developer or business designated ahead of time to show up and invest; rather than opening it up

to see what the business community could build.

e The concern was that this element keeps being discussed, but it had continued to be missed.

e Drive-throughs were not going away; they were lunch and destination opportunities and should not
be legislated out of existence. The Town Center Plan was so limiting, and that was a concern.
Therefore, the question about choosing the initial framework projects could be answered because
the framework on what was possible to build was already a bit too limited.

o There were currently two coffee shops in Town Center and one had a drive-through. The
general idea was to provide a walkable, safe neighborhood. There was a general concern
with vehicles and pedestrians and dealing with those conflicts. Not that there should never be
drive-throughs; perhaps at the corner locations on the perimeter or close to Town Center Loop
E. In general, the Main Street area should be considered as a walkable area and have the
most restrictive codes, understanding that the rest of the area was fairly wide open.

e One positive concept of the Town Center Plan was the invitation to tarry, the opposite extreme
of driving through. There might be areas within Town Center where drive-through was
antithetical to that concept. However, areas on the periphery might be more amenable to
drive-throughs.

e The Main Street was the first thing that should be prioritized. It made sense for the southern part to be
prioritized where possible. (I-2.D, Slide 7). It was not clear what would need to be done with the
existing businesses and parking lots.

e The improved buffered bike lane on the southern section of Town Center Loop E as it approached
Wilsonville Rd was exciting to see, as the current bike lane disappears at the bottom. The improvement
would fix that and provide a more complete bike connection.

e Until the pedestrian bridge crossing |-5 was built, there was no point to prioritize that part of the bike
lane.

e Park Place functioned as a main street for the Town Center area and received the main street district
nomenclature mostly because the community kept coming back to the idea of a main street, where one
could walk down the street; a destination with shops and restaurants. People did not want to create a
historic main street, because Wilsonville did not have that history, but they were interested in a modern
main street that was that kind of place. There was an actual Main St in town already, so this would be
an extension of Park, and probably called Park Place, but it would serve as the main street for the
town center area.

e Calling it Park Place would probably be appealing to business developers.

e  Was any of the Town Center planning likely to be a disincentive to businesses being interested in Town

Center?

e The Commission or City needed to determine what type of businesses it wanted to attract within Town
Center. For example, increasing the street grid and providing these other connections would be a
different land use form than Argyle Square, which was large format retail with large parking lots. The
project team had been talking with the community to determine what exactly was Town Center, and
the response was the hub or the heart of the City. Not Argyle Square, but a smaller scale, compact
development pattern, possibly street-level businesses with residential above or other commercial
spaces, but no big-box stores, and nothing with large parking areas.

e Traditionally large format retailers were going into 25,000 to 50,000 sq ft sites. The selection
was not as large, but the online portion of their selection was the same as the big box areas.
Retail was transitioning to smaller floorplates. There would be a disincentive for a new business
like Fry's to be built; however, for a mixed-use development that wanted to put in things like
small-scale restaurants, being in Town Center would be an incentive.

e The Town Center Plan could create incentives and new opportunities for existing property owners
to do development that did not exist under the current Development Code and Town Center Plan.

e Although some anchor stores were moving to smaller formats, it was still necessary to create a
destination type of feel to attract people. The idea that a destination came from only small business
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was concerning, which was why 50,000 sq ft sounded like about the right size for an anchor store.

Many retailers have an online presence and could have a smaller physical location, creating a

destination where customers would pick up orders, have lunch, and shop at other nearby stores. Other

small businesses would be attracted if they could see the potential for foot traffic because other
destination points were available.

e Town Center was next to I-5 and a major I-5 interchange. The concept that Town Center could stand on
its own and be economically viable as just a walkable, tight-knit neighborhood, did not take into
consideration that millions of people were traveling on I-5, which was a huge piece of the economics.
Wilsonville did not have the density to keep stores alive.

e The City of Portland prohibited big box stores at Cascade Station near the airport, and the land sat
vacant for more than a decade. The retail landscape was changing dramatically, but people still want
to a hands-on shopping experience.

e The City must be careful about what was prescribed to the economics of Town Center, especially
considering this could be a 30 to 40 year plan, so the plan should be elastic. For example, in the next
10 years, people would be asking for Uber or Lyft stops rather than bus stops.

e Having some or at least guiding the infrastructure in Town Center in a template for the desired vision
and feel for Town Center was just the window dressing on the economics of it working. People working
in flex spaces would be coming in on I-5 from Woodburn, which was recently dubbed the suburb of
Wilsonville. People would still be driving to Wilsonville. Maintaining flexibility was important because
things were so dynamic right now.

e The draft Code currently required a two-story minimum throughout the district with a 30,000 sq ft
maximum per floor. Should the City consider allowing two stories of commercial with 30,000 or 50,000 sq
ft per floor?

e The thinking was to have multi-story mixed use, as in retail on the first floor and either office or
residential on the upper floors. lkea was an approximately 200,000 sq-ft, two-story building with
retail and warehousing, so it might be possible to imagine two-story retail. The Commission probably
had no business restricting that in the Commercial Mixed-Use (C-MU) District. (Slide 25)

e The idea behind a minimum of two-stories was to ensure that higher density and higher activity was
built into this area. Having two stories of commercial was fine and met the interest in seeing increased
level of activity per acre of land developed.

e Town Center had good exposure on I-5, so higher than two-stories would be expected. Having
30,000 to 50,000 sq ft of commercial on the first floor, and just offices on the second floor would
be a strange use, unless it was all part of the same business. Bridgeport Village had two-story
furniture and book stores.

e Buildings in the area of Albertsons was 60,000 sq ft, not including Starbucks, and Trader Joe’s in the
Hollywood District was approximately 25,000 to 30,000 sq ft.

e Was street frontage more important than the general size of the building? The concern was about having
a gigantic box on the street, so perhaps it was about geometry. Having other small businesses on the street
frontage with a decent-sized entrance for a larger retailer tucked behind served the purpose of providing
the necessary footprint for a larger retailer that could be an anchor tenant, yet still accomplished the City’s
goals of having that feeling of density and smaller places.

e The concept of retail on one floor with a lobby area on the side for offices on upper floors could be
considered; though the financial metrics would require a taller building.

e The concern was more the streetscape environment as opposed to the scale of the building. If there
was a larger floorplate, potentially some requirement for frontage should be considered. This would
help create a sense of place, and not having a Home Depot sitting on the main street; yet there would
still be the ability to generate anchor store traffic.

e One struggle with larger, commercial stores was that they created car-dependent destinations, not
lingering traffic. The Town Center area was large enough to have anchor stores on the edges, close to the
main arteries to get in and out. The idea that anchor stores were required to add to the core of this
redevelopment area was not convincing. This might be just a transitional kind of development, and the
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kinds of anchors that occur help develop the kind of residential and mixed use necessary in order to have

residents who walking around to different businesses. Then, development would occur more organically

from that more cohesive, substantive kind of community center. Nothing should inhibit that phased or
organic type of development. The concern was that with too much flexibility; if anything goes, then
anything goes and Town Center would become just anything. Town Center would not be able to compete
with Bridgeport. Downtown Lake Oswego did not have those kinds of large anchors, and was doing fine,
and it was not competing with Bridgeport. Wilsonville needed to find its place, making sure it fit and was
culturally relevant and sustainable.

e The Lake Oswego area around the Salt and Straw was a compact area. Town Center was significantly
larger. The drive to maintain a smaller footprint would make more sense if this were not such a huge
area. How could that flexibility be included to make sure development would be successful, while still
meeting the goals of having that active Park Place area?

e On the edges of downtown Lake Oswego, within walking distance, were car dependent business with easy
access and egress. The Commission needed to create a similar dynamic and balance, where as one got
closer to the Town Center core, it became smaller and more granular with more flexibility on the edges for
the 365s.

o From a Code standpoint, that was how this was being established. The floorplate maximum was being
discussed primarily for this area because of the highway visibility and existing development pattern. If
the Commission were to allow a bit more flexibility for that development type, it would not necessarily
have to be on Main Street.

e The challenge was that the project was so massive; it was difficult to envision what it would look like. But
designating the core area, and then having concentric rings out from that where different development
types, like drive throughs and large retail, were permissible would not close off options. A finite area
would be restrictive so that it could be something different; something special with the park and other little
parks and things.

e Perhaps the Code could designate that within a certain radius of Park Place, as the center street,
certain standards or criteria applied, and then the Code could be more expansive moving away from
that core as far as what was allowed, which made sense, even from a business standpoint.

e The Main Street District (MSD) was already clearly identified in Attachment B.

e Page 2 of Attachment B discussed the prohibited and permitted usages with regard to C-MU, Main Street,
and drive-throughs. However, the wording was not clear about whether these were permitted or
prohibited.

e 30,000 sq ft was currently the maximum floorplate everywhere within Town Center, but from the
feedback, perhaps Commercial-Mixed Use (C-MU) should be increased a bit and the standard a bit
more stringent in areas like the Main Street.

e Having larger, two-story retailers in the mixed-use area should be permissible.

® Ms. Bateschell agreed there was a disconnect between (.02)E on Page 1 and (.03)A.1 on Page 2 of
Attachment B. The thinking was that it would be allowable anywhere as long as the footprint was not
greater than 30,000 sq ft, which was part of tonight’s discussion. 30,000 sq ft was chosen to maintain
the community’s vision of a walkable, friendly, less auto dependent uses on the center Main Street.

e She agreed the wording needed to be clearer, but the maximum square footage per use needed
to be determined.

e  Was an overall maximum important, or was it really about the footprint? If it was the
footprint, the 30,000 sq ft maximum was clear on the Main Street in the MSD.

e And then, should a larger footprint be allowed in other areas, and if so, which areas? The
concern from the Task Force and the Commission was more about the footprint rather than the
overall maximum footprint. If Target wanted a two- or three-story building, the concern would
be about the footprint and what it created in terms of the public realm and the walkability.

e While a 90,000 sq ft, three-story Target would create a parking dilemma, Target would have to
provide parking, which might not be economically feasible without building a garage with additional
parking spaces for others.
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e Had any due diligence been done to determine if multi-floor retail would be prohibitive; whether cross-
prohibitive or just not convenient to shop?

e From a market standpoint, retail was moving away from a large 50,000 to 100,000 sq ft formats,
whether it was single or multi-story. Multi-story Targets were seen in large metropolitan areas, but
in general, larger retailers, like Target and even Amazon, were moving into much smaller
floorplate buildings, whether single or multi-story. A feasibility analysis had been done, and a
three- to four-story Target in Wilsonville Town Center would not financially pencil out in the next 5
years. On the 20-year horizon, it could be feasible, but the retail environment would shift
significantly in the 20-year timeframe.

e Were shoppers comfortable shopping in a two-story 50,000 sq ft facility with 25,000 on each floor?
e The Target at Mall 205 with an 80,000 sq ft floorplate over two stories. From the retailer’s

standpoint, the idea was to maximize whatever space they got. The concern seemed to be about
the overall scale and less to do with heights.

e  From the feasibility analysis, a multi-story office and multi-story commercial were challenging
within the environment right now.

e A brief discussion ensued about the market and the ability of businesses to adapt, which was not a Code
issue but it did affect the scale of buildings.

e |t was a Code issue in that the City had to code for the possibility of change and provide flexibility,
adaptability, and resiliency to market trends. It was important not to code so tightly as to limit that
flexibility.

e The Commission’s input was summarized as follows:

e A maximum square footage per floor was wanted, but that did not mean one had to build to that
maximum. Building multiple stories would provide flexibility to build more square footage within
certain areas of Town Center.

e More flexibility would be allowed in the C-MU District, and limitations should still exist in the MSD.

e  Woas there a desire for a shift in the mixed-use sub-district, and would that only be in locations along the
edges?

e The two mixed-use districts along Wilsonville Rd felt very different than the mixed-use district on the
north end, so perhaps something different should be done there. Having something like an anchor store
would get people there, and then they could walk within the area.

e That approach could be taken should the Commission choose to do so. The MSD had tighter design
guidelines at the intersection by Memorial Park, since that was a critical place. The language could
also state, “within the mixed-use district along or adjacent to Wilsonville Rd.”

e Perhaps the area adjacent to Wilsonville Rd should be C-MU.

e C-MU allowed for a lot more building height. Combining the two could result in five- or six-story
buildings if there was residential. The Town Center Plan stated higher buildings alongside I-5, and
there was no proposal to change that.

e The mixed-use district was pretty open as far as what was permitted. There were some scale
limitations, but it was two to four stories and allowed most everything; however, the drive-through
was the question primarily for the mixed-use district adjacent to Wilsonville Rd. Perhaps that was
the differentiation between Wilsonville Rd and the district in the northeast quadrant, just from a
road visibility standpoint.

e The Commission did not want four-story buildings along Wilsonville Rd.

o The Commission supported allowing a floorplans greater than 30,000 up to 50,000 sq ft for an anchor
store specifically within the mixed-use adjacent to Wilsonville Rd with some limitations on the frontage
design. Maximum frontage and block size limitations did exist outside of the MSD.

e Businesses on Wilsonville Rd would be accessed from roads in the back, so design would be very critical.

e The design standards for the Wilsonville Rd frontage would be reviewed to ensure not a lot of parking
was fronting on Wilsonville Rd, particularly at the street corners, to keep the entrance into Town
Center attractive. The project team would report back at the next work session.
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e Wilsonville Rd needed to have texture; open, undulating, and inviting spaces, so it was not just a wall
of glass with fake storefronts.

e Old Town provided a great example of intent versus implementation. Several stores had put
brown paper up in the windows along Boones Ferry Rd. Wilsonville Rd was susceptible to that
because there would be no on-street parking to activate the streetscape. In Old Town, there was
no reason for people to be back there because parking was on the other side. Fortunately, the
streets on Wilsonville Rd were more closely spaced in the proposal which might be easier to
mitigate.

e The traffic could also be a problem. Walking and sitting along Wilsonville Rd was not incentivizing,
and it could be a pretty stark space, potentially.

e The streets perpendicular to Wilsonville Rd were really where the activity would happen.
Wilsonville Rd would remain busy; there was no reason to be there. From an environment
standpoint, people would prefer to be on Park Place or Town Center Loop W. The team would put
some thought into it and present a proposal to the Commission.

e  Wilsonville Rd should have vistas that invite people into Town Center, as opposed to a wall.

e A number of drive-through facilities existed within the Town Center, and currently, design guidelines were
provided for drive-throughs within the proposed Code.

®  Mr. Dupey understood from the Commission that drive-throughs would be permitted on the
periphery, but not on Main Street, provided design guidelines were provided to help with the
pedestrian qualities. The drive-throughs would likely be on Town Center Loop W, where there was
visibility. Town Center Loop W would change from its current traffic pattern. If Wilsonville Rd
changed, no left turn would be permitted onto Town Center Loop W, but it could still be accessed
coming from the east.

e The Commission discussed the purposes, pros and cons of having drive-throughs in Town Center. Key
comments regarded the negative impacts on traffic, walkability, and the vision for Town Center, as well as
the positive need for creating destinations and economic viability.

e The Commission agreed drive-throughs should be prohibited in the Main Street District, but permitted in the
mixed-use areas along Town Center Loop East and West with design requirement to improve pedestrian
qualities.

e Drive-throughs were permissible along Wilsonville Rd, but would not have access to Wilsonville Rd,
which was similar to the existing design pattern with access coming from Town Center Loop W.

e Drive-throughs were initially prohibited due to public opinion regarding safety concerns, particularly
with existing drive-through facilities. The language allowing existing facilities to continue was to get at
the concept of creating value when something was prohibited. Allowing businesses to redevelop and
reincorporate the drive-through made the property more valuable and more likely to be redeveloped,
provided the design standards were met, as opposed to prohibiting any altogether because the drive-
through would not be allowed with redevelopment.

e During lengthy conversations with the public, there was almost unanimous concern about having
any drive-throughs near the neighborhood mixed-use.

e Traffic and safety were primary concerns, especially with access to drive-throughs that were too deep
on the east or west loop.

e The public was clear regarding the transition from residential into Town Center. The ideal location
for drive-throughs would be from Town Center Lp W, where they were now.

e One way to keep from having a row of drive-throughs would be to limit the proximity or spacing of
them.

e Traffic had been discussed at the last Planning Commission meeting, and addressed with a new system that
worked better than what was proposed in the Transportation System Plan (TSP). That presentation could
be provided again at a later date if needed.

e The parking draft was revised to clarify questions raised at the last meeting.
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e Parking was still a grave concern, especially the off-site parking and how that would affect the
viability of the plans for businesses and customers. It would affect residential especially, which was
very important in regards to feet-on-the-ground to provide viability to businesses.

®  More discussion was needed about the residential planning in Town Center and parking for residents
in particular. Clarification was also needed about the viability of off-premises parking at any distance
from the residential premises.

o  Currently, the language for residential uses stated that one parking space per unit was required
on the site of the development, and more parking could be provided on the site. If additional
overflow parking was provided, it could be located off-site. The current Code allowed parking
within 500 ft of a development. The subject Code expanded that a bit more to include the Town
Center boundary due to the amount of unused existing parking.

e To catalyze development, it was important to provide every opportunity to not overbuild supply
on a single site, but then also provide the opportunity for the person coming in and taking the
biggest risk with the first project to allow some flexibility in how parking was addressed by
allowing the existing adjacent parking to be used.

e The Town Center Plan would also allow flexibility later so when development did occur and there
was opportunity to partner on some type of parking facility, like a garage, that any use adjacent
to that garage could potentially utilize a portion of those parking spaces, and pay into it. That
would be another opportunity for a share of or overflow parking in addition to the existing
requirements. The proposed requirements would allow flexibility now when adequate parking
existed, but also set up the ability to use the same type of standard to use other types of parking
when more feasible in the Town Center.

e Parking would shift over time as the area transitioned and based on how Town Center developed over
time, which was difficult to predict. A parking management plan was recommended, as well as a more
detailed analysis as Town Center evolved, all of which would be described in the full draft plan
presented in January.

® In response to a request for the Commission to receive the entire draft Town Center Plan early, the
project team offered to send completed portions of the Plan for the Commission to review as a
refresher; however, the holiday schedule was a factor.

Iv. INFORMATIONAL
A. City Council Action Minutes (October 1 & 15, 2018)

V. ADJOURNMENT
Chair Greenfield adjourned the regular meeting of the Wilsonville Planning Commission at 9:19 pm.

Respectfully submitted,

By Paula Pinyerd of ABC Transcription Services, Inc. for
Tami Bergeron, Administrative Assistant-Planning
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Project Update and Discussion

e Draft Implementation Measures

e Comprehensive Plan, Development Code and
Design Guidelines



Draft Implementation Measures



Actions, Investments and Strategies

e Regulatory Actions
e Infrastructure Investments

* Placemaking, Organizational and Economic
Development Strategies

What is the City’s role in supporting the plan’s
implementation?



Regulatory Actions

Staff Actions

e Comprehensive Plan and Development Code
amendments

e Address existing covenants, conditions, and
restrictions (CCRs)

e Update the TSP, Parks and Rec. Master Plan, utility
plans (as necessary)

Additional Studies
e Develop a Parking Management Plan
e Develop a Streetscape Design Plan



Infrastructure: Assumptions

e Street projects built to proposed street cross
sections and assume full buildout or reconstruction

e Currently refining some areas where full buildout not
necessary

e Sewer, water and stormwater infrastructure
assumed within cost estimates

 Where possible, projects are broken into sections
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Infrastructure Investments: Task Force

Task Force Recommendations

* Park Place projects (1-2.B-1-2.D)

e Wilsonville Road intersections (1-2.G)

e Courtside Drive (1-2.F)

 Town Center Loop W. Modifications (I-2.H)

Task Force Framework Projects: Park Place
Extension (1-2.D) and Wilsonville Road the
most important (1-2.G)
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Wilsonville Road Network Modifications

Wilsonville Road/Town Center Loop West

Modify signal to eliminate EB/WB left turns
Improve pedestrian and bicycle safety
Add landscape median on west leg
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Wilsonville Road Network Modifications

Wilsonville Road/Park Place

 New signal with left turns

e Circulation changes to connect to Parkway
Avenue



13

Wilsonville Road Network Modifications

Wilsonville Road/Rebekah Street
e Remove signal
e Right-in/right-out vehicle movements only
* Enhanced pedestrian/bike crossing
e Refuge median and flasher
e Add landscape median on west leg
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Wilsonville Road Network Modifications

Wilsonville Road/Town Center Loop East
* Modify signal
e Dual EB left turns with dual NB receiving lanes
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Placemaking, Organizational and Economic
Development Strategies

e Quick Wins
 Funding and managing Town Center
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Placemaking Quick Wins

 Signage and wayfinding

e Parklet competition

e Lunch-time farmers market

* Food carts

e Festivals, music and other performances
* Improve bus stops

e Temporary games, seating, art
 Enhancing existing pathways
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Organizational and Economic Development
Strategies

e Organizational framework for businesses (“Town
Center district association”)

* Tenant and business retention programs
* Form Public-Private Partnerships

e Local Improvement District

e Supplemental fees

 Vertical Housing Tax Exemption Program
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Placemaking Quick Wins: Task Force Priorities

e Signage and wayfinding

e Parklet competition

* Lunch-time farmers market

* Food carts

e Festivals, music and other performances
* Improve bus stops

e Temporary games, seating, art

* Enhancing existing pathways
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Organizational and Economic Development
Strategies: Task Force Priorities

e Organizational framework for businesses (“Town
Center district association”)

e Some disagreement between TF members
* Tenant and business retention programs
* Form Public-Private Partnerships
e Local Improvement District
e Supplemental fees
 Vertical Housing Tax Exemption Program
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Questions: Implementation

 What would be your Framework project(s)?

 What role do you think the City should play in
implementing those framework projects?

 What organizational and economic development
strategies should the City initiate? Who should the
City coordinate with?
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Draft Comprehensive Plan,
Development Code and Design
Guidelines
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New Elements: Comprehensive Plan

New “Town Center Development” section

* Includes policies to implement the Town Center
Plan

 |dentifies new “Town Center” Comprehensive Plan
designation and implementing “Town Center”
zoning district

No changes were identified during the last meeting
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Development Code Updated Elements:
Permitted/Prohibited Uses

e .03.A: Updated C-MU standards for size of
maximum floorplate



26

Development Code Updated Elements:
Design and Development Standards

e .06.B (Table__): Revised description of parking
location

e .06.C: Updated to permit rear setbacks
e Footnote #8: Changed from “habitable” to “useable”

e .06.D: Modified off-site parking boundary to the
Town Center

e .06.H: Modified to restrict designation of parking
spaces for individual businesses (except for ADA).
Time limitations for good/services permitted

e .06.L.2.: Permit frosted glass for bathrooms
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Development Code Updated Elements:
Section 4.155 Off-Street Parking

4.155.02.D Updated language for clarity:

“For locations within the Town Center Zoning District
and developed with multiple uses within a single
building (mixed-use), parking requirements shall be 75
percent of the cumulative number of spaces required
if uses are counted separately.”
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Questions: Comprehensive Plan and Code

e Drive through facilities may be continued, but are
not permitted. Should drive-through facilities be
permitted in Town Center?
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Next Steps

e Complete draft implementation recommendations

* Revise draft code design standards/guidelines
based on Planning Commission input

e Complete Draft Plan (January work session)






PLANNING COMMISSION
WEDNESDAY, JANUARY 9, 2019
6:00 P.M.

Wilsonville City Hall
29799 SW Town Center Loop East Accepted as presented
Wilsonville, Oregon at Feb. 13, _2019 PC
Meeting

Minutes - EXCERPT

L. CALL TO ORDER - ROLL CALL
Chair Jerry Greenfield called the meeting to order at 6:00 p.m. Those present:

Planning Commission: ~ Jerry Greenfield, Eric Postma, Peter Hurley, Simon Springall, Phyllis Millan, Kamran
Mesbah, and Ron Heberlein

City Staff: Chris Neamtzu, Miranda Bateschell, Amanda Guile-Hinman, Kimberly Rybold, and
Jordan Vance

PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was recited.

CITIZENS’ INPUT - This is an opportunity for visitors to address the Planning Commission on items not
on the agenda. There was none.

ADMINISTRATIVE MATTERS
A. Consideration of the December 12, 2018 Planning Commission minutes

Il WORK SESSIONS
A. Town Center Plan (Bateschell /Rybold)

Miranda Bateschell, Planning Manager, said she was excited to be presenting a draft of the entire Town
Center Plan after two and a half years of work. While a few new maps and images had been added,
everything in the document had been previously presented to the Commission. Using a slideshow on project’s
website, www.wilsonvilletowncenter.com, she briefly highlighted the Town Center Plan’s background and key
elements. The slideshow was created to provide a sense of what the community’s input had created and to
understand the Plan’s key elements and how they were shaped by the community. At the end of the
presentation, people could submit comments, which would provide more input going into the hearing process.
The entire Town Center Plan would be posted to the site later this week. A tremendous amount of outreach had
been done and the project team was grateful for all the valuable community input, and it was important to go
back and share with them the value that they had provided, so the quick, easily scannable presentation was
created for the public to access.

Molly Cooney-Mesker, MIG Consulting, thanked the Planning Commission, many of whom attended several
community outreach events. She presented the Draft Town Center Plan via PowerPoint, highlighting the
community outreach and input received, which informed the Plan’s goals and vision, proposed land use,
transportation, and infrastructure, as well as strategies for implementing the Plan.

Discussion and feedback from the Planning Commission was as follows with responses to Commissioner and
questions as noted:
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o Table 3.1 on Page 31 of the Town Center Plan was connected to the Plan view diagrams regarding the
phasing. It was uncertain when any given property would develop or what would be developed on any
site. The project team looked at current land availability and the more feasible types of development in
the Development Feasibility Report, and projected those building types in those places first.

o The market analysis showed that office space was not as strong right now, although office was
expected as the area developed and some of the mixed-use development came on line. When looking
at the different sites, the team merged those uses together so different development types could be
placed on those properties. The property owners could also sell a site 5 or 10 years earlier or later,
or put a different building type on the site. With what was currently on the property and the likelihood
of the use shifting, matching up the market and development analyses was the best the project team
could do at this time. While one version of the analysis, it was the best guess that could be made given
the situation.

e Transparency in government was important, and the project team was commended for making the Town
Center Plan accessible for the layperson to read and understand. The implementation maps were helpful in
visualizing what Town Center would look like in the future.

e On Figure 3.8 on Page 39 of the Town Center Plan, the Plan should make clear the location of the Korean
War Memorial, which was critically important to people in the community, was not being encroached upon.
e The green belt in the upper left quadrant of Figure 3.8 appeared to be a walkway, and needed to

be more prominently shown as an open-space promenade, especially considering the intent was to
connect the pedestrian bridge to Town Center Park.

e The promenade cross-section depicted on Page 66 of the Plan illustrated what the promenade could
potentially look like.

e The infrastructure, particularly the stormwater, seemed to be cost prohibitive.

e Infrastructure cost estimates had not been done for the stormwater lines the private side of the
development would put in. The majority of the stormwater lines were on local roads, so it was about
getting the connections back to the mains. That analysis to determine if that infrastructure would be
prohibitive or not was a recommended action item of the Town Center Plan.

e On site stormwater quality and management and the requirement to connect to the main lines were
consistent with the City’s existing policies regarding infrastructure development. Based on the Code’s
requirements, the public cost of installing the lines was fairly minimal, but one recommendation in the
economic development section was to determine if infrastructure would be cost prohibitive on the
private side, and what funding strategies could be considered to address that.

e Local Improvement Districts (LIDs) and the evaluation of tax incentives were all programs that were
allowed to be put in place at the local level in the State of Oregon.

e The Mixed-use Tax Incentive, known as the Vertical Development Housing Zone, was a State-enabled
program, but all the authority rested with the local government. The incentive has been used in a
number of cities in the Portland region, and could be explored as an opportunity, particularly to focus
on the Main Street. The incentive, which was only a partial tax abatement, could be put in place for a
certain timeframe to get a few projects in the door. It would not need to be kept long-term. The
recommendation was to do some analysis o determine the potential abatement, how long would it
last, how much area was involved, and the time frame, such as for a year or the length of project.

e local and business improvement districts were both tools used within the Portland region and were
set up at varying levels, often not by the local government. The LID could be done in partnership.
Such districts were often self-imposed by a business district who wanted to pitch in a certain
amount of money to get a unified benefit. With LIDs specifically tied to infrastructure, all property
owners within the area would essentially self-impose a fee to pay for that infrastructure. The Plan
described each of those tools. While many answers were uncertain, tools were available.

e The promenade cross-section depicted on Page 66 of the Plan illustrated what the promenade could
potentially look like in cross section view.
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e Nothing specifically noted who would be responsible for building the infrastructure; it looked like a
private /public partnership. Typically, the developer builds the infrastructure; however, the City had not
done that 100 percent of the time.

e The map showed replacing a large stormwater pipe running diagonally through Town Center with the
streets and the stormwater associated with the streets to redirect the run-off to the southeast corner of
the Town Center and into the stream and Memorial Park. This made sense from an engineering and
planning standpoint. From a cost perspective, this could affect the phasing of the development of some
of the sites.

e One concern was that the new sewer lines go with the roads, but some development might precede the
roads. Town Center might need to be phased according to gravity, which could be challenging.

e The same approach could be seen with the transportation network. At some point, the City might have
to step in, saying the upstream area was getting developed, and do the street network in order to
have a connector to the existing pipe until development filled in downstream. The analysis showed
connectivity and existing flows would be accommodated. The detailed assumptions on the
infrastructure were appreciated, as they were not wishful thinking assumptions. The City should be
looking at this as a worst case scenario due to the uncertainty involved.

®  When installing new stormwater lines, the City could zigzag around existing buildings with future roads
in mind, so when the road was built, the pipe was there. That funding would be aided from the
downstream development as it occurred later on; typically, the infrastructure was done for them, but
they paid for it later. The detailed analysis addressed the fact that all of this would be dependent on
the elevation of the pipes’ inverts. The capacity was there, it would just need to go downhill, which the
engineers would ensure.

e The Emerald Chain idea was important and exemplified what everyone wanted in terms of an open space,
connection to nature, and the environment. The promenade and pedestrian bike overpass would be a
catalyst in communicating the Emerald Chain/new Town Center in a tangible way. Developing the
promenade and gateway project at the bridge landing sooner should be considered. Those two elements
would bring people into the area, which would be a destination for pedestrians.

e No accessible bike parking currently existed in Town Center. It would be great to able to ride a bike from
any neighborhood in the city, park at a centralized location in Town Center, and then walk to visit retail.
That was the image the community wanted.

e  Currently, there was no easy bike access into this area without crossing major highways.

e Fortunately, bicycle parking could be done with minimal infrastructure and expense.

e The project team had not formalized who would be the lead for creating a programming plan to activate
year-round events.

e  Currently, multiple names were listed in the implementation matrix table, probably because a number
of entities already did a lot of programming. Parks would be the first consideration on that, as they
already did a tremendous amount of programming in Town Center. The new arts and cultural group
would be a great group to coordinate with if it continued. A lot of opportunities exist for partnerships
with a number of groups throughout the city that were already hosting events in Town Center.

e As outlined in the implementation item, many downtown business groups or associations often take
the lead on a programming plan, especially if a Business Improvement District was set up where
they were all contributing and events throughout the year help promote that area.

e  With regard to funding or grants to make Opportunity Zone Funds a reality, a recent federal-level bill
might provide some potential funds for the City of Portland. Wilsonville was in an opportunity zone, so the
City would be watching and tracking to see if funds were available to invest in Town Center projects.
Economic Development Manager Jordan Vance recently attended a meeting on Opportunity Zones and
would be working with Staff to help promote, to potentially get funding, or to make the right connections
to bring projects to the area.

e The whole idea was to get that catalyst for Town Center businesses to want to do Plan, which would
require someone to be actively working that.
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e Building Public-Private Partnerships was a prioritized action item and would explore how the City
could find property owners, potential developers, and Opportunity Zone funds to bring those
connections and projects together through economic development.

e The promenade idea was really interesting. One challenge for the City was that this was a long-range
vision and plan and it needed to maintain enthusiasm for the Plan and keep the vision alive.

e The Emerald Chain could be a short-term project, since it would not go through anyone’s building, and
provided a walking path designated on a map. Information placards could be placed every 300
yards or so to visually communicate the vision the City had for the profile in that area for plazas and
activities. The placards would keep the idea alive for people biking or walking through and give them
something to look forward to.

e A 3-D fly-through video would be a good idea to show the ultimate vision of the promenade with the
glazing, massing, vistas, etc. as the spatial articulation as one walked through the fully developed
Town Center.

e Clackamas County had a Main Street program with grants to do such 3-D flyover projects.
Although normally for a block or a project site, they might be open to doing the promenade, which
was only a few blocks long, or perhaps, the entire Emerald Chain, rather than just the street piece.
It was something the Team could look into.

e A 3-D video might encourage investing. The Plan was difficult to wrap one’s head around. People
were excited, but 10 or 20 years was a long time. Things like the video and placards would
reinforce all the work, and what the people wanted and could spur investment interests. Keeping
the picture in people’s minds was important, as it could be easily lost with so many other things
going on.

e The Bike-Ped Bridge was the top priority project for Infrastructure Investments (Table 5.1 Implementation
Matrix); however not a lot of bicycle facilities exist on the west side of the bike-pedestrian bridge for the
bridge to be useful.

e The Bike-Ped Bridge project was waiting for the Town Center Plan to be done in order to begin
design work for both the east and west side landings, as well as the bridge itself. That work would
include looking at how the west side landing would connect to existing infrastructure. The
connection from Boones Ferry Rd to Barber St would definitely be needed as part of the bridge
project.

e  Without any real connection between the bike-ped bridge and Park Place with its improvements
(Infrastructure Projects IN.2, IN.3, and IN.4 on Slide 28), the bridge would be useless.

e Bike-ped Project IN.11 and the promenade would be the natural connection from the bridge to Park Place,
but it might not be built for another 10 years.

e The team could consider modifications on the Town Center Loop W to add additional bike
facilities in the interim, or create some other type of interim connection in that timeframe so people
have a safe access point to get into the rest of Town Center.

o The promenade was listed at Priority #12, but the projects were not listed in the order they would
be phased; the projects were more clustered together. For example, Infrastructure Project 14,
which included water, sewer, and stormwater, would happen as other developments and road
projects occur. City Staff would look at how those could be integrated with private development.
If the promenade was a higher priority, the project might be more publicly led if development in
that area took too long.

e The connections needed to be in place to encourage people to come from the bike /pedestrian bridge
to Town Center Park and the central Town Center area. Using Town Center Lp W to access existing
connections was not as conducive for those traveling there on a regular basis.

e The TBD estimated cost for the Promenade (IN.12) was partly because the initial thought was that
it might be built as part of development. The team wanted to make sure the promenade was very
embedded and well-designed with the surrounding development and land use. The project team
did an at cost estimate for building the Promenade as part of the City’s park system. That estimate
could be put into the park system so SDCs could be collected to build it. The City did have that
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avenue as an opportunity. The City might be interested in doing that, depending on the
development pattern built out in Town Center in the next 10 years. The language would be added
to the Plan.

e Thus far, Ms. Bateschell had been the point person described on Page 96 of 107. The City needed to
identify someone with more focused responsibility on the coordination, planning, and resources for the
Town Center development to fill that role, especially with Planning Staff already overburdened. That
person would take the vision that had been developed with broad, diffused input from the community and
provide the implementation to make it happen. It should be someone with a foot in the business community
to not just let inspiration happen, but to cause it to happen in the business community. There was a need to
excite investors to get the ball rolling.

e The project team was not actively working to find the point person or agency, since it was an
Implementation Action from the Plan. As an economic development strategy, Staff would be looking at
a partnership between the City’s economic development manager and the Planning Division to work
together on how to implement some of the actions. That would also depend on the direction received
through the adoption process, the priorities the City and City Staff should be working on, and the work
goals set for Staff. Staff was looking for direction on whether finding that point person or agency
would be an area of focus for the Community Development Department to be working on as part of its
work program.

e The Chamber of Commerce had participated throughout the planning process. Chamber representatives
were on the Task Force, and the project team hosted a number of events with the Chamber, targeting the
business community. As the economic development strategies had come together, Staff met with Mr.
Ferrasci O’Malley from the Chamber, and he had talked to the Chamber’s board about the different
strategies and which ones would be essential. The Chamber was called out as a partner the City would be
collaborating with on Town Center. The question was whether the Chamber had the organizational
structure for a Town Center business coalition, or was that something that would be led by Town Center
businesses. It was unknown at this point. Some Town Center businesses believed it would be beneficial for
them to be able to coalesce and work together.

e There was already an existing structure through the Chamber, but more dialogue would be necessary
with those different parties to determine the best structure. Although the City would be coordinating
with the Chamber, it might not be the lead. The Chamber would be participating, but the specific
structure was not clear yet.

e No structure was emerging yet among the Town Center businesses. In the focus groups that included
many Town Center businesses, there was a lot of excitement about this idea, but no one had taken the
lead. Small business groups came together at different points in the project to talk about their
questions and concerns; however no person or group had consistently said they wanted to be charged
with setting it up or actively working on the project. It had been established more as a need rather
than people self-identifying to take that action.

e Commissioner Postma confirmed the Chamber had been very engaged, working with Ms. Bateschell
and Mr. Vance quite frequently. The subject had been a topic of conversation at each monthly
Chamber Board meeting. Various members and Board members participated on the Task Force.

e The Chamber had the same problem as the City; how to pay for a point person. It was probably
going to be a combination of City, Chamber, and some business people in this particular area
coming together to take on this multi-tiered task.

e The need for transportation management would come with more business and commercial development,
more local streets, and the need to manage parking. It would depend on development and demand, but
probably in the 5 to 10 year timeframe, depending on parking demand. The project team recommended
doing the Town Center Parking Management Plan around the 5 to 10 year timeframe, depending on the
speed of redevelopment. That would help the City better understand when transportation management
organization would come into play. If the businesses were working together or wanted to be proactive
about certain areas, they might be interested in implementing it earlier.
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o The Transportation Management Assessments (TMAs) in some communities help with transportation
options, such as bike shares, shuttle services, or subsidizing Lifts. TMA’s had many tools at their
disposal, and could take many roles and use many strategies depending on the need and interest
of the businesses.

o There was a parallel between the Main Street Program throughout the country, and what the City was
trying to emulate here. The Economic Development Strategy recommended looking into whether Oregon’s
Main Street Program was an appropriate designation to go after, and if that program could provide
additional support and direction to move some of this Plan forward.

e The City could use that organization structure for how to address coordination in Town Center, which
was much bigger than a typical main street, but large main streets as districts had used that model
successfully.

e A footnote on Page 90 of 107 stated the funds would be available for the Main Street Program in
Spring 2019; however, since the Town Center Plan would be adopted in the spring, staff would look
into the application timeframe to see if it was appropriate, and if the Planning Commission and City
Council were interested in getting more information to see if that was too soon.

e High priority should be given both to the Emerald Chain, as a visible manifestation of the overall high-level
plan, and to the development of Main Street, which should be the place maker for the entire Town Center
development.

e The Emerald Chain from the bike-pedestrian bridge over to Memorial Park, and the development of
those few blocks at the heart of Main Street, would be very important to selling the Plan in the long-
range, when people would not have to imagine it, and in the short-term, the Main Street development
in particular ought to be where the City could get the most interest in smaller scale development;
though a huge developer would be wonderful. In the short-term, having that perfect two or three-block
part would express what the City had in mind for the entire area. It would be important to get that
going with as much City support as possible.

Ms. Bateschell acknowledged meeting audience Ms. Meyers, Mr. Altman, and Mr. Spence, who all participated
on the Project Task Force, noting they had done an amazing job on the project. She invited them to share any
comments.

Ben Altman, 29515 SW Serenity Way, stated this Town Center Plan had been a long time coming. When on
the Planning Commission, he made an attempt to get a Master Plan in place in the late 1980’s, and he was the
only one, other than Harold Long on the Design Review Board, that had any interest in it. They had some
workshops and got people talking about. The process at that time was driven by the property owners and
developers, and they were trying to hang on to what was at that time, a very vague Town Center Plan, which
was essentially a colored map. Since then, Town Center was implemented through the Code, and that general
master plan. While it was disappointing to him at that time, the community now saw what was missing, and
through this process, developed a vision of what could be. The Commission had a really good start to
reestablish that. He agreed the key was organizing the leadership process to deliver and keep the vision alive,
which would be a challenge. There would be no energy if the Plan was just embedded in the Code as an
adopted plan with some Code Amendments. He agreed with the priorities of creating the green link or
Emerald Chain, and then realigning Park Place, which was a critical element to reorient the focus of the Town
Center and begin to establish a real Main Street connection. In the 1990’s, there was an effort by Payless and
Albertsons to do a similar realignment, but due to the existing plan and Town Center Loop just having been
built, there was no energy to change it. He had always believed realigning that was a missing link to get more
of a north-south, center main street going through Town Center. The more that could be done early on to
create the image; and hold onto it, the more the City would be able to deliver in the long run. He was very
pleased with the Town Center Plan so far.

Commissioner Postma noted this Town Center Plan would become a bit of a marketing tool of sorts. He asked if
Mr. Altman saw anything in the Plan that would be a disincentive or cause concerns.
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o  Mr. Altiman replied he did not see anything alarming as he had more of a long-range planning focus. The
key element that would be a challenge would be to work with the existing businesses to get them fully
engaged in that they would not be destroyed with this Plan. There was still some question about how the
businesses fit into the Plan in the long run. This would become even more important when realigning the
road, especially for those that face the loop road. How the City packaged that leadership piece would be
a key element. One way to get the organizational aspect started would be to identify a couple businesses
that have an interest and would benefit from the realignment, even in terms of a relocation of their
business. That might be a way to get the champion the City was looking for. The Chamber had been very
active throughout this process, and at one time, having a subcommittee of the Chamber from Town Center
business people had been discussed, similar to the industrial sector group.

Susan Meyers, Capital Realty and Task Force member, commended the City for taking this on and coming up
with a wonderful plan. Years ago, Capital Realty bought farm-land, developed the shopping center and then
sold to Fry’s Electronics and Regal Wilsonville Stadium 9 theatre. Capital Realty currently owned only the
three-story office building at the corner of Parkway and Town Center Loop. When Capital Realty started
construction in the 1990s, it was dealing with a plan devised in the 1970s and 1980s. The company built for
the town and demographic that existed at that time, which has changed substantially. The proposed Town
Center Plan looked to the future, which was a smart thing to do, because if the City did not plan for the future,
it would be left with whatever the market was driven towards, and without something to aspire to, that vision
would never be achieved. The Plan might scare some business owners currently in the Town Center, thinking the
buildings might be demolished and how the Plan might affect them in the future. When the landowners want to
redevelop, this Plan would drive the direction. There might be some opportunity for some outside parties to do
some major investment and redevelopment of the Town Center, and without the Plan in place, the City would
get a lesser product. She appreciated all the hard work from Staff and the volunteer citizens.

Commissioner Mesbah:

e Noted that without a vision, results from outside developers would be uncertain. He asked if a visionary
plan would attract the kind of developer-investor wanting to develop that higher type of product, as
opposed to run-of-the-mill. Would having a visionary plan make Town Center more attractive to investors?
®  Ms. Meyers believed adopting a visionary plan was part of it, along with the City actually pursuing

high-end investors that have the money and willingness to invest significant dollars to create a sense of
place. Bridgeport was one example; though Town Center would be something different. Having that
kind of visioning to create a sense of place could be done in Town Center, which would take the City
going after a high-end partner. She cautioned the City from doing that until some of this planning tool
was in place as a bigger picture, so it would be a more coordinated effort.

e Cited a BMW advertisement that noted the difficulty of predicting the future, so they decided to create it.
The City needed to have the same approach, otherwise the future would be just whatever happened,
rather than having a preference for what was desired.

Ms. Cooney-Mesker continued the PowerPoint presentation, noting the two outstanding issues regarding the
maximum building floor plate and drive-throughs in Town Center and reviewing the project team’s proposed
options for the Commission’s consideration on Slides 42 and 43.

Key comments and discussion points regarding the outstanding issues were as follows:

Floor Plate Options (Slide 43):

o The potential increase up to 50,000 sq ft, whether per floor or single story, was provided because the
project team looked at what different industries were doing and the types of uses that might locate in
Town Center. Based on the Commission’s discussion regarding grocery stores, local gyms, etc., most were
less than 30,000 sq ft. Some in the grocery store category and gym uses were larger than 30,000 sq ft.
Most of the uses that exceeded 30,000 sq ft were in the 40,000 to 50,000 range, unless it was a large
user like Sam’s or Costco, which was not called for in Town Center. Option 1 would maintain the 30,000 sq
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ft, which allowed for most of the uses. Option 2 provided more flexibility for larger users, but maintained

the multi-story building. Grocery stores at 40,000 to 50,000 sq ft still had to comply with the high-scale

design standards. If the Commission wanted to allow up to 50,000 sq ft, they needed to determine if
single-story buildings should be allowed where 50,000 sq ft buildings were allowed, or should the two-
story requirement be maintained.

e The examples presented in the PowerPoint were specific to locations in the Portland metro region.
National trends regarding floor plates of approximately 50,000 sq ft showed very broad variations
even within stores like Target or Whole Foods, but no details were provided about where stores were
located or the sizes of the populations they served.

e Discussion regarding whether Wilsonville was big enough for anchor stores like Target, and how the floor
plate area requirements would attract and encourage certain types of uses and businesses. Key comments
included:

e The Commission and community had discussed the Town Center being more of a local town center as
opposed to people coming from Portland to shop.

e People south of the river frequently went to Costco and Target, and people 50 miles away came to
Fry’'s and Camping World. Although, it did create a parking necessity not wanted for Town Center.
Fry's brought a lot of people to the area, who then patronize other businesses in the region, which
should not be limited.

e The biggest concern was the City might be underserved in the grocery-type area, and they still
needed a footprint.

e Taking away a regional draw might be okay if Fry's was not going to be there someday, but local
mom-and-pop clothing stores on the Main Street would still need people to come from places outside
Wilsonville to survive.

e Anchor was usually associated with some regional, national chain, but a grocery-type business
would be needed, especially with more housing being added in Town Center, and it could draw
the people needed to patronize smaller businesses. Small, locally-owned businesses were
necessary, but they would sfill need a draw.

e Mr. Gibbs, retail expert, had referenced a split between local, regional, and national-type industries
and chains. A number of national chains were looked at and two issues were at play:

e First, the different levels of retail, including national chains, were providing uses envisioned for
Town Center at well below 30,000 sq ft, so national, regional, and local retail experiences could
still be achieved.

e Second, involved building form. A multi-story grocery stands out, and was probably less
achievable in a market like Wilsonville within the 10 to 20 year timeframe. The existing grocery
store in Town Center had a building footprint that was unlikely to change in the next 15 years.
Was a multi-story building feasible for that use, or did the Commission want to allow a larger
square footage to allow grocery stores like Whole Foods, which were under 30,000 or 40,000 sq
ft2

e Limiting the floor plate to 30,000 sq ft could create a situation where Fry’s would be a prize. Walmart
could easily move in if Fry’s went out of business, which could become an incentive for not redeveloping
that old property. Essentially, a 100,000 sq ft building would be grandfathered in, and no one else would
be able to build that. It could become a commodity, similar to drive-throughs in Portland.

e The city should not be held hostage for what currently existed. The solution could be Option X.
However, it could be an invitation to challenging the standards, and the results would depend on who
sat on the Development Review Board (DRB) and who was on Staff at the time. During recessions, any
kind of hare-brained development idea became prized when development was needed, which would
be very dispiriting considering the vision for Town Center.

e No matter which option the Commission chose, there was always the potential of getting a waiver.

e |t was important to have something in the Plan about larger stores being a possibility; otherwise mom-
and-pop businesses would be scared to invest on Main Street because they needed traffic in order to

Planning Commission Page 8 of 12
January 9, 2019 excerpt



invest. Small businesses needed to know it was a viable option without leaving the door so wide-open
the City ends up with something it did not want.

e Parking was more of a concern than store footprint, since multiple stories could be added and smaller
storefronts could front the street with larger stores behind them.

Developers should propose creative, innovative projects that were beneficial to all concerned. The issue

was getting the Code to achieve that.

The Commission did not want to exclude innovative ideas. Option 2, along with some language from

Option X, would allow the developer to propose different ideas in keeping with the Town Center vision.

Option 2 addressed more of the initial vision, whereas Option 3 moved away from that.

e Creating a list of items to make a project more active, pedestrian friendly, etc. was suggested, much of
which had already been done with Form-based Code, so there was already precedent. Developing
the list of indicators would be a little tricky.

Taking a harder stance on footprint rather than on maximum floor space was favored because with the

pressure of parking and traffic, going up added considerable mass to the business space without

increasing the crowding of the acreage, which was very important. Even with more expansive building on
the periphery, having a huge footprint together with a huge parking lot was a waste of space. A smaller
footprint, more floor space above, and parking underneath was desirable. A small-town feel should be
maintained for Main Street. With online options, a big floor print was not necessary to have a large
business, which was what the City was trying to attract. Option 2 was preferred.

Option 2 added flexibility without moving too far away from the vision developed for Town Center.

Whether a waiver process was needed to allow something special was the uncertainty.

e |f the intent and vision were made clear in the Plan, there would be a basis for judging
applications for exceptions that did not stray too far from the vision.

®  Maintaining the look and feel, especially in Main Street (MS) district was especially important. As
discussed at the last meeting, Main Street frontage for large buildings should be limited so smaller and
larger businesses would together, preventing a giant block of New Seasons, for example, and losing
out on that frontage which would draw traffic. This should be addressed in the Code. This would allow
larger uses without taking away from the vision of the MS district.

¢ Including Neighborhood Mixed Use (N-MU) in Option 2 did not seem to fit the definition or placement
of what had been discussed for the N-MU category. Having “the per floor” ability on the MU and
Commercial Mixed Use (C-MU) was favored; 30,000 sq ft per use for MS and N-MU, and then
30,000 sq ft per floor for MU and C-MU.

Upon reviewing pictures of other building sizes, a 30,000 sq ft building might not fit in the N-MU. Crate

and Barrel, which was 20,000 sq ft per floor would not fit, but possibly a neighborhood Whole Foods

type of design, though whether the Town Center could support such a facility was difficult to say.

. Bateschell summarized the Planning Commission’s direction thus far and provided comments as follows:

Several Commissioners were comfortable with Option 2.

e Because the idea was to have things quieter in the N-MU, it might not be appropriate to expand the
per floor requirement in that district, but maintain the square footage per use requirement. The MS
and N-MU would have 30,000 sq ft per use, and MU and C-MU would have 30,000 sq ft per floor.

e Half of the Commission was open to the potential to exceed the 30,000 sq ft per floor in the MU and
C-MU if additional criteria were met. The project team would draft some indicators of success that
were in line with the Town Center vision and goals. A menu-based approach would likely be used,
where a developer would have to meet a certain number of elements to be granted a waiver.

e Design guidelines already exist in the Development Code, with frontage, setback, pedestrian
orientation and articulation requirements. The menu-based approach would allow extra community
benefits in a project should a waiver to exceed the square footage be granted.

Discussion continued as follows:
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e In addition to aesthetics, the criteria or items a developer could choose from in order to be granted a
waivers should include functional public spaces, public services, meeting space, performance space,
outdoor seating and other elements that add to the success of Town Center. What was being presented on
the street was another big consideration to avoid having a full block of one building. The fagade should be
broken up with other smaller stores along the street frontage.

e Clear and obijective criteria were needed regarding the maximum floor plate to provide a benchmark or
parameter as guidance for Staff and the DRB to consider. No parameters meant anything could be
proposed.

e The maximum could be attached to the block and a certain coverage amount.

e Blocks in Portland, which was known for its walkability, were 200 sq ft by 200 sq ft, a 40,000 sq
ft block. The old Meier & Frank building was one of the few that still took up all four corners of a
block, and that building was vastly out of scale for Wilsonville.

e |f the building was designed to be more than just a box, with an entrance on more than one street, and
a multitude of things happening in between, the scale or square footage could be achieved without
having it look that big.

e The City should not stifle the creativity of businesses that could make use of the space. Fry’s could
be redeveloped into something amazing and not just a box.

e Based upon the proposed street layout, the largest block standard was 250 ft by 250 ft, so the
building could not be any larger than that. The City’s block standards would constrain the
maximum floor plate allowed.

Ms. Bateschell confirmed the Planning Commission’s direction regarding floor plates was as follows:

e  With Option 2 as the primary driver, Option 1.5 was 30,000 sq ft per use for MS and N-MU and 30,000
sq ft per floor for MU and C-MU. And, Option X would allow a waiver process to exceed the maximum
square footage per floor in the MU and C-MU process.

o There would not be a maximum square footage but to get a waiver, the applicant would have to prove
the proposal met the intent of the vision and achieved some of the performance standards from the menu
of success indicators.

Additional comments included:

e Given the existing empty spaces in malls, not having a maximum size was fine if the applicant could
provide an analysis showing the proposal was viable, and good for the city and Town Center. The block
size would limit building sizes anyway, which was comforting.

o While all local streets were depicted on the map, the street map was not official. Because larger
parcels in Town Center might get broken up and developed over time, the project team wanted to
allow some flexibility for how the streets would be aligned. The Code stated projects must be
consistent with the proposed street network. If modifications were proposed, the project would need to
meet criteria and receive approval from the DRB. Spacing standards would still have to be met, but
the road did not have to go exactly as shown on the map. The map was based on the spacing
standards, but the roads could potentially shift for development.
® At one point, the Commission discussed having a slightly larger spacing between two roads as long

as pedestrian access was maintained at the 250 ft space interval. There would still be maximum
spacing standards, but some streets might be bike-ped only and not a vehicular road.

Staff would move forward with Option 2 with the amendment for 30,000 sq ft per use for MS and N-MU and
provide a menu-based approach for a waiver process.

Drive through Options (Slide 44):

e Drive-throughs were more appropriate on the Loop segments rather than Wilsonville Rd or within the
interior of Town Center. In November, the Commission discussed having drive-throughs only in the two MU
districts along Wilsonville Rd, but not in the northern MU area.
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e With too much constriction, like in Options 1 and 2, grandfathered drive-throughs would never go away,
which was the market being created in Portland with its new drive through standards. Existing drive-
throughs in Portland were gold. The danger of being too restrictive was keeping drive-throughs where
they were, which could be an impediment to what Wilsonville wanted to develop in Town Center.

e A drive through option was still need in the MU, except in the northern quadrant due to traffic
concerns, though queuing standards could help.

e The quantity of drive-throughs could be limited in Option 3 to a specific amount or spacing, so drive-
throughs would still be allowed, but not too many in a row.

e Allowing transferrable rights for drive-throughs was suggested, which would prevent specific tax lots from
being grandfathered and enable existing drive-throughs to potentially transfer into a higher use. As
streets move during the redevelopment, businesses with existing drive-throughs could relocate within Town
Center and might transfer to a higher use.

e Drive thoughts create a car-dependent characteristic and the idea was to make Town Center pedestrian
friendly. Drive-throughs create hazards for bike trails and other elements.

e Drive-throughs could be a part of a redeveloped areq, even in downtown pedestrian areas, if located in
parking lots or at the back of the business, for example. Since vehicles did not exit the drive through at the
same place as the parking lot, it did not cause an additional point of impact with bike and pedestrian
paths, and the ambiance would not be as affected.

e There was a dissonance between a drive through and the pedestrian, walkable neighborhood and the
lingering desired on the Main Street, currently Park Place. They were completely different types of
activity. However, the radical changes in the business model, which was going toward online and online
with pick-up, which would be facilitated with a drive through option

e The Commission agreed drive-throughs were not being advocated in the Main Street district or within the
interior of Town Center, only in the MU districts on the Loop.

e Allowing drive-throughs in all MU districts was suggested. In the northern MU area, Town Center Lp E was
a collector and Parkway Ave and Canyon Creek Rd were minor arterials, so why not allow a drive through
in that area as well2

e A clear definition of drive through was needed before the Commission could determine how many was
acceptable. Currently, banks, car washes, and Goodwill all had drive through facilities.

e Spacing requirements could be used to determine the number of drive-throughs allowed on the periphery,
rather than an arbitrary number.

e Concern was expressed about drive-throughs on the periphery along Town Center Lp E because
included of the N-MU district and people living very close to the street.

e Perhaps drive-throughs would not be allowed to enter/exit from Town Center Lp E, but from an
interior circulation road. Pedestrians would be everywhere and drive-throughs had to be allowed
somewhere. Defining drive-throughs might help; not every drive through was for 24-hour fast food.

e How the transferrable right would work for a different developer needed to be determined. Also, if a
business eliminated a drive through, would they get a credit toward a waiver, such as to increase building
height?

o After full development of Town Center, people would not likely want to drive there just to go thru a drive
through, so future drive-throughs should be outside the Town Center area on high-traffic streets.

e Spacing or using existing driveways for drive-throughs to minimize impacts was suggested.

e The existing standards would help accomplish the ideas the Commission had discussed should a site
redevelop.

e Because Option 2 allowed drive-throughs to be rebuilt, standards for drive through facilities were
included in Section K of Appendix A, which was available online. The standards excluded drive-
throughs from the MS district; required traffic queuing on site; prohibited the traffic lane between the
building and public street to maintain buildings fronting the street for the pedestrian experience;
meeting standards for primary building access which was pedestrian oriented; and clearly marking
drive-throughs to avoid conflict with pedestrian and bike facilities.
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e  Something could be added about the driveway access being the primary access point or being the
access point for the drive through. Spacing could be a way to reduce conflicts by reducing the number
of driveways and still achieve what was envisioned for Town Center.

e Setting a hard number for drive-throughs was not favorable and prohibiting new drive-throughs (Option 2)
tied the City’s hands. No one knew the direction business was going in the next 10 to 20 years, so the
Code must be flexible.

e  Maintaining pedestrian access and feel was critical, as well as encouraging people to get out of their cars,
and yet recognize people would not always do that.

e The vision for Town Center needed to be considered in the approval process. Clear and objective
standards were a real problem for creative development.

e “Does not meet project Vision” in Option 3 was an issue, because it was possible to allow an increase
in the number of drive-throughs while meeting the project vision, which should not be so limited as to
specify how many drive-throughs were permitted, only that the drive-throughs were consistent with the
overall use, ambiance, intent, and feel of the project.

e The Commission favored Option 3 with the modified language for spacing standards, or some sort of
limiting factor.

e Spacing standard currently existed for curb cuts, but not all would work as drive-throughs.

e There was concern about the enforcement mechanism to ensure a drive through'’s internal queuing was
sufficient to avoid spillover. On site enforcement would ensure drive-throughs were operating in an
acceptable manner.

e The Human Bean drive through was a contentious issue at the DRB. It had very limited, shared
space with other businesses, and the applicant was required to provide a very detailed traffic
analysis.

e Looking at Portland’s new standards was suggested, especially with regard to access details and
projecting queuing to ensure drive lanes were appropriate. Portland’s standards might help Staff
address the Commission’s concerns.

e  With regard to the desired spacing standard, Staff would review the existing driveway standards to see
what made sense as far as the number of curb cuts and pedestrian spacing standards.

e Performance standards around the queuing and any conflicts with pedestrians and bikes were requested.

Following the discussion, Ms. Bateschell offered to send an update via email regarding the number of
driveways in Town Center; the potential to transfer drive through rights; current driveway spacing standards
and Portland’s new queuing and access design standards to see how Wilsonville might be able to be
consistent. If further discussion was needed a short work session would be added to the February agenda.

e The project team intended to include the Commission’s recommendations on the outstanding issues in the
City Council packet or call them out during the presentation.

L. INFORMATIONAL
A. City Council Action Minutes (December 3 & 17, 2018)
B. 2019 Planning Commission Work Program

Iv. ADJOURNMENT
Chair Greenfield adjourned the regular meeting of the Wilsonville Planning Commission at 9:06 p.m.

Respectfully submitted,

By Paula Pinyerd of ABC Transcription Services, Inc. for
Tami Bergeron, Administrative Assistant-Planning
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Tonight’'s Agenda

* Project Background and Introduction
* Draft Plan-Major Elements

* Development Code Refinements/Recommendations
* Timeline
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Project Development Process
Community Outreach
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Community Vision

Vision, Goals and Measures of Success
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Land Use and Transportation
The Future Town Center
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Future Development Scenarios

Creating the hub/heart of Town Center is a
long-term process

e Scenarios based on market and feasibility analyses
* Infill development on vacant lots/unused parking

* Gradual transition to Main Street concept over time
with construction of the transportation system
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Potential Future Development (40 Years)

Commercial (sq. ft.) | Retail (sq. ft.) Office (sq. ft.) | Residential (units)

299,240 321,340 178,950 80
net new development (20 year) 130,230 31,860 297,440 880
net new development (40 year) 204,595 50,000 541,050 1,600
Net Total 503,835 371,340 720,000 1,680
PROJECTED Employees 1,000 740 2,880 N/A

* Development is likely incremental, happening over time.
* Infill first, then redevelopment

* Proposed transportation system is adequate to
accommodate growth
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Phase 1: Infill (now-10 Years)
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Phase 2: Main Street (10-20 Years)
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Phase 3: Full Build out (Beyond 20 Years)
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INnfrastructure Systems
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Sewer, Water and Stormwater

* Some existing lines will be moved when development
occurs

* Infrastructure costs incorporated into the plan.

* There is adequate capacity to accommodate growth
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Implementation
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Implementation Categories

* Regulatory Actions

* Infrastructure Investments

* Parking Strategies

* Placemaking Strategies, Guidelines and Projects
* Economic Development Strategies

* Transit Investments
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Regulatory Actions

Staff Actions

* Comprehensive Plan and Development Code
amendments

* Address existing covenants, conditions, and
restrictions (CCRs)

* Update the TSP, Parks and Rec. Master Plan, utility
plans (as necessary)
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Parking Sitrategies

Staff Actions

* Comprehensive Plan and Development Code
amendments

* Address existing covenants, conditions, and
restrictions (CCRs)

* Update the TSP, Parks and Rec. Master Plan, utility
plans (as necessary)
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Placemaking Guidelines and Strategies

Short-Term

* Temporarily restripe Park Place and Courtside Drive
* Lunchtime food trucks near Town Center Park

* Parklet competition

Medium/Long Term:

* Semi-permanent food cart pod

 Citywide signage and wayfinding

* Farmers market

e “Adopt a transit shelter” program
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Economic Development Strategies

* Form a business organization (“Town Center district
association”)

* Local/business improvement district
* Business retention and location assistance
* Public-Private Partnerships
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Transit Investments

* Increase headways and improve ped connections
* Improve shelters and weather protection

e Consider smaller shuttles and transit vehicles
unique to Town Center

* Improve accessibility (e.g. fares, ADA)
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Questions:
Development Code

AWM WILSONVILLE TOWN CENTER PLAN



36

Regulatory Actions
Planning Commission Direction Needed:

 Maximum building floorplate
* Drive through facilities
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Questions: Comprehensive Plan and Code

Question: Should there be a maximum floor plate for
commercial uses?

Proposed Code

 Permit up to 30K sq. ft. per use, except in C-MU,
where the limitation is 30K sq. ft. by floor (no
max per structure)

A‘ y “ WILSONVILLE
——————



Floor Plate Options

Additional | Site/ Sub-District (Floor Plate sq. ft.)
Standards | Building
Design
MS MU N-MU C-MU
Option 1 (Proposed) X 30K/use ?Iglc()ﬁ

Pro: Supports smaller-scale development in two story or larger buildings. Larger uses located in
C-MU subdistrict. Same building footprint but larger uses permitted.
Con: May restrict some anchor uses

Option 2 (Larger Floor X 30K/ 50K/ 30K/ 50K/

Plates in MU/C-MU) use floor use floor

Pro: More flexibility in C-MU and MU zones. No change in MS or N-MU subdistricts
Con: Building mass larger, may be difficult to park if not structured or incorporated into building

Option 3 (Larger Floor X X 30K/ 50K /floor

Plate-Single Story) use

Pro: Most flexibility. No change to MS subdistrict
Con: Residential less likely. Less efficient use of land. Additional requirements needed

38 ﬁw‘éi WILSONVILLE TOWN CENTER PLAN
ey
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Crate and Barrel
e ~20k sq. ft. per floor
 Two floors



40

Container Store
e ~ 18k



41

Safeway
e ~43 sq. ft.

* Integrated
parking (surface
and tuck under)
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Whole Foods
e ~37K (Scholls Ferry)
e ~25K (E Burnside)
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New Seasons
e ~28K (N. Williams)
e ~37K (NW Portland)
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Questions: Comprehensive Plan and Code

Question: Should drive throughs be permitted in Town
Center? If so, where?

Proposed Code:

* Permit existing drive throughs can be continued (and
rebuilt in the C-MU) if they meet new design
requirements. No new drive throughs

Potential Options

* Permit new drive throughs in the MU District. (Does not
meet project Vision)

* Prohibit drive throughs in all districts

M y “ WILSONVILLE
——————
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Timeline

January 2019

* Planning Commission review Draft Plan
February 2019

* Public review and input on Draft Plan

e City Council review of Draft Plan
March/April 2019

* Plan Adoption

A‘ y “ WILSONVILLE
——————
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WILSONVILLE
TOWN CENTER PLAN

C|ty Council

City Council Meeting (August 20, 2018)
e City Council Meeting (November 5, 2018)
(
(

e City Council Meeting (December 3, 2018)
e City Council Meeting (February 4, 2019)



https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/city_council/meeting/packets/12091/8.20.18_council_packet.pdf
https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/city_council/meeting/packets/12141/11.5.18_council_packet.pdf
https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/city_council/meeting/packets/12161/12.3.18_council_packet.pdf
https://www.ci.wilsonville.or.us/sites/default/files/fileattachments/city_council/meeting/packets/27681/2.4.19_council_packet.pdf
















CITY COUNCIL MEETINGS

MEETING MINUTES FOR THE FOLLOWING MEETINGS HAVE
NOT YET BEEN COMPILED.

2018.11.05 City Council Meeting
2018.12.03 City Council Meeting
2019.02.04 City Council Meeting



PAI

WILSONVILLE
TOWN CENTER PLAN

Meridian Creek 7th Grade Class
Project
(April 6 and May 4, 2018)



Meridian Creek Seventh Grade Class Visit 4 and 5 Summary
Date(s): April 6, 2018 (Visit 4) / May 4, 2018 (Visit 5)

Time: First Period (9:15-10:11) / Second Period (10:14-11:11) / Sixth Period (2:48-3:45)
Location: Meridian Creek Middle School, Wilsonville

Summary of Event

During the fourth visit to Meridian Creek’s Seventh Grade Class, staff delivered a presentation
on what land use is, and how it relates to the Town Center Plan. The presentation specifically
focused on the four types of activity areas and the types of land uses that would be appropriate
for each one: High Activity, Moderate Activity, Light Activity, and Main Street. This information
provided necessary background information for the class’ subsequent land use assignment,
where students were asked to design their own site plan and building elevation of a
development they thought should be constructed in one of the four activity zones of future
Town Center.

During a subsequent visit (Visit 5), each student (some in small groups) presented their project
to the class and were prompted by the following talking points:

- Explain the building use, location, scale, interior/exterior, and parking provided
- Describe the proposed landscaping

- Explain and present the proposed elevation drawing

- Explain why the project should be built in Wilsonville Town Center

- Provide any other additional key points/components not otherwise covered

MATERIALS
1. Land Use Presentation — PowerPoint

2. Student Assignment Directions/Parameters
3. Student Site Plan Assignments

4. Student Elevation Assignments



Summary of Input Received

The major themes/types of development projects presented by the seventh grade class are
summarized below, according to activity zone.

High Activity:

- Museum
Focused on science and arts
Included a convertible space for other community uses
OMSI was cited as an inspiration by one group
At least two stories tall
Suggested near highway or high activity areas
Proposed adding a movie theater in the museum
Included interactive exhibits and experiences
Much of the parking was placed in front
Students felt it was a good fit as it not only provides learning experiences, but
also in that it would draw visitors to the area
- Arcade

OO0OO0OO0OO0OO0OO0OO0O0

@]

Focused on game console platform (with potential internet café)
Two stories tall
Restaurant on ground floor with outside patio
Projecting 20-30 staff members
Parking on sides / to rear of building
Could be a component of Fry’s (utilize areas of the existing parking lot that are
unused)
» Customers could test out games in the arcade and stop at Fry’s to
purchase the ones they like

©Oo0oooo

0 5-story building in the quieter area of the High Activity zone
0 Lobby and computers downstairs with snack area
0 Approximately 75 rooms
o Parking in front as well as underneath building
- Shopping Mall
0 Including a food court
Many students believed there should be a children’s play area
One group prioritized glass fagade in terms of materials
Include space for smaller vendors
Position building along I-5 for visibility
One group suggested display areas for local businesses
Students thought a mall would be appropriate for Town Center so that people in
the area did not have to drive all the way to Portland or Washington Square for a
mall
0 Students liked the idea that everything is in one building, it is convenient and fun

O O0OO0OO0OO0Oo

Moderate Activity:
- Bright and open cafés (also recommended for Main Street and Light Activity areas)
0 Cozy places to “hang out” (included items like couches, bean bags, blankets,
and fireplaces)
0 Emphasis on many windows and open floor plans
0 Dog-friendly



O O0O0O0

Designed to be in small buildings

Some were single-story and others included a second story with additional
commercial uses such as a bakery and book store

Several groups mentioned a garden component for both outdoor seating and
the growth of food for the café/restaurant, located on patios, balconies, and/or
rooftops

Emphasis on “local”

Both bakeries and coffee shops were popular amongst many groups

Some included vehicle parking and some included bike parking as well
Students do not see many buildings like this in Town Center now and would like
to

- Community Food Court

0 4-story mixed-use building

0 Food court on 1* floor

0 Apartments on three upper floors (mix of small and large units)

0 Deck and couches for outdoor seating, including heat lamps for year-round use

- Skate Park

0 Most groups proposed indoor skate park for year-round use with outdoor

portions for nice days
* Including storage

0 Should be located near shops/restaurants

0 Foam pits and smaller ramps proposed so that skaters can learn tricks and not
get hurt; proposed different areas based on skill level

0 A couple groups proposed a retail skate shop component and/or food/snack
area that would be elevated for parents viewing

0 Parking wrapped around, including bike parking

0 One group noted that having a nice, dedicated skate park in a convenient
location, that addresses the different skill levels for all age groups or experience
levels, would decrease the likelihood of people skating in places that the
community might not want skaters

0 Would be good for Town Center because the City does not have many skate

parks, the one in Villebois is too far for many people, and the one in Memorial
Park is too small and often overrun by younger children

- Apartment Building

(o}

O O0OO0OO0Oo

Three floors

Includes penthouse units on top floor

Features an open field (park-like) for both residents and community members
Accounting for 10-15 employees

Locate near commercial buildings for convenience and employment

Parking in front, with a pathway through the parking lot for access to the
entrance

- Humane Society (could also be located on Main Street)

o

O o0O0Oo

Live-work setup

Apartment/condos second floor, intended for an employee

Quaint/small building with brick and oak trees and planter boxes

Estimated 10-13 total employees

Felt this was important in Town Center as there are not enough humane societies
and to avoid businesses that perpetuate puppy mills



Low Activity:

- Small Bakeries
0 One group presented the idea of a “bean bag café”
o Outdoor seating
o Similar to cafés, students wanted small, cozy spaces to hang out or study
0 Proposed gardens as landscaping for the bakery
o

- House
o Single family
o Largeyard

- College Dorms
0 For Clackamas Community College and OIT

0 Proposed a cluster of 3-story buildings

0 Includes a cafeteria space and study area (first floor)

0 4-5 parking spaces to the side of each dorm building

0 4 rooms proposed for each dorm building

0 Trees for landscaping and an outdoor seating area with umbrellas
Main Street:

- Gift Shop, bakeries, coffee shops (as described above)
- Cafés/ Restaurants
0 Importance of "dog friendly” cafés, so that people walking their dogs are able to
stop in mid-walk
0 Include a party room that people can rent for special occasions
0 Interest in a Mexican restaurant, want a piece of home/culture here in Wilsonville
- Three Story Retail Building
0 Including coffee shop with outdoor seating (first floor)
0 Animal supply/grooming space (second floor)
o0 Clothing store (third floor)
o Utilize foliage to make building more inviting from the street
- Bookstore/Library
0 With music room component
0 Outdoor seating area

Overall Summary:

Overall, many students prioritized comfortable and open communal gathering areas, such as
airy coffee shops or bakeries, and shopping centers with seating areas. Many projects contained
some type of outdoor seating/eating component, with emphasis on landscaping to help make
the development more enticing. Of the retail proposed, much of it consisted of local or small
businesses, which supported the “quaint” and neighborhood-serving image portrayed by
several students. A skate park was also a popular idea presented by the students. Several
groups noted that the Memorial Park skate park does not work well to accommodate skaters of
varying skill levels, as many older/more advanced skaters often find themselves dodging less
experienced skaters, which can be dangerous. A lack of variety in skate park elements that offer
a range of difficulty was noted to be a major contributor to the conflicts between skaters of
differing skill levels in Memorial Park. Lastly, the Villebois skate park was identified as being too
far for many students, and was difficult to access, therefore many groups thought Town Center
was a good and convenient location for a new one.



Regarding structures, there was a range of building heights presented, although in general
most assignments showed between 2-4 floors. Parking was often proposed in front of or on the
sides of buildings, with landscaping scattered throughout the parking areas. As for design,
many students opted for modern designs, and focused on greenery, open floor plans, and an
abundance of windows to allow for well-lit interiors. Many retail spaces, including some within a
proposed mall, were small in size and designed to attract local/small businesses as opposed to
department stores.



MERIDIAN CREEK SEVENTH GRADE CLASS
VISITS4 AND 5 -
APRIL 6, 2018 (VISIT 4) / MAY 4, 2018 (VISIT 5)
EXHIBITS



Town Center Building

Blocks: Land Use
Meridian Creek
Middle School
April 6, 2018



Let's Talk About...

1 Quick Refresher: Land Use

2 Land Uses Proposed in Town Center

3 Site Plans and “Elevations”

4 Your Project

5 Questions




Land Use
What is it Againe



Land Use

]

 Breaks up areas into “zones’
* Allows us to shape growth
e “Zones” regulate:

e what can be built

e how it should look



Land Use

* Tons of options
* Main categories:

e Commercial

* Industrial

* Residential
* Open Space
* Mixed-Use




Land Uses Proposed In
Town Cenfter



Mixed-Use Throughout
Light — High Activity
“zones”

Main Street “zone”



High Activity

Taller buildings (up to 5
stories)

Mixed-use, commercial
focus - NO residential
Typical uses:

e Offices

* Entertainment

 Hospitality



Moderate Activity

* Mix of buildings (2-4 stories)
* Mixed-use
* Typical uses:

* Residential

e Commercial
e (Office



Light Activity

e Shorter buildings (up to 3
stories)
* Mixed-use
 Typical uses:
* Neighborhood-serving
commercial

e Residential



Main Street

 Mid-sized buildings (3-4
stories)

 Mixed-use- NO residential
on ground floor

* Typical uses:
e Active Commercial/Retail
* Restaurants

« Apartments (2" floor+)



Site Plans
What 1o Include







Shows things like:

Use

Locations

Sizes

Streets
Circulation/Connectivity

Landscaping






Site Plans
What's an Elevation@e















* Shows things like:

Height
Number of stories
Design

Materials



Your Assignment
A Site In Town Center









Questions?



Tutorial


https://www.youtube.com/watch?v=njJID65elJI&feature=youtu.be&list=PL_voFGHAR9QVkM5b38ouenY1AFSVGvfW0

STUDENT LAND USE/SITE PLAN ASSIGNMENT

Step 1: Design Your Site (the “Site Plan”)

1. Choose your subarea: the different subareas have different kinds of buildings

2. Decide what you are putting inside your building — do this for each floor of your building

3. Decide what you are putting around your building

Use the chart below to design your site plan. It will determine what kind of building can go in your

subarea, how many floors it can have, what can go inside it, and all of the other things you need to

provide on-site.

Land Use Subarea | Required Elements of Site Plan | Constraints / Parameters
High Activity 1. Number of Floors 1. 3-5floors (5 max)

2. Land Uses 2. Office, commercial retail, hospitality,

3. Setbacks entertainment, no residential by I-5

4. Parking requirements 3. No setback requirements

5. Landscaping 4. 1 parking space per 1,000 square feet of
building area

5. 3 point minimum, using “Green Factor” list
attached
Main Street 1. Number of Floors 1. 2-4 floors (4 max)

2. Land Uses 2. Active ground floor uses, retail commercial,
office, and residential uses allowed (no
residential on ground floor). No drive-thrus
or driveways connecting to Main Street

3. Setbacks 3. Buildings along Main Street have a 0’

4. Parking requirements required setback from sidewalk

5. Landscaping 4. 1 parking space per 1,000 square feet of
building area / 1 parking space per
residential unit

5. 4 point minimum, using “Green Factor” list
attached
Moderate Activity | 1. Number of Floors 1. 1-4floors (4 max)

2. Land Uses 2. Commercial and office buildings/ spaces;

3. Setbacks commercial retail; hospitality or

4. Parking requirements entertainment; residential townhomes or

5. Landscaping apartments/condos

3. No setback requirements
4. 1 parking space per 1,000 square feet of
building area / 1 parking space per
residential unit
5. 4 point minimum, using “Green Factor” list
attached
Light Activity 1. Number of Floors 1. 1-3floors (3 max)

2. Land Uses 2. Small commercial and office buildings/

3. Setbacks spaces; Residential townhomes or

4. Parking requirements apartments/condos




5.

Landscaping

No setback requirements

1 parking space per 1,000 square feet of
building area / 1 parking space per
residential unit

5 point minimum, using “Green Factor” list
attached

PARAMETERS — elements that limit how many/the size of different uses a student can accommodate

-Number of floors allowed for particular subarea

-High Activity: 5

-Moderate Activity: 4

-Light Activity: 3

-Main Street: 4

-Types of uses that are prohibited in particular subareas

-No residential in High Activity Subarea near freeway

-No high-use/high-activity in Light Activity area; limit to townhomes, small-scale

-Only active ground floor uses in Main Street Subarea; no housing on ground floor

-Minimum or maximum setbacks:

-NA for High/Moderate/Light Activity Subareas

-Buildings fronting Main Street have a 0’ required setback — must be built to the sidewalk

-Parking requirements

- 1 per 1,000 square feet of building area

- 1 per residential unit

-Minimum landscaping

-Must choose from “green factor” point-value list; minimum number based on subarea:

-High Activity: 3 point minimum
-Moderate Activity: 4 point minimum
-Light Activity: 5 point minimum
-Main Street: 4 point minimum

Step 2: Design Your Building (the “Building Plan”)

1. Calculate the Total Square Footage for each use you put your building




e Do this by using the dimensions of each floor in your building, and how you designated
uses on each of those floors
2. Calculate the number of housing units provided
e  Minimum area required based on the number of rooms in each unit:
- Studio: 500 square feet
- One-Bedroom: 750 square feet
- Two-Bedroom: 1200 square feet
- Three-Bedroom: 1350 square feet
- Four-Bedroom: 1500 square feet
3. Calculate the number of employees/jobs provided
e Minimum area required for each employee, based on use:
- Office: 300 square feet
- Retail/Civic: 450 square feet
4. Calculate the Parking spaces provided
e 1 parking space is required per 1,000 square feet of building area
e 1 parking space is required per each residential unit
e Remember: each parking space needs to be at least 9 feet wide and 18 feet long
e Remember: cars have to be able to drive to your parking spaces, so make sure any
driveways or drive lanes are at least 12 feet wide

Step 3: Present Your Plan

1. Identification of chosen Land Use Subarea
2. Building height (floors) of proposed project and the uses within each story
3. Presentation of the “Building Plan” - the calculations from the project

4. Presentation of the “Site Plan” - What their calculations meant for their site layout (what had to be
left out/changed/moved around?) Students can use this step to give a more in depth overview of their
site plan

5. What amenities they included in their project, such as their green factors and any other elements
they added that would benefit the community or help achieve the “vision and goals”



Green Factor Points Sheet

Landscaped Area/Garden = 0.2 points for each square foot in size
Trees = 1 point for 5 trees planted

Green Roof = 1 point for each square foot in size

Garden Wall = 0.7 points for each square foot in size

Rain Garden = 0.7 points for each square foot in size
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PAI

WILSONVILLE

TOWN CENTER PLAN

Communication Materials

Town Center Business
Newsletters (August 2018)
Boones Ferry Messenger (April —
December 2018)



Project Update
August 2018

A CLOSER LOOK AT
MAIN STREET DESIGN

The Town Center Task Force met in
June to review the Community
Design Concept and potential
design standards for the Main
Street district that would help
shape future development into the
walkable, mixed-use Main Street
desired by community members.
the

pedestrian

Discussions focused on

requirements for
pathways, limitation of certain auto-
oriented uses, appropriate parking
locations, and prioritization of
street amenities. This input will
inform proposed Main Street
standards in the Plan, and will be
presented in detail at the August

8th Planning Commission meeting.

YOU'RE INVITED!

PLANNING COMMISSION
Aug. 8, 6 PM — Wilsonville City Hall
Weigh in

on potential design

and

implementation strategies at this

guidelines, parking policies,

public meeting.

ANNUAL BLOCK PARTY

Aug. 22, 5 PM — Town Center Park
Join us in celebrating Wilsonville’s
50th birthday at the Second Annual
Community Block Party. The Town
Center team will be there to
demonstrate the community’s ideas
for their future Main Street with a

pop-up Main Street.



HELP SHAPE POSSIBLE ECONOMIC
DEVELOPMENT PROGRAMS FOR TOWN CENTER

The City has held several meetings and met with Town Center business
and property owners, whose valuable insights have generated many
program ideas — storefront improvement grants, transitional assistance,
the creation of a Main Street business district — to support the retention
and growth of existing businesses as envisioned in the Town Center Plan.

There are more opportunities this summer and fall for you and other local
businesses to weigh-in on the Town Center Plan and potential economic
development programs. The Planning Commission would love to hear
from you on August 8 (details on front).

Comments, concerns, and ideas about the Town Center Plan are always
welcome and can be submitted by contacting Economic Development
Manager Jordan Vance at: 503-570-1539 or vance@ci.wilsonville.or.us.

Tami Bergeron | 503.682.4960 | Bergeron@ci.wilsonville.or.us
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PAI

WILSONVILLE
TOWN CENTER PLAN

Question of the Month
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Bike shop

Which youth friendly amenities appeal to you?

Skate park

Youth center

April 2018

Select all that apply

Coffee shop

Ice cream / donut
shop

Dog friendly café

Book store

Outdoor plaza/seating



70

60

50

40

30

2

o

1

o

Bus arrival every 30
minutes or less

Extended bus
services earlier in
the day

Extended bus
services later in the
day

May/June 2018

What would encourage you to take SMART public transit to Town Center?
Select all that apply

Reduced number of
transfers

Improve bus More convenient More lighting at bus Additional bus stop Safer crossings and
reliability bus stop locations, stops amenities, such as improved sidewalks
closer to your sheltered seating between bus stops

destination and trash cans and destinations in

Town Center



70

60

50

40

3

o

N
o
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o

On-street parking

Stand alone parking Garage with mixed-use Small surface parking Covered ground floor Parking lot surrounded Parking lot in front of

garage

building

July/August 2018

Which parking options do you prefer for future Town Center?

Select all that apply

lots

parking

by buildings

buildings

Parking lot behind
buildings



September 2018

Place making projects are relatively quick and inexpensive ways to activate public spaces
and create places to gather. Select two you would like to see in Town Center

60
50

40

30
20
| I I I

Artistic crosswalks and Parklets Street furnishings Outdoor reading room (or Close street periodically Pop-up games Food carts
intersections other creative uses) for bicycle events

o

o



20

18

16

14

12

10

(o]

[e)]

»

N

Town Center
workshops and/or
open houses

The Question of the The Question of the Town Center online A focus group or

Month online

Month in person

October 2018

How have you been involved in the Town Center Plan?

Select all that apply

surveys

Town Center Plan

Town Center

Providing feedback | have not been

meeting with City activities at the City Pplanning activities directly to the Town involved with the

staff

Block Party

in my school

Center project team Town Center Plan
at events



30

25

20

1

(S}

1

o
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o

November/December 2018

Which element of the Town Center Plan are you most excited about?
Select all that apply

A new, modern A cycle-track from More community More mixed-use More housing Enhanced bicycle An "Emerald Chain" More street
Main Street the future I-5 gathering spaces development, retail options and walking of open spaces and connections inside
pedestrian bridge variety, and activity facilities, including parks Town Center

to Memorial Park year-round promenades
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WILSONVILLE
TOWN CENTER PLAN

Public Draft Plan
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WILSONVILLE
TOWN CENTER PLAN

Storymap Plan



https://wilsonville.maps.arcgis.com/apps/Cascade/index.html?appid=f6c8a240d00f4c0ba9b393d670f2d4de
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Planning the Future of Town Center g

In addition, the future main street will offer
more bicycle and pedestrian amenities, wider
. sidewalks, and active storefronts to reflect the

BHSE LUK - Gupatited OF T wodrs Th gove Beah
ONE OF THE COMMUNITY'S
CONCEPTS FOR TOWN CENTER
IS A MAIN STREET. WHAT TWO
AMENITIES WOULD YOU
PRIORITIZE FOR A FUTURE MAIN
STREET IN TOWN CENTER?

Place a dot next to your response below or vo
I

PALY

WILSONVILLE

online: www.wilsonvilletowncenter.con

vants street furniture, wider sidewalks, and

= - ' - s
Ty e T e g
as part of the future main sreet
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WILSONVILLE
TOWN CENTER PLAN

Public Comment Form



http://www.wilsonvilletowncenter.com/comments/




Entry Id  Name Comments How did you pal How did y« How did y« How did y« How did y« How did y« How did y« How did y« How did y« How did yt Date Creal Created B' Last Upda Updated B IP Addres: Last Page Completiol

1 was not sure what this part of the plan meant:
As a central spine of the Town Center Plan, the
future main street will extend Parkway to create
a linear and walkable street connection between
Town Center Loop and Wilsonville Road. 1am
concerned if it means more traffic to Parkway
because that street is already getting heavy with 2019-01-
traffic which is increasing noise, congestion and  Community Focus Online 30 71.63.170.
4 Theresa  impacting wild life in the area. Thank you workshops groups surveys 19:59:10 public 22 1 1
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