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CALL TO ORDER & ROLL CALL 

ANNOUNCEMENTS & PLANNING COMMISSION COMMUNICATION 

COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA) 
Limited to 3 minutes 

ACTION ITEMS 

1. Consideration of a Sign Variance application (SVAR24-0001) for a sign package proposal 
located at the Cabela’s/Bass Pro Shops retailer at 7555 SW Nyberg Street (Tax Lot: 
2S124A003100). Continuance of the November 20, 2024 hearing.  

COMMUNICATION FROM CITY STAFF 

FUTURE ACTION ITEMS 

ADJOURNMENT 

 

TUALATIN CITY PLANNING 
COMMISSION MEETING 

 
WEDNESDAY, DECEMBER 18, 2024 

 
TUALATIN CITY SERVICES 

10699 SW HERMAN ROAD 

TUALATIN, OR 97062 



 

 

CITY OF TUALATIN 
Staff Report 

 

 

TO: Tualatin Planning Commissioners 

THROUGH: Steve Koper, Assistant Community Development Director 

FROM: Madeleine Nelson, Assistant Planner  

DATE: December 18, 2024 

 

SUBJECT: 
Consideration of a Sign Variance application (SVAR24-0001) for a sign package proposal located at the 
Cabela’s/Bass Pro Shops retailer at 7555 SW Nyberg Street (Tax Lot: 2S124A003100). 

EXECUTIVE SUMMARY: 

The applicant, Meyer Sign Co. of Oregon, Inc., on behalf of Nyberg Center Cal ꓲꓲ, LLC, requests approval 

of a sign variance at the Cabela’s/Bass Pro Shops retailer located at 7555 SW Nyberg Street (Tax Lot: 
2S124A003100).  

 The subject proposal is a Type III land use case, subject to a quasi-judicial hearing before the 
Tualatin Planning Commission. 

 The existing building is located on 22.74-acre site zoned Central Commercial (CC) and Office 
Commercial (CO).  

 The Central Commercial (CC) Planning District permits the following code standards for wall signs 
under Tualatin Development Code (TDC) 38.220(1)(d): 

o (i) Number: One on each owned or leased wall not to exceed four walls of a building. For 
walls not oriented toward and not located within 150 feet of the Wetland Protected Area or a 
Natural Resource Protection Overlay District (NRPO) as shown on Map 72-1, two wall signs 
are allowed on an owned or leased wall of 4,000-4,999.99 square feet provided the distance 
between the two signs is greater than 25 feet, and three wall signs on an owned or leased 
wall equal to or greater than 5,000 square feet.  

o (ii) Number of Sides: No more than one.  
o (iii) Height Above Grade: No higher than the height of the sign band on the owned or leased 

space.  
o (iv) Height of Sign Face: No higher than four feet provided no letter or number (does not 

include logos, caricatures, scenes, non-letters and non-numerical symbols) shall be more 
than two feet when erected on owned or leased walls whose area is less than 4,000 square 
feet, and no higher than four feet for letters, numbers, logos, caricatures, scenes and 
symbols when erected on owned or leased walls equal to or greater than 4,000 square feet. 
If a sign's square footage is less than ½ the maximum area allowed, then the height of the 
sign can be doubled. If the sign height is doubled, the height of any logo, symbols, 
caricatures or scenes may be up to five feet.  

o (v) Area: For owned or leased walls whose area is 0 to 400 square feet, a sign area of at 
least 24 square feet or ten percent of the wall area is allowed, whichever is greater. For walls 
whose area is 400 to 3,999.9 square feet, a sign area of no more than 40 square feet is 
allowed. For walls not oriented toward and not located within 150 feet of the Wetland 



Protected Area or a NRPO District as shown on Map 72-1, a total sign area of up to 100 
square feet is allowed for a wall 4,000-4,999.9 square feet provided that when two wall signs 
are erected neither sign is larger than 75 square feet, and for walls equal to or greater than 
5,000 square feet, a sign area of up to 150 square feet is allowed.  

o (vi) Illumination: Direct, indirect or internal.  
o (vii) Mechanical Readerboard: For churches, cinemas and theaters the sign may be a 

mechanical readerboard.  

 The Sign Variance proposal requests to place a total of 355.2 square feet of signage on the 
southern elevation to replace the existing 361.79 square feet of signage. The application also 
proposes to place a total of 150 square feet of signage on the eastern elevation to replace the 
existing 228 square feet of signage. The total square footage of all proposed signs on the building is 
505.2 sf. The requested variances are provided below: 
 

1. A variance to allow 10’- 4 5/8” height on the proposed Bass Pro Shops Formed Main ID 

Cabinet (Sign 1) on the southern elevation for a total sign area of 156.8 square feet. 

 The proposed Bass Pro Shops Formed Main ID Cabinet (Sign 1) is on the southern elevation 

which is 70,300 square feet, therefore under the sign code a 150 square foot sign with a 

maximum height of 4 feet is allowed.   

 The applicant proposes a sign area of 156.8 square feet with a height of 10’ – 4 5/8”. The 

proposed area is 6.8 square feet or 4.5% over the code allowance, and the proposed height 

is 6’ – 4 5/8” or 159.6% over the code allowance  

 A previous sign variance (SVAR 14-01) for the retailer approved a 264 square foot sign with 

a height of 8 feet. 

 The proposal is a reduction in square feet from the existing sign of 264 square feet, a 107.2 

or 40.6% reduction in square footage is proposed, and a height increase of 2’ – 4 5/8” or 

29.8% is proposed.  

 
2. A variance to allow 6’ – 1/8’’ height on the proposed Outdoor World Wall Cabinet (Sign 2) on 

the southern elevation for a total sign area of 198.4 square feet.  

 The proposed Outdoor World Wall Cabinet (Sign 2) is on the southern elevation which is 
70,300 square feet, therefore under the sign code a 150 square foot sign with a maximum 
height of 4 feet is allowed.   

 The applicant proposed a sign area of 198.5 square feet with a height of 6’ – 1/8”. The 

proposed area is 48.5 square feet or 32.3% over the code allowance. The proposed height is 

2’ – 1/8” or 52.1% over the code allowance.  

 

3. A variance to allow 10’ height on the proposed Bass Pro Shops Cabinet (Sign 3) on the 

eastern elevation for a total area of 150 square feet.  

 The proposed Bass Pro Shops Cabinet (Sign 3) is on the eastern elevation which is 36,765 
square feet, therefore under the sign code a 150 square foot sign with a maximum height of 
4 feet is allowed.  

 The applicant proposes a sign height of 10’. The proposed the height is 6’ or 150% over the 
code allowance. 

 A previous sign variance (SVAR14-01) for the retailer approved a 227 square foot sign with a 

height of 8 feet. 

 The proposal is a decrease in square feet from the existing sign of 77 square feet. The 

proposed height increase of 2’ or 25%.  

 

 The approval criteria for Sign Variances can be found in Tualatin Development Code (TDC) 33.080. 

To grant a Sign Variance all six of the following criteria must be met:  

(i) A hardship is created by exceptional or extraordinary conditions applying to the property that 
do not apply generally to other properties in the same zone, and such conditions are a result 



of lot size or shape or topography over which the applicant or owner has no control; 
(ii) The hardship does not result from actions of the applicant, owner or previous owner, or from 

personal circumstances, or from the financial situation of the applicant or owner or the 
company, or from regional economic conditions; 

(iii) The variance is the minimum remedy necessary to eliminate the hardship; 
(iv) The variance is necessary for the preservation of a property right of the owner substantially 

the same as is possessed by owners of other property in the same zone however, 
nonconforming or illegal signs on the subject property or on nearby properties does not 
constitute justification to support a variance request; 

(v) The variance must not be detrimental to the general public health, safety and welfare, and not 
be injurious to properties or improvements in the vicinity; and 

(vi) The variance must not be detrimental to any applicable Comprehensive Plan goals and 
policies. 

 
OUTCOMES OF DECISION: 
Approval of SVAR24-0001 will result in the following: 

Allows Cabela’s/Bass Pro Shops to obtain the variances listed below for a total of 868.5 sf. of signage on 
the existing building: 

o A variance to allow 10’- 4 5/8” height on the proposed Bass Pro Shops Formed Main ID 
Cabinet on the southern elevation for a total sign area of 156.8 sf. 

o A variance to allow 6’ – 1/8’’ height on the proposed Outdoor World Wall Cabinet on the 

southern elevation for a total sign area of 198.5 sf.  

o A variance to allow 10’ height on the proposed Bass Pro Shops Cabinet sign on the eastern 

elevation. 

 

Denial of the Sign Variance request will result in the following: 
 
The applicant will not be allowed to construct the proposed wall signs outside of the wall standards provided 
by the Central Commercial (CC) Planning District in TDC 38.220(1)(d).  

ALTERNATIVES TO RECOMMENDATION: 
The Planning Commission may alternatively: 

 Approve SVAR 24-0001 with amended conditions of approval and direct staff to provide updated 
Analysis and Findings; 

 Continue the hearing to a later date for further consideration; or 

 Deny SVAR24-0001.  

 

ATTACHMENTS: 

-Attachment 1: Presentation 
-Attachment 2: Analysis & Findings  
-Exhibit A: Application & Narrative 
-Exhibit B: Revised Sign Proposal & Description  
-Exhibit C: Sign Renderings & Site Photos 
-Exhibit D: Supporting Documents 
-Exhibit E: Public Notice 
-Exhibit F: Nyberg Rivers Architectural Review 13-07 
-Exhibit G: Cabela’s Sign Variance 14-01 
-Exhibit H: Cabela’s Sign Variance 15-01 



 

  

 

ANALYSIS AND FINDINGS 
December 18, 2024 

Case #: SVAR 24-0001 
Project: Cabela’s/Bass Pro Shops Sign Variance  
Location: 7555 SW Nyberg Street (Tax Lot: 2S124A003100) 
Applicant: Tony McCormick, Meyer Sign Co. of Oregon, Inc. 
 

 

I. INTRODUCTION 

A. Applicable Criteria 

The following chapters of the Tualatin Development Code (TDC) are applicable to the subject proposal:  

 TDC 32: Procedures 

 TDC 33.080: Signs-Permits, Design Review, and Variances  

 TDC 38: Sign Regulations 

B. Project Description 

The applicant, Meyer Sign Co. of Oregon, Inc., on behalf of Nyberg Center Cal ꓲꓲ, LLC, requests approval 
of a sign variance at the Cabela’s/Bass Pro Shops retailer located at 7555 SW Nyberg Street (Tax Lot: 
2S124A003100). The proposal requests to place a total of 355.2 square feet of signage on the southern 
elevation to replace the existing 361.79 square feet of signage. The application also proposes to place a 
total of 150 square feet of signage on the eastern elevation to replace the existing 228 square feet of 
signage. The existing building is located on 22.74-acre site zoned Central Commercial (CC) and Office 
Commercial (CO). 
 
The Central Commercial (CC) Planning District permits the following code standards for wall signs under 
Tualatin Development Code (TDC) 38.220(1)(d): 
 
(d) Wall Signs Are Permitted. If used, the following standards apply:  

(i) Number: One on each owned or leased wall not to exceed four walls of a building. For walls 
not oriented toward and not located within 150 feet of the Wetland Protected Area or a 
Natural Resource Protection Overlay District (NRPO) as shown on Map 72-1, two wall signs 
are allowed on an owned or leased wall of 4,000-4,999.99 square feet provided the distance 
between the two signs is greater than 25 feet, and three wall signs on an owned or leased 
wall equal to or greater than 5,000 square feet.  

 
(ii) Number of Sides: No more than one.  
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(iii) Height Above Grade: No higher than the height of the sign band on the owned or leased 

space.  
 
(iv) Height of Sign Face: No higher than four feet provided no letter or number (does not include 

logos, caricatures, scenes, non-letters and non-numerical symbols) shall be more than two 
feet when erected on owned or leased walls whose area is less than 4,000 square feet, and 
no higher than four feet for letters, numbers, logos, caricatures, scenes and symbols when 
erected on owned or leased walls equal to or greater than 4,000 square feet. If a sign's 
square footage is less than ½ the maximum area allowed, then the height of the sign can be 
doubled. If the sign height is doubled, the height of any logo, symbols, caricatures or scenes 
may be up to five feet.  

 
(v) Area: For owned or leased walls whose area is 0 to 400 square feet, a sign area of at least 24 

square feet or ten percent of the wall area is allowed, whichever is greater. For walls whose 
area is 400 to 3,999.9 square feet, a sign area of no more than 40 square feet is allowed. For 
walls not oriented toward and not located within 150 feet of the Wetland Protected Area or 
a NRPO District as shown on Map 72-1, a total sign area of up to 100 square feet is allowed 
for a wall 4,000-4,999.9 square feet provided that when two wall signs are erected neither 
sign is larger than 75 square feet, and for walls equal to or greater than 5,000 square feet, a 
sign area of up to 150 square feet is allowed.  

 
(vi) Illumination: Direct, indirect or internal.  
 
(vii) Mechanical Readerboard: For churches, cinemas and theaters the sign may be a mechanical 

readerboard.  
 
 
The submitted sign plan is included in Exhibit B. The proposed sign plan would require the approval of 
the following variances:   
 

1. A variance to allow 10’- 4 5/8” height on the proposed Bass Pro Shops Formed Main ID 

Cabinet (Sign 1) on the southern elevation for a total sign area of 156.8 square feet. 

 The proposed Bass Pro Shops Formed Main ID Cabinet (Sign 1) is on the southern 

elevation which is 70,300 square feet, therefore under the sign code a 150 square foot 

sign with a maximum height of 4 feet is allowed.   

 The applicant proposes a sign area of 156.8 square feet with a height of 10’ – 4 5/8”. 

The proposed area is 6.8 square feet or 4.5% over the code allowance, and the proposed  

height is 6’ – 4 5/8” or 159.6% over the code allowance  

 A previous sign variance (SVAR 14-01) for the retailer approved a 264 square foot sign 

with a height of 8 feet. 

 The proposal is a reduction in square feet from the existing sign of 264 square feet, a 

107.2 or 40.6% reduction in square footage is proposed, and a height increase of 2’ – 4 

5/8” or 29.8% is proposed.  
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2. A variance to allow 6’ – 1/8’’ height on the proposed Outdoor World Wall Cabinet (Sign 2) on 

the southern elevation for a total sign area of 198.4 square feet.  

 The proposed Outdoor World Wall Cabinet (Sign 2) is on the southern elevation which is 
70,300 square feet, therefore under the sign code a 150 square foot sign with a 
maximum height of 4 feet is allowed.   

 The applicant proposed a sign area of 198.5 square feet with a height of 6’ – 1/8”. The 

proposed area is 48.5 square feet or 32.3% over the code allowance. The proposed 

height is 2’ – 1/8” or 52.1% over the code allowance.  

 
3. A variance to allow 10’ height on the proposed Bass Pro Shops Cabinet (Sign 3) on the eastern 

elevation for a total area of 150 square feet.  

 The proposed Bass Pro Shops Cabinet (Sign 3) is on the eastern elevation which is 
36,765 square feet, therefore under the sign code a 150 square foot sign with a 
maximum height of 4 feet is allowed.  

 The applicant proposes a sign height of 10’. The proposed the height is 6’ or 150% over 
the code allowance. 

 A previous sign variance (SVAR14-01) for the retailer approved a 227 square foot sign 

with a height of 8 feet. 

 The proposal is a decrease in square feet from the existing sign of 77 square feet. The 

proposed height increase of 2’ or 25%.  

 
The total area of the 2 signs proposed for the southern elevation of the building is 355.2 sf. The total 
area of the one sign proposed on the eastern elevation of the building is 150 sf. The total square footage 
of all proposed signs on the building is 505.2 sf. The current area total for the existing signs is 658 sf.  

C. Previous Land Use Actions 

 AR13-07 – Nyberg Rivers 

 SVAR14-01 – Cabela’s 

 SVAR15-01 – Cabela’s  

D. Site Description and Surrounding Uses 

The subject site is a 22.74-acre lot that is zoned Central Commercial (CC) and Office Commercial (CO). The 
retailer is located west of Interstate 5, north of SW Nyberg St and south of the Tualatin River. The site 
includes the Major Commercial Center of Nyberg Rivers which includes various commercial tenants. The 
square footage of the Cabela’s/Bass Pro Shops retailer is approximately 110,093 sf. 
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Figure 1: Aerial view of subject site (highlighted) 

 

North: High Density Residential (RH), Tualatin River, City of Durham  

 River Lofts Apartments 

 Tualatin River Greenway, Multi-Use Trail 

South:  Central Commercial (CC) 

 SW Nyberg Street 

 Fred Meyer  

 Commercial Tenants  
 

West: Central Commercial (CC) 

 Michaels Craft Store 

 Commercial Tenants  
 

East: General Commercial (CG) 

 Interstate 5 

 Nyberg Woods Shopping Center 

 

E. Exhibit List 

Exhibit A: Application & Narrative 
Exhibit B: Revised Sign Proposal & Description 
Exhibit C: Sign Renderings & Site Photos 
Exhibit D: Supporting Documents 
Exhibit E: Public Notice 
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Exhibit F: Nyberg Rivers Architectural Review 13-07 
Exhibit G: Cabela’s Sign Variance 14-01 
Exhibit H: Cabela’s Sign Variance 15-01 
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II. FINDINGS 

The Planning Division findings reference the Tualatin Development Code (TDC), unless otherwise noted. 

Chapter 32: Procedures 
Section 32.010 – Purpose and Applicability. 
[…] 
(2) Applicability of Review Procedures. All land use and development permit applications and 
decisions, will be made by using the procedures contained in this Chapter. The procedure “type” 
assigned to each application governs the decision-making process for that permit or application. There 
are five types of permit/application procedures as described in subsections (a) through (e) below. 
Table 32-1 lists the City’s land use and development applications and corresponding review 
procedure(s). 

[…] 
(c) Type III Procedure (Quasi-Judicial Review – Public Hearing). Type III procedure is used when 
the standards and criteria require discretion, interpretation, or policy or legal judgment. Quasi-
Judicial decisions involve discretion but implement established policy. Type III decisions are made 
by the Planning Commission or Architectural Review Board and require public notice and a public 
hearing, with an opportunity for appeal to the City Council. 
[…] 

(3) Determination of Review Type. Unless specified in Table 32-1, the City Manager will determine 
whether a permit or application is processed as Type I, II, III, IV-A or IV-B based on the descriptions 
above. Questions regarding the appropriate procedure will be resolved in favor of the review type 
providing the widest notice and opportunity to participate. An applicant may choose to elevate a Type 
I or II application to a higher numbered review type, provided the applicant pays the appropriate fee 
for the selected review type. 

Table 32-1 – Applications Types and Review Procedures 

Application / 
Action 

Procedure 
Type 

Decision 
Body* 

  
Appeal 
Body* 

Pre-
Application 
Conference 
Required 

Neighborhood/Developer 
Mtg Required 

Applicable 
Code 
Chapter 

[…] 

Variance 
(including Sign 
Variance) 

III PC CC Yes Yes TDC 33.120 

[…] 
* City Council (CC); Planning Commission (PC); Architectural Review Board (ARB); City Manager or designee (CM); Land Use 
Board of Appeals (LUBA). 

 
Finding: 
The requested Sign Variance application is classified as Type III Procedure Types according to Table 32-1. 
The application will be processed according to the applicable code for Type III procedures. This standard 
is met.  
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Section 32.030 – Time to Process Applications. 

(1) Time Limit - 120-day Rule. The City must take final action on all Type II, Type III, and Type IV-A land 
use applications, as provided by ORS 227.178, including resolution of all local appeals, within 120 days 
after the application has been deemed complete under TDC 32.160, unless the applicant provides 
written request or consent to an extension in compliance with ORS 227.178. (Note: The 120-day rule 
does not apply to Type IV-B (Legislative Land Use) decisions.) 
[…] 
 
Finding: 
The application was deemed complete on October 2, 2024. The 120th day will be January 30, 2025. The 

first hearing for SVAR 24-0001 was held on November 20, 2024. The Planning Commission continued the 

hearing to December 18, 2024. The applicant agreed to an extension of the 120-day rule in compliance 

with ORS 227.178. The applicant granted a 30 day extension the revised deadline will be March 1, 2025. 

This standard is met.  

 

Section 32.110 – Pre-Application Conference. 

(1) Purpose of Pre-Application Conferences. Pre-application conferences are intended to familiarize 
applicants with the requirements of the TDC; to provide applicants with an opportunity discuss 
proposed projects in detail with City staff; and to identify approval criteria, standards, and procedures 
prior to filing a land use application. The pre-application conference is intended to be a tool to assist 
applicants in navigating the land use process, but is not intended to be an exhaustive review that 
identifies or resolves all potential issues, and does not bind or preclude the City from enforcing any 
applicable regulations or from applying regulations in a manner differently than may have been 
indicated at the time of the pre-application conference. 
(2) When Mandatory. Pre-application conferences are mandatory for all land use actions identified as 
requiring a pre-application conference in Table 32-1. An applicant may voluntarily request a pre-
application conference for any land use action even if it is not required. 
(3) Timing of Pre-Application Conference. A pre-application conference must be held with City staff 
before an applicant submits an application and before an applicant conducts a 
Neighborhood/Developer meeting. 
(4) Application Requirements for Pre-Application Conference. 

(a) Application Form. Pre-application conference requests must be made on forms provided by the 
City Manager. 
(b) Submittal Requirements. Pre-application conference requests must include: 

(i) A completed application form; 
(ii) Payment of the application fee; 
(iii) The information required, if any, for the specific pre-application conference sought; and 
(iv) Any additional information the applicant deems necessary to demonstrate the nature and 
scope of the proposal in sufficient detail to allow City staff to review and comment. 

(5) Scheduling of Pre-Application Conference. Upon receipt of a complete application, the City 
Manager will schedule the pre-application conference. The City Manager will coordinate the 
involvement of city departments, as appropriate, in the pre-application conference. Pre-application 
conferences are not open to the general public. 
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(6) Validity Period for Mandatory Pre-Application Conferences; Follow-Up Conferences. A follow-up 
conference is required for those mandatory pre-application conferences that have previously been 
held when: 

(a) An application relating to the proposed development that was the subject of the pre-
application conference has not been submitted within six (6) months of the pre-application 
conference; 
(b) The proposed use, layout, and/or design of the proposal have significantly changed; or 
(c) The owner and/or developer of a project changes after the pre-application conference and 
prior to application submittal.  

 
Finding: 
A Pre-Application Meeting is mandatory for Type ꓲꓲꓲ Sign Variance applications. The applicant 
participated in a Pre-Application Meeting on September 24, 2023. The applicant remained in contact 
with City Staff and has had subsequent follow-up meetings to maintain the validity of the initial Pre-
Application Meeting. These standards are met.  

Section 32.120 – Neighborhood/Developer Meetings. 

(1) Purpose. The purpose of this meeting is to provide a means for the applicant and surrounding 
property owners to meet to review a development proposal and identify issues regarding the 
proposal so they can be considered prior to the application submittal. The meeting is intended to 
allow the developer and neighbors to share information and concerns regarding the project. The 
applicant may consider whether to incorporate solutions to these issues prior to application 
submittal. 
(2) When Mandatory. Neighborhood/developer meetings are mandatory for all land use actions 
identified in Table 32-1 as requiring a neighborhood/developer meeting. An applicant may voluntarily 
conduct a neighborhood/developer meeting even if it is not required and may conduct more than one 
neighborhood/developer meeting at their election. 
(3) Timing. A neighborhood/developer meeting must be held after a pre-application meeting with City 
staff, but before submittal of an application. 
(4) Time and Location. Required neighborhood/developer meetings must be held within the city limits 
of the City of Tualatin at the following times: 

(a) If scheduled on a weekday, the meeting must begin no earlier than 6:00 p.m. 
(b) If scheduled on a weekend, the meeting must begin between 10:00 a.m. and 6:00 p.m. 

(5) Notice Requirements.  
(a) The applicant must provide notice of the meeting at least 14 calendar days and no more than 
28 calendar days before the meeting. The notice must be by first class mail providing the date, 
time, and location of the meeting, as well as a brief description of the proposal and its location. 
The applicant must keep a copy of the notice to be submitted with their land use application. 
(b) The applicant must mail notice of a neighborhood/developer meeting to the following 
persons: 

(i) All property owners within 1,000 feet measured from the boundaries of the subject 
property;  
(ii) All property owners within a platted residential subdivision that is located within 1,000 
feet of the boundaries of the subject property. The notice area includes the entire subdivision 
and not just those lots within 1,000 feet. If the residential subdivision is one of two or more 
individually platted phases sharing a single subdivision name, the notice area need not include 
the additional phases; and 
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(iii) All designated representatives of recognized Citizen Involvement Organizations as 
established in TMC Chapter 11-9.  

(c) The City will provide the applicant with labels for mailing for a fee. 
(d) Failure of a property owner to receive notice does not invalidate the neighborhood/developer 
meeting proceedings. 

(6) Neighborhood/Developer Sign Posting Requirements. The applicant must provide and post on the 
subject property, at least 14 calendar days before the meeting. The sign must conform to the design 
and placement standards established by the City for signs notifying the public of land use actions in 
TDC 32.150. 
(7) Neighborhood/Developer Meeting Requirements. The applicant must have a sign-in sheet for all 
attendees to provide their name, address, telephone number, and email address and keep a copy of 
the sign-in sheet to provide with their land use application. The applicant must prepare meeting notes 
identifying the persons attending, those commenting and the substance of the comments expressed, 
and the major points that were discussed. The applicant must keep a copy of the meeting notes for 
submittal with their land use application. 
 
Finding: 
The applicant has provided evidence that a Neighborhood/Developer Meeting was held on October 24, 
2023. The applicant has provided documentation of sign posting and notification in compliance with this 
section, as well as a sign-in sheet and notes from the meeting in Exhibit D. These standards are met. 

Section 32.130 – Initiation of Applications. 

(1) Type I, Type II, Type III, and Type IV-A Applications. Type I, Type II, Type III, and Type IV-A 
applications may be submitted by one or more of the following persons: 

(a) The owner of the subject property; 
(b) The contract purchaser of the subject property, when the application is accompanied by proof 
of the purchaser’s status as such and by the seller’s written consent; 
(c) A lessee in possession of the property, when the application is accompanied by the owners’ 
written consent; or 
(d) The agent of any of the foregoing, when the application is duly authorized in writing by a 
person authorized to submit an application by paragraphs (a), (b) or (c) of this subsection, and 
accompanied by proof of the agent’s authority. 

[…] 
 
Finding: 
The application has been signed by an agent of Nyberg CenterCal ꓲꓲ, LLC, who serves as the property 
owner’s legal representative. This standard is met. 

Section 32.140 – Application Submittal. 

(1) Submittal Requirements. Land use applications must be submitted on forms provided by the City. 
A land use application may not be accepted in partial submittals. All information supplied on the 
application form and accompanying the application must be complete and correct as to the applicable 
facts. Unless otherwise specified, all of the following must be submitted to initiate completeness 
review under TDC 32.160: 

(a) A completed application form. The application form must contain, at a minimum, the following 
information: 
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(i) The names and addresses of the applicant(s), the owner(s) of the subject property, and any 
authorized representative(s) thereof; 
(ii) The address or location of the subject property and its assessor’s map and tax lot number; 
(iii) The size of the subject property; 
(iv) The comprehensive plan designation and zoning of the subject property; 
(v) The type of application(s); 
(vi) A brief description of the proposal; and 
(vii) Signatures of the applicant(s), owner(s) of the subject property, and/or the duly 
authorized representative(s) thereof authorizing the filing of the application(s). 

(b) A written statement addressing each applicable approval criterion and standard; 
(c) Any additional information required under the TDC for the specific land use action sought; 
(d) Payment of the applicable application fee(s) pursuant to the most recently adopted fee 
schedule; 
(e) Recorded deed/land sales contract with legal description. 
(f) A preliminary title report or other proof of ownership. 
(g) For those applications requiring a neighborhood/developer meeting: 

(i) The mailing list for the notice; 
(ii) A copy of the notice; 
(iii) An affidavit of the mailing and posting; 
(iv) The original sign-in sheet of participants; and 
(v) The meeting notes described in TDC 32.120(7). 

(h) A statement as to whether any City-recognized Citizen Involvement Organizations (CIOs) 
whose boundaries include, or are adjacent to, the subject property were contacted in advance of 
filing the application and, if so, a summary of the contact. The summary must include the date 
when contact was made, the form of the contact and who it was with (e.g. phone conversation 
with neighborhood association chairperson, meeting with land use committee, presentation at 
neighborhood association meeting), and the result; 
(i) Any additional information, as determined by the City Manager, that may be required by 
another provision, or for any other permit elsewhere, in the TDC, and any other information that 
may be required to adequately review and analyze the proposed development plan as to its 
conformance to the applicable criteria; 

(2) Application Intake. Each application, when received, must be date-stamped with the date the 
application was received by the City, and designated with a receipt number and a notation of the staff 
person who received the application. 
(3) Administrative Standards for Applications. The City Manager is authorized to establish 
administrative standards for application forms and submittals, including but not limited to plan 
details, information detail and specificity, number of copies, scale, and the form of submittal.  
 
Finding: 
The applicant submitted an application for SVAR 24-0001 on August 28, 2024. The application was 
deemed complete on October 2, 2024. The general land use submittal requirements were included with 
this application. These standards are met. 

Section 32.150 - Sign Posting. 

(1) When Signs Posted. Signs in conformance with these standards must be posted as follows: 
(a) Signs providing notice of an upcoming neighborhood/developer meeting must be posted prior 
to a required neighborhood/developer meeting in accordance with Section 32.120(6); and 
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(b) Signs providing notice of a pending land use application must be posted after land use 
application has been submitted for Type II, III and IV-A applications.  

(2) Sign Design Requirements. The applicant must provide and post a sign(s) that conforms to the 
following standards: 

(a) Waterproof sign materials; 
(b) Sign face must be no less than eighteen (18) inches by twenty-four (24) inches (18” x 24”); and 
(c) Sign text must be at least two (2) inch font. 

(3) On-site Placement. The applicant must place one sign on their property along each public street 
frontage of the subject property. (Example: If a property adjoins four public streets, the applicant 
must place a sign at each of those public street frontages for a total of four signs). The applicant 
cannot place the sign within public right of way. 
(4) Removal. If a sign providing notice of a pending land use application disappears prior to the final 
decision date of the subject land use application, the applicant must replace the sign within forty-
eight (48) hours of discovery of the disappearance or of receipt of notice from the City of its 
disappearance, whichever occurs first. The applicant must remove the sign no later than fourteen (14) 
days after: 

(a) The meeting date, in the case of signs providing notice of an upcoming 
neighborhood/developer meeting; or 
(b) The City makes a final decision on the subject land use application, in the case of signs 
providing notice of a pending land use application.  
 

Finding: 
The applicant provided certification within Exhibit D that signs in conformance with this section were 
placed on site in accordance with this section. These standards are met.  

Section 32.160 – Completeness Review. 

(1) Duration. Except as otherwise provided under ORS 227.178, the City Manager must review an 
application for completeness within 30 days of its receipt. 
(2) Considerations. Determination of completeness will be based upon receipt of the information 
required under TDC 32.140 and will not be based on opinions as to quality or accuracy. Applications 
that do not respond to relevant code requirements or standards can be deemed incomplete. A 
determination that an application is complete indicates only that the application is ready for review 
on its merits, not that the City will make a favorable decision on the application. 
(3) Complete Applications. If an application is determined to be complete, review of the application 
will commence. 
(4) Incomplete Applications. If an application is determined to be incomplete, the City Manager must 
provide written notice to the applicant identifying the specific information that is missing and 
allowing the applicant the opportunity to submit the missing information. An application which has 
been determined to be incomplete must be deemed complete for purposes of this section upon 
receipt of: 

(a) All of the missing information; 
(b) Some of the missing information and written notice from the applicant that no other 
information will be provided; or 
(c) Written notice from the applicant that none of the missing information will be provided. 

(5) Vesting. If an application was complete at the time it was first submitted, or if the applicant 
submits additional required information within 180 days of the date the application was first 
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submitted, approval or denial of the application must be based upon the standards and criteria that 
were in effect at the time the application was first submitted. 
(6) Void Applications. An application is void if the application has been on file with the City for more 
than 180 days and the applicant has not provided the missing information or otherwise responded, as 
provided in subsection (4) of this section. 
[…] 
 
Finding: 
The applicant submitted an application for SVAR 24-0001 on August 28, 2024. The application was 
deemed complete on October 2, 2024. These standards are met. 

Section 32.230. - Type III Procedure (Quasi-Judicial Review—Public Hearing). 

Type III decisions involve the use of discretion and judgment and are made by the Planning 
Commission or Architectural Review Board after a public hearing with an opportunity for appeal to 
the City Council. The decision body for each application type is specified in Table 32-1. A hearing 
under these procedures provides a forum to apply standards to a specific set of facts to determine 
whether the facts conform to the applicable criteria and the resulting determination will directly 
affect only a small number of identifiable persons. 
(1) Submittal Requirements. Type III applications must include the submittal information required by 
TDC 32.140(1). 
(2) Determination of Completeness. After receiving an application for filing, the City Manager will 
review the application will for completeness in accordance with TDC 32.160. 
(3) Written Notice of Public Hearing—Type III. Once the application has been deemed complete, the 
City must mail by regular first class mail Notice of a Public Hearing to the following individuals and 
agencies no fewer than 20 days before the hearing. 

(a) Recipients: 
(i) The applicant and, the owners of the subject property; 
(ii) All property owners within 1,000 feet measured from the boundaries of the subject 
property; 
(iii) All property owners within a platted residential subdivision that is located within 1,000 
feet of the boundaries of the subject property. The notice area includes the entire 
subdivision and not just those lots within 1,000 feet. If the residential subdivision is one of 
two or more individually platted phases sharing a single subdivision name, the notice area 
need not include the additional phases; 
(iv) All recognized neighborhood associations within 1,000 feet from the boundaries of the 
subject property; 
(v) All designated representatives of recognized Citizen Involvement Organizations as 
established in TMC Chapter 11-9; 
(vi) Any person who submits a written request to receive a notice; 
(vii) Any governmental agency that is entitled to notice under an intergovernmental 
agreement entered into with the City and any other affected agencies, including but not 
limited to: school districts; fire district; where the project either adjoins or directly affects a 
state highway, the Oregon Department of Transportation; and where the project site would 
access a County road or otherwise be subject to review by the County, then the County; and 
Clean Water Services; Tri Met; and, ODOT Rail Division and the railroad company if a 
railroad-highway grade crossing provides or will provide the only access to the subject 
property. The failure of another agency to respond with written comments on a pending 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.140APSU
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.160CORE
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application does not invalidate an action or permit approval made by the City under this 
Code; 
(viii) Utility companies (as applicable); and, 
(ix) Members of the decision body identified in Table 32-1. 

(b) The Notice of a Public Hearing, at a minimum, must contain all of the following information: 
(i) The names of the applicant(s), any representative(s) thereof, and the owner(s) of the 
subject property; 
(ii) The street address if assigned, if no street address has been assigned then Township, 
Range, Section, Tax Lot or Tax Lot ID; 
(iii) The type of application and a concise description of the nature of the land use action; 
(iv) A list of the approval criteria by TDC section for the decision and other ordinances or 
regulations that apply to the application at issue; 
(v) Brief summary of the local decision making process for the land use decision being made 
and a general explanation of the requirements for submission of testimony and the 
procedure for conduct of hearings; 
(vi) The date, time and location of the hearing; 
(vii) Disclosure statement indicating that if any person fails to address the relevant approval 
criteria with enough detail, he or she may not be able to appeal to the Land Use Board of 
Appeals on that issue, and that only comments on the relevant approval criteria are 
considered relevant evidence; 
(viii) The name of a City representative to contact and the telephone number where 
additional information may be obtained; and 
(ix) Statement that the application and all documents and evidence submitted to the City are 
in the public record and available for review, and that copies can be obtained at a 
reasonable cost from the City; and 
(x) Statement that a copy of the staff report will be available for inspection at no cost at 
least seven days prior to the hearing and will be provided at reasonable cost. 

(c) Failure of a person or agency to receive a notice, does not invalidate any proceeding in 
connection with the application, provided the City can demonstrate by affidavit that required 
notice was given. 

 
Finding: 
After submittal and completeness review as required by this section, notice for the Type III hearing 
concerning SVAR 24-0001 was mailed by city staff on October 9, 2024, containing the information 
required by this section (Exhibit E). These standards are met. 

(4) Conduct of the Hearing—Type III. The person chairing the hearing must follow the order of 
proceedings set forth below. These procedures are intended to provide all interested persons a 
reasonable opportunity to participate in the hearing process and to provide for a full and impartial 
hearing on the application before the body. Questions concerning the propriety or the conduct of a 
hearing will be addressed to the chair with a request for a ruling. Rulings from the chair must, to the 
extent possible, carry out the stated intention of these procedures. A ruling given by the chair on such 
question may be modified or reversed by a majority of those members of the decision body present 
and eligible to vote on the application before the body. The procedures to be followed by the chair in 
the conduct of the hearing are as follows: 

(a) At the commencement of the hearing, the person chairing the hearing must state to those in 
attendance all of the following information and instructions: 
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(i) The applicable substantive criteria; 
(ii) That testimony, arguments and evidence must be directed toward the criteria described 
in paragraph (i) of this subsection or other criteria in the plan or land use regulation which 
the person believes to apply to the decision; 
(iii) That failure to raise an issue accompanied by statements or evidence sufficient to afford 
the decision maker and the parties an opportunity to respond to the issue precludes appeal 
to the State Land Use Board of Appeals based on that issue; 
(iv) At the conclusion of the initial evidentiary hearing, the decision body must deliberate 
and make a decision based on the facts and arguments in the public record; and 
(v) Any participant may ask the decision body for an opportunity to present additional 
relevant evidence or testimony that is within the scope of the hearing; if the decision body 
grants the request, it will schedule a date to continue the hearing as provided in 
TDC 32.230(4)(e), or leave the record open for additional written evidence or testimony as 
provided TDC 32.230(4)(f). 

(b) The public is entitled to an impartial decision body as free from potential conflicts of interest 
and pre-hearing ex parte (outside the hearing) contacts as reasonably possible. Where questions 
related to ex parte contact are concerned, members of the decision body must follow the 
guidance for disclosure of ex parte contacts contained in ORS 227.180. Where a real conflict of 
interest arises, that member or members of the decision body must not participate in the 
hearing, except where state law provides otherwise. Where the appearance of a conflict of 
interest is likely, that member or members of the decision body must individually disclose their 
relationship to the applicant in the public hearing and state whether they are capable of 
rendering a fair and impartial decision. If they are unable to render a fair and impartial decision, 
they must be excused from the proceedings. 
(c) Presenting and receiving evidence. 

(i) The decision body may set reasonable time limits for oral presentations and may limit or 
exclude cumulative, repetitious, irrelevant, or personally derogatory testimony or evidence; 
(ii) No oral testimony will be accepted after the close of the public hearing. Written 
testimony may be received after the close of the public hearing only as provided by this 
section; and 
(iii) Members of the decision body may visit the property and the surrounding area, and may 
use information obtained during the site visit to support their decision, if the information 
relied upon is disclosed at the beginning of the hearing and an opportunity is provided to 
dispute the evidence. 

(d) The decision body, in making its decision, must consider only facts and arguments in the 
public hearing record; except that it may take notice of facts not in the hearing record (e.g., local, 
state, or federal regulations; previous City decisions; case law; staff reports). Upon announcing its 
intention to take notice of such facts in its deliberations, it must allow persons who previously 
participated in the hearing to request the hearing record be reopened, as necessary, to present 
evidence concerning the newly presented facts. 
(e) If the decision body decides to continue the hearing, the hearing must be continued to a date 
that is at least seven days after the date of the first evidentiary hearing (e.g., next regularly 
scheduled meeting). An opportunity must be provided at the continued hearing for persons to 
present and respond to new written evidence and oral testimony. If new written evidence is 
submitted at the continued hearing, any person may request, before the conclusion of the 
hearing, that the record be left open for at least seven days, so that he or she can submit 
additional written evidence or arguments in response to the new written evidence. In the 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.230TYIIPRQUDIREUBHE
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.230TYIIPRQUDIREUBHE
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interest of time, after the close of the hearing, the decision body may limit additional testimony 
to arguments and not accept additional evidence. 
(f) If the decision body leaves the record open for additional written testimony, the record must 
be left open for at least seven days after the hearing. Any participant may ask the decision body 
in writing for an opportunity to respond to new evidence (i.e., information not disclosed during 
the public hearing) submitted when the record was left open. If such a request is filed, the 
decision body must reopen the record, as follows: 

(i) When the record is reopened to admit new evidence or arguments (testimony), any 
person may raise new issues that relate to that new evidence or testimony; 
(ii) An extension of the hearing or record granted pursuant to this section is subject to the 
limitations of TDC 32.030, unless the applicant waives his or her right to a final decision 
being made within the required timeframe; and 
(iii) If requested by the applicant, the decision body must grant the applicant at least seven 
days after the record is closed to all other persons to submit final written arguments, but not 
evidence, provided the applicant may expressly waive this right. 

Finding: 
The Tualatin Planning Commission will follow the hearing requirements set forth by this section in 
hearing SVAR 24-0001. These standards will be met. 

(5) Notice of Adoption of a Type III Decision. Notice of Adoption must be provided to the property 
owner, applicant, and any person who provided testimony at the hearing or in writing. The Type III 
Notice of Adoption must contain all of the following information: 

(a) A description of the applicant's proposal and the City's decision on the proposal, which may 
be a summary, provided it references the specifics of the proposal and conditions of approval in 
the public record; 
(b) The address or other geographic description of the property proposed for development, 
including a map of the property in relation to the surrounding area; 
(c) A statement that a copy of the decision and complete case file, including findings, conclusions, 
and conditions of approval, if any, is available for review and how copies can be obtained; 
(d) The date the decision becomes final, unless a request for appeal is submitted; and 
(e) The notice must include an explanation of rights to appeal the decision to the City Council in 
accordance with TDC 32.310. 

 
Finding: 
A final decision and any appeal will follow the requirements of this section. These standards will be met. 

Chapter 33: Applications and Approval Criteria 
Section 33.080 – Signs – Permits, Design Review, and Variances.  
(1) Purpose. To implement the standards of TDC Chapter 38. Sign Variance review provides a public 

hearing process to review special situations that are not anticipated by the Sign Regulations in 
TDC Chapter 38, including TDC 38.100, 38.110, 38.120 and 38.140-38.240.  

(2) Applicability. The requirements of this section apply to sign permits, sign design review and sign 
variances as required in accordance with TDC Chapter 38.  

 
 
 
 

https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.030TIPRAP
https://library.municode.com/or/tualatin/codes/development_code?nodeId=THDECOTUOR_CH32PR_TDC_32.310APRERE
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Finding: 
A sign variance is requested to the Central Commercial (CC) sign standard requirements of TDC 38.220. 
The proposed sign plan including the requested variances for sign height and area are included in the 
applicant’s submitted sign plan (Exhibit B). The requested variances are outlined below: 
 

4. A variance to allow 10’- 4 5/8” height on the proposed Bass Pro Shops Formed Main ID 

Cabinet (Sign 1) on the southern elevation for a total sign area of 156.8 square feet. 

 The proposed Bass Pro Shops Formed Main ID Cabinet (Sign 1) is on the southern 

elevation which is 70,300 square feet, therefore under the sign code a 150 square foot 

sign with a maximum height of 4 feet is allowed.   

 The applicant proposes a sign area of 156.8 square feet with a height of 10’ – 4 5/8”. 

The proposed area is 6.8 square feet or 4.5% over the code allowance, and the proposed  

height is 6’ – 4 5/8” or 159.6% over the code allowance  

 A previous sign variance (SVAR 14-01) for the retailer approved a 264 square foot sign 

with a height of 8 feet. 

 The proposal is a reduction in square feet from the existing sign of 264 square feet, a 

107.2 or 40.6% reduction in square footage is proposed, and a height increase of 2’ – 4 

5/8” or 29.8% is proposed.  

 

 

 
5. A variance to allow 6’ – 1/8’’ height on the proposed Outdoor World Wall Cabinet (Sign 2) on 

the southern elevation for a total sign area of 198.4 square feet.  

 The proposed Outdoor World Wall Cabinet (Sign 2) is on the southern elevation which is 
70,300 square feet, therefore under the sign code a 150 square foot sign with a 
maximum height of 4 feet is allowed.   

 The applicant proposed a sign area of 198.5 square feet with a height of 6’ – 1/8”. The 

proposed area is 48.5 square feet or 32.3% over the code allowance. The proposed 

height is 2’ – 1/8” or 52.1% over the code allowance.  

 
6. A variance to allow 10’ height on the proposed Bass Pro Shops Cabinet (Sign 3) on the eastern 

elevation for a total area of 150 square feet.  

 The proposed Bass Pro Shops Cabinet (Sign 3) is on the eastern elevation which is 
36,765 square feet, therefore under the sign code a 150 square foot sign with a 
maximum height of 4 feet is allowed.  

 The applicant proposes a sign height of 10’. The proposed the height is 6’ or 150% over 
the code allowance. 

 A previous sign variance (SVAR14-01) for the retailer approved a 227 square foot sign 

with a height of 8 feet. 

 The proposal is a decrease in square feet from the existing sign of 77 square feet. The 

proposed height increase of 2’ or 25%.  
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The total area of the 2 signs proposed for the southern elevation of the building is 355.2 sf. The total 
area of the one sign proposed on the eastern elevation of the building is 150 sf. The total square footage 
of all proposed signs on the building is 505.2 sf. The current area total for the existing signs is 658 sf.  
 
(3) Procedure Type. Sign permits, sign design review and variances are processed in accordance with 

the procedures in TDC Chapter 32 as follows:  
(a) Sign Permits are subject to Type I review.  
(b) Sign Design Reviews are subject to Type I review.  
(c) Sign Variances are subject to Type III review.  

(4) Specific Submittal Requirements. In addition to the general submittal requirements in TDC 
32.140 (Application Submittal), the applicant must submit the information required by TDC 
38.070 (Sign Permit Process).  

 
Finding: 
The subject proposal is a Type III land use case, subject to a quasi-judicial hearing before the Tualatin 
Planning Commission. 
 

(5) Approval Criteria. 
[…] 

 (c) Sign Variances. All six of the following criteria must be met before a variance can be granted:  
(i) A hardship is created by exceptional or extraordinary conditions applying to the property 

that do not apply generally to other properties in the same zone, and such conditions are 
a result of lot size or shape or topography over which the applicant or owner has no 
control;  

 
Finding: 
The applicant’s narrative (Exhibit A) noted the subject site is located within a required master plan area. 
The Nyberg Rivers shopping mall was reviewed and approved under Architectural Review 13-07. The 
applicant stated that based on the master plan area, the property was subject to extensive design review 
proceedings in comparison to other properties in the Central Commercial (CC) and Commercial Office 
(CO) Planning Districts located outside of the subject site. The applicant stated the master plan and 
Architectural Review Board (ARB) requirements created significant alterations to the store’s standard 
design. The changes resulted in unique façade features that align with the proposed sign package, 
distinguishing the store from others in the area. The narrative stated the sign standards of the Central 
Commercial (CC) Planning District prevent adequate visibility and readability from major arterials due to 
the sign size restrictions. The applicant suggested the restrictive sign sizing would not match the scale of 
the existing approved façade. 
 
The narrative cited location-specific issues as a hardship. The applicant wrote that the Cabela’s/Bass Pro 
Shops location is positioned in the furthest northeastern corner of the development. The applicant stated 
the location was influenced by existing retail placements, parking requirements, and a desire to 
harmonize with neighboring uses. The current location contributes to visibility problems, which the 
applicant stated as a need for a sign variance to enhance the store’s identity along SW Nyberg Street. 
The applicant asserted that they had no influence over the property’s size or layout. The site is bordered 
by the Tualatin River, I-5 and Nyberg Street which complicates the access and visibility of the site.  
 



SVAR 24-0001 Cabela’s/Bass Pro Shops 
December 18, 2024 
Page 18 of 26 

 
(ii) The hardship does not result from actions of the applicant, owner or previous owner, or 

from personal circumstances, or from the financial situation of the applicant or owner or 
the company, or from regional economic conditions;  

 
Finding: 
In the submitted narrative (Exhibit A), the applicant discussed that the hardship is not a result of action 
by the applicant, owner or previous owner. The applicant stated the described hardships are also not a 
result of the finical situation of the applicant, owner, or company or from the regional economic 
conditions.  
 
The narrative noted that the Tualatin Development Code created the process and procedures of the land 
use application that approved the Nyberg Rivers shopping mall under Architectural Review 13-07. The 
site was previously developed prior to Cabela’s/Bass Pro Shops taking interest in the site and the location 
of the Cabela’s/Bass Pro Shops retailer was determined through the land use and Architectural Review 
Board process. The narrative also stated the road locations and thus the bifurcation of the site were due 
to the Tualatin Transportation System Plan and are out of the control of the applicant team.  
 

(iii) The variance is the minimum remedy necessary to eliminate the hardship;  
 
Finding: 
The applicant’s narrative (Exhibit A) stated that the requested variances are the minimum remedy 
necessary to maintain adequate visibility for the business. The applicant also provided that the variance 
would be the minimum remedy to integrate the proposed signs with the architectural scale of the façade 
without creating sign clutter. The applicant submitted a rendering of the proposed sign plan with the 
requested variances applied versus a rendering of the proposed sign plan without the requested variance 
applied in Exhibit C.  
 
The applicant submitted site photos (Exhibit C) that depict the current signage site conditions when 
viewed from 300 feet and 525 feet. The narrative reported that the proposed sign package does not 
appear out of scale with the existing façade and the requested variances would be reasonably readable 
at 300 feet. The applicant continued by stating at over 525 feet along SW Nyberg Street, the signage 
would become much less readable and would not appear out of proportion with the existing 
architectural features. The narrative noted the proposed signage would be integrated into the entry way 
sign so that it would appear expected and familiar rather than out of place or out of scale.  
 
City Staff noted the two previous sign variance applications (Exhibit G and H) submitted and reviewed for 
the Cabela’s/Bass Pro Shops location.  
 

- SVAR 14-01: Granted the request for a sign variance for Cabela’s store located at 7555 SW 
Nyberg Street. Cabela’s be allowed to obtain two variances for sign permits and erect two wall 
signs with up to eight (8) foot high letters and a total of 658 square feet of sign face area for the 
entire store inclusive of the following:  

1. Cabela’s west elevation will have a “Customer Pick-up” Sign at 58 square feet. 
2. The south elevation will have three signs: 

a. “Cabela’s,” at 227 square feet with up to 8-foot high lettering and “World’s 
Foremost Outfitter” for a total of 264 square feet. 

b. “Hunting – Fishing,” at 62 square feet with up to 2-foot high lettering. 
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c. “Outdoor Gear,” at 47 square feet with up to 2-foot high lettering. 

3. The east elevation will have one sign, “Cabela’s” at 227 square feet and up to 8-foot 
high lettering. 

 
- SVAR 15-01: Granted the request for a temporary banner sign variance for Cabela’s store located 

at 7555 SW Nyberg Street. Cabela’s is granted a variance from the height requirements in TDC 
38.110(5)(f) and a variance from the maximum square foot requirements in TDC 38.110(5)(f) 
related to temporary banner signs, subject to the following conditions: 

 
o Prior to installation of any temporary banner sign, Cabela’s must apply for, and receive, 

a sign permit; 
o Temporary banners signs cannot exceed 10-feet in height; 
o Temporary banners signs cannot exceed 120 square feet of total sign face; 
o Temporary banner signs are only allowed on the front face of the building (the southeast 

elevation); 
o Only one temporary banner sign may be erected on the building at any one time; 
o The total amount of time that a temporary banner sign, or combination of temporary 

banner signs, may affixed to the building is 60 days in any one calendar year. 
o This variance only applies to Cabela’s and does not apply to any new tenants of this 

building. 
 

(iv) The variance is necessary for the preservation of a property right of the owner 
substantially the same as is possessed by owners of other property in the same zone 
however, nonconforming or illegal signs on the subject property or on nearby properties 
does not constitute justification to support a variance request;  

 
Finding: 
The submitted narrative (Exhibit A) provided the response that the requested variances for the intended 
signage size would preserve the property rights of Cabela’s/Bass Pro Shops to have visual access to their 
signage. The applicant stated the proposed size of the signage would be just as legible as the signage of 
the other tenants in the shopping center who are sited closer to the arterial streets in comparison to the 
Cabela’s/Bass Pro Shops location.  
 

(v) The variance must not be detrimental to the general public health, safety and welfare, and 
not be injurious to properties or improvements in the vicinity; and  

 
Finding: 
The submitted narrative in Exhibit A stated the proposed sign variances would not cause detriment to the 
public health, safety and welfare and would not be injurious to properties or improvements in the 
vicinity. The applicant described how the sign variance would equalize visible access to the onsite 
business identities of the Nyberg Rivers shopping mall and would allow Cabela’s/Bass Pro shops signage 
to be appropriately adjusted in relation to the site location and size of the façade’s architectural features 
and unique design. The narrative included that the Cabela’s/Bass Pro Shops retailer provides a large 
draw of business, and acts as an anchor to the Nyberg Rivers shopping mall. The applicant concluded 
that other tenants in the shopping center would also benefit from the increased visibility of the 
Cabela’s/Bass Pro Shops sign variance.   
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(vi) The variance must not be detrimental to any applicable Comprehensive Plan goals and 

policies.  

 
Finding: 
The applicant stated the proposed sign variances would not cause detriment to the applicable 
Comprehensive Plan goals and policies, but rather upholds and enhances the goals and policies.  
 
On Page 5 of the submitted narrative (Exhibit A) the applicant cited dated policies of the Comprehensive 
Plan. The applicant referenced enhancing the quality of streetscapes, architecture, landscaping, and 
urban character. The narrative stated the Cabela’s/Bass Pro Shops development was approved as part of 
an Architectural Review Board decision, Architectural Review 13-07 (Exhibit F). Through the review the 
Nyberg Rivers shopping center resulted in high quality architectural features, streetscapes, and met the 
Tualatin Development Code approval criteria at the time of decision which protected and enhanced the 
urban character of Tualatin. The applicant noted the proposed signage would be well integrated into the 
façade of the approved building and is part of the quality architecture and streetscape that was 
approved under the master plan in further support of the design objectives.  
 
The applicant also discussed protecting and enhancing the City’s economy and property values. The 
narrative stated the requested sign variances are the minimal remedy necessary to allow for the 
commercial signage for Cabela’s/Bass Pro Shops to have visibility from the surrounding road system. The 
applicant discussed how visible signage contributes to the protection and enhancement of commercial 
property values. The narrative concluded that the increased signage would help ensure the commercial 
success of a major store at the Nyberg Rivers shopping center and would in turn protect and enhance the 
property value of other retailers in the vicinity and contribute to the City’s economy.  
 
City staff noted the Tualatin Comprehensive Plan goals and policies below as applicable to the deciding 
body’s decision making.  
 

- GOAL 2.3 Balance the right of free speech, business needs, public wayfinding, safety for all 
modes, and diverse aesthetic interests, through a functional sign regulation program.  

o POLICY 2.3.1 Protect public health and safety by limiting distracting signs, ensuring that 
signs do not interfere with multi-modal transportation safety, and ensuring safe 
construction and installation of signs.  

o POLICY 2.3.2 Align the range of allowed sign types with the urban design context, such 
as additional small signs in pedestrian-oriented development areas.  

o POLICY 2.3.3 Encourage attractive, creative, and unique sign types through the City’s 
review program. Encourage the improvement and maintenance of non-conforming 
signs.  

 
Signs submitted to the city are reviewed for compliance against the sign standards of Tualatin 
Development Code Chapter 38. Legal nonconforming signs are reviewed for compliance against TDC 
35.200.  
 

Chapter 38: Sign Regulations 
Section 38.100 - General Provisions. 
(1) Location. Except for traffic control devices, public signs and special event banner signs, signs shall 

be located on private property outside of the public right-of-way and shall not extend over or 
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into the public right-of-way. Signs shall not be constructed in or extend over or into easements 
for public sewer, water or storm drain lines or within five feet of such lines, or within the dripline 
of existing trees. Shingle signs in the Central Tualatin Overay District may extend over the 
publicly owned promenade, public sidewalks and private walkways.  

(2) Vision Clearance Area. Signs may be located in vision clearance areas provided they do not 
extend into the space from higher than 24 inches above the curb, or if no curb exists from higher 
than 30 inches above grade, to lower than eight feet above the curb or grade, except as noted 
below in this subsection. Support structures, such as posts, for freestanding signs which extend 
higher than eight feet above grade may be located in a vision clearance area only if the 
combined total width of the support structures in the vision clearance area is one foot or less 
and the combined total depth of support structures in the vision clearance area is one foot or 
less.  

(3) Pedestrian Area Clearance. Signs erected over or extending over private or public pedestrian 
walkways or paths shall provide a vertical clearance of at least eight feet from the surface of the 
walkway or path to the lowest portion of the sign.  

(4) Signs Incorporated Into Fences. Except for signs at subdivision entrances located in a private tract 
median island within a public right-of-way, monument signs may be affixed to and be part of a 
masonry fence. Pole signs shall be affixed only to the ground.  

(5) Copy. Copy shall be placed only on the sign face.  
(6) Dedication for Right-of-Way. Signs and their structures and foundations shall be removed from 

property subject to dedication to the public before such dedication shall be accepted by the City.  
(7) Illumination. 

(a) Lights providing indirect illumination onto signs shall be directed so the source of light is not 
visible from the public right-of-way or from properties in residential planning districts.  

(b) Neon or LED lighting is the only permitted lighting for direct illumination of all sign types 
except for electronic signs as described in TDC 38.140(2)(e). Neon, LED incandescent and 
fluorescent lighting are permitted for indirect or internal illumination.  

(c) The surface brightness of any sign shall not exceed that produced by the diffused output 
obtained from 800 milliampere fluorescent light sources spaced not closer than eight inches 
on center.  

(8) Sign Maintenance and Repair. All signs shall be maintained in good order and repair at all times. 
Signs which have become faded, worn, damaged or are unsafe or pose a danger to the public 
shall be maintained, repaired or removed.  

(9) Signage For Additional Uses in the Central Urban Renewal District and the Leveton Tax Increment 
Financing District. In specific situations the Tualatin Development Code permits selected uses 
from a given "home" planning district to locate in another "receiving" planning district as an 
additional use when the "receiving" district is in the Central Tualatin Overlay District or the 
Leveton Tax Increment Financing District. When an additional use exists in a "receiving" planning 
district, the sign regulations of the "home" planning district shall apply to the additional use.  

 

Section 38.110 - Sign Types. 

(3) Wall Sign Provisions. 
(a) Sign Bands. 

(i) A sign band shall be designated for each building by the building/property owner as part 
of the first sign permit application for that building after the effective date of this 
ordinance.  
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(ii) The sign band shall be located on a wall or awning, or the fascia of a canopy or marquee, 

or in the space between posts or columns which are directly below with the wall above 
and in the same vertical line as the wall above. The sign band shall not include windows. 
The sign band shall be no greater in height from top to bottom than the allowed wall sign 
height.  

(iii) The sign band for existing wall signs with an approved sign permit shall be that portion of 
the wall where the existing sign is located.  

(iv) The sign band shall be located in the same relative position on each elevation; however, 
the band may reflect architectural elements and grade changes. The band may include, 
but is not limited to, a continuous horizontal painted band, a continuous horizontal 
architectural feature, a continuous horizontal band of similar exterior material such as 
courses of colored or textured brick, or concrete block. The sign band shall not extend 
above the top of a wall or a parapet. Except as provided in TDC 38.225, sign bands on 
awnings, canopies and marquees shall not extend above the top of nor below the bottom 
of the awning, canopy or marquee.  

(b) Except for window signs, shingle/blade signs attached to a wall, and wall mounted plaque and 
directory signs, permanent wall signs shall be erected within the sign band.  

(c) Wall signs may be erected on doors, provided the sign band includes the door.  
(d) Wall Sign Extensions. Wall signs shall not extend above the top of nor below the bottom of 

the sign band.  
(e) Wall Sign Depth. Wall signs shall not extend out from the wall greater than 1.33 feet (16 

inches). Except as provided in TDC 38.225, shingle/blade signs attached to a wall may extend 
no greater than four feet.  

(f) Wall Sign Face Orientation. Wall sign faces shall be parallel to the wall to which they are 
attached. Except as provided in TDC 38.225, shingle/blade signs attached to a wall shall be 
perpendicular to the wall to which they are attached.  

 
Findings: 
Any future submission of wall signs would reviewed for compliance with these standards.  
 
 
 
 
Section 38.220 - Signs Permitted in the Central Commercial (CC) and General Commercial (CG) 
Planning Districts. 
(1) Additional sign types are allowed on Multi-story Buildings, on buildings within a Major 

Commercial Center, and within the Central Design District. No sign shall be permitted in the CC 
or CG Planning Districts for permitted and conditional uses except the following:  

(a) Monument signs are permitted. If used, the following standards apply:  
(i) Number: One for a single frontage lot. Two for a single frontage lot with a minimum of 

1.5-2.0 acres in lot area and 500 feet of frontage on one public street, provided the signs 
are not less than 300 feet apart from each other. Two for a corner lot with two or more 
frontages, provided the signs are not less than 300 feet apart from each other. Two for a 
through lot with two or more frontages, provided no more than one sign is on each 
frontage.  

(ii) Number of Sides: No more than two.  



SVAR 24-0001 Cabela’s/Bass Pro Shops 
December 18, 2024 
Page 23 of 26 

 
(iii) Height Above Grade: No higher than eight feet, except a Major Commercial Center sign 

may be up to ten feet.  
(iv) Area: No more than 40 square feet, except a Major Commercial Center sign may be up to 

55 square feet.  
(v) Letter, Symbol, Logo, Size: Letters, symbols and logos shall be at least one foot high 

measured from the top of the letter/symbol/logo to the bottom of the 
letter/symbol/logo. Numbers may be less than one foot high.  

(vi) Illumination: Subject to Sign Design Review Standards of TDC 38.075, direct, indirect or 
internal.  

(vii) Location: No greater than 30 feet from the frontage property line along the public right-of-
way.  

(viii) Design: Subject to Sign Design Review Standards of TDC 38.075.  
(b) Monument signs in addition to those allowed in TDC 38.220(1)(a) above are permitted for 

separate buildings in Major Commercial Centers of greater than 3.0 acres. If used, the 
following standards apply:  
(i) Location on Site: At least 150 feet shall separate additional monument signs from each 

other. At least 100 feet shall separate additional monument signs from the monument 
and pole signs permitted in TDC 38.220(1)(a) above and 38.220(1)(c) below.  

(ii) Number: One per separate building up to a maximum of four buildings.  
(iii) Number of Sides: No more than two.  
(iv) Height Above Grade: No higher than six feet.  
(v) Area: No more than 32 square feet.  
(vi) Letter, Symbol, Logo, Size: See TDC 38.220(1)(a)(v).  
(vii) Illumination: Subject to Sign Design Review Standards of TDC 38.075, indirect or internal.  
(viii) Design: Subject to Sign Design Review Standards of TDC 38.075.  

(c) Pole signs are permitted in place of the monument signs allowed in TDC 38.220(1)(a) above, 
except on an Arterial Street frontage. If used, the following standards apply:  
(i) Number: One for a single Collector or Local Street frontage lot. Two for a corner lot with 

two or more Collector or Local Street frontages, provided the signs are not less than 300 
feet apart from each other. Two for a through lot with two or more Collector or Local 
Street frontages, provided no more than one sign is on each frontage. Notwithstanding 
the preceding sentences in TDC 38.220(1)(c)(i), a Major Commercial Center is limited to 
one freestanding pole sign.  

(ii) Number of Sides: There is no restriction, except Major Commercial Center Signs are 
limited to two sides.  

(iii) Height Above Grade: No higher than 15 feet, except the Major Commercial Center Sign 
may be up to 20 feet.  

(iv) Height of Sign Face: No higher than eight feet, except the Major Commercial Center Sign 
may be up to ten feet.  

(v) Area: No more than 48 square feet, except the Major Commercial Center sign may be up 
to 100 square feet.  

(vi) Letter, Symbol, Logo, Size: See TDC 38.220(1)(a)(v).  
(vii) Illumination: Subject to Sign Design Review Standards of TDC 38.075, direct, indirect or 

internal, except the Major Commercial Center sign shall not be direct.  
(viii) Mechanical Readerboard: For churches, cinemas and theaters, the sign may be a 

mechanical readerboard.  
(ix) Design. Subject to Sign Design Review Standards of TDC 38.075.  
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(d) Wall Signs Are Permitted. If used, the following standards apply:  

(i) Number: One on each owned or leased wall not to exceed four walls of a building. For 
walls not oriented toward and not located within 150 feet of the Wetland Protected Area 
or a Natural Resource Protection Overlay District (NRPO) as shown on Map 72-1, two wall 
signs are allowed on an owned or leased wall of 4,000-4,999.99 square feet provided the 
distance between the two signs is greater than 25 feet, and three wall signs on an owned 
or leased wall equal to or greater than 5,000 square feet.  

(ii) Number of Sides: No more than one.  
(iii) Height Above Grade: No higher than the height of the sign band on the owned or leased 

space.  
(iv) Height of Sign Face: No higher than four feet provided no letter or number (does not 

include logos, caricatures, scenes, non-letters and non-numerical symbols) shall be more 
than two feet when erected on owned or leased walls whose area is less than 4,000 
square feet, and no higher than four feet for letters, numbers, logos, caricatures, scenes 
and symbols when erected on owned or leased walls equal to or greater than 4,000 
square feet. If a sign's square footage is less than ½ the maximum area allowed, then the 
height of the sign can be doubled. If the sign height is doubled, the height of any logo, 
symbols, caricatures or scenes may be up to five feet.  

(v) Area: For owned or leased walls whose area is 0 to 400 square feet, a sign area of at least 
24 square feet or ten percent of the wall area is allowed, whichever is greater. For walls 
whose area is 400 to 3,999.9 square feet, a sign area of no more than 40 square feet is 
allowed. For walls not oriented toward and not located within 150 feet of the Wetland 
Protected Area or a NRPO District as shown on Map 72-1, a total sign area of up to 100 
square feet is allowed for a wall 4,000-4,999.9 square feet provided that when two wall 
signs are erected neither sign is larger than 75 square feet, and for walls equal to or 
greater than 5,000 square feet, a sign area of up to 150 square feet is allowed.  

(vi) Illumination: Direct, indirect or internal.  
(vii) Mechanical Readerboard: For churches, cinemas and theaters the sign may be a 

mechanical readerboard.  
(2) On Multi-story Buildings and on buildings within a Major Commercial Center or within the 

Central Design District, additional building sign types are permitted subject to the following 
standards:  

(a) Directory-style Wall Signs. One directory-style wall sign may be erected in place of one wall 
sign allowed in TDC 38.220(1)(d) or a blade or shingle sign allowed in TDC 38.220(2)(b). If used, 
the following standards apply:  
(i) Location: Directory-style wall signs shall be placed within the primary sign band or in place 

of a 2nd Floor Tenant Wall sign as allowed in TDC 38.220(2)(c).  
(ii) Number: In place of one wall sign allowed in TDC 38.220(1)(d), one directory-style wall 

sign.  
(iii) Number of Sides. No more than one.  
(iv) Height of Sign Face. Directory-style wall signs shall be no higher than eight feet.  
(v) Width of Sign Face: Directory-style Wall signs shall not extend greater than 16 inches 

beyond the building wall.  
(vi) Sign Face Area: No more than 32 square feet.  
(vii) Illumination: Direct, indirect or internal.  
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(b) Shingle or Blade Signs. Except for walls that adjoin the Lake of the Commons, for each owned 

or leased space with ground floor frontage and in place of one wall sign or Directory-style wall 
sign, one shingle sign or blade sign may be erected. If used, the following standards apply:  
(i) Location: Shingle signs and blade signs need not be placed within the tenant wall primary 

sign band, but shall be located on the tenant wall or wall appurtenances. Blade signs shall 
be attached to the wall of a building and shingle signs shall be attached to the underside 
of an awning, canopy, marquee or building overhang.  

(ii) Number: In place of one wall sign allowed in TDC 38.220(1)(d), one shingle sign or one 
blade sign.  

(iii) Number of Sides: No more than two sides.  
(iv) Height of Sign Face: Shingle signs shall be no higher than three feet. Blade signs shall be no 

higher than ten feet.  
(v) Width of Sign Face: Shingle signs attached to the underside of awning, canopy, marquee 

or building overhang shall not extend out beyond the outer edge of the element to which 
they are attached. Blade signs shall not extend greater than four feet beyond the building 
wall.  

(vi) Sign Face Area: No more than 24 square feet.  
(vii) Height of Sign. The distance from the sidewalk or grade up to the bottom of the sign shall 

be at least eight feet.  
(viii) Illumination: Direct, indirect or internal.  
(ix) Blade and shingle signs shall be constructed with three-dimensional letters, numbers and 

graphic elements.  
(c) 2nd Floor Tenant Wall Signs are permitted. If used, the following standards apply:  

(i) Number: On a 2-story or more building, one per floor above the first floor with a 
maximum of two per building wall provided the signs are separated by a minimum of 25 
feet The maximum number of 2nd Floor Tenant Wall signs is four on the building.  

(ii) Number of Sides: No more than one.  
(iii) Height of Sign Face: No higher than three feet provided that no letter or number is higher 

than two feet. Logos, including logos composed of letters or numbers, may be up to three 
feet in height.  

(iv) Area: No more than 40 square feet.  
(v) Illumination: Direct, indirect or halo.  
(vi) Location: On the building wall of the building's 2nd Floor or above.  
(vii) An internally illuminated cabinet sign is not allowed.  

(d) Canopy-mounted Building Identification Signs are permitted. If used, the following standards 
apply:  
(i) Number: One per primary entrance of a 2-story or more building, with a maximum of two 

on the building when separated by two elevations or a minimum of 50 feet distance 
measured on the building wall surfaces.  

(ii) Number of sides: No more than one.  
(iii) Height of Sign Face: No higher than the height of the canopy fascia. For a canopy with 

signage on top of the fascia, the area to be used in calculating the 35 percent is the 
allowed height of the sign, 16 inches, multiplied by the length of the front and sides of the 
canopy fascia.  

(iv) Area: No more than 35 percent of the area of a canopy fascia provided the total canopy 
signage is no more than 24 square feet. For a canopy with signage on top of the fascia, the 
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area to be used in calculating the 35 percent is the allowed height of the sign, 16 inches, 
multiplied by the length of the front and sides of the canopy fascia.  

(v) Illumination: Direct, indirect, or halo.  
(vi) Location: The signage shall be on the wall above the primary entrance, on the primary 

entrance canopy fascia or on top of the canopy fascia.  
(vii) Signage located on top of a canopy or as a marquee shall not be an internally-illuminated 

cabinet sign.  
(e) Small Projecting Signs (shingle or blade style). For each owned or leased space with ground 

floor frontage, one small projecting sign may be erected. If used, the following standards 
apply:  
(i) Location: Small Projecting Signs (shingle or blade style) need not be placed within the 

tenant wall primary sign band. The signs shall be attached to the wall of a building or 
attached to the underside of an awning, canopy, marquee or building overhang.  

(ii) Number: One per ground floor tenant wall.  
(iii) Number of sides: No more than two sides.  
(iv) Height of Sign Face: No higher than 1.5 feet.  
(v) Width of Sign Face: Three feet.  
(vi) Sign Face Area: No more than 4.5 square feet.  
(vii) Height of Sign. The distance from the sidewalk or grade up to the bottom of the sign shall 

be at least eight feet.  
(viii) Illumination: Direct, indirect or internal.  

 
Findings: 
The requested sign variances are located in the Central Commercial (CC) Planning District. Without an 
approved variance, signs would need to meet the above standards of TDC 32.220(1)(d).  
 
 
 



Cabela’s/Bass Pro Shops 
Sign Variance 
(SVAR 24-0001)

December 18, 2024



Project Description 

Meyer Sign Co. of Oregon, Inc., on behalf of Nyberg Center 
Cal ꓲꓲ, LLC, requests approval of a sign variance at the 
Cabela’s/Bass Pro Shops retailer located at 7555 SW Nyberg 
Street (Tax Lot: 2S124A003100).

• The proposal requests to place a total of 355.2 square feet 
of signage on the southern elevation to replace the existing 
361.79 square feet of signage. 

• The application also proposes to place a total of 150 square 
feet of signage on the eastern elevation to replace the 
existing 228 square feet of signage. 



SVAR 24-0001 Subject Site

The existing building 
is located on 22.74-
acre site zoned 
Central Commercial 
(CC) and Office 
Commercial (CO).



CC SIGN CODE – TDC 38.220

(d) Wall Signs Are Permitted. If used, the following standards apply: 

• (i) Number: One on each owned or leased wall not to exceed four walls of a building. For walls 
not oriented toward and not located within 150 feet of the Wetland Protected Area or a Natural 
Resource Protection Overlay District (NRPO) as shown on Map 72-1, two wall signs are allowed 
on an owned or leased wall of 4,000-4,999.99 square feet provided the distance between the 
two signs is greater than 25 feet, and three wall signs on an owned or leased wall equal to or 
greater than 5,000 square feet. 

• (ii) Number of Sides: No more than one. 

• (iii) Height Above Grade: No higher than the height of the sign band on the owned or leased 
space. 

• (iv) Height of Sign Face: No higher than four feet provided no letter or number (does not include 
logos, caricatures, scenes, non-letters and non-numerical symbols) shall be more than two feet 
when erected on owned or leased walls whose area is less than 4,000 square feet, and no higher 
than four feet for letters, numbers, logos, caricatures, scenes and symbols when erected on 
owned or leased walls equal to or greater than 4,000 square feet. If a sign's square footage is less 
than ½ the maximum area allowed, then the height of the sign can be doubled. If the sign height is 
doubled, the height of any logo, symbols, caricatures or scenes may be up to five feet. 

• (v) Area: For owned or leased walls whose area is 0 to 400 square feet, a sign area of at least 24 
square feet or ten percent of the wall area is allowed, whichever is greater. For walls whose area 
is 400 to 3,999.9 square feet, a sign area of no more than 40 square feet is allowed. For walls not 
oriented toward and not located within 150 feet of the Wetland Protected Area or a NRPO 
District as shown on Map 72-1, a total sign area of up to 100 square feet is allowed for a wall 
4,000-4,999.9 square feet provided that when two wall signs are erected neither sign is larger 
than 75 square feet, and for walls equal to or greater than 5,000 square feet, a sign area of up to 
150 square feet is allowed. 

• (vi) Illumination: Direct, indirect or internal. 



Variance Request – SIGN 1 
Bass Pro Shops Main ID Cabinet

 The proposed height is 6’ – 4 5/8” or 159.6% over the code 
allowance, 2’ – 4 5/8” or 29.8%  over the previous variance.

 Note the total area square footage is a reduction from the 
existing signage by 107 sf or 40.6%. 

Existing Sign Proposed Sign 



Variance Request – SIGN 2 
Outdoor World Wall Cabinet 

• The proposed increase in height is 2’ – 1/8” or 52.1% over 
the code allowance.

• The proposed area is 48.5 square feet or 32.3% over the 
code allowance. 

Proposed Sign 



Variance Request – SIGN 3
Bass Pro Shops Cabinet (East)

• The proposed height is 6’ or 150% over the code allowance; 
and 2’ or 25% increase over the previous variance. 

• The proposal is a decrease in square feet from the existing 
sign of 77 square feet

Existing Sign Proposed Sign 



Sign Variance Criteria – TDC 33.080

(c) Sign Variances. All six of the following criteria must be met before a variance can be 
granted: 

(i) A hardship is created by exceptional or extraordinary conditions 
applying to the property that do not apply generally to other properties in 
the same zone, and such conditions are a result of lot size or shape or 
topography over which the applicant or owner has no control; 
(ii) The hardship does not result from actions of the applicant, owner or 
previous owner, or from personal circumstances, or from the financial 
situation of the applicant or owner or the company, or from regional 
economic conditions; 
(iii) The variance is the minimum remedy necessary to eliminate the 
hardship; 
(iv) The variance is necessary for the preservation of a property right of the 
owner substantially the same as is possessed by owners of other property 
in the same zone however, nonconforming or illegal signs on the subject 
property or on nearby properties does not constitute justification to 
support a variance request; 
(v) The variance must not be detrimental to the general public health, 
safety and welfare, and not be injurious to properties or improvements in 
the vicinity; and 
(vi) The variance must not be detrimental to any applicable Comprehensive 
Plan goals and policies. 



(i) A hardship is created by exceptional or extraordinary conditions applying to the 
property that do not apply generally to other properties in the same zone, and such 
conditions are a result of lot size or shape or topography over which the applicant or 
owner has no control;

The applicant’s narrative described; 

• No influence over the property’s size or layout

Nyberg Rivers shopping center was approved through 
Architectural Review Board, which required significant alterations 
to the store’s standards design and influenced the unique façade

• Location-specific issues 

Positioned in northeastern corner of the development 

Site is boarded by the Tualatin River, I-5 and Nyberg Street

Location was influenced by existing retail placements, parking 
requirements and to harmonize with neighboring uses

• The Central Commercial (CC) zone’s sign standards prevent adequate 
visibility and readability from major arterials due to the sign size 
restrictions. The restrictive sign sizing would not match the scale of 
the existing façade.



(ii) The hardship does not result from actions of the applicant, owner or previous 
owner, or from personal circumstances, or from the financial situation of the 
applicant or owner or the company, or from regional economic conditions; 

The applicant’s narrative described;

• The hardship is not a result of action by the applicant, owner 
or previous owner. The applicant stated the described 
hardships are also not a result of the financial situation of the 
applicant, owner, or company or from the regional economic 
conditions. 

• The Nyberg Rivers shopping mall was reviewed under 
Architectural Review 13-07 via the Architectural Review 
Board. The site was previously developed prior to 
Cabela’s/Bass Pro Shops taking interest in the site and the 
location of the Cabela’s/Bass Pro Shops retailer.

• The road locations and thus the bifurcation of the site were 
due to the Tualatin Transportation System Plan and are out 
of the control of the applicant team. 



(iii) The variance is the minimum remedy necessary to 
eliminate the hardship;

The applicant’s narrative described;

• The requested variances are the minimum remedy 
necessary to maintain adequate visibility for the 
business.

The minimum remedy to integrate the proposed 
signs with the architectural scale of the façade 
without creating sign clutter.

The proposed signage would be integrated into 
the entry way sign so that it would appear 
expected and familiar rather than out of place or 
out of scale. 



(iv) The variance is necessary for the preservation of a property right of the owner 
substantially the same as is possessed by owners of other property in the same zone 
however, nonconforming or illegal signs on the subject property or on nearby properties 
does not constitute justification to support a variance request;

The applicant’s narrative described;

• The requested variances for the intended signage 
size would preserve the property rights of 
Cabela’s/Bass Pro Shops to have visual access to 
their signage.

• The proposed size of the signage would be just as 
legible as the signage of the other tenants in the 
shopping center who are sited closer to the arterial 
streets in comparison to the Cabela’s/Bass Pro 
Shops location. 



(v) The variance must not be detrimental to the general public 
health, safety and welfare, and not be injurious to properties or 
improvements in the vicinity

The applicant’s narrative described;

• The sign variance would equalize visible access to the onsite 
business identities of the Nyberg Rivers shopping mall.

• Would allow Cabela’s/Bass Pro Shops signage to be 
appropriately adjusted in relation to the site location and 
size of the façade’s architectural features and unique 
design.

• Cabela’s/Bass Pro Shops retailer provides a large draw of 
business, and acts as an anchor to the Nyberg Rivers 
shopping mall. The applicant concluded that other tenants 
in the shopping center would also benefit from the 
increased visibility of the Cabela’s/Bass Pro Shops sign 
variance.



(vi) The variance must not be detrimental to any applicable 
Comprehensive Plan goals and policies. 

The applicant’s narrative described dated goals and policies 
of the Comprehensive Plan;

• Referenced enhancing the quality of streetscapes, 
architecture, landscaping, and urban character. 

Nyberg Rivers shopping center was reviewed through the 
ARB which resulted in high quality architectural features, 
and streetscapes, and met the Tualatin Development 
Code approval criteria at the time of decision which 
protected and enhanced the urban character of Tualatin.

The proposed signage would be well integrated into the 
façade of the approved building and is part of the quality 
architecture and streetscape that was approved under 
the master plan in further support of the design 
objectives.



(vi) The variance must not be detrimental to any applicable 
Comprehensive Plan goals and policies. 

The applicant’s narrative described dated goals and policies 
of the Comprehensive Plan;

• Referenced enhancing the quality of streetscapes, 
architecture, landscaping, and urban character. 

Nyberg Rivers shopping center was reviewed through the 
ARB which resulted in high quality architectural features, 
and streetscapes, and met the Tualatin Development 
Code approval criteria at the time of decision which 
protected and enhanced the urban character of Tualatin.

The proposed signage would be well integrated into the 
façade of the approved building and is part of the quality 
architecture and streetscape that was approved under 
the master plan in further support of the design 
objectives.



(vi) The variance must not be detrimental to any applicable 
Comprehensive Plan goals and policies. 

City staff noted the Tualatin Comprehensive Plan goals and policies 
below as applicable to the deciding body’s decision making. 

• GOAL 2.3 Balance the right of free speech, business needs, public 
wayfinding, safety for all modes, and diverse aesthetic interests, 
through a functional sign regulation program. 

POLICY 2.3.1 Protect public health and safety by limiting distracting 
signs, ensuring that signs do not interfere with multi-modal 
transportation safety, and ensuring safe construction and installation 
of signs. 

POLICY 2.3.2 Align the range of allowed sign types with the urban 
design context, such as additional small signs in pedestrian-oriented 
development areas. 

POLICY 2.3.3 Encourage attractive, creative, and unique sign types 
through the City’s review program. Encourage the improvement and 
maintenance of non-conforming signs. 



TPC ACTION 

The Planning Commission is asked to make a decision on 
SVAR 24-0001. The TPC may issue:

• Approval either as proposed or with modifications;

• Denial; or

• Continue the hearing to a later date for further 
consideration





(Cabela's-Bass Pro Shops Land Use Application)



 

 

 

Introduction 

 

The Nyberg Rivers development is uniquely situated in the City of Tualatin in relation to other CO or 
CC zoned properties. Unlike many CO or CC zoned properties, Nyberg Rivers was subject to a 
lengthy master planning process that only applies to a few properties in the Central Urban Renewal 
Area. This master planning process and resulting ARB and Public Facilities Review established a 
specific site plan for this property that was the result of many distinctive factors. Those factors 
include: (1) Redevelopment of an existing shopping center with some major retailers retained in 
their pre-existing location: (2) The development of a new public road through the center of the site; 
(3) The location  of the Greenway on the Northern edge of the site and the freeway on the eastern 
edge of the site: and (4) The introduction of a major new anchor whose building requirements far 
exceed the square footage of a typical Tualatin retailer. 

This sign variance is related to each of these unique factors as discussed below. Even though this is 
the largest shopping center in the city, Bass Pro Shops requests only a variance to the size of the 
letters on the sign and resulting area, and not the location of signs or the number of signs allowed. 
The variance will result in 868.5 square feet of total signage where the code would only allow for 
600 square feet of signage. The sign variance meets all the approval criteria below, but a few 
threshold issues discussed here in the introduction further demonstrate why the limited sign 
variance should be approved. 

First, the sign code at TDC 20.030 Sections (7) through (10) contain several objectives that are 
relevant to this proposal. 

                         (7) Protect and enhance the quality streetscapes, architecture, landscaping and urban      

                          Character in Tualatin. 

                         (8) Protect and enhance property values 

                         (9) Protect and enhance the City’s economy. 

                         (10) Ensure the number, height and dimensions of signs allowed adequately identifies a  

                          Business or use and does not result in sign clutter. 

This proposal serves all these objectives. Attached as Exhibit B is a comparison of the Bass Pro 
Shops front and side elevations with then proposed signage compared to the code restricted 
signage. The proposed signage is on top of the page and the code restricted signage on the bottom 
of the page. The comparison demonstrates that because of the unique façade features, size of the 
façade and distance to the closest arterial, Nyberg Road, the code restricted signage is not 
readable from the surrounding street system and does not serve to identify the business. Exhibit C 
further highlights this point showing the current signage from 300’ away.  At this distance one can 

Cabela's-Bass Pro Shops Revised Narrative



clearly read the current signage, it appears integrated with and proportionate in scale to the façade 
and is not in any way cluttered. Nyberg Road is not located 300’ away but instead over 525’ away 
from the store, further reducing the visibility of even the existing signs. Exhibit F shows the current 
signage at 525 ‘. Here you can see that the signage is barely readable and certainly not at scale with 
the balance of the façade and the center. Exhibits B, C and f demonstrate that while the current 
signs would adequately identify the business from 300’ And barely at 525’, the code restricted 
signage would not be identifiable from these distances. The code-restricted signage disappears in 
the gabled entry and is plainly disproportionate to the size of the architectural features along this 
massive façade.  

In this circumstance, the proposed signage is needed to serve the objectives of the sign code to 
“protect and enhance property values”, “protect and enhance the City’s economy” and ensure the 
number, height, and dimensions signage allowed that adequately identifies a business or other use. 

Second, Bass Pro Shops is a 110,093 square foot building. The sign code does not seem to address 
the circumstances that are presented by a building of this size. In fact, the applicable sign area 
permitted by code is based on a building wall of 5,000 square feet or above. TDC 38.220(1)(d)(v). 
The Bass Pro Shops building walls are 15,031 square feet (south elevation), and 8,160 square feet 
(east elevation), far exceeding the baseline building wall that is anticipated under the code. The 
proposed sign square footage on each of these elevations is 601.9 square feet and 266.6 square 
feet respectively. The building wall size establishes, at least, that there are unique circumstances 
where additional sign dimensions should be permitted if they continue to meet the other objectives 
of the code. 

Third, the sign code would permit up to 600 square feet of total signage area on Bass Pro Shops. 
TDC 38.220(1)(d)(v). Bass Pro Shops is proposing only 868.5 square feet in signage for better visual 
reference and customer identification purposes. However, this increase in area is bases on wall 
size that greatly exceeds the code of 5,000 square feet. Therefore, the increase in size maintains the 
proportionality of sign area to building wall that code expects. 

The sign code would also permit 3 signs per building wall for each wall over 5,000 square feet in size 
and 2 signs per building wall for every wall between 4,000 and 4,999 square feet. For Bass Pro 
Shops that would allow 12 signs (each wall exceeds 5,000 square feet). Bass Pro Shops is only 
requesting 6 total signs, far fewer than the number of signs allowed per code. The only variance 
here is size and area of the letters of the sign and the only reason that is required is to ensure 
visibility of the signs for commercial purposes based on the size and location of the Bass Pro Shops 
in the master planned area. 

In this case, The Bass Pro Shops sign package better serves the sign code objectives than the code-
restricted sign package and is the minimal variance necessary to accommodate the use. 

 

 

 

 



 

 

 

a. Hardship is created by exceptional or extraordinary conditions applying to the property that do 

not apply generally to other properties in the same planning district, and such conditions are a 

result of lot size or shape or topography over which the applicant or owner has no control.  

 

The exceptional and extraordinary circumstances that apply to this property and that do not 

apply to other like properties in the CC and CO districts are plentiful: 

 

(1) The property is within a required master plan area. Because of this fact, the site was subject 

to extensive design review proceedings including the master plan process and approval 

which is not necessary of other CC and CO properties outside this master plans reach. The 

master plan approved layout of the site located Cabela’s/Bass Pro Shops in the NE corner. 

further from the main arterial road than any of the other buildings in the development 

which created some unique problems. 

(2) The master plan and ARB process required us to make drastic changes to our standard store 

that brought forth façade features that we are now including with our sign package. The size 

of the store makes it quite unique in comparison to other CC and CO zoned properties not 

included in the master plan area. 

(3) Different from other CC and CO zoned sites in the master plan area Cabela’s/Bass Pro Shops 

is in the furthest northeastern corner for many reasons including the location of other retail 

uses that already exist on site, the required location for our parking spaces and the 

aspiration to integrate with but to not overwhelm the other uses at Nyberg Rivers. This 

results in distinctive visibility issues that require a sign variance to maintain our identity 

along Nyberg Rd. 

(4) Cabela’s/Bass Pro Shops Had no control over their site size, layout of the site, here where the 

project is to redevelop an existing center on contiguous and integrated lots and which is 

surrounded by the Tualatin River, I-5, and Nyberg Rd and incorporates a new road system 

which bifurcates the site. 

(5) The hardship that is created by these circumstances is that the code-restricted signage 

cannot be seen or read from the major arterials because it is simply too small and out of 

scale with the approved façade dimensions. The Cabela’s/ Bass Pro Shops anchor store 

inside the Nyberg Rivers development is set back into the site farther than any other store 

within the development. 

b. The hardship does not result from actions of the applicant, owner, or previous owner, or from 

personal circumstances, or from the financial situation of the applicant or owner of the 

company, or from regional economic conditions. 

This hardship is not a result of actions of the applicant, owner, or previous owner, or from 

personal circumstances, or from the financial situation of the applicant or owner or the 

company, or from regional economic conditions. The TDC created the master plan process, and 

the TSP created the road location and bifurcated the site. The site was also already developed 



with a center when Cabela’s/ Bass Pro Shops became interested in the site and location of the 

Cabela’s/Bass Pro Shops was dictated by the master plan process. 

c. The variance is the minimum remedy necessary to eliminate hardship.   

Exhibits B and C demonstrate that this variance is the minimum necessary to maintain adequate 

visibility for the business and to integrate the sign with the architectural scale of the façade 

without creating any sign clutter. 

The proposed sign package does not appear out of scale with the façade and appropriately 

readable at 300 feet which is the location that is still within the project site. At over 525 feet 

along Nyberg Rd, the signage will become much less readable and will not appear out of 

proportion with the existing architectural features. Further, the signage is integrated into the 

entry way design such that it appears expected and familiar rather than out of place or out of 

scale. Any lesser sign area would create the same hardship issues as the code-restricted signage.  

Further, as discussed above, a total of 12 signs are permitted on the 4 Bass Pro Shops facades 

but only 6 signs are requested, minimizing the variance. The sign code would allow also permit 

600 square feet of signage area on the 4 facades, based on the code allowed 150 feet per 

façade. The increase is justified based on the wall area of each façade that greatly exceeds the 

5,000 square foot wall threshold established by the code. The proportionality of the sign to 

building wall area is maintained. The sign request also limits signs to just two of four elevations 

instead of utilizing aal four sides of the building. 

d. The variance is necessary for the preservation of a property right of owner substantially the 

same as is possessed by owners of other property in the same planning district however, 

nonconforming, or illegal signs on the subject property or on nearby properties shall not 

constitute justification to support a variance request. 

Due to the distance away from major arterials and I-5, the restricted signage size will be too 

small in scale for traffic to read as they drive by. While the distance to the street for all other 

uses in the center allows those uses sufficient sign coverage to be visible from the street, this is 

not the case for Cabela’s/ Bass Pro Shops. Cabela’s/ Bass Pro Shops has a larger façade than any 

other tenant and is in the far northeastern area of the development. The intended signage size 

will preserve the property rights of Cabela’s/Bass Pro Shops to have visual access to their 

signage, because the intended size will be just as legible as the signage of the outer parcel 

tenants, who sit way closer to the arterial streets than Cabela’s/Bass Pro Shops does. 

e. The variance shall not be detrimental to the public health, safety, and welfare, and not be 

injurious to properties or improvements in the vicinity. 

The intended signage does not cause detriment to the public health, safety, and welfare, and is 

not injurious to properties or improvements in the vicinity. In fact, the sign variance equalizes 

visible access to the business identities in the center and simply adjusts Cabela’s/Bass Pro Shops 

signage appropriately in relation to their location and size of the facade’s architectural features, 

and unique design. 



To the extent Cabela’s/Bass Pro Shops acts a huge draw and anchor for the center, all other 

users in the center will benefit from Cabela’s/Bass Pro Shops signage that allows the needed 

visible anchor access. 

f. The variance shall not be detrimental to the applicable Sign Design Objectives, TDC 20.030  

                                                                                                                                                                                                                                                                                                                                                                                                   

The intended signage does not cause detriment to the applicable Sign, Design Objectives, but 

rather upholds the objectives by enhancing the architecture (Objective 7), protecting, and 

enhancing the City’s economy (Objective 9) and ensuring the number, height and dimensions of 

signs allowed adequately identifies a business or use and does not result in sign clutter 

(Objective 10).  

(7) Protect and enhance the quality of streetscapes, architecture, landscaping, and urban 

character in Tualatin.  

Cabela’s/Bass Pro Shops was approved as part of a master plan, ARB, and Public Facilities 

process. That process resulted in the adoption of a high-quality streetscape, architecture that 

meets the AR approval criteria as well as the CURP goals and which protects and enhances the 

urban character of Tualatin. The proposed signage is well integrated into the façade of the 

approved building and is part of the quality architecture and streetscape that was approved 

under the master plan in further support of the Sign Design Objective. 

(8) Protect and enhance property values. 

(9) Protect and enhance the City’s economy. 

As mentioned above, the sign variance is the minimal variance necessary to make the 

commercial signage on Cabela’s/Bass Pro Shops visible from the surrounding road system. 

Visible signage contributes to the protection and enhancement of commercial property values. It 

also helps ensure the commercial success of a major anchor store at Nyberg Rivers which will in 

turn protect and enhance the property values of other retailers in the center, contributing to the 

City’s economy. 

(10) Ensure the number, height and dimensions of signs adequately identifies a business or use 

and does not result in sign clutter. 

The number of signs in this case is less than the number that would be permitted by code. Bass 

Pro Shops is simply concentrating the allowed square footage in 6 signs rather than spreading 

the allowance over more signs. The result is less clutter on the building and a visible manuscript 

from the surrounding road system. 

 Conclusion 

               The application demonstrates compliance with each of the sign variance criteria and we 

therefore request approval of this application. 

 

                

 



September 19, 2024 

 

City of Tualatin 

 

RE: Bass Pro Shops  

7555 SW Nyberg St. 

Tualatin, OR 97062 

To the City of Tualatin & The City Council, 

            Every year Bass Pro Shops, North America’s premier outdoor and conservation company, help 
more than 200 million people create countless outdoor memories. Our retail stores are unlike any 
other, with immersive experiences tailored to the communities we serve. Our friendly, 
knowledgeable experts share their passion for the outdoors and expertise with customers who trust 
our commitment to service and value and know we offer the best and widest selection of outdoor 
gear backed by a low-price guarantee. 

            Bass Pro shops also pride itself on honoring our neighbors and honoring our heroes, viewing 
every day as an opportunity to support causes in our backyard, lend a hand when disaster strikes 
and show deep appreciation for the brave men and women in our armed forces. We have a proven 
track record of aiding communities and families in times of crisis through monetary or in-kind 
donations. Additionally, our everyday Legendary salute discount honors those on the front lines 
with a 10% discount on almost all products. 

             Our company’s mission is to inspire everyone to enjoy, love and conserve the great outdoors. 
The outdoor and conservation company divides this mission into three tactical pillars: connecting 
new audiences to the outdoors, conserving wildlife and habitat, and advocating for sportsmen’s 
rights. In the communities we serve across North America, Bass Pro Shops supports over 2,000 
local grassroots nonprofits. Bass Pro customers can directly impact local conservation efforts in 
the Greater Portland Area through the Bass Pro Shops and Cabela’s Outdoor Fund. Through 
conservation-missioned grant-gifting program, customers can support the initiatives of local 
nonprofits by rounding up their purchase at checkout. Nonprofits can partner with these retail 
stores to submit requests for support for upcoming projects and ongoing initiatives. 

            In addition to the efforts accomplished through the Bass Pro Shops and Cabela’s Outdoor 
Fund. Retail locations host free educational opportunities ranging from introductory kid’s 
workshops to technical fishing, hunting and outdoor seminars. These events can also include gear 
drives to pass along refurbished products to those without. From one annual event alone, Bass Pro 
Shops donates dozens of thousands of rods and reels to local youth nonprofits to encourage kids to 
spend time fishing in the great outdoors. 

            As an internationally recognized brand with these signature offerings and community 
commitments, Bass Pro Shops attracts hundreds of thousands of customers to its retail stores 
annually. Due to each locations extensive regional draw, these destination retail stores serve as an 

(Addendum)



anchor in the developments where they are planted-proving to attract customers who will travel up 
to 100 miles for a single day’s visit to a Bass Pro Shops store. This traffic flows into the small and 
large businesses surrounding the retailer, funneling ample tax dollars back into the local 
community and generating demand for a larger workforce. 

               Bass Pro Shops customers are attuned to the branding consistency shown across its retail 
locations, including exterior wilderness lodge theming with bold Outdoor world and Outdoor Post 
focal signage and proprietary brand logos, as a compliment to the transformed outdoor paradise 
await inside. This consistent exterior serves as a beacon for the loyal Bass Pro customers, 
passionate sportsmen and women who visit after visit partner with the retailer to make significant 
conservation impact on their communities and the future outdoors. 

              

 

 

 

 

 

 



 

 

Existing and Proposed dimensions and square footage for all signs proposed for installation. 

 

South Elevation (Center) (Proposed signage) 

Johnny Morris Flag Sign 3’-6 ¾”H x 13’-1” W = 46.7sq ft. 

Bass Pro Shops Formed Main ID Cabinet 10’-4 5/8”H x 15’-1 ¼” W = 156.8 sq ft. 

Outdoor World Wall Cabinet 6’-0 1/8”H x 33’-0” W = 198.5 sq ft. 

South Elevation (Center) (Proposed)Totals 46.7 + 156.8 + 198.5 = 402 sq ft 

South Elevation (Center) (Current signage) 

Cabela’s Channel Letters 8’-0” H x 27’-6” W = 220 sq ft 

World’s Foremost Outfitter 1’-4”H x 27’-8 ½” W = 34.63 sq ft. 

 

South Elevation (Left Side) (Proposed signage) 

Cabela’s Channel Letters 5’-0”H x 17’-2 ¾” W = 86.1 sq ft. 

South Elevation (Left Side) (Current signage) 

Hunting-Fishing Channel Letters 2’-0”H x 31’-0” W = 62 sq ft. 

 

South Elevation (Right Side) (Proposed signage) 

Tracker Boats and ATVs 5’-6 ½”H x 20’-6 9/16” = 113.8 sq ft. 

South Elevation (Right Side) (Current signage) 

Outdoor Gear Channel Letters 2’-0”H x 24’-0” W = 48 sq ft. 

 

East Elevation (Proposed signage) 

Bass Pro Shops Cabinet sign 13’-4”H x 20’-0” W = 266.6 sq ft. 

East Elevation (Current signage) 

Cabela’s Channel Letters 8’-0”H x 27’-6” W = 220’-0” 
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Madeleine Nelson

From: Tony McCormick <permits@meyersignco.com>
Sent: Tuesday, December 10, 2024 7:08 AM
To: Madeleine Nelson
Subject: SVAR24-0001 Cabela's/Bass Pro Shops Sign Variance
Attachments: Variance Revisions 12-10-24.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

Madeleine, here are the revisions to the original proposal. Bass Pro Shops has decided to eliminate the Johnny Morris 
Sign-46.7 sq ft, the Cabela’s Channel Letters-86.1 sq ft, and the Tracker Letters-113.9 sq ft. this would leave the original 
Bass Pro Shops Main ID Cabinet-156.8 sq ft, and The Outdoor World Wall Cabinet-198.4 sq ft. 
 
This would give the South Elevation a total of 355.2 sq ft, 6.5 sq ft less than the existing signage on this façade. They are 
also taking the Bass Pro Shops Sign Cabinet on the East Elevation down from 228 sq ft existing signage to 150 sq ft. This 
brings the total signage to 505.2 sq ft. down from the 658 sq ft allowed in the previous variance. 
 
We basically would just be asking now that the South Elevation be allowed 355.2 sq ft as opposed to the 150 allowed for 
this façade, and we would be asking for 10’-4 5/8” Height as opposed to the 4’ Height allowed by code for this sign. We 
would also be asking for an exception for the Outdoor World sign to be 6’-0 1/8 in height as opposed to the 4’ Height 
allowed by code. 
 
We would also be asking that the Bass Pro Shops Cabinet on the East Elevation be allowed a height of 10’ as opposed to 
the 4’ height allowed by code for this sign. The 2 Bass Pro Shops signs on the South and on the East elevations were 
allowed to be 8’ High by the previous variance, so really, we are just asking for a couple feet in height for all 3 proposed 
signs, now staying within the number of signs allowed per elevation. 
 
We would also now be in conformance with the 150 sq ft per façade allowed by code on the East Elevation. 
 
Let me know if this is what you need from us at this time Madeleine. 















Photo Taken From 300' Away. Arterials at
Tualatin location are Approx 530' AwayBass Pro Shops/Tualatin Location Exhibit C



Photo Taken From 530' AwayBass Pro Shops/ Tualatin Location Exhibit F

















(Cabela's-Bass Pro Shops Title Report)









































 

Lot Boundary
499'-0"

285'-0"

Signs 1, 2, and 3 Locations

Sign 4 Location

Sign 5 Location

Sign 6 Location

N
Scale: 1/16"=

15'-0"

SITE PLAN
7555 SW Nyberg St.
Tualatin, OR 97062

Description of work:
Install 1 Johnny Morgan Flag Sign,
1 BPS Formed Main ID cabinet, 1
Outdoor World Wall cabinet, 1 set
of Cabella's Channel Letters, and 1
set Of Tracker Channel Letters and

sign Cabinet on Tenants South
Elevation, and 1 BPS Illuminated

Sign Cabinet on Tenants East
Elevation.

Sign Contractor:
Meyer Sign Co. of Oregon

15205 SW 74th Ave
Tigard, OR 97224

(503) 620-8200
Contact: Tony McCormick 

Business to receive sign:
Bass Pro Shops

7555 SW Nyberg St.
Tualatin, OR 97062

(Site Plan)

PROJECT:

ADDRESS:

P H O N E :

DESIGNER:

ACCT. MGR:

SHOP MGR:

S C A L E :

D A T E :

sales@meyersignco.com

www.meyersignco.com

phone: 503 620-8200

f a x :  5 0 3  6 2 0 - 7 0 7 4

FILE INFO: CUSTOMER APPROVAL:

LANDLORD APPROVAL:

DATEINITIALS

DATEINITIALS
DRAWING:

SHEET OF   

This is an original unpublished drawing created for
Meyer Sign Company’s customer and the project planned 
for the specific needs  of Meyer Sign Customers.
These drawings are not to be shown outside your 
organization nor used, copied, reproduced, or exhibited 
in any way unless authorized in writing by an officer of 
Meyer Sign Company of Oregon.

Attention:
Colors shown on this artwork are for representational purposes only.

An inkjet printer, printing on copier or computer monitor display
cannot exactly duplicate the true color of the materials used

in the actual sign making process.

DATE:
1- 0 0

BY:

2- 0 0

6- 0 0
5- 0 0
4- 0 0
3- 0 0

REVISIONS:
PROJECT:

ADDRESS:

P H O N E :

DESIGNER:

ACCT. MGR:

SHOP MGR:

S C A L E :

D A T E :

DRAWING:

SHEET OF   

1- 0 0
BY:

2- 0 0

6- 0 0
5- 0 0
4- 0 0
3- 0 0

Bass Pro Shops
7555 SW Nyberg St.
Tualatin, OR 97062
TLM



(Cabela's-Bass Pro Shops Documentation for Neighborhood Developers Meeting)

























(Cabela's-Bass Pro Shops Developers Meeting Sign IN Sheet)



Cabela's-Bass Pro Shops CIO Statement Completeness Response
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Madeleine Nelson

From: Madeleine Nelson
Sent: Wednesday, October 9, 2024 10:47 AM
To: Tony McCormick; Karl Hunter
Cc: Steve Koper
Subject: Notice of Hearing: SVAR24-0001 "Cabela's/Bass Pro Shops Sign Variance" 
Attachments: SVAR24-0001 Notice.pdf

 
 

NOTICE OF HEARING AND OPPORTUNITY TO COMMENT 
 

NOTICE IS HEREBY GIVEN that a public hearing will be held before the City of Tualatin Planning Commission at 6:30 p.m., 
Wednesday, November 20, 2024, held online over Zoom and additionally accessible at the Tualatin City Services Building 
(10699 SW Herman Road). 
 
Meyer Sign Co. of Oregon, Inc., on behalf of Nyberg Center Cal ꓲꓲ, LLC, requests approval of a sign variance at the 
Cabela’s/Bass Pro Shops retailer located at 7555 SW Nyberg Street (Tax Lot: 2S124A003100). The proposal requests to 
place a total of 601.9 square feet of signage on the southern elevation to replace the existing 361.79 square feet of 
signage. The application also proposes to place a total of 266.6 square feet of signage on the eastern elevation to 
replace the existing 228 square feet of signage. The existing building is located on 22.74-acre site zoned Central 
Commercial (CC) and Office Commercial (CO).  
 
You may view the application materials on our Projects web page: https://www.tualatinoregon.gov/planning/svar24-
0001-cabelasbass-pro-shops  
 
Individuals wishing to comment may do so in writing to the Planning Division prior to the hearing and/or present 
written and/or verbal testimony to the Planning Commission at the hearing.  To be included in the materials packet 
published ahead of the hearing, comments must be received by November 11, 2024. Hearings begin with a staff 
presentation, followed by testimony by proponents, testimony by opponents, and rebuttal. The time of individual 
testimony may be limited.  If a participant requests before the hearing is closed, the record shall remain open for at least 
7 days after the hearing. 
 
All citizens are invited to attend and be heard: Failure of an issue to be raised in the hearing, in person, or by letter, or 
failure to provide sufficient specificity to afford the decision maker an opportunity to respond to the issue precludes 
appeal to the State Land Use Board of Appeals (LUBA) based on that issue. The failure of the applicant to raise 
constitutional or other issues relating to the proposed conditions of approval with sufficient specificity to the decision 
maker to respond to the issue precludes an action for damages in circuit court. 
 
Type III Sign Variance Criteria: Tualatin Development Code (TDC) Chapters: 32, 33, 38; Tualatin Comprehensive Plan. 
 
A staff report will be available seven days prior to the public hearing, published at www.tualatinoregon.gov/meetings. 
This meeting and any materials being considered can be made accessible upon request. 
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Written comments and questions can be submitted to: mnelson@tualatin.gov  
 
Application materials are public record and are available for review. Copies can be viewed online or obtained at a 
reasonable cost, by contacting the Planning Division (503-691-3026 or planning@tualatin.gov). 
 

     

   

Madeleine Nelson 
Assistant Planner 
Planning Division 
Phone: 503.691.3027 
tualatinoregon.gov   
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Madeleine Nelson

From: Madeleine Nelson
Sent: Wednesday, October 9, 2024 10:48 AM
To: tualatincio@gmail.com; Megan George; Riverparkcio@gmail.com; jasuwi7@gmail.com; 

christine@newmountaingroup.com; rockybixby@hotmail.com; 
katepinamonti@hotmail.com; cynmartz12@gmail.com; daniel@bachhuber.co; 
cio.East.west@gmail.com; doug_ulmer@comcast.net; keenanwoods7@gmail.com; 
keenanwoods7@gmail.com; dana476@gmail.com; crowell248@gmail.com; 
tualatinmidwestcio@gmail.com; tmpgarden@comcast.net; sixgill@comcast.net; jdrsr80
@gmail.com; snoelluwcwle@yahoo.com; danytyrell@gmail.com; 
MartinazziWoodsCIO@gmail.com; solson.1827@gmail.com; delmoore@frontier.com; 
jamison.l.shields@gmail.com; ClaudiaSterling68@gmail.com; abuschert@gmail.com; 
roydloop@gmail.com; TualatinIbachcio@gmail.com; Parsons.Patricia@outlook.com; 
afbohn@gmail.com; edkcnw@comcast.net; fiskelady@hotmail.com; 
clinefelters@outlook.com; Byromcio@gmail.com; timneary@gmail.com; 
jujuheir@aol.com; dtcme99@comcast.net; katzmari22@gmail.com; 
mwestenhaver@hotmail.com; tualatincommercialcio@gmail.com; 
tualatincommercialcio@gmail.com; scottm@capacitycommercial.com; 
scottm@capacitycommercial.com; ksdrangsholt@yahoo.com; 
christine@newmountaingroup.com; robertekellogg@yahoo.com; 
sonyanybergrygh@gmail.com

Cc: Steve Koper
Subject: Notice of Hearing: SVAR24-0001 "Cabela's/Bass Pro Shops Sign Variance" 
Attachments: SVAR24-0001 Notice.pdf

 
 

NOTICE OF HEARING AND OPPORTUNITY TO COMMENT 
 

NOTICE IS HEREBY GIVEN that a public hearing will be held before the City of Tualatin Planning Commission at 6:30 p.m., 
Wednesday, November 20, 2024, held online over Zoom and additionally accessible at the Tualatin City Services Building 
(10699 SW Herman Road). 
 
Meyer Sign Co. of Oregon, Inc., on behalf of Nyberg Center Cal ꓲꓲ, LLC, requests approval of a sign variance at the 
Cabela’s/Bass Pro Shops retailer located at 7555 SW Nyberg Street (Tax Lot: 2S124A003100). The proposal requests to 
place a total of 601.9 square feet of signage on the southern elevation to replace the existing 361.79 square feet of 
signage. The application also proposes to place a total of 266.6 square feet of signage on the eastern elevation to 
replace the existing 228 square feet of signage. The existing building is located on 22.74-acre site zoned Central 
Commercial (CC) and Office Commercial (CO).  
 
You may view the application materials on our Projects web page: https://www.tualatinoregon.gov/planning/svar24-
0001-cabelasbass-pro-shops  
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Individuals wishing to comment may do so in writing to the Planning Division prior to the hearing and/or present 
written and/or verbal testimony to the Planning Commission at the hearing.  To be included in the materials packet 
published ahead of the hearing, comments must be received by November 11, 2024. Hearings begin with a staff 
presentation, followed by testimony by proponents, testimony by opponents, and rebuttal. The time of individual 
testimony may be limited.  If a participant requests before the hearing is closed, the record shall remain open for at least 
7 days after the hearing. 
 
All citizens are invited to attend and be heard: Failure of an issue to be raised in the hearing, in person, or by letter, or 
failure to provide sufficient specificity to afford the decision maker an opportunity to respond to the issue precludes 
appeal to the State Land Use Board of Appeals (LUBA) based on that issue. The failure of the applicant to raise 
constitutional or other issues relating to the proposed conditions of approval with sufficient specificity to the decision 
maker to respond to the issue precludes an action for damages in circuit court. 
 
Type III Sign Variance Criteria: Tualatin Development Code (TDC) Chapters: 32, 33, 38; Tualatin Comprehensive Plan. 
 
A staff report will be available seven days prior to the public hearing, published at www.tualatinoregon.gov/meetings. 
This meeting and any materials being considered can be made accessible upon request. 
 
Written comments and questions can be submitted to: mnelson@tualatin.gov  
 
Application materials are public record and are available for review. Copies can be viewed online or obtained at a 
reasonable cost, by contacting the Planning Division (503-691-3026 or planning@tualatin.gov). 
 
 

     

   

Madeleine Nelson 
Assistant Planner 
Planning Division 
Phone: 503.691.3027 
tualatinoregon.gov   
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Madeleine Nelson

From: Madeleine Nelson
Sent: Wednesday, October 9, 2024 10:47 AM
To: Sherilyn Lombos; Don Hudson; Kim McMillan; Steve Koper; Kevin McConnell; Heather 

Heidel; Mike McCarthy; Tony Doran; Hayden Ausland; Martin Loring; Tom Scott; Rich 
Mueller; Ross Hoover; Tom Steiger; Terrance Leahy; Erin Engman; Keith Leonard; Lindsey 
Hagerman

Cc: cityofdurham@comcast.net; planning@lakeoswego.city; 
manager@cityofrivergrove.com; Dyami_Valentine@washingtoncountyor.gov; 
theresa_cherniak@co.washington.or.us; deqinfo@deq.state.or.us; 
landusenotifications@oregonmetro.gov; ODOT_R1_DevRev@odot.oregon.gov; 
baldwinb@trimet.org; LUComments@cleanwaterservices.org; alex.mcgladrey@tvfr.com; 
KHerrod@republicservices.com; trose1@ttsd.k12.or.us; info@theintertwine.org; 
Anneleah@tualatinchamber.com; OR.METRO.ENGINEERING@ZIPLY.COM; 
tod.shattuck@pgn.com; brandon.fleming@pgn.com; kenneth.spencer@pgn.com; David 
Underwood; richard.girard@nwnatural.com; icrawford@wccca.com

Subject: Notice of Hearing: SVAR24-0001 "Cabela's/Bass Pro Shops Sign Variance" 
Attachments: SVAR24-0001 Notice.pdf

 
 

NOTICE OF HEARING AND OPPORTUNITY TO COMMENT 
 

NOTICE IS HEREBY GIVEN that a public hearing will be held before the City of Tualatin Planning Commission at 6:30 p.m., 
Wednesday, November 20, 2024, held online over Zoom and additionally accessible at the Tualatin City Services Building 
(10699 SW Herman Road). 
 
Meyer Sign Co. of Oregon, Inc., on behalf of Nyberg Center Cal ꓲꓲ, LLC, requests approval of a sign variance at the 
Cabela’s/Bass Pro Shops retailer located at 7555 SW Nyberg Street (Tax Lot: 2S124A003100). The proposal requests to 
place a total of 601.9 square feet of signage on the southern elevation to replace the existing 361.79 square feet of 
signage. The application also proposes to place a total of 266.6 square feet of signage on the eastern elevation to 
replace the existing 228 square feet of signage. The existing building is located on 22.74-acre site zoned Central 
Commercial (CC) and Office Commercial (CO).  
 
You may view the application materials on our Projects web page: https://www.tualatinoregon.gov/planning/svar24-
0001-cabelasbass-pro-shops  
 
Individuals wishing to comment may do so in writing to the Planning Division prior to the hearing and/or present 
written and/or verbal testimony to the Planning Commission at the hearing.  To be included in the materials packet 
published ahead of the hearing, comments must be received by November 11, 2024. Hearings begin with a staff 
presentation, followed by testimony by proponents, testimony by opponents, and rebuttal. The time of individual 
testimony may be limited.  If a participant requests before the hearing is closed, the record shall remain open for at least 
7 days after the hearing. 
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All citizens are invited to attend and be heard: Failure of an issue to be raised in the hearing, in person, or by letter, or 
failure to provide sufficient specificity to afford the decision maker an opportunity to respond to the issue precludes 
appeal to the State Land Use Board of Appeals (LUBA) based on that issue. The failure of the applicant to raise 
constitutional or other issues relating to the proposed conditions of approval with sufficient specificity to the decision 
maker to respond to the issue precludes an action for damages in circuit court. 
 
Type III Sign Variance Criteria: Tualatin Development Code (TDC) Chapters: 32, 33, 38; Tualatin Comprehensive Plan. 
 
A staff report will be available seven days prior to the public hearing, published at www.tualatinoregon.gov/meetings. 
This meeting and any materials being considered can be made accessible upon request. 
 
Written comments and questions can be submitted to: mnelson@tualatin.gov  
 
Application materials are public record and are available for review. Copies can be viewed online or obtained at a 
reasonable cost, by contacting the Planning Division (503-691-3026 or planning@tualatin.gov). 
 

     

   

Madeleine Nelson 
Assistant Planner 
Planning Division 
Phone: 503.691.3027 
tualatinoregon.gov   

 
 



AFFIDAVIT OF MAILING

STATE OF OREGON)
) ss

COUNTY OF WASHINGTON)

I, Lindsey Hagerman being first duly sworn, deposed and say:

day of October. I served upon the persons shown on Exhibit A, attachedThat on the 9th
hereto and by this reference incorporated herein, a copy of a Notice of
Hearing/Application/Decision marked Exhibit B, attached hereto and by this reference
incorporated herein, by mailing to them a true and correct copy of the original hereof. I further
certify that the addresses reflect information received from the relevant party or agency,and
that said envelopes were placed in the United States Mail at Tualatin, Oregon, prepared to

receive postage administered by city staff.

Dated this 28th of,October 2023

SUBSCRIBED AND SWORN to before me this

OFFICIAL STAMP
AGATHA LEIGH BURKE

NOTARY PUBLIC •OREGON
COMMISSION NO. 1041046

MY COMMISSION EXPIRES OCTOBER 02, 2027

Notary Public for Oregon

My commission expires: /&l2-' l2.0'2-:7

RE:  SVAR24-0001  NOTICE  OF  HEARING
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TLID OWNER1

2S124BC02700 8101 SW NYBERG LLC

2S124BC01701 AMCO TUALATIN LLC

2S124AA02900 ANDUEZA ANA I

2S124AA05500 AREC 30 LLC

2S124AA04800 ARI PROPERTIES LLC

2S124AA47155 ARNOLD VICKI LYNN

2S124AB01600 ASYLOS DURHAM LLC

2S124A003100 BANNER BANK

2S124AB00800 BAY CLUB OREGON LLC

2S124BC06800 BELL ROBERT P & BELL SUZANNE

2S124AB01301 BOONES BUILDING LLC

2S124AB00500 BRADEN 1996 FAMILY LP

2S124CB00201 CENTURY HOTEL LLC

2S124CB02600 CH RETAIL FUND I/TUALATIN MARTINAZZI SQUARE LLC

2S124BC01502 DIERINGER'S PROPERTIES INC

2S124A002508 DRM 7445 NYBERG ROAD LLC

2S124AB01701 DURHAM CITY OF

2S124AA05100 DVKP INVESTMENTS LLC

2S124AA01601 ELLIS DAVID & WARD CECILIA

2S124A002800 FOREST RIM TUALATIN LLC

2S124AA04900 GRANT EUGENE L & GRANT JANET K

2S124AA40000 GUIDDOG LLC

2S124BC01503 HABERMAN PROPERTIES LLC

2S124AA01900 HARVEY ROBERT EDWARD RESTATED REV LIV TRUST

2S124BC06900 HILLER PHILIP J & HILLER TRACEE R

2S124AA05300 HUNTER JEFFREY C SEPARATE PROPERTY TR

2S124AB01700 HZ TUALATIN VIEW LLC

2S113DC02200 INTERNATIONAL CHURCH OF THE FOURSQUARE GOSPEL

2S124CA00200 JACK IN THE BOX

2S124AA05400 JANOSKO ADAM A & INGRAM EMMA

2S124AA01700 JONES JOEL S & CORP JESSICA L

2S124AA77206 JOREK KRISTEN

2S124BC01500 MARTINAZZI LLC

2S124AA01800 MAYAN SALIM & AHMED AZMA

2S124BC07400 MEWS AT THE COMMONS HOA

2S124AA01500 MOHR JOHN H & DEERING-MOHR LORI

2S124AA77200 MORTON RACHEL

2S124B001500 NWI LOFTS LLC

2S124DB00200 NYBERG LP

2S124DB00500 NYBERG CREEK FOUNDATION LLC

2S124AA02700 OLSON GREGORY CHARLES & OLSON CYNTHIA SUSAN

2S124AA05000 OSWEGO PROPERTIES LLC

2S124B001008 PACIFIC REALTY ASSOCIATES

2S124AA02000 POLINSKY CHRISTOPHER

2S113DC01200 PROVIDENCE HEALTH & SERVICES-OREGON

2S124CB00204 QUEST TRUST VI

2S124BC06700 RATTAN PUSHPINDER & CHENG PRISCILLA

2S124B001300 ROBB MARGUERITE A REV TRUST

2S124BC06500 SEE PROPERTIES

2S124BC02701 SENECA PLAZA LLC

2S124AA77202 SHANKLAND GLORIA A

2S124BC07000 SMITH MICHAEL WAYNE & SMITH MARIE PRESTWICH

2S124AB00700 SUMMIT PROPERTIES INC

2S124AB01500 SWL INVESTMENTS LLC

2S124AA05200 THOMAS THOMAS M

2S124AA77204 THORPE THOMAS & THORPE KRISTINE

2S124AB00200 TRAIL BLAZERS INC

2S124A002503 TUALA NORTHEAST LLC

2S124BC01801 TUALATIN OFFICE BUILDING 1 LLC

2S124CA00100 TUALATIN GARDENS PROPERTY LLC

2S124B001602 US BANK NA

Mailing List_7555 SW Nyberg St

lhagerman
Typewriter
Exhibit A.
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OWNERADDR OWNERCITY OWNERSTATE OWNERZIP

819 SE MORRISON ST STE 110 PORTLAND OR 97214

810 SE BELMONT ST #100 PORTLAND OR 97214

2231 NE HALSEY ST PORTLAND OR 97232

PO BOX 29046 PHOENIX AZ 85038

17960 SW JEREMY ST BEAVERTON OR 97007

7155 SW CHILDS RD LAKE OSWEGO OR 97035

5565 NW ROANOKE LN PORTLAND OR 97229

PO BOX 907 WALLA WALLA WA 99362

7090 JOHNSON DR PLEASANTON CA 94588

22605 PINEHURST DR SHERWOOD OR 97140

18150 SW BOONES FERRY RD PORTLAND OR 97224

PO BOX 1022 HUGHSON CA 95326

4601 NE 78TH ST STE 130 VANCOUVER WA 98665

3819 MAPLE AVE DALLAS TX 75219

10505 SE 44TH AVE MILWAUKIE OR 97222

10860 SW BEAVERTON HILLSDALE HWY BEAVERTON OR 97005

17160 SW UPPER BOONES FERRY RD DURHAM OR 97224

30020 NW WEST UNION RD NORTH PLAINS OR 97133

6956 SW CHILDS RD LAKE OSWEGO OR 97035

777 S CALIFORNIA AVE STE 100 PALO ALTO CA 94304

11501 SE AQUILA ST HAPPY VALLEY OR 97086

PO BOX 1967 LAKE OSWEGO OR 97035

PO BOX 636 TUALATIN OR 97062

7170 SW CHILDS RD LAKE OSWEGO OR 97035

5220 SW GREENWOOD CIR TUALATIN OR 97062

PO BOX 323 SCIO OR 97374

37 GRAHAM ST STE 200 SAN FRANCISCO CA 94129

PO BOX 1027 TUALATIN OR 97062

PO BOX 4900 SCOTTSDALE AZ 85261

7210 SW CHILDS RD LAKE OSWEGO OR 97035

7050 CHILDS RD LAKE OSWEGO OR 97035

7206 SW MONTAUK CIR LAKE OSWEGO OR 97035

18801 SW MARTINAZZI AVE TUALATIN OR 97062

7140  SW CHILDS RD LAKE OSWEGO OR 97035

4934 SE WOODSTOCK BLVD PORTLAND OR 97206

6950 SW CHILDS RD RIVERGROVE OR 97035

7200 SW MONTAUK CIR LAKE OSWEGO OR 97035

1211 PUERTA DEL SOL STE #240 SAN CLEMENTE CA 92673

5638 DOGWOOD DR LAKE OSWEGO OR 97035

PO BOX 230338 TIGARD OR 97281

4306 SW GALEBUM ST PORTLAND OR 97219

3545 NW SODA SPRINGS RD GALES CREEK OR 97117

15350 SW SEQUOIA PKWY #300 PORTLAND OR 97224

7190 SW CHILDS RD LAKE OSWEGO OR 97035

1801 LIND AVE SW RENTON WA 98057

200 SW MARKET ST STE 1860 PORTLAND OR 97201

3120 NW BLUE SKY LN PORTLAND OR 97229

PO BOX 31 TUALATIN OR 97062

8900 SW BECKER DR PORTLAND OR 97223

18840 SW BOONES FERRY RD STE 216 TUALATIN OR 97062

7202 MONTAUK CIR LAKE OSWEGO OR 97035

8145 SW SENECA ST TUALATIN OR 97062

4380 S MACADAM AVE #330 PORTLAND OR 97239

20588 SW LEBEAU RD SHERWOOD OR 97140

19000 NW EVERGREEN PKWY #265 HILLSBORO OR 97124

7204 MONTAUK CIR LAKE OSWEGO OR 97035

ONE CENTER COURT STE 200 PORTLAND OR 97227

5638 DOGWOOD DR LAKE OSWEGO OR 97035

PO BOX 2985 TUALATIN OR 97062

5638 SW DOGWOOD LN LAKE OSWEGO OR 97035

1310 MADRID ST #100 MARSHALL MN 56258

Mailing List_7555 SW Nyberg St
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2S124BC02702 WELLS FARGO BANK NA

2S124AB01400 WOE PROPERTIES LP

MEYER SIGN CO. OF OREGON, ATTN: TONY MCCORMICK

NYBERG CENTERCAL ll, LLC

Mailing List_7555 SW Nyberg St
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PO BOX 2609 CARLSBAD CA 92018

PO BOX 2009 BELLEVUE WA 98009

15205 SW 74TH AVENUE TIGARD OR 97224

1600 E FRANKLIN AVENUE EL SEGUNDO CA 90245

Mailing List_7555 SW Nyberg St



 
Meyer Sign Co of Oregon, Inc., on behalf of Nyberg CenterCal Cal ꓲꓲ, LLC, 
requests approval of a sign variance at the Cabela’s/ Bass Pro Shops retailer 
located at 7555 SW Nyberg Street (Tax Lot: 2S124A003100). The proposal 
requests to place a total of 601.9 square feet of signage on the southern 
elevation to replace the existing 361.79 square feet of signage. The application 
also proposes to place a total of 266.6 square feet of signage on the eastern 
elevation to replace the existing 228 square feet of signage. The existing 
building is located on a 22.74-acre site zoned Central Commercial (CC) and 
Office Commercial (CO). 
 
 
 
 
 
 
 
 
 
 
 

  Criteria: Tualatin Development Code (TDC) Chapters 32, 33, 38; Tualatin 
Comprehensive Plan. 

 Application materials are public record and are available for review. Copies 
can be viewed online or obtained at a reasonable cost, by contacting the 
Planning Division. 

 Staff report materials will be available for inspection at no cost, at least 

 

NOTICE IS HEREBY GIVEN that an application for a Sign 
Variance (SVAR 24-0001) will be heard by the Tualatin  
Planning Commission: 
 

Wednesday, November 20, 2024 at 6:30 pm 
Tualatin City Services Building  

10699 SW Herman Road 

To view the application materials visit: 
www.tualatinoregon.gov/projects 

 
TO PROVIDE COMMENTS: 

Email: mnelson@tualatin.gov  
 
Mail: Planning Division 
Attn: Madeleine Nelson 
10699 SW Herman Road 
Tualatin, OR 97062 

 
Questions?: 503-691-3027 
 
To attend the hearing, there are two options: 
 
 Zoom Teleconference. Details at: 

www.tualatinoregon.gov/citycouncil/council-meetings 
 

 Attend in person at the Tualatin City Services Building.  

 
Meyer Sign Co of Oregon, Inc., on behalf of Nyberg CenterCal Cal ꓲꓲ, LLC, 
requests approval of a sign variance at the Cabela’s/ Bass Pro Shops retailer 
located at 7555 SW Nyberg Street (Tax Lot: 2S124A003100). The proposal 
requests to place a total of 601.9 square feet of signage on the southern 
elevation to replace the existing 361.79 square feet of signage. The application 
also proposes to place a total of 266.6 square feet of signage on the eastern 
elevation to replace the existing 228 square feet of signage. The existing 
building is located on a 22.74-acre site zoned Central Commercial (CC) and 
Office Commercial (CO). 
 
 
 
 
 
 
 
 
 
 
 

  Criteria: Tualatin Development Code (TDC) Chapters 32, 33, 38; Tualatin 
Comprehensive Plan. 

 Application materials are public record and are available for review. Copies 
can be viewed online or obtained at a reasonable cost, by contacting the 
Planning Division. 

 Staff report materials will be available for inspection at no cost, at least 

 

NOTICE IS HEREBY GIVEN that an application for a Sign 
Variance (SVAR 24-0001) will be heard by the Tualatin  
Planning Commission: 
 

Wednesday, November 20, 2024 at 6:30 pm 
Tualatin City Services Building  

10699 SW Herman Road 

To view the application materials visit: 
www.tualatinoregon.gov/projects 

 
TO PROVIDE COMMENTS: 

Email: mnelson@tualatin.gov  
 
Mail: Planning Division 
Attn: Madeleine Nelson 
10699 SW Herman Road 
Tualatin, OR 97062 

 
Questions?: 503-691-3027 
 
To attend the hearing, there are two options: 
 
 Zoom Teleconference. Details at: 

www.tualatinoregon.gov/citycouncil/council-meetings 
 

 Attend in person at the Tualatin City Services Building.  

http://www.tualatinoregon.gov/projects
http://www.tualatinoregon.gov/citycouncil/council-meetings
http://www.tualatinoregon.gov/projects
http://www.tualatinoregon.gov/citycouncil/council-meetings
lhagerman
Typewriter
Exhibit B.



seven days prior to the hearing. Copies can be obtained for a reasonable cost. 

 Individuals wishing to comment may do so via email (mnelson@tualatin.gov) or in writing 
to the Planning Division prior to the hearing and/or present written and/or verbal testimony 
at the City Council hearing prior to the close of the written record. Comments should address 
the identified approval criteria or those criteria that the person commenting believes apply. 

 The public hearing process begins with a staff presentation, followed by testimony by 
proponents, testimony by opponents, and rebuttal. Individual testimony may be limited. At 
the conclusion of the hearing, the City Council will deliberate and make a decision based on 
the facts and arguments in the public record. Before the hearing is closed, a participant may 
request that the record remain open for at least seven days after the hearing. 

 Everyone is invited to attend the hearing and comment on the application’s approval 
criteria. Failure of an issue to be raised in the hearing, in person, or by letter, or failure to 
provide sufficient specificity to afford the decision maker an opportunity to respond to the 
issue precludes appeal to the State Land Use Board of Appeals (LUBA) based on that issue. 
The failure of the applicant to raise constitutional or other issues relating to proposed 
conditions of approval with sufficient specificity to the decision maker to respond to the issue 
precludes an action for damages in circuit court.  

 A copy of the staff report, exhibits, and findings for SVAR 24-0001 will be available one week 
before the hearing at: https://www.tualatinoregon.gov/tpc 

 
For additional information contact: 
Madeleine Nelson, Assistant Planner: mnelson@tualatin.gov, 503-691-3027 
 
You received this mailing because you own property within 1,000 feet (ft) of the site or within a 
residential subdivision which is partly within 1,000 ft.   

10699 SW Herman Rd, Tualatin, Oregon 97062    TualatinOregon.gov  

seven days prior to the hearing. Copies can be obtained for a reasonable cost. 

 Individuals wishing to comment may do so via email (mnelson@tualatin.gov) or in writing 
to the Planning Division prior to the hearing and/or present written and/or verbal testimony 
at the City Council hearing prior to the close of the written record. Comments should address 
the identified approval criteria or those criteria that the person commenting believes apply. 

 The public hearing process begins with a staff presentation, followed by testimony by 
proponents, testimony by opponents, and rebuttal. Individual testimony may be limited. At 
the conclusion of the hearing, the City Council will deliberate and make a decision based on 
the facts and arguments in the public record. Before the hearing is closed, a participant may 
request that the record remain open for at least seven days after the hearing. 

 Everyone is invited to attend the hearing and comment on the application’s approval 
criteria. Failure of an issue to be raised in the hearing, in person, or by letter, or failure to 
provide sufficient specificity to afford the decision maker an opportunity to respond to the 
issue precludes appeal to the State Land Use Board of Appeals (LUBA) based on that issue. 
The failure of the applicant to raise constitutional or other issues relating to proposed 
conditions of approval with sufficient specificity to the decision maker to respond to the issue 
precludes an action for damages in circuit court.  

 A copy of the staff report, exhibits, and findings for SVAR 24-0001 will be available one week 
before the hearing at: https://www.tualatinoregon.gov/tpc 

 
For additional information contact: 
Madeleine Nelson, Assistant Planner: mnelson@tualatin.gov, 503-691-3027 
 
You received this mailing because you own property within 1,000 feet (ft) of the site or within a 
residential subdivision which is partly within 1,000 ft.   

10699 SW Herman Rd, Tualatin, Oregon 97062    TualatinOregon.gov  













































MEMORANDUM 
CITY OF TUALATIN 

TO: Architectural Review Board 

THROUGH: Aquilla Hurd-Ravich 

FROM: Clare Fuchs, Senior Planner 

DATE: 12/16/2013 

SUBJECT: Amended Nyberg Rivers Recommendation for AR-13-07 based on 
December 3rd Hearing 

ISSUE BEFORE ARCHITECTURAL REVIEW BOARD: 

Consideration of a request to allow the development of a shopping center.  Center Cal, 
LLC proposes developing an approximately 300,000 square foot shopping center.  The 
purpose of the December 16th meeting is for the Architectural Review Board to 
deliberate and make a decision.   

The public hearing began on December 3rd with a presentation by staff, a presentation 
by the applicant, an opportunity for proponents and opponents to make comment and 
for the public to ask questions.  After the Architectural Review Board asked questions of 
the applicant and the staff the public hearing portion was closed.  However, 
deliberations and a decision were held off for two weeks after a request was made to 
leave the record open for seven days. The record closed at 5 pm on December 10th. 
 Prior to the record closing staff received material boards and architectural renderings 
from the applicant and information from an opponent.  These materials are attached for 
your consideration.   

EXECUTIVE SUMMARY: 

The main issues raised by ARB at the December 3rd Hearing include: 

1. The applicant needs to provide a materials board.

Response:  The applicant has provided a materials board. 

2. ARB wanted applicant to upgrade the front facade of Home Goods.

Response:   The applicant has upgraded the front facade of Home Good with a pitched 
roof and a bricked sign band.  See page 2.1, 2.2, and 2.3 of December 9th 
submittal booklet. 

Exhibit 1



3. Cabela's and other buildings adjacent to the Tualatin River Greenway seem to
turn their back to the Greenway.  The architecture needs to be upgraded on the 
north side of Cabela's, Home Goods, Michaels, and New Seasons. 

Response:   The applicant has submitted some upgrades to these north sides of the 
buildings.  See Sheets 3.2 and 6.0-6.5 of the December 9th booklet. 

4. Did the Police Department review the landscaping?  Does the landscaping meet
safety guidelines?  Why were certain plants picked?  The landscaping needs to 
meet ODOT guidelines.  How does the landscaping plan meet the ODOT 
guidelines for planting? 

Response:   The applicant has provided a response to this on Sheet 10 of the 
December 9th submittal. 

5. How did the proposed site plan come into being?  What was the progression of
drafts that lead to the final site plan? 

Response:   The applicant has responded to these questions on Sheets 11.1, 11.2, and 
11.3 of the December 9th submittal. 

6. Is the lighting, especially the lighting facing upward dark sky friendly?

Response:   The applicant has responded to this question on this issue on Sheet 1.2 of 
the December 9th booklet. 

7. Redesign site plan with 6-foot wide walkways.

Response:   The applicant shows this redesign on Sheets 7.1-8.1 of the December 9th  
booklet. 

8. The main pedestrian plaza west of the Cabela's needs to be designed to draw in
pedestrians. 

Response:   The applicant has responded to this concern on Sheets 5.1-5.4 of the 
December 9th booklet. 

9. Regarding retaining walls, why are there are so many, where are they, and what
will they look like? 

Response:   Please see Sheets 9.0 of the December 9th booklet. 

10. How will the Diamond planters look better than the Nyberg Woods diamond
planters? 

Response:   Please see Sheets 10.0 - 10.2 of the December 9th booklet. 



11. Can the main entry median width be widened to increase landscaping?

Response:  This question has been answered on Sheet 10.3 of the December 9th 
booklet. 

DISCUSSION: 

Staff has prepared a recommendation to the Architectural Review Board attached to this 
memo as the Recommendation and Staff Report. This recommendation includes an 
analysis and a detailed list of recommended conditions of approval. 

The recommended conditions of approval have been highlighted to indicate proposed 
conditions that meet ARB concerns and new conditions were added in green underlined 
text to reflect the ARB's discussion from December 3rd.  Remaining issues identified by 
the ARB that were not adequately addressed by the applicant in the December 9th 
submittal are identified below: 

1. Staff has highlighted Condition AR-3.A.1 on page 35 of the staff report.  This existing
condition addresses concerns brought by the ARB that all rooftop equipment needed
screened with a raised parapet.  Staff believes that this condition should address any
related screening concerns.

2. Staff has highlighted Condition AR-3.A.4 on page 35 of the staff report.  This existing
condition addresses concerns by the ARB that Cabela’s does not contain enough
architectural features towards the main pedestrian plaza.

3. Staff has added a new Condition, AR-3.A.5 on page 35 of the staff report.  Staff
recommends the ARB condition the applicant to a conglomeration of Cabela’s
architectural proposals over the last six months.  These conditions will address ARB’s 
concerns that Cabela’s does not have enough architectural articulation.

4. Staff has highlighted Condition AR-3.A.6 on page 35 of the staff report.  Staff
recommends the ARB condition the applicant to upgrade the northwest and northeast
elevation of LA Fitness.  The applicant has submitted a proposal to address this
condition.  This condition will address the ARB’s concern that LA Fitness does not
have enough architectural articulation.

5. Staff has added a new Condition AR-3.A.8 on page 35 of the staff report.  Staff
recommends the ARB condition the applicant to upgrade the architecture on the north
side of Michaels, New Seasons, and Home Goods.  The applicant has submitted a
proposal to start addressing this condition.  This will address the ARB’s concerns that
the shopping center’s architecture faces its “back” to the Tualatin River Greenway
and does not have full four sided architecture.

6. Staff has added a new Condition AR-3.A.9 on page 35 of the staff report.  Staff



recommends the ARB condition the applicant to upgrade architecture on the east 
side of Restaurant 1030, much as the applicant is proposing in their December 9 th 
submittal.  Staff wants to make sure the blank wall on the east side of Home Goods 
shown on Sheet 5.4 of the December 9th submittal booklet is addressed.  This 
condition will address the ARB’s concerns that the main pedestrian plaza does not 
have enough pedestrian oriented architecture, and it will help address ARB’s 
concerns that the pedestrian plaza is not inviting and attractive. 

7. Staff has added a new Condition AR-3.A.10 on page 36 of the staff report.  Staff
recommends the ARB condition the applicant to upgrade the architecture on the front
façade of Home Goods.  The applicant has submitted a new proposal to start
addressing this condition.  This condition will address the ARB’s concerns that Home
Goods is plain and does not have enough architecture to be the focal point of the
main entrance.

8. The applicant has proposed light fixtures shown on Sheet 5.4 of the December 9th

submittal booklet.  Staff recommends a condition that the applicant be conditioned to
this proposal.  This condition will help address concerns that the main pedestrian
plaza is not inviting enough for pedestrians.  See AR-3.A.11 on page 36 of the staff
report.

9. Staff recommends conditioning the applicant to the proposal submitted in the
December 9th booklet.  The booklet shows windows and awnings on the east side of
the 1030 Restaurant.  This condition will help address concerns that the main
pedestrian plaza is not inviting and attractive.  See AR-3.A.12 on page 36 of the staff
report.

10.Staff recommends conditioning the applicant to upgrade any retaining walls with
decorative rock veneer.  See AR-3.A.13 on page 36 of the staff report.  Plain 
retaining walls as shown on page 9.0 of the December 9th submittal booklet are not 
recommended by staff. 

11.Condition AR-3.C.3 on page 36 of the staff report addresses concerns brought up by
the ARB that proposed planting will not be appropriate for the Willamette Valley.  This 
condition states that Central Oregon species are not allowed.   

12.Staff has highlighted an existing condition to help screen the north side of Michaels.
Staff recommends a condition that extra trees be planted behind Michaels to screen 
the loading dock and trash areas.  This will help buffer any lack of architecture of the 
north side of the buildings.  This condition is AR-3.C.5 on page 37 of the staff report. 

13.Staff has highlighted an existing condition to provide evidence that trees planted in
the diamond planters will be able to live.  This should address concerns brought up 
by the ARB regarding the health of trees planted in the diamond planters.  This 
condition is AR-3.C.19 on page 38 of the staff report. 



14. Staff has added a condition that the vegetation planted along I-5 shall be consistent
with the approved ODOT list.  This will address concerns brought up by the ARB that 
vegetation along I-5 may not be suitable near the freeway and help reduce pollution. 
This condition is AR-3.C.20 on page 38 of the staff report. 

15. Staff has added a recommendation to condition the applicant to their December 3rd

proposal to have a light poles be LED.  This condition is AR-3.D.3 on page 38 of the 
staff report. 

16. Staff has added a recommended condition (AR-3.D.4 on page 38 of the staff report)
to show how upward facing light will not create light pollution.  This will address 
concerns that proposed lights may create light pollution. 

17.Staff has added a recommended condition AR-3.F.18. on page 40 of the staff repot
to screen the dog kennels.  Staff thinks this will help reduce any Tualatin River 
Greenway pedestrian/dog conflicts and reduce noise and improve the aesthetics of 
the north side of Cabela’s. 

18.Staff missed one trash related condition for the December 3rd Hearing and wants to
add it now.  Staff recommends the applicant be conditioned to remove all un-
screened trash dumpsters from the north side of Building A.  See AR-3.F.19 on page 
40 of the staff report. 

RECOMMENDATION: 

Staff continues to recommend approval subject to the December 3rd recommended 
findings and amended December 16th recommended conditions included in the staff 
report. 

The Architectural Review Board has three options: 

1. Approve with staff recommended findings and conditions of approval.

2. Approve with amended findings and conditions of approval.

3. Deny the application.

Attachments: 
Amended Recommendation and Staff Report 
A. Jean Paul Wardy Dec. 10th Submittal  
B. Christe White Dec. 10th Submittal. 10th  
C. Seth King Dec. 10th Submittal  
D. Christe White Dec. 9th Submittal  



E. Tualatin Historical Society Letter Dec. 2nd 
F. LA Fitness Elevation Dec. 10th  
G. December 9th Submittal Booklet  
H. PowerPoint Presentation 



ARRANGEMENTS CAN BE MADE TO PROVIDE THESE MATERIALS IN ALTERNATIVE 
FORMATS, SUCH AS LARGE TYPE OR AUDIO RECORDING. PLEASE CONTACT THE 
COMMUNITY DEVELOPMENT DEPARTMENT AND ALLOW AS MUCH LEAD TIME AS 
POSSIBLE.  

December 316, 2013 

STAFF REPORT 

RECOMMENDATION TO 
THE ARCHITECTURAL REVIEW BOARD 

Amended for the December 16th Hearing 

Case #: AR-13-07 
Project: Nyberg Rivers Shopping Center 
Location: 7455 - 7925 SW Nyberg Road (Tax Map 2S1 24 A, Tax Lots 1601, 1602, 

1900, 2502, 2506, 2507, 2508, and 2700; Tax Map 2S1 24B, Tax Lots 
2000, 2001, and 2100) 

Applicant:  Michael Kirk, CenterCal (503-968-8940) 
Michael Cerbone, Cardno (503-419-2500) 

Property Owners: Tuala Northwest, LLC, Dean McBale, George A. Gill, and ODOT 

I. INTRODUCTION 

Center Cal, LLC proposes developing an approximately 300,000 square foot shopping 
center on 31.91 acres of the old Kmart shopping center site. The shopping center includes a 
Cabela’s, New Seasons, Michael’s, Home Goods, LA Fitness, BJ’s Restaurant, Barbara 
Johnson s, and a Wendy’s.  There are some additional tenant spots and pads that have yet 
to be determined.  This includes the former Sylvan Learning Center, the former Curves, pad 
G-100, and pad H-100. 

The redevelopment site is generally bounded by the Tualatin River to the north, SW Nyberg 
Street to the south, Interstate 5 to the east, and SW Martinazzi Avenue to the west. 

The plan designations on the subject site are Office Commercial (CO), Center Commercial 
(CC), and High Density Residential (RH).   
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On August 26, 2013 the City Council voted unanimously to approve the Nyberg Rivers 
Master Plan and Conditional Use Permit with Resolution 5163-13 and 5164-13 respectively. 

A neighborhood meeting was held by the applicant on August 8, 2013.  One member of the 
public attended.  Questions about timeline and procedure were answered.  No concerns 
were raised.  Staff mailed out notice of this ARB public hearing on November 5, 2013 and 
has received one letter of comment from surrounding property owners and the public.  This 
comment is addressed in Section O of this staff report. 

II. APPLICABLE STANDARDS

A. City of Tualatin Resolution 5163-13, approving MP-13-01 

B. City of Tualatin Resolution 5164-13, approving CU-13-04 

C. City of Tualatin Development Code (TDC) 

D. City of Tualatin Community Plan 

E. City of Tualatin Municipal Code 

F. City of Tualatin Transportation System Plan (Public Facilities Report, Attachment A) 

G. City of Tualatin Public Works Construction Code  (Public Facilities Report,  
Attachment A) 

H. Washington County Road Standards (Washington County Staff Report, Attachment B) 

I. Washington County Community Development Code (CDC) (Washington County Staff 
Report, Attachment B) 

J. Clean Water Services (CWS) Design and Construction Standards, Resolution and Order 
07-20.  (Clean Water Services Memorandum, Attachment C) 

K. Oregon Department of Transportation Highway Design Manual (ODOT Response to 
Local Land Use Notification, Attachment D) 

L. Oregon Department of Transportation Light Policy and Guidelines (ODOT Response to 
Local Land Use Notification, Attachment D) 

M. American Association of State Highway and Transportation Officials Illumination 
Standards (AASTHO) (ODOT Response to Local Land Use Notification, Attachment D) 

N. Oregon Revised Statues (ORS) 276.071  (ODOT Response to Local Land Use 
Notification, Attachment D) 

O. Oregon Fire Code (OFC) (Tualatin Valley Fire &Rescue (TVF&R) Letter, Attachment E) 

P. Americans with Disabilities Act (ADA) 

III. ARCHITECTURAL REVIEW RECOMMENDED FINDINGS

A. Previous Land Use Actions:

Tax Lot:  2S1 124B 2100: Case files: AR-75-25; AR 76-01; AR-78-33; 
AR-85-09; AR-85-10; AR 91-33; AR-92-10;  
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AR-96-21; AR-99-22; AR-00-11; AR-06-09 
AR 09-10; CU-78-02; CU-80-04; CU-13-04; MP-13-
01 

Tax Lot:  2S1 12A 2502: Case file:  AR-83-15; CU-13-04; MP-13-01 

Tax Lot:  2S1 24A 2507: Case file:  AR-73-10; CU-13-04 

Tax Lot:  2S1 24B 1602: Case files:  AR-75-11; AR-78-28; AR-80-02; AR 84-
03a; AR-85-10, AR-06-02; CU-13-04; MP-13-01 

Tax Lot: 2S1 24B 2000: Case file:  AR-06-02 

NOTE: The above does not reflect the recent lot consolidations still under the 
recording and cartography process at Washington County. 

B. Other Permit Actions:  

1. Demolition permits for removal of the old site buildings including K-
mart and Jiggles.

2. Resolution 5163-13

A. Limit the number of drive-thru facilities in the Nyberg Rivers development to 

no more than four and design any new or re-located drive-thru facilities so 

the service windows and service aisles are screened from public streets. 

(Goal 1) 

The site plan consists of four drive-thru businesses: Building C (US Bank), 
building B (multi-tenant), building E-100 (Banner Bank), and building F-
100 (Wendy’s).  The site plan is consistent with this condition. 

B. Master Plan area and Nyberg Rivers site shall design provide attractive 

and pedestrian-oriented features including accessways and pathways that 

will connect to existing and future residential development in the 

downtown area and specifically to the adjoining Heron's Landing 

Apartments property. (Goal 2) 

The site plan (C1.0) shows three connections to Heron’s Landing, 

the apartment complex to the north.  The site plan and architectural 

elevations also show accessways to downtown, outdoor café 

seating, pedestrian oriented landscaping, a water feature, and a 

sculpture.  The water feature and sculpture are proposed south 

west of building 1040 (Cabela’s).  The site plan is consistent with this 

condition. 

C. Recreational equipment, apparel and sports outfitting sales are prohibited 

in areas identified as public gathering, multi-function open plaza and plaza 

seating with fire pit on Attachment 1020 page 60 Building Frontage 

landscape plan. (Goal 4) 

The “Conditional Use Exhibit” in Exhibit A of the application shows the 

allowed area for outdoor sales.  Staff finds this allowed area is 
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consistent with this condition. 

D. A minimum of 12 feet of clear, unobstructed width for walkways or 

accessways through a plaza or along the building frontage between 

Building D1 and northeast corner of the public gathering, multi-function 

plaza seating with fire pit on Attachment 102D page 60 Building Frontage 

landscape plan. (Goal 4) 

It appears that 12-feet of walkway including the gutters and shy area 

have been shown on the site and landscaping plans. 

E. The Truck Route designations from Street "A" and Seneca Street 

are removed. (Goals 4 and 5) 

The truck route designations for Street A and Seneca Street 
were removed. 

F. The following transportation improvements are necessary for the Master Plan 
(Goal 5): 

a. The Seneca Street extension to the Nyberg Rivers site with a signal at SW
Martinazzi Avenue constructed to the standards of a Minor Collector
Street. The time of construction will be determined through the public
facilities decision process. The time of construction will be determined

through the public facilities decision and is not anticipated or required to
occur prior to removal of the Council Chambers building.

b. A westbound right turn lane on SW Nyberg Road.

c. Two southbound left turn lanes and a shared through/right turn lane
from the site's access onto SW Nyberg Road.

d. Two inbound receiving lanes; and

e. The associated signal improvements at the main entrance.

Please refer to the Public Facilities Report (Attachment A). 

G. The street cross-sections are necessary for the Master Plan and are 
approved with the following modifications (Goal 5): 

a. Attachment 1020 -Exhibit 8: Cross-section A-A:

1. A 4 to 7-foot planter strip on the east side with curb, streetlights,
and trees

2. A 4-foot planter on the west side with curb, streetlights adjacent to the
travel lanes, and groundcover and shrubs with a 14-foot shared path
with tree wells

3. Three 12-foot southbound travel lane

4. Two northbound 12-foot travel lanes

5. A center median consisting of an 18-inch concrete median, with
striping on both sides for a total of 2.5-feet.

6. The road shall be a public road.

Please refer to the Public Facilities Report (Attachment A). 

b. Attachment  1020 - Exhibit C: Cross-section 8-8:

1. A 12-foot pedestrian walkway on the north side with tree wells

2. Two 13-foot travel lanes. 12 foot travel lanes are acceptable.

3. A 6-foot planter on the south side
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4. A 5-foot sidewalk on the south side

5. The road shall be a public road.

Please refer to the Public Facilities Report (Attachment A). 

c. Attachment 1020 - Exhibit O: Cross-section C-C:

1. A 10-foot wide pedestrian walkway on the east side with tree wells

2. 17.5-foot angled parking on both sides

3. Two 14-foot travel lanes

4. A 4-foot sloped landscape area on the west side

5. A 12-foot multi-use path on the west side

6. The road shall be a public road.

Please refer to the Public Facilities Report (Attachment A). 

d. Attachment 1020 - Exhibit E: Street "A": Cross section 0-0:

1. A 12-foot multi-use path on the west side

2. A 4-foot planter strip with curb, streetlights, and trees

3. Two 12-foot travel lanes

4. A 6-foot bike lane on the east side

5. A 5-foot sidewalk on the east side

6. The pork chop at the intersection of Boones Ferry Road will be

mountable for emergency vehicles

7. The road shall be a public road.

Please refer to the Public Facilities Report (Attachment A). 

e. City Parking Lot/Heron's Landing/Access to Street "A" and intersection
with the greenway:

1. The accessway shown is 40-feet wide

2. The multiuse path crossing is located south of the accessway

3. The crossing will include striping and bump-outs

4. The Heron's Landing Apartment access easement opposite the City
staff parking lot access.

5. A crosswalk on Street "A" adjacent to SW Boones Ferry Road

6. The road shall be a public road.

Please refer to the Public Facilities Report (Attachment A). 

f. Attachment 1020 -Exhibit G: Nyberg Street between the entrance of the
site and Martinazzi Avenue: Cross section F-F:

1. A 4-6 foot planter strip with trees. This planter does not include curbs
and streetlights, which are placed on the curb-tight sidewalk.

2. A 5-6-foot curb-tight sidewalk on the north side of Nyberg Road

3. A 6-foot bike lane

4. Two 11-foot westbound travel lanes

5. The north-south crosswalk across Nyberg Street will have a
dedicated pedestrian/bicyclist-activated sequence

6. The road shall be a public road.

Please refer to the Public Facilities Report (Attachment A). 

g. Attachment 1020 - Exhibit H: Nyberg Street between the entrance of the
site and 1-5: Cross section G-G
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1. A minimum 12-feet for bike and pedestrian use on the north side of
Nyberg Road

2. A 4-foot planter strip with curb, streetlights, and trees

3. A 15-foot westbound right-turn lane

4. No proposed changes to the existing west and east-bound turn
lanes

5. A two foot landscape strip prior to a hand rail on top of a retaining
wall, then a water quality pond

6. The road shall be a public road.

Please refer to the Public Facilities Report (Attachment A). 

h. Seneca Street and the signal at SW Martinazzi Avenue

1. Two 12-foot travel lanes

2. One 14-foot center turn lane

3. Two 6-foot bike lanes

4. Two 8-foot parking strips
5. Two 6-foot planter strips with curbs, streetlights, and street trees
6. Two 6-foot sidewalks

7. The road shall be a public road.

Please refer to the Public Facilities Report (Attachment A). 

H. All shared pathways shall be open to the public. (Goal 5 and 6) 

Staff recommends a condition for an easement or 75-year land lease be 
executed over all pedestrian and bike accessways and pathways. 

I. New or relocated buildings on the Nyberg Rivers site shall have 

bicycle parking facilities. (Goal 5 and 6) 
Sheet A7.10 shows the bike parking plan for the subject site.  Staff 
recommends a condition that bike parking facilities also be shown on the 
site plan and landscaping plans.   

J.  The Master Plan area shall use vegetative treatment of stormwater where 

feasible. (Goal 8) 

Please refer to the Public Facilities Report (Attachment A). 

K.  No increase in the 100-Year Floodplain associated with improvements to 
public "Street A" and SW Seneca Street. (Goal 10) 

Please refer to the Public Facilities Report (Attachment A). 

L. There shall be additional window and architectural features that break up 

the building mass and add architectural interest on each of the four sides 

of Buildings 1040, G-100, H-100, J-100 and N-100. (Goal 11) 

Staff recommends conditions that require the applicant to upgrade some 
elevations of some of the buildings.  Building N-100 (LA Fitness) shows 
almost completely blank walls on the northeast and northwest elevations 
(sheet A4.10).  Staff recommends that similar quantity and quality of 
architectural features be shown and constructed on the northeast and 
northwest elevations and that is shown on the southeast and southwest 
elevations.  The northeast and northwest elevations of building N-100 will 
face the Tualatin River Greenway; therefore the architecture should be 
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consistent with other architecture facing the public right-of-way. 

Staff also recommends the west elevation of building 1040 (Cabela’s) 
upgrade to the quality and quantity of architectural features shown on the 
other elevations of the same building.  The west elevation will be the one 
that faces the main pedestrian path leading to the Tualatin River 
Greenway, proposed sculpture, and fountain.  Therefore staff 
recommends that the architecture be of the same quantity and quality that 
will face I-5, the front parking lot, and the rear of the building. 

M. Building 1040 shall have variations in building height, additional gabled 

roof feature, canopy feature, entry feature, dimensional wall feature such 

as columns or pilaster and projected entries, show larger window and 

entry areas and show diversity in the exterior wall design and material on 

all four sides of the building. (Goal 11) 

As stated above, staff recommends the applicant upgrade the west 
elevation of the building to include the same quantity and quality of 
architectural features on the other elevations.   

N. The loading and service facilities for the existing Michaels (Building 02) 

and new Buildings 1005, 1010 and 1040 shall provide adequate visual and 

noise buffering for the benefit of nearby public areas and residential areas. 

(Goal 11) 

Staff recommends a condition that Michael’s build a screen wall to cover 
and buffer the back loading dock area. 

0. If oversized vehicle parking stalls occupy or replace standard parking

stalls proposed in the Master Plan, the total number of parking stalls and

the dimensions shall be adjusted accordingly to reflect the revision.

(Goal 11)

The applicant has not proposed any oversize parking stalls.

P. Trees planted in "diamond planters" shall achieve a growth that is a 

minimum of 66 % (2/3) of the 30 ft. mature tree height standard in TDC 

73.360(7)(a-e) within 5 years of planting. If the trees do not meet the 

performance requirement, then Applicant, its successors and assigns, 

must remedy the failure. Such remedy shall be up to and including 

rebuilding and expanding the planting area. (Goal 11) 

Staff recommends a condition that the applicant provide evidence and/or 
documentation that the trees proposed for the diamond planters will meet 
Condition P of Resolution 5163-13. 

Q.  Trees planted in the "diamond planters" shall be monitored annually. The 

applicant, its successors or assigns, shall submit a report from a certified 

arborist that documents tree height, health of canopy, and size of trunk by 

November 1 of each year after planting. (Goal 11) 

Staff will look for compliance with this Condition of Approval in the 

future.  Staff recommends that the applicant be conditioned to provide 
an arborist’s report that the trees in the diamond planters have been 
planted properly and according to Condition Q of Resolution 5163-13. 
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R. Prior to development, a tree maintenance plan shall be established for all 

trees in Master Plan area where development occurs. (Goal 11) 

Staff recommends a condition that this tree maintenance plan be 

submitted prior to certificate of occupancy for any buildings on the 

subject site. 

S. All trees on the former Nyberg House site (tax lot 2502), adjacent to Building 
C (Tax Lot 1602) and in the vicinity of the proposed Building N-100 shall be 
preserved and retained as reasonably feasible. Where tree preservation is not 
reasonably feasible, 3" caliper or 10-12 foot replacement tree plantings of a 
similar character shall be planted in the vicinity of where trees were removed on 
Tax Lot 2502. (Goal 11) 

Staff finds that the preservation of trees on tax lot 2502 is not feasible 

due to the necessary grading and construction activities associated with 
building buildings and a new parking lot.  Therefore, the applicant must 
supply and demarcate the mitigation trees spelled out in this condition.  
All of the plantings on the landscape plan are shown at either 2-inch 
caliper or 8-feet high.  Staff recommends a condition that the applicant 

revises the landscaping plan to show the replacement trees at the proper 
size prior to issuance of a building permit for construction of any building. 
Staff also recommends the applicant prepare an extra landscaping plan 
sheet showing tax lot 2502, what trees are proposed to be removed, and 

each associated replacement planting. 

T. Plant 15 additional Douglas Fir, Western Red Cedar, or other tall-maturing 
conifer tree plantings in the landscape plan for location on the site's eastern 
frontage along I-5. (Goal 11) 

Staff recommends a condition that the applicant show or demarcate 

where the additional 15 trees have been planted pursuant to Condition 

T of Resolution 5163-13.  Staff recommends an additional landscaping 
sheet in the revised landscaping plans that show specific compliance 

with Condition S&T of Resolution 5163-13. 

U. The following items requested for approval are not within the purview of the 
Master Plan process and are not approved with the Master Plan decision: 

1. Approve and permit retail uses within the Office Commercial (CO)
designated portions of the property.

2. Approve and permit outdoor sales within the Central Commercial
designated portion of the property.

3. Approve right-of-way vacation of the Oregon Department of Transportation
property along Nyberg Road.

4. Approval of any modification of land uses.

5. Acceptance by the City of any easements or other land transactions for
pedestrian or transportation facilities.

6. A decision on whether to adopt a separate review procedure for the
Master Plan

7. Approve the Nyberg Rivers alternate sign program.

Condition U.1., U.2., and U.4.were approved through case file CU-13-04.  



AR-13-07—Nyberg Rivers Shopping Center 

December 163, 201     Recommendation and Staff Report 

Page 9 of 44

U3 is managed through ODOT.  The rest of Condition U will be performed 
subsequent to this land use decision. 

3. Resolution 5164-13:

Recreational equipment, apparel, and sports outfitting sales are prohibited in areas
identified as public gathering, multi-function open plaza and plaza seating with fire pit
in the approved Master Plan Exhibit Q1 Building Frontage landscape plan.

The applicant has shown compliance with this condition per Exhibit A
“Conditional Use Exhibit” of this AR-13-07 application

C. Tualatin Community Plan: 

The Community Plan is implemented by the Development Code. When built in 
conformance with the conditions of approval, the project will be in compliance 
with the Community Plan. 

D. Planning Districts and Adjacent Land Uses: 

The proposed Nyberg Rivers redevelopment project will be located on the 
existing Mercury Development/ (former) Kmart/Schatz Furniture shopping center 
with a portion of the undeveloped north tax lot 2700, two parcels (2508 & 2502) 
where the Jiggles restaurant is located and a segment of Oregon Department of 
Transportation Interstate I-5 Exit 289/Nyberg Street interchange property.  

The properties are in the Central Commercial (CC) Planning District, the 
Commercial Office (CO) Planning District and a small portion of the High Density 
Residential (RH) Planning District.  

The Nyberg Rivers site encompasses Central Urban Renewal District Blocks 1, 
2, 3 and 4 (segment).  SW Seneca Street improvement shown on Block 5. 

The Nyberg Rivers site is at the northwest corner of the I-5 Freeway Exit 
289/Nyberg interchange, has extensive frontage adjoining the I-5 Freeway 
property and includes Tualatin River Greenway frontage where public access 
and natural area enhancements are identified. The subject site is on the eastern 
edge of downtown Tualatin. To the west, the City Hall/Library campus directly 
abuts the site and the Lake of the Commons is nearby. The Fred Meyer 
Shopping Center and the recently installed Gateway Feature are located south of 
the site.  SW Nyberg Street and SW Tualatin-Sherwood Road adjoin the site to 
the south and will provide the primary access to the development.  SW 
Martinazzi Avenue is west of the site and SW Boones Ferry Road is at the 
northwest corner. Both of these streets are intended to provide secondary 
access to the development.  

E. Setback Requirements: 
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Chapter 43:  High Density Residential Planning District (RH) 
43.070  Setback Requirements for Permitted Uses. 

No building is proposed on tax lot 2S1 24B 1601.  This tax lot is the only 
parcel is the RH plan designation for the subject site. 

Chapter 50:  Office Commercial Planning District (CO) 
50.060  Setback Requirements. 

There is one building proposed on tax lot 2700.  Building N-100 (LA Fitness) is 
80-feet from the east property line.  This is the closest setback for building N-
100 and exceeds the minimum required side yard setback of 0-15 feet. 

Chapter 53: Central Commercial Planning District (CC) 
53.080 Setback Requirements 

(1) Front yard. Except as provided by TDC 53.090(2)(a), zero to 20 feet, as 
determined through the Architectural Review process. 

(2) Side yard. Except as provided by TDC 53.090(2)(a), zero to 20 feet, as 
determined through the Architectural Review process. 

(3) Rear yard. Zero to 15 feet, as determined through the Architectural Review 
process. 

(4) Corner lot yards. Zero to 20 feet for a sufficient distance to provide adequate 
sight distance for vehicular and pedestrian traffic at an intersection, as 
determined through the Architectural Review process.  

Building 1040 (Cabela’s) closest rear yard setback is 23-feet.  A minimum 0-15 
setback is required.  Therefore, a 23-foot setback meets the standards of this 
Section.  Building 1010 (Home Goods), 1030 (unnamed restaurant), 1005 
(New Seasons), D-110 (Michaels), D-130 (the former Curves), D125 (the 
former Sylvan Learning Center), and D-120 (Barbara Johnsons) are all set 
further back from all property lines than 23-feet as shown on C1.0 of the plan 
set.  Therefore, this conglomerate of attached tenants meets the minimum 
setback standards of this Section. 

Building J-100 (BJ’s Brewhouse) is set back 9.77-feet from the southeast 
property line and 34-feet from the southern property line.  Buildings H-100 and 
G-100 are not a part of this Architectural Review process, but are shown to be 
6.63-feet and 9.45-feet from the southeast property line as shown on plan set 
sheet C1.2.  Building F-100 (Wendy’s) is shown 20.93-feet from the southern 
property line.  Building E-100 (Banner Bank) is shown 30-feet from the 
southern property line.  All of these figures exceed the minimum front and side 
yard setbacks of 0-20-feet and 0-15-feet respectively. 

F. Structure Height: 

Chapter 43:  High Density Residential Planning District (RH) 
43.100  Structure Height. 

No building is proposed on tax lot 2S1 24B 1601, this is the only parcel in the 
RH plan designation for the subject site. 
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Chapter 50:  Office Commercial Planning District (CO) 
50.070  Structure Height. 

The maximum height in this district is 45-feet.  Building N-100 (LA Fitness) has 
been labeled that the top of the building is 45-feet.  However, the elevations 
appear to measure to 46.5-feet on sheet A4.10 of the plan set.  Staff 
recommends a condition to amend this elevation to meet a 45-foot building 
height prior to issuance of a building permit. 

The maximum height in this district is 45-feet.  Building 1040 (Cabela’s) 
highest ridge line is 48-feet.  The eve is 29-feet high.  The average height 
between the ridge line and the eve is 38.5-feet, which meets the standard for 
maximum height in this district. 

Chapter 53: Central Commercial Planning District (CC) 
53.090 Structure Height. 

The maximum height in this district is 45-feet.  Building 1040 (Cabela’s) 
highest ridge line is 48-feet.  The eve is 29-feet high.  The average height 
between the ridge line and the eve is 38.5-feet, which meets the standard for 
maximum height in this district. 

Plan sheet A2.10a shows the highest point of the conglomeration of buildings 
(D-120 (Barbara Johnsons, D-125 (former Sylvan’s Learning Center), D-130 
(former Curves), D-110 (Michael’s), 1005 (New Seasons), 1010 (Home 
Goods), and 1030 (unnamed restaurant) at 52-feet inclusive of architectural 
features.  Excluding the spire, the cupola tower is proposed to be 48-feet high. 
The spire is not measureable on elevation sheets A2.11 and A2.13 as it runs 
off the edge.  Staff recommends a condition to revise this feature to meet the 
standards of this Section.  The rest of the buildings in the above mentioned 
attached tenancy fall far below the maximum allowed building height. 

G. Site Planning: 

Chapter 73:   Community Design Standards 
73.050  Criteria and Standards 

Section 73.050(1)(a) The proposed site development, including the site plan, 
architecture, landscaping and graphic design, conforms to the standards of this and 
other applicable City ordinances, insofar as the location, height, appearance, etc. of the 
proposed development are involved.  
This project has been reviewed based on TDC standards and other applicable 
general ordinances of the City of Tualatin. The proposed location, height, 
appearance, etc., of the development comply with the TDC and other 
applicable City ordinances as identified in this report and with applicable 
conditions of approval will be in compliance. 

73.160 Standards. 

73.160(1)(a) For commercial, public and semi-public uses:  
(i) a walkway shall be provided between the main entrance to the building and any 
abutting public right-of-way of an arterial or collector street where a transit stop is 
designated or provided. The walkway shall be a minimum of 6 feet wide and shall be 
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constructed to meet the requirements for sidewalks in the Public Works Construction 
Code.   

The only transit line that abuts the subject site is on SW Martinazzi Avenue, 
the west property line of tax lot 2S1 24B 2000.  Building A is the only building 
on tax lot 2000.  It is existing and currently has a sidewalk that connects out to 
the public sidewalk on SW Martinazzi Avenue, giving access to existing transit 
stops. 

(ii) walkways shall be provided between the main building entrances and other on-site 
buildings and accessways. The walkways shall be a minimum of 6 feet wide and shall 
be paved with asphalt or concrete.  
There is a 12-foot wide sidewalk with tree wells that runs between building D-
130 (former Curves), south to D-120 (Barbara Johnsons), and then east to the 
east side of building 1040 (Cabela’s).  There is a proposed crosswalk and 
sidewalk south of building N-100 (LA Fitness) to building J-100 (BJ’s 
Brewhouse), then south to building H-100 and north to building 1040 
(Cabela’s).  There is 5-foot sidewalk/crosswalk shown between building H-100 
and G-100, and F-100.  From F-100 a third sidewalk/crosswalk goes north 
back up to building 1040 (Cabela’s) and south again to building E-100 (Banner 
Bank).  All of these sidewalks and crosswalks have a 5-foot width except for 
the aforementioned 12-foot wide sidewalk.  This code section requires these 
accessways, crosswalks, and sidewalks to be at least a 6-foot width.  Staff 
recommends the applicant be conditioned to revise plans to meet the 
standards of this section. 

The parking lot for the west side of the subject site is being partially 
redesigned to accommodate more sidewalks/crosswalks.  There are four new 
sidewalks/crosswalks coming south from buildings D-120 (Barbara Johnsons), 
D-110 (Michaels), and 1005 (New Seasons).  One of these 
sidewalk/crosswalks connect to existing building B and A, one connects to C-
100 (US Bank).  The only places where crosswalks or sidewalks have been 
omitted are when placing a sidewalk/crosswalk would force pedestrians into a 
drive-thru aisle.  Staff finds that this layout meets this subsection of the TDC. 

(iii) walkways through parking areas, drive aisles, and loading areas shall be visibly 
raised and of a different appearance than the adjacent paved vehicular areas.  
The applicant has proposed some crosswalks with different materials.  For 
example the crosswalks in front of D-120 (Barbara Johnsons) all the way east 
to building 1040 (Cabela’s) are shown on sheet C1.0 and L1.2 to be 
constructed of a paver and/or a brick pattern.  Staff recommends that the 
applicant be conditioned to this proposal.  For the rest of the crosswalks the 
applicant proposes painted crosswalks.  Staff finds that paint alone does not 
meet the standards of this section for crosswalks to be raised and of different 
material than the rest of the pavement.  Therefore, staff has included in the 
recommended Conditions of Approval for these crosswalk stripes to be 
created of raised, different material such as thermal plastic, raised and scored 
colored concrete, or raised brick or stone pavers.  Staff notes that Nyberg 
Woods’s crosswalks were created with scored concrete.  Staff thinks that 
these crosswalks are not highly visible.  Therefore, staff has recommended 
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that Nyberg River’s crosswalk be raised per TDC and colored a significantly 
different color than the asphalt to be readily apparent to motorists. 

(iv) accessways shall be provided as a connection from the development's internal 
bikeways and walkways to all of the following locations that apply: abutting arterial or 
collector streets upon which transit stops or bike lanes are provided or designated; 
abutting undeveloped residential or commercial areas; adjacent undeveloped sites 
where an agreement to provide an accessway connection exists; and to abutting 
publicly-owned land intended for general public use, including schools.   
There is currently a bike lane on SW Nyberg Street that will be extended as 
conditioned by Washington County and the Oregon Department of 
Transportation through this Decision.  The applicant has provided a main 
pedestrian entrance off SW Nyberg Street that includes a shared sidewalk and 
bikeway.  Staff finds that this connection coupled with the internal connectively 
already described in this staff report meets the standard for connectivity to 
arterials with bike lanes as in SW Nyberg Street. 

The subject site also contains a proposed greenway along the Tualatin River.  
This greenway is considered a walkway and a bikeway.  The applicant shows 
three connections to this greenway: one northwest of building D-130 (former 
Curves), a second north of building 1010 (Home Goods), and a third northeast 
of building 1040 (Cabela’s) as shown on plan sheet C1.0.   

(v) Fences or gates which prevent pedestrian and bike access shall not be allowed at 
the entrance to or exit from any accessway.  

To ensure the requirement of 73.160(1)(a)(v) is met, fences or gates which 
prevent pedestrian and bike access shall not be allowed at the entrance to or 
exit from any accessway. 

(vi) Bikeways shall be provided which link building entrances and bike facilities on the 
site with adjoining public right-of-way and accessways.  

The applicant has provided a main pedestrian and bike entrance off SW 
Nyberg Street that includes a shared sidewalk and bikeway.  Staff finds that 
this connection coupled with the internal connectively already described in this 
staff report and shown on sheet C1.0 of the plan set meets the standard for 
bikeways that are linked to building entrances, right-of-ways, and accessways. 

(vii)  Outdoor Recreation Access Routes shall be provided between the development’s 
walkway and bikeway circulation system and parks, bikeways and greenways where a 
bike or pedestrian path is designated.   
There are three pedestrian and bike proposed connections to the Tualatin 
River Greenway as discussed in Section 73.160(1)(a)(iv) of this staff report.  
Staff finds that the type and number of connection proposed as shown on plan 
set sheet C1.0 is adequate to meet this standard. 

73.160(1)(d) Accessways shall be constructed of Portland Concrete Cement and be 
paved a minimum of 8 feet wide.  

The applicant has proposed two 14-foot wide accessways and one 6-foot wide 
accessway from the subject site to the Tualatin River Greenway.  The 
applicant has been conditioned to widen the 6-foot accessway to 8-feet and 
construct all three with Portland Concrete Cement. 
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73.160(2)(a) Drive-up uses shall provide a minimum stacking area clear of the public 
right-of-way and parking lot aisles from the window serving the vehicles as follows: 
(i) Banks--each lane shall pro-vide a minimum capacity for five automobiles. 

Only building E-100 (Banner Bank) proposes a lot reconfiguration.  E-100 
shows stacking in excess of five vehicles.  The other banks on the subject site 
are existing and lot reconfiguration is not proposed. 

(ii) Restaurants--each lane shall provide a minimum capacity for eight automobiles. 

The only proposed drive-thru restaurant is building F-100 (Wendy’s).  Building 
F-100 is showing a stacking capacity of 14 vehicles. 

(iii) Other Drive-Up Uses--each lane shall provide a minimum capacity for two to eight 
automobiles, as determined through the architectural review process. 

The only other drive-thru is the existing building C (US Bank).  Building C 
shows stacking capacity of at least two lanes of six vehicles. 

(iv) For purposes of this Section, an automobile shall be considered no less than 
twenty feet in length. The width and turning radius of drive-up aisles shall be approved 
through the architectural review process. 

The vehicles shown on the plan are 18-feet in length.  However, all proposed 
drive-thru uses are showing an excess of vehicle stacking.  Therefore, this 
criterion is met. 

(b) Parking maneuvers shall not occur in the stacking area. The stacking area shall not 
interfere with safe and efficient access to other parking areas on the property. 
(c) Locate drive-up aisles and windows a minimum of 50 feet from residential planning 
districts to avoid adverse impacts. A wall or other visual or acoustic may be required 
through the architectural review process. 

The stacking areas proposed are defined away from parking areas for the 
stacking length required by the TDC.  Drive-up aisles are located in excess of 
50-feet from residentially zoned properties. 

73.160(3)(a)  Locate windows and provide lighting in a manner which enables tenants, 
employees and police to watch over pedestrian, parking and loading areas.  
Buildings J-100, F-100, and E-100 are proposed with windows on all sides.  
Therefore, there is viewing from within the building to the parking lots.  
Buildings D-130, D-125, D-120, D-110-, 1005, 1010, 1040, and N-100 all show 
windows on the front façade.  This will facilitate views out onto the parking lots 
adjacent to the front of this second group of buildings.  Lighting is provided 
360-degrees for all proposed buildings.  This will aide in parking lot safety in 
the presence and absence of windows.  Staff finds that the proposal meets the 
criteria of this subsection. 

73.160(3)(b) In commercial, public and semi-public development and where possible in 
industrial development, locate windows and provide lighting in a manner which enables 
surveillance of interior activity from the public right-of-way.   
SW Nyberg Street allows views into all proposed buildings along its right-of-
way on the subject site.  Building A is existing and its interior is viewable from 
SW Nyberg Street.  SW Seneca Street is proposed adjacent to Building A and 
C which already exist.  Staff finds that these criteria are met by the proposal. 
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73.160(3)(c) Locate, orient and select on-site lighting to facilitate surveillance of on-site 
activities from the public right-of-way.   

As stated in Section 73.160(3)(a) of this staff report, lighting is proposed 360-
degrees from all proposed buildings on the subject site.  The light plan 
demonstrates in the photometric plans (E-series) that illumination is proposed 
over all parking, landscaping, and drive aisle areas on the subject site. 

73.160(3)(d) Provide an identification system which clearly locates buildings and their 
entries for patrons and emergency services.  

Staff recommends a condition to provide a sign plan that meets emergency 
service signage requirements prior to building permit.  Staff recommends a 
condition to provide sign permit package separately from this Architectural 
Review process that properly identifies buildings and their entries for the 
public. 

73.160(3)(e) Shrubs in parking areas must not exceed 30 inches in height.  Tree 
canopies must not extend below 8 feet measured from grade.  

The applicant has been conditioned to provide a note on the landscaping plans 
that all shrubs in parking areas must not exceed 30-inches in height and that 
all trees must not extend below 8-feet measured from grade. 

73.160(4)(a) On and above grade electrical and mechanical equipment such as 
transformers, heat pumps and air conditioners shall be screened with sight obscuring 
fences, walls or landscaping.  

The applicant has been conditioned to show all mechanical equipment and to 
provide screening for all such equipment. 

73.160(4)(b) Outdoor storage, excluding mixed solid waste and source separated 
recyclables storage areas listed under TDC 73.227, shall be screened with a sight 
obscuring fence, wall, berm or dense evergreen landscaping.   
No outdoor storage is proposed.  Outdoor sales are proposed and have been 
approved through Conditional Use Permit CU-13-04. 

73.160(5) The Federal Americans with Disabilities Act (ADA) applies to development in 
the City of Tualatin.  Although TDC, Chapter 73 does not include the Oregon Structural 
Specialty Code’s (OSSC) accessibility standards as requirements to be reviewed during 
the Architectural Review process, compliance with the OSSC is a requirement at the 
Building Permit step.  It is strongly recommended all materials submitted for 
Architectural Review show compliance with OSSC.   
Accessibility standards shall be in compliance with the OSSC, which will be 
reviewed at the Building Permit step.  Staff recommends that the applicant is 
conditioned to construct the subject site to ADA standards. 

H. Structure Design: 

Section 73.050(1)(b) The proposed design of the development is compatible with the 
design of other developments in the same general vicinity.  
Section 73.050(1)(c) The location, design, size, color and material of the exterior of all 
structures are compatible with the proposed development and appropriate to the 
design character of other development in the same vicinity.  
The proposal shows compatible architectures to the adjacent Nyberg Woods 
shopping center across I-5 and to the newly renovated Fred Meyer across SW 



AR-13-07—Nyberg Rivers Shopping Center 

December 163, 201     Recommendation and Staff Report 

Page 16 of 44

Nyberg Street.  The proposed architecture complements the City offices 
abutting the subject site to the west.  The design of the site is similar to other 
shopping centers nearby. 

73.100(2) All building exterior improvements approved through the Architectural 
Review Process shall be continually maintained including necessary painting and 
repair so as to remain substantially similar to original approval through the 
Architectural Review Process, unless subsequently altered with Community 
Development Director approval.  
A condition stating this exact subsection is included in the recommended 
Conditions of Approval. 

73.150 (18) Screen elements such as mechanical and electrical equipment, above 
ground sewer or water pump stations, pressure reading stations and water reservoirs 
from view. 

Staff recommends a condition that the applicant submit revised architectural 
elevations showing a roof top equipment being screened. 

I. Mixed Solid Waste and Source Separated Recyclables Storage Areas for 
New or Expanded Multi-Unit Residential, Commercial, Industrial, Public and 
Semi-Public Development: 

73.227(2)(a) The size and location of the storage area(s) shall be indicated on the site 
plan. Compliance with the requirements set forth below are reviewed through the 
Architectural Review process.  

The recycling and trash receptacle areas are shown for the new portions of the 
subject site, except for building E-100 (Banner Bank) and N-100 (LA Fitness).  
Staff has included in the recommended Conditions of Approval to show the 
refuse plan and any necessary revised site plan for these buildings.  In 
addition building A’s parking lot is proposed to be reconfigured.  It appears 
existing landscaping is covering what used to be a trash dumpster enclosure.  
Staff recommends conditioning the applicant to prune this landscaped area so 
the trash enclosure can be used once again.  Currently, the north lot of 
Building A is filled with several unscreened trash receptacles.  Staff also 
recommends that the applicant is conditioned to show how the current amount 
of trash receptacles on-site can be screened in a revised site and landscaping 
plan. 

73.227(2)(a)(v) Commercial, industrial, public and semi-public developments shall 
provide a minimum storage area of 10 square feet plus: office - 4 square feet/1000 
square feet gross leasable area (GLA); Retail - 10 square feet/1000 square feet GLA; 
Wholesale/Warehouse/Manufacturing - 6 square feet/1000 square feet GLA; Educational 
and institutional - 4 square feet/1000 square feet GLA; and other - 4 square feet/1000 
square feet GLA.   

There are proposed trash storage areas on plan set sheet A7.10.  The 
application does not show how this section is met.  Staff recommends the 
applicant be conditioned to show how they meet the storage requirements of 
this section.  There are also several buildings where no outdoor or indoor 
refuse and recycling storage areas are shown.  Staff recommends that the 
applicant be conditioned to refine the site plan to show refuse and recycling 
storage areas for building A, B, C, E-100, D-130, D-125, D-120, and D-110. 
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This includes the existing recycling and refuse storage areas that exist, but are 
not shown on the site plan.  In addition building 1005 shows a trash compactor 
and bicycle parking in the same area.  This conflict needs to be worked out 
through a revised site and refuse plan. 

73.227(6)(a)(i) To encourage its use, the storage area for source separated recyclables 
may be co-located with the storage area for mixed solid waste.  

Staff recommends conditioning the applicant to show where recycling will be 
located on a revised trash enclosure and site plan to meet the standards of 
this section. 

(ii) Indoor and outdoor storage areas shall comply with Building and Fire Code 
requirements.  

The storage areas are required to meet this standard.  

(iii) Storage area space requirements can be satisfied with a single location or multiple 
locations, and can combine both interior and exterior locations.   
As stated previously, the revised recycling and refuse plan needs to show the 
minimum required storage areas for the buildings not yet included in the 
recycling and refuse storage plan. 

(iv) Exterior storage areas shall not be located within a required front yard setback or in 
a yard adjacent to a public or private street.  
Locations of proposed exterior storage areas are not in required setbacks. 

(v) Exterior storage areas shall be located in central and visible locations on the site to 
enhance security for users.  

All proposed storage areas are located in central areas or accessible internally 
from the building.  This requirement is met for what has been currently 
proposed. 

(v) Exterior storage areas can be located in a parking area, if the proposed use provides 
parking spaces required through the Architectural Review process. Storage areas shall 
be appropriately screened according to 73.227(6)(b)(iii).  

The proposed exterior storage areas are shown to be screened with a 
decorative wall and bike racks.  The trash compactors are shown to be screen 
with a wall on the north side of the subject site. 

(vi) Storage areas shall be accessible for collection vehicles and located so that the 
storage area will not obstruct pedestrian or vehicle traffic movement on site or on 
public streets adjacent to the site.  
The proposed exterior storage areas meet this requirement. 

73.227(6)(b)(i) The dimensions of the storage area shall accommodate containers 
consistent with current methods of local collection at the time of Architectural Review 
approval.  

The Hauler (Republic) indicates the proposed exterior storage areas can meet 
this requirement. The letter is provided in Exhibit I of the application. 
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(ii)  Storage containers shall meet Fire Code standards and be made and covered with 
waterproof materials or situated in a covered area.  
The proposed storage area facility will be required to meet this standard.  

(iii) Exterior storage areas shall be enclosed by a sight obscuring fence or wall at least 
6 feet in height. In multi-family, commercial, public and semi-public developments 
evergreen plants shall be placed around the enclosure walls, excluding the gate or 
entrance openings. Gate openings for haulers shall be a minimum of 10 feet wide and 
shall be capable of being secured in a closed and open position. A separate pedestrian 
access shall also be provided in multi-family, commercial, public and semi-public 
developments.  

The proposed exterior storage areas are proposed to be enclosed with CMU 
walls.  The walls have an opening in excess of 10-feet wide, and have a 
separate pedestrian access.  Staff recommends the applicant be conditioned 
to show that the plants around the trash enclosure walls will be evergreen 
exclusive of the bike racks. 

(iv) Exterior storage areas shall have either a concrete or asphalt floor surface.  
The proposed exterior storage/compactor areas meet this requirement. 

(v) Storage areas and containers shall be clearly labeled to indicate the type of material 
accepted.  
The proposed storage areas will have containers for different types of 
materials.  Metro provides that different materials are accepted in different 
colors of receptacles.  Staff finds that this color coding method already 
provided by Metro trash haulers meets this requirement. 

73.227(6)(c)(i) Access to storage areas can be limited for security reasons. However, 
the storage areas shall be accessible to users at convenient times of the day, and to 
hauler personnel on the day and approximate time they are scheduled to provide hauler 
service.  
The hauler indicates that suitable access will be available and will meet this 
requirement. 

(ii) Storage areas shall be designed to be easily accessible to hauler trucks and 
equipment, considering paving, grade, gate clearance and vehicle access. A minimum 
of 10 feet horizontal clearance and 8 feet vertical clearance is required if the storage 
area is covered.  

The proposed (unroofed) exterior storage areas are designed for the hauler 
truck to approach the storage containers on a paved service aisle and directly 
toward opening.  The hauler agrees to the storage area locations and facility 
dimensions. The proposed storage area design requirements are met. 

(iii) Storage areas shall be accessible to collection vehicles without requiring backing 
out of a driveway onto a public street. If only a single access point is available to the 
storage area, adequate turning radius shall be provided to allow vehicles to safely exit 
the site in a forward motion.  

The proposed exterior storage area meets this requirement. 

J. Landscaping: 
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73.020 (1) The City Council finds that excessive uniformity, dissimilarity, 
inappropriateness, or poor quality of design in the exterior appearance of structures 
and the lack of proper attention to site development and landscaping, in the business, 
commercial, industrial, and certain residential areas of the City hinders the harmonious 
development of the City; impairs the desirability of residence, investment or occupation 
in the City; limits the opportunity to attain the optimum use and value of land and 
improvements; adversely affects the stability and value of property; produces 
degeneration of property in such areas with attendant deterioration of conditions 
affecting the peace, health and welfare of the City; and destroys a proper relationship 
between the taxable value of property and the cost of municipal services therefore. 
(2) The City Council declares that the purposes and objectives of community design 
standards are to: 
(a) Encourage originality, flexibility and innovation in site planning and development, 
including the architecture, landscaping and graphic design of development. 
(b) Discourage monotonous, drab, unsightly, dreary and inharmonious development. 
(c) Promote the City's natural beauty and visual character and charm by ensuring that 
structures and other improvements are properly related to their sites, and to 
surrounding sites and structures, with due regard to the aesthetic qualities of the 
natural terrain, natural environment, and landscaping. Exterior appearances of 
structures and other improvements should enhance these qualities. 
(d) Encourage site planning and development to incorporate bikeways, pedestrian 
facilities, greenways, wetlands, and other natural features of the environment and 
provide incentives for dedication of access easements and property to the public 
through shift of residential density, system development charge credits, landscaping 
credits and setback allowances. 
(e) Protect and enhance the City's appeal to tourists and visitors and thus support and 
stimulate business and industry and promote the desirability of investment and 
occupancy in business, commercial and industrial properties. 
(f) Stabilize and improve property values and prevent blighted areas and thus increase 
tax revenues. 
(g) Achieve the beneficial influence of pleasant environments for living and working on 
behavioral patterns and thus decrease the cost of governmental services. 
(h) Foster civic pride and community spirit so as to improve the quality and quantity of 
citizen participation in local government and in community growth, change and 
improvement. 
(i) Sustain the comfort, health, safety, tranquility and contentment of residents and 
attract new residents by reason of the City's favorable environment and thus pro-mote 
and protect the peace, health and welfare of the City. 
(j) Determine the appropriate yard setbacks, building heights, minimum lot sizes when 
authorized to do so by City ordinance. [Ord. 862-92, §51, 3/23/92; Ord. 864-92, §11, 
4/13/92; Ord. 933-94, §45, 11/28/94] 

Staff recommends the following conditions be placed on the applicant to meet 
the standards of this section:  six more vine maples or other similar small tree 
shall be added to the northwest side of LA Fitness and two more vine maples 
or other similar small tree shall be added to the northeast side of LA Fitness to 
break up the massing and the monotony of those two building elevations. 

Staff also recommends a condition that the applicant plant 2 canopy trees and 
4 understory trees south of the Tualatin River Greenway and north of the 
parking and loading lot.  This is to help screen the loading dock, semi-trailer 
trucks, trash area, and possible trash compactors from view.  It will also help 
screen parking. 
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73.100(1)  All landscaping approved through the Architectural Review Process shall be 
continually maintained, including necessary watering, weeding, pruning and 
replacement, in a manner substantially similar to that originally approved through the 
Architectural Review Process, unless subsequently altered with Community 
Development Director approval.   

A condition stating the exact subsection has been included in the 
recommended Conditions of Approval. 

73.160(3)(e) Shrubs in parking areas must not exceed 30 inches in height. Tree 
canopies must not extend below 8 feet measured from grade. 

Staff recommends a condition that the landscaping plan be amended to show 
that all vegetation will not be allowed to grow into paths and that trees shall be 
trimmed to maintain an 8-foot clearance. 

73.240(2)  The minimum area requirement for landscaping for conditional uses for RL, 
RML, RMH, RH and RH/HR Planning Districts, listed in 40.030, 41.030, 42.030, 43.030 
and 44.030, excluding 40.030(3), 40.030(5)(j), 40.030(5)(m), 40.030(5)(n) and 41.030(2) 
shall be twenty-five (25) percent of the total area to be developed. When a dedication is 
granted on the subject property for a greenway and/or natural area, the minimum area 
requirement for landscaping shall be twenty (20) percent of the total area to be 
developed as determined through the AR process.  
(3) The minimum area requirement for landscaping for uses in CO, CR, CC, CG, ML and 
MG Planning Districts shall be fifteen (15) percent of the total land area to be 
developed, except within the Core Area Parking District, where the minimum area 
requirement for landscaping shall be 10 percent. When a dedication is granted in 
accordance with the planning district provisions on the subject property for a fish and 
wildlife habitat area, the minimum area requirement for landscaping may be reduced by 
2.5 percent from the minimum area requirement as determined through the AR process. 

Approximately 27-percent of the subject site is proposed to be landscaping 
according to sheet L1.0 of the plan set.  This amount of landscaping exceeds 
the requirement for all three plan designations on the subject site including 
RH, CO, and CC. 

73.240(9)  Yards adjacent to public streets, except as described in 73.240(7), shall be 
planted to lawn or live groundcover and trees and shrubs and shall be perpetually 
maintained in a manner providing a park-like character to the property as approved 
through the Architectural Review process.  

The plans show the yards adjacent to SW Nyberg Street, I-5, and SW 
Martinazzi Avenue will be planted with shrubs, lawn, groundcover and trees. 
This creates a park-like setting, which meets the requirement. 

73.240(11) Any required landscaped area shall be designed, constructed, installed, and 
maintained so that within three years the ground shall be covered by living grass or 
other plant materials. (The foliage crown of trees shall not be used to meet this 
requirement.) A maximum of 10% of the landscaped area may be covered with 
unvegetated areas of bark chips, rock or stone.  

Staff recommends that the applicant show on a revised landscaping plan how 
the proposed ground cover will fully cover the ground. 

73.260(1)(a) Deciduous shade and ornamental trees shall be a minimum one and one-
half inch (1 1/2") caliper measured six inches (6") above ground, balled and burlapped. 
Bare root trees will be acceptable to plant during their dormant season. Trees shall be 
characteristically shaped specimens.  

All deciduous trees are shown on the plans at 2-inches in caliper at breast 
height.  Staff recommends conditioning the applicant to the proposal. 
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73.260(1)(b) Coniferous trees shall be a minimum five feet (5') in height above ground, 
balled and burlapped. Bare root trees will be acceptable to plant during their dormant 
season. Trees shall be well branched and characteristically shaped specimens.  

The coniferous trees are proposed at at-least 8-feet in height.  Staff 
recommends conditioning the applicant to this proposal. 

73.260(1)(c) Evergreen and deciduous shrubs shall be at least one (1) to five (5) gallon 
size. Shrubs shall be characteristically branched. Side of shrub with best foliage shall 
be oriented to public view.  

All evergreen and deciduous shrubs proposed on the landscape plan are at 
least one (1) to five (5) gallon size, meeting the requirement. 

73.260(1)(d) Groundcovers shall be fully rooted and shall be well branched or leafed. 
English ivy (Hedera helix) is considered a high maintenance material, which is 
detrimental to other landscape materials and buildings and is therefore prohibited.  

The groundcover proposed is able to meet this requirement. 

73.260 (1)(e) Lawns shall consist of grasses, including sod, or seeds of acceptable mix 
within the local landscape industry.  Lawns shall be 100 percent coverage and weed 
free.   

The proposed lawns will be planted with a rush/sedge mix consisting of plugs.  
This method should be able to produce a100 percent coverage within a short 
period of time. 

73.280 Landscaped areas shall be irrigated with an automatic underground or drip 
irrigation system.  

Staff recommends that the applicant is conditioned to provide an irrigation plan 
prior to building permit, that the irrigation be installed with a doublecheck 
system and water meter, and finally supply irrigation to this ODOT frontage. 

73.290(1) Where natural vegetation has been removed or damaged through grading in 
areas not affected by the landscaping requirements and that are not to be occupied by 
structures or other improvements, such areas shall be replanted.  

To meet the requirement of 73.290(1), staff recommends the applicant be 
conditioned to revised the site and grading plans to include a specification for 
replanting areas where existing vegetation or landscaping has been removed 
or damaged through grading and construction activities.  

73.310(1) A minimum 5-foot-wide landscaped area must be located along all building 
perimeters, which are viewable by the general public from parking lots or the public 
right-of-way, excluding loading areas, bicycle parking areas and pedestrian 
egress/ingress locations. Pedestrian amenities such as landscaped plazas and arcades 
may be substituted for this requirement. This requirement shall not apply where the 
distance along a wall between two vehicle or pedestrian access openings (such as 
entry doors, garage doors, carports and pedestrian corridors) is less than 8 feet.   

The proposed landscaping plan has a 5-foot perimeter of landscaping, a 
fountain, sculpture, and café seating areas.  This requirement is met. 

73.310(3) All areas not occupied by buildings, parking spaces, driveways, drive aisles, 
pedestrian areas or undisturbed natural areas shall be landscaped.  
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The landscape plans indicate that all areas unoccupied by buildings, parking 
spaces, driveways, drive aisles, plazas and pedestrian areas are landscaped. 
The requirement is met.   

73.340(1) A clear zone shall be provided for the driver at ends of on-site drive aisles and 
at driveway entrances, vertically between a maximum of 30 inches and a minimum of 8 
feet as measured from the ground level, except for parking structures and under-
ground parking, where this provision shall not apply.  

Staff recommends the applicant is conditioned to maintain vegetation to these 
specifications. 

73.340(2) Perimeter site landscaping of at least 5 feet in width shall be provided in all 
off-street parking and vehicular circulation areas (including loading areas).  
73.340(2)(a) The landscape area shall contain: 
(i) Deciduous trees an average of not more than 30 feet on center. The trees shall meet 
the requirements of 73.360(7). 
(ii) Plantings which reach a mature height of 30 inches in 3 years which provide 
screening of vehicular headlights year round. 
(iii) Shrubs or ground cover, planted so as to achieve 90 percent coverage within three 
years.  

The site has been provided with the aforementioned 5-foot landscaping buffer. 
Staff has checked the tree plantings on the landscape plan.  It appears trees 
have been proposed at not more than 30-feet on center.  It appears the shrubs 
are capable of reaching 30-inches in 3 years and groundcovers are capable of 
reaching 90-percent ground coverage. 

73.360(1) A minimum of 25 square feet per parking stall shall be improved with 
landscape island areas, which are protected from vehicles by curbs. These landscape 
areas shall be dispersed throughout the parking area [see 73.380(3)].  
73.360(2) All landscaped island areas with trees shall be a minimum of 5 feet in width 
(60 inches from inside of curb to curb) and protected with curbing from surface runoff 
and damage by vehicles. Landscaped areas shall contain groundcover or shrubs and 
deciduous shade trees.  

The landscape islands were previously approved during the master plan 
process MP-13-01. 

73.360(3) Provide a minimum of one deciduous shade tree for every four (4) parking 
spaces to lessen the adverse impacts of glare from paved surfaces and to emphasize 
circulation patterns. Required shade trees shall be uniformly distributed throughout the 
parking lot. The trees shall meet the requirements of 73.360(7).  

Shade trees are uniformly distributed throughout the parking lot.  It appears 
that as many shade trees as possible have been incorporated into the 
landscape plan.  Staff finds that these criteria are met. 

73.360(4) Landscaped islands shall be utilized at aisle ends to protect parked vehicles 
from moving vehicles and emphasize vehicular circulation patterns.  

As previously stated, diamond landscape islands were approved through the 
master plan process in MP-13-01.  Landscape islands are shown at the ends 
of all parking rows. 

73.360(5) Required landscaped areas shall be planted so as to achieve 90 percent 
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coverage within three years.  

As discussed under 73.240(11) above, with the groundcover spacing 
condition, the landscaping will meet the 90% coverage within the three (3) 
year requirement.  

73.360(6)(a) Site access from the public street shall be defined with a landscape area 
not less than 5 feet in width on each side and extend 25 feet back from the property line 
for commercial, public, and semi-public development with 12 or more parking spaces 
and extend 30 feet back from the property line for industrial development.   

The main entrance contains landscaping on each side that is 5-feet deep and 
approximately 340-feet in length. 

73.360(7) Deciduous shade trees shall meet the following criteria: 
(a) Reach a mature height of 30 feet or more 
(b) Cast moderate to dense shade in summer 
(c) Long lived, i.e., over 60 years 
(d) Do well in an urban environment 
(i)   Pollution tolerant 
(ii)  Tolerant of direct and reflected heat 
(e) Require little maintenance 
(i)   Mechanically strong 
(ii)  Insect and disease resistant 
(iii) Require little pruning 
(f) Be resistant to drought conditions 
(g) Be barren of fruit production.  

It appears that the applicant has provided trees that can withstand the rigors of 
being planted in a parking lot as required above.  This is addressed through 
Condition P of Resolution 5163-13. 

74.765 All trees, plants or shrubs planted in the right-of-way of the City shall conform in 
species and location and in accordance with the street tree plan in Schedule A.  
Staff recommends the applicant is conditioned to revise their landscaping plan 
to meet the approved street tree list for the City on SW Nyberg Street and the 
main entrance.  Staff also recommends the applicant be conditioned to revise 
their landscaping so that Street Trees are not more than 30-feet on center. 

K. Tree Preservation: 

73.050(4) As part of Architectural Review, the property owner may apply for approval to 
cut trees in addition to those allowed in TDC 34.200. The granting or denial of tree 
cutting permits shall be based on the criteria in TDC 34.230.  

The proposal includes tree cutting. Therefore, TDC 34.230 applies. 

34.230 The Community Development Director shall consider the following criteria when 
approving, approving with conditions, or denying a request to cut trees. 
(1) The Community Development Director may approve a request to cut a tree when the 
applicant can satisfactorily demonstrate that any of the following criteria are met: 
(a) The tree is diseased, and 
(i) The disease threatens the structural integrity of the tree; or 
(ii) The disease permanently and severely diminishes the aesthetic value of the tree; or 
(iii) The continued retention of the tree could result in other trees being infected with a 
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disease that threatens either their structural integrity or aesthetic value. 
(b) The tree represents a hazard which may include but not be limited to: 
(i) The tree is in danger of falling; 
a. Substantial portions of the tree are in danger of falling.
(c) It is necessary to remove the tree to construct proposed improvements based on 
Architectural Review approval, building permit, or approval of a Subdivision or Partition 
Review. 

As demonstrated in the Tree Preservation Plans (plan set C2 series sheets) of 
the plan set, the vast majority of the proposed tree cuttings will allow for 
grading of buildings, a parking lot, drive aisles, and other improvements.  
Some trees were shown to be diseased and/or dying as well.  This was also 
addressed in the Master Plan Conditions of Approval. 

73.250(1) Trees and other plant materials to be retained shall be identified on the 
landscape plan and grading plan.   
73.250(2)(a) During the construction process, the owner or the owner's agents shall 
provide above and below ground protection for existing trees and plant materials 
identified to remain.  
73.250(2)(b) Trees and plant materials identified for preservation shall be protected by 
chain link or other sturdy fencing placed around the tree at the drip line.  
The applicant has been conditioned in the recommended Conditions of 
Approval to show all preserved trees protected with sturdy fencing during the 
construction process on the final landscaping and grading plans. 

73.250(2)(c) If it is necessary to fence within the drip line, such fencing shall be 
specified by a qualified arborist as defined in 31.060.  

The tree preservation plan shows fencing around, not within, the drip line. 

73.250(2)(d) Neither top soil storage nor construction material storage shall be located 
within the drip line of trees designated to be preserved.  

Staff recommends adding a condition to place the above language on the 
grading, landscaping, and tree preservation plan. 

73.250(2)(e) Where site conditions make necessary a grading, building, paving, 
trenching, boring, digging, or other similar encroachment upon a preserved tree’s drip 
line area, such grading, paving, trenching, boring, digging, or similar encroachment 
shall only be permitted under the direction of a qualified arborist. Such direction must 
assure that the health needs of trees within the preserved area can be met.   
The Landscape Plans and Grading Plans indicate the location of preserved 
trees.  The notation on the plans does not specify that an arborist’s direction is 
required where construction activities occur within the drip line of preserved 
trees. To meet the requirement of 73.250(2)(e), encroachment upon any 
identified preserved trees must occur under the direction of a qualified arborist 
to assure the health needs of trees within the preserved area can be met. 

73.250(2)(f) Tree root ends shall not remain exposed.  

The plans do not indicate that tree root ends shall not remain exposed. To 
meet the requirement of 73.250(2)(f), staff recommends a condition a note on 
the grading plan that grading activities in the vicinity of the trees to be 
preserved shall not allow tree root ends to remain exposed.  
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73.250(3) Landscaping under preserved trees shall be compatible with the retention and 
health of said tree.  

Landscaping under preserved trees will be compatible with the health of the 
trees and meets the requirement.  

L. Grading: 

73.270(1) After completion of site grading, topsoil is to be restored to exposed cut and 
fill areas to provide a suitable base for seeding and planting.  

The Grading and Landscape Plans specify topsoil placement in landscape 
planter areas and the requirement is met. 

73.270(4) Impervious surface drainage shall be directed away from pedestrian 
walkways, dwelling units, buildings, outdoor private and shared areas and landscape 
areas except where the landscape area is a water quality facility.  

The storm drainage system has been designed so water is directed away from 
walkways, buildings and landscape areas (not intended for storm water 
detention or water quality), which meets the requirement. 

M. Bicycle Parking, Off-Street Parking and Loading: 

73.370(1)(a) At the time of establishment of a new structure or use, or change in use, or 
change in use of an existing structure, within any planning district of the City, off-street 
parking spaces, off-street vanpool and carpool parking spaces for commercial, 
institutional and industrial uses, off-street bicycle parking, and off-street loading berths 
shall be as provided in this and following sections, unless greater requirements are 
otherwise established by the conditional use permit or the Architectural Review 
process, based upon clear findings that a greater number of spaces are necessary at 
that location for protection of public health, safety and welfare or that a lesser number 
of vehicle parking spaces will be sufficient to carry out the objectives of this section.  

The appropriate amount of bicycle parking has been provided.  Staff 
recommends conditioning the applicant to revise their site plan to show 
carpool and vanpool spaces and their civil plans to show how they will sign or 
strip to demarcate those spaces in the field. 

73.370(1)(n) Bicycle parking facilities shall either be lockable enclosures in which the 
bicycle is stored, or secure stationary racks, which accommodate a bicyclist’s lock 
securing the frame and both wheels.  

The plans include 147 bike parking spaces.  The spaces are being provided in 
both outdoor and enclosed facilities.  Both types are capable of locking the 
frame and both wheels. 

73.370(1)(o) Each bicycle parking space shall be at least 6 feet long and 2 feet wide, and 
overhead clearance in covered areas shall be at least 7 feet, unless a lower height is 
approved through the Architectural Review process.  

The three types of bike parking proposed count one space for every 2-foot by 
6-foot dimension.  Therefore, this requirement is met. 

73.370(1)(r) Required bicycle parking shall be located in convenient, secure, and well 
lighted locations approved through the Architectural Review process.  
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The proposed bicycle parking is provided at many locations throughout the 
site.  This includes spaces for employees behind the stores and spaces in 
front of the stores for patrons.  Many spaces are also provided adjacent to the 
Tualatin River Greenway. 

73.370(1)(u) Bicycle parking areas and facilities shall be identified with appropriate 
signing as specified in the Manual on Uniform Traffic Control Devices (MUTCD) (latest 
edition). At a minimum, bicycle parking signs shall be located at the main entrance and 
at the location of the bicycle parking facilities.  

No bicycle parking signage has been identified on the plans. Because no 
signage has been identified, the requirement has not been met. To meet the 
requirement of 73.370(1)(u), staff recommends revised plans shall be 
submitted that show bicycle parking areas and facilities to be identified with 
appropriate signage as specified in the Manual on Uniform Traffic Control 
Devices (MUTCD) (latest edition). At a minimum, bicycle parking signs shall 
be located at the location of the bicycle parking facilities. 

73.370(2)(a) The following are the minimum and maximum requirements for off-street 
motor vehicle parking in the City, except for minimum parking requirements for the 
uses in TDC 73.370(2)(a) (Residential Uses: iii, iv, v, vi, vii; Places of Public Assembly: I, 
ii, iv; Commercial Amusements: I, ii; and Commercial: I, ii, xi, xii, xiv) within the Core 
Area Parking District (CAPD). Minimum standards for off-street motor vehicle parking 
for the uses in 73.370(2) (a) Residential Uses: iii, iv, v, vi, vii; Places of Public 
Assembly: I, ii, iv; Commercial Amusements: I, ii; and Commercial: I, ii, xi, xii, xiv in the 
CAPD are in TDC 73.370(2)(b). The maximum requirements are divided into Zone A and 
Zone B, as shown on the Tualatin Parking Zone Map, Figure 73-3. The following are 
exempt from calculation of maximum parking requirements: parking structures; fleet 
parking; parking for vehicles for sale, lease or rent; car/vanpool parking; dedicated 
valet parking; and user-paid parking. 

USE 

MINIMUM MOTOR 

VEHICLE PARKING 

REQUIREMENT 

MAXIMUM 

MOTOR 

VEHICLE 

PARKING 

REQUIREMENT 

BICYCLE 

PARKING 

REQUIREMENT 

PERCENTAGE 

OF BICYCLE 

PARKING TO 

BE COVERED 

Commercial 

(i) Retail shops 

(under 100,000 

sq. ft. gross 

floor area) 

4.00 spaces per 

1,000 sq. ft. of gross 

floor area 

Zone A: 5.1 

spaces per 1,000 

sq. ft. gross floor 

area 

Zone B: 6.2 

spaces per 1,000 

sq. ft. gross floor 

area 

0.50 space per 

1,000 sq. ft. of 

gross floor area 

50 

(iii) Shopping 

center (over 

100,000 sq. ft. 

of gross floor 

4.1 spaces per 

1,000 sq. ft. of gross 

floor area 

Zone A: 5.1 

spaces per 1,000 

sq. ft. gross floor 

0.50 space per 

1,000 sq. ft. of 

gross floor area 

50 

http://www.tualatinoregon.gov/sites/default/files/fileattachments/legal/developmentcode/12819/figure73-3parkingmaximummap.pdf
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area) area 

Zone B: 6.2 

spaces per 1,000 

sq. ft. gross floor 

area 

(iv) 

Banks/Savings 

and loans 

4.30 spaces per 

1,000 sq. ft. of gross 

floor area 

Zone A: 5.4 

spaces per 1,000 

sq. ft. gross floor 

area 

Zone B: 6.5 

spaces per 1,000 

sq. ft. gross floor 

area 

2, or 0.33 spaces 

per 1,000 sq. ft. 

whichever is greater 

10 

viii) Restaurant

10.00 spaces per 

1,000 sq. ft. of gross 

floor area 

Zone A: 19.1 

spaces per 1,000 

sq. ft. gross floor 

area 

Zone B: 23.0 

spaces per 1,000 

sq. ft. gross floor 

area 

2.00 spaces per 

1,000 gross sq. ft. 
25 

(ix) Drive-up 

restaurant 

9.90 spaces per 

1,000 sq. ft. of gross 

floor area 

Zone A: 12.4 

spaces per 1,000 

sq. ft. gross floor 

area 

Zone B: 14.9 

spaces per 1,000 

sq. ft. gross floor 

area 

2.00 spaces per 

1,000 gross sq. ft 
25 

As shown in the calculation on page 56 and 57 of the applicant’s narrative, the 
applicant proposes 1,316 parking stalls.  The minimum required number of 
parking stalls is 1,203 and the maximum number required is 1,614.  The 
applicant meets the requirement of this section.  The applicant also proposes 
147 bike parking stalls.  The subject site can be determined to be a shopping 
center.  Therefore, 147 bike parking stalls are adequate.  Half of these are 
shown to be covered as required by this Section. 

73.370(3) The minimum number of off-street Vanpool and Carpool parking for 
commercial, institutional, and industrial uses is as follows: 

Number of Required Number of Vanpool 
  Parking Spaces  or Carpool Spaces 

0 to 10 1 
10 to 25 2 
26 and greater 1 for each 25 spaces 
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This project contains 1,316 parking stalls.  Therefore, the TDC requires that 
53 vanpool and carpool parking spaces are designated.  Staff recommends 
as state previously, that the applicant provide a revised site plan showing 
vanpool and carpool spaces. 

73.370(1)(x) Required vanpool and carpool parking shall meet the 9-foot parking stall 
standards in Figure 73-1 and be identified with appropriate signage.   

Staff recommends that the applicant be conditioned to designate carpool and 
vanpool spaces in the field with either signage or asphalt paint demarcation in 
the appropriate size 

73.380(1) Off-street parking lot design shall comply with the dimensional standards set 
forth in Figure 73-1 of this section.  

There are 1,316 parking spaces with both standard and subcompact 
dimensions proposed. Parking stall width and depth requirements are met for 
the proposed standard and subcompact size, for 90-degree and 45-degree 
angle parking.  The aisle requirement of 24-feet for two-way circulation and 
12-feet for one-way circulation is also met. 

73.380(2) Parking stalls for sub-compact vehicles shall not exceed 35 percent of the 
total parking stalls required by Section 73.370(2).  

Sub-compact stall account for 21-percent of the overall parking spaces. 

73.380(3) Off-street parking stalls shall not exceed eight continuous spaces in a row 
without a landscape separation.  

Staff has counted the spaces between landscape islands and diamonds and 
the number does not exceed eight.  Landscape diamonds are allowed as a 
result of the Master Plan Decision. 

73.380(4) Areas used for standing or maneuvering of vehicles shall have paved asphalt 
or concrete surfaces maintained adequately for all-weather use and so drained as to 
avoid the flow of water across sidewalks.  

The drive aisles and parking areas are asphalt, which meets the requirement. 

73.380(6) Artificial lighting, which may be provided, shall be so deflected as not to 
shine or create glare in any residential planning district or on any adjacent dwelling, or 
any street right-of-way in such a manner as to impair the use of such way.  

Staff recommends a condition that requires the applicant to submit a revised 
lighting plan that shows all foot-candle measurement from on-site sources as 
measured over the property line.  The current lighting plans measurements 
stop at the property line.  Staff has also recommended a condition that the 
applicant provide specification sheets of all proposed lighting, so cutoff can 
be determined. 

73.380(7) Groups of more than 4 parking spaces shall be so located and served by 
driveways that their use will require no backing movements or other maneuvering 

within a street right-of-way other than an alley.  The proposed parking meets the 
requirement.   
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73.380(9) Parking bumpers or wheel stops or curbing shall be provided to prevent cars 
from encroaching on the street right-of-way, adjacent landscaped areas, or adjacent 
pedestrian walkways.  

There will be curbing in the parking areas, which meets the requirement. 

73.380(11) On-site drive aisles without parking spaces, which provide access to 
parking areas with regular spaces or with a mix of regular and sub-compact spaces, 
shall have a minimum width of 22 feet for two-way traffic and 12 feet for one-way 
traffic. On-site drive aisles without parking spaces, which provide access to parking 
areas with only sub-compact spaces, shall have a minimum width of 20 feet for two-
way traffic and 12 feet for one-way traffic.  

The proposed drive aisle and circulation system meets the requirement. 

73.390(1) The minimum number of off-street loading berths for commercial, industrial, 
public and semi-public uses is as follows: 

 Square Feet of Floor Area  Number of Berths 
Less than 5,000  0 
5,000 - 25,000  1 
25,000 - 60,000   2 
60,000 and over  3 

Building D-100 (Michaels), 1005 (New Seasons), and 1010 (Home Goods are 
a combined total of 82,822 square feet.  Per this Section 3 loading docks are 
required.  A loading dock has been proposed for each of these stores.  
Building 1040 is proposed to be 110,093 square feet and three loading dock 
berths are proposed as required.  These standards have been met. 

73.390(2) Loading berths shall conform to the following minimum size specifications: 
(a) Commercial, Public and Semi-Public uses > 25,000 GSF 12’ x 35’ 
(c) Berths shall have an unobstructed height of 14’ 
(d) Loading berths shall not use the public right-of-way as part of the required off-
street loading area. 

All the loading berths have a height clearance over 20-feet and a minimum 
16-foot width.  The proposed lengths are 120-feet.  None of the loading 
berths proposed use public right-of-way.  These requirements are met. 

N. Access: 

73.400(11) Public Semi-Public and Commercial Uses with over 250 Required Parking 
Spaces, Accessways determined by City Engineer.  Ingress and egress for commercial 
uses shall be determined by the City Engineer. Number of walkways determined by the 
City Engineer. 

Accessways, walkways, and ingress and egress were approved through the 
master plan process MP-13-01 by the City Engineer. 

Vision clearance requirements at the driveways and street intersection shall comply 
with the requirements of 73.400(13).  
The locations of proposed landscaping and street trees meet vision clearance 
requirements of 73.400(16). 

O. Public Easements: 
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Section 74.310 Greenway, Natural Area, Bike, and Pedestrian Path Dedications and 
Easements. 
(1) Areas dedicated to the City for Greenway or Natural Area purposes or easements 
or dedications for bike and pedestrian facilities during the development application 
process shall be surveyed, staked and marked with a City approved boundary marker 
prior to acceptance by the City. 
(2) For subdivision and partition applications, the Greenway, Natural Area, bike, and 
pedestrian path dedication and easement areas shall be shown to be dedicated to the 
City on the final subdivision or partition plat prior to approval of the plat by the City; or 
(3) For all other development applications, Greenway, Natural Area, bike, and 
pedestrian path dedications and easements shall be submitted to the City Engineer; 
building permits shall not be issued for the development prior to acceptance of the 
dedication or easement by the City.  [Ord. 933-94 §50, 11/28/94; Ord. 979-97 §52, 
7/14/97; Ord. 1026-99 §98, 8/9/99]. 

Staff recommends a condition that all easements not to be constructed at this 
time are surveyed and staked to be approved by the City.  Staff also 
recommends a condition that the applicant provide the City with a recorded 
easement for the duration of 75-years prior to the issuance of the building 
permit.(moved to Public Facilities Report) 

P. Signs: 

All new signage proposed for the site shall be submitted separately for sign 
permits.  Staff recommends this as a condition. 

Q. Public Comments Received: 

Staff has received one public comment in support of the application. 

“I do hope the persons approving the architectural review of Cabela’s 
project agree to Cabela's  traditional log front, lodge type entrance to their 
store.  The lodge front is known throughout the US.  Cabela’s and Center 
Cal are working with us, the Chamber and City regarding the ice age history 
of the Willamette/Tualatin/Yamhill Valley and this type of historical 
architecture could mark the I-5/ I-205 scene as the gateway to ice age 
history in all of the valleys.  It could become the center piece for efforts to 
further the economic Tualatin Ice Age Tourism Plan. 

Please refer my support to proper staff in charge of architectural review of 
plans. 

Yvonne Addington, Board Member 
Chair, Ice Age History 
Tualatin Historical Society’ 

Staff is supportive and recommends approval of the proposed log/lodge front 
theme for Cabela’s. 

R. Occupancy Requirements: 
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Except as allowed by Subsection (2), all landscaping and exterior improvements 
required as part of the Community Development Director's, Architectural Review 
Board's or City Council's approval shall be completed in addition to Fire and Life 
Safety, and Engineering/Building Department requirements prior to the issuance of 
any certificate of occupancy. 

Staff recommends conditioning the applicant to the aforementioned code 
section. 

S. Conformance With Community Plan and Development Code. 

31.114 No building permit shall be issued by the Building Official for the City of 
Tualatin for the erection, construction, conversion or alteration of any building or 
structure or use of land unless the Community Development Director or designee has 
first determined that such land use, building or structure, as proposed, would comply 
with the Tualatin Community Plan and Development Code.  All applications for 
building permits shall be accompanied by plans and specifications, drawn to scale, 
showing the exact sizes and locations on the lot of the building and other structures 
existing and proposed; the existing and intended use of each building, structure, 
structures, or part thereof; and such other information as is needed to determine 
conformance with the Tualatin Community Plan and Development Code.  If, during the 
course of constructing any building or structure, the Building Official determines that 
such construction activity is in violation of any provision of the Tualatin Community 
Plan or Development Code, the Building Official is hereby authorized to issue a stop-
work order under the applicable provisions of the Uniform Building Code. This remedy 
is in addition to and not in lieu of any other right or remedy available to the City to 
enforce the provisions of this ordinance. [Ord. 590-83 §1, 04/11/83; Ord. 699-86 §20, 
06/23/86] 

Staff recommends the applicant be conditioned to this code section. 

T. Time Limit on Approval: 

73.056 Architectural Review approvals shall be void after one year unless: 
(1) A building, or grading permit submitted in conjunction with a building permit 
application, has been issued and substantial construction pursuant thereto has taken 
place and an inspection performed by a member of the Building Division; or 
(2) An extension is requested by the applicant of the Architectural Review and 
approved by the Community Development Director and City Engineer. Before 
approving an extension the Community Development Director and City Engineer shall 
find that there have been no significant changes in any ordinances, standards, 
regulations or other conditions affecting the previously approved project so as to 
warrant its resubmittal. The following conditions shall also apply:  
(a) An extension request shall be submitted prior to the initial one year expiration, and 
(b) No more than one 6-month extension shall be granted for a project receiving 
Architectural Review approval. 

Staff has recommended a Condition of Approval consistent with Section 
73.056. Staff has recommended a Condition of Approval consistent with Section 73.056. 
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IV. ARCHITECTURAL REVIEW RECOMMENDED CONDITIONS OF APPROVAL

Based on the Findings and Conclusions presented in the staff report, staff recommends that 
AR-13-07 be approved, subject to the following Architectural Review Conditions of Approval: 

NOTE: Conditions and findings in this staff report refer to pages of the plan set intake date stamped 
November 12, 2013. 

AR-1 Prior to issuance of any grading permits or other on-site work on the 

entirety of the subject site per CWS, TVF&R and ODOT: 

A. CWS: Submit to the City of Tualatin Planning Division a copy of the 

Clean Water Services Site Development Permit to show compliance 

with the following:  

A Clean Water Services (the District) Storm Water Connection 

Permit Authorization must be obtained. Application for the 

District's Permit Authorization must be in accordance with the 

requirements of the Design and Construction Standards, 

Resolution and Order No. 07-20, (or current R&O in effect at time of 

Engineering plan submittal), and is to include: 

1. Detailed plans prepared in accordance with Chapter 2, Section 2.04.2.b-l.

2. Detailed grading and erosion control plan.  An Erosion Control Permit will be
required.

3. Area of Disturbance must be clearly identified on submitted construction

plans.  If site area and any offsite improvements required for this

development exceed one-acre of disturbance, project will require a 1200-CN

Erosion Control Permit. If site area and any offsite improvements required for

this development exceed five-acres of disturbance, project will require a

1200-C Erosion Control Permit.

4. Detailed plans showing the development having direct access by gravity to

public storm and sanitary sewer.

5. Provisions for water quality in accordance with the requirements of the above

named design standards.  Water Quality is required for all new development

and redevelopment areas per R&O 07-20, Section 4.05.5, Table 4-1.  Access

shall be provided for maintenance of facility per R&O 07-20, Section 4.02.4.

6. If use of an existing offsite or regional Water Quality Facility is proposed, it

must be clearly identified on plans, showing its location, condition, capacity to

treat this site and, any additional improvements and/or upgrades that may be

needed to utilize that facility.

7. If private lot LIDA systems proposed, must comply with the current CWS

Design and Construction Standards. A private maintenance agreement, for the

proposed private lot LIDA systems, needs to be provided to the City for review
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and acceptance. 

8. Show all existing and proposed easements on plans.  Any required storm

sewer, sanitary sewer, and water quality related easements must be granted to

the City.

9. Application may require additional permitting and plan review from the

District's Source Control Program.  For any questions or additional information,

please contact Source Control at (503) 681-5175.

10. Site contains a "Sensitive Area."  Applicant shall comply with the conditions as

set forth in the Service Provider Letter No. 13-000801, dated April 4, 2013.

11. Clean Water Services shall require an easement over the Vegetated Corridor

conveying storm and surface water management to Clean Water Services that

would prevent the owner of the Vegetated Corridor from activities and uses

inconsistent with the purpose of the corridor and any easements therein.

12. Detailed plans showing the sensitive area and corridor delineated, along with

restoration and enhancement of the corridor.

13. Provide DSL and Corps of Engineers permits for any work in the wetlands or

creek prior to any on site work, including grading and erosion control.  Include

permit number on cover sheet of plans or provide concurrence with the

delineation.

14. Any proposed offsite construction activities will require an update or

amendment to the current Service Provider Letter for this project.

This Land Use Review does not constitute the District's approval of storm or sanitary 

sewer compliance to the NPDES permit held by the District. The District, prior to 

issuance of any connection permits, must approve final construction plans and 

drainage calculations. 

B. Fire: Provide the City of Tualatin Planning Division 
evidence/documentation that the following has been reviewed and 
approved.  Submit plans to TVF&R for review and approval showing 
the following.   

1. Parking lots and drive aisles able to sustain 60,000 pounds GVW and 12,500
pounds point load.

2. Please provide a full size scaled drawing at a scale of 1 “= 40’ or 1 = 50’ for
verification of turning radius.

C. ODOT:  The applicant shall obtain an ODOT Permit for construction of 
the bike lane, right turn lane, planter strip, sidewalk, landscape buffer, 
retaining wall and drainage within the state highway right of way. Tree 
placement and design shall be consistent with the ODOT Highway 
Design Manual or a design exception shall be obtained. The types of 
trees to be approved by ODOT. Applicant shall enter into a Cooperative 
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Improvement Agreement with ODOT to address ODOT permit 
requirements, providing graffiti removal and maintenance of the 
retaining wall including and the transfer of ownership of the 
improvement to ODOT. The agreement shall address the work 
standards that must be followed, maintenance responsibilities, and 
compliance with ORS 276.071, which includes State of Oregon 
prevailing wage requirements. 

To facilitate the closure of SW 75th Ave (private), the applicant shall:

1. Ensure that a permanent access easement is recorded to provide access to
a public roadway (Nyberg Rd) for tax lots 2508, 2502, 2506, 2100, 2507, and
2700. 

2. Record a 15ft maintenance easement adjacent to the retaining wall and a
maintenance vehicle access easement through the development with ODOT.

Illumination within the ODOT right of way must be in accordance with 
AASHTO illumination standards and the ODOT Lighting Policy and 
Guidelines, January 2003, which states that local jurisdictions must 
enter into an intergovernmental agreement (IGA) with ODOT wherein 
the local jurisdiction is responsible for installation, maintenance, 
operation, and energy costs. 

Noise Advisory: 

The applicant is advised that outdoor activity areas on the proposed site may be exposed to 
traffic noise levels that exceed federal noise guidelines. Builders should take appropriate 
measures to mitigate this impact. It is generally not the State’s responsibility to provide 
mitigation for receptors that are built after the noise source is in place. 

AR-2 No building permit shall be issued by the Building Official for the City of 
Tualatin for the erection, construction, conversion or alteration of any 
building or structure or use of land unless the Community Development 
Director or designee has first determined that such land use, building or 
structure, as proposed, would comply with the Tualatin Community Plan 
and Development Code (TDC 31.114). 

AR-3 Prior to Issuance of the Building Permit for construction of any of the 
buildings on the entirety of the subject site, the applicant shall submit a 
revised plan set inclusive of the following for review and approval.  Provide 
evidence or documentation to the City of Tualatin Planning Division that all 
items have been completed prior to Planning signing off on any building 
construction permit: 

A. Architecture 
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1. All roof top equipment on all buildings shall be entirely screened from view from
all sides and from all public sidewalk vantage points 6-feet above grade (TDC
73.150 (18)). (existing condition that addresses concerns)

2. On the west side of Cabela’s, the entirety of the load dock screen wall as shown
on plan sheet A3.10a shall be at least 15-feet high and opaque to fully screen a
semi-trailer truck (TDC 73.390(3).

3. On the north side of Michael’s (building D-110) install a 15-foot high wall to
screen, a semi-trail truck parked at the loading dock to meet Condition N of
Resolution 5163-13.

4. Add manufactured stone veneer columns and the trellis architectural features to
the west side of Cabela’s to match the north and east elevations to meet
Condition M of Resolution 5163-13. (existing condition that addresses
concerns)

5. The applicant shall construct the west elevation (along the pedestrian walkway)
of Cabela’s including the stone veneer and wood screen wall with the
architecture proposed on page 5.3 and 5.4 of the December 9th submittal
booklet.  The applicant shall also add the architectural features shown in the
picture below to all sides and all corners of the building as proposed during the
master plan.  The applicant shall also add all architectural features shown on
page 30 of the December 3rd presentation to the Architectural Review Board.
In addition the Cabela’s building shall also add the trellises shown on the north 
side of Cabela’s on page A3.10a of the complete plan set intake stamped date 
November 12, 2013 to the south side of the building.  These trellises shall be 
62-feet wide, 18-feet in height, and have three stone veneer columns exactly 
like the trellises shown on the north side of the building.  

(new condition that addresses concerns) 

6. The northwest and northeast elevation of building N-100 shall be upgraded with
architectural features that match the quantity and quality of the features shown
on the southwest and southeast elevation of the building to meet Condition L of
Resolution 5163-13. (existing condition that addresses concerns)

7. Elevations and building permit application shall be revised to show building N-
100 (LA Fitness) to have a 45-foot building height inclusive of any architectural
features (TDC 53.090).

8. The north side of New Seasons, Michaels, and Home Goods shall be upgraded
with the same quantity and quality of architecture shown in the front of the
buildings.  This includes showing more reliefs, more changes in color, and more
material changes than what was proposed with the December 9th submittal
packet.  (new condition that addresses concerns)
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9. The entirety of the east side of Restaurant 1030 shall be upgraded to have the
same quality and quantity of architectural features as shown on the front façade.
This includes showing reliefs, changes in color, and material changes. The
upgrade shall also show the windows and awnings proposed with the December
9th submittal.  (new condition that addresses concerns)

10. The south side of the Home Goods architecture shall be enhanced to provide a
change in roof line, more changes in color, more reliefs, and more material
changes. (new condition that addresses concerns)

11. The applicant shall install the lighting fixtures along the entirety of the plaza area
shown on page 5.4 of the December 9th submittal booklet. (new condition that
addresses concerns) 

12. Any retaining walls shall be decorative like the right image on sheet 9.0 of the
December 9th submittal booklet.  Plain retaining walls as shown on the left
image on sheet 9.0 are not acceptable, and shall be upgraded with a stone
veneer.  (new condition that addresses concerns)

B. Civil: 

1. On the revised grading plan show all preserved trees protected with sturdy
fencing (chain link fence) during the construction process.

2. A note shall be placed on the grading plans that states, “No grading activities
will allow preserved tree roots to remain exposed per TDC 73.250(2)(f).”

3. Provide for required vanpool and carpool spaces on the striping and signage
plan.

4. All site plan amendments shall reflect required revised and approved planning
site plan.

C. Landscaping and Irrigation 

1. Fill in the street tree gaps along all public and public-like streets to match the
City standard of 30-feet on center (TDC 74.765 and Map 74-1) (landscape plan
sheet L1.0-L1.2)

2. Choose from the City’s street tree list for SW Nyberg Street frontage and the
main entrance frontage (TDC 74.765 and Map 74-1).  Unapproved trees such
as Beach Plum, Quaking Aspen, and Serviceberry are shown (landscape plan
sheet L1.0-L1.2). Street Tree List:
http://www.tualatinoregon.gov/developmentcode/tdc-chapter-74-public-
improvement-requirements#74.765

3. Replace all “Central Oregon” species with either “Coast Range” or “Tualatin
River” species (landscape plan sheets L1.0-L1.9) to meet Condition T of
Resolution 5163-13. (existing condition that addresses concerns)

4. An irrigation system is required pursuant to TDC 73.280. Supply an irrigation
plan. The future irrigation plan shall relocate all City irrigation lines and install a
water meter with doublecheck to assure continued service (TDC 73.280).  The
irrigation plan shall also supply lines to the ODOT frontage.

http://www.tualatinoregon.gov/developmentcode/tdc-chapter-74-public-improvement-requirements#74.765
http://www.tualatinoregon.gov/developmentcode/tdc-chapter-74-public-improvement-requirements#74.765
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5. On the south side of the trail between the west end of building D-130 and the
east end of building 1010, plant 2 canopy trees and 4 understory trees per 100
lineal feet. No Central Oregon plant species allowed per 73.020. (existing
condition that addresses concerns)

6. Add six more Vine Maples to the northwest side of LA Fitness (building N-100)
or other similar tall growing shrub or small tree in the planter strip to break up
the massing of the building per 73.020.

7. Add two more Vine Maples to the northeast side of LA Fitness (building N-100)
or other similar tall growing shrub or small tree in the planter strip to break up
the massing of the building per 73.020.

8. Move trees and shrubs to appropriate locations from the edge of the shared
pathway shy area so routine pruning to prevent branches/plants from
encroaching over shy or path when full grown is not required.  This does not
include tree that can have branches pruned to maintain an eight to ten foot
clearance above shared paths (73.160(3)(e) and 73.260(5)).

9. Provide a note on the revised landscaping plans that shrubs in all parking areas
will be maintained to not exceed 30-inches in height and that all trees will be
maintained to not extend below 8-feet measured from grade pursuant to TDC
73.160(3)(e).

10. Show all trees preserved in the C2 series of preliminary plans protected with
chain link fence or other sturdy fencing through the duration of the construction
process per 73.250(2)(6).

11. The applicant shall plant all coniferous to at least 8-feet in height as proposed.

12. The applicant shall plant deciduous trees to at least 2-inches in caliper at breast
height as proposed.

13. Pursuant to TDC 73.290(1) the revised site and grading plans shall include a
specification for replanting areas where existing vegetation or landscaping has
been removed or damaged through grading and construction activities.

14. Add or demarcate where 15 additional Douglas Fir, Western Red Cedar, or
other tall-maturing conifer trees were placed on tax lot 2502 pursuant to
Condition T of Resolution 5163-13.  Add an additional landscaping sheet in the
revised landscaping plans that show specific compliance with Condition T of
Resolution 5163-13.

15. Add or demarcate where the replacement trees pursuant to Condition S of
Resolution 5163-13 are shown.  Deciduous replacement trees shall be at least
3-inches in caliper at breast height and coniferous trees shall be at least 10 feet
in height at time of planting.  Add an additional landscaping sheet that shows
specific compliance with Condition S of Resolution 5163-13.

16. Add the bike parking plans to the site and landscaping plans.  Show revised
landscaping based on placement of bike racks and covered bike storage.  Show
a 5-foot clear concrete or asphalt walkway around all bike parking per
7..3.370(1)(p).

17. Show that planting around trash enclosure walls will be evergreen exclusive of
the bike rack pursuant to TDC 73.227(6)(b)(iii).
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18. Show how the proposed ground cover will fully cover the ground in 3 years
pursuant to TDC 73.240(11).

19. Provide evidence and/or documentation that the trees proposed for the diamond

planters will meet Condition P of Resolution 5163-13. (existing condition that

addresses concerns)

20. Landscaping abutting I-5 shall be consistent with the ODOT approved list. (new

condition that addresses concerns) 

D. Lighting 

1. Provide elevations and/or spec sheets of all proposed lighting to determine if
cut-offs meet TDC 73.160(3)(c) and 73.380(6).

2. Provide a lighting plan that shows all light measurements down to .1 foot
candles as it passes over the property line per 73.380 (6).

3. Light poles shall be LED with pedestrian scale lighting at the entries to the
subject site as proposed. (new condition that addresses concerns)

4. Show how lights without full cut-off will not cause light pollution. (new condition
that addresses concerns) 

E. Fire  (See TVF&R full comment letter for explanation). 

1. New buildings shall have full NFPA 13 fire sprinklers.

2. Identify aerial apparatus access lanes on each building in excess of 30 feet in
height.

3. A parking restriction sign plan (OFC D103.6).

4. A fire lane curb marking plan (OFC 503.3).

5. Any proposed gates with approved Fire District lock mechanisms.

6. A current fire flow test of the nearest fire hydrant demonstrating available flow at
20 psi residual pressure as well as fire flow calculation worksheets.  Please
forward copies to both TVF&R as well as local building department.  Fire flow
calculation worksheets as well as instructions are available at www.tvfr.com.
Please provide fire flow calculation worksheets for each new building on the
campus.

7. A fire hydrant distribution plan based on fire flow calculations.

8. Bollards at each new fire hydrant and fire department connection.

9. Fire sprinkler Fire Department connections shall be plumbed to the fire sprinkler
riser downstream of all control valves.

10. Each new building is to be afforded with a Knox box.

11. Pursuant to TDC 73.160(3)(d), provide an identification system which clearly
locates buildings and their entries emergency services.

http://www.tvfr.com/
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F. Planning 

1. All crosswalks shown to be striped on sheet C1.0 of the plan set shall be made
of different raised material such as solid colored thermal plastic.  Crosswalks
made with paint only are not allowed per 73.160(1)(a)(iii).

2. All crosswalks shown to be a brick or paver pattern shall be created of raised
brick or pavers of a significantly different color than the underlying asphalt or
cement per 73.160(1)(a)(iii).  Raised and scored colored concrete is acceptable.

3. The accessway proposed on plan set sheet C1.3 from northeast side of building
1040 to the edge of the sensitive area containing the Tualatin River Greenway
shall be at least 8-feet wide and constructed of Portland Concrete Cement
pursuant to TDC 73.160(1)(d).

4. The 14-foot wide accessway from the rear of building 1010 on tax lot 1601 to
the Tualatin River Greenway shall be constructed of Portland Concrete Cement
pursuant to TDC 73.160(1)(d).

5. Show all mechanical and electrical equipment on site.  Show that all electrical
and mechanical equipment will be fully screen with landscaping, fencing, or a
wall pursuant to TDC 73.160(4)(a).

6. Refine the site plan to show refuse and recycling storage areas for building A,
B, C, E-100, D-130, D-125, D-120, and D-110 that meet Section 73.227.
TheseThis includes the existing recycling and refuse storage areas that exist
and are not shown on the site plan.  In addition building 1005 shows a trash
compactor and bicycle parking in the same area.  This conflict shall be rectified
through a revised site and refuse plan.

7. Place a note on the grading, landscaping, and tree preservation plan that
neither top soil storage nor construction material storage shall be located within
the drip line of trees designated to be preserved pursuant to TDC 73.250(2)(d).

8. Pursuant to 73.370(1)(a), show designated carpool and vanpool spaces on the
revised site plan.

9. Pursuant to 73.370(1)(u) a bike parking signage plans shall be submitted in the
revised plan set and through the sign plan package for site signage.  Bike
parking directional signage shall be placed at the main pedestrian entrance for
each building if bike parking is not within 50-feet and viewable from the
pedestrian main entrance.

10. 53 carpool or vanpool spaces shall be indicated in a revised site plan and
signed or otherwise designated in the parking lot per 73.370(1)(x).

11. All internal walk ways, access ways, crosswalks, and sidewalks shall be at least
6-feet in width pursuant to TDC 73.160(1)(a)(ii).  May request a reduction in
width.

12. Show where recycling will be located on a revised trash enclosure and site plan
to meet TDC 73.226(5).
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13. Show that trash enclosure doors can open wider than a 90-degree angle, that
there will be no center pole between the trash enclosure doors, and that the
doors can be lockable in this open position as requested by the trash hauler.

14. Show how trash and site plan meet TDC 73.227.

15. Provide for required vanpool and carpool spaces on the striping and signage
plan.

16. The elevation for building J-100 (BJ’s restaurant), do not match the footprint of
the site plan, please revise.

17. Revise the west side of the main entrance to be a City standard 5-foot tree well
and 9-foot wide pathway.

18. All dog kennels shall be fully screened with the same material used to build
Cabela’s, (no chain link fencing with slats).

19. All dumpsters and trash cans on the north side of Building A shall be fully
screened in an enclosure that matches the building materials of Building A.

G. Parks 

1. An additional crosswalk from east of Street A sidewalk to building D-130.

2. The Tualatin River Greenway shared pathway off-site connections:

a. One connection to the west along the Tualatin River at Future Development
Area Y (where Heron’s Landing Apartments are located) with northern edge
of path within the outer 40-feet from top of bank 

b. On the west side of I-5 at the Tualatin River to access future north (south of
shared pathway at location shown on Ex. M (Transportation Plan) in Master
Plan Set. (moved to Public Facilities Report)

3. Access path to Tualatin River Greenway at Building 1040 needs to be the same
width as the main path, 16-feet: a 12-foot path with a 2-foot shy, with a 2-foot
shy on either side through the sensitive area.

4. Affirm that access path to Tualatin River Greenway from building N-100 has
been eliminated (it is shown on Exhibit M).

5. Add color per National Association of City Transportation Officials on SW
Nyberg Street bike lane (colored bike facilities, NACTO.org). (moved to Public 
Facilities Report) 

6. The connection to the west along the Tualatin River shall be shown within the
outer 40-feet from top of bank at the northwest corner of N-100.

7. Set toe of slope in landscaped area between angled parking and shared path 1-
foot back from the edge of the pathway. (moved to Public Facilities Report)

H. Artwalk Signage 

1. Create a sign plan that shows route to art and location of wayfinding and all
other Artwalk signs.
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AR-4 The following shall be performed for Washington County prior to the 
issuance of any City of Tualatin building permit for any and all buildings on 
the entirety of the subject site. Provide evidence/documentation to the City 
of Tualatin Planning Division that all items have been completed prior to 
Planning signing off on any building permit for building construction: 

NOTE: Any work within County-maintained right-of-way requires a permit from the Washington 
County Operations Division (503.846.7623).  No private infrastructure can be located within 
the right-of-way. 

A. The following shall be recorded (contact appropriate jurisdiction for 
recordation of prepared documents): 

1. All public improvements identified in Washington County’s Traffic Staff report
dated May 21, 2013 shall be located within public right-of-way and/or easements.

B. Submit to Washington County Public Assurance Staff, 503-846-3843: 

1. Completed "Design Option" form (a form that states who will be building the
improvements and submitting to the Washington County Road Standards).

2. $15,000.00 Administration Deposit.

NOTE:  The Administration Deposit is a cost-recovery account used to pay for County services 
provided to the developer, including plan review and approval, field inspections, as-built 
approval, and project administration. The Administration Deposit amount noted above is an 
estimate of what it will cost to provide these services. If, during the course of the project, the 
Administration Deposit account is running low, additional funds will be requested to cover 
the estimated time left on the project (at then-current rates per the adopted Washington 
County Fee Schedule). If there are any unspent funds at project close out, they will be 
refunded to the applicant. PLEASE NOTE: Any point of contact with County staff can be 
a chargeable cost. If project plans are not complete or do not comply with County 
standards and codes, costs will be higher. There is a charge to cover the cost of 
every field inspection. Costs for enforcement actions will also be charged to the 
applicant. 

3. A copy of the City’s Land Use Approval with Conditions, signed and dated.

4. Three (3) sets of complete engineering plans for construction of the following
public improvements (refer to attached Traffic Staff Report dated May 21, 2013):

a. A westbound right-turn lane on SW Nyberg Road.

b. Two (2) southbound left-turn lanes and a shared through/right-turn lane from
the site’s access on SW Nyberg Road and two (2) inbound receiving lanes.

c. Modify the traffic signal to accommodate the widening of the driveway and the
westbound right turn movement.

C. Obtain a Washington County Facility Permit upon completion of the 
following: 
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1. Obtain Engineering Division approval and provide a financial assurance
for the construction of the public improvements listed in condition AR-
3.B.4.

NOTE: The Washington County Public Assurance staff (503-846-3843) will send the required forms to 
the applicant's representative after submittal and approval of items listed under AR-3.B.4.  

The Facility Permit allows construction work within County rights-of-way and 
permits site access only after the developer first submits plans and obtains 
Washington County Engineering approval, obtains required grading and erosion 
control permits, and satisfies various other requirements of Washington 
County’s Assurances Section including but not limited to execution of financial 
and contractual agreements. This process ensures that the developer accepts 
responsibility for construction of public improvements, and that improvements 
are closely monitored, inspected, and built to standard in a timely manner. 
Access will only be permitted under the required Washington County 
Facility Permit, and only following submittal and County acceptance of all 
materials required under the facility permit process.   

D. Pay a lump sum of $10,000 to the County for field visit and retiming of 
the existing corridor signal system with the recommended traffic signal 
phasing change at main entrance intersection into the subject site. 

AR-5 Prior to issuance of any building permit for construction of any building on 
the entirety of the subject site: 

A. Provide evidence of recorded documents providing the public shared 
pathway easements or a public 75-year land lease with related 
connections and accessways shown in Exhibit O with the appropriate 
corrections per 74.310(3): 

1. Tualatin River Greenway

2. West side of Street A at Library/City offices and include area of memorial garden.

3. North-south shared pathway from natural area to SW Nyberg Street at main
entrance. (moved to Public Facilities Report)

AR-6 Prior to Occupancy of any building on the entirety of the subject site: 

A. Obtain a finaled Washington County Facility Permit, contingent upon the 
following:  

1. The road improvements required in condition AR-3.B.4 above shall be completed

and accepted by Washington County.

B. The applicant shall show evidence to City of Tualatin staff that the 
diamond planter trees were installed consistent with the approved AR 
planting specifications. (existing condition that addresses concerns) 

C. Provide a copy of the subject site’s landscape and maintenance manual 
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as required by Condition R of Resolution 5163-13.  (existing condition that 
addresses concerns) 

D. Survey and stake area of easements in areas not to be constructed at 
this time.  The City shall approve the location of the easement prior to its 
acceptance per 74.310(1).  (Please see Public Facilities Report for more 
information) 

E. Submit a tree maintenance plan as required by Condition R of 

Resolution 5163-13.  (existing condition that addresses concerns) 

F. Provide an arborist’s report that the trees in the diamond planters have 

been planted properly and according to Condition Q of Resolution 
5163-13.  (existing condition that addresses concerns) 

AR-7 All conditions of approval, except where otherwise stated, shall be subject 
to field inspection prior to Certificate of Occupancy. 

AR-8 No trees shall be removed associated with Seneca Street until the Seneca 
extension is approved. 

AR-9 Trees along the shared pathways will be maintained to have an 8-foot 
vertical clearance per TMC 74.725(2). 

AR-10 To meet the requirement of 73.100(2), all building exterior improvements 
approved through the Architectural Review Process shall be continually 
maintained including necessary painting and repair so as to remain 
substantially similar to original approval through the Architectural Review 
Process, unless subsequently altered with Community Development 
Director approval, as a condition of approval. 

AR-11 To meet the requirement of 73.100(1), all landscaping approved through 
architectural review (AR) shall be continually maintained, including 
necessary watering, weeding, pruning and replacement, in a manner 
substantially similar to that originally approved by the AR decision, unless 
subsequently altered through AR. 

AR-12 The applicant shall separately from this AR submit sign permit applications 
for any proposed signage.  Pursuant to TDC 73.160(3)(d), provide an 
identification system which clearly locates buildings and their entries for 
patrons and emergency services. 

AR -13 Encroachment upon any identified preserved trees must occur under the 
direction of a qualified arborist to assure the health needs of trees within 
the preserved area per TDC 73.250(2)(e). 

AR-14 Except as allowed by Subsection (2), all landscaping and exterior 
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improvements required as part of the Community Development Director's, 
Architectural Review Board's or City Council's approval shall be completed 
in addition to Fire and Life Safety, and Engineering/Building Department 
requirements prior to the issuance of any certificate of occupancy (TDC 
73.095). 

AR-15 The subject site shall comply with all ADA standards. 

Submitted by: 

Clare L. Fuchs, AICP 
Senior Planner 

Attachments: A.  Jean Paul Ward E-mail, Elevation, and Rendering, December 10th 
B. Christe White E-mail, Rebuttal Letter, and Exhibit, December 10th 
C. Seth King E-mail, Letter, December 10th 
D. Christe White E-mail, Cabela’s Letter, December 9th 
E. Tualatin Historical Society Letter, December 2nd 
F. LA Fitness Elevations, December 10th 
G.  December 9th Submittal Booklet 

Christe White, White, Radler, Parks, and Alexander, LLP 
Michael Cerbone, Cardno 
Michael Kirk, Centercal Properties 
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Nyberg Rivers 
Architectural Review 

Deliberations 
Architectural Review Board       December 16, 2013 Attachment H, Page 1



 Architectural Review: application to allow
redevelopment on the former K-Mart Site.

 First meeting on December 3rd

 Record closed on December 10th

 Tonight’s meeting is for the ARB to deliberate
and make a decision.

2 
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 Provide color and material board

 Upgrade front façade of Home Goods

 Upgrade architecture along north elevations
of all buildings to avoid turning away from
the Tualatin River

3 
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 Landscaping should meet safety guidelines
and ODOT guidelines

 How did the architects and designers land on
the final site plan?

 Is the lighting dark sky friendly?

 Redesign with 6 foot internal pedestrian
connections

4 
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 Design the main plaza to draw in pedestrians

 What will the retaining walls look like and
why so many?

 How will the diamond planters look better
than Nyberg Woods?

 Can the main entry median be widened to
increase landscaping?

5 
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 Applicant Response: 
 The applicant responded to these issues and 

questions.   
 
 They provided material boards and a booklet with 

elevations and text demonstrating how they 
addressed these issues. 

6 
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 Recommendation and Staff Report: 
 Existing Conditions that address issues raised by 

ARB are highlighted in yellow 
 
 New conditions were added in green underline 

text 
 

7 
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The applicant shall construct the west elevation (along the pedestrian walkway) of Cabela’s 
with the architecture proposed on page 5.3 and 5.4 of the December 9th submittal booklet. 

8 

Sheet 5.4 

Sheet 5.3 
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The applicant shall also add the architectural features shown in the 
picture below to all sides and all corners of the building as proposed on 
during the master plan on Exhibit P of the June 3 Addendum.  

9 
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The applicant shall also add all architectural features 
shown on page 30 of the December 3rd presentation to 
the Architectural Review Board.  

10 

Specifically vertical scoring lines on the masonry walls 
and the roof projection above the side entrance. 
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In addition the Cabela’s building shall also add the trellises shown on the 
north side of Cabela’s on page A3.10a of the complete plan set intake 
stamped date November 12, 2013 to the south side of the building.  These 
trellises shall be 62-feet wide, 18-feet in height, and have three stone veneer 
columns exactly like the trellises shown on the north side of the building.  

11 
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 Architectural (p36):
 Upgrade architecture on north elevations of

Building D
 Upgrade architecture on the west elevation of the

Restaurant Building 1030
 Enhance the south elevation and façade of Home

Goods
 Install lighting fixtures in the plaza area
 Retaining walls shall be decorative

12 
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 Landscaping (p38): 
 Show consistency with ODOT approved list 
 

 Lighting (p38): 
 Pedestrian scale and LED  
 Mitigate light pollution 

 
 

13 
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 Architecture (p36):
 Screening of rooftop equipment
 Add stone veneer columns to Cabela’s
 Add architectural features on the north and northeast

elevations of LA Fitness.

 Landscaping (p37-38):
 Replace all Central Oregon tree species
 Show additional trees along the trail  in the area of

Building D.
 Show how trees in planted in Diamond planters will

grow and thrive

14 
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 Prior to Occupancy (p43) 
 Demonstrate trees in diamond planters were 

installed according approved AR 
 Provide copy of landscape maintenance manual 
 Prove copy of tree maintenance plan 

 

15 
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 Approve with staff recommended 
findings and conditions. 
 
 Approve with amended findings 

and conditions of approval. 
 
 Deny the application. 
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Clare Fuchs 
Senior Planner 
 503-691-3027 
cfuchs@ci.tualatin.or.us 
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