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PLANNING COMMISSION AGENDA 
July 08, 2026 at 6:00 PM 

Wilsonville City Hall & Remote Video Conferencing 

PARTICIPANTS MAY ATTEND THE MEETING AT: 
City Hall, 29799 SW Town Center Loop East, Wilsonville, Oregon 

YouTube: https://youtube.com/c/CityofWilsonvilleOR 
Zoom: https://us02web.zoom.us/j/87239032604 

 
TO PROVIDE PUBLIC TESTIMONY: 

Individuals may submit a testimony card online: 
https://www.wilsonvilleoregon.gov/PC-SpeakerCard 

or via email to Mandi Simmons: msimmons@wilsonvilleoregon.gov, 503-570-1571 
Written materials must be submitted by 2:00 PM on the date of the meeting 

noting the agenda item for which testimony is being submitted in the subject line. 

CALL TO ORDER - ROLL CALL [6:00 PM] 
 
      Rob Candrian                Andrew Karr 
      Matt Constantine         Yana Semenova              
      Nicole Hendrix              Jeff Zundel 

PLEDGE OF ALLEGIANCE 

CITIZEN INPUT 

This is the time that citizens have the opportunity to address the Planning Commission regarding any 
item that is not already scheduled for a formal Public Hearing tonight. Therefore, if any member of the 
audience would like to speak about any Work Session item or any other matter of concern, please raise 
your hand so that we may hear from you now. 

ADMINISTRATIVE MATTERS 

1. Consideration of the June 10, 2026 Planning Commission minutes 

WORK SESSION [6:10 PM] 

2. Wilsonville Industrial Land Readiness (Basalt Creek Master Plan) (Myers/Lorenzen)(60 
Minutes) 

3. Housing Statutory Compliance, Part 2 (Rybold)(60 minutes) 

INFORMATIONAL [8:10 PM] 
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4. City Council Action Minutes (June 1, 10, 15, & 29, 2026)(No staff presentation) 

5. 2026 PC Work Program (No staff presentation) 

ADJOURN [8:15 PM] 

Time frames for agenda items are not time certain (i.e. agenda items may be considered earlier than 
indicated). The City will endeavor to provide the following services, without cost, if requested at least 48 
hours prior to the meeting by contacting Mandi Simmons, Administrative Assistant at 503-682-4960 or : 
assistive listening devices (ALD), sign language interpreter, and/or bilingual interpreter. Those who need 
accessibility assistance can contact the City by phone through the Federal Information Relay Service at 
1-800-877-8339 for TTY/Voice communication. 

Habrá intérpretes disponibles para aquéllas personas que no hablan Inglés, previo acuerdo. 

Comuníquese al 503-682-4960. 
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Wilsonville Planning Commission 
Regular Meeting Minutes 
June 10, 2026 
Wilsonville City Hall & Remote Video Conferencing   
https://www.ci.wilsonville.or.us/meetings/pc 
 

 
CALL TO ORDER - ROLL CALL 
Chair Semenova called the meeting to order at 6:00 pm. 
 
Present:  Yana Semenova, Jeff Zundel, Nicole Hendrix, Rob Candrian, and Andrew Karr 
 
Excused:  Matt Constantine 
 
Staff Present:   Miranda Bateschell, Amanda Guile-Hinman, Chris Myers, and Mandi 

Simmons 
 
PLEDGE OF ALLEGIANCE 
The Pledge of Allegiance was recited. 
 
CITIZEN INPUT 
Synthea Russell, Building Height Waiver Task Force Committee Member, stated the 
Committee had a lot of good discussion and ultimately agreed on many things. She was excited 
to hear the Commission's discussion and direction, adding she appreciated all the materials 
provided and everyone’s efforts on the matter. 
 
ADMINISTRATIVE MATTERS 
1. Consideration of the May 13, 2026, Planning Commission Minutes  
Commissioner Zundel expressed concerns that the minutes did not capture that the Planning 
Commission had addressed key points offered during Public Comment. 
 
City Attorney Guile-Hinman explained that the minutes were structured according to updates 
to Oregon public meetings law, adding that all the City’s meeting recordings were available for 
the public to view. 
 
The May 13, 2026, Planning Commission minutes were accepted as presented.  
 
WORK SESSION 
2. Wilsonville Industrial Land Readiness (Basalt Creek Master Plan) (Myers/Lorenzen) 
Senior Planner Myers introduced the five-month adoption process for the Basalt Creek Master 
Plan, following two years of preliminary work on the Wilsonville Industrial Land Readiness 
Project and West Railroad Study, which culminated into the Master Plan. Basalt Creek is one of 
the largest remaining employment opportunity areas in Wilsonville, providing a unique 
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opportunity to look forward to future industrial and employment growth in a coordinated 
manner. The work enabled the City to examine transportation needs, environmental resources, 
infrastructure requirements, and economic development opportunities within a framework 
that will help the City guide future development in the area for decades to come. 
 
Senior Planner Myers and Lauren Scott, MIG, presented the Basalt Creek Master Plan (BCMP) 
via PowerPoint, briefly explaining the purpose of a Master Plan, economic importance of Basalt 
Creek, and guiding principles of the Basalt Creek Vision. The structure and key components of the 
draft Master Plan’s five chapters were also presented, along with the placeholders that would be 
addressed in the next work session (Slides 8-19), as well as the proposed Comprehensive Plan 
Amendments, which included key Economic Development chapter updates as well as 
modernized and new Industrial Development Policies and Strategies to support innovative and 
economic diversity. (Slides 21-26) An overview of the Transportation Analysis conducted by DKS 
Associates was presented. The analysis evaluated the transportation impacts of the future build-
out of Basalt Creek and the West Railroad area and included future development assumptions, a 
planned access strategy, and key recommendations while ensuring consistency with the State’s 
Transportation Planning Rule. The analysis concluded that Basalt Creek and West Railroad could 
be developed with no additional major transportation capacity project requirements not already 
included in Transportation System Plan.The Commission’s feedback was requested on the draft 
Master Plan document, draft Comprehensive Plan amendments, and DKS’ Transportation 
Analysis ahead of the July 8, 2026, work session. The public hearing at Planning Commission was 
scheduled for September 9, 2026, and the Council’s public hearing process in October 2026. 
 
The project team’s responses to Commissioner questions were as follows:    
• Jenna Bogert, Transportation Engineering Associate, DKS Associates, addressed concerns 

about creating more traffic capacity and inducing even more through traffic on major roads 
in the area, noting a marked increase in regional through traffic at the Interstate 5 (I-5) 
interchange since the 124th Avenue extension was completed around 2018–2019. The 
City’s Transportation System Plan (TSP) projects identified in Staff’s presentation were also 
in the Metro TSP, acknowledging that many of these improvements serve regional 
purposes, cross-city travel, and I-5 interchange access. While increased traffic can occur 
when expanding roadway infrastructure, the Basalt Creek area features high development 
potential and anticipated job growth that would utilize the planned capacity over the next 
20 years, so additional regional through traffic was not a concern. Additionally, multiple 
regional partners, including the City of Wilsonville, City of Tualatin, Washington County, and 
Metro, remain actively engaged in monitoring local conditions and issues. 

• Planning Director Bateschell highlighted how the City’s TSP plans fit into broader regional 
system plans, noting that the 2014 Basalt Creek Transportation Refinement Plan predated 
the City and Tualatin’s concept plans because the Basalt Creek planning area was brought 
into the Metro Urban Growth Boundary to serve regional industrial needs. The multi-
jurisdictional Refinement Plan modeled and accounted for the regional traffic coming 
through and the local traffic generated by growth in the Tualatin, Wilsonville, and Sherwood 
industrial areas. The Refinement Plan was cognizant of the land uses being planned for in 
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relationship to the transportation system being planned regionally, including the Basalt 
Creek Parkway, the majority of which was paid for by federal and County funding. During 
the Basalt Creek planning project, the County also prioritized specific infrastructure projects 
to allocate its Transportation Development Tax (TDT) to and one of the main projects was 
Day Road improvements, understanding that both Day Road and the Basalt Creek Parkway 
were both needed for the area to function well and efficiently. Locally, traffic analysis 
models accompany every development project, allowing the City to continuously track 
development and actual growth against long-range planning assumptions to make 
programmatic pivots or adjustments if needed.  
• Multimodal transportation, including bike and pedestrian routes, would be considered 

during the planning process. Trails in the Basalt Creek planning area included the Ice Age 
Tonquin Trail throughout West Railroad and hopefully, the Ridge Trail just north of Day 
Road. Bicycle infrastructure has changed, as seen on Garden Acres Road where the 
industrial project includes a buffered bike lane separated by a curb, and the City was 
working on infrastructure for bike and pedestrian movement that was less hostile, and 
more friendly and buffered. However, some roads in Basalt Creek were under the 
County’s ownership and would be built to Washington County standards until 
transferred to the City in the future, so there could be differences in how the cross 
sections were built. 

• Ms. Bogert clarified that Metro’s model and traffic forecasts did not include the Interstate 5 
(I-5) Boone Bridge replacement because it was an unfunded long-range project. She 
acknowledged changes at the I-5 interchange ramps in the last few years have created more 
traffic flow difficulties. The travel models and forecasts account for constraints, including I-5 
pinch points and congestion at the off ramps and through the I-5 corridor between 
Interstate 205 and the Boone Bridge, as well as growth rates and assumptions. When 
incidents happen, especially during peak hour conditions, they can feel catastrophic, but 
those were not average days, so they try to capture a typical average day. 

• Planning Director Bateschell explained that during the Basalt Creek concept planning 
process, the City worked very closely with the City of Tualatin, which included joint council 
sessions and bi-weekly staff meetings that resulted in guiding principles, a concept for 
growth in the area, land uses, etc. that were built upon the Transportation Refinement Plan 
produced in partnership with County, Metro, Tualatin, and Wilsonville. Coordination 
continued during the City’s Comprehensive Plan amendments since the transportation 
modeling was done together and the Transportation Planning Rule (TPR) findings were 
required by the State. Master planning and the resulting local Development Code had less 
coordination since details around specific land uses, site design, transportation design, 
public realm design, etc. regarded Wilsonville’s preferences. However, coordination would 
continue on things like the design of the Ice Age Tonquin Trail as it connects under the 
parkway. 
• The City also tracks Tualatin’s development in the area by participating in their pre-

application meetings. Because most of the Basalt Creek stormwater would eventually 
drain into Wilsonville’s system and into its wetlands, the City specifically coordinates on 
the transportation and stormwater systems of Tualatin’s development impacting Basalt 
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Creek. Likewise, Tualatin would be invited to pre-application meetings when Wilsonville 
begins seeing development in its portion of the Basalt Creek planning area. 

• Ms. Bogert explained that an Intersection Control Evaluation (ICE) was used to determine 
whether a traffic signal or roundabout is constructed at intersections. The analysis evaluates 
standard traffic mobility metrics, including capacity and vehicle delay, as well as right-of-
way impacts, costs, stormwater, and truck and freight movements. Heavy freight and truck 
movement through an intersection did not disqualify a roundabout from being an option, 
provided adequate right-of-way was available to accommodate the appropriate size and 
design for freight vehicles to navigate the intersection well and safely. A multifaceted 
approach was used involving a list of criteria, looking at all the variables and weighing the 
pros and cons at each intersection to get a comprehensive picture of which option was 
most appropriate and preferred.  

• Ms. Bogert stated that after analyzing the traffic for the West Railroad area under full 
development assumptions, DKS found it could be adequately served by two access points 
via Tonquin Road to the north and Grahams Ferry Road to the south without the connection 
across the railroad to Cahalan Road. While a future public railroad crossing would be better, 
the two existing access points were adequate.  

• Planning Director Bateschell confirmed the Grahams Ferry Road railroad undercrossing was 
a long-term investment and its high cost would likely require some form of City investment, 
potentially through urban renewal. Staff was conducting an initial analysis to determine 
how integrating the project could affect the City’s preliminary estimates for potentially 
expanding urban renewal into Basalt Creek based on anticipated revenues. The southern 
undercrossing improvement had been identified not only to support development of the 
West Railroad area, but also to provide broader citywide transportation benefits. The 
project was not currently included in the Capital Improvement Program (CIP) and would 
likely remain outside the next two to three CIP update cycles while other improvements 
needed to support the undercrossing were completed first. 
• Both the potential Cahalin Road railroad crossing and the Grahams Ferry Road 

undercrossing depended on coordination with the railroad and were outside the City’s 
direct control. While a definitive timeline could not be provided for coordinating with 
the railroad because each project differed; prior projects, like the 5th Street to Kinsman 
Road project, required considerable time working with the railroad. Adopting a master 
plan would establish the policy framework and direction needed for Staff to begin the 
necessary analyses, planning work, and to initiate discussions with the railroad. 

• Alex Dupey, Project Consultant, MIG, confirmed that identifying both the Cahalin Road 
crossing and the Grahams Ferry Road undercrossing in a master plan as potential future 
connections would provide sufficient direction to continue evaluating both options. The two 
connections would be essential for future development, although the undercrossing also 
addressed transportation needs extending beyond the West Railroad area, even as a long-
term project.  
• Senior Planner Myers added that the City’s Economic Development Manager has 

reached out and has had a couple of conversations with the railroad, though the 
coordination process was still expected to take considerable time.  
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• Staff explained that permanent structures, anything with any height, such as trees, any 
metal, and other features that could interfere with BPA access were generally prohibited, 
while trails and certain low-impact improvements could be permitted through coordination 
with BPA. Additionally, any improvements placed within the easement could be disturbed if 
BPA needed access to its facilities, and repair or replacement costs were typically not borne 
by BPA. The City had previously coordinated with BPA during the Frog Pond East planning 
process regarding a regional trail connection, but no specific West Railroad negotiations had 
occurred. Parking and other developer-related improvements would likely require separate 
coordination between BPA, the property owner, and the developer. 

• Senior Planner Myers clarified that the infrastructure analysis was focused on what would 
be needed within the 847-acre Basalt Creek planning area for future development, including 
roadway buildout, roadway widths, sidewalks, utilities, as well as the associated costs.  
• Planning Director Bateschell confirmed that the technical analysis would also consider 

how the proposed infrastructure fits within the City’s broader water, sewer, and 
transportation master plans, including downstream impacts and whether certain 
facilities would need to be oversized to serve the larger system. Engineering Staff and 
the technical consultants would be prepared to address those relationships at the next 
work session. 

• Planning Director Bateschell explained that the Basalt Creek planning area was added to 
the Metro Urban Growth Boundary for industrial and employment development. 
Residential development was limited primarily to the northern portion within Tualatin to 
provide a transition from existing neighborhoods, while Wilsonville’s portion was intended 
to remain predominantly industrial and employment land. Business-related dwelling units 
or live-work units could be appropriate in Craft Industrial areas, but City Council had 
consistently supported maintaining the area primarily for employment and industrial uses. 
Council wanted to mirror the Coffee Creek Industrial Area, which fronts onto Day Road and 
uses the Form-based Code to create a kind of business district, on the north side of Day 
Road up to the City’s boundary. Creating an isolated neighborhood in Basalt Creek for the 
City to serve in more of a residential manner versus adjacent to our existing residential 
areas did not make sense. Residential was in the guiding principles primarily because the 
City of Tualatin would have housing in its portion of the planning area. 

• The land-use pattern also placed High-Tech and Craft Industrial uses closer to existing 
residential development, with heavier Industrial uses located farther away. 

• Information was requested about identifying appropriate parcel sizes for the different 
employment districts and whether that information could guide future City efforts to 
aggregate, divide, or otherwise facilitate property owners adjusting their lot sizes.  

• Planning Director Bateschell confirmed Tapman Creek functioned as a significant thriving 
wetland and riparian area despite being largely hidden from nearby roads. The creek, steep 
slopes, and associated habitat would be protected through the Significant Resource Overlay 
Zone (SROZ), which would limit development in the Craft Industrial area primarily to the 
portions adjacent to Boones Ferry Road. While all the properties required a base zoning 
designation, the SROZ overlay would protect the creek corridor and slopes from 
development. The area also receives substantial stormwater runoff, contains significant 
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wildlife habitat, and includes areas where basalt that is normally buried deep underground 
is visible, which could create development challenges. The visible basalt also influenced the 
Ice Age Tonquin Trail route. 

 
Commissioner Karr believed the draft master plan reflected the long-term vision and nine 
guiding principles established through the planning process, and that the Economic 
Opportunities Analysis (EOA) and Economic Development Strategy (EDS) further supported 
those principles. The proposed Comprehensive Plan amendments adequately addressed land 
use and development, transportation, parks and natural resources, and utilities. He expressed 
concern that fragmented ownership and existing contractor uses could prevent redevelopment 
without proactive City intervention, whether built into the Master Plan or during 
implementation. He strongly supported the effective use of urban renewal in the area, whether 
by expanding the Coffee Creek Urban Renewal Area or creating a new district, to help fund 
infrastructure. He also requested continued attention to traffic and wildlife mitigation. 
 
Commissioner Hendrix agreed that the draft master plan reflected the Commission’s previous 
discussions and conclusions. She questioned whether the amount of implementation phasing 
identified for completion within the first five years was realistic given Staff capacity and the 
project’s reliance on outside partners. She requested that the economic development language 
on Pages 167 and 168 of the meeting packet be reviewed for continuity and possible 
redundancy. 
 
Chair Semenova believed the draft master plan reflected the vision, adding it was fantastic 
work and she looked forward to seeing it continue to grow and develop. She noted that any 
proposed roundabouts should be designed to accommodate freight traffic and large vehicles, 
including pole trailers, to avoid creating maneuverability or gridlock issues. 
 
Senior Planner Myers confirmed that the upcoming stormwater analysis would evaluate 
Tapman Creek, drainage flows, and related conditions. The consultant’s findings would be 
included in the meeting packet and presented at the next work session, along with additional 
information about the parcel sizes best suited for the anticipated development. 
 
3. Town Center Building Height Waiver (Guile-Hinman) 
 
City Attorney Guile-Hinman presented the second work session on the Town Center Building 
Height Waiver project via PowerPoint, reviewing updated waiver options, Task Force feedback 
and recommendations, proposed menu-item concepts, and discussion questions. She explained 
that the Task Force had completed its work and that the purpose of this second work session 
was to gather the Commission’s feedback before Council's second work session and the 
anticipated public hearing. 
• She reviewed four revised waiver options affecting the Commercial Mixed-Use (C-MU) and 

Mixed-Use (MU) subdistricts, explaining how each option would affect allowable building 
heights and the rationale for treating the eastern MU area separately because of its 
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proximity to existing residential neighborhoods. She also summarized the Task Force's 
recommendation supporting Option 5, noting differing viewpoints regarding the eastern 
MU area, and reviewed proposed menu-item concepts for providing community benefits 
proportional to the value of a requested waiver, including potential fee-in-lieu or equivalent 
public benefit options. 

 
Commission discussion focused on the purpose and application of the proposed building height 
waiver options, the balance between development flexibility and predictable standards, and 
how community benefits should be incorporated into the waiver process. Staff clarified that the 
waiver originally arose from discussion about allowing flexibility for larger building footprints, 
particularly for anchor retail tenants, and was not initially intended as a mechanism to increase 
building height. Staff also reviewed the relationship between the waiver and the affordable 
housing bonus, distinguished objective development standards from discretionary waiver 
criteria, and explained that the proposed menu items represented policy concepts that would 
later be translated into specific Development Code language based on further Commission and 
City Council direction. Discussion also included comparisons with neighboring communities, 
hypothetical development examples, and the long-term implications of various waiver 
approaches. 
 
Staff further explained the rationale for treating the eastern Mixed-Use area differently 
because of its proximity to existing residential neighborhoods, discussed approaches for 
providing community benefits proportional to the value of a requested waiver, and noted that 
further refinement of the menu items and Development Code language could occur before the 
public hearing based on Commission and City Council direction. Of the draft amendments to 
the waiver provision presented, the Commission was split between Option 5 and Option 6. A 
consensus of the Commission (3 to 2) were supportive of removing the ability to increase 
building height under the waiver provision. The other two Commissioners were supportive of 
Council further considering whether to remove the ability to increase building height under the 
waiver provision. 
 
INFORMATIONAL  
4. City Council Action Minutes (May 4 & 18, 2026) (No staff presentation) 
5. 2026 PC Work Program (No staff presentation) 
There were no comments. 
 
ADJOURN 
The meeting was adjourned at 8:59 p.m. 
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PLANNING COMMISSION MEETING  
STAFF REPORT  
  

Meeting Date: July 8, 2026  
  
  
  

Subject: Proposed Code Amendments and Pattern 
Book Edits as part of the Basalt Creek Master Plan  
  
Staff Members: Chris Myers, Senior Planner; Matt 
Lorenzen, Economic Development Manager; Amy 
Maag, Engineering 
  
Department: Community Development  
  

Action Required  Advisory Board/Commission Recommendation   
☐  Motion  ☐  Approval  

☐  Public Hearing Date:  ☐  Denial  
☐  Ordinance 1st Reading Date:  ☐  None Forwarded  
☐  Ordinance 2nd Reading Date:  
☐  Resolution  
☒  Information or Direction  
☐  Information Only 
☐  Council Direction  
☐  Consent Agenda  

☒  Not Applicable  
Comments:   

Staff Recommendation: Provide feedback on Proposed BCMP Code Amendments and 
Northwest Industrial Zone Pattern Book. 
Recommended Language for Motion: N/A  
Project / Issue Relates To:   
☒Council Goals/Priorities:  
Attract high-quality industry and 
support economic opportunity for all in 
Wilsonville  

☒Adopted Master Plan(s):  
Wilsonville Economic Development  
Strategy; Wilsonville Comprehensive  
Plan; Basalt Creek Concept Plan  

☐Not Applicable  
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ISSUE BEFORE COMMISSION:  
Staff seeks feedback from the Planning Commission regarding the Development Code edits and 
BCMP Pattern Book (street cross sections and Regulating Plan graphics to be updated prior to 
public hearing) as part of the Basalt Creek Master Plan. 
 
BACKGROUND  
In 2018, the City of Wilsonville and City of Tualatin jointly adopted the Basalt Creek Concept 
Plan (BCCP), which established a long-term vision and conceptual framework for future 
urbanization of the Basalt Creek Planning Area (BCPA). The BCCP identified preferred land uses, 
transportation and infrastructure systems, natural resource considerations, and implementation 
strategies intended to guide future development within the area. 
 
Since adoption of the BCCP, the City of Wilsonville has completed several key implementation 
actions, including amendments to the Urban Planning Area Agreement, Comprehensive Plan, 
and Transportation System Plan to support coordinated future development. 
 
While the BCCP was prepared jointly by Wilsonville and Tualatin, the Basalt Creek  
Master Plan (BCMP) focuses specifically on Wilsonville’s portion of the BCPA. The BCMP builds 
upon the vision established in the BCCP while providing a more refined and updated framework 
informed by additional technical analysis, infrastructure planning, environmental review, and 
stakeholder coordination. Stated differently, the BCCP was a joint planning effort, high level, 
and conceptual in nature, while the BCMP is the document that will guide and regulate actual 
development exclusively in the City of Wilsonville. The BCMP is by Wilsonville, for Wilsonville.  
 
EXECUTIVE SUMMARY:   
This Basalt Creek Master Plan represents the next step in advancing the BCPA from a long-
range concept toward a long-term framework for future employment and industrial 
development that can help meet Wilsonville’s economic development goals. As one of the 
City’s last major industrial growth areas within the Urban Growth Boundary, the BCPA plays an 
important role in expanding Wilsonville’s supply of land for future manufacturing, logistics, and 
employment uses.  The Master Plan further refines the 2018 BCCP by identifying more detailed 
land use patterns, infrastructure needs, transportation improvements, funding strategies, and 
implementing policies intended to guide development over the next 10–20 years. 
 
The BCMP builds upon the City's recently adopted Economic Opportunities Analysis (EOA) and 
Economic Development Strategy (EDS), which were reviewed by the Planning Commission during 
a work session on November 12, 2025, and a public hearing on February 11, 2026, before being 
adopted by the City Council following a public hearing on March 2, 2026. Those planning efforts 
identified Basalt Creek as one of Wilsonville’s most significant long-term employment growth 
areas and established the economic development priorities that help guide the BCMP. While the 
BCMP represents another important step toward realizing Wilsonville’s long-term vision for 
industrial and employment growth within the BCPA, future development will depend on the 

Planning Commission Meeting - July 8, 2026 
Wilsonville Industrial Land Readiness (Basalt Creek Master Plan)

13

Item 2.



July 8, 2026 BCMP Staff Report             Page 3 of 6  

continued alignment of infrastructure funding, market demand, environmental permitting, 
property owner participation, utility coordination, and regional transportation improvements 
over time.  
 
Summary of Proposed Development Code Amendments 
The proposed Development Code amendments implement the Basalt Creek Master Plan by 
updating existing industrial development regulations, modernizing outdated code language, 
establishing the Northwest Industrial (NWI) Zone as a standalone zoning district, and providing 
clear standards for future industrial and employment development. The amendments build 
upon the framework established by the Coffee Creek Master Plan while incorporating new 
planning concepts, contemporary industrial land uses, and design standards developed through 
the Basalt Creek Master Plan process. The Planning Commission first reviewed the proposed 
code amendments during a work session on September 10, 2025, with subsequent revisions 
informed by additional work sessions, technical analysis, consultant recommendations, and 
public feedback. Collectively, the proposed amendments improve code clarity, provide greater 
flexibility for high-quality industrial development, and ensure consistency with the proposed 
Comprehensive Plan amendments. 

• New definitions for (see Attachment 1): 
o Accessory Retail Sales  
o Artisan Food and Beverage Production  
o Contractor Establishment  
o Craft and Artisan Studio  
o Direct-to-Consumer (DTC) E-commerce Fulfillment or Logistics  
o Home Business  
o Incubator  
o Innovation Hub  
o Light Manufacturing  
o Maker Space  
o Micro-Mobility Vehicle  
o Regulating Plan  
o Retail  
o Supporting Street  
o Through Connection  

The proposed Development Code amendments establish the Northwest Industrial (NWI) Zone as 
a standalone Planned Development zoning district and create a new industrial use matrix that 
organizes permitted uses by four planning subdistricts, modernizes industrial use classifications, 
establishes standards for emerging industrial uses, and ensures that supporting commercial uses 
remain subordinate to primary employment-generating activities. The amendments also 
modernize industrial performance standards related to hazardous materials, air quality, waste 
management, outdoor storage, landscaping, erosion control, and other operational 
characteristics while expanding the applicability of the NWI standards to new development, 
exterior building modifications, site improvements, and larger building additions. 
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The amendments further clarify the NWI review process, including implementation of the 
Pattern Book and Regulating Plan, update connectivity standards to implement the Basalt Creek 
Master Plan street network and multimodal transportation framework, and ensure consistency 
across the NWI, Planned Development Industrial (PDI), and Planned Development Industrial–
Regionally Significant Industrial Area (PDI-RSIA) zones. Additional amendments add Artisan Food 
and Beverage Production as a permitted use within the Craft Industrial (CI) Zone, modernize the 
Planned Development Regulations to support coordinated planning and high-quality 
development, and update architectural encroachment standards to provide clear and consistent 
setback regulations. 

On June 10, 2026, the Planning Commission held a work session to review the Draft Basalt Creek 
Master Plan, Draft Comprehensive Plan Amendments, Transportation Analysis, and supporting 
technical materials. During the work session, project consultants and staff presented the 
proposed land use framework, transportation network, economic development strategy, 
infrastructure concepts, and implementation approach for the Basalt Creek Planning Area. 
Planning Commissioners provided feedback and raised several questions regarding the proposed 
transportation network and long-term infrastructure planning.  
  
In several meetings during the development of the EOA, EDS, and BCMP, the Planning 
Commission has discussed the appropriateness of allowing Contractor Establishments within the 
proposed industrial zoning districts and expressed interest in further evaluating the use and 
potential operational standards that would improve these sites from their current conditions. 
Recently, Washington County has initiated a policy review of Contractor Establishments and is 
evaluating potential amendments to its development code. In light of the County's ongoing 
work, staff recommends removing Contractor Establishments from the proposed use matrix at 
this time. Staff will monitor and participate in the County's policy process and will return to the 
Planning Commission and City Council with a separate policy discussion and recommendation 
regarding whether and how Contractor Establishments should be incorporated into Wilsonville's 
Development Code. 
 
DISCUSSION QUESTIONS:  
Staff is seeking Planning Commission (PC) feedback on the following questions:  

1. Does the Planning Commission have any remaining questions or concerns regarding the 
proposed Development Code amendments as presented? 

2. Having reviewed the supporting technical memoranda, does the Planning Commission 
have any questions or policy concerns regarding the proposed transportation and utility 
infrastructure framework for the Basalt Creek Planning Area? 

3. Having reviewed the draft Basalt Creek Master Plan, technical memoranda, and proposed 
code amendments, are there any additional issues the Planning Commission would like 
staff to address prior to the public hearing? 
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July 8, 2026 BCMP Staff Report             Page 5 of 6  

EXPECTED RESULTS:   
Feedback from the Planning Commission during this work session will help guide refinement of 
the final draft of the BCMP.  
 
TIMELINE:   
Next steps in the project include a Planning Commission public hearing on September 9, 2026. 
We will also hold a work session with City Council on July 20, 2026, and public hearing on 
October 5, 2026 (first reading) and October 19, 2026 (second reading).  
 
CURRENT YEAR BUDGET IMPACTS:   
Work on the Basalt Creek Master Plan is funded through a Community Planning and 
Development Grant from Metro and the Planning Division budget’s previously authorized 
project funding. Additional analysis related to water and stormwater infrastructure will be 
conducted utilizing the City’s on-call consultant contracts using a combination of Metro grant 
funds, Planning Division professional services funds, and CIP 3000 funds.  

COMMUNITY INVOLVEMENT PROCESS:  
The Basalt Creek Master Plan project was preceded by the preparation of an Economic 
Opportunities Analysis (EOA) and Economic Development Strategy (EDS) to evaluate whether 
Wilsonville has sufficient employment land capacity to support anticipated business and job 
growth between 2026 and 2046. The project also identified strategies intended to support long-
term economic growth, infrastructure planning, and employment opportunities aligned with 
community priorities that would inform the BCMP. To help inform the analysis and 
recommendations, the City conducted a public engagement process throughout 2025 and 2026 
that included Technical Advisory Committee (TAC) meetings, stakeholder interviews, property 
owner outreach, Planning Commission work sessions and public hearings, and City Council work 
sessions and hearings.  

The TAC included representatives from the City of Wilsonville, Business Oregon, Greater 
Portland Inc. (GPI), Metro, and the Wilsonville Chamber of Commerce. Stakeholder interviews 
included representatives from small businesses, manufacturing, redevelopment interests, and 
business-support organizations. Key themes identified through engagement included workforce 
development challenges, land and space constraints, high development and operating costs, 
demand for additional local-serving retail and services, and the importance of maintaining a 
proactive and collaborative City-business relationship. The City also conducted outreach to 
property owners within the West Railroad area of the Basalt Creek Planning Area regarding 
future development opportunities, Comprehensive Plan amendments, and proposed 
Development Code changes.  
 
Overall, the BCMP engagement process provided numerous opportunities for coordination, 
stakeholder input, and public review. Feedback received from agencies, businesses, developers, 
property owners, and community members helped inform the City’s understanding of local 
economic conditions, infrastructure needs, and long-term employment opportunities. The 
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July 8, 2026 BCMP Staff Report             Page 6 of 6  

engagement process ultimately supported development of policies and implementation 
strategies intended to promote economic competitiveness, employment growth, and high-
quality industrial and employment districts consistent with the long-term vision for Wilsonville 
and the Basalt Creek Planning Area.  

POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:    
The Basalt Creek Master Plan provides the Wilsonville community with a long-term framework 
for coordinated economic growth, infrastructure investment, and land use planning. By 
identifying appropriate locations for industrial and employment uses, a master plan helps ensure 
that transportation systems, utilities, stormwater infrastructure, and public services are designed 
efficiently and strategically rather than through piecemeal development. The BCMP will provide 
future job creation, strengthen the local tax base, diversify employment opportunities, and 
improve economic resilience by attracting a range of businesses such as advanced 
manufacturing, logistics, research and development, and technology industries. When 
thoughtfully designed, industrial employment districts can incorporate high-quality site design, 
multimodal transportation networks, open spaces, and environmental protections that improve 
functionality and compatibility with surrounding areas. 

The BCMP establishes the policies, land use framework, transportation network, infrastructure 
strategy, development standards, and environmental protections necessary to guide future 
urbanization of the Basalt Creek area. Together, these elements provide a coordinated and 
predictable approach to development that balances economic opportunity with infrastructure 
capacity, natural resource stewardship, and long-term community objectives.  

ALTERNATIVES:    
As the concept plan was refined, alternative approaches to land use configuration, 
transportation access, zoning, and infrastructure planning were considered in collaboration with 
the Planning Commission and City Council. Additional refinements to the BCMP and 
implementing policies may also be considered. 

ATTACHMENTS:  
1. Proposed BCMP Development Code Edits (June 2026) 
2. Northwest Industrial Zone Pattern Book (June 2026) 
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         Attachment 1 

Basalt Creek Master Plan – Proposed Development Code Edits – 
Draft June 2026 
Proposed added language bold italics underline. Proposed removed language struck through.  

ADMINISTRATION  

Section 4.001. Definitions 

**The following definitions will be added to this section. All subsequent definitions will be renumbered**  

Addressing street: A major existing or planned street within the Coffee Creek Northwest Industrial (NWI) 
Design Overlay District Zone as defined in Section 4.134.  

Accessory Retail Sales. Retail sales that are incidental and subordinate to a permitted primary use and are 
conducted on the same site. Accessory retail sales shall be limited primarily to goods or products 
manufactured, fabricated, assembled, processed, crafted, repaired, or substantially modified on the 
premises, and may include merchandise directly related to the primary use. Accessory retail sales are 
not intended to function as a stand-alone retail establishment. 

Artisan Food and Beverage Production: A craft industrial use involving the small-scale production, 
processing, preparation, packaging, or distribution of food and beverage products. These uses are 
characterized by limited-batch production, specialty or handcrafted products, and may incorporate 
customer-oriented activities such as tasting rooms, retail sales, demonstrations, classes, tours, and 
similar experiences that support the primary production use. Artisan Food and Beverage Production 
does not include large-scale food processing, regional distribution centers, or industrial-scale 
manufacturing operations. 

Contractor Establishment: A site used for the storage, maintenance, dispatch, and staging of equipment, 
vehicles, tools, and materials associated with construction and contracting activities. Such uses are 
characterized by the active deployment of personnel, equipment, and materials to off-site work 
locations and may include offices, workshops, maintenance facilities, storage buildings, and outdoor 
storage yards. 

Craft Studio. A facility used for the creation, production, fabrication, assembly, repair, or finishing of 
handcrafted or small-batch goods by artists, artisans, designers, or skilled tradespersons. Uses may 
include studios, workshops, demonstration areas, classrooms, and limited accessory retail sales of 
goods produced on-site. 

Direct-to-Consumer (DTC) E-commerce Fulfillment or Logistics: A light industrial use involving the receipt, 
storage, sorting, packaging, and shipment of goods directly to individual consumers, typically in 
response to online, catalog, or similar retail purchases. Such uses are characterized by high volumes 
of small-package outbound deliveries and frequent last-mile distribution activity and are distinct 
from traditional wholesale warehousing and distribution facilities that primarily serve commercial 
customers or retail establishments. 

Home Business: A business operating from a dwelling unit that does not meet the definition of a "Home 
Occupation" listed below. Short-term rental of a dwelling unit or portion thereof where the operator 
does not live on the same lot is a home business. A home business requires a conditional use permit, 
except in the Craft Industrial (CI) Zone which allows a home business outright as a typically permitted 
use (see Section 4.130). 
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Incubator. A building or portion of a building that provides flexible workspace, shared facilities, and 
common support services for multiple startup or early-stage businesses. Incubators may include 
offices, workshops, laboratories, production areas, shared equipment, meeting rooms, and similar 
spaces intended to support entrepreneurship, product development, innovation, fabrication, or 
small-scale manufacturing. 

Innovation Hub. A facility that brings together businesses, entrepreneurs, researchers, educational 
institutions, investors, or other organizations to support collaboration, research, product 
development, technology commercialization, workforce development, or entrepreneurial activities. 
Innovation hubs may include offices, laboratories, meeting spaces, classrooms, collaborative 
workspaces, and shared support facilities. 

Light Manufacturing: Low- to moderate-impact industrial, manufacturing, processing, and assembly uses 
that exhibit benign external characteristics compatible with the character and overall design of a 
Residential Village environment.  

A manufacturing, processing, fabrication, assembly, packaging, that occurs primarily within enclosed 
buildings where the primary activity is the conversion of raw materials or parts into finished products 
and produces minimal noise, vibration, dust, odor, glare, hazardous materials, or other off-site 
impacts. Typical uses may include the production of consumer goods, electronics, food products, 
apparel, furniture, and similar products. 

Maker Space. A shared workspace that provides access to tools, equipment, technology, and work areas 
for individuals or businesses engaged in designing, prototyping, fabricating, repairing, or producing 
products. Maker spaces may include workshops, fabrication equipment, digital manufacturing 
technologies, classrooms, and collaborative work areas. 

Micro-Mobility Vehicle. A small, lightweight vehicle designed for individual transportation that is powered 
by human power, electric power, or a combination of both, and is intended for use on streets, bicycle 
facilities, shared-use paths, or other designated transportation facilities. Micro-mobility vehicles 
include, but are not limited to, bicycles, electric bicycles, electric scooters, cargo bicycles, and similar 
devices intended for short-distance travel. 

Regulating Plan: A plan that organizes the system of existing and future streets and multi-use paths within 
the Coffee Creek Industrial Design Overlay District Northwest Industrial (NWI) Zone.  

Retail. A commercial use engaged primarily in selling, leasing, renting, displaying, or distributing goods, 
merchandise, or products directly to consumers or end users. Retail uses may include customer 
service, product demonstration, order pickup, and other activities customarily associated with the 
direct sale of goods, but do not include manufacturing, fabrication, processing, warehousing, or 
wholesale distribution as the primary use. 

Supporting streets: New streets within the Coffee Creek Northwest Industrial Design Overlay District(NWI) 
Zone, which may be located within public rights-of-way or public easements. 

Through connections: New streets, multi-use paths, or streets that combine characteristics of local streets 
and multi-use paths. They are located within the Coffee Creek Northwest Industrial Design Overlay 
District(NWI) Zone and may be located within public rights-of-way or public easements. 

**No additional changes proposed in this section**  

Section 4.030. Jurisdiction and Powers of Planning Director and Community Development 
Director. 

(.01) Authority of Planning Director. The Planning Director shall have authority over the daily administration and 
enforcement of the provisions of this Chapter, including dealing with non-discretionary matters, and shall 
have specific authority as follows:  
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A. A Class I application shall be processed as a ministerial action without public hearing, shall not require 
public notice, and shall not be subject to appeal by anyone other than the applicant or call-up, except 
as noted below. Pursuant to Class I procedures set forth in Section 4.035, and upon finding that a 
proposal is consistent with the provisions of this Code and any applicable Conditions of Approval, shall 
approve the following, with or without conditions:  

1. Minor site clearing and grading, prior to the approval of a Site Development Plan, provided that:  

a. No clearing or grading occurs within the Significant Resource Overlay Zone. Clearing or 
grading in the Significant Resource Overlay Zone shall require, at a minimum, approval of a 
Class II permit through the procedures specified below;  

b. No clearing or grading occurs within 25 feet of an area that has been identified by the City 
as a wetland;  

c. Not more than three trees are proposed to be removed;  

d. No fill or removal is proposed;  

e. Adequate measures are utilized to control erosion and runoff from the site and that the 
applicant will submit a final Site Development application within seven days of submitting 
the minor site grading application. All grading activities require compliance with the 
requirements of the applicable building code and City Public Works standards.  

2. Class I Sign Permits, and Temporary Sign Permits for 30 days or less.  

3. Architectural, landscape, tree removal, grading and building plans that substantially conform to 
the plans approved by the Development Review Board and/or City Council. The Planning 
Director's approval of such plans shall apply only to Development Code requirements and shall 
not alter the authority of the Building Official or City Engineer on these matters.  

4. Building permits for single family dwellings, middle housing, and in the Village zone, row houses 
or apartments, meeting zoning requirements and located on lots that have been legally created. 
The Planning Director's approval of such plans shall apply only to Development Code 
requirements and shall not alter the authority of the Building Official or City Engineer on these 
matters.  

5. Lot line adjustments, where none of the lots increase in area by 50 percent or more, subject to 
the standards specified in Section 4.233.  

6. A temporary use permit for not more than 30 days. Permitted days may or may not be 
consecutive, but shall not exceed 30 days within the calendar year for which the permit was 
applied. Temporary use permits are subject to the following standards:  

a. The applicant has the written permission of the property owner to use the site;  

b. The proposed use will not create an obstruction within a sight vision clearance area that 
would impair the vision of motorists entering onto or passing by the property;  

c. Adequate parking is provided;  

d. Signs shall meet the standards of Section 4.156.09; and  

e. The proposed use has the approval of the Fire Marshal.  

7. Determination that an existing use or structure is a non-conforming use or non-conforming 
structure, as defined in this Code. Except, however, that the Planning Director may, in cases 
where there is any uncertainty as to the history of the property, choose to process such 
determinations through the Class II procedures below.  

8. Actions taken subject to Site Development Permits which have been approved by the appropriate 
decision-making body of the City.  

Planning Commission Meeting - July 8, 2026 
Wilsonville Industrial Land Readiness (Basalt Creek Master Plan)

20

Item 2.



9. Final plats for condominiums, subdivisions, or partitions that are substantially the same as 
tentative plats approved by the City and which are submitted for review and signature prior to 
recordation with the appropriate county.  

10. Type A tree removal permits as provided in Section 4.600.  

11. Determination, based upon consultation with the City Attorney, whether a given development 
application is quasi-judicial or legislative. Except, however, that the Planning Director may, in 
cases where there is any uncertainty as to the nature of the application, choose to process such 
determinations through the Class II procedures below.  

12. Expedited land divisions and middle housing land divisions requiring expedited review under 
state law. Applications for expedited land divisions and middle housing land divisions requiring 
expedited review under state law, as provided for in Section 4.232 of this Code and ORS Chapter 
197 shall be processed without public hearing, and shall be subject to appeal through the special 
appeal procedures specified in Section 4.232.  

a. Authority of Planning Director. The Planning Director shall have authority to review 
applications for expedited land divisions and middle housing land divisions requiring 
expedited review under state law and to take action approving, approving with conditions, 
or denying such applications, based on findings of fact.  

b. Tentative Plat Requirements for Expedited Land Divisions and middle housing land divisions 
requiring expedited review under state law. Tentative plats and all other application 
requirements for expedited land divisions and middle housing land divisions requiring 
expedited review under state law shall be the same as for other forms of land divisions, 
except as those requirements are specifically altered by the Oregon Revised Statutes.  

c. Administrative Relief Not Available. In taking action on an application for an expedited land 
division or middle housing land divisions requiring expedited review under state law, the 
Planning Director is not authorized to grant Variances or waivers from the requirements of 
the Code.  

d. Residential Areas Only. As specified in ORS 197, expedited land divisions shall only be 
approved in areas zoned for residential use.  

13. Development approval extensions as provided in Section 4.023.  

B. A Class II application shall be processed as an administrative action, with or without a public hearing, 
shall require public notice, and shall be subject to appeal or call-up, as specified in Section 4.022 and 
noted below. Class II residential development applications shall be processed without a public 
hearing. Pursuant to Class II procedures set forth in Section 4.035, the Director shall approve, approve 
with conditions, deny, or refer the application to the Development Review Board (as applicable) for a 
hearing:  

1. Minor alterations to existing buildings or site improvements of less than 25 percent of the 
previous floor area of a building, but not to exceed 1250 10,000 square feet, or including the 
addition or removal of not more than ten parking spaces. Minor modifications to approved 
Architectural and Site Development Plans may also be approved, subject to the same standards. 

2. Residential accessory buildings or structures with less than 120 square feet of floor area located 
within the Willamette River Greenway Boundary pursuant to Section 4.500 and subject to the 
flood plain development standards of Section 4.172. Approval of such accessory structures in the 
Greenway shall be based on all of the following findings of fact:  

a. The building or structure is located so that the maximum amount of landscape area, open 
space and/or vegetation is provided between the river and the building;  
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b. Public access to the river is preserved or is provided in accordance with an approved and 
adopted plan; and  

c. That the change of use, intensification of use, or development will be directed away from 
the river to the greatest possible degree while allowing a reasonable use of the property.  

3. Written interpretations of the text or maps of this Code, the Comprehensive Plan or subelements 
of the Comprehensive Plan, subject to appeal as provided in Section 4.022. The Planning Director 
may review and interpret the provisions and standards of Chapter 4 (Planning) of the Wilsonville 
Code upon receiving the required filing fee along with a specific written request. The Director 
shall publish and mail notice to affected parties and shall inform the Planning Commission and 
City Attorney prior to making a final written decision. The Director's letter and notice of decision 
shall be provided to the applicant, the Planning Commission, the City Council, and City Attorney 
and the notice shall clearly state that the decision may be appealed in accordance with Section 
4.022 (Appeal Procedures). A log of such interpretations shall be kept in the office of the Planning 
Department for public review.  

4. A permit to locate an accessory use on a lot adjacent to the site of the principal use.  

5.  Residential subdivisions, sSubdivisions located within the Northwest Industrial Zone Coffee 
Creek Industrial Design Overlay District, and land partitions, other than expedited land divisions, 
pursuant to Section 4.210. Approval shall be based on all of the following findings of fact:  

a. The applicant has made a complete submittal of materials for the Director to review, as 
required in Section 4.210;  

b. The proposed plan meets the requirements of the Code regarding minimum lot size and 
yard setbacks;  

c. The approval will not block impede or adversely affet the orderly development of any 
adjoining property or access thereto;  

d. The public right-of-way bordering the lots or parcels will meet City standards;  

e. Any required public dedications of land have been approved for acceptance by the City and 
will be recorded with the County prior to at the time of final plat approval;  

f. Adequate easements are proposed where an existing utility line crosses or encroaches 
upon any other parcel to be created by the partition;  

g. All public utilities and facilities are available or can be provided prior to the issuance of any 
development permit for any lot or parcel; and  

h. Roads extended or created as a result of the land division will meet City standards.  

6. Decisions on the following:  

a. Lot line adjustments, where any of the lots increase by more than 50 percent in area, 
subject to the provisions of Section 4.233.  

b. Temporary use permits for periods exceeding 30 days but not more than 120 days. 
Permitted days may or may not be consecutive, but shall not exceed 120 days within the 
calendar year for which the permit was applied. Temporary use permits may allow specific 
activities associated with the primary use or business located on the property for up to 120 
days provided that:  

i. the property owners have given written permission;  

ii. no structure, sign or any other object shall exceed 20 feet in height;  

iii. adequate parking is provided in designated spaces;  
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iv. signs shall meet the standards of Section 4.156.09;  

v. electrical and building permits are obtained as required;  

vi. undue traffic congestion will not result and, if traffic congestion is expected, a 
traffic control plan is submitted along with the application that identifies the 
traffic control procedures that will be used;  

vii. the activity and/or use shall not unduly interfere with motorists driving on 
adjacent roads and streets, including I-5; and  

viii. public notice has been provided and the comments of interested parties have 
been considered in the action that has been taken;  

ix. the proposed use will not create an obstruction within a sight vision clearance 
area that would impair the vision of motorists entering onto or passing by the 
property; and  

x. the proposed use has the approval of the Fire Marshal.  

7. Solar access permits, as specified in Section 4.137.3.  

8. Class II Sign Permits.  

9. Site design review, as authorized in Section 4.400 for residential development or properties 
located within the Northwest Industrial (NWI) Zone, which satisfy all applicable standards and 
adjustment criteria in Section 4.134.10.  

10. Review of Stage I and Stage II Planned Development applications for properties located within 
the NWI Zone, which satisfy all applicable standards and adjustment criteria in Section 4.134.  

11. Review of Stage I and Stage II Planned Development applications for residential development 
which satisfy all applicable standards. 

12. Type B tree removal permits as provided in Section 4.600.  

13. Type C tree removal permits as provided in Section 4.600 for properties located within the 
Northwest Industrial Zone Coffee Creek Industrial Design Overlay District or associated with 
applications for residential development.  

14. Architectural and site plans, including modifications and remodels, for multi-family residential 
structures in residential zones with seven or more units not subject to Site Design Review, 
meeting clear and objective zoning, siting, and design standards, and located on lots that have 
previously been legally created. This does not include review of Stage I and Stage II Planned 
Development Master Plans and Site Design Review of open space and other common 
improvements, which are subject to review by the Development Review Board. 

15. Waivers, refinements, and variances for residential development subject to the criteria in 
Sections 4.119, 4.125, and 4.196. 

16. Zone Map Amendments that increase density for residential development. 

**No additional changes proposed in this section**  

Section 4.110. Zoning—Zones. 

(.01) The following Base Zones are established by this Code:  

A. Future Development Agricultural-Holding 

B. Residential, which shall be designated "R".  

C. Planned Development Residential, which shall be designated "PDR," and further divided into:  
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PDR-1  

PDR-2  

PDR-3  

PDR-4  

PDR-5  

PDR-6  

PDR-7  

D. Planned Development Commercial, which shall be designated "PDC."  

E. Planned Development Industrial, which shall be designated "PDI."  

F. Public Facility, which shall be designated "PF."  

G. Public Facility - Corrections, which shall be designated "PF-C."  

H. Village, which shall be designated "V".  

I. Residential Neighborhood, which shall be designated "RN". The RN zone Zone is a Planned 
Development Residential zone.  

J. Town Center, which shall be designated "TC". The TC zone Zone is a Planned Development zone.  

K. Craft Industrial (CI), which shall be designated “CI”. The CI Zone is a Planned Development zone. 

L. Northwest Industrial (NWI), which shall be designated “NWI”. The NWI Zone is a Planned 
Development zone. 

(.02) The following Overlay Zones, to be used in combination with the underlying base zones, are established by 
this Code.  

A. Solar-Friendly (S) overlay zone;  

B. Screening and Buffering (SB) overlay zone; and 

C. Old Town (O) overlay zone.; and  

D. Coffee Creek Industrial Design Overlay District (CCDOD).  

(.03) The use of any building or premises or the construction of any development shall be in conformity with the 
regulations set forth in this Code for each Zoning District in which it is located, except as provided in Sections 
4.189 through 4.192.  

(.04) The General Regulations listed in Sections 4.150 through 4.199 shall apply to all zones unless the text 
indicates otherwise.  

(Ord. No. 557, 9-5-2003; Ord. No. 806, 7-17-2017; Ord. No. 812, 2-22-2018; Ord. No. 835, 6-5-2019) 

**No additional changes proposed in this section**  

Section 4.117. Standards Applying to Industrial Developments in any Zone. 

(.01) All industrial developments, uses, or activities are subject to performance standards. If not otherwise 
specified in the Planning and Development Code, industrial developments, uses, and activities shall be 
subject to the performance standards specified in Section 4. 135 (.05) (PDI Zone). 

(.01) Performance Standards. If not otherwise specified in the Planning and Development Code, all industrial 
developments, uses, or activities are subject to the following performance standards. These standards are 
intended to minimize the potential adverse impacts of industrial activities on the general public and on 
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other land uses or activities. They are not intended to prevent conflicts between different uses or activities 
that may occur on the same property or site.  

A. All uses and operations except storage, off-street parking, loading and unloading shall be confined, 
contained, and conducted wholly within completely enclosed buildings, unless outdoor activities have 
been approved as part of Stage II, Site Design Review, or Administrative Review.  

B. Vibration. Every use shall be so operated that the ground vibration inherently and recurrently 
generated from equipment other than vehicles is not perceptible without instruments at any 
boundary line of the property or site on which the use is located.  

C. Emission of odorous gases or other odorous matter in quantities detectable at any time and at any 
point on any boundary line of the property or site on which the use is located are prohibited.  

D. Any open storage shall comply with the provisions of Section 4.176, and this Section.  

E. No building customarily used for night operation, such as a baker, bottling and distribution plant or 
other similar use, shall have any opening, other than stationary windows or required fire exits, within 
100 feet of any residential district and any space used for loading or unloading commercial vehicles 
in connection with such an operation shall not be within 100 feet of any residential district.  

F. Heat and Glare: 

1. Operations producing heat or glare shall be conducted entirely within an enclosed building.  

2. Exterior lighting on private property shall be screened, baffled, or otherwise directed away 
from adjacent residential properties. This is not intended to apply to street lighting.  

G. Dangerous Substances. Any use which involves the presence, storage or handling of any explosive, 
nuclear waste product, or any other substance in a manner which would cause a health or safety 
hazard for any adjacent land use or site shall be prohibited.  

H. Liquid and Solid Wastes: 

1. Any storage of wastes which would attract insects or rodents or otherwise create a health 
hazard shall be prohibited.  

2. Waste products which are stored outside shall be concealed from view from any property line 
by a sight-obscuring fence or planting as required in Section 4.176.  

3. No connection with any public sewer or public stormwater system shall be made or maintained 
in violation of applicable City or State standards.  

4. No wastes conveyed shall be allowed to or permitted, caused to enter, or allowed to flow into 
any public sewer or public stormwater system in violation of applicable City or State standards.  

5. All drainage permitted to discharge int a street gutter, caused to enter or allowed to flow into 
any pond, lake, stream, or other natural water course shall be limited to surface waters or waters 
having similar characteristics as determined by the City, County, and State Department of 
Environmental Quality. 

6. All operations shall be conducted in conformance with the City's standards and ordinances 
applying to sanitary public sewer and stormwater sewer discharges.  

I. Noise. Noise generated by the use, with the exception of traffic noises from automobiles, trucks, and 
trains, shall not violate any applicable standards adopted by the Oregon Department of 
Environmental Quality and W.C. 6.204 governing noise control in the same or similar locations.  

J. Electrical Disturbances. Except for electrical facilities wherein the City is pre-empted by other 
governmental entities, electrical disturbances generated by uses within the PDI zone which interfere 
with the normal operation of equipment or instruments within the PDI Zone are prohibited. Electrical 
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disturbances which routinely cause interference with normal activity in abutting residential use areas 
are also prohibited.  

K. Discharge Standards. There shall be no emission of smoke, fallout, fly ash, dust, vapor, gases, or 
other forms of air pollution that may cause a nuisance or injury to human, plant, or animal life, or to 
property. Plans of construction and operation shall be subject to the recommendations and 
regulations of the State Department of Environmental Quality. All measurements of air pollution 
shall be by the procedures and with equipment approved by the State Department of Environmental 
Quality or equivalent and acceptable methods of measurement approved by the City. Persons 
responsible for a suspected source of air pollution upon the request of the City shall provide 
quantitative and qualitative information regarding the discharge that will adequately and accurately 
describe operation conditions.  

L. Open burning is prohibited.  

M. Material Outdoor Storage: 

1. Outdoor material storage must be maintained in an orderly manner at all times.  

2. Outdoor storage area shall be gravel surface or better and shall be suitable for the materials 
being handled and stored. If a gravel surface is not sufficient to meet the performance 
standards for the use, the area shall be suitably paved.  

3. Any open storage that would otherwise be visible at the property line shall be concealed from 
view at the abutting property line by a sight obscuring fence or planting not less than six feet in 
height.  

N. Landscaping: 

1. Unused property, or property designated for expansion or other future use, shall be landscaped 
and maintained as approved by the Development Review Board. Landscaping for unused 
property disturbed during construction shall include such things as plantings of ornamental 
shrubs, lawns, native plants, and mowed, seeded fieldgrass.  

2. Contiguous unused areas of undisturbed fieldgrass may be maintained in their existing state. 
Large stands of invasive weeds such as Himalayan blackberries, English ivy, cherry Laurel, reed 
canary grass or other identified invasive plants shall be removed and/or mowed at least 
annually to reduce fire hazard. These unused areas, located within a phased development 
project or a future expansion, cannot be included in the area calculated to meet the landscape 
requirements for the initial phase(s) of the development.  

3. Unused property shall not be left with disturbed soils that are subject to siltation and erosion. 
Any disturbed soil shall be seeded for complete erosion cover germination and shall be subject 
to applicable erosion control standards.  

 
**No additional changes proposed in this section**  

Section 4.1307. CI—Craft Industrial Zone. 

(.01) Purpose. The purpose of the Craft Industrial (CI) Zone is to support a diverse range of small-scale industrial 
and creative enterprises such as incubators, craft and artisan studios, innovation hubs, and maker spaces. 
It may also include limited residential and commercial uses accessory to the typically permitted uses that 
serve as a transition to and support more intense urban uses nearby.  

(.02) The CI Zone is a Planned Development Zone, subject to applicable Planned Development regulations (see 
Sections 4.118 and 4.140). Where conflicts occur between these standards and other Development Code 
regulations or other ordinances, the provisions of this Chapter shall apply.  
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(.03) Uses that are typically permitted: 

A. Home Businesses that include any of the uses listed below.  

B. Business-Integrated Dwelling Units (BIDU) and Live-Work Dwelling Units (LWDU). 

C. Studios and Creative Workspaces. 

D. Artisan Food and Beverage Production and Food-Related Micro-Businesses, with or without accessory 
on-site tasting rooms or eateries subject to the limitations for Retail and Service Commercial Uses of 
Subsection 4.130.  

E. Craft and Specialty Manufacturing, including the processing, packaging, and/or assembly of artisan 
goods and handcrafted items. 

F. Custom Fabrication and Printing Services, including sign fabrication. 

G. Light Manufacturing and Assembly of small machinery and appliances, micro-mobility vehicles, 
precision tools, or other electrical or mechanical items. 

H. Industrial Office and Laboratory Uses, including research, development, testing, or product training and 
support. 

I. Repair, Finishing, and Testing Services of products manufactured or assembled within the zone.  

J. Service Commercial and Professional Services uses shall not exceed 3,000 square feet of floor space in a 
single building or 20,000 square feet of combined floor area within a multiple building development. 

K. Retail and Service Commercial Uses, limited to 5,000 square feet of indoor and outdoor sales, service or 
inventory storage area.  

L. Accessory Uses, including buildings and structures customarily incidental and subordinate to any 
permitted use.  

M. Other Similar Uses, as determined by the Planning Director to be consistent with the purpose of the CI 
Zone.  

(.04) Performance Standards. The performance standards of Section 4.117(.01) apply to all industrial properties 
and sites within the CI Zone, and are intended to minimize the potential adverse impacts of industrial 
activities on the general public and on other land uses or activities. They are not intended to prevent 
conflicts between different uses or activities that may occur on the same property or site.  

(.05) Design and Development Standards: 

A. The standards of Section 4.134(.10), Development Standards Table, excepting the front yard setback 
provisions, for properties with frontage on SW Boones Ferry Road located north of SW Day Road, 
where the setback standards of Section 4.137(08) shall apply; or  

B. The standards of the PDC zone, Section 4.131(.03), for all other properties. 

(.07) Block and access standards. The CI zone shall be subject to: 

A. The block and access standards of Section 4.134(.10), Development Standards Table, for properties 
with frontage on SW Boones Ferry Road located north of SW Day Road; or  

B. The block and access standards of the PDC zone, Section 4.131(.03), for all other properties. 

(.08) Other Standards: 

A. Minimum Individual Lot Size. No limit save and except as shall be consistent with the other provisions 
of this Code (e.g., landscaping, parking, etc.).  

B. Maximum Lot Coverage. No limit save and except as shall be consistent with the other provisions of 
this Code (e.g., landscaping, parking, etc.).  
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C. Minimum Front Yard Setback. None required except when front yard abuts a more restrictive district, 
in which case the front yard setback shall be a minimum of half the same and a maximum of the 
same as the abutting district. Except as otherwise provided for properties with frontage on SW 
Boones Ferry Road located north of SW Day Road, structures on corner or through lots shall observe 
the minimum front yard setback on both streets. Setbacks shall also be maintained from the planned 
rights-of-way shown on any adopted City Transportation System Plan (TSP).  

D. Minimum Rear and Side Yard Setback. None required except when rear and side yards abut a more 
restrictive district, in which case setbacks shall be the same as the abutting district. Except as 
otherwise provided for properties with frontage on SW Boones Ferry Road located north of SW Day 
Road, structures on corner or through lots shall observe the minimum rear and side yard setbacks on 
both streets. Setbacks shall also be maintained from the planned rights-of-way shown on any 
adopted City TSP.  

E. No setback is required when side or rear yards abut a railroad siding.  

F. Corner Vision. Corner lots shall have no sight obstruction to exceed the vision clearance standards of 
Section 4.177.  

**No additional changes proposed in this section** 

 

Section 4.134. Northwest Industrial (NWI) Zone. 

(.01) Purpose. The Coffee Creek Industrial Design Overlay District (Coffee Creek DOD) is an overlay district within 
the Planned Development Industrial - Regionally Significant Industrial Area (RSIA) Zone Section 4.135.5. The 
purpose of this Coffee Creek DOD is to implement the Coffee Creek Industrial Area Master Plan (2007) The 
purpose of the Northwest Industrial (NWI) Zone is to implement the Coffee Creek Industrial Area Master 
Plan (2007) and Basalt Creek Master Plan (2026) by establishing standards for street design and 
connectivity, site design and circulation, building form, and building architecture and landscape for all 
development located within the master plan area. These standards are intended to result in: 

A. An industrial district featuring cohesive and high-quality site, landscape, and building design that is well 
integrated with adjacent streetscapes and other public spaces.  

B. A multi-modal transportation network accommodating pedestrians, bicyclists, transit riders, motorists, 
and freight in the context of a modern industrial district.  

C. Preservation of trees and natural features.  

D. Minimization of adverse impacts to adjacent properties from development that detracts from the 
character and appearance of the area.  

E. Minimization of the off-site visibility of vehicular parking, circulation and loading areas.  

F. Creation of a pleasant and functional industrial district for employees and visitors.  

G. A predictable and timely process for reviewing industrial development applications.  

(.02) Applicability. The Coffee Creek DOD shall apply to all properties within the Coffee Creek Industrial Area 
Master Plan as shown in the Regulating Plan (Figure CC-1). The provisions of this section shall apply to: The 
NWI Zone shall apply to all properties within the Coffee Creek Master Plan and Basalt Creek Master Plan 
areas as shown in the Regulating Plan (Figure NWI-2).  

A. Subdistricts. The NWI Zone includes four subdistricts (Figure NWI-1): 

1. Coffee Creek. Properties in the Coffee Creek Master Plan area located south of SW Day Road. 
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2. High-Tech Employment. Properties located in the Basalt Creek Master Plan area north of SW 
Day Road south of the Light Industrial subdistrict, and east of SW Boones Ferry Road. 

3. Light Industrial. Properties located in the Basalt Creek Master Plan area north of SW Clay Street 
west of SW Grahams Ferry Road, and north of the High-Tech Employment subdistrict east of 
SW Grahams Ferry Road to the western boundary of Craft Industrial (CI) Zone. 

4. West Railroad. Properties located in the Basalt Creek Master Plan area west of the Portland and 
Western Railroad tracks. 

B. The provisions of this section shall apply to:  

1. All new building construction.  

2. Any exterior modifications to or expansions of existing, non-residential buildings, subject to 
Section 4.134(.03).  

3. All development of site improvements, including but not limited to, new paved parking lots, 
outdoor storage, display areas, signs, and landscaping.  

4. All building expansions greater than 1,250 square feet.  

 

(.03) Exceptions. This section does not apply to the following:  

A. Maintenance of the exterior of an existing industrial/employment structure, such as painting to an 
approved color palette, reroofing, or residing with the same or similar materials.  

B. Interior remodeling.  

C. Maintenance of existing dwellings and accessory buildings.  

D. Maintenance of agricultural buildings.  

(.04) Uses that are Typically Permitted:  
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(.05) Prohibited Uses: The uses prohibited shall be governed by Section 4.135.5(.04). 

 

(.06) Overview of Coffee Creek DOD Standards: Overview of Northwest Industrial Zone Standards: 

A. Section 4.134(.08) Regulating Plan. The Regulating Plan organizes all existing and future streets, drives, 
and shared-use paths within the Coffee Creek Industrial Area NWI Zone into a hierarchy of Addressing 
Streets, Supporting Streets and Through Connections.  

B. Section 4.134(.09) Connectivity Standards: 

1. New Supporting Streets and Through Connections are required within the Coffee Creek DOD NWI 
Zone to meet Connectivity Requirements as shown on Figure CC-4 NWI-5.  

2. The Street Types specify the cross sections for each of the street and shared-use path types 
within the Regulating Plan. These cross section specifications apply to both existing and proposed 
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new streets. A range of cross sections for Supporting Streets and Through Connections is 
permitted and detailed in Figures CC-2 and CC-3 NWI-3 and NWI-4.  

C. Section 4.134(.10) Development Standards Table: 

1. The Development Standards Table provides an overview of all applicable development standards. 
The development standards for any given parcel are determined by the existing or future street 
or shared-use path type on which the parcel fronts, as detailed in Table CC-1 NWI-2.  

2. Areas bounded by new Supporting Streets and Through Connections are designated as Parcels 
and are required to comply with Development Standards governing site design, building 
orientation and frontage. The development standards for site design, building façade and 
landscape design are intended to work in tandem with the street types to create a cohesive and 
unified public realm.  

3. Adjustments to Development Standards may be granted by the Planning Director for quantifiable 
provisions, as noted in Tables CC-1 through CC-4 NWI-2 through NWI-5, if the Planning Director 
finds that the adjusted Development Standard will perform as well as the Development Standard.  

D. Coffee Creek DOD Pattern Book NWI Zone Pattern Book. The NWI Zone Pattern Book provides 
supplemental design guidelines, which are intended to allow more flexibility in design than the 
Development Standards while satisfying the purpose of the Coffee Creek DOD NWI Zone.  

(.06) Review Process. Development applications shall follow the application review process described in:  

A. Section 4.197 Zone Changes and Amendments.  

B. Section 4.198 Comprehensive Plan Changes.  

C. Section 4.700 Annexation and Urban Growth Boundary Amendments.  

D. Section 4.140 Planned Development Regulations.  

(.07) Waivers. The Development Review Board may waive standards as listed in Section 4.134(.10), consistent with 
the provisions of Section 4.118(.03)4.119.  

A. The following standards shall not be waived, unless there is substantial evidence in the whole record to 
support a finding that the intent and purpose of the standards will be met in alternative ways:  

1. Required minimum building height as provided in Section 4.134(.10) Table NWI-5;  

2. Parking location and design along Addressing Streets in Section 4.134(.10) Table NWI-4; and  

3. Parcel pedestrian access as listed in Section 4.134(.10) Table NWI-4.  

B. In addition to meeting the purposes and objectives of Section 4.140, any waivers granted in the   NWI 
Zone must be found to be consistent with the intent of the Coffee Creek DOD NWI Zone Pattern Book.  

(.08)  Coffee Creek DOD NWI Zone Regulating Plan, Figure CC-1 NWI-2: 

A. Components of the Regulating Plan Map: 

1. Addressing Streets. Existing and planned streets within the Regulating Plan Area are called 
Addressing Streets and include Boones Ferry Road, Cahalin Road, Clay Street, Clutter Street, Day 
Road, Garden Acres Road, and Grahams Ferry Road.and "Future" Street. For the purposes of this 
Subsection, the Basalt Creek Parkway and SW Greenhill Lane are existing or planned streets, 
but not Addressing Streets as referred to in Tables NWI-2 through NWI-5. 

2. Overlay District. Land area identified within the Coffee Creek DOD on Figure CC-1 is subject to 
additional Connectivity Standards as detailed in Figure CC-4 and Table CC-1. Regulating Plan 
Area. Land area identified within the NWI Zone on Figure NWI-2 is subject to additional 
Connectivity Standards as detailed in Figure NWI-5 and Table NWI-2.  
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Figure NWI-2. Regulating Plan 
(.09) Coffee Creek Connectivity Standards: NWI Zone Connectivity Standards: 

A. Street Types, Figure CC-1 NWI-2. Within the land area bounded by Addressing Streets, connectivity 
shall be provided through new streets or private drives and shared use paths. The location, alignment, 
and cross-section of required streets or private drives and shared-use paths is flexible, as long as they 
comply with spacing and minimum cross-section standards. New connections may be one of the 
following types:  

1. Supporting Streets. Supporting Streets are new public streets or private streets in public 
easements. They shall meet the development standards set out in Figure CC-2 NWI-3.  

a. A Required Supporting Street is one that intersects with an Addressing Street as shown on 
Figure CC-1 NWI-2. The exact location and design of these connections will be determined 
at the time of development review.  

b. Planned Intersections are locations where Existing and Planned Addressing Streets 
intersect with required Supporting Streets and Planned Pathways, as generally shown in 
Figure CC-1 NWI-2.  

2. Through Connections. Through Connections are new public streets or private streets in public 
easements with multi-use paths, or streets or public easements that combine characteristics of 
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streets and multi-use paths. They shall meet the Development Standards set out in Figure CC-3 
NWI-4.  

B. Planned Pathways are multi-use paths or pedestrian connections that are planned in the 
Transportation Systems Plan to occur in the location generally shown in Figure CC-1 NWI-2. A Planned 
Pathway may be employed to meet required connectivity, if it complies with Through Connection 
Standards for Connection Spacing and Connection Type, see Figure CC-6 NWI-7.  

C. Maximum Connection Spacing: 

1. Addressing Streets. When intersecting with an Addressing Street, new Supporting Streets and 
Through Connections shall meet maximum spacing standards as set out in Table CC-1 NWI-2.  

2. Internal Supporting Streets and Through Connections. See Figures CC-4 and Table CC-1 NWI-5 
and Table NWI-2.  

D. Required Connectivity Master Plan. Connectivity Master Plans are required for all development within 
the Coffee Creek DOD NWI Zone. Development proposals shall show conceptually how the 
Connectivity Requirements will be met. In addition, the Connectivity Master Plan should generally 
indicate how parking, driveways, walkways, waysides, etc., will relate or connect to adjacent parcels.  
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(.10) Development Standards Table. Areas bounded by Addressing Streets, Supporting Streets and Through 

Connections shall be designated as a Parcel and subject to the Development Standards in Tables CC-1 
through CC-4 NWI-2 through NWI-5.  
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Table CC-1 NWI-2: Street Design and Connectivity 

 Addressing Streets Supporting Streets Through Connections 
General  Development Standards within this table are not adjustable.  
Connection Spacing  Not applicable, 

Addressing Streets exist 
or are planned  

600 feet, maximum, centerline to centerline.  
Supporting Streets and Through Connections shall 
intersect with Addressing Streets; or if the Addressing 
Street is Boones Ferry Road, Garden Acres Road, or 
Grahams Ferry Road, as shown on Figure NWI-2, 
Regulating Plan; or if the Addressing Street is Day 
Road, no less than 1,000 feet apart, centerline to 
centerline.  

co Addressing Streets are 
Boones Ferry Road, 
Cahalin Road, Clay Street, 
Clutter Street, Day Road, 
Garden Acres Road, and 
Grahams Ferry Road,   
and "Future" Street.  

Supporting Streets are 
those meeting 
Specifications, Figure 
NWI-3.  
A Required Supporting 
Street is one that 
intersects with an 
Addressing Street. The 
exact location and design 
of these connections will 
be determined at the 
time of development 
review.  

Through Connections are 
those meeting 
Specifications, Figure 
NWI-4.  
Through Connections 
may be multimodal or 
used exclusively for 
bicycle and pedestrian 
access.  

Connection Hierarchy and 
Primary Frontage  

If one of the streets or connections bounding a parcel is an Addressing Street, the 
Addressing Street shall be the Primary Frontage.  
If none of the bounding streets or connections is an Addressing Street, a 
Supporting Street shall be the Primary Frontage.  
See Figure NWI-6.  
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Figure NWI-6 
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Table CC-2 NWI-3: District-Wide Planning and Landscaping 

 
Addressing Streets Supporting Streets Through Connections 

General The following provisions apply: 
  • Section 4.176 for landscaping standards 
  • Section 4.610.10 for tree removal, relocation or replacement. 
  • Section 4.610.10(.01)C. for consideration of development alternatives to 
preserve wooded areas & trees. 

 
 

Table CC-3NWI-4: Site Design 
 

Addressing Streets Supporting Streets Through Connections 

1. Parcel Access 

General Unless noted otherwise below, the following provisions apply: 
  •  Section 4.177(.02) for street design; 
  •  Section 4.177(.03) to (.10) for sidewalks, bike facilities, pathways, 
transit improvements, access drives & intersection spacing. 
The following Development Standards are adjustable: 
  •  Parcel Driveway Spacing: 20% 
  •  Parcel Driveway Width: 10% 

Parcel 
Driveway 
Access 

Not applicable Limited by connection 
spacing standards 
Parcel Driveway 
Access may be 
employed to meet 
required connectivity, 
if it complies with 
Supporting Street 
Standards for 
Connection Spacing 
and Connection Type, 
see Figure CC-6. 

Limited by connection 
standards for motorized 
vehicle access. 
Parcel Driveway 
Access may be 
employed to meet 
required connectivity, 
if it complies with 
Through Connection 
Standards for 
Connection Spacing 
and Connection Type, 
see Figure CC-6. 
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Table CC-3NWI-4: Site Design 
 

Addressing Streets Supporting Streets Through Connections 

Subject to approval by 
City Engineer 

Subject to approval by 
City Engineer 

Parcel 
Driveway 
Spacing 

Not applicable 150 feet, minimum 
See Figure CC-6 

150 feet, minimum 
See Figure CC-6 

Parcel 
Driveway 
Width 

Not applicable 24 feet, maximum or 
complies with 
Supporting Street 
Standards for primary 
driveway providing 
access for passenger 
vehicles, light delivery, 
etc. 40 feet, maximum 
for secondary driveway 
providing access for 
heavy delivery 
vehicles, large trucks, 
etc. 

24 feet, maximum or 
complies with Through 
Connection Standards 
for primary driveway 
providing access for 
passenger vehicles, 
light delivery, etc. 40 
feet, maximum for 
secondary driveway 
providing access for 
heavy delivery 
vehicles, large trucks, 
etc. 

2. Parcel Pedestrian Access 

General Unless noted otherwise below, the following provisions apply: 
  •  Section 4.154 (.01) for separated & direct pedestrian connections 
between parking, entrances, street right-of-way & open space 
  •  Section 4.167 (.01) for points of access 

Parcel 
Pedestrian 
Access 
Spacing 

No restriction 

Parcel 
Pedestrian 
Access Width 

8 feet wide, minimum for pedestrian connections between the primary street 
frontage and Primary Building Entrance(s). 

Parcel 
Pedestrian 

Provide separated & direct pedestrian connections between transit stops and 
parking, entrances, street right-of-way & open space. 
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Table CC-3NWI-4: Site Design 
 

Addressing Streets Supporting Streets Through Connections 

Access to 
Transit 

3. Parcel Frontage 

Parcel 
Frontage, 
Defined 

Parcel Frontage shall be defined by the linear distance between centerlines of 
the perpendicular Supporting Streets and Through-Parcel Connections. Where 
Parcel Frontage occurs on a curved segment of a street, Parcel Frontage shall 
be defined as the linear dimension of the Chord. 

Primary 
Frontage, 
Defined 

The Primary Frontage is the Parcel Frontage on an Addressing Street. If the 
parcel is not bounded by Addressing Streets, it is the Parcel Frontage on a 
Supporting Street. 
See Figure CC-5. 

Parcel 
Frontage 
Occupied by a 
Building 

A minimum of 100 feet 
of the Primary Frontage 
shall be occupied by a 
building. 
The maximum Primary 
Frontage occupied by a 
building shall be limited 
only by required side 
yard setbacks. 

No minimum 

4. Parking Location and Design 

General Unless noted otherwise below, the following provisions apply: 
  •  Section 4.155 (03) Off-Street Parking Requirements 
  •  Section 4.155 (04) Bicycle Parking 
  •  Section 4.155 (06) Carpool and Vanpool Parking Requirements 
  •  Section 4.176 for Parking Perimeter Screening and Landscaping—
permits the parking landscaping and screening standards as multiple options 
The following Development Standards are adjustable: 
  •  Parking Location and Extent: up to 20 spaces permitted on an 
Addressing Street 

Parking 
Location and 
Extent 

Limited to 16 spaces, 
maximum. 50% of 
spaces designated for 

Parking is permitted 
between right-of-way 

Parking is permitted 
between right-of-way 
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Table CC-3NWI-4: Site Design 
 

Addressing Streets Supporting Streets Through Connections 

short-term (1 hour or 
less), visitor, and 
disabled parking only 
between right-of-way of 
Addressing Street and 
building. 

of Supporting Street 
and building. 

of Through Connection 
and building. 

Parking 
Setback 

20 feet minimum from 
the right-of-way of an 
Addressing Street. 

15 feet minimum from 
the right-of-way of a 
Supporting Street. 

10 feet minimum from 
the right-of-way of a 
Through Connection. 

Parking Lot 
Sidewalks 

Where off-street parking 
areas are designed for 
motor vehicles to 
overhang beyond curbs, 
sidewalks adjacent to the 
curbs shall be increased 
to a minimum of seven 
(7) feet in depth. 

Where off-street parking areas are designed for 
motor vehicles to overhang beyond curbs, planted 
areas adjacent to the curbs shall be increased to a 
minimum of nine (9) feet in depth. 

Parking 
Perimeter 
Screening and 
Landscaping 

Screen parking area from view from Addressing 
Streets and Supporting Streets by means of one or 
more of the following: 
a. General Landscape Standard, Section 
4.176 (.02) C. 
b. Low Berm Standard, Section 4.176 (.02) E., 
except within 50 feet of a perpendicular Supporting 
Street or Through Connection as measured from 
the centerline. 

Screen parking area 
from view from 
Through Connections 
by means of 
a. Low Screen 
Landscape 
Standard, Section 
4.176(.02) D., or 
b.  High Screen 
Landscaping 
Standard, Section 
4.176(.02)F., or 
c. High Wall 
Standard, Section 
4.176(.02)G., or 
d. Partially Sight-
obscuring Fence 
Standard, Section 
4.176(.02)I. 
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Table CC-3NWI-4: Site Design 
 

Addressing Streets Supporting Streets Through Connections 

Off-Street 
Loading Berth 

One loading berth is 
permitted on the front 
façade of a building 
facing an Addressing 
Street. The maximum 
dimensions for a loading 
are 16 feet wide and 18 
feet tall. A clear space 
35 feet, minimum is 
required in front of the 
loading berth. 
The floor level of the 
loading berth shall 
match the main floor 
level of the primary 
building. No elevated 
loading docks or 
recessed truck wells are 
permitted. 
Access to a Loading 
Berth facing an 
Addressing Street may 
cross over, but shall not 
interrupt or alter, a 
required pedestrian path 
or sidewalk. All 
transitions necessary to 
accommodate changes 
in grade between access 
aisles and the loading 
berth shall be integrated 
into adjacent site or 
landscape areas. 
Architectural design of a 
loading berth on an 
Addressing Street shall 
be visually integrated 
with the scale, materials, 
colors, and other design 
elements of the building. 

No limitation. Shall meet minimum standards 
in Section 4.155(.05). 
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Table CC-3NWI-4: Site Design 
 

Addressing Streets Supporting Streets Through Connections 

Carpool and 
Vanpool 
Parking 

No limitation 

5. Grading and Retaining Walls 

General The following Development Standards are adjustable: 
•  Retaining Wall Design: 20% 

Maximum 
height 

Where site topography requires adjustments to natural grades, landscape 
retaining walls shall be 48 inches tall maximum when visible from adjacent 
streets and 60 inches tall maximum when visible only to users from within a 
site. 
Where the grade differential is greater than 30 inches, retaining walls may be 
stepped. 

Required 
Materials 

Materials for retaining walls shall be unpainted cast-in-place, exposed-
aggregate, or board-formed concrete; brick masonry; stone masonry; or 
industrial-grade, weathering steel plate. 

Retaining 
Wall Design 

Retaining walls longer than 50 linear feet shall be tiered, introducing a 5-foot, 
minimum horizontal offset between the lowest part and upper part(s) of the 
wall to reduce their apparent mass. 

6. Planting 

General Unless noted otherwise below, the following provisions apply: 
  •  Section 4.176 Landscaping and Screening Standards 

Landscaping 
Standards 
Permitted 

General Landscape 
Standard, Section 
4.176(.02 C. 
Low Berm 
Standard, Section 
4.176(.02)E., except 
within 50 feet of a 
perpendicular 
Supporting Street or 
Through Connection as 

General Landscape 
Standard, Section 
4.176(.02)C. Low 
Screen Landscape 
Standard, Section 
4.176(.02)D. 
Screen loading areas 
with High Screen 
Landscaping 
Standard, Section 
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Table CC-3NWI-4: Site Design 
 

Addressing Streets Supporting Streets Through Connections 

measured from the 
centerline 

4.176(.02)F., and High 
Wall Standard, Section 
4.176(.02)G. 

7. Location and Screening of Utilities and Services 

General Unless noted otherwise below, the following provisions apply: 
  •  Sections 4.179 and 4.430. Mixed Solid Waste and Recyclables Storage 
in New Multi-Unit Residential and Non-Residential Buildings 

Location and 
Visibility 

Site and building 
service, equipment, and 
outdoor storage of 
garbage, recycling, or 
landscape maintenance 
tools and equipment is 
not permitted 

Site and building 
service, utility 
equipment, and outdoor 
storage of garbage, 
recycling, or landscape 
maintenance tools and 
equipment is not 
permitted within the 
setback 

No limitation 

Required 
Screening 

Not permitted High Screen Landscaping Standard, Section 
4.176(.02)F. and/or High Wall Standard, Section 
4.176 (.02) G. 
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Figure NWI-7-Site Design – Parcel Access 
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Table NWI-5: Building Design 
 

Addressing Streets Supporting 
Streets 

Through 
Connections 

1. Building Orientation 

Front Façade Buildings shall have one designated front façade and two designated side 
façades. 
If one of the streets or connections bounding a parcel is an Addressing Street, 
the front façade of the building shall face the Addressing Street. 
If two of the streets or connections bounding a parcel are Addressing Streets, 
the front façade of the building may face either Addressing Street, except 
when one of the Addressing Streets is Day Road. In that case, the front 
façade must face Day Road. 
If none of the bounding streets or connections is an Addressing Street, the 
front façade of the building shall face a Supporting Street. 
See Figure CC-5. 

Length of 
Front Façade 

A minimum of 100 feet of the Primary Frontage shall be occupied by a 
building. 
The maximum Primary Frontage occupied by a building shall be limited only 
by required side yard setbacks. 

Articulation 
of Front 
Façade 

Applies to a Front Façade longer than 175 feet that has more than 5,250 
square feet of street-facing façade area: 
At least 10% of the street-facing façade of a building facing an Addressing 
Street must be divided into façade planes that are offset by at least 2 feet 
from the rest of the façade. Façade area used to meet this standard may be 
recessed behind, or project out from, the primary façade plane. 

2. Primary Building Entrance 

General The following Development Standards are adjustable: 
  •  Required Canopy: 20% 
  •  Transparency: 20% 

Accessible 
Entrance * 

The Primary Building Entrance shall be visible from, and accessible to, an 
Addressing Street (or a Supporting Street if there is no Addressing Street 
frontage). A continuous pedestrian pathway shall connect from the sidewalk 
of an Addressing Street to the Primary Building Entrance with a safe, direct 
and convenient path of travel that is free from hazards and provides a 
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Table NWI-5: Building Design 
 

Addressing Streets Supporting 
Streets 

Through 
Connections 

reasonably smooth and consistent surface consistent with the requirements of 
Americans with Disabilities Act (ADA). 
The Primary Building Entrance shall be 15 feet wide, minimum and 15 feet 
tall, minimum. 

Location 150 feet, maximum from right-of-way of 
an Addressing Street, see Figure CC-7. 

150 feet, maximum from right-
of-way of a Supporting Street, if 
there is no Addressing Street 
Frontage, see Figure CC-7. 

Visibility Direct line of sight from an Addressing Street to the Primary Building 
Entrance. 

Accessibility Safe, direct, and convenient path from adjacent public sidewalk. 

Required 
Canopy * 

Protect the Primary Building Entrance with a canopy with a minimum 
vertical clearance of 15 feet and an all-weather protection zone that is 8 feet 
deep, minimum and 15 feet wide, minimum. 

Transparency Walls and doors of the Primary Building Entrance shall be a minimum of 
65% transparent. 

Lighting The interior and exterior of the Primary Building Entrance shall be 
illuminated to extend the visual connection between the sidewalk and the 
building interior from day to night. Pathway lighting connecting the Primary 
Building Entrance to the adjacent sidewalk on an Addressing Street shall be 
scaled to the needs of the pedestrian. 
Comply with Outdoor Lighting, Section 4.199 

3. Overall Building Massing 

General The following Development Standards are adjustable: 
  •  Required Minimum Height: 10% 
  •  Ground Floor Height: 10% 
  •  Base, Body, and Top Dimensions: 10% 
  •  Base Design: 10% 
  •  Top Design: 10% 
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Table NWI-5: Building Design 
 

Addressing Streets Supporting 
Streets 

Through 
Connections 

Front Setback 30 feet, minimum, except as provided 
below 

30 feet 
maximum 

30 feet 
maximum 

Allowance of 
Primary 
Building 
Entrance * 

Where the Primary Building Entrance is 
located on an Addressing Street it may 
extend into the required front yard 
setback by 15 feet maximum provided 
that: 
a. It has a two-story massing with a 
minimum height of 24 feet; 
b. The Parcel Frontage on the Addressing 
Street is limited to 100 feet; 
c. The building extension is 65% 
transparent, minimum; 
d. The entrance is protected with a 
weather-protecting canopy with a 
minimum vertical clearance of 15 feet; 
and 
e. The standards for site design and 
accessibility are met. 

Not 
applicable 

Not applicable 

Required 
Minimum 
Height 

30 feet minimum. 

Ground Floor 
Height * 

The Ground Floor height shall measure 15 feet, minimum from finished floor 
to finished ceiling (or 17.5 feet from finished floor to any exposed structural 
member). 

Base, Body, 
and Top 
Dimensions 

Buildings elevations shall be composed of a clearly demarcated base, body 
and top. 
a. For Buildings 30 feet in height (unless lower by adjustment): 
  i. The base shall be 30 inches, minimum. 
  ii. The body shall be equal to or greater than 75% of the overall height of 
the building. 
  iii. The top of the building shall be 18 inches, minimum. 
b. For Buildings between 30 feet and 5 stories in height: 
  i. The base shall be 30 inches, minimum; 2 stories, maximum. 
  ii. The body shall be equal to or greater than 75% of the overall height of 
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Table NWI-5: Building Design 
 

Addressing Streets Supporting 
Streets 

Through 
Connections 

the building. 
  iii. The top of the building shall be 18 inches, minimum. 
c. For Buildings greater than 6 stories in height: 
  i. The base shall be 1 story, minimum, 3 stories, maximum. 
  ii. The body shall be equal to or greater than 75% of the overall height of 
the building. 
  iii. The top of the building shall be 18 inches, minimum. 

Base Design The design of the building Base shall: 
a. Use a material with a distinctive appearance, easily distinguished from the 
building Body expressed by a change in material, a change in texture, a 
change in color or finish; and/or 
b. Create a change in surface position where the Base projects beyond the 
Body of the building by 1½ inches, minimum; and/or 
c. Low Berm Landscape Standard, Section 4.176(.02)E. 

Top Design Building Tops define the skyline. 
The design of the Building Top shall: 
a. Use a material with a distinctive appearance, easily distinguished from the 
building Body expressed by a change in material, a change in texture, a 
change in color or finish; and/or 
b. Create a change in surface position where the Top projects beyond, or 
recesses behind, the Body of the building by 1½ inches, minimum. 

Required 
Screening of 
Roof-
mounted 
Equipment 

Screen roof-mounted equipment with architectural enclosures using the 
materials and design of the building Body and/ or the building Top. No roof-
mounted equipment shall be visible from an Addressing Street or Supporting 
Street. 

  

* When an applicant elects to use the allowed adjustment to reduce Required Canopy height 
to less than 15 feet, corresponding reduction in minimum height is allowed for Accessible 
Entrance, Allowance of Primary Building Entrance, and Ground Floor Height. 
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Figure NWI-8 – Building Design – Primary Building 
Entrance 
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(.12)Waysides: 

A.Purpose. This section consists of standards and regulations for use throughout the Northwest Industrial Zone 
Coffee Creek Design Overlay District. The regulations address materials, placement, layout, installation, and 
maintenance of Industrial Waysides. The City recognizes the need to: 

1.Provide multiple, distributed destinations for passive and active recreation for the public and employees along a 
network of streets and trails; 

2.Be convenient, usable and accessible. Industrial Waysides should be physically and visually accessible from the 
adjacent Addressing Street, Supporting Street or Through Connection; 

3.Connect Industrial Waysides to transit; 

4.Be inviting. Inviting open spaces feature designs that encourage users to explore the Industrial Wayside and 
design elements that support a sense of the human scale. These elements include landscaping, benches and other 
seating areas, and pedestrian-scaled lighting; 

5.Provide access. Provide access to the employees and the public between the hours of 6:00 a.m. and 8:00 p.m.; 

6.Be safe. Safe open spaces incorporate principles of natural surveillance, lighting, and prominent entrances; 

7.Provide facilities appropriate for the scale of the proposed development; and 

8.Be easy to maintain. Industrial Waysides should be constructed of commercial grade materials that will endure 
and are readily maintainable. 

B.Applicability. All projects in the Northwest Industrial Zone Coffee Creek Master Plan Area shall provide waysides 
according to the standards in Table CC-5 

C.General. The following development standards apply to all Waysides: 

1.Required Wayside Area is exclusive of required landscape screening. 

2.Required Minimum Dimension of 20 feet (either width or depth). 

D.Criteria. Waysides shall meet the following criteria: 

1.Perimeter Landscaping. In addition to the minimum size and dimensions, landscape three sides of the Industrial 
Wayside to a depth of 20 feet, minimum according to Section 4.176(.02). Permitted screening includes: Section 
4.176(.02)D. Low Screen Landscaping Standard; Section 4.176(.02)E. Low Berm Standard; or Section 4.176(.02)F. 
High Screen Landscaping Standard. Perimeter landscaping shall not obscure visual access to the Industrial Wayside. 
Unscreened surface parking lots, chain link fencing, or service yards are prohibited adjacent to Industrial Waysides. 

2.Visibility. Industrial Waysides shall be visible from and accessible to Addressing Streets. 

3.Accessible Pathway. A paved walking surface, width: Five feet, minimum, meeting ADA standards is required to 
connect Industrial Wayside with Addressing Street. 

4.Accessible Surface. Industrial Waysides shall have an accessible surface, 100 square feet, minimum; dimensions 
ten feet, minimum meeting ADA standards. 

5.Required Amenities: 
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a.Seating. Outdoor seating shall be provided. Publicly accessible plazas, courtyards, and pocket parks shall include 
at least one linear foot of seating per each 40 square feet of plaza, courtyard or pocket park space on site. Outdoor 
seating shall be in the form of: 

i.Free standing outdoor benches consistent with the standards; or 

ii.Seating incorporated into low walls, berms, or raised planters. 

b. Landscaping. The landscaping must be planted and maintained according to Section 4.176(.02) 

c. Lighting. 

d. Recycling/ Waste Receptacle. Locate waste and recycling stations nearest to the accessible path and away from 
stormwater facilities. 

6.Installation and Maintenance. Industrial Waysides shall be programmed, planned, constructed, and maintained at 
the expense of the applicant. The landscaping must be planted and maintained according to Section 4.176(.07). 
Recycling, waste receptacles, and pet waste stations shall be serviced at an acceptable professional interval to 
prevent being over filled or creating unsanitary or visually messy appearances. 

7.Solar Access. Exposure to sunlight. Southern exposure is encouraged. Design facilities to permit direct sunlight to 
enter the Industrial Wayside and strike the required accessible surface between the hours of 10:00 a.m. and 2:00 
p.m. local time. 

8.Lighting. Lighting for Industrial Waysides is required to permit reasonable use, utility, security, and nighttime 
safety. Lighting installed in Industrial Waysides shall conform to the requirements of Section 4.199. All outside 
lighting shall be so arranged and shielded so as not to shine into adjacent areas and to prevent any undue glare or 
reflection and any nuisance, inconvenience, and hazardous interference of any kind on adjoining streets or 
property. 

E. Optional Amenities include the following: 

1.Picnic tables and benches. Locate picnic tables and benches on the Accessible Surface; 

2.Arbors or trellises; 

3.Drinking Fountains. Locate drinking fountains and benches on the Accessible Surface; 

4.Sculpture and other works of art; 

5.Bicycle repair stations; 

6.Exercise stations; or 

7.Pet waste stations. Locate pet waste stations nearest to the accessible path and away from stormwater facilities. 
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Table NWI-6: Waysides 

Parcel Area Required 
Wayside Area 

Number of 
Waysides 

Enhanced Transit 
Plaza ‡ 

Less than or equal to 5.0 acres Not required n/a n/a 

Greater than 5.0 acres, less than 
or equal to 8.0 acres 

400 square feet, 
minimum 

One Not permitted 

Greater than 8.0 acres, less than 
or equal to 13.0 acres 

600 square feet, 
minimum 

One Not permitted 

Greater than 13.0 acres, less 
than or equal to 23.0 acres 

800 square feet, 
minimum 

One, 
minimum 

Permitted*. Up to 
400 square feet. 

Greater than 23.0 acres, less 
than or equal to 36.0 acres 

1,600 square 
feet, minimum 

One, 
minimum 

Permitted*. Up to 
400 square feet. 

Greater than 36.0 acres, less 
than or equal to 51.0 acres 

3,200 square 
feet, minimum 

Two, 
minimum 

Permitted*. Up to 
400 square feet. 

*** 
Greater than 51.0 acres, less 
than or equal to 70.0 acres 

6,400 square 
feet, minimum 

Two, 
minimum 

Permitted**. Up to 
800 square feet. 

*** 
Greater than 70.0 acres, less 
than or equal to 92.0 acres 

12,800 square 
feet, minimum 

Two, 
minimum 

Permitted**. Up to 
800 square feet. 

‡ In the future when SMART serves Northwest Industrial Zone Coffee Creek, Industrial Waysides 
may comply with the standards for Enhanced Transit Plazas, as follows: 

*Up to 400 square feet of the space requirement for Industrial Waysides may be satisfied by 
installation of an enhanced transit stop. An enhanced transit stop must provide weather 
protection, paved surface, and seating, as approved by SMART Transit. 

**Up to 800 square feet of the space requirement for Industrial Waysides may be satisfied by 
installation of an enhanced transit stop, provided parcel fronts on two or more Addressing 
Streets. An enhanced transit stop must provide weather protection, paved surface, and seating, 
as approved by SMART Transit. 

Planning Commission Meeting - July 8, 2026 
Wilsonville Industrial Land Readiness (Basalt Creek Master Plan)

57

Item 2.



***For Parcel Frontage greater than 1,500 feet, and area greater than 51.0 acres, up to 50 
percent of the space requirement for Industrial Waysides may be satisfied by restoration of 
wetlands, riparian zones, or other habitat because of the significant passive recreation 
opportunities provided. 

(.13)Signs: 

A.Applicability. PDI Zone requirements of Section 4.156.01 through 4.156.11 apply to the 
Northwest Industrial Zone Coffee Creek DOD with the following modifications and adjustments. 

B.General: 

1.Site Frontage as described in Section 4.156.08 is the Primary Frontage. 
2.Monument-style signs are required. Pole-style freestanding signs are not permitted. 
3.Maximum area for signs on buildings is based on linear length (in feet) of the façade 

adjacent to the Primary Frontage. 
4.Directional and Wayfinding Signs shall be placed at the intersection of Supporting 

Streets and Through Connections. 
 

**No additional changes proposed in this section**  

Section 4.135. PDI—Planned Development Industrial Zone. 

(.01) Purpose. The purpose of the PDI zone is to provide opportunities for a variety of industrial operations and 
associated uses.  

(.02) The PDI Zone shall be governed by Section 4.140, Planned Development Regulations, and as otherwise set 
forth in this Code.  

(.03) Uses that are typically permitted: 

A. Warehouses and other buildings for storage of wholesale goods, including cold storage plants.  

B. Storage and wholesale distribution of agricultural and other bulk products, provided that dust and 
odors are effectively contained within the site.  

C. Assembly and packing of products for wholesale shipment.  

D. Manufacturing and processing.  

E. Motor vehicle services, or other services complementary or incidental to primary uses, and which 
support the primary uses by allowing more efficient or cost-effective operations.  

F. Manufacturing and processing of electronics, technical instrumentation components and health care 
equipment.  

G. Fabrication.  

H. Office complexes—Technology.  

I. Corporate headquarters.  

J. Call centers.  

K. Research and development.  
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L. Laboratories.  

M. Repair, finishing and testing of product types manufactured or fabricated within the zone.  

N. Industrial services.  

O. Any use allowed in a PDC Zone, subject to the following limitations:  

1. Service Commercial and Professional Services uses (defined as professional services that cater to 
daily customers such as financial, insurance, real estate, legal, medical or dental offices) not to 
exceed 5,000 square feet of floor area in a single building, or 20,000 square feet of combined 
floor area within a multi-building development.  

2. Office Complex Use (as defined in Section 4.001) shall not exceed 30 percent of total floor area 
within a project site.  

3. Retail uses, not to exceed 5,000 square feet of indoor and outdoor sales, service or inventory 
storage area for a single building and 20,000 square feet of indoor and outdoor sales, service or 
inventory storage area for multiple buildings.  

4. Combined uses under Subsections 4.135(.03)(O.)(1.) and (3.) shall not exceed a total of 5,000 
square feet of floor area in a single building or 20,000 square feet of combined floor area within a 
multi-building development.  

P. Training facilities whose primary purpose is to provide training to meet industrial needs.  

Q. Public facilities. 

R. Accessory uses, buildings and structures customarily incidental to any permitted uses.  

S. Temporary buildings or structures for uses incidental to construction work. Such structures to be 
removed within 30 days of completion or abandonment of the construction work.  

T. Other similar uses, which in the judgment of the Planning Director, are consistent with the purpose of 
the PDI Zone.  

(.04) Block and access standards. The PDI zone shall be subject to the same block and access standards as the PDC 
zone, Section 4.131(.02) and (.03).  

 

(.05) Performance Standards. The following performance standards of Section 4.117(.01) shall apply to all 
industrial properties and sites within the PDI Zone, and are intended to minimize the potential adverse 
impacts of industrial activities on the general public and on other land uses or activities. They are not 
intended to prevent conflicts between different uses or activities that may occur on the same property.  

A. All uses and operations except storage, off-street parking, loading and unloading shall be confined, 
contained, and conducted wholly within completely enclosed buildings, unless outdoor activities have 
been approved as part of Stage II, Site Design or Administrative Review.  

B. Vibration. Every use shall be so operated that the ground vibration inherently and recurrently 
generated from equipment other than vehicles is not perceptible without instruments at any boundary 
line of the property on which the use is located.  

C. Emission of odorous gases or other odorous matter in quantities as detectable at any point on any 
boundary line of the property on which the use is located shall be prohibited.  

D. Any open storage shall comply with the provisions of Section 4.176, and this Section.  

E. No building customarily used for night operation, such as a baker or bottling and distribution station, 
shall have any opening, other than stationary windows or required fire exits, within 100 feet of any 
residential district and any space used for loading or unloading commercial vehicles in connection with 
such an operation shall not be within 100 feet of any residential district.  
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F. Heat and Glare: 

1. Operations producing heat or glare shall be conducted entirely within an enclosed building.  

2. Exterior lighting on private property shall be screened, baffled, or directed away from adjacent 
residential properties. This is not intended to apply to street lighting.  

G. Dangerous Substances. Any use which involves the presence, storage or handling of any explosive, 
nuclear waste product, or any other substance in a manner which would cause a health or safety 
hazard for any adjacent land use or site shall be prohibited.  

H. Liquid and Solid Wastes: 

1. Any storage of wastes which would attract insects or rodents or otherwise create a health hazard shall 
be prohibited.  

2. Waste products which are stored outside shall be concealed from view from any property line by a 
sight-obscuring fence or planting as required in Section 4.176.  

3. No connection with any public sewer shall be made or maintained in violation of applicable City or 
State standards.  

4. No wastes conveyed shall be allowed to or permitted, caused to enter, or allowed to flow into any 
public sewer in violation of applicable City or State standards.  

5. All drainage permitted to discharge into a street gutter, caused to enter or allowed to flow into any 
pond, lake, stream, or other natural water course shall be limited to surface waters or waters having 
similar characteristics as determined by the City, County, and State Department of Environmental 
Quality.  

6. All operations shall be conducted in conformance with the City's standards and ordinances applying to 
sanitary and storm sewer discharges.  

I. Noise. Noise generated by the use, with the exception of traffic noises from automobiles, trucks, and 
trains, shall not violate any applicable standards adopted by the Oregon Department of Environmental 
Quality and W.C. 6.204 governing noise control in the same or similar locations.  

J. Electrical Disturbances. Except for electrical facilities wherein the City is preempted by other 
governmental entities, electrical disturbances generated by uses within the PDI zone which interfere 
with the normal operation of equipment or instruments within the PDI Zone are prohibited. Electrical 
disturbances which routinely cause interference with normal activity in abutting residential use areas 
are also prohibited.  

K. Discharge Standards. There shall be no emission of smoke, fallout, fly ash, dust, vapor, gases, or other 
forms of air pollution that may cause a nuisance or injury to human, plant, or animal life, or to 
property. Plans of construction and operation shall be subject to the recommendations and regulations 
of the State Department of Environmental Quality. All measurements of air pollution shall be by the 
procedures and with equipment approved by the State Department of Environmental Quality or 
equivalent and acceptable methods of measurement approved by the City. Persons responsible for a 
suspected source of air pollution upon the request of the City shall provide quantitative and qualitative 
information regarding the discharge that will adequately and accurately describe operation conditions.  

L. Open burning is prohibited.  

M. Storage: 

1. Outdoor storage must be maintained in an orderly manner at all times.  

2. Outdoor storage area shall be gravel surface or better and shall be suitable for the materials being 
handled and stored. If a gravel surface is not sufficient to meet the performance standards for the use, 
the area shall be suitably paved.  
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3. Any open storage that would otherwise be visible at the property line shall be concealed from view at 
the abutting property line by a sight obscuring fence or planting not less than six feet in height.  

N. Landscaping: 

1. Unused property, or property designated for expansion or other future use, shall be landscaped and 
maintained as approved by the Development Review Board. Landscaping for unused property 
disturbed during construction shall include such things as plantings of ornamental shrubs, lawns, native 
plants, and mowed, seeded fieldgrass.  

2. Contiguous unused areas of undisturbed fieldgrass may be maintained in their existing state. Large 
stands of invasive weeds such as Himalayan blackberries, English ivy, cherry Laurel, reed canary grass 
or other identified invasive plants shall be removed and/or mowed at least annually to reduce fire 
hazard. These unused areas, located within a phased development project or a future expansion 
cannot be included in the area calculated to meet the landscape requirements for the initial phase(s) of 
the development.  

3. Unused property shall not be left with disturbed soils that are subject to siltation and erosion. Any 
disturbed soil shall be seeded for complete erosion cover germination and shall be subject to 
applicable erosion control standards.  

**No additional changes proposed in this section**  

Section 4.135.5. Planned Development Industrial—Regionally Significant Industrial Area. 

**No prior changes proposed in this section**  

(.03) Uses that are typically permitted: 

A. Wholesale houses, storage units, and warehouses.  

B. Laboratories, storage buildings, warehouses, and cold storage plants.  

C. Assembly of electrical equipment, including the manufacture of small parts.  

D. The light manufacturing, simple compounding or processing packaging, assembling and/or treatment 
of products, cosmetics, drugs, and food products, unless such use is inconsistent with air pollution, 
excess noise, or water pollution standards.  

E. Office Complexes-Technology (as defined in Section 4.001).  

F. Experimental, film or testing laboratories.  

G. Storage and distribution of grain, livestock feed, provided dust and smell is effectively controlled.  

H. Motor vehicle service facilities complementary or incidental to permitted uses.  

I. Any use allowed in a PDC Zone or any other light industrial uses provided that any such use is 
compatible with industrial use and is planned and developed in a manner consistent with the purposes 
and objectives of Sections 4.130 to 4.140 and is subject to the following criteria:  

1. Service Commercial and Professional Services uses (defined as professional services that cater to 
daily customers such as financial, insurance, real estate, legal, medical or dental offices) shall not 
exceed 3,000 square feet of floor space in a single building or 20,000 square feet of combined 
floor area within a multiple building development.  

2. Office Use (as defined in Section 4.001) shall not exceed 20 percent of total floor area within a 
project site.  
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3. Retail uses not to exceed 3,000 square feet of indoor and outdoor sales, service, or inventory 
storage area for a single building or 20,000 square feet of indoor and outdoor sales, service or 
inventory storage area for multiple buildings.  

4. Combined uses under I.1 and 3. above shall not exceed a total of 3,000 square feet of floor area 
in a single building or 20,000 square feet of combined floor area within a multi-building 
development.  

J. Residential uses shall not exceed ten percent of total floor area.  

K. Accessory uses, buildings and structures customarily incidental to any of the aforesaid principal 
permitted uses.  

L. Temporary buildings or structures for uses incidental to construction work, which buildings or 
structures shall be removed upon completion or abandonment of the construction work.  

M. Expansion of a building, structure or use approved prior to October 25, 2004 of up to 20 percent 
additional floor area and/or ten percent additional land area.  

N. Other similar uses which in the judgment of the Planning Director are consistent with the purpose of 
the PDI-RSIA Zone.  

(.04) Prohibited uses: 

A. Retail operations exceeding 3,000 square feet of area for sales, service area or storage area for retail 
inventory in a single building, or 20,000 square feet of sales, service or storage area for multiple 
buildings, except training facilities whose primary purpose is to provide training to meet industrial 
needs.  

B. Any use or activity that violates the performance standards specified in Subsection 4.135.5(.06), below.  

 

(.05) Block and Access Standards. The PDI-RSIA Zone shall be subject to:  

A. The same block and access standards as the PDC Zone [Section 4.131(.02) and (.03)] for properties 
located outside of Northwest Industrial (NWI) Zone. the Coffee Creek Industrial Design Overlay 
District; or  

B. The access and block size standards in Section 4.134 for those properties located within the Coffee 
Creek Industrial Design Overlay DistrictNorthwest Industrial (NWI) Zone.  

(.06) Performance Standards. The following performance standards of Section 4.117(.01) apply to all industrial 
properties and sites within the PDI-RSIA Zone, and are intended to minimize the potential adverse impacts of 
industrial activities on the general public and on other land uses or activities. They are not intended to 
prevent conflicts between different uses or activities that may occur on the same property or site.  

A. All uses and operations except storage, off-street parking, loading and unloading shall be confined, 
contained and conducted wholly within completely enclosed buildings, unless outdoor activities have been 
approved as part of Stage II, Site Design or Administrative Review.  

B. Vibration: Every use shall be so operated that the ground vibration inherently and recurrently generated 
from equipment other than vehicles is not perceptible without instruments at any boundary line of the 
property or site on which the use is located.  

C. Emission of odorous gases or other odorous matter in quantities detectable at any time and at any point 
on any boundary line of the property or site on which the use is located are prohibited.  

D. Any open storage shall comply with the provisions of Section 4.176 and this Section.  

E. No building customarily used for night operation, such as a bakery, bottling and distribution plant or other 
similar use, shall have any opening, other than stationary windows or required fire exits, within 100 feet of 
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any residential district and any space used for loading or unloading commercial vehicles in connection with 
such an operation shall not be within 100 feet of any residential district.  

F. Heat and Glare: 

1. Operations producing heat or glare shall be conducted entirely within an enclosed building.  

2. Exterior lighting on private property shall be screened, baffled, or otherwise directed away from adjacent 
residential properties. This is not intended to apply to street lighting.  

G. Dangerous Substances: Any use which involves the presence, storage or handling of any explosive, nuclear 
waste product or any other substance in a manner which would cause a health or safety hazard on any 
adjacent land use or site shall be prohibited.  

H. Liquid and Solid Wastes: 

1. Any storage of wastes which would attract rodents or insects or otherwise create a health hazard shall be 
prohibited.  

2. Waste products which are stored outside shall be concealed from view from any property line by a sight-
obscuring fence or planting as required by Section 4.176.  

3. No connection with any public sewer shall be made or maintained in violation of applicable City or State 
standards.  

4. No wastes conveyed shall be allowed to or permitted, caused to enter, or allowed to flow into any public 
sewer in violation of applicable City or State standards.  

5. All drainage permitted to discharge into a street gutter, caused to enter or allowed to flow into any pond, 
lake, stream or other natural water course shall be limited to surface waters or waters having similar 
characteristics as determined by the City, County, and State Department of Environmental Quality.  

6. All operations shall be conducted in conformance with the City's standards and ordinances applying to 
sanitary and storm sewer discharges.  

I. Noise: Noise generated by the use, with the exception of traffic uses from automobiles, trucks and trains, 
shall not violate any applicable standards adopted by the Oregon Department of Environmental Quality and 
W.C. 6.204 governing noise control in the same or similar locations. [Amended by Ord. 631, 7-16-2007]  

J. Electrical Disturbances. Except for electrical facilities wherein the City is pre-empted by other 
governmental entities, electrical disturbances generated by uses within the PDI-RSIA Zone which interfere 
with the normal operation of equipment or instruments within the PDI-RSIA Zone are prohibited. Electrical 
disturbances which routinely cause interference with normal activity in abutting residential uses are also 
prohibited.  

K. Discharge Standards. There shall be no emission of smoke, fallout, fly ash, dust, vapors, gases or other 
forms of air pollution that may cause a nuisance or injury to human, plant or animal life or to property. Plans 
for construction and operation shall be subject to the recommendations and regulations of the State 
Department of Environmental Quality. All measurements of air pollution shall be by the procedures and with 
equipment approved by the State Department of Environmental Quality or equivalent and acceptable 
methods of measurement approved by the City. Persons responsible for a suspected source of air pollution 
upon request of the City shall provide quantitative and qualitative information regarding the discharge that 
will adequately and accurately describe operation conditions.  

L. Open burning is prohibited.  

M. Storage. 

1. Outdoor storage must be maintained in an orderly manner at all times.  
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2. Outdoor storage areas shall be gravel surfaced or better and shall be sufficient for the materials being 
handled and stored. If a gravel surface is not sufficient to meet the performance standards for the use, the 
area shall be suitably paved.  

3. Any open storage that would otherwise be visible at the property line shall be concealed from view at the 
abutting property line by a sight obscuring fence or planting not less than six feet in height.  

N. Landscaping. 

1. Unused property, or property designated for expansion or other future use shall be landscaped and 
maintained as approved by the Development Review Board. Landscaping for unused property disturbed 
during construction shall include such materials as plantings of ornamental shrubs, lawns, native plants, and 
mowed, seeded fieldgrass.  

2. Contiguous unused areas of undisturbed fieldgrass may be maintained in their existing state. 
Large stands of invasive weeds such as Himalayan blackberry, English ivy, cherry laurel, reed 
canary grass or other identified invasive species shall be removed and/or mowed at least 
annually to reduce fire hazard. These unused areas, located with a phased development project 
or a future expansion cannot be included in the area calculated to meet the landscape 
requirements for the initial phase(s) of the development.  

3. Unused property shall not be left with disturbed soils that are subject to siltation and erosion. 
Any disturbed soil shall be seeded for complete erosion cover germination and shall be subject to 
applicable erosion control standards.  

**No additional changes proposed in this section**  

Section 4.140. Planned Development Regulations. 

**No prior changes proposed in this section** 

(.05) Planned Development Permit Process: 

A. All parcels of land exceeding two acres in size that are to be used for residential, commercial or 
industrial development, shall, prior to the issuance of any building permit:  

1. Be zoned for planned development;  

2. Obtain a planned development permit; and  

3. Obtain Planning Director, Development Review Board, or, on appeal, City Council approval.  

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

C. Site Design Review approval is governed by Sections 4.400 to 4.450.  

D. All planned developments require a planned development permit. The planned development permit 
review and approval process consists of the following multiple stages, the last two or three of which 
can be combined at the request of the applicant:  

1. Pre-application conference with Planning Department;  

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

3. Final (Stage II) review by the Development Review Board or the Planning Director for properties 
within the Coffee Creek Industrial Design Overlay DistrictNWI Zone review authority.  
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4. In the case of a zone change and zone boundary amendment, City Council approval is required to 
authorize a Stage I preliminary plan except for residential development or properties within the 
Coffee Creek Industrial Design Overlay District NWI Zone, which may receive separate zone map 
amendment approvals.  

(.06) Staff Report: 

A. The planning staff shall prepare a report of its findings and conclusions as to whether the use 
contemplated is consistent with the land use designated on the Comprehensive Plan. If there is a 
disagreement as to whether the use contemplated is consistent, the applicant, by request, or the staff, 
may take the preliminary information provided to the Development Review Board for a use 
interpretation.  

B. The applicant may proceed to apply for Stage I—Preliminary Approval - upon determination by either 
staff or the Development Review Board the review authority that the use contemplated is consistent 
with the Comprehensive Plan.  

(.07) Preliminary Approval (Stage One): 

A. Applications for preliminary approval for planned developments shall:  

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

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

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

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

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

1. A boundary survey or a certified boundary description by a registered engineer or licensed 
surveyor.  

2. Topographic information as set forth in Section 4.035.  

3. A tabulation of the land area to be devoted to various uses, and a calculation of the average 
residential density per net acre. Developments within the RN zone shall show how the proposed 
number of units complies with the applicable maximum and minimum provisions of the RN zone.  

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

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

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

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

C. An application for a Stage I approval shall be considered by the Development Review Board as follows:  

1. A public hearing as provided in Section 4.013.  
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2. After such hearing, the Board shall determine whether the proposal conforms to the permit 
criteria set forth in this Code, and may approve or disapprove the application and the 
accompanying preliminary development plan or require such changes therein or impose such 
conditions of approval as are in its judgment, necessary to ensure conformity to said criteria and 
regulations. In so doing, the Board may, in its discretion, authorize submission of the final 
development plan in stages, corresponding to different units or elements of the development. It 
shall do so only upon evidence assuring completion of the entire development in accordance 
with the preliminary development plan and stage development schedule.  

3. A final decision on a complete application and preliminary plan shall be rendered within 120 days 
after the application is deemed complete unless a continuance is agreed upon by the applicant 
and the appropriate City decision-making body.  

4. The determination of the Development Review Board shall become final at the end of the appeal 
period for the decision, unless appealed to the City Council in accordance with Section 4.022 of 
this Code.  

D. As provided in Section 4.134, an application for a Stage I approval within the Coffee Creek Industrial 
Design Overlay District NWI Zone may be considered by the Planning Director as follows:  

1. A Class II—Administrative Review as provided in Section 4.035(.03).  

2. After considering available information, the Planning Director shall determine whether the 
proposal conforms to the permit criteria set forth in this Code and may approve or disapprove 
the application and the accompanying preliminary development plan or require such changes 
therein or impose such conditions of approval as are in his or her judgment, necessary to ensure 
conformity to said criteria and regulations. In so doing, the Planning Director may, in his or her 
discretion, authorize submission of the final development plan in stages, corresponding to 
different units or elements of the development. The Planning Director shall do so only upon 
receiving evidence assuring completion of the entire development in accordance with the 
preliminary development plan and stage development schedule.  

3. A final decision on a complete application and preliminary plan shall be rendered within 12 days 
after the application is deemed complete unless a continuance is agreed upon by the applicant 
and the Planning Director.  

4. The determination of the Planning Director shall become final at the end of the appeal period for 
the decision, unless appealed to the Development Review Board in accordance with Section 
4.022 of this Code.  

E. An application for a Stage I approval for residential development shall be considered by the Planning 
Director as follows: 

1. A Class II—Administrative Review as provided in Section 4.035(.03).  

2. After considering available information, the Planning Director shall determine whether the 
proposal conforms to the permit criteria set forth in this Code and may approve or disapprove 
the application and the accompanying preliminary development plan or require such changes 
therein or impose such conditions of approval as are in their judgment, necessary to ensure 
conformity to said criteria and regulations. In so doing, the Planning Director may, in their 
discretion, authorize submission of the final development plan in stages, corresponding to 
different units or elements of the development. The Planning Director shall do so only upon 
receiving evidence assuring completion of the entire development in accordance with the 
preliminary development plan and stage development schedule.  

3. Unless otherwise specified by State law, a final decision on a complete application and 
preliminary plan shall be rendered within 120 days after the application is deemed complete 
unless a continuance is agreed upon by the applicant and the Planning Director.  

Planning Commission Meeting - July 8, 2026 
Wilsonville Industrial Land Readiness (Basalt Creek Master Plan)

66

Item 2.



4. The determination of the Planning Director shall become final at the end of the appeal period 
for the decision, unless appealed to the Development Review Board in accordance with Section 
4.022 of this Code.  

(.09) Final Approval (Stage Two): 

A. Unless an extension has been granted by the Planning Director, within  not later than two years after 
the approval or modified approval of a preliminary development plan (Stage I), the applicant shall file 
with the City Planning Department a final plan for the entire development or when submission in 
stages has been authorized pursuant to Section 4.035 for the first unit of the development, a public 
hearing shall be held on each such application as provided in Section 4.013, except that As provided in 
Section 4.134, an application for a Stage II approval for residential development, or within the Coffee 
Creek Industrial Design Overlay DistrictNWI Zone as provided in Section 4.134, must may be 
considered by the Planning Director without a public hearing as a Class II Administrative Review as 
provided in Section 4.035(.03).  

**No additional changes proposed in this section** 

Section 4.156.02. Sign Review Process and General Requirements 

**No prior changes proposed in this section** 

(.05) Class II Sign Permit. Sign permit requests for meeting one or more of the descriptions listed in A. through C. 
below shall be processed as a Class II Sign Permit when the request does not conform with a Master Sign 
Plan or other previous sign approval but meets the requirements of the applicable sign regulations, unless 
the request would modify a condition of approval specifically imposed by the DRB or City Council:  

A. Existing residential development;  

B. Existing non-residential development with less than three tenants unless the request involves a 
freestanding or ground mounted sign greater than eight feet in height in a new location;  

C. New development or redevelopment in the Coffee Creek Northwest Industrial (NWI) Design Overlay 
District Zone subject to a Class II administrative review process;  

D. Major Adjustments to a Master Sign Plan when all of the following criteria are met:  

1. The request is compatible with the pattern of signage established in the sign plan in terms of 
locations, placement on buildings, proportionality to fascia and building facade, architectural 
design, and materials used;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
established Master Sign Plan;  

3. The request involves signs for a single tenant, a single multi-tenant freestanding or ground 
mounted sign, or a series of similar related multi-tenant freestanding or ground mounted signs in 
the same development; and  

4. The request does not involve a freestanding or ground mounted sign greater than eight feet in 
height at a new location.  

E. Class II Sign Permit Submission Requirements: Application for a Class II Sign Permit shall include two 
paper copies and one electronic copy of the following in addition to all required fees:  

1. Completed application form prescribed by the City and signed by the property owner or their 
authorized representative;  

2. Sign drawings or descriptions of all materials, sign area and dimensions used to calculate areas, 
lighting methods, and other details sufficient to judge the full scale of the signs and related 
improvements;  
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3. Documentation of the lengths of building or tenant space facades used in calculating maximum 
allowed sign area;  

4. Drawings of all building facades on which signs are proposed indicating the areas of the facades 
on which signs will be allowed; and  

5. Narrative describing the scope of the project, including written findings addressing all applicable 
review criteria, along with any other information showing how the proposed signage conforms 
with requirements for the applicable zone.  

F. Class II Sign Permit Review Criteria. Class II Sign Permits shall satisfy the sign regulations for the 
applicable zoning district and the Site Design Review Criteria in Sections 4.400 through 4.421, as well as 
the following criteria:  

1. The proposed signage is compatible with developments or uses permitted in the zone in terms of 
design, materials used, color schemes, proportionality, and location, so that it does not interfere 
with or detract from the visual appearance of surrounding development;  

2. The proposed signage will not create a nuisance or result in a significant reduction in the value or 
usefulness of surrounding development; and  

3. Special attention is paid to the interface between signs and other site elements including building 
architecture and landscaping, including trees.  

**No additional changes proposed in this section** 

Section 4.180. Exceptions and Modifications - Projections into Required Yards. 

(.01) Certain non-structural architectural features are permitted to project into required yards or courts, without 
requiring the approval of a Variance or Reduced Setback Agreement, as follows:  

A. Into any required yard:  

1. Architectural features may project into the required yard not more than two inches for each foot 
of required setback.  

2. Architectural features on buildings within the Coffee Creek Industrial Design Overlay 
DistrictNorthwest Industrial (NWI) Zone shall be subject to the applicable requirements in 
Section 4.134.  

3. Open, unenclosed fire escapes may project a distance not exceeding 48 inches.  

B. Into any required yard, adjoining a street or tract with a private drive:  

1. Architectural features may project a distance not exceeding 40 inches.  

2. An uncovered porch, terrace, or patio extending no more than two and one-half feet above the 
finished elevation may extend within three feet of an interior side lot line, or within ten feet of a 
front lot line or of an exterior side lot line.  

**No additional changes proposed in this section** 

Section 4.197. Zone Changes and Amendments to This Code—Procedures. 

**No prior changes proposed in this section** 

(.02) The following procedures shall be followed for zone map amendments.  

A. When a requested quasi-judicial zone map amendment within the Coffee Creek Industrial Design 
Overlay District Northwest Industrial (NWI) Zone is consistent with the adopted or concurrently 
proposed Comprehensive Plan Map designation and only one option exists for a zone map amendment 
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consistent with the Comprehensive Plan Map the amendment shall be reviewed by the City Council 
without prior review or recommendation by the Development Review Board or Planning Commission.  

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

2. Notwithstanding the process described above an applicant may elect to have the zone map 
amendment reviewed by the Development Review Board for a recommendation to City Council 
concurrently with other land use applications for the subject property.  

3. If the Planning Director anticipates that individuals other than the applicant can be expected to 
question the requested zone map amendment's compliance with the Comprehensive Plan the 
Planning Director may require the zone map amendment be first reviewed by the Development 
Review Board to make a recommendation to City Council.  

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

C. In recommending approval or denial of a proposed zone map amendment, the Planning Commission or 
Development Review Board shall at a minimum, adopt findings addressing the following criteria:  

1. That the application before the Commission or Board was submitted in accordance with the 
procedures set forth in Section 4.008, Section 4.125 (.18)(B)(2) or, in the case of a Planned 
Development, Section 4.140; and  

2. That the proposed amendment is consistent with the Comprehensive Plan map designation and 
substantially complies with the applicable goals, policies and objectives, set forth in the 
Comprehensive Plan text; and  

3. In the event that the subject property, or any portion thereof, is designated as "Residential" on 
the City's Comprehensive Plan Map; specific findings shall be made addressing substantial 
compliance with Implementation Measures 4.1.4.b, d, e, q, and x of Wilsonville's Comprehensive 
Plan text; and  

4. That the existing primary public facilities, i.e., roads and sidewalks, water, sewer and storm sewer 
are available and are of adequate size to serve the proposed development; or, that adequate 
facilities can be provided in conjunction with project development. The Planning Commission and 
Development Review Board shall utilize any and all means to insure that all primary facilities are 
available and are adequately sized; and  

5. That the proposed development does not have a significant adverse effect upon Significant 
Resource Overlay Zone areas, an identified natural hazard, or an identified geologic hazard. 
When Significant Resource Overlay Zone areas or natural hazard, and/or geologic hazard are 
located on or abut the proposed development, the Planning Commission or Development Review 
Board shall use appropriate measures to mitigate and significantly reduce conflicts between the 
development and identified hazard or Significant Resource Overlay Zone; and  

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

7. That the proposed development and use(s) can be developed in compliance with the applicable 
development standards or appropriate conditions are attached that insure that the project 
development substantially conforms to the applicable development standards; and  
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8. Adequate public facilities, services, and transportation networks are in place, or are planned to 
be provided concurrently with the development of the property. The applicant shall demonstrate 
compliance with the Transportation Planning Rule, specifically by addressing whether the 
proposed amendment has a significant effect on the transportation system pursuant to OAR 660-
012-0060. A Traffic Impact Analysis (TIA) shall be prepared pursuant to the requirements in 
Section 4.133.05.(01).  

**No additional changes proposed in this section** 

Section 4.198. Comprehensive Plan Changes—Adoption by the City Council. 

**No prior changes proposed in this section** 

(.02) When a requested quasi-judicial Comprehensive Plan Map amendment within the Coffee Creek Industrial 
Design Overlay District Northwest Industrial (NWI) Zone is consistent with an adopted master plan that is a 
sub-element of the Comprehensive Plan and only one option exists for a Comprehensive Plan Map 
amendment consistent with the adopted area plan the amendment shall be reviewed by the City Council 
without prior review or recommendation by the Development Review Board or Planning Commission.  

A. The ordinance adopting such Comprehensive Plan Map amendments shall state the Comprehensive 
Plan Map amendment expires 120 days from Council adoption unless a Stage II Final Plan receives final 
local approval for the area subject to the Comprehensive Plan Map amendment. In the event of a LUBA 
appeal of the final local approval, the 120-day expiration period will be tolled pending completion of 
the appeal process.  

B. Notwithstanding the process described above an applicant may elect to have the Comprehensive Plan 
Map amendment reviewed by the Development Review Board for a recommendation to City Council 
concurrently with other land use applications for the subject property.  

C. If the Planning Director anticipates that individuals other than the applicant can be expected to 
question the requested Comprehensive Plan Map amendment's compliance with the adopted master 
plan the Planning Director may require the Comprehensive Plan Map amendment be first reviewed by 
the Development Review Board to make a recommendation to City Council.  

**No additional changes proposed in this section** 

Section 4.610.00. Application Review Procedure. 

**No prior changes proposed in this section** 

(.03) Reviewing Authority. 

A. Type A or B. Where site plan review or plat approval by the Development Review Board is not required 
by City ordinance, the grant or denial of the Tree Removal Permit application shall be the responsibility 
of the Planning Director. The Planning Director has the authority to refer a Type B permit application to 
the DRB under the Class II administrative review procedures of this Chapter. The decision to grant or 
deny a permit shall be governed by the applicable review standards enumerated in WC 4.610.10.  

B. Type C. Where the site is proposed for development necessitating site plan review or plat approval by 
the Development Review Board, the Development Review Board shall be responsible for granting or 
denying the application for a Tree Removal Permit, and that decision may be subject to affirmance, 
reversal or modification by the City Council, if subsequently reviewed by the Council. For site 
development applications subject to a Class II administrative review process in the Coffee Creek 
Industrial Design Overlay District Northwest Industrial (NWI) Zone or for residential development, the 
Planning Director shall be responsible for the granting or denial of the Tree Removal Permit 
application.  
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C. Type D. Type D permit applications shall be subject to the standards and procedures of Class I 
administrative review and shall be reviewed for compliance with the Oregon Forest Practice Rules and 
Statutes. The Planning Director shall make the decision to grant or deny an application for a Type D 
permit.  

D. Review period for complete applications. Type A permit applications shall be reviewed within ten 
working days. Type B permit applications shall be reviewed by the Planning Director within 30 calendar 
days, except that the DRB shall review any referred application within 60 calendar days. Type C permit 
applications shall be reviewed within the time frame established by this Chapter. Type D permit 
applications shall be reviewed within 15 calendar days.  

**No additional changes proposed in this section** 

Section 4.610.40. Type C Permit. 

(.01) Approval to remove any trees on property as part of a site development application may be granted in a 
Type C permit. A Type C permit application shall be reviewed by the standards of this subchapter and all 
applicable review criteria of Chapter 4. Application of the standards of this section shall not result in a 
reduction of square footage or loss of density, but may require an applicant to modify plans to allow for 
buildings of greater height. If an applicant proposes to remove trees and submits a landscaping plan as part 
of a site development application, an application for a Tree Removal Permit shall be included. The Tree 
Removal Permit application will be reviewed in the Stage II development review process. The DRB shall 
review all Type C permits, with the exception of Class II development review applications located within the 
Coffee Creek Industrial Design Overlay District Northwest Industrial (NWI) Zone or for residential 
development, where the Planning Director shall have review authority. Any plan changes made that affect 
trees after Stage II review of a development application shall be subject to review by the original approval 
authority. Where mitigation is required for tree removal, such mitigation may be considered as part of the 
landscaping requirements as set forth in this Chapter. Tree removal shall not commence until approval of the 
required Stage II application and the expiration of the appeal period following that decision. If a decision 
approving a Type C permit is appealed, no trees shall be removed until the appeal has been settled.  

**No additional changes proposed in this section** 

Section 4.700. Procedures Relating to the Processing of Requests for Annexation and Urban 
Growth Boundary Amendments. 

**No prior changes proposed in this section** 

(.02) Each quasi-judicial request shall be reviewed by the Development Review Board, which shall make a 
recommendation to the City Council after concluding a public hearing on the proposal, except in the 
following circumstance:  

A. When an annexation in the Coffee Creek Industrial Design Overlay District Northwest Industrial (NWI) 
Zone is requested concurrent with a quasi-judicial Comprehensive Plan Map amendment and/or zone 
map amendment as specified in Section 4.197 (.02)A. and Section 4.198(.02), or when an annexation is 
for residential development consistent with an adopted Legislative Master Plan, the annexation shall 
be reviewed by the City Council without prior review or recommendation by the Development Review 
Board.  

a. The ordinance adopting such annexation request shall state the annexation expires 120 days 
from Council adoption unless a Stage II Final Plan receives final local approval for the area subject 
to the annexation. In the event of a LUBA appeal of the final local approval, the 120-day 
expiration period will be tolled pending completion of the appeal process.  
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b. Notwithstanding the process described above an applicant may elect to have the annexation 
reviewed by the Development Review Board for a recommendation to City Council concurrently 
with other land use applications for the subject property.  

c. If the Planning Director anticipates that individuals other than the applicant can be expected to 
question the requested annexation's compliance with the applicable criteria the Planning 
Director may require the annexation be first reviewed by the Development Review Board to 
make a recommendation to City Council.  

**No additional changes proposed in this section** 
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Wilsonville Northwest Industrial Pattern Book Goals of the Pattern Book page 
 

 

 

 

Introduction 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 
Rendering of the Coffee Creek Master Plan area 

 
Coffee Creek DODRegulating Plan 
Regulating Plan 

 
 
 
 
 
 
 
 
 

 
Regulating Plan from Section 4.134 Coffee Creek 
Industrial Design Overlay DistrictNorthwest 
Industrial (NWI) Zone 

 
 
 

GOALS OF THE PATTERN BOOK 
The Coffee Creek Industrial Design Overlay District (Coffee Creek DOD) is an overlay district within 
the Planned Development Industrial - Regionally Significant Industrial Area (RSIA) Zone Section 
4.135.5 of the Wilsonville Code. It is the purpose of the Coffee Creek DOD Northwest Industrial 
(NWI) Zone is to implement the Coffee Creek Industrial Area Master Plan (2007) and the Basalt 
Creek Master Plan (20256) by establishing standards and guidelines for development. Wilsonville 
Code Section 4.134 (Form-based Code, or FBC) NWI Zone and the Pattern Book together establish 
regulations and guidelines for allowed uses, street design and connectivity, site design and 
circulation, building form, and building architecture and landscape of all development located 
within the Coffee Creek Industrial Area Master Plan area NWI Zone. Together, or separately, the 
clear and objective standards of the FBCNWI Zone and the Pattern Book (Design Guidelines) are 
intended to result in: 

• A multi-modal transportation network that accommodates pedestrians, bicyclists, transit riders, 
motorists, and freight in the context of a modern light industrial district; 

• A complete network of existing and new streets, paths, and trails that will support a sense of 
place and identity within the City of Wilsonville; 

• An industrial district featuring cohesive and high-quality site, landscape, and building design 
through a de-emphasis on building design and more appropriate emphasis on the design of the 
public realm; 

• Minimization of the visibility of vehicular parking, circulation, and loading areas; 

• Public realm design that considers the contribution that landscape design has made to the 
design quality of other industrial lands in Wilsonville, where landscaping is effective at breaking 
down the scale of industrial development and providing a human scale to the public realm; 

• Preservation of trees and natural features, which supports the creation of a special place with a 
distinctive image and identity; 

• Minimization of adverse impacts on adjacent properties from development that detracts from the 
character and appearance of the area; and 

• Connectivity requirements that achieve City policy objectives but are appropriate for industrial 
scale sites and buildings, establish connectivity between parcels, and address challenges of 
shared site access between landlocked parcels. 
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page 2 

INTRODUCTION 
 

 

RELATIONSHIP TO THE WILSONVILLE CODE 
The Form-based Code design and development standards (form-based code) in 
Section 4.134 NWI Zone for industrial areas set the standards for development and 
defines the essential determinants for design that are critical to development. These 
standards are clear, objective, and represent a baseline minimum for the sound 
development of employment uses in industrial areas. Because the community standards 
for design are high, the expectation for the design for all new development is 
correspondingly high. The design guidelines in this Pattern Book encourage and promote 
the design of buildings and landscapes that exceed the minimum functional standards 
established in the Wilsonville Code. The design guidelines illustrate how the  provisions of 
the Form-based Code can be practically applied with examples from specific context zones. 
However, no single guideline or illustration is capable of representing the full, complete, 
and exhaustive range of possible design solutions. Rather than representing an ultimate 
design, the design guidelines and their illustrative examples are intended to promote a 
creative response to the development regulations and foster a collaborative discussion of 
design that includes City staff and members of the Development Review Board. 
 

The City of Wilsonville expects new development in industrial areas to be successful 
contributors to the quality of life in the city by: 

• Constructing well-designed, high-quality buildings that serve current needs and are 
adaptable to future uses; 

• Integrating industrial land uses with all modes of transportation including active 
modes of transportation of walking, biking, and transit; 

• Preserving existing trees and natural features and enhancing the character and 
qualities of a unique landscape with a distinctive image and identity; 

• Preserving existing jobs and creating new ones; and 

• Creating a quality workplace for employees. 
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Wilsonville Northwest Industrial Pattern Book Overview of the Design Guidelines page 3 

 

 

OVERVIEW OF THE DESIGN GUIDELINES  
 

Coffee CreekNorthwest Industrial Design Overlay District Zone Design Guidelines 

Pattern Book Chapter Design Guideline Section Design Guidelines 

A | Street Design and Connectivity 1. Network 1.1 Connection spacing 
1.2 Large parcels 

2. Addressing Streets 2.1 Park-like character 
2.2 Serving multiple modes 
2.3 Prominent address 
2.4 Enclosed public realm 

3. Supporting Streets 3.1 Role of Supporting Streets. 
3.2 High-quality Supporting Streets 
3.3 Extension of the public realm 
3.4 Supporting Street as the primary access 
3.5 Supporting Street as the secondary access 

4. Through Connections 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.1 Balancing extension of the public realm with flexible design 
4.2 Serving pedestrians 
4.3 Serving bicyclists 
4.4 Wayfinding 
4.5 Flexible alignment 
4.6 Flexible width 
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INTRODUCTION 
 

 

 

Coffee CreekNorthwest Industrial Design Overlay District Zone Design Guidelines 

Pattern Book Chapter Design Guideline Section Design Guidelines 

B | District-Wide Planning 

and Landscaping 
1. The Natural Landscape 1.1 Water flow to Coffee Lake Creek 

1.2 Natural landscape as visual unifier 
1.3 Naturalistic landscape, native planting 
1.4 Access to nature 
1.5 Ice Age artifacts 
1.6 Tree preservation within setbacks 
1.7 Informal park-like landscaping 

2. Special Landscape Features 2.1 City of Wilsonville themes 
2.2 Existing tree groves at points of access 
2.3 Water features 
2.4 Selective use of non-native plants 
2.5 Intentional aesthetic use of industrial materials 

3. Strong Gateways 3.1 NWI Coffee Creek gateways 
3.2 Buildings as gateway markers 
3.3 Monument signs 
3.4 Iconic elements 

Attachment 2

Planning Commission Meeting - July 8, 2026 
Wilsonville Industrial Land Readiness (Basalt Creek Master Plan)

80

Item 2.



Wilsonville Northwest Industrial Pattern Book Overview of the Design Guidelines page 5 

 

 

INTRODUCTION 
 

Coffee CreekNorthwest Industrial Design Overlay DistrictZone Design Guidelines 

Pattern Book Chapter Design Guideline Section Design Guidelines 

C | Site Design 1. Parcel Access 1.1 Distinctive identity of visitor arrival point 
1.2 Converging parcel access points 
1.3 Formal landscape design that contrasts 
1.4 Parcel access from an Addressing Street 
1.5 Parcel access from a Supporting Street 
1.6 Parcel access from a Through Connection 
1.7 Pedestrian and bicycle access network 
1.8 Accessible paths 
1.9 Adjust paths to incorporate site features 
1.10 Front yards that contribute to the public realm 
1.11 Signs 
1.12 Outdoor rooms 

2. Parking Location and Design 2.1 Front yard surface parking on an Addressing Street 
2.2 Through Connections that provide parking 
2.3 Surface parking 
2.4 From the parking spot to the primary entry 
2.5 Stormwater run-off 
2.6 Planting 

3. Location and Screening of Utilities and Services 3.1 Geometry 
3.2 Screening materials 
3.3 Native plant material 

4. Exterior Lighting 4.1 Nighttime safety 
4.2 Highlighting 
4.3 No flood lighting 
4.4 Sustainable lighting 
4.5 Addressing and Supporting streets at night 
4.6 Through Connections at night 
4.7 Fixture heights 
4.8 Night sky 
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page 6 

 

 

 

Coffee CreekNorthwest Industrial Design Overlay DistrictZone Design Guidelines 

Pattern Book Chapter Design Guideline Section Design Guidelines 

D | Building Design 1. Primary Building Orientation and Entries 1.1 Primary building entry relationship to Addressing Street 
1.2 Primary entry as significant building feature 
1.3 Primary entry characteristics 
1.4 Visual interest and human scale 

2. Building Façades 2.1 Façade articulation 
2.2 Office building façades 
2.3 Multi-story building façades 
2.4 Addressing Street façades 
2.5 Addressing Street enclosure and street wall 

3. Roof Forms 3.1 Fifth elevation 
3.2 Natural light 
3.3 Roof edge 
3.4 Roof forms 
3.5 Incorporation of mechanical systems 
3.6 Roof stormwater 

4. Materials and Colors 4.1 Coffee CreekNorthwest Industrial colors 
4.2 Emphasize base, body, and top 
4.3 Muted color palette 

5. Sustainable Building Design 5.1 Solar advantage and daylight 
5.2 Shading 
5.3 Non-mechanical light and ventilation 
5.4 Minimal site alteration 
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Wilsonville Northwest Industrial Pattern Book Overview of the Two Track System page 7 

 

 

 Track One: Reduced timeline, approval 

certainty  Track Two: Design flexibility 

OVERVIEW OF THE TWO TRACK SYSTEM  
 
 

The Two Tracks 
TRACK ONE 
The Planning Director determines 
your project complies with all 
Development Standards, or that 

Your project complies with all 
Development Standards and all 
needed Adjustment Allowances. 

Your project will be approved by 
the Planning Director. 

 TRACK TWO 
Your project does not comply with 
all Development Standards. 

Your project must comply with 
some or all Design Guidelines in the 
Pattern Book. 

Your project is reviewed and 
may be approved by the 
Development Review Board. 

 

HOW THE DEVELOPMENT STANDARDS AND DESIGN GUIDELINES ARE 
INTENDED TO BE USED 
The clear and objective standards in Section 4.134, found within Chapter 4 of the 
Wilsonville Planning and Land Development Code, are written to allow 
streamlined development approval. As long as a proposed development meets 
the numerical standards it will be approved. 

The Design Guidelines within this Pattern Book provide the basis for an optional 
“waiver track.” An applicant may elect to apply for the waiver track, instead of the 
clear and objective track. In this case, the Design Guidelines, including the Intent 
Statements and other contents of this Pattern Book, will guide approval of the 
project. 

TRACK ONE: CLEAR AND OBJECTIVE TRACK (SECTION 4.134) 
  

Track One is a ministerial review process, intended to result in automatic project approval if all criteria are 
met.  
The development applicant must meet Development Standards (numerical standards) for Connectivity, 
District-wide Planning, Site Design, Building Design, Waysides and Signage. Limited adjustments are 
permitted, as noted in Section 4.134. 

Track One provides an administrative approval process for projects that comply with the 
clear and objective standards of Section 4.134. If an application meets all applicable 
development standards, the project is approved without discretionary design review. 

Applicable standards include requirements for connectivity, site planning, building design, 
landscaping, waysides, and signage. Limited adjustments to specific numerical standards may 
be granted where authorized by Section 4.134. 

TRACK TWO: WAIVER TRACK 
 

Track Two is a discretionary review process for projects not meeting all of the clear and objective standards 
of Section 4.134. 

When choosing this track, applicants must meet Design Guidelines within the Pattern Book for 
development standards to be waived. Clear and objective standards eligible for the waiver track are 
found in subsections 
2) District-wide Planning and Landscaping, 3) Site Design, and 4) Building Design. 

The clear and objective standards of subsection 1) Street Design and Connectivity, may elect to use the 
waiver track by providing a Connectivity Master Plan that complies with the Design Guidelines and the 
Pattern Book.Track Two is a discretionary review process available to applicants proposing 
development that does not meet all of the clear and objective standards contained in Section 
4.134. Under this track, applicants must demonstrate that the proposed alternative design 
satisfies the intent and objectives of the Northwest Industrial Zone through compliance with 
the applicable Design Guidelines contained in the NWI Pattern Book. 

Standards eligible for waiver review include selected provisions within District-wide Planning 
and Landscaping, Site Design, and Building Design, as specifically identified in Section 4.134. 
Standards that are not identified as adjustable or eligible for waiver review shall remain 
applicable. 

Applicants seeking flexibility from Street Design and Connectivity standards may utilize 
Track Two by submitting a Connectivity Master Plan that demonstrates how the proposed 
development will achieve the connectivity, circulation, and public realm objectives of the 
Northwest Industrial Zone and is consistent with the Design Guidelines and 
recommendations contained in the NWI Pattern Book. 

Approval of a waiver request is discretionary and requires a finding that the proposed 
alternative design meets or exceeds the intent of the applicable standards and contributes to 
the overall vision and objectives of the Northwest Industrial Zone.  

Projects are reviewed and may be approved by the Development Review Board. 
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RELATIONSHIP OF THE DESIGN GUIDELINES TO SECTION 4.134 DEVELOPMENT STANDARDS  
 

TRACK ONE: CLEAR AND OBJECTIVE TRACK (SECTION 
4.134) 
Track One is an ministerial administrative review process, intended to 
result in automatic project approval if all criteria are met. The 
development applicant must meet Development Standards (numerical 
standards) for Connectivity, District-wide Planning, Site Design, and 
Building Design. Projects will be approved by the Planning Director. 

TRACK TWO: WAIVER TRACK 
 

 

Track Two is a discretionary review process for projects not meeting all of the 
clear and objective standards of Section 4.134. The development applicant 
must meet Design Guidelines for the applicable waiver track section. 
Projects are reviewed and may be approved by the Development 
Review Board. 

 
 Section 4.134 Coffee CreekNorthwest Industrial Design Overlay DistrictZone 

 

 

 
TRACK ONE: CLEAR AND OBJECTIVE 

TRACK 
Section 4.134 Development 

Standards 

 COFFEE CREEK INDUSTRIAL DESIGN OVERLAY DISTRICT 

 
PATTERN BOOK 

DECEMBER 2017 
 
 
 
 
 

 

TRACK TWO: WAIVER TRACK 
Design Guidelines (this 

document) 
CITY OF WILSONVILLE | TRANSPORTATION GROWTH 

MANAGEMENT (TGM) URBSWORKS INC | 

BAINBRIDGE. 

   
CC NWI - 21 | Street Design and Connectivity 
• Connection Spacing 
• Connection Type 
• Connection Hierarchy and Primary Frontage 

 

Waiver Track only permitted using the 
Connectivity Master Plan (see below) 

 

CC NWI - 21 | Street Design and Connectivity 

Connectivity Master Plan, per Section 4.134 (.10)D. 
“Required Connectivity Master Plan”. 

 
 

A | Street Design and Connectivity 
• Network 
• Addressing Streets 
• Supporting Streets 
• Through Connections 

CCNWI - 32 | District-wide Planning and 
Landscaping 
• Tree Removal 
• Tree Protection 

 B | District-wide Planning and Landscaping 
• The Natural Landscape 
• Special Landscape Features 
• Strong Gateways 
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Wilsonville Northwest Industrial Pattern Book Overview of the Two Track System page 9 

 

 

 
 

 

 
TRACK ONE: CLEAR AND OBJECTIVE 

TRACK 
Section 4.134 Development 

Standards 

 COFFEE CREEK INDUSTRIAL DESIGN OVERLAY DISTRICT 

 
PATTERN BOOK 

DECEMBER 2017 
 
 
 
 
 

 

TRACK TWO: WAIVER TRACK 
Design Guidelines (this 

document) 
CITY OF WILSONVILLE | TRANSPORTATION GROWTH 

MANAGEMENT (TGM) URBSWORKS INC | 

BAINBRIDGE. 

   
CC NWI - 21 | Street Design and Connectivity 
• Connection Spacing 
• Connection Type 
• Connection Hierarchy and Primary Frontage 

 

Waiver Track only permitted using the 
Connectivity Master Plan (see below) 

 

CC NWI - 21 | Street Design and Connectivity 

Connectivity Master Plan, per Section 4.134 (.10)D. 
“Required Connectivity Master Plan”. 

 
 

A | Street Design and Connectivity 
• Network 
• Addressing Streets 
• Supporting Streets 
• Through Connections 

CCNWI - 32 | District-wide Planning and 
Landscaping 
• Tree Removal 
• Tree Protection 

 B | District-wide Planning and Landscaping 
• The Natural Landscape 
• Special Landscape Features 
• Strong Gateways 

2 
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RELATIONSHIP OF THE DESIGN GUIDELINES TO SECTION 4.134 DEVELOPMENT STANDARDS CONTINUED 
 

Section 4.134 Coffee Creek Industrial Design Overlay DistrictNorthwest Industrial Zone 
 

 
TRACK ONE: CLEAR AND OBJECTIVE 

TRACK 
Section 4.134 Development 

Standards 

 
COFFEE CREEK INDUSTRIAL DESIGN OVERLAY DISTRICT 

PATTERN BOOK 

TRACK TWO: WAIVER TRACK 
DECEMBER 2017

 

Design Guidelines (this document) 
 
 

CITY OF WILSONVILLE | TRANSPORTATION GROWTH MANAGEMENT (TGM) 

URBSWORKS INC | BAINBRIDGE. 

NWICC - 3 4 | Site Design 
• Parcel Access (Adjustable) 
• Parcel Pedestrian Access 
• Parcel Frontage 
• Parking Location and Design (Adjustable) 
• Grading and Retaining Walls (Adjustable) 
• Planting 
• Location and Screening of Utilities 

 C | Site Design 
• Parcel Access 
• Parking Location and Design 
• Location and Screening of Utilities 

and Services 
• Exterior Lighting 

NWI - 5 | Building Design 
• Building Orientation 
• Primary Building Entrance 
• Overall Building Massing (Adjustable) 

 D | Building Design 
• Primary Building Orientation and Entries 
• Building Façades 
• Roof Forms 
• Materials and Colors 
• Sustainable Building Design 

(.11) | Waysides 
• Size and Dimensions 
• Perimeter Landscaping 
• Required and Optional Amenities 

  

 
Per Section 4.134 (.07) 

(.13) | Signs 
• Applicability 
• General 

 
 

Per Section 4.156.02 (.08) 
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page 10 

 

 

CC - 1 | Street Design and Connectivity 
•  Connection Spacing Waiver Track only permitted using the 
•  Connection Type Connectivity Master Plan (see below) 
•  Connection Hierarchy and Primary Frontage 

B | District-wide Planning and 
Landscaping 
•  The Natural Landscape 
•  Special Landscape Features 
    

CC - 4 | Building Design 
•  Building Orientation 
•  Primary Building Entrance 
•  Overall Building Massing 

 

Waiver Track Not 
Permitted 
 
 
 

Per Section 4 156 02 
 

B | District-wide Planning and Landscaping 
•  The Natural Landscape 
•  Special Landscape Features 
•  Strong Gateways 
 
C | Site Design 
•  Parcel Access 
•  Parking Location and Design 
•  Location and Screening of Utilities and 
Services 
•  Exterior Lighting 
 
 
 
 
D | Building Design 
•  Primary Building Orientation and Entries 
•  Building Façades 
•  Roof Forms 
•  Materials and Colors 
•  Sustainable Building Design 
 

 
Waiver Track Not Permitted 

 
 
 

Per Section 4.156.02 (.08) 

CC - 1 | Street Design and Connectivity A | Street Design and 
Connectivity 
Connectivity Master Plan, per Section 4.134 (.10)D. •  Network 
“Required Connectivity Master Plan”. •  Addressing Streets 

•  Supporting Streets 
    

Waiver Track only permitted using 
the Connectivity Master Plan (see 

 

• Exterior Lighting  

A | Street Design and 
Connectivity 
• Network 
• Addressing Streets 
• Supporting Streets 
• Through Connections  
C | Site Design 
• Parcel Access 
• Parking Location and Design 
• Location and Screening of Utilities and 

Services 

D | Building Design 
• Primary Building Orientation and 

Entries 
• Building Façades 
• Roof Forms 
• Materials and Colors 
• Sustainable Building 

Design 

 
* 
* 
* * * 

CC - 3 | Site Design 
•  Parcel Access (Adjustable) 
•  Parcel Pedestrian Access 
•  Parcel Frontage 
•  Parking Location and Design (Adjustable) 
•  Grading and Retaining Walls (Adjustable) 
•  Planting 
•  Location and Screening of Utilities 

* 
* 

(.12) | Waysides 
• Size and Dimensions 
• Perimeter Landscaping 
• Required and Optional Amenities 

 

* 

EXAMPLE 1 
Approval using Clear and Objective Track 
only. 

EXAMPLE 2 
Approval using both Clear and Objective and Waiver Tracks.

 

  
 
 
 
 
 
 

 
NWI - 1 | Street Design and Connectivity 
• Connection Spacing 
• Connection Type 
• Connection Hierarchy and Primary 

Frontage 
 

TRACK TWO: WAIVER TRACK 
Design Guidelines (this document) 

 
 
 
 

 * 
NWICC - 1 | Street Design and Connectivity 

Connectivity Master Plan, per Section 4.134 (.10)D. 

* 
“Required Connectivity Master Plan”. 

NWI - 2 | District-wide Planning and 
Landscaping 
• Tree Removal 
• Tree Protection 

 
 

NWI - 3 | Site Design 
• Parcel Access (Adjustable) 
• Parcel Pedestrian Access 
• Parcel Frontage 
• Parking Location and Design (Adjustable) 
• Grading and Retaining Walls (Adjustable) 
• Planting 
• Location and Screening of Utilities 

 
 

NWI - 4 | Building Design 
• Building Orientation 
• Primary Building Entrance 
• Overall Building Massing (Adjustable) 

 
 

(.12) | Waysides 
• Size and Dimensions 
• Perimeter Landscaping 
• Required and Optional Amenities 

 
 

(.13) | Signage 
• Applicability 
• General 

NWI - 2 | District-wide Planning and Landscaping 
• Tree Removal 
• Tree Protection 

 
 

(.12) | Waysides 
• Size and Dimensions 
• Perimeter Landscaping 
• Required and Optional Amenities 

 

 
 
 
 

 
 

 
 
 
 
 
 

 
 
 
 
 
 

(13) | Signage 
• Applicability 
• General 

 
    

  

 
   

 
 

 
TRACK TWO: WAIVER TRACK 

 

 
   

 

 

* 
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HOW TO USE THE PATTERN BOOK  
 

This Pattern Book for Coffee Creekuses design 
guidelines and prototypes to illustrate the 
principles that inform the Coffee Creek Industrial 
Design Overlay DistrictNorthwest Industrial 
Zone. For those projects where the clear and 
objective standards of the Form- based 
CodeSection 4.134 do not provide sufficient 
flexibility to address specific issues for site 
design, landscape design, or building design the 
Pattern Book provides guidance to the 
applicant and the Development Review Board. 

What is an Intent Statement? Intent 
statements summarize the fundamental 
principles for the four primary patterns and their 
typologies that guide development in Coffee 
Creekthe Northwest Industrial Zone. 

What is a Design Guideline? Every design 
guideline is intended to promote a carefully 
articulated and well-crafted design response 
that is consistent with the principles of the Intent 
Statement. 

What is a Precedent Photo? Each image is 
intended to provide a visual reference to the text 
that represents a level of quality and aesthetics 
appropriate to the industrial context of Coffee 
Creekthe Northwest Industrial Zone. They 
are intended to inspire creativity and a 
thoughtful, considered design response to 
addressing the unique conditions of street, site, 
building, and landscape design. 

 
Intent Statement Design Guideline Precedent photo 

 
 

 

Design Guidelines 
 
 

 
SECTION A  |  CONNECTIVITY AND STREET DESIGN 

 

 
DESIGN GUIDELINES 
1. NETWORK OF STREETS AND PATHS 

1.1 Connection spacing 

 
DESIGN GUIDELINES 

INTENT STATEMENT 
Streets do much more than provide access to 
buildings, blocks, parcels, and sites. Streets are 
the primary generators of urban form and their 
design determines the quality of the public 
realm and the character of our neighborhoods 
and cities. The Form-based CodeSection 4.134 sets 
standards for streets as well as standards for 
development of sites, parcels, and buildings. In 
the Form- based CodeThe Regulating Plan 
establishes 
an overall framework for access and mobility in 
the Coffee CreekNorthwest industrial area by 
building upon those roads that already exist. 
Existing rural roads and new streets will 
become the major streets of Coffee Creekthe 
area and will set the character for its 
development. The Regulating Plan sets forth 
only a rough framework 
for new development with standards for 
Connection Spacing that are appropriate to 
the large scale of industrial development, and to 
ensure that connectivity to, and through, all 
sites is supported. The Form-based 
CodeSection 4.134 sets minimum standards for 
connectivity, and establishes a hierarchy of 
Addressing Streets,  
Supporting Streets, and Through Connections. 
The nature of many of these connections, their 
function, and their typology is flexible so that 

their ultimate design can be a reflection of 
their unique context. Supporting Streets and 
Through Connections should work together to 
provide a complete network that serves 
people getting around no matter what form of 
transportation they use. It’s not necessary for 
every connection to serve everyone, but the 
network should make it possible to get to, 
through and around parcels and the district. 

Addressing Streets 
Addressing Streets are the structural framework of 
the street network in Coffee Creekthe Northwest 
industrial area. They link all other Supporting 
Streets and Through Connections to each other 
and to the larger community of Wilsonville. In 
addition to this essential network role, 
Addressing Streets are the front doors for all 
developmentin Coffee Creek. They define the 
quality of the public realm and create the first 
impression of the Northwest industrial area for 
new visitors. Where new development includes 
planning and construction of an Addressing 
Street, the design must reinforce the distinctive 
regional landscape and support the intent of 
high-quality urban design for the public realm 
with a park-like atmosphere. 

The intent for all streets and paths in the Northwest industrial area is to create an 
integrated district with a robust, resilient, and connected network that supports 
economic and environmental sustainability. There is a fixed structural framework 
of Addressing Streets that provide access from within Coffee Creekthe area to 
the rest of the region. That framework is intended to support a well-integrated 
and fine-grained system of streets and paths where a multi-use path might be 
the connecting link between an Addressing Street and a Supporting Street or 
Through Connection. The design intent is to maximize connectivity –of all kinds– 
to the extent practicable. 

1.2 Large parcels 
Where the building program for industrial projects requires parcel configurations 
that exceed the minimum connectivity standards of the Form-based CodeSection 
4.134, the site design, landscape design, and architectural design of projects shall 
provide additional on-site employee amenities as mitigation. Elements could 
include dedicated indoor or outdoor recreation facilities, such as a soccer pitch or 
basketball court; dedicated indoor or outdoor food service facilities, such as a 
landscaped outdoor plaza or indoor canteen, and/or landscaped area for passive 
recreation, such as a fountain or a piece of sculpture. 

2. ADDRESSING STREETS 
2.1 Park-like character 

Design Addressing Streets to establish and support a park-like character of the 
public realm. Addressing Streets shall provide continuous sidewalks on both sides 
of the street that protect the pedestrian with a landscaped planting strip. Addressing 
Streets may also include a planted central median. 

2.2 Serving multiple modes 
Addressing Streets should support pedestrian, bicycle, automobile, freight, and transit 
access and mobility equally. 

 
                   Wilsonville NorthwesLight Industrial Pattern Book page 15 Wilsonville NorthwesLight Industrial Pattern Book page 17 
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 Wilsonville Light Industrial Pattern Book 

 
 

 

 
Primary Addressing Street 

Addressing Street park-like character 

Front door on the Addressing Street as front door 

Enclosure of the public realm 

Native trees in the setback 

Visual interest and human scale 

 

 
 

 

  
 

 

 

   

 

Example projects, or Prototypes—representing 
a range of possible building and development 
typologies—are modeled in dimensionally 
accurate illustrations. Each of the prototypes 
illustrates how a development may comply with 
the Design Guidelines and Intent Statements. 

In the Patterns and Prototypes section starting 
on page 33, Prototypes and Design Guidelines 
are arrayed side-by-side to demonstrate different 
ways that a project may comply with the Design 
Guidelines. 

What is a Prototype? Prototypes are 
models of possible development, designed to-
scale for a particular context. Development 
prototypes are used in a wide variety of 
applications—to illustrate design objectives, to 
test development capacity for a specific site, to 
model a real estate development proforma, or 
to test proposed 
zoning designations and development standards. 
Prototypes provide an easy-to-understand visual 
representation of complex spatial information 
and are often drawn in three dimensions to 
help users visualize results. The Coffee 
CreekNorthwest 

Industrial prototypes are aimed at City staff, 
the Development Review Board, developers 
who want clear guidance about the type of 
development that is permitted by the Coffee 
CreekNorthwest Industrial Design Overlay 
District Zone, and neighborhood 
representatives trying to visualize the effect of 
the zoning. 

 

 
Excerpts from Design 
Guidelines 

Prototype illustration demonstrating 
compliance with Design Guidelines 

 
PATTERNS AND TYPOLOGIES 

Prototype 2 
A. 2.1 PARK-LIKE CHARACTER 
Design Addressing Streets to establish and support a park-like character 
of the public realm. Addressing Streets shall provide continuous sidewalks 
on both sides of the street that protect the pedestrian with a landscaped 
planting strip. Addressing Streets may also include a planted central median. 

 
A. 2.3 PROMINENT ADDRESS 
Design Addressing Streets to serve as the “front door” or “address” for new 
buildings and development. New Addressing Streets shall include sidewalks 
on both sides that provide safe, continuous access for pedestrians to all 
abutting sections of the primary street network of Addressing Streets. Unless 
interrupted another Addressing Street or a Supporting Street, the sidewalks 
shall be protected by a continuous planted landscape strip. 

A. 2.4 ENCLOSE THE PUBLIC REALM 
Orient building massing, form, architecture, and programmatic function 
along Addressing Streets to help define the public realm, create a distinctive 
frame for the streets, and support the sense of place in the area. 

 
A. 3.3 EXTENSION OF PUBLIC REALM 
Design Supporting Streets to establish and support the extension of the 
public realm established by the network of Addressing Streets. 

 
 
 
 
 

 
SECTION C. INTENT STATEMENT 
Trees help to define place. Whether individually, or in groves of native 
species, trees enhance the public realm by giving context and scale to the 
Coffee CreekNorthwest Industrial Area. Landscape planting in front, side, 
and rear yards and as screening for parking lots, service drives, and service 
enclosures gives form and defines the public realm and parcels. The 
landscape design, installation, and maintenance help to define the Coffee 
CreekNorthwest industrial district area and to diminish the large-scale 
industrial buildings. It also helps 
to define and direct people to building entries. The native plant material 
are climate adaptive, have low water and maintenance requirements, and 
visually blend with adjacent, undisturbed landscapes. Native trees should be 
preserved and employed as the visual anchors of new landscapes. 

D. 1.3 VISUAL INTEREST AND HUMAN SCALE 
Locate the office and support spaces for warehouse and industrial buildings 
on the Addressing Street or Supporting Street instead of burying these 
functions in the interior of a large monolithic structure. The smaller-scale 
first floor can help soften the bulk of large buildings and add visual interest 
and a human scale to the public realm. This guideline may be accomplished 
by wrapping the high-bay industrial form with lower-scaled structures on 
the street; extending a discrete element of the building that contains these 
functions and giving this element a distinctive, contrasting architectural 
expression; or providing a visual break in the building mass and structure 
that creates an impression of two separate buildings. 
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Design Guidelines 
 
 
 

SECTION A | STREET DESIGN AND CONNECTIVITY  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Example of a Supporting Street 
On the largest sites in Coffee Creekthe Northwest Industrial area where 
multiple buildings are developed, Supporting Streets may share the same 
function of defining the public realm as Addressing Streets: they may provide 
the “address” and “front door” for a building located on the interior of a 
parcel. 

INTENT STATEMENT 
Streets do much more than provide access to 
buildings, blocks, parcels, and sites. Streets are 
the primary generators of urban form and their 
design determines the quality of the public 
realm and the character of our neighborhoods 
and cities. The Form-based CodeSection 4.134 
sets standards for streets as well as standards for 
development of sites, parcels, and buildings. In 
the Form- based Code, the Regulating Plan 
establishes 
an overall framework for access and mobility in 
the Coffee CreekNorthwest Industrial aArea by 
building upon those roads that already exist. 
Existing rural roads and new streets will 
become the major streets of the areaCoffee 
Creek and will set the character for its 
development. The Regulating Plan sets forth 
only a rough framework 
for new development with standards for 
Connection Spacing that are appropriate to the 
large scale of industrial development, and to 
ensure that connectivity to, and through, all 
sites is supported. The Form-based Code sets 
minimum standards for connectivity, and 
establishes a hierarchy of Addressing Streets, 
Supporting Streets, and Through Connections. 
The nature of many of these connections, their 
function, and their typology is flexible so that 

their ultimate design can be a reflection of 
their unique context. Supporting Streets and 
Through Connections should work together to 
provide a complete network that serves people 
getting around no matter what form of 
transportation they use. It is not necessary for 
every connection to serve everyone, but the 
network should make it possible to get to, 
through and around parcels and the district. 

 

Addressing Streets 
Addressing Streets are the structural framework 
of the street network in Coffee Creekthe 
Northwest industrial area. They link 
Supporting Streets and Through Connections to 
each other and to the larger community of 
Wilsonville. In addition to this essential network 
role, Addressing Streets are the front doors for 
all development in Coffee Creekthe area. They 
define the quality of the public realm and create 
the first impression of Coffee Creekthe 
industrial area for new visitors. Where new 
development includes planning and 
construction of an Addressing Street, the design 
must reinforce the distinctive regional 
landscape and support the intent of high-
quality urban design for the public realm with a 
park-like atmosphere. 
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Example of a Through Connection 
Through Connections may serve as a multi-use path 
bicyclesfor bicycles and pedestrians. 

Supporting Streets 
Supporting Streets are primarily intended to be the 
flexible links between Addressing Streets and 
destinations. They play a significant role 
in supporting freight and automobile access, but 
they also connect people on foot or bike to 
transit. They have a fundamental role in 
providing fine-grained connectivity within the 
large scale of industrial blocks. On the largest 
sites in Coffee Creekthe Northwest Industrial 
area where multiple buildings are developed, 
Supporting Streets may share the same function 
of defining the public realm as Addressing Streets: 
they may provide the “address” and “front door” 
for a building located on the interior of a parcel. 
Where they do, Supporting Streets should 
contribute to the overall urban design quality of 
Coffee Creekthe area. Design elements of 
Supporting Streets may share many of the same 
characteristics 
as Addressing Streets: continuous sidewalks on 
both sides of the street protected by 
landscaped park strips. 

In other contexts Supporting Streets may be more 
utilitarian in service to the nature of their program 
and function. Supporting Streets 
can provide access to services and utilities. 
Their design expression may be simple and 
functional. 
 
 

Through Connections 
Through Connections offer a broad range of 
design possibilities that support specific needs for 
access and mobility. Through Connections may 
look like Addressing Streets or Supporting Streets 
and function like any other street; they may look 
like a street and at the same time function as 
access to parking within a surface parking lot. They 
may serve as a multi-use path for bicycles and 
pedestrians; or they may look and function like a 
sidewalk. Regardless of their ultimate appearance 
or configuration, Through Connections are 
intended to link the  the Coffee CreekNorthwest 
Industrial aArea together as a network of streets, 
routes, and paths that support multi-modal 
transportation. Through Connections are also 
intended to link Coffee Creekthe area to other local 
and regional destinations, such as the Ice Age 
Tonquin Trail or Coffee Lake Creek Natural Area. 

The design of the landscape along Through 
Connections is intended primarily as a visual 
relief from the large-scale industrial 
development. A simple, natural landscape of native 
plant materials will result in an attractive contribution 
to the quality of this limited part of the public realm. 

Attachment 2

Planning Commission Meeting - July 8, 2026 
Wilsonville Industrial Land Readiness (Basalt Creek Master Plan)

92

Item 2.



DESIGN GUIDELINES 

Wilsonville Northwest Industrial Pattern Book Connectivity and Street Design page 15 

 

 

DESIGN GUIDELINES 
1. NETWORK OF STREETS AND PATHS 

1.1 Connection spacing 
The intent for all streets and paths in Coffee Creek  the Northwest Industrial area is 
to create an integrated district with a robust, resilient, and connected network that 
supports economic and environmental sustainability. There is a fixed structural 
framework of Addressing Streets that provide access from within Coffee Creekthe 
area to the rest of the region. That framework is intended to support a well-
integrated and fine-grained system of streets and paths where a multi-use path 
might be the connecting link between an Addressing Street and a Supporting Street or 
Through Connection. The design intent is to maximize connectivity of all kinds to the 
extent feasible. 

1.2 Large parcels 
Where the building program for industrial projects requires parcel configurations that 
exceed the minimum connectivity standards of the Form-based Code, the site design, 
landscape design, and architectural design of projects shall provide additional on-site 
employee amenities as mitigation. Elements could include dedicated indoor or outdoor 
recreation facilities, such as a soccer field or basketball court; dedicated indoor or outdoor 
food service facilities, such as a landscaped outdoor plaza or indoor canteen, and/or 
landscaped area for passive recreation, such as a fountain or a piece of sculpture. 

2. ADDRESSING STREETS 
2.1 Park-like character 

Design Addressing Streets to establish and support a park-like character of the public 
realm. Addressing Streets shall provide continuous sidewalks on both sides of the street 
that protect the pedestrian with a planting strip landscaped with shade trees. Addressing 
Streets may also include a planted central median. 

2.2 Serving multiple modes 
Addressing Streets should support pedestrian, bicycle, automobile, freight, and transit 
access and mobility equally. Example of a Through Connection 

Through Connections may function as access to parking 
within a surface parking lot. 
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2.3 Prominent address 
Design Addressing Streets to serve as the “front door” or “address” for new buildings and 
development. New Addressing Streets shall include sidewalks on both sides that provide 
safe, continuous access for pedestrians to all abutting sections of the primary street 
network of Addressing Streets. Unless interrupted by another Addressing Street or a 
Supporting Street, the sidewalks shall be protected by a continuous landscape strip planted 
with shade trees. 

2.4 Enclosed public realm 
Orient building massing, form, architecture, and programmatic function along Addressing 
Streets to help define the public realm, create a distinctive enclosure of the public realm, 
and support the sense of place in Coffee Creekthe Northwest Industrial area. 

3. SUPPORTING STREETS 
3.1 Role of Supporting Streets 

Supporting Streets are the flexible links between Addressing Streets and destinations 
throughout the Coffee Creek area. Supporting Streets may sometimes function as the “front 
door” or “address for new buildings and development. In other contexts Supporting Streets 
may be more utilitarian in service to the nature of their program and function. Supporting 
Streets can provide access to services and utilities. Their design expression may be simple 
and functional. 

3.2 High-quality Supporting Streets 
Where appropriate to the master plan for large development sites, design Supporting 
Streets to the same standards as Addressing Streets. Match street design standards for 
Addressing Streets, including street profiles, street trees, and sidewalks. 

3.3 Extension of the public realm 
Design Supporting Streets to establish and support the extension of the public realm 
established by the network of Addressing Streets. 

3.4 Supporting Street as the primary access 
If the Supporting Street serves as the development’s primary access street, it should be 
developed to the same standards as Addressing Streets and serve as the “front door” or 
“address” for new buildings and development. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Extension of public realm 
Design Supporting Streets to establish and support the extension of the 
public realm established by the network of Addressing Streets. 
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3.5 Supporting Street as the secondary access 
If the Supporting Streets does not serve as the development’s primary access street, it 
should be developed as a secondary service connection from the designated 
Addressing Streets. 

4. THROUGH CONNECTIONS 
4.1 Balancing extension of the public realm with flexible design 

Design Through Connections to fully support the extension of the public realm while 
responding to a wide range of functions. 

4.2 Serving pedestrians 
Through Connections must serve pedestrians and function as an extension of the 
sidewalk network in Coffee Creekthe Northwest Industrial area. 

4.3 Serving bicyclists 
Through Connections must serve as multi-use paths and support the effective use 
of bicycles for transportation 

4.4 Wayfinding 
Install a system of signage that serves to orient people to their location and assist them 
in wayfinding to their destination. 

4.5 Flexible alignment 
Adjust the alignment of Through Connections to accommodate natural features and 
resources. 

4.6 Flexible width 
Increase the width of a Through Connection designed as a multi-use path to 
incorporate amenities such as benches, lighting, or trash receptacles, and to create 
visual interest. 

 
Serving pedestrians 
Through Connections must serve pedestrians and function 
as an extension of the sidewalk network in the Northwest 
Industrial areaCoffee Creek. 
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Naturalistic landscape, native planting 
Promote a landscape that supports ecological function 
and habitat by using native species in a naturalized 
manner 
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SECTION B | DISTRICT-WIDE SITE PLANNING AND 
LANDSCAPING  

 

 
 
 

 

 
 

 
Trees 
Trees help to define place and enhance the public 
realm by giving context and scale to the Coffee 
CreekNorthwest Industrial aArea. 

INTENT STATEMENT 
The impact of the Ice Age floods on the Willamette 
Valley defies the imagination. The cataclysmic effects 
of the Missoula Floods created the modern-day 
landscape that includes the Basalt Creek Canyon, 
Tonquin Scablands, Coffee Lake Wetlands and Coffee 
Lake Creek. These remnants of the geologic events of 
12,000 years ago and the landscape that has 
emerged since that time are authentic elements that 
establish our sense of place and contribute to creating 
a distinctive image and identity that is unique to the 
City of Wilsonville. In Coffee Creekthe Northwest 
Industrial area, the oak savanna is the most 
distinctive and significant landscape feature visible 
today that emerged as a result of the Missoula Floods. 
The effects of settlement have diminished the extent 
of this oak forest and groves of fir trees are now a 
distinctive part of the skyline. There may well be 
elements of the floods still to be discovered; the 
glacial erratics of the Willamette Valley were scattered 
here as the ice rafts that they arrived with melted. 

The City’s commitment to preserving and enhancing 
the heritage of this distinctive landscape is reflected in 
several of the patterns and guidelines. At the scale of 
the district, the City expects development to promote 
visual and physical connections from the industrial 
district to the Basalt Creek Canyon, Tonquin 
Scablands, Coffee Lake Creek Natural Area and the 
future Tonquin Ice Age Trail. 

The themes that express the unique character, quality, 
and culture of Coffee Creekthe area are still emerging 
as the Northwest Industrial district becomes fully 
integrated with the larger, more established city. 
Existing stands of Douglas Fir acknowledge both the 
city’s status as a Tree City USA and its commitment to 
maintaining its natural beauty. The city is also home to 
three water features by the celebrated Pacific Northwest 
landscape architect Bob Murase: water features are 
stronglyencouraged as part of the Coffee Creek 
Industrial Master Plan and Basalt Creek Master 
Plan, particularly in future industrial waysides. 

Within the Coffee CreekNorthwest Industrial Area 
the design of individual buildings should be linked 
by unifying elements. The public realm of 
Addressing Streets provides unity to the district by 
establishing a pastoral character of place with the 
regular planting of street trees, sidewalks, and front 
yard setbacks. Trees help to define place, and 
enhance the public realm 
by giving context and scale to the Coffee 
CreekNorthwest Industrial Area. 

Improving existing and providing new pedestrian and 
bicycle connections to and through natural areas 
strengthens the sense of place by developing the 
character of place. 

Gateways reinforce a sense of arrival or departure and 
mark the transition from one precinct of the city to 
another. 
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DESIGN GUIDELINES 
 

 

 

GUIDELINES 
1. THE NATURAL LANDSCAPE 

1.1 Water flow to Coffee Lake Creek 
Design landscapes to acknowledge the Ice Age heritage of Coffee Creekthe Northwest 
Industrial area by orienting patterns of new landscape plantings reflecting the natural flows 
of water from the industrial district to Coffee Lake Creek and Basalt Creek. 

1.2 Natural landscape as visual unifier 
Use the unifying elements of the natural landscape to visually connect and functionally 
integrate the industrial district. 

1.3 Naturalistic landscape, native planting 
Promote a landscape that supports ecological function and habitat by using native species in 
a naturalized manner. 

1.4 Access to nature 
Pedestrian and bicycle connection is critical and incorporating public connections through 
large-scale industrial sites is encouraged. Access connections to the creeks, natural areas, and 
greenway trails should be clearly marked and provide safe and convenient passage. 

1.5 Ice Age artifacts 
Identify, preserve, and enhance any Ice Age elements found on site, such as erratics the 
foreign boulders carried to the site on ice rafts, as elements that influence site design and 
development. 

1.6 Tree preservation within setbacks 
Whether individually or in groves of native species, preserve trees within the setbacks of the 
development, particularly when they occur within the setback of an Addressing Street, or a 
Supporting Street that serves as the development’s primary access street. 

1.7 Informal park-like landscaping 
The park-like character of the design of the Addressing Streets should be complemented by 
landscaping around buildings, parking lots, and open space that reflects the informal, 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Tree preservation within setbacks 
Whether individually or in groves of native species, 
preserve trees within the setbacks of the development, 
particularly when they occur within the setback of an 
Addressing Street, or a Supporting Street that serves 
as the development’s primary access street. 
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natural, and original landscape that preceded development and persists in places across the 
site. 

2. SPECIAL LANDSCAPE FEATURES 
2.1 City of Wilsonville themes 

Integrate the themes related to the City of Wilsonville as unifying elements in the conceptual 
design for new development, and into the landscape design. 

2.2 Existing tree groves at points of access 
Incorporate elements such as existing stands of native trees to emphasize points of site 
access and/ or building access. 

2.3 Water features 
Integrate fountains and water features to emphasize important places, such as parcel access, 
building entries, and employee amenities. 

2.4 Selective use of non-native plants 
Non-native, ornamental plants, shrubs, and trees should be used sparingly and strategically 
as elements that accent special elements of the site or building, such as entries. 

2.5 Intentional aesthetic use of industrial materials 
Integrate the materials of industry at an industrial scale. This guideline may be 
accomplished by designing buildings, enclosures, and retaining walls with the simple, 
natural, unembellished materials common to industry. Use unfinished steel, raw aluminum, 
and plain concrete as the finish materials for the construction of site and building 
elements. 

3. STRENGTHEN GATEWAYS 

3.1 Coffee CreekNorthwest Industrial gateways 
Design gateway locations to promote a sense of place and to reinforce the distinct identity 
of Coffee Creekthe Northwest Industrial area. This guideline may be accomplished by 
placing new buildings strategically at areas that define boundaries and edges to create 
gateways in conjunction with other buildings or with significant landscape features. 

DESIGN GUIDELINES 
 

Existing tree groves at points of access 
Incorporate elements such as existing stands of native 
trees to emphasize points of site access and/ or 
building access. 

 
Informal park-like landscaping 
The park-like character of the design of the Addressing 
Streets should be complemented by landscaping around 
buildings, parking lots, and open space that reflects the 
informal, natural, and original landscape that preceded 
development and persists in places across the site. 
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3.2 Buildings as gateway markers 
Develop gateway buildings at strategic intersections. 

3.3 Monument signs 
Use freestanding monument signs to mark gateways. 

3.4 Iconic elements 
Install iconic elements within the right-of-way, such as signs, monuments, or art, that 
help identify a specific address as a district-wide or site-specific gateway to Coffee 
Creekthe area. 

 

 
Natural landscape as visual unifier 
Use the unifying elements of the natural landscape to 
visually connect and functionally integrate the industrial 
district. 
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SECTION C | SITE DESIGN  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Access from an Addressing Street 
Walkers should be able to clearly perceive their ultimate destination 
from the Addressing Street. 

INTENT STATEMENT 

Access and mobility 
Access and mobility are essential elements of 
successful industrial development. We tend to 
think of tractor-trailer rigs as essential to 
industry, and they are, but equally essential to 
industry is an educated work force that can get 
to their shifts with a full range of transportation 
options: options that offer employees real 
choices that include driving alone, but also 
support and encourage transit, walking, and 
biking. 

Automobile and freight access from Addressing 
Streets and Supporting Streets to a parcel 
should be obvious, clear, simple, and safe. 
Parcel access provides an opportunity to create a 
gateway and reinforce a strong sense of place. 

Bicycle and pedestrian access to a parcel from 
Addressing Streets and Supporting Streets 
can also reinforce the sense of place in Coffee 
Creek. Bicycle and pedestrian access from 
an Addressing Street to a parcel should be 
convenient, direct, and complete. Cyclists and 
walkers should be able to clearly perceive their 
ultimate destination from the Addressing Street. 

Access and mobility are for all people. The 
pedestrian system is successful only when 

 
all people can conveniently reach their 
destinations. Universal and equitable barrier- free 
design is most successful when designed and 
developed systematically from initial 
site design through final building design and 
construction. 

Parking Design 
Surface parking is permitted in the front yard 
setback for development along Addressing 
Streets with limitations. Surface parking lots are 
limited in scale and designated for short-term 
parking for visitors, people with disabilities, and 
deliveries. The design guidelines are intended to 
establish the character for surface parking lots in 
a manner that supports the City’s goals for 
pedestrian convenience, comfort, and safety. 

Ensure that the parking lot landscape is planned, 
installed, and maintained to promote the informal 
design character associated with each landscape 
frontage type. 

Design that Contributes to the Site Minimize 
site grading to preserve the natural character of 
the site. Contoured slopes are generally 
preferred to the installation of retaining walls. 
Where retaining walls are 
necessary to support site development, ensure 
that they facilitate surface drainage, limit soil 
erosion, and avoid increasing instability of 
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native soils. Integrate retaining walls with other 
site design features, such as stairs, ramps, and 
planters wherever possible. 

To the extent possible, site development should 
maintain and enhance natural drainage patterns. 
Incorporate features for the storage, cleaning, 
transport, and re-infiltration of stormwater into 
site design and landscaping. Stormwater 
facilities such as swales should be designed to 
reinforce the natural quality and visual continuity 
of the landscape at the scale of the site and the 
district. 

Trees help to define place. Whether individually, 
or in groves of native species, trees enhance 
the public realm by giving context and scale to 
the Northwest Coffee Creek Industrial Zone 
Area. Landscape planting in front, side, and rear 
yards and as screening for parking lots, service 
drives, and service enclosures gives form and 
defines the public realm and parcels. Landscape 
design, installation, and maintenance helps to 
define the Northwest Coffee Creek Industrial 
Zone District and to diminish the large scale of 
industrial buildings. Landscaping also helps 
direct people to building entries. The native 
plant materials 
are climate adaptive, have low water and 
maintenance requirements, and visually blend 
with adjacent, undisturbed landscapes. Native 
trees should be preserved and employed as the 
visual anchors of new landscapes. 

Industrial building types typically need 
extensive, relatively flat surfaces for buildings, 
parking lots, service yards, access lanes, and 
truck maneuvering areas. It may still be possible 
to fit a multistory building into the terrain of 
Coffee Creek. Integrating buildings with their 
sites is strongly encouraged. 

Landscape that Contributes to the Building 
Building designs should acknowledge and 
respect the natural character of their 
sites. The Northwest Industria Zone Coffee 
Creek Industrial Area has a strong character that 
derives from context, topography, and native 
vegetation. New site development, landscaping, 
and building design can reinforce this distinctive 
character. 

Provide a consistent and high-quality 
environment for the Northwest Coffee Creek 
Industrial Zone Area by obscuring views of 
loading areas, work yards, above-grade utilities 
and services, and recycling and refuse areas 
from Addressing Streets, Supporting Streets and 
Through Connections. Whenever possible, group 
utilities and services to minimize visual clutter. 

The primary building entry is a significant 
element of building design in the Northwest 
Industrial Zone. Coffee Creek. The design 
guidelines recommend that the primary 
entrance for all buildings front on an Addressing 
Street. This is not a requirement 

of the Form-based Code; an entrance on a 
Supporting Street or Through Connection is 
acceptable provided the entry is clearly visible 
from the Addressing Street and a clear public 
route to the entry is provided. Emphasize the 
importance of the primary building entry with 
glass, canopies, signage, public art, landscaping, 
and lighting. 
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GUIDELINES 
1. PARCEL ACCESS 

1.1 Distinctive identity of visitor arrival point 
Where parcel access is also the primary automobile access to a building for visitors, use 
landscaping and signage to create a distinctive sense of arrival. 

1.2 Converging parcel access points 
Use routes providing parcel access to build active intersections where pedestrians, 
bicyclists, and motorists have access to site amenities. 

1.3 Formal landscape design that contrasts 
Design guidelines for the landscape of front yards along Addressing Streets encourage a 
natural, irregular pattern of native plant materials. Along parcel access routes consider 
breaking this informal character of the landscape frontage with design and plant materials that 
are more formal, regular, and ornamental. 

1.4 Parcel access from an Addressing Street 
Where parcel access connects the primary building entrance to the Addressing Street 
extend the design, character, scale, and materials of the entry to the public sidewalk. 

1.5 Parcel access from a Supporting Street 
Where parcel access from a Supporting Street is the primary automobile access to a building 
for visitors use landscaping and signage to create a distinctive sense of arrival. 

1.6 Parcel access from a Through Connection 
Where parcel access connects only with a pedestrian walkway or multi-use path with the Coffee 
Creek pedestrian and bicycle network, design the walkway or multi-use path for safety, 
comfort, and convenience of pedestrians and cyclists. 

1.7 Pedestrian and bicycle access network 
Develop an integrated system for pedestrians and bicycles that includes good connections to 
other parts of the Coffee Creek Industrial Area and to the larger city beyond. 

1.8 Accessible paths 
Make paths accessible for all. 
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1.9 Adjust paths to incorporate site features 
Add character and interest to the path by adjusting its direction and/ or width to incorporate 
unique natural features of the site, such as streams, pools, or rock outcroppings. 

1.10 Front yards that contribute to the public realm 
Design the landscape in front yards along Addressing Streets to result in an attractive 
contribution to the quality of the public realm. 

1.11 Signs 
Plan the size and location of signs and their structure so that they do not detract from the 
natural quality of the native landscape. 

1.12 Outdoor rooms 
Establish and maintain a sense of the public realm as an outdoor room where building 
elevations serve as walls and the streets, sidewalks, and landscape serve as the floor. Use 
buildings to create and maintain a sense of urban enclosure. 

2. PARKING LOCATION AND DESIGN 
2.1 Front yard surface parking on an Addressing Street 

Surface parking is permitted in the front yard setback for development along Addressing 
Streets and Supporting Streets with limitations. Design parking lots to result in an attractive 
and functional experience for staff and visitors arriving by car. To enhance the design quality 
of parking lots in front yards along Addressing Streets, consider increasing the quality of the 
materials used and treating the surface of the parking lot and walkway system as a plaza that 
connects to, and integrates with, the primary building entrance. 

2.2 Through Connections that provide parking 
Through Connections can support a wide range of on street parking options including 
parallel, diagonal, or perpendicular parking. Choose the type of parking most appropriate to 
the context: consider natural features and resources as well as programmatic needs 
associated with building use. Adjust the layout of parking lots to accommodate natural 
features and resources. 

2.3 Surface parking 
Vary the scale of parking lots, the pattern of landscape elements and lighting to add visual 

 

 
Screening materials 
Walls used for screening may be constructed from 
stone, self-weathering sheet steel, or smooth-
finished cast-in- place or board-formed concrete. 
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interest and reduce the monotonous effect of large extents of surface parking. 

2.4 From the parking spot to the primary entry 
Design parking lots for the comfort and convenience of visitors and the disabled. The 
accessible route from one’s parking spot to the primary building entrances should be clear, 
obvious, and unobstructed. 

2.5 Stormwater run-off 
Consider the integration of permeable paving to reduce stormwater run-off. 

2.6 Planting 
Design and install new landscapes with plantings grouped in natural, irregular masses to 
establish and support a continuous, integrated, and natural district-wide appearance. 
Landscapes and plant materials shall be maintained throughout the year. 

3. LOCATION AND SCREENING OF UTILITIES AND SERVICES 
3.1 Geometry 

Organize above-grade services elements, such as transformers, with the geometry of the 
adjacent streets or nearby site elements and buildings. 

3.2 Screening materials 
Walls used for screening may be constructed from stone, self-weathering sheet steel, or 
smooth-finished cast-in-place or board-formed concrete. Long extents of fencing should be 
modulated with the use of reveals and other techniques. Where required, service access 
gates and doors should be constructed of high-quality, durable materials that 
complement the design of screening walls and receive regular maintenance. 

3.3 Native plant material 
Where appropriate, screening walls should be enhanced with native plant material to diminish 
the visual mass and integrate with the landscape. 

4. EXTERIOR LIGHTING 
4.1 Nighttime safety 

Exterior lighting should support safe access and use of sites in the evening and nighttime. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Exterior lighting should support safe access and use of 
sites in the evening and nighttime. 
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4.2 Highlighting 
The selective highlighting of significant architectural elements, such as building entries and 
circulation to those entries from the street and landscape elements such as sculpture or other 
featured elements in the landscape will contribute to the high-quality design of the 
Northwest Industrial Zone. Coffee Creek Industrial Area. 

4.3 Flood lighting 
Surface parking lots, building entries and courtyards, and loading areas and service yards 
should be illuminated, but the use of flood lighting is discouraged. 

4.4 Sustainable lighting 
Exterior lighting should be selected for maximum energy-efficiency, durability, and 
maintainability. 

4.5 Addressing and Supporting Streets at night 
Lighting plays a significant role in supporting the design character of Addressing Streets 
and Supporting Streets in the evening and nighttime by encouraging the selective 
highlighting of significant architectural elements, such as building entries and circulation to 
those entries from the street and landscape elements such as sculpture or other featured 
elements in the landscape frontages required along Addressing Streets. 

4.6 Through Connections at night 
Lighting plays a supporting role in the design character of Through Connections in the 
evening and nighttime by promoting safety and security along routes of pedestrian access as 
well as the selective highlighting of significant architectural elements, such as building 
entries and circulation to those entries from the street and landscape elements. 

4.7 Fixture heights 
Fixture heights of 15-20’ are preferred for surface parking lots and loading areas and 
service yards. Through Connections, internal walks, courtyards, and paths should be 
illuminated with pedestrian-scaled lighting. 

4.8 Night sky 
Lighting shall protect night skies, and not extend beyond site boundaries. Light fixtures 
shall be cast downward with full cut-off shades. In-ground up-lighting should be avoided. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The selective highlighting of significant architectural 
elements, such as building entries and circulation to 
those entries from the street and landscape 
elements such as sculpture or other featured 
elements in the landscape will contribute to the 
high-quality design of the Northwest Industrial 
Zone. Coffee Creek Industrial Area. 
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Visual connection to the public realm 
Many types of businesses incorporate programmatic 
functions that require and benefit from daylighting. These 
functions include dining areas, lobbies, lounges, fitness 
centers, waiting rooms, conference rooms, lunch/ break 
rooms, as well as related outdoor seating areas. 
Placing these types of rooms within view of Addressing 
and Supporting Streets and Through Connections 
enhances safety of the public realm and creates a sense of 
connection. 

INTENT STATEMENT 
Building massing and the architectural 
expression of building design elements define 
the scale, quality, and character of the built 
environment. The design guidelines for 
buildings focus on the following elements: 

• Prominent building entrance visible from an 
Addressing Street 

• Overall building mass and bulk 

• Composition of building elevations 

• Roof forms 

• Materials and colors 

• Sustainable building design 

The massive size, enormous bulk, and large 
surface areas of many industrial buildings 
represent design challenges and opportunities. 
Not all of the buildings developed in the 
Northwest Industrial Zone  Coffee Creek will be 
warehouses or factories. Some will be office 
buildings or industrial hybrid buildings that 
incorporate office, research, assembly, 
manufacturing, distribution or warehousing. 
Buildings designed to support industrial or 
warehouse functions should have strong, simple 
forms and use windows and doors to create 
visual interest. Office buildings may have more 
varied forms that emphasize windows into, and 
views from, the office floors. While methods for 
reducing building bulk, mass, 

and scale will differ, the design for all buildings 
should consider architectural techniques that 
reduce their perceived scale along streets and 
adjacent to public spaces and help them blend 
into the district-wide landscape context for the 
aesthetic benefit of motorists, bicyclists, and 
pedestrians. 

Interaction between the private enterprise 
inside of a building and the public contributes 
to the vitality of the streets in the Northwest 
Industrial Zone.  Coffee Creek Industrial Area. 
Transparency in front façade of buildings adds 
a subtle message that 
behavior in the public realm is being observed 
which contributes to the overall safety of the 
neighborhood. When passersby can sense 
activity that occurs inside of a building, they get 
a sense of people participating in their 
community. 

Many types of businesses incorporate 
programmatic functions that require and benefit 
from daylighting. These functions include dining 
areas, lobbies, lounges, fitness centers, waiting 
rooms, conference rooms, lunch/break rooms, as 
well as related outdoor seating areas. Placing 
these types of rooms within view of Addressing 
and Supporting Streets and Through 
Connections enhances safety of the public realm 
and creates a sense of connection. 
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Every address, business, and destination in 
the Northwest Industrial Zone Coffee 
Creek deserves a good entrance. Every 
destination is ultimately reached on foot, 
so making every building entrance clearly 
visible and fully accessible is fundamental. 
The intent of the design guidelines is that 
every primary entrance of every building 
will contribute to the quality and vitality of 
the public realm by creating a clear sense 
of entry. 

 

Primary entry as significant building feature 
Make the primary building entry a significant element of building design in the Northwest Industrial Zone 
Coffee Creek. Emphasize the importance of the primary building entry with elements that could include a 
landscaped forecourt; a wide pedestrian path from the sidewalk with special paving; accent and pathway 
lighting; special plantings and landscape; a prominent roof form at the building’s entrance; a generous canopy 
of metal or glass that offers protection from the elements; a major recess in the façade; seating elements such 
as benches, ledges, and movable chairs; or an open, transparent building lobby or vestibule that projects 
beyond the body of the building. Place these functional elements on an Addressing Street or Supporting 
Street and make their function visible from the streets and sidewalks. 
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Primary entry as significant building feature 
Example of prominent entrance that is visible from Addressing Street, sidewalks and parking areas. 
Entrance is human-scaled with transparent vestibule, weather protection and a generous pedestrian 
walkway. 
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GUIDELINES 
1. BUILDING ORIENTATION AND ENTRIES 

1.1 Primary building entry relationship to Addressing Street 
The primary building entrance shall be visible to and accessible from an Addressing Street. 

1.2 Primary entry as significant building feature 
Make the primary building entry a significant element of building design in the Northwest 
Industrial Zone Coffee Creek. Emphasize the importance of the primary building entry with 
elements that could include a landscaped forecourt; a wide pedestrian path from the 
sidewalk with special paving; accent and pathway lighting; special plantings and landscape; 
a prominent roof form at the building’s entrance; a generous canopy of metal or glass that 
offers protection from the elements; a major recess in the façade; seating elements such as 
benches, ledges, and movable chairs; or an open, transparent building lobby or vestibule 
that projects beyond the body of the building. Place these functional elements on an 
Addressing Street or Supporting Street and make their function visible from the streets and 
sidewalks. 

1.3 Visual interest and human scale 
Locate the office and support spaces for warehouse and industrial buildings on the 
Addressing Street or Supporting Street instead of burying these functions in the interior of a 
large monolithic structure. The smaller-scale first floor can help soften the bulk of large 
buildings and add visual interest and a human scale to the public realm. This guideline may 
be accomplished by wrapping the high-bay industrial form with lower-scaled structures on 
the street; extending a discrete element of the building that contains these functions and 
giving this element a distinctive, contrasting architectural expression; or providing a visual 
break in the building mass and structure that creates an impression of two separate 
buildings. 

2. BUILDING FAÇADES 

2.1 Façade articulation 
Articulate façades with a sense of depth by including design elements that create shadow 
lines, change color or materials, or incorporate other details that together with the required 
landscape breakdown large expanses of flat, unembellished surfaces. 

 
 
 
 

 
 

Building entrance 
Every destination is ultimately reached on foot, so making 
every building entrance clearly visible and fully accessible is 
fundamental. The intent of the design guidelines is that 
every primary entrance of every building will contribute to 
the quality and vitality of the public realm by creating a 
clear sense of entry. 
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2.2 Office building façades 
Office building windows and doors offer opportunities to decrease apparent building mass 
and promote a sense of the human scale. Express the programmatic elements of office 
buildings including lobbies, conference rooms, lunch rooms, and fitness centers as distinct 
elements on the building exterior, especially the front façade. 

2.3 Multi-story building façades 
Because their building program is more flexible than industrial or warehouse projects, 
multi-story office buildings in the Northwest Industrial zone Coffee Creek should 
incorporate elements such as jogs or offsets in street-facing building elevations, building 
step-backs at upper floor levels, 
projections that create shadow lines, deep roof overhangs, major recesses in the building 
elevation to mark entries, or the bold expression of the building’s structural system. 

2.4 Addressing Street façades 
Building elevations fronting Addressing Streets offer an initial impression of design quality 
and deserve special design attention. The design for all elevations for all buildings facing an 
Addressing Street shall clearly delineate a distinctive three-part design of base, body, and 
top. The intent of this guideline is to visually ground all buildings in the Coffee Creek 
landscape and provide a distinctive silhouette of each building against the skyline. 

2.5 Addressing Street enclosure and street wall 
Site and building design shall support a uniform street wall of buildings along Addressing 
Streets that frames the public realm and supports a unified streetscape. 

3. ROOF FORMS 

3.1 Fifth elevation 
The roof forms of office buildings and industrial buildings in the Coffee Creek Industrial Area 
should be considered as the “fifth elevation” of the building and their design should be fully 
considered as one element in the overall design of any building. 

3.2 Natural light 
For manufacturing or warehousing facilities, the design guidelines strongly encourage the 
historic “saw tooth” roof form with integrated north-facing clerestory windows. 

 
 
 
 

 
 

Roof forms 
The roof forms of buildings should be considered as 
the “fifth elevation” and their design should be fully 
considered as one element in the overall design. 
Collection, storage, and discharge of stormwater should be 
expressed as architectural features. 
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3.3 Roof edge 
At a minimum, the roof edge of all buildings will create a distinctive profile against the sky 
when seen from the public realm. In the case of warehouse or factory buildings with large 
floor plates, the roof may not be visible from grade and other elements of the building 
–the primary building entry, landscape plantings, signage, or elements of the building 
façade will be the prominent design features. 

3.4 Roof forms 
Buildings in the Coffee Creek Industrial Area are encouraged to include prominent roof 
forms. This guideline may be accomplished by accentuating the required building top with 
upturned eaves or projections, using sloped roofs, extending roofs beyond the building 
elevation to create deep overhangs, adding architectural elements like braces or brackets, and 
prominent vertical features such as towers or vertical circulation. 

3.5 Incorporation of mechanical systems 
Design roof forms to incorporate a building’s mechanical systems and fully screen roof- 
mounted equipment from view from the public realm. Minimize any visual clutter of 
multiple, isolated roof-top equipment by grouping such elements and screening them from 
view with architectural elements. 

3.6 Roof stormwater 
Collection, storage, and discharge of stormwater from building roofs should be expressed as 
distinct architectural features, integrated into building design using the design of sloping 
roofs, gutters, scuppers, downspouts, and cisterns that collect and store rain water. Green roof 
technologies could be appropriate in new buildings in Coffee Creek as an integrated 
element in stormwater management. 

4. MATERIALS AND COLORS 

4.1 Coffee Creek colors 
Use of authentic, durable, and sustainable materials that derive their color from the natural 
setting of Coffee Creek support a consistent image and identity of the industrial area as a 
high-quality employment hub of the City of Wilsonville. Simple, basic, industrial materials, 
such as board-formed or cast-in-place concrete, architectural metal panels, corrugated steel, 
brick masonry, and architecturally-finished concrete masonry units are encouraged. 

 
 
 
 
 

 
Natural light 
For manufacturing or warehousing facilities, the design 
guidelines strongly encourage the historic “saw tooth” 
roof form with integrated north-facing clerestory windows. 

 

Roof edge 
At a minimum, the roof edge of all buildings will create a 
distinctive profile against the sky when seen from the 
public realm. 

Attachment 2

Planning Commission Meeting - July 8, 2026 
Wilsonville Industrial Land Readiness (Basalt Creek Master Plan)

112

Item 2.



Wilsonville Northwest  Industrial Pattern Book Building Design page 35 

DESIGN GUIDELINES 
 

 

4.2 Emphasize base, body, and top 
Materials should be organized on each building elevation to emphasize the three zones of base, 
body, and top and to highlight important features such as entrances. 

4.3 Muted color palette 
Site features and buildings should incorporate the subtle color palette derived from the natural 
landscape. Larger building forms can be made less prominent by employing a muted color 
palette drawn from the colors prevalent on the site. 

5. SUSTAINABLE BUILDING DESIGN 
5.1 Solar advantage and daylight 

Sustainable building practices help to create healthy communities and ecosystems. To the 
extent possible, building orientation should consider solar exposure and capture the energy 
of the sun in a passive manner. Entries and public spaces should be sited where they can 
benefit from daylight. 

5.2 Shading 
Building elevations facing south and west should incorporate deep roof overhangs, projections, 
or sun shading devices. 

5.3 Non-mechanical light and ventilation 
Introduce natural light into buildings using clerestory windows and skylights. In those 
areas, such as offices, operable windows, and natural ventilation is encouraged. 

5.4 Minimal site alteration 
Where possible, buildings, surface parking lots, drive aisles, service yards, and loading areas 
should merge with the existing grades, rather than significantly altering them. 

 
 
 

Base, body, and top 
Materials should be organized on each building elevation 
to emphasize the three zones of base, body, and top and to 
highlight important features such as entrances. 
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Coffee Creek Light Industrial Northwest Industrial Patterns 
and Typologies 

 
 
 

Prototypes 
 
 

 

Connectivity and Street Design Patterns 
 
 

 

Street and Path Typology 
 
 

 

Site Design Patterns 
 
 

 

Building Design Patterns 
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PATTERNS AND TYPOLOGIES 
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Overview of the Prototypes 
Prototype 1 Prototype 2 Prototype 3 

   

 

HYPOTHETICAL SITE AND BUILDING 
PROGRAM 
• 142,000 square feet located on Day Road 

• Multi-story office building 

• 40,000 square feet for office, research, lab, 
fabrication 

• Building footprint of 20,000 square feet 

HYPOTHETICAL SITE AND BUILDING 
PROGRAM 
• 700,000 square feet located on Garden Acres 

Road 

• Industrial / warehouse building with loading 
docks and service bays 

• 400,000 square feet for warehouse, office 

HYPOTHETICAL SITE AND BUILDING 
PROGRAM 
• Existing 525,000 square foot industrial site on 

Grahams Ferry Road 

• Combines existing structures with new 
development 

• Hypothetical: 261,000 square feet for industrial 
fabrication and office 
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a 

 
 
 

b 

 
b c 

 
 

 
 

Connectivity and Street Design Patterns 
 

A.1.1 CONNECTION SPACING 
The intent for all streets and paths in the Northwest Industrial Zone Coffee Creek  a 
is to create an integrated district with a robust, 
resilient, and connected network that supports  b 
economic and environmental sustainability. There  c 
is a fixed structural framework of Addressing 
Streets that provides access from within Coffee   d 
Creek to the rest of the region. That framework 
is intended to support a well-integrated and 
fine-grained system of streets and paths where 
a multi-use path might be the connecting link 
between an Addressing Street and a Supporting 
Street or Through Connection. The design intent 
is to maximize connectivity –of all kinds– to the 
extent feasible. 

 

 

Prototype 1 

Potential industrial development site 

Location of nearest existing or planned Addressing Street 

Priority Addressing Street 

Location of Through Connections 
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Prototype 2 
 
 
 
 
 

 

 

Prototype 3 
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Site Design Patterns 
 

SECTION C. INTENT STATEMENT 
The primary building entry is a significant 
element of building design in the Northwest 
Industrial Zone Coffee Creek. The design 
guidelines recommend that the primary 
entrance for all buildings front on an Addressing 
Street. This is not a requirement of the Form- 
based Code; an entrance on a Supporting Street 
or Through Connection is acceptable provided 
the entry is clearly visible from the Addressing 
Street and a clear public route to the entry is 
provided. Emphasize the importance of the 
primary building entry with glass, canopies, 
signage, public art, landscaping, and lighting. 

 
 
 
 
 

 

Prototype 1 

a 
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Development parcel delineated by Addressing and Supporting Streets 

Primary building frontage 

Primary entrance 

Location of limited front yard surface parking 

Surface parking 
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Prototype 2 
 
 
 
 
 

 

 

Prototype 3 

a 

 

e 

Attachment 2

Planning Commission Meeting - July 8, 2026 
Wilsonville Industrial Land Readiness (Basalt Creek Master Plan)

121

Item 2.



page 44 

 

 

Supporting Street Typology 
 

 

 

 
 
 
 

 
Supporting Street—Possible 
street section and plan 

 
 

Minimal 
 Vehicular access 

 Pedestrian access—in sidewalks 

 Bicycle access—in shared lane 

 Street trees—in continuous planted park strip 

 Planted median 

 Left turn lane 

 On-street parking 
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Monumental 
 Vehicular access 

 Pedestrian access—in sidewalks 

 Bicycle access—in shared lane 

 Street trees—in continuous planted park strip 

 Planted median 

 Left turn lane 

 On-street parking 

 
 

Park-like character 
 Vehicular access 

 Pedestrian access—sidewalks 

 Bicycle access—shared lane 

 Street trees—in continuous planted park strip 

 Planted median 

 Left turn lane 

 On-street parking 

 
 

Urban character 
 Vehicular access 

 Pedestrian access—in sidewalks 

 Bicycle access—in shared lane 

 Street trees—in tree wells 

 Planted median 

 Left turn lane 

 On-street parking 
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Through Connection Typology 
 

 

  
 
 
 
 

 
 

Through Connection— 
Possible street section and 
plan 

 
 

Minimal bike-ped 
 Vehicular access 

 Pedestrian access—in multi-use path 

 Bicycle access—in multi-use path 

 Street trees—in continuous planted park strip 

 Pocket parks 

 Planted median 

 On-street parking 

 
 

Park-like 
 Vehicular access 

 Pedestrian access—in sidewalks 

 Bicycle access—in shared lane 

 Street trees—in continuous planted park strip 

 Pocket parks—in parklets* 

 Planted median 

 On-street parking—head-in 
 
 

*A “parklet” is a pocket park within the parking width 
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Bike priority 
 

 

Maximum parking 
 

 

Bike-ped 
 Vehicular access  Vehicular access  Vehicular access 

 Pedestrian access—in sidewalk  Pedestrian access—in sidewalks  Pedestrian access—multi-use path 

 Bicycle access—in buffered bike lane  Bicycle access—in buffered bike lane  Bicycle access—multi-use path 

 Street trees—in continuous planted park strip  Street trees—in continuous planted park strip  Street trees—in continuous planted park strip 

 Pocket parks  Pocket parks—in parklets*   Pocket parks—in parklets* 

 Planted median   Planted median  Planted median 

 On-street parking—parallel   On-street parking—diagonal   On-street parking 
 

 
*A “parklet” is a pocket park within the parking width 
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Addressing Street Typology 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 Day Road   Grahams Ferry Rd  
 

  

 

 

 

 

 

 

 

 

 

 

 

 Major Arterial 

Role in Network 

 

Freight and Bike Route 

Under 35 mph 

Right-of-Way Easement 110 feet 

 82 feet 

 4 

Travel Lane Width 10-12 feet 

Center Turn Lane Width 14 feet 

 0 

Bike Facilities Width 

 
Sidewalk Width 

10 feet Buffered Bike 
Lane 

6 feet each side 

 8 feet 

 Minor Arterial 

Role in Network Freight and Bike Route 

 Under 30 mph 

Right-of-Way Easement 110 feet 

 82 feet 

 4 

Travel Lane Width 10-12 feet 

Center Turn Lane Width 14 feet 

 0 

Bike Facilities Width 

 
Sidewalk Width 

10 feet Buffered Bike 
Lane 

6 feet each side 

 8 feet 

 Cahalin Road  
Type Local Street 

Role in Network Bike Route 

Design Speed Under 20 mph 

Right-of-Way Easement 72 feet 

Curb-to-Curb Width 44 feet 

Travel Lanes (number) 2 

Travel Lane Width 10-11 feet 

Center Turn Lane Width NA 

Parking Lane Width 0 

Bike Facilities Width 10 feet Buffered Bike 
Lane 

Sidewalk Width 6 feet each side 

Planting Strip Width 8 feet 
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 Clutter Road  

Type Collector 

Role in Network Freight Route 

Design Speed Under 25 mph 

Right-of-Way Easement 86 feet 

Curb-to-Curb Width 58 feet 

Travel Lanes (number) 2 

Travel Lane Width 10-12 feet 

Center Turn Lane Width 14 feet 

Parking Lane Width 0 

Bike Facilities Width 10 feet Buffered Bike 
Lane 

Sidewalk Width 6 feet each side 

Planting Strip Width 8 feet 

 Garden Acres Rd  
Type Minor Arterial 

Role in Network  

Design Speed Under 25 mph 

Right-of-Way Easement 52 feet 

Curb-to-Curb Width 24 feet 

Travel Lanes (number) 2 

Travel Lane Width 10-11 feet 

Center Turn Lane Width NA 

Parking Lane Width 0 

Bike Facilities Width Cycle track 

Sidewalk Width 6 feet each side 

Planting Strip Width 8 feet 
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Prototype 1 
B. 2.2 EXISTING TREE GROVES AT POINTS OF ACCESS 
Incorporate elements such as existing stands of native trees to emphasize 
points of site access and building access. 

C. 1.4 PARCEL ACCESS FROM AN ADDRESSING STREET 
Where parcel access connects the primary building entrance to the 
Addressing Street extend the design, character, scale, and materials of the 
entry to the public sidewalk. 

C. 1.10 FRONT YARDS THAT CONTRIBUTE TO THE PUBLIC 
REALM 
Design the landscape in front yards along Addressing Streets to result in an 
attractive contribution to the quality of the public realm. 

SECTION D. INTENT STATEMENT 
Interaction between the private enterprise inside of a building and the 
public contributes to the vitality of the streets in the Northwest Industrial 
area. Coffee Creek Industrial Area. Transparency in front façade of 
buildings adds a subtle message that behavior in the public realm is being 
observed which contributes to the overall safety of the neighborhood. 
When passersby can sense activity that occurs inside of a building, they 
get a sense of people participating in their community. 

 
 
 
 

D. 1.2 PRIMARY ENTRY AS SIGNIFICANT BUILDING FEATURE 
Make the primary building entry a significant element of building design in 
the Northwest Industrial Zone. Coffee Creek. Emphasize the 
importance of the primary building entry with elements that could include a 
landscaped forecourt; a wide pedestrian path from the sidewalk with 
special paving; accent and pathway lighting; special plantings and 
landscape; a prominent roof form at the building’s entrance; a generous 
canopy of metal or glass that offers protection from the elements; a major 
recess in the façade; seating elements such as benches, ledges, and 
movable chairs; or an open, transparent building lobby or vestibule that 
projects beyond the body of the building. Place these functional elements 
on an Addressing Street or Supporting Street and make their function visible 
from the streets and sidewalks. 

D. 2.5 ADDRESSING STREET ENCLOSURE AND STREET WALL 
Site and building design shall support a uniform street wall of buildings 
along Addressing Streets that frames the public realm and supports a 
unified streetscape. 
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Primary Addressing Street 

Existing tree groves at points of access 

Front yards that contribute to the public realm 

Enhanced public realm safety through interaction of public and private spaces 

Primary building entry relationship to Addressing Street 

Primary entrance 
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Prototype 2 
A. 2.1 PARK-LIKE CHARACTER 
Design Addressing Streets to establish and support a park-like character 
of the public realm. Addressing Streets shall provide continuous sidewalks 
on both sides of the street that protect the pedestrian with a planting strip 
landscaped with shade trees. Addressing Streets may also include a planted 
central median. 

A. 2.3 PROMINENT ADDRESS 
Design Addressing Streets to serve as the “front door” or “address” for new 
buildings and development. New Addressing Streets shall include sidewalks 
on both sides that provide safe, continuous access for pedestrians to all 
abutting sections of the primary street network of Addressing Streets. 
Unless interrupted by another Addressing Street or a Supporting Street, the 
sidewalks shall be protected by a continuous landscape strip planted with 
shade trees. 

A. 2.4 ENCLOSED PUBLIC REALM 
Orient building massing, form, architecture, and programmatic function 
along Addressing Streets to help define the public realm, create a distinctive 
enclosure of the public realm, and support the sense of place in the 
Northwest Industrial Zone. Coffee Creek. 

A. 3.3 EXTENSION OF PUBLIC REALM 
Design Supporting Streets to establish and support the extension of the 
public realm established by the network of Addressing Streets. 

 
 
 
 

SECTION C. INTENT STATEMENT 
Trees help to define place. Whether individually, or in groves of native 
species, trees enhance the public realm by giving context and scale to the 
Northwest Industrial Zone. Coffee Creek Industrial Area. Landscape 
planting in front, side, and rear yards and as screening for parking lots, service 
drives, and service enclosures gives form and defines the public realm and 
parcels. Landscape design, installation, and maintenance helps to define the 
Northwest Industrial Zone. Coffee Creek Industrial Area and to diminish the 
large scale of industrial buildings. Landscaping also 
helps direct people to building entries. The native plant materials are climate 
adaptive, have low water and maintenance requirements, and visually blend 
with adjacent, undisturbed landscapes. Native trees should be preserved 
and employed as the visual anchors of new landscapes. 

D. 1.3 VISUAL INTEREST AND HUMAN SCALE 
Locate the office and support spaces for warehouse and industrial buildings 
on the Addressing Street or Supporting Street instead of burying these 
functions in the interior of a large monolithic structure. Expressing the 
smaller-scale of these programmatic functions on the ground floor can 
help soften the bulk of large buildings and add visual interest and a human 
scale to the public realm. This guideline may be accomplished by wrapping 
the high-bay industrial form with lower-scaled structures on the street; 
extending a discrete element of the building that contains these functions 
and giving this element a distinctive, contrasting architectural expression; or 
providing a visual break in the building mass and structure that creates an 
impression of two separate buildings. 
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Primary Addressing Street 

Addressing Street park-like character 

Addressing Street as front door 

Enclosed public realm 

Native trees in the setback 

Visual interest and human scale 
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Prototype 3 
B. 1.6  TREE PRESERVATION WITHIN SETBACKS 
Whether individually or in groves of native species, preserve trees within 
the setbacks of the development, particularly when they occur within the 
setback of an Addressing Street, or a Supporting Street that serves as the 
development’s primary access street. 

B. 1.7 INFORMAL PARK-LIKE LANDSCAPING 
The park-like character of the design of the Addressing Streets should 
be complemented by landscaping around buildings, parking lots, and 
open space that reflects the informal, natural, and original landscape that 
preceded development and persists in places across the site. 

SECTION C. INTENT STATEMENT 
Surface parking is permitted in the front yard setback for development 
along Addressing Streets with limitations. Surface parking lots are limited 
in scale and designated for short-term parking for visitors, people with 
disabilities, and deliveries only. The design guidelines are intended to 
establish the character for surface parking lots in a manner that supports the 
City’s goals for pedestrian convenience, comfort, and safety. 

C. 1.1 DISTINCTIVE IDENTITY OF VISITOR ARRIVAL POINT 
Where parcel access is also the primary automobile access to a building for 
visitors, use landscaping and signage to create a distinctive sense of arrival. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
C. 1.3 FORMAL LANDSCAPE DESIGN THAT CONTRASTS 
Design guidelines for the landscape of front yards along Addressing Streets 
encourage a natural, irregular pattern of native plant materials. Along parcel 
access routes consider breaking this informal character of the landscape 
frontage with design and plant materials that are more formal, regular, and 
ornamental. 

 f e 

 f 

 

a 
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D. 1.1 PRIMARY BUILDING ENTRY RELATIONSHIP TO 
ADDRESSING STREET 
The primary building entrance shall be visible to and accessible from an 
Addressing Street. 
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Tree preservation within setbacks 

Informal park-like landscaping 

Limited surface parking in the front setback 

Distinctive identity of visitor arrival point 

Formal landscaping that contrasts 

Primary entrance 
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3. Housing Statutory Compliance, Part 2 (Rybold)(60 Minutes) 
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Housing Statutory Compliance Staff Report      Page 1 of 4 
 

 
PLANNING COMMISSION MEETING 
STAFF REPORT 

Meeting Date: July 8, 2026 
 
 
 

Subject: Housing Statutory Compliance  
 
Staff Members: Kimberly Rybold, AICP 
 
Department: Community Development 
 

Action Required Advisory Board/Commission Recommendation  
☐ Motion ☐ Approval 
☐ Public Hearing Date: ☐ Denial 
☐ Ordinance 1st Reading Date: ☐ None Forwarded 
☐ Ordinance 2nd Reading Date: ☒ Not Applicable 
☐ Resolution Comments: N/A 

 ☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: N/A 
Recommended Language for Motion: N/A  
Project / Issue Relates To: 
☐Council Goals/Priorities: 
  

☐Adopted Master Plan(s): 
 

☒Not Applicable 

 
ISSUE BEFORE COUNCIL:  
The project team will introduce Part 2 of the Housing Statutory Compliance project and seek 
Planning Commission input on information needed to draft Development Code amendments. 
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EXECUTIVE SUMMARY:  
In an effort to promote the development of a variety of housing types throughout the state, the 
Oregon Legislature passed several bills in recent legislative sessions affecting Wilsonville’s 
Development Code standards and review process for residential development. Development 
Code amendments to come into conformance with bills related to the review process for 
residential development, Senate Bill (SB) 974 (2025) and House Bill (HB) 4037, were addressed 
during Part 1 of the Housing Statutory Compliance project, which was adopted by City Council in 
June and is in effect as of July 1. 
 
In 2025 the Oregon Legislature passed House Bill (HB) 2138, requiring cities to update land use 
regulations related to middle housing allowances and related standards. Part 2 of the Housing 
Statutory Compliance project will focus on modifications to the City’s middle housing definitions, 
middle housing land division process, and other related Development Code amendments 
consistent with HB 2138. Some requirements of this bill are already in effect, with others 
becoming operative on January 1, 2027. Additional bill requirements related to middle housing 
siting and design parameters and discretionary criteria allowed for certain types of housing are 
subject to Oregon Administrative Rulemaking that will not be complete until late 2027. 

 
At this work session, the project team will present the results of a Development Code Assessment 
Memo (Attachment 1) prepared by 3J Consulting that includes information on amendments that 
will be required for statutory compliance with HB 2138, along with other various statutory 
requirements that have been adopted in recent years but have not yet been addressed in the 
City’s Development Code. The amendments cover a variety of housing-related statutory 
requirements, including: 
 

• Prohibitions on requiring a traffic impact analysis or exactions for most middle housing 
development 

• Allowances for bonus units in middle housing projects where affordable or accessible 
units are provided 

• Refinements to the middle housing land division process 
• Allowances for single room occupancies, manufactured dwellings, prefabricated 

dwellings, residential treatment facilities 
• Requirements for clear and objective tree removal standards when associated with 

housing development 
• Prohibitions on maximum occupancy limits in residential dwellings based on familial or 

nonfamilial relationships among occupants 
• Residential allowances in nonresidential zones 
• Allowances for childcare homes and centers 
• Updates to the condominium platting process 
• Provisions for replacement of dwellings damaged or destroyed by natural or involuntary 

events 
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While most of the required Development Code amendments are prescriptive in nature, the 
requirement to apply clear and objective tree removal standards to residential development is a 
substantial shift in the City’s approach to tree preservation with new development and will 
warrant further policy consideration. Adopted in 1996, Wilsonville’s Tree Preservation and 
Protection Code (Wilsonville Code Sections 4.600 through 4.640.20) aims to protect trees and 
wooded areas while recognizing that tree removal is often necessary to allow for development 
meeting minimum density requirements to occur. These regulations balance tree preservation 
and conservation as a design principle that is equal in concern and importance to other design 
principles and promote the consideration of development alternatives that would preserve trees 
when reasonable and feasible. Application of these regulations has resulted in the integration of 
high value trees and tree groves into plans for new residential development, as seen throughout 
the Villebois and Frog Pond West neighborhoods and in multifamily developments such as the 
Jory Trail Apartments and Vuela. 
 
As new clear and objective standards are drafted for tree preservation in residential 
development, consideration should be given to the following: 
 

• Specific species of trees that may be a higher priority for preservation 
• Characteristics of trees (both individually and within groves), such as size, location, or 

health, that should be prioritized for preservation 
• Retention of the City’s current tree preservation and protection standards as an 

alternative discretionary path for residential development 
 
Discussion Questions  
 

• What questions do you have about the required statutory updates to the Development 
Code?  

• Do you have any input on the above considerations for tree preservation? Are there any 
examples of tree preservation in recent residential development that you want to see the 
clear and objective removal standards support? 

• What type of community input and/or additional information will best assist you in 
making final recommendations on the draft Development Code amendments, particularly 
those related to creation of clear and objective tree removal standards? 

 
EXPECTED RESULTS:  
Planning Commission input on implementation options for the Development Code amendments. 
 
TIMELINE:  
The project team will present the Development Code Assessment Memo to City Council at a work 
session on July 20. Feedback received from these work sessions will inform outreach efforts and 
the draft Development Code amendments, which will be presented to Planning Commission and 
City Council at work sessions in fall 2026. Outreach to inform the Development Code 
amendments will occur in late summer to early fall 2026. 
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CURRENT YEAR BUDGET IMPACTS:  
Remaining project costs will be covered by a $120,000 DLCD grant throughout FY 2026-27. Staff 
estimates spending approximately $90,000 of the remaining grant amount during this fiscal year. 
 
COMMUNITY INVOLVEMENT PROCESS:   
Public work sessions will be held by the Planning Commission and City Council in addition to 
public hearings. Public outreach is planned for late summer/early fall 2026 to inform the 
community and gather feedback on options for clear and objective tree removal requirements 
for residential development.  
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Adoption of Development Code amendments will enable the City to implement clear 
development standards and processes for residential development while avoiding the confusion 
of City Code that is superseded by conflicting State statute. 
 
ALTERNATIVES:   
Failure to complete the mandated updates will expose the City to legal risk if State statute is 
applied incorrectly.   
 
ATTACHMENTS:  

1. Development Code Assessment Memo – June 30, 2026 
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TO: City of Wilsonville  

FROM: Heather Austin, AICP, 3J Consulting, Inc. 

RE: Development Code Assessment Memo 
Part 2 of the Housing Statutory Compliance Project 

DATE: June 30, 2026 

Background and Context 

In June 2026, the Wilsonville City Council adopted Ordinance 903, updating Chapters 2 and 4 of the 
Wilsonville Code (the Code). These amendments respond to the city’s adoption of a Housing Production 
Strategy (HPS) in 2025, calling for the evaluation of the use of administrative review processes for 
residential development (Action C). In addition, the code amendments bring the city into compliance with 
recent Oregon state legislative actions Senate Bill 974 (SB 974) and the majority of the provisions of House 
Bill 4037 (HB 4037), both of which become effective on July 1, 2026. The adopted amendments are 
considered Part 1 of a two-part statutory compliance code update project. 

This Development Code Assessment Memo outlines the amendments needed to complete Part 2 of the 
Housing Statutory Compliance project. The primary aim of Part 2 is to bring the City’s regulations into 
compliance with Oregon House Bill 2138 (HB 2138), portions of which are already in effect and others that 
become effective on January 1, 2027. The main elements of HB 2138 are outlined below.  

House Bill 2138 (2025) 
• Requires the city to allow middle housing to be attached or detached (Wilsonville allows this with

the “Cluster Housing” provisions)

• Prohibits the city from requiring a traffic impact analysis or exactions for middle housing (except
townhouses or cottage clusters over 12 units)

• Allows one additional dwelling unit for a duplex or triplex, or two additional dwelling units for
quadplex or townhouses, for projects that include at least one affordable or accessible unit

• Streamlines middle housing land division processes

• Provides more flexibility for the siting of single room occupancies (SROs)

• Requires clear and objective tree removal standards when associated with housing development

House Bill 2138 included the provision that the Oregon Land Conservation and Development Commission 
(LCDC) is required to adopt rules by January 1, 2028 to implement some parts of this legislation. Any 
required amendments resulting from the state rulemaking will be addressed once the rules are 
established in 2027.  

In addition, the assessment included with this memo addresses several other state legislative actions that 
the city has been tracking for inclusion in a Development Code update.  The majority of these legislative 
actions are from recent state statutory changes and affect the development of housing. The assessment 
table at the end of this memo identifies each section of the Wilsonville Code the team recommends 
amending and includes a reference to the corresponding legislative action it is intended to comply with, 
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or notes “Clarity and Consistency”, as outlined in further detail and listed in chronological order below. 

Senate Bill 8 (2021) and House Bill 4051 (2022) 
• Cities must allow affordable housing without a zone change or conditional use if the housing is

owned by a public body or religious organization OR the property is zoned for commercial use, to
allow religious assembly or as public lands.

House Bill 4064 (2022) 
• Manufactured dwellings and prefabricated structures are permitted in all zones where single-unit

residential is permitted and subject to the same standards as single-unit residential (Wilsonville
already does this for manufactured dwellings but is silent on prefabricated structures).

House Bill 2583 (2022) 
• Prohibits a local government from establishing or enforcing maximum occupancy limits in

residential dwellings based on familial or nonfamilial relationships among occupants. This will
affect Wilsonville’s definition of “household”.

House Bill 3109 (2022) and House Bill 2005 (2025) 
• Family childcare homes are permitted in all dwellings in residential or commercial zones and are

considered residential uses.

• Childcare centers are permitted in all commercial and light industrial zones.

• Childcare centers are permitted in all multi-unit residential zones.

House Bill 3395 (2023) 
• The creation of condominiums must be reviewed and approved at the state level rather than by

local jurisdictions. The city is still the review authority for proposed multi-family dwellings—the
city may not distinguish between condominiums and apartments for land use review and cannot
require review of the condominium plat.

• Affordable- and moderate-income housing is permitted in commercial zones subject to certain
requirements.

• Jurisdictions shall allow single room occupancies (SROs) with up to six units on parcels zoned for
detached single-unit dwellings

House Bill 2984 (2023) 
• The conversion of buildings from commercial to residential shall be permitted without a change

of use or zone change required.

House Bill 2005 (2025) 
• “Residential treatment facilities” and “residential treatment homes” are permitted in all

residential zones and are considered residential land uses.

• Crisis stabilization centers permitted adjacent to a mental or psychiatric hospital and vice versa
(Wilsonville does not currently have either of these uses present).

House Bill 2658 (2025) 
• Prohibits cities from requiring frontage improvements for renovations or alterations of existing

buildings if the change does not increase the building’s square footage or footprint, the occupancy
classification group of the building does not change, and the cost of the alteration does not exceed
an identified amount ($150,000 in 2025 and may be increased per the Consumer Price Index).
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Senate Bill 1561 (2026) 

• Allows restoration or replacement of dwellings damaged or destroyed by natural or involuntary 
events. Property owner must file for a permit within 3 years of damage or destruction and must 
begin construction within 4 years. Wilsonville’s code currently requires this within 18 months. 

 

Recommendations Summary  
 

To ensure compliance with the requirements of HB 2138 and all other legislative actions listed above, the 
City of Wilsonville should consider updating the sections of Wilsonville Code Chapter 4, identified in the 
Part 2- Annotated Code Assessment Matrix, included with this memo. Areas where the city has specific 
policy choices are identified in this section. 

 

Childcare: 

A definition is needed for “childcare center” and “family childcare home”. The city may draft their own 
definitions or adopt the definitions in ORS 197.671: 

Childcare center: A childcare facility, other than a family childcare home, that is certified under ORS 
329A.280; a preschool recorded program or school-age recorded program recorded under 329A.255; or 
a parent cooperative, as defined in ORS 329A.250. 

Family childcare home: A childcare facility in a dwelling that is caring for not more than 16 children and is 
certified under ORS 329A.280 (2) or is registered under ORS 329A.330. 

 

Family childcare homes are required to be permitted in any residential or commercial zone and childcare 
centers are required to be permitted in any zone designated for multi-family residential as well as any 
commercial and light industrial zone. The city may add these uses to every zone where they would be 
permitted or may add provisions to Section 4.113- Standards Applying to Residential Developments in any 
Zone, to address these provisions. 

 

Manufactured and Prefabricated Housing: 

Manufactured and Prefabricated Housing are required to be permitted anywhere a single-family dwelling 
unit is permitted. The city may add these uses to every zone in which single-family is listed, or the city may 
revise the definition of “single-family dwelling unit” to include manufactured housing and prefabricated 
housing”. 

 

Residential Treatment Facilities, Residential Treatment Homes and Single-Room Occupancy Dwellings 

Residential Treatment Facilities, Residential Treatment Homes and Single-Room Occupancy Dwellings 
(SROs) are permitted in any residential zone. The city may add these uses to every zone where they would 
be permitted or may add provisions to Section 4.113- Standards Applying to Residential Developments in 
any Zone, to address these provisions. 

 

Tree Removal Standards Applicable to Residential Developments 

The city must apply clear and objective tree removal standards to residential developments. The city may 
maintain the current tree removal standards for non-residential developments. Feedback is needed 
regarding the community’s priorities surrounding tree removal. Consideration should be given to: 
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• Specific species of trees that may be a higher priority for preservation 

• Characteristics of trees (both individually and within groves), such as size, location, or health, that 
should be prioritized for preservation 

• Retention of the City’s current tree preservation and protection standards as an alternative 
discretionary path for residential development 
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Wilsonville Residential Statutory Compliance Project

Part 2- Annotated Code Assessment Matrix

Code Citation Code Provision Analysis Legislative Context

17. Apartment.

Defines "Apartment" as a "type of multi-family 

dwelling unit in a building that contains five or 

more dwelling units.

The city should consider whether the definition of 

"apartment" is even needed- it is  a multiple-family 

dwelling unit. The code does have a definition for 

condominium, which is also a multiple-family dwelling 

unit.

HB 3395 (2023)

Childcare Center. Definition does not exist. 

The city should consider adding a definition for 

"Childcare Center", or reference the definition in ORS 

197.671. The definition in ORS 197.671 is "A childcare 

facility, other than a family childcare home, that is 

certified under ORS 329A.280; a preschool recorded 

program or school-age recorded program recorded 

under 329A.255; or a parent cooperative, as defined in 

ORS 329A.250."

HB 3560 (2025) and HB 

3109 (2022)

91. Duplex.
Defines "Duplex" as attached units on a single 

lot.

The city's code is in compliance with HB 2138's 

requirement that middle housing be permitted in "any 

configuration". For clarity, the city may consider adding a 

reference to the "cluster housing" definition for two 

detatched units on a single lot.

HB 2138 (2025), Clarity

93. Dwelling Unit.

A building or portion thereof providing living and 

sleeping space as well as sanitary, bathing, and 

food preparation facilities for one household, 

but not a trailer house or other recreational 

vehicle.

The definition of "dwelling unit" may need to be altered in 

conjunction with changes to the definition of 

"household".

96. Dwelling Unit, 

Multiple-Family.

97. Dwelling Unit, Single-

Family.

Family Childcare Home. Definition does not exist. 

The city may consider adding a definition for Family 

Childcare Home, or refer to the definition in ORS 

197.671. The definition in ORS 197.671 is "A childcare 

facility in a dwelling that is caring for not more than 16 

children and is certified under ORS 329A.280 (2) or is 

registered under ORS 329A.330."

HB 3109 (2022)

137.Household.
Defines "Household" as up to five unrelated 

individuals.

Local government may not establish or enforce 

maximum occupancy limits in residential dwellings 

based on familial or nonfamilial relationships among 

occupants. The city must update the definition of 

"household" to remove reference to relation of 

occupants.

HB 2583 (2022)

183. Middle Housing 

Land Division.
Middle Housing Land Division definition.

The definition is in compliance with the standards of HB 

2138.
HB 2138 (2025)

CHAPTER 4 PLANNING AND LAND DEVELOPMENT

Section 4.001 Definitions

ADMINISTRATION

Definition does not reference "family".

Section 8b. of HB 2347 recommends as a best practice 

replacing terms that include the term family. 

Wilsonville's housing terms include the word "family" but 

the definition does not reference "family". Wilsonville 

may consider adding "manufactured housing" and 

"prefabricated housing" to the definition of "dwelling 

unit, single-family", or the city may define these terms 

separately and list both uses as permitted uses where 

single-family dwelling units are permitted.

HB 2347 (2025)
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Wilsonville Residential Statutory Compliance Project

Part 2- Annotated Code Assessment Matrix

Code Citation Code Provision Analysis Legislative Context

184. Middle Housing 

Land Division Unit.

Middle Housing Land Division Unit:  A unit of 

land resulting from a Middle Housing Land 

Division. Not considered a lot except for platting 

and property transfer purposes. Each Middle 

Housing Land Division Unit is considered part of 

a parent lot and are not further divisible. Each 

Middle Housing Land Division Unit has one 

dwelling unit.

The city must remove or revise the statement "each 

middle housing land division unit has one dwelling unit", 

as the existing single-unit and an ADU or existing duplex 

may remain together on one middle housing land division 

unit, per HB 2138 Section 14.

HB 2138 (2025)

229. Permit (tree 

cutting).
HB 2138 (2025)

236. Plat.
Identifies "condominium division" as having a 

plat.

The definition of "plat" does not constitute a regulation 

regarding condominium plats and is technically 

accurate. The city should consider for clarity removing 

"condominium division" from the definition of "plat" to 

clarify that the city does not regulate the condominium 

plat.

HB 3395 (2023), Clarity

251. Quadplex.
Defines "Quadplex" as four attached units on a 

single lot.

The city's code is in compliance with HB 2138's 

requirement that middle housing be permitted in "any 

configuration". For clarity, the city may consider adding a 

reference to the "cluster housing" definition for four 

detatched units on a single lot.

HB 2138 (2025), Clarity

262. Residential Facility.

Residential Treatment 

Facility and Residential 

Treatment Home.

No definition. ORS 443.400 defines:  (11) 

“Residential treatment facility” means a facility 

that provides, for six or more individuals with 

mental, emotional or behavioral disturbances 

or alcohol or drug dependence, residential care 

and treatment in one or more buildings on 

contiguous properties.

      (12) “Residential treatment home” means a 

facility that provides for five or fewer individuals 

with mental, emotional or behavioral 

disturbances or alcohol or drug dependence, 

residential care and treatment in one or more 

buildings on contiguous properties.

 The city should add these definitions, or similar.

263. Residential Home.

Definition complies with HB 2138.

Definition consistent with ORS 197.660.

Definition consistent with ORS 197.660

HB 2005 (2025)
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Part 2- Annotated Code Assessment Matrix

Code Citation Code Provision Analysis Legislative Context

Single Room Occupancy 

(SRO).

Not currently in code. ORS 197A.430(1) defines 

SRO as:  "a residential development with no 

fewer than four attached or detached units that 

are independently rented and lockable and 

provide living and sleeping space for the 

exclusive use of an occupant, but require that 

the occupant share sanitary or food preparation 

facilities with other units in the occupancy." The 

city should add this or an alternate definition.

 The city should add this definition, or similar.
Section 6 of HB 2138 

(2025)

335.Townhouse.

336.Townhouse project.

341. Tree.

342. Tree Cutting.

343. Tree Preservation 

and Protection Plan.

344. Tree Pruning.

345. Tree Survey.

346. Tree Topping.

347. Triplex.
Defines "Triplex" as three attached units on a 

single lot.

The city's code is in compliance with HB 2138's 

requirement that middle housing be permitted in "any 

configuration". For clarity, the city may consider adding a 

reference to the "cluster housing" definition for three 

detatched units on a single lot.

HB 2138 (2025), Clarity

(.01) The general...
I. Subdivisions, condominium divisions, and 

land partitions, pursuant to Section 4.200;

The city should remove "condominium divisions" from 

list.
HB 3395 (2023)

(.01) Authority of 

Planning Director.

Specifies types of applications and how they 

are reviewed. A.9 specifies final plats for 

condos.

The city should remove "final plats for condominiums" 

from subsection 9.
HB 3395 (2023)

(.01) As specified…

C. identifies review of condominium plats 

(previously updated in Phase 1 of project for 

tentative subdivision).

The city should remove "condominium plats" from 

subsection C.
HB 3395 (2023)

(.05) Applications for 

subdivisions, 

condominium 

divisions…

Identifies "condominium divisions" 
The city should remove "condominium divisions" from 

subsection (.05).
HB 3395 (2023)

Section 4.008 Application Procedures- In General

Definitions appear consistent with state law and do not need revision based on need to update tree 

removal code for residential development.
HB 2138 (2025)

Definitions appear consistent with state law. HB 2138 (2025)

Section 4.034- Application Requirements

Section 4.030- Jurisdiction and Powers of Planning Director and Community Development Director

Section 4.031- Authority of the Development Review Board
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The city could consider changing the subheading to 

"Residential Uses" and adding Residential Treatment 

Facility and Residential Treatment Home as permitted in 

any zone where any residential is permitted and 

conversion of commercial use to a residential use is 

permitted without a zone change or conditional use 

permit (not in industrial zoning). Or the city could add 

these uses to each applicable zoning district.

HB 2005 (2025)

The city must allow SROs as permitted in any zone where 

any residential is permitted. Specifically, permit SRO 

with up to six units on each lot or parcel zoned to allow 

for the development of a detached single-unit dwelling; 

and

with up to three times the number of units allowed by the 

maximum density standards of a lot or parcel on which is 

allowed multiunit housing with five or more dwelling 

units. In order to comply with state law, the city should 

either update this section to address SROs or add them 

to each residential zoning district.

HB 2138 (2025)

[Section 6]

The city must allow  conversion of a building or a portion 

of a building from a commercial use to a residential use 

without a zone change or conditional use permit (this is 

not required in industrial zoning). 

HB 2984 (2023)

 Affordable Housing provisions might fit well in this 

location, if this heading is expanded to simply 

"Residential Uses". Direct reference to state statute is 

recommended for affodable housing provisions.

SB 8 (2021),HB 4051 

(2022), HB 4037 (2026), 

and HB 3395 (2023)

Section 3 of SB 2138 requires the city to allow a unit 

bonus for affordable/accessible middle housing (+1 for 

duplex or two-unit cluster, +2 for triplex, quadplex or 

three- or four-unit cluster). The city must allow this unit 

bonus for affordable/accessible middle housing and 

should consider if this is the appropriate location, or if 

there is another more appropriate location in the code.

HB 2138 (2025

[Section 3]

The city must update the code to state that middle 

housing land divisions  do not require a traffic study or 

exactions (except SDCs). This does not apply to 

townhouses or cottage clusters with more than 12 units 

or lots or parcels created by division of land, other than 

MHLD, that occurred within the past 5 years.

HB 2138

ZONING

Section 4.113- Standards Applying to Residential Developments in any Zone

(.14) Design Standards 

for Detached Single-

family and Middle 

Housing.

(.04) Residential uses 

for treatment or training:

Allows residential homes where single-unit 

residential is allowed and residential facilities 

where multi-unit residential is allowed
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(.04) Principal Uses 

Permitted.

Lists Single-family dwelling, middle housing, 

multiple-family dwelling, public parks and 

manufactured homes.

The city could consider adding manufactured and 

prefabricated dwellings, residential treatment 

facility/residential treatment home/SRO (or address 

these in Section 4.113.04), and family childcare home.

HB 4064, SB 2005, HB 

2138 and HB 3560

(.06) Other Standards:
Identifies dimensional standards, such as 

minimum lot width, size and street frontage.

The city should consider for clarity adding language to 

clarify that MHLD lots ("child lots") are subject to 

dimensional standards of 4.232.04.

Clarity and Consistency

(.03) Principal Uses 

Permitted.

Lists single-family dwelling units and middle 

housing.

The city could consider adding manufactured and 

prefabricated dwellings, residential treatment 

facility/residential treatment home/SRO (or address 

these in Section 4.113.04), and family childcare home.

HB 4064, SB 2005, HB 

2138 and HB 3560

(.05) Lot Standards.
Identifies dimensional standards, such as 

minimum lot width, size and street frontage.

The city should consider for clarity adding language to 

clarify that MHLD lots ("child lots") are subject to 

dimensional standards of 4.232.04.

Clarity and Consistency

(.01) Permitted Uses: Lists permitted uses.

The city could consider adding manufactured and 

prefabricated dwellings, residential treatment 

facility/residential treatment home/SRO (or address 

these in Section 4.113.04), childcare centers (because 

multi-family is permitted) and family childcare home. 

The city has the option to limit childcare centers to areas 

zoned to permit 17 du/ac.

HB 4064, SB 2005, HB 

2138 and HB 3560

(.07) Lot Standards.
Identifies dimensional standards, such as 

minimum lot width, size and street frontage.

The city should consider for clarity adding language to 

clarify that MHLD lots ("child lots") are subject to 

dimensional standards of 4.232.04.

Clarity and Consistency

(.02) Permitted Uses.
Lists permitted uses. "Group living facility" 

listed (undefined term).

The city could consider adding manufactured and 

prefabricated dwellings, residential treatment 

facility/residential treatment home/SRO (or address 

these in Section 4.113.04), childcare centers (because 

multi-family and commercial are permitted) and family 

childcare home. The city has the option to limit childcare 

centers to areas zoned to permit 17 du/ac.

HB 4064, SB 2005, HB 

2138 and HB 3560

(.05) Development 

Standards...

Identifies dimensional standards, such as 

minimum lot width, size and street frontage.

The city may consider adding language to clarify that 

MHLD lots ("child lots") are subject to dimensional 

standards of 4.232.04.

Clarity and Consistency

(.08) Development 

Standards.

Identifies dimensional standards, such as 

minimum lot width, size and street frontage.

The city may consider adding language to clarify that 

MHLD lots ("child lots") are subject to dimensional 

standards of 4.232.04.

Clarity and Consistency

(.02) Uses permitted 

anywhere in the TC 

Zone:

Identifies Child and/or day care.
The city could consider for clarity revising to "Childcare 

Center".
Clarity and Consistency

(.02) Uses permitted 

outright:
Identifies day care centers

The city could consider for clarity revising to "Childcare 

Center".
Clarity and Consistency

Section 4.136- PF- Public Facility Zone

Section 4.122- Residential Zone

Section 4.124- Standards Applying to all Planned Development Residential Zones

Section 4.125- V-Village Zone

Section 4.127- Residential Neighborhood (RN) Zone

Section 4.132- Town Center Zone

Section 4.123- Old Town Residential (OTR) Zone
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(.02) The conversion…

Specifies standards for the conversion of 

apartments to condominiums are in Section 

4.200.

The city must remove this section as condominiums are 

regulated by state.
HB 3395 (2023)

(.01) Development…
Requires street improvements with 

development.

The city is no longer able to require frontage 

improvements for a construction permit to alter or 

renovate an existing building, so long as:

- there is no increase to the square footage, 

-the alteration cost does not exceed the allowable rate 

($150,000 in 2025*), and 

-the changes do not result in a change of occupancy 

classification. 

The city is still able to require:

-dedication of right-of-way, 

-ADA-required improvements,

-SDCs,

-a waiver of remonstrance to the formation of a local 

improvement district, and/or

-assessment or collection of fees for a local 

improvement district 

If a frontage improvement along a state highway is 

conditioned, Wilsonville and ODOT staff shall coordinate 

with the applicant to determine if design, engineering or 

construction plans already exist for the improvement.

The city should consider an exemption to alterations and 

renovations that meet the provisions of HB 2658, 

potentially through a new subsection (.11) Alterations 

and Renovations.

*rate may be increased annually based on Consumer 

Price Index*

HB 2658 (2025)

(.04) Damage and 

Destruction.

Requires replacement permits to be received 

within 18 months for non-conforming use.

HB 1561 allows 3 years for the filing of an application for 

restoration or replacement of a dwelling "damaged or 

destroyed by a natural or involuntary event" and 

construction must commence no more than 4 years after 

approval of the application. The city must update this 

section to allow the filing of a permit to occur within 3 

years (rather than 18 months) for restoration or 

replacement of a dwelling damaged or destroyed by a 

natural or involuntary event (and up to 4 years to 

commence construction). The city may retain the 18 

month requirement for structures that are not dwellings. 

SB 1561 (2026)

Section 4.177- Street Improvement Standards.

GENERAL DEVELOPMENT REGULATIONS

Section 4.189- Non-Conforming Uses

Section 4.141- Special Regulations- Changes of Use
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(.03) When…
Requires replacement permits to be received 

within 18 months for non-conforming structure.

HB 1561 allows 3 years for the filing of an application for 

restoration or replacement of a dwelling "damaged or 

destroyed by a natural or involuntary event" and 

construction must commence no more than 4 years after 

approval of the application. The city must update this 

section to allow the filing of a permit to occur within 3 

years (rather than 18 months) for restoration or 

replacement of a dwelling damaged or destroyed by a 

natural or involuntary event (and up to 4 years to 

commence construction). The city may retain the 18 

month requirement for structures that are not dwellings. 

SB 1561 (2026)

Purpose Statement Identifies condominium divisions
The city should remove condominium divisions as 

condominiums are regulated by state.
HB 3395 (2023)

(.04) No person… Includes condominiums
The city should remove condominiums as condominiums 

are regulated by state.
HB 3395 (2023)

(.06) New 

condominium…
Standards for new condominium developments

(.07) Condominium 

conversions…
Standards for condo conversions

(.01) Pre-application 

conference.
Includes condominiums

The city should remove condominiums as condominiums 

are regulated by state.
HB 3395 (2023)

B.26. requires a traffic study to be submitted as 

part of the tentative plat application process.

The city should update the code to state that middle 

housing land divisions  do not require a traffic study or 

exactions (except SDCs). This does not apply to 

townhouses or cottage clusters with more than 12 units 

or lots or parcels created by division of land, other than 

MHLD, that occurred within the past 5 years.

HB 2138

(.03) An applicant…

A. The proposed land division is occupied by 

Middle Housing or an Accessory Dwelling Unit 

and the associated primary dwelling;

The city should update this section to also allow the land 

to be "planned for the development of middle housing".
HB 2138 [Section 14(2)(b)]

B. Separate Utilities

There is conflicting information in SB 2138 re: separate 

utilities. The city may maintain the requirement to 

provide separate utilities, which is likely the preference 

of building and engineering. The city could update 

requirement if that is preference.

HB 2138

(.03) An applicant…
E. Notes are added…1. Further 

division…prohibited.

The city should update this section to remove the 

prohibition of further division or refer to (.04)3. 

allowance for further division.

HB 2138 [Section 14(6)]

(.04) Provisions of 

Middle Housing Land 

Divisions:

3.Middle Housing Land Division Units, the units 

of land resulting from a Middle Housing 

Division, shall: 

A. Have exactly one dwelling unit (except for 

tracts for common space)

The city should update the code to allow an existing 

single-unit dwelling with ADU OR an existing duplex (or 

two-unit cluster) to remain on a parcel that is a result of 

the MHLD for compliance with HB 2138.

HB 2138 [Section 

14(2)(d)(B)]

Section 4.190- Non-Conforming Structures

The city shoud remove this section as Condominiums are 

regulated by state.
HB 3395 (2023)

Section 4.200- General-Purpose

LAND DIVISIONS

Section 4.202- General-Authorization

Section 4.210- Application Procedure

Section 4.232- Expedited Land Divisions and Middle Housing Land Divisions
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(.04) Provisions of 

Middle Housing Land 

Divisions:

3.Middle Housing Land Division Units, the units 

of land resulting from a Middle Housing 

Division, shall:  

B. Not be further divisible.

The city should update the code to allow future division 

of a MHLD unit "when State law allows more than one 

dwelling on that unit by virtue of the future allowance of 

additional bonus units on an established MHLD unit or to 

separate the ADU that was kept with an existing dwelling 

during the original MHLD". Staff notes this is a very 

unlikely scenario to occur. 

HB 2138 [Section 14(6)]

(.05) Procedures and 

Requirements…

B. requires partition review of MHLD that has 

existing structures

The city should remove subsection B. because HB 2138 

allows the MHLD process to be used for sites with 

existing structures. This would not allow a serial middle 

housing land division to avoid subdivision rules and 

improvements.

HB 2138 [Section 

14(2)(d)(B)]

(.01) Except where… Review standards for tree removal.
The city should update to differentiate process for tree 

removal with residential development.

Consider addition of 

(.02) 

"The following standards shall govern the review 

of an application for a Type A, B, C or D Tree 

Removal Permit associated with residential 

development:"

As new clear and objective standards are drafted for tree 

preservation in residential development, consideration 

should be given to the following:

 •Specific species of trees that may be a higher priority for 

preservation

 •Characteristics of trees (both individually and within

groves), such as size, location, or health, that should be 

prioritized for preservation

 •Retention of the City’s current tree preservation and

protection standards as an alternative discretionary path 

for residential development

Tree removal associated with non-residential 

development would maintain the existing process and 

standards. This would also be an alternative, 

discretionary path available to tree removal with 

residential development that does not meet clear and 

objective standards.

(.02) Where…
Where the City determines that an application 

to remove a tree or trees does not meet the…

Consider updating to "An application to remove a tree or 

trees that does not meet the…"

Note: Application materials for Types A-C not all clear and objective but not review standards…we will need to update for tree 

permits with residential development and then apply current tree code to non-residential (and also allow an applicant to use current 

process via a waiver).

TREE PRESERVATION AND PROTECTION

HB 2138, Clarity

Section 4.610.20- Type A Permit

HB 2138 [Section 13]: A 

local government may 

adopt and apply only clear 

and objective standards, 

conditions and 

proceedings regulating 

tree removal codes related 

to the development of 

housing.

Section 4.610.10- Standards for Tree Removal, Relocation or Replacement
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City Council  Page 1 of 5 
June 01, 2026 

 
ACTION MINUTES 
June 01, 2026 at 5:00 PM 

Wilsonville City Hall & Remote Video Conferencing 
 
PRESENT: 
Mayor O’Neil  
Councilor President Berry 
Councilor Cunningham 
Councilor Shevlin 
Councilor Scull 
 
STAFF PRESENT: 
Amanda Guile-Hinman, City Attorney  
Andrea Villagrana, Human Resource Manager  
Diana Kotler, Transit Operations Manager  
Dwight Brashear, Transit Director  
Jeanna Troha, City Manager 
Katherine Smith, Assistant Finance Director  
Keith Katko, Finance Director  
Kelsey Lewis, Grants & Programs Manager  
Kimberly Rybold, Senior Planner  
Kimberly Veliz, City Recorder 
Miranda Bateschell, Planning Director  
Matt Lorenzen, Economic Development Manager 
Sarah Pearlman, Assistant Planner  
Zach Weigel, City Engineer  
Zoe Mombert, Assistant to the City Manager  
 
WORK SESSION [5:00 PM] 
 
REVIEW OF AGENDA AND ITEMS ON CONSENT 
 
There was none. 
 
COUNCILORS’ CONCERNS 
 
Councilors were asked to submit recommendations for filling upcoming vacancies on various boards and 
commissions. 
 
PRE-COUNCIL WORK SESSION 
 

1. 2026 Town Center Urban Renewal Feasibility Study 
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Staff walked the Council through the 2026 Wilsonville Town Center Urban Renewal Feasibility Study. The 
Council expressed its desire to pursue a vote on the establishment of a Town Center urban renewal 
district in November’s general election and directed staff to begin drafting ballot measure language. 
 

2. Statewide Transportation Improvement Fund (STIF) Plan for the 2028-29 Biennium 
 
Staff presented plans for Statewide Transportation Improvement Fund (STIF) projects for the 2028-2029 
biennial plan, to be included in the application for funding through TriMet to the Oregon Transportation 
Commission. 
 

3. City Attorney Performance Evaluation 
 
Council considered granting a second two-month extension of the City’s employment agreement with 
City Attorney through August to provide adequate time to negotiate the agreement. 
 
ADJOURN [6:22 PM] 
 
There was a brief break to switch Zoom accounts. 
 
EXECUTIVE SESSION [6:30 PM] 
 

• ORS 192.660(2)(f) Exempt Public Records 
o To consider information or records that are exempt by law from public inspection. 

 
• ORS 192.660(2)(h) Legal Counsel/Litigation 

o To consult with counsel concerning the legal rights and duties of a public body with regard 
to current litigation or litigation likely to be filed. 
 

ADJOURN [7:13 PM] 
 
CITY COUNCIL MEETING [7:20 PM] 
 
CALL TO ORDER 
 

1. Roll Call 
 

2. Pledge of Allegiance 
 

3. Motion to approve the following order of the agenda. 
 
The order of agenda was approved 5-0. 
 
MAYOR'S BUSINESS 
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4. Upcoming Meetings (Link to City Calendar: https://www.wilsonvilleoregon.gov/calendar) 
 
The Mayor provided a written report on past and upcoming meetings and events.  
 
COMMUNICATIONS 
 

5. Metro Presentation 
 
Metro District 3 Councilor Rosenthal provided an update on many of the agency’s regional initiatives, 
including ongoing development of its 50-year vision, natural area restorations, and projects made 
possible by the recent affordable housing bond. 
 
CITIZEN INPUT AND COMMUNITY ANNOUNCEMENTS 
 
This is an opportunity for visitors to address the City Council on any matter concerning City’s Business or 
any matter over which the Council has control. It is also the time to address items not on the agenda. It 
is also the time to address items that are on the agenda but not scheduled for a public hearing. Staff and 
the City Council will make every effort to respond to questions raised during citizen input before tonight's 
meeting ends or as quickly as possible thereafter. Please limit your comments to three minutes. 
 
COUNCILOR COMMENTS, LIAISON REPORTS AND MEETING ANNOUNCEMENTS 
 
Councilors provided comments, announced prior and anticipated meetings and events. 
 
CONSENT AGENDA 
 

6. Minutes of the May 18, 2026 City Council Meeting. 
 
The Consent Agenda was adopted 5-0. 
 
NEW BUSINESS 
 

7. Resolution No. 3262 
A Resolution To Allocate Community Enhancement Funds For Fiscal Year 2026/2027. 

 
Resolution No. 3262 was adopted 4-1. 
 
CONTINUING BUSINESS 
 
There was none. 
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PUBLIC HEARING 
 

8. Ordinance No. 903 - 1st Reading (Legislative Land Use Hearing) 
An Ordinance Of The City Of Wilsonville Adopting Amendments To Chapter 2 And Chapter 4 Of 
The Wilsonville City Code Related To The Housing Statutory Compliance Project – Part 1; And 
Declaring An Emergency. 

 
After a public hearing, Ordinance No. 903 was adopted 5-0 on first reading. 
 

9. Resolution No. 3264 
A Resolution Declaring The City’s Eligibility To Receive State Shared Revenues. 

 
After a public hearing Resolution No. 3264 was adopted 5-0. 
 

10. Resolution No. 3265 
A Resolution Declaring The City’s Election To Receive State Shared Revenues. 

 
After a public hearing Resolution No. 3265 was adopted 5-0. 
 

11. Resolution No. 3266 
A Resolution Of The City Of Wilsonville Adopting The Budget, Making Appropriations, Declaring 
The Ad Valorem Tax Levy, And Classifying The Levy As Provided By ORS 310.060(2) For Fiscal Year 
2026-27. 

 
After a public hearing Resolution No. 3266 was adopted 5-0. 
 
CITY MANAGER’S BUSINESS 
 
The City Manager reported that the Town Center Communications Plan approved by Council in February 
2026 was being implemented. 
 
LEGAL BUSINESS 
 
There was none. 
 
ADJOURN [9:16 PM] 
 
URBAN RENEWAL AGENCY [9:16 PM] 
 
CALL TO ORDER 
 

1. Roll Call 
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2. Motion to approve the following order of the agenda. 

 
The order of the URA agenda was approved 5-0. 
 
CITIZEN INPUT 
 
This is an opportunity for visitors to address the Urban Renewal Agency on any matter concerning City’s 
Business or any matter over which the Agency has control. It is also the time to address items not on the 
agenda. It is also the time to address items that are on the agenda but not scheduled for a public hearing. 
Staff and the Urban Renewal Agency will make every effort to respond to questions raised during citizen 
input before tonight's meeting ends or as quickly as possible thereafter. Please limit your comments to 
three minutes. 
 
CONSENT AGENDA 
 

3. Minutes of April 20, 2026, Urban Renewal Agency Meeting. 
 

The URA Consent Agenda was adopted 5-0. 
 
NEW BUSINESS 
 
There was none. 
 
CONTINUING BUSINESS 
 
There was none. 
 
PUBLIC HEARING 
 

4. URA Resolution No. 359 
A Resolution Of The Urban Renewal Agency Of The City Of Wilsonville Adopting The Budget, 
Making Appropriations, And Declaring The Intent To Collect Tax Increment For Fiscal Year 2026-
27. 

 
After a public hearing URA Resolution No. 359 was adopted 5-0. 
 
ADJOURN [9:22 PM] 
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ACTION MINUTES 
June 10, 2026 at 2:00 PM 

Wilsonville City Hall & Remote Video Conferencing 
 
 
PRESENT: 
Mayor O’Neil  
Councilor President Berry 
Councilor Cunningham 
Councilor Shevlin 
Councilor Scull 
 
STAFF PRESENT: 
Amanda Guile-Hinman, City Attorney  
Aliese Cloo, Assistant City Attorney  
Delora Kerber, Public Works Director and Interim Community Development Director 
Jeanna Troha, City Manager 
Kimberly Veliz, City Recorder  
Miranda Bateschell, Planning Director  
Sarah Pearlman, Assistant Planner  
Zach Weigel, City Engineer  
Zoe Mombert, Assistant to the City Manager  
 
 
EXECUTIVE SESSION [2:03 PM] 
 

1. ORS 192.660(2)(f) Exempt Public Records 
To consider information or records that are exempt by law from public inspection. 
 

2. ORS 192.660(2)(h) Legal Counsel/Litigation 
To consult with counsel concerning the legal rights and duties of a public body with regard to 
current litigation or litigation likely to be filed. 

 
ADJOURN [4:04 PM] 
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ACTION MINUTES 
June 15, 2026 at 5:00 PM 

Wilsonville City Hall & Remote Video Conferencing 
 
PRESENT: 
Mayor O’Neil  
Councilor President Berry 
Councilor Cunningham 
Councilor Shevlin 
Councilor Scull 
 
STAFF PRESENT: 
Amanda Guile-Hinman, City Attorney  
Amy Magg, Engineering Manager  
Aliese Cloo, Assistant City Attorney  
Andrea Villagrana, Human Resource Manager  
Delora Kerber, Public Works Director and Interim Community Development 
Everett Wild, Government Relations Manager 
Jim Cartan, Environmental Specialist 
Jeanna Troha, City Manager 
Kimberly Rybold, Senior Planner  
Kimberly Veliz, City Recorder 
Miranda Bateschell, Planning Director  
Zach Weigel, City Engineer  
 
 
WORK SESSION [5:00 PM] 
 
REVIEW OF AGENDA AND ITEMS ON CONSENT 
 
There was none. 
 
COUNCILORS’ CONCERNS 
 
The boards/commissions appointment process was discussed. 
 
PRE-COUNCIL WORK SESSION 
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1. West Hills Legislative Request 

 
Representatives of West Hills presented two code-related issues impeding the financial feasibility of 
development in the Frog Pond East master plan area.  
 

2. Town Center Building Height Waiver Provision Project 
 
Staff reviewed with Council recommendations from the Town Center Building Height Waiver Task Force. 
 

3. Public Safety Council Goal Update – Nuisance Code Revisions 
 
The City Attorney presented an update on nuisance code revisions under Council Goal 2 (Public Safety), 
Strategy 2.3. 
 
ADJOURN [6:30 PM] 
 
EXECUTIVE SESSION [6:35 PM] 
 

• ORS 192.660(2)(e) Real Property Transactions 
o To conduct deliberations with persons designated by the governing body to negotiate real 

property transactions. 
 

• ORS 192.660(2)(f) Exempt Public Records 
o To consider information or records that are exempt by law from public inspection. 

 
• ORS 192.660(2)(h) Legal Counsel/Litigation 

o To consult with counsel concerning the legal rights and duties of a public body with regard 
to current litigation or litigation likely to be filed. 
 

• ORS 192.660(2)(i) Performance Evaluations of Public Officer and Employees 
o To review and evaluate the employment-related performance of the chief executive officer 

of any public body, a public officer, employee or staff member who does not request an 
open hearing. 
 

RECESSED [6:54 PM] 
 
CITY COUNCIL [7:00 PM] 
 
CALL TO ORDER 
 

1. Roll Call 
 

2. Pledge of Allegiance 
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3. Motion to approve the following order of the agenda. 
 
Motion carried 5-0. 
 
MAYOR'S BUSINESS 
 

4. Upcoming Meetings (Link to City Calendar: https://www.wilsonvilleoregon.gov/calendar) 
 
The Mayor reported on past and upcoming meetings and events.  
 

5. Boards/Commission Appointments/Reappointments 
 
Arts, Culture, and Heritage Commission – Reappointments 
Reappointment of David Altman and Aaron Harris to the Arts, Culture, and Heritage Commission for a 
term beginning 7/1/2026 to 6/30/2029. Passed 5-0. 
 
Arts, Culture, and Heritage Commission – Appointment 
Appointment of Susan Hanson to the Arts, Culture, and Heritage Commission for a term beginning 
7/1/2026 to 6/30/2029. Passed 5-0. 
 
Library Board – Reappointment 
Reappointment of Sarah Ebersole to the Library Board for a term beginning 7/1/2026 to 6/30/2030. 
Passed 5-0. 
 
Library Board – Appointment 
Appointment of Leann Scotch to the Library Board for a term beginning 7/1/2026 to 6/30/2030. Passed 
5-0. 
 
Tourism Promotion Committee – Reappointments 
Reappointment of Elaine Owen, Gus Castaneda, and Sungim Park to the Tourism Promotion Committee 
for a term beginning 7/1/2026 to 6/30/2029. Passed 5-0. 
 
Wilsonville-Metro Community Enhancement Committee  – Appointments 
Appointment of James Warram to the Wilsonville-Metro Community Enhancement Committee for a 
term beginning 7/1/2026 to 6/30/2029. Passed 5-0. 
 

6. City Attorney Contract Extension 
 
Council moved to extend the City Attorney contract. Passed 5-0. 
 
COMMUNICATIONS 
 

7. Stormwater Stewards Recognition Program 
 
Staff recognized the honorees of the City's new Stormwater Stewards Recognition Program. 
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CITIZEN INPUT AND COMMUNITY ANNOUNCEMENTS 
 
This is an opportunity for visitors to address the City Council on any matter concerning City’s Business or 
any matter over which the Council has control. It is also the time to address items not on the agenda. It 
is also the time to address items that are on the agenda but not scheduled for a public hearing. Staff and 
the City Council will make every effort to respond to questions raised during citizen input before tonight's 
meeting ends or as quickly as possible thereafter. Please limit your comments to three minutes. 
 
CONSENT AGENDA 
 

8. Resolution No. 3263 
A Resolution Of The City Of Wilsonville Authorizing The City Manager To Execute A Professional  
Services Agreement With Century West Engineering For Engineering Consulting Services For The 
Coffee Creek – Day Road Sewer Extension Project (Capital Improvement Project No. 2115). 

 
9. Resolution No. 3270 

A Resolution Of The City Of Wilsonville Authorizing The City Manager To Execute An Amendment 
To The Professional Services Agreement With Dowl, LLC To Provide Engineering Consulting 
Services For The Stafford Road Improvements Project (Capital Improvement Project No. 4219, 
2111, And 1158). 

 
10. Resolution No. 3272 

A Resolution Adopting The Canvass Of Votes Of The May 19, 2026 General Election. 
 

11. Resolution No. 3273  
A Resolution Of The City Of Wilsonville Authorizing The City Manager To Enter Into Amendment 
#2 To The Intergovernmental Agreement Between Clackamas County And City Of Wilsonville For 
Housing Services. 

 
12. Minutes of the June 1, 2026 City Council Meeting. 

 
The Consent Agenda was adopted 5-0. 
 
COUNCILOR COMMENTS, LIAISON REPORTS AND MEETING ANNOUNCEMENTS 
 
Councilors provided comments, announced prior and anticipated meetings and events. 
 
NEW BUSINESS 
 

13. Resolution No. 3271 
A Resolution Of The City Of Wilsonville Approving An Amendment To The City’s Fee Schedule 
Clarifying Fees For Class 2 Administrative Review Applications And Applying Fees For Public 
Hearings. 
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Resolution No. 3271 was adopted 5-0. 
 
CONTINUING BUSINESS 
 

14. Ordinance No. 903 - 2nd Reading (Legislative Land Use Hearing) 
An Ordinance Of The City Of Wilsonville Adopting Amendments To Chapter 2 And Chapter 4 Of 
The Wilsonville City Code Related To The Housing Statutory Compliance Project – Part 1; And 
Declaring An Emergency. 

 
Ordinance No. 903 was adopted on Second Reading, 5-0. 
 
PUBLIC HEARING 
 
There was none. 
 
CITY MANAGER’S BUSINESS 
 
The City Manager informed Council that staff had contracted with a consultant to conduct statistically 
valid community polling regarding the potential Town Center Urban Renewal District. 
 
LEGAL BUSINESS 
 
There was none. 
 
ADJOURN [7:56 PM] 
 
URBAN RENEWAL AGENCY [7:57 PM] 
 

1. Roll Call 
 

2. Motion to approve the following order of the agenda. 
 
Motion carried 5-0. 
 
CITIZEN INPUT 
 
This is an opportunity for visitors to address the Urban Renewal Agency on any matter concerning City’s 
Business or any matter over which the Agency has control. It is also the time to address items not on the 
agenda. It is also the time to address items that are on the agenda but not scheduled for a public hearing. 
Staff and the Urban Renewal Agency will make every effort to respond to questions raised during citizen 
input before tonight's meeting ends or as quickly as possible thereafter. Please limit your comments to 
three minutes. 
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CONSENT AGENDA 
 

3. URA Resolution No. 360 
A Resolution Of The City Of Wilsonville Urban Renewal Agency Authorizing The City Manager To 
Execute A Professional Services Agreement With Century West Engineering For Engineering 
Consulting Services For The Coffee Creek – Day Road Sewer Extension Project (Capital 
Improvement Project No. 2115). 
 

4. Minutes of June 1, 2026, Urban Renewal Agency meeting. 
 
The Consent Agenda was adopted 5-0. 
 
NEW BUSINESS 
 
There was none. 
 
CONTINUING BUSINESS 
 
There was none. 
 
PUBLIC HEARING 
 
There was none. 
 
ADJOURN [7:58 PM] 
 
EXECUTIVE SESSION CONTINUED [8:00 PM] 
 
ADJOURN [8:29 PM] 
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ACTION MINUTES 
June 29, 2026 at 1:30 PM 

Wilsonville City Hall & Remote Video Conferencing 
 
PRESENT: 
Mayor O’Neil  
Councilor President Berry 
Councilor Cunningham 
Councilor Shevlin 
Councilor Scull 
 
STAFF PRESENT: 
Adam Ibrahim, Administration Intern 
Amanda Guile-Hinman, City Attorney  
Aliese Cloo, Assistant City Attorney  
Amy Magg, Engineering Manager  
Beth Wolf, IT Project Manager  
Delora Kerber, Public Works Director, and Interim Community Development Director 
Jeanna Troha, City Manager 
Kimberly Rybold, Senior Planner  
Kimberly Veliz, City Recorder 
Matt Lorenzen, Economic Development Manager 
Ryan Adams, Former Assistant City Attorney 
Sarah Pearlman, Assistant Planner  
Steve Rymer, Interim Assistant City Manager 
Zach Weigel, City Engineer  
Zoe Mombert, Assistant to the City Manager 
 
COUNCILORS’ CONCERNS 
 
There was none. 
 
PRE-COUNCIL WORK SESSION 
 

1. Urban Renewal Economic Feasibility Study Update 
 
Council and staff discussed modifications of the Town Center Urban Renewal Plan. 
 
ADJOURN [1:51 PM] 
 
 
EXECUTIVE SESSION [1:55 PM] 
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• ORS 192.660(2)(f) Exempt Public Records 

o To consider information or records that are exempt by law from public inspection. 
 

• ORS 192.660(2)(h) Legal Counsel/Litigation 
o To consult with counsel concerning the legal rights and duties of a public body with regard 

to current litigation or litigation likely to be filed. 
 
ADJOURN [3:07 PM] 
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2026 DRAFT PC WORK PROGRAM SCHEDULE 
Updated 6/30/2026 

 
AGENDA ITEMS 

Date Informational Work Sessions Public Hearings 

JANUARY 14 Cancelled 

FEBRUARY 11   • Wilsonville Industrial Land Readiness 
(Citywide EOA & EDS) 

MARCH 30  • Housing Statutory Compliance-Part 1  

APRIL 8  
• Wilsonville Industrial Land Readiness 

(West Railroad, Basalt Creek Master 
Plan) 

 

MAY 13  • Town Center Building Height Waiver • Housing Statutory Compliance, Part 1 

 
JUNE 10  

• Town Center Building Height Waiver  
• Wilsonville Industrial Land Readiness 

(Basalt Creek Master Plan) 
 

JULY 8  
• Wilsonville Industrial Land Readiness 

(Basalt Creek Master Plan) 
• Housing Statutory Compliance, Part 2 

 

AUGUST 12 • Annual Housing Report • Chapter 4 Code Enforcement  • Town Center Building Height Waiver 

SEPTEMBER 9  • Chapter 4 Code Enforcement • Wilsonville Industrial Land Readiness 
(Basalt Creek Master Plan) 

OCTOBER 14  • Housing Statutory Compliance, Part 2 • Chapter 4 Code Enforcement 

NOVEMBER 12 
(due to Veteran’s Day)   •  

DECEMBER 9  •  • Housing Statutory Compliance, Part 2 

JAN. 13, 2027    

    2026 Projects To Be Scheduled Future (2027) 
• Water Distribution System 

Master Plan 
•  

 • Housing Our Future 
Implementation 

• Solid Waste and Recycling 
Code Update 

•  

  

Shared Documents - Planning\..Long-Range\.Planning Commission\Scheduling 
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