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PLANNING COMMISSION AGENDA 
October 09, 2024 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.ci.wilsonville.or.us/PC-SpeakerCard 

or via email to Dan Pauly: Pauly@ci.wilsonville.or.us, 503-570-1536 
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] 

Matt Constantine               Sam Scull 
Ron Heberlein                     Yana Semenova 
Nicole Hendrix                    Jennifer Willard 
Andrew Karr 

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 September 11, 2024 Planning Commission minutes 

PUBLIC HEARING [6:10 PM] 

2. Frog Pond East and South Implementation-Development Code (Continued from July 10) 
(Pauly)(60 Minutes) 

WORK SESSION [7:10 PM] 

3. Wilsonville Industrial Land Readiness (Basalt Creek) (Luxhoj)(60 Minutes) 
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INFORMATIONAL [8:10 PM] 

4. City Council Action Minutes (September 5 & 16, 2024)(No staff presentation) 

5. 2024 & 2025 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: 
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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Draft PC Minutes are to be 
reviewed and approved at the 
October 9, 2024 PC Meeting. 

Wilsonville Planning Commission 
Regular Meeting Minutes 
September 11, 2024 
Wilsonville City Hall & Remote Video Conferencing   
https://www.ci.wilsonville.or.us/meetings/pc 

 
CALL TO ORDER - ROLL CALL 
Chair Karr called the meeting to order at 6:01 pm. 
 
Present:  Andrew Karr, Ron Heberlein, Sam Scull, Yana Semenova, Jennifer Willard and 

Matt Constantine  
 
Excused:  Nicole Hendrix 
 
Staff Present:   Daniel Pauly, Cindy Luxhoj, Zoe Mombert, and Mandi Simmons 
 
PLEDGE OF ALLEGIANCE 
The Pledge of Allegiance was recited. 
 
CITIZEN INPUT 
There was none. 
 
ADMINISTRATIVE MATTERS 
1. Consideration of the July 10, 2024 Planning Commission Minutes  
 
The July 10, 2024 Planning Commission minutes were accepted as presented.  
 
INFORMATIONAL  
2. Town Center Street Naming (Mombert) 
 
Daniel Pauly, Planning Manager, noted that while street naming was not part of the 
Development Code or Comprehensive Plan, the agenda item was to inform the Commission 
about the street naming process in Town Center. 
 
Zoe Mombert, Staff Liaison, Diversity, Equity, and Inclusion (DEI) Committee, presented the 
background and process used for creating the Town Center Street Naming Policy and 
recommended names list via PowerPoint. The recent approval of a five-story building on the 
Shari’s site prompted the City to focus on the streets in Town Center, and create a special 
naming convention for the area. After reaching out to multiple local tribes, only the Siletz Tribe 
responded and explained that just listing a name would not honor indigenous people 
appropriately. Policy Section II.1.b stipulated that names associated with tribes require tribal 
approval before use. The Town Center Street Naming Policy, which included the names list, 
would be forwarded for adoption to City Council on October 7, 2024. 
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Ms. Mombert addressed questions from the Commission as follows: 
• Intern Aria Azizi  created a handbook with information on the significance of the people on 

the recommended street names list. The Planning Department could add the material to 
the City’s website for developers and the public to access.   

• Tribal approval would involve consultations with tribal leaders. The process could move 
quickly, depending on the information available, but it was important that the developer 
initiate the process and obtain the written tribal approval before naming any streets. 
Several of the policy criteria came from the Corvallis School District which had successfully 
sought tribal approval.   

• Developers could propose names not included in the recommended list. Since Town 
Center’s redevelopment was expected to take several years, developers wanting to honor 
an individual who had passed away could propose that name by following the established 
criteria outlined in the policy with final review and approval through the DEI Committee. 

 
3. Wilsonville Industrial Land Readiness (Basalt Creek) (Luxhoj) 
Cindy Luxhoj, Associate Planner, briefly updated on the Wilsonville Industrial Land Readiness 
(WILR) Project via PowerPoint, reviewing the Basalt Creek area’s location, background, and land 
use categories, and describing how the two phases of the WILR Project would support and 
attract high quality industry and economic opportunity to Wilsonville.  
 
Staff addressed questions from the Commission as follows: 
• The Light Industrial District included a mix of light manufacturing, warehouse distribution, 

and speculative development buildings. The High-Tech Employment District was envisioned 
to include Office and corporate campus-like development. Craft Industrial would likely 
include some residential as it consisted of long, narrow lots with residential developments 
to the east. The Craft Industrial was intended to facilitate a transition towards micro-
businesses or smaller entrepreneurial studios.  
• The West Railroad Area includes a lot of environmentally constrained property and very 

access coming only from Grahams Ferry Road unless one crossed the railroad tracks, 
which would entail railroad overcrossings.  
• Many contractor establishments had developed in recent years and the few 

property owners in the middle and southern portions of the West Railroad Area had 
been clearing, grading, paving, and constructing buildings, diminishing the resources. 
Pacific Habitat Services will survey the entire area to determine what resources 
remain and how the City might want to proceed with development, which would 
likely Light Industrial or a Planned Development Industrial (PDI) Zone, due to 
constraints on development and the distance from I-5 and major roads. 

• Coordination between the Cities of Wilsonville and Tualatin would likely be minimal in the 
Basalt Creek area due to different goals. Tualatin's focus is primarily residential with some 
manufacturing park, having recently adopted a new zoning code for the area.  
• The Basalt Creek Parkway poses significant constraints to any kind of road connections 

in the area. Only the Parkway intersections at Grahams Ferry and Boones Ferry would 
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provide access between the two cities. Much of the Parkway would be elevated to cross 
over the canyon. 

• A proposed Kinsman Road extension for local access is no longer feasible. 
• Unlike a typical arterial road with development facing and accessing off the road, the Basalt 

Creek Parkway has an expressway-type design, creating a dividing line and buffer between 
different types of development on either side.  
• Access points on the west side of the canyon would allow people to descend from the 

Parkway to reach trails on both the north and south sides, but there would be no vehicle 
connections. 

• The Basalt Creek Concept Plan included a Transportation Refinement Plan (TRP) that 
assessed main arterials and roads for future improvements, analyzed proposed uses on 
both sides of the Parkway, and calculated anticipated trips from various development in 
each jurisdiction. A trip cap was established so if development on either side of the Parkway 
exceeded the trip estimate, traffic would be reassessed to avoid exceeding the anticipated 
trip estimates and triggering more road improvements than were in the TRP. Traffic is a 
concern given all the residential development in Tualatin, where residents naturally travel 
south to access Wilsonville’s commercial areas, like Costco. 

• Staff had discussions with Tualatin, and DKS was monitoring traffic for both cities under 
separate contracts. The City of Wilsonville ensures all land use decisions and development 
approvals include traffic analysis and impact assessments. 

• Basalt Creek Parkway will be a Washington County road, and therefore maintained by the 
County. Two I-5 overcrossings were envisioned for the Parkway, but nothing was planned 
for the immediate future. 

• Portland General Electric (PGE) was actively looking to expand power capacity and were 
building a new substation on the Town Center/Basalt Creek Parkway. Data centers, for 
instance, always looked for capacity or the potential to add capacity to the grid. While the 
City used conservative estimates to ensure water pipes were not undersized, capacity was 
analyzed when any significant developments came in. 
• PGE was installing significant battery and power storage at their substation in the area. 

• Contractor establishments were large parcels of land typically rented to contractors for 
storing equipment, trucks, materials, etc. and often employing only one or two people. 
These sites were occupied by businesses like landscaping, painting, and construction 
companies that do not align with the vision for Basalt Creek, which aimed for manufacturing 
and distribution companies that create higher employment opportunities. 

 
Commissioner Willard suggested the City advertise that power and water are available or can 
be expanded when applicants are ready to develop to attract developers to Basalt Creek or 
other industrial lands. 
 
Ms. Luxhoj said she would return next month with more detailed information, including a draft 
economic inventory and market analysis, a preliminary local access map from DKS, and the 
natural resources information from Pacific Habitat. 
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4. City Council Action Minutes (July 15 & August 5, 2024) 
 No staff presentation 

 
At the next Planning Commission meeting, Staff would update on whether the US Supreme 
Court's ruling in City of Grants Pass v. Johnson had any implications for the City of Wilsonville.  

 
5. 2024 PC Work Program (No staff presentation) 
No comments. 
 
ADJOURNMENT 
The meeting was adjourned at 6:48 p.m. 
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PLANNING COMMISSION 
RESOLUTION NO. LP24-0003 

 
A RESOLUTION OF THE CITY OF WILSONVILLE PLANNING COMMISSION 

RECOMMENDING ADOPTION OF DEVELOPMENT CODE AMENDMENTS TO IMPLEMENT THE 
FROG POND EAST AND SOUTH MASTER PLAN AND MAKE RELATED UPDATES TO RESIDENTIAL 
DEVELOPMENT REGULATIONS CITYWIDE. 

 

WHEREAS, The City adopted the Frog Pond Area Plan in 2015 setting a vision for urban 

growth on the East side of Wilsonville; and 

WHEREAS, at the time of adoption a portion of the land covered by the Area Plan was 

within the Urban Growth Boundary (UGB) and a portion was designated as Urban Reserve; and 

WHEREAS, in 2017 the City adopted the Frog Pond West Master Plan for the area within 

the UGB; and 

WHEREAS, both the Frog Pond Area Plan and Frog Pond West Master Plan set a 

foundation for future master planning of the Urban Reserve land not yet in the UGB; and 

WHEREAS, in 2018 Metro, through Ordinance 18-1427, expanded the UGB to include the 

Urban Reserve area covered by the Area Plan; and 

WHEREAS, a condition of approval of the 2018 UGB expansion was that the City adopt a 

Master Plan for the area added to the UGB within four years; 

WHEREAS, the area added to the UGB in 2018 became known as Frog Pond East and 

South; and  

WHEREAS, on December 19, 2022 the City Council adopted a Master Plan for Frog Pond 

East and South in Ordinance No. 870; and 

WHEREAS, the Master Plan provides the guiding principles and policies for future land 

uses, public realm development, and provision of necessary infrastructure; and 

WHEREAS, the Master Plan focused on the provision of a variety of housing throughout 

the Master Plan area, including lower-cost options; and 

WHEREAS, the Master Plan directs addressing housing affordability in two specific ways, 

first, by requiring development of specific housing types expected to provide market-rate options 

for households making between 80 percent and 120 percent of MFI with potentially some units 

for households between 60 percent and 80 percent MFI, and second, by removing regulatory 
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barriers to development of housing affordable for households making less than 80 percent of 

MFI; and 

WHEREAS, Ordinance No. 870 added Implementation Measure 4.1.7.D. to the City’s 

Comprehensive Plan Text, which includes specific requirements for implementation of the 

Master Plan, specifically with Development Code amendments; and 

WHEREAS, the Master Plan contains other language providing specific direction for 

implementing Development Code amendments, including, but not limited to, those under Coding 

For Variety and Priority Housing Types and Coding for Main Street in Chapter 8 of the Master 

Plan; and 

WHEREAS, the City desires to fully implement the Development Code amendments as 

directed by the Master Plan; and  

WHEREAS, a number of Development Code amendments necessary for and supportive of 

implementation of the Master Plan can be applied similarly to the entirety of the Residential 

Neighborhood (RN) Zone or all residential land in Wilsonville, as applicable; and 

WHEREAS, the City finds it prudent where amendments can be applied similarly to 

residential land beyond Frog Pond East and South to adopt amendments in a manner that make 

such regulations apply more broadly, either to the entirety of the Residential Neighborhood (RN) 

Zone or Citywide; and 

WHEREAS, the City desires to ensure that residential development can be reviewed using 

clear and objective criteria; and 

WHEREAS, the City is obligated to satisfy requirements related to stormwater in its NPDES 

MS4 Permit issued in 2021, and modified May 5, 2023 and effective until September 30, 2026; 

and 

WHEREAS, the City desires and is required to take a stormwater management approach 

that prioritizes a low impact development in addition to using green infrastructure; and 

WHEREAS, low impact development stormwater management approach is best served by 

having standards integrated into the Development Code in addition to being in the Public Works 

Standards to support clear consideration during land use planning and site planning; and 
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WHEREAS, the standards aim to mimic predevelop hydrology by installing stormwater 

management facilities as close to the source as practicable; and 

WHEREAS, managing stormwater as close to the source as practicable can reduce the cost 

of piping stormwater and reduce the amount of land used by larger stormwater facilities; and 

WHEREAS, the City finds the lifecycle cost of stormwater facilities, including vegetation 

management and irrigation, is not substantially different than or less than other public, semi-

public, or private irrigated landscaping, particularly considering stormwater facilities require use 

of native plants that need less maintenance and irrigation than turf grass and other formal 

landscaping; and  

WHEREAS, the Planning Commission held thirteen public work sessions from January 

2023 to June 2024, to review the proposed Development Code amendments; and 

WHEREAS, interested parties have been afforded the opportunity to participate and 

inform the development of the proposed Development Code amendments; and 

WHEREAS, required notice of a public hearing has been provided to affected property 

owners and nearby properties as well as published in the Wilsonville Spokesman, posted on the 

City’s website, and posted in a variety of public areas in City buildings, all in accordance with the 

public hearing and notice procedures that are set forth in Sections 4.012, and 4.197 of the 

Wilsonville Code; and 

WHEREAS, the Planning Commission held a public hearing on July 10, 2024 meeting to 

review the proposed Development Code amendments and which time the Planning Commission 

continued the public hearing to a time and date certain of October 9, 2024; and 

WHEREAS, the Planning Commission held the continued public hearing on October 9, 

2024; and 

WHEREAS, the Commission afforded all interested parties an opportunity to be heard on 

this subject and has entered all available evidence and testimony into the public record of their 

proceeding; and 

WHEREAS, the Planning Commission has duly considered the subject, including the staff 

recommendations and all the exhibits and testimony introduced and offered by all 

interested parties. 
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NOW, THEREFORE, THE CITY OF WILSONVILLE PLANNING COMMISSION RESOLVES AS 

FOLLOWS: 

Section 1. The Wilsonville Planning Commission does hereby adopt the Planning 

Staff Report and Attachments (attached hereto as Exhibit A), as presented 

at the public hearing, including the findings and recommendations 

contained therein. 

Section 2. The Planning Commission does hereby recommend that the Wilsonville 

City Council adopt the proposed Development Code amendments. 

Section 3. Effective Date. This Resolution is effective upon adoption. 

 

ADOPTED by the Wilsonville Planning Commission at a regular meeting thereof this 9th 

day of October, 2024, and filed with the Planning Administrative Assistant on this date. 

 

 

       ____________________________________ 

      PLANNING COMMISSION CHAIR KARR 

 

ATTEST: 

 

___________________________________ 

Mandi Simmons, Administrative Assistant III 

 

SUMMARY OF VOTES: 

Andrew Karr, Chair 

Ronald Heberlein, Vice-Chair 

Matt Constantine 

Nicole Hendrix 

Samuel Scull 

Yana Semenova 

Jennifer Willard 
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EXHIBITS: 

A. LP24-0003 Staff Report and Attachments 
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PLANNING COMMISSION MEETING 
STAFF REPORT 
 

Meeting Date: October 9, 2024 
 
 
 

Subject: Resolution No. LP24-0003 Frog Pond East 
and South Master Plan Development Code 
Amendments 
 
Staff Member: Daniel Pauly, Planning Manager  
 
Department: Community Development 

Action Required Advisory Board/Commission Recommendation  
☒ Motion ☐ Approval 
☒ Public Hearing Date: October 9, 

2024 continued from July 10, 
2024 

☐ Denial 

☐ Ordinance 1st Reading Date: ☐ None Forwarded 
☐ Ordinance 2nd Reading Date: ☒ Not Applicable 
☐ Resolution Comments:  
☐ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Recommend to City Council approval of the proposed amendments 
to the City’s Development Code to support implementation of the Frog Pond East and South 
Master Plan and related updates to residential development regulations Citywide. 
Recommended Language for Motion: I move to adopt Resolution No. LP24-0003 
recommending adoption of Development Code amendments to implement the Frog Pond 
East and South Master Plan and make related updates to residential development regulations 
Citywide.  
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
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ISSUE BEFORE COMMISSION 
Planning Commission will consider a recommendation to City Council to amend the City’s 
Development Code to support implementation of the Frog Pond East and South Master Plan 
and related updates to residential development regulations Citywide. 
 
EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. An 
important implementation step is to develop a detailed set of Development Code standards 
consistent with the Master Plan. These standards will be relied on by developers to plan and 
design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations. 
 
Housing is the focus of the Frog Pond East and South Master Plan and implementing 
Development Code amendments. The Master Plan and implementing Development Code 
intend to create a variety of housing options. The housing efforts reflected in the Master Plan 
and proposed Code amendments intend to provide more attainable housing options for 
households making moderate to low incomes, including purchasing options.  This housing focus 
is a key action (Action 1C) from the 2020 Equitable Housing Strategic Plan. It also follows up on 
the 2021 Middle Housing in Wilsonville project by including strategies and regulations to deliver 
a variety of middle housing types in Frog Pond East and South. The Master Plan and 
implementing Development Code address housing affordability in two specific ways.  
 
First, they require development of specific housing types expected to provide market-rate 
options for households making between 80 percent and 120 percent of MFI with potentially 
some units for households between 60 percent and 80 percent MFI. These specific housing 
types include middle housing such as townhouses and small units such as cottages and 
Accessory Dwelling Units (ADUs). Second, the Master Plan and implementing Development 
Code remove regulatory barriers to development of housing affordable for households making 
less than 80 percent of MFI. Examples of removing barriers include allowing different housing 
types throughout the Master Plan area and allowing ADUs to be built with all townhouses. 
However, realization of these lower-cost units for residents earning less than 80 percent will 
require other actions that go beyond regulations and zoning. 
 
Beyond housing, the Frog Pond East and South Master Plan and the proposed implementing 
Development Code intend to carry forward key elements of the Frog Pond Area Plan including: 
 

• Great neighborhoods that are a connected part of Wilsonville. 
• A cohesive place where individual private development and public realm improvements 

fit seamlessly together in a coordinated whole. 
• Neighborhoods with walkable and active streets, extensive walking and biking routes, 

quality parks, open spaces, and natural areas. 
• Quality development and community design that is an attractive and valued addition to 

the City. 
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• Easy access to nature, parks and open spaces for all neighborhood residents. 
 
The proposed Code Amendments support and enable the transportation system called for in 
the Master Plan by requiring certain public realm amenities, defining block size and street 
spacing, and addressing potential design conflicts. Proposed language requires the parks and 
open space envisioned in the Master Plan, including the Focal Green Points throughout the 
neighborhoods. Proposed clear and objective design standards support quality and attractive 
development, including both siting standards like setbacks and architectural standards.  
 
While most of the proposed amendments are specific to development in Frog Pond East and 
South, a number of them also apply to the entirety of the Residential Neighborhood (RN) zone 
or to residential land citywide as follows: 

• Updating the review authority, review process, and design standards for apartments 
and other multi-family housing, making them more consistent with the review authority, 
review process, and design standards for other types of housing 

• Clarifying that the City’s general Site Design Review standards and process do not apply 
where residential design standards apply 

• , Preventing future private covenants, like CC&Rs, from restricting housing types any 
more than City zoning, consistent with State law 

• Establishing stormwater design standards for residential development consistent with 
the City’s Public Works Standards 

• Expanding the allowance of Accessory Dwelling Units to all townhouses, rather than just 
townhouses on larger lots and detached single-family homes 

• Establishing specific requirements regarding maintenance of and access to narrow 
residential side yards 

 
The Planning Commission has held 14 work sessions on the proposed Development Code 
amendments, and the feedback, as well feedback from other stakeholders, has been 
incorporated into the proposed amendments included in Attachment 1. In Attachment 1, staff 
has included information boxes for each amendment or group of amendments to help the 
Commission and interested parties navigate the amendment package. The example below 
includes an explanation of what each field in the box is intended to portray.  

Amendment Description: A short description of the proposed amendment for 
reference and orientation of the reader 

Applicability: Provides clarity to whether the proposed 
amendment applies to citywide residential 
development, Frog Pond West, and/or Frog Pond 
East and South.  

Impacted Code Section(s): Provides a reference to the code section, and any 
applicable subsection, in which the amendment is 
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proposed. Where the section or subsection is new, 
“(new)” is added after the reference. 

Relationship to Frog Pond 
East and South Master Plan: 

Explains how the proposed amendment relates to 
implementation of the Frog Pond East and South 
Master Plan. The vast majority relate, with a couple 
unrelated minor amendments included because it is 
more efficient than going through a separate code 
amendment process. 

Rationale for Amendment 
Text: 

Provides a summary of the why and how of the 
chosen code text. 

Impact on Housing Cost: This field was added since the July hearing. The 
information both explains, as applicable, how the 
proposed amendment complies with State rules 
regarding impacts on housing cost as well as less 
formally discusses potential impact on the cost of 
housing. 

Compliance Notes: This field was added since the July hearing. The 
information calls out any notable statute, rules, or 
other regulations that the proposed amendment 
seeks to comply with. 

Recent Edits: This field calls attention to recent edits. 
Edits Between June work session and July public 
hearing: Under this heading edits are described that 
occurred between the draft amendments published 
June 5, 2024 for the June 12 Planning Commission 
work session (which was the same version included 
in City Council’s June 17, 2024 work session packet) 
and the version of the proposed amendments 
published July 3, 2024 for the July 10 Planning 
Commission hearing. 
Since July public hearing: Under this heading edits 
are described that occurred after the July 3 
publication of the proposed amendments. 
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Summary of Additional Edits Since July 
 
Since the opening of the public hearing in July the City has made the additional edits to the 
proposed amendments: 
 
Section 4.001 Definitions: 

• Modified the existing definition of “Dwelling Unit” to better define what “housekeeping 
facilities are” by replacing “housekeeping facilities” with “living and sleeping space as 
well as sanitary, bathing, and food preparation facilities”. Also the word “family” was 
updated to “household” Both changes are more consistent with definitions in State 
statute and rules related to housing. 

• Updated proposed definition of “Mobility-Ready Unit” be consistent with the language 
used in the modified definition of “Dwelling Unit. 

• Corrected prior scrivener’s error wherein “Dwelling Unit, Detached” was exactly the 
same as “Dwelling Unit”. New definition states it is a dwelling unit that does not meet 
the existing definition of “Dwelling Unit, Attached.” 

Section 4.118 Standards for all Planned Development Zones 
• Staff discovered waiver language in this section that specifically relates to open space 

waivers in the Residential Neighborhood (RN) Zone. The existing language is intended 
for Frog Pond West where a specific approach to open space was used. Frog Pond East 
and South open space requirements function the same as other residential areas in the 
City. The language in this section was updated to state that the existing RN Zone 
reference only applies to the Frog Pond West Neighborhood. 

• Added language to identify where housing variety standards land within the waiver 
process. They are most like density waivers, so they have been grouped accordingly, 
requiring any waiver show the intent of the standards are met in an alternative way. 

Subsection 4.113 (.05) Residential Stormwater Standards 
• The following are updates to the residential stormwater standards based on continued 

staff and stakeholder review: 
• Added language to the purpose statement to further clarify the intent of 

mimicking predevelopment hydrology; 
• Added the allowance of ponds as a priority facility type with a clear and objective 

size limitation of being sized to serve 4 acres; 
• Consolidated and simplified conflicting use language; and 
• Added language to be clearer about stormwater design waiver process and 

authority. 
Section 4.127 (.22) Waivers for Frog Pond East and South 

• Language is added to allow earlier granting of certain waivers during review of Stage I 
Preliminary Plan prior to some of the Stage II Final Plan and associated applications 
being filed. The earlier granting of waivers can give developers more certainty as they 
invest money in design and engineering. This modification was recommended by a 
development stakeholder, and staff supports. 
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EXPECTED RESULTS:  
A recommendation to City Council regarding Development Code amendments related to Frog 
Pond East and South. 
 
TIMELINE:  
Following the Planning Commission’s recommendation, the City Council is scheduled to take 
final action on the Development Code amendments on November 18. 
 
CURRENT YEAR BUDGET IMPACTS:  
This work is funded by remaining funds from the $350,000 Metro grant for the Frog Pond East 
and South Master Plan and matching City funds in the form of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continued to engage key stakeholders for input on draft Development Code 
amendments. Public notice was provided for the hearing enabling added public input and 
awareness. The notice included a link to the proposed amendments on the City’s Let’s Talk, 
Wilsonville! website with a space to provide feedback. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be, and have been, considered to meet 
the same intent. 
 
ATTACHMENTS:  

1. Frog Pond East and South Proposed Development Code Amendments (October 2, 2024) 
2. Findings Report (October 2, 2024) 
3. LP24-0003 Frog Pond East and South Development Code Record (electronic only) 
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Frog Pond East and South Development Code Amendments 
 

• Text proposed for deletion is struckthrough 

• Text proposed for addition is bolded and underlined  

• Figures proposed for deletion have a red “X” over them 

• Existing text not proposed for amendments is in plain text 

• Staff notes to reviewers for navigation or clarification is (italicized text is in parathesis) 

• Any other italics is existing or proposed formatting and is not an indicator of amendments 
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Section 4.001 Definitions 
 

Amendment Description: Define Net Development Area. Applies Citywide. 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Net area is a component for implementation of variety 
standards called for in the Master Plan. 

Rationale for Amendment 

Text: 
The language builds on the existing definition of Gross 
Development Area, and identifies what specifically is excluded 
from the Gross Development Area to calculate the Net 
Development Area. 

Impact on Housing Cost: No direct impact noted 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Added 
additional language clarifying yard space is limited to that on 
individual lots rather than common tracts, etc. 
Since July public hearing: None 

 
(.XXX) Development Area, Net: The portion of Gross Development Area that is not required 

for open space in tracts, stormwater facilities in tracts, other similar common-use 
tracts, or public right-of-way. Net Development Area includes areas used for off-street 
parking, alleyways and off-street circulation areas, areas covered by primary and 
accessory structures, private and semi-private yard space on individual lots, and 
landscaping and hardscape not otherwise excluded by this definition. 
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Amendment Description: Refining terms used in definition of “Dwelling Unit”. Also 
correcting prior scribner error wherein the definition of 
“Dwelling unit, Detached” is a word for word repeat of the 
“Dwelling Unit” definition. 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

None, technical edits 

Rationale for Amendment 
Text: 

The revised code text provides consistency across definitions 
with language used in State statute and rules and provides 
more clarity than “housekeeping facilities” 

Impact on Housing Cost: No direct impact noted 

Compliance Notes: Not directly driven by any compliance standards, however 
improves consistency with definitions in State law and provides 
additional clarity in support of clear and objective standards. 

Recent Edits: Between June work session and July public hearing: None 
Since July public hearing: Edits to these definitions added. 

 

(.XXX) Dwelling Unit: A building or portion thereof providing complete housekeeping facilities 
living and sleeping space as well as sanitary, bathing, and food preparation facilities 
for one family household, including a kitchen and bathroom, but not a trailer house or 
other recreational vehicle.  

(.XXX) Dwelling Unit, Attached: A dwelling unit which (1) shares one or more common or 
abutting wall, floor, or ceiling with one or more dwelling units and/or (2) has a shared 
roof structure with or a roof without a spatial gap between one or more dwelling units. 
The common or abutting walls, floors, ceilings, and roofs includes those of attached 
garages, storage areas, or other accessory uses. When a dwelling unit is attached only to 
an accessory dwelling unit and the accessory dwelling unit is not attached to any other 
dwelling unit, the dwelling unit is not "Attached" under this definition while the 
accessory dwelling unit is "Attached" under this definition.  

(.XXX) Dwelling Unit, Detached: A building or portion thereof providing complete housekeeping 
facilities for one household, including a kitchen and bathroom, but not a trailer house or 
other recreational vehicle. A dwelling unit not meeting the definition of Dwelling Unit, 
Attached. 
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Amendment Description: Definition of Frog Pond Neighborhoods 

Applicability: All of Frog Pond 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 
East and South Master Plan: 

Some proposed Residential Neighborhood (RN) Zone 
regulations apply differently to Frog Pond West than Frog Pond 
East and South. These definitions provide for clear delineation 
in applying the regulations. 

Rationale for Amendment 

Text: 
The language clearly defines the geographic extent of each Frog 
Pond neighborhood. 

Impact on Housing Cost: No direct impact noted 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Definitions 
added to provide additional clarity to the proposed Code 
standards as suggested by City legal staff. 
Since July public hearing: None 

 
(.XXX) Frog Pond West Neighborhood: The geographic area covered by the Frog Pond West 

Master Plan. The area is bounded on the south by SW Boeckman Road, on the west by 
Boeckman Creek, on the north by a line extending directly west from the intersection 
of SW Stafford Road and SW Kahle Road, and on the east by SW Stafford Road. 

 
(.XXX) Frog Pond East Neighborhood: The portion of the geographic area covered by the Frog 

Pond East and South Master Plan north of SW Advance Road. The area is bounded on 
the south by SW Advance Road, on the west by SW Stafford Road, on the north by 
east-west portion SW Kahle Road and a line extending directly east from the point 
where SW Kahle road turns to the north, and on the east by the eastern boundary of 
the Urban Growth Boundary established by Metro Ordinance No. 18-1427. 

 
(.XXX) Frog Pond South Neighborhood: The portion of the geographic area covered by the 

Frog Pond East and South Master Plan south of SW Advance Road, including park land 
owned by the City of Wilsonville south of Advance Road between SW 63rd Avenue and 
SW 60th Avenue and Meridian Creek Middle School and surrounding land owned by 
the West Linn-Wilsonville School District. The area is bounded on the north by SW 
Advance Road, on the west by a line extending directly south of the intersection of SW 
Stafford Road and SW Advance Road, excluding land that is part of the 1995 Landover 
Subdivision Plat, on the south by SW Kruse Road east of SW 60th Avenue and west of 
SW 60th Avenue by an east-west property line approximately 314 feet south of SW 
Kruse Road, and on the east by property lines paralleling SW 60th Avenue 
approximately 863 feet to the east (also, the southern and eastern boundaries of the 
Urban Growth Boundary established by Metro Ordinance No. 18-1427). 
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Amendment Description: Clean up and clarify definitions regarding lots, lot lines, and 
yards 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures development standards such as setbacks function as 
intended in all development scenarios contemplated. 

Rationale for Amendment 

Text: 
To clean up and clarify certain definitions around lots, lot lines, 
and yards based on questions that have arisen in 
implementation of the current code. No policy change. 

Impact on Housing Cost: Moving potential unintended setbacks limit need for custom 
design and similar cost-increasing design actions. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Minor 
typographical and clarifying word choice edits. 
Since July public hearing: None 

 
(.XXX)  Lot, Corner: A lot either (1) where two intersecting lot lines each abut a street or 

private drive or (2) where the shortest lot line abuts a tract with a non-vehicular 
pathway and an intersecting lot line abuts a street or private drive. Private drives 
which are bounded on two opposite sides by a single lot shall not be considered in 
determining if a lot is a corner lot. 

 
(.XXX) Lot, Through: A lot where multiple non-intersecting lot lines abut a street, other than a 

freeway, or private drive. Any lot, except a corner lot, that abuts two or more streets or 
private drives other than a freeway. Private drives which are bounded on two sides by a 
single lot shall not be considered in determining if a lot is a through lot. 

 
(.XXX) Lot, Front: The boundary line of a lot abutting a street, other than a boundary line along 

a side or rear yard. If the lot does not abut a street, the narrowest boundary line shall be 
considered to be the front.  

 
(.XXX) Lot Line, Front: Except for Corner Lots and Through Lots, the The boundary line of a lot 

abutting a street or private drive, other than a boundary line along a side or rear yard. If 
no boundary lines of a lot abut a street or private drive, but do abut a tract with a 
non-vehicular pathway with vehicle access to the lot provided via an alley, then the 
boundary line abutting the tract with a pathway is the Front Lot Line. the narrowest 
boundary line shall be considered to be the front. In the Village zone:the case of an 
interior lot, the lot line separating the lot from the public space, street or private drive, 
other than an alley. in In the case of a corner lot Corner Lot, the shortest lot line along a 
public space tract with a pathway, street, or private drive is the front lot line, other 
than an alley. In the case of a Through Lot, the narrowest boundary line abutting a 
street or private drive, and if multiple boundary lines abutting a street or private drive 
are of the same length, the boundary line on the lower classification street, and if 
both of equal length and on the same street classification, the boundary line indicated 
as the front on a final plat.  A private drive bounded on two sides by a single lot shall 
not be considered in determining lot lines.  
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Amendment Description: Define live-work 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Clarifies allowance of live-work units as it relates to 
implementation of the Commercial Main Street. 

Rationale for Amendment 

Text: 
Establishes a clear definition for this type of use allowed in the 
Frog Pond East Commercial Main Street and elsewhere in the 
City. The definition is adapted from one from Oregon City with 
feedback from City staff who have worked with approval of 
other live-work units in Villebois and Town Center. 

Impact on Housing Cost: Provides flexibility to provide additional units in areas not 
directly zoned for residential, which increases supply which 
generally is understood to support the reduction of housing 
cost. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Minor 
clarifying edits. 
Since July public hearing: None 

  
(.XXX) Live-Work Dwelling Unit (LWDU): A dwelling unit where (1) the ground-level front 

façade has a commercial-type store front determined by having at least sixty percent 
glazing and a permanent architectural cover over the entry (2) the interior along the 
building frontage is designed for workspace and no kitchen, bathroom, bedroom, 
closet, or storage is adjacent to the front façade and (3) all or a portion of the dwelling 
unit meets the commercial building code to support an accessory commercial or light 
industrial use. This is differentiated from a home occupation or home business in that 
the dwelling unit is specifically designed to accommodate a commercial or light 
industrial use, whereas a home occupation or home business takes place in a 
residential structure without such specific design. This is differentiated from a 
Business-Integrated Dwelling Unit in that in a Live-Work Dwelling Unit the residential 
and commercial uses are not required to be fully divided physically. 

(.XXX) Business-Integrated Dwelling Unit(s) (BIDU): A dwelling unit integrated with a non-
residential use where (1) the dwelling unit is the secondary use to the non-residential 
use, (2) the dwelling unit consists of a ground floor footprint less than or equal to 40 
percent of the ground floor non-residential use, (3) the dwelling unit is separated from 
the non-residential use by a demising wall, and (4) the dwelling unit has direct interior 
entry from the non-residential use. This is differentiated from a Live-Work Dwelling 
Unit in that the dwelling unit must be fully divided from the non-residential use and 
that the space designed to be non-residential cannot be used for residential. 
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Amendment Description: Mobility-Ready Definition 

Applicability: Citywide, but primarily Frog Pond East and South at this time 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Mobility-ready units is one of the “target” unit types identified 
to require a minimum of to help ensure accessible housing is 
available within the planned variety in Frog Pond East and 
South. 

Rationale for Amendment 

Text: 
The definition seeks to define a unit that can be adaptable for 
use of individuals with limited mobility without getting into 
details that would be under the jurisdiction of the building code 
like counter heights, doorway widths, and bathroom grab bars. 

Impact on Housing Cost: No direct impact noted for definition. See addition discussion 
of requiring this type of unit in Section 4.127. 

Compliance Notes: Definition not driven by any compliance standards. See 
addition discussion of requiring this type of unit in Section 
4.127. 

Recent Edits: Between June work session and July public hearing: Minor 
clarifying edits. 
Since July public hearing: Additional minor clarifying edit to be 
consistent with definition of dwelling unit. 

 
(.XXX) Mobility-Ready Unit: A dwelling unit with living and sleeping space as well as sanitary, 

bathing, and food preparation facilities on one level and that level is accessible from a 
parking space or public sidewalk without the use of stairs or with up to two stairs with 
space to add a wheelchair accessible ramp. 
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Amendment Description: Urban Form Type definitions 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Key definitions to implement the different residential urban 
forms identified in the Master Plan. 

Rationale for Amendment 

Text: 
Detailed definitions consistent with the language and intent in 
the Master Plan. 

Impact on Housing Cost: No direct impact noted for definition. See addition discussion 
of requiring this type of unit in Section 4.127. 

Compliance Notes: Definitions not driven by any compliance standards. See 
addition discussion of requiring this type of unit in Section 
4.127. 

Recent Edits: Between June work session and July public hearing: Removed 
unnecessary reference to the RN Zone from definitions. 
Since July public hearing: None 

  
(.XXX) Urban Form: The physical characteristics of an area determined by the bulk, 

placement, and spacing of buildings and related site improvements.  
 

(.XXX) Urban Form Type: A categorization between different planned Urban Forms with Type 
1 having the most urban look and feel and Type 3 having the least urban look and feel. 

 
(.XXX) Urban Form Type Designation: A designation applied to land that determines 

Urban Form Type and what lot and structure standards apply to guide Urban Form. 
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Amendment Description: Administrative review of multi-family structures 

Applicability: Citywide 

Impacted Code Section(s): 4.030 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the allowance of a wide variety of housing types, 
including various types of multi-family, throughout the Master 
Plan area. 

Rationale for Amendment 
Text: 

The language intends to provide clarity that all residential 
buildings are subject to administrative review. The primary 
policy change is making multi-family housing (apartments) 
throughout the City subject to administrative review consistent 
with other residential structures subject to clear and objective 
standards, rather than subject to Site Design Review like 
commercial and industrial buildings. Multi-family buildings with 
seven or more units will require Class II Administrative Review, 
which requires public notice. 
 
The new process for multi-family applies only to the building 
and the immediately surrounding site improvements like 
landscaping. Site design and layout for apartment complexes 
remains subject to Development Review Board review. 

Impact on Housing Cost: Reduces process and provides more certainty for multi-family 
housing, reducing cost in the development process 

Compliance Notes: Ensures clear and objective standards for a needed housing 
type as required in ORS 197.307 (4). 

Recent Edits: Between June work session and July public hearing: Added 
“previously” to lots that had been legally created to be clearer 
the new Class II process only applies where the multi-family 
building is going on an existing lot. 
Since July public hearing: None 

 
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:  

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 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:  

4. Building permits for residential structures in residential zones not subject to 
Site Design Review, except for multi-family structures with seven or more 
units, single family dwellings, middle housing, and in the Village zone, row 
houses or apartments, meeting clear and objective zoning, siting, and design 
requirements standards and located on lots that have been legally created. The 
Planning Director's approval of such plans shall apply only to Development 
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Code requirements and shall not alter the authority of the Building Official or 
City Engineer on these matters.  

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 noted below. 
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 for a 
hearing:  

12. 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.  
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

Amendment Description: Clarify exceptions to open space requirements for multi-family 
development 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.01) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the broader code amendments allowing multi-family 
development to be reviewed similar to middle housing and 
detached single-family homes, which in turn supports the 
variety of housing throughout Frog Pond East and South called 
for in the Master Plan. 

Rationale for Amendment 
Text: 

These code edits avoid applying open space requirements to 
multi-family development twice, once when a subdivision or 
complex is approved, and once when a building permit is 
applied for. The new Subsection 2.c. makes clear that no 
additional open space requirements are applicable when a 
multi-family building is proposed in a previously approved 
subdivision or complex. 

Impact on Housing Cost: Ensures development does not have to meet the open space 
requirement both at a master plan level and an individual 
development level, ensuring the cost of providing open space 
is not inadvertently increased.  

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability and Review. 

1. The open space standards of this subsection shall apply to all residential development with the 
following exceptions:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the open space requirements.  

b. Development within a previously approved Stage II Planned Development area so long as 
the Gross Development Area of the Stage II Planned Development area does not 
increase, the land being developed was previously designated for residential 
development, and there is no decrease in area of the previously approved required open 
space. 

2. The amount and location of open space required in this subsection is determined at the time of Stage 
II Final Plan review. 

3. The design of required open space is reviewed through Site Design Review. 

. . . 
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D. Required Open Space Characteristics: 

. . . 

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

. . .  

 

Amendment Description: Clarify stormwater facilities in the right-of-way do not count 
as required open space 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.01) 

Relationship to Frog Pond 

East and South Master Plan: 

None, except that it will ensure required open space planned 
is provided consistent with this citywide update. 

Rationale for Amendment 

Text: 

Minor edit to be clear that stormwater facilities in the right-of-
way do not count as required open space, which is the same 
approach to other landscaped areas within the public right-of-
way. 

Impact on Housing Cost: No direct impact, just increasing clarity of existing standard.  

Compliance Notes: Not driven by any compliance standards, however, supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

c. Non-fenced vegetated stormwater features outside the public right-of-way. 

. . . 
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(.02) Building Setbacks (for Fence Setbacks, see subsection .08). The following provisions apply unless otherwise 
provided for by the Code or a legislative master plan.  

A. For lots over 10,000 square feet: 

. . . 

5. Minimum setback to garage door or carport entry: 20 feet. Except, however, in the case of an 
alley where garages or carports may be located no less than four feet from the property line 
adjoining the alley 

. . . 

7. Cottage Cluster and ADU Setbacks: Setbacks in 1.—3. and 6. above do not apply to cottage 
clusters and ADUs. For cottage clusters and ADUs, minimum front, rear, and side setbacks are 
ten (10) feet. Where an ADU is adjacent to an alley, it may meet the same setback as a garage 
taking alley access as established in 5. above. Garage setbacks in 5. above continue to apply 
regardless of relationship to a Cottage Cluster or ADU. 

B. For lots not exceeding 10,000 square feet: 

. . . 

Amendment Description: Consistent setback allowance for ADUs 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the Master Plan direction of removing barriers to 
development of ADUs. 

Rationale for Amendment 

Text: 

Ensures larger rear yard setbacks are not a barrier to ADU 
development everywhere they are permitted by establishing 
that a 10-foot rear setback is allowed in zones otherwise 
requiring a larger rear yard setback for purposes of 
constructing an ADU. The language also applies to other 
setbacks, including front and side. However, side setbacks are 
generally already 10-feet or less, and ADUs have historically 
not been built frequently in front yards. 

Impact on Housing Cost: Removes additional barriers to ADUs, which can be a lower 
cost housing option.  

Compliance Notes: Metro condition A. 3. of the 2018 UGB expansion decision 
(Ord. No. 18-1427) requires cities to explore ways to 
encourage the construction of ADUs in the expansion areas. 
The City is expanding similar changes throughout the City to 
remove barriers to ADU development. 

Recent Edits: Between June work session and July public hearing: Added 
text addressing relationship between ADU and garage 
setbacks where an ADU is either built over a garage or is a 
garage conversion. 
Since July public hearing: None 
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5. Minimum setback to garage door or carport entry: 20 feet. Wall above the garage door may 
project to within 15 feet of property line, provided that clearance to garage door is maintained. 
Where access is taken from an alley, garages or carports may be located no less than four feet 
from the property line adjoining the alley. 

. . . 

7. Cottage Cluster and ADU Setbacks: Any minimum setback in 1.—3. or 6. above that would exceed 
ten feet for a cottage cluster or ADU shall be ten feet. Where an ADU is adjacent to an alley, it 
may meet the same setback as a garage taking alley access as established in 5. above. Garage 
setbacks in 5. above continue to apply regardless of relationship to a Cottage Cluster or ADU. 
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Amendment Description: Remove redundant parking standards reference 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.05) existing parking language removed and replaced 
with stormwater standards. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The language is redundant. 

Impact on Housing Cost: No direct impact, as State rules remove parking requirements 
regardless of what is in the code, but removing parking does 
reduce the potential over consumption of land by parking, 
thus reducing the cost of the associated housing.  

Compliance Notes: Reflects compliance with CFEC rules. 

Recent Edits: None 

Amendment Description: Establish residential stormwater design standards 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.05) existing language replaced in its entirety. 

Relationship to Frog Pond 
East and South Master Plan: 

Consistent with the stormwater component of the Master 
Plan and the assumption of land area dedicated to 
stormwater in the calculations for minimum unit and variety 
requirements (in 4.127 (.06) Table 6B). 

Rationale for Amendment 

Text: 

The language aims to clearly express the City’s stormwater 
design requirements within the Development Code to provide 
greater clarity to the development community on the City’s 
stormwater policy and how it interacts with residential 
development.  

Impact on Housing Cost: Some stormwater infrastructure required by these standards 
may cost more than alternative designs without the same 
standards. The cost includes both construction costs and long 
term maintenance costs. The standards however are applied 
consistently to all unit types, as well as all development types, 
not showing in prejudice towards increasing housing costs. 
The stormwater standards have been carefully crafted to 
meet legally defensible and reasonable policy objectives as 
laid out in PW Standards and Stormwater Permits to meet the 
objectives and offering flexibility in type of facility in a manner 
that meets the specific policy objectives in a reasonable and 
flexible manner without unnecessary standards that do not 
specifically relate to policy objectives.   
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(.05) Off Street Parking. Off-street parking shall be provided as specified in Section 4.155 Residential Stormwater 
Design Standards: 

A. Purpose. The purpose of these standards is to protect the public health and welfare by appropriate 
management of stormwater to prevent flooding and property damage, and the pollution of streams, 
groundwater, wetlands, and other natural water features through the use of low impact 
development design and decentralized stormwater treatment and flow control as required by the 
City’s National Pollutant Discharge Elimination System (NPDES) Municipal Separate Storm Sewer 
System (MS4) permit. The purpose of these standards, further, is to thoughtfully integrate the 
design of stormwater management facilities into the overall design of neighborhoods in a manner 
that mimics the predevelopment hydrology by treating and controlling the stormwater as close to 
the source as practicable. These standards work in concert with related Public Works Standards and 
intend to better integrate the Public Works Standards requirements with land use planning and site 
layout. 

Compliance Notes: Not driven by any land use compliance standards, however, 
supports clear and objective standards for housing as required 
in ORS 197.307 (4). 

Recent Edits: Between June work session and July public hearing: 

• Established clear and objective measurement of what
Maximum Extent Practicable is, which is 10 percent of
new and redeveloped impervious area. This measurement
is consistent with the definition of Maximum Extent
Practicable in the Public Works Standards.

• Addition of areas that qualify as high priority locations,
including areas on private lots.

• Added clear threshold of 12 feet in width to be considered
a high priority linear facility.

• Additional edits to add clarity and direction on how to
prioritize conflicting uses with stormwater management
facilities.

• Added language reflecting existing policy that stormwater
management facilities are to be maintained by
homeowners associations or similar entities.

• Simplification of the waiver language.
Since July public hearing: 

• Added language to the purpose statement to further
clarify the intent of mimicking predevelopment hydrology

• Added the allowance of swales or ponds as a priority
facility type with a clear and objective size limitation of
being sized to serve a typical larger block (4 acres).

• Consolidated and simplified conflicting use language

• Added language to provide the appropriate code 
reference and clarify waivers to Residential Stormwater 
Design Standards are reviewed by the City Engineer and 
not the Development Review Board. All waiver criteria 
applicable to stormwater standards are now in Section 
8.310, which will be adopted with City Council concurrent 
with Development Code amendments.
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B. Low Impact Development. All stormwater management facilities for treatment and flow control 
related to residential development shall follow low impact development design standards as 
described herein and in the City’s Public Works Standards. 

C. Ownership and Maintenance. All stormwater management facilities shall be owned and maintained 
by a homeowners association or similar entity and are subject to ownership and maintenance 
agreements with the City. 

D. Sizing. Stormwater management facility sizing requirements shall be determined in accordance with 
the City’s Public Works Standards. Use of impervious area reduction strategies in the Public Works 
Standards, including pervious hard surfaces and green roofs and tree credits, is encouraged. 

E. Locating. Stormwater management facilities are required to be dispersed and integrated with 
development in order for stormwater to be managed and treated close to the source mimicking 
predevelopment hydrology. Stormwater management facilities shall be located pursuant to 1. and 2. 
below while considering conflicting uses pursuant to 3. below. See also Subsection (.01) D. for the 
extent stormwater management facilities can be counted as required open space. No stormwater 
management facilities shall be counted as required usable open space in (.01) D. 3 unless a waiver is 
granted pursuant to Subsection G. 

1. High Priority Locations. Stormwater management facilities at locations listed a. through h. in no 
particular order shall, at minimum, have a combined surface area equal to the required sizing 
pursuant to Subsection D or 10 percent of new and redeveloped impervious surface in the 
development, whichever is less.  

a. Street medians; 

b. Planter strips; 

c. Curb extensions or bulb outs on streets; 

d. Shoulder/planter areas up to 12 feet wide, as measured from the top of the facility,  
along midblock bike and pedestrian connections, and along other off-street trails; 

e. Facilities up to 12 feet wide, as measured from the top of the facility,  around the edges 
of or within parks and open space; 

f. Separate tracts for stormwater management facilities that are either: 

i. No more than 12 feet in width, as measured from the top of the facility; or 

ii. Sized to serve an area no larger than four acres. 

g. Private yard areas on lots so long as all the following criteria are met: 

i. A stormwater management facility is not more than 12 feet wide, as measured 
from the top of the facility; 

ii. Foundations of habitable structures are not within five feet of a stormwater 
management facility; and 

iii. The yard area with the stormwater management facility is unfenced is visible 
and accessible from the street. 

2. Low priority. If additional stormwater management facilities are needed after meeting the 
minimum surface area requirement in 1. above, the following locations can also be used: 

a. Landscaped areas within five feet of multi-family residential and commercial building 
foundations; and 

b. Separate tracts for stormwater facilities besides those considered high priority under 1. 
f. above.  
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3. Conflicting Uses To Be Located Prior to Stormwater Facilities. When locating stormwater 
facilities, particularly in locations 1. a.-b. above, the locating of the following uses, according to 
established standards, shall occur prior to locating stormwater facilities on land not occupied by 
one of these uses. 

a. Street lights and other required lighting, including a buffer around the base of the light 
as required by Portland General Electric;  

b. Street trees and other required landscape trees, including associated mounds as 
established in the Public Works standards;  

c. Driveways and associated curb cuts; and 

d. Pedestrian walkways and bicycle paths. 

4. While not required to be located prior to stormwater facilities, the applicant is encouraged to 
plan for locating other potential conflicting uses when locating stormwater facilities to avoid 
later design changes to stormwater facilities. Such potential conflicting uses include but are not 
limited to: fire hydrants and fire department connections (FDCs); mailboxes; utility access 
structures, clean outs, pedestals, and vaults for public and franchise utilities; and public utility 
easements for gas, electricity, and communication. 

F. Prohibited Design Elements. To support the integration of stormwater facilities into site design, the 
following design elements are prohibited unless they are approved by the City Engineer, or 
designee, as part of a waiver request; 

1. Fences 

2. Retaining walls over two feet in height as measured from the bottom of the footing to the top 
of the wall. 

G. Waivers to the Standards of this Subsection. Waivers to the Residential Stormwater Design 
Standards in this Subsection shall be processed by the City Engineer, or designee, pursuant to 
Wilsonville Code Section 8.130 and are not subject to waiver review by the Development Review 
Board as established in Sections 4.118.  
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(.07) Fences: 

. . .  

 

E. When fences create an enclosed side yard area five feet or less in width, gates or other openings 
shall be provided creating a through connection to either a rear yard or alley. 

. . . 

 

  

Amendment Description: Special requirements for narrow fenced areas. 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.07) 

Relationship to Frog Pond 

East and South Master Plan: 

Accommodates a variety of housing configurations as called 
for in the Master Plan. 

Rationale for Amendment 

Text: 

This language, together with new language in Chapter 6, 
nuisances, provides a simple means to ensure narrow fenced 
areas are maintained and do not become nuisance areas. The 
concept is that ensuring access will increase use and with 
increased use there is a greater propensity for maintenance. 

Impact on Housing Cost: Minimal increase in cost to meet a specific policy objective.  

Compliance Notes: Not driven by any compliance standards, however, supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 
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(.10) Accessory Dwelling Units: 

A. Accessory Dwelling Units, are permitted subject to standards and requirements of this Subsection.  

B. Standards: 

1. Number Allowed.  

a. For detached single-family dwelling units and for townhouses on lots meeting the 
minimum lot size for detached single-family in the zone: One per dwelling unit.  

b. For all other dwelling units: None.  

2. Maximum Floor Area: per definition in Section 4.001, 800 square feet of habitable floor area. Per 
Subsection 4.138(.04)C.1., in the Old Town Overlay Zone the maximum is 600 square feet of 
habitable floor area. Larger units shall be subject to standards applied to duplex housing.  

Amendment Description: Removing additional barriers to ADU development 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.10) 

Relationship to Frog Pond 

East and South Master Plan: 

Frog Pond East and South included ADU-focused work to 
better facilitate construction of these units that can provide a 
lower cost housing alternative throughout the city. The 
Master Plan work included identification of specific code edits 
that can further remove barriers to ADU development.  
Removing these barriers, together with variety requirements 
in Frog Pond East and South, will very likely result in ADU 
development at a higher level than elsewhere in the City. 

Rationale for Amendment 

Text: 

The specific changes to remove barriers to ADU development 
identified as part of the Frog Pond East and South Master Plan 
include: allowing ADUs for all townhouses, not just those on 
larger lots; exempting ADUs from maximum lot coverage 
requirements, which is a common regulatory barrier; and 
removing any special review process, making their review the 
same as detached homes or middle housing. 

Impact on Housing Cost: Removing additional barriers to ADU development supports 
the development of a lower cost housing option.  

Compliance Notes: Metro condition A. 3. of the 2018 UGB expansion decision 
(Ord. No. 18-1427) requires cities to explore ways to 
encourage the construction of ADUs in the expansion areas. 
The City is expanding similar changes throughout the City to 
remove barriers to ADU development. 

Recent Edits: Between June work session and July public hearing: Removed 
redundant process language to be more consistent with how 
process is described in code for other residential development 
such as detached homes. Other minor renumbering and 
typographical edits. 
Since July public hearing: None 
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3. Accessory dwelling units shall be on the same lot as the dwelling unit to which they are 
subordinate.  

4. Accessory Dwelling Units may be either attached or detached, but are subject to all zone 
standards for the underlying zone except that ADUs are exempt from lot coverage maximums 
setbacks, height, and lot coverage, unless those requirements are specifically waived through the 
Planned Development waiver or Variance approval processes.  

5. Design Standards: 

a. Roof pitch shall be 4:12 to 12:12. No flat roofs allowed.  

i. Where the primary dwelling unit has a roof pitch of less than 4:12 the minimum 
roof pitch does not apply.  

b. Roof and siding materials shall match the respective material of one or more of the 
following: (1) the primary dwelling unit on the same lot, (2) a primary dwelling unit on an 
immediately adjacent lot, or (3) a primary dwelling unit within the same subdivision.  

i. For the purpose of the requirement to match material, fiber cement siding 
made to appear like wood, stucco, or masonry may be used to match wood, 
stucco, or masonry respectively.  

c. Where design standards established for a zone or overlay zone are more restrictive and/or 
extensive than a. and b. above the more restrictive and/or extensive design standards shall 
apply. This includes design standards for the Village (V) Zone, the Residential Neighborhood 
(RN) Zone, and the Old Town Overlay Zone.  

6. Where an Accessory Dwelling Unit is proposed to be added to an existing residence and no 
discretionary land use approval is being sought (e.g., Planned Development approval, Conditional 
Use Permit approval, etc.) the application shall require the approval of a Class I Administrative 
Review permit.  

6. Authorization to develop Accessory Dwelling Units does not waive Building Code requirements. 
Increased firewalls or building separation may be required as a means of assuring adequate fire 
separation from one unit to the next. Applicants are encouraged to contact, and work closely 
with, the Building Division of the City's Community Development Department to assure that 
Building Code requirements are adequately addressed.  

7. Each accessory dwelling unit shall provide complete, independent permanent facilities for living, 
sleeping, eating, cooking, bathing and sanitation purposes, and shall have its own separate 
secure entrance.  

8. Reserved.  

9. Accessory dwelling units may be short-term rentals, but the owner/local operator must be in 
compliance with Chapter 7 of Wilsonville Code, which may include an active business license with 
the City of Wilsonville for a short-term rental business and payment of all applicable lodging and 
other taxes.  
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(.14) Design Standards for Detached Single-family and Middle Housing.  

 

A. The standards in this subsection apply in all zones, except as indicated in 1.—2 3. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or the area 
regulated by the Frog Pond West Master Plan zoned Residential Neighborhood Zone, as these 
zones/areas have their own variety standards, except that the variety standards do apply to 
middle housing development with multiple detached units on a single lot for which the variety 
standards of these zones/areas do not address.  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

3. The window standards for triplexes, quadplexes, and townhouses in Subsection D. 2. And E. 3. 
do not apply in the Village Zone or the Frog Pond West neighborhood in the Residential 
Neighborhood Zone as these zones/areas have their own related standards applicable to all 
single-family and middle housing. 

. . . 

  

Amendment Description: Clarify applicability of certain residential design standards by 
zone 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the applicability of design standards for the variety 
of housing types called for in Frog Pond East and South in the 
Master Plan. 

Rationale for Amendment 

Text: 

The minor edits provide more clarity to where alternative 
design standards are provided and thus the citywide 
standards do not apply. This includes being clear of all the 
standards that do apply in Frog Pond East and South. 

Impact on Housing Cost: Clarifying edit, no change to how standards apply to any 
specific housing.  

Compliance Notes: Not driven by any compliance standards, however, supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Minor 
edits for readability and clarity. 
Since July public hearing: None 
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D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

. . .  
 

 

3. Garages and Off-Street Parking Areas. The combined width of all garages (measured from the 
interior of the garage door frame) and outdoor on-site parking and maneuvering areas shall not 
exceed a total of 50 percent of any street frontage (other than an alley) (see Figure 6. Width of 
Garages and Parking Areas).  

. . . 

F. Standards applicable to Cottage Clusters.  

. . . 

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

. . . 

d. Garages and carports. 

. . . 

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width as measured from the interior of the garage door frame.  

G. Standards applicable to Cluster Housing besides Cottage Clusters.  

. . . 

4. Garages and Off-Street Parking Areas. The combined width of all garages (measured from the 
interior of the garage door frame) and outdoor on-site parking and maneuvering areas shall not 
exceed a total of 50 percent of any street frontage (other than an alley). Garages and off-street 
parking areas that are separated from the street property line by a dwelling are not subject to 
this standard. (See Figure 6. Width of Garages and Parking Areas).  

. . . 

  

Amendment Description: Clarify measurement of garage doors 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14)  

Relationship to Frog Pond 

East and South Master Plan: 

None, but ensures consistency in implementing similar 
standards throughout the City, including Frog Pond East and 
South. 

Rationale for Amendment 

Text: 

These minor edits provide consistency with similar proposed 
amendments in the RN Zone (Section 4.127) text. 

Impact on Housing Cost: Reduces construction cost by enabling the wider use of lower 
cost standard-sized garage doors rather than custom-sized 
garage doors.  

Compliance Notes: Not driven by any compliance standards, however, supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 
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J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request a waiver as part of Site Design Review by the Development 
Review Board of a proposed design. In addition to the waiver criteria in Sections 4.118 and 4.140 and 
applicable Site Design Review Standards, affirmative findings shall be made that the following 
standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.; and  

4. The request remains substantially consistent with any legislative master plan the property is 
included within. 

  

Amendment Description: Clarify process for alternative discretionary review of 
residential design standards 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14) J. 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with language in the RN Zone (4.127) related to the 
Master Plan language regarding alternative discretionary 
review. 

Rationale for Amendment 
Text: 

Minor edits provide clarity for process to require alternative 
discretionary review of residential design standards. 

Impact on Housing Cost: Clarifying process can reduce time, and thus permitting costs, 
for approving housing.  The alternative process allows a path 
for relief where any individual standard does have a unique 
undesired impact on a specific project. 

Compliance Notes: Reflects alternative standards to clear and objective standards 
allowed in ORS 197.307 (4). 

Recent Edits: None 
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(.15) Design Standards for Multi-Family Housing: 

A. Purpose and Intent. The purpose of the multi-family design standards is to create and maintain 
street frontages that are varied and attractive, create an environment that is conducive to 
walking, and provide natural surveillance of public spaces. The standards will also promote 
building details in multi-family development that provide visual interest, contribute to a high-
quality living environment for residents, give a sense of quality and permanence, and enhance 
compatibility with the surrounding community. The design standards also aim to create 
consistency with design standards for other residential unit types that multi-family housing 
may be built adjacent to. 

B. Applicability. These standards apply to all multi-family development except for the following: 

1. Mixed-use buildings that include ground floor non-residential uses or live-work units 
and multi-family residential above. 

2. Multi-family buildings in the Village and Town Center Zones which are subject to zone-
specific standards in Section 4.125 or 4.132, respectively. 

Amendment Description: Design standards for multi-family housing 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.15) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the applicability of design standards for the variety 
of housing types called for in Frog Pond East and South in the 
Master Plan. 

Rationale for Amendment 
Text: 

The detailed design standards allow for the administrative 
review of multi-family development consistent with how 
other residential development is reviewed. The standards 
below were adapted by expert consultants from the design 
standards for buildings of similar bulk in the City’s existing 
design standards, particularly townhouses. In addition, 
consideration was given for typical larger parking areas for 
multi-family development. 

Impact on Housing Cost: Having clear and objective design standards to be used as part 
of an administrative process reduces review timelines and 
uncertainty during review, thus reducing design and 
permitting cost for housing. The established standards are 
based on model code in Oregon Administrative Rules for 
middle housing of similar bulk. These model code standards 
have been found by the State to be reasonable requirements 
that do not unduly increase the cost of housing. 

Compliance Notes: Establishes clear and objective standards for a needed housing 
type as required in ORS 197.307 (4). 

Recent Edits: Between June work session and July public hearing: 
Clarification that standards do not apply to buildings with 
ground floor live-work units, which are subject to Site Design 
Review the same as other mixed-use buildings. Other minor 
edits to increase clarity. 
Since July public hearing: None 
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C. Entrance Orientation. 
1. At least one main entrance for each multi-family structure must either meet the 

standards in subsections a. and b. below, or must meet the alternative standard in 
subsection C.2. 
a. The entrance must be within eight feet of the longest street-facing exterior 

wall of the structure; and  
b. The entrance must either:  

i. Face the street;  
ii. Be at an angle of up to 45 degrees from the street; or  
iii. Open onto a porch. The porch must:  

a. Be at least 25 square feet in area; and  

b. Have at least one entrance facing the street or have a roof.  
2. Alternative standard. As an alternative to subsection 1., a main entrance to a multi-

family structure may face a courtyard if the courtyard-facing entrance is located 
within 60 feet of a street and the courtyard meets the following standards: 
a.  The courtyard must be at least 15 feet in width; 
b. The courtyard must abut a street; and 
c. The courtyard must be landscaped or hard-surfaced for use by pedestrians. 

D.  Windows. A minimum of 15 percent of the area of all public-facing façades must consist of 
windows or entrance doors, including associated frames and trim. Façades separated from the 
street or public space by a dwelling are exempt from meeting this standard. Required windows 
shall be clear glass and not mirrored or frosted, except for bathrooms.  

E. Articulation.  
1. Minimum Articulation. All public-facing façades shall incorporate a selection of the 

following design elements at a minimum interval of every 30 feet. The minimum number 
of design elements from this list that will be required is determined by dividing the 
façade length (in feet) by 30 and rounding up to the nearest whole number.  
a. Varying rooflines.  
b. Offsets of at least 12 inches.  
c. Balconies.  
d. Projections of at least 12 inches and width of at least three feet.  
e. Porches.  
f. Entrances that are recessed at least 24 inches or covered.  
g. Dormers at least three feet wide.  

2. Articulation Element Variety. Different articulation design elements shall be used as 
provided below, based on the length of the facade. For the purpose of this standard, a 
"different element" is defined as one of the following: a completely different element 
from the list in subsection E.1. above; the same element but at least 50 percent larger; or 
varying rooflines that are vertically offset by at least three feet.  
a. Where two to four elements are required on a façade by E.1., at least two different 
elements shall be used.  
b. Where more than four elements are required on a façade by E.1., at least three 
different elements shall be used.  

F.  Pedestrian Access and Circulation. The following standards are intended to ensure safe and 
efficient circulation for pedestrians within multi-family development. 
1. Each multi-family development shall contain an internal pedestrian circulation system 

that makes connections between individual units and parking areas, green focal points 
and other common open space areas, children’s play areas, and public rights-of-way. All 
pedestrian connections (walkways) shall meet the following standards: 

a.  Except as required for crosswalks, per subsection 3., where a walkway abuts a 
vehicle circulation area, it shall be physically separated by a curb that is raised 
at least six inches or by bollards. 
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b. Walkways shall be constructed of concrete, asphalt, brick or masonry pavers, 
or other hard surface, and not less than five feet wide. 

2. All walkways shall comply with the requirements of the Americans with Disabilities Act. 
3. In order to provide safe crossings of driveways and parking areas, crossings shall be 

clearly marked with either contrasting paving materials (such as pavers, light-color 
concrete inlay between asphalt, or similar contrasting material) or reflective striping that 
emphasizes the crossing under low light and inclement weather conditions. 

4. Pedestrian connections shall be provided between buildings within the development, and 
between the development and adjacent rights-of-way, transit stops, parks, schools, and 
commercial developments. At least one connection shall be made to each adjacent street 
and sidewalk for every 200 linear feet of street frontage. Sites with less than 200 linear 
feet of street frontage shall provide at least one connection to the street and/or 
sidewalk. 

G. Off-Street Parking Location and Design. The following standards are intended to support a 
pedestrian-friendly street environment and to minimize the visual impacts of parking areas and 
garages. 
1. Off-street parking spaces and drive aisles shall not be located in the Front Yard. 
2. Off-street parking areas shall not occupy more than 50% of the total length of each street 

frontage as measured 20 feet from the street property line. Drive aisles are only counted 
as parking areas if: 

 a. parking spaces adjacent to the drive aisle are provided; and 
 b. the drive aisle is between a building and street. 
3. Off-street parking spaces shall not be located within ten feet of any property line, except 

alley property lines. Driveways and drive aisles necessary to connect to the street are 
permitted within ten feet of property lines. 

4. Landscaping, fencing, or walls at least three feet tall shall separate parking areas from 
useable open space, green focal points, and public streets (except alleys). 

5. If garages are attached to a street-facing facade, they may not be located closer to the 
street property line than the building facade.  

6. Driveways associated with attached garages that take direct individual access from a 
public or private street must meet the townhouse driveway and access standards in 
Subsection 4.113 (.14) E. 5.  For the purpose of those standards, each individual multi-
family garage shall meet the standards applicable to a townhouse or townhouse lot. 
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Amendment Description: Clarify that residential design and variety standards are among 
the standards subject to waivers 

Applicability: Citywide 

Impacted Code Section(s): 4.118 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the allowance for alternative discretionary review 
called for in the Master Plan. 

Rationale for Amendment 

Text: 
Residential design standards did not exist in the way they do 
now when this code language in Section 4.118 was created. This 
provides clarity that an applicant can apply for a waiver for 
residential design standards. 

Impact on Housing Cost: Makes clear that even if a residential design standard increases 
cost in a manner that makes a project unfeasible, that a clear 
process exists to waive it to remove the barrier. 

Compliance Notes: Reflects alternative standards to clear and objective standards 
allowed in ORS 197.307 (4). 

Recent Edits: Between June work session and July public hearing: None 
Since July public hearing: Clarified that variety standards are 
most like density standards rather than other standards, and a 
similar level of review applies. Previously it was unclear what 
language in 4.118 applied to variety standards, which is allowed 
to be waived consistent with language in 4.127 (.22) 

 
4.118 Standards Applying to all Planned Development Zones 

 
(.03) Notwithstanding the provisions of Section 4.140 to the contrary, the Development 

Review Board, in order to implement the purposes and objectives of Section 4.140, and 
based on findings of fact supported by the record may:  
A. Waive the following typical development standards: 
 . . . 

13. Architectural design standards, including residential design standards; 
 
B. The following shall not be waived by the Board, 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:  
. . . 
2. Minimum density standards and housing variety standards in of 

residential zones. The required minimum density may be reduced by 
the Board in the Residential Neighborhood zone in compliance with 
[Section] 4.127(.06) B; and  
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Amendment Description: Clarifying existing special waiver process for open space in the 
RN Zone 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.118 

Relationship to Frog Pond 

East and South Master Plan: 

Supports implementation of open space consistent with the 
Master Plan. 

Rationale for Amendment 

Text: 
In Frog Pond West open space requirements were primarily 
met by specific spaces planned as part of the Master Plan, and 
the Master Plan area is exempt from open space standards 
applicable to other residential areas in the City. See Subsection 
4.127 (.09). As such specific waiver language related to open 
space in Section 4.118 states it is not applicable to the RN zone. 
While this is accurate for Frog Pond West, it is not for Frog Pond 
East and South. Frog Pond East and South are subject to the 
open space requirements applicable citywide, therefore this 
existing exemption in 4.118 should not apply to the plan area. 

Impact on Housing Cost: None, the edit keeps consistency with other code language and 
does not change policy. 

Compliance Notes: None, edit is for consistency. 

Recent Edits: Between June work session and July public hearing: None 
Since July public hearing: Recently discovered additional 
reference to the RN zone and the need for the additional edit. 

 
4.118 Standards Applying to all Planned Development Zones 

 
(.03) Notwithstanding the provisions of Section 4.140 to the contrary, the Development 

Review Board, in order to implement the purposes and objectives of Section 4.140, and 
based on findings of fact supported by the record may:  
A. Waive the following typical development standards: 
 . . . 

17. Open space in the Frog Pond West Neighborhood in the Residential 
Neighborhood zone; and; 
. . . 

B. The following shall not be waived by the Board, 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. Open space requirements in residential areas, except that the Board 

may waive or reduce open space requirements in the Frog Pond West 
Neighborhood in the Residential Neighborhood zone. Waivers in 
compliance with [Section] 4.127(.08)(B)(2)(d); 
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Amendment Description: Consistent setback allowance for ADUs 

Applicability: Citywide 

Impacted Code Section(s): 4.120 and 4.123 

Relationship to Frog Pond 
East and South Master Plan: 

Supports the Master Plan direction of removing barriers to 
development of ADUs. 

Rationale for Amendment 

Text: 
Ensures larger rear yard setbacks are not a barrier to ADU 
development everywhere they are permitted by establishing 
that a 10-foot rear setback is allowed in zones otherwise 
requiring a larger rear yard setback for the purposes of 
constructing an ADU. 

Impact on Housing Cost: Further removes barriers to building ADUs, which can be an 
affordable housing option. 

Compliance Notes: Metro condition A. 3. of the 2018 UGB expansion decision (Ord. 
No. 18-1427) requires cities to explore ways to encourage the 
construction of ADUs in the expansion areas. The City is 
expanding similar changes throughout the City to remove 
barriers to ADU development. 

Recent Edits: Between June work session and July public hearing: Additional 
language addresses relationship between ADU and garage 
setbacks where an ADU is either built over a garage or is a 
garage conversion. 
Since July public hearing: None  

Section 4.120 (.05) FDA-H Dimensional Standards 

E. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard 
setbacks may be reduced to three feet. Minimum front and rear setback for ADUs is 10 feet. 
Where an ADU is adjacent to an alley, it may meet the same setback as a garage taking alley 
access in B.1. above. Garage setbacks in B.1. above continue to apply regardless of relationship to 
an ADU. 

Old Town Residential Design Standards footnote (noted by *) on page 19 

For Cottage Clusters and ADUs, minimum front and rear setbacks are 10'. Where an ADU is 
adjacent to an alley, it may meet the same setback as a garage taking alley access. Garage 
setbacks continue to apply regardless of relationship to a Cottage Cluster or ADU. 
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Section 4.127. Residential Neighborhood (RN) Zone. 

. . . 

(.02) Permitted uses: 

A. Open Space.  

Amendment Description: Updated residential permitted uses for RN Zone 

Applicability: The entirety of Frog Pond, however there is no change to 
permitted uses in Frog Pond West 

Impacted Code Section(s): 4.127 (.02)  

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the variety of residential unit types encouraged in the 
Master Plan 

Rationale for Amendment 

Text: 

Rather than the prior allowed unit types one by one, this 
revised language reflects that the entire array of unit type are 
allowed, and then addresses certain limitations including: 
existing restrictions in Frog Pond West from the Frog Pond 
West Master Plan, the variety standards for Frog Pond East, 
and the commercial nature of the Commercial Main Street 
area. 

Impact on Housing Cost: No policy change, thus no impact on housing cost. However, it 
does reflect the wide allowance of a variety of housing 
including lower-cost options. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Minor 
edits to increase clarity and remove a typographical error. 
Since July public hearing: None 

 
B. Residential dwelling units with the following limitations:  

1. Frog Pond West Neighborhood: 

a. During initial development: 

i. a maximum of two townhouses may be attached, except on corner lots, a maximum of 
three townhouses may be attached.  

ii.  triplexes are permitted only on corner lots, and quadplexes are not permitted.  

iii. only two-unit cluster housing is permitted except on corner lots where three-unit 
cluster housing is permitted.  

b. Multi-family dwelling units are not permitted within the Frog Pond West 
Neighborhood, consistent with the Frog Pond West Master Plan.  

2. In the Frog Pond East and South Neighborhoods, the extent and mix of different types of 
dwelling units is limited and controlled by the variety standards in Subsection (.06) C. – E. and 
related standards. 
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3. Multi-family dwelling units are only allowed in the Commercial Main Street Area in the Frog 
Pond East Neighborhood if contained within a mixed-use development. The Commercial Main 
Street Area is as described in Subsection (.07) A. 1. and shown in Figure A-7.  

 C. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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Amendment Description: Define permitted uses for the Commercial Main Street in Frog 
Pond East 

Applicability: Commercial Main Street area of Frog Pond East 

Impacted Code Section(s): 4.127 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the Commercial Main Street requirement from 
the Master Plan 

Rationale for Amendment 

Text: 

The language intends to clearly layout the amount of the 
ground floor space for the Commercial Main Street that must 
be commercial and what is a permitted commercial use that 
counts toward that minimum amount requirement. 

Impact on Housing Cost: This is a Commercial Area meant to serve housing, rather than 
an area meant to provide housing. However, like other 
commercial areas of the City housing is allowed. The 
requirement that some commercial be provided does increase 
the overall cost of a mixed-use building versus a residential 
only building. If commercial space does not lease up the cost 
of the space has to be carried by the residential portion. To 
limit the impact of the cost of adding commercial while still 
honoring the policy choice of providing commercial space in 
the Master Plan, flexibility for the allowance of ground floor 
live-work units and Business Integrated Dwelling Units is 
provided. 

Compliance Notes: No State or Regional requirements drive the inclusion of 
commercial. The inclusion reflects the Frog Pond Area Plan 
and Frog Pond East and South Master Plan, and the resulting 
Commercial Comprehensive Plan Designation previously 
adopted for the subject land. 

Recent Edits: Between June work session and July public hearing: Updated 
numbering, removed unnecessary code reference to 4.127 
(.02) B. 3. 
Since July public hearing: None 

 

D. For the Commercial Main Street area described in Subsection (.07) A. 1. and shown in Figure A-7, the 
ground floor allows commercial uses listed under 1.-9. below. Drive-through commercial uses are 
prohibited. A minimum of 50% of the building frontage along SW Brisband Street must be occupied by 
these uses with the remainder of the frontage allowed to be Live-Work Dwelling Units. 

1. Retail sales and service of retail products, under a footprint of 30,000 square feet per tenant.  

2. Office, including medical facilities.  

3. Personal and professional services.  

4. Child and/or day care.  

5. Food or Beverage service (e.g., restaurants, cafes, brewpubs, bars).  

6. Community services and community centers.  

7. Commercial recreation. 

8. Religious institutions. 
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9. Business-Integrated Dwelling Units accessory to uses listed 1.-9. above. 

(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement legislative 
master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  
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Amendment Description: Clear and Objective Identification of the Subdistrict 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.05) 

Relationship to Frog Pond 

East and South Master Plan: 

Subdistricts are a key regulatory and design component 
identified in the Master Plan. This language provides the 
necessary detail to ensure there is clarity in the boundaries of 
the subdistricts, which in turn is the basis for housing variety 
requirements and other standards. 

Rationale for Amendment 
Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave too much 
unclarity for specific boundaries. Text was added to 
supplement the map to clearly define the boundaries for the 
subdistricts. 

Impact on Housing Cost: On their own subdistricts are neutral on housing costs. 
However, a number of regulations are applied on a sub-
district level that can impact housing cost. See discussion 
elsewhere in this Section. 

Compliance Notes: The concept of regulating housing variety and other standards 
by subdistrict is not driven by State or Regional requirements. 
It reflects the neighborhood within a neighborhood similar to 
the Villebois SAP concept. The implementation measures 
adopted into the Comprehensive Plan with the Frog Pond East 
and South Master Plan do specifically require mapping of 
subdistricts and their use for regulations including minimum 
number of units, housing variety, and min and max of target 
units. See Implementation Measure 4.1.7.D. 1. and 2. 

Recent Edits: None 

 

2. The area of the Frog Pond East and South Master Plan is divided into subdistricts described 
below, as shown for reference in Figure A-5: 

 a. Subdistrict E1. The area south of SW Kahle Road and the BPA Easement, east of SW 
Stafford Road, and north of an existing east-west property line approximately 1,232 feet north 
of SW Advance Road and 1,315 south of SW Kahle Road. 

 B. Sudistrict E2. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, and west of a creek intersecting SW Kahle Road approximately 1,580 feet east of SW 
Stafford Road. 

 C. Subdistrict E3. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, east of Subdistrict E2, and west of and abutting the eastern edge of the Master Plan 
area. 

 D. Subdistrict E4. The area south of Subdistrict E1, east of SW Stafford Road, north of 
SW Advance Road, and west of future 63rd Avenue extension from the intersection of SW 
Advance Road and SW 63rd Avenue north to Subdistrict 1. 
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 E. Subdistrict E5. The area south of Subdistrict E1 and the BPA Easement, east of 
Subdistrict E4, north of SW Advance Road, and west of future 60th Avenue extension from the 
intersection of SW Advance Road and SW 60th Avenue north to the BPA Easement. 

 F. Subdistrict E6. The area south of the BPA Easement, east of Subdistrict E5, north of 
SW Advance Road, and west of and abutting the eastern edge of the Master Plan area. 

 G. Subdistrict S1. The area south of SW Advance Road, east of and abutting the western 
edge of the Master Plan area, north of the Meridian Creek Middle School property, and west of 
SW 63rd Avenue. 

 H. Subdistrict S2. The area south of SW Advance Road, east of SW 60th Avenue, and 
north of an existing property line approximately 956 feet south of SW Advance Road, and west 
of and abutting the eastern edge of the Master Plan area.  

 I. Subdistrict S3. The area south of Subdistrict S2, east of SW 60th Avenue, north of SW 
Kruse Road, and west of and abutting the eastern edge of the Master Plan area. 

 J. Subdistrict S4. The area south of the Meridian Creek Middle School property, east of 
and abutting the western edge of the Master Plan area, north of and abutting the southern edge 
of the Master Plan area, and west of SW 60th Avenue. 

 

Figure A-5. Frog Pond East and South Land Uses and Subdistrict Boundaries 

  
SW Kruse Road 
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Amendment Description: Clarification that certain existing code language relates only to 
Frog Pond West. 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.06) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures existing language applicable to Frog Pond West is 
clearly separate from new language for Frog Pond East and 
South implementing the Master Plan. 

Rationale for Amendment 
Text: 

Insert the necessary references clarifying what language only 
applies to the Frog Pond West neighborhood. 

Impact on Housing Cost: This is a clarification of applicability of standards that does not 
impact housing cost. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

(.06) Development Allowances: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code and 
applicable provisions of an approved legislative master plan.  

1. For initial development of the Frog Pond West Neighborhood, Table 6A in this Code and Frog 
Pond West Master Plan Table 1 establish the minimum and maximum number of residential lots 
for the sub-districts.  

2. For areas that are a portion of a sub-district in the Frog Pond West Neighborhood, the minimum 
and maximum number of residential lots are established by determining the proportional gross 
acreage outside of the SROZ and applying that proportion to the minimums and maximums listed 
in Table 1. The maximum density of the area may be increased, up to a maximum of ten percent of 
what would otherwise be permitted, based on an adjustment to an SROZ boundary that is 
consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district in the Frog Pond West 
Neighborhood when it is demonstrated that the reduction is necessary due to topography, protection of 
trees, wetlands and other natural resources, constraints posed by existing development, infrastructure 
needs, provision of non-residential uses and similar physical conditions.  

Table 6A. Minimum and Maximum Residential Lots by Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  
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R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  
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Amendment Description: Minimum Unit Table 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures minimum of 1325 units are built consistent with a 
Metro Condition of Approval. Establishes minimum amounts 
of certain target unit types consistent with Implementation 
Measure 4.1.7.D 2. c. and d. to require minimum amounts of 
target unit types and middle housing. The table sets the 
minimums at the subdistrict and tax lot level consistent with 
Implementation Measure 4.1.7.D. 2. a, which ensures this 
variety is achieved throughout the planning area.  

Rationale for Amendment 

Text: 

Table 6B incorporates a number of requirements into a single 
table for ease of reference of different requirements, with 
minimums listed by the smaller of subdistrict or tax lot as 
directed in the Master Plan.  
 
The minimum unit count of 1325 is proportioned to each 
subdistrict or tax lot based on the amount of assumed net 
area in each Urban Form Type, with subdistricts or tax lots 
with Urban Form Type 1 receiving proportionally the most and 
Urban Form Type 3 receiving proportionally the least.  
 
Rather than establish formulas that could cause future 
uncertainty, the table does the math and just states the 
answer of the formula. The minimum required of middle 
housing, small units, and mobility-ready units are listed as 
numbers, calculated from an assumed moderate buildout, and 
rounded up to the next whole number. Moderate buildout 
represents 125% of the minimum buildout. The set 
percentage for middle housing is 20%, small units is 5%, and 
mobility-ready units is 10%. These percentages are as 
recommended by the project team and reviewed by the 
Planning Commission and City Council in work sessions.  

Impact on Housing Cost: While the Table does require a development level and variety 
that will produce lower-cost housing options, this analysis 
focuses on how the variety required by the table may increase 
housing costs. Housing Variety requirements indicated by the 
minimums in the table do require additional unit types than 
might otherwise be built, which can increase certain design 
and construction costs. Care was taken in drafting the 
standards to establish standards that did not create too 
granular of standards as to unduly decrease the ability to use 
standard industry efficiencies in design and construction. See 
examples of how care was taken below. When weighed with 
the variety standards ensuring production of lower cost unit 
types, the potential for added costs of producing more types 
of units leading to higher housing costs is off-set. It is better to 
have relatively higher design and construction costs on lower 
cost units than only have larger higher-cost housing that may 
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be more cost-efficient to design and build, but do not provide 
lower cost unit types to the market. The following are specific 
steps the proposed requirements take to balance the variety 
requirements with the potential to increase cost of a given 
housing unit to do less design and construction efficiency. 
 

• Not generally requiring variety within a block, but 
allowing “block level variety” as required in the Master 
Plan to be substantially met with variety on adjacent 
blocks and “across the street.” 

• Thoughtfully choosing geographic size and number of 
units per certain geographic size that ensure variety 
throughout the plan area but do not unduly increase 
the number of unit types to be designed and built.  

• Exempting small developments from requirements such 
as small unit and mobility-ready unit minimums to avoid 
forcing too many unit types in small areas. 

• Allowing each variety requirement to be met by 
different unit types, thus providing flexibility and 
reducing the likelihood a new custom home design will 
be needed to meet a given standard. 

• Allowing a single unit to be counted against meeting 
multiple requirements. For example, a cottage in a 
cottage cluster could meet middle housing, small unit, 
and mobility-ready requirements. This allows more land 
to be used by other units as well as if a developer does 
create a new home design for the development, they 
are able to maximize its use and not have to create 
multiple new home designs. 

 
Beyond the variety-related concerns, the mobility-ready unit 
requirement does have potential to increase costs as a 
similarly square foot unit on a single floor takes up more land 
and has more roof area (an expensive portion of the 
construction) than a multi-floor unit. However, the regulations 
allow multiple ways for the requirement to be met minimizing 
this impact on cost by allowing more units, such as ADUs and 
ground floor apartments, as well as primary-on-main units 
that have an upstairs portion, to help meet the requirement. 
The requirement is tailored to be directly responsive to a 
policy goal of more mobility-friendly units while minimizing 
impact on costs.  

Compliance Notes: The minimum of 1325 units is required Metro Condition of 
Approval F. 1. In Ordinance No. 18-1427.  
 
Metro Condition of Approval A. 2. Requires the City allow 
middle housing throughout, similar to what is required in 
House Bill 2001 (2019) and implementing rules. The 
requirement that 20% of likely build out is middle housing is 
not required by the State or Region, nor does the Master Plan 
establish a specific amount. 20% is similar to what was built in 
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Villebois, and where possible the City relied on precedents in 
the City and from comparable cities when establishing 
numeric standards.  
 
The minimum amounts of certain target unit types are 
required by Implementation Measure 4.1.7.D 2. c. and d.. The 
table sets the minimums at the subdistrict and tax lot level 
consistent with Implementation Measure 4.1.7.D. 2. a, which 
ensures this variety is achieved throughout the planning area. 
The definition of small unit, mobility-ready unit, and the 
percent required by each of these are not driven by State or 
Regional requirements nor are they defined or specified in the 
Master Plan. The definitions and requirements were 
determined in consultation with the Planning Commission and 
City Council after looking for similar precedents, sales data 
from Zillow, and testing for feasibility. The numbers were 
chosen to balance having in impactful amount of the target 
unit types and market feasibility.  

Recent Edits: None 

 

C.  Table 6B establishes the minimum number of housing units that must be developed within each 
subdistrict and tax lot in the Frog Pond East and South neighborhoods. This includes the 
minimum number of units of various housing types needed to ensure a variety of housing 
options throughout the neighborhoods consistent with the Frog Pond East and South Master 
Plan. Housing unit types are defined in Section 4.001 and the footnotes to Table 6B. 
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Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total Number 
of Units 

Minimum 
Number of 
Middle 
Housing 
Units A, B, G 

Minimum 
Number of 
Small Units 
B, C, D,  G 

Minimum Number 
of Mobility-Ready 
UnitsB, C, E, F, H 

 

E1  104 26 7 13 

E2  110 28 7 14 

E3  133 34 9 17 

E4 H 211    

E4 TL 1101 
(portion) I 

185 15 4  8 

E4 TL 1200  24 6 2 3 

E4 TL 1000 2 1J 1J 0 

E5  227 57 15 29 

E6  141 36 9 18 

S1  25 7 2 4 

S2E 91    

S2 TL 1000 
28050 SW 
60th Ave 

6 2J 1J 1J 

S2 TL 800 
5890 SW 
Advance 
Rd 

6 2J 1J 1J 

S2 TL 500 
5780 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 300 
5738 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 100 
5696 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 900 5 2J 1J 1J 

S2 TL 700 33 9 3 5 

S2 TL 400 4 1J 1J 0 

S2 TL 200 4 1J 1J 0 

S2 TL 1100 
28152 SW 
60th Ave 

5 2J 1J 1J 

S2 TL 1200 5 2J 1J 1J 
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S2 TL 1300 
28300 SW 
60th Ave 

8 2J 1J 1J 

S3 E 125    

S3 TL 1400 
28424 SW 
60th Ave 

25 7 2J 4 

S3 TL 1500 
28500 SW 
60th Ave 

25 7 2J 4 

S3 TL 1600 8 2J 1J 1J 

S3 TL 1800 
28668 SW 
60th Ave 

8 2J 1J 2J 

S3 TL 1700 
28580 SW 
60th Ave 

10 3 1J 2J 

S3 TL 1900 
5899 SW 
Kruse Rd 

33 9 3 5 

S3 TL 2000 
5691 SW 
Kruse Rd 

16 4 1J 2J 

S4 D 158    

S4 TL 2600 35 9 3 5 

S4 TL 2700 
28901 SW 
60th Ave 

123 31 8 16 

Notes: (see following pages with explanatory information)  
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Amendment Description: Table 6B Note Re: Clarification that certain middle housing 
that is substantially the same as detached single-family homes 
does not count as middle housing for the purpose of Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. d. to require 
middle housing. Without the clarification, a loophole would 
exist to allow units that are substantially the same as 
detached single-family homes to be counted toward the 
middle housing requirement. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that a certain type of middle 
housing called cluster housing can be substantially similar to 
detached single-family homes and, while technically middle 
housing by definition, should not be counted for middle 
housing for the purpose of the middle housing requirement in 
Table 6B due to its similarity to detached single-family units. 

Impact on Housing Cost: Without this clarification the standards meant to require 
lower cost middle housing may be used to build homes that 
are substantially similar to detached single-family homes on 
their own lots. This language ensures the requirement actually 
produces middle housing types expected to be lower cost 
than detached homes on their own lot. 

Compliance Notes: Not driven by any compliance standards. 

Recent Edits: Between June work session and July public hearing: Minor 
edits. 
Since July public hearing: None 

 

A  Cluster Housing is among the housing types defined as Middle Housing in Section 4.001, but only 
Cluster Housing meeting at least one of the criteria in this footnote shall be counted as Middle 
Housing for the purpose of meeting the minimum number of Middle Housing units in Table 6B. 
The purpose of this requirement is to prevent Cluster Housing that is substantially the same as 
Single-family Dwelling Units from being counted. 

Criteria to Determine if Cluster Housing can be counted towards the minimum number of Middle 
Housing units in Table 6B: 

Criterion 1: No Middle Housing Land Division is dividing the lot on which the Cluster Housing is 
placed. A future land division is not considered if it occurs at least three years after occupancy is 
granted for the last dwelling unit on the lot.  

Criterion 2: A Middle Housing Land Division is proposed but at least of half of the resulting Middle 
Housing Land Division Units do not front on a street, tract with a private drive, or open space tract. 

Criterion 3: A Middle Housing Land Division is proposed, but more than half of the dwelling units 
on the lot on which the Cluster Housing unit or units are placed are attached Middle Housing units 
or Cottage Cluster units.  
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Amendment Description: Table 6B Note Re: Counting a single unit to meet multiple 
requirements in Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note B. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. Also, encourages 
certain desired housing types such as ADUs and cottages 
because they can be counted in multiple categories. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that when a unit happens to 
meet the definition of multiple of the target unit types it can 
be counted towards meeting each one for which it qualifies. 
For example, a single-level 900 square foot cottage in a 
cottage cluster would qualify to be counted as a middle 
housing unit, a small unit, and a mobility-ready unit. The 
language intends to incentivize units that represent a small 
portion of the existing housing supply, are much needed, and 
can meet multiple categories, such as ADUs. 

Impact on Housing Cost: The ability to double count units helps encourage ADUs and 
cottages, which would be lower cost housing options. It also 
offers flexibility in meeting the variety standards helping to 
minimize the impact of variety standards on design and 
construction efficiencies discussed under the analysis of Table 
6B. 

Compliance Notes: Metro condition A. 3. of the 2018 UGB expansion decision 
(Ord. No. 18-1427) requires cities to explore ways to 
encourage the construction of ADUs in the expansion areas. 
The double counting of ADUs helps encourage them. 

Recent Edits: Between June work session and July public hearing: Minor 
edit. 
Since July public hearing: None 

 

B. A single dwelling unit may be counted to meet the minimum requirement in multiple categories. 
For example, a 900 square foot cottage in a cottage cluster could be counted as a middle housing 
unit, a small unit, and a mobility-ready unit. 
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Amendment Description: Table 6B Note Re: Defining Small Unit. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note C. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. 

Rationale for Amendment 
Text: 

“Small unit” is not defined elsewhere in the Code, while both 
middle housing and mobility-ready are. Rather than clutter 
the Table 6B heading with specifics about what qualifies as a 
“small unit” the definition is added as a footnote. The 1200 
square feet was found to be a threshold at which there has 
been a notable historic under production. 

Compliance Notes: The threshold is not driven by compliance. Rather after careful 
review of data such as Zillow sales data and discussion with 
the Planning Commission and City Council, 1,200 square feet 
was chosen as the threshold for a small unit that meets the 
intent of it being a target unit type from the Master Plan. 

Impact on Housing Cost: Setting the threshold for small unit at 1,200 square feet 
ensures it is substantially different than a typical detached 
home and having limited size will ensure the small units are 
lower cost than large units.  

Recent Edits: Between June work session and July public hearing: Minor 
edits. 
Since July public hearing: None 

 

C. Small dwelling units must be 1,200 square feet or less of Habitable Floor Area, as defined in 
Section 4.001. 
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Amendment Description: Table 6B Note Re: Certain minimum requirements are only 
required for larger lots and when there is lot consolidation 
during development 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Notes D. E. and J. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. 

Rationale for Amendment 

Text: 

The notes clarifies and acknowledges that for certain small 
lots or developments minimum targets would be difficult to 
meet, but are less difficult when the lot area is combined with 
a larger development area.  

Impact on Housing Cost: These footnotes remove certain variety requirements when a 
development of a certain small size.  This footnote specifically 
removes the impact of variety standards on design and 
construction efficiencies discussed under the analysis of Table 
6B. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Minor 
edit. 
Since July public hearing: None 

 

D. Only required if the Net Development Area for the Stage I Master Plan area is greater than 2 acres 

E. Only required if the Net Development Area for the Stage I Master Plan area is greater than 5 acres 

J. Only required if a tax lot is combined with another tax lot in a Stage I Master Plan. Multiple Stage I 
Master Plans for adjacent tax lots with the same owner or related owners (i.e. LLCs with the same 
ownership interest) shall not be allowed concurrently or within 12 months. 
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Amendment Description: Table 6B Note Re: Flexibility to have an upstairs portion for a 
certain percentage of required mobility-ready units. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note F. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

Note added to give flexibility for developers to have units with 
an upstairs count as mobility-ready as long as the portion of 
the unit not accessed by stairs has everything to qualify as an 
independent mobility-ready unit. The allowance is limited to 
one third of mobility-ready units to ensure there is a healthy 
amount of smaller and fully mobility-ready units. 

Impact on Housing Cost: This footnote limits the potential added cost of mobility-ready 
requirements by allowing a portion of mobility-ready units to 
be primary on main type units that do have an upstairs, thus 
increasing the flexibility to use unit types the developer may 
already be building to meet this requirement supporting 
efficiency in design and construction. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Minor 
edits. 
Since July public hearing: None 

 

F. Up to 33% of the minimum number of mobility-ready units, or up to 1 unit where only 1 or 2 units 
are required, may have portions of the habitable floor area accessible by stairs so long as the 
dwelling unit would still otherwise meet the definition of mobility-ready unit without the 
habitable floor area accessed by stairs. 
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Amendment Description: Table 6B Note Re: Flexibility to blend certain minimum 
requirements over subdistrict boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note G. and H. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

Note added to give flexibility for developers to blend 
requirements along subdistrict lines when the development 
includes all or portions of multiple subdistricts while not 
allowing a level of flexibility that would substantially decrease 
the variety throughout, including block-level type variety, 
called for in the Master Plan. 

Impact on Housing Cost: These footnotes allow flexibility that limit potential cost 
impact variety standards can have on design and construction 
efficiencies discussed under the analysis of Table 6B. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Minor 
edits. 
Since July public hearing: None 

 

G. Where a Stage I Master Plan area covers portions of multiple subdistricts, one of either the middle 
housing OR small dwelling unit requirement for a subdistrict may be partially or fully met by 
excess dwelling units meeting the requirement from a neighboring subdistrict within the same 
Stage I Master Plan so long as the following eligibility requirements are met: 

1. the dwelling unit category variety in Subsection (.06) E. will continue to be met for each 
Subdistrict or portion thereof.  

2. the minimum for the requirement in the subdistrict from which the excess is credited is 
exceeded by at least the same amount as is being counted in the receiving subdistrict so as to 
ensure no dwelling unit is counted towards meeting the minimum in both subdistricts. 

3. the number and type of dwelling units equal to the amount credited are adjacent to the 
receiving subdistrict determined by being across a proposed shared property line at a subdistrict 
boundary or across and fronting the street where a street forms the subdistrict boundary. 

 

H. Where a Stage I Master Plan area covers portions of multiple subdistricts, the mobility-ready 
requirement for a subdistrict may be partially or fully met by counting excess mobility-ready 
dwelling units from a neighboring subdistrict within the same Stage I Master Plan so long as the 
following eligibility requirements are met: 

1. the minimum for the requirement in the subdistrict from which the excess is credited is 
exceeded by at least the same amount as is being counted in the receiving subdistrict so as to 
ensure no dwelling unit is counted towards meeting the minimum in both subdistricts. 

2. the number of mobility-ready dwelling units equal to the amount credited are near the 
receiving subdistrict determined by being within a block of the subdistrict boundary. 
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Amendment Description: Table 6B Note Re: Clarification concerning geography in which 
minimums must be met 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note I. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

This footnote is drafted to clarify that the minimum standards 
of multiple tax lots can be combined together as long as they 
are within the same subdistrict. This adds necessary flexibility 
and clarifies the intent is for the minimums to be focused on 
the subdistrict geography and are only provided for tax lot 
level out of necessity as some tax lots may develop 
independently. 

Impact on Housing Cost: These footnotes allow flexibility that limit potential cost 
impact variety standards can have on design and construction 
efficiencies discussed under the analysis of Table 6B. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

I. Where an application includes two or more adjacent tax lots within the same subdistrict, the 
minimum does not need to be met on each individual tax lot so long as the total number of units 
proposed for all the included tax lots within the same subdistrict is equal to or greater than the 
sum of the minimums in this table for the included tax lots.  
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Amendment Description: Adjusting Table 6B minimums when the development does 
not include as much net area as assumed. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C.  

Relationship to Frog Pond 

East and South Master Plan: 

Supports housing variety implementation in Table 6B 

Rationale for Amendment 

Text: 

In order to establish the clear and objective numerical 
requirements in Table 6B some assumptions had to be made. 
This included an assumption that the Net Development Area 
of each subdistrict and tax lot is equal to 70% of the Gross 
Development Area. The 30% non-net area includes 20% for 
public right-of-way and 10% for stormwater facilities. For 
most development the net area is expected to be 70% or 
more of gross. However, there may be unanticipated 
situations where the net is less than 70%, especially for 
smaller developments. This language is drafted to provide a 
clear calculation of what to do when the net is less than 
anticipated, thus providing less land for residential 
development making it difficult to meet the minimums. The 
simple calculation provided should be abundantly clear and 
prevent any uncertainty. 

Impact on Housing Cost: The flexibility in this Subsection ensure the minimum unit 
count requirements in Table 6B are applied as intended and 
that they are proportionately reduced if the amount of land is 
less. This maintains the housing cost balance designed into the 
regulations as discussed under the analysis of Table 6B. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

1. As an alternative to Table 6B when the Net Development Area is less than 70% of the 
Gross Development Area, the applicant may adjust the minimum requirements in Table 
6B using the following steps: 

 Step 1. Determine the Reduction Ratio. Divide the Net Development Area by a number 
equal to 70% of the Gross Development Area, round to the nearest 100th. This is the 
Reduction Ratio. 

 Step 2. Multiply each applicable minimum in Table 6B by the Reduction Ratio 
determined in Step 1. Round each result up to the nearest whole number. These are 
the new alternative minimum requirements. 
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Amendment Description: Establishing housing unit categories and types for Frog Pond 
East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) D. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 1 to permit a wide variety of housing types and 
Strategy 2 to categorize types of housing. 

Rationale for Amendment 

Text: 

The new subsection establishes the purpose of the housing 
variety standards and creates a table that clearly establishes 
the different categories and types of housing to be used in the 
variety standards 

Impact on Housing Cost: Establishing these categories supports the variety 
requirements that ensure lower-cost housing types are built. 
At the same time the organization of the housing types 
support the ability to use a variety of unit types to meet 
variety standards ensuring options are available for 
developers to develop units responsive to the market and that 
provide a reasonable level of design and construction 
efficiency.  

Compliance Notes: Not required by State or Regional policy, but specifically called 
out in the Master Plan. 

Recent Edits: Between June work session and July public hearing: Minor 
edits to increase clarity. 
Since July public hearing: None 

 

D. Housing Unit Types for Frog Pond East and South Neighborhoods 

1. Purpose: As further expressed in the Frog Pond East and South Master Plan, the variety 
requirements create opportunities for a variety of housing choices in each neighborhood and subdistrict 
focusing on mixing and integrating different housing choices throughout the Frog Pond East and South 
Neighborhoods rather than having separate areas for separate housing unit categories. 

2. Housing Unit Types and Categories for Housing Variety Standards are in Table 6C. 

Table 6C Housing Unit Categories and Types 

Multi-family Category  

Multi-family Types: 

• Elevator-served attached multi-family  

• Other attached multi-family (10 or more units per building) 

• Other attached multi-family (5-9 units per building) 
 

Middle Housing Category 

Middle Housing Types: 

• Townhouses and side by side duplex, triplex, quadplex 

• Stacked duplex, triplex, quadplex 

• Cluster housing, excluding cottage cluster, or mix of attached and detached middle housing. Does not include 
Cluster Housing classified as Other Detached UnitsA. 

• Cottage cluster 

Accessory Dwelling Units (ADUs) Category 
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ADU Types: 

• All ADUs 

Other Detached Units Category 

Other Detached Units Types: 

• All other detached units including detached single-family homes, cluster housing that looks and functions 
similar to single-family detached unitsA , and detached multi-family 

Notes: 

A For the purpose of this table and related variety requirements, when a lot with cluster housing is divided using a Middle Housing Land Division 

and a resulting Land Division Unit has frontage on a street, tract with a private drive, or open space tract, the housing unit on the resulting land 
division unit shall be classified the same as a detached dwelling unit on its own lot. To qualify as a Middle Housing Unit, there must not be a 
Middle Housing Land Division or the resulting land division unit is a configuration dissimilar to a lot for a detached single-family home, 
determined by the resulting land division unit not having frontage on a street, tract with a private drive, or open space tract. A future middle 
housing land division would not alter the housing unit type as long as such middle housing land division is applied for at least 24 months after 
occupancy is granted for the dwelling unit. 
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Amendment Description: Establishing housing variety standards for Frog Pond East and 
South, including required number of unit types and maximum 
for any single unit type. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) E. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, particularly 
Strategy 5 regarding minimum housing variety that includes 
the concept of a minimum number of unit types and a 
maximum of a single unit type. Also specific language relates 
to incentivizing ADUs. 

Rationale for Amendment 

Text: 

The new subsection clearly defines the number of unit types 
required, generally three, with practical flexibility added for 
smaller development were it may be infeasible to have the 
three unit types. The 60% maximum of net area is anticipated 
to enable about half of the units to be a single unit type and 
prevent any one unit type to dominate any area, consistent 
with the Master Plan. 
 
The language relating to how net area is calculated with two 
unit types on a lot intends to incentivize ADUs by allowing 
them to count as half the net area of the lot. 

Impact on Housing Cost: The minimum housing variety standards can lead to more 
house types in a given geography than the market would 
otherwise deliver. While this supports housing variety, there is 
expense tied to each new unit type introduced because of 
added costs in design and engineering different units and loss 
in efficiency during construction as construction laborers need 
to understand different plans and use different size elements 
and potentially use different construction methods. Care was 
taken in drafting the standards to establish standards that did 
not create too granular of standards as to unduly decrease the 
ability to use standard industry efficiencies in design and 
construction. Geographic size and number of units per certain 
geographic size were chosen that ensure variety throughout 
the plan area but do not unduly increase the number of unit 
types to be designed and built. When weighed with the 
variety standards ensuring production of lower cost unit 
types, the potential for added costs of producing more units, 
which has been carefully limited, leading to higher housing 
costs is off-set. It is better to have relatively higher design and 
construction costs on lower cost units than only have larger 
higher-cost housing that may be relatively cheaper to design 
and build, but do not provide lower cost unit types to the 
market. In regards to the variety of units provided to the 
market, the proposed variety standards will result in similar 
variety as other master-planned communities, including 
Villebois in Wilsonville. 
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Compliance Notes: Not required by State and Regional policy, however directly 
called out in the Master Plan. Also supports Metro Condition 
of Approval regarding the encouraging of ADUs by allowing 
ADUs to count for more land area than they take up. 

Recent Edits: Between June work session and July public hearing: Minor 
edits. 
Since July public hearing: None 

 

E. Unit Type Variety for East and South Neighborhoods:  

1. Required Number of Unit Types in a Development. To ensure variety throughout the Master Plan 
area, while accommodating efficient site planning for smaller developments, the following is 
the number of Unit Types, listed in Table 6C, required based on the Net Development Area in 
the smaller of a Stage I Master Plan Area or Subdistrict. To be counted towards the minimum 
Unit Type requirement, the applicable dwelling units must represent, at a minimum, either 5% 
of the Net Development Area or 10% of the planned units within the development. 

  2 Acres or less - 1 Unit Type Required 

More than 2 acres up to 5 acres - 2 Unit Types Required 

  More than 5 acres - 3 Unit Types Required 

2. Maximum Net Area for A Single Unit Type. These standards help ensure no single housing unit 
type dominates any Subdistrict or large portion thereof. Except for small developments 
requiring only 1 Unit Type under E.1. above, no more than 60% of the Net Development Area of 
the smaller of a Stage I Master Plan Area or Subdistrict shall be planned for the development a 
single Unit Type listed in Table 6C.  

a. Where an individual lot in a development has multiple unit types (e.g. ADU on same lot 
as Detached Unit Type), the Net Development Area shall be assigned by dividing the 
net area of the lot and adjacent area (i.e. alleys) proportionally based on number of 
each unit type. For example, for an ADU on a detached home lot, 50% of the net area 
would be assigned to the ADU and 50% of the net area would be assigned to the 
detached home regardless of the relative percent of the lot they each occupy. 

3. In Subdistrict E4, Net Development Area (parking, drive aisles, landscaping) associated with the 
Commercial Main Street does not count towards Net Development Area for the purpose of these 
standards, but the building footprint of the mixed-use buildings does.  
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Amendment Description: Ensuring Variety Standards Comply with State Middle Housing 
Law 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the State requirement to include middle housing. 

Rationale for Amendment 

Text: 

The language directly clarifies and reflects the State statute 
and rules that any land zoned or designated for detached 
single-family homes must also allow middle housing. If the 
Master Plan allowed designation of land for detached single-
family homes without this clarification the code would be out 
of compliance with State law. 

Impact on Housing Cost: Minimal to no impact anticipated, including for compliance 
purposes.  

Compliance Notes: Directly driven to comply with HB 2001 (2019) Middle Housing 
requirements and implementing OARs. 
 
OAR 660-046-0205(2)(b)(A) identifies options for regulating 
Middle Housing within  Master Planned Communities (MPC) 
adopted after January 1, 2021. Frog Pond East and South 
qualifies as an MPC under these provisions. The OAR identifies 
three regulatory options within MPCs: (i) plan to provide 
infrastructure that accommodates at least 20 dwelling units 
per net acre; (ii) plan to provide infrastructure based on the 
implementation of a variable rate infrastructure fee or system 
development charge or impact fee; or (iii) require applications 
for residential development within an MPC to develop a mix 
of residential types, including at least two Middle Housing 
types other than Duplexes. In addition, the OAR allows MPC to 
meet the general requirements of OAR 660-046-0205(2) by 
allowing for the development of Triplexes, Quadplexes, 
Townhouses, and Cottage Clusters, in areas zoned for 
residential use that allow for the development of detached 
single-family dwellings. The City is electing to comply with this 
general requirement. The proposed Code specifically includes 
the proposed WC Subsection 4.127 (.06) F. which states, 
“Pursuant to ORS 197A.420 and OAR 660-046-0205, any lot 
identified for single-family development in the Stage I or II 
Master Plan can also be developed or redeveloped as middle 
housing even if the maximum percentage of a Middle Housing 
Unit Type, as listed in Table 6C, is exceeded. However, this 
does not allow the maximum for a single Middle Housing Unit 
Type to be exceeded in initial planning or compliance 
verification. This would only apply at the time of future 
building permit issuance or replat of individual lots.” 

Recent Edits: Between June work session and July public hearing: Minor edit 
to reference state law by title rather than by ORS and OAR 
reference. 
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Since July public hearing: None 

 

F. Pursuant to State of Oregon middle housing statute and administrative rules, any lot identified for 
single-family development in the Stage I or II Master Plan can also be developed or redeveloped as 
middle housing even if the maximum percentage of a Middle Housing Unit Type, as listed in Table 
6C, is exceeded. However, this does not allow the maximum for a single Middle Housing Unit Type 
to be exceeded in initial planning or compliance verification. This would only apply at the time of 
future building permit issuance or replat of individual lots. 
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Amendment Description: Clear and Objective Identification of the Urban Form Type 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.07) all text is new, this Subsection was previously 
“Development Standards Generally” which language has now 
been consolidated into Subsection (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Urban Form Type Designations are a key regulatory and design 
component identified in the Master Plan. This language 
provides the necessary detail to ensure there is clarity in the 
boundaries of the different Urban Forms, which in turn is the 
basis for a number of development standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave lack of  clarity 
for specific boundaries. Text was added to supplement the 
map to clearly define the boundaries for the Urban Form Type 
Designations. Language is also added to state the purpose of 
Urban Form Types overall and the purpose of each different 
Urban Form Type. 

Impact on Housing Cost: The added clarity can reduce the time and cost of the land use 
review process., which contributes to lower development 
costs. 

Compliance Notes: Establishes clear and objective standards for housing as 
required in ORS 197.307 (4). 

Recent Edits: None 

 

(.07) Frog Pond East and South Urban Form Types: 

A. The Frog Pond East and South Neighborhoods are divided into different Urban Form Type 
designations whose boundaries are described by Subdistrict in B. below and illustrated for reference 
in Figure A-7 below. Applicability of development standards are based on these designations. The 
designations and their purpose are as follows: 

1. Commercial Main Street: This urban form is for a limited area along SW Brisband Street 
between SW Stafford Road and the extension of SW 63rd Avenue. Its purpose is to create a 
pedestrian-oriented, mixed-use commercial street feel. 

2. Urban Form Type 1: The purpose of this Urban Form Type is to create the most compact and 
urban of the three residential forms. This is primarily represented by larger buildings, including 
full block width, with less setbacks than other residential Urban Form Types. 

3. Urban Form Type 2: The purpose of this Urban Form Type is to create a moderately compact and 
urban look and feel between Urban Form Type 1 and Type 3. This is primarily represented by 
allowing moderate building widths, including not allowing buildings to be block length as 
allowed in Urban Form Type 1, and requiring moderate setbacks. 

4. Urban Form Type 3: The purpose of this Urban Form is to create a less compact and urban look 
and feel. This is primarily represented by limiting the width of buildings, encouraging shorter 
building height, and providing for larger setbacks. 

B. Urban Form area boundary descriptions: 

 1. Subdistrict E1: 
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a. Urban Form Type 1: The area of the Subdistrict east of the framework street that is an 
extension of SW 63rd Avenue and connecting to the framework street crossing the BPA 
easement. 

b. Urban Form Type 2: The area of the Subdistrict west and south of the framework 
street(s) that are an extension of SW 63rd Avenue and SW Frog Pond Lane. 

c. Urban Form Type 3: The area of the Subdistrict west of the framework street 
connecting across the BPA easement and north of the framework street that is an 
extension of SW Frog Pond Lane, except for the Frog Pond Grange area described in 
Subsection (.24) A. below. 

 2. Subdistrict E2: 

a. Urban Form Type 2: A contiguous area of between 6 and 6.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
extending the south to north extent of the Subdistrict from the BPA easement to SW 
Kahle Road, and located immediately to the east of and adjacent to the framework 
street connecting across the BPA easement. 

b. Urban From Type 3: The far west and east area of the Subdistrict that is not Urban Form 
Type 2.  

 3. Subdistrict E3: 

a. Urban Form Type 2: A contiguous area of between 8 and 8.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
centered in the Subdistrict immediately south of and adjacent to SW Kahle Road, and 
not being within 125 feet of the eastern edge of the Subdistrict or the SROZ.  

b. Urban Form Type 3: The surrounding area of the Subdistrict that is not Urban Form 
Type 2.  

4. Subdistrict E4: 

a. Commercial Main Street: The area of existing Tax Lot 1101 centered on SW Brisband 
Street extending east to west across the Subdistrict and extending between 125 feet 
and 160 feet both north and south of SW Brisband Street. The exact boundary north 
and south of SW Brisband Street will be proposed by the developer.   

b. Urban Form Type 1:  

i. The eastern half of the Subdistrict area north of the Commercial Main Street area.  

ii. The eastern half of the Subdistrict area (east of the SROZ) south of the Commercial 
Main Street area extending south to within approximately 250 feet of SW Advance 
Road. The exact southern limit will be proposed by the developer based on the 
location of any local streets, and if no local street, based on proposed property 
lines. The southern limits must be between 235 feet and 265 feet north of SW 
Advance Road. If at time of development of this area a local street is established in 
Subdistrict E5 serving as a boundary between Urban Form Type 1 and Urban Form 
Type 2 in that Subdistrict, then the boundary for this area shall be the closest 
street or property line to the centerline of that street measured at the intersection 
of SW 63rd Avenue. 

c. Urban Form Type 2:  

i. The western half of the Subdistrict area north of the Commercial Main Street 
area. 
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ii. The western half of the Subdistrict area south of the Commercial Main Street 
area and west of the SROZ. 

iii. The eastern half of the Subdistrict area south of the Commercial Main Street 
area, east of the SROZ, and south of the Urban Form Type 1 area that is south 
of the Commercial Main Street area.  

5. Subdistrict E5: 

a. Urban Form Type 1: the northern portion of the Subdistrict extending south to within 
approximately 250 feet of SW Advance Road and extending east to west across the 
entire Subdistrict. The exact southern limit will be proposed by the developer based on 
the location of an east-west local street which would be the boundary between Urban 
Form Type Areas. The centerline of this boundary street must be between 230 feet and 
270 feet north of SW Advance Road and is encouraged to be as close as possible to 250 
feet north.   

b. Urban Form Type 2: The southern portion of the Subdistrict south of the Urban Form 
Type 1 area and north of SW Advance Road. 

6. Subdistrict E6: 

a. Urban Form Type 2: the western portion of the Subdistrict extending east 
approximately 680 feet east from SW 60th Avenue. The exact eastern limit will be 
proposed by the developer based on the location of a local street or property lines 
which would be the boundary between Urban Form Type Areas. The boundary must be 
between 660 feet and 700 east of SW 60th Avenue and is encouraged to be a close as 
possible to 680 feet.   

b. Urban Form Type 3: The eastern portion of the Subdistrict east of the Urban Form Type 
2 area, north of SW Advance Road and south of the BPA Easement. 

7. Subdistrict S1: 

a. Urban Form Type 2: The entire Subdistrict is Urban Form Type 2. 

8. Subdistrict S2: 

a. Urban Form Type 2: The western portion of the Subdistrict, extending east of SW 60th 
Avenue approximately 360 feet east from the northern boundary of SW Advance Road 
to a point 340 feet south of SW Advance Road and approximately 500 feet east of SW 
60th Avenue from that point to the southern boundary of the Subdistrict. The exact 
limits will be proposed by the developer based on the location of a local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 feet east of SW 60th Avenue 
and is encouraged to be as close as possible to 500 feet in the southern portion, and 
between 320 and 360 feet east of SW 60th Avenue and is encouraged to be as close as 
possible to 340 feet in the northern portion of the Subdistrict. 

b. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 area. 

9. Subdistrict S3: 

a. Urban Form Type 1: a west central portion of the Subdistrict extending approximately 
220 feet east of SW 60th Avenue between a point directly east of the northern 
boundary of Subdistrict S4 (the southern property line of the Meridian Creek Middle 
School property) and a point approximately 320 feet north of SW Kruse Road. The exact 
limits will be proposed by the developer based on the location of local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
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boundary must be between 200 feet and 240 feet east of SW 60th Avenue and is 
encouraged to be as close as possible to 220 feet. The north boundary must be within 
20 feet of the northern boundary of Subdistrict S4 and is encourage to be as close as 
possible to that boundary. The south boundary must be between 300 feet and 340 feet 
north of SW Kruse Road and is encouraged to be as close as possible to 320 feet. 

b. Urban Form Type 2: The description is broken into a northern and southern area, with 
the boundary between northern and southern area being a line extending east from 
the northern boundary of Subdistrict S4 (the southern property line of the Meridian 
Creek Middle School property). 

i. For the northern area of the Subdistrict: The western portion of the Subdistrict 
extending from SW 60th Avenue to the east approximately 500 feet. The exact limits 
will be proposed by the developer based on the location of a local streets or property 
lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 east of SW 60th Avenue and 
is encouraged to be a close as possible to 500 feet 

ii. For the southern area of the Subdistrict: The western portion of the 
Subdistrict, excluding the Urban Form Type 1 area, extending from SW 60th Avenue to 
the east approximately 340 feet  The exact limits will be proposed by the developer 
based on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The east boundary must be between 320 and 360 
feet east of SW 60th Avenue and is encouraged to be as close as possible to 340 feet.  

c. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 areas. 

10. Subdistrict S4: 

a. Urban Form Type 1: The northeastern portion of the Subdistrict extending west of SW 
60th Avenue approximately 380 feet and south to approximately 320 feet north of SW 
Kruse Road. The exact western and southern limit will be proposed by the developer 
based on the location of local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 360 feet and 
400 feet west of SW 60th Avenue and is encouraged to be as close as possible to 380 
feet. The south boundary must be between 300 feet and 340 feet north of SW Kruse 
Road and is encouraged to be as close as possible to 320 feet. 

b. Urban Form Type 2: The northeastern portion of the Subdistrict west and south of the 
Urban Form Type 1 area, extending west from the Urban Form Type 1 boundary to 
approximately 570 feet west of SW 60th Avenue and south to a future local street 
extension of SW Kruse Road. The exact western limit will be proposed by the developer 
based on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 550 feet and 
590 feet west of SW 60th Avenue and is encouraged to be as close as possible to 570 
feet. 

c. Urban Form Type 3: The western and southern portions of the Subdistrict, west and 
south of the Urban Form Type 2 area. 
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Figure A-7 Urban Form Type Land Use Designation Boundaries 
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 (.08) Development Standards: 

Amendment Description: Clarifications of existing Development Standards Language 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 4 to development standards based on the Urban 
Form Type designations. 

Rationale for Amendment 

Text: 

This language includes technical edits to: 

• Consolidate existing language in Subsection (.07) into 
this subsection 

• Provide for differentiation between development 
standards for Frog Pond West and Frog Pond East and 
South 

Make language generally more clear and concise 

Impact on Housing Cost: The added clarity can reduce the time and cost of the land use 
review process., which contributes to lower development 
costs. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Minor 
edits. 
Since July public hearing:  None 

 

A. Unless otherwise specified by the regulations in this Residential Neighborhood (RN) Zone section, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone. 

B. Lot dDevelopment shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

C. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards uUnless superseded or supplemented by other provisions of the Development 
Code the lot and development standards for the Frog Pond West Neighborhood are established by Table 
28A and lot and development standards for the Frog Pond East and South Neighborhoods are 
established by Table 8B.   

D. Lot Standards for Small Lot Sub-districts in the Frog Pond West Neighborhood. The purpose of these 
standards is to ensure that development in the Small Lot Sub-districts includes varied design that avoids 
homogenous street frontages, creates active pedestrian street frontages and has open space that is 
integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  
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3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  

 

Table 8A: Frog Pond West Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  
 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots designated 
for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the maximum number 
allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated for development of 
a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  
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Amendment Description: Clarifications of bonus lot coverage for Frog Pond West and 
larger Frog Pond East and South detached home lots where 
multiple buildings are proposed. 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 
East and South Master Plan: 

Relates generally to the acknowledgement of variety of 
housing allowed. 

Rationale for Amendment 

Text: 

Change mirrors similar language in PDR zone that states bonus 
is when multiple buildings are on a lot rather than just when 
one is accessory to another. This comes into play on larger lots 
with lower lot coverage when multiple units of a similar size 
are proposed. 

Impact on Housing Cost: Removes a potential barrier to lower-cost middle housing 
development. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

E.  On lots where detached accessory multiple buildings are built, maximum lot coverage may be increased by 10%. 
Cottage clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  

G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  
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Amendment Description: Limit of setbacks required for ADUs  

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to removing barriers to ADUs and encouraging them 
as a desired unit type. 

Rationale for Amendment 

Text: 

Where a larger lot has a setback, especially rear setback, 
greater than 10 feet, it allows ADUs to have a reduced setback 
of 10 feet. This removes a barrier to potentially locating an 
ADU. It makes the requirement the same as the existing 
allowed setback for cottage clusters which are a similar size. 

Impact on Housing Cost: Reduces potential barriers to ADU development, which are a 
lower cost housing type. 

Compliance Notes: Metro condition A. 3. of the 2018 UGB expansion decision 
(Ord. No. 18-1427) requires cities to explore ways to 
encourage the construction of ADUs in the expansion areas. 
This code amendment reduces a potential barrier to ADU 
construction thus helping encourage. 

Recent Edits: None 

 

L.  For cottage clusters and ADUs all setbacks otherwise greater than 10 feet for other housing types are reduced to 10 
feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 20 
ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at the 
front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking the 
courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of the 
number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  
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Amendment Description: Tables 8B and 8C Development Standards for Frog Pond East 
and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, Strategy 4 
create development standards based on the Urban Form Type 
designations. 

Rationale for Amendment 

Text: 

Wherever appropriate, and where not otherwise noted, the 
standards are mirrored after similar standards in other 
residential zones in Wilsonville or Frog Pond West and 
precedent unit examples shared during the Master Planning 
and Code development process. Special attention was paid to 
ensure standards create meaningful differentiation between 
the different residential Urban Form Type Designations. In 
addition, consideration was given to the wide array of housing 
types allowed throughout Frog Pond East and South and the 
desired variety. Notable unique standards include: 

• An independent numerical lot size requirement is not 
established, rather lot size must be of sufficient size to 
meet other applicable development standards. This 
simplifies the code, removes barriers to proposed 
housing variety, and prevents complexities and likely 
contradictions in the standards. 

• Front setbacks that are uniform on any given street to 
create a more consistent streetscape. See Table 8C. 

• Creating a maximum building width that becomes a 
key standard controlling building bulk and 
differentiating between different Urban Form Types. 

• Creating a minimum distance between buildings when 
multiple buildings are on a lot that mirror required 
setbacks to create consistency in built form regardless 
of lot patterns. 

Impact on Housing Cost: Development standards have the potential to significantly 
increase housing costs because of less efficient use of land or 
driving to more expensive construction methods and 
materials. In general, the proposed standards for Frog Pond 
East and South are similar to or less restrictive than other 
residential zones which have been deemed acceptable as not 
unduly increasing housing costs. Examples of less standards 
less restrictive than other residential zones include lot size, 
allowed building height, and lot coverage.  
 
One notable standard that does not exist in other residential 
zones is maximum building width. Care was taken to establish 
these widths to mirror the type of development anticipated in 
the different urban forms while creating differentiation 
between the different urban forms. Designing to enable the 
anticipated development in each Urban Form will prevent this 
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standard from being a barrier or increasing costs as a vast 
majority of development will easily meet it. The standard is 
applied equally to all unit types, which is a consideration in 
State rules to determine if a standard unduly increases cost.   

Compliance Notes: The table establishes clear and objective standards for 
housing as required in ORS 197.307 (4).  

Recent Edits: None 
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Table 8B. Frog Pond East and South Neighborhoods Development Standards 

Land Use Map Urban 
Form Type 
Designation 

Lot size 
requirements 

Min. lot 
width/ 
street 
frontage 
per lot (ft.) 

Max 
height 
(ft.) 

Front 
Setbacks 

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a 
park (ft.) 

Rear  
Min. 
(ft.)  

Garages 
(note) 

Side Min.  
(ft.) A B 

Min. distance 
Between multiple 
Buildings on same 
lot along street 
frontages and public 
viewsheds 

Max. Lot 
Coverage 
(percent) C D 

Urban Form Type 1 Lots sized to 
accommodate at 
least a one-unit 

residential 
building meeting 

building code 
requirements as 
well as setbacks 
and lot coverage 

requirements. 

10 50, 4 
story 

See Table 
8C. 

None 10 

E 

5F Double the min. 
side yard setback 

that would be 
required for the 
larger of the two 

buildings on its own 
lot. 

 

80  

except for 
detached 
homes on 

lots with an 
area 4,000 
square feet 
or greater.J 

 

Urban Form Type 2 15 40, 3-
story 

 

125 except 
that 

buildings 
over 100 

feet cannot 
occupy 
entire 
block 
face.G  

10 5F 

Urban Form Type 3 15 100 15I 5 for 
structures 
up to 25 
feet in 

height, 10 
for 

structures 
over 25 
feet in 
height. 

Notes:  

A. On corner lots, minimum side setbacks facing the street are the same as minimum front setback. Maximum setbacks equivalent to front maximums also apply. See 
Table 8C. 

B. Side setbacks do not apply to shared walls at property lines between townhouse units. 

C. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  
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D. For townhouses maximum lot coverage is calculated for the combined lots on which a single townhouse building sits rather than for each townhouse lot. 

E.  Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet or as necessary to create a 18 foot deep parking space not including alley curb. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

F. For Urban Form Type 1 and 2, side setbacks may be reduced to either: (1) down to a minimum of 3.5 feet for residential structures less than 70 feet wide, or (2) down 
to a minimum of five percent of the building width at the front building line for buildings greater than 70 feet and less than 100 feet wide.  

G. For Urban Form Type 2, in lieu of meeting the maximum building width, an applicant may elect to articulate the facade and roof in a manner to create architectural 
separation of building masses. Such articulation shall include a minimum 2-foot setback of the wall from the primary façade as well as interruption of the roof plane. 
The setback articulation shall, at a minimum, be equal in width to the building separation required. The depth and width of articulation is not adjustable or subject to 
waiver or administrative relief under local or state law as it is an optional compliance method in lieu of meeting the standard maximum building width and separation 
standards. For the purpose of applying other articulation standards in Section 4.113, the portions of a building on either side of the articulation in lieu of building 
separation shall be considered separate buildings. 

I. The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet. 

J. For lots 4,000 square feet in area or more with only units classified as “Other Detached Units” in Table 6C, the following lot coverage standards from Table 8A shall 
apply: 4,000 square feet or more but less than 6,000 square feet: standards of R-5 Small Lot; 6,000 square feet or more but less than 8,000 square feet: standards for 
R-7 Medium Lot; 8,000 square feet or more, standards for R-10 Large Lot. 
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Table 8C. Frog Pond East and South Neighborhoods Development Standards - Front Setbacks including Special 
Front Setbacks For Uniformity on Framework Streets 

 Front 
Min. (ft.)A 

Front 
Max.C (ft.) 

• Lot frontages along east-west oriented portion of SW Brisband Street between SW 
63rd Avenue and its eastern most point. Setbacks for SW Brisband Street between 
SW Stafford Road and SW 63rd Avenue can be found in Table 23A. 

• Lot frontages along SW 63rd Avenue from southern edge of Subdistrict E1 to SW 
Advance Road 

• Lot frontages on lots with Urban Form Type 1 Designation not fronting a 
framework street listed in this table 

6B 10D 

• Lot frontages along SW 60th Avenue 

• Lot frontages along SW 63rd Avenue south of SW Advance Road 

• Lot frontages along SW Stafford Road except the Brisband Main Street buildings 

• Lot frontages along SW Advance Road 

• Lot frontages along SW Kahle Road 

• Lot frontages along framework street in Subdistrict E1 extending SW Frog Pond 
Lane and SW 63rd Avenue 

• Lot frontages along Framework Street connecting across the BPA easement area 
from SW Kahle Road to SW Frog Pond Lane extension 

• Lot frontages on lots with Urban Form Type 2 Designation not fronting a 
framework street listed in this table 

10 25E 

• Lot frontages on lots with Urban Form Type 3 Designation not fronting a 
framework street listed in this table 

10E No max 

Notes:  

A. Where a front (street) loaded garage exists, the minimum garage setback in Table 8B takes precedence over the minimums in this 
table. 

B. Where the minimum front setback is 6 feet it is intended to accommodate a public utility easement (PUE) for franchise utilities. If 
the City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is 
necessary and access stairs or ramps can be accommodated without impeding on the public right of way, no setback is required. 

C. Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting 
property line at anything besides a right angle, the maximum setback need only be met at one point along the property line. 

D. This maximum assumes no front (street loaded) garage, which is anticipated to be the typical condition in Urban Form Type 1. 
However, if a front facing garage is proposed, the front maximum may be exceeded to accommodate the minimum garage setback 
of 20 feet from Table 8B. 

E. In Urban Form 3, buildings or portions thereof greater than either 2 stories or 25 feet in height shall have a minimum front setback 
of 20 feet. 
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E. Development Standards Specific to Relationships with Collectors and Arterial Streets.  

Amendment Description: Clarification that existing language applies to Frog Pond West 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

Direct language to differentiate between Frog Pond West and 
the subsequent new language regarding Frog Pond East and 
South. 

Impact on Housing Cost: Clarifies applicability, does not change policy that would 
impact housing cost. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

1. Frog Pond West Neighborhood:  

 a. Lots adjacent to SW Boeckman Road and SW Stafford Road shall meet the following 
standards:  

i. Rear or side yards adjacent to SW Boeckman Road and SW Stafford Road shall provide a 
wall and landscaping consistent with the standards in Figure 10 of the Frog Pond West 
Master Plan.  

b. Lots adjacent to the collector-designated portions of SW Willow Creek Drive and SW Frog 
Pond Lane shall not have driveways accessing lots from these streets, unless no practical 
alternative exists for access. Lots in Large Lot Sub-districts are exempt from this standard.  
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Amendment Description: Fence treatments along Stafford and Advance Roads 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

The Master Plan calls for treatments consistent with the walls 
used in Frog Pond West but adapted for units primarily facing 
the streets. It also has specific requirements regarding 
building orientation towards the subject roads. 

Rationale for Amendment 

Text: 

For Stafford Road the wall is half the height and same 
materials as Frog Pond West, as directed in the Master Plan. 
For Advance Road a similar style is continued, but it is more 
open with metal to create semi-private front yards consistent 
with Advance Road being a collector rather than an arterial 
like Stafford Road and Boeckman Road. This also creates an 
enhanced interface with the community park across SW 
Advance Road. 

Impact on Housing Cost: These standards increase the cost of materials and 
construction for fencing associated with residential 
development. However, they are narrowly tailored to meet 
prescribed policy objectives and use materials and styles 
extensively used in Villebois and Frog Pond West where no 
note of unduly increasing housing cost was noted. 

Compliance Notes: Not driven by any compliance standards, however establishes 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: Between June work session and July public hearing: Added 
detail to graphics, minor edits. 
Since July public hearing: None 

 

2. Frog Pond East and South Neighborhoods: 

a. Special Design Standards for east side of SW Stafford Road as well as the north side of 
SW Advance Road from SW Stafford Road to the wetland approximately 250 feet east 
of SW Stafford Road: 

  i. Courtyard Walls and Pedestrian Access Points: 

1. Except for pedestrian access points, the frontage of each lot or tract (not 
counting any landscape tract running parallel with the road) shall have a 
wall/fence matching Figure A-8. below.  
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Figure A-8. Wall/Fence Along SW Stafford Road 

 

2. Except for corner lots at the intersection of SW Stafford Road and SW Brisband 
Street, each lot shall have at least one paved walkway extending from the lot 
to the Stafford Road sidewalk providing a pedestrian access point. Any gates at 
pedestrian access points shall have a black “iron style” gate matching the style 
shown in Figure B-8. below. 

 

 

Figure B-8. Gate for Pedestrian Access Points along SW Stafford Road 

 

 

ii. Structure and Entry Orientation: Except for corner lots at the intersection of 
SW Stafford Road and SW Brisband Street, the facades of structures facing SW 
Stafford Road shall meet all design standards for front facades. Generally this 
will be the front façade of the structure, but if it is the side or rear façade, the 
façade must still meet front façade standards including having at least one 
building entrance oriented towards SW Stafford Road. 

b. Special Design Standards for SW Advance Road, except for the portion on the north 
side included in the SW Stafford Road special design standards in a. above: 
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i. Only front yards shall be oriented towards SW Advance Road with front 
entrances facing the street, except for corner lots at intersecting streets where 
side yards and side facades may front SW Advance Road, as necessary.  

ii. Lots shall have courtyard fencing matching Figure C-8. including any side yards 
for lots oriented on intersecting streets. 

 

 

Figure C-8. 

iii. No motor vehicle access is allowed directly to a lot or tract from SW 
Advance Road except for emergency access requested by the Fire 
District and approved by the City Engineer. 

iv. Lots directly adjacent to SW Advance Road shall be considered to 
front SW Advance Road even if a landscape tract exists between the 
lot and the SW Advance Road right-of-way. 
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Amendment Description: Public Realm Elements 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Chapter 7 Public Realm 

Rationale for Amendment 

Text: 

The Master Plan provides clear and detailed language 
regarding the public realm. The language intends to direct the 
reader back to these specifics in the Master Plan. 

Impact on Housing Cost: These standards can increase the cost of materials and 
construction for the public realm associated with residential 
development. However, they are narrowly tailored to meet 
prescribed policy objectives and are of a similar level of other 
developments such as Frog Pond West and Villebois were such 
standards have not been noted to unduly increase the cost of 
housing.  

Compliance Notes: Not driven by any compliance standards, however creates 
clear and objective standards for housing as required in ORS 
197.307 (4). Less clear and objective language regarding 
gateway treatment is in Commercially zoned land and does 
not directly relate to needed housing. 

Recent Edits: Between June work session and July public hearing: 
Incorporation of specifics about East Neighborhood Park. 
Removal of Arts, Heritage, and Cultural review requirement 
for gateway feature due to lack of clear criteria and timeline 
for their consideration. Language encourages consultation. 
Added flexibility to gateway feature height as long as it 
remains clearly and prominently visible 1,000 feet away. 
Other minor edits. 
Since July public hearing: None 

 

F. Public Realm Requirements for Frog Pond East and South Master Plan area 

1. Development in Frog Pond East and South shall conform with the public realm element 
in Chapter 7 of the Frog Pond East and South Master Plan in the following ways with 
the referenced figures, tables, and text from the Frog Pond East and South Master Plan 
incorporated into this Subsection by reference as if fully stated herein: 

a. Active transportation connections shall be provided as shown in Figure 20.  

b. Street trees shall be provided consistent with Figure 26 and the text on pages 
91 through 94. 

c. Public lighting shall be provided consistent with Figure 27 and the text on 
pages 95 through 99. 

d. Gateway treatment and monument signs shall be provided consistent with and 
limited to what is shown and described in Figure 28, Table 6, and the text on 
page 102. 
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e. Sign toppers or “sign caps” shall be provided on street signs as described on 
page 102 and shown in Figure D-8 below consistent with the City’s Public 
Works Standards. 

 

 

Figure D-8. Frog Pond Street Sign Topper 

f. Consistent with Figure 18 and the text on page 77, the East Neighborhood Park 
shall be a minimum of three acres in size, not including the BPA easement 
area, and located directly adjacent to the BPA easement in Subdistricts E5 
and/or E6. The park shall also have frontage on SW Brisband Street. Park 
location shall provide a terminal vista on the north end of SW 60th Avenue and 
may provide a terminal vista on the east end of SW Brisband Street. Park 
features and amenities shall be consistent with the description on Page 78. 

g. A “Main Street Gateway” feature shall be provided on SW Brisband Street at 
SW Stafford Road. The feature shall: 

i. be at least 20 feet in height so as to be visible from a distance, the 
Development Review Board may approve height shorter than 20 feet 
upon the finding that the gateway feature remains clearly and 
prominently visible from 1,000 feet away; 

ii. be at least 3 feet in width and length, on average; 

ii. incorporate both sides of SW Brisband Street or be centered within 
the round-a-bout;  

iii. include materials and other design elements representative of Frog 
Pond East and South as outlined and depicted in the Frog Pond East 
and South Master Plan; and 

iv. be professionally designed by a professional(s) with experience 
designing such gateway features. An affidavit of such professional’s 
credentials shall be included in the development application material.  

v. The “Main Street Gateway” design is subject to Site Design Review. 
Additionally, the design is encouraged, but not required, to be 
coordinated with and reviewed by the Arts, Cultural, and Heritage 
Commission. Any review comments by the Arts, Cultural, and Heritage 
Commission shall be forwarded to the Development Review Board as 
part of the record for Site Design Review. 
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(.09) Open Space: 
. . . 
 

Amendment Description: Frog Pond East and South open space requirements, including 
green focal points. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.09) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the green focal points identified in the Master 
Plan including in Chapter 9, Public Realm, Parks and Open 
Space and Figure 18. 

Rationale for Amendment 
Text: 

Generally the standard open space requirements that apply to 
most residential development in Wilsonville. Beyond the 
general open space requirements specific green focal point 
requirements reflecting the Master Plan language are added. 

Impact on Housing Cost: Open space requirements do use land that could otherwise be 
housing and the cost of their development does increase the 
cost of associated housing. However, open space and parks 
are generally accepted as reasonable amenity in residential 
development to be required of development when the 
primary purpose of parks or open space are to serve the 
immediate nearby residents. The open space requirements 
are consistent with the general requirements in the City and 
do not add atypical cost to this development. The standards 
do require Green Focal Points even if open space 
requirements are otherwise met, but with a required 
minimum size of 2,000 square feet for an entire subdistrict the 
added cost per unit is minimal. 

Compliance Notes: Green focal points are identified in Chapter 9 of the Master 
Plan, and well as Figure 18 of the Master Plan. 
Implementation Measure 3.1.11.p. of the Comprehensive Plan 
further states, “New developments shall be responsible for 
providing specified amounts of usable on-site open space 
depending on the density characteristics and location of the 
development, considering the provisions of applicable 
legislative Master Plans.” (emphasis added) 

Recent Edits: Between June work session and July public hearing: Minor 
reordering for clarity. Added reference to standards for East 
Neighborhood Park in Subsection (.08). 
Since July public hearing: None 

 

C. Within the Frog Pond East and South Master Plans open space shall be provided consistent with the 
requirements in Subsection 4.113 (.01) C. - F., and designed and located according to the following 
criteria:   

1. Green Focal Points. For the East and South Neighborhoods, Green Focal Points are intended to 
serve as central neighborhood destinations or gathering places that contribute to neighborhood 
character and identity. Green Focal Points can take a variety of forms, including community 
garden plots, small playgrounds or splash pads, nature play areas, pocket parks or plazas, and 
central green courtyards within housing developments. As part of meeting the open space 
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requirements in Subsection 4.113 (.01) C. – F. for a Stage I Master Plan Area, each Subdistrict in 
Frog Pond East and South shall have at least one Green Focal Point meeting the 2,000 square 
foot size requirement in Subsection 4.113 (.01) D. 1. Even if the usable open space requirement 
is otherwise met, each subdistrict shall still have the minimum 2,000 square foot Green Focal 
Point. In addition to the standards in Subsection 4.113 (.01) C.-F., the following requirements 
apply: 

a. Location requirements by Subdistrict: 

• Subdistrict E1: Green Focal Point to be located north of the Frog Pond Grange 
building or in the tree grove near the existing home at 27480 SW Stafford 
Road. 

• Subdistrict E3: A Green Focal Point to be located at trailhead adjacent to SROZ 
leading to the south. 

• Subdistrict E4: A plaza space to be integrated with the Brisband Street Main 
Street mixed-use development. 

• Subdistrict S2: A Green Focal Point to be located and aligned with terminus of 
future extension of SW Hazel Street. 

• Subdistrict S3: A Green Focal Point to be located near northern end of Kruse 
Creek. 

• If Subdistrict is not listed above, a Green Focal Point is still required, but there 
is no special locational requirement. 

b. Direct access to one or more Green Focal Points shall be provided from each residential 
lot in the neighborhood. Direct access, for the purpose of this requirement, means: a 
pedestrian would need to travel on no more than two different streets to reach a green 
focal point from the lot frontage of the home to an open space frontage. 

2. East Neighborhood Park. See Subsection 4.127 (.08) F. 1. f. above. 

(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

. . . 
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Amendment Description: Block and access standards for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.10) B. 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects no specific block and access standards in the Master 
Plan beyond identifying framework streets. 

Rationale for Amendment 

Text: 

Provides reference to general citywide block and access 
standards for applicability to Frog Pond East and South. 

Impact on Housing Cost: The block and access standards are typical of other residential 
areas of the City and do not impose any atypical costs. 

Compliance Notes: Not driven by any compliance standards, however creates 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

2. In the Frog Pond East and South Neighborhoods, or if a legislative master plan does not provide 
sufficient guidance for a specific development or situation, the Development Review Board shall 
use the block and access standards in Section 4.124(.06.09) as the applicable standards apply.  

. . . 
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(.14) Main Entrance Standards: 

. . . 

Amendment Description: Removal of little utilized entrance distance from grade 
requirement 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.14) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety. 

Rationale for Amendment 

Text: 

Removal prevents a barrier to second floor entries which may 
be used for unit configurations like townhouses on top of an 
ADU.  

Impact on Housing Cost: The added flexibility for placement of ADUs on the ground 
floor with stair access to a second floor unit adds flexibility 
that can add to construction of more lower-cost unit types. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  
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(.15) Garage Standards: 

. . . 

B. Street-Facing Garage Walls: 

. . . 

3. Standards: 

Amendment Description: Simplification of garage standards 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.15) B. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The proposal simplifies the language used for garage 
frontages in Frog Pond West to apply throughout Frog Pond. It 
also addresses a frequent issue encountered in Frog Pond 
West development were the existing standards required non-
standard width garage doors which unnecessarily increased 
expenses and created more lead-time for custom fabrication. 

Impact on Housing Cost: The modification of the garage standard is anticipated to 
allow for the wider use of standard-sized garage doors which 
are less expensive than custom-sized garage doors, thus 
helping reduce the construction cost. 

Compliance Notes: Not driven by any compliance standards, however supports 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length of 
the street-facing façades. For detached single-family and accessory structures, the standards 
apply to the street-facing façade of each unit. For corner lots, this standard applies to only 
one street side of the lot. For lots less that are less than 50 feet wide at the front lot line, the 
standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

a. The width of the garage door may be up to 50 percent of the length of the street-facing 
façade as measured from the interior of the frame surrounding the garage door.  

b. The garage door must be recessed at least four feet from the front façade or six feet from 
the front of a front porch.  

c. The maximum driveway width is 18 feet.  

d. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

e. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the appearance 
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of the garage from the street. Side-loaded garages, i.e., where the garage openings are 
turned away from the street, are exempt from this requirement.  

f. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door and 
the sidewalk. This standard does not apply to garage entries that do not face the street.  
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(.16) Residential Design Standards: 

. . . 

Amendment Description: Applicability of existing residential design standards for RN 
zone 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.16) 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety as current RN residential design 
standards do not address all of the allowed residential unit 
types in Frog Pond East and South. 

Rationale for Amendment 
Text: 

When the RN zone residential design standards were adopted, 
there were no residential design standards in the City except 
for ones specific to Villebois. Since that time, as part of the 
Middle Housing in Wilsonville project, citywide design 
standards were established for various unit types. These 
standards can be found in Subsection 4.113 (.14). In addition, 
this current package of code amendments includes new 
design standards for multi-family development. The decision 
was made to allow the citywide design standards covering all 
unit types be applied in Frog Pond East and South rather than 
the Frog Pond West standards geared towards single-family 
detached homes. 

Impact on Housing Cost: Applying the simpler Citywide design standards contributes to 
the ability for design standards to not unduly increase the cost 
of housing. The Citywide design standards mirror model 
design standards in State Administrative Rules that are a safe 
harbor for design standards to be considered not to be an 
undue cost burden. 

Compliance Notes: Not driven by any compliance standards, however creates 
clear and objective standards for housing as required in ORS 
197.307 (4). The standards being applied were found to be 
compliant with State rules during the City’s Middle Housing in 
Wilsonville Code Update in 2021. They reflect State Model 
Code from OAR 660-046 or are equally applied to all housing 
types, allowing them to qualify as safe harbor under State 
rules. 

Recent Edits: Between June work session and July public hearing: Minor 
edits to consistently reference the different Frog Pond 
neighborhoods. 
Since July public hearing: None 

 

B. Applicability. These In the Frog Pond West Neighborhood standards C. through G. apply to all façades 
facing streets, pedestrian connections, parks, open space tracts, the Boeckman Trail, or elsewhere as 
required by this Code or the Development Review Board. Exemptions from these standards include: (1) 
Additions or alterations adding less than 50 percent to the existing floor area of the structure; and, (2) 
Additions or alterations not facing a street, pedestrian connection, park, or open space tract.  In the 
Frog Pond East and South Neighborhoods, the standards in C. through G. do not apply. Rather, design 
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standards in 4.113 (.14) apply to all public-facing facades in the Frog Pond East and South 
Neighborhoods.  

. . . 

(.17) Fences: 

Amendment Description: Applicability of existing fence requirements 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.17) 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with specific fencing standards for Stafford Road 
and Advance Road. 

Rationale for Amendment 
Text: 

This existing language regarding fencing for Frog Pond West 
makes sense to be applicable to Frog Pond East and South as 
well. The proposed strikeout allows these standards to apply 
to all Frog Pond neighborhoods. 

Impact on Housing Cost: This specific standard is anticipated to have minimal to any 
impact on housing cost as it does not require additional 
materials or construction. 

Compliance Notes: Not driven by any compliance standards, however creates 
clear and objective standards for housing as required in ORS 
197.307 (4). 

Recent Edits: None 

 

A. Within Frog Pond West, fFences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall along 
Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

. . . 
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Amendment Description: Waivers for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.22) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 3. 
regarding an alternative discretionary path for approval. 

Rationale for Amendment 

Text: 

Maintains the City’s existing discretionary waiver path but 
adds specific waiver criteria related to consistency with 
designated Urban Form Types and housing variety. 

Impact on Housing Cost: Where an applicant has a plan that does not meet one or 
more standard but overall meets the intent of the standard, 
this allows a clear alternative approval path. Certain waivers 
could reduce the cost of certain units by removing the cost of 
complying with waived standards. 

Compliance Notes: Reflects alternative standards to clear and objective standards 
allowed in ORS 197.307 (4). As noted above, directly 
implements Implementation Measure 4.1.7.D. 3. from Master 
Plan regarding an alternative discretionary path for approval. 

Recent Edits: Between June work session and July public hearing: Minor 
typographical edits. 
Since July public hearing: Added ability to apply for certain 
early waivers concurrent with a Stage I Master Plan. Further 
clarified the applicability of the number on which to base the 
calculation of the 5 unit or 20% limit for housing variety. 

 

(.22) Consideration of Waivers in the Frog Pond East and South Neighborhoods. 

A. Applicants for development in the Frog Pond East and South Neighborhoods may request 
waivers to applicable development and design standards in Section 4.127 pursuant to Section 
4.118 (.03), provided the criteria in subsection B. are met. Waivers are typically applied for with 
a Stage II final plan. However, when a Stage I approval is requested prior to submission of a 
Stage II final plan in the Frog Pond East and South Neighborhoods, the applicant may elect to 
request a waiver or waivers related to standards impacting lot size or dimension, housing 
variety, the size or location of parks or open space, or the location of streets or pathways in 
conjunction with the Stage I approval, if the applicant can demonstrate each requested waiver 
would directly impact site layout. In such case, a Stage II final plan for the same development 
area may not be applied for until there is a final decision on the Stage I and associated waivers. 
Each approved Stage I waiver shall expire unless a Stage II final plan consistent with the 
approved Stage I waiver is submitted within two years. 

B. In addition to the waiver criteria in Sections 4.118 and 4.140 and applicable Site Design Review 
standards, when reviewing a waiver for development within the Frog Pond East and South 
Neighborhoods the Development Review Board’s decision shall be based on the following 
criteria, which reflects guidance in the Frog Pond East and South Master Plan: 

1. The development enabled by the waiver is complementary and compatible with 
development that would typically be built within the subject Urban Form Type as 
described in Chapter 6 of the Frog Pond East and South Master Plan.  
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2. The waiver continues to support a wide variety of housing throughout the Frog Pond 
East and South Neighborhoods including not reducing the Minimum Number of Units of 
any requirement in Table 6B by the greater of 5 units or 20 percent.  

a. Except as indicated in b. and c. below, the number on which the greater of 5 
units or 20 percent is calculated shall be the number as written in Table 6B and 
shall not include any modification, combination, or summation of the number. 

b. Where an application includes two or more adjacent tax lots within the same 
subdistrict, the number on which the greater of 5 units or 20 percent is 
calculated shall be the sum of the requirements for those tax lots, as allowed 
in Footnote I. of Table 6B.  

c. Where a requirement in Table 6B is adjusted pursuant to Subsection, 4.127 
(.06) C. 1., the number on which the greater of 5 units or 20 percent is 
calculated shall be the adjusted number.   
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Amendment Description: Development Standards for the Commercial Main Street 

Applicability: Commercial Main Street Area of Frog Pond East 

Impacted Code Section(s): 4.127 (.23) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements the portion of Chapter 9, 
Implementation, relating to Coding for Main Street 

Rationale for Amendment 

Text: 

The standards are a simplified adaptation of Town Center 
Zone development standards to support the development of 
similar types of mixed-use buildings along SW Brisband Street. 

Impact on Housing Cost: Generally these should not be read to impact housing costs as 
they are applicable to commercial development. However, the 
plans are for mixed use development that includes residential 
units. Care was taken to model these standards after existing 
standards in the Planned Development Commercial Zone and 
Town Center Zone that also allow for mixed use development. 
While design standards do generally increase costs of 
development, the standards are reasonable and the 
associated costs are not atypical from other similar areas in 
Wilsonville. 

Compliance Notes: Helps implement the Commercial Main Street consistent with 
the Master Plan. No State or Regional requirements involved. 

Recent Edits: Between June work session and July public hearing: Additional 
clarity of what is not allowed in front setback in terms of 
delivery and collection service. Edited Figure B-23 for 
pedestrian connection spacing to be consistent with Code 
text. Other minor edits. 
Since July public hearing: None 

 

(.23) Residential Neighborhood Zone - Commercial Main Street Development 

A. Applicability. These standards apply to the Commercial Main Street area described in 
Subsection (.07) A. 1. and shown in Figure A-7. 

B. Allowed Uses. See Subsection (.02) above. 

C. Development Standards. The following development standards apply to all development within 
the Commercial Main Street area of Frog Pond East. 

Table 23A. Commercial Main Street Development Standards  

STANDARD  

Front setback  

  Minimum  0 ft.  

  Maximum  20 ft.  

Side facing street on corner 

  Minimum  0 ft.  

  Maximum  10 ft.  

Side yard  

  Minimum  0 ft.  

  Maximum  10 ft.  

Rear setback  
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  Minimum  0 ft.  

Building height (stories) A  

  Minimum  two  

  Maximum   four  

Ground floor height minimum 12 ft.  

Building site coverage maximum  90%  

Minimum landscaping  10%  

Minimum building frontage B  

  On SW Brisband Street 70% 

  On SW Stafford Road None 

  On other streets None 

A Second stories or higher in buildings must be usable. No false front buildings are permitted.  
B To meet the minimum building frontage requirement, the ground level street-facing façade must meet 
the maximum setback standard for a minimum of 70% of the lot length on SW Brisband Street.  

D Design Standards: 

1. Purpose and Intent. The purpose of the design standards is to provide high quality 
design within the Commercial Main Street area that creates a place of distinct 
character. The design of buildings and other site features shall functionally relate to 
adjacent streets and open spaces; shall include architectural diversity and variety in 
their built form; shall contribute to the vitality of the street environment through 
incorporation of storefronts, windows, and entrances facing the sidewalk; and shall 
minimize the visual impact of off-street parking from streets.  

2. Building and Entry Placement. Buildings shall meet the following standards:  

a. Development shall meet the minimum building frontage standards in Table 
23A. 

b. At least one entrance door is required for each business, including live-work 
units, with a ground floor frontage.  

c. All primary ground-floor common entrances shall be oriented to the street or a 
public space directly facing the street, or placed at an angle up to 45 degrees 
from an adjacent street. Primary ground-floor common entrances shall not be 
oriented to the interior or to a parking lot. 

d. The primary entrance shall orient to SW Brisband Street or SW Stafford Road.   

f. Each entrance shall be covered, recessed, or treated with a permanent 
architectural feature in such a way that weather protection is provided. 

3. Building Setbacks. Development shall meet the minimum and maximum setback 
standards in subsection Table 23A. No off-street vehicle parking, loading, delivery, or 
collection service is permitted within the setback. Bicycle parking is permitted within 
the setback.  

4. Front Yard Setback Design. If front yard setbacks are provided, they shall be designed to 
encourage pedestrian activity and active ground floor uses. Landscaping, water quality 
treatment, seating areas, an arcade, or a hard-surfaced expansion of the pedestrian 
path must be provided between a structure and a public street or accessway. If a 
building abuts more than one street, the required improvements shall be provided on 
all streets. Hard-surfaced areas shall be constructed with scored concrete or modular 
paving materials. Benches and other street furnishings are encouraged.  
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5. Walkway Connection to Building Entrances. A walkway connection is required between 
a building's primary entrance and a public street or accessway. This walkway must be at 
least six feet wide and be paved with concrete or modular paving materials.  

6. Parking Location and Landscape Design: 

a. Parking must be located to the rear of buildings. 

7. Building Design Standards: 

a. General Provisions: 

i. The first-floor façade of all buildings shall be designed to encourage 
and complement pedestrian-scale interest and activity through the 
use of elements such as windows, awnings, and other similar features.  

ii. Building entrances shall be clearly marked, provide weather covering, 
and incorporate architectural features of the building.  

iii. Architectural features and treatments shall not be limited to a single 
façade. All public-facing facades shall display a similar level of quality 
and architectural interest, with elements such as windows, awnings, 
murals, a variety of exterior materials, reveals, and other similar 
features.  

b. Design Standards. All buildings shall comply with the following design 
standards: 

i. Windows:  

• Building facade windows are required on all facades facing SW 
Brisband Street or SW Stafford Road (see Figure A-23), as follows:  

Ground Story facing SW Brisband Street  60% of ground floor wall area  

Ground Story facing SW Stafford Road or SW 63rd 
Avenue  

40% of ground floor wall area 

Upper Stories facing SW Brisband Street, SW 
Stafford Road, or SW 63rd Avenue  

20% of facade  

Other facades No minimum 

• Window area is the aggregate area of the glass within each 
window, including any interior grids, mullions, or transoms. 
Facade area is the aggregate area of each street-facing vertical 
wall plane.  

• Required windows shall be clear glass and not mirrored or 
frosted, except for bathrooms. Clear glass within doors may be 
counted toward meeting the window coverage standard.  

• Ground floor windows. For facades facing SW Brisband Street, SW 
Stafford Road, and SW 63rd Avenue elevations within the 
building setback shall include a minimum percentage of the 
ground floor wall area with windows, display areas or doorway 
openings. The ground floor wall area shall be measured from two 
feet above grade to ten feet above grade for the entire width of 
the street-facing elevation. The ground floor window 
requirement shall be met within the ground floor wall area; glass 
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doorway openings to ground level may be counted toward 
meeting the requirement.  

 

Figure A-23. Window Placement and Percentage of Facade 

 

 

ii. Building Facades: Public-facing facades shall extend no more than 50 
feet without providing at least one of the following features: (a) a 
variation in building materials; (b) a building off-set of at least one 
foot; (c) a wall area that is entirely separated from other wall areas by 
a projection, such as an arcade; or (d) by other design features that 
reflect the building's structural system (See Figure B-23). No building 
façade shall extend for more than 300 feet without a pedestrian 
connection between or through the building.  

Figure B-23. Building Facade Articulation 

 

 

  

Pedestrian connection 
Provided every 300’ of 
Building facade 
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iii. Weather Protection: Building facades facing SW Brisband Street shall 
provide weather protection as follows: 

• A projecting facade element (awning, canopy, arcade, or marquee) 
must be provided along at least 50 percent of the façade.  

• All weather protection must comply with the Oregon Structural 
Specialty Code in effect at the time of application for projections 
or encroachments into the public right-of-way.  

• Weather protection shall be maintained and in good condition.  

• Weather protection features shall project at least five feet from 
the building façade. 

• Marquees shall have a minimum ten-foot clearance from the 
bottom of the marquee to the sidewalk. Canopies and awnings 
shall have a minimum eight-foot clearance from the bottom of the 
awning or canopy to the sidewalk.  

• The projecting façade element shall not conflict with street lights. 
If the projecting façade element blocks light shed from adjacent 
street lights, exterior lighting shall be located on the building.  

• Awnings shall match the width of storefronts or window openings.  

• Internally lit awnings are not permitted.  

• Awnings shall be made of glass, metal, or a combination of these 
materials. Fabric awnings are not permitted.  

iv. Building Materials. Plain concrete block, plain concrete, T-111 or 
similar sheet materials, corrugated metal, plywood, sheet press board 
or vinyl siding may not be used as exterior finish materials. 
Foundation material may be plain concrete or plain concrete block 
where the foundation material is not revealed for more than two feet. 
Use of brick and natural materials (wood) is encouraged.  

v. Roofs and roof lines. Except in the case of a building entrance feature, 
roofs shall be designed as an extension of the primary materials used 
for the building and should respect the building's structural system 
and architectural style. False fronts and false roofs are not permitted.  

vi. Rooftop features/equipment screening: 

• The following rooftop equipment does not require screening:  

• Solar panels, wind generators, and green roof features;  

• Equipment under two feet in height.  

• Elevator mechanical equipment may extend above the height limit 
a maximum of 16 feet provided that the mechanical shaft is 
designed to match or be complementary to the architecture of the 
building.  

• Satellite dishes and other communications equipment shall be 
limited to ten feet in height from the roof, shall be set back a 
minimum of five feet from the roof edge and screened from public 
view to the extent possible.  

Attachment 1 
Frog Pond East and South Proposed Development Code Amendments (October 2, 2024)

Page 92 of 99
Planning Commission Meeting - October 9, 2024 

Frog Pond East and South Implementation-Development Code

111

Item 2.



• All other roof-mounted mechanical equipment shall be limited to 
ten feet in height, shall be set back a minimum of five feet from 
the roof edge and screened from ground-level public view and 
from views from adjacent buildings.  

• On all structures exceeding 35 feet in height, roofs shall have 
drainage systems that are designed to match or be complementary 
to the architecture of the building.  

• Any external stairwells, corridors and circulation components of a 
building shall be architecturally compatible with the overall 
structure, through the use of similar materials, colors, and other 
building elements.  

• Required screening shall not be included in the building's 
maximum height calculation.  

vii. General Screening. Utility meters shall be located on the back or side of 
a building, screened from view from a public street to the greatest 
extent possible, and shall be painted a color to blend with the building 
façade.  

viii. Building projections. Building projections are allowed as follows (see 
Figure C-23):  

• Architectural elements such as eaves and cornices may project up 
to one foot from the face of the building.  

• Bay windows and balconies may project up to four feet from the 
face of the building. Balconies that project into the right-of-way 
shall have a minimum vertical clearance of 10 feet from sidewalk 
grade or be mounted at the floor elevation, whichever is greater.  

 

Figure C-23. Building Projections 
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Amendment Description: Specific Land Use Considerations for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.24) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 5. And 
10. regarding treatment of these specific areas. 

Rationale for Amendment 

Text: 

Directly reflects the direction given in the Master Plan with 
identifying location description and map. 

Impact on Housing Cost: No impacted on housing cost anticipated. 

Compliance Notes: Does not relate to State or Regional regulations. As mentioned 
above, directly implements Implementation Measure 4.1.7.D. 
5. And 10. from the Master Plan regarding treatment of these 
specific areas. 

Recent Edits: Between June work session and July public hearing: Added 
code reference to SROZ Map Verification process for Treed 
area on the south side of SW Kahle Road. 
Since July public hearing: None 

 

(.24) Special, Specific Land Use Considerations 

A. Frog Pond Grange Property. This special consideration pertains to an area described as: the 
western half of the area of Subdistrict E1 north of the framework street that is an extension of 
SW Frog Pond Lane and west of the framework street extending across the BPA easement. See 
Figure A-24 for locational reference. The community supports preservation, reuse, and adjacent 
uses supportive of the current Frog Pond Grange building. The Frog Pond East and South Master 
Plan identifies the long-term use of the subject area as maintaining the existing 
civic/meeting/event space use or substantially similar use with surrounding open space. Any 
substantial change of use shall require an amendment to the Frog Pond East and South Master 
Plan. Preservation of the existing building, substantially similar in design to that existing as of 
the 2022 adoption of the Frog Pond East and South Master Plan, is required on the site unless 
approved by the Development Review Board with findings providing substantial evidence that 
preservation is not feasible due to structural issues with the building that are not feasible, 
either economically or technically, to repair. 

   Figure A-24 
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B. Treed area on south side of SW Kahle Road. This special consideration pertains to an area 
described as a treed area south of SW Kahle Road between Subdistricts E2 and E3 and bounded 
on both side by creeks. See Figure B-24 for locational reference. An applicant may request the 
subject area not be included in the SROZ based on findings made, as part of a SROZ Map 
Verification pursuant to Section 4.139.05, that the area does not meet the standard to be 
included in the SROZ. If it is found the area is not to be in the SROZ the Urban Form Type 3 shall 
apply. There is no minimum unit count and the area would not be considered part of a 
subdistrict. There would be no housing variety requirement applied. 

    Figure B-24 
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Amendment Description: Remove buffering language for multi-family development 

Applicability: Citywide 

Impacted Code Section(s): 4.176 (.04) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the mix of residential types called for in the Master 
Plan, including multi-family, throughout the Master Plan, by 
not requiring screening between different unit types. 

Rationale for Amendment 
Text: 

Frog Pond East and South focuses on a mix of residential types 
throughout, rather than segregation of residential types. This 
legacy language being deleted reflects a development era 
dominated by separated single-family and multi-family areas 
without middle housing. Removing this language better reflects 
the current approach of integration of housing types. 

Impact on Housing Cost: Removes a buffering and screening cost that would apply to 
multi-family development, reducing cost. 

Compliance Notes: Not driven by any compliance standards. 

Recent Edits: None 

 
Subsection 4.176 (.04) Buffering and Screening 

 
B. Activity areas on commercial and industrial sites shall be buffered and screened from adjacent 
residential areas. Multi-family developments shall be screened and buffered from single-family 
areas. 
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Amendment Description: Deed restriction cannot restrict housing types allowed by 
zoning 

Applicability: Citywide 

Impacted Code Section(s): 4.210 and 4.220 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the mix of residential types called for in the Master 
Plan, but not allowing any to be disallowed by private covenant 
or deed restriction. 

Rationale for Amendment 
Text: 

House Bill 2001 (2019) established that from January 1, 2020, 
private deed restrictions and covenants, including CC&Rs, could 
not be written to exclude middle housing. These edits reflects 
this law and further clarify that any housing type allowed under 
City zoning cannot be limited by private deed restrictions and 
covenants. 

Impact on Housing Cost: Removes ability to place barrier to more affordable housing 
types. 

Compliance Notes: Necessary to comply with a prohibition on CC&R restriction on 
housing type from House Bill 2001 (2019). 

Recent Edits: Between June work session and July public hearing: Minor 
typographical edits. 
Since July public hearing: None 

 
Section 4.210 Application Procedure (Tentative Plat) 
 

(.01) C. 4.  
Limitations on Deed Restrictions. Board The City may limit content of deed restrictions in order to 
promote local, regional and state interests in affordable housing and/or comply with applicable 
statute, rules, and policies; the Board may limit the content that will be accepted within proposed 
deed restrictions or covenants. In adopting conditions of approval for a residential subdivision or 
condominium developmentland division, the Board or Planning Director may prohibit such things as 
mandatory minimum construction costs, minimum unit sizes, prohibitions of manufactured housing, 
etc. The City shall, in all cases, ensure no deed restrictions or covenants limit construction of any 
housing allowed by City zoning for the subject land. 

 
Section 4.220. Final Plat Review 

 
(.02) C. 
 
Deed restrictions. A copy of all protective deed restrictions proposed for the area shall accompany the 
final Plat and specifications of all easements and dedications as required by the Development Review 
Board. The Planning Director shall not sign the final plat if the proposed deed restrictions fail to 
provide for the on-going maintenance of common areas or,  violate established conditions of 
approval for the development, or violate other statutes, rules, or standards the City has 
responsibility to enforce, including those related to not allowing deeds or covenants to limit 
housing types allowed by the City’s zoning for a given property(ies).   
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Amendment Description: Clarify applicability of DRB Site Design Review for housing 

Applicability: Citywide 

Impacted Code Section(s): 4.420 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the allowance of a wide variety of housing types, 
including various types of multi-family, throughout the Master 
Plan area. Supports the allowance for alternative discretionary 
review called for in the Master Plan. 

Rationale for Amendment 

Text: 
The amendments to this section clarify that residential 
structures reviewed under clear and objective residential 
design standards are not subject to Site Design Review by the 
Development Review Board. Besides providing additional 
clarity for single-family and middle housing, this proposed 
change supports the change allowing administrative review of 
multi-family buildings (apartments). Site Design Review will 
continue to apply to commercial and industrial buildings, 
mixed-use residential buildings, and required open space 
landscaping. The language also allows the option for residential 
developers to seek Site Design Review as an alternative to 
following the clear and objective residential design standards. 

Impact on Housing Cost: Supports a simpler review process for housing that helps 
reduce development costs. 

Compliance Notes: Supports clear and objective standards for housing as required 
in ORS 197.307 (4). 

Recent Edits: None 

Section 4.420. Jurisdiction and Powers of the Board Review Authority for Site Design Review 

(.01) Application of Section. Except for single-family and middle housing dwellings in any 
residential zoning district, and apartments in the Village zone, 

A.  Unless exempt as noted in 1.-2. below, no building permit shall be issued for a new 
building or major exterior remodeling of an existing building unless the building 
architecture and siting is approved by the Development Review Board (Board) through 
Site Design Review.  

1. Residential structures in residential zones are exempt from Site Design 
Review as long as they meet established clear and objective design and siting 
standards or any allowed adjustments. This exemption does not apply to 
mixed-use residential structures. However, an applicant may elect to have 
residential structures approved by the Board through Site Design Review in 
association with waivers from specific standards.  

2. Minor building modifications to non-residential structures are reviewed 
under the authority of the Planning Director as established is Section 4.030. 

 

B. Unless exempt as noted in 1.-2. below, no building permit within an area covered by a 
Stage II Planned Development, or PDP in the Village Zone, shall be granted unless 
landscaping plans are reviewed and approved by the Board through Site Design 
review, or FDP in the Village Zone. 
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1. Landscaping on residential lots in residential zones is exempt from Site Design 
Review unless it is part of the open space required under Subsection 4.113 
(.01).  

2. Minor modifications to landscape plans subject to Site Design are reviewed 
under the authority of the Planning Director as established is Section 4.030.. 

 

C.  No Sign Permit, except as permitted in Sections 4.156.02 and 4.156.05, shall be issued 
for the erection or construction of a sign relating to such new building or major 
remodeling, until the plans, drawings, sketches and other documents required for a Sign 
Permit application have been reviewed and approved by the Board. 
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FROG POND EAST AND SOUTH  
MASTER PLAN IMPLEMENTING 

DEVELOPMENT CODE – FINDINGS REPORT 
INTRODUCTION 

This Findings Report provides findings supporting the City of Wilsonville’s adoption of Development 
Code amendments related to the Frog Pond East and South Master Plan – Case File LP24-0003 (the 
proposal).  The proposal includes amendments to the Wilsonville Development Code to implement the 
Frog Pond East and South Master Plan, adopted as a component of the City’s Comprehensive Plan 
through City Ordinance No. 870 on December 19, 2022. Ordinance No. 870 included findings, to which 
this proposal will refer to, as the intent of this proposed legislative action is to help implement the 
Master Plan. 

COMPLIANCE WITH STATEWIDE PLANNING GOALS  

ORS 197.175(2)(a) requires that as cities and counties amend and revise land use regulations, such as 
those in the Development Code, findings are made that they are in compliance with the Statewide 
Planning Goals. The following findings address the proposal’s compliance with the applicable Statewide 
Planning Goals. The following Statewide Planning Goals are not applicable because the proposal is 
entirely within the Urban Growth Boundary or outside of the boundaries of the referenced goal (e.g., 
Willamette River Greenway):  

- Goal 3 – Agricultural Lands 
- Goal 4 – Forest Lands  
- Goal 15: Willamette River Greenway 
- Goals 16-18, the coastal goals  

GOAL 1, CITIZEN INVOLVEMENT 

To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 
phases of the planning process. 

The Frog Pond East and South Master Plan was found to be in compliance with Goal 1. The proposed 
Development Code directly implements the adopted Master Plan. Being in an implementation stage the 
focus was on honoring past input rather than seeking new input. The project team did still meet with 
stakeholders to seek input. The Planning Commission held 14 public work sessions during which public 
comment and input was accepted. The City Council also held 11 public work sessions. Public hearings 
are being held, following broad notice, offering opportunity for additional public input.  

GOAL 2, LAND USE PLANNING 

To establish a land use planning process and policy framework as a basis for all decisions and actions 
related to use of land and to assure an adequate factual base for such decisions and actions.  
The Frog Pond East and South Master Plan was found to comply with Goal 2. The proposed 
Development Code further supports Goal 2 by taking the policy framework from the Master Plan and 
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establishing detailed regulations for application to all future land use actions in the Frog Pond East and 
South UGB expansion area. Having the implementing Development Code in place will provide for a clear 
process and standards on which all future land use actions in the area will be based, and coupled with 
existing Development Code will require and ensure adequate factual base for future land use decisions. 
This includes clear provision on minimum number of dwelling units, the location and provision of parks 
and open space, and siting and design standards for private development. 

As part of the adoption of the Frog Pond East and South Master Plan, the City established a record that 
includes technical memoranda, studies, and analyses supporting each policy of the Master Plan that is 
the policy framework for the proposed Development Code.  

During the Master Planning process, the following affected governmental units participated or had the 
opportunity to participate via notices and project information provided to them: 

• ODOT 

• Metro 

• Clackamas County 

• West Linn-Wilsonville School District 

• TVF&R 

• SMART Transit 

• The Bonneville Power Administration 

The proposed Code amendments are a continuation of the Master Planning effort and are fully 
reflective of the factual basis and agency outreach in the Master Plan. Based on the foregoing, the City 
Council finds that the proposal satisfies Goal 2 with respect to having an adequate factual base and 
being coordinated with all affected governmental units.  

GOAL 5, NATURAL RESOURCES, SCENIC AND HISTORIC AREAS, AND OPEN SPACES  

To protect natural resources and conserve scenic and historic areas and open spaces.  
 
Wilsonville’s Goal 5 policies in the Comprehensive Plan are implemented by the existing Development 
Code, specifically Section 4.139.00, the Significant Resource Overlay Zone (SROZ). The proposed Code 
amendments do not change Goal 5 implementing Development Code sections. The existing SROZ 
regulations will apply to the Master Plan area the same as elsewhere in the City that has been found to 
be in compliance with Goal 5. 

GOAL 6, AIR, WATER AND LAND RESOURCES  

To maintain and improve the quality of the air, water and land resources of the state. 
 
The Frog Pond East and South Master Plan was found to be in compliance with Goal 6. Nothing in the 
proposed Development Code would alter the ability of development in the Master Plan area to be built 
in compliance with the Master Plan and thus Goal 6. 

GOAL 7, AREAS SUBJECT TO NATURAL HAZARDS 

To protect people and property from natural hazards. 
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The proposal satisfies Goal 7 because the City has considered the risks of natural hazards during the 
planning process. There are no identified floodplains within the planning area. Potential erosion hazards 
have been addressed through the planned use of the SROZ along the steep slopes of the Meridian Creek 
and Newland Creek corridors. The City coordinated with Tualatin Valley Fire & Rescue to ensure land 
uses and transportation facilities provide for adequate emergency response. 

The proposed Code amendments continue to protect the same slopes and natural area as the Master 
Plan, which was found to comply with this goal, thus the proposal also satisfies Goal 7. 

GOAL 8, RECREATIONAL NEEDS 

To satisfy the recreational needs of the citizens of the state and visitors and, where appropriate, to 
provide for the siting of necessary recreational facilities including destination resorts. 

The proposed Code amendments enable and reflect the same parks and open space elements in the 
Master Plan, which was found to comply with this goal, thus the proposal also satisfies Goal 8. 

GOAL 9, ECONOMIC DEVELOPMENT 

To provide adequate opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon's citizens. 

The proposed Code amendments enable the commercial space in the Master Plan, which was found to 
comply with this goal, thus the proposal also satisfies Goal 9. 

GOAL 10, HOUSING 

To provide for the housing needs of citizens of the state. 

The proposed Code amendments directly implement the residential component of the Master Plan, 
which was found to comply with this goal, thus the proposal also satisfies Goal 10. For additional detail 
see findings below compliance with Metro Code (beginning on pages 5  and 13 below), compliance with 
the Wilsonville Comprehensive Plan and Frog Pond East and South Master Plan (beginning on page 21 
below). 

GOAL 11, PUBLIC FACILITIES AND SERVICES  

To plan and develop a timely, orderly and efficient arrangement of public facilities and services to 
serve as a framework for urban and rural development. 

The proposed Code amendments do not conflict with and are consistent with the public utilities and 
services elements of the Master Plan, which was found to comply with this goal, thus the proposal also 
satisfies Goal 11. 

GOAL 12, TRANSPORTATION  

To provide and encourage a safe, convenient and economic transportation system. 
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The proposed Code amendments do not conflict with and are consistent with the transportation 
element of the Master Plan, which was found to comply with this goal, thus the proposal also satisfies 
Goal 12. 

GOAL 13, ENERGY CONSERVATION  

To conserve energy. 

The proposed Code amendments directly implement of the Master Plan elements found to be 
supportive of Goal 13, thus the proposal also satisfies Goal 13. 

GOAL 14, URBANIZATION 

To provide for an orderly and efficient transition from rural to urban land use, to accommodate urban 
population and urban employment inside urban growth boundaries, to ensure efficient use of land, 
and to provide for livable communities. 

The proposed Code amendments directly implement the components of the Master Plan supportive of 
Goal 14, which was found to comply with this goal, thus the proposal also satisfies Goal 14. 
 

COMPLIANCE WITH METRO TITLE 11: PLANNING FOR NEW URBAN AREAS 

 

INTRODUCTION 

The Frog Pond East and South Neighborhoods were added to the Metro UGB in 2018 by Metro 
Ordinance No 18-1427. Metro Code 3.07.1120, Planning for Areas Added to the UGB, establishes the 
requirements for UGB expansion areas such as Frog Pond East and South. Each criterion within 
3.07.1120 is stated below in bold italics type, followed by findings of compliance. 

The proposed Code amendments related to the Frog Pond East and South Master Plan implement the 
Master Plan, which in turns implements the City’s concept plan for the larger area, known as the Frog 
Pond Area Plan.  Findings of compliance with Metro Code 3.07.1110, Planning For Areas Designated 
Urban Reserve, were adopted by the City when the Area Plan was approved. They are referenced below.  

COMPLIANCE WITH METRO CODE 3.07.1120 PLANNING FOR AREAS  ADDED TO THE UGB  

A. The county or city responsible for comprehensive planning of an area, as specified by the 
intergovernmental agreement adopted pursuant to section 3.07.1110(c)(7) or the ordinance 
that added the area to the UGB, shall adopt comprehensive plan provisions and land use 
regulations for the area to address the requirements of subsection (c) by the date specified by 
the ordinance or by section 3.07.1455(b)(4) of this chapter. 

The Frog Pond East and South area was added to the regional UGB through Metro’s adoption of 
Ordinance 18-1427. The ordinance refers to the East and South neighborhoods as the “Advance Road 
Expansion Area.” The general conditions state that Title 11 planning should be completed within four 
years from adoption of the ordinance (December 13, 2018).  The City adopted comprehensive plan 
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provisions through Ordinance No. 870 in December 2022 meeting compliance requirements. This 
proposal adopts the related development code regulations.   

B. If the concept plan developed for the area pursuant to section 3.07.1110 assigns planning 
responsibility to more than one city or county, the responsible local governments shall 
provide for concurrent consideration and adoption of proposed comprehensive plan 
provisions unless the ordinance adding the area to the UGB provides otherwise. 

The adopted Area Plan assigns planning responsibility solely to the City of Wilsonville; therefore, this 
section does not apply.  

2. Provision for annexation to a city and to any necessary service districts prior to, or 
simultaneously with, application of city land use regulations intended to comply with this 
subsection; 

Frog Pond East and South will be annexed to the City of Wilsonville concurrent with development 
proposals consistent with this language. 

3. Provisions that ensure zoned capacity for the number and types of housing units, if any, 
specified by the Metro Council pursuant to section 3.07.1455(b)(2) of this chapter; 

The general conditions of Metro Ordinance 18-1427 require the City to “allow, at a minimum, single 
family attached housing, including townhomes, duplexes, triplexes, and fourplexes, in all zones that 
permit single family housing in the expansion areas.” The requirements specific to Wilsonville also 
require that the City “plan for at least 1,325 homes in the Advance Road expansion area.” 

Proposed WC Subsection 4.127 (.02) B. of the proposed amended Residential Neighborhood (RN) Zone 
standards allows the uses listed in the condition of approval in Frog Pond East and South. 

In accordance with relevant implementation language in the Master Plan, the proposed regulations plan 
for a minimum of 1325 units. Table 6B (copied below) in WC Subsection 4.127 (.06) assigns the minimum 
by the smaller of subdistrict, a sub geography of the Master Plan area, or existing tax lot. 125 units are 
assigned to the mixed-use Commercial Main Street, and the remainder are spread across the remaining 
buildable areas of the Master Plan area based on assigned Urban Form Type and an assumed net 
residential density for each Urban Form Type. Urban Form Type 1 has an assumed net density of 14.5 
units per acre, Urban Form Type 2 has 12.5 units per net acre, and Urban Form Type 3 has 9 units per 
net acre. 

Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total 
Number of Units 

Minimum 
Number 
of Middle 
Housing 
Units A, B, G 

Minimum 
Number 
of Small 
Units B, C, D,  

G 

Minimum Number 
of Mobility-Ready 
UnitsB, C, E, F, H 

 

E1  104 26 7 13 
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E2  110 28 7 14 

E3  133 34 9 17 

E4 H 211    

E4 TL 
1101 
(portion) I 

185 15 4  8 

E4 TL 
1200  

24 6 2 3 

E4 TL 
1000 

2 1J 1J 0 

E5  227 57 15 29 

E6  141 36 9 18 

S1  25 7 2 4 

S2E 91    

S2 TL 
1000 
28050 SW 
60th Ave 

6 2J 1J 1J 

S2 TL 800 
5890 SW 
Advance 
Rd 

6 2J 1J 1J 

S2 TL 500 
5780 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 300 
5738 SW 
Advance 
Rd 

5 2J 1J 1J 
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S2 TL 100 
5696 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 900 5 2J 1J 1J 

S2 TL 700 33 9 3 5 

S2 TL 400 4 1J 1J 0 

S2 TL 200 4 1J 1J 0 

S2 TL 
1100 
28152 SW 
60th Ave 

5 2J 1J 1J 

S2 TL 
1200 

5 2J 1J 1J 

S2 TL 
1300 
28300 SW 
60th Ave 

8 2J 1J 1J 

S3 E 125    

S3 TL 
1400 
28424 SW 
60th Ave 

25 7 2J 4 

S3 TL 
1500 
28500 SW 
60th Ave 

25 7 2J 4 

S3 TL 
1600 

8 2J 1J 1J 

S3 TL 
1800 

8 2J 1J 2J 
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28668 SW 
60th Ave 

S3 TL 
1700 
28580 SW 
60th Ave 

10 3 1J 2J 

S3 TL 
1900 
5899 SW 
Kruse Rd 

33 9 3 5 

S3 TL 
2000 
5691 SW 
Kruse Rd 

16 4 1J 2J 

S4 D 158    

S4 TL 
2600 

35 9 3 5 

S4 TL 
2700 
28901 SW 
60th Ave 

123 31 8 16 

MASTER 
PLAN 
AREA 
TOTAL 

1325 288-313* 72-92* 145-162* 

*varies because only required on smaller tax lots if tax lot consolidated with others in a 
development application (indicated by J in table above) 

In addition to allowing all product types, the proposed Code amendments, consistent with the Master 
Plan, require certain target unit types including a minimum of 288-313 middle housing units, 72-92 units 
that are 1200 square feet or less, and 145-162 units with single-level living that require no to minimum 
stairs to access. 

These provisions of the proposed Code meet the minimum housing types and housing unit counts 
required by Metro Ordinance 18-1427; therefore, this criterion is met. 

4. Provision for affordable housing consistent with Title 7 of this chapter if the comprehensive 
plan authorizes housing in any part of the area. 
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Metro’s Title 7 requires that cities “ensure that their comprehensive plans and implementing 
ordinances: 

“A. Include strategies to ensure a diverse range of housing types within their jurisdictional boundaries. 

“B. Include in their plans actions and implementation measures designed to maintain the existing supply 
of affordable housing as well as increase the opportunities for new dispersed affordable housing within 
their boundaries. 

“C. Include plan policies, actions, and implementation measures aimed at increasing opportunities for 
households of all income levels to live within their individual jurisdictions in affordable housing.”1 

On a citywide basis, the City of Wilsonville complies with the above-cited provisions of Metro Title 7 
through the policies and implementation measures of the Comprehensive Plan and the housing analysis 
and recommendations contained in the City’s 2014 Residential Lands Study. In addition, the City’s 2020 
Equitable Housing Strategic Plan (EHSP) provides policy guidance for affordable housing in Wilsonville 
and calls for the Frog Pond East and South Master Plan to establish achievable goals/targets for 
affordable housing in the area and integrate affordable housing into the master plan. 

The City studied issues and opportunities for affordable housing development in Frog Pond East and 
South in an Affordable Housing Analysis (Technical Appendix to the Frog Pond East and South Master 
Plan, Appendix B). This analysis recommended a range of strategies (building off the recommendations 
in the EHSP) that are likely to have the greatest impact in supporting development of affordable and 
mixed-income housing in Frog Pond East and South. Several of these strategies are carried forward in 
the Frog Pond East and South Master Plan As the implementation step of strategies from the Master 
Plan, the proposed Development Code also comply with this Metro Code provision. See Findings below 
under Frog Pond East and South Master Plan Compliance for detailed findings how each of these policies 
are further implemented by the proposed Development Code amendments. 

Based on the foregoing, this criterion is met. 

5. Provision for the amount of land and improvements needed, if any, for public school 
facilities sufficient to serve the area added to the UGB in coordination with affected school 
districts. This requirement includes consideration of any school facility plan prepared in 
accordance with ORS 195.110; 

The City of Wilsonville has coordinated with the West Linn-Wilsonville School District throughout the 
planning processes for the Frog Pond area, including in the East and South Master Plan area. The 
Meridian Creek Middle School property was the first Frog Pond land to annex and develop after 
inclusion in the Urban Growth Boundary in 2013, and opened its doors in 2017. The School District is 
currently planning a new school in the Frog Pond West neighborhood. The School District also has land 
capacity for another school adjacent to the middle school in the South neighborhood, should additional 
school capacity be needed in the future. At this time, there are no additional schools being planned by 
the District in the Frog Pond area; the school needs of future Frog Pond residents will be met by the 
above-cited facilities and land holdings, in addition to existing schools in Wilsonville. The proposed Code 

 

1 Metro Code 3.07.730. 
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does not include any provision that would prevent compliance consistent with the Master Plan, which 
was found to be in compliance with this provision of Metro Code. This criterion is met. 

6. Provision for the amount of land and improvements needed, if any, for public park facilities 
sufficient to serve the area added to the UGB in coordination with affected park providers. 

The City of Wilsonville is the parks provider for the Master Plan area. The Master Plan includes a series 
of parks and open spaces of different sizes to be located centrally and distributed equitably 
throughout the East and South neighborhoods. Figure 19 in the Master Plan illustrates the Park and 
Open Space Plan, which provides for the siting of recreational facilities in the following ways: 

- The proposed 3-acre East Neighborhood Park, which is centrally located to the East 
Neighborhood. 

- Designation of the 10-acre Future Community Park as a key destination, and siting of walking, 
biking, and vehicular routes to connect it to the surrounding neighborhoods. 

- Planning for the BPA power line easement for a variety of open space uses, including trails and 
potential recreational uses. 

- Planning for the area northeast of the BPA powerline easement as open space. 
- Planning for the Frog Pond Grange as a civic and community amenity. 
- Proving a network of trails that will serve both recreational and transportation needs. 
- Planning Green Focal Points that will establish small open spaces in the subdistricts and 

opportunities for informal community gathering and play. 
- Planning for active transportation (bike lanes, buffered bike lanes, sharrows, and trails) as 

shown on Master Plan Figure 21, Active Transportation Plan. 

The proposed Code does not include any provision that would prevent compliance consistent with the 
Master Plan, which was found to be in compliance with this provision of Metro Code. The proposed 
Development Code also furthers the implementation as shown in the Master Plan by establishing 
provisions that require open space and specific requirement for Green Focal Points. This criterion is met. 

7. A conceptual street plan that identifies internal street connections and connections to 
adjacent urban areas to improve local access and improve the integrity of the regional street 
system. For areas that allow residential or mixed-use development, the plan shall meet the 
standards for street connections in the Regional Transportation Functional Plan; 

The Street and Block Demonstration Plan (Master Plan, Figure 20) illustrates a potential layout of 
streets, blocks, and multi-use paths that would achieve the intent of providing connected, 
convenient, safe, and low-stress transportation options for Frog Pond East and South. The location 
of framework streets either exists today or will be a direct continuation of existing streets in 
adjacent urban areas, as shown on the Street and Block Demonstration Plan. The remaining street 
locations are shown in Figure 19 for demonstration purposes and actual street layout beyond the 
framework streets will be determined at the time of development review, based on standards 
contained in the Development Code and Public Works Standards.  

A clear hierarchy of street connections is established with SW Stafford Road as a major arterial, SW 
Advance Road and SW 60th Avenue acting as collector streets, SW Brisband Street as a Main Street 
(local street), and all other streets as local streets. The spacing standards for street connections in the 
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Regional Transportation Functional Plan (major arterial streets at a one-mile spacing and minor arterial 
streets or collector streets at a half-mile spacing2) are met by the plan. 

The Demonstration Plan’s network of local streets provides a local street system at a spacing of 
approximately 200-450 feet, depending on the presence of pedestrian connections, alleys, etc. These 
metrics comply with Metro’s local street spacing standard of 10 streets per mile or one street every 530 
feet. The Demonstration Plan’s local street network also provides direct public right-of-way routes and 
limits closed-end street designs, which is consistent with Metro’s connectivity requirements.  

The proposed Code provides provisions the would enable and require a street layout consistent with the 
Master Plan, which was found to be in compliance with this provision of Metro Code. The standards 
require access spacing and block size consistent with other Planned Development areas of Wilsonville, 
which include the 530-foot maximum street spacing standard.  This criterion is met. 

9. A strategy for protection of the capacity and function of state highway interchanges, 
including existing and planned interchanges and planned improvements to interchanges. 

There are no existing or planned state highway interchanges in the Frog Pond East and South Area. 
Operations at the nearest highway interchanges at Wilsonville Road and Elligsen Road were evaluated as 
part of the transportation analysis for the Master Plan. (Master Plan Technical Appendix, Appendix I). 
This analysis concluded that the interchange ramps will continue to function acceptably through the 
planning horizon after accounting for the full build-out of the Frog Pond East and South Neighborhoods, 
which includes up to 1,800 housing units and up to 44,000 square feet of commercial space.  

The proposed Code does not include any provision that would prevent compliance consistent with the 
Master Plan, which was found to be in compliance with this provision of Metro Code. This criterion is 
met. 

D. The county or city responsible for comprehensive planning of an area shall submit to Metro 
a determination of the residential capacity of any area zoned to allow dwelling units, using a 
method consistent with a Goal 14 analysis, within 30 days after adoption of new land use 
regulations for the area. 

The proposed Code does not include any provision that would prevent meeting this capacity consistent 
with the Master Plan, which was found to be in compliance with this provision of Metro Code upon 
adoption in December 2022. Specifically, the Code does not set any residential maximum densities that 
would be a barrier to this capacity. This criterion is met. 

. 

SUMMARY OF COMPLIANCE WITH METRO ORDINANCE 18 -1427 

The following findings summarize the City’s compliance with Metro Ordinance 18-1427 as of the 
adoption of the Frog Pond East & South Master Plan. 
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A.1 – The City amended its Comprehensive Plan to adopt the Master Plan on December 19, 2022, within 
four years of the Ordinance adoption date of December 13, 2018. Work has continued to adopt the 
Development Code and Infrastructure Funding Plan, both being adopted in late summer/fall of 2024. 

A.2 – The City has completed its compliance with and implementation of HB 2001 for Middle Housing. 
The City allows townhomes, duplexes, triplexes, and fourplexes in all zones that permit single family 
housing in its base zones and in the planned application of the Residential Neighborhood zone in Frog 
Pond East and South. Consistent with the Mater Plan, the proposed Code allows and even encourages 
and requires middle housing in Frog Pond East and South. See especially, proposed WC Subsection 4.127 
(.02) B. and Table 6B in WC Subsection 4.127 (.06). 

A.3 – Consistent with the Master Plan, the proposed Code encourages ADUs. This includes siting 
requirements that would reduce barriers, allowing ADUs with all townhouses, and encouraging them by 
allowing them to count for multiple required categories of units in Table 6B of WC Subsection 4.127 
(.06). In addition, for calculating of maximum land dedicated to one type of unit, the code incentivizes 
ADUs to count as half the area of a lot, even if it only occupies a small portion. The incentive works by 
allowing additional land to be dedicated to detached homes or townhouses over the otherwise limit by 
allowing ADUs to count as larger than occupied share of the land and towards a second or third unit 
type. This incentivizes ADUs over another additional unit type that would not get the larger than 
occupied benefit. See proposed Subsection 4.127 (.06) D. and E. 

A.4 – The Master Plan incorporates recommendations consistent with Metro’s Climate Smart Strategy in 
the following ways: 

• The Master Plan includes a mixed-use Main Street.  

• The Master Plan includes about 24% of its housing in the Type 1 urban form, estimated at a 
minimum density of 14.5 du/net ac. The Master Plan includes about 56% of its housing in the 
Type 2 urban form, estimated at a minimum density of 12.5 du/net ac. In the Wilsonville 
context, these are higher density housing types and a significant proportion of attached and 
middle housing choices.  

• The Master Plan recommends a transit loop for the local SMART bus that will connect key 
destinations (Meridian Creek Middle School, the future Community Park, the central Type 1 
housing area of Frog Pond East, and Main Street) and provide local bus service within a few 
blocks for most homes in the two neighborhoods.  

• The Master Plan includes an extensive Active Transportation Plan. 
 
The proposed Code does not include any provision that would prevent compliance consistent with 
the Master Plan, which was found to comply with this Condition of Approval. In fact, the proposed 
Development Code sets policies and requirements that will well exceed the minimum requirements, 
particularly by having transit access in excess of what would be typically expected at an edge 
suburban location, and well-planned infrastructure for biking and walking. 
 

A.5 - The City has coordinated with Metro Planning and Development staff during the planning process 
for the Master Plan and implementing Development Code.  

A-6 – During the Development Code implementation work, the City focused on implementing the 
Master Plan developed through extensive public engagement. The City has continued to engage with 
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stakeholders, held a substantial number of public work sessions, and completed the required notice of 
Public Hearings. 

F.1 – The Ordinance requires planning for at least 1325 homes. In accordance with relevant 
implementation language in the Master Plan, the proposed Code adopts clear and objectives standards 
requiring a minimum of 1325 units. Table 6B (copied below) in WC Subsection 4.127 (.06) assigns the 
minimum by the smaller of subdistrict, a sub geography of the Master Plan area, or existing tax lot. 125 
units are assigned to the mixed-use Commercial Main Street, and the remainder are spread across the 
remaining building areas of the Master Plan areas based on assigned Urban Form Type and an assumed 
net residential density for each Urban Form Type. Urban Form Type 1 has an assumed net density of 
14.5 units per acre, Urban Form Type 2 has 12.5 units per net acre, and Urban Form Type 3 has 9 unites 
per net acre. 

Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total 
Number of Units 

Minimum 
Number 
of Middle 
Housing 
Units A, B, G 

Minimum 
Number 
of Small 
Units B, C, D,  

G 

Minimum Number 
of Mobility-Ready 
UnitsB, C, E, F, H 

 

E1  104 26 7 13 

E2  110 28 7 14 

E3  133 34 9 17 

E4 H 211    

E4 TL 
1101 
(portion) I 

185 15 4  8 

E4 TL 
1200  

24 6 2 3 

E4 TL 
1000 

2 1J 1J 0 

E5  227 57 15 29 

E6  141 36 9 18 
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S1  25 7 2 4 

S2E 91    

S2 TL 
1000 
28050 SW 
60th Ave 

6 2J 1J 1J 

S2 TL 800 
5890 SW 
Advance 
Rd 

6 2J 1J 1J 

S2 TL 500 
5780 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 300 
5738 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 100 
5696 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 900 5 2J 1J 1J 

S2 TL 700 33 9 3 5 

S2 TL 400 4 1J 1J 0 

S2 TL 200 4 1J 1J 0 

S2 TL 
1100 
28152 SW 
60th Ave 

5 2J 1J 1J 
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S2 TL 
1200 

5 2J 1J 1J 

S2 TL 
1300 
28300 SW 
60th Ave 

8 2J 1J 1J 

S3 E 125    

S3 TL 
1400 
28424 SW 
60th Ave 

25 7 2J 4 

S3 TL 
1500 
28500 SW 
60th Ave 

25 7 2J 4 

S3 TL 
1600 

8 2J 1J 1J 

S3 TL 
1800 
28668 SW 
60th Ave 

8 2J 1J 2J 

S3 TL 
1700 
28580 SW 
60th Ave 

10 3 1J 2J 

S3 TL 
1900 
5899 SW 
Kruse Rd 

33 9 3 5 

S3 TL 
2000 
5691 SW 
Kruse Rd 

16 4 1J 2J 

S4 D 158    

Attachment 2 
Frog Pond East and South Development Code Amendments Findings Report (October 2, 2024)

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

133

Item 2.



Page 16 of 35 

 

S4 TL 
2600 

35 9 3 5 

S4 TL 
2700 
28901 SW 
60th Ave 

123 31 8 16 

MASTER 
PLAN 
AREA 
TOTAL 

1325 288-313* 72-92* 145-162* 

*varies because only required on smaller tax lots if tax lot consolidated with others in a 
development application (indicated by J in table above) 

COMPLIANCE WITH OREGON REVISED STATUTES AND ADMINISTRATIVE RULES  

DEVELOPMENT OF MIDDLE HOUSING 

ORS 197.758 and OAR 660-046 

ORS 197.758(2) is the implementing statute for House Bill 2001 (HB 2001). The statute requires Oregon 
cities with populations over 25,000 and those within the Portland Metro boundary (collectively referred 
to as "Large Cities") to adopt development code regulations and comprehensive plan amendments to 
allow for the development of: (1) all Middle Housing types (duplexes, triplexes, quadplexes, 
townhouses, and cottage clusters) in areas zoned for residential use that allow for the development of 
detached single-family dwellings; and (2) a duplex on each lot or parcel zoned for residential use that 
allows for the development of detached single-family dwellings. The City of Wilsonville came into 
compliance with these regulations in 2021 through adoption of Ordinance No. 851, which amended the 
Comprehensive Plan and Development Code to allow all Middle Housing types in all residential zones, in 
compliance with the statute. This included amendments to the RN zone, which will be the implementing 
zone for the Frog Pond East and South Master Plan. Consistent with the Mater Plan, the proposed Code 
allows and even encourages and requires middle housing in Frog Pond East and South. See especially, 
proposed WC Subsection 4.127 (.02) B. and Table 6B in WC Subsection 4.127 (.06). In Table 6B between 
288 and 313 middle housing units are required at a minimum, approximately 20% of the anticipated 
build out. The number varies on whether certain smaller existing tax lots are consolidated for 
development. If not, they are too small to meet variety requirements on their own.  

 

ORS 197.758(5) and ORS 197A.420 state that local governments may regulate siting and design of 
Middle Housing provided that the regulations do not, individually or cumulatively, discourage the 
development of all Middle Housing types permitted in the area through unreasonable costs or delay. 
OAR 660-046-0210(3) provides specific standards limiting which siting standards comply with this ORS 
requirement (See also OAR 660-046-0215, 0220, 0225). The OAR's standards are incorporated into the 
Development Code text amendments and all proposed standards fall into one of two “safe harbors” in 
the OAR. The two “safe harbors” are (1) standards being applied the same as or less restrictive than 
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detached single-family homes to middle housing and (2) housing-type specific model code and specific 
provisions included in the OAR. A more complicated “alternative design standards” process is also laid 
out in OAR. OAR 660-046-0235 identifies the type of analysis that would be needed for these 
“alternative design standards”. This analysis is not needed for the proposed code amendments as all 
applicable amendments fall under the “safe harbors”. Specifically, the proposed siting and design 
standards in Frog Pond East and South are consistent with those in the existing RN zone and elsewhere 
in the City previously found to be OAR-compliant with the adoption of Ordinance No. 851. All design 
standards for Middle Housing in Frog Pond East and South as well as new standards applicable to middle 
housing citywide, such as stormwater design standards, are clear and objective and  either the same as 
(or less restrictive than) the Model Code for Large Cities, or are the same as those applied to single-
family detached dwellings in the same zone.  

OAR 660-046-0205(2)(b)(A) identifies options for regulating Middle Housing within Master Planned 
Communities (MPC) adopted after January 1, 2021. Frog Pond East and South will qualify as an MPC 
under these provisions. The OAR identifies three regulatory options within MPCs: (i) plan to provide 
infrastructure that accommodates at least 20 dwelling units per net acre; (ii) plan to provide 
infrastructure based on the implementation of a variable rate infrastructure fee or system development 
charge or impact fee; or (iii) require applications for residential development within an MPC to develop 
a mix of residential types, including at least two Middle Housing types other than Duplexes. In addition, 
the OAR allows MPC to meet the general requirements of OAR 660-046-0205(2) by allowing for the 
development of Triplexes, Quadplexes, Townhouses, and Cottage Clusters, in areas zoned for residential 
use that allow for the development of detached single-family dwellings. The City is electing to comply 
with this general requirement. The proposed Code specifically includes the proposed WC Subsection 
4.127 (.06) F. which states, “Pursuant to ORS 197A.420 and OAR 660-046-0205, any lot identified for 
single-family development in the Stage I or II Master Plan can also be developed or redeveloped as 
middle housing even if the maximum percentage of a Middle Housing Unit Type, as listed in Table 6C, is 
exceeded. However, this does not allow the maximum for a single Middle Housing Unit Type to be 
exceeded in initial planning or compliance verification. This would only apply at the time of future 
building permit issuance or replat of individual lots.” Notably, by its compliance method selection, the 
City provides more flexibility than OAR authorizes. The City could require at least two middle housing 
types besides duplexes, but allows flexibility to meet middle housing with fewer unit types, including 
primarily by townhouses. Also, the City increases flexibility related to the requirements by not mapping 
areas that are required to be certain unit types. Allowing developers to do the site planning under the 
proposed standards adds substantial flexibility both in choosing unit types and where to place them. 
Alternatively, the City could have mapped areas for apartments, multiple types of middle housing, with 
a note that areas that are mapped for detached single-family homes also must allow middle housing. 
This mapping approach is similar to what occurred in Villebois, but the City recommends the proposed 
approach to increase flexibility while having the intended housing variety outcomes. 

Senate Bill 458 (SB 458), which is added to ORS 92.010 to 92.192, requires local governments subject to 
HB 2001 to allow land divisions for any middle housing type permitted in accordance with code 
provisions adopted under ORS 197.758. The City incorporated the middle housing land division 
requirements of SB 458 into the Development Code as part of Ordinance No. 851. This included 
revisions to definitions, review procedures, and land division regulations, among others. No changes to 
those provisions will be proposed as part of the proposed Code amendments. 
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COMPLIANCE WITH WILSONVILLE COMPREHENSIVE PLAN  AND DEVELOPMENT CODE 
AMENDMENT STANDARDS 

INTRODUCTION 

Finding of conformance with the Comprehensive Plan are required pursuant to WC Subsection 4.197 
(.01) B. 2. The standards for amendments are listed below in bold, italic type, followed by FINDINGS. 

WILSONVILLE COMPREHENSIVE PLAN-PUBLIC INVOLVEMENT 

Public Involvement-In General 

Goal 1.1, Policy 1.1.1  
By following the applicable implementation measures, see findings below, the City provided 
opportunities for public involvement encouraging, and providing means for, involvement of interested 
parties. This includes numerous public work sessions, the public hearing process, including the notice, 
engaging stakeholders, and making information available on Let’s Talk, Wilsonville! with the opportunity 
to provide feedback.  
 
Early Involvement 
Implementation Measure 1.1.1.a. 
The Planning Commission and City Council and community members have had opportunity to comment 
on the proposed Master Plan in public work sessions and other public events while still in draft form. 
The City held 14 Planning Commission work sessions and 11 City Council work sessions between January 
2023 and June 2024. For all these meetings the opportunity was available to the public to view and 
participate remotely or in-person. The meeting recordings were made available for viewing afterwards 
on the City’s YouTube channel. City staff also held numerous meetings with interested developers. 
Specific examples of how input received from public input, including from developers during the process 
was incorporated and impacted the proposed Code text is as follows: 

• Rewording definition of Net Development Area 

• Allowing 1/3 of Mobility-Ready Units to include a stair-accessed portion (i.e. primary on main 
type design) 

• Removing the maximum amount of stormwater that can go to one facility and a maximum size 
of stormwater facilities  

• Simplifying the approach to side yard fences 

• Making garage width based on door width from frame 

• Allowing articulation to be used in lieu of actual building separation for multi-family building 
maximum building width in Urban Form Type 2 

• Where commercial is required for ground-floor mixed use, allowing Business-Integrated 
Dwellings Units for additional flexibility. 

• Ensuring standards allow multi-family in Urban Form Type 3 to accommodate multi-family in an 
area that could be a private sewer pump station 

• Allowing flexibility on building height in Urban Form Type 3 to allow three-story townhouses 

• Providing a clear number of unit minimums for each subdistrict, rather than using formulas, as 
seen in proposed Table 6B in Subsection 4.127 (.06) 

• Optimizing flexibility for different types of units to count towards target units, including middle 
housing, small units, and mobility-ready units 

• Allowing flexibility across subdistrict lines to help them meet the minimum standards 
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• Adding language allowing minimum requirements to be proportionately reduced if net 
development area is lower than expected 

• Providing special language about calculating net area in Subdistrict E4, which has the 
Commercial Main Street, to remove commercial parking area from the net area 

• Expressing flexibility on neighborhood park location in Frog Pond East as long as the design 
standards / features outlined in Master Plan can be met 

• Incorporating stakeholder feedback into the proposed stormwater design standards 
 
Encourage Participation of Certain Individuals, Including Residents and Property Owners 
Implementation Measure 1.1.1.e. 
The City encouraged residents, property owners, and other interested parties impacted by the proposed 
Code amendments through notice and ample opportunity to provide input. The City also included 
projects information on the City’s Let’s Talk, Wilsonville! website. 
 
Procedures to Allow Interested Parties to Supply Information 
Implementation Measure 1.1.1.f. 
The City afforded interested parties the opportunity to provide oral input and testimony during the 
public hearings. Throughout the work sessions and extended period of work, the City also encouraged 
and afforded opportunity for comments either in writing or in-person or virtually at Planning 
Commission meetings. 
 
Types of Planning Commission Meetings, Gathering Input Prior to Public Hearings 
Implementation Measure 1.1.1.g. 
Prior to the scheduled public hearing on the proposed Code amendments, the Planning Commission 
held a series of 14 work sessions open to the public from January 2023 to June 2024, during which the 
Planning Commission considered public input and provided feedback, which was incorporated into the 
current draft. 
 
Public Notices for Planning Commission Meetings 
Implementation Measure 1.1.1.h. 
The notice regarding the public hearing clearly indicated the type of meeting. 
 
User Friendly Information for Public 
Policy 1.2.1, Implementation Measures 1.2.1.a., b., c. 
The published notecard mailings and notices provided user-friendly information about the purpose, 
location, and nature of the meetings as has been standardized by the City. The mailings widely 
publicized different ways for impacted parties to participate, access additional information about the 
proposal, and staff contact information for questions they may have. The notice to impacted parties 
provided the necessary information for them to access to the draft Code and staff report on which the 
Planning Commission will base their decision. Staff provided contact information and links to these files 
via the Let’s Talk, Wilsonville! webpage. 
 
Coordinate Planning Activities with Affected Agencies 
Implementation Measure 1.3.1.b. 
The Master Plan was coordinated with other agencies including with the West Linn-Wilsonville School 
district on both future school needs and property they own in the area, TFV&R, on right-of-way design, 
and Clackamas County on road jurisdiction and impact on intersections that will remain county 
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responsibility. Nothing in the proposed Code edits changes the Master Plans ability to be implemented 
consistent with the prior coordination. 

  

WILSONVILLE COMPREHENSIVE PLAN-HOUSING AND RESIDENTIAL AREAS 

 
Variety and Diversity of Housing 
Policy 4.1.4, Implementation Measures 4.1.4.b.,d.,j.,o. 
Consistent with the Master Plan, the proposed Code amendments strongly supports Wilsonville’s 
policies and implementation measures related to providing a variety of housing options to meet diverse 
housing preferences and needs. The Code first allows a variety by zoning not by housing type or density 
but by urban form. It adds to this minimum unit requirements that a variety of housing types be built 
and that the variety be integrated spatially throughout the planning area. 
 
The proposed regulatory approach to housing variety and diversity is different than previously used in 
the City. The approach is different out of necessity due to updated State statute and rules. While the 
approach is different, it is clear and objective and results in similar variety and diversity requirements as 
Villebois. It also aligns with other master-planned areas in the region being planned, and emerging 
regulatory requirements.  
 
Villebois has been successful with a variety of housing types and gives the City confidence in the 
feasibility of the variety requirements for Frog Pond East and South. Below is a comparison of variety in 
Villebois and proposed in Frog Pond East and South. 

 Total Units 
Middle 

Housing 
Mobility-

Ready 
Detached 

single-family 

Villebois 

built/approved 
2593 

524 (20.2%) 

Townhouses  

421+ 

(16%+) 
1538 (59.3%) 

Frog Pond East 

and South 

1325 min. 

1625 assumed 

313 (19.3%) 

Min. 

160 (9.8%) 

Min. 

792 (48.7%) 

Estimated Max.  

o The Frog Pond East and South Master Plan actually requires many fewer housing types 
than Villebois. The Master Plan could be built with as few as three housing types, where 
the Villebois Village Master Plan had 13, 11 of which were built. 

The City has reviewed a number of similar contemporary plans in the Portland Metro area and see 
similar variety themes, this includes River Terrace 2.0 in Tigard, Cooper Mountain North in Beaverton, 
and Witch Hazel Village South in Hillsboro. 

- All plans include a housing mix/middle housing 
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- All plans avoid type separation and encourage block-level mix of housing types 
- Some have 30+% middle shown in models or proposed requirements 
- Some require multiple housing types in development 

Initial draft OHNA (Oregon Housing Need Analysis) “safe harbor” requirements are looking at zoning for 
50% MFR and 25% Middle Housing; locational safe harbors are still being drafted (with the intent that 
housing types are integrated).  
 
Recent Urban Growth Report data from Metro for growth capacity includes middle housing assumptions 
from 26-34 percent of total new housing, varying depending on low, medium, and high growth 
assumptions. 
 
Based on this information, the City finds the proposed variety requirements are reasonable, feasible, 
and appropriate. 
 
Public Services and Facilities 
Implementation Measure 4.1.4.b.,h.,i.,o.,r. 
The adopted Master Plan includes components to provide the necessary infrastructure and services. 
Future development proposals will need to follow the plans to ensure provision of adequate public 
services and facilities. Nothing in the proposed Code edits changes the Master Plans ability to 
implement the planned public services and facilities. 
 
Safe, Convenient, Healthful, Attractive Residential Areas; Compatibility with Adjacent Areas 
Implementation Measure 4.1.4.c.,t. 
The adopted Master Plan carries forward the vision of the Frog Pond Area Plan to “create great 
neighborhoods that are a connected part of Wilsonville” and create “cohesive design where individual 
private development and public realm improvements fit seamlessly together into a coordinated whole”. 
Examples of how this is done include carrying forward a number of the public realm design elements 
from Frog Pond West and being thoughtful about how the urban form interacts with adjacent 
development. The proposed Code amendments carries forward the vision of the Master Plan by 
providing detailed requirements of the public realm design and implementing the urban forms along the 
edges. The proposed Development Code supports the implementation of the connectivity plans and 
active transportation components of the Master Plan, including implementing street and pathway 
spacing. 
 
Housing Needs 
Implementation Measure 4.1.4.f.-g.,k.-m.,p. 
The adopted Master Plan was found to be implementing housing need building on the 2014 HNA and 
2020 Equitable Housing Strategic Plan, with an overall focuses on housing. The proposed Code mirrors 
and implements the Master Plan. The Master Plan compliance findings are below. 
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FROG POND EAST AND SOUTH MASTER PLAN COMPLIANCE  

Ordinance No. 870 adopted amendments to the text of the Comprehensive Plan related to Frog Pond 
East and South as well as the Frog Pond East and South Master Plan as a supporting document of the 
Comprehensive Plan. The findings below first respond to Comprehensive Plan text and then to the 
Master Plan text. The responses to the Master Plan focus on Chapter 8, Implementation, which lays 
out the implementation steps for the remaining Chapters. Responses to other Chapters will be limited 
to specific Public Realm language from Chapter 7, Public Realm, not referenced in Chapter 8. 

Designation and Mapping of Subdistricts 
Implementation Measure 4.1.7.D.1. 
Subdistrict boundaries were thoughtfully considered during Master Planning and are not arbitrary. Page 
47 of the Master Plan specifically addresses the purpose of the subdistricts as a community design 
concept to promote “neighborhoods within neighborhoods”. The Master Plan directs further that a 
number of standards, including minimum unit type, housing variety ,and green focal point requirements 
are applied at a subdistrict level based on the “neighborhoods within neighborhoods” concept. This 
additionally ensures housing variety is throughout the development rather than segregated and ensures 
close by gathering places for all residents in Frog Pond East and South. The subdistrict approach mirrors 
a similar approach in Villebois that used “Specific Areas” for neighborhoods within neighborhoods 
design. Subdistricts are carefully defined by existing and planned edges and boundaries such as the BPA 
corridor, riparian corridors, and framework streets. They are generally designed to have approximately 
20 acres. 
 
Subdistricts are implemented in a clear and objective manner by proposed WC Subsection 4.127 (.05) A. 
2. The proposed language provides the necessary detail to ensure there is clarity in the boundaries of 
the subdistricts. 
 
Initially, only a map was planned to guide Subdistrict boundary implementation. However, feedback 
received indicated that only a map is likely to still leave too much unclarity for specific boundaries. Text 
was added to supplement the map to clearly define the boundaries for the subdistricts. 
 
Clear and Objective Standards-Minimum number of units at subdistrict or tax lot level 
Implementation Measure 4.1.7.D.2.a. 
This is implemented by Table 6B in WC Subsection 4.127 (.06). The table establishes a minimum for each 
subdistrict and tax lot. The minimums established in the table include minimums for three priority 
housing types or “target housing types” called for in the Master Plan. These include middle housing, 
small units 1200 square feet or less, and mobility-ready units. The total is summed in table below. 
Middle housing represents approximately 20 percent of anticipated build out, small units (1200 square 
feet or less) five percent of anticipated build out, and mobility-ready units ten percent of anticipated 
build out. These minimum standards require a certain amount of these unit types to provide lower cost 
and accessible housing options throughout the Master Plan area. 
 

Attachment 2 
Frog Pond East and South Development Code Amendments Findings Report (October 2, 2024)

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

140

Item 2.



Page 23 of 35 

 

Minimum Total 
Number of Units 

Minimum 
Number 
of Middle 
Housing 
Units  

Minimum 
Number 
of Small 
Units 

Minimum Number 
of Mobility-Ready 
Units 

 

1325 288-313* 72-92* 145-162* 

*varies because only required on smaller tax lots if tax lot consolidated with others in a 
development application  

 
Clear and Objective Standards-Development standards based on urban form types 
Implementation Measure 4.1.7.D.2.b. 
This is implemented by Tables 8B and 8C in WC Subsection 4.127 (.08). Wherever appropriate, and 
where not otherwise noted, the standards are mirrored after similar standards in other residential zones 
in Wilsonville or Frog Pond West and precedent unit examples shared during the Master Planning and 
Code development process. Special attention was paid to ensure standards create meaningful 
differentiation between the different residential Urban Form Type Designations. In addition, 
consideration was given to the wide array of housing types allowed throughout Frog Pond East and 
South and the desired variety. Notable unique standards include: 
 

• An independent numerical lot size requirement is not established, rather lot size must be of 
sufficient size to meet other applicable development standards. This simplifies the code, removes 
barriers to proposed housing variety, and prevents complexities and likely contradictions in the 
standards. 

• Front setbacks that are uniform on any given street to create a more consistent streetscape. See 
Table 8C. 

• Creating a maximum building width that becomes a key standard controlling building bulk and 
differentiating between different Urban Form Types. 

• Creating a minimum distance between buildings when multiple buildings are on a lot so they 
mirror required setbacks to create consistency in built form regardless of lot patterns. 

 
Clear and Objective Standards-Require a variety of housing and minimum and maximum of specific 
housing types 
Implementation Measure 4.1.7.D.2.c. 
This is implemented by a combination of Table 6B in WC Subsection 4.127 (.06) and WC Subsection 
4.127(.06) E. Table 6B sets minimums for priority or “target” unit types including middle housing, small 
units 1200 square feet or less, and mobility-ready units that having living facilities on the ground floor. 
Rather than establish formulas that could cause future uncertainty, the table does the math and just 
states the answer of the formula. The minimum required of middle housing, small units, and mobility-
ready units are listed as numbers, calculated from an assumed moderate buildout, and rounded up to 
the next whole number for each. Moderate buildout represents 125% of the minimum buildout (this 
mimics historic regional zoning approaches of setting a maximum density and minimum density at 80% 
of that max; the vast majority of developers exceeded minimums and hit the maximum allowed unit 
counts; thus, we have assumed developers will continue to exceed minimum unit counts). The set 
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percentage for middle housing is 20% (288-313 total units throughout Frog Pond East and South) , small 
units is 5% (72-92 total units throughout Frog Pond East and South), and mobility-ready units is 10% 
(145-162 total units throughout Frog Pond East and South). The range for each percentage exists 
because they are only required on smaller tax lots if the tax lot is consolidated with others during 
development.  
 
These percentages are as recommended by the project team and reviewed by the Planning Commission 
and City Council in work sessions. The Frog Pond East and South Master Plan do not establish what the 
percentage of the priority or “target” units should be. Determining the appropriate percentage was 
among the decisions of Planning Commission and City Council during the drafting of the proposed 
Development Code amendments. Guiding principles used in the determination of the percentages 
include looking at local precedent, other precedent, considering market feasibility, and avoiding 
unintended consequences, especially inadvertently requiring a housing type either directly or indirectly. 
For middle housing, 20 percent is very close to the amount of middle housing built in the precedent-
setting Villebois Village Master Plan area, which has 20.2 percent middle housing. The small unit 
percentage of five percent was solidified after reviewing sales data of small units in Clackamas and 
Washington County and set at a level that provided an impactful number of units, but did not push too 
aggressively on the market. For the mobility-ready units Villebois was compared, which has 
approximately 16 percent mobility-ready units. However, many of these mobility-ready units in Villebois 
are multi-family units that are not required to be built at the same scale in Frog Pond East and South 
making the number in Frog Pond East and South likely lower. The City also examined data from the 
American Community Survey and other sources to establish that approximately 7.1 percent of current 
Wilsonville residents have mobility limitations. Considering a good portion of mobility-ready units may 
be occupied by residents without mobility limitations, increasing the requirement to 10 percent was 
determined to create a reasonable likelihood that a unit would be available to the residents that do 
have mobility limitations. 
 
WC Subsection 4.127(.06) E. clearly defines the number of unit types required in each development 
proposal, generally three, with practical flexibility added for smaller development where it may be 
infeasible to have the three unit types. The sixty percent maximum of net area for any single housing 
unit type is anticipated to prevent any single unit type to dominate any area by enabling only about half 
of the units to be a single unit type, which is consistent with the Master Plan housing variety policy 
objectives. Sixty percent was solidified as the best choice during work sessions as it is near half, but adds 
some flexibility and reduces the percentage of “gap units” not covered by a maximum or minimum 
requirement while not allowing a single unit category to dominate. It also avoids a scenario that may 
occur with a fifty percent requirement where multiple housing categories are on the verge of meeting 
the maximum and limit future flexibility.  
 
In establishing the variety of standards, care was taken to not unreasonably increase cost to 
development.  
 
The City analyzed the impact of the variety standards on cost. Housing Variety requirements indicated 
by the minimums in the table do require additional unit types than might otherwise be built, which can 
increase certain design and construction costs. Care was taken in drafting the standards to establish 
standards that did not create too granular of standards as to unduly decrease the ability to use standard 
industry efficiencies in design and construction. See examples of how care was taken below. When 
weighed with the variety standards ensuring production of lower cost unit types, the potential for added 
costs of producing more types of units is off-set. The City finds when weighing the considerations, it is 
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better to have relatively higher design and construction costs on lower-cost units than only have more 
higher-cost housing that may be more cost-efficient to design and build, but do not provide lower-cost 
unit types to the market. The following are specific steps the proposed variety requirements take to 
balance the potential to increase cost of a given housing unit due to less design and construction 
efficiency. 
 
• Not generally requiring variety within a block, but allowing “block level variety” as required in 

the Master Plan to be substantially met with variety on adjacent blocks and across the street. 
• Thoughtfully choosing geographic size and number of units per certain geographic size that 

ensure variety throughout the plan area but do not unduly increase the number of unit types to 
be designed and built.  

• Exempting small developments from requirements such as small unit and mobility-ready unit 
minimums to avoid forcing too many unit types in small areas. 

• Allowing each variety requirement to be met by different unit types, thus providing flexibility 
and reducing the likelihood a new custom home design will be needed to meet a given standard. 
Each variety requirement can be met by at least 2-3 housing types or configurations. Each 
requirement can be met by commonly built suburban housing types, which have historically 
been built in Wilsonville, including detached homes, town houses, and apartments. 

• Allowing a single unit to be counted against meeting multiple requirements. For example, a 
cottage in a cottage cluster could meet middle housing, small unit, and mobility-ready 
requirements. This allows more land to be used by other units as well as if a developer does 
create a new home design for the development, they are able to maximize its use and not have 
to create multiple new home designs. 

 
Beyond the variety-related concerns, the mobility-ready unit requirement does have potential to 
increase costs as a similarly square foot unit on a single floor takes up more land and has more roof area 
(an expensive portion of the construction) than a multi-floor unit. However, the regulations allow 
multiple ways for the requirement to be met minimizing this impact on cost by allowing more units, 
such as ADUs and ground floor apartments, as well as primary-on-main units that have an upstairs 
portion, to help meet the requirement. The requirement is tailored to be directly responsive to a policy 
goal of more mobility-friendly units while minimizing impact on costs. 
 
The proposed regulatory approach to housing variety is different than previously used in Master 
Planned communities in Wilsonville like Villebois, but it offers similar outcomes to Villebois. It also aligns 
with other master-planned areas in the region being planned, and emerging regulatory requirements. 
The approach is different out of necessity due to updated Statute and rules. Villebois has been 
successful with a variety of housing types and gives the City confidence in the feasibility of the variety 
requirements for Frog Pond East and South. Below is a comparison of variety in Villebois and Frog Pond 
East and South. 

 Total Units 
Middle 

Housing 
Mobility-

Ready 
Detached 

single-family 
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Villebois 

built/approved 
2593 

524 (20.2%) 

Townhouses  

421+ 

(16%+) 
1538 (59.3%) 

Frog Pond East 

and South 

1325 min. 

1625 assumed 

313 (19.3%) 

Min. 

160 (9.8%) 

Min. 

792 (48.7%) 

Estimated Max.  

o In regards to different types of housing, the Frog Pond East and South Master Plan 
actually requires many fewer housing types than Villebois. The Master Plan could be 
built with as few as three housing types, where the Villebois Village Master Plan had 13, 
11 of which were built. 

o The City has reviewed a number of similar contemporary plans in the Portland Metro 
area and see similar variety themes, this includes River Terrace 2.0 in Tigard, Cooper 
Mountain North in Beaverton, and Witch Hazel Village South in Hillsboro. 

▪ All plans include a housing mix/middle housing 
▪ All plans avoid type separation and encourage block-level mix of housing types 
▪ Some have 30+% middle shown in models or proposed requirements 
▪ Some require multiple housing types in development 
▪ Some use a “transect” concept 

o Initial draft OHNA (Oregon Housing Need Analysis) “safe harbor” requirements are 
looking at zoning for 50% MFR and 25% Middle Housing; locational safe harbors are still 
being drafted (with the intent that housing types are integrated).  

o Recent Urban Growth Report data from Metro for growth capacity includes middle 
housing assumptions from 26-34 percent of total new housing, varying depending on 
low, medium, and high growth assumptions. 

 
 
Clear and Objective Standards-Require middle housing 
Implementation Measure 4.1.7.D.2.d. 
Table 6B in the proposed WC Subsection 4.127 (.06) establishes the required middle housing in each 
subdistrict and tax lot. The minimum required amount of middle housing is calculated from an assumed 
moderate buildout and rounded up to the next whole number. Moderate buildout represents 125% of 
the minimum buildout. The set percentage for middle housing is 20% of units. 
 
The proposed regulatory approach to middle housing is different than previous integration of middle 
housing into master-planned communities in Wilsonville, particularly Villebois. The approach is different 
out of necessity due to updated Statute and rules. While the approach is different, it brings similar 
amount of middle housing as Villebois. It also aligns with other master-planned areas in the region being 
planned, and emerging regulatory requirements. Villebois has been successful with middle housing and 
gives the City confidence in the feasibility of the middle housing requirements for Frog Pond East and 
South. Below is a comparison of middle housing in Villebois and Frog Pond East and South. 

Attachment 2 
Frog Pond East and South Development Code Amendments Findings Report (October 2, 2024)

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

144

Item 2.



Page 27 of 35 

 

 Total Units 
Middle 

Housing 

Villebois 

built/approved 
2593 

524 (20.2%) 

Townhouses  

Frog Pond East 

and South 

1325 min. 

1625 assumed 

313 (19.3%) 

Min. 

o The City has reviewed a number of similar contemporary plans in the Portland Metro 
area and see similar variety themes, this includes River Terrace 2.0 in Tigard, Cooper 
Mountain North in Beaverton, and Witch Hazel Village South in Hillsboro. 

▪ All plans include a housing mix/middle housing 
▪ All plans avoid type separation and encourage block-level mix of housing types 
▪ Some have 30+% middle housing shown in models or proposed requirements 

 
OAR 660-046-0205(2)(b)(A) identifies options for regulating Middle Housing within Master Planned 
Communities (MPC) adopted after January 1, 2021. Frog Pond East and South will qualify as an MPC 
under these provisions. The OAR identifies three regulatory options within MPCs: (i) plan to provide 
infrastructure that accommodates at least 20 dwelling units per net acre; (ii) plan to provide 
infrastructure based on the implementation of a variable rate infrastructure fee or system development 
charge or impact fee; or (iii) require applications for residential development within an MPC to develop 
a mix of residential types, including at least two Middle Housing types other than Duplexes. In addition, 
the OAR allows MPC to meet the general requirements of OAR 660-046-0205(2) by allowing for the 
development of Triplexes, Quadplexes, Townhouses, and Cottage Clusters, in areas zoned for residential 
use that allow for the development of detached single-family dwellings. The City is electing to comply 
with this general requirement. The proposed Code specifically includes the proposed WC Subsection 
4.127 (.06) F. which states, “Pursuant to ORS 197A.420 and OAR 660-046-0205, any lot identified for 
single-family development in the Stage I or II Master Plan can also be developed or redeveloped as 
middle housing even if the maximum percentage of a Middle Housing Unit Type, as listed in Table 6C, is 
exceeded. However, this does not allow the maximum for a single Middle Housing Unit Type to be 
exceeded in initial planning or compliance verification. This would only apply at the time of future 
building permit issuance or replat of individual lots.” Notably, by selecting the compliance method the 
City provides more flexibility for middle housing than OAR authorizes. The City could require at least two 
middle housing types besides duplexes, but allows flexibility to meet middle housing with fewer unit 
types, including primarily by townhouses. 
 
Alternative discretionary path 
Implementation Measure 4.1.7.D.3. 
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New proposed WC Subsection 4.127 (.22) addresses consideration of waivers in Frog Pond East and 
South allowing the alternative discretionary path prescribed by this implementation measure. 
 
Define categories of housing for housing variety 
Implementation Measure 4.1.7.D.4. 
Proposed new WC Subsection 4.127 (.06) D. and Table 6C establish the housing categories for housing 
variety. The proposed text and table establish the purpose of the categories and clearly establish the 
category for each expected unit type. Four broad categories are established, multi-family, middle 
housing, accessory dwelling units, and other detached units including detached single-family. Some 
housing types that could be considered as one unit type are considered separately for the purpose of 
housing variety. The primary driver of the categorization and separation is encouraging a variety a built 
form, both in relation to the overall structure and individual units. For multi-family, elevator-served 
apartments have fewer exterior entrances and individual units are all accessible without stairs. The 5-9 
unit multi-family have a built form more similar to middle housing than large multi-family buildings. For 
middle housing, townhouses and similar plexes that are side by side are a single unit type, while plexes 
that have units stacked are a separate unit type. Cluster housing and cottage clusters are detached 
middle housing types and have different layouts on lots from each other. The Other Detached Units 
category puts detached homes and other similar units as one type because they have a similar design 
and layout on sites, though sizes may vary. Of note, in some instances, the categorization and 
delineation of unit type makes it easier to meet the variety standards. For example, the consideration of 
elevator-served apartments, which are likely to be built along the Brisband Main Street, will also make it 
considerably easier for Subdistrict E4 to meet housing variety requirements if walk up apartments are 
also built in the subdistrict, as it counts as a separate unit type, reducing the number of types that would 
otherwise need to be built. The categorization and delineation of unit types also supports the inclusion 
of target unit types reflective in Table 6B including a variety of middle housing types, small units, and 
accessible units by allowing more types of units that meet these categories to be classified as separate 
unit types consistent with their varying urban forms. 
 
Frog Pond Grange a community destination 
Implementation Measure 4.1.7.D.5. 
Proposed WC Subsection 4.127(.24) addresses special, specific land use coordination. Subsection A. 
under (.24) addresses the Frog Pond Grange property pursuant to this implementation measure. The 
language encourages it to be maintained for a similar use as it is used today. It lays out that preservation 
of the building is required unless there is substantial evidence that it is unfeasible. 
 
Coordinate with BPA on easement area 
Implementation Measure 4.1.7.D.6. 
The proposed Code does not require or encourage any use in the BPA easement area that would conflict 
with this implementation measure to coordinate future development in the easement area with BPA. 
 
Future study of design options for creek crossings 
Implementation Measure 4.1.7.D.7. 
Specific design for creek crossings will be addressed during development review. The proposed Code 
does not create any barrier to these future specific designs. 
 
Design and implementation of SW Brisband Main Street 
Implementation Measure 4.1.7.D.8. 
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The Master Plan envisions the SW Brisband Main Street as a gathering place and destination. Public 
input summarized in the Master Plan focused on the Main Street focused on eating and drinking 
establishments and convenience services where they could gather. A green focal point is also planned to 
encourage supporting gathering. 
 
Using the precedence for similar mixed commercial/residential development planned for Wilsonville’s 
Town Center, specific Code language is proposed to implement a Main Street design along SW Brisband 
Street between SW Stafford Road and SW 63rd Avenue. The proposed Code language in WC Subsection 
4.127(.23) is a simplified version of the Town Center standards removing any language that would not 
be applicable to the relatively small application of the standards in this context. It should be noted, the 
proposed Code elects to integrate components of commercial zoning into the Residential Neighborhood 
(RN) Zone rather than establish separate zoning for the SW Brisband Main Street. 
 
An important consideration for the SW Brisband Main Street is what percent of the ground floor to 
allow to be residential rather than commercial. The City finds it reasonable to allow up to 50% of the 
ground floor to be residential, consistent with the allowance in the City’s Planned Development 
Commercial (PDC) Zone. The vast majority of the City with a Commercial Comprehensive Plan 
designation like the subject property is zoned PDC, so having consistent standards with this zone is 
reasonable. The primary reason for preparing for the subject land to be zoned RN over PDC is to allow 
implementation of specific clear and objective design standards that don’t exist for PDC-zoned land, not 
to allow different uses. In relation to allowed uses this area of the RN zone should be consistent with the 
PDC zone. The proposed allowance of residential is also consistent with the ground floor mix allowed 
under the Vertical Housing Development Zone (VHDZ) program which supports similar type of 
development. Note, the area is not currently designated for as a VHDZ. 
 
For additional flexibility along the SW Brisband Main Street, the City is allowing Business-Integrated 
Dwelling Units (BIDUs) to count as commercial space accessory to the primary commercial use. 
 
Special provisions for public realm along Stafford, Advance, and East Neighborhood Park 
Implementation Measure 4.1.7.D.9. 
Proposed WC Subsection 4.127(.08) E. 2. establishes special design standards for both the SW Stafford 
Road and SW Advance Road frontages specific to this implementation measure. This includes having 
entrances front the streets and context specific fencing that uses similar materials and complements the 
design of the Frog Pond West wall along SW Stafford Road and SW Boeckman Road. The East 
Neighborhood parks is required to have active sides of homes towards the park, the same as existing 
standards for parks in Frog Pond West. 
 
Treed area off Kahle Road 
Implementation Measure 4.1.7.D.10. 
Proposed WC Subsection 4.127 (.24) addresses special, specific land use coordination. Subsection B. 
under (.24) addresses the treed area off SW Kahle Road. The language requires further study to 
determine if it should be preserved as SROZ, and if not clarifies that Urban Form Type 3 applies with no 
minimum unit count. 
 
Usable yard spaces for closely-spaced detached homes 
Implementation Measure 4.1.7.D.11. 
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Language is proposed under the City’s general residential fencing standards in WC Subsection 4.113 
(.07). to address through-access of narrow yard areas to ensure access. In addition, new maintenance 
requirements are proposed to be added to the City’s nuisance code. 
 
Zoning Implementation-Zone Map Amendments and Implementation 
Table 7 of the Master Plan lists the implementing zone for each Comprehensive Plan Designation. While 
no Zone Map amendments are proposed, the proposed Code language enables the RN Zone to be 
applied to the residential areas with clear standards that implement necessary components of the Frog 
Pond East and South Master Plan. The previously adopted RN Zone standards, developed to implement 
the Frog Pond West Master Plan, were written in a modular format that enabled future addition of 
specific requirements for Frog Pond East and South. The proposed updated RN Zone standards clearly 
delineate which standards apply throughout all Frog Pond neighborhoods and which ones apply 
respectively to Frog Pond West and to Frog Pond East and South. Examples of standards applying only to 
Frog Pond East and South are the density and minimum housing and variety requirement, siting and 
design standards, and public realm design standards.  
 
In addition, rather than adding Frog Pond East-specific language to the Planned Development 
Commercial (PDC) Zone, aspects of the PDC Zone and Town Center (TC) Zone were incorporated into the 
RN Zone text to enable similar regulations of the PDC Zone to be applied to the Commercially 
designated land on SW Brisband Street in Frog Pond East. This includes use limitations consistent with 
the PDC Zone, notably the requirement of a minimum of fifty percent ground floor commercial, as well 
as design standards generally consistent with the Main Street standards in the TC Zone, though 
simplified to remove unnecessary standards for the limited application in Frog Pond East.  
 
The Significant Resource Overlay Zone (SROZ) will be implemented where applicable. The City’s SROZ 
map will be amended to apply the overlay where natural resource conditions warrant including 
wetlands, riparian areas, and significant upland habitat. The Public Facility (PF) zone remains available 
for any uses allowed in that zone, consistent with the Master Plan, but is not anticipated to be used 
beyond the previously annexed and zoned school and park land in Frog Pond South. 
 
Coding for Variety and Priority Housing Types-General 
The proposed Code implements coding for variety and priority housing types as established by this 
Master Plan text. See findings above for Implementation Measures 4.1.7.D.1.,2.a-2.d., and 4.  
 
Coding for Variety and Priority Housing Types-Strategy 1: Permit a wide variety of housing types 
The proposed standards permit the full spectrum of housing types in Frog Pond East and South including 
all housing types listed under Strategy 1 in the Master Plan. Permitting of all housing types is 
strategically limited by housing variety standards. The variety standards are specific and targeted to 
outcomes directed by Master Plan. The proposed code does offer a variety of ways to meet each variety 
requirement, allowing more flexibility than a prescriptive mapped Master Plan like the City has used 
before, such as in Villebois. At least 2-3 housing types/configurations can meet each variety 
requirement, including types that have historically been built in suburban Portland markets (detached 
homes, row houses, traditional multi-family). 
 
Coding for Variety and Priority Housing Types-Strategy 2: Define “categories” of housing units 
See finding above for Implementation Measure 4.1.7.D.4. 
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Coding for Variety and Priority Housing Types-Strategy 3: Establish minimum dwelling unit 
requirements 
This is implemented by Table 6B in WC Subsection 4.127 (.06). The table establishes a minimum for each 
subdistrict and tax lot. See finding above for Implementation Measure 4.1.7.D.2.a. 
 
Coding for Variety and Priority Housing Types-Strategy 4: Development Standards based on built form 
and urban form typologies. 
See finding above for Implementation Measure 4.1.7.D.2.b. 
 
Coding for Variety and Priority Housing Types-Strategy 5: Establish minimum housing variety 
standards by subdistrict and development areas. 
WC Subsection 4.127 (.06) E. of the proposed Code establishes variety for the East and South 
neighborhoods consistent with this Master Plan language. The variety is calculated based on the smaller 
of a subdistrict or Stage I Master Plan area consistent with this language. The language includes the 
minimum number of types, which varies based on size, a maximum of 60% of net area dedicated to one 
unit type which ensures no single-one dominates consistent with this language.  
 
Table 6B in WC Subsection 4.127 (.06) sets minimums for target unit types including middle housing, 
small units 1200 square feet or less, and mobility-ready units that have living facilities on the ground 
floor. Rather than establish formulas that could cause future uncertainty, the table does the math and 
just states the answer of the formula. The minimum required of middle housing, small units, and 
mobility-ready units are listed as numbers, calculated from an assumed moderate buildout, and 
rounded up to the next whole number for each . Moderate buildout represents 125% of the minimum 
buildout. The set percentage for middle housing is twenty percent, small units is 5 percent, and mobility-
ready units is 10 percent. The percentages are applied to the smaller of a subdistrict or tax lot ensuring 
variety is achieved throughout the East and South neighborhoods, rather than concentrated. The 
percentages in the draft Development Code are as recommended by the project team and reviewed by 
the Planning Commission and City Council in work sessions. 
 
Coding for Variety and Priority Housing Types-Strategy 6: Encourage variety at block level 
A combination of housing variety standards and the geographic extent used to apply the standards 
ensure that there is variety on each block or the adjacent block consistent with this language without 
implementing an independent standard. A demonstration plan prepared by Walker Macy, and 
presented in the February 14, 2024 Planning Commission Work Session, shows how the different 
layered regulations substantially create block-level variety. 
 
Coding for Main Street 
Consistent with this language in the Master Plan, the City looked at regulations for precedent mixed-use 
commercial areas in Wilsonville including the Villebois Village Center and Town Center. After reviewing 
the language, the Town Center language was found to present the best language on which to base the 
regulations for the Frog Pond East Main Street along SW Brisband Street between SW Stafford Road and 
the future SW 63rd Avenue. The Code text proposed is an adaptation of the Town Center regulations 
simplified and adapted for a smaller area. The proposed Code includes allowance of neighborhood-scale 
retail and other commercial uses, prohibition of drive-through uses, shallow setbacks to the sidewalk 
and up to four-stories in height, tall ground floors, requirements for high percentage of block face with 
building frontage, primary entrances oriented towards SW Brisband Street, parking to the side or behind 
buildings, provision of small plazas, awnings, and building articulation. 
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Chapter 7, Public Realm-Green Focal Points 
Proposed WC Subsection 4.127 (.09) C. 1. requires green focal points consistent with this language in 
Chapter 7. This includes mirroring the language about flexibility in design and these spaces serving as 
community gathering spaces. 
 
Chapter 7, Public Realm-Street and Block Layout 
Consistent with this language in the Master Plan, block spacing is as established generally in the 
Development Code. Framework streets remain as shown and adopted in the City’s Transportation 
System Plan. See proposed WC Subsection 4.127 (.10) B. 2. Regarding street spacing and blocks. 
 
Chapter 7, Public Realm Generally Including: Active transportation connections, street trees, public 
lighting, gateways and signs. 
Proposed WC Subsection 4.127 (.08) F. directly references and incorporates pertinent details in Chapter 
7 of the Master Plan related the Public Realm into the proposed implementing Development Code. This 
includes active transportation connections, street trees, public lighting, gateways and signs. 

 

WILSONVILLE DEVELOPMENT CODE COMPREHENSIVE PLAN AMENDMENT STANDARDS  

 
Public Hearing and Recommendation to City Council from Planning Commission 
Subsection 4.197 (.01) A. 
The Planning Commission is holding a public hearing on July 10, 2024 after which they will provide a 
recommendation to City Council. 
 
Compliance with Applicable Goals, Policies, and Objectives of Comprehensive Plan including Frog Pond 
East and South Master Plan 
Subsection 4.197 (.01) B. 2.  
The above findings for the Comprehensive Plan, including the Frog Pond East and South Master Plan 
confirm compliance with these documents satisfying the requirement of this subsection. 
 
Conflicts with Other Code Provisions 
Subsection 4.197 (.01) B. 3.  
Staff has not identified nor has any evidence been presented that any conflict with other Development 
Code provisions. Care was taken to potential conflicts and to correlate the language in various Code 
sections. 
 
Compliance with Statewide Planning Goals and Implementing Rules 
Subsection 4.197 (.01) B. 4.  
The findings for the Statewide Planning Goals above confirm compliance with the goals satisfying the 
requirement of this subsection. 
 
Compliance with Statewide Planning Goals and Implementing Rules 
Subsection 4.197 (.01) B. 5.  
The findings regarding the middle housing rules above confirm compliance with the applicable laws 
satisfying the requirement of this subsection. 
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NPDES MS4 PERMIT AND RELATED PUBLIC WORKS STANDARDS  

 
National Pollutant Discharge Elimination System (NPDES) Municipal Separate Storm Sewer Systems 
(MS4) Phase 1 Individual Permit Issued Pursuant to ORS 468B.050 and Section 402 of the Federal Clean 
Water Act Effective May 5, 2023 to September 30, 2026 
 
The City’s NPDES MS4 Permit requires the City to maintain adequate legal authority to implement and 
enforce the conditions of the Permit through adopting ordinance, local code, or other mechanisms, 
which must occur by December 1, 2024. See Schedule A.2.b. Furthermore, the Permit also requires that, 
for post-construction site runoff for new development and redevelopment activities, the City, by 
December 1, 2024, “develop and implement enforceable post-construction stormwater management 
requirements in ordinance or other regulatory mechanism that, at a minimum, prioritize onsite 
retention of stormwater and pollutant removal….” Schedule A.3.e.ii.  
 
The City’s post-construction stormwater requirements for development have historically been provided 
in the City’s Public Works Standards. However, the City finds that incorporating post-construction 
stormwater requirements for development into the City of Wilsonville Development Code is justified 
due to the Permit’s required prioritization of onsite stormwater infrastructure (discussed herein), the 
potential implications of land needed for the infrastructure and related land use laws, and the Permit’s 
requirement for adequate legal authority to implement and enforce its conditions. 
 
Schedule A.3.e. Post-Construction Site Runoff for New Development and Redevelopment 
 
(i.)Use of Ordinances and Other Regulatory Mechanisms within the Constraints of Land Use and 
Zoning Regulations to Ensure Stormwater Compliance 
 
As stated above, the City has previously primarily relied on the Public Works Standards to implement 
stormwater requirements, which generally occurs after land use approval for development. The 
standards incorporated into the Development Code seek to better integrate the regulations with land 
use and zoning regulations as well as ensure those standards applicable to residential development are 
clear and objective, as required by Oregon law. 
 

(A) The use of stormwater controls for all qualifying sites 
 
The proposed standards provide clear and objective criteria for integrating stormwater controls into 
development.  By incorporating the proposed standards into the development code, developers are able 
to better integrate the stormwater requirements into site design.  The proposed standards support 
ensuring all residential sites meet stormwater standards, consistent with the City’s NPDES MS4 Permit. 
 

(B) Site-specific stormwater management approach that targets natural surface or 
predevelopment hydrological function through the installation of long-term operation and 
maintenance of stormwater controls, 

 
The proposed standards provide clear and objective criteria for providing dispersed, smaller facilities 
that manage stormwater close to the source.  Use of larger regional facilities, that are farther away from 
the source, are discouraged.  The proposed standards support ensuring all residential sites meet 
stormwater standards, consistent with the City’s NPDES MS4 Permit.  
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(C) Long-term operation and maintenance of stormwater controls at projects that are under the 

ownership of a private entity. 
 
The proposed standards support that operation and maintenance of stormwater management facilities 
are properly maintained by homeowner’s associations.  This is not a new standard.  The Public Works 
Standards already require private ownership of new facilities installed to serve new development.  The 
City does not have the resources available to maintain facilities the Permit requires (i.e., LID/GI facilities) 
that are required to serve new development. 
 
(ii) Prioritization of Low Impact Development and Green Infrastructure. 
 
The City was previously required to encourage the use of low-impact development in managing 
stormwater runoff.  The City is now required to prioritize onsite retention, infiltration, and 
evapotranspiration in order to make low impact development and green infrastructure the preferred 
and commonly used approach to site development.  The Permit explicitly requires the City to implement 
a strategy “to require to the maximum extent feasible, the use of Low Impact Development and Green 
Infrastructure (LID/GI) design, planning, and engineering strategies intended to minimize effective 
impervious area or surfaces and reduce the volume of stormwater discharge and the discharge of 
pollutants in stormwater runoff from development and redevelopment projects.” EPA considers LID to 
be a management approach and set of practices that can reduce runoff and pollutant loadings by managing 
runoff as close to its source(s) as possible.  LID includes overall site design approaches and individual 
small-scale stormwater management practices that promote the use of natural systems (Source: 
Terminology of Low Impact Development.  https://www.epa.gov/sites/default/files/2015-
09/documents/bbfs2terms.pdf).   
 
The Permit further states that onsite retention of stormwater is the first priority, but if it cannot be met 
“due to technical infeasibility and/site constraints,” the City must specify the required treatment for the 
offsite stormwater. The Permit also states that economic considerations are an “insufficient reason for 
not requiring adherence to the retention or treatment standards” of LID/GI infrastructure. Of note, the 
Permit does not use the term “decentralized”, as used in the proposed Development Code purpose 
statement language. The use of the term "decentralized" is intended to implement small-scale stormwater 
management practices as close to the source as possible. See also the City's MS4 Phase I NPDES permit 
fact sheet (Section 3.3.5, page 27) 
 
The proposed standards provide clear and objective criteria outlining areas where a development is 
required to prioritize locating low impact development facilities in areas where landscaping is already 
planned to be installed.  Additionally, the proposed standards provide criteria for when smaller 
detention sized facilities are acceptable.  In utilizing areas where landscaping is already planned to be 
installed, additional land will be available for development or to meet other code requirements. 
Additionally, the proposed standards provide criteria for when smaller detention facilities are 
acceptable.  In prioritizing low impact development, the expectations from DEQ and EPA is that smaller, 
more localized facilities are installed, and larger regional facilities are avoided.  The Development Code 
is written to restrict the area draining to a detention facility to 4 acres.  
 
As described in the purpose statement, in compliance with the NPDES MS4 permit, the aim is to mimic 
predevelopment hydrology, which pushes for storm facilities as close to the source as practicable. In this 
spirit, ideally facilities would be located immediately at the source at each lot. However, the City finds 
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this impractical due to smaller lot space constraints. At the other extreme would be to construct one 
large facility to serve an entire basin. This does not meet the Permit language that the City “require, to 
the maximum extent feasible,” LID/GI facilities, and only consider alternatives when LID/GI is 
“technically infeasible” (as opposed to financial considerations). Some clear and objective criteria are 
needed that balance the City obligation to prioritize LID/GI with known technical and site constraints.  
 
The City finds a focus on block level size is practical and maintains proximity to the source mimicking 
predevelopment hydrology. Studying residential block size both anticipated in Frog Pond East and South 
and already built in Frog Pond West, and other residential development in the last decade in Wilsonville, 
the City found typical block size ranges between 2.5 and 3.5 acres, with most in the 2.5 to 3 acre range. 
To be accommodating of the vast majority of anticipated residential blocks along with adjoining 
sidewalks and streets, the City set the allowed maximum area on which to base the design of an 
individual detention pond at 4 acres. 
 
Beyond the 4 acres size limitation, the standards limit width of storm facilities to 12 feet wide. The 12 
feet limit is a reasonable and prudent clear and objective standard for two primary reasons. First, it 
allows flexibility for facility design. The minimum width of swales that accommodates treatment area 
plus side slopes is eight feet. The twelve feet allows flexibility to have a wider treatment area. Second, 
this standard is intended to create linear facilities and 12 feet is a typical maximum width of other linear 
features in a neighborhood, including mixed use paths. Keeping a similar proportion with other linear 
features will ensure linear features stay “linear” and don’t get wider than other typical linear features in 
a development. 
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  Presentation  

Action Minutes  
 
May 8, 2024 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 

May 6, 2024 - City Council Work Session 
  Staff Report and Attachments 
  Presentation  

Action Minutes  
 
April 15, 2024 - City Council Work Session 

  Staff Report and Attachments 
  Presentation  

Action Minutes  
 
April 10, 2024 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
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LP24-0003 
Frog Pond East and South Implementation - Development Code  

Planning Commission Public Hearing Record Index 
October 9, 2024 

 
 

 
February 14, 2024 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 
January 10, 2024 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 
December 18, 2023 - City Council Work Session 

  Staff Report and Attachments 
  Presentation  

Action Minutes  
 
December 13, 2023 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 

December 4, 2023 - City Council Work Session 
  Staff Report and Attachments 
  Presentation  

Action Minutes  
 

November 6, 2023 - City Council Work Session 
  Staff Report and Attachments 
  Presentation  

Action Minutes  
 
October 11, 2023 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 

August 7, 2023 - City Council Work Session 
  Staff Report and Attachments 
  Presentation  

Action Minutes  
 
July 12, 2023 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 
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LP24-0003 
Frog Pond East and South Implementation - Development Code  

Planning Commission Public Hearing Record Index 
October 9, 2024 

 
 

Minutes Excerpt 
 
June 5, 2023 - City Council Work Session 

  Staff Report and Attachments 
  Presentation  

Action Minutes  
 
May 10, 2023 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 
April 12, 2023 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 

April 3, 2023 - City Council Work Session 
  Staff Report and Attachments 
  Presentation  

Action Minutes  
 
March 8, 2023 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 
February 8, 2023 - Planning Commission Work Session 

  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 

February 6, 2023 - City Council Work Session 
  Staff Report and Attachments 
  Presentation  

Action Minutes  
 

January 11, 2023 - Planning Commission Work Session 
  Staff Report and Attachments 
  Presentation 

Minutes Excerpt 
 
PUBLIC ENGAGEMENT/COMMENTS/ARTICLES 

None 
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PLANNING COMMISSION  
 

WEDNESDAY, OCTOBER 9, 2024 
  

 

 

 

 

PUBLIC HEARING 
2. Pond East and South Implementation-Development Code (Continued from 

July 10) (Pauly)(60 Minutes) 
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LP24-0003
Frog Pond East and South 
Development Code 
Amendments
Wilsonville Planning Commission
Continued Public Hearing
October 9, 2024
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Outline
• Public Involvement
• Background
• Overview of Proposed Development Code 

Amendment 
– Frog Pond East and South
– Citywide

• Staff Recommendation
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Public Involvement
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Public Involvement

• Honor public involvement in Master Plan process
• 14 Planning Commission work sessions
• 11 City Council work sessions
• Stakeholder meetings
• Let’s Talk, Wilsonville!
• Public Notice and Public Hearing
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Background
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MASTER PLAN HIGHLIGHTSLocation
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Background
Frog Pond and Other Housing Planning Efforts

2015
Frog Pond

Area
Plan

2017
Frog Pond 

West
Master Plan

2021
Middle 
Housing

in 
Wilsonville

2022
Frog Pond

East & South
Master Plan

2020
Equitable 
Housing 
Strategic 

Plan

2014
Res.

 Land 
Study 
(HNA)

2023-2025
Housing Our 

Future

2018
Frog Pond

East & South
UGB 

Expansion
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MASTER PLAN HIGHLIGHTSDevelopment Code Amendment Process

State and Regional 
Requirements

Public Input

Master Plan 
(adopted in 2022)

Specific Direction

Direction, but not specific

Related code  work
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MASTER PLAN HIGHLIGHTSDevelopment Code Amendment Process 

Specific Direction
Direction, but not specific

Related code  work

Directly incorporate Master Plan 
language

Test, feedback, and revisions

Proposed Amendments

1. Apply existing code where feasible
2. Rely on Wilsonville precedence
3. When 1 and 2 aren’t available or 

applicable look at data for 
Wilsonville and nearby cities
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Key State and Regional Requirements

• Metro Conditions of UGB Expansion (2018)
– Minimum 1,325 housing units
– Allow middle housing wherever detached single-family 

allowed**
– Encourage ADU’s
– Disallow CC&Rs from limiting housing more than 

zoning**
 ** Subsequent State statute and rules also require
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Key Master Plan Direction
Two Approaches to Housing Affordability

• Two Approaches
– Require “targeted” unit types to provide 

lower-cost market options
• Middle housing
• Small units

– Remove regulatory barriers to 
development of below-market housing
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MASTER PLAN HIGHLIGHTSKey Master Plan Direction
Subdistricts
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• Transect of form
• Wide variety of 

housing choices 
throughout

• SW Brisband Main 
Street Commercial

MASTER PLAN HIGHLIGHTSKey Master Plan Direction
Land Use Variety
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Housing Variety
Comparing Villebois & Frog Pond East and South

Villebois Frog Pond E & S
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• Establish look and feel 
standards:
• Building bulk

– Height 
– Width

• Setbacks
– Between buildings
– From streets

• Lot coverage

MASTER PLAN HIGHLIGHTSKey Master Plan Direction
3 Urban Forms
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Key Master Plan Direction
Urban Form

Type 1 
Urban Form

Type 2
Urban Form

Type 3
Urban Form

Less setbacks, larger 
buildings
Precedent Examples:
-Apartments
-Large townhouse buildings
-Closely spaced detached 
homes

Moderate setbacks, 
moderate sized buildings
Precedent Examples:
-Moderately spaced 
detached homes
-Townhouses and plexes
-Apartments (smaller than 
Type 1)

More setbacks, smaller 
buildings
Precedent Examples:
-Detached homes
-Smaller townhouse and plex 
buildings
-Cottage clusters
-Small apartments buildings
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Testing, Feedback, and Revisions

• Revisions based on input from:
– Planning Commission
– City Council
– Developers and their consultants
– City staff
– Consultants with expertise in drafting code
– Site plan testing by 3rd party urban design firm
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Overview of Proposed 
Development Code Amendments

Frog Pond East and South
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Housing Variety Implementation

• Establish geographies
• Minimums by geography
• Minimum of unit types
• Maximum amount of a single unit type
• Design standards that support
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Design Standards for Housing in 
Frog Pond East and South
• Frog Pond West 

Standards to Apply 
– Main entrance 

standards
– Garage standards 

(simplified)
– Prohibited Materials
– Fences
– Design adjacent to 

school and parks

• Citywide standards to 
Apply
– Parking
– Facade variety
– Articulation
– Middle Housing specific 

standards
• Window coverage
• Driveway and parking 

area standards
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Proposed Table 8B in WC 4.127 (.08)
Planning Commission Public Hearing Record 
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Parks and Open Space

• Green Focal Points
– Urban design focus of each subdistrict in 

Master Plan
• Standard residential open space (OS) 

requirement apply
• Implement specific parks and 

pathways shown in Master Plan
– East Neighborhood Park
– BPA corridor
– Bike and pedestrian connections
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Other Public Realm Elements

• Follow Chapter 7 of the Master Plan
– Street trees
– Street lights
– Signs and gateways
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Commercial Main Street

SW Brisband St

Frog Pond Area Plan Comprehensive Plan East and South Master Plan

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

181

Item 2.



Main Street Standards
• Uses and design standards 

adapted from the Town Center 
Zone

• 50% ground floor needs to be 
commercial
– Consistent with other commercial 

zones

SW Brisband St
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Frog Pond East and South Specific Code
Recent Updates
• Allowance of earlier waivers

– Provides for earlier certainty with waiver decision before 
incurring much of the design costs

– Early allowance limited to certain waiver types if they 
impact site layout
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Overview of Amendment Package
Citywide
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Multi-Family Review Process
Architecture and Site Design
• Class I for buildings with up to 6 units

– No notice to neighbors or public
– Same as detached homes and middle housing

• Class II for buildings with over 6 units
– Notice to neighbors and public
– More process than detached homes and middle housing
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Multi-Family Review Process
Subdivision and Site Layouts

Current Proposed

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space
• Architecture design of 

buildings
• Design of all landscaping

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space

Staff (Administrative Review):
• Architecture design 

of buildings
• Design of landscaping not 

part of required open space
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Accessory Dwelling Unit (ADU) Updates

Current Proposed

Housing Unit Eligible for ADUs:
• Detached single-family 

homes
• Townhouses on lots meeting 

the minimum lot size for 
detached homes

Review Process
• Additional administrative 

review (Class I)-no notice
Setbacks
• Same as other buildings on 

lot

Housing Unit Eligible for ADUs:
• Detached single-family 

homes
• All townhouses regardless of 

lot size

Review Process
• No additional process (same 

as other housing)
Setbacks
• Reduced for larger setbacks, 

same as cottage clusters
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Residential Stormwater Design Standards

• Low-impact development required
• Set a clear prioritization of where 

stormwater facilities should be 
located

• Identify conflicting design 
elements and uses
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Residential Stormwater Design Standards
Recent Updates
• Added the allowance of ponds as a priority facility type with 

a clear and objective size limitation of being sized to serve a 
block (4 acres)

• Added language to be clearer about waivers to stormwater 
standards
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Stormwater Design Standards Unchanged

• Ownership and maintenance by HOA
• Encourage minimizing impervious surfaces
• Facilities accessible from a public right-of-way
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Other Citywide Proposals

• Through access for narrow fenced side yards
• Preventing CC&R’s from limiting housing beyond zoning
• General Site Design Review standards and process do not 

apply where residential design standards apply
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Staff Recommendation
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• Approve Resolution LP24-0003 recommending 
to City Council approval of the proposed 
Development Code amendments

MASTER PLAN HIGHLIGHTSStaff Recommendation for Action
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PLANNING COMMISSION  
 

WEDNESDAY, JULY 10, 2024 
  

 

 

 

 

PUBLIC HEARING 
2. Frog Pond East and South Implementation-Development Code (Pauly) (90 

minutes) 
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NOTICE OF LEGISLATIVE PUBLIC HEARING BEFORE THE PLANNING 
COMMISSION AND CITY COUNCIL: 

FROG POND EAST AND SOUTH IMPLEMENTATION -  
DEVELOPMENT CODE, CASE FILE LP24-0003 

PLANNING COMMISSION 
On Wednesday, July 10, 2024, beginning at 6 
pm, the Planning Commission will hold a 
public hearing on the Frog Pond East and 
South Implementation - Development Code, 
and will consider whether to recommend to 
City Council adoption of the proposed Code 
amendments. 

You will not receive another mailed notice 
unless you: submit a request in writing or by 
phone, or submit testimony or sign-in at the 
hearing.  

CITY COUNCIL 
On Monday, Aug. 5, 2024, beginning at 7 pm, 
the City Council will hold a public hearing 
regarding the Frog Pond East and South 
Implementation - Development Code, after 
which it may make the final decision. 

The hearings will take place at Wilsonville City 
Hall, 29799 SW Town Center Loop East.  A 
complete copy of the project record, including 
staff report, findings, and recommendations, 
will be available online and at City Hall for 
viewing seven (7) days prior to each public 
hearing. 

SUMMARY OF PROPOSAL 

Development Code amendments to implement the 2022 Frog Pond East and South Master 
Plan. Many of the proposed amendments are specific to regulating future development in the 
Frog Pond East and South expansion area on the east side of Wilsonville. However, some 
amendments apply to residential development citywide including: 
 

• Updating the review authority, review process, and design standards for apartments and 
other multi-family housing, making them more consistent with the review authority, 
review process, and design standards for other types of housing 

• Clarifying that the City’s general Site Design Review standards and process do not apply 
where residential design standards apply 

• Consistent with State law, preventing future private covenants, like CC&Rs, from restricting 
housing types any more than City zoning 

• Establishing stormwater design standards for residential development consistent with the 
City’s Public Works Standards 

• Expanding the allowance of Accessory Dwelling Units to all townhouses, rather than just 
townhouses on larger lots and detached single-family homes 

• Establishing specific requirements regarding maintenance of and access to narrow 
residential side yards 

 

A copy of all proposed Code amendments can be found at:  
https://www.letstalkwilsonville.com/frogpond  

HOW TO COMMENT:  Oral or written testimony may be presented at the public hearings. Written 
comment on the proposal is also welcome prior to the public hearings. To have your written 
comments or testimony distributed to the Planning Commission before the meeting, it must be 
received by 2 pm on July 3, 2024. Direct written comments to Mandi Simmons, Administrative 
Assistant, 29799 SW Town Center Loop East, Wilsonville, Oregon, 97070 or 
msimmons@ci.wilsonville.or.us 
 

Note: Assistive Listening Devices (ALD) are available for persons with impaired hearing and can be 
scheduled for this meeting. The City will endeavor to provide qualified sign language interpreters 
and/or bilingual interpreters, without cost, if requested at least 48 hours prior to the meeting. To 
obtain such services, please call Mandi Simmons, Administrative Assistant at (503) 682-4960. 
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Pat McGough 
West Linn/Wilsonville School District 3J 
2755 SW Borland Road 
Tualatin, OR 97062 
 

   
Andy Back 
Wash. County Long Range Planning 
155 N. First Avenue 
Hillsboro, OR 97124 
 

   

Steve Koper 
City of Tualatin 
18880 SW Martinazzi Avenue 
Tualatin, OR 97062 
 

  
Attn:  Development Review 
ODOT Region 1 
123 NW Flanders Street 
Portland, OR 97209 
 

   
Ben Baldwin 
Tri-Met Project Planning Dept 
4012 SE 17th Avenue 
Portland, OR 97202 
 

   
Bill Ferber, Region Manager 
Oregon Water Resources Department 
725 Summer Street, NE 
Salem, OR 97301 
 

  
Dr. Kathy Ludwig 
West Linn/Wilsonville School District 3J 
22210 SW Stafford Road 
Tualatin, OR 97062 
 

  
Tracy Wilder, Department of Corrections 
Facilities Services 
3601 State Street 
Salem, Oregon 97301 
 

   
Steve Hursh, Service & Design Supervisor  
Portland General Electric 
2213 SW 153rd Drive 
Beaverton, OR 97006 
 

  
Land Use Contact, Planning Department 
Metro 
600 NE Grand Ave 
Portland, OR 97232 
 

   
Nina Carlson 
NW Natural Gas 
250 SW Taylor St. 
Portland, OR 97204 
 

   

John Olivares, Operations Manager 
Republic Services of Clackamas & 
Washington Counties 
10295 SW Ridder Road 
Wilsonville, OR 97070 

 
 

  
City Planner 
City of Canby 
P.O. Box 930 
Canby, OR 97013 
 

   
Diane Taniguchi-Dennis 
Clean Water Services 
2550 SW Hillsboro Hwy. 
Hillsboro, OR 97123 
 

   
Department of Corrections 
2575 Center Street NE 
Salem, OR 97310 
 

  
John Lilly 
Department of State Lands 
775 Summer Street, NE 
Salem, OR 97301 
 

  

Roseann Johnson, Assistant Director of 
Government Affairs 
Home Builders Associations 
15555 SW Bangy Road, Suite 301 
Lake Oswego, OR 97035 
 

  
Sherwood School Dist Admin Office 
23295 SW Main Street 
Sherwood, OR 97140 
 

 
Clackamas County Planning Director 
150 Beavercreek Road 
Oregon City, OR 97045 
 

  
Oregon Dept of Environ Quality 
700 NE Multnomah Street, Suite 600 
Portland, OR 97232 
 

  
Tualatin Valley Water District 
1850 SW 170th Ave. 
Beaverton, OR 97005 
 

  
Planning Director 
City of Sherwood 
22560 SW Pine Street 
Sherwood, OR 97140 
 

  
James Clark 
BPA, Realty Department 
2715 Tepper Lane 
Keizer, OR 97013 
 

  
Tualatin Valley Fire and Rescue 
29875 SW Kinsman Road 
Wilsonville, OR 97070 
 

  
Tualatin Valley Fire and Rescue 
South Division 
8445 SW Elligsen Road 
Wilsonville, OR 97070 
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-Ad Proof-

              Ad ID: 332034
               Start: 06/26/24
                Stop: 06/27/24

 Total Cost: $189.11
          Ad Size:  10.931
Column Width : 1
Column Height:   10.931
    
         Ad Class: 1202
           Phone # 
              Email: lhutchison@fgnewstimes.com

 Date: 06/18/24
       Account #: 108863
       Reference #: 
 Company Name: WILSONVILLE, CITY OF
           Contact:    
           Address:  29799 SW TOWN CENTER LOOP E
  WILSONVILLE

       Telephone: (503) 570-1510
                 Fax: (503) 682-1015

This is the proof of your ad, scheduled to run on the dates
indicated below. Please proofread carefully, and if changes are needed,

please contact Liz Hutchison prior to deadline at  or lhutchison@fgnewstimes.com. 

Run Dates:

Wilsonville Spokesman 06/27/24

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

198

Item 2.



NOTICE OF LEGISLATIVE PUBLIC HEARING 
BEFORE THE PLANNING COMMISSION AND CITY 

COUNCIL:
FROG POND EAST AND SOUTH IMPLEMENTATION - 

DEVELOPMENT CODE, CASE FILE LP24-0003

PLANNING COMMISSION:  
On Wednesday, July 10, 2024, beginning at 6 pm, the Plan-
ning Commission will hold a public hearing on the Frog Pond 
East and South Implementation - Development Code, and 
will consider whether to recommend to City Council adoption 
of the proposed Code amendments.

You will not receive another notice unless you: submit a request 
in writing or by phone, or submit testimony or sign-in at the 
hearing.    

CITY COUNCIL:
On Monday, Aug. 5, 2024, beginning at 7 pm, the City Coun-
cil will hold a public hearing regarding the Frog Pond East 
and South Implementation - Development Code, after which 
it may make the final decision.

The hearings will take place at Wilsonville City Hall, 29799 
SW Town Center Loop East.  A complete copy of the project 
record, including staff report, findings, and recommendations, 
will be available online and at City Hall for viewing seven (7) 
days prior to each public hearing.

SUMMARY OF PROPOSAL:
Development Code amendments to implement the 2022 Frog 
Pond East and South Master Plan. Many of the proposed 
amendments are specific to regulating future development in 
the Frog Pond East and South expansion area on the east side of 
Wilsonville. However, some amendments apply to residential 
development citywide including:
           • Updating the review authority, review process, and de  
 sign standards for apartments and other multi-family             
 housing, making them more consistent with the re  
 view authority, review process, and design standards   
 for other types of housing
            • Clarifying that the City’s general Site Design Review     
 standards and process do not apply where residential   
 design standards apply
            • Consistent with State law, preventing future private      
       covenants, like CC&Rs, from restricting housing   
 types any more than City zoning
            • Establishing stormwater design standards for residen  
               tial development consistent with the City’s Public   
  Works Standards
            • Expanding the allowance of Accessory Dwelling   
 Units to all townhouses, rather than just townhouses      
 on larger lots and detached single-family homes
            • Establishing specific requirements regarding mainte  
 nance of and access to narrow residential side yards
A copy of all proposed Code amendments can be found at: 
https://www.letstalkwilsonville.com/frogpond

HOW TO COMMENT:
Oral or written testimony may be presented at the public hear-
ings. Written comment on the proposal is also welcome prior to 
the public hearings. To have your written comments or testimo-
ny distributed to the Planning Commission before the meeting, 
it must be received by 2 pm on July 3, 2024. Direct written 
comments to Mandi Simmons, Administrative Assistant, 
29799 SW Town Center Loop East, Wilsonville, Oregon, 97070 
or msimmons@ci.wilsonville.or.us

Note: Assistive Listening Devices (ALD) are available for 
persons with impaired hearing and can be scheduled for this 
meeting. The City will endeavor to provide qualified sign lan-
guage interpreters and/or bilingual interpreters, without cost, 
if requested at least 48 hours prior to the meeting. To obtain 
such services, please call Mandi Simmons, Administrative As-
sistant at (503) 682-4960.

Publish June 27, 2027 WS332034
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Planning Commission Meeting Minutes  Page 1 
July 10, 2024 
 

Draft PC Minutes were 
reviewed and approved at the 

September 11, 2024 PC 
Meeting.  

Wilsonville Planning Commission 
Regular Meeting Minutes 
July 10, 2024 
Wilsonville City Hall & Remote Video Conferencing   
https://www.ci.wilsonville.or.us/meetings/pc 

 
 
CALL TO ORDER - ROLL CALL 
Chair Karr called the meeting to order at 6:00 pm. 
 
Present:  Andrew Karr, Jennifer Willard, Ron Heberlein, Yana Semenova, Matt 

Constantine 
 
Excused:  Nicole Hendrix, Sam Scull 
 
Staff Present:   Miranda Bateschell, Amanda Guile-Hinman, Daniel Pauly, and Mandi 

Simmons. 
 
PLEDGE OF ALLEGIANCE 
The Pledge of Allegiance was recited. 
 
CITIZEN INPUT 
There was none. 
 
ADMINISTRATIVE MATTERS 
1. Consideration of the June 12, 2024 Planning Commission Minutes  
 
The June 12, 2024 Planning Commission minutes were accepted as presented. 
 
PUBLIC HEARING 
2. Frog Pond East and South Implementation-Development Code (Pauly) 
 
Chair Karr called the public hearing to order at 6:03 pm. 
 
Daniel Pauly, Planning Manager, stated Staff recommended continuing the public hearing to the 
October 9, 2024 Planning Commission meeting. 
 
Amanda Guile-Hinman, City Attorney, clarified that public testimony would be taken at the 
October 9th meeting. 
 
Chair Karr moved to continue the public hearing for Resolution No. LP24-0003 to a time and 
date certain of October 9, 2024 at 6:00 pm. Ron Heberlein seconded the motion. 
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Mr. Pauly explained the continuance was partly due to the stormwater Code as noted in the 
packet, but also because internally, Staff was working through some questions, and it made 
sense to take the time to get all the answers and any additional needed details. 
  
The motion passed by a 5 to 0 vote. 
 
INFORMATIONAL  
3. City Council Action Minutes (June 3 & 17, 2024) (No staff presentation) 
4. 2024 PC Work Program (No staff presentation) 
 
Daniel Pauly, Planning Manager, noted the September Planning Commission meeting could be 
changed from September 11th to September 12th and he would email the Commissioners about 
their preferences on the date. 
 
ADJOURNMENT 
The meeting was adjourned at 6:09 p.m. 
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CITY COUNCIL

MONDAY, JUNE 17, 2024

WORK SESSION 
Frog Pond East and South Implementation-Development Code (Pauly)
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Frog Pond E+S Implementation Staff Report                        Page 1 of 3 

 
CITY COUNCIL MEETING 
STAFF REPORT 
 

Meeting Date: June 17, 2024 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission held a number 
of work sessions starting in January 2023. The 
Commissions input and guidance are reflected in the 
draft Code amendments. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Code amendments for Frog Pond 
East and South Implementation. 
 

Recommended Language for Motion: N/A 
 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL: 
This work session will provide the Council an additional opportunity to review the draft City Code 
amendments (Attachments 1 and 2) to implement the 2022 Frog Pond East and South Master 
Plan prior to public hearings. 

8
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Frog Pond E+S Implementation Staff Report                        Page 2 of 3 

 
EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. An 
important implementation step is to develop a detailed set of Development Code standards.  
 
In recent work sessions the Council reviewed related draft Development Code and Nuisance Code 
amendments planned to apply citywide and Development Code amendments located in Section 
4.127, Residential Neighborhood (RN) Zone, which is the zoning for Frog Pond, including Frog 
Pond East and South. 
 
Attachments 1 and 2 contain the current draft of proposed amendments which incorporate 
feedback from City Council, Planning Commission, City Staff reviewers, and stakeholders since 
the last versions the Council saw in April and May. The attachments include information boxes 
for each amendment or group of amendments to help the Council and interested parties navigate 
the amendment package. The example below includes an explanation of what each field in the 
box is intended to portray.  

  

Amendment Description: A short description of the proposed amendment for 
reference and orientation of the reader 

Applicability: Provides clarity to whether the proposed 
amendment applies to citywide residential 
development, Frog Pond West, and/or Frog Pond 
East and South.  

Impacted Code Section(s): Provides a reference to the code section, and any 
applicable subsection, in which the amendment is 
proposed. Where the section or subsection is new, 
“(new)” is added after the reference. 

Relationship to Frog Pond 

East and South Master Plan: 
Explains how the proposed amendment relates to 
implementation of the Frog Pond East and South 
Master Plan. The vast majority relate, with a couple 
unrelated minor amendments being done because it 
is more efficient than going through a separate code 
amendment process. 

Rationale for Amendment 
Text: 

Provides a summary of the why and how of the 
chosen code text. 

Recent Edits: As applicable, calls attention to edits to the 
amendments since the last package of amendments 
were published in May. Where there have not been 
edits, the field states “None”. 

9
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Frog Pond E+S Implementation Staff Report                        Page 3 of 3 

In this work session, staff seeks any additional feedback or concerns about specific Development 
Code amendments prior to adoption hearings schedule for Planning Commission in July and the 
City Council in August.  
 
Discussion Questions: 

 What, if any, additional specific feedback does the City Council have on the City Code 
Amendments in Attachments 1 and 2? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption. 
 
TIMELINE:  
This is the final planned work session after several work sessions over the last 18 months. 
Planning Commission and City Council public hearings will be held in July and August. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase, the primary focus is on honoring past input. The project team 
continues to engage key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable Housing 
Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be, and have been, considered to meet 
the same intent. 
 
CITY MANAGER COMMENT: 
N/A 
 
ATTACHMENTS:  

1. Frog Pond East and South Draft Development Code Amendments (June 5, 2024) 
2. Draft Nuisance Code Amendments (June 5, 2024) 

10
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Frog Pond East and South Development Code Amendments 
 

• Text proposed for deletion is struckthrough 

• Text proposed for addition is bolded and underlined  

• Figures proposed for deletion have a red “X” over them 

• Existing text not proposed for amendments is in plain text 

• Staff notes to reviewers for navigation or clarification is (italicized text is in parathesis) 

• Any other italics is existing or proposed formatting and is not an indicator of amendments 

Attachment 1 City Council Work Session June 17, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 1 of 82 11
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Section 4.001 Definitions 
 

Amendment Description: Define Net Development Area. Applies Citywide. 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Net area is a component for implementation of variety 
standards called for in the Master Plan. 

Rationale for Amendment 

Text: 

The language builds on the existing definition of Gross 
Development Area, and identifies what specifically is excluded 
from the Gross Development Area to calculate the Net 
Development Area. 

Recent Edits: Minor typographical edits 

 
(.XXX) Development Area, Net: The portion of Gross Development Area that is not required 

open space in tracts, stormwater facilities in tracts, other similar common-use tracts, 
or public right-of-way. Net Development Area includes areas used for off-street 
parking, alleyways and off-street circulation areas, areas covered by primary and 
accessory structures, private and semi-private yard space, and landscaping and 
hardscape not otherwise excluded by this definition. 
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Amendment Description: Clean up and clarify definitions regarding lots, lot lines, and 
yards 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures development standards such as setbacks function as 
intended in all development scenarios contemplated. 

Rationale for Amendment 

Text: 

To clean up and clarify certain definitions around lots, lot lines, 
and yards based on questions that have arisen in 
implementation of the current code. No policy change 
intended. 

Recent Edits: Technical edits recommended by City staff after additional 
internal review. No policy change 

 
(.XXX)  Lot, Corner: A lot either (1) where two intersecting lot lines both abut a street or 

private drive or (2) where the shortest lot line abuts a tract with a non-vehicular 
pathway and an intersecting lot line abuts a street or private drive. Private drives 
which are bounded on two sides by a single lot shall not be considered in determining 
if a lot is a corner lot. 

 
(.XXX) Lot, Through: A lot where multiple non-intersecting lot lines abut a street, other than a 

freeway, or private drive. Any lot, except a corner lot, that abuts two or more streets or 
private drives other than a freeway. Private drives which are bounded on two sides by a 
single lot shall not be considered in determining if a lot is a through lot. 

 
(.XXX) Lot, Front: The boundary line of a lot abutting a street, other than a boundary line along 

a side or rear yard. If the lot does not abut a street, the narrowest boundary line shall be 
considered to be the front.  

 
(.XXX) Lot Line, Front: Except for Corner Lots and Through Lots, the The boundary line of a lot 

abutting a street or private drive, other than a boundary line along a side or rear yard. If 
no boundary lines of a lot abut a street or private drive, but do abut a tract with a 
non-vehicular pathway with vehicle access to the lot provided via an alley, then the 
boundary line abutting the tract with a pathway is the Front Lot Line. the narrowest 
boundary line shall be considered to be the front. In the Village zone:the case of an 
interior lot, the lot line separating the lot from the public space, street or private drive, 
other than an alley. in In the case of a corner lot Corner Lot, the shortest lot line along a 
public space tract with a pathway, street or private drive, other than an alley. In the 
case of a Through Lot, the narrowest boundary line abutting a street or private drive, 
and if multiple boundary lines abutting a street or private drive are of the same 
length, the boundary line on the lower classification street, and if both of equal length 
and on the same street classification, the boundary line indicated as the front on a 
final plat.  A private drive bounded on two sides by a single lot shall not be considered 
in determining lot lines.  
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Amendment Description: Define live-work 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Clarifies allowance of live-work units as it relates to 
implementation of the Commercial Main Street. 

Rationale for Amendment 

Text: 

Establishes a clear definition for this type of use allowed in the 
Frog Pond East Commercial Main Street and elsewhere in the 
City. The definition is adapted from one from Oregon City with 
feedback from City staff that have worked with approval of 
other live-work units in Villebois and Town Center. 

Recent Edits: Established the definition for both Live-Work Dwelling Units, 
which would be limited to fifty percent of the Commercial Main 
Street frontage as well as Business-Integrated Dwelling Units, 
which adds additional flexibility to add accessory dwelling units 
to commercial spaces.  

  
(.XXX) Live-Work Dwelling Unit: A dwelling unit where (1) the ground-level front façade has a 

commercial-type store front determined by having at least sixty percent glazing and a 
permanent architectural cover over the entry (2) the interior along the building 
frontage is designed for workspace and no kitchen, bathroom, bedroom, closet, or 
storage is adjacent to the front façade and (3) all or a portion of the dwelling unit 
meets the commercial building code to support an accessory commercial or light 
industrial use. This is differentiated from a home occupation or home business in that 
the dwelling unit is specifically designed to accommodate a commercial or light 
industrial use, whereas a home occupation or home business takes place in a 
residential structure without such specific design. This is differentiated from a 
Business-Integrated Dwelling Unit in that in a Live-Work Dwelling Unit the residential 
and commercial uses are not required to be fully divided physically. 

(.XXX) Business-Integrated Dwelling Unit(s) (BIDU): A dwelling unit integrated with a non-
residential use where (1) the dwelling unit is the secondary use, (2) the dwelling unit 
does not exceed a ground floor footprint greater than an area equal to 40 percent of 
the ground floor non-residential use, (3) the dwelling unit is separated from the non-
residential use by a demising wall, and (4) the dwelling unit has direct interior entry 
from the non-residential use. Sometimes called a “Work-Live” Unit. This is 
differentiated from a Live-Work Dwelling Unit in that the dwelling unit must be fully 
divided from the non-residential use and that the space designed to be non-residential 
cannot be used for residential. 
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Amendment Description: Mobility-ready Definition 

Applicability: Citywide, but primarily Frog Pond East and South at this time 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Mobility-ready units is one of the “target” unit types identified 
to require a minimum of to help ensure accessible housing is 
available within the planned variety in Frog Pond East and 
South. 

Rationale for Amendment 

Text: 

The definition seeks to define a unit that can be adaptable for 
use of individuals with limited mobility without getting into 
details that would be under the jurisdiction of the building code 
like counter heights, doorway widths, and bathroom grab bars. 

Recent Edits: Refined to replace subjective “minimal stairs” with objective 
“up to two stairs” 

 
(.XXX) Mobility-Ready Unit: A dwelling unit with a kitchen, full bathroom, and bedroom on a 

single-level and that level is accessible from a parking space or public sidewalk 
without the use of stairs or with up to two stairs with space to add a wheelchair 
accessible ramp. 
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Amendment Description: Urban Form Type definitions 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Key definitions to implement the different residential urban 
forms identified in the Master Plan. 

Rationale for Amendment 

Text: 

Detailed definitions consistent with the language and intent in 
the Master Plan. 

Recent Edits: None 

  
(.XXX) Urban Form: The physical characteristics of an area determined by the bulk, 

placement, and spacing of buildings and related site improvements.  
 

(.XXX) Urban Form Type: In the Residential Neighborhood (RN) Zone, a categorization 
between different planned Urban Forms with Type 1 having the most urban look and 
feel and Type 3 having the least urban look and feel. 

 
(.XXX) Urban Form Type Designation: A designation applied to land within the Residential 

Neighborhood (RN) Zone that determines Urban Form Type and what lot and 
structure standards apply to guide Urban Form. 
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Amendment Description: Administrative review of multi-family structures 

Applicability: Citywide 

Impacted Code Section(s): 4.030 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the allowance of a wide variety of housing types, 
including various types of multi-family, throughout the Master 
Plan area. 

Rationale for Amendment 
Text: 

The language intends to provide clarity that all residential 
buildings are subject to administrative review. The primary 
policy change is making multi-family housing (apartments) 
throughout the City subject to administrative review consistent 
with other residential structures subject to clear and objective 
standards, rather than subject to Site Design Review like 
commercial and industrial buildings. Multi-family buildings with 
seven or more units will require Class II Administrative Review, 
which requires public notice. 
 
The new process for multi-family applies only to the building 
and the immediately surrounding site improvements like 
landscaping. Site design and layout for apartment complexes 
remains subject to Development Review Board review. 

Recent Edits: Minor typographical edits. 

 
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:  

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 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:  

4. Building permits for residential structures in residential zones not subject to 
Site Design Review, except for multi-family structures with seven or more 
units, single family dwellings, middle housing, and in the Village zone, row 
houses or apartments, meeting clear and objective zoning, siting, and design 
requirements standards 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.  

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 noted below. 
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 for a 
hearing:  

12. 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 

Attachment 1 City Council Work Session June 17, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 7 of 82 17

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

241

Item 2.



Design Review, meeting clear and objective zoning, siting, and design standards, and 
located on lots that have 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.  
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

Amendment Description: Clarify exceptions to open space requirements for multi-family 
development 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.01) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the broader code amendments allowing multi-family 
development to be reviewed similar to middle housing and 
detached single-family homes, which in turn supports the 
variety of housing throughout Frog Pond East and South called 
for in the Master Plan. 

Rationale for Amendment 
Text: 

These code edits avoid applying open space requirements to 
multi-family development twice, once when a subdivision or 
complex is approved, and once when a building permit is 
applied for. The new Subsection 2.c. makes clear that no 
additional open space requirements are applicable when a 
multi-family building is proposed in a previously approved 
subdivision or complex. 

Recent Edits: Modified applicability and review language to simplify and 
provide additional clarity regarding when the open space 
requirements do not apply. No change in policy. 

 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability and Review. 

1. The open space standards of this subsection shall apply to all residential development with the 
following exceptions:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the open space requirements.  

b. Development within a previously approved Stage II Planned Development area so long as 
the Gross Development Area of the Stage II Planned Development area does not 
increase, the land being developed was previously designated for residential 
development, and there is no decrease in area of the previously approved required open 
space. 

2. The amount and location of open space required in this subsection is determined at the time of Stage 
II Final Plan review. 

3. The design of required open space is reviewed through Site Design Review. 

. . . 
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D. Required Open Space Characteristics: 

. . . 

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

. . .  

Amendment Description: Clarify stormwater facilities in the right-of-way do not count 
as required open space 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.01) 

Relationship to Frog Pond 

East and South Master Plan: 

None, except that it will ensure required open space planned 
is provided consistent with this citywide update. 

Rationale for Amendment 
Text: 

Minor edit to be clear that stormwater facilities in the right-of-
way do not count as required open space, which is the same 
approach to other landscaped areas within the public right-of-
way. 

Recent Edits: None 

 

c. Non-fenced vegetated stormwater features outside the public right-of-way. 

. . . 
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(.02) Building Setbacks (for Fence Setbacks, see subsection .08). The following provisions apply unless otherwise 
provided for by the Code or a legislative master plan.  

A. For lots over 10,000 square feet: 

. . . 

7. Cottage Cluster and ADU Setbacks: Setbacks in 1.—3. and 6. above do not apply to cottage 
clusters and ADUs. For cottage clusters and ADUs, minimum front, rear, and side setbacks are 
ten (10) feet.  

. . . 

B. For lots not exceeding 10,000 square feet: 

. . . 

7. Cottage Cluster and ADU Setbacks: Any minimum setback in 1.—3. or 6. above that would exceed 
ten feet for a cottage cluster or ADU shall be ten feet.  

. . . 

  

Amendment Description: Consistent setback allowance for ADUs 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the Master Plan direction of removing barriers to 
development of ADUs. 

Rationale for Amendment 

Text: 

Ensures larger rear yard setbacks are not a barrier to ADU 
development everywhere they are permitted by establishing 
that a 10-foot rear setback is allowed in zones otherwise 
requiring a larger rear yard setback for purposes of 
constructing an ADU. The language also applies to other 
setbacks, including front and side. However, side setbacks are 
generally already 10-feet or less, and ADUs have historically 
not been built frequently in front yards. 

Recent Edits: None 
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(.05) Off Street Parking. Off-street parking shall be provided as specified in Section 4.155 Residential Stormwater 
Design Standards: 

A. Purpose. The purpose of these standards is to protect the public health and welfare by appropriate 
management of stormwater to prevent flooding and property damage, and the pollution of streams, 
groundwater, wetlands, and other natural water features through the use of low impact 
development design and decentralized stormwater treatment and flow control as required by the 
City’s NPDES MS4 permit. The purpose of these standards, further, is to thoughtfully integrate the 
design of stormwater management facilities into the overall design of neighborhoods. These 
standards work in concert with related Public Works Standards and intend to better integrate the 
Public Works Standards requirements with land use planning and site layout. 

B. Low Impact Development. All stormwater management facilities for treatment and flow control shall 
follow low impact development design standards. 

Amendment Description: Remove redundant parking standards reference 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.05) existing parking language removed and replaced 
with stormwater standards. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The language is redundant. 

Recent Edits: None 

Amendment Description: Establish residential stormwater design standards 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.05) existing language replaced in its entirety. 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with the stormwater component of the Master 
Plan and the assumption of land area dedicated to 
stormwater in the calculations for minimum unit and variety 
requirements (in 4.127 (.06) Table 6B). 

Rationale for Amendment 

Text: 

The language aims to clearly express the City’s stormwater 
design requirements within the Development Code to provide 
greater clarity to the development community on the City’s 
stormwater policy and how it interacts with residential 
development. This does not represent a change to the City’s 
current policies as implemented through the Public Works 
standards. 

Recent Edits: Minor edits for readability and clarity. 
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C. Sizing. Stormwater management facility sizing requirements shall be determined in accordance with 
the City’s Public Works Standards. Use of impervious area reduction strategies in the Standards, 
including pervious hard surfaces and green roofs and tree credits, is encouraged. 

D. Locating. Stormwater management facilities are required to be integrated with development. 
Stormwater management facilities shall be located in the following areas of a residential 
development unless conflicting uses have locational priority as outlined in standard E.  The location 
of stormwater management facilities shall be prioritized in the following order, with 1. (a.-f.) being 
the highest priority, and 2. (a.-b.) being the lowest priority. High priority locations shall be used to 
the maximum extent practicable, as determined by the City Engineer or their authorized 
representative, prior to considering lower priority locations. 

1. High Priority: 

a. Collector and arterial street medians and planter strips where parallel on-street parking 
is not permitted; 

b. Curb extensions on local streets and other local street curb areas greater than 6 feet in 
width; 

c. Unpaved areas within five feet of an alley curb; 

d. Shoulder/planter areas along midblock bike and pedestrian connections, and other off-
street trails not otherwise part of larger green spaces and parks; 

e. Edges and buffers around parks and open space; and 

f. Landscaped areas between buildings and the right-of-way that are owned by a 
homeowners association or similar entity (e.g., common areas, courtyards, pocket 
parks). 

2. Lower priority: 

a. Landscaped areas within five feet of building foundations except for detached single-
family homes, middle housing and their accessory structures; and 

b. Separate landscape tracts for stormwater facilities.  

E. Conflicting Uses Prioritized Over Stormwater Management Facilities. The placement of one or more 
of the following uses shall be prioritized over stormwater management facilities required under D. if 
a feasible alternative location for the conflicting use is not available. 

1. Street trees or other required landscape trees meeting the spacing standards in Section 4.176, 
including area for root growth of at least 40 square feet per tree; 

2. Street lights and other required lighting, including a buffer around the base of the light as 
required by Portland General Electric;  

3. Fire hydrants and Fire Department Connections (FDCs); 

4. Manholes, clean outs, pedestals, and vaults for public and franchise utilities; 

5. Pedestrian walkways and bicycle paths; 

6. Public Utility Easements for gas, electricity, and communication; and 

7. Minimum area of usable open space required under Subsection (.01) above. While small, 
unfenced stormwater management facilities may be integrated into these spaces, they shall not 
represent more than 10% of the required usable open space and shall have a secondary purpose 
beyond just stormwater management (e.g. boundary between two different active uses, an 
intermittent play/storm stream, design element at the entrance or edge of the active open 
space). 
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F. Typically Prohibited Design Elements. To support the integration of stormwater facilities into site 
design, the following design elements are prohibited  unless they are approved by the City Engineer, 
or their authorized representative, as part of a waiver request; 

1. Fences. 

2. Retaining walls over two feet in height. 

G. Waivers to the Standards of this Subsection. The City Engineer, or their authorized representative, 
may waive the requirements in Subsection B., D., or F. above subject to substantial evidence being 
provided in the record to support the following findings: 

1. To the extent practicable, the design continues to provide for decentralized treatment and flow 
control.  

2. If a proprietary stormwater management system is proposed, such use is necessary and the 
minimal necessary to address technical issues and/or a site constraint (e.g., high groundwater 
level, contaminated soil, steep slopes).  

3. If a fee in lieu is proposed, it is in support of a City stormwater project within the same sub-basin. 
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(.07) Fences: 

. . .  

 

E. When fences create an enclosed side yard area five feet or less in width, gates or other openings 
shall be provided creating a through connection to either a rear yard or alley. 

. . . 

 

  

Amendment Description: Special requirements for narrow fenced areas. 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.07) 

Relationship to Frog Pond 

East and South Master Plan: 

Accommodates a variety of housing configurations as called 
for in the Master Plan. 

Rationale for Amendment 

Text: 

This language, together with new language in Chapter 6, 
nuisances, provides a simple means to ensure narrow fenced 
areas are maintained and do not become nuisance areas. The 
concept is that ensuring access will increase use and with 
increased use there is a greater propensity for maintenance. 

Recent Edits: None 
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(.10) Accessory Dwelling Units: 

A. Accessory Dwelling Units, are permitted subject to standards and requirements of this Subsection.  

B. Standards: 

1. Number Allowed.  

a. For detached single-family dwelling units and for townhouses on lots meeting the 
minimum lot size for detached single-family in the zone: One per dwelling unit.  

b. For all other dwelling units: None.  

2. Maximum Floor Area: per definition in Section 4.001, 800 square feet of habitable floor area. Per 
Subsection 4.138(.04)C.1., in the Old Town Overlay Zone the maximum is 600 square feet of 
habitable floor area. Larger units shall be subject to standards applied to duplex housing.  

3. Accessory dwelling units shall be on the same lot as the dwelling unit to which they are 
subordinate.  

4. Accessory Dwelling Units may be either attached or detached, but are subject to all zone 
standards for the underlying zone except that ADUs are exempt from lot coverage maximums 
setbacks, height, and lot coverage, unless those requirements are specifically waived through the 
Planned Development waiver or Variance approval processes.  

5. Design Standards: 

a. Roof pitch shall be 4:12 to 12:12. No flat roofs allowed.  

i. Where the primary dwelling unit has a roof pitch of less than 4:12 the minimum 
roof pitch does not apply.  

Amendment Description: Removing additional barriers to ADU development 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.10) 

Relationship to Frog Pond 

East and South Master Plan: 

Frog Pond East and South included ADU-focused work to 
better facilitate construction of these units that can provide a 
lower cost housing alternative throughout the city. The 
Master Plan work included identification of specific code edits 
that can further remove barriers to ADU development.  
Removing these barriers, together with variety requirements 
in Frog Pond East and South, will very likely result in ADU 
development at a higher level than elsewhere in the City. 

Rationale for Amendment 

Text: 

The specific changes to remove barriers to ADU development 
identified as part of the Frog Pond East and South Master Plan 
include: allowing ADUs for all townhouses, not just those on 
larger lots; exempting ADUs from maximum lot coverage 
requirements, which is a common regulatory barrier; and 
removing any special review process, making their review the 
same as detached homes or middle housing. 

Recent Edits: Edits to provide more clarity based on City staff feedback. No 
policy change. 
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b. Roof and siding materials shall match the respective material of one or more of the 
following: (1) the primary dwelling unit on the same lot, (2) a primary dwelling unit on an 
immediately adjacent lot, or (3) a primary dwelling unit within the same subdivision.  

i. For the purpose of the requirement to match material, fiber cement siding 
made to appear like wood, stucco, or masonry may be used to match wood, 
stucco, or masonry respectively.  

c. Where design standards established for a zone or overlay zone are more restrictive and/or 
extensive than a. and b. above the more restrictive and/or extensive design standards shall 
apply. This includes design standards for the Village (V) Zone, the Residential Neighborhood 
(RN) Zone, and the Old Town Overlay Zone.  

6. Where an Accessory Dwelling Unit is proposed to be added to an existing residence and no 
discretionary land use approval is being sought (e.g., Planned Development approval, Conditional 
Use Permit approval, etc.) the application shall require the approval of a Class I Administrative 
Review permit. ADUs are reviewed for compliance during the building permit review process. 

7. Authorization to develop Accessory Dwelling Units does not waive Building Code requirements. 
Increased firewalls or building separation may be required as a means of assuring adequate fire 
separation from one unit to the next. Applicants are encouraged to contact, and work closely 
with, the Building Division of the City's Community Development Department to assure that 
Building Code requirements are adequately addressed.  

8. Each accessory dwelling unit shall provide complete, independent permanent facilities for living, 
sleeping, eating, cooking, bathing and sanitation purposes, and shall have its own separate 
secure entrance.  

9. Reserved.  

10. Accessory dwelling units may be short-term rentals, but the owner/local operator must be in 
compliance with Chapter 7 of Wilsonville Code, which may include an active business license with 
the City of Wilsonville for a short-term rental business and payment of all applicable lodging and 
other taxes.  
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(.14) Design Standards for Detached Single-family and Middle Housing.  

 

A. The standards in this subsection apply in all zones, except as indicated in 1.—2 3. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or the Frog Pond 
West neighborhood in the Residential Neighborhood Zone, as these zones/areas have their own 
variety standards, except that the standards do apply to middle housing development with 
multiple detached units on a single lot for which the standards of these zones/areas do not 
address.  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

3. The window standards for triplexes, quadplexes, and townhouses in Subsection D. 2. And E. 3. 
do not apply in the Village Zone or the Frog Pond West neighborhood in the Residential 
Neighborhood Zone as these zones/areas have their own related standards applicable to all 
single-family and middle housing. 

. . . 

  

Amendment Description: Clarify applicability of certain residential design standards by 
zone 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the applicability of design standards for the variety 
of housing types called for in Frog Pond East and South in the 
Master Plan. 

Rationale for Amendment 

Text: 

The minor edits provide more clarity to where alternative 
design standards are provided and thus the citywide 
standards do not apply. This includes being clear of all the 
standards that do apply in Frog Pond East and South. 

Recent Edits: Minor edits for readability and clarity. 
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D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

. . .  
 

 

3. Garages and Off-Street Parking Areas. The combined width of all garages (measured from the 
interior of the garage door frame) and outdoor on-site parking and maneuvering areas shall not 
exceed a total of 50 percent of any street frontage (other than an alley) (see Figure 6. Width of 
Garages and Parking Areas).  

. . . 

F. Standards applicable to Cottage Clusters.  

. . . 

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

. . . 

d. Garages and carports. 

. . . 

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width as measured from the interior of the garage door frame.  

G. Standards applicable to Cluster Housing besides Cottage Clusters.  

. . . 

4. Garages and Off-Street Parking Areas. The combined width of all garages (measured from the 
interior of the garage door frame) and outdoor on-site parking and maneuvering areas shall not 
exceed a total of 50 percent of any street frontage (other than an alley). Garages and off-street 
parking areas that are separated from the street property line by a dwelling are not subject to 
this standard. (See Figure 6. Width of Garages and Parking Areas).  

. . . 

  

Amendment Description: Clarify measurement of garage doors 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14)  

Relationship to Frog Pond 

East and South Master Plan: 

None, but ensures consistency in implementing similar 
standards throughout the City, including Frog Pond East and 
South. 

Rationale for Amendment 

Text: 

These minor edits provide consistency with similar proposed 
amendments in the RN Zone (Section 4.127) text. 

Recent Edits: None 
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J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request a waiver as part of Site Design Review by the Development 
Review Board of a proposed design. In addition to the waiver criteria in Sections 4.118 and 4.140 and 
applicable Site Design Review Standards, affirmative findings shall be made that the following 
standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.; and  

4. The request remains substantially consistent with any legislative master plan the property is 
included within. 

  

Amendment Description: Clarify process for alternative discretionary review of 
residential design standards 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14) J. 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with language in the RN Zone (4.127) related to the 
Master Plan language regarding alternative discretionary 
review. 

Rationale for Amendment 
Text: 

Minor edits provide clarity for process to require alternative 
discretionary review of residential design standards. 

Recent Edits: None 
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(.15) Design Standards for Multi-Family Housing: 

A. Purpose and Intent. The purpose of the multi-family design standards is to create and maintain 
street frontages that are varied and attractive, create an environment that is conducive to 
walking, and provide natural surveillance of public spaces. The standards will also promote 
building details in multi-family development that provide visual interest, contribute to a high-
quality living environment for residents, give a sense of quality and permanence, and enhance 
compatibility with the surrounding community. The design standards also aim to create 
consistency with design standards for other residential unit types that multi-family housing 
may be built adjacent to. 

B. Applicability. These standards apply to all multi-family development except for the following: 

1. Mixed-use buildings that include ground floor commercial and multi-family residential 
above. 

2. Multi-family buildings in the Village and Town Center Zones which are subject to zone-
specific standards in either Section 4.125 or 4.132. 

C. Entrance Orientation. 
1. At least one main entrance for each multi-family structure must either meet the 

standards in subsections a. and b. below, or must meet the alternative standard in 
subsection C.2. 
a. The entrance must be within eight feet of the longest street-facing exterior 

wall of the structure; and  
b. The entrance must either:  

i. Face the street;  
ii. Be at an angle of up to 45 degrees from the street; or  
iii. Open onto a porch. The porch must:  

a. Be at least 25 square feet in area; and  

b. Have at least one entrance facing the street or have a roof.  

Amendment Description: Design standards for multi-family housing 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.15) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the applicability of design standards for the variety 
of housing types called for in Frog Pond East and South in the 
Master Plan. 

Rationale for Amendment 
Text: 

The detailed design standards allow for the administrative 
review of multi-family development consistent with how 
other residential development is reviewed. The standards 
below were adapted by expert consultants from the design 
standards for buildings of similar bulk in the City’s existing 
design standards, particularly townhouses. In addition, 
consideration was given for typical larger parking areas for 
multi-family development. 

Recent Edits: Clarification of applicability, particularly related to mixed-use 
buildings and the Village and Town Center zones. Minor edits 
to increase clarity. 
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2. Alternative standard. As an alternative to subsection 1., a main entrance to a multi-
family structure may face a courtyard if the courtyard-facing entrance is located 
within 60 feet of a street and the courtyard meets the following standards: 
a.  The courtyard must be at least 15 feet in width; 
b. The courtyard must abut a street; and 
c. The courtyard must be landscaped or hard-surfaced for use by pedestrians. 

D.  Windows. A minimum of 15 percent of the area of all public-facing façades must include 
windows or entrance doors. Façades separated from the street or public space by a dwelling 
are exempt from meeting this standard. Required windows shall be clear glass and not 
mirrored or frosted, except for bathrooms.  

E. Articulation.  
1. Minimum Articulation. All public-facing façades shall incorporate a selection of the 

following design elements at a minimum interval of every 30 feet. The minimum number 
of design elements from this list that will be required is determined by dividing the 
façade length (in feet) by 30 and rounding up to the nearest whole number.  
a. Varying rooflines.  
b. Offsets of at least 12 inches.  
c. Balconies.  
d. Projections of at least 12 inches and width of at least three feet.  
e. Porches.  
f. Entrances that are recessed at least 24 inches or covered.  
g. Dormers at least three feet wide.  

2. Articulation Element Variety. Different articulation design elements shall be used as 
provided below, based on the length of the facade. For the purpose of this standard, a 
"different element" is defined as one of the following: a completely different element 
from the list in subsection E.1. above; the same element but at least 50 percent larger; or 
varying rooflines that are vertically offset by at least three feet.  
a. Where two to four elements are required on a façade by E.1., at least two different 
elements shall be used.  
b. Where more than four elements are required on a façade by E.1., at least three 
different elements shall be used.  

F.  Pedestrian Access and Circulation. The following standards are intended to ensure safe and 
efficient circulation for pedestrians within multi-family development. 
1. Each multi-family development shall contain an internal pedestrian circulation system 

that makes connections between individual units and parking areas, green focal points 
and other common open space areas, children’s play areas, and public rights-of-way. All 
pedestrian connections (walkways) shall meet the following standards: 

a.  Except as required for crosswalks, per subsection 3., where a walkway abuts a 
vehicle circulation area, it shall be physically separated by a curb that is raised 
at least six inches or by bollards. 

b. Walkways shall be constructed of concrete, asphalt, brick or masonry pavers, 
or other hard surface, and not less than five feet wide. 

2. All walkways shall comply with the requirements of the Americans with Disabilities Act. 
3. In order to provide safe crossings of driveways and parking areas, crossings shall be 

clearly marked with either contrasting paving materials (such as pavers, light-color 
concrete inlay between asphalt, or similar contrasting material) or reflective striping that 
emphasizes the crossing under low light and inclement weather conditions. 

4. Pedestrian connections shall be provided between buildings within the development, and 
between the development and adjacent rights-of-way, transit stops, parks, schools, and 
commercial developments. At least one connection shall be made to each adjacent street 
and sidewalk for every 200 linear feet of street frontage. Sites with less than 200 linear 
feet of street frontage shall provide at least one connection to the street and/or 
sidewalk. 
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G. Off-Street Parking Location and Design. The following standards are intended to support a 
pedestrian-friendly street environment and to minimize the visual impacts of parking areas and 
garages. 
1. Off-street parking spaces and drive aisles shall not be located in the Front Yard. 
2. Off-street parking areas shall not occupy more than 50% of the total length of each street 

frontage as measured 20 feet from the street property line. Drive aisles without adjacent 
parking spaces and not between buildings and the street do not count as parking areas 
for the purposes of this standard. 

3. Off-street parking spaces shall not be located within ten feet of any property line, except 
alley property lines. Driveways and drive aisles necessary to connect to the street are 
permitted within ten feet of property lines. 

4. Landscaping, fencing, or walls at least three feet tall shall separate parking areas from 
useable open space, green focal points, and public streets (except alleys). 

5. If garages are attached to a street-facing facade, they may not be located closer to the 
street property line than the building facade.  

6. Driveways associated with attached garages that take direct individual access from a 
public or private street must meet the townhouse driveway and access standards in 
Subsection 4.113 (.14) E. 5.  For the purpose of those standards, each individual multi-
family garage shall meet the standards applicable to a townhouse or townhouse lot. 
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Amendment Description: Clarify that residential design standards are among the 
standards subject to waivers 

Applicability: Citywide 

Impacted Code Section(s): 4.118 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the allowance for alternative discretionary review 
called for in the Master Plan. 

Rationale for Amendment 

Text: 

Residential design standards did not exist in the way they do 
now when this code language in Section 4.118 was created. This 
provides clarity that an applicant can apply for a waiver for 
residential design standards. 

Recent Edits: None 

 
4.118 Standards Applying to all Planned Development Zones 

 
(.03) Notwithstanding the provisions of Section 4.140 to the contrary, the Development 

Review Board, in order to implement the purposes and objectives of Section 4.140, and 
based on findings of fact supported by the record may:  
A. Waive the following typical development standards: 
 . . . 

13. Architectural design standards, including residential design standards; 
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Amendment Description: Consistent setback allowance for ADUs 

Applicability: Citywide 

Impacted Code Section(s): 4.120 and 4.123 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the Master Plan direction of removing barriers to 
development of ADUs. 

Rationale for Amendment 

Text: 

Ensures larger rear yard setbacks are not a barrier to ADU 
development everywhere they are permitted by establishing 
that a 10-foot rear setback is allowed in zones otherwise 
requiring a larger rear yard setback for the purposes of 
constructing an ADU. 

Recent Edits: None 

Section 4.120 (.05) FDA-H Dimensional Standards 

E. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard 
setbacks may be reduced to three feet. Minimum front and rear setback for ADUs is 10 feet.  

Old Town Residential Design Standards footnote (noted by *) on page 19 

For cottage clusters and ADUs, minimum front and rear setbacks are 10'.  
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Section 4.127. Residential Neighborhood (RN) Zone. 

. . . 

(.02) Permitted uses: 

A. Open Space.  

Amendment Description: Updated residential permitted uses for RN Zone 

Applicability: The entirety of Frog Pond, however there is no change to 
permitted uses in Frog Pond West 

Impacted Code Section(s): 4.127 (.02)  

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the variety of residential unit types encouraged in the 
Master Plan 

Rationale for Amendment 

Text: 

Rather than the prior allowed unit types one by one, this 
revised language reflects that the entire array of unit type are 
allowed, and then addresses certain limitations including: 
existing restrictions in Frog Pond West from the Frog Pond 
West Master Plan, the variety standards for Frog Pond East, 
and the commercial nature of the Commercial Main Street 
area. 

Recent Edits: The list was renumbered to increase readability. 

 
B. Residential dwelling units with the following limitations:  

1. Frog Pond West Neighborhood: 

a. During initial development: 

i. a maximum of two townhouses may be attached, except on corners, a maximum of 
three townhouses may be attached.  

ii.  triplexes are permitted only on corner lots and quadplexes are not permitted.  

iii. only two-unit cluster housing is permitted except on corner lots where three-unit cluster 
housing is permitted.  

b. Multi-family dwelling units are not permitted within the Frog Pond West 
Neighborhood, consistent with the Frog Pond West Master Plan.  

2. In the Frog Pond East and South Neighborhoods, the extent and mix of different types of 
dwelling units is limited and controlled by the variety standards in Subsection (.06) C. – E. and 
related standards. 

3. Only multi-family dwelling units in a mixed-use development are allowed in the Commercial 
Main Street area as described in Subsection (.07) A. 1. and shown in Figure A-7. Ground-floor 
residential units are required to be live-work and in aggregate are limited to a maximum of 50% 
of the building frontage along SW Brisband Street.  

 C. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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Amendment Description: Define permitted uses for the Commercial Main Street in Frog 
Pond East 

Applicability: Commercial Main Street area of Frog Pond East 

Impacted Code Section(s): 4.127 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the Commercial Main Street requirement from 
the Master Plan 

Rationale for Amendment 

Text: 

The language intends to clearly layout the amount of the 
ground floor space for the Commercial Main Street that must 
be commercial and what is a permitted commercial use that 
counts toward that minimum amount requirement. 

Recent Edits: Updated the list to add all relevant uses allowed in Town 
Center based on PC and staff comments. Added the allowance 
of Business-Integrated Dwelling Units for anywhere in the 
Brisband Main Street. 

 

D. For the Commercial Main Street area described in Subsection (.07) A. 1. and shown in Figure A-7, the 
ground floor allows commercial uses listed under 1.-7. below. Drive-through commercial uses are 
prohibited. A minimum of 50% of the building frontage along SW Brisband Street must be occupied by 
these uses with the remainder of the frontage allowed to be live-work multi-family dwelling units 
consistent with B. 7. above. 

1. Retail sales and service of retail products, under a footprint of 30,000 square feet per tenant.  

2. Office, including medical facilities.  

3. Personal and professional services.  

4. Child and/or day care.  

5. Food or Beverage service (e.g., restaurants, cafes, brewpubs, bars).  

6.   

7. Community services and community centers.  

8. Commercial recreation. 

9. Religious institutions. 

10. Business-Integrated Dwelling Units accessory to uses listed 1.-9. above. 

. . . 
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(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement legislative 
master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

Amendment Description: Clear and Objective Identification of the Subdistrict 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.05) 

Relationship to Frog Pond 

East and South Master Plan: 

Subdistricts are a key regulatory and design component 
identified in the Master Plan. This language provides the 
necessary detail to ensure there is clarity in the boundaries of 
the subdistricts, which in turn is the basis for housing variety 
requirements and other standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave too much 
unclarity for specific boundaries. Text was added to 
supplement the map to clearly define the boundaries for the 
subdistricts. 

Recent Edits: None 

 

2. The area of the Frog Pond East and South Master Plan is divided into subdistricts described 
below, as shown for reference in Figure A-5: 

 a. Subdistrict E1. The area south of SW Kahle Road and the BPA Easement, east of SW 
Stafford Road, and north of an existing east-west property line approximately 1,232 feet north 
of SW Advance Road and 1,315 south of SW Kahle Road. 

 B. Sudistrict E2. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, and west of a creek intersecting SW Kahle Road approximately 1,580 feet east of SW 
Stafford Road. 

 C. Subdistrict E3. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, east of Subdistrict E2, and west of and abutting the eastern edge of the Master Plan 
area. 

 D. Subdistrict E4. The area south of Subdistrict E1, east of SW Stafford Road, north of 
SW Advance Road, and west of future 63rd Avenue extension from the intersection of SW 
Advance Road and SW 63rd Avenue north to Subdistrict 1. 

 E. Subdistrict E5. The area south of Subdistrict E1 and the BPA Easement, east of 
Subdistrict E4, north of SW Advance Road, and west of future 60th Avenue extension from the 
intersection of SW Advance Road and SW 60th Avenue north to the BPA Easement. 

 F. Subdistrict E6. The area south of the BPA Easement, east of Subdistrict E5, north of 
SW Advance Road, and west of and abutting the eastern edge of the Master Plan area. 

 G. Subdistrict S1. The area south of SW Advance Road, east of and abutting the western 
edge of the Master Plan area, north of the Meridian Creek Middle School property, and west of 
SW 63rd Avenue. 
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 H. Subdistrict S2. The area south of SW Advance Road, east of SW 60th Avenue, and 
north of an existing property line approximately 956 feet south of SW Advance Road, and west 
of and abutting the eastern edge of the Master Plan area.  

 I. Subdistrict S3. The area south of Subdistrict S2, east of SW 60th Avenue, north of SW 
Kruse Road, and west of and abutting the eastern edge of the Master Plan area. 

 J. Subdistrict S4. The area south of the Meridian Creek Middle School property, east of 
and abutting the western edge of the Master Plan area, north of and abutting the southern edge 
of the Master Plan area, and west of SW 60th Avenue. 

 

Figure A-5. Frog Pond East and South Land Uses and Subdistrict Boundaries 

  

SW Kruse Road 
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Amendment Description: Clarification that certain existing code language relates only to 
Frog Pond West. 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.06) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures existing language applicable to Frog Pond West is 
clearly separate from new language for Frog Pond East and 
South implementing the Master Plan. 

Rationale for Amendment 
Text: 

Insert the necessary references clarifying what language only 
applies to the Frog Pond West neighborhood. 

Recent Edits: Simplified title, aligned language for Frog Pond West 
calculations with practice. 

 

(.06) Development Allowances: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code and 
applicable provisions of an approved legislative master plan.  

1. For initial development of the Frog Pond West Neighborhood, Table 6A in this Code and Frog 
Pond West Master Plan Table 1 establish the minimum and maximum number of residential lots 
for the sub-districts.  

2. For areas that are a portion of a sub-district in the Frog Pond West Neighborhood, the minimum 
and maximum number of residential lots are established by determining the proportional gross 
acreage outside of the SROZ and applying that proportion to the minimums and maximums listed 
in Table 1. The maximum density of the area may be increased, up to a maximum of ten percent of 
what would otherwise be permitted, based on an adjustment to an SROZ boundary that is 
consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district in the Frog Pond West 
Neighborhood when it is demonstrated that the reduction is necessary due to topography, protection of 
trees, wetlands and other natural resources, constraints posed by existing development, infrastructure 
needs, provision of non-residential uses and similar physical conditions.  

Table 6A. Minimum and Maximum Residential Lots by Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  
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Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  
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Amendment Description: Minimum Unit Table 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures minimum of 1325 units are built consistent with a 
Metro Condition of Approval. Establishes minimum amounts 
of certain target unit types consistent with Implementation 
Measure 4.1.7.D 2. c. and d. to require minimum amounts of 
target unit types and middle housing. The table sets the 
minimums at the subdistrict and tax lot level consistent with 
Implementation Measure 4.1.7.D. 2. a, which ensures this 
variety is achieved throughout the planning area.  

Rationale for Amendment 

Text: 

Table 6B incorporates a number of requirements into a single 
table for ease of reference of different requirements, with 
minimums listed by the smaller of subdistrict or tax lot as 
directed in the Master Plan.  
 
The minimum unit count of 1325 is proportioned to each 
subdistrict or tax lot based on the amount of assumed net 
area in each Urban Form Type, with subdistricts or tax lots 
with Urban Form Type 1 receiving proportionally the most and 
Urban Form Type 3 receiving proportionally the least.  
 
Rather than establish formulas that could cause future 
uncertainty, the table does the math and just states the 
answer of the formula. The minimum required of middle 
housing, small units, and mobility-ready units are listed as 
numbers, calculated from an assumed moderate buildout, and 
rounded up to the next whole number. Moderate buildout 
represents 125% of the minimum buildout. The set 
percentage for middle housing is 20%, small units is 5%, and 
mobility-ready units is 10%. These percentages are as 
recommended by the project team and reviewed by the 
Planning Commission and City Council in work sessions.  

Recent Edits: Updating the minimums based on revised and simplified 
model, using a standardized assumed density for each Urban 
Form Type rather than a previous more complicated formula 
that made assumptions about housing types. Also, updated 
footnote references to ensure accurate and complete. 

 

C.  Table 6B establishes the minimum number of housing units that must be developed within each 
subdistrict and tax lot in the Frog Pond East and South neighborhoods. This includes the 
minimum number of units of various housing types needed to ensure a variety of housing 
options throughout the neighborhoods consistent with the Frog Pond East and South Master 
Plan. Housing unit types are defined in Section 4.001 and the footnotes to Table 6B. 
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Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total Number 
of Units 

Minimum 
Number of 
Middle 
Housing 
Units A, B, G 

Minimum 
Number of 
Small Units 
B, C, D,  G 

Minimum Number of 
Mobility-Ready 
UnitsB, C, E, F, H 

 

E1  104 26 7 13 

E2  110 28 7 14 

E3  133 34 9 17 

E4 H 211    

E4 TL 1101 
(portion) I 

185 15 4  8 

E4 TL 1200  24 6 2 3 

E4 TL 1000 2 1J 1J 0 

E5  227 57 15 29 

E6  141 36 9 18 

S1  25 7 2 4 

S2E 91    

S2 TL 1000 
28050 SW 
60th Ave 

6 2J 1J 1J 

S2 TL 800 
5890 SW 
Advance 
Rd 

6 2J 1J 1J 

S2 TL 500 
5780 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 300 
5738 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 100 
5696 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 900 5 2J 1J 1J 

S2 TL 700 33 9 3 5 

S2 TL 400 4 1J 1J 0 

S2 TL 200 4 1J 1J 0 

S2 TL 1100 
28152 SW 
60th Ave 

5 2J 1J 1J 

S2 TL 1200 5 2J 1J 1J 
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S2 TL 1300 
28300 SW 
60th Ave 

8 2J 1J 1J 

S3 E 125    

S3 TL 1400 
28424 SW 
60th Ave 

25 7 2J 4 

S3 TL 1500 
28500 SW 
60th Ave 

25 7 2J 4 

S3 TL 1600 8 2J 1J 1J 

S3 TL 1800 
28668 SW 
60th Ave 

8 2J 1J 2J 

S3 TL 1700 
28580 SW 
60th Ave 

10 3 1J 2J 

S3 TL 1900 
5899 SW 
Kruse Rd 

33 9 3 5 

S3 TL 2000 
5691 SW 
Kruse Rd 

16 4 1J 2J 

S4 D 158    

S4 TL 2600 35 9 3 5 

S4 TL 2700 
28901 SW 
60th Ave 

123 31 8 16 

Notes: (see following pages with explanatory information)  
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Amendment Description: Table 6B Note Re: Clarification that certain middle housing 
that is substantially the same as detached single-family homes 
does not count as middle housing for the purpose of Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. d. to require 
middle housing. Without the clarification, a loophole would 
exist to allow units that are substantially the same as 
detached single-family homes to be counted toward the 
middle housing requirement. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that a certain type of middle 
housing called cluster housing can be substantially similar to 
detached single-family homes and, while technically middle 
housing by definition, should not be counted for middle 
housing for the purpose of the middle housing requirement in 
Table 6B due to its similarity to detached single-family units. 

Recent Edits: Footnote was expanded to provide additional clarity about the 
purpose of the footnote and the scenarios in which Cluster 
Housing can count towards meeting the minimum amount of 
required Middle Housing. Some language was further 
simplified for clarity. 

 

A  Cluster Housing is among the housing types defined as Middle Housing in Section 4.001, but only 
Cluster Housing meeting one of the criteria in this footnote shall be counted as Middle Housing for 
the purpose of meeting the minimum number of Middle Housing units in Table 6B. The purpose of 
this requirement is to prevent Cluster Housing that is substantially the same as Single-family 
Dwelling Units from being counted. 

Criteria to Determine if Cluster Housing can be counted towards the minimum number of Middle 
Housing units in Table 6B: 

Criterion 1: No Middle Housing Land Division is dividing the lot on which the Cluster Housing is 
placed. A future land division is not considered if it occurs at least three years after occupancy is 
granted for the last unit on the lot.  

Criterion 2: A Middle Housing Land Division is proposed but at least of half of the resulting Middle 
Housing Land Division Units do not front on a street, tract with a private drive, or open space tract. 

Criterion 3: A Middle Housing Land Division is proposed, but more than half of the units on the lot 
on which the Cluster Housing unit or units are placed are attached Middle Housing units or 
Cottage Cluster units.  
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Amendment Description: Table 6B Note Re: Counting a single unit to meet multiple 
requirements in Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note B. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. Also, encourages 
certain desired housing types such as ADUs and cottages 
because they can be counted in multiple categories. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that when a unit happens to 
meet the definition of multiple of the target unit types it can 
be counted towards meeting each one for which it qualifies. 
For example, a single-level 900 square foot cottage in a 
cottage cluster would qualify to be counted as a middle 
housing unit, a small unit, and a mobility-ready unit. The 
language intends to incentivize units that represent a small 
portion of the existing housing supply, are much needed, and 
can meet multiple categories, such as ADUs. 

Recent Edits: None 

 

B. A single unit may be counted to meet the minimum requirement in multiple categories. For 
example, a 900 square foot cottage in a cottage cluster could be counted as a middle housing unit, 
a small unit, and a mobility-ready unit. 

Amendment Description: Table 6B Note Re: Defining Small Unit. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note C. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

“Small unit” is not defined elsewhere in the Code, while both 
middle housing and mobility-ready are. Rather than clutter 
the Table 6B heading with specifics about what qualifies as a 
“small unit” the definition is added as a footnote. The 1200 
square feet was found to be a threshold at which there has 
been a notable historic under production. 

Recent Edits: None 

 

C. Small units must be 1,200 square feet or less of Habitable Floor Area as defined in Section 4.001. 
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Amendment Description: Table 6B Note Re: Certain minimum requirements are only 
required for larger lots and when there is lot consolidation 
during development 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Notes D. E. and J. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. 

Rationale for Amendment 

Text: 

The notes clarifies and acknowledges that for certain small 
lots or developments minimum targets would be difficult to 
meet, but are less difficult when the lot area is combined with 
a larger development area.  

Recent Edits: Correcting a typo. Updated footnote J to state correctly state 
“shall not” rather than “shall”. 

 

D. Only required if the Net Development Area for the Stage I Master Plan area is greater than 2 acres 

E. Only required if the Net Development Area for the Stage I Master Plan area is greater than 5 acres 

J. Only required if tax lot is combined with another tax lot in a Stage I Master Plan. Multiple Stage I 
Master Plans for adjacent tax lots with the same owner or related owners (i.e. LLCs with the same 
ownership interest) shall not be allowed concurrently or within 12 months. 

Amendment Description: Table 6B Note Re: Flexibility to have an upstairs portion for a 
certain percentage of required mobility-ready units. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note F. 

Relationship to Frog Pond 
East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

Note added to give flexibility for developers to have units with 
an upstairs count as mobility-ready as long as the portion of 
the unit not accessed by stairs has everything to qualify as an 
independent mobility-ready unit. The allowance is limited to 
one third of mobility-ready units to ensure there is a healthy 
amount of smaller and fully mobility-ready units. 

Recent Edits: None 

 

F. Up to 33% of the minimum number of mobility-ready units, or up to 1 unit where only 1 or 2 units 
are required, may have portions of the habitable floor area accessible by stairs so long as the unit 
would still meet the definition of mobility-ready unit without the habitable floor area accessed by 
stairs. 
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Amendment Description: Table 6B Note Re: Flexibility to blend certain minimum 
requirements over subdistrict boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note G. and H. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

Note added to give flexibility for developers to blend 
requirements along subdistrict lines when the development 
includes all or portions of multiple subdistricts while not 
allowing a level of flexibility that would substantially decrease 
the variety throughout, including block-level type variety, 
called for in the Master Plan. 

Recent Edits:  Modified language to increase clarity and readability based 
on City staff review. Added additional clarity of required 
location of units subject to the credit, allowing mobility-ready 
units to be within a block, but requiring other credited units to 
be across the street and fronting the boundary street. 

 

G. Where a Stage I Master Plan area covers portions of multiple subdistricts, one of either the middle 
housing OR small unit requirement for a subdistrict may be partially or fully met by excess units 
meeting the requirement from a neighboring subdistrict within the same Stage I Master Plan so 
long as the following eligibility requirements are met: 

1. the unit category variety in Subsection (.06) E. will continue to be met for each Subdistrict or 
portion thereof.  

2. the minimum for the requirement in the subdistrict from which the excess is credited is 
exceeded by at least the same amount as is being counted in the receiving subdistrict so as to 
ensure no unit is counted towards meeting the minimum in both subdistricts. 

3. the number and type of units equal to the  amount credited are adjacent to the receiving 
subdistrict determined by being across a proposed shared property line at a subdistrict boundary 
or across and fronting the street where a street forms the subdistrict boundary. 

 

H. Where a Stage I Master Plan area covers portions of multiple subdistricts, the mobility-ready 
requirement for a subdistrict may be partially or fully met by counting excess mobility-ready units 
from a neighboring subdistrict within the same Stage I Master Plan so long as the following 
eligibility requirements are met: 

1. the minimum for the requirement in the subdistrict from which the excess is credited is 
exceeded by at least the same amount as is being counted in the receiving subdistrict so as to 
ensure no unit is counted towards meeting the minimum in both subdistricts. 

2. the number of mobility-ready units equal to the amount credited are near the receiving 
subdistrict determined by being within a block of the subdistrict boundary. 
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Amendment Description: Table 6B Note Re: Clarification concerning geography in which 
minimums must be met 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note I. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

This footnote is drafted to clarify that the minimum standards 
of multiple tax lots can be combined together as long as they 
are within the same subdistrict. This adds necessary flexibility 
and clarifies the intent is for the minimums to be focused on 
the subdistrict geography and are only provided for tax lot 
level out of necessity as some tax lots may develop 
independently. 

Recent Edits: None 

 

I. Where an application includes two or more adjacent tax lots within the same subdistrict, the 
minimum does not need to be met on each individual tax lot so long as the total number of units 
proposed for all the included tax lots within the same subdistrict is equal to or greater than the 
sum of the minimums in this table for the included tax lots.  
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Amendment Description: Adjusting Table 6B minimums when the development does 
not include as much net area as assumed. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C.  

Relationship to Frog Pond 

East and South Master Plan: 

Supports housing variety implementation in Table 6B 

Rationale for Amendment 

Text: 

In order to establish the clear and objective numerical 
requirements in Table 6B some assumptions had to be made. 
This included an assumption that the Net Development Area 
of each subdistrict and tax lot is equal to 70% of the Gross 
Development Area. The 30% non-net area includes 20% for 
public right-of-way and 10% for stormwater facilities. For 
most development the net area is expected to be 70% or 
more of gross. However, there may be unanticipated 
situations where the net is less than 70%, especially for 
smaller developments. This language is drafted to provide a 
clear calculation of what to do when the net is less than 
anticipated, thus providing less land for residential 
development making it difficult to meet the minimums. The 
simple calculation provided should be abundantly clear and 
prevent any uncertainty. 

Recent Edits: None 

 

1. As an alternative to Table 6B when the Net Development Area is less than 70% of the 
Gross Development Area, the applicant may adjust the minimum requirements in Table 
6B using the following steps: 

 Step 1. Determine the Reduction Ratio. Divide the Net Development Area by a number 
equal to 70% of the Gross Development Area, round to the nearest 100th. This is the 
Reduction Ratio. 

 Step 2. Multiply each applicable minimum in Table 6B by the Reduction Ratio 
determined in Step 1. Round each result up to the nearest whole number. These are 
the new alternative minimum requirements. 

  

Attachment 1 City Council Work Session June 17, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 40 of 82 50

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

274

Item 2.



Amendment Description: Establishing housing unit categories and types for Frog Pond 
East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) D. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 1 to permit a wide variety of housing types and 
Strategy 2 to categorize types of housing. 

Rationale for Amendment 

Text: 

The new subsection establishes the purpose of the housing 
variety standards and creates a table that clearly establishes 
the different categories and types of housing to be used in the 
variety standards 

Recent Edits: Minor edits to correct duplicative listing of cottage cluster. 

 

D. Housing Unit Types for Frog Pond East and South Neighborhoods 

1. Purpose: As further expressed in the Frog Pond East and South Master Plan, the variety 
requirements create opportunities for a variety of housing choices in each neighborhood and subdistrict 
focusing on mixing and integrating different housing choices throughout the Frog Pond East and South 
Neighborhoods rather than having separate areas for separate housing unit categories. 

2. Housing Unit Types and Categories for Housing Variety Standards are in Table 6C. 

Table 6C Housing Unit Categories and Types 

Multi-family Category  

Multi-family Types: 

• Elevator-served attached multi-family  

• Other attached multi-family (10 or more units per building) 

• Other attached multi-family (5-9 units per building) 
 

Middle Housing Category 

Middle Housing Types: 

• Townhouses and side by side duplex, triplex, quadplex 

• Stacked duplex, triplex, quadplex 

• Cluster housing, excluding cottage cluster, or mix of attached and detached middle housing. Does not include 
Cluster Housing classified as Other Detached UnitsA. 

• Cottage cluster 

Accessory Dwelling Units (ADUs) Category 

ADU Types: 

• All ADUs 

Other Detached Units Category 

Other Detached Units Types: 

• All other detached units including detached single-family homes, cluster housing that looks and functions 
similar to single-family detached unitsA , and detached multi-family 

Notes: 

A For the purpose of this table and related variety requirements, when a lot with cluster housing is divided using a Middle Housing Land Division 

and a land division unit has frontage on a street, tract with a private drive, or open space tract, the housing unit on the resulting land division 
unit shall be classified the same as a detached unit on its own lot. To qualify as a Middle Housing Unit there must not be a Middle Housing Land 
Division or the resulting land division unit is a configuration dissimilar to a lot for a detached single-family homes determined by the resulting 
land division unit not having frontage on a street, tract with a private drive, or open space tract. A future middle housing land division would not 
alter the unit type as long as such middle housing land division is applied for at least 24 months after occupancy is granted for the unit. 
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Amendment Description: Establishing housing variety standards for Frog Pond East and 
South, including required number of unit types and maximum 
for any single unit type. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) E. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, particularly 
Strategy 5 regarding minimum housing variety that includes 
the concept of a minimum number of unit types and a 
maximum of a single unit type. Also specific language relates 
to incentivizing ADUs. 

Rationale for Amendment 

Text: 

The new subsection clearly defines the number of unit types 
required, generally three, with practical flexibility added for 
smaller development were it may be infeasible to have the 
three unit types. The 60% maximum of net area is anticipated 
to enable about half of the units to be a single unit type and 
prevent any one unit type to dominate any area, consistent 
with the Master Plan. 
 
The language relating to how net area is calculated with two 
unit types on a lot intends to incentivize ADUs by allowing 
them to count as half the net area of the lot. 

Recent Edits: Minor typographical edits 

 

E. Unit Type Variety for East and South Neighborhoods:  

1. Required Number of Unit Types in a Development. To ensure variety throughout the Master Plan 
area, while accommodating efficient site planning for smaller developments, the following is 
the number of Unit Types, listed in Table 6C, required based on the Net Development Area in 
the smaller of a Stage I Master Plan Area or Subdistrict. To be counted towards the minimum 
Unit Type requirement, the applicable units must represent, at a minimum, either 5% of the Net 
Development Area or 10% of the planned units within the development. 

  2 Acres or less - 1 Unit Type Required 

More than 2 acres up to 5 acres - 2 Unit Types Required 

  More than 5 acres - 3 Unit Types Required 

2. Maximum Net Area for A Single Unit Type. These standards help ensure no single housing unit 
type dominates any Subdistrict or large portion thereof. Except for small developments 
requiring only 1 Unit Type under E.1. above, no more than 60% of the Net Development Area of 
the smaller of a Stage I Master Plan Area or Subdistrict shall be planned for the development a 
single Unit Type listed in Table 6C.  

a. Where an individual lot in a development has multiple unit types (e.g. ADU on same lot 
as Detached Unit Type), the Net Development Area shall be assigned by dividing the 
net area of the lot and adjacent area (i.e. alleys) proportionally based on number of 
each unit type. For example, for an ADU on a detached home lot, 50% of the net area 
would be assigned to the ADU and 50% of the net area would be assigned to the 
detached home regardless of the relative percent of the lot they each occupy. 
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3. In Subdistrict E4, Net Development Area (parking, drive aisles, landscaping) associated with the 
Commercial Main Street does not count towards Net Development Area for the purpose of these 
standards, but the building footprint of the mixed-use buildings does.  
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Amendment Description: Ensuring Variety Standards Comply with State Middle Housing 
Law 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the State requirement to include middle housing. 

Rationale for Amendment 

Text: 

The language directly clarifies and reflects the State statute 
and rules that any land zoned or designated for detached 
single-family homes must also allow middle housing. If the 
Master Plan allowed designation of land for detached single-
family homes without this clarification the code would be out 
of compliance with State law. 

Recent Edits: Minor typographical edits 

 

F. Pursuant to ORS 197A.420 and OAR 660-046-0205, any lot identified for single-family development 
in the Stage I or II Master Plan can also be developed or redeveloped as middle housing even if the 
maximum percentage of a Middle Housing Unit Type, as listed in Table 6C, is exceeded. However, 
this does not allow the maximum for a single Middle Housing Unit Type to be exceeded in initial 
planning or compliance verification. This would only apply at the time of future building permit 
issuance or replat of individual lots. 
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Amendment Description: Clear and Objective Identification of the Urban Form Type 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.07) all text is new, this Subsection was previously 
“Development Standards Generally” which language has now 
been consolidated into Subsection (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Urban Form Type Designations are a key regulatory and design 
component identified in the Master Plan. This language 
provides the necessary detail to ensure there is clarity in the 
boundaries of the different Urban Forms, which in turn is the 
basis for a number of development standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave lack of  clarity 
for specific boundaries. Text was added to supplement the 
map to clearly define the boundaries for the Urban Form Type 
Designations. Language is also added to state the purpose of 
Urban Form Types overall and the purpose of each different 
Urban Form Type. 

Recent Edits: Minor typographical edits 

 

(.07) Frog Pond East and South Urban Form Types: 

A. The Frog Pond East and South Neighborhoods are divided into different Urban Form Type 
designations whose boundaries are described by Subdistrict in B. below and illustrated for reference 
in Figure A-7 below. Applicability of development standards are based on these designations. The 
designations and their purpose are as follows: 

1. Commercial Main Street: This urban form is for a limited area along SW Brisband Street 
between SW Stafford Road and the extension of SW 63rd Avenue. Its purpose is to create a 
pedestrian-oriented, mixed-use commercial street feel. 

2. Urban Form Type 1: The purpose of this Urban Form Type is to create the most compact and 
urban of the three residential forms. This is primarily represented by larger buildings, including 
full block width, with less setbacks than other residential Urban Form Types. 

3. Urban Form Type 2: The purpose of this Urban Form Type is to create a moderately compact and 
urban look and feel between Urban Form Type 1 and Type 3. This is primarily represented by 
allowing moderate building widths, including not allowing buildings to be block length as 
allowed in Urban Form Type 1, and requiring moderate setbacks. 

4. Urban Form Type 3: The purpose of this Urban Form is to create a less compact and urban look 
and feel. This is primarily represented by limiting the width of buildings, encouraging shorter 
building height, and providing for larger setbacks. 

B. Urban Form area boundary descriptions: 

 1. Subdistrict E1: 

a. Urban Form Type 1: The area of the Subdistrict east of the framework street that is an 
extension of SW 63rd Avenue and connecting to the framework street crossing the BPA 
easement. 

b. Urban Form Type 2: The area of the Subdistrict west and south of the framework 
street(s) that are an extension of SW 63rd Avenue and SW Frog Pond Lane. 
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c. Urban Form Type 3: The area of the Subdistrict west of the framework street 
connecting across the BPA easement and north of the framework street that is an 
extension of SW Frog Pond Lane, except for the Frog Pond Grange area described in 
Subsection (.24) A. below. 

 2. Subdistrict E2: 

a. Urban Form Type 2: A contiguous area of between 6 and 6.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
extending the south to north extent of the Subdistrict from the BPA easement to SW 
Kahle Road, and located immediately to the east of and adjacent to the framework 
street connecting across the BPA easement. 

b. Urban From Type 3: The far west and east area of the Subdistrict that is not Urban Form 
Type 2.  

 3. Subdistrict E3: 

a. Urban Form Type 2: A contiguous area of between 8 and 8.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
centered in the Subdistrict immediately south of and adjacent to SW Kahle Road, and 
not being within 125 feet of the eastern edge of the Subdistrict or the SROZ.  

b. Urban Form Type 3: The surrounding area of the Subdistrict that is not Urban Form 
Type 2.  

4. Subdistrict E4: 

a. Commercial Main Street: The area of existing Tax Lot 1101 centered on SW Brisband 
Street extending east to west across the Subdistrict and extending between 125 feet 
and 160 feet both north and south of SW Brisband Street. The exact boundary north 
and south of SW Brisband Street will be proposed by the developer.   

b. Urban Form Type 1:  

i. The eastern half of the Subdistrict area north of the Commercial Main Street area.  

ii. The eastern half of the Subdistrict area (east of the SROZ) south of the Commercial 
Main Street area extending south to within approximately 250 feet of SW Advance 
Road. The exact southern limit will be proposed by the developer based on the 
location of any local streets, and if no local street, based on proposed property 
lines. The southern limits must be between 235 feet and 265 feet north of SW 
Advance Road. If at time of development of this area a local street is established in 
Subdistrict E5 serving as a boundary between Urban Form Type 1 and Urban Form 
Type 2 in that Subdistrict, then the boundary for this area shall be the closest 
street or property line to the centerline of that street measured at the intersection 
of SW 63rd Avenue. 

c. Urban Form Type 2:  

i. The western half of the Subdistrict area north of the Commercial Main Street 
area. 

ii. The western half of the Subdistrict area south of the Commercial Main Street 
area and west of the SROZ. 

iii. The eastern half of the Subdistrict area south of the Commercial Main Street 
area, east of the SROZ, and south of the Urban Form Type 1 area that is south 
of the Commercial Main Street area.  

5. Subdistrict E5: 
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a. Urban Form Type 1: the northern portion of the Subdistrict extending south to within 
approximately 250 feet of SW Advance Road and extending east to west across the 
entire Subdistrict. The exact southern limit will be proposed by the developer based on 
the location of an east-west local street which would be the boundary between Urban 
Form Type Areas. The centerline of this boundary street must be between 230 feet and 
270 feet north of SW Advance Road and is encouraged to be as close as possible to 250 
feet north.   

b. Urban Form Type 2: The southern portion of the Subdistrict south of the Urban Form 
Type 1 area and north of SW Advance Road. 

6. Subdistrict E6: 

a. Urban Form Type 2: the western portion of the Subdistrict extending east 
approximately 680 feet east from SW 60th Avenue. The exact eastern limit will be 
proposed by the developer based on the location of a local street or property lines 
which would be the boundary between Urban Form Type Areas. The boundary must be 
between 660 feet and 700 east of SW 60th Avenue and is encouraged to be a close as 
possible to 680 feet.   

b. Urban Form Type 3: The eastern portion of the Subdistrict east of the Urban Form Type 
2 area, north of SW Advance Road and south of the BPA Easement. 

7. Subdistrict S1: 

a. Urban Form Type 2: The entire Subdistrict is Urban Form Type 2. 

8. Subdistrict S2: 

a. Urban Form Type 2: The western portion of the Subdistrict, extending east of SW 60th 
Avenue approximately 360 feet east from the northern boundary of SW Advance Road 
to a point 340 feet south of SW Advance Road and approximately 500 feet east of SW 
60th Avenue from that point to the southern boundary of the Subdistrict. The exact 
limits will be proposed by the developer based on the location of a local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 feet east of SW 60th Avenue 
and is encouraged to be as close as possible to 500 feet in the southern portion, and 
between 320 and 360 feet east of SW 60th Avenue and is encouraged to be as close as 
possible to 340 feet in the northern portion of the Subdistrict. 

b. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 area. 

9. Subdistrict S3: 

a. Urban Form Type 1: a west central portion of the Subdistrict extending approximately 
220 feet east of SW 60th Avenue between a point directly east of the northern 
boundary of Subdistrict S4 (the southern property line of the Meridian Creek Middle 
School property) and a point approximately 320 feet north of SW Kruse Road. The exact 
limits will be proposed by the developer based on the location of local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be between 200 feet and 240 feet east of SW 60th Avenue and is 
encouraged to be as close as possible to 220 feet. The north boundary must be within 
20 feet of the northern boundary of Subdistrict S4 and is encourage to be as close as 
possible to that boundary. The south boundary must be between 300 feet and 340 feet 
north of SW Kruse Road and is encouraged to be as close as possible to 320 feet. 

b. Urban Form Type 2: The description is broken into a northern and southern area, with 
the boundary between northern and southern area being a line extending east from 
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the northern boundary of Subdistrict S4 (the southern property line of the Meridian 
Creek Middle School property). 

i. For the northern area of the Subdistrict: The western portion of the Subdistrict 
extending from SW 60th Avenue to the east approximately 500 feet. The exact limits 
will be proposed by the developer based on the location of a local streets or property 
lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 east of SW 60th Avenue and 
is encouraged to be a close as possible to 500 feet 

ii. For the southern area of the Subdistrict: The western portion of the 
Subdistrict, excluding the Urban Form Type 1 area, extending from SW 60th Avenue to 
the east approximately 340 feet  The exact limits will be proposed by the developer 
based on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The east boundary must be between 320 and 360 
feet east of SW 60th Avenue and is encouraged to be as close as possible to 340 feet.  

c. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 areas. 

10. Subdistrict S4: 

a. Urban Form Type 1: The northeastern portion of the Subdistrict extending west of SW 
60th Avenue approximately 380 feet and south to approximately 320 feet north of SW 
Kruse Road. The exact western and southern limit will be proposed by the developer 
based on the location of local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 360 feet and 
400 feet west of SW 60th Avenue and is encouraged to be as close as possible to 380 
feet. The south boundary must be between 300 feet and 340 feet north of SW Kruse 
Road and is encouraged to be as close as possible to 320 feet. 

b. Urban Form Type 2: The northeastern portion of the Subdistrict west and south of the 
Urban Form Type 1 area, extending west from the Urban Form Type 1 boundary to 
approximately 570 feet west of SW 60th Avenue and south to a future local street 
extension of SW Kruse Road. The exact western limit will be proposed by the developer 
based on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 550 feet and 
590 feet west of SW 60th Avenue and is encouraged to be as close as possible to 570 
feet. 

c. Urban Form Type 3: The western and southern portions of the Subdistrict, west and 
south of the Urban Form Type 2 area. 
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Figure A-7 Urban Form Type Land Use Designation Boundaries 
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 (.08) Development Standards: 

Amendment Description: Clarifications of existing Development Standards Language 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 4 to development standards based on the Urban 
Form Type designations. 

Rationale for Amendment 

Text: 

This language includes technical edits to: 

• Consolidate existing language in Subsection (.07) into 
this subsection 

• Provide for differentiation between development 
standards for Frog Pond West and Frog Pond East and 
South 

• Make language generally more clear and concise 

Recent Edits: None 

 

A. Unless otherwise specified by the regulations in this Residential Neighborhood (RN) Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone. 

B. Lot dDevelopment shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

C. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards uUnless superseded or supplemented by other provisions of the Development 
Code the lot and development standards for the Frog Pond West Neighborhood are established by Table 
28A and lot and development standards for the Frog Pond East and South Neighborhoods are 
established by Table 8B.   

D. Lot Standards for Small Lot Sub-districts in the Frog Pond West Neighborhood. The purpose of these 
standards is to ensure that development in the Small Lot Sub-districts includes varied design that avoids 
homogenous street frontages, creates active pedestrian street frontages and has open space that is 
integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  
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Table 8A: Frog Pond West Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  
 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots designated 
for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the maximum number 
allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated for development of 
a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

Amendment Description: Clarifications of bonus lot coverage for Frog Pond West and 
larger Frog Pond East and South detached home lots where 
multiple buildings are proposed. 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates generally to the acknowledgement of variety of 
housing allowed. 

Rationale for Amendment 

Text: 

Change mirrors similar language in PDR zone that states bonus 
is when multiple buildings are on a lot rather than just when 
one is accessory to another. This comes into play on larger lots 
with lower lot coverage when multiple units of a similar size 
are proposed. 

Recent Edits: None 

 

E.  On lots where detached accessory multiple buildings are built, maximum lot coverage may be increased by 10%. 
Cottage clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  

G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  
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J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

Amendment Description: Limit of setbacks required for ADUs  

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to removing barriers to ADUs and encouraging them 
as a desired unit type. 

Rationale for Amendment 
Text: 

Where a larger lot has a setback, especially rear setback, 
greater than 10 feet, it allows ADUs to have a reduced setback 
of 10 feet. This removes a barrier to potentially locating an 
ADU. It makes the requirement the same as the existing 
allowed setback for cottage clusters which are a similar size. 

Recent Edits: None 

 

L.  For cottage clusters and ADUs all setbacks otherwise greater than 10 feet for other housing types are reduced to 10 
feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 20 
ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at the 
front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking the 
courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of the 
number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  
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Amendment Description: Tables 8B and 8C Development Standards for Frog Pond East 
and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, Strategy 4 
create development standards based on the Urban Form Type 
designations. 

Rationale for Amendment 

Text: 

Wherever appropriate, and where not otherwise noted, the 
standards are mirrored after similar standards in other 
residential zones in Wilsonville or Frog Pond West and 
precedent unit examples shared during the Master Planning 
and Code development process. Special attention was paid to 
ensure standards create meaningful differentiation between 
the different residential Urban Form Type Designations. In 
addition, consideration was given to the wide array of housing 
types allowed throughout Frog Pond East and South and the 
desired variety. Notable unique standards include: 

• An independent numerical lot size requirement is not 
established, rather lot size must be of sufficient size to 
meet other applicable development standards. This 
simplifies the code, removes barriers to proposed 
housing variety, and prevents complexities and likely 
contradictions in the standards. 

• Front setbacks that are uniform on any given street to 
create a more consistent streetscape. See Table 8C. 

• Creating a maximum building width that becomes a 
key standard controlling building bulk and 
differentiating between different Urban Form Types. 

• Creating a minimum distance between buildings when 
multiple buildings are on a lot that mirror required 
setbacks to create consistency in built form regardless 
of lot patterns. 

Recent Edits: Minor typographical edits. 
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Table 8B. Frog Pond East and South Neighborhoods Development Standards 

Land Use Map Urban 
Form Type 
Designation 

Lot size 
requirements 

Min. lot 
width/ 
street 
frontage 
per lot (ft.) 

Max 
height 
(ft.) 

Front 
Setbacks 

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a 
park (ft.) 

Rear  
Min. 
(ft.)  

Garages 
(note) 

Side Min.  
(ft.) A B 

Min. distance 
Between multiple 
Buildings on same 
lot along street 
frontages and public 
viewsheds 

Max. Lot 
Coverage 
(percent) C D 

Urban Form Type 1 Lots sized to 
accommodate at 
least a one-unit 

residential 
building meeting 

building code 
requirements as 
well as setbacks 
and lot coverage 

requirements. 

10 50, 4 
story 

See Table 
8C. 

None 10 

E 

5F Double the min. 
side yard setback 

that would be 
required for the 
larger of the two 

buildings on its own 
lot. 

 

80  

except for 
detached 
homes on 

lots with an 
area 4,000 
square feet 
or greater.J 

 

Urban Form Type 2 15 40, 3-
story 

 

125 except 
that 

buildings 
over 100 

feet cannot 
occupy 
entire 
block 
face.G  

10 5F 

Urban Form Type 3 15 100 15I 5 for 
structures 
up to 25 
feet in 

height, 10 
for 

structures 
over 25 
feet in 
height. 

Notes:  

A. On corner lots, minimum side setbacks facing the street are the same as minimum front setback. Maximum setbacks equivalent to front maximums also apply. See 
Table 8C. 

B. Side setbacks do not apply to shared walls at property lines between townhouse units. 

C. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  
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D. For townhouses maximum lot coverage is calculated for the combined lots on which a single townhouse building sits rather than for each townhouse lot. 

E.  Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet or as necessary to create a 18 foot deep parking space not including alley curb. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

F. For Urban Form Type 1 and 2, side setbacks may be reduced to either: (1) down to a minimum of 3.5 feet for residential structures less than 70 feet wide, or (2) down 
to a minimum of five percent of the building width at the front building line for buildings greater than 70 feet and less than 100 feet wide.  

G. For Urban Form Type 2, in lieu of meeting the maximum building width, an applicant may elect to articulate the facade and roof in a manner to create architectural 
separation of building masses. Such articulation shall include a minimum 2-foot setback of the wall from the primary façade as well as interruption of the roof plane. 
The setback articulation shall, at a minimum, be equal in width to the building separation required. The depth and width of articulation is not adjustable or subject to 
waiver or administrative relief under local or state law as it is an optional compliance method in lieu of meeting the standard maximum building width and separation 
standards. For the purpose of applying other articulation standards in Section 4.113, the portions of a building on either side of the articulation in lieu of building 
separation shall be considered separate buildings. 

I. The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet. 

J. For lots 4,000 square feet in area or more with only units classified as “Other Detached Units” in Table 6C, the following lot coverage standards from Table 8A shall 
apply: 4,000 square feet or more but less than 6,000 square feet: standards of R-5 Small Lot; 6,000 square feet or more but less than 8,000 square feet: standards for 
R-7 Medium Lot; 8,000 square feet or more, standards for R-10 Large Lot. 
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Table 8C. Frog Pond East and South Neighborhoods Development Standards - Front Setbacks including Special 
Front Setbacks For Uniformity on Framework Streets 

 Front 
Min. (ft.)A 

Front 
Max.C (ft.) 

• Lot frontages along east-west oriented portion of SW Brisband Street between SW 
63rd Avenue and its eastern most point. Setbacks for SW Brisband Street between 
SW Stafford Road and SW 63rd Avenue can be found in Table 23A. 

• Lot frontages along SW 63rd Avenue from southern edge of Subdistrict E1 to SW 
Advance Road 

• Lot frontages on lots with Urban Form Type 1 Designation not fronting a 
framework street listed in this table 

6B 10D 

• Lot frontages along SW 60th Avenue 

• Lot frontages along SW 63rd Avenue south of SW Advance Road 

• Lot frontages along SW Stafford Road except the Brisband Main Street buildings 

• Lot frontages along SW Advance Road 

• Lot frontages along SW Kahle Road 

• Lot frontages along framework street in Subdistrict E1 extending SW Frog Pond 
Lane and SW 63rd Avenue 

• Lot frontages along Framework Street connecting across the BPA easement area 
from SW Kahle Road to SW Frog Pond Lane extension 

• Lot frontages on lots with Urban Form Type 2 Designation not fronting a 
framework street listed in this table 

10 25E 

• Lot frontages on lots with Urban Form Type 3 Designation not fronting a 
framework street listed in this table 

10E No max 

Notes:  

A. Where a front (street) loaded garage exists, the minimum garage setback in Table 8B takes precedence over the minimums in this 
table. 

B. Where the minimum front setback is 6 feet it is intended to accommodate a public utility easement (PUE) for franchise utilities. If 
the City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is 
necessary and access stairs or ramps can be accommodated without impeding on the public right of way, no setback is required. 

C. Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting 
property line at anything besides a right angle, the maximum setback need only be met at one point along the property line. 

D. This maximum assumes no front (street loaded) garage, which is anticipated to be the typical condition in Urban Form Type 1. 
However, if a front facing garage is proposed, the front maximum may be exceeded to accommodate the minimum garage setback 
of 20 feet from Table 8B. 

E. In Urban Form 3, buildings or portions thereof greater than either 2 stories or 25 feet in height shall have a minimum front setback 
of 20 feet. 
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E. Development Standards Specific to Relationships with Collectors and Arterial Streets.  

Amendment Description: Clarification that existing language applies to Frog Pond West 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

Direct language to differentiate between Frog Pond West and 
the subsequent new language regarding Frog Pond East and 
South. 

Recent Edits: Minor typographical edits 

 

1. Frog Pond West Neighborhood:  

 a. Lots adjacent to SW Boeckman Road and SW Stafford Road shall meet the following 
standards:  

i. Rear or side yards adjacent to SW Boeckman Road and SW Stafford Road shall provide a 
wall and landscaping consistent with the standards in Figure 10 of the Frog Pond West 
Master Plan.  

b. Lots adjacent to the collector-designated portions of SW Willow Creek Drive and SW Frog 
Pond Lane shall not have driveways accessing lots from these streets, unless no practical 
alternative exists for access. Lots in Large Lot Sub-districts are exempt from this standard.  

  

Attachment 1 City Council Work Session June 17, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 57 of 82 67

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

291

Item 2.



Amendment Description: Fence treatments along Stafford and Advance Roads 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

The Master Plan calls for treatments consistent with the walls 
used in Frog Pond West but adapted for units primarily facing 
the streets. It also has specific requirements regarding 
building orientation towards the subject roads. 

Rationale for Amendment 

Text: 

For Stafford Road the wall is half the height and same 
materials as Frog Pond West, as directed in the Master Plan. 
For Advance Road a similar style is continued, but it is more 
open with metal to create semi-private front yards consistent 
with Advance Road being a collector rather than an arterial 
like Stafford Road and Boeckman Road. This also creates an 
enhanced interface with the community park across SW 
Advance Road. 

Recent Edits:  Renumbered for additional clarity. 

 

2. Frog Pond East and South Neighborhoods: 

a. Special Design Standards for east side of SW Stafford Road as well as the north side of 
SW Advance Road from SW Stafford Road to the wetland approximately 250 feet east 
of SW Stafford Road: 

  i. Courtyard Walls and Pedestrian Access Points: 

1. Except for pedestrian access points, the frontage of each lot or tract (not 
counting any landscape tract running parallel with the road) shall have a 
wall/fence matching Figure A-8. below.  

 

 

Figure A-8. 3 Foot Wall/Fence Along SW Stafford Road 

 

2. Except for corner lots at the intersection of SW Stafford Road and SW Brisband 
Street, each lot shall have at least one paved walkway extending from the lot 
to the Stafford Road sidewalk providing a pedestrian access point. Any gates at 
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pedestrian access points shall have a black “iron style” gate matching the style 
shown in Figure B-8. below. 

 

 

Figure B-8. Gate for Pedestrian Access Points along SW Stafford Road 

 

 

ii. Structure and Entry Orientation: Except for corner lots at the intersection of 
SW Stafford Road and SW Brisband Street, the facades of structures facing SW 
Stafford Road shall meet all design standards for front facades. Generally this 
will be the front façade of the structure, but if it is the side or rear façade, the 
façade must still meet front façade standards including having at least one 
building entrance oriented towards SW Stafford Road. 

b. Special Design Standards for SW Advance Road, except for the portion on the north 
side included in the SW Stafford Road special design standards in a. above: 

i. Only front yards shall be oriented towards SW Advance Road with front 
entrances facing the street, except for corner lots at intersecting streets where 
side yards and side facades may front SW Advance Road, as necessary.  

ii. Lots shall have courtyard fencing matching Figure C-8. including any side yards 
for lots oriented on intersecting streets. 

 

 

Figure C-8. 

iii. No motor vehicle access is allowed directly from SW Advance Road 
except for emergency access requested by the Fire District and 
approved by the City Engineer. 
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iv. Lots shall be considered to front SW Advance Road even if a landscape 
tract exists between the lot and the SW Advance Road right-of-way. 
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Amendment Description: Public Realm Elements 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Chapter 7 Public Realm 

Rationale for Amendment 

Text: 

The Master Plan provides clear and detailed language 
regarding the public realm. The language intends to direct the 
reader back to these specifics in the Master Plan. 

Recent Edits: Added “Main Street Gateway” requirement at SW Brisband 
consistent with Master Plan. 

 

F. Public Realm Requirements for Frog Pond East and South Master Plan area 

1. Development in Frog Pond East and South shall conform with the public realm element 
in Chapter 7 of the Frog Pond East and South Master Plan in the following ways with 
the referenced figures, tables, and text from the Frog Pond East and South Master Plan 
incorporated into this Subsection by reference as if fully stated herein: 

a. Active transportation connections shall be provided as shown in Figure 20.  

b. Street trees shall be provided consistent with Figure 26 and the text on pages 
91 through 94. 

c. Public lighting shall be provided consistent with Figure 27 and the text on 
pages 95 through 99. 

d. Gateway treatment and monument signs shall be provided consistent with and 
limited to what is shown and described in Figure 28, Table 6, and the text on 
page 102. 

e. Sign toppers or “sign caps” shall be provided on street signs as described on 
page 102 and shown in Figure D-8 below consistent with the City’s Public 
Works Standards. 

 

 

Figure D-8. Frog Pond Street Sign Topper 
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e. A “Main Street Gateway” feature shall be provided on SW Brisband Street at 
SW Stafford Road. The feature shall: 

i. be at least 20 feet in height so as to be visible from a distance; 

ii. be at least 3 feet in width and length; 

ii. incorporate both sides of SW Brisband Street or be centered within 
the round-a-bout;  

iii. include materials and other design elements representative of Frog 
Pond East and South as outlined and depicted in the Master Plan; and 

iv. be professionally designed by a professional(s) with experience 
designing such gateway features. An affidavit of such professional’s 
credentials shall be included in the development application material.  

v. The “Main Street Gateway” design is subject to Site Design Review. 
Additionally, prior to Site Design Review by the Development Review 
Board the design shall be reviewed by the Arts, Heritage, and Cultural 
Commission who will provide a recommendation to the Development 
Review Board. 
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(.09) Open Space: 
. . . 
 

Amendment Description: Frog Pond East and South open space requirements, including 
green focal points. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.09) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the green focal points identified in the Master 
Plan including in Chapter 9, Public Realm, Parks and Open 
Space and Figure 18. 

Rationale for Amendment 
Text: 

Generally the standard open space requirements that apply to 
most residential development in Wilsonville. Beyond the 
general open space requirements specific green focal point 
requirements reflecting the Master Plan language are added. 

Recent Edits: Minor typographical edits. 

 

C. Within the Frog Pond East and South Master Plans open space shall be provided consistent with the 
requirements in Subsection 4.113 (.01) C. - F., and designed and located according to the following 
criteria:   

1. Green Focal Points. For the East and South Neighborhoods, Green Focal Points are intended to 
serve as central neighborhood destinations or gathering places that contribute to neighborhood 
character and identity. Green Focal Points can take a variety of forms, including community 
garden plots, small playgrounds or splash pads, nature play areas, pocket parks or plazas, and 
central green courtyards within housing developments. As part of meeting the open space 
requirements in Subsection 4.113 (.01) C. – F. for a Stage I Master Plan Area, each Subdistrict in 
Frog Pond East and South shall have at least one Green Focal Point meeting the 2,000 square 
foot size requirement in Subsection 4.113 (.01) D. 1. Even if the usable open space requirement 
is otherwise met, each subdistrict shall still have the minimum 2,000 square foot Green Focal 
Point. In addition to the standards in Subsection 4.113 (.01) C.-F., the following requirements 
apply: 

a. Location requirements by Subdistrict, if Subdistrict not listed, a Green Focal Point is still 
required, but there is no special locational requirement: 

• Subdistrict E1: Green Focal Point to be located north of the Frog Pond Grange 
building or in the tree grove near the existing home at 27480 SW Stafford 
Road. 

• Subdistrict E3: A Green Focal Point to be located at trailhead adjacent to SROZ 
leading to the south. 

• Subdistrict E4: A plaza space to be integrated with the Brisband Street Main 
Street mixed-use development. 

• Subdistrict S2: A Green Focal Point to be located and aligned with terminus of 
future extension of SW Hazel Street. 

• Subdistrict S3: A Green Focal Point to be located near northern end of Kruse 
Creek. 

b. Direct access to one or more Green Focal Points shall be provided from each residential 
lot in the neighborhood. Direct access, for the purpose of this requirement, means: a 
pedestrian would need to travel on no more than two different streets to reach a green 
focal point from the lot frontage of the home to an open space frontage. 
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(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

. . . 

Amendment Description: Block and access standards for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.10) B. 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects no specific block and access standards in the Master 
Plan beyond identifying framework streets. 

Rationale for Amendment 

Text: 

Provides reference to general citywide block and access 
standards for applicability to Frog Pond East and South. 

Recent Edits: None 

 

2. In the Frog Pond East and South Neighborhoods, or if a legislative master plan does not provide 
sufficient guidance for a specific development or situation, the Development Review Board shall 
use the block and access standards in Section 4.124(.06.09) as the applicable standards apply.  

. . . 

(.14) Main Entrance Standards: 

. . . 

Amendment Description: Removal of little utilized entrance distance from grade 
requirement 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.14) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety. 

Rationale for Amendment 

Text: 

Removal prevents a barrier to second floor entries which may 
be used for unit configurations like townhouses on top of an 
ADU.  

Recent Edits: None 

 

C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  
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(.15) Garage Standards: 

. . . 

B. Street-Facing Garage Walls: 

. . . 

3. Standards: 

Amendment Description: Simplification of garage standards 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.15) B. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The proposal simplifies the language used for garage 
frontages in Frog Pond West to apply throughout Frog Pond. It 
also addresses a frequent issue encountered in Frog Pond 
West development were the existing standards required non-
standard width garage doors which unnecessarily increased 
expenses and created more lead-time for custom fabrication. 

Recent Edits: None 

 

a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length of 
the street-facing façades. For detached single-family and accessory structures, the standards 
apply to the street-facing façade of each unit. For corner lots, this standard applies to only 
one street side of the lot. For lots less that are less than 50 feet wide at the front lot line, the 
standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

a. The width of the garage door may be up to 50 percent of the length of the street-facing 
façade as measured from the interior of the frame surrounding the garage door.  

b. The garage door must be recessed at least four feet from the front façade or six feet from 
the front of a front porch.  

c. The maximum driveway width is 18 feet.  

d. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

e. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the appearance 
of the garage from the street. Side-loaded garages, i.e., where the garage openings are 
turned away from the street, are exempt from this requirement.  

f. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door and 
the sidewalk. This standard does not apply to garage entries that do not face the street.  
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(.16) Residential Design Standards: 

. . . 

Amendment Description: Applicability of existing residential design standards for RN 
zone 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.16) 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety as current RN residential design 
standards do not address all of the allowed residential unit 
types in Frog Pond East and South. 

Rationale for Amendment 
Text: 

When the RN zone residential design standards were adopted, 
there were no residential design standards in the City except 
for ones specific to Villebois. Since that time, as part of the 
Middle Housing in Wilsonville project, citywide design 
standards were established for various unit types. These 
standards can be found in Subsection 4.113 (.14). In addition, 
this current package of code amendments includes new 
design standards for multi-family development. The decision 
was made to allow the citywide design standards covering all 
unit types be applied in Frog Pond East and South rather than 
the Frog Pond West standards geared towards single-family 
detached homes. 

Recent Edits: Minor typographical edits. 

 

B. Applicability. These In Frog Pond West standards C. through G. apply to all façades facing streets, 
pedestrian connections, parks, open space tracts, the Boeckman Trail, or elsewhere as required by this 
Code or the Development Review Board. Exemptions from these standards include: (1) Additions or 
alterations adding less than 50 percent to the existing floor area of the structure; and, (2) Additions or 
alterations not facing a street, pedestrian connection, park, or open space tract.  In Frog Pond East and 
South the standards in C. through G. do not apply. Rather, design standards in 4.113 (.14) apply to all 
public-facing facades in Frog Pond East and South.  

. . . 
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(.17) Fences: 

Amendment Description: Applicability of existing fence requirements 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.17) 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with specific fencing standards for Stafford Road 
and Advance Road. 

Rationale for Amendment 

Text: 

This existing language regarding fencing for Frog Pond West 
makes sense to be applicable to Frog Pond East and South as 
well. The proposed strikeout allows these standards to apply 
to all Frog Pond neighborhoods. 

Recent Edits: None 

 

A. Within Frog Pond West, fFences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall along 
Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

. . . 
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Amendment Description: Waivers for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.22) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 3. 
regarding an alternative discretionary path for approval. 

Rationale for Amendment 

Text: 

Maintains the City’s existing discretionary waiver path but 
adds specific waiver criteria related to consistency with 
designated Urban Form Types and housing variety. 

Recent Edits: Minor typographical edits 

 

(.22) Consideration of Waivers in the Frog Pond East and South Neighborhoods. 

A. Applicants for development in the Frog Pond East and South neighborhoods may request 
waivers to applicable development and design standards in Section 4.127, provided the criteria 
in subsection B. are met.  

B. In addition to the waiver criteria in Sections 4.118 and 4.140 and applicable Site Design Review 
standards, when reviewing a waiver for development within the Frog Pond East and South 
Neighborhoods the Development Review Board’s decision shall be based on the following 
criteria, which reflects guidance in the Frog Pond East and South Master Plan: 

1. The development enabled by the waiver is complementary and compatible with 
development that would typically be built within the subject Urban Form Type as 
described in Chapter 6 of the Frog Pond East and South Master Plan.  

2. The waiver continues to support a wide variety of housing throughout the Frog Pond 
East and South Neighborhoods including not reducing the Minimum Number of Units of 
any requirement in Table 6B by the greater of 5 units or 20%.  
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Amendment Description: Development Standards for the Commercial Main Street 

Applicability: Commercial Main Street Area of Frog Pond East 

Impacted Code Section(s): 4.127 (.23) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements the portion of Chapter 9, 
Implementation, relating to Coding for Main Street 

Rationale for Amendment 

Text: 

The standards are a simplified adaptation of Town Center 
Zone development standards to support the development of 
similar types of mixed-use buildings along SW Brisband Street. 

Recent Edits: •  
Eliminated a couple standards based on limited applicability in 
the context of the small size of the commercial main street. 
Many of the standards were adapted from the Town Center 
Zoning, and have less applicability in the limited footprint at 
play here. Simplified parking requirements, again to better fit 
the context of the expected development. Other minor edits. 

 

(.23) Residential Neighborhood Zone - Commercial Main Street Development 

A. Applicability. These standards apply to the Commercial Main Street area described in 
Subsection (.07) A. 1. and shown in Figure A-7. 

B. Allowed Uses. See Subsection (.02) above. 

C. Development Standards. The following development standards apply to all development within 
the Commercial Main Street area of Frog Pond East. 

Table 23A. Commercial Main Street Development Standards  

STANDARD  

Front setback  

  Minimum  0 ft.  

  Maximum  20 ft.  

Side facing street on corner 

  Minimum  0 ft.  

  Maximum  10 ft.  

Side yard  

  Minimum  0 ft.  

  Maximum  10 ft.  

Rear setback  

  Minimum  0 ft.  

Building height (stories) A  

  Minimum  two  

  Maximum   four  

Ground floor height minimum 12 ft.  

Building site coverage maximum  90%  

Minimum landscaping  10%  

Minimum building frontage B  

  On SW Brisband Street 70% 

  On SW Stafford Road None 
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  On other streets None 

A Second stories or higher in buildings must be useable. No false front buildings are permitted.  
B To meet the minimum building frontage requirement, the ground level street-facing façade must meet 
the maximum setback standard for a minimum of 70% of the lot length on SW Brisband Street.  

D Design Standards: 

1. Purpose and Intent. The purpose of the design standards is to provide high quality 
design within the Commercial Main Street area that creates a place of distinct 
character. The design of buildings and other site features shall functionally relate to 
adjacent streets and open spaces; shall include architectural diversity and variety in 
their built form; shall contribute to the vitality of the street environment through 
incorporation of storefronts, windows, and entrances facing the sidewalk; and shall 
minimize the visual impact of off-street parking from streets.  

2. Building and Entry Placement. Buildings shall meet the following standards:  

a. Development shall meet the minimum building frontage standards in Table 
23A. 

b. At least one entrance door is required for each business, including live-work 
units, with a ground floor frontage.  

c. All primary ground-floor common entrances shall be oriented to the street or a 
public space directly facing the street, or placed at an angle up to 45 degrees 
from an adjacent street. Primary ground-floor common entrances shall not be 
oriented to the interior or to a parking lot. 

d. The primary entrance shall orient to SW Brisband Street or SW Stafford Road.   

f. Each entrance shall be covered, recessed, or treated with a permanent 
architectural feature in such a way that weather protection is provided. 

3. Building Setbacks. Development shall meet the minimum and maximum setback 
standards in subsection Table 23A. No off-street vehicle parking or loading is permitted 
within the setback. Bicycle parking is permitted within the setback.  

4. Front Yard Setback Design. If front yard setbacks are provided, they shall be designed to 
encourage pedestrian activity and active ground floor uses. Landscaping, water quality 
treatment, seating areas, an arcade, or a hard-surfaced expansion of the pedestrian 
path must be provided between a structure and a public street or accessway. If a 
building abuts more than one street, the required improvements shall be provided on 
all streets. Hard-surfaced areas shall be constructed with scored concrete or modular 
paving materials. Benches and other street furnishings are encouraged.  

5. Walkway Connection to Building Entrances. A walkway connection is required between 
a building's primary entrance and a public street or accessway. This walkway must be at 
least six feet wide and be paved with concrete or modular paving materials.  

6. Parking Location and Landscape Design: 

a. Parking must be located to the rear of buildings. 

7. Building Design Standards: 

a. General Provisions: 

i. The first-floor façade of all buildings shall be designed to encourage 
and complement pedestrian-scale interest and activity through the 
use of elements such as windows, awnings, and other similar features.  
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ii. Building entrances shall be clearly marked, provide weather covering, 
and incorporate architectural features of the building.  

iii. Architectural features and treatments shall not be limited to a single 
façade. All public-facing facades shall display a similar level of quality 
and architectural interest, with elements such as windows, awnings, 
murals, a variety of exterior materials, reveals, and other similar 
features.  

b. Design Standards. All buildings shall comply with the following design 
standards: 

i. Windows:  

• Building facade windows are required on all facades facing SW 
Brisband Street or SW Stafford Road (see Figure A-23), as follows:  

Ground Story facing SW Brisband Street  60% of ground floor wall area  

Ground Story facing SW Stafford Road or SW 63rd 
Avenue  

40% of ground floor wall area 

Upper Stories facing SW Brisband Street, SW 
Stafford Road, or SW 63rd Avenue  

20% of facade  

Other facades No minimum 

• Window area is the aggregate area of the glass within each 
window, including any interior grids, mullions, or transoms. 
Facade area is the aggregate area of each street-facing vertical 
wall plane.  

• Required windows shall be clear glass and not mirrored or 
frosted, except for bathrooms. Clear glass within doors may be 
counted toward meeting the window coverage standard.  

• Ground floor windows. For facades facing SW Brisband Street, SW 
Stafford Road, and SW 63rd Avenue elevations within the 
building setback shall include a minimum percentage of the 
ground floor wall area with windows, display areas or doorway 
openings. The ground floor wall area shall be measured from two 
feet above grade to ten feet above grade for the entire width of 
the street-facing elevation. The ground floor window 
requirement shall be met within the ground floor wall area; glass 
doorway openings to ground level may be counted toward 
meeting the requirement.  
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Figure A-23. Window Placement and Percentage of Facade 
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ii. Building Facades: Public-facing facades shall extend no more than 50 
feet without providing at least one of the following features: (a) a 
variation in building materials; (b) a building off-set of at least one 
foot; (c) a wall area that is entirely separated from other wall areas by 
a projection, such as an arcade; or (d) by other design features that 
reflect the building's structural system (See Figure B-23). No building 
façade shall extend for more than 300 feet without a pedestrian 
connection between or through the building.  

Figure B-23. Building Facade Articulation 

 

 

iii. Weather Protection: Building facades facing SW Brisband Street shall 
provide weather protection as follows: 

• A projecting facade element (awning, canopy, arcade, or marquee) 
must be provided along at least 50 percent of the façade.  

• All weather protection must comply with the Oregon Structural 
Specialty Code in effect at the time of application for projections 
or encroachments into the public right-of-way.  

• Weather protection shall be maintained and in good condition.  

• Weather protection features shall project at least five feet from 
the building façade. 

• Marquees shall have a minimum ten-foot clearance from the 
bottom of the marquee to the sidewalk. Canopies and awnings 
shall have a minimum eight-foot clearance from the bottom of the 
awning or canopy to the sidewalk.  

• The projecting façade element shall not conflict with street lights. 
If the projecting façade element blocks light shed from adjacent 
street lights, exterior lighting shall be located on the building.  

• Awnings shall match the width of storefronts or window openings.  

• Internally lit awnings are not permitted.  

• Awnings shall be made of glass, metal, or a combination of these 
materials. Fabric awnings are not permitted.  

iv. Building Materials. Plain concrete block, plain concrete, T-111 or 
similar sheet materials, corrugated metal, plywood, sheet press board 
or vinyl siding may not be used as exterior finish materials. 
Foundation material may be plain concrete or plain concrete block 
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where the foundation material is not revealed for more than two feet. 
Use of brick and natural materials (wood) is encouraged.  

v. Roofs and roof lines. Except in the case of a building entrance feature, 
roofs shall be designed as an extension of the primary materials used 
for the building and should respect the building's structural system 
and architectural style. False fronts and false roofs are not permitted.  

vi. Rooftop features/equipment screening: 

• The following rooftop equipment does not require screening:  

• Solar panels, wind generators, and green roof features;  

• Equipment under two feet in height.  

• Elevator mechanical equipment may extend above the height limit 
a maximum of 16 feet provided that the mechanical shaft is 
incorporated into the architecture of the building.  

• Satellite dishes and other communications equipment shall be 
limited to ten feet in height from the roof, shall be set back a 
minimum of five feet from the roof edge and screened from public 
view to the extent possible.  

• All other roof-mounted mechanical equipment shall be limited to 
ten feet in height, shall be set back a minimum of five feet from 
the roof edge and screened from ground-level public view and 
from views from adjacent buildings.  

• On all structures exceeding 35 feet in height, roofs shall have 
drainage systems that are architecturally integrated into the 
building design.  

• Any external stairwells, corridors and circulation components of a 
building shall be architecturally compatible with the overall 
structure, through the use of similar materials, colors, and other 
building elements.  

• Required screening shall not be included in the building's 
maximum height calculation.  

vii. General Screening. Utility meters shall be located on the back or side of 
a building, screened from view from a public street to the greatest 
extent possible, and shall be painted a color to blend with the building 
façade.  

viii. Building projections. Building projections are allowed as follows (see 
Figure C-23):  

• Architectural elements such as eaves and cornices may project up 
to one foot from the face of the building.  

• Bay windows and balconies may project up to four feet from the 
face of the building. Balconies that project into the right-of-way 
shall have a minimum vertical clearance of 10 feet from sidewalk 
grade or be mounted at the floor elevation, whichever is greater.  
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Figure C-23. Building Projections 
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Amendment Description: Specific Land Use Considerations for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.24) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 5. And 
10. regarding treatment of these specific areas. 

Rationale for Amendment 

Text: 

Directly reflects the direction given in the Master Plan with 
identifying location description and map. 

Recent Edits: None 

 

(.24) Special, Specific Land Use Considerations 

A. Frog Pond Grange Property. This special consideration pertains to an area described as: the 
western half of the area of Subdistrict E1 north of the framework street that is an extension of 
SW Frog Pond Lane and west of the framework street extending across the BPA easement. See 
Figure A-24 for locational reference. The community supports preservation, reuse, and adjacent 
uses supportive of the current Frog Pond Grange building. The Frog Pond East and South Master 
Plan identifies the long-term use of the subject area as maintaining the existing 
civic/meeting/event space use or substantially similar use with surrounding open space. Any 
substantial change of use shall require an amendment to the Frog Pond East and South Master 
Plan. Preservation of the existing building, substantially similar in design to that existing as of 
the 2022 adoption of the Frog Pond East and South Master Plan, is required on the site unless 
approved by the Development Review Board with findings providing substantial evidence that 
preservation is not feasible due to structural issues with the building that are not feasible, 
either economically or technically, to repair. 

   Figure A-24 
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B. Treed area on south side of SW Kahle Road. This special consideration pertains to an area 
described as a treed area south of SW Kahle Road between Subdistricts E2 and E3 and bounded 
on both side by creeks. See Figure B-24 for locational reference. An applicant may request the 
subject area not be included in the SROZ based on findings made, as part of a SROZ Map 
Verification, that the area does not meet the standard to be included in the SROZ. If it is found 
the area is not to be in the SROZ the Urban Form Type 3 shall apply. There is no minimum unit 
count and the area would not be considered part of a subdistrict. There would be no housing 
variety requirement applied. 

    Figure B-24 

   

 

 

Attachment 1 City Council Work Session June 17, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 78 of 82 88

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

312

Item 2.



Amendment Description: Remove buffering language for multi-family development 

Applicability: Citywide 

Impacted Code Section(s): 4.176 (.04) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the mix of residential types called for in the Master 
Plan, including multi-family, throughout the Master Plan, by 
not requiring screening between different unit types. 

Rationale for Amendment 
Text: 

Frog Pond East and South focuses on a mix of residential types 
throughout, rather than segregation of residential types. This 
legacy language being deleted reflects a development era 
dominated by separated single-family and multi-family areas 
without middle housing. Removing this language better reflects 
the current approach of integration of housing types. 

Recent Edits: None 

 
Subsection 4.176 (.04) Buffering and Screening 

 
B. Activity areas on commercial and industrial sites shall be buffered and screened from adjacent 
residential areas. Multi-family developments shall be screened and buffered from single-family 
areas. 
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Amendment Description: Deed restriction cannot restrict housing types allowed by 
zoning 

Applicability: Citywide 

Impacted Code Section(s): 4.210 and 4.220 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the mix of residential types called for in the Master 
Plan, but not allowing any to be disallowed by private covenant 
or deed restriction. 

Rationale for Amendment 
Text: 

House Bill 2001 (2019) established that from January 1, 2020, 
private deed restrictions and covenants, including CC&Rs, could 
not be written to exclude middle housing. These edits reflects 
this law and further clarify that any housing type allowed under 
City zoning cannot be limited by private deed restrictions and 
covenants. 

Recent Edits: Minor edits. 

 
Section 4.210 Application Procedure (Tentative Plat) 
 

(.01) C. 4.  
Limitations on Deed Restrictions. Board The City may limit content of deed restrictions in order to 
promote local, regional and state interests in affordable housing and/or comply with applicable 
statute, rules, and policies; the Board may limit the content that will be accepted within proposed 
deed restrictions or covenants. In adopting conditions of approval for a residential subdivision or 
condominium developmentland division, the Board or Planning Director may prohibit such things as 
mandatory minimum construction costs, minimum unit sizes, prohibitions of manufactured housing, 
etc. The City shall in all cases ensure no deed restrictions or covenants limit construction of any 
housing allowed by City zoning for the subject land. 

 
Section 4.220. Final Plat Review 

 
(.02) C. 
 
Deed restrictions. A copy of all protective deed restrictions proposed for the area shall accompany the 
final Plat and specifications of all easements and dedications as required by the Development Review 
Board. The Planning Director shall not sign the final plat if the proposed deed restrictions fail to 
provide for the on-going maintenance of common areas or,  violate established conditions of 
approval for the development, or violate other statutes, rules, or standards the City has 
responsibility to enforce, including those related to not allowing deeds or covenants to limit 
housing types allowed by the City’s zoning for a given property(ies).   
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Amendment Description: Clarify applicability of DRB Site Design Review for housing 

Applicability: Citywide 

Impacted Code Section(s): 4.420 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the allowance of a wide variety of housing types, 
including various types of multi-family, throughout the Master 
Plan area. Supports the allowance for alternative discretionary 
review called for in the Master Plan. 

Rationale for Amendment 

Text: 

The amendments to this section clarify that residential 
structures reviewed under clear and objective residential 
design standards are not subject to Site Design Review by the 
Development Review Board. Besides providing additional 
clarity for single-family and middle housing, this proposed 
change supports the change allowing administrative review of 
multi-family buildings (apartments). Site Design Review will 
continue to apply to commercial and industrial buildings, 
mixed-use residential buildings, and required open space 
landscaping. The language also allows the option for residential 
developers to seek Site Design Review as an alternative to 
following the clear and objective residential design standards. 

Recent Edits: Minor edits to increase consistency of language. 

Section 4.420. Jurisdiction and Powers of the Board Review Authority for Site Design Review 

(.01) Application of Section. Except for single-family and middle housing dwellings in any 
residential zoning district, and apartments in the Village zone, 

A.  Unless exempt as noted in 1.-2. below, no building permit shall be issued for a new 
building or major exterior remodeling of an existing building unless the building 
architecture and siting is approved by the Development Review Board (Board) through 
Site Design Review.  

1. Residential structures in residential zones are exempt from Site Design 
Review as long as they meet established clear and objective design and siting 
standards or any allowed adjustments. This exemption does not apply to 
mixed-use residential structures. However, an applicant may elect to have 
residential structures approved by the Board through Site Design Review in 
association with waivers from specific standards.  

2. Minor building modifications to non-residential structures are reviewed 
under the authority of the Planning Director as established is Section 4.030. 

 

B. Unless exempt as noted in 1.-2. below, no building permit within an area covered by a 
Stage II Planned Development, or PDP in the Village Zone, shall be granted unless 
landscaping plans are reviewed and approved by the Board through Site Design 
review, or FDP in the Village Zone. 

1. Landscaping on residential lots in residential zones is exempt from Site Design 
Review unless it is part of the open space required under Subsection 4.113 
(.01).  
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2. Minor modifications to landscape plans subject to Site Design are reviewed 
under the authority of the Planning Director as established is Section 4.030.. 

 

C.  No Sign Permit, except as permitted in Sections 4.156.02 and 4.156.05, shall be issued 
for the erection or construction of a sign relating to such new building or major 
remodeling, until the plans, drawings, sketches and other documents required for a Sign 
Permit application have been reviewed and approved by the Board. 
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Note: The following Development Code language is included for context and reflects what is included in the 
Development Code amendment package. 

4.113 Residential Development in Any Zone 

(.07) Fences: 

. . . 

E. When fences create an enclosed side yard area five feet or less in width, gates or other 
openings shall be provided creating a through connection to either a rear yard or alley. 

 

6.221. Maintenance of Side Yards in Residential Areas 

(1) In addition to nuisances applicable generally to vegetation, junk, and rubbish in residential areas 
in Sections 6.208, 6.210, 6.216 and 6.220, side yards in residential areas shall be kept clear of 
overgrown vegetation, excessive rubbish or junk, and any other material that would substantially 
obstruct the pedestrian passage through the side yard to a rear yard or alley, where such passage 
is required or otherwise enabled by lack of fencing or provision of gates. 

 

Amendment Description: Special nuisance regulations for narrow side yards 

Applicability: Citywide, including existing development 

Impacted Code Section(s): 6.221 (new) 

Relationship to Frog Pond 

East and South Master Plan: 
Accommodates a variety of housing configurations 
as called for in the Master Plan and associated side 
yard configurations. 

Rationale for Amendment 

Text: 
This language, together with new language in 
Chapter 4, Subsection 4.113 (.07), above, provides a 
simple means to ensure narrow fenced areas are 
maintained and do not become nuisance areas. The 
concept is that ensuring access will increase use and 
with increased use there is a greater propensity for 
maintenance, and if maintenance does not happen 
there is a specific code provision to address the 
issue. 

Recent Edits: Added “overgrown” to vegetation to clarify 
vegetation that does not obstruct passage is 
allowed, “excessive” was added to clarify that a 
limited amount of rubbish or junk could be stored 
temporarily if it doesn’t otherwise violate the 
general nuisance code. “Prevent” is changed to 
“substantially obstructing” passage to better clarify 
intent. 

Attachment 2 City Council Work Session June 17, 2024 
Draft Nuisance Code Amendment (June 5, 2024)

Page 1 of 1 93

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

317

Item 2.



Frog Pond East and South 
Development Code 
Amendments

Wilsonville City Council
Work Session
June 17, 2024

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

318

Item 2.



Key Code Updates
Planning Commission Public Hearing Record 

(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

319

Item 2.



New Definitions for Live-Work Units

• Commercial uses allowed
• Commercial store front
• Portions meet commercial building 

code

Live-Work Unit
• Commercial/ residential 

area and mix flexible
• Commercial and 

residential optional to be 
physically divided

• Considered a residential 
use in zoning

Business-Integrated 
Dwelling Unit (BIDU)
• Commercial/ 

residential area 
and mix fixed

• Commercial and 
residential areas 
required to be 
divided by full 
wall

• Considered a 
commercial use 
in zoning
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Updated Commercial Uses Allowed on 
Commercial Main Street
1. Retail sales and service of retail products, under a footprint of 30,000 square 
feet per tenant. 
2. Office, including medical facilities. 
3. Personal and professional services. 
4. Child and/or day care. 
5. Food or Beverage service (e.g., restaurants, cafes, brewpubs, bars). 
6. Community services and community centers. 
7. Commercial recreation. 
8. Religious institutions. 
9. Business-Integrated Dwelling Units accessory to uses listed 1.- 8. above. 
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Main Street Gateway
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City Council Meeting Action Minutes 
June 17, 2024 

Page 1 of 3 

 
COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Bryan Cosgrove, City Manager 
Amanda Guile-Hinman, City Attorney  

Andrea Villagrana, Human Resource Manager 
Kimberly Veliz, City Recorder 
Dan Pauly, Planning Manager  
Zoe Mombert, Assistant to the City Manager 
Dwight Brashear, Transit Director  
Zach Weigel, City Engineer  
Mike Nacrelli, Civil Engineer  
Miranda Bateschell, Planning Director  
Stephanie Davidson, Assistant City Attorney  
Kelsey Lewis, Grants & Programs Manager  
 

 
AGENDA ITEM ACTIONS 

WORK SESSION START: 5:00 p.m.  
A. Statewide Transportation Improvement Fund (STIF) 

Plan for the FY26-27 Biennium 
 
 

B. Frog Pond East and South Master Plan Development 
Code 

 

Staff presented and sought Council’s input on 
SMART’s plan for STIF expenditures for the FY 
2026-2027 biennium. 
 
Council reviewed and provided feedback on 
draft City Code amendments to implement 
the 2022 Frog Pond East and South Master 
Plan prior to the upcoming public hearings. 
 

REGULAR MEETING  
Mayor’s Business 

A. Upcoming Meetings 
 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 

Communications 
A. None. 

 

 
 

Consent Agenda 
A. Resolution No. 3149 

A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Construction Contract 
With Tapani, Inc. For The West Side Level B Reservoir 
And Tooze Rd. Transmission Main Project (Capital 
Improvement Project #1149/1150/1151). 
 
 
 
 

The Consent Agenda was approved 5-0. 
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B. Resolution No. 3153 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Professional Services 
Agreement Contract Amendment With Century West 
Engineering For Engineering Services During 
Construction Of The 2024 Street Maintenance Project 
(Capital Improvement Project No. 4014, 4118, 4725). 
 

C. Resolution No. 3154 
A Resolution Adopting The Canvass Of Votes Of The 
May 21, 2024 Primary Election. 
 

D. Resolution No. 3157 
A Resolution Of The City Of Wilsonville Authorizing A 
Three Year Capital Interfund Loan From The Road 
Operating Fund To The Street Capital Projects Fund. 
 

E. Resolution No. 3158  
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute The Amended And 
Restated Intergovernmental Agreement Of Regional 
Water Provider Consortium (2023). 
 

F. Resolution No. 3159 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Amend A Construction Contract 
With Woodburn Construction CM/GC, LLC., Inc. To 
Construct The Wilsonville Police Department Interim 
Renovations. 
 

G. Resolution No. 3160 
A Resolution Of The City Of Wilsonville Authorizing A 
Two Year Capital Interfund Loan From The Water 
Operating Fund To The Street Capital Projects Fund. 
 

H. Minutes of the May 17, 2024 Special City Council 
Meeting. 

 
New Business 

A. Resolution No. 3150 
A Resolution Of The City Of Wilsonville Adopting 
Administrative Rules Relating To Public Contracting 
Activities. 
 

B. Resolution No. 3151 
A Resolution Of The City Of Wilsonville Amending The 
Public Art Policy And Guidelines. 

 
Resolution No. 3150 was adopted 5-0. 
 
 
 
 
Resolution No. 3151 was adopted 5-0. 
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Continuing Business 
A. None. 

 

 

Public Hearing 
A. None. 

 

 
 

City Manager’s Business 
 

The City Manager informed Council of dates 
he would be out of the office on vacation. 
 

Legal Business 
 

Council moved to authorize City staff to file an 
appeal with the Land Use Board of Appeals on 
casefile number L240001-D(IND) if a decision 
adverse to the City is rendered. Passed 5-0. 
 
The City Attorney informed Council of dates 
she would be out of the office on vacation. 
 

ADJOURN 8:07 p.m. 
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PLANNING COMMISSION  
 

WEDNESDAY, JUNE 12, 2024 
  

 

 

 

 

WORK SESSION 
3. Frog Pond East and South Implementation-Development Code (Pauly) (45 

minutes) 
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Frog Pond E+S Implementation Work Session Staff Report        Page 1 of 4 

 
PLANNING COMMISSION MEETING 
STAFF REPORT 

Meeting Date: June 12, 2024 
 
 
 

Subject: Frog Pond East and South Development 
Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide input on draft Development Code amendments for Frog 
Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMISSION 
This work session will (1) review updated information around housing cost and how it relates to 
the housing variety in Frog Pond East and South (2) provide the Commission an opportunity to 
review the latest draft of Development Code amendments in their entirety prior to public 
hearings (Attachment 1). 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. An 
important implementation step is to develop a detailed set of Development Code standards 
consistent with the Master Plan. These standards will be relied on by developers to plan and 
design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
At this work session, staff will provide updated information about housing cost for housing 
types expected in Frog Pond East and South as well as receive feedback on the updated 
complete package of Development Code amendments. The updated package of Development 
Code amendments incorporates Planning Commission feedback and feedback from City staff 
and stakeholders since the prior work session. 
 
Housing Cost Update 
The Master Plan and implementing Development Code intend to create a variety of housing 
options, including lower-cost options. In discussing housing costs this report will refer to 
Median Family Income (MFI). This is the median income for a family of four in Wilsonville in 
2023, which is $118,000 annually. Throughout this staff report, when referring to MFI a 
reference is provided in parentheses of the dollar amount, in terms of annual income, the listed 
percentage represents. The Master Plan and implementing Development Code address housing 
affordability in two specific ways. First, they require development of specific housing types 
expected to provide market-rate options for households making between 80 percent ($94,400) 
and 120 percent ($141,600) of MFI with potentially some units for households between 60 
percent ($70,800) and 80 percent ($94,400) MFI. These specific housing types include middle 
housing such as townhouses and small units such as cottages and Accessory Dwelling Units 
(ADUs). Second, the Master Plan and implementing Development Code remove regulatory 
barriers to development of housing affordable for households making less than 80 percent of 
MFI ($94,400). Examples of removing barriers include allowing different housing types 
throughout the Master Plan area and allowing ADUs to be built with all townhouses. However, 
realization of these lower-cost units for residents earning less than 80 percent will require 
partnerships or other actions that go beyond regulations and zoning.  
 
The table on the next page provides information on current 2024 housing costs for various 
housing types anticipated in Frog Pond East and South. ECOnorthwest assisted with the 
preparation of this information. Prices are based on a market analysis of Wilsonville and, where 
necessary to have a larger sample size, other nearby cities with similar market conditions, 
including Tualatin and Sherwood. The Master Plan’s Affordable Housing Analysis, which uses 
data from the fall of 2021, and these numbers from 2024 show a consistent trajectory of about 
half of expected market-rate units in Frog Pond East and South (primarily detached homes) 
being only affordable to households making more than 120 percent of MFI ($141,600), and 
about half (primarily middle housing and small units) being affordable to households making 
between 80 and 120 percent of MFI ($94,400-$141,600). Some market-rate apartment units 
may be affordable to households making less than 80 percent MFI ($94,400). However, as 
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stated in the Affordable Housing Analysis, brand new apartments tend to be higher cost, 
affordable to households making 80 to 90 percent of MFI ($94,400 to $106,200). 
 
2024 Cost Comparables for Housing Types Expected in Frog Pond East and South  

Type of Housing Price (median sale, 
sale range, or rent) 
May 2024 

Estimated annual income to 
afford type of housing 

Single Family Detached 2800-
3000 square feet 

$697,500  
(median sale) 

188% MFI ($221,840) 

 ($130,980Single Family 
Detached 1500 square feet 

$492,000 
(median sale) 

135% MFI ($159,300) 

3-story Townhouse $402,000 
(median sale) 

112% ($132,160) 

Multi-family Condo $275,000-$383,000 
(sale range) 

79%-107% ($93,220-$126,260) 

Detached ADU $399,000-$430,000 
(sale range) 

111%-119% ($130,980-$140,420) 

Attached ADU* $319,000-$344,000 89%-95% ($105,020-$112,100) 
Walk-up Apartments (recent 
construction) 

$1723 (average 
monthly rent) 

58%** ($68,440) 

Elevator-served Apartments 
(Newer) 

$1897 (average 
monthly rent) 

64%** ($75,520) 

*The ECOnorthwest study did not include an analysis of attached ADUs. However, one can extrapolate 
an approximate comparison to detached based on the difference between similar sized detached homes 
and townhouses where a similar sized attached unit costs approximately 80% of a detached unit. 
**These percentages are based on a market study of newer apartment buildings in Wilsonville and the 
2024 median family income for a household of four. However, as stated in the Affordable Housing 
Analysis and referenced earlier in this report, new units are expected to be at rents affordable to 
households making from 80 to 90 percent MFI ($94,400-$106,200). 
 
Home prices and incomes will continue to fluctuate over the next couple of years prior to 
homes being built in Frog Pond East and South and during the up to two decades for the Plan 
area to build out, so the actual affordability over time is not certain. However, analysis of 
housing trends and needs will continue through the build out of Frog Pond East and South and 
variety requirements can be calibrated to evolving housing needs. Under current State statute 
and rules, the City is required to do a Housing Needs Analysis and Housing Production Strategy 
every six years. The first round of this process is currently underway as the Housing Our Future 
project. Future Housing Production Strategies may often be followed by amendments to the 
Development Code to support specific strategies. The proposed Development Code 
amendments, particularly Table 6B which establishes much of the variety requirements for Frog 
Pond East and South, is set up to be fairly easy to amend in the future with different housing 
targets or percentages consistent with new information that comes from the cyclical housing 
analyses and strategies updates. 
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Review of Latest Draft of Proposed Development Code Amendments 
 

Attachment 1 contains the latest draft of all proposed Development Code, Chapter 4 of the City 
Code, amendments. The updates incorporate Planning Commission feedback and feedback 
from City staff and stakeholders since the prior work session. Staff has included the information 
boxes for each amendment or group of amendments to help the Commission and interested 
parties navigate the amendment package. Changes since the May work session are called out in 
the box “Recent Edits.” This will be the Commission’s final work session to provide feedback on 
the Code amendments prior to the July public hearing.   
 
Discussion Question: 

• What, if any, additional feedback does the Planning Commission have on specific 
Development Code and Nuisance Code Amendments? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in July. 
 
TIMELINE:  
This is planned as the final work session on the Development Code amendments to implement 
the Frog Pond East and South Master Plan. A Planning Commission public hearing is planned for 
July 10, with a Council public hearing to follow. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code work is funded by remaining funds from the $350,000 Metro grant for 
the Frog Pond East and South Master Plan and matching City funds in the form of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team is preparing draft amendments to help implement the Frog Pond East and 
South Master Plan. Several alternative amendments can be, and have been, considered to meet 
the same intent. 
 
ATTACHMENTS:  

1. Draft Development Code Amendments (June 5, 2024) 
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Frog Pond East and South Development Code Amendments 
 

• Text proposed for deletion is struckthrough 

• Text proposed for addition is bolded and underlined  

• Figures proposed for deletion have a red “X” over them 

• Existing text not proposed for amendments is in plain text 

• Staff notes to reviewers for navigation or clarification is (italicized text is in parathesis) 

• Any other italics is existing or proposed formatting and is not an indicator of amendments 
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Section 4.001 Definitions 
 

Amendment Description: Define Net Development Area. Applies Citywide. 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Net area is a component for implementation of variety 
standards called for in the Master Plan. 

Rationale for Amendment 

Text: 

The language builds on the existing definition of Gross 
Development Area, and identifies what specifically is excluded 
from the Gross Development Area to calculate the Net 
Development Area. 

Recent Edits: Minor typographical edits 

 
(.XXX) Development Area, Net: The portion of Gross Development Area that is not required 

open space in tracts, stormwater facilities in tracts, other similar common-use tracts, 
or public right-of-way. Net Development Area includes areas used for off-street 
parking, alleyways and off-street circulation areas, areas covered by primary and 
accessory structures, private and semi-private yard space, and landscaping and 
hardscape not otherwise excluded by this definition. 
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Amendment Description: Clean up and clarify definitions regarding lots, lot lines, and 
yards 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures development standards such as setbacks function as 
intended in all development scenarios contemplated. 

Rationale for Amendment 

Text: 

To clean up and clarify certain definitions around lots, lot lines, 
and yards based on questions that have arisen in 
implementation of the current code. No policy change 
intended. 

Recent Edits: Technical edits recommended by City staff after additional 
internal review. No policy change 

 
(.XXX)  Lot, Corner: A lot either (1) where two intersecting lot lines both abut a street or 

private drive or (2) where the shortest lot line abuts a tract with a non-vehicular 
pathway and an intersecting lot line abuts a street or private drive. Private drives 
which are bounded on two sides by a single lot shall not be considered in determining 
if a lot is a corner lot. 

 
(.XXX) Lot, Through: A lot where multiple non-intersecting lot lines abut a street, other than a 

freeway, or private drive. Any lot, except a corner lot, that abuts two or more streets or 
private drives other than a freeway. Private drives which are bounded on two sides by a 
single lot shall not be considered in determining if a lot is a through lot. 

 
(.XXX) Lot, Front: The boundary line of a lot abutting a street, other than a boundary line along 

a side or rear yard. If the lot does not abut a street, the narrowest boundary line shall be 
considered to be the front.  

 
(.XXX) Lot Line, Front: Except for Corner Lots and Through Lots, the The boundary line of a lot 

abutting a street or private drive, other than a boundary line along a side or rear yard. If 
no boundary lines of a lot abut a street or private drive, but do abut a tract with a 
non-vehicular pathway with vehicle access to the lot provided via an alley, then the 
boundary line abutting the tract with a pathway is the Front Lot Line. the narrowest 
boundary line shall be considered to be the front. In the Village zone:the case of an 
interior lot, the lot line separating the lot from the public space, street or private drive, 
other than an alley. in In the case of a corner lot Corner Lot, the shortest lot line along a 
public space tract with a pathway, street or private drive, other than an alley. In the 
case of a Through Lot, the narrowest boundary line abutting a street or private drive, 
and if multiple boundary lines abutting a street or private drive are of the same 
length, the boundary line on the lower classification street, and if both of equal length 
and on the same street classification, the boundary line indicated as the front on a 
final plat.  A private drive bounded on two sides by a single lot shall not be considered 
in determining lot lines.  
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Amendment Description: Define live-work 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Clarifies allowance of live-work units as it relates to 
implementation of the Commercial Main Street. 

Rationale for Amendment 

Text: 

Establishes a clear definition for this type of use allowed in the 
Frog Pond East Commercial Main Street and elsewhere in the 
City. The definition is adapted from one from Oregon City with 
feedback from City staff that have worked with approval of 
other live-work units in Villebois and Town Center. 

Recent Edits: Established the definition for both Live-Work Dwelling Units, 
which would be limited to fifty percent of the Commercial Main 
Street frontage as well as Business-Integrated Dwelling Units, 
which adds additional flexibility to add accessory dwelling units 
to commercial spaces.  

  
(.XXX) Live-Work Dwelling Unit: A dwelling unit where (1) the ground-level front façade has a 

commercial-type store front determined by having at least sixty percent glazing and a 
permanent architectural cover over the entry (2) the interior along the building 
frontage is designed for workspace and no kitchen, bathroom, bedroom, closet, or 
storage is adjacent to the front façade and (3) all or a portion of the dwelling unit 
meets the commercial building code to support an accessory commercial or light 
industrial use. This is differentiated from a home occupation or home business in that 
the dwelling unit is specifically designed to accommodate a commercial or light 
industrial use, whereas a home occupation or home business takes place in a 
residential structure without such specific design. This is differentiated from a 
Business-Integrated Dwelling Unit in that in a Live-Work Dwelling Unit the residential 
and commercial uses are not required to be fully divided physically. 

(.XXX) Business-Integrated Dwelling Unit(s) (BIDU): A dwelling unit integrated with a non-
residential use where (1) the dwelling unit is the secondary use, (2) the dwelling unit 
does not exceed a ground floor footprint greater than an area equal to 40 percent of 
the ground floor non-residential use, (3) the dwelling unit is separated from the non-
residential use by a demising wall, and (4) the dwelling unit has direct interior entry 
from the non-residential use. Sometimes called a “Work-Live” Unit. This is 
differentiated from a Live-Work Dwelling Unit in that the dwelling unit must be fully 
divided from the non-residential use and that the space designed to be non-residential 
cannot be used for residential. 
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Amendment Description: Mobility-ready Definition 

Applicability: Citywide, but primarily Frog Pond East and South at this time 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Mobility-ready units is one of the “target” unit types identified 
to require a minimum of to help ensure accessible housing is 
available within the planned variety in Frog Pond East and 
South. 

Rationale for Amendment 

Text: 

The definition seeks to define a unit that can be adaptable for 
use of individuals with limited mobility without getting into 
details that would be under the jurisdiction of the building code 
like counter heights, doorway widths, and bathroom grab bars. 

Recent Edits: Refined to replace subjective “minimal stairs” with objective 
“up to two stairs” 

 
(.XXX) Mobility-Ready Unit: A dwelling unit with a kitchen, full bathroom, and bedroom on a 

single-level and that level is accessible from a parking space or public sidewalk 
without the use of stairs or with up to two stairs with space to add a wheelchair 
accessible ramp. 
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Amendment Description: Urban Form Type definitions 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Key definitions to implement the different residential urban 
forms identified in the Master Plan. 

Rationale for Amendment 

Text: 

Detailed definitions consistent with the language and intent in 
the Master Plan. 

Recent Edits: None 

  
(.XXX) Urban Form: The physical characteristics of an area determined by the bulk, 

placement, and spacing of buildings and related site improvements.  
 

(.XXX) Urban Form Type: In the Residential Neighborhood (RN) Zone, a categorization 
between different planned Urban Forms with Type 1 having the most urban look and 
feel and Type 3 having the least urban look and feel. 

 
(.XXX) Urban Form Type Designation: A designation applied to land within the Residential 

Neighborhood (RN) Zone that determines Urban Form Type and what lot and 
structure standards apply to guide Urban Form. 
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Amendment Description: Administrative review of multi-family structures 

Applicability: Citywide 

Impacted Code Section(s): 4.030 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the allowance of a wide variety of housing types, 
including various types of multi-family, throughout the Master 
Plan area. 

Rationale for Amendment 
Text: 

The language intends to provide clarity that all residential 
buildings are subject to administrative review. The primary 
policy change is making multi-family housing (apartments) 
throughout the City subject to administrative review consistent 
with other residential structures subject to clear and objective 
standards, rather than subject to Site Design Review like 
commercial and industrial buildings. Multi-family buildings with 
seven or more units will require Class II Administrative Review, 
which requires public notice. 
 
The new process for multi-family applies only to the building 
and the immediately surrounding site improvements like 
landscaping. Site design and layout for apartment complexes 
remains subject to Development Review Board review. 

Recent Edits: Minor typographical edits. 

 
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:  

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 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:  

4. Building permits for residential structures in residential zones not subject to 
Site Design Review, except for multi-family structures with seven or more 
units, single family dwellings, middle housing, and in the Village zone, row 
houses or apartments, meeting clear and objective zoning, siting, and design 
requirements standards 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.  

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 noted below. 
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 for a 
hearing:  

12. 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 
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Design Review, meeting clear and objective zoning, siting, and design standards, and 
located on lots that have 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.  
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

Amendment Description: Clarify exceptions to open space requirements for multi-family 
development 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.01) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the broader code amendments allowing multi-family 
development to be reviewed similar to middle housing and 
detached single-family homes, which in turn supports the 
variety of housing throughout Frog Pond East and South called 
for in the Master Plan. 

Rationale for Amendment 
Text: 

These code edits avoid applying open space requirements to 
multi-family development twice, once when a subdivision or 
complex is approved, and once when a building permit is 
applied for. The new Subsection 2.c. makes clear that no 
additional open space requirements are applicable when a 
multi-family building is proposed in a previously approved 
subdivision or complex. 

Recent Edits: Modified applicability and review language to simplify and 
provide additional clarity regarding when the open space 
requirements do not apply. No change in policy. 

 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability and Review. 

1. The open space standards of this subsection shall apply to all residential development with the 
following exceptions:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the open space requirements.  

b. Development within a previously approved Stage II Planned Development area so long as 
the Gross Development Area of the Stage II Planned Development area does not 
increase, the land being developed was previously designated for residential 
development, and there is no decrease in area of the previously approved required open 
space. 

2. The amount and location of open space required in this subsection is determined at the time of Stage 
II Final Plan review. 

3. The design of required open space is reviewed through Site Design Review. 

. . . 

  

Attachment 1 Planning Commission Work Session June 12, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 9 of 82
Planning Commission Meeting - June 12, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

339

Item 2.



D. Required Open Space Characteristics: 

. . . 

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

. . .  

Amendment Description: Clarify stormwater facilities in the right-of-way do not count 
as required open space 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.01) 

Relationship to Frog Pond 

East and South Master Plan: 

None, except that it will ensure required open space planned 
is provided consistent with this citywide update. 

Rationale for Amendment 
Text: 

Minor edit to be clear that stormwater facilities in the right-of-
way do not count as required open space, which is the same 
approach to other landscaped areas within the public right-of-
way. 

Recent Edits: None 

 

c. Non-fenced vegetated stormwater features outside the public right-of-way. 

. . . 
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(.02) Building Setbacks (for Fence Setbacks, see subsection .08). The following provisions apply unless otherwise 
provided for by the Code or a legislative master plan.  

A. For lots over 10,000 square feet: 

. . . 

7. Cottage Cluster and ADU Setbacks: Setbacks in 1.—3. and 6. above do not apply to cottage 
clusters and ADUs. For cottage clusters and ADUs, minimum front, rear, and side setbacks are 
ten (10) feet.  

. . . 

B. For lots not exceeding 10,000 square feet: 

. . . 

7. Cottage Cluster and ADU Setbacks: Any minimum setback in 1.—3. or 6. above that would exceed 
ten feet for a cottage cluster or ADU shall be ten feet.  

. . . 

  

Amendment Description: Consistent setback allowance for ADUs 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the Master Plan direction of removing barriers to 
development of ADUs. 

Rationale for Amendment 

Text: 

Ensures larger rear yard setbacks are not a barrier to ADU 
development everywhere they are permitted by establishing 
that a 10-foot rear setback is allowed in zones otherwise 
requiring a larger rear yard setback for purposes of 
constructing an ADU. The language also applies to other 
setbacks, including front and side. However, side setbacks are 
generally already 10-feet or less, and ADUs have historically 
not been built frequently in front yards. 

Recent Edits: None 
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(.05) Off Street Parking. Off-street parking shall be provided as specified in Section 4.155 Residential Stormwater 
Design Standards: 

A. Purpose. The purpose of these standards is to protect the public health and welfare by appropriate 
management of stormwater to prevent flooding and property damage, and the pollution of streams, 
groundwater, wetlands, and other natural water features through the use of low impact 
development design and decentralized stormwater treatment and flow control as required by the 
City’s NPDES MS4 permit. The purpose of these standards, further, is to thoughtfully integrate the 
design of stormwater management facilities into the overall design of neighborhoods. These 
standards work in concert with related Public Works Standards and intend to better integrate the 
Public Works Standards requirements with land use planning and site layout. 

B. Low Impact Development. All stormwater management facilities for treatment and flow control shall 
follow low impact development design standards. 

Amendment Description: Remove redundant parking standards reference 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.05) existing parking language removed and replaced 
with stormwater standards. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The language is redundant. 

Recent Edits: None 

Amendment Description: Establish residential stormwater design standards 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.05) existing language replaced in its entirety. 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with the stormwater component of the Master 
Plan and the assumption of land area dedicated to 
stormwater in the calculations for minimum unit and variety 
requirements (in 4.127 (.06) Table 6B). 

Rationale for Amendment 

Text: 

The language aims to clearly express the City’s stormwater 
design requirements within the Development Code to provide 
greater clarity to the development community on the City’s 
stormwater policy and how it interacts with residential 
development. This does not represent a change to the City’s 
current policies as implemented through the Public Works 
standards. 

Recent Edits: Minor edits for readability and clarity. 

Attachment 1 Planning Commission Work Session June 12, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 12 of 82
Planning Commission Meeting - June 12, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

342

Item 2.



C. Sizing. Stormwater management facility sizing requirements shall be determined in accordance with 
the City’s Public Works Standards. Use of impervious area reduction strategies in the Standards, 
including pervious hard surfaces and green roofs and tree credits, is encouraged. 

D. Locating. Stormwater management facilities are required to be integrated with development. 
Stormwater management facilities shall be located in the following areas of a residential 
development unless conflicting uses have locational priority as outlined in standard E.  The location 
of stormwater management facilities shall be prioritized in the following order, with 1. (a.-f.) being 
the highest priority, and 2. (a.-b.) being the lowest priority. High priority locations shall be used to 
the maximum extent practicable, as determined by the City Engineer or their authorized 
representative, prior to considering lower priority locations. 

1. High Priority: 

a. Collector and arterial street medians and planter strips where parallel on-street parking 
is not permitted; 

b. Curb extensions on local streets and other local street curb areas greater than 6 feet in 
width; 

c. Unpaved areas within five feet of an alley curb; 

d. Shoulder/planter areas along midblock bike and pedestrian connections, and other off-
street trails not otherwise part of larger green spaces and parks; 

e. Edges and buffers around parks and open space; and 

f. Landscaped areas between buildings and the right-of-way that are owned by a 
homeowners association or similar entity (e.g., common areas, courtyards, pocket 
parks). 

2. Lower priority: 

a. Landscaped areas within five feet of building foundations except for detached single-
family homes, middle housing and their accessory structures; and 

b. Separate landscape tracts for stormwater facilities.  

E. Conflicting Uses Prioritized Over Stormwater Management Facilities. The placement of one or more 
of the following uses shall be prioritized over stormwater management facilities required under D. if 
a feasible alternative location for the conflicting use is not available. 

1. Street trees or other required landscape trees meeting the spacing standards in Section 4.176, 
including area for root growth of at least 40 square feet per tree; 

2. Street lights and other required lighting, including a buffer around the base of the light as 
required by Portland General Electric;  

3. Fire hydrants and Fire Department Connections (FDCs); 

4. Manholes, clean outs, pedestals, and vaults for public and franchise utilities; 

5. Pedestrian walkways and bicycle paths; 

6. Public Utility Easements for gas, electricity, and communication; and 

7. Minimum area of usable open space required under Subsection (.01) above. While small, 
unfenced stormwater management facilities may be integrated into these spaces, they shall not 
represent more than 10% of the required usable open space and shall have a secondary purpose 
beyond just stormwater management (e.g. boundary between two different active uses, an 
intermittent play/storm stream, design element at the entrance or edge of the active open 
space). 
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F. Typically Prohibited Design Elements. To support the integration of stormwater facilities into site 
design, the following design elements are prohibited  unless they are approved by the City Engineer, 
or their authorized representative, as part of a waiver request; 

1. Fences. 

2. Retaining walls over two feet in height. 

G. Waivers to the Standards of this Subsection. The City Engineer, or their authorized representative, 
may waive the requirements in Subsection B., D., or F. above subject to substantial evidence being 
provided in the record to support the following findings: 

1. To the extent practicable, the design continues to provide for decentralized treatment and flow 
control.  

2. If a proprietary stormwater management system is proposed, such use is necessary and the 
minimal necessary to address technical issues and/or a site constraint (e.g., high groundwater 
level, contaminated soil, steep slopes).  

3. If a fee in lieu is proposed, it is in support of a City stormwater project within the same sub-basin. 

  

Attachment 1 Planning Commission Work Session June 12, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 14 of 82
Planning Commission Meeting - June 12, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

344

Item 2.



(.07) Fences: 

. . .  

 

E. When fences create an enclosed side yard area five feet or less in width, gates or other openings 
shall be provided creating a through connection to either a rear yard or alley. 

. . . 

 

  

Amendment Description: Special requirements for narrow fenced areas. 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.07) 

Relationship to Frog Pond 

East and South Master Plan: 

Accommodates a variety of housing configurations as called 
for in the Master Plan. 

Rationale for Amendment 

Text: 

This language, together with new language in Chapter 6, 
nuisances, provides a simple means to ensure narrow fenced 
areas are maintained and do not become nuisance areas. The 
concept is that ensuring access will increase use and with 
increased use there is a greater propensity for maintenance. 

Recent Edits: None 
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(.10) Accessory Dwelling Units: 

A. Accessory Dwelling Units, are permitted subject to standards and requirements of this Subsection.  

B. Standards: 

1. Number Allowed.  

a. For detached single-family dwelling units and for townhouses on lots meeting the 
minimum lot size for detached single-family in the zone: One per dwelling unit.  

b. For all other dwelling units: None.  

2. Maximum Floor Area: per definition in Section 4.001, 800 square feet of habitable floor area. Per 
Subsection 4.138(.04)C.1., in the Old Town Overlay Zone the maximum is 600 square feet of 
habitable floor area. Larger units shall be subject to standards applied to duplex housing.  

3. Accessory dwelling units shall be on the same lot as the dwelling unit to which they are 
subordinate.  

4. Accessory Dwelling Units may be either attached or detached, but are subject to all zone 
standards for the underlying zone except that ADUs are exempt from lot coverage maximums 
setbacks, height, and lot coverage, unless those requirements are specifically waived through the 
Planned Development waiver or Variance approval processes.  

5. Design Standards: 

a. Roof pitch shall be 4:12 to 12:12. No flat roofs allowed.  

i. Where the primary dwelling unit has a roof pitch of less than 4:12 the minimum 
roof pitch does not apply.  

Amendment Description: Removing additional barriers to ADU development 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.10) 

Relationship to Frog Pond 

East and South Master Plan: 

Frog Pond East and South included ADU-focused work to 
better facilitate construction of these units that can provide a 
lower cost housing alternative throughout the city. The 
Master Plan work included identification of specific code edits 
that can further remove barriers to ADU development.  
Removing these barriers, together with variety requirements 
in Frog Pond East and South, will very likely result in ADU 
development at a higher level than elsewhere in the City. 

Rationale for Amendment 

Text: 

The specific changes to remove barriers to ADU development 
identified as part of the Frog Pond East and South Master Plan 
include: allowing ADUs for all townhouses, not just those on 
larger lots; exempting ADUs from maximum lot coverage 
requirements, which is a common regulatory barrier; and 
removing any special review process, making their review the 
same as detached homes or middle housing. 

Recent Edits: Edits to provide more clarity based on City staff feedback. No 
policy change. 
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b. Roof and siding materials shall match the respective material of one or more of the 
following: (1) the primary dwelling unit on the same lot, (2) a primary dwelling unit on an 
immediately adjacent lot, or (3) a primary dwelling unit within the same subdivision.  

i. For the purpose of the requirement to match material, fiber cement siding 
made to appear like wood, stucco, or masonry may be used to match wood, 
stucco, or masonry respectively.  

c. Where design standards established for a zone or overlay zone are more restrictive and/or 
extensive than a. and b. above the more restrictive and/or extensive design standards shall 
apply. This includes design standards for the Village (V) Zone, the Residential Neighborhood 
(RN) Zone, and the Old Town Overlay Zone.  

6. Where an Accessory Dwelling Unit is proposed to be added to an existing residence and no 
discretionary land use approval is being sought (e.g., Planned Development approval, Conditional 
Use Permit approval, etc.) the application shall require the approval of a Class I Administrative 
Review permit. ADUs are reviewed for compliance during the building permit review process. 

7. Authorization to develop Accessory Dwelling Units does not waive Building Code requirements. 
Increased firewalls or building separation may be required as a means of assuring adequate fire 
separation from one unit to the next. Applicants are encouraged to contact, and work closely 
with, the Building Division of the City's Community Development Department to assure that 
Building Code requirements are adequately addressed.  

8. Each accessory dwelling unit shall provide complete, independent permanent facilities for living, 
sleeping, eating, cooking, bathing and sanitation purposes, and shall have its own separate 
secure entrance.  

9. Reserved.  

10. Accessory dwelling units may be short-term rentals, but the owner/local operator must be in 
compliance with Chapter 7 of Wilsonville Code, which may include an active business license with 
the City of Wilsonville for a short-term rental business and payment of all applicable lodging and 
other taxes.  
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(.14) Design Standards for Detached Single-family and Middle Housing.  

 

A. The standards in this subsection apply in all zones, except as indicated in 1.—2 3. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or the Frog Pond 
West neighborhood in the Residential Neighborhood Zone, as these zones/areas have their own 
variety standards, except that the standards do apply to middle housing development with 
multiple detached units on a single lot for which the standards of these zones/areas do not 
address.  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

3. The window standards for triplexes, quadplexes, and townhouses in Subsection D. 2. And E. 3. 
do not apply in the Village Zone or the Frog Pond West neighborhood in the Residential 
Neighborhood Zone as these zones/areas have their own related standards applicable to all 
single-family and middle housing. 

. . . 

  

Amendment Description: Clarify applicability of certain residential design standards by 
zone 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the applicability of design standards for the variety 
of housing types called for in Frog Pond East and South in the 
Master Plan. 

Rationale for Amendment 

Text: 

The minor edits provide more clarity to where alternative 
design standards are provided and thus the citywide 
standards do not apply. This includes being clear of all the 
standards that do apply in Frog Pond East and South. 

Recent Edits: Minor edits for readability and clarity. 
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D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

. . .  
 

 

3. Garages and Off-Street Parking Areas. The combined width of all garages (measured from the 
interior of the garage door frame) and outdoor on-site parking and maneuvering areas shall not 
exceed a total of 50 percent of any street frontage (other than an alley) (see Figure 6. Width of 
Garages and Parking Areas).  

. . . 

F. Standards applicable to Cottage Clusters.  

. . . 

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

. . . 

d. Garages and carports. 

. . . 

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width as measured from the interior of the garage door frame.  

G. Standards applicable to Cluster Housing besides Cottage Clusters.  

. . . 

4. Garages and Off-Street Parking Areas. The combined width of all garages (measured from the 
interior of the garage door frame) and outdoor on-site parking and maneuvering areas shall not 
exceed a total of 50 percent of any street frontage (other than an alley). Garages and off-street 
parking areas that are separated from the street property line by a dwelling are not subject to 
this standard. (See Figure 6. Width of Garages and Parking Areas).  

. . . 

  

Amendment Description: Clarify measurement of garage doors 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14)  

Relationship to Frog Pond 

East and South Master Plan: 

None, but ensures consistency in implementing similar 
standards throughout the City, including Frog Pond East and 
South. 

Rationale for Amendment 

Text: 

These minor edits provide consistency with similar proposed 
amendments in the RN Zone (Section 4.127) text. 

Recent Edits: None 
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J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request a waiver as part of Site Design Review by the Development 
Review Board of a proposed design. In addition to the waiver criteria in Sections 4.118 and 4.140 and 
applicable Site Design Review Standards, affirmative findings shall be made that the following 
standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.; and  

4. The request remains substantially consistent with any legislative master plan the property is 
included within. 

  

Amendment Description: Clarify process for alternative discretionary review of 
residential design standards 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14) J. 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with language in the RN Zone (4.127) related to the 
Master Plan language regarding alternative discretionary 
review. 

Rationale for Amendment 
Text: 

Minor edits provide clarity for process to require alternative 
discretionary review of residential design standards. 

Recent Edits: None 
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(.15) Design Standards for Multi-Family Housing: 

A. Purpose and Intent. The purpose of the multi-family design standards is to create and maintain 
street frontages that are varied and attractive, create an environment that is conducive to 
walking, and provide natural surveillance of public spaces. The standards will also promote 
building details in multi-family development that provide visual interest, contribute to a high-
quality living environment for residents, give a sense of quality and permanence, and enhance 
compatibility with the surrounding community. The design standards also aim to create 
consistency with design standards for other residential unit types that multi-family housing 
may be built adjacent to. 

B. Applicability. These standards apply to all multi-family development except for the following: 

1. Mixed-use buildings that include ground floor commercial and multi-family residential 
above. 

2. Multi-family buildings in the Village and Town Center Zones which are subject to zone-
specific standards in either Section 4.125 or 4.132. 

C. Entrance Orientation. 
1. At least one main entrance for each multi-family structure must either meet the 

standards in subsections a. and b. below, or must meet the alternative standard in 
subsection C.2. 
a. The entrance must be within eight feet of the longest street-facing exterior 

wall of the structure; and  
b. The entrance must either:  

i. Face the street;  
ii. Be at an angle of up to 45 degrees from the street; or  
iii. Open onto a porch. The porch must:  

a. Be at least 25 square feet in area; and  

b. Have at least one entrance facing the street or have a roof.  

Amendment Description: Design standards for multi-family housing 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.15) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the applicability of design standards for the variety 
of housing types called for in Frog Pond East and South in the 
Master Plan. 

Rationale for Amendment 
Text: 

The detailed design standards allow for the administrative 
review of multi-family development consistent with how 
other residential development is reviewed. The standards 
below were adapted by expert consultants from the design 
standards for buildings of similar bulk in the City’s existing 
design standards, particularly townhouses. In addition, 
consideration was given for typical larger parking areas for 
multi-family development. 

Recent Edits: Clarification of applicability, particularly related to mixed-use 
buildings and the Village and Town Center zones. Minor edits 
to increase clarity. 
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2. Alternative standard. As an alternative to subsection 1., a main entrance to a multi-
family structure may face a courtyard if the courtyard-facing entrance is located 
within 60 feet of a street and the courtyard meets the following standards: 
a.  The courtyard must be at least 15 feet in width; 
b. The courtyard must abut a street; and 
c. The courtyard must be landscaped or hard-surfaced for use by pedestrians. 

D.  Windows. A minimum of 15 percent of the area of all public-facing façades must include 
windows or entrance doors. Façades separated from the street or public space by a dwelling 
are exempt from meeting this standard. Required windows shall be clear glass and not 
mirrored or frosted, except for bathrooms.  

E. Articulation.  
1. Minimum Articulation. All public-facing façades shall incorporate a selection of the 

following design elements at a minimum interval of every 30 feet. The minimum number 
of design elements from this list that will be required is determined by dividing the 
façade length (in feet) by 30 and rounding up to the nearest whole number.  
a. Varying rooflines.  
b. Offsets of at least 12 inches.  
c. Balconies.  
d. Projections of at least 12 inches and width of at least three feet.  
e. Porches.  
f. Entrances that are recessed at least 24 inches or covered.  
g. Dormers at least three feet wide.  

2. Articulation Element Variety. Different articulation design elements shall be used as 
provided below, based on the length of the facade. For the purpose of this standard, a 
"different element" is defined as one of the following: a completely different element 
from the list in subsection E.1. above; the same element but at least 50 percent larger; or 
varying rooflines that are vertically offset by at least three feet.  
a. Where two to four elements are required on a façade by E.1., at least two different 
elements shall be used.  
b. Where more than four elements are required on a façade by E.1., at least three 
different elements shall be used.  

F.  Pedestrian Access and Circulation. The following standards are intended to ensure safe and 
efficient circulation for pedestrians within multi-family development. 
1. Each multi-family development shall contain an internal pedestrian circulation system 

that makes connections between individual units and parking areas, green focal points 
and other common open space areas, children’s play areas, and public rights-of-way. All 
pedestrian connections (walkways) shall meet the following standards: 

a.  Except as required for crosswalks, per subsection 3., where a walkway abuts a 
vehicle circulation area, it shall be physically separated by a curb that is raised 
at least six inches or by bollards. 

b. Walkways shall be constructed of concrete, asphalt, brick or masonry pavers, 
or other hard surface, and not less than five feet wide. 

2. All walkways shall comply with the requirements of the Americans with Disabilities Act. 
3. In order to provide safe crossings of driveways and parking areas, crossings shall be 

clearly marked with either contrasting paving materials (such as pavers, light-color 
concrete inlay between asphalt, or similar contrasting material) or reflective striping that 
emphasizes the crossing under low light and inclement weather conditions. 

4. Pedestrian connections shall be provided between buildings within the development, and 
between the development and adjacent rights-of-way, transit stops, parks, schools, and 
commercial developments. At least one connection shall be made to each adjacent street 
and sidewalk for every 200 linear feet of street frontage. Sites with less than 200 linear 
feet of street frontage shall provide at least one connection to the street and/or 
sidewalk. 
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G. Off-Street Parking Location and Design. The following standards are intended to support a 
pedestrian-friendly street environment and to minimize the visual impacts of parking areas and 
garages. 
1. Off-street parking spaces and drive aisles shall not be located in the Front Yard. 
2. Off-street parking areas shall not occupy more than 50% of the total length of each street 

frontage as measured 20 feet from the street property line. Drive aisles without adjacent 
parking spaces and not between buildings and the street do not count as parking areas 
for the purposes of this standard. 

3. Off-street parking spaces shall not be located within ten feet of any property line, except 
alley property lines. Driveways and drive aisles necessary to connect to the street are 
permitted within ten feet of property lines. 

4. Landscaping, fencing, or walls at least three feet tall shall separate parking areas from 
useable open space, green focal points, and public streets (except alleys). 

5. If garages are attached to a street-facing facade, they may not be located closer to the 
street property line than the building facade.  

6. Driveways associated with attached garages that take direct individual access from a 
public or private street must meet the townhouse driveway and access standards in 
Subsection 4.113 (.14) E. 5.  For the purpose of those standards, each individual multi-
family garage shall meet the standards applicable to a townhouse or townhouse lot. 
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Amendment Description: Clarify that residential design standards are among the 
standards subject to waivers 

Applicability: Citywide 

Impacted Code Section(s): 4.118 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the allowance for alternative discretionary review 
called for in the Master Plan. 

Rationale for Amendment 

Text: 

Residential design standards did not exist in the way they do 
now when this code language in Section 4.118 was created. This 
provides clarity that an applicant can apply for a waiver for 
residential design standards. 

Recent Edits: None 

 
4.118 Standards Applying to all Planned Development Zones 

 
(.03) Notwithstanding the provisions of Section 4.140 to the contrary, the Development 

Review Board, in order to implement the purposes and objectives of Section 4.140, and 
based on findings of fact supported by the record may:  
A. Waive the following typical development standards: 
 . . . 

13. Architectural design standards, including residential design standards; 
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Amendment Description: Consistent setback allowance for ADUs 

Applicability: Citywide 

Impacted Code Section(s): 4.120 and 4.123 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the Master Plan direction of removing barriers to 
development of ADUs. 

Rationale for Amendment 

Text: 

Ensures larger rear yard setbacks are not a barrier to ADU 
development everywhere they are permitted by establishing 
that a 10-foot rear setback is allowed in zones otherwise 
requiring a larger rear yard setback for the purposes of 
constructing an ADU. 

Recent Edits: None 

Section 4.120 (.05) FDA-H Dimensional Standards 

E. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard 
setbacks may be reduced to three feet. Minimum front and rear setback for ADUs is 10 feet.  

Old Town Residential Design Standards footnote (noted by *) on page 19 

For cottage clusters and ADUs, minimum front and rear setbacks are 10'.  
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Section 4.127. Residential Neighborhood (RN) Zone. 

. . . 

(.02) Permitted uses: 

A. Open Space.  

Amendment Description: Updated residential permitted uses for RN Zone 

Applicability: The entirety of Frog Pond, however there is no change to 
permitted uses in Frog Pond West 

Impacted Code Section(s): 4.127 (.02)  

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the variety of residential unit types encouraged in the 
Master Plan 

Rationale for Amendment 

Text: 

Rather than the prior allowed unit types one by one, this 
revised language reflects that the entire array of unit type are 
allowed, and then addresses certain limitations including: 
existing restrictions in Frog Pond West from the Frog Pond 
West Master Plan, the variety standards for Frog Pond East, 
and the commercial nature of the Commercial Main Street 
area. 

Recent Edits: The list was renumbered to increase readability. 

 
B. Residential dwelling units with the following limitations:  

1. Frog Pond West Neighborhood: 

a. During initial development: 

i. a maximum of two townhouses may be attached, except on corners, a maximum of 
three townhouses may be attached.  

ii.  triplexes are permitted only on corner lots and quadplexes are not permitted.  

iii. only two-unit cluster housing is permitted except on corner lots where three-unit cluster 
housing is permitted.  

b. Multi-family dwelling units are not permitted within the Frog Pond West 
Neighborhood, consistent with the Frog Pond West Master Plan.  

2. In the Frog Pond East and South Neighborhoods, the extent and mix of different types of 
dwelling units is limited and controlled by the variety standards in Subsection (.06) C. – E. and 
related standards. 

3. Only multi-family dwelling units in a mixed-use development are allowed in the Commercial 
Main Street area as described in Subsection (.07) A. 1. and shown in Figure A-7. Ground-floor 
residential units are required to be live-work and in aggregate are limited to a maximum of 50% 
of the building frontage along SW Brisband Street.  

 C. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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Amendment Description: Define permitted uses for the Commercial Main Street in Frog 
Pond East 

Applicability: Commercial Main Street area of Frog Pond East 

Impacted Code Section(s): 4.127 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the Commercial Main Street requirement from 
the Master Plan 

Rationale for Amendment 

Text: 

The language intends to clearly layout the amount of the 
ground floor space for the Commercial Main Street that must 
be commercial and what is a permitted commercial use that 
counts toward that minimum amount requirement. 

Recent Edits: Updated the list to add all relevant uses allowed in Town 
Center based on PC and staff comments. Added the allowance 
of Business-Integrated Dwelling Units for anywhere in the 
Brisband Main Street. 

 

D. For the Commercial Main Street area described in Subsection (.07) A. 1. and shown in Figure A-7, the 
ground floor allows commercial uses listed under 1.-7. below. Drive-through commercial uses are 
prohibited. A minimum of 50% of the building frontage along SW Brisband Street must be occupied by 
these uses with the remainder of the frontage allowed to be live-work multi-family dwelling units 
consistent with B. 7. above. 

1. Retail sales and service of retail products, under a footprint of 30,000 square feet per tenant.  

2. Office, including medical facilities.  

3. Personal and professional services.  

4. Child and/or day care.  

5. Food or Beverage service (e.g., restaurants, cafes, brewpubs, bars).  

6.   

7. Community services and community centers.  

8. Commercial recreation. 

9. Religious institutions. 

10. Business-Integrated Dwelling Units accessory to uses listed 1.-9. above. 

. . . 
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(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement legislative 
master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

Amendment Description: Clear and Objective Identification of the Subdistrict 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.05) 

Relationship to Frog Pond 

East and South Master Plan: 

Subdistricts are a key regulatory and design component 
identified in the Master Plan. This language provides the 
necessary detail to ensure there is clarity in the boundaries of 
the subdistricts, which in turn is the basis for housing variety 
requirements and other standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave too much 
unclarity for specific boundaries. Text was added to 
supplement the map to clearly define the boundaries for the 
subdistricts. 

Recent Edits: None 

 

2. The area of the Frog Pond East and South Master Plan is divided into subdistricts described 
below, as shown for reference in Figure A-5: 

 a. Subdistrict E1. The area south of SW Kahle Road and the BPA Easement, east of SW 
Stafford Road, and north of an existing east-west property line approximately 1,232 feet north 
of SW Advance Road and 1,315 south of SW Kahle Road. 

 B. Sudistrict E2. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, and west of a creek intersecting SW Kahle Road approximately 1,580 feet east of SW 
Stafford Road. 

 C. Subdistrict E3. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, east of Subdistrict E2, and west of and abutting the eastern edge of the Master Plan 
area. 

 D. Subdistrict E4. The area south of Subdistrict E1, east of SW Stafford Road, north of 
SW Advance Road, and west of future 63rd Avenue extension from the intersection of SW 
Advance Road and SW 63rd Avenue north to Subdistrict 1. 

 E. Subdistrict E5. The area south of Subdistrict E1 and the BPA Easement, east of 
Subdistrict E4, north of SW Advance Road, and west of future 60th Avenue extension from the 
intersection of SW Advance Road and SW 60th Avenue north to the BPA Easement. 

 F. Subdistrict E6. The area south of the BPA Easement, east of Subdistrict E5, north of 
SW Advance Road, and west of and abutting the eastern edge of the Master Plan area. 

 G. Subdistrict S1. The area south of SW Advance Road, east of and abutting the western 
edge of the Master Plan area, north of the Meridian Creek Middle School property, and west of 
SW 63rd Avenue. 
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 H. Subdistrict S2. The area south of SW Advance Road, east of SW 60th Avenue, and 
north of an existing property line approximately 956 feet south of SW Advance Road, and west 
of and abutting the eastern edge of the Master Plan area.  

 I. Subdistrict S3. The area south of Subdistrict S2, east of SW 60th Avenue, north of SW 
Kruse Road, and west of and abutting the eastern edge of the Master Plan area. 

 J. Subdistrict S4. The area south of the Meridian Creek Middle School property, east of 
and abutting the western edge of the Master Plan area, north of and abutting the southern edge 
of the Master Plan area, and west of SW 60th Avenue. 

 

Figure A-5. Frog Pond East and South Land Uses and Subdistrict Boundaries 

  

SW Kruse Road 
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Amendment Description: Clarification that certain existing code language relates only to 
Frog Pond West. 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.06) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures existing language applicable to Frog Pond West is 
clearly separate from new language for Frog Pond East and 
South implementing the Master Plan. 

Rationale for Amendment 
Text: 

Insert the necessary references clarifying what language only 
applies to the Frog Pond West neighborhood. 

Recent Edits: Simplified title, aligned language for Frog Pond West 
calculations with practice. 

 

(.06) Development Allowances: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code and 
applicable provisions of an approved legislative master plan.  

1. For initial development of the Frog Pond West Neighborhood, Table 6A in this Code and Frog 
Pond West Master Plan Table 1 establish the minimum and maximum number of residential lots 
for the sub-districts.  

2. For areas that are a portion of a sub-district in the Frog Pond West Neighborhood, the minimum 
and maximum number of residential lots are established by determining the proportional gross 
acreage outside of the SROZ and applying that proportion to the minimums and maximums listed 
in Table 1. The maximum density of the area may be increased, up to a maximum of ten percent of 
what would otherwise be permitted, based on an adjustment to an SROZ boundary that is 
consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district in the Frog Pond West 
Neighborhood when it is demonstrated that the reduction is necessary due to topography, protection of 
trees, wetlands and other natural resources, constraints posed by existing development, infrastructure 
needs, provision of non-residential uses and similar physical conditions.  

Table 6A. Minimum and Maximum Residential Lots by Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  
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Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  
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Amendment Description: Minimum Unit Table 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures minimum of 1325 units are built consistent with a 
Metro Condition of Approval. Establishes minimum amounts 
of certain target unit types consistent with Implementation 
Measure 4.1.7.D 2. c. and d. to require minimum amounts of 
target unit types and middle housing. The table sets the 
minimums at the subdistrict and tax lot level consistent with 
Implementation Measure 4.1.7.D. 2. a, which ensures this 
variety is achieved throughout the planning area.  

Rationale for Amendment 

Text: 

Table 6B incorporates a number of requirements into a single 
table for ease of reference of different requirements, with 
minimums listed by the smaller of subdistrict or tax lot as 
directed in the Master Plan.  
 
The minimum unit count of 1325 is proportioned to each 
subdistrict or tax lot based on the amount of assumed net 
area in each Urban Form Type, with subdistricts or tax lots 
with Urban Form Type 1 receiving proportionally the most and 
Urban Form Type 3 receiving proportionally the least.  
 
Rather than establish formulas that could cause future 
uncertainty, the table does the math and just states the 
answer of the formula. The minimum required of middle 
housing, small units, and mobility-ready units are listed as 
numbers, calculated from an assumed moderate buildout, and 
rounded up to the next whole number. Moderate buildout 
represents 125% of the minimum buildout. The set 
percentage for middle housing is 20%, small units is 5%, and 
mobility-ready units is 10%. These percentages are as 
recommended by the project team and reviewed by the 
Planning Commission and City Council in work sessions.  

Recent Edits: Updating the minimums based on revised and simplified 
model, using a standardized assumed density for each Urban 
Form Type rather than a previous more complicated formula 
that made assumptions about housing types. Also, updated 
footnote references to ensure accurate and complete. 

 

C.  Table 6B establishes the minimum number of housing units that must be developed within each 
subdistrict and tax lot in the Frog Pond East and South neighborhoods. This includes the 
minimum number of units of various housing types needed to ensure a variety of housing 
options throughout the neighborhoods consistent with the Frog Pond East and South Master 
Plan. Housing unit types are defined in Section 4.001 and the footnotes to Table 6B. 
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Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total Number 
of Units 

Minimum 
Number of 
Middle 
Housing 
Units A, B, G 

Minimum 
Number of 
Small Units 
B, C, D,  G 

Minimum Number of 
Mobility-Ready 
UnitsB, C, E, F, H 

 

E1  104 26 7 13 

E2  110 28 7 14 

E3  133 34 9 17 

E4 H 211    

E4 TL 1101 
(portion) I 

185 15 4  8 

E4 TL 1200  24 6 2 3 

E4 TL 1000 2 1J 1J 0 

E5  227 57 15 29 

E6  141 36 9 18 

S1  25 7 2 4 

S2E 91    

S2 TL 1000 
28050 SW 
60th Ave 

6 2J 1J 1J 

S2 TL 800 
5890 SW 
Advance 
Rd 

6 2J 1J 1J 

S2 TL 500 
5780 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 300 
5738 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 100 
5696 SW 
Advance 
Rd 

5 2J 1J 1J 

S2 TL 900 5 2J 1J 1J 

S2 TL 700 33 9 3 5 

S2 TL 400 4 1J 1J 0 

S2 TL 200 4 1J 1J 0 

S2 TL 1100 
28152 SW 
60th Ave 

5 2J 1J 1J 

S2 TL 1200 5 2J 1J 1J 
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S2 TL 1300 
28300 SW 
60th Ave 

8 2J 1J 1J 

S3 E 125    

S3 TL 1400 
28424 SW 
60th Ave 

25 7 2J 4 

S3 TL 1500 
28500 SW 
60th Ave 

25 7 2J 4 

S3 TL 1600 8 2J 1J 1J 

S3 TL 1800 
28668 SW 
60th Ave 

8 2J 1J 2J 

S3 TL 1700 
28580 SW 
60th Ave 

10 3 1J 2J 

S3 TL 1900 
5899 SW 
Kruse Rd 

33 9 3 5 

S3 TL 2000 
5691 SW 
Kruse Rd 

16 4 1J 2J 

S4 D 158    

S4 TL 2600 35 9 3 5 

S4 TL 2700 
28901 SW 
60th Ave 

123 31 8 16 

Notes: (see following pages with explanatory information)  
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Amendment Description: Table 6B Note Re: Clarification that certain middle housing 
that is substantially the same as detached single-family homes 
does not count as middle housing for the purpose of Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. d. to require 
middle housing. Without the clarification, a loophole would 
exist to allow units that are substantially the same as 
detached single-family homes to be counted toward the 
middle housing requirement. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that a certain type of middle 
housing called cluster housing can be substantially similar to 
detached single-family homes and, while technically middle 
housing by definition, should not be counted for middle 
housing for the purpose of the middle housing requirement in 
Table 6B due to its similarity to detached single-family units. 

Recent Edits: Footnote was expanded to provide additional clarity about the 
purpose of the footnote and the scenarios in which Cluster 
Housing can count towards meeting the minimum amount of 
required Middle Housing. Some language was further 
simplified for clarity. 

 

A  Cluster Housing is among the housing types defined as Middle Housing in Section 4.001, but only 
Cluster Housing meeting one of the criteria in this footnote shall be counted as Middle Housing for 
the purpose of meeting the minimum number of Middle Housing units in Table 6B. The purpose of 
this requirement is to prevent Cluster Housing that is substantially the same as Single-family 
Dwelling Units from being counted. 

Criteria to Determine if Cluster Housing can be counted towards the minimum number of Middle 
Housing units in Table 6B: 

Criterion 1: No Middle Housing Land Division is dividing the lot on which the Cluster Housing is 
placed. A future land division is not considered if it occurs at least three years after occupancy is 
granted for the last unit on the lot.  

Criterion 2: A Middle Housing Land Division is proposed but at least of half of the resulting Middle 
Housing Land Division Units do not front on a street, tract with a private drive, or open space tract. 

Criterion 3: A Middle Housing Land Division is proposed, but more than half of the units on the lot 
on which the Cluster Housing unit or units are placed are attached Middle Housing units or 
Cottage Cluster units.  
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Amendment Description: Table 6B Note Re: Counting a single unit to meet multiple 
requirements in Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note B. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. Also, encourages 
certain desired housing types such as ADUs and cottages 
because they can be counted in multiple categories. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that when a unit happens to 
meet the definition of multiple of the target unit types it can 
be counted towards meeting each one for which it qualifies. 
For example, a single-level 900 square foot cottage in a 
cottage cluster would qualify to be counted as a middle 
housing unit, a small unit, and a mobility-ready unit. The 
language intends to incentivize units that represent a small 
portion of the existing housing supply, are much needed, and 
can meet multiple categories, such as ADUs. 

Recent Edits: None 

 

B. A single unit may be counted to meet the minimum requirement in multiple categories. For 
example, a 900 square foot cottage in a cottage cluster could be counted as a middle housing unit, 
a small unit, and a mobility-ready unit. 

Amendment Description: Table 6B Note Re: Defining Small Unit. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note C. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

“Small unit” is not defined elsewhere in the Code, while both 
middle housing and mobility-ready are. Rather than clutter 
the Table 6B heading with specifics about what qualifies as a 
“small unit” the definition is added as a footnote. The 1200 
square feet was found to be a threshold at which there has 
been a notable historic under production. 

Recent Edits: None 

 

C. Small units must be 1,200 square feet or less of Habitable Floor Area as defined in Section 4.001. 
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Amendment Description: Table 6B Note Re: Certain minimum requirements are only 
required for larger lots and when there is lot consolidation 
during development 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Notes D. E. and J. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. 

Rationale for Amendment 

Text: 

The notes clarifies and acknowledges that for certain small 
lots or developments minimum targets would be difficult to 
meet, but are less difficult when the lot area is combined with 
a larger development area.  

Recent Edits: Correcting a typo. Updated footnote J to state correctly state 
“shall not” rather than “shall”. 

 

D. Only required if the Net Development Area for the Stage I Master Plan area is greater than 2 acres 

E. Only required if the Net Development Area for the Stage I Master Plan area is greater than 5 acres 

J. Only required if tax lot is combined with another tax lot in a Stage I Master Plan. Multiple Stage I 
Master Plans for adjacent tax lots with the same owner or related owners (i.e. LLCs with the same 
ownership interest) shall not be allowed concurrently or within 12 months. 

Amendment Description: Table 6B Note Re: Flexibility to have an upstairs portion for a 
certain percentage of required mobility-ready units. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note F. 

Relationship to Frog Pond 
East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

Note added to give flexibility for developers to have units with 
an upstairs count as mobility-ready as long as the portion of 
the unit not accessed by stairs has everything to qualify as an 
independent mobility-ready unit. The allowance is limited to 
one third of mobility-ready units to ensure there is a healthy 
amount of smaller and fully mobility-ready units. 

Recent Edits: None 

 

F. Up to 33% of the minimum number of mobility-ready units, or up to 1 unit where only 1 or 2 units 
are required, may have portions of the habitable floor area accessible by stairs so long as the unit 
would still meet the definition of mobility-ready unit without the habitable floor area accessed by 
stairs. 
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Amendment Description: Table 6B Note Re: Flexibility to blend certain minimum 
requirements over subdistrict boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note G. and H. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

Note added to give flexibility for developers to blend 
requirements along subdistrict lines when the development 
includes all or portions of multiple subdistricts while not 
allowing a level of flexibility that would substantially decrease 
the variety throughout, including block-level type variety, 
called for in the Master Plan. 

Recent Edits:  Modified language to increase clarity and readability based 
on City staff review. Added additional clarity of required 
location of units subject to the credit, allowing mobility-ready 
units to be within a block, but requiring other credited units to 
be across the street and fronting the boundary street. 

 

G. Where a Stage I Master Plan area covers portions of multiple subdistricts, one of either the middle 
housing OR small unit requirement for a subdistrict may be partially or fully met by excess units 
meeting the requirement from a neighboring subdistrict within the same Stage I Master Plan so 
long as the following eligibility requirements are met: 

1. the unit category variety in Subsection (.06) E. will continue to be met for each Subdistrict or 
portion thereof.  

2. the minimum for the requirement in the subdistrict from which the excess is credited is 
exceeded by at least the same amount as is being counted in the receiving subdistrict so as to 
ensure no unit is counted towards meeting the minimum in both subdistricts. 

3. the number and type of units equal to the  amount credited are adjacent to the receiving 
subdistrict determined by being across a proposed shared property line at a subdistrict boundary 
or across and fronting the street where a street forms the subdistrict boundary. 

 

H. Where a Stage I Master Plan area covers portions of multiple subdistricts, the mobility-ready 
requirement for a subdistrict may be partially or fully met by counting excess mobility-ready units 
from a neighboring subdistrict within the same Stage I Master Plan so long as the following 
eligibility requirements are met: 

1. the minimum for the requirement in the subdistrict from which the excess is credited is 
exceeded by at least the same amount as is being counted in the receiving subdistrict so as to 
ensure no unit is counted towards meeting the minimum in both subdistricts. 

2. the number of mobility-ready units equal to the amount credited are near the receiving 
subdistrict determined by being within a block of the subdistrict boundary. 
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Amendment Description: Table 6B Note Re: Clarification concerning geography in which 
minimums must be met 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note I. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

This footnote is drafted to clarify that the minimum standards 
of multiple tax lots can be combined together as long as they 
are within the same subdistrict. This adds necessary flexibility 
and clarifies the intent is for the minimums to be focused on 
the subdistrict geography and are only provided for tax lot 
level out of necessity as some tax lots may develop 
independently. 

Recent Edits: None 

 

I. Where an application includes two or more adjacent tax lots within the same subdistrict, the 
minimum does not need to be met on each individual tax lot so long as the total number of units 
proposed for all the included tax lots within the same subdistrict is equal to or greater than the 
sum of the minimums in this table for the included tax lots.  
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Amendment Description: Adjusting Table 6B minimums when the development does 
not include as much net area as assumed. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C.  

Relationship to Frog Pond 

East and South Master Plan: 

Supports housing variety implementation in Table 6B 

Rationale for Amendment 

Text: 

In order to establish the clear and objective numerical 
requirements in Table 6B some assumptions had to be made. 
This included an assumption that the Net Development Area 
of each subdistrict and tax lot is equal to 70% of the Gross 
Development Area. The 30% non-net area includes 20% for 
public right-of-way and 10% for stormwater facilities. For 
most development the net area is expected to be 70% or 
more of gross. However, there may be unanticipated 
situations where the net is less than 70%, especially for 
smaller developments. This language is drafted to provide a 
clear calculation of what to do when the net is less than 
anticipated, thus providing less land for residential 
development making it difficult to meet the minimums. The 
simple calculation provided should be abundantly clear and 
prevent any uncertainty. 

Recent Edits: None 

 

1. As an alternative to Table 6B when the Net Development Area is less than 70% of the 
Gross Development Area, the applicant may adjust the minimum requirements in Table 
6B using the following steps: 

 Step 1. Determine the Reduction Ratio. Divide the Net Development Area by a number 
equal to 70% of the Gross Development Area, round to the nearest 100th. This is the 
Reduction Ratio. 

 Step 2. Multiply each applicable minimum in Table 6B by the Reduction Ratio 
determined in Step 1. Round each result up to the nearest whole number. These are 
the new alternative minimum requirements. 
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Amendment Description: Establishing housing unit categories and types for Frog Pond 
East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) D. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 1 to permit a wide variety of housing types and 
Strategy 2 to categorize types of housing. 

Rationale for Amendment 

Text: 

The new subsection establishes the purpose of the housing 
variety standards and creates a table that clearly establishes 
the different categories and types of housing to be used in the 
variety standards 

Recent Edits: Minor edits to correct duplicative listing of cottage cluster. 

 

D. Housing Unit Types for Frog Pond East and South Neighborhoods 

1. Purpose: As further expressed in the Frog Pond East and South Master Plan, the variety 
requirements create opportunities for a variety of housing choices in each neighborhood and subdistrict 
focusing on mixing and integrating different housing choices throughout the Frog Pond East and South 
Neighborhoods rather than having separate areas for separate housing unit categories. 

2. Housing Unit Types and Categories for Housing Variety Standards are in Table 6C. 

Table 6C Housing Unit Categories and Types 

Multi-family Category  

Multi-family Types: 

• Elevator-served attached multi-family  

• Other attached multi-family (10 or more units per building) 

• Other attached multi-family (5-9 units per building) 
 

Middle Housing Category 

Middle Housing Types: 

• Townhouses and side by side duplex, triplex, quadplex 

• Stacked duplex, triplex, quadplex 

• Cluster housing, excluding cottage cluster, or mix of attached and detached middle housing. Does not include 
Cluster Housing classified as Other Detached UnitsA. 

• Cottage cluster 

Accessory Dwelling Units (ADUs) Category 

ADU Types: 

• All ADUs 

Other Detached Units Category 

Other Detached Units Types: 

• All other detached units including detached single-family homes, cluster housing that looks and functions 
similar to single-family detached unitsA , and detached multi-family 

Notes: 

A For the purpose of this table and related variety requirements, when a lot with cluster housing is divided using a Middle Housing Land Division 

and a land division unit has frontage on a street, tract with a private drive, or open space tract, the housing unit on the resulting land division 
unit shall be classified the same as a detached unit on its own lot. To qualify as a Middle Housing Unit there must not be a Middle Housing Land 
Division or the resulting land division unit is a configuration dissimilar to a lot for a detached single-family homes determined by the resulting 
land division unit not having frontage on a street, tract with a private drive, or open space tract. A future middle housing land division would not 
alter the unit type as long as such middle housing land division is applied for at least 24 months after occupancy is granted for the unit. 
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Amendment Description: Establishing housing variety standards for Frog Pond East and 
South, including required number of unit types and maximum 
for any single unit type. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) E. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, particularly 
Strategy 5 regarding minimum housing variety that includes 
the concept of a minimum number of unit types and a 
maximum of a single unit type. Also specific language relates 
to incentivizing ADUs. 

Rationale for Amendment 

Text: 

The new subsection clearly defines the number of unit types 
required, generally three, with practical flexibility added for 
smaller development were it may be infeasible to have the 
three unit types. The 60% maximum of net area is anticipated 
to enable about half of the units to be a single unit type and 
prevent any one unit type to dominate any area, consistent 
with the Master Plan. 
 
The language relating to how net area is calculated with two 
unit types on a lot intends to incentivize ADUs by allowing 
them to count as half the net area of the lot. 

Recent Edits: Minor typographical edits 

 

E. Unit Type Variety for East and South Neighborhoods:  

1. Required Number of Unit Types in a Development. To ensure variety throughout the Master Plan 
area, while accommodating efficient site planning for smaller developments, the following is 
the number of Unit Types, listed in Table 6C, required based on the Net Development Area in 
the smaller of a Stage I Master Plan Area or Subdistrict. To be counted towards the minimum 
Unit Type requirement, the applicable units must represent, at a minimum, either 5% of the Net 
Development Area or 10% of the planned units within the development. 

  2 Acres or less - 1 Unit Type Required 

More than 2 acres up to 5 acres - 2 Unit Types Required 

  More than 5 acres - 3 Unit Types Required 

2. Maximum Net Area for A Single Unit Type. These standards help ensure no single housing unit 
type dominates any Subdistrict or large portion thereof. Except for small developments 
requiring only 1 Unit Type under E.1. above, no more than 60% of the Net Development Area of 
the smaller of a Stage I Master Plan Area or Subdistrict shall be planned for the development a 
single Unit Type listed in Table 6C.  

a. Where an individual lot in a development has multiple unit types (e.g. ADU on same lot 
as Detached Unit Type), the Net Development Area shall be assigned by dividing the 
net area of the lot and adjacent area (i.e. alleys) proportionally based on number of 
each unit type. For example, for an ADU on a detached home lot, 50% of the net area 
would be assigned to the ADU and 50% of the net area would be assigned to the 
detached home regardless of the relative percent of the lot they each occupy. 
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3. In Subdistrict E4, Net Development Area (parking, drive aisles, landscaping) associated with the 
Commercial Main Street does not count towards Net Development Area for the purpose of these 
standards, but the building footprint of the mixed-use buildings does.  
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Amendment Description: Ensuring Variety Standards Comply with State Middle Housing 
Law 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the State requirement to include middle housing. 

Rationale for Amendment 

Text: 

The language directly clarifies and reflects the State statute 
and rules that any land zoned or designated for detached 
single-family homes must also allow middle housing. If the 
Master Plan allowed designation of land for detached single-
family homes without this clarification the code would be out 
of compliance with State law. 

Recent Edits: Minor typographical edits 

 

F. Pursuant to ORS 197A.420 and OAR 660-046-0205, any lot identified for single-family development 
in the Stage I or II Master Plan can also be developed or redeveloped as middle housing even if the 
maximum percentage of a Middle Housing Unit Type, as listed in Table 6C, is exceeded. However, 
this does not allow the maximum for a single Middle Housing Unit Type to be exceeded in initial 
planning or compliance verification. This would only apply at the time of future building permit 
issuance or replat of individual lots. 
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Amendment Description: Clear and Objective Identification of the Urban Form Type 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.07) all text is new, this Subsection was previously 
“Development Standards Generally” which language has now 
been consolidated into Subsection (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Urban Form Type Designations are a key regulatory and design 
component identified in the Master Plan. This language 
provides the necessary detail to ensure there is clarity in the 
boundaries of the different Urban Forms, which in turn is the 
basis for a number of development standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave lack of  clarity 
for specific boundaries. Text was added to supplement the 
map to clearly define the boundaries for the Urban Form Type 
Designations. Language is also added to state the purpose of 
Urban Form Types overall and the purpose of each different 
Urban Form Type. 

Recent Edits: Minor typographical edits 

 

(.07) Frog Pond East and South Urban Form Types: 

A. The Frog Pond East and South Neighborhoods are divided into different Urban Form Type 
designations whose boundaries are described by Subdistrict in B. below and illustrated for reference 
in Figure A-7 below. Applicability of development standards are based on these designations. The 
designations and their purpose are as follows: 

1. Commercial Main Street: This urban form is for a limited area along SW Brisband Street 
between SW Stafford Road and the extension of SW 63rd Avenue. Its purpose is to create a 
pedestrian-oriented, mixed-use commercial street feel. 

2. Urban Form Type 1: The purpose of this Urban Form Type is to create the most compact and 
urban of the three residential forms. This is primarily represented by larger buildings, including 
full block width, with less setbacks than other residential Urban Form Types. 

3. Urban Form Type 2: The purpose of this Urban Form Type is to create a moderately compact and 
urban look and feel between Urban Form Type 1 and Type 3. This is primarily represented by 
allowing moderate building widths, including not allowing buildings to be block length as 
allowed in Urban Form Type 1, and requiring moderate setbacks. 

4. Urban Form Type 3: The purpose of this Urban Form is to create a less compact and urban look 
and feel. This is primarily represented by limiting the width of buildings, encouraging shorter 
building height, and providing for larger setbacks. 

B. Urban Form area boundary descriptions: 

 1. Subdistrict E1: 

a. Urban Form Type 1: The area of the Subdistrict east of the framework street that is an 
extension of SW 63rd Avenue and connecting to the framework street crossing the BPA 
easement. 

b. Urban Form Type 2: The area of the Subdistrict west and south of the framework 
street(s) that are an extension of SW 63rd Avenue and SW Frog Pond Lane. 
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c. Urban Form Type 3: The area of the Subdistrict west of the framework street 
connecting across the BPA easement and north of the framework street that is an 
extension of SW Frog Pond Lane, except for the Frog Pond Grange area described in 
Subsection (.24) A. below. 

 2. Subdistrict E2: 

a. Urban Form Type 2: A contiguous area of between 6 and 6.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
extending the south to north extent of the Subdistrict from the BPA easement to SW 
Kahle Road, and located immediately to the east of and adjacent to the framework 
street connecting across the BPA easement. 

b. Urban From Type 3: The far west and east area of the Subdistrict that is not Urban Form 
Type 2.  

 3. Subdistrict E3: 

a. Urban Form Type 2: A contiguous area of between 8 and 8.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
centered in the Subdistrict immediately south of and adjacent to SW Kahle Road, and 
not being within 125 feet of the eastern edge of the Subdistrict or the SROZ.  

b. Urban Form Type 3: The surrounding area of the Subdistrict that is not Urban Form 
Type 2.  

4. Subdistrict E4: 

a. Commercial Main Street: The area of existing Tax Lot 1101 centered on SW Brisband 
Street extending east to west across the Subdistrict and extending between 125 feet 
and 160 feet both north and south of SW Brisband Street. The exact boundary north 
and south of SW Brisband Street will be proposed by the developer.   

b. Urban Form Type 1:  

i. The eastern half of the Subdistrict area north of the Commercial Main Street area.  

ii. The eastern half of the Subdistrict area (east of the SROZ) south of the Commercial 
Main Street area extending south to within approximately 250 feet of SW Advance 
Road. The exact southern limit will be proposed by the developer based on the 
location of any local streets, and if no local street, based on proposed property 
lines. The southern limits must be between 235 feet and 265 feet north of SW 
Advance Road. If at time of development of this area a local street is established in 
Subdistrict E5 serving as a boundary between Urban Form Type 1 and Urban Form 
Type 2 in that Subdistrict, then the boundary for this area shall be the closest 
street or property line to the centerline of that street measured at the intersection 
of SW 63rd Avenue. 

c. Urban Form Type 2:  

i. The western half of the Subdistrict area north of the Commercial Main Street 
area. 

ii. The western half of the Subdistrict area south of the Commercial Main Street 
area and west of the SROZ. 

iii. The eastern half of the Subdistrict area south of the Commercial Main Street 
area, east of the SROZ, and south of the Urban Form Type 1 area that is south 
of the Commercial Main Street area.  

5. Subdistrict E5: 
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a. Urban Form Type 1: the northern portion of the Subdistrict extending south to within 
approximately 250 feet of SW Advance Road and extending east to west across the 
entire Subdistrict. The exact southern limit will be proposed by the developer based on 
the location of an east-west local street which would be the boundary between Urban 
Form Type Areas. The centerline of this boundary street must be between 230 feet and 
270 feet north of SW Advance Road and is encouraged to be as close as possible to 250 
feet north.   

b. Urban Form Type 2: The southern portion of the Subdistrict south of the Urban Form 
Type 1 area and north of SW Advance Road. 

6. Subdistrict E6: 

a. Urban Form Type 2: the western portion of the Subdistrict extending east 
approximately 680 feet east from SW 60th Avenue. The exact eastern limit will be 
proposed by the developer based on the location of a local street or property lines 
which would be the boundary between Urban Form Type Areas. The boundary must be 
between 660 feet and 700 east of SW 60th Avenue and is encouraged to be a close as 
possible to 680 feet.   

b. Urban Form Type 3: The eastern portion of the Subdistrict east of the Urban Form Type 
2 area, north of SW Advance Road and south of the BPA Easement. 

7. Subdistrict S1: 

a. Urban Form Type 2: The entire Subdistrict is Urban Form Type 2. 

8. Subdistrict S2: 

a. Urban Form Type 2: The western portion of the Subdistrict, extending east of SW 60th 
Avenue approximately 360 feet east from the northern boundary of SW Advance Road 
to a point 340 feet south of SW Advance Road and approximately 500 feet east of SW 
60th Avenue from that point to the southern boundary of the Subdistrict. The exact 
limits will be proposed by the developer based on the location of a local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 feet east of SW 60th Avenue 
and is encouraged to be as close as possible to 500 feet in the southern portion, and 
between 320 and 360 feet east of SW 60th Avenue and is encouraged to be as close as 
possible to 340 feet in the northern portion of the Subdistrict. 

b. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 area. 

9. Subdistrict S3: 

a. Urban Form Type 1: a west central portion of the Subdistrict extending approximately 
220 feet east of SW 60th Avenue between a point directly east of the northern 
boundary of Subdistrict S4 (the southern property line of the Meridian Creek Middle 
School property) and a point approximately 320 feet north of SW Kruse Road. The exact 
limits will be proposed by the developer based on the location of local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be between 200 feet and 240 feet east of SW 60th Avenue and is 
encouraged to be as close as possible to 220 feet. The north boundary must be within 
20 feet of the northern boundary of Subdistrict S4 and is encourage to be as close as 
possible to that boundary. The south boundary must be between 300 feet and 340 feet 
north of SW Kruse Road and is encouraged to be as close as possible to 320 feet. 

b. Urban Form Type 2: The description is broken into a northern and southern area, with 
the boundary between northern and southern area being a line extending east from 
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the northern boundary of Subdistrict S4 (the southern property line of the Meridian 
Creek Middle School property). 

i. For the northern area of the Subdistrict: The western portion of the Subdistrict 
extending from SW 60th Avenue to the east approximately 500 feet. The exact limits 
will be proposed by the developer based on the location of a local streets or property 
lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 east of SW 60th Avenue and 
is encouraged to be a close as possible to 500 feet 

ii. For the southern area of the Subdistrict: The western portion of the 
Subdistrict, excluding the Urban Form Type 1 area, extending from SW 60th Avenue to 
the east approximately 340 feet  The exact limits will be proposed by the developer 
based on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The east boundary must be between 320 and 360 
feet east of SW 60th Avenue and is encouraged to be as close as possible to 340 feet.  

c. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 areas. 

10. Subdistrict S4: 

a. Urban Form Type 1: The northeastern portion of the Subdistrict extending west of SW 
60th Avenue approximately 380 feet and south to approximately 320 feet north of SW 
Kruse Road. The exact western and southern limit will be proposed by the developer 
based on the location of local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 360 feet and 
400 feet west of SW 60th Avenue and is encouraged to be as close as possible to 380 
feet. The south boundary must be between 300 feet and 340 feet north of SW Kruse 
Road and is encouraged to be as close as possible to 320 feet. 

b. Urban Form Type 2: The northeastern portion of the Subdistrict west and south of the 
Urban Form Type 1 area, extending west from the Urban Form Type 1 boundary to 
approximately 570 feet west of SW 60th Avenue and south to a future local street 
extension of SW Kruse Road. The exact western limit will be proposed by the developer 
based on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 550 feet and 
590 feet west of SW 60th Avenue and is encouraged to be as close as possible to 570 
feet. 

c. Urban Form Type 3: The western and southern portions of the Subdistrict, west and 
south of the Urban Form Type 2 area. 
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Figure A-7 Urban Form Type Land Use Designation Boundaries 
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 (.08) Development Standards: 

Amendment Description: Clarifications of existing Development Standards Language 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 4 to development standards based on the Urban 
Form Type designations. 

Rationale for Amendment 

Text: 

This language includes technical edits to: 

• Consolidate existing language in Subsection (.07) into 
this subsection 

• Provide for differentiation between development 
standards for Frog Pond West and Frog Pond East and 
South 

• Make language generally more clear and concise 

Recent Edits: None 

 

A. Unless otherwise specified by the regulations in this Residential Neighborhood (RN) Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone. 

B. Lot dDevelopment shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

C. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards uUnless superseded or supplemented by other provisions of the Development 
Code the lot and development standards for the Frog Pond West Neighborhood are established by Table 
28A and lot and development standards for the Frog Pond East and South Neighborhoods are 
established by Table 8B.   

D. Lot Standards for Small Lot Sub-districts in the Frog Pond West Neighborhood. The purpose of these 
standards is to ensure that development in the Small Lot Sub-districts includes varied design that avoids 
homogenous street frontages, creates active pedestrian street frontages and has open space that is 
integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  
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Table 8A: Frog Pond West Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  
 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots designated 
for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the maximum number 
allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated for development of 
a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

Amendment Description: Clarifications of bonus lot coverage for Frog Pond West and 
larger Frog Pond East and South detached home lots where 
multiple buildings are proposed. 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates generally to the acknowledgement of variety of 
housing allowed. 

Rationale for Amendment 

Text: 

Change mirrors similar language in PDR zone that states bonus 
is when multiple buildings are on a lot rather than just when 
one is accessory to another. This comes into play on larger lots 
with lower lot coverage when multiple units of a similar size 
are proposed. 

Recent Edits: None 

 

E.  On lots where detached accessory multiple buildings are built, maximum lot coverage may be increased by 10%. 
Cottage clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  

G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  
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J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

Amendment Description: Limit of setbacks required for ADUs  

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to removing barriers to ADUs and encouraging them 
as a desired unit type. 

Rationale for Amendment 
Text: 

Where a larger lot has a setback, especially rear setback, 
greater than 10 feet, it allows ADUs to have a reduced setback 
of 10 feet. This removes a barrier to potentially locating an 
ADU. It makes the requirement the same as the existing 
allowed setback for cottage clusters which are a similar size. 

Recent Edits: None 

 

L.  For cottage clusters and ADUs all setbacks otherwise greater than 10 feet for other housing types are reduced to 10 
feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 20 
ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at the 
front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking the 
courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of the 
number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  
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Amendment Description: Tables 8B and 8C Development Standards for Frog Pond East 
and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, Strategy 4 
create development standards based on the Urban Form Type 
designations. 

Rationale for Amendment 

Text: 

Wherever appropriate, and where not otherwise noted, the 
standards are mirrored after similar standards in other 
residential zones in Wilsonville or Frog Pond West and 
precedent unit examples shared during the Master Planning 
and Code development process. Special attention was paid to 
ensure standards create meaningful differentiation between 
the different residential Urban Form Type Designations. In 
addition, consideration was given to the wide array of housing 
types allowed throughout Frog Pond East and South and the 
desired variety. Notable unique standards include: 

• An independent numerical lot size requirement is not 
established, rather lot size must be of sufficient size to 
meet other applicable development standards. This 
simplifies the code, removes barriers to proposed 
housing variety, and prevents complexities and likely 
contradictions in the standards. 

• Front setbacks that are uniform on any given street to 
create a more consistent streetscape. See Table 8C. 

• Creating a maximum building width that becomes a 
key standard controlling building bulk and 
differentiating between different Urban Form Types. 

• Creating a minimum distance between buildings when 
multiple buildings are on a lot that mirror required 
setbacks to create consistency in built form regardless 
of lot patterns. 

Recent Edits: Minor typographical edits. 
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Table 8B. Frog Pond East and South Neighborhoods Development Standards 

Land Use Map Urban 
Form Type 
Designation 

Lot size 
requirements 

Min. lot 
width/ 
street 
frontage 
per lot (ft.) 

Max 
height 
(ft.) 

Front 
Setbacks 

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a 
park (ft.) 

Rear  
Min. 
(ft.)  

Garages 
(note) 

Side Min.  
(ft.) A B 

Min. distance 
Between multiple 
Buildings on same 
lot along street 
frontages and public 
viewsheds 

Max. Lot 
Coverage 
(percent) C D 

Urban Form Type 1 Lots sized to 
accommodate at 
least a one-unit 

residential 
building meeting 

building code 
requirements as 
well as setbacks 
and lot coverage 

requirements. 

10 50, 4 
story 

See Table 
8C. 

None 10 

E 

5F Double the min. 
side yard setback 

that would be 
required for the 
larger of the two 

buildings on its own 
lot. 

 

80  

except for 
detached 
homes on 

lots with an 
area 4,000 
square feet 
or greater.J 

 

Urban Form Type 2 15 40, 3-
story 

 

125 except 
that 

buildings 
over 100 

feet cannot 
occupy 
entire 
block 
face.G  

10 5F 

Urban Form Type 3 15 100 15I 5 for 
structures 
up to 25 
feet in 

height, 10 
for 

structures 
over 25 
feet in 
height. 

Notes:  

A. On corner lots, minimum side setbacks facing the street are the same as minimum front setback. Maximum setbacks equivalent to front maximums also apply. See 
Table 8C. 

B. Side setbacks do not apply to shared walls at property lines between townhouse units. 

C. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  
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D. For townhouses maximum lot coverage is calculated for the combined lots on which a single townhouse building sits rather than for each townhouse lot. 

E.  Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet or as necessary to create a 18 foot deep parking space not including alley curb. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

F. For Urban Form Type 1 and 2, side setbacks may be reduced to either: (1) down to a minimum of 3.5 feet for residential structures less than 70 feet wide, or (2) down 
to a minimum of five percent of the building width at the front building line for buildings greater than 70 feet and less than 100 feet wide.  

G. For Urban Form Type 2, in lieu of meeting the maximum building width, an applicant may elect to articulate the facade and roof in a manner to create architectural 
separation of building masses. Such articulation shall include a minimum 2-foot setback of the wall from the primary façade as well as interruption of the roof plane. 
The setback articulation shall, at a minimum, be equal in width to the building separation required. The depth and width of articulation is not adjustable or subject to 
waiver or administrative relief under local or state law as it is an optional compliance method in lieu of meeting the standard maximum building width and separation 
standards. For the purpose of applying other articulation standards in Section 4.113, the portions of a building on either side of the articulation in lieu of building 
separation shall be considered separate buildings. 

I. The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet. 

J. For lots 4,000 square feet in area or more with only units classified as “Other Detached Units” in Table 6C, the following lot coverage standards from Table 8A shall 
apply: 4,000 square feet or more but less than 6,000 square feet: standards of R-5 Small Lot; 6,000 square feet or more but less than 8,000 square feet: standards for 
R-7 Medium Lot; 8,000 square feet or more, standards for R-10 Large Lot. 
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Table 8C. Frog Pond East and South Neighborhoods Development Standards - Front Setbacks including Special 
Front Setbacks For Uniformity on Framework Streets 

 Front 
Min. (ft.)A 

Front 
Max.C (ft.) 

• Lot frontages along east-west oriented portion of SW Brisband Street between SW 
63rd Avenue and its eastern most point. Setbacks for SW Brisband Street between 
SW Stafford Road and SW 63rd Avenue can be found in Table 23A. 

• Lot frontages along SW 63rd Avenue from southern edge of Subdistrict E1 to SW 
Advance Road 

• Lot frontages on lots with Urban Form Type 1 Designation not fronting a 
framework street listed in this table 

6B 10D 

• Lot frontages along SW 60th Avenue 

• Lot frontages along SW 63rd Avenue south of SW Advance Road 

• Lot frontages along SW Stafford Road except the Brisband Main Street buildings 

• Lot frontages along SW Advance Road 

• Lot frontages along SW Kahle Road 

• Lot frontages along framework street in Subdistrict E1 extending SW Frog Pond 
Lane and SW 63rd Avenue 

• Lot frontages along Framework Street connecting across the BPA easement area 
from SW Kahle Road to SW Frog Pond Lane extension 

• Lot frontages on lots with Urban Form Type 2 Designation not fronting a 
framework street listed in this table 

10 25E 

• Lot frontages on lots with Urban Form Type 3 Designation not fronting a 
framework street listed in this table 

10E No max 

Notes:  

A. Where a front (street) loaded garage exists, the minimum garage setback in Table 8B takes precedence over the minimums in this 
table. 

B. Where the minimum front setback is 6 feet it is intended to accommodate a public utility easement (PUE) for franchise utilities. If 
the City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is 
necessary and access stairs or ramps can be accommodated without impeding on the public right of way, no setback is required. 

C. Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting 
property line at anything besides a right angle, the maximum setback need only be met at one point along the property line. 

D. This maximum assumes no front (street loaded) garage, which is anticipated to be the typical condition in Urban Form Type 1. 
However, if a front facing garage is proposed, the front maximum may be exceeded to accommodate the minimum garage setback 
of 20 feet from Table 8B. 

E. In Urban Form 3, buildings or portions thereof greater than either 2 stories or 25 feet in height shall have a minimum front setback 
of 20 feet. 
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E. Development Standards Specific to Relationships with Collectors and Arterial Streets.  

Amendment Description: Clarification that existing language applies to Frog Pond West 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

Direct language to differentiate between Frog Pond West and 
the subsequent new language regarding Frog Pond East and 
South. 

Recent Edits: Minor typographical edits 

 

1. Frog Pond West Neighborhood:  

 a. Lots adjacent to SW Boeckman Road and SW Stafford Road shall meet the following 
standards:  

i. Rear or side yards adjacent to SW Boeckman Road and SW Stafford Road shall provide a 
wall and landscaping consistent with the standards in Figure 10 of the Frog Pond West 
Master Plan.  

b. Lots adjacent to the collector-designated portions of SW Willow Creek Drive and SW Frog 
Pond Lane shall not have driveways accessing lots from these streets, unless no practical 
alternative exists for access. Lots in Large Lot Sub-districts are exempt from this standard.  
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Amendment Description: Fence treatments along Stafford and Advance Roads 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

The Master Plan calls for treatments consistent with the walls 
used in Frog Pond West but adapted for units primarily facing 
the streets. It also has specific requirements regarding 
building orientation towards the subject roads. 

Rationale for Amendment 

Text: 

For Stafford Road the wall is half the height and same 
materials as Frog Pond West, as directed in the Master Plan. 
For Advance Road a similar style is continued, but it is more 
open with metal to create semi-private front yards consistent 
with Advance Road being a collector rather than an arterial 
like Stafford Road and Boeckman Road. This also creates an 
enhanced interface with the community park across SW 
Advance Road. 

Recent Edits:  Renumbered for additional clarity. 

 

2. Frog Pond East and South Neighborhoods: 

a. Special Design Standards for east side of SW Stafford Road as well as the north side of 
SW Advance Road from SW Stafford Road to the wetland approximately 250 feet east 
of SW Stafford Road: 

  i. Courtyard Walls and Pedestrian Access Points: 

1. Except for pedestrian access points, the frontage of each lot or tract (not 
counting any landscape tract running parallel with the road) shall have a 
wall/fence matching Figure A-8. below.  

 

 

Figure A-8. 3 Foot Wall/Fence Along SW Stafford Road 

 

2. Except for corner lots at the intersection of SW Stafford Road and SW Brisband 
Street, each lot shall have at least one paved walkway extending from the lot 
to the Stafford Road sidewalk providing a pedestrian access point. Any gates at 

Attachment 1 Planning Commission Work Session June 12, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 58 of 82
Planning Commission Meeting - June 12, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

388

Item 2.



pedestrian access points shall have a black “iron style” gate matching the style 
shown in Figure B-8. below. 

 

 

Figure B-8. Gate for Pedestrian Access Points along SW Stafford Road 

 

 

ii. Structure and Entry Orientation: Except for corner lots at the intersection of 
SW Stafford Road and SW Brisband Street, the facades of structures facing SW 
Stafford Road shall meet all design standards for front facades. Generally this 
will be the front façade of the structure, but if it is the side or rear façade, the 
façade must still meet front façade standards including having at least one 
building entrance oriented towards SW Stafford Road. 

b. Special Design Standards for SW Advance Road, except for the portion on the north 
side included in the SW Stafford Road special design standards in a. above: 

i. Only front yards shall be oriented towards SW Advance Road with front 
entrances facing the street, except for corner lots at intersecting streets where 
side yards and side facades may front SW Advance Road, as necessary.  

ii. Lots shall have courtyard fencing matching Figure C-8. including any side yards 
for lots oriented on intersecting streets. 

 

 

Figure C-8. 

iii. No motor vehicle access is allowed directly from SW Advance Road 
except for emergency access requested by the Fire District and 
approved by the City Engineer. 
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iv. Lots shall be considered to front SW Advance Road even if a landscape 
tract exists between the lot and the SW Advance Road right-of-way. 
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Amendment Description: Public Realm Elements 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Chapter 7 Public Realm 

Rationale for Amendment 

Text: 

The Master Plan provides clear and detailed language 
regarding the public realm. The language intends to direct the 
reader back to these specifics in the Master Plan. 

Recent Edits: Added “Main Street Gateway” requirement at SW Brisband 
consistent with Master Plan. 

 

F. Public Realm Requirements for Frog Pond East and South Master Plan area 

1. Development in Frog Pond East and South shall conform with the public realm element 
in Chapter 7 of the Frog Pond East and South Master Plan in the following ways with 
the referenced figures, tables, and text from the Frog Pond East and South Master Plan 
incorporated into this Subsection by reference as if fully stated herein: 

a. Active transportation connections shall be provided as shown in Figure 20.  

b. Street trees shall be provided consistent with Figure 26 and the text on pages 
91 through 94. 

c. Public lighting shall be provided consistent with Figure 27 and the text on 
pages 95 through 99. 

d. Gateway treatment and monument signs shall be provided consistent with and 
limited to what is shown and described in Figure 28, Table 6, and the text on 
page 102. 

e. Sign toppers or “sign caps” shall be provided on street signs as described on 
page 102 and shown in Figure D-8 below consistent with the City’s Public 
Works Standards. 

 

 

Figure D-8. Frog Pond Street Sign Topper 
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e. A “Main Street Gateway” feature shall be provided on SW Brisband Street at 
SW Stafford Road. The feature shall: 

i. be at least 20 feet in height so as to be visible from a distance; 

ii. be at least 3 feet in width and length; 

ii. incorporate both sides of SW Brisband Street or be centered within 
the round-a-bout;  

iii. include materials and other design elements representative of Frog 
Pond East and South as outlined and depicted in the Master Plan; and 

iv. be professionally designed by a professional(s) with experience 
designing such gateway features. An affidavit of such professional’s 
credentials shall be included in the development application material.  

v. The “Main Street Gateway” design is subject to Site Design Review. 
Additionally, prior to Site Design Review by the Development Review 
Board the design shall be reviewed by the Arts, Heritage, and Cultural 
Commission who will provide a recommendation to the Development 
Review Board. 
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(.09) Open Space: 
. . . 
 

Amendment Description: Frog Pond East and South open space requirements, including 
green focal points. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.09) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the green focal points identified in the Master 
Plan including in Chapter 9, Public Realm, Parks and Open 
Space and Figure 18. 

Rationale for Amendment 
Text: 

Generally the standard open space requirements that apply to 
most residential development in Wilsonville. Beyond the 
general open space requirements specific green focal point 
requirements reflecting the Master Plan language are added. 

Recent Edits: Minor typographical edits. 

 

C. Within the Frog Pond East and South Master Plans open space shall be provided consistent with the 
requirements in Subsection 4.113 (.01) C. - F., and designed and located according to the following 
criteria:   

1. Green Focal Points. For the East and South Neighborhoods, Green Focal Points are intended to 
serve as central neighborhood destinations or gathering places that contribute to neighborhood 
character and identity. Green Focal Points can take a variety of forms, including community 
garden plots, small playgrounds or splash pads, nature play areas, pocket parks or plazas, and 
central green courtyards within housing developments. As part of meeting the open space 
requirements in Subsection 4.113 (.01) C. – F. for a Stage I Master Plan Area, each Subdistrict in 
Frog Pond East and South shall have at least one Green Focal Point meeting the 2,000 square 
foot size requirement in Subsection 4.113 (.01) D. 1. Even if the usable open space requirement 
is otherwise met, each subdistrict shall still have the minimum 2,000 square foot Green Focal 
Point. In addition to the standards in Subsection 4.113 (.01) C.-F., the following requirements 
apply: 

a. Location requirements by Subdistrict, if Subdistrict not listed, a Green Focal Point is still 
required, but there is no special locational requirement: 

• Subdistrict E1: Green Focal Point to be located north of the Frog Pond Grange 
building or in the tree grove near the existing home at 27480 SW Stafford 
Road. 

• Subdistrict E3: A Green Focal Point to be located at trailhead adjacent to SROZ 
leading to the south. 

• Subdistrict E4: A plaza space to be integrated with the Brisband Street Main 
Street mixed-use development. 

• Subdistrict S2: A Green Focal Point to be located and aligned with terminus of 
future extension of SW Hazel Street. 

• Subdistrict S3: A Green Focal Point to be located near northern end of Kruse 
Creek. 

b. Direct access to one or more Green Focal Points shall be provided from each residential 
lot in the neighborhood. Direct access, for the purpose of this requirement, means: a 
pedestrian would need to travel on no more than two different streets to reach a green 
focal point from the lot frontage of the home to an open space frontage. 
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(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

. . . 

Amendment Description: Block and access standards for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.10) B. 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects no specific block and access standards in the Master 
Plan beyond identifying framework streets. 

Rationale for Amendment 

Text: 

Provides reference to general citywide block and access 
standards for applicability to Frog Pond East and South. 

Recent Edits: None 

 

2. In the Frog Pond East and South Neighborhoods, or if a legislative master plan does not provide 
sufficient guidance for a specific development or situation, the Development Review Board shall 
use the block and access standards in Section 4.124(.06.09) as the applicable standards apply.  

. . . 

(.14) Main Entrance Standards: 

. . . 

Amendment Description: Removal of little utilized entrance distance from grade 
requirement 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.14) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety. 

Rationale for Amendment 

Text: 

Removal prevents a barrier to second floor entries which may 
be used for unit configurations like townhouses on top of an 
ADU.  

Recent Edits: None 

 

C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  
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(.15) Garage Standards: 

. . . 

B. Street-Facing Garage Walls: 

. . . 

3. Standards: 

Amendment Description: Simplification of garage standards 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.15) B. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The proposal simplifies the language used for garage 
frontages in Frog Pond West to apply throughout Frog Pond. It 
also addresses a frequent issue encountered in Frog Pond 
West development were the existing standards required non-
standard width garage doors which unnecessarily increased 
expenses and created more lead-time for custom fabrication. 

Recent Edits: None 

 

a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length of 
the street-facing façades. For detached single-family and accessory structures, the standards 
apply to the street-facing façade of each unit. For corner lots, this standard applies to only 
one street side of the lot. For lots less that are less than 50 feet wide at the front lot line, the 
standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

a. The width of the garage door may be up to 50 percent of the length of the street-facing 
façade as measured from the interior of the frame surrounding the garage door.  

b. The garage door must be recessed at least four feet from the front façade or six feet from 
the front of a front porch.  

c. The maximum driveway width is 18 feet.  

d. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

e. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the appearance 
of the garage from the street. Side-loaded garages, i.e., where the garage openings are 
turned away from the street, are exempt from this requirement.  

f. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door and 
the sidewalk. This standard does not apply to garage entries that do not face the street.  
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(.16) Residential Design Standards: 

. . . 

Amendment Description: Applicability of existing residential design standards for RN 
zone 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.16) 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety as current RN residential design 
standards do not address all of the allowed residential unit 
types in Frog Pond East and South. 

Rationale for Amendment 
Text: 

When the RN zone residential design standards were adopted, 
there were no residential design standards in the City except 
for ones specific to Villebois. Since that time, as part of the 
Middle Housing in Wilsonville project, citywide design 
standards were established for various unit types. These 
standards can be found in Subsection 4.113 (.14). In addition, 
this current package of code amendments includes new 
design standards for multi-family development. The decision 
was made to allow the citywide design standards covering all 
unit types be applied in Frog Pond East and South rather than 
the Frog Pond West standards geared towards single-family 
detached homes. 

Recent Edits: Minor typographical edits. 

 

B. Applicability. These In Frog Pond West standards C. through G. apply to all façades facing streets, 
pedestrian connections, parks, open space tracts, the Boeckman Trail, or elsewhere as required by this 
Code or the Development Review Board. Exemptions from these standards include: (1) Additions or 
alterations adding less than 50 percent to the existing floor area of the structure; and, (2) Additions or 
alterations not facing a street, pedestrian connection, park, or open space tract.  In Frog Pond East and 
South the standards in C. through G. do not apply. Rather, design standards in 4.113 (.14) apply to all 
public-facing facades in Frog Pond East and South.  

. . . 
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(.17) Fences: 

Amendment Description: Applicability of existing fence requirements 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.17) 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with specific fencing standards for Stafford Road 
and Advance Road. 

Rationale for Amendment 

Text: 

This existing language regarding fencing for Frog Pond West 
makes sense to be applicable to Frog Pond East and South as 
well. The proposed strikeout allows these standards to apply 
to all Frog Pond neighborhoods. 

Recent Edits: None 

 

A. Within Frog Pond West, fFences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall along 
Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

. . . 
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Amendment Description: Waivers for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.22) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 3. 
regarding an alternative discretionary path for approval. 

Rationale for Amendment 

Text: 

Maintains the City’s existing discretionary waiver path but 
adds specific waiver criteria related to consistency with 
designated Urban Form Types and housing variety. 

Recent Edits: Minor typographical edits 

 

(.22) Consideration of Waivers in the Frog Pond East and South Neighborhoods. 

A. Applicants for development in the Frog Pond East and South neighborhoods may request 
waivers to applicable development and design standards in Section 4.127, provided the criteria 
in subsection B. are met.  

B. In addition to the waiver criteria in Sections 4.118 and 4.140 and applicable Site Design Review 
standards, when reviewing a waiver for development within the Frog Pond East and South 
Neighborhoods the Development Review Board’s decision shall be based on the following 
criteria, which reflects guidance in the Frog Pond East and South Master Plan: 

1. The development enabled by the waiver is complementary and compatible with 
development that would typically be built within the subject Urban Form Type as 
described in Chapter 6 of the Frog Pond East and South Master Plan.  

2. The waiver continues to support a wide variety of housing throughout the Frog Pond 
East and South Neighborhoods including not reducing the Minimum Number of Units of 
any requirement in Table 6B by the greater of 5 units or 20%.  

  

Attachment 1 Planning Commission Work Session June 12, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 69 of 82
Planning Commission Meeting - June 12, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

399

Item 2.



Amendment Description: Development Standards for the Commercial Main Street 

Applicability: Commercial Main Street Area of Frog Pond East 

Impacted Code Section(s): 4.127 (.23) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements the portion of Chapter 9, 
Implementation, relating to Coding for Main Street 

Rationale for Amendment 

Text: 

The standards are a simplified adaptation of Town Center 
Zone development standards to support the development of 
similar types of mixed-use buildings along SW Brisband Street. 

Recent Edits: •  
Eliminated a couple standards based on limited applicability in 
the context of the small size of the commercial main street. 
Many of the standards were adapted from the Town Center 
Zoning, and have less applicability in the limited footprint at 
play here. Simplified parking requirements, again to better fit 
the context of the expected development. Other minor edits. 

 

(.23) Residential Neighborhood Zone - Commercial Main Street Development 

A. Applicability. These standards apply to the Commercial Main Street area described in 
Subsection (.07) A. 1. and shown in Figure A-7. 

B. Allowed Uses. See Subsection (.02) above. 

C. Development Standards. The following development standards apply to all development within 
the Commercial Main Street area of Frog Pond East. 

Table 23A. Commercial Main Street Development Standards  

STANDARD  

Front setback  

  Minimum  0 ft.  

  Maximum  20 ft.  

Side facing street on corner 

  Minimum  0 ft.  

  Maximum  10 ft.  

Side yard  

  Minimum  0 ft.  

  Maximum  10 ft.  

Rear setback  

  Minimum  0 ft.  

Building height (stories) A  

  Minimum  two  

  Maximum   four  

Ground floor height minimum 12 ft.  

Building site coverage maximum  90%  

Minimum landscaping  10%  

Minimum building frontage B  

  On SW Brisband Street 70% 

  On SW Stafford Road None 
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  On other streets None 

A Second stories or higher in buildings must be useable. No false front buildings are permitted.  
B To meet the minimum building frontage requirement, the ground level street-facing façade must meet 
the maximum setback standard for a minimum of 70% of the lot length on SW Brisband Street.  

D Design Standards: 

1. Purpose and Intent. The purpose of the design standards is to provide high quality 
design within the Commercial Main Street area that creates a place of distinct 
character. The design of buildings and other site features shall functionally relate to 
adjacent streets and open spaces; shall include architectural diversity and variety in 
their built form; shall contribute to the vitality of the street environment through 
incorporation of storefronts, windows, and entrances facing the sidewalk; and shall 
minimize the visual impact of off-street parking from streets.  

2. Building and Entry Placement. Buildings shall meet the following standards:  

a. Development shall meet the minimum building frontage standards in Table 
23A. 

b. At least one entrance door is required for each business, including live-work 
units, with a ground floor frontage.  

c. All primary ground-floor common entrances shall be oriented to the street or a 
public space directly facing the street, or placed at an angle up to 45 degrees 
from an adjacent street. Primary ground-floor common entrances shall not be 
oriented to the interior or to a parking lot. 

d. The primary entrance shall orient to SW Brisband Street or SW Stafford Road.   

f. Each entrance shall be covered, recessed, or treated with a permanent 
architectural feature in such a way that weather protection is provided. 

3. Building Setbacks. Development shall meet the minimum and maximum setback 
standards in subsection Table 23A. No off-street vehicle parking or loading is permitted 
within the setback. Bicycle parking is permitted within the setback.  

4. Front Yard Setback Design. If front yard setbacks are provided, they shall be designed to 
encourage pedestrian activity and active ground floor uses. Landscaping, water quality 
treatment, seating areas, an arcade, or a hard-surfaced expansion of the pedestrian 
path must be provided between a structure and a public street or accessway. If a 
building abuts more than one street, the required improvements shall be provided on 
all streets. Hard-surfaced areas shall be constructed with scored concrete or modular 
paving materials. Benches and other street furnishings are encouraged.  

5. Walkway Connection to Building Entrances. A walkway connection is required between 
a building's primary entrance and a public street or accessway. This walkway must be at 
least six feet wide and be paved with concrete or modular paving materials.  

6. Parking Location and Landscape Design: 

a. Parking must be located to the rear of buildings. 

7. Building Design Standards: 

a. General Provisions: 

i. The first-floor façade of all buildings shall be designed to encourage 
and complement pedestrian-scale interest and activity through the 
use of elements such as windows, awnings, and other similar features.  
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ii. Building entrances shall be clearly marked, provide weather covering, 
and incorporate architectural features of the building.  

iii. Architectural features and treatments shall not be limited to a single 
façade. All public-facing facades shall display a similar level of quality 
and architectural interest, with elements such as windows, awnings, 
murals, a variety of exterior materials, reveals, and other similar 
features.  

b. Design Standards. All buildings shall comply with the following design 
standards: 

i. Windows:  

• Building facade windows are required on all facades facing SW 
Brisband Street or SW Stafford Road (see Figure A-23), as follows:  

Ground Story facing SW Brisband Street  60% of ground floor wall area  

Ground Story facing SW Stafford Road or SW 63rd 
Avenue  

40% of ground floor wall area 

Upper Stories facing SW Brisband Street, SW 
Stafford Road, or SW 63rd Avenue  

20% of facade  

Other facades No minimum 

• Window area is the aggregate area of the glass within each 
window, including any interior grids, mullions, or transoms. 
Facade area is the aggregate area of each street-facing vertical 
wall plane.  

• Required windows shall be clear glass and not mirrored or 
frosted, except for bathrooms. Clear glass within doors may be 
counted toward meeting the window coverage standard.  

• Ground floor windows. For facades facing SW Brisband Street, SW 
Stafford Road, and SW 63rd Avenue elevations within the 
building setback shall include a minimum percentage of the 
ground floor wall area with windows, display areas or doorway 
openings. The ground floor wall area shall be measured from two 
feet above grade to ten feet above grade for the entire width of 
the street-facing elevation. The ground floor window 
requirement shall be met within the ground floor wall area; glass 
doorway openings to ground level may be counted toward 
meeting the requirement.  
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Figure A-23. Window Placement and Percentage of Facade 
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ii. Building Facades: Public-facing facades shall extend no more than 50 
feet without providing at least one of the following features: (a) a 
variation in building materials; (b) a building off-set of at least one 
foot; (c) a wall area that is entirely separated from other wall areas by 
a projection, such as an arcade; or (d) by other design features that 
reflect the building's structural system (See Figure B-23). No building 
façade shall extend for more than 300 feet without a pedestrian 
connection between or through the building.  

Figure B-23. Building Facade Articulation 

 

 

iii. Weather Protection: Building facades facing SW Brisband Street shall 
provide weather protection as follows: 

• A projecting facade element (awning, canopy, arcade, or marquee) 
must be provided along at least 50 percent of the façade.  

• All weather protection must comply with the Oregon Structural 
Specialty Code in effect at the time of application for projections 
or encroachments into the public right-of-way.  

• Weather protection shall be maintained and in good condition.  

• Weather protection features shall project at least five feet from 
the building façade. 

• Marquees shall have a minimum ten-foot clearance from the 
bottom of the marquee to the sidewalk. Canopies and awnings 
shall have a minimum eight-foot clearance from the bottom of the 
awning or canopy to the sidewalk.  

• The projecting façade element shall not conflict with street lights. 
If the projecting façade element blocks light shed from adjacent 
street lights, exterior lighting shall be located on the building.  

• Awnings shall match the width of storefronts or window openings.  

• Internally lit awnings are not permitted.  

• Awnings shall be made of glass, metal, or a combination of these 
materials. Fabric awnings are not permitted.  

iv. Building Materials. Plain concrete block, plain concrete, T-111 or 
similar sheet materials, corrugated metal, plywood, sheet press board 
or vinyl siding may not be used as exterior finish materials. 
Foundation material may be plain concrete or plain concrete block 

Attachment 1 Planning Commission Work Session June 12, 2024 
Frog Pond East and South Draft Development Code Amendments (June 5, 2024)

Page 74 of 82
Planning Commission Meeting - June 12, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

404

Item 2.



where the foundation material is not revealed for more than two feet. 
Use of brick and natural materials (wood) is encouraged.  

v. Roofs and roof lines. Except in the case of a building entrance feature, 
roofs shall be designed as an extension of the primary materials used 
for the building and should respect the building's structural system 
and architectural style. False fronts and false roofs are not permitted.  

vi. Rooftop features/equipment screening: 

• The following rooftop equipment does not require screening:  

• Solar panels, wind generators, and green roof features;  

• Equipment under two feet in height.  

• Elevator mechanical equipment may extend above the height limit 
a maximum of 16 feet provided that the mechanical shaft is 
incorporated into the architecture of the building.  

• Satellite dishes and other communications equipment shall be 
limited to ten feet in height from the roof, shall be set back a 
minimum of five feet from the roof edge and screened from public 
view to the extent possible.  

• All other roof-mounted mechanical equipment shall be limited to 
ten feet in height, shall be set back a minimum of five feet from 
the roof edge and screened from ground-level public view and 
from views from adjacent buildings.  

• On all structures exceeding 35 feet in height, roofs shall have 
drainage systems that are architecturally integrated into the 
building design.  

• Any external stairwells, corridors and circulation components of a 
building shall be architecturally compatible with the overall 
structure, through the use of similar materials, colors, and other 
building elements.  

• Required screening shall not be included in the building's 
maximum height calculation.  

vii. General Screening. Utility meters shall be located on the back or side of 
a building, screened from view from a public street to the greatest 
extent possible, and shall be painted a color to blend with the building 
façade.  

viii. Building projections. Building projections are allowed as follows (see 
Figure C-23):  

• Architectural elements such as eaves and cornices may project up 
to one foot from the face of the building.  

• Bay windows and balconies may project up to four feet from the 
face of the building. Balconies that project into the right-of-way 
shall have a minimum vertical clearance of 10 feet from sidewalk 
grade or be mounted at the floor elevation, whichever is greater.  
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Figure C-23. Building Projections 
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Amendment Description: Specific Land Use Considerations for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.24) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 5. And 
10. regarding treatment of these specific areas. 

Rationale for Amendment 

Text: 

Directly reflects the direction given in the Master Plan with 
identifying location description and map. 

Recent Edits: None 

 

(.24) Special, Specific Land Use Considerations 

A. Frog Pond Grange Property. This special consideration pertains to an area described as: the 
western half of the area of Subdistrict E1 north of the framework street that is an extension of 
SW Frog Pond Lane and west of the framework street extending across the BPA easement. See 
Figure A-24 for locational reference. The community supports preservation, reuse, and adjacent 
uses supportive of the current Frog Pond Grange building. The Frog Pond East and South Master 
Plan identifies the long-term use of the subject area as maintaining the existing 
civic/meeting/event space use or substantially similar use with surrounding open space. Any 
substantial change of use shall require an amendment to the Frog Pond East and South Master 
Plan. Preservation of the existing building, substantially similar in design to that existing as of 
the 2022 adoption of the Frog Pond East and South Master Plan, is required on the site unless 
approved by the Development Review Board with findings providing substantial evidence that 
preservation is not feasible due to structural issues with the building that are not feasible, 
either economically or technically, to repair. 

   Figure A-24 
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B. Treed area on south side of SW Kahle Road. This special consideration pertains to an area 
described as a treed area south of SW Kahle Road between Subdistricts E2 and E3 and bounded 
on both side by creeks. See Figure B-24 for locational reference. An applicant may request the 
subject area not be included in the SROZ based on findings made, as part of a SROZ Map 
Verification, that the area does not meet the standard to be included in the SROZ. If it is found 
the area is not to be in the SROZ the Urban Form Type 3 shall apply. There is no minimum unit 
count and the area would not be considered part of a subdistrict. There would be no housing 
variety requirement applied. 

    Figure B-24 
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Amendment Description: Remove buffering language for multi-family development 

Applicability: Citywide 

Impacted Code Section(s): 4.176 (.04) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the mix of residential types called for in the Master 
Plan, including multi-family, throughout the Master Plan, by 
not requiring screening between different unit types. 

Rationale for Amendment 
Text: 

Frog Pond East and South focuses on a mix of residential types 
throughout, rather than segregation of residential types. This 
legacy language being deleted reflects a development era 
dominated by separated single-family and multi-family areas 
without middle housing. Removing this language better reflects 
the current approach of integration of housing types. 

Recent Edits: None 

 
Subsection 4.176 (.04) Buffering and Screening 

 
B. Activity areas on commercial and industrial sites shall be buffered and screened from adjacent 
residential areas. Multi-family developments shall be screened and buffered from single-family 
areas. 
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Amendment Description: Deed restriction cannot restrict housing types allowed by 
zoning 

Applicability: Citywide 

Impacted Code Section(s): 4.210 and 4.220 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the mix of residential types called for in the Master 
Plan, but not allowing any to be disallowed by private covenant 
or deed restriction. 

Rationale for Amendment 
Text: 

House Bill 2001 (2019) established that from January 1, 2020, 
private deed restrictions and covenants, including CC&Rs, could 
not be written to exclude middle housing. These edits reflects 
this law and further clarify that any housing type allowed under 
City zoning cannot be limited by private deed restrictions and 
covenants. 

Recent Edits: Minor edits. 

 
Section 4.210 Application Procedure (Tentative Plat) 
 

(.01) C. 4.  
Limitations on Deed Restrictions. Board The City may limit content of deed restrictions in order to 
promote local, regional and state interests in affordable housing and/or comply with applicable 
statute, rules, and policies; the Board may limit the content that will be accepted within proposed 
deed restrictions or covenants. In adopting conditions of approval for a residential subdivision or 
condominium developmentland division, the Board or Planning Director may prohibit such things as 
mandatory minimum construction costs, minimum unit sizes, prohibitions of manufactured housing, 
etc. The City shall in all cases ensure no deed restrictions or covenants limit construction of any 
housing allowed by City zoning for the subject land. 

 
Section 4.220. Final Plat Review 

 
(.02) C. 
 
Deed restrictions. A copy of all protective deed restrictions proposed for the area shall accompany the 
final Plat and specifications of all easements and dedications as required by the Development Review 
Board. The Planning Director shall not sign the final plat if the proposed deed restrictions fail to 
provide for the on-going maintenance of common areas or,  violate established conditions of 
approval for the development, or violate other statutes, rules, or standards the City has 
responsibility to enforce, including those related to not allowing deeds or covenants to limit 
housing types allowed by the City’s zoning for a given property(ies).   
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Amendment Description: Clarify applicability of DRB Site Design Review for housing 

Applicability: Citywide 

Impacted Code Section(s): 4.420 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the allowance of a wide variety of housing types, 
including various types of multi-family, throughout the Master 
Plan area. Supports the allowance for alternative discretionary 
review called for in the Master Plan. 

Rationale for Amendment 

Text: 

The amendments to this section clarify that residential 
structures reviewed under clear and objective residential 
design standards are not subject to Site Design Review by the 
Development Review Board. Besides providing additional 
clarity for single-family and middle housing, this proposed 
change supports the change allowing administrative review of 
multi-family buildings (apartments). Site Design Review will 
continue to apply to commercial and industrial buildings, 
mixed-use residential buildings, and required open space 
landscaping. The language also allows the option for residential 
developers to seek Site Design Review as an alternative to 
following the clear and objective residential design standards. 

Recent Edits: Minor edits to increase consistency of language. 

Section 4.420. Jurisdiction and Powers of the Board Review Authority for Site Design Review 

(.01) Application of Section. Except for single-family and middle housing dwellings in any 
residential zoning district, and apartments in the Village zone, 

A.  Unless exempt as noted in 1.-2. below, no building permit shall be issued for a new 
building or major exterior remodeling of an existing building unless the building 
architecture and siting is approved by the Development Review Board (Board) through 
Site Design Review.  

1. Residential structures in residential zones are exempt from Site Design 
Review as long as they meet established clear and objective design and siting 
standards or any allowed adjustments. This exemption does not apply to 
mixed-use residential structures. However, an applicant may elect to have 
residential structures approved by the Board through Site Design Review in 
association with waivers from specific standards.  

2. Minor building modifications to non-residential structures are reviewed 
under the authority of the Planning Director as established is Section 4.030. 

 

B. Unless exempt as noted in 1.-2. below, no building permit within an area covered by a 
Stage II Planned Development, or PDP in the Village Zone, shall be granted unless 
landscaping plans are reviewed and approved by the Board through Site Design 
review, or FDP in the Village Zone. 

1. Landscaping on residential lots in residential zones is exempt from Site Design 
Review unless it is part of the open space required under Subsection 4.113 
(.01).  
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2. Minor modifications to landscape plans subject to Site Design are reviewed 
under the authority of the Planning Director as established is Section 4.030.. 

 

C.  No Sign Permit, except as permitted in Sections 4.156.02 and 4.156.05, shall be issued 
for the erection or construction of a sign relating to such new building or major 
remodeling, until the plans, drawings, sketches and other documents required for a Sign 
Permit application have been reviewed and approved by the Board. 
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Tonight's Agenda
• Update on housing costs
• Follow Up on Complete Code Amendment Package
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Housing Cost Information
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Master Plan Approach to 
Housing Affordability
• Require “targeted” unit types to provide lower-cost 

market options
– Households making between $94,400-$141,600

• Remove regulatory barriers to development of 
below-market housing
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2024 Costs for Housing Types Expected in 
Frog Pond East and South
Type of Housing Price (median sale, sale range, or 

rent) May 2024
Estimated annual income to afford type of 
housing

Single Family Detached 2800-3000 square feet $697,500 
(median sale)

188% MFI ($221,840)

Single Family Detached 1500 square feet $492,000
(median sale)

135% MFI ($159,300)

3-story Townhouse $402,000
(median sale)

112% MFI ($132,160)

Multi-family Condo $275,000-$383,000 (sale range) 79%-107% MFI ($93,220-$126,260)

Detached ADU $399,000-$430,000 (sale range) 111%-119% MFI ($130,980-$140,420)

Attached ADU* $319,000-$344,000 (sale range) 89%-95% MFI ($105,020-$112,100)

Walk-up Apartments (recent construction) $1723 (average monthly rent) 58% MFI ($68,440)

Elevator-served Apartments (Newer) $1897 (average monthly rent) 64% MFI ($75,520)
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Code Amendment Review
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New Definitions for Live-Work Units

• Commercial uses allowed
• Commercial store front
• Portions meet commercial building 

code

Live-Work Unit
• Commercial/ residential 

area and mix flexible
• Commercial and 

residential optional to be 
physically divided

• Considered a residential 
use in zoning

Business-Integrated 
Dwelling Unit (BIDU)
• Commercial/ 

residential area 
and mix fixed

• Commercial and 
residential areas 
required to be 
divided by full 
wall

• Considered a 
commercial use 
in zoning
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Updated Commercial Uses Allowed on 
Commercial Main Street
1. Retail sales and service of retail products, under a footprint of 30,000 square 
feet per tenant. 
2. Office, including medical facilities. 
3. Personal and professional services. 
4. Child and/or day care. 
5. Food or Beverage service (e.g., restaurants, cafes, brewpubs, bars). 
6. Community services and community centers. 
7. Commercial recreation. 
8. Religious institutions. 
9. Business-Integrated Dwelling Units accessory to uses listed 1.- 8. above. 
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Refined Unit Minimums in Table 6B

• Refinement based on simplified method for assigning minimum required units 
to different Urban Forms
– Prior, complicated based on assumptions about housing types
– Updated, one assumed net density for each Urban Form Type

Urban Form Type Prior Method 
Net Density (varied)

Updated Method
Net Density

Urban Form Type 1 13.95 to 22 units/net acre
Average 14.47 units/net acre

14.5 units/net acre

Urban Form Type 2 10.2 to 19.3 units/net acre 
Average 11.2 units/net acre

12.5 units/net acre

Urban Form Type 3 6.5 to 7.8 units/net acre
Average 7 units/net acre

9 units/net acre
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Main Street Gateway
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same consultants assisting on those projects were also working on the City’s project, so all that 
data was becoming readily available and would be presented. 

• Ms. Pearlman confirmed the City’s mix of percentages for one-to-four person households had 
remained consistent since 2019. (Table 7) She agreed to check for data on the city’s age ranges of 
one-to-two person households to see which populations were choosing to live in a larger house or 
apartment than what they might need. (Table 6) 

• The link to the Story Map was in the packet and available on the City’s website. 
• Mapping how interest rates were affecting housing would be an interesting data point to add to 

the Housing Report. 
 
3. Frog Pond East and South Implementation-Development Code (Pauly)  

Dan Pauly, Planning Manager, presented the Staff report via PowerPoint, providing an update on 
housing cost data for Frog Pond East and South and the approach to have more affordable options, 
knowing the area would not start getting built until 2026-2027. He acknowledged there being typos in 
the Staff report, particularly regarding 2024 Costs for Housing Types; however, the numbers displayed 
on Slide 5 were correct.  
• He also provided additional follow up on the 82-page Code amendment package, highlighting 

elements that were substantially new or that raised new policy concepts not discussed previously,  
[his words—easy]  which included new definitions for live-work units and business-integrated 
dwelling units (BIDUs), an updated list of allowed commercial uses, refined unit minimums in Table 
6B, and added gateway requirements at SW Brisbane and SW Stafford. 
• He noted there were eight allowed commercial uses, not nine as shown in the Code, due to a 

Scrivener error.  

Discussion and feedback from the Planning Commission was as follows with responses by Staff to 
Commissioner questions as noted: 
• Mr. Pauly explained the median sales price of single-family detached homes was developed by 

ECONorthwest using data from real estate listings, including a mix of new and existing homes. 
Newly constructed homes in Frog Pond East and South would be on the high end of the scale. The 
housing would be built for both immediate and long-term affordability. 

• Mr. Pauly explained the live-work units and BIDUs were intended to be long-term, residential units 
for employees or providers. Developers would not convert the residential units to commercial units 
later. An internal connection between the commercial and residential areas would be required, so 
the residential areas could not be leased separately.  

• The additional work on the allowed commercial uses was appreciated. The list of allowed 
commercial uses was a broader, more inclusive, and made sense. 
• Mr. Pauly recalled that drive-through restaurants were omitted from the list of allowable 

commercial uses, other uses excluded from the Town Center, included multi-family, 
playgrounds, public and private parks, food carts and food cart pods, which could be parked on 
the street temporarily or be a temporary use in the parking lot. 
• He confirmed businesses would be allowed to have walk-up windows under the Code. 

• Mr. Pauly explained “or similar uses” could be added, but he believed the list of allowable 
commercial uses was rather inclusive. If the list was inclusive enough for Town Center, it was 
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likely to be inclusive enough for this development, considering the limited commercial square 
footage in Frog Pond East and South.  

• Small businesses such as dog grooming and laundry mats would be allowed; likely falling under 
Personal and Professional Services. 

• Mr. Pauly clarified that in Table 6B, the sum total of the minimum number of units was provided, 
but not the sums of the required middle housing, small units, mobility-ready units. The summation 
of the minimum units did add up to the minimum unit count for the entire project. Both the 
summations and findings would be provided during the adoption process. He noted for many 
smaller lots, the minimum would only be required if combined with a larger lot, so including an 
accurate sum might cause confusion.   
• Mr. Pauly confirmed the updated methodology for the unit minimums would help achieve the 

minimum 1,325 housing units in the development. 
• Commissioners were in favor of the consolidated and simplified methodology for calculating 

the minimum number of housing units. 
• Commissioners supported adding the gateway marker at SW Brisbane and SW Stafford, suggesting 

that flexibility be given regarding the marker’s dimensions. 
• Mr. Pauly confirmed the potential gateway marker was intended to be permanent, as the art 

would be substantial enough to not rotate as some smaller sculpture areas did in the city.  
• He confirmed the minimum height requirement for the gateway marker would be 20 ft, but 

that was subject to change and refinement. The idea was to provide potential clearance 
while also being substantial enough to be a true focal point. 

• Mr. Pauly confirmed the Planning Commission’s decision from last January to not recommend 
block-level variety was still in place, as block-level variety usually happened naturally without 
separate regulations.  While multiple unit types might not occur within the block, another unit type 
would be located across the street.  

• Graphics still needed to be added from Figure C-8 to Figure A-8 as discussed at the prior meeting to 
be a bit more prescriptive on the square pickets and thickness of the wall. (Page 58 of 82) 

• Mr. Pauly confirmed this was the last time the Commission would review the proposed 
Development Code Amendments before the public hearing next month.  

Commissioner Heberlein believed Staff had done a great job of trying to thread a very delicate needle 
of meeting expectations from both the Planning Commission and City Council, while also balancing 
developers’ interests, desires, and needs, which was seen in the changes with the commercial center 
and adding flexibility for the work-live space. He thanked Staff for all the work they had done. 
 
Mr. Pauly noted some items were still being refined,  particularly with stormwater management and 
comments and concerns received both internally and externally, to make the Code was clear, 
objective, predictable, and workable, though he did not see the general approach shifting. Further 
comments were expected since the proposed Code amendments were posted on Let’s Talk and would 
be sent out for comment prior to the public hearing; therefore, the Code would still have refinements. 

Chair Karr called for public comment. 

Mimi Dukas, AKS Engineering, representing West Hills, highlighted several areas of refinement still 
being worked through with Staff behind the scenes.  West Hills wanted to ensure the planned densities 
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within the Master Plan could realistically be achieved while meeting stormwater standards and had 
done some work to see what stormwater improvements would look like for the Azar property, adding 
they wanted to have the right approach for stormwater, and that no additional requirements that 
would affect density.   
• West Hills was also working through the challenges with Subdistrict 4 which included the Main 

Street. A sub district of that size typically required three different product types, but because 
commercial land was netted out of that area, only two product types might be required.  

• The commercial component would be one of the trickiest pieces of real estate, as commercial real 
estate was very finicky, and wanted rooftops before any real customer base for that retail space 
was available; so the timing was somewhat the opposite of what was desired. With the live-work 
concept and the 50 percent retail frontage requirement, it was important to allow residential in the 
short term be able to convert it to commercial long term to allow some form of revenue short term 
until the retailers were ready. She did not believe Staff’s proposed Code fully addressed this need 
and West Hills was still working through that component with Staff.  

• She acknowledged the requirement for the gateway element in the roundabout area but expressed 
concern that the 20-ft height standard might be excessive.  

Commissioner Semenova asked if Staff or the developers were gathering input about what worked and 
what did not from people in live-work units or were the floor plans already completed. 
• Ms. Doukas replied the live-work unit concept was still tricky and had been tested out in a few 

different places and deferred to Dan Grimberg for a more complete answer, as West Hills had built 
many such unit types throughout Portland, which was probably the best test-case market. The live-
work units were typically leased and filled store fronts in the short-term in areas like Witch Hazel 
and Hillsboro. Staff had concerns about these units tending to remain residential, resulting in 
scenarios like an insurance agent simply using the front office space while living in the house long-
term. This development differed, as it involved substantial commercial construction costs for 
building out the units, creating higher motivation and market incentives to convert the units as 
quickly as possible to secure commercial rents. In the short-term, the residential use could act as a 
loss leader, providing some revenue. 

Commissioner Willard noted the last time this was discussed, Ms. Dukas had concerns about not being 
able to meet the rules for middle housing, housing variety, or mobility-friendly units and asked if those 
details had been worked out with Staff. 
• Ms. Doukas replied many discussions with Staff had taken place. Staff introduced some ability to 

blur across the districts for the mobility and small units if there was direct adjacency. The flexibility 
West Hills needed was now being provided by the adjacency requirement. Subdistrict 4 was the 
only area still being worked on. 

Dan Grimberg, West Hills Development, expressed gratitude for the City’s planning efforts and noted 
the efforts now needed to make the Code work. He noted variety requirements were unprecedented, 
but West Hills was trying to make it work. The company planned to build housing product that no one 
had ever constructed before, such as building ADUs on a widespread basis and mobility-friendly units 
in large numbers, all of which affected the value. 
• He noted the concerns regarding the Stormwater Code, the lack of clear feedback from Staff on 

whether West Hills’ submitted plans met the Code, and the Code’s potential impact on 
development density and variety requirements. West Hills believed the plans met the Code 
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requirements. The Stormwater Code could significantly impact the density of development on the 
sites as well as the housing variety. Tables in the Code required a minimum number of certain unit 
types per subdistrict, which would all be impacted depending on the Stormwater Code 
interpretation.  
• The Planning Commission would be asked to approve the proposed Development Code on July 

10 and he was concerned that the Code would be approved but might not be able to be 
implemented because of the Stormwater Code. He urged the Planning Commission to consider 
the issue with Staff to ensure it would work. 

• Regarding live-work units, he emphasized the difficulty in establishing viable retail/commercial in 
the area along Main Street on Brisband. Initially, West Hills planned to develop that area of the 
Azar property first, but there was no market for it; the commercial/retail space was on the main 
floor of a four-story building and could remain vacant due to market conditions. These vacancies 
could prevent developers from constructing the significant number of elevator-served, residential 
units above, which provided the affordable and mobility-friendly housing units in the development. 

• West Hills sought more flexibility to allow live-work units initially for small start-up businesses with 
residential components rather than the strict requirements for committed retail, which were not 
realistic. Experienced consultants had stated rents expected for that area would be $15 to $20 per 
square foot; however, $35 per square foot rent was required for a financially feasible project, 
which was the only way to get retail/commercial or residential units. 

• He noted Portland had removed an active street-facing façade requirement from multi-family 
buildings due to marketability problems resulting in empty storefronts. Small businesses, big retail, 
and restaurants were struggling. West Hills asked for an understanding of the market’s realities and 
allowing more flexible live-work options to make the project work.   

Commissioner Willard sought clarification on West Hills’ stormwater concerns and uncertainty about 
meeting the density. She recalled West Hills’ planned density was significantly higher than that 
required and asked if the concern was about meeting West Hills’ planned density or the Code’s density 
requirements.  
• Mr. Grimberg clarified only Subdistrict 4 may have exceeded the minimum density. The three-story 

walk-up apartments along Stafford Rd met all the design requirements and an alternate plan 
showed townhomes there. However, West Hills would not hit the minimums in the other districts.  
• Some tables changed last month due to concerns that the Stormwater Code would have a 

larger impact that originally planned, increasing the impact from the 5 to 7 percent range to a 
10 percent range which required more density in the higher density urban form areas.  

• Different interpretations of the Stormwater Code could impact development. For example, the 
distributed pond approach could impact density by 10 to 15 percent, significantly impacting the 
project’s feasibility and housing affordability.  

• West Hills believed a reasonable stormwater approach was needed to treat water without 
impacting the development area. Basic answers about the viability of the Stormwater Code and 
the live-work units were needed before the Development Code Amendments were adopted. 

Commissioner Heberlein:  
• Thanked Ms. Doukas and Mr. Grimberg for participating and providing valuable knowledge and 

information that helped him see a bigger picture and better perspective.  
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• Inquired if the concern about stormwater was more about the loss of value of the developable area 
or the unit requirements.  
• Mr. Grimberg replied it was both. Loss of value was big because the land cost was spread across 

all the homes and would affect house’s selling price, so the fewer units, the more expensive the 
homes. The variety standards were also a concern. If the number of units were reduced while 
the minimum per unit type remained the same, it would not add up. 

• Noted if the stormwater area was larger than expected, reducing the net developable area, then 
the number of overall required units would be reduced for all of the unit types. He asked if the 
math had been factored into addressing the developers’ concerns. He understood the loss of value 
side, but was not clear about the other piece because reducing the net developable area would 
also reduce the required number of units of the different unit types.  
• Mr. Grimberg replied the ability to construct fewer units would allow West Hills to meet the 

Code, but that would not make a financially feasible development. West Hills wanted a 
successful community, but some of the Code components were affecting the financial 
feasibility, without which the development could not happen. Without flexibility on the live-
work and help with the stormwater, he did not know what would happen. 

• Confirmed with Staff that no discussion about a flexible time frame regarding the live-work units 
had occurred. He suggested a time-limited approach to allow flexibility with the live-work units in 
early years, particularly years one through five, and then allowing the provision to sunset within a 
defined period of time.  
• Ms. Bateschell noted the practical challenges of such an approach, particularly regarding 

resident rights. The suggested conversion would force residents to either create a commercial 
or retail workspace or be evicted. Additionally, the City had no control within that system once 
construction was completed and the live-work units were privately owned or managed.  
• Even from the initial concept plan, this particular area was planned as a commercial area 

and had now become mixed use buildings to integrate residential units into the Main Street. 
It would be designed to have a public realm frontage, but no requirements existed to 
actually have a work component within a live-work situation, so there was no guarantee the 
front space would be used for work. However, Staff could find out if other jurisdictions had 
any creative considerations that addressed the issue. 

• Believed if the time frame for conversion was known up front, it would be less challenging than 
surprising residents that they had to move at the end. He encouraged Staff to explore other 
mechanisms to allow flexibility early on in the project.  

Commissioner Willard expressed concern about the commercial requirement because a lot of 
commercial real estate was struggling, especially post-COVID.  

Many services provided in-person previously were now being conducted virtually, so current 
knowledge about commercial real estate needed to be factored into the Code. 

INFORMATIONAL  

4. City Council Action Minutes (May 6, 17 & 20, 2024) (No staff presentation) 
5. 2024 PC Work Program (No staff presentation) 
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Frog Pond E+S Implementation Staff Report     Page 1 of 3 

 
CITY COUNCIL MEETING 
STAFF REPORT 
 

Meeting Date: May 20, 2024 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission held a number 
of work sessions starting in January 2023. The 
Commissions input and guidance are reflected in the 
draft Code amendments. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Code amendments for Frog Pond 
East and South Implementation. 

Recommended Language for Motion: N/A 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South 
Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
This work session will (1) continue to answer Council questions raised in recent work sessions 
and (2) provide the Council an opportunity to review the draft Development Code amendments 
(Attachment 1) in Section 4.127, Residential Neighborhood (RN) Zone, which is the zoning 
designation for the entirety of Frog Pond, including Frog Pond East and South. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. An 
important implementation step is to develop a detailed set of Development Code standards.  
 
In the prior two work sessions the Council reviewed related draft Development Code and 
Nuisance Code amendments planned to apply citywide. This work session will focus on 
Development Code amendments located in Section 4.127, Residential Neighborhood (RN) Zone, 
which is the zoning for Frog Pond, including Frog Pond East and South. 
 
Attachment 1 contains the current draft of proposed amendments to Section 4.127. Attachment 
1 also includes related definitions proposed for Section 4.001, the section that contains all 
Development Code definitions. Attachment 1 includes information boxes for each amendment 
or group of amendments to help the Council and interested parties navigate the amendment 
package. The example below includes an explanation of what each field in the box is intended to 
portray.  

 
  

Amendment Description: A short description of the proposed amendment for 
reference and orientation of the reader 

Applicability: Provides clarity to whether the proposed 
amendment applies to citywide residential 
development, Frog Pond West, and/or Frog Pond 
East and South.  

Impacted Code Section(s): Provides a reference to the code section, and any 
applicable subsection, in which the amendment is 
proposed. Where the section or subsection is new, 
“(new)” is added after the reference. 

Relationship to Frog Pond 

East and South Master Plan: 
Explains how the proposed amendment relates to 
implementation of the Frog Pond East and South 
Master Plan. The vast majority relate, with a couple 
unrelated minor amendments being done because 
it is more efficient than going through a separate 
code amendment process. 

Rationale for Amendment 
Text: 

Provides a summary of the why and how of the 
chosen code text. 

Recent Edits: As applicable, calls attention to edits to the 
amendments since the last time they were seen by 
the Council. Where there have not been edits, the 
field states “None”. 
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In this work session, staff seeks additional feedback or concerns about specific Development 
Code amendments. Staff would also appreciate feedback on what additional detail the Council 
would find helpful in the information boxes, particularly for content contained in the 
“Relationship to Frog Pond East and South Master Plan” and “Rationale for Amendment Text” 
fields, to ensure understanding of the amendments, clear communication for the public, and 
delineate findings for the record. 
 
Discussion Questions: 

 What, if any, additional specific feedback does the City Council have on the Development 
Code Amendments in Attachment 1? 

 What, if any, additional explanation would the City Council like to see in any of the 
individual “Relationship to the Frog Pond East and South Master Plan” or “Rationale for 
How Amendment Drafted” fields? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption. 
 
TIMELINE:  
After final work sessions in June, Planning Commission and City Council public hearings will be 
held in July and August. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase, the primary focus is on honoring past input. The project team 
continues to engage key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable Housing 
Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be, and have been, considered to meet 
the same intent. 
 
ATTACHMENTS:  

1. Frog Pond East and South Draft Development Code Amendments, Section 4.127 and 
4.001 (May 1, 2024) 
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Frog Pond East and South Development Code Amendments 
 

• Text proposed for deletion is struckthrough 

• Text proposed for addition is bolded and underlined  

• Figures proposed for deletion have a red “X” over them 

• Existing text not proposed for amendments is in plain text 

• Staff notes to reviewers for navigation or clarification is (italicized text is in parathesis) 

• Any other italics is existing or proposed formatting and is not an indicator of amendments 

City Council Work Session May 20, 2024 
Frog Pond East and South Draft Development Code Section 4.127 and Section 4.001 (May 1, 2024)
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Section 4.127. Residential Neighborhood (RN) Zone. 

. . . 

(.02) Permitted uses: 

A. Open Space.  

Amendment Description: Updated residential permitted uses for RN Zone 

Applicability: The entirety of Frog Pond, however there is no change to 
permitted uses in Frog Pond West 

Impacted Code Section(s): 4.127 (.02)  

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the variety of residential unit types encouraged in the 
Master Plan 

Rationale for Amendment 

Text: 

Rather than the prior allowed unit types one by one, this 
revised language reflects that the entire array of unit type are 
allowed, and then addresses certain limitations including: 
existing restrictions in Frog Pond West from the Frog Pond 
West Master Plan, the variety standards for Frog Pond East, 
and the commercial nature of the Commercial Main Street 
area. 

Recent Edits: The entire list was recently changed significantly to switch 
from the list of individual unit type to the focus on the 
limitations. 

 
B. Residential dwelling units with the following limitations:  

1. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

2. During initial development in the Frog Pond West Neighborhood, triplexes are permitted only 
on corner lots and quadplexes are not permitted.  

3. During initial development in the Frog Pond West Neighborhood, only two-unit cluster housing 
is permitted except on corner lots where three-unit cluster housing is permitted.  

4. Multi-family dwelling units are not permitted within the Frog Pond West Neighborhood, 
consistent with the Frog Pond West Master Plan.  

5. Cluster Housing (Frog Pond West Master Plan) is limited to the Frog Pond West Neighborhood. 

6. In the Frog Pond East and South Neighborhoods, the extent and mix of different types of 
dwelling units is limited and controlled by the variety standards in Subsection (.06) C. – E. and 
related standards. 

7. Only multi-family dwelling units in a mixed-use building are allowed in the Commercial Main 
Street area as described in Subsection (.07) A. 1. and shown in Figure A-7. Ground-floor units are 
required to be live-work and are limited to a maximum of 50% of the building frontage along 
SW Brisband Street, and shall be prioritized for placement adjacent to the green focal point 
required in Subsection (.09) C. 1. a. (exact green focal point reference language may be modified). 

 C. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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Amendment Description: Define permitted uses for the Commercial Main Street in Frog 
Pond East 

Applicability: Commercial Main Street area of Frog Pond East 

Impacted Code Section(s): 4.127 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the Commercial Main Street requirement from 
the Master Plan 

Rationale for Amendment 

Text: 

The language intends to clearly layout the amount of the 
ground floor space for the Commercial Main Street that must 
be commercial and what is a permitted commercial use that 
counts toward that minimum amount requirement. 

Recent Edits: Updated references to description of Commercial Main Street 
area and inserted the 50% Brisband frontage requirement and 
that the remainder of the frontage can be live-work 
residential dwelling units. 

 

D. For the Commercial Main Street area described in Subsection (.07) A. 1. and shown in Figure A-7, the 
ground floor allows commercial uses listed under 1.-7. below. Drive-through commercial uses are 
prohibited. A minimum of 50% of the building frontage along SW Brisband Street must be occupied by 
these uses with the remainder of the frontage allowed to be live-work multi-family dwelling units 
consistent with B. 7. above. 

1. Retail sales and service of retail products, under a footprint of 30,000 square feet per tenant.  

2. Office, including medical facilities.  

3. Personal and professional services.  

4. Child and/or day care.  

5. Food service (e.g., restaurants, food carts, food cart pods).  

6. Beverage service (e.g., cafes, brewpubs, bars).  

7. Community services and community centers.  

. . . 
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(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement legislative 
master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

Amendment Description: Clear and Objective Identification of the Subdistrict 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.05) 

Relationship to Frog Pond 

East and South Master Plan: 

Subdistricts are a key regulatory and design component 
identified in the Master Plan. This language provides the 
necessary detail to ensure there is clarity in the boundaries of 
the subdistricts, which in turn is the basis for housing variety 
requirements and other standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave too much 
unclarity for specific boundaries. Text was added to 
supplement the map to clearly define the boundaries for the 
subdistricts. 

Recent Edits: A cleaner and more formatted map was inserted for the 
former placeholder map. 

 

2. The area of the Frog Pond East and South Master Plan is divided into subdistricts described 
below, as shown for reference in Figure A-5: 

 a. Subdistrict E1. The area south of SW Kahle Road and the BPA Easement, east of SW 
Stafford Road, and north of an existing east-west property line approximately 1,232 feet north 
of SW Advance Road and 1,315 south of SW Kahle Road. 

 B. Sudistrict E2. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, and west of a creek intersecting SW Kahle Road approximately 1580 feet east of SW 
Stafford Road. 

 C. Subdistrict E3. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, east of Subdistrict E2, and west of and abutting the eastern edge of the Master Plan 
area. 

 D. Subdistrict E4. The area south of Subdistrict E1, east of SW Stafford Road, north of 
SW Advance Road, and west of future 63rd Avenue extension from the intersection of SW 
Advance Road and SW 63rd Avenue north to Subdistrict 1. 

 E. Subdistrict E5. The area south of Subdistrict E1 and the BPA Easement, east of 
Subdistrict E4, north of SW Advance Road, and west of future 60th Avenue extension from the 
intersection of SW Advance Road and SW 60th Avenue north to the BPA Easement. 

 F. Subdistrict E6. The area south of the BPA Easement, east of Subdistrict E5, north of 
SW Advance Road, and west of and abutting the eastern edge of the Master Plan area. 

City Council Work Session May 20, 2024 
Frog Pond East and South Draft Development Code Section 4.127 and Section 4.001 (May 1, 2024)

Page 4 of 55 82

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

435

Item 2.



 G. Subdistrict S1. The area south of SW Advance Road, east of and abutting the western 
edge of the Master Plan area, north of the Meridian Creek Middle School property, and west of 
SW 63rd Avenue. 

 H. Subdistrict S2. The area south of SW Advance Road, east of SW 60th Avenue, and 
north of an existing property line approximately 956 feet south of SW Advance Road, and west 
of and abutting the eastern edge of the Master Plan area.  

 I. Subdistrict S3. The area south of Subdistrict S2, east of SW 60th Avenue, north of SW 
Kruse Road, and west of and abutting the eastern edge of the Master Plan area. 

 J. Subdistrict S4. The area south of the Meridian Creek Middle School property, east of 
and abutting the western edge of the Master Plan area, north of and abutting the southern edge 
of the Master Plan area, and west of SW 60th Avenue. 

 

Figure A-5. Frog Pond East and South Land Uses and Subdistrict Boundaries 
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Amendment Description: Clarification that certain existing code language relates only to 
Frog Pond West. 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.06) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures existing language applicable to Frog Pond West is 
clearly separate from new language for Frog Pond East and 
South implementing the Master Plan. 

Rationale for Amendment 
Text: 

Insert the necessary references clarifying what language only 
applies to the Frog Pond West neighborhood. 

Recent Edits: None 

 

(.06) Minimum and Maximum Residential Lots or Required Units and Housing Variety Standards: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code and 
applicable provisions of an approved legislative master plan.  

1. For initial development of the Frog Pond West Neighborhood, Table 6A in this Code and Frog 
Pond West Master Plan Table 1 establish the minimum and maximum number of residential lots 
for the sub-districts.  

2. For areas that are a portion of a sub-district in the Frog Pond West Neighborhood, the minimum 
and maximum number of residential lots are established by determining the proportional gross 
acreage and applying that proportion to the minimums and maximums listed in Table 1. The 
maximum density of the area may be increased, up to a maximum of ten percent of what would 
otherwise be permitted, based on an adjustment to an SROZ boundary that is consistent with 
4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district in the Frog Pond West 
Neighborhood when it is demonstrated that the reduction is necessary due to topography, protection of 
trees, wetlands and other natural resources, constraints posed by existing development, infrastructure 
needs, provision of non-residential uses and similar physical conditions.  

Table 6A. Minimum and Maximum Residential Lots by Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  
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a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  
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Amendment Description: Minimum Unit Table 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures minimum of 1325 units are built consistent with a 
Metro Condition of Approval. Establishes minimum amounts 
of certain target unit types consistent with Implementation 
Measure 4.1.7.D 2. c. and d. to require minimum amounts of 
target unit types and middle housing. The table sets the 
minimums at the subdistrict and tax lot level consistent with 
Implementation Measure 4.1.7.D. 2. a, which ensures this 
variety is achieved throughout the planning area.  

Rationale for Amendment 

Text: 

Table 6B incorporates a number of requirements into a single 
table for ease of reference of different requirements, with 
minimums listed by the smaller of subdistrict or tax lot as 
directed in the Master Plan.  
 
The minimum unit count of 1325 is proportioned to each 
subdistrict or tax lot based on the amount of assumed net 
area in each Urban Form Type, with subdistricts or tax lots 
with Urban Form Type 1 receiving proportionally the most and 
Urban Form Type 3 receiving proportionally the least.  
 
Rather than establish formulas that could cause future 
uncertainty, the table does the math and just states the 
answer of the formula. The minimum required of middle 
housing, small units, and mobility-ready units are listed as 
numbers, calculated from an assumed moderate buildout, and 
rounded up to the next whole number. Moderate buildout 
represents 125% of the minimum buildout. The set 
percentage for middle housing is 20%, small units is 5%, and 
mobility-ready units is 10%. These percentages are as 
recommended by the project team and reviewed the Planning 
Commission and City Council in work sessions.  

Recent Edits: Slight rewording of introductory code text to increase clarity, 
updated calculations based on an updated assumption that 
net area will be 70% of gross area rather than 75% due to a 
higher assumption of land to be used for stormwater facilities.  

 

C.  Table 6B establishes the minimum number of housing units that must be developed within each 
subdistrict and tax lot in the Frog Pond East and South neighborhoods. This includes the 
minimum number of units of various housing types needed to ensure a variety of housing 
options throughout the neighborhoods consistent with the Frog Pond East and South Master 
Plan. Housing unit types are defined in Section 4.001 and the footnotes to Table 6B. 
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Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total Number 
of Units 

Minimum 
Number of 
Middle 
Housing 
Units A, B, G 

Minimum 
Number of 
Small Units 
B, C, D,  G 

Minimum Number of 
Mobility-Ready 
UnitsB, C, E, F, H 

 

E1  107 27 7 14 

E2  97 25 7 13 

E3  120 30 8 15 

E4 H 213    

E4 TL 1101 
(portion) I 

186 16 4  8  

E4 TL 1200  26 7 2 4 

E4 TL 1000 2 1 1J 0 

E5  244 61 16 31 

E6  136 34 9 17 

S1  26 7 2 4 

S2E 93    

S2 TL 1000 
28050 SW 
60th Ave 

6 2 1 1 

S2 TL 800 
5890 SW 
Advance 
Rd 

6 2 1 1 

S2 TL 500 
5780 SW 
Advance 
Rd 

5 2 1 1 J 

S2 TL 300 
5738 SW 
Advance 
Rd 

5 2 1 1 J 

S2 TL 100 
5696 SW 
Advance 
Rd 

5 2 1 J 1 J 

S2 TL 900 6 2 1 1 

S2 TL 700 32 8 2 4 

S2 TL 400 4 1 1 0 

S2 TL 200 4 1 1 0 

S2 TL 1100 
28152 SW 
60th Ave 

6 2 1 1 

S2 TL 1200 5 2 1 1 J 
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S2 TL 1300 
28300 SW 
60th Ave 

9 3 1 2 

S3 E 121    

S3 TL 1400 
28424 SW 
60th Ave 

24 6 2 3 

S3 TL 1500 
28500 SW 
60th Ave 

24 6 2 3 

S3 TL 1600 8 2 1 1 

S3 TL 1800 
28668 SW 
60th Ave 

9 3 1 2 

S3 TL 1700 
28580 SW 
60th Ave 

9 3 1 2 

S3 TL 1900 
5899 SW 
Kruse Rd 

33 9 3 5 

S3 TL 2000 
5691 SW 
Kruse Rd 

14 4 1 2 

S4 D 167    

S4 TL 2600 58 15 4 8 

S4 TL 2700 
28901 SW 
60th Ave 

109 28 7 14 

Notes: (see following pages with explanatory information) 
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Amendment Description: Table 6B Note Re: Clarification that certain middle housing 
that is substantially the same a detached single-family homes 
does not count as middle housing for the purpose of Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. d. to require 
middle housing. Without the clarification, a loophole would 
exist to allow units that are substantially the same as 
detached single-family homes to be counted toward the 
middle housing requirement. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that a certain type of middle 
housing called cluster housing can be substantially similar to 
detached single-family home and, while technically middle 
housing by definition, should not be counted for middle 
housing for the purpose of the middle housing requirement in 
Table 6B due to its similarity to detached single-family units. 

Recent Edits: None 

 

A While all types of Cluster Housing, as defined in 4.001, are Middle Housing, certain Cluster Housing 
is not considered Middle Housing for the purpose of meeting the minimum variety standards in 
this table due to its similarity to traditionally-platted single-family homes. Cluster Housing is not 
considered Middle Housing for the purpose of meeting variety standards when a lot with Cluster 
Housing is divided using a Middle Housing Land Division and a land division unit has frontage on a 
street, tract with a private drive, or open space tract. To qualify as a Middle Housing Unit there 
must not be a Middle Housing Land Division or the resulting land division unit is a configuration 
dissimilar to a lot for a detached single-family home determined by the resulting land division unit 
not having frontage on a street, tract with a private drive, or open space tract. A future middle 
housing land division would not alter the unit type as long as such middle housing land division is 
applied for at least two years after occupancy is granted for the unit. 
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Amendment Description: Table 6B Note Re: Counting a single unit to meet multiple 
requirements in Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note B. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. Also, encourages 
certain desired housing types such as ADUs and cottages 
because they can be counted in multiple categories. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that when a unit happens to 
meet the definition of multiple of the target unit types it can 
be counted towards meeting each one for which it qualifies. 
For example, a single-level 900 square foot cottage in a 
cottage cluster would qualify to be counted as a middle 
housing unit, a small unit, and a mobility-ready unit. The 
language intends to incentivize units that represent a small 
portion of the existing housing supply, are much needed, and 
can meet multiple categories, such as ADUs. 

Recent Edits: None 

 

B. A single unit may be counted to meet the minimum requirement in multiple categories. For 
example, a 900 square foot cottage in a cottage cluster could be counted as a middle housing unit, 
a small unit, and a mobility-ready unit. 

Amendment Description: Table 6B Note Re: Defining Small Unit. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note C. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

“Small unit” is not defined elsewhere in the Code, while both 
middle housing and mobility-ready are. Rather than clutter 
the Table 6B heading with specifics about what qualifies as a 
“small unit” the definition is added as a footnote. The 1200 
square feet was found to be a threshold at which there has 
been a notable historic under production. 

Recent Edits: Revised the threshold to 1200 square feet from 1500 feet 
based on Planning Commission feedback and additional 
research on unit sizes produced in Wilsonville, primarily in 
Villebois and Frog Pond West. 

 

C. Small units must be 1,200 square feet or less of Habitable Floor Area as defined in Section 4.001. 
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Amendment Description: Table 6B Note Re: Certain minimum requirements are only 
required for larger lots and when there is lot consolidation 
during development 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Notes D. E. and J. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. 

Rationale for Amendment 

Text: 

The notes clarifies and acknowledges that for certain small 
lots or developments minimum targets would be difficult to 
meet, but are less difficult when the lot area is combined with 
a larger development area.  

Recent Edits: None 

 

D. Only required if the Net Development Area for the Stage I Master Plan area is greater than 2 acres 

E. Only required if the Net Development Area for the Stage I Master Plan area is greater than 5 acres 

J. Only required if tax lot is combined with another tax lot in a Stage I Master Plan. Multiple Stage I 
Master Plans for adjacent tax lots with the same owner or related owners (i.e. LLCs with the same 
ownership interest) shall be allowed concurrently or within 12 months. 

Amendment Description: Table 6B Note Re: Flexibility to have an upstairs portion for a 
certain percentage of required mobility-ready units. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note F. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

Note added to give flexibility for developers to have units with 
an upstairs count as mobility-ready as long as the portion of 
the unit not accessed by stairs has everything to qualify as an 
independent mobility-ready unit. The allowance is limited to 
one third of mobility-ready units to ensure there is a healthy 
amount of smaller and fully mobility-ready units. 

Recent Edits: None 

 

F. Up to 33% of the minimum number of mobility-ready units, or up to 1 unit where only 1 or 2 units 
are required, may have portions of the habitable floor area accessible by stairs so long as the unit 
would still meet the definition of mobility-ready unit without the habitable floor area accessed by 
stairs. 
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Amendment Description: Table 6B Note Re: Flexibility to blend certain minimum 
requirements over subdistrict boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note G. and H. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

Note added to give flexibility for developers to blend 
requirements along subdistrict lines when the development 
includes all or portions of multiple subdistricts while not 
allowing a level of flexibility that would substantially decrease 
the variety throughout, including block-level type variety, 
called for in the Master Plan. 

Recent Edits: Added the limited ability to blend either middle housing or 
small units in Note G with the provision that minimum 
number of unit types still needs to be met in each subdistrict. 

 

G. Where a Stage I Master Plan area covers portions of multiple subdistricts, one of either the middle 
housing OR small unit requirement for a subdistrict may be partially or fully met by receiving a 
credit from the neighboring subdistrict within the same Stage I Master Plan so long as the 
following credit eligibility requirements are met: 

1. the unit category variety in Subsection (.06) E. will continue to be met for each Subdistrict or 
portion thereof.  

2. the minimum for the requirement in the crediting subdistrict is exceeded by at least the same 
amount as is being credited so as to ensure no unit is counted towards the minimum in both 
subdistricts. 

3. the units subject to the credit are adjacent to the receiving subdistrict portion determined by 
being across a proposed shared property line at a subdistrict boundary or across the street where 
a street forms the subdistrict boundary. 

 

H. Where a Stage I Master Plan area covers portions of multiple subdistricts, the mobility-ready 
requirement for a subdistrict may be partially or fully met by receiving a credit from a neighboring 
subdistrict within the same Stage I Master Plan so long as the following credit eligibility 
requirements are met: 

1. the minimum for the requirement in the crediting subdistrict is exceeded by at least the same 
amount as is being credited so as to ensure no unit is counted towards the minimum in both 
subdistricts. 

2. the units subject to the credit are adjacent to the receiving subdistrict portion determined by 
being across a proposed shared property line at a subdistrict boundary or across the street where 
a street forms the subdistrict boundary. 
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Amendment Description: Table 6B Note Re: Clarification concerning geography in which 
minimums must be met 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note I. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

This footnote is drafted to clarify that the minimum standards 
of multiple tax lots can be combined together as long as they 
are within the same subdistrict. This adds necessary flexibility 
and clarifies the intent is for the minimums to be focused on 
the subdistrict geography and are only provided for tax lot 
level out of necessity as some tax lots may develop 
independently. 

Recent Edits: None 

 

I. Where an application includes two or more adjacent tax lots within the same subdistrict, the 
minimum does not need to be met on each individual tax lot so long as the total number of units 
proposed for all the included tax lots within the same subdistrict is equal to or greater than the 
sum of the minimums in this table for the included tax lots.  
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Amendment Description: Adjusting Table 6B minimums when the development does 
not include as much net area as assumed. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C.  

Relationship to Frog Pond 

East and South Master Plan: 

Supports housing variety implementation in Table 6B 

Rationale for Amendment 

Text: 

In order to establish the clear and objective numerical 
requirements in Table 6B some assumptions had to be made. 
This included an assumption that the Net Development Area 
of each subdistrict and tax lot is equal to 70% of the Gross 
Development Area. The 30% non-net area includes 20% for 
public right-of-way and 10% for stormwater facilities. For 
most development the net area is expected to be 70% or 
more of gross. However, there may be unanticipated 
situations where the net is less than 70%, especially for 
smaller developments. This language is drafted to provide a 
clear calculation of what to do when the net is less than 
anticipated, thus providing less land for residential 
development making it difficult to meet the minimums. The 
simple calculation provided should be abundantly clear and 
prevent any uncertainty. 

Recent Edits: None 

 

1. As an alternative to Table 6B when the Net Development Area is less than 70% of the 
Gross Development Area, the applicant may adjust the minimum requirements in Table 
6B using the following steps: 

 Step 1. Determine the Reduction Ratio. Divide the Net Development Area by a number 
equal to 70% of the Gross Development Area, round to the nearest 100th. This is the 
Reduction Ratio. 

 Step 2. Multiply each applicable minimum in Table 6B by the Reduction Ratio 
determined in Step 1. Round each result up to the nearest whole number. These are 
the new alternative minimum requirements. 
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Amendment Description: Establishing housing unit categories and types for Frog Pond 
East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) D. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 1 to permit a wide variety of housing types and 
Strategy 2 to categorize types of housing. 

Rationale for Amendment 

Text: 

The new subsection establishes the purpose of the housing 
variety standards and creates a table that clearly establishes 
the different categories and types of housing to be used in the 
variety standards 

Recent Edits: Reformatted to be clearer what is a category and what is a 
unit type. 

 

D. Housing Unit Types for Frog Pond East and South Neighborhoods 

1. Purpose: As further expressed in the Frog Pond East and South Master Plan, the variety 
requirements create opportunities for a variety of housing choices in each neighborhood and subdistrict 
focusing on mixing and integrating different housing choices throughout the Frog Pond East and South 
Neighborhoods rather than having separate areas for separate housing unit categories. 

2. Housing Unit Types and Categories for Housing Variety Standards are in Table 6C. 

Table 6C Housing Unit Categories and Types 

Multi-family Category  

Multi-family Types: 

• Elevator-served attached multi-family  

• Other attached multi-family (10 or more units per building) 

• Other attached multi-family (5-9 units per building) 
 

Middle Housing Category 

Middle Housing Types: 

• Townhouses and side by side duplex, triplex, quadplex 

• Stacked duplex, triplex, quadplex 

• Cluster housing, including cottage cluster, or mix of attached and detached middle housing. Does not include 
Cluster Housing classified as Other Detached UnitsA. 

• Cottage cluster 

Accessory Dwelling Units (ADUs) Category 

ADU Types: 

• All ADUs 

Other Detached Units Category 

Other Detached Units Types: 

• All other detached units including detached single-family homes, cluster housing that looks and functions 
similar to single-family detached unitsA , and detached multi-family 

Notes: 

A For the purpose of this table and related variety requirements, when a lot with cluster housing is divided using a Middle Housing Land Division 

and a land division unit has frontage on a street, tract with a private drive, or open space tract, the housing unit on the resulting land division 
unit shall be classified the same as a detached unit on its own lot. To qualify as a Middle Housing Unit there must not be a Middle Housing Land 
Division or the resulting land division unit is a configuration dissimilar to a lot for a detached single-family homes determined by the resulting 
land division unit not having frontage on a street, tract with a private drive, or open space tract. A future middle housing land division would not 
alter the unit type as long as such middle housing land division is applied for at least 24 months after occupancy is granted for the unit. 

City Council Work Session May 20, 2024 
Frog Pond East and South Draft Development Code Section 4.127 and Section 4.001 (May 1, 2024)

Page 17 of 55 95

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

448

Item 2.



 

Amendment Description: Establishing housing variety standards for Frog Pond East and 
South, including required number of unit types and maximum 
for any single unit type. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) E. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, particularly 
Strategy 5 regarding minimum housing variety that includes 
the concept of a minimum number of unit types and a 
maximum of a single unit type. Also specific language relates 
to incentivizing ADUs. 

Rationale for Amendment 

Text: 

The new subsection clearly defines the number of unit types 
required, generally three, with practical flexibility added for 
smaller development were it may be infeasible to have the 
three unit types. The 60% maximum of net area is anticipated 
to enable about half of the units to be a single unit type and 
prevent any one unit type to dominate any area, consistent 
with the Master Plan. 
 
The language relating to how net area is calculated with two 
unit types on a lot intends to incentivize ADUs by allowing 
them to count as half the net area of the lot.. 

Recent Edits: None 

 

E. Unit Type Variety for East and South Neighborhoods:  

1. Required number of Unit Types in a Development. To ensure variety throughout the Master Plan 
area, while accommodating efficient site planning for smaller developments, the following is 
the number of Unit Types, listed in Table 6C, required based on the Net Development Area in 
the smaller of a Stage I Master Plan Area or Subdistrict. To be counted towards the minimum 
Unit Type requirement, the applicable units must represent, at a minimum, either 5% of the Net 
Development Area or 10% of the planned units within the development. 

  2 Acres or less - 1 Unit Type Required 

More than 2 acres up to 5 acre - 2 Unit Types Required 

  More than 5 acres - 3 Unit Types Required 

2. Maximum Net Area for A Single Unit Type. These standards help ensure no single housing unit 
type dominates any Subdistrict or large portion thereof. Except for small developments 
requiring only 1 Unit Type under E.1. above, no more than 60% of the Net Development Area of 
the smaller of a Stage I Master Plan Area or Subdistrict shall be planned for the development a 
single Unit Type listed in Table 6C.  

a. Where an individual lot in a development has multiple unit types (e.g. ADU on same lot 
as Detached Unit Type), the Net Development Area shall be assigned by dividing the 
net area of the lot and adjacent area (i.e. alleys) proportionally based on number of 
each unit type. For example, for an ADU on a detached home lot, 50% of the net area 
would be assigned to the ADU and 50% of the net area would be assigned to the 
detached home regardless of the relative percent of the lot they each occupy. 
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3. In Subdistrict E4, Net Development Area (parking, drive aisles, landscaping) associated with the 
Commercial Main Street does not count towards Net Development Area for the purpose of these 
standards, but the building footprint of the mixed-use buildings does.  
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Amendment Description: Ensuring Variety Standards Comply with State Middle Housing 
Law 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the State requirement to include middle housing. 

Rationale for Amendment 

Text: 

The language directly clarifies and reflects the State statute 
and rules that any land zoned or designated for detached 
single-family homes must also allow middle housing. If the 
Master Plan allowed designation of land for detached single-
family homes without this clarification the code would be out 
of compliance with State law. 

Recent Edits: None 

 

F. Pursuant to ORS 197A.420 and OAR 660-046-0205, any lot identified for single-family development 
in the Stage I or II Master Plan can also be developed or redeveloped as middle housing even if the 
maximum percentage of a Middle Housing Unit Type, as listed in Table 6C, is exceeded. However, 
this does not allow the maximum for a single Middle Housing Unit Type to be exceeded in initial 
planning or compliance verification. This would only apply at time of future building permit 
issuance or replat of individual lots. 
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Amendment Description: Clear and Objective Identification of the Urban Form Type 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.07) all text is new, this Subsection was previously 
“Development Standards Generally” which language has now 
been consolidated into Subsection (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Urban Form Type Designations are a key regulatory and design 
component identified in the Master Plan. This language 
provides the necessary detail to ensure there is clarity in the 
boundaries of the different Urban Forms, which in turn is the 
basis for a number of development standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave too much 
unclarity for specific boundaries. Text was added to 
supplement the map to clearly define the boundaries for the 
Urban Form Type Designations. Language is also added to 
state the purpose of Urban Form Types overall and the 
purpose of each different Urban Form Type. 

Recent Edits: A cleaner and more formatted map was inserted for the 
former placeholder map. 

 

(.07) Frog Pond East and South Urban Form Types: 

A. The Frog Pond East and South Neighborhoods are divided into different Urban Form Type 
designations whose boundaries are described by Subdistrict in B. below and illustrated for reference 
in Figure A-7 below. Applicability of development standards are based on these designations. The 
designations and their purpose are as follows: 

1. Commercial Main Street: This urban form is for a limited area along Brisband Street between 
SW Stafford Road and the extension of SW 63rd Avenue. Its purpose is to create a pedestrian-
oriented, mixed-use commercial street feel. 

2. Urban Form Type 1: The purpose of this Urban Form Type is to create the most compact and 
urban of the three residential forms. This is primarily represented by buildings being allowed to 
be larger, including full block width, with less setbacks than other residential Urban Form Types. 

3. Urban Form Type 2: The purpose of this Urban Form Type is create a moderately compact and 
urban look and feel between Urban Form Type 1 and Type 3. This is primarily represented by 
allowing moderate building widths, including not allowing buildings to be block length as 
allowed in Urban Form Type 1, and requiring moderate setbacks. 

4. Urban Form Type 3: The purpose of this Urban Form is to create a less compact and urban look 
and feel. This is primarily represented by limiting the width of buildings, encouraging shorter 
building height, and providing for larger setbacks. 

B. Urban Form area boundary descriptions: 

 1. Subdistrict E1: 

a. Urban Form Type 1: The area of the Subdistrict east of the framework street that is an 
extension of SW 63rd Avenue and connecting to the framework street crossing the BPA 
easement. 
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b. Urban Form Type 2: The area of the Subdistrict west and south of the framework 
street(s) that are an extension of SW 63rd Avenue and SW Frog Pond Lane. 

c. Urban Form Type 3: The area of the Subdistrict west of the framework street 
connecting across the BPA easement and north of the framework street that is an 
extension of SW Frog Pond Lane, except for the Frog Pond Grange area described in 
Subsection (.24) A. below. 

 2. Subdistrict E2: 

a. Urban Form Type 2: A contiguous area of between 6 and 6.5 acres, as proposed by the 
developer based on the location of non-framework local streets, extending the south to 
north extent of the Subdistrict from the BPA easement to SW Kahle Road, and located 
immediately to the east of and adjacent to the framework street connecting across the 
BPA easement. 

b. Urban From Type 3: The far west and east area of the Subdistrict that is not Urban Form 
Type 2.  

 3. Subdistrict E3: 

a. Urban Form Type 2: A contiguous area of between 8 and 8.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
centered in the subdistrict immediately south of and adjacent to SW Kahle Road, and 
not being within 125 feet of the eastern edge of the Subdistrict or the SROZ.  

b. Urban Form Type 3: The surrounding area of the Subdistrict that is not Urban Form 
Type 2.  

4. Subdistrict E4: 

a. Commercial Main Street: The area of existing Tax Lot 1101 centered on SW Brisband 
Street extending east to west across the subdistrict and extending between 125 feet 
and 160 feet both north and south of Brisband Street. The exact boundary north and 
south of SW Brisband Street will be proposed by the developer.   

b. Urban Form Type 1:  

• The eastern half of the Subdistrict area north of the Commercial Main Street area.  

• The eastern half of the Subdistrict area (east of the SROZ) south of the Commercial 
Main Street area extending south to within approximately 250 feet of SW Advance 
Road. The exact southern limit will be proposed by the developer based on the 
location of any local streets, and if no local street, based on proposed property 
lines. The southern limits must be between 235 feet and 265 feet north of SW 
Advance Road. If at time of development of this area a local street is established in 
Subdistrict E5 serving as a boundary between Urban Form Type 1 and Urban Form 
Type 2 in that Subdistrict, then the boundary for this area shall be the closest 
street or property line to the centerline of that street measured at the intersection 
of SW 63rd Avenue. 

c. Urban Form Type 2:  

• The western half of the Subdistrict area north of the Commercial Main Street area. 

• The western half of the Subdistrict area south of the Commercial Main Street area 
and west of the SROZ. 

• The eastern half of the Subdistrict area south of the Commercial Main Street area, 
east of the SROZ, and south of the Urban Form Type 1 area that is south of the 
Commercial Main Street area.  
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5. Subdistrict E5: 

a. Urban Form Type 1: the northern portion of the Subdistrict extending south to within 
approximately 250 feet of SW Advance Road and extending east to west across the 
entire subdistrict. The exact southern limit will be proposed by the developer based on 
the location of an east-west local street which would be the boundary between Urban 
Form Type Areas. The centerline of this boundary street must be between 230 feet and 
270 feet north of SW Advance Road and is encouraged to be as close as possible to 250 
feet north.   

b. Urban Form Type 2: The southern portion of the Subdistrict south of the Urban Form 
Type 1 area and north of SW Advance Road. 

6. Subdistrict E6: 

a. Urban Form Type 2: the western portion of the Subdistrict extending east 
approximately 680 feet east from SW 60th Avenue. The exact eastern limit will be 
proposed by the developer based on the location of a local street or property lines 
which would be the boundary between Urban Form Type Areas. The boundary must be 
between 660 feet and 700 east of SW 60th Avenue and is encouraged to be a close as 
possible to 680 feet.   

b. Urban Form Type 3: The eastern portion of the Subdistrict east of the Urban Form Type 
2 area, north of SW Advance Road and south of the BPA Easement. 

7. Subdistrict S1: 

a. Urban Form Type 2: The entire Subdistrict is Urban Form Type 2. 

8. Subdistrict S2: 

a. Urban Form Type 2: The western portion of the Subdistrict, extending east of SW 60th 
Avenue approximately 360 feet east from the northern boundary of SW Advance Road 
to a point 340 feet south of SW Advance Road and approximately 500 feet east of SW 
60th Avenue from that point to the southern boundary of the Subdistrict. The exact 
limits will be proposed by the developer based on the location of a local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 feet east of SW 60th Avenue 
and is encouraged to be as close as possible to 500 feet in the southern portion, and 
between 320 and 360 feet east of SW 60th Avenue and is encouraged to be as close as 
possible to 340 feet in the northern portion of the Subdistrict. 

b. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 area. 

9. Subdistrict S3: 

a. Urban Form Type 1: a west central portion of the Subdistrict extending approximately 
220 feet east of SW 60th Avenue between a point directly east of the northern 
boundary of Subdistrict S4 (the southern property line of the Meridian Creek Middle 
School property) and a point approximately 320 feet north of SW Kruse Road. The exact 
limits will be proposed by the developer based on the location of local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be between 200 feet and 240 feet east of SW 60th Avenue and is 
encouraged to be as close as possible to 220 feet. The north boundary must be within 
20 feet of the northern boundary of Subdistrict S4 and is encourage to be as close as 
possible to that boundary. The south boundary must be between 300 feet and 340 feet 
north of SW Kruse Road and is encouraged to be as close as possible to 320 feet. 
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b. Urban Form Type 2: The description is broken into a northern and southern area, with 
the boundary between northern and southern area being a line extending east from 
the northern boundary of Subdistrict S4 (the southern property line of the Meridian 
Creek Middle School property). 

i. For the northern area of the Subdistrict: the western portion of the Subdistrict 
extending from SW 60th Avenue to the east approximately 500 feet. The exact limits 
will be proposed by the developer based on the location of a local streets or property 
lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 east of SW 60th Avenue and 
is encouraged to be a close as possible to 500 feet 

ii. For the southern area of the Subdistrict: the western portion of the Subdistrict, 
excluding the Urban Form Type 1 area, extending from SW 60th Avenue to the east 
approximately 340 feet  The exact limits will be proposed by the developer based on 
the location of a local streets or property lines which would be the boundary between 
Urban Form Type areas. The east boundary must be between 320 and 360 feet east of 
SW 60th Avenue and is encouraged to be as close as possible to 340 feet.  

c. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 areas. 

10. Subdistrict S4: 

a. Urban Form Type 1: The northeastern portion of the Subdistrict extending west of SW 
60th Avenue approximately 380 feet and south to approximately 320 feet north of SW 
Kruse Road. The exact western and southern limit will be proposed by the developer 
based on the location of local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 360 feet and 
400 feet west of SW 60th Avenue and is encouraged to be as close as possible to 380 
feet. The south boundary must be between 300 feet and 340 feet north of SW Kruse 
Road and is encouraged to be as close as possible to 320 feet. 

b. Urban Form Type 2: The northeastern portion of the Subdistrict west and south of the 
Urban Form Type 1 area, extending west from the Urban Form Type 1 boundary to 
approximately 570 feet west of SW 60th Avenue and south to a future local street 
extension of SW Kruse Road. The exact western limit will be proposed by the developer 
based on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 550 feet and 
590 feet west of SW 60th Avenue and is encouraged to be as close as possible to 570 
feet. 

c. Urban Form Type 3: The western and southern portions of the Subdistrict, west and 
south of the Urban Form Type 2 area. 
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Figure A-7 Urban Form Type Land Use Designation Boundaries 
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 (.08) Development Standards: 

Amendment Description: Clarifications of existing Development Standards Language 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 4 to development standards based on the Urban 
Form Type designations. 

Rationale for Amendment 

Text: 

This language includes technical edits to: 

• Consolidate existing language in Subsection (.07) into 
this subsection 

• Provide for differentiation between development 
standards for Frog Pond West and Frog Pond East and 
South 

• Make language generally more clear and concise 

Recent Edits: None 

 

A. Unless otherwise specified by the regulations in this Residential Neighborhood (RN) Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone. 

B. Lot dDevelopment shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

C. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards uUnless superseded or supplemented by other provisions of the Development 
Code the lot and development standards for the Frog Pond West Neighborhood are established by Table 
28A and lot and development standards for the Frog Pond East and South Neighborhoods are 
established by Table 8B.   

C. Lot Standards for Small Lot Sub-districts in the Frog Pond West Neighborhood. The purpose of these 
standards is to ensure that development in the Small Lot Sub-districts includes varied design that avoids 
homogenous street frontages, creates active pedestrian street frontages and has open space that is 
integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  
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Table 8A: Frog Pond West Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  
 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots designated 
for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the maximum number 
allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated for development of 
a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

Amendment Description: Clarifications of bonus lot coverage for Frog Pond West and 
larger Frog Pond East and South detached home lots where 
multiple buildings are proposed. 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates generally to the acknowledgement of variety of 
housing allowed. 

Rationale for Amendment 

Text: 

Change mirrors similar language in PDR zone that states bonus 
is when multiple buildings are on a lot rather than just when 
one is accessory to another. This comes into play on larger lots 
with lower lot coverage when multiple units of a similar size 
are proposed. 

Recent Edits: This is a new amendments recently added 

 

E.  On lots where detached accessory multiple buildings are built, maximum lot coverage may be increased by 10%. 
Cottage clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  

G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  
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J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

Amendment Description: Limit of setbacks required for ADUs  

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to removing barriers to ADUs and encouraging them 
as a desired unit type. 

Rationale for Amendment 
Text: 

Where a larger lot has a setback, especially rear setback, 
greater than 10 feet, it allows ADUs to have a reduced setback 
of 10 feet. This removes a barrier to potentially locating an 
ADU. It makes the requirement the same as the existing 
allowed setback for cottage clusters which are a similar size. 

Recent Edits: None 

 

L.  For cottage clusters and ADUs all setbacks otherwise greater than 10 feet for other housing types are reduced to 10 
feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 20 
ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at the 
front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking the 
courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of the 
number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  
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Amendment Description: Tables 8B and 8C Development Standards for Frog Pond East 
and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, Strategy 4 
create development standards based on the Urban Form Type 
designations. 

Rationale for Amendment 

Text: 

Wherever appropriate, and where not otherwise noted, the 
standards are mirrored after similar standards in other 
residential zones in Wilsonville or Frog Pond West and 
precedent unit examples shared during the Master Planning 
and Code development process. Special attention was paid to 
ensure standards create meaningful differentiation between 
the different residential Urban Form Type Designations. In 
addition, consideration was given to the wide array of housing 
types allowed throughout Frog Pond East and South and the 
desired variety. Notable unique standards include: 

• An independent numerical lot size requirement is not 
established, rather lot size must be of sufficient size to 
meet other applicable development standards. This 
simplifies the code, removes barriers to proposed 
housing variety, and prevents complexeties and likely 
contradictions in the standards. 

• Front setbacks that are uniform on any given street to 
create a more consistent streetscape. See Table 8C. 

• Creating a maximum building width that because a key 
standard controlling building bulk and differentiating 
between different Urban Form Types. 

• Creating a minimum distance between buildings when 
multiple buildings are on a lot that mirror required 
setbacks to create consistency in built form regardless 
of lotting patterns. 

Recent Edits: In Urban Form Type 3, when buildings are three stories 
require additional side yard setbacks in addition to previously 
drafted required additional front setbacks. The additional 
setbacks intend to help buffer taller buildings in an area 
designed to be primarily one and two story buildings and 
ensure adequate permeation of light and air. 
Added the requirement that for detached home lots 4000 
square feet in size or more, the setbacks should be consistent 
with same sized lots in Frog Pond West. 
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Table 8B. Frog Pond East and South Neighborhoods Development Standards 

Land Use Map Urban 
Form Type 
Designation 

Lot size 
requirements 

Min. lot 
width/ 
street 
frontage 
per lot (ft.) 

Max 
height 
(ft.) 

Front 
Setbacks 

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a 
park (ft) 

Rear  
Min. 
(ft.)  

Garages 
(note) 

Side Min.  
(ft.) A B 

Min. distance 
Between multiple 
Buildings on same 
lot along street 
frontages and public 
viewsheds 

Max. Lot 
Coverage 
(percent) C D 

Urban Form Type 1 Lots sized to 
accommodate at 
least a one-unit 

residential 
building meeting 

building code 
requirements as 
well as setbacks 
and lot coverage 

requirements. 

10 50-4 
story 

See Table 
8C. 

None 10 

E 

5F Double the min. 
side yard setback 

that would be 
required for the 
larger of the two 

building on its own 
lot. 

 

80  

except for 
detached 
homes on 

lots with an 
area 4,000 
square feet 
or greater.J 

 

Urban Form Type 2 15 40, 3-
story 

 

125 except 
that 

buildings 
over 100 

feet cannot 
occupy 
entire 
block 
face.G  

10 5F 

Urban Form Type 3 15 100 15I 5 for 
structures 
up to 25 
feet in 

height, 10 
for 

structures 
over 25 
feet in 
height. 

Notes:  

A. On corner lots, minimum side setbacks facing the street are the same as minimum front setback. Maximum setbacks equivalent to front maximums also apply. See 
Table 8C. 

B. Side setbacks to not apply to shared walls at property lines between townhouse units. 

C. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  
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D. For townhouses maximum lot coverage is calculated for the combined lots on which a single townhouse building sits rather than for each townhouse lot. 

E.  Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet or as necessary to create a 18 foot deep parking space not including alley curb. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

F. For Urban Form Type 1 and 2, side setbacks may be reduced to either: (1) down to 3.5 feet for residential structures less than 70 feet wide, or (2) down to five percent 
of the building width at the front building line for buildings greater than 70 feet and less than 100 feet wide.  

G. For Urban Form Type 2, in lieu of meeting the maximum building width, an applicant may elect to articulate the facade and roof in a manner to create architectural 
separation of building masses. Such articulation shall include a minimum 2-foot setback of the wall from the primary façade as well as interruption of the roof plane. 
The setback articulation shall, at a minimum, be equal in width to the building separation required. The depth, width of articulation is not adjustable or subject to 
waiver or administrative relief under local or state law as it is an optional compliance method in lieu of meeting the standard maximum building width and separation 
standards. For the purpose of applying other articulation standards in Section 4.113, the portions of a building on either side of the articulation in lieu of building 
separation shall be considered separate buildings. 

I. The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet. 

J. For lots 4,000 square feet in area or more with only units classified as “Other Detached Units” in Table 6C, the following lot coverage standards from Table 8A shall 
apply: 4,000 square feet or more but less than 6,000 square feet: standards of R-5 Small Lot, 6,000 square feet or more but less than 8,000 square feet: standards for 
R-7 Medium Lot, 8,000 square feet or more, standards for R-10 Large Lot. 
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Table 8C. Frog Pond East and South Neighborhoods Development Standards - Front Setbacks including Special 
Front Setbacks For Uniformity on Framework Streets 

 Front 
Min. (ft.)A 

Front 
Max.C (ft.) 

• Lot frontages along east-west oriented portion of SW Brisband Street between SW 
63rd Avenue and its eastern most point Setbacks for SW Brisband Street between 
SW Stafford Road and SW 63rd Avenue can be found in Table 23A. 

• Lot frontages along SW 63rd Avenue from southern edge of Subdistrict E1 to SW 
Advance Road 

• Lot frontages on lots with Urban Form Type 1 Designation not fronting a 
framework street listed in this table 

6B 10D 

• Lot frontages along SW 60th Avenue 

• Lot frontages along SW 63rd Avenue south of SW Advance Road 

• Lot frontages along SW Stafford Road except the Brisband Main Street buildings 

• Lot frontages along SW Advance Road 

• Lot frontages along SW Kahle Road 

• Lot frontages along framework street in Subdistrict E1 extending SW Frog Pond 
Lane and SW 63rd Avenue 

• Lot frontages along Framework Street connecting across the BPA easement area 
from SW Kahle Road to SW Frog Pond Lane extension 

• Lot frontages on lots with Urban Form Type 2 Designation not fronting a 
framework street listed in this table 

10 25E 

• Lot frontages on lots with Urban Form Type 3 Designation not fronting a 
framework street listed in this table 

10E No max 

Notes:  

A. Where a front (street) loaded garage exists, the minimum garage setback in Table 8B takes precedence of the minimums in this table. 

B. Where the minimum front setback is 6 feet it is intended to accommodate a public utility easement (PUE) for franchise utilities. If the 
City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is 
necessary and access stairs or ramps can be accommodated without impeding on the public right of way, no setback is required. 

C. Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting 
property line at anything besides a right angle, the maximum setback need only be met at one point along the property line. 

D. This maximum assumes no front (street loaded) garage, which is anticipated to be the typical condition in Urban Form Type 1. 
However, if a front facing garage is proposed, the front maximum may be exceeded to accommodate the minimum garage setback of 
20 feet from Table 8B. 

E. In Urban Form 3, buildings or portions thereof greater than either two-stories or twenty-five feet in height shall have a minimum front 
setback of 20 feet. 
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E. Development Standards Specific to Relationships with Collectors and Arterial Streets.  

Amendment Description: Clarification that existing language applies to Frog Pond West 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

Direct language to differentiate between Frog Pond West and 
the subsequent new language regarding Frog Pond East and 
South. 

Recent Edits: None 

 

1. Frog Pond West Neighborhood:  

 a. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

i. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

b. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane 
shall not have driveways accessing lots from these streets, unless no practical alternative 
exists for access. Lots in Large Lot Sub-districts are exempt from this standard.  
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Amendment Description: Fence treatments along Stafford and Advance Roads 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

The Master Plan calls for treatments consistent with the walls 
used in Frog Pond West but adapted for units primarily facing 
the streets. It also has specific requirements regarding 
building orientation towards the subject roads. 

Rationale for Amendment 

Text: 

For Stafford Road the wall is half the height and same 
materials as Frog Pond West, as directed in the Master Plan. 
For Advance a similar style is continued, but it is more open 
with metal to create semi-private front yards consistent with 
Advance being a collector rather than an arterial like Stafford 
Road and Boeckman Road. This also creates an enhanced 
interface with the community park across SW Advance Road. 

Recent Edits: The drawing for Stafford Road was revised to be more 
consistent with the specific “half the height of Frog Pond 
West” language in the Master Plan. The new treatment is half 
the height of both the brick and metal portion.  
An actual drawing with dimensions was added for Advance 
Road rather than the previous placeholding photo. 

 

2. Frog Pond East and South Neighborhoods: 

a. Special Design Standards for east side of SW Stafford Road as well as the north side of 
SW Advance Road from Stafford Road to the wetland approximately 250 feet east of 
SW Stafford Road: 

  i. Courtyard Walls and Pedestrian Access Points: 

• Except for pedestrian access points, the frontage of each lot or tract (not 
counting any landscape tract running parallel with the road) shall have a 
wall/fence matching Figure A-8. below.  

 

 

Figure A-8. 3 Foot Wall/Fence Along Stafford Road 
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• Except for corner lots at the intersection of SW Stafford Road and SW Brisband 
Street, each lot shall have at least one paved walkway extending from the lot 
to the Stafford Road sidewalk providing a pedestrian access point. Any gates at 
pedestrian access points shall have a black “iron style” gate matching the style 
shown in Figure B-8. below. 

 

 

Figure B-8. Gate for Pedestrian Access Points along SW Stafford Road 

 

 

ii. Structure and Entry Orientation: Except for corner lots at the intersection of 
SW Stafford Road and SW Brisband Street, the facades of structures facing SW 
Stafford Road shall meet all design standards for front facades. Generally this 
will be the front façade of the structure, but if it is the side or rear façade, the 
façade must still meet front façade standards including having at least one 
building entrance oriented towards SW Stafford Road. 

b. Special Design Standards for SW Advance Road, except for the portion on the north 
side included in the Stafford Road special design standards in a. above: 

i. Only front yards shall be oriented towards SW Advance Road with front 
entrances facing the street, except for corner lots at intersecting streets where 
side yards and side facades may front SW Advance Road, as necessary.  

ii. Lots shall have courtyard fencing matching Figure C-8. including any side yards 
for lots oriented on intersecting streets. 

 

 

Figure C-8. 
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iii. No motor vehicle access is allowed directly from SW Advance Road 
except for emergency access requested by the Fire District and 
approved by the City Engineer. 

iv. Lots shall be considered to front SW Advance Road even if a landscape 
tract exists between the lot and the SW Advance Road right-of-way. 
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Amendment Description: Public Realm Elements 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Chapter 7 Public Realm 

Rationale for Amendment 

Text: 

The Master Plan provides clear and detailed language 
regarding the public realm. The language intends to direct the 
reader back to these specifics in the Master Plan. 

Recent Edits: This entire subsection was recently added to incorporate the 
public realm requirements established in the Master Plan. 

 

F. Public Realm Requirements for Frog Pond East and South Master Plan area 

1. Development in Frog Pond East and South shall conform with the public realm element 
in Chapter 7 of the Frog Pond East and South Master Plan in the following ways with 
the referenced figures, tables, and text from the Frog Pond East and South Master Plan 
incorporated into this Subsection by reference as if fully stated herein: 

a. Active transportation connections shall be provided as shown in Figure 20.  

b. Street trees shall be provided consistent with Figure 26 and the text on pages 
91 through 94. 

c. Public lighting shall be provided consistent with Figure 27 and the text on 
pages 95 through 99. 

d. Gateway treatment and monument signs shall be provided consistent with and 
limited to what is shown and described in Figure 28, Table 6, and the text on 
page 102. 

e. Sign toppers or “sign caps” shall be provided on street signs as described on 
page 102 and shown in Figure D-8 below consistent with the City’s Public 
Works Standards. 

 

 

Figure D-8. Frog Pond Street Sign Topper 
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(.09) Open Space: 
. . . 
 

Amendment Description: Frog Pond East and South open space requirements, including 
green focal points. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.09) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the green focal points identified in the Master 
Plan including in Chapter 9, Public Realm, Parks and Open 
Space and Figure 18. 

Rationale for Amendment 
Text: 

Generally the standard open space requirements that apply to 
most residential development in Wilsonville. Beyond the 
general open space requirements specific green focal point 
requirements reflecting the Master Plan language is added. 

Recent Edits: None 

 

C. Within the Frog Pond East and South Master Plans open space shall be provided consistent with the 
requirements in Subsection 4.113 (.01) C. - F., and designed and located according to the following 
criteria:   

1. Green Focal Points. For the East and South Neighborhoods, Green Focal Points are intended to 
serve as central neighborhood destinations or gathering places that contribute to neighborhood 
character and identity. Green Focal Points can take a variety of forms, including community 
garden plots, small playgrounds or splash pads, nature play areas, pocket parks or plazas, and 
central green courtyards within housing developments. As part of meeting the open space 
requirements in Subsection 4.113 (.01) C. – F. for a Stage I Master Plan Area, each Subdistrict in 
Frog Pond East and South shall have at least one Green Focal Point meeting the 2,000 square 
foot size requirement in Subsection 4.113 (.01) D. 1. Even if the required usable open space 
requirement is otherwise met, each subdistrict shall still have the minimum 2,000 square foot 
Green Focal Point. In addition to the standards in Subsection 4.113 (.01) C.-F., the following 
requirements apply: 

a. Location requirements by Subdistrict, if Subdistrict not listed, a Green Focal Point is still 
required, but there is no special locational requirements: 

• Subdistrict E1: Green Focal Point to be located north of the Frog Pond Grange 
building or in the tree grove near the existing home at 27480 SW Stafford 
Road. 

• Subdistrict E3: A Green Focal Point to be located at trailhead adjacent to SROZ 
leading to the south. 

• Subdistrict E4: A plaza space is to be integrated with the Brisband Street Main 
Street mixed-use development. 

• Subdistrict S2: A Green Focal Point to be located and aligned with terminus of 
future extension of SW Hazel Street. 

• Subdistrict S3: A Green Focal Point to be located near northern end of Kruse 
Creek. 

b. Direct access to one or more Green Focal Points shall be provided from each residential 
lot in the neighborhood. Direct access, for the purpose of this requirement, means: a 
pedestrian would need to travel on no more than two different streets to reach a green 
focal point from the lot frontage of the home to an open space frontage. 
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(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

. . . 

Amendment Description: Block and access standards for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.10) B. 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects no specific block and access standards in the Master 
Plan beyond identifying framework streets. 

Rationale for Amendment 

Text: 

Provides reference to general citywide block and access 
standards for applicability to Frog Pond East and South. 

Recent Edits: None 

 

2. In the Frog Pond East and South Neighborhoods, or if a legislative master plan does not provide 
sufficient guidance for a specific development or situation, the Development Review Board shall 
use the block and access standards in Section 4.124(.06.09) as the applicable standards apply.  

. . . 

(.14) Main Entrance Standards: 

. . . 

Amendment Description: Removal of little utilized entrance distance from grade 
requirement 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.14) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety. 

Rationale for Amendment 

Text: 

Removal prevents a barrier to second floor entries which may 
be used for unit configurations like townhouses on top of an 
ADU.  

Recent Edits: None 

 

C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  
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(.15) Garage Standards: 

. . . 

B. Street-Facing Garage Walls: 

. . . 

3. Standards: 

Amendment Description: Simplification of garage standards 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.15) B. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The proposal simplifies the language used for garage 
frontages in Frog Pond West to apply throughout Frog Pond. It 
also addresses a frequent issue encountered in Frog Pond 
West development were the existing standards required non-
standard width garage doors which unnecessarily increased 
expenses and created more lead-time for custom fabrication. 

Recent Edits: None 

 

a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length of 
the street-facing façades. For detached single-family and accessory structures, the standards 
apply to the street-facing façade of each unit. For corner lots, this standard applies to only 
one street side of the lot. For lots less that are less than 50 feet wide at the front lot line, the 
standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

a. The width of the garage door may be up to 50 percent of the length of the street-facing 
façade as measured from the interior of the frame surrounding the garage door.  

b. The garage door must be recessed at least four feet from the front façade or six feet from 
the front of a front porch.  

c. The maximum driveway width is 18 feet.  

d. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

e. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the appearance 
of the garage from the street. Side-loaded garages, i.e., where the garage openings are 
turned away from the street, are exempt from this requirement.  

f. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door and 
the sidewalk. This standard does not apply to garage entries that do not face the street.  

City Council Work Session May 20, 2024 
Frog Pond East and South Draft Development Code Section 4.127 and Section 4.001 (May 1, 2024)

Page 40 of 55 118

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

471

Item 2.
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(.16) Residential Design Standards: 

. . . 

Amendment Description: Applicability of existing residential design standards for RN 
zone 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.16) 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety as current RN residential design 
standards do not address all of the allowed residential unit 
types in Frog Pond East and South. 

Rationale for Amendment 
Text: 

When the RN zone residential design standards were adopted, 
there were no residential design standards in the City except 
for ones specific to Villebois. Since that time, as part of the 
Middle Housing in Wilsonville project, citywide design 
standards were established for various unit types. These 
standards can be found in Subsection 4.113 (.14). In addition, 
this current package of code amendments includes new 
design standards for multi-family development. The decision 
was made to allow the citywide design standards covering all 
unit types be applied in Frog Pond East and South rather than 
the Frog Pond West standards geared towards single-family 
detached homes. 

Recent Edits: None 

 

B. Applicability. These In Frog Pond West these standards C. through G. apply to all façades facing streets, 
pedestrian connections, parks, open space tracts, the Boeckman Trail, or elsewhere as required by this 
Code or the Development Review Board. Exemptions from these standards include: (1) Additions or 
alterations adding less than 50 percent to the existing floor area of the structure; and, (2) Additions or 
alterations not facing a street, pedestrian connection, park, or open space tract.  In Frog Pond East and 
South the standards in C. through G. do not apply. Rather, design standards in 4.113 (.14) apply to all 
public-facing facades in Frog Pond East and South.  

. . . 
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(.17) Fences: 

Amendment Description: Applicability of existing fence requirements 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.17) 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with specific fencing standards for Stafford Road 
and Advance Road. 

Rationale for Amendment 

Text: 

This existing language regarding fencing for Frog Pond West 
makes sense to be applicable to Frog Pond East and South as 
well. The proposed strikeout allows these standards to apply 
to all Frog Pond neighborhoods. 

Recent Edits: None 

 

A. Within Frog Pond West, fFences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall along 
Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

. . . 
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Amendment Description: Waivers for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.22) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 3. 
regarding an alternative discretionary path for approval. 

Rationale for Amendment 

Text: 

Maintains the City’s existing discretionary waiver path but 
adds specific waiver criteria related to consistency with 
designated Urban Form Types and housing variety. 

Recent Edits: None 

 

(.22) Consideration of Waivers in the Frog Pond East and South Neighborhoods. 

A. Applicants for development in the Frog Pond East and South neighborhoods may request 
waivers to applicable development and design standards in Section 4.127, provided the criteria 
in subsection B. are met.  

B. In addition to the waiver criteria in Sections 4.118 and 4.140 and applicable Site Design Review 
standards, when reviewing a waiver for development within the Frog Pond East and South 
Neighborhoods the Development Review Board’s decision shall be based on the following 
criteria, which reflects guidance in the Frog Pond East and South Master Plan: 

1. The development enabled by the waiver is complementary and compatible with 
development that would typically be built within the subject Urban Form Type as 
described in Chapter 6 of the Frog Pond East and South Master Plan.  

2. The waiver continues to support a wide variety of housing throughout the Frog Pond 
East and South neighborhoods including not reducing the Minimum Number of Units of 
any requirement in Table 6B by the greater of 5 units or 20%.  
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Amendment Description: Development Standards for the Commercial Main Street 

Applicability: Commercial Main Street Area of Frog Pond East 

Impacted Code Section(s): 4.127 (.23) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements the portion of Chapter 9, 
Implementation, relating to Coding for Main Street 

Rationale for Amendment 

Text: 

The standards are a simplified adaptation of Town Center 
Zone development standards to support the development of 
similar types of mixed-use buildings along SW Brisband Street. 

Recent Edits: • Refined references to allowed uses in Subsection 
(.02). 

• Removed frontage requirement for Stafford Road 
due to impact of round-a-bout placement at 
intersection with Brisband Street. 

• Removed ability of parking to be to the side of a 
building. 

• Increased the allowed distance between pedestrian 
connections from 250 to 300 feet to allow additional 
flexibility of building width based on actual block 
length between Stafford Road and SW 63rd Avenue. 

• Reduced the length of the building that must have 
weather coverage from 75% to 50% based on 
developer feedback. 

 

(.23) Residential Neighborhood Zone - Commercial Main Street Development 

A. Applicability. These standards apply to the Commercial Main Street area described in 
Subsection (.07) A. 1. and shown in Figure A-7. 

B. Allowed Uses. See Subsection (.02) above. 

C. Development Standards. The following development standards apply to all development within 
the Commercial Main Street area of Frog Pond East. 

Table 23A. Commercial Main Street Development Standards  

STANDARD  

Front setback  

  Minimum  0 ft.  

  Maximum  20 ft.  

Side facing street on corner 

  Minimum  0 ft.  

  Maximum  10 ft.  

Side yard  

  Minimum  0 ft.  

  Maximum  10 ft.  

Rear setback  

  Minimum  0 ft.  

Building height (stories) A  

  Minimum  two  

  Maximum   four  
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Ground floor height minimum 12 ft.  

Building site coverage maximum  90%  

Minimum landscaping  10%  

Minimum building frontage B  

  On SW Brisband Street 70% 

  On SW Stafford Road None 

  On other streets None 

A Second stories or higher in buildings must be useable. No false front buildings are permitted.  
B To meet the minimum building frontage requirement, the ground level street-facing façade must meet 
the maximum setback standard for a minimum of 70% of the lot length on SW Brisband Street.  

D Design Standards: 

1. Purpose and Intent. The purpose of the design standards is to provide high quality 
design within the Commercial Main Street area that creates a place of distinct 
character. The design of buildings and other site features shall functionally relate to 
adjacent streets and open spaces; shall include architectural diversity and variety in 
their built form; shall contribute to the vitality of the street environment through 
incorporation of storefronts, windows, and entrances facing the sidewalk; and shall 
minimize the visual impact of off-street parking from streets.  

2. Building and Entry Placement. Buildings shall meet the following standards:  

a. Development shall meet the minimum building frontage standards in Table 
23A. 

b. At least one entrance door is required for each business, including live-work 
units, with a ground floor frontage.  

c. All primary ground-floor common entrances shall be oriented to the street or a 
public space directly facing the street, or placed at an angle up to 45 degrees 
from an adjacent street. Primary ground-floor common entrances shall not be 
oriented to the interior or to a parking lot. 

d. If a parcel has frontage on more than one street, the primary building entrance 
is encouraged to orient to the street intersection. If the parcel has frontage on 
Brisband Street, the primary entrance shall orient to Brisband Street or to the 
intersection.   

e. Courtyards, plazas and similar entrance features may be utilized to satisfy the 
building entrance requirement when these features are designed to connect 
the adjacent street edge to the primary building entrance. A direct pedestrian 
walkway not exceeding 20 feet in length shall be provided between the 
building entrance and the street property line.  

f. Each entrance shall be covered, recessed, or treated with a permanent 
architectural feature in such a way that weather protection is provided. 

3. Building Setbacks. Development shall meet the minimum and maximum setback 
standards in subsection Table 8C. No off-street vehicle parking or loading is permitted 
within the setback. Bicycle parking is permitted within the setback.  

4. Front Yard Setback Design. If front yard setbacks are provided, they shall be designed to 
encourage pedestrian activity and active ground floor uses. Landscaping, water quality 
treatment, seating areas, an arcade, or a hard-surfaced expansion of the pedestrian 
path must be provided between a structure and a public street or accessway. If a 
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building abuts more than one street, the required improvements shall be provided on 
all streets. Hard-surfaced areas shall be constructed with scored concrete or modular 
paving materials. Benches and other street furnishings are encouraged.  

5. Walkway Connection to Building Entrances. A walkway connection is required between 
a building's primary entrance and a public street or accessway. This walkway must be at 
least six feet wide and be paved with concrete or modular paving materials.  

6. Parking Location and Landscape Design: 

a. Parking for buildings adjacent to public street rights-of-way must be located to 
the rear of buildings. 

 b. Within off-street parking lots for the commercial uses, time limitations may be 
placed on parking spaces to encourage parking turnover. This includes time 
limitations to pick up and drop off of goods from area businesses (e.g. 
drycleaner, bank ATM etc.).  

7. Building Design Standards: 

a. General Provisions: 

i. The first-floor façade of all buildings shall be designed to encourage 
and complement pedestrian-scale interest and activity through the 
use of elements such as windows, awnings, and other similar features.  

ii. Building entrances shall be clearly marked, provide weather covering, 
and incorporate architectural features of the building.  

iii. Architectural features and treatments shall not be limited to a single 
façade. All public-facing facades shall display a similar level of quality 
and architectural interest, with elements such as windows, awnings, 
murals, a variety of exterior materials, reveals, and other similar 
features.  

b. Design Standards. All buildings shall comply with the following design 
standards: 

i. Windows:  

• Building facade windows are required on all facades facing SW 
Brisband Street or SW Stafford Road (see Figure A-23), as follows:  

Ground Story facing SW Brisband Street  60% of ground floor wall area  

Ground Story facing SW Stafford Road or SW 63rd 
Avenue  

40% of ground floor wall area 

Upper Stories facing SW Brisband Street, SW 
Stafford Road, or SW 63rd Avenue  

20% of facade  

Other facades No minimum 

• Window area is the aggregate area of the glass within each 
window, including any interior grids, mullions, or transoms. 
Facade area is the aggregate area of each street-facing vertical 
wall plane.  
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• Required windows shall be clear glass and not mirrored or 
frosted, except for bathrooms. Clear glass within doors may be 
counted toward meeting the window coverage standard.  

• Ground floor windows. For facades facing SW Brisband Street, SW 
Stafford Road, and SW 63rd Avenue elevations within the 
building setback shall include a minimum percentage of the 
ground floor wall area with windows, display areas or doorway 
openings. The ground floor wall area shall be measured from two 
feet above grade to ten feet above grade for the entire width of 
the street-facing elevation. The ground floor window 
requirement shall be met within the ground floor wall area; glass 
doorway openings to ground level may be counted toward 
meeting the requirement.  

 

Figure A-23. Window Placement and Percentage of Facade 
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ii. Building Facades: Public-facing facades shall extend no more than 50 
feet without providing at least one of the following features: (a) a 
variation in building materials; (b) a building off-set of at least one 
foot; (c) a wall area that is entirely separated from other wall areas by 
a projection, such as an arcade; or (d) by other design features that 
reflect the building's structural system (See Figure B-23). No building 
façade shall extend for more than 300 feet without a pedestrian 
connection between or through the building.  

Figure B-23. Building Facade Articulation 

 

 

iii. Weather Protection: Building facades facing SW Brisband Street shall 
provide weather protection as follows: 

• A projecting facade element (awning, canopy, arcade, or marquee) 
must be provided along at least 50 percent of the façade.  

• All weather protection must comply with the Oregon Structural 
Specialty Code in effect at the time of application for projections 
or encroachments into the public right-of-way.  

• Weather protection shall be maintained and in good condition.  

• Weather protection features shall project at least five feet from 
the building façade. 

• Marquees shall have a minimum ten-foot clearance from the 
bottom of the marquee to the sidewalk. Canopies and awnings 
shall have a minimum eight-foot clearance from the bottom of the 
awning or canopy to the sidewalk.  

• The projecting façade element shall not conflict with street lights. 
If the projecting façade element blocks light shed from adjacent 
street lights, exterior lighting shall be located on the building.  

• Awnings shall match the width of storefronts or window openings.  

• Internally lit awnings are not permitted.  

• Awnings shall be made of glass, metal, or a combination of these 
materials. Fabric awnings are not permitted.  

iv. Building Materials. Plain concrete block, plain concrete, T-111 or 
similar sheet materials, corrugated metal, plywood, sheet press board 
or vinyl siding may not be used as exterior finish materials. 
Foundation material may be plain concrete or plain concrete block 
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where the foundation material is not revealed for more than two feet. 
Use of brick and natural materials (wood) is encouraged.  

v. Roofs and roof lines. Except in the case of a building entrance feature, 
roofs shall be designed as an extension of the primary materials used 
for the building and should respect the building's structural system 
and architectural style. False fronts and false roofs are not permitted.  

vi. Rooftop features/equipment screening: 

• The following rooftop equipment does not require screening:  

• Solar panels, wind generators, and green roof features;  

• Equipment under two feet in height.  

• Elevator mechanical equipment may extend above the height limit 
a maximum of 16 feet provided that the mechanical shaft is 
incorporated into the architecture of the building.  

• Satellite dishes and other communications equipment shall be 
limited to ten feet in height from the roof, shall be set back a 
minimum of five feet from the roof edge and screened from public 
view to the extent possible.  

• All other roof-mounted mechanical equipment shall be limited to 
ten feet in height, shall be set back a minimum of five feet from 
the roof edge and screened from public view and from views from 
adjacent buildings.  

• On all structures exceeding 35 feet in height, roofs shall have 
drainage systems that are architecturally integrated into the 
building design.  

• Any external stairwells, corridors and circulation components of a 
building shall be architecturally compatible with the overall 
structure, through the use of similar materials, colors, and other 
building elements.  

• Required screening shall not be included in the building's 
maximum height calculation.  

vii. General Screening. Utility meters shall be located on the back or side of 
a building, screened from view from a public street to the greatest 
extent possible, and shall be painted a color to blend with the building 
façade.  

viii. Building projections. Building projections are allowed as follows (see 
Figure C-23):  

• Architectural elements such as eaves and cornices may project up 
to one foot from the face of the building.  

• Bay windows and balconies may project up to four feet from the 
face of the building. Balconies that project into the right-of-way 
shall have a minimum vertical clearance of 10 feet from sidewalk 
grade or be mounted at the floor elevation, whichever is greater.  
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Figure C-23. Building Projections 
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Amendment Description: Specific Land Use Considerations for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.24) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 5. And 
10. regarding treatment of these specific areas. 

Rationale for Amendment 

Text: 

Directly reflects the direction given in the Master Plan with 
identifying location description and map. 

Recent Edits: None 

 

(.24) Special, Specific Land Use Considerations 

A. Frog Pond Grange Property. This special consideration pertains to an areas described as: the 
western half of the area of Subdistrict E1 north of the framework street that is an extension of 
SW Frog Pond Lane and west of the framework street extending across the BPA easement. See 
Figure A-24 for locational reference. The community supports preservation, reuse, and adjacent 
uses supportive of the current Frog Pond Grange building. the Frog Pond East and South Master 
Plan identifies the long-term use of the subject area as maintaining the existing 
civic/meeting/event space use or substantially similar use with surrounding open. Any 
substantial change of use shall require an amendment to the Frog Pond East and South Master 
Plan. Preservation of the existing building, substantially similar in design to that existing as of 
the 2022 adoption of the Frog Pond East and South Master Plan, is required on the site unless 
approved by the Development Review Board with findings providing substantial evidence that 
preservation is not feasible due to structural issues with the building that are not feasible, 
either economically or technically, to repair. 

   Figure A-24 
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B. Treed area on south side of SW Kahle Road. This special consideration pertains to an area 
described as a treed area south of SW Kahle Road between Subdistricts E2 and E3 and bounded 
on both side by creeks. See Figure B-24 for locational reference. An applicant may request the 
subject area not be included in the SROZ based on findings made, as part of a SROZ Map 
Verification, that the area does not meet the standard to be included in the SROZ. If it is found 
the area is not to be in the SROZ the Urban Form Type 3 shall apply. There is no minimum unit 
count and the area would not be considered part of a subdistrict. There would be no housing 
variety requirement applied. 

    Figure B-24 
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Section 4.001 Definitions 
 

Amendment Description: Mobility-ready Definition 

Applicability: Citywide, but primarily Frog Pond East and South at this time 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Mobility-ready units is one of the “target” unit types identified 
to require a minimum of to help ensure accessible housing is 
available within the planned variety in Frog Pond East and 
South. 

Rationale for Amendment 
Text: 

The definition seeks to define a unit that can be adaptable for 
use of individuals with limited mobility without getting into 
details that would be under the jurisdiction of the building code 
like counter heights, doorway widths, and bathroom grab bars. 

Recent Edits: Refined to simplify reference to enabling ramp. 

 
(.XXX) Mobility-Ready Unit: A dwelling unit with a kitchen, full bathroom, and bedroom on a 

single-level and that level is accessible from a parking space or public sidewalk 
without the use of stairs or with minimal stairs with space to add a wheelchair 
accessible ramp. 
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Amendment Description: Urban Form Type definitions 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Key definitions to implement the different residential urban 
forms identified in the Master Plan. 

Rationale for Amendment 

Text: 

Detailed definitions consistent with the language and intent in 
the Master Plan. 

Recent Edits: None 

  
(.XXX) Urban Form: The physical characteristics of an area determined by the bulk, 

placement, and spacing of buildings and related site improvements.  
 

(.XXX) Urban Form Type: In the Residential Neighborhood (RN) Zone, a categorization 
between different planned Urban Forms with Type 1 having the most urban look and 
feel and Type 3 having the least urban look and feel. 

 
(.XXX) Urban Form Type Designation: A designation applied to land within the Residential 

Neighborhood (RN) Zone that determines Urban Form Type and what lot and 
structure standards apply to guide Urban Form. 
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Frog Pond East and South 
Development Code 
Amendments

Wilsonville City Council
Work Session
May 20, 2024
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Tonight's Agenda
• Review of Frog Pond Zoning Code amendments

– Section 4.127 Residential Neighborhood (RN) Zone
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Review of Recent Work Sessions
• Citywide Code amendments
• Big picture of housing variety standards 
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Code Amendment Review
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Housing Variety Implementation Highlights

• Establish geographies
• Minimums by geography
• Minimum of unit types
• Maximum amount of a single unit type
• Design standards that support

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

491

Item 2.



City Council Meeting Action Minutes 
May 20, 2024 

Page 1 of 3 

 
COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville - Excused 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Amanda Guile-Hinman, City Attorney  

Kimberly Rybold, Senior Planner 
Kimberly Veliz, City Recorder 
Jeanna Troha, Assistant City Manager 
Dan Pauly, Planning Manager  
Miranda Bateschell, Planning Director  
Zoe Mombert, Assistant to the City Manager 
Bill Evans, Communications & Marketing Manager 
 

 
AGENDA ITEM ACTIONS 

WORK SESSION START: 5:04 p.m.  
A. Housing Our Future 

 
 
 
 

B. Frog Pond East and South Implementation 
Development Code 

 

Staff sought direction from the Council as to 
what additional public outreach might be 
valuable to further inform the Housing Our 
Future project. 
 
Council and staff continued ongoing dialogue 
to identify development code amendments to 
support planned residential growth in 
alignment with the Frog Pond East and South 
Master Plan and the Equitable Housing 
Strategic Plan. 
 

REGULAR MEETING  
Mayor’s Business 

 
A. Upcoming Meetings 

 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 

Communications 
A. Recognition of Sean Sype 

 
 
 
 
 
 
 
 
 
 

 

 
Sean Sype was recognized for successfully 
pursuing legislation that allows Oregon 
jurisdictions to install cameras on school bus 
stop sign arms as a deterrent to drivers who 
don’t stop for school buses as required by law. 
Measure 4147, co-sponsored by 
Representative Courtney Neron (House 
District 26), was adopted by the State 
legislature in March, and becomes effective in 
2025. 
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B. Wilsonville High School Student Achievements 
 

Student body co-president Venecia Gonzales 
shared with the Council a summary of  student 
accolades and achievements. In addition the 
Wilsonville High Girls’ Golf Team was 
recognized on the occasion of winning the 5A 
State Championship. 
 

Consent Agenda 
A. Resolution No. 3113 

A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Amend A Goods And Services 
Contract With Absco Alarms, Incorporated For The 
Security And Access Controls For The Public Works 
Complex (CIP # 8113). 

 
B. Resolution No. 3141 

A Resolution Of The City Of Wilsonville Adopting The 
FY 2024/25 Five-Year Action Plan And Annual One-
Year Implementation Plan For The Wilsonville 
Tourism Development Strategy. 

 
C. Minutes of the April 15, 2024 City Council Meeting. 
 

The Consent Agenda was approved 4-0. 

New Business 
A. Resolution No. 3146 

A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Enter Into A Disposition And 
Development Agreement With Palindrome 
Wilsonville Limited Partnership 

 
B. Resolution No. 3147 

A Resolution Of The City of Wilsonville Establishing A 
Systems Development Charges Deferral Program For 
Affordable Housing Projects On City-Owned Property. 
 

 
Resolution No. 3146 was adopted 4-0. 
 
 
 
 
 
Resolution No. 3147 was adopted 3-1. 

Continuing Business 
A. Ordinance No. 891 

An Ordinance Of The City Of Wilsonville Repealing 
And Replacing Wilsonville Code Sections 2.310-2.319 
Regarding Public Contracts 
 

 
Ordinance No. 891 was adopted on second 
reading by a vote of 4-0. 

Public Hearing 
A. None.  

 

 

City Manager’s Business 
 

Council was invited to the Grand Opening of 
the Korean War Memorial Interpretive Center 
on June 29, 2024. 
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The Assistant City Manager reminded all 
about the upcoming election and shared there 
was an election drop box in the City Hall 
parking lot. 
 

Legal Business 
 

No report. 

ADJOURN 8:55 p.m. 
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PLANNING COMMISSION  
 

WEDNESDAY, MAY 8, 2024 
  

 

 

 

 

WORK SESSION 
2. Frog Pond East and South Implementation-Development Code (Pauly) (90 

minutes) 
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PLANNING COMMISSION MEETING 
STAFF REPORT 

Meeting Date: May 8, 2024 
 
 
 

Subject: Frog Pond East and South Development 
Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide input on draft Development Code amendments for Frog 
Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMISSION 
This work session will (1) continue to answer Commissioners’ questions raised in recent work 
sessions and (2) provide the Commission an opportunity to review the draft Development Code 
amendments in their entirety (Attachment 1) presented with explanatory information. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. An 
important implementation step is to develop a detailed set of Development Code standards 
consistent with the Master Plan. These standards will be relied on by developers to plan and 
design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
At this work session, staff will provide information to answer a couple of the Commission’s 
questions raised in recent work sessions and receive feedback on the complete package of 
development code amendments. 
 
Additional Information in Response to Questions 
In addition to reviewing the draft Development Code amendments, staff wants to use time in 
this work session to respond to outstanding questions from the Commission related to the draft 
amendments, particularly regarding the appropriate percentage of mobility-ready units to 
require and the threshold for defining “small unit” for the variety standards. 
 
What additional information is available to guide the determination of the percentage of 
mobility-friendly units to require? 
 

In the previous work session, staff shared that the data on the percent of the population “with 
an ambulatory difficulty” nationwide varies, depending on the source, between 7 percent and 
13 percent. According to among the most reliable sources with local data, the American 
Community Survey from the US Census Bureau, Wilsonville’s estimated percentage is 5.8 
percent with a margin of error of 1.3 percent. Applying the maximum margin of error puts it at 
7.1 percent. Wilsonville’s estimate compares to the Portland-Vancouver Metro Area with an 
estimate of 5.7% with a margin or error of 0.2 percent and the State of Oregon with an 
estimate of 7.1 percent with a margin of error of 0.1 percent.  
 
A previous discussion point with Planning Commission was the understanding that mobility-
ready units are not always matched to those that need them. Considering a good portion of 
mobility-ready units may be occupied by residents without mobility limitations, increasing the 
requirement to 10 percent could create a higher likelihood that a unit would be available to the 
residents that do have mobility limitations.  
 
Under discussion in the last work session, for comparison, was the fact that Villebois has 
upwards of 16 percent mobility-ready units. However, most of that is met by elevator-served 
stacked apartments or condos and ground floor apartments, which are not likely to be as 
prevalent in Frog Pond East and South.  
 
Staff’s understanding of the status of the decision-making conversation is deciding between a 
10 percent requirement or a larger number. In response to this conversation, staff stated in the 
prior work session a couple points. First, the requirement needs to be at a level that does not 
inadvertently drive unit type choice beyond the intent of the variety standards. If the 
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requirement is too high, it will drive developers to choose development types, especially multi-
family, that otherwise is not the intent of the Master Plan. While multi-family is allowed, the 
intent of the Master Plan is to require and encourage production of other types of target units, 
including middle housing and other smaller units that create more first-time ownership 
opportunities as well ownership opportunities for smaller households and individuals with 
limited mobility. Second, the requirement needs to not only be considered as it relates to the 
entire Master Plan area, but also for a variety of development project sizes and housing type 
mixes, many of which will not likely include multi-family.  
 
Staff has done additional analysis of the minimum standard as shown in Table 6B “Minimum 
Number of Units in the Frog Pond East and South Sub-districts” in Subsection 4.127 (.06) of the 
draft Development Code Amendments. One finding to note is that the elevator-served multi-
family, planned as part of the mixed-use development in the Commercial Main Street area, will 
provide a large number of mobility-ready units, at least 125. Because minimums in Table 6B are 
based on tax lots and subdistricts with limited ability to blend or average across these 
geographies to encourage variety throughout the plan area, only up to 39 of these 125 
elevator-served units could be counted against the minimum mobility-ready unit requirement 
in Table 6B, leaving an “overage” of 86 units. These 86 “overage units” are equal to 
approximately 50 percent of the 160 total mobility-ready units required by Table 6B. As such, 
the actual minimum number of mobility-ready units, 246 units, is about 15 percent of an 
assumed moderate build out rather than the 10 percent used to establish the minimums in 
Table 6B. While the proposed 10 percent-based requirement assures a reasonable level of 
mobility-ready units throughout the plan area, the actual amount provided will be at least 50 
percent higher with the “overage” concentrated in multi-family development. 
 
Research and analysis continues regarding mobility-ready units, and any additional available 
information will be presented at the work session. 
 
What additional information is available to guide the determination of definition of “small-unit” 
at 1200 or 1500 square feet? 
 

As discussed during the last work session, Villebois is a good comparison for housing variety as 
it has overall a similar mix of units as proposed in Frog Pond East and South and a similar 
planning area as the full Frog Pond Area. Since the last work session, Staff reviewed building 
permit data of unit size from 2017 to 2020. This is a period with significant permitting for 
Villebois. During this time there were no units less than 1200 square feet permitted while 20% 
of the permitted units were between 1200 and 1500 square feet. What this analysis reinforced 
is the missing target unit type is really the less than 1200 square feet units. Based on this 
analysis, along with prior analysis and discussion, staff recommends the small unit 
requirements moves forward with 1200 square feet as the threshold. The 1200 to 1500 square 
foot units are likely to be produced without any code requirement, especially as town houses, 
as seen in Villebois where no small unit requirement existed. The intent of the “small unit” 
requirement, which is fairly minimal at five percent, was to target producing smaller units that 
otherwise may not be delivered by the market, but help meet specific affordability and 
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demographic needs that were identified in the affordable housing analysis component of the 
Master Plan and other housing plan documents, including the Equitable Housing Strategic Plan. 
 
Review of Proposed Development Code Amendments 
 

Attachment 1 contains the current draft of all proposed Development Code, Chapter 4 of the 
City Code, amendments. Attachment 2 contains an amendment to the City’s Nuisance Code, 
Chapter 6 of the City Code, regarding maintenance of side yards. Staff has included the 
information boxes for each amendment or group of amendments to help the Commission and 
interested parties navigate the amendment package. The example below includes an 
explanation of what each field in the box is intended to portray. In this work session, staff seeks 
additional feedback or concerns about specific Development Code amendments. Staff would 
also appreciate feedback on what additional detail the Commission would find helpful in the 
information boxes, particularly for content contained in the “Relationship to Frog Pond East and 
South Master Plan” and “Rationale for Amendment Text” fields, to ensure understanding of the 
amendments, clear communication for the public, and delineate findings for the record.  

 
  

Amendment Description: A short description of the proposed amendment for 
reference and orientation of the reader 

Applicability: Provides clarity to whether the proposed 
amendment applies to citywide residential 
development, Frog Pond West, and/or Frog Pond 
East and South.  

Impacted Code Section(s): Provides a reference to the code section, and any 
applicable subsection, in which the amendment is 
proposed. Where the section or subsection is new, 
“(new)” is added after the reference. 

Relationship to Frog Pond 
East and South Master Plan: 

Explains how the proposed amendment relates to 
implementation of the Frog Pond East and South 
Master Plan. The vast majority relate, with a couple 
unrelated minor amendments being done because 
it is more efficient than going through a separate 
code amendment process. 

Rationale for Amendment 
Text: 

Provides a summary of the why and how of the 
chosen code text. 

Recent Edits: As applicable, calls attention to edits to the 
amendments since the last time they were seen by 
the Commission. Where there have not been edits, 
the field states “None”. 
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Discussion Questions: 
• What, if any, additional questions does the Planning Commission have about the 

threshold size for “small unit” and the required percentage of “mobility-ready” units? 
• What, if any, additional feedback does the Planning Commission have on specific 

Development Code and Nuisance Code Amendments? 
• What, if any, additional explanation would the Planning Commission like to see in any of 

the individual “Relationship to the Frog Pond East and South Master Plan” or “Rationale 
for How Amendment Drafted” fields? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
This is planned as the penultimate work session on the Development Code amendments to 
implement the Frog Pond East and South Master Plan. A final work session is planned for June, 
for the Commission’s final review. A Planning Commission public hearing is subsequently 
planned for July, with a Council public hearing to follow. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team is preparing draft amendments to help implement the Frog Pond East and 
South Master Plan. A number of alternative amendments can be, and have been, considered to 
meet the same intent. 
 
ATTACHMENTS:  

1. Frog Pond East and South Draft Development Code Amendments (May 1, 2024) 
2. Draft Nuisance Code Amendment Related to Side Yard Maintenance (April 29, 2024) 
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Frog Pond East and South Development Code Amendments 
 

• Text proposed for deletion is struckthrough 

• Text proposed for addition is bolded and underlined  

• Figures proposed for deletion have a red “X” over them 

• Existing text not proposed for amendments is in plain text 

• Staff notes to reviewers for navigation or clarification is (italicized text is in parathesis) 

• Any other italics is existing or proposed formatting and is not an indicator of amendments 
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Section 4.001 Definitions 
 

Amendment Description: Define Net Development Area. Applies Citywide. 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Net area is a component for implementation of variety 
standards called for in the Master Plan. 

Rationale for Amendment 

Text: 

The language builds on the existing definition of Gross 
Development Area, and identifies what specifically is excluded 
from the Gross Development Area to calculate the Net 
Development Area. 

Recent Edits: No substantive changes, but recently revised and reworded for 
additional clarity. 

 
(.XXX) Development Area, Net: The portion of Gross Development Area that is not required 

open space in tracts, stormwater facilities in tracts, other similar common-use tracts, 
or public right-of-way. Net Development Area includes areas used for off-street 
parking, alleyways and off-street circulation areas, areas covered by primary and 
accessory structures, private and semi-private yard space, and landscaping and 
hardscape not otherwise excluded by this definition. 
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Amendment Description: Clean up and clarify definitions regarding lots, lot lines, and 
yards 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures development standards such as setbacks function as 
intended in all development scenarios contemplated. 

Rationale for Amendment 

Text: 

To clean up and clarify certain definitions around lots, lot lines, 
and yards based on questions that have arisen in 
implementation of the current code. No policy change 
intended. 

Recent Edits: None 

 
(.XXX)  Lot, Corner: A lot either (1) where two intersecting lot lines both abut a street or 

private drive or (2) where the shortest lot line abuts an alley or tract with a non-
vehicular pathway and an intersecting lot line abuts a street or private drive. Private 
drives which are bounded by two sides by a single lot shall not be considered in 
determining if a lot is a through lot. 

 
(.XXX) Lot, Through: A lot where multiple non-intersecting lot lines abut a street, other than a 

freeway, or private drive. Any lot, except a corner lot, that abuts two or more streets or 
private drives other than a freeway. Private drives which are bounded by two sides by a 
single lot shall not be considered in determining if a lot is a through lot. 

 
(.XXX) Lot, Front: The boundary line of a lot abutting a street, other than a boundary line along 

a side or rear yard. If the lot does not abut a street, the narrowest boundary line shall be 
considered to be the front.  

 
(.XXX) Lot Line, Front: Except for Corner Lots and Through Lots, the The boundary line of a lot 

abutting a street or private drive, other than a boundary line along a side or rear yard. If 
no boundary lines of a lot abut a street or private drive, but do abut a tract with a 
non-vehicular pathway with vehicle access to the lot provided via an alley, the 
boundary line abutting the tract with a pathway. the narrowest boundary line shall be 
considered to be the front. In the Village zone:the case of an interior lot, the lot line 
separating the lot from the public space, street or private drive, other than an alley. in In 
the case of a corner lot Corner Lot, the shortest lot line along a public space tract with a 
pathway, street or private drive, other than an alley. In the case of a Through Lot, the 
narrowest boundary line abutting a street or private drive, and if multiple boundary 
lines abutting a street or private drive are of the same length, the boundary line on 
the lower classification street, and if both equal length and same street classification, 
the boundary line indicated as the front on a final plat.  A private drive bounded on 
two sides by a single lot shall not be considered in determining if a lot is a through lot.  

 
(.XXX) Lot Line, Rear: Any boundary line opposite and most distant from a front line and not 

intersecting a front lot line, except in the case of a corner lot. 
 
(.XXX) Yard, Front: Any yard abutting a street or private drive Front Lot Line, unless one side is 

determined to meet the definition of a side yard, below. Private drives which are 
bounded on two sides by a single lot shall not be considered in determining if a yard is a 
front yard. 

Attachment 1 Planning Commission Work Session May 8, 2024 
Frog Pond East and South Draft Development Code Amendments (May 1, 2024)

Page 3 of 80
Planning Commission Meeting - May 8, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

503

Item 2.



Amendment Description: Define live-work 

Applicability: Citywide 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Clarifies allowance of live-work units as it relates to 
implementation of the Commercial Main Street. 

Rationale for Amendment 

Text: 

Establishes a clear definition for this type of use allowed in the 
Frog Pond East Commercial Main Street and elsewhere in the 
City. The definition is adapted from one from Oregon City with 
feedback from City staff that have worked with approval of 
other live-work units in Villebois and Town Center. 

Recent Edits: Entire definition recently added. 

  
(.XXX) Live-Work: (this definition is still under refinement and will be shared either at the work 

session or in a subsequent work session).  
 

Amendment Description: Mobility-ready Definition 

Applicability: Citywide, but primarily Frog Pond East and South at this time 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Mobility-ready units is one of the “target” unit types identified 
to require a minimum of to help ensure accessible housing is 
available within the planned variety in Frog Pond East and 
South. 

Rationale for Amendment 
Text: 

The definition seeks to define a unit that can be adaptable for 
use of individuals with limited mobility without getting into 
details that would be under the jurisdiction of the building code 
like counter heights, doorway widths, and bathroom grab bars. 

Recent Edits: Refined to simplify reference to enabling ramp. 

 
(.XXX) Mobility-Ready Unit: A dwelling unit with a kitchen, full bathroom, and bedroom on a 

single-level and that level is accessible from a parking space or public sidewalk 
without the use of stairs or with minimal stairs with space to add a wheelchair 
accessible ramp. 
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Amendment Description: Urban Form Type definitions 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.001 Definitions 

Relationship to Frog Pond 

East and South Master Plan: 

Key definitions to implement the different residential urban 
forms identified in the Master Plan. 

Rationale for Amendment 

Text: 

Detailed definitions consistent with the language and intent in 
the Master Plan. 

Recent Edits: None 

  
(.XXX) Urban Form: The physical characteristics of an area determined by the bulk, 

placement, and spacing of buildings and related site improvements.  
 

(.XXX) Urban Form Type: In the Residential Neighborhood (RN) Zone, a categorization 
between different planned Urban Forms with Type 1 having the most urban look and 
feel and Type 3 having the least urban look and feel. 

 
(.XXX) Urban Form Type Designation: A designation applied to land within the Residential 

Neighborhood (RN) Zone that determines Urban Form Type and what lot and 
structure standards apply to guide Urban Form. 
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Amendment Description: Administrative review of multi-family structures 

Applicability: Citywide 

Impacted Code Section(s): 4.030 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the allowance of a wide variety of housing types, 
including various types of multi-family, throughout the Master 
Plan area. 

Rationale for Amendment 
Text: 

The language intends to provide clarity that all residential 
buildings are subject to administrative review. The primary 
policy change is making multi-family housing (apartments) 
throughout the City subject to administrative review consistent 
with other residential structures subject to clear and objective 
standards, rather than subject to Site Design Review like 
commercial and industrial buildings. Multi-family buildings with 
seven or more units will require Class II Administrative Review, 
which requires public notice. 
 
The new process for multi-family applies only to the building 
and the immediately surrounding site improvements like 
landscaping. Site design and layout for apartment complexes 
remains subject to Development Review Board review. 

Recent Edits: None 

 
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:  

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 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:  

4. Building permits for residential structures in residential zones not subject to 
Site Design Review, except for multi-family structures with seven or more 
units, single family dwellings, middle housing, and in the Village zone, row 
houses or apartments, meeting clear and objective zoning, siting, and design 
requirements standards 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.  

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 noted below. 
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 for a 
hearing:  

12. 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 
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Design Review and meeting clear and objective zoning, siting, and design standards 
and located on lots that have 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 is subject to review by the 
Development Review Board.  
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

Amendment Description: Clarify exceptions to open space requirements for multi-family 
development 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.01) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the broader code amendments allowing multi-family 
development to be reviewed similar to middle housing and 
detached single-family homes, which in turn supports the 
variety of housing throughout Frog Pond East and South called 
for in the Master Plan. 

Rationale for Amendment 
Text: 

These code edits avoid applying open space requirements to 
multi-family development twice, once when a subdivision or 
complex is approved, and once when a building permit is 
applied for. The new Subsection 2.c. makes clear than no 
additional open space requirements are applicable when a 
multi-family building is proposed in a previously approved 
subdivision or complex. 

Recent Edits: None 

 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability. 

1. The open space standards of this subsection shall apply to the following:  

a. Subdivisions.  

b. Planned Developments.  

c. Multi-family Development, except as noted in 2. c. below.  

2. These standards do not apply to the following:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  

c. Development of a multi-family building(s) on a lot within a subdivision where the open 
space requirements are otherwise met in the subdivision, as acknowledged in a prior 
land use approval. 

. . . 
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D. Required Open Space Characteristics: 

. . . 

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

. . .  

Amendment Description: Clarify stormwater facilities in the right-of-way do not count 
as required open space 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.01) 

Relationship to Frog Pond 

East and South Master Plan: 

None, except that it will ensure required open space planned 
is provided consistent with this citywide update. 

Rationale for Amendment 
Text: 

Minor edit to be clear that stormwater facilities in the right-of-
way do not count as required open space, which is the same 
approach to other landscaped areas within the public right-of-
way. 

Recent Edits: None 

 

c. Non-fenced vegetated stormwater features outside the public right-of-way. 

. . . 
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(.02) Building Setbacks (for Fence Setbacks, see subsection .08). The following provisions apply unless otherwise 
provided for by the Code or a legislative master plan.  

A. For lots over 10,000 square feet: 

. . . 

7. Cottage Cluster and ADU Setbacks: Setbacks in 1.—3. and 6. above do not apply to cottage 
clusters and ADUs. For cottage clusters and ADUs, minimum front, rear, and side setbacks are 
ten (10) feet.  

. . . 

B. For lots not exceeding 10,000 square feet: 

. . . 

7. Cottage Cluster and ADU Setbacks: Any minimum setback in 1.—3. or 6. above that would exceed 
ten feet for a cottage cluster or ADU shall be ten feet.  

. . . 

  

Amendment Description: Consistent setback allowance for ADUs 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the Master Plan direction of removing barriers to 
development of ADUs. 

Rationale for Amendment 

Text: 

Ensures larger rear yard setbacks are not a barrier to ADU 
development everywhere they are permitted by establishing 
that a 10-foot rear setback is allowed in zones otherwise 
requiring a larger rear yard setback for purposes of 
constructing an ADU. The language also applies to other 
setbacks, including front and side. However, side setbacks are 
generally already 10-feet or less, and ADUs have historically 
not been built frequently in front yards. 

Recent Edits: None 
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(.05) Off Street Parking. Off-street parking shall be provided as specified in Section 4.155 Residential Stormwater 
Design Standards: 

A. Purpose. The purpose of these standards is to protect the public health and welfare by appropriate 
management of stormwater to prevent flooding and property damage, and the pollution of streams, 
groundwater, wetlands, and other natural water features through the use of low impact 
development design and decentralized stormwater treatment and flow control as required by the 
City’s NPDES MS4 permit. The purpose of these standards, further, is to thoughtfully integrate the 
design of stormwater management facilities into the overall design of neighborhoods. 

B. Low Impact Development. All stormwater management facilities for treatment and flow control shall 
follow low impact development design standards. 

C. Sizing. Stormwater management facility sizing requirements shall be determined in accordance with 
the City’s Public Works Standards. Use of impervious area reduction strategies in the Standards, 
including pervious hard surfaces and green roofs and tree credits, is encouraged. 

Amendment Description: Remove redundant parking standards reference 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.05) existing parking language removed and replaced 
with stormwater standards. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The language is redundant. 

Recent Edits: None 

Amendment Description: Establish residential stormwater design standards 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.05) existing language replaced in its entirety. 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with the stormwater component of the Master 
Plan and the assumption of land area dedicated to 
stormwater in the calculations for minimum unit and variety 
requirements (in 4.127 (.06) Table 6B). 

Rationale for Amendment 

Text: 

The language aims to clearly express the City’s stormwater 
design requirements within the Development Code to provide 
greater clarity to the development community on City’s 
stormwater policy and how it interacts with residential 
development. This does not represent a change to the City’s 
current policies as implemented through the Public Works 
standards. 

Recent Edits: Minor edits for readability and correcting references. 
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D. Locating. Stormwater management facilities are required to be integrated with development. 
Stormwater management facilities shall be located in the following areas of a residential 
development unless conflicting uses have locational priority as outlined in standard E.  The location 
of stormwater management facilities shall be prioritized in the following order, with 1. (a.-f.) being 
the highest priority, and 2. (a.-b.) being the lowest priority. High priority locations shall be used to 
the maximum extent practicable, as determined by the City Engineer or their authorized 
representative, prior to considering lower priority locations. 

1. High Priority: 

a. Collector and arterial street medians and planter strips where parallel on-street parking 
is not permitted; 

b. Curb extensions on local streets and other local street curb areas greater than 6 feet in 
width; 

c. Unpaved areas within five feet of an alley curb; 

d. Shoulder areas along midblock bike and pedestrian connections, and other off-street 
trails not otherwise part of larger green spaces and parks; 

e. Edges and buffers around parks and open space; and 

f. Landscape areas between buildings and the right-of-way that’s owned by a homeowners 
association or similar entity (e.g., common areas, courtyards, pocket parks). 

2. Lower priority: 

a. Landscaped areas within five feet of building foundations except for detached single-
family homes, middle housing and their accessory structures; and 

b. Separate landscape tracts for stormwater facilities.  

E. Conflicting Uses Prioritized Over Stormwater Management Facilities. The placement of one or more 
of the following uses shall be prioritized over stormwater management facilities required under D. if 
a feasible alternative location for the conflicting use is not available. 

1. Street trees or other required landscape trees meeting the spacing standards in Section 4.176, 
including area for root growth of at least 40 square feet per tree; 

2. Street lights and other required lighting, including a buffer around the base of the light as 
required by Portland General Electric;  

3. Fire hydrants and FDCs; 

4. Manholes, clean outs, pedestals, and vaults for public and franchise utilities; 

5. Pedestrian walkways and bicycle paths; 

6. Public Utility Easements for gas, electricity, and communication; and 

7. Minimum area of usable open space required under Subsection (.01) above. While small 
stormwater management facilities may be integrated into these spaces, they shall not represent 
more than 10% of the required usable open space and shall have a secondary purpose beyond 
just stormwater management (e.g. boundary between two different active uses, an intermittent 
play/storm stream, design element at the entrance or edge of the active open space). 

F. Typically Prohibited Design Elements. The following design elements are prohibited as part of 
stormwater facilities as barrier to integrated design unless their inclusion is approved by the City 
Engineer, or their authorized representative, as part of a waiver request; 

1. Fences. 
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2. Retaining walls over two feet in height. 

G. Standards for Waivers to the Standards of this Subsection. The City Engineer, or their authorized 
representative, may waive the requirements in Subsection B., D., or F. above subject to substantial 
evidence being provided in the record to support the following findings: 

1. To the extent practicable, the design continues to provide for decentralized treatment and flow 
control.  

2. If a proprietary stormwater management system is proposed, such use is necessary and the 
minimal necessary to address technical issues and/or a site constraint (e.g., high groundwater 
level, contaminated soil, steep slopes).  

3. If a fee in lieu is proposed, it is in support of a City stormwater project within the same sub-basin. 
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(.07) Fences: 

. . .  

 

E. When fences create an enclosed side yard area five feet or less in width, gates or other openings 
shall be provided creating a through connection to either a rear yard or alley. 

. . . 

 

  

Amendment Description: Special requirements for narrow fenced areas. 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.07) 

Relationship to Frog Pond 

East and South Master Plan: 

Accommodates a variety of housing configurations as called 
for in the Master Plan. 

Rationale for Amendment 

Text: 

This language, together with new language in Chapter 6, 
nuisances, provides a simple means to ensure narrow fenced 
areas are maintained and do not become nuisance areas. The 
concept is that ensuring access will increase use and with 
increased use there is a greater propensity for maintenance. 

Recent Edits: Recently added based on discussion with and feedback from 
the City Council. 
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(.10) Accessory Dwelling Units: 

A. Accessory Dwelling Units, are permitted subject to standards and requirements of this Subsection.  

B. Standards: 

1. Number Allowed.  

a. For detached single-family dwelling units and for townhouses on lots meeting the 
minimum lot size for detached single-family in the zone: One per dwelling unit.  

b. For all other dwelling units: None.  

2. Maximum Floor Area: per definition in Section 4.001, 800 square feet of habitable floor area. Per 
Subsection 4.138(.04)C.1., in the Old Town Overlay Zone the maximum is 600 square feet of 
habitable floor area. Larger units shall be subject to standards applied to duplex housing.  

3. Accessory dwelling units shall be on the same lot as the dwelling unit to which they are 
subordinate.  

4. Accessory Dwelling Units may be either attached or detached, but are subject to all zone 
standards for the underlying zone except that ADUs are exempt from lot coverage maximum 
setbacks, height, and lot coverage, unless those requirements are specifically waived through the 
Planned Development waiver or Variance approval processes.  

5. Design Standards: 

a. Roof pitch shall be 4:12 to 12:12. No flat roofs allowed.  

i. Where the primary dwelling unit has a roof pitch of less than 4:12 the minimum 
roof pitch does not apply.  

Amendment Description: Removing additional barriers to ADU development 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.10) 

Relationship to Frog Pond 

East and South Master Plan: 

Frog Pond East and South included ADU-focused work to 
better facilitate construction of these units that can provide a 
lower cost housing alternative throughout the city. The 
Master Plan work included identification of specific code edits 
that can further remove barriers to ADU development.  
Removing these barriers, together with variety requirements 
in Frog Pond East and South, will very likely result in ADU 
development at a higher level than elsewhere in the City. 

Rationale for Amendment 

Text: 

The specific changes to remove barriers to ADU development 
identified as part of the Frog Pond East and South Master Plan 
include: allowing ADUs for all townhouses, not just those on 
larger lots; exempting ADUs from minimum lot coverage 
requirements, which is a common regulatory barrier; and 
removing any special review process, making their review the 
same as detached homes or middle housing. 

Recent Edits: None 
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b. Roof and siding materials shall match the respective material of one or more of the 
following: (1) the primary dwelling unit on the same lot, (2) a primary dwelling unit on an 
immediately adjacent lot, or (3) a primary dwelling unit within the same subdivision.  

i. For the purpose of the requirement to match material, fiber cement siding 
made to appear like wood, stucco, or masonry may be used to match wood, 
stucco, or masonry respectively.  

c. Where design standards established for a zone or overlay zone are more restrictive and/or 
extensive than a. and b. above the more restrictive and/or extensive design standards shall 
apply. This includes design standards for the Village (V) Zone, the Residential Neighborhood 
(RN) Zone, and the Old Town Overlay Zone.  

6. Where an Accessory Dwelling Unit is proposed to be added to an existing residence and no 
discretionary land use approval is being sought (e.g., Planned Development approval, Conditional 
Use Permit approval, etc.) the application shall require the approval of a Class I Administrative 
Review permit. ADU review process is the same as for single-family units and middle housing. 

7. Authorization to develop Accessory Dwelling Units does not waive Building Code requirements. 
Increased firewalls or building separation may be required as a means of assuring adequate fire 
separation from one unit to the next. Applicants are encouraged to contact, and work closely 
with, the Building Division of the City's Community Development Department to assure that 
Building Code requirements are adequately addressed.  

8. Each accessory dwelling unit shall provide complete, independent permanent facilities for living, 
sleeping, eating, cooking, bathing and sanitation purposes, and shall have its own separate 
secure entrance.  

9. Reserved.  

10. Accessory dwelling units may be short-term rentals, but the owner/local operator must maintain 
an active business license with the City of Wilsonville for a short-term rental business and pay all 
applicable lodging and other taxes.  
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(.14) Design Standards for Detached Single-family and Middle Housing.  

 

A. The standards in this subsection apply in all zones, except as indicated in 1.—2 3. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or the Frog Pond 
West neighborhood in the Residential Neighborhood Zone, as these zones/areas have their own 
variety standards, except that the standards do apply to middle housing development with 
multiple detached units on a single lot for which the standards of these zones do not address.  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

3. The window standards for triplexes, quadplexes, and townhouses in Subsection D. 2. And E. 3. 
do not apply in the Village Zone or the Frog Pond West neighborhood in the Residential 
Neighborhood Zone as these zones have their own related standards applicable to all single-
family and middle housing. 

. . . 

  

Amendment Description: Clarify applicability of certain residential design standards by 
zone 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the applicability of design standards for the variety 
of housing types called for in Frog Pond East and South in the 
Master Plan. 

Rationale for Amendment 

Text: 

The minor edits provide more clarity to where alternative 
design standards are provided and thus the citywide 
standards do not apply. This includes being clear of all the 
standards that do apply in Frog Pond East and South. 

Recent Edits: Minor edits for readability and clarity. 
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D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

. . .  
 

 

3. Garages and Off-Street Parking Areas. The combined width of all garages (measured from the 
interior of the garage door frame) and outdoor on-site parking and maneuvering areas shall not 
exceed a total of 50 percent of any street frontage (other than an alley) (see Figure 6. Width of 
Garages and Parking Areas).  

. . . 

F. Standards applicable to Cottage Clusters.  

. . . 

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

. . . 

d. Garages and carports. 

. . . 

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width as measured from the interior of the garage door frame.  

G. Standards applicable to Cluster Housing besides Cottage Clusters.  

. . . 

4. Garages and Off-Street Parking Areas. The combined width of all garages (measured from the 
interior of the garage door frame) and outdoor on-site parking and maneuvering areas shall not 
exceed a total of 50 percent of any street frontage (other than an alley). Garages and off-street 
parking areas that are separated from the street property line by a dwelling are not subject to 
this standard. (See Figure 6. Width of Garages and Parking Areas).  

. . . 

  

Amendment Description: Clarify measurement of garage doors 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14)  

Relationship to Frog Pond 

East and South Master Plan: 

None, but ensures consistency in implementing similar 
standards throughout the City, including Frog Pond East and 
South. 

Rationale for Amendment 

Text: 

These minor edits provides consistency with similar proposed 
amendments in the RN Zone (Section 4.127) text. 

Recent Edits: Recently edited to ensure consistency throughout the code 
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J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request a waiver as part of Site Design Review by the Development 
Review Board of a proposed design. In addition to the waiver criteria in Sections 4.118 and 4.140 and 
applicable Site Design Review Standards, affirmative findings shall be made that the following 
standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.; and  

4. The request remains substantially consistent with any legislative master plan the property is 
included within. 

  

Amendment Description: Clarify process for alternative discretionary review of 
residential design standards 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.14) J. 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with language in the RN Zone (4.127) related to the 
Master Plan language regarding alternative discretionary 
review. 

Rationale for Amendment 
Text: 

Minor edits provide clarity for process to require alternative 
discretionary review of residential design standards. 

Recent Edits: None 
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(.15) Design Standards for Multi-Family Housing: 

A. Purpose and Intent. The purpose of the multi-family design standards is to create and maintain 
street frontages that are varied and attractive, create an environment that is conducive to 
walking, and provide natural surveillance of public spaces. The standards will also promote 
building details in multi-family development that provide visual interest, contribute to a high-
quality living environment for residents, give a sense of quality and permanence, and enhance 
compatibility with the surrounding community. The design standards also aim to create 
consistency with design standards for other residential unit types that multi-family housing 
may be built adjacent to. 

B. Applicability. These standards apply to all multi-family development except for the following: 

1. Mixed-use buildings that include both commercial and multi-family residential 
components. 

2. Multi-family buildings in the Village and Town Center Zones which are subject to zone-
specific standards in either Section 4.125 or 4.132. 

C. Entrance Orientation. 
1. At least one main entrance for each multi-family structure must either meet the 

standards in subsections a. and b. below, or must meet the alternative standard in 
subsection B.2. 
a. The entrance must be within eight feet of the longest street-facing exterior 

wall of the structure; and  
b. The entrance must either:  

i. Face the street;  
ii. Be at an angle of up to 45 degrees from the street; or  
iii. Open onto a porch. The porch must:  

a. Be at least 25 square feet in area; and  

b. Have at least one entrance facing the street or have a roof.  

Amendment Description: Design standards for multi-family housing 

Applicability: Citywide 

Impacted Code Section(s): 4.113 (.15) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the applicability of design standards for the variety 
of housing types called for in Frog Pond East and South in the 
Master Plan. 

Rationale for Amendment 
Text: 

The detailed design standards allow for the administrative 
review of multi-family development consistent with how 
other residential development is reviewed. The standards 
below were adapted by expert consultants from the design 
standards for buildings of similar bulk in the City’s existing 
design standards, particularly townhouses. In addition, 
consideration was given for typical larger parking areas for 
multi-family development. 

Recent Edits: Clarification of applicability, particularly related to mixed-use 
buildings and the Village and Town Center zones. 
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2. Alternative standard. As an alternative to subsection 1., a main entrance to a multi-
family structure may face a courtyard if the courtyard-facing entrance is located 
within 60 feet of a street and the courtyard meets the following standards: 
a.  The courtyard must be at least 15 feet in width; 
b. The courtyard must abut a street; and 
c. The courtyard must be landscaped or hard-surfaced for use by pedestrians. 

D.  Windows. A minimum of 15 percent of the area of all public-facing façades must include 
windows or entrance doors. Façades separated from the street or public space by a dwelling 
are exempt from meeting this standard. Required windows shall be clear glass and not 
mirrored or frosted, except for bathrooms.  

E. Articulation.  
1. Minimum Articulation. All public-facing façades shall incorporate a selection of the 

following design elements at a minimum interval of every 30 feet. The minimum number 
of design elements from this list that will be required is determined by dividing the 
façade length (in feet) by 30 and rounding up to the nearest whole number.  
a. Varying rooflines.  
b. Offsets of at least 12 inches.  
c. Balconies.  
d. Projections of at least 12 inches and width of at least three feet.  
e. Porches.  
f. Entrances that are recessed at least 24 inches or covered.  
g. Dormers at least three feet wide.  

2. Articulation Element Variety. Different articulation design elements shall be used as 
provided below, based on the length of the facade. For the purpose of this standard, a 
"different element" is defined as one of the following: a completely different element 
from the list in subsection E.1. above, the same element but at least 50 percent larger; or 
varying rooflines that are vertically offset by at least three feet.  
a. Where two to four elements are required on a façade by E.1., at least two different 
elements shall be used.  
b. Where more than four elements are required on a façade by E.1., at least three 
different elements shall be used.  

F.  Pedestrian Access and Circulation. The following standards are intended to ensure safe and 
efficient circulation for pedestrians within multi-family development. 
1. Each multi-family development shall contain an internal pedestrian circulation system 

that makes connections between individual units and parking areas, green focal points 
and other common open space areas, children’s play areas, and public rights-of-way. All 
pedestrian connections (walkways) shall meet the following standards: 

a.  Except as required for crosswalks, per subsection 3., where a walkway abuts a 
vehicle circulation area, it shall be physically separated by a curb that is raised 
at least six inches or by bollards. 

b. Walkways shall be constructed of concrete, asphalt, brick or masonry pavers, 
or other hard surface, and not less than five feet wide. 

2. All walkways shall comply with the requirements of the Americans with Disabilities Act. 
3. In order to provide safe crossings of driveways and parking areas, crossings shall be 

clearly marked with either contrasting paving materials (such as pavers, light-color 
concrete inlay between asphalt, or similar contrasting material) or reflective striping that 
emphasizes the crossing under low light and inclement weather conditions. 

4. Pedestrian connections shall be provided between buildings within the development, and 
between the development and adjacent rights-of-way, transit stops, parks, schools, and 
commercial developments. At least one connection shall be made to each adjacent street 
and sidewalk for every 200 linear feet of street frontage. Sites with less than 200 linear 
feet of street frontage shall provide at least one connection to the street and/or 
sidewalk. 
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G. Off-Street Parking Location and Design. The following standards are intended to support a 
pedestrian-friendly street environment and to minimize the visual impacts of parking areas and 
garages. 
1. Off-street parking spaces and vehicle maneuvering areas shall not be located between 

the front building plane of the building closest to the street and a street property line 
(except alleys). 

2. Off-street parking areas shall not occupy more than 50% of the total length of each street 
frontage as measured 20 feet from the street property line. Drive aisles without adjacent 
parking spaces do not count as parking areas for the purposes of this standard. 

3. Off-street parking spaces shall not be located within ten feet of any property line, except 
alley property lines. Driveways and drive aisles are permitted within ten feet of property 
lines. 

4. Landscaping, fencing, or walls at least three feet tall shall separate parking areas from 
useable open space, green focal points, and public streets (except alleys). 

5. If garages are attached to a street-facing facade, they may not be located closer to the 
street property line than the building facade.  

6. Driveways associated with attached garages that take direct individual access from a 
public or private street must meet the townhouse driveway and access standards in 
Subsection 4.113 (.14) 5.  For the purpose of those standards, each individual multi-family 
garage shall meet the standards applicable to a townhouse or townhouse lot. 
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Amendment Description: Clarify that residential design standards are among the 
standards subject to waivers 

Applicability: Citywide 

Impacted Code Section(s): 4.118 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the allowance for alternative discretionary review 
called for in the Master Plan. 

Rationale for Amendment 

Text: 

Residential design standards did not exist in the way they do 
now when this code language in Section 4.118 was created. This 
provides clarity that an applicant can apply for a waiver for 
residential design standards. 

Recent Edits: None 

 
4.118 Standards Applying to all Planned Development Zones 

 
(.03) Notwithstanding the provisions of Section 4.140 to the contrary, the Development 

Review Board, in order to implement the purposes and objectives of Section 4.140, and 
based on findings of fact supported by the record may:  
A. Waive the following typical development standards: 
 . . . 

13. Architectural design standards, including residential design standards; 
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Amendment Description: Consistent setback allowance for ADUs 

Applicability: Citywide 

Impacted Code Section(s): 4.120 and 4.123 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the Master Plan direction of removing barriers to 
development of ADUs. 

Rationale for Amendment 

Text: 

Ensures larger rear yard setbacks are not a barrier to ADU 
development everywhere they are permitted by establishing 
that a 10-foot rear setback is allowed in zones otherwise 
requiring a larger rear yard setback for the purposes of 
constructing an ADU. 

Recent Edits: None 

Section 4.120 (.05) FDA-H Dimensional Standards 

E. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard 
setbacks may be reduced to three feet. Minimum front and rear setback for ADUs is 10 feet.  

Old Town Residential Design Standards footnote (noted by *) on page 19 

For cottage clusters and ADUs, minimum front and rear setbacks are 10'.  
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Section 4.127. Residential Neighborhood (RN) Zone. 

. . . 

(.02) Permitted uses: 

A. Open Space.  

Amendment Description: Updated residential permitted uses for RN Zone 

Applicability: The entirety of Frog Pond, however there is no change to 
permitted uses in Frog Pond West 

Impacted Code Section(s): 4.127 (.02)  

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the variety of residential unit types encouraged in the 
Master Plan 

Rationale for Amendment 

Text: 

Rather than the prior allowed unit types one by one, this 
revised language reflects that the entire array of unit type are 
allowed, and then addresses certain limitations including: 
existing restrictions in Frog Pond West from the Frog Pond 
West Master Plan, the variety standards for Frog Pond East, 
and the commercial nature of the Commercial Main Street 
area. 

Recent Edits: The entire list was recently changed significantly to switch 
from the list of individual unit type to the focus on the 
limitations. 

 
B. Residential dwelling units with the following limitations:  

1. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

2. During initial development in the Frog Pond West Neighborhood, triplexes are permitted only 
on corner lots and quadplexes are not permitted.  

3. During initial development in the Frog Pond West Neighborhood, only two-unit cluster housing 
is permitted except on corner lots where three-unit cluster housing is permitted.  

4. Multi-family dwelling units are not permitted within the Frog Pond West Neighborhood, 
consistent with the Frog Pond West Master Plan.  

5. Cluster Housing (Frog Pond West Master Plan) is limited to the Frog Pond West Neighborhood. 

6. In the Frog Pond East and South Neighborhoods, the extent and mix of different types of 
dwelling units is limited and controlled by the variety standards in Subsection (.06) C. – E. and 
related standards. 

7. Only multi-family dwelling units in a mixed-use building are allowed in the Commercial Main 
Street area as described in Subsection (.07) A. 1. and shown in Figure A-7. Ground-floor units are 
required to be live-work and are limited to a maximum of 50% of the building frontage along 
SW Brisband Street, and shall be prioritized for placement adjacent to the green focal point 
required in Subsection (.09) C. 1. a. (exact green focal point reference language may be modified). 

 C. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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Amendment Description: Define permitted uses for the Commercial Main Street in Frog 
Pond East 

Applicability: Commercial Main Street area of Frog Pond East 

Impacted Code Section(s): 4.127 (.02) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the Commercial Main Street requirement from 
the Master Plan 

Rationale for Amendment 

Text: 

The language intends to clearly layout the amount of the 
ground floor space for the Commercial Main Street that must 
be commercial and what is a permitted commercial use that 
counts toward that minimum amount requirement. 

Recent Edits: Updated references to description of Commercial Main Street 
area and inserted the 50% Brisband frontage requirement and 
that the remainder of the frontage can be live-work 
residential dwelling units. 

 

D. For the Commercial Main Street area described in Subsection (.07) A. 1. and shown in Figure A-7, the 
ground floor allows commercial uses listed under 1.-7. below. Drive-through commercial uses are 
prohibited. A minimum of 50% of the building frontage along SW Brisband Street must be occupied by 
these uses with the remainder of the frontage allowed to be live-work multi-family dwelling units 
consistent with B. 7. above. 

1. Retail sales and service of retail products, under a footprint of 30,000 square feet per tenant.  

2. Office, including medical facilities.  

3. Personal and professional services.  

4. Child and/or day care.  

5. Food service (e.g., restaurants, food carts, food cart pods).  

6. Beverage service (e.g., cafes, brewpubs, bars).  

7. Community services and community centers.  

. . . 
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(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement legislative 
master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

Amendment Description: Clear and Objective Identification of the Subdistrict 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.05) 

Relationship to Frog Pond 

East and South Master Plan: 

Subdistricts are a key regulatory and design component 
identified in the Master Plan. This language provides the 
necessary detail to ensure there is clarity in the boundaries of 
the subdistricts, which in turn is the basis for housing variety 
requirements and other standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave too much 
unclarity for specific boundaries. Text was added to 
supplement the map to clearly define the boundaries for the 
subdistricts. 

Recent Edits: A cleaner and more formatted map was inserted for the 
former placeholder map. 

 

2. The area of the Frog Pond East and South Master Plan is divided into subdistricts described 
below, as shown for reference in Figure A-5: 

 a. Subdistrict E1. The area south of SW Kahle Road and the BPA Easement, east of SW 
Stafford Road, and north of an existing east-west property line approximately 1,232 feet north 
of SW Advance Road and 1,315 south of SW Kahle Road. 

 B. Sudistrict E2. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, and west of a creek intersecting SW Kahle Road approximately 1580 feet east of SW 
Stafford Road. 

 C. Subdistrict E3. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, east of Subdistrict E2, and west of and abutting the eastern edge of the Master Plan 
area. 

 D. Subdistrict E4. The area south of Subdistrict E1, east of SW Stafford Road, north of 
SW Advance Road, and west of future 63rd Avenue extension from the intersection of SW 
Advance Road and SW 63rd Avenue north to Subdistrict 1. 

 E. Subdistrict E5. The area south of Subdistrict E1 and the BPA Easement, east of 
Subdistrict E4, north of SW Advance Road, and west of future 60th Avenue extension from the 
intersection of SW Advance Road and SW 60th Avenue north to the BPA Easement. 

 F. Subdistrict E6. The area south of the BPA Easement, east of Subdistrict E5, north of 
SW Advance Road, and west of and abutting the eastern edge of the Master Plan area. 
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 G. Subdistrict S1. The area south of SW Advance Road, east of and abutting the western 
edge of the Master Plan area, north of the Meridian Creek Middle School property, and west of 
SW 63rd Avenue. 

 H. Subdistrict S2. The area south of SW Advance Road, east of SW 60th Avenue, and 
north of an existing property line approximately 956 feet south of SW Advance Road, and west 
of and abutting the eastern edge of the Master Plan area.  

 I. Subdistrict S3. The area south of Subdistrict S2, east of SW 60th Avenue, north of SW 
Kruse Road, and west of and abutting the eastern edge of the Master Plan area. 

 J. Subdistrict S4. The area south of the Meridian Creek Middle School property, east of 
and abutting the western edge of the Master Plan area, north of and abutting the southern edge 
of the Master Plan area, and west of SW 60th Avenue. 

 

Figure A-5. Frog Pond East and South Land Uses and Subdistrict Boundaries 
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Amendment Description: Clarification that certain existing code language relates only to 
Frog Pond West. 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.06) A. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures existing language applicable to Frog Pond West is 
clearly separate from new language for Frog Pond East and 
South implementing the Master Plan. 

Rationale for Amendment 
Text: 

Insert the necessary references clarifying what language only 
applies to the Frog Pond West neighborhood. 

Recent Edits: None 

 

(.06) Minimum and Maximum Residential Lots or Required Units and Housing Variety Standards: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code and 
applicable provisions of an approved legislative master plan.  

1. For initial development of the Frog Pond West Neighborhood, Table 6A in this Code and Frog 
Pond West Master Plan Table 1 establish the minimum and maximum number of residential lots 
for the sub-districts.  

2. For areas that are a portion of a sub-district in the Frog Pond West Neighborhood, the minimum 
and maximum number of residential lots are established by determining the proportional gross 
acreage and applying that proportion to the minimums and maximums listed in Table 1. The 
maximum density of the area may be increased, up to a maximum of ten percent of what would 
otherwise be permitted, based on an adjustment to an SROZ boundary that is consistent with 
4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district in the Frog Pond West 
Neighborhood when it is demonstrated that the reduction is necessary due to topography, protection of 
trees, wetlands and other natural resources, constraints posed by existing development, infrastructure 
needs, provision of non-residential uses and similar physical conditions.  

Table 6A. Minimum and Maximum Residential Lots by Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  
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a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  
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Amendment Description: Minimum Unit Table 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Ensures minimum of 1325 units are built consistent with a 
Metro Condition of Approval. Establishes minimum amounts 
of certain target unit types consistent with Implementation 
Measure 4.1.7.D 2. c. and d. to require minimum amounts of 
target unit types and middle housing. The table sets the 
minimums at the subdistrict and tax lot level consistent with 
Implementation Measure 4.1.7.D. 2. a, which ensures this 
variety is achieved throughout the planning area.  

Rationale for Amendment 

Text: 

Table 6B incorporates a number of requirements into a single 
table for ease of reference of different requirements, with 
minimums listed by the smaller of subdistrict or tax lot as 
directed in the Master Plan.  
 
The minimum unit count of 1325 is proportioned to each 
subdistrict or tax lot based on the amount of assumed net 
area in each Urban Form Type, with subdistricts or tax lots 
with Urban Form Type 1 receiving proportionally the most and 
Urban Form Type 3 receiving proportionally the least.  
 
Rather than establish formulas that could cause future 
uncertainty, the table does the math and just states the 
answer of the formula. The minimum required of middle 
housing, small units, and mobility-ready units are listed as 
numbers, calculated from an assumed moderate buildout, and 
rounded up to the next whole number. Moderate buildout 
represents 125% of the minimum buildout. The set 
percentage for middle housing is 20%, small units is 5%, and 
mobility-ready units is 10%. These percentages are as 
recommended by the project team and reviewed the Planning 
Commission and City Council in work sessions.  

Recent Edits: Slight rewording of introductory code text to increase clarity, 
updated calculations based on an updated assumption that 
net area will be 70% of gross area rather than 75% due to a 
higher assumption of land to be used for stormwater facilities.  

 

C.  Table 6B establishes the minimum number of housing units that must be developed within each 
subdistrict and tax lot in the Frog Pond East and South neighborhoods. This includes the 
minimum number of units of various housing types needed to ensure a variety of housing 
options throughout the neighborhoods consistent with the Frog Pond East and South Master 
Plan. Housing unit types are defined in Section 4.001 and the footnotes to Table 6B. 
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Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total Number 
of Units 

Minimum 
Number of 
Middle 
Housing 
Units A, B, G 

Minimum 
Number of 
Small Units 
B, C, D,  G 

Minimum Number of 
Mobility-Ready 
UnitsB, C, E, F, H 

 

E1  107 27 7 14 

E2  97 25 7 13 

E3  120 30 8 15 

E4 H 213    

E4 TL 1101 
(portion) I 

186 16 4  8  

E4 TL 1200  26 7 2 4 

E4 TL 1000 2 1 1J 0 

E5  244 61 16 31 

E6  136 34 9 17 

S1  26 7 2 4 

S2E 93    

S2 TL 1000 
28050 SW 
60th Ave 

6 2 1 1 

S2 TL 800 
5890 SW 
Advance 
Rd 

6 2 1 1 

S2 TL 500 
5780 SW 
Advance 
Rd 

5 2 1 1 J 

S2 TL 300 
5738 SW 
Advance 
Rd 

5 2 1 1 J 

S2 TL 100 
5696 SW 
Advance 
Rd 

5 2 1 J 1 J 

S2 TL 900 6 2 1 1 

S2 TL 700 32 8 2 4 

S2 TL 400 4 1 1 0 

S2 TL 200 4 1 1 0 

S2 TL 1100 
28152 SW 
60th Ave 

6 2 1 1 

S2 TL 1200 5 2 1 1 J 
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S2 TL 1300 
28300 SW 
60th Ave 

9 3 1 2 

S3 E 121    

S3 TL 1400 
28424 SW 
60th Ave 

24 6 2 3 

S3 TL 1500 
28500 SW 
60th Ave 

24 6 2 3 

S3 TL 1600 8 2 1 1 

S3 TL 1800 
28668 SW 
60th Ave 

9 3 1 2 

S3 TL 1700 
28580 SW 
60th Ave 

9 3 1 2 

S3 TL 1900 
5899 SW 
Kruse Rd 

33 9 3 5 

S3 TL 2000 
5691 SW 
Kruse Rd 

14 4 1 2 

S4 D 167    

S4 TL 2600 58 15 4 8 

S4 TL 2700 
28901 SW 
60th Ave 

109 28 7 14 

Notes: (see following pages with explanatory information) 
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Amendment Description: Table 6B Note Re: Clarification that certain middle housing 
that is substantially the same a detached single-family homes 
does not count as middle housing for the purpose of Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note A. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. d. to require 
middle housing. Without the clarification, a loophole would 
exist to allow units that are substantially the same as 
detached single-family homes to be counted toward the 
middle housing requirement. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that a certain type of middle 
housing called cluster housing can be substantially similar to 
detached single-family home and, while technically middle 
housing by definition, should not be counted for middle 
housing for the purpose of the middle housing requirement in 
Table 6B due to its similarity to detached single-family units. 

Recent Edits: None 

 

A While all types of Cluster Housing, as defined in 4.001, are Middle Housing, certain Cluster Housing 
is not considered Middle Housing for the purpose of meeting the minimum variety standards in 
this table due to its similarity to traditionally-platted single-family homes. Cluster Housing is not 
considered Middle Housing for the purpose of meeting variety standards when a lot with Cluster 
Housing is divided using a Middle Housing Land Division and a land division unit has frontage on a 
street, tract with a private drive, or open space tract. To qualify as a Middle Housing Unit there 
must not be a Middle Housing Land Division or the resulting land division unit is a configuration 
dissimilar to a lot for a detached single-family home determined by the resulting land division unit 
not having frontage on a street, tract with a private drive, or open space tract. A future middle 
housing land division would not alter the unit type as long as such middle housing land division is 
applied for at least two years after occupancy is granted for the unit. 
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Amendment Description: Table 6B Note Re: Counting a single unit to meet multiple 
requirements in Table 6B. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note B. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. Also, encourages 
certain desired housing types such as ADUs and cottages 
because they can be counted in multiple categories. 

Rationale for Amendment 

Text: 

The language is drafted to clarify that when a unit happens to 
meet the definition of multiple of the target unit types it can 
be counted towards meeting each one for which it qualifies. 
For example, a single-level 900 square foot cottage in a 
cottage cluster would qualify to be counted as a middle 
housing unit, a small unit, and a mobility-ready unit. The 
language intends to incentivize units that represent a small 
portion of the existing housing supply, are much needed, and 
can meet multiple categories, such as ADUs. 

Recent Edits: None 

 

B. A single unit may be counted to meet the minimum requirement in multiple categories. For 
example, a 900 square foot cottage in a cottage cluster could be counted as a middle housing unit, 
a small unit, and a mobility-ready unit. 

Amendment Description: Table 6B Note Re: Defining Small Unit. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note C. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

“Small unit” is not defined elsewhere in the Code, while both 
middle housing and mobility-ready are. Rather than clutter 
the Table 6B heading with specifics about what qualifies as a 
“small unit” the definition is added as a footnote. The 1200 
square feet was found to be a threshold at which there has 
been a notable historic under production. 

Recent Edits: Revised the threshold to 1200 square feet from 1500 feet 
based on Planning Commission feedback and additional 
research on unit sizes produced in Wilsonville, primarily in 
Villebois and Frog Pond West. 

 

C. Small units must be 1,200 square feet or less of Habitable Floor Area as defined in Section 4.001. 
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Amendment Description: Table 6B Note Re: Certain minimum requirements are only 
required for larger lots and when there is lot consolidation 
during development 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Notes D. E. and J. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. 

Rationale for Amendment 

Text: 

The notes clarifies and acknowledges that for certain small 
lots or developments minimum targets would be difficult to 
meet, but are less difficult when the lot area is combined with 
a larger development area.  

Recent Edits: None 

 

D. Only required if the Net Development Area for the Stage I Master Plan area is greater than 2 acres 

E. Only required if the Net Development Area for the Stage I Master Plan area is greater than 5 acres 

J. Only required if tax lot is combined with another tax lot in a Stage I Master Plan. Multiple Stage I 
Master Plans for adjacent tax lots with the same owner or related owners (i.e. LLCs with the same 
ownership interest) shall be allowed concurrently or within 12 months. 

Amendment Description: Table 6B Note Re: Flexibility to have an upstairs portion for a 
certain percentage of required mobility-ready units. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note F. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types 

Rationale for Amendment 

Text: 

Note added to give flexibility for developers to have units with 
an upstairs count as mobility-ready as long as the portion of 
the unit not accessed by stairs has everything to qualify as an 
independent mobility-ready unit. The allowance is limited to 
one third of mobility-ready units to ensure there is a healthy 
amount of smaller and fully mobility-ready units. 

Recent Edits: None 

 

F. Up to 33% of the minimum number of mobility-ready units, or up to 1 unit where only 1 or 2 units 
are required, may have portions of the habitable floor area accessible by stairs so long as the unit 
would still meet the definition of mobility-ready unit without the habitable floor area accessed by 
stairs. 
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Amendment Description: Table 6B Note Re: Flexibility to blend certain minimum 
requirements over subdistrict boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note G. and H. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

Note added to give flexibility for developers to blend 
requirements along subdistrict lines when the development 
includes all or portions of multiple subdistricts while not 
allowing a level of flexibility that would substantially decrease 
the variety throughout, including block-level type variety, 
called for in the Master Plan. 

Recent Edits: Added the limited ability to blend either middle housing or 
small units in Note G with the provision that minimum 
number of unit types still needs to be met in each subdistrict. 

 

G. Where a Stage I Master Plan area covers portions of multiple subdistricts, one of either the middle 
housing OR small unit requirement for a subdistrict may be partially or fully met by receiving a 
credit from the neighboring subdistrict within the same Stage I Master Plan so long as the 
following credit eligibility requirements are met: 

1. the unit category variety in Subsection (.06) E. will continue to be met for each Subdistrict or 
portion thereof.  

2. the minimum for the requirement in the crediting subdistrict is exceeded by at least the same 
amount as is being credited so as to ensure no unit is counted towards the minimum in both 
subdistricts. 

3. the units subject to the credit are adjacent to the receiving subdistrict portion determined by 
being across a proposed shared property line at a subdistrict boundary or across the street where 
a street forms the subdistrict boundary. 

 

H. Where a Stage I Master Plan area covers portions of multiple subdistricts, the mobility-ready 
requirement for a subdistrict may be partially or fully met by receiving a credit from a neighboring 
subdistrict within the same Stage I Master Plan so long as the following credit eligibility 
requirements are met: 

1. the minimum for the requirement in the crediting subdistrict is exceeded by at least the same 
amount as is being credited so as to ensure no unit is counted towards the minimum in both 
subdistricts. 

2. the units subject to the credit are adjacent to the receiving subdistrict portion determined by 
being across a proposed shared property line at a subdistrict boundary or across the street where 
a street forms the subdistrict boundary. 
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Amendment Description: Table 6B Note Re: Clarification concerning geography in which 
minimums must be met 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C. Table 6B Note I. 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to Implementation Measure 4.1.7.D 2. c. to require a 
minimum amount of certain housing types. The variety 
throughout the Master Plan and block-level variety called for 
in Strategy 6 under Coding for Variety and Priority Housing 
Types. 

Rationale for Amendment 
Text: 

This footnote is drafted to clarify that the minimum standards 
of multiple tax lots can be combined together as long as they 
are within the same subdistrict. This adds necessary flexibility 
and clarifies the intent is for the minimums to be focused on 
the subdistrict geography and are only provided for tax lot 
level out of necessity as some tax lots may develop 
independently. 

Recent Edits: None 

 

I. Where an application includes two or more adjacent tax lots within the same subdistrict, the 
minimum does not need to be met on each individual tax lot so long as the total number of units 
proposed for all the included tax lots within the same subdistrict is equal to or greater than the 
sum of the minimums in this table for the included tax lots.  
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Amendment Description: Adjusting Table 6B minimums when the development does 
not include as much net area as assumed. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) C.  

Relationship to Frog Pond 

East and South Master Plan: 

Supports housing variety implementation in Table 6B 

Rationale for Amendment 

Text: 

In order to establish the clear and objective numerical 
requirements in Table 6B some assumptions had to be made. 
This included an assumption that the Net Development Area 
of each subdistrict and tax lot is equal to 70% of the Gross 
Development Area. The 30% non-net area includes 20% for 
public right-of-way and 10% for stormwater facilities. For 
most development the net area is expected to be 70% or 
more of gross. However, there may be unanticipated 
situations where the net is less than 70%, especially for 
smaller developments. This language is drafted to provide a 
clear calculation of what to do when the net is less than 
anticipated, thus providing less land for residential 
development making it difficult to meet the minimums. The 
simple calculation provided should be abundantly clear and 
prevent any uncertainty. 

Recent Edits: None 

 

1. As an alternative to Table 6B when the Net Development Area is less than 70% of the 
Gross Development Area, the applicant may adjust the minimum requirements in Table 
6B using the following steps: 

 Step 1. Determine the Reduction Ratio. Divide the Net Development Area by a number 
equal to 70% of the Gross Development Area, round to the nearest 100th. This is the 
Reduction Ratio. 

 Step 2. Multiply each applicable minimum in Table 6B by the Reduction Ratio 
determined in Step 1. Round each result up to the nearest whole number. These are 
the new alternative minimum requirements. 
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Amendment Description: Establishing housing unit categories and types for Frog Pond 
East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) D. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 1 to permit a wide variety of housing types and 
Strategy 2 to categorize types of housing. 

Rationale for Amendment 

Text: 

The new subsection establishes the purpose of the housing 
variety standards and creates a table that clearly establishes 
the different categories and types of housing to be used in the 
variety standards 

Recent Edits: Reformatted to be clearer what is a category and what is a 
unit type. 

 

D. Housing Unit Types for Frog Pond East and South Neighborhoods 

1. Purpose: As further expressed in the Frog Pond East and South Master Plan, the variety 
requirements create opportunities for a variety of housing choices in each neighborhood and subdistrict 
focusing on mixing and integrating different housing choices throughout the Frog Pond East and South 
Neighborhoods rather than having separate areas for separate housing unit categories. 

2. Housing Unit Types and Categories for Housing Variety Standards are in Table 6C. 

Table 6C Housing Unit Categories and Types 

Multi-family Category  

Multi-family Types: 

• Elevator-served attached multi-family  

• Other attached multi-family (10 or more units per building) 

• Other attached multi-family (5-9 units per building) 
 

Middle Housing Category 

Middle Housing Types: 

• Townhouses and side by side duplex, triplex, quadplex 

• Stacked duplex, triplex, quadplex 

• Cluster housing, including cottage cluster, or mix of attached and detached middle housing. Does not include 
Cluster Housing classified as Other Detached UnitsA. 

• Cottage cluster 

Accessory Dwelling Units (ADUs) Category 

ADU Types: 

• All ADUs 

Other Detached Units Category 

Other Detached Units Types: 

• All other detached units including detached single-family homes, cluster housing that looks and functions 
similar to single-family detached unitsA , and detached multi-family 

Notes: 

A For the purpose of this table and related variety requirements, when a lot with cluster housing is divided using a Middle Housing Land Division 

and a land division unit has frontage on a street, tract with a private drive, or open space tract, the housing unit on the resulting land division 
unit shall be classified the same as a detached unit on its own lot. To qualify as a Middle Housing Unit there must not be a Middle Housing Land 
Division or the resulting land division unit is a configuration dissimilar to a lot for a detached single-family homes determined by the resulting 
land division unit not having frontage on a street, tract with a private drive, or open space tract. A future middle housing land division would not 
alter the unit type as long as such middle housing land division is applied for at least 24 months after occupancy is granted for the unit. 
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Amendment Description: Establishing housing variety standards for Frog Pond East and 
South, including required number of unit types and maximum 
for any single unit type. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) E. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, particularly 
Strategy 5 regarding minimum housing variety that includes 
the concept of a minimum number of unit types and a 
maximum of a single unit type. Also specific language relates 
to incentivizing ADUs. 

Rationale for Amendment 

Text: 

The new subsection clearly defines the number of unit types 
required, generally three, with practical flexibility added for 
smaller development were it may be infeasible to have the 
three unit types. The 60% maximum of net area is anticipated 
to enable about half of the units to be a single unit type and 
prevent any one unit type to dominate any area, consistent 
with the Master Plan. 
 
The language relating to how net area is calculated with two 
unit types on a lot intends to incentivize ADUs by allowing 
them to count as half the net area of the lot.. 

Recent Edits: None 

 

E. Unit Type Variety for East and South Neighborhoods:  

1. Required number of Unit Types in a Development. To ensure variety throughout the Master Plan 
area, while accommodating efficient site planning for smaller developments, the following is 
the number of Unit Types, listed in Table 6C, required based on the Net Development Area in 
the smaller of a Stage I Master Plan Area or Subdistrict. To be counted towards the minimum 
Unit Type requirement, the applicable units must represent, at a minimum, either 5% of the Net 
Development Area or 10% of the planned units within the development. 

  2 Acres or less - 1 Unit Type Required 

More than 2 acres up to 5 acre - 2 Unit Types Required 

  More than 5 acres - 3 Unit Types Required 

2. Maximum Net Area for A Single Unit Type. These standards help ensure no single housing unit 
type dominates any Subdistrict or large portion thereof. Except for small developments 
requiring only 1 Unit Type under E.1. above, no more than 60% of the Net Development Area of 
the smaller of a Stage I Master Plan Area or Subdistrict shall be planned for the development a 
single Unit Type listed in Table 6C.  

a. Where an individual lot in a development has multiple unit types (e.g. ADU on same lot 
as Detached Unit Type), the Net Development Area shall be assigned by dividing the 
net area of the lot and adjacent area (i.e. alleys) proportionally based on number of 
each unit type. For example, for an ADU on a detached home lot, 50% of the net area 
would be assigned to the ADU and 50% of the net area would be assigned to the 
detached home regardless of the relative percent of the lot they each occupy. 
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3. In Subdistrict E4, Net Development Area (parking, drive aisles, landscaping) associated with the 
Commercial Main Street does not count towards Net Development Area for the purpose of these 
standards, but the building footprint of the mixed-use buildings does.  
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Amendment Description: Ensuring Variety Standards Comply with State Middle Housing 
Law 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.06) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to the State requirement to include middle housing. 

Rationale for Amendment 

Text: 

The language directly clarifies and reflects the State statute 
and rules that any land zoned or designated for detached 
single-family homes must also allow middle housing. If the 
Master Plan allowed designation of land for detached single-
family homes without this clarification the code would be out 
of compliance with State law. 

Recent Edits: None 

 

F. Pursuant to ORS 197A.420 and OAR 660-046-0205, any lot identified for single-family development 
in the Stage I or II Master Plan can also be developed or redeveloped as middle housing even if the 
maximum percentage of a Middle Housing Unit Type, as listed in Table 6C, is exceeded. However, 
this does not allow the maximum for a single Middle Housing Unit Type to be exceeded in initial 
planning or compliance verification. This would only apply at time of future building permit 
issuance or replat of individual lots. 
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Amendment Description: Clear and Objective Identification of the Urban Form Type 
Boundaries 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.07) all text is new, this Subsection was previously 
“Development Standards Generally” which language has now 
been consolidated into Subsection (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Urban Form Type Designations are a key regulatory and design 
component identified in the Master Plan. This language 
provides the necessary detail to ensure there is clarity in the 
boundaries of the different Urban Forms, which in turn is the 
basis for a number of development standards. 

Rationale for Amendment 

Text: 

Initially, only a map was planned. However, feedback received 
indicated that only a map is likely to still leave too much 
unclarity for specific boundaries. Text was added to 
supplement the map to clearly define the boundaries for the 
Urban Form Type Designations. Language is also added to 
state the purpose of Urban Form Types overall and the 
purpose of each different Urban Form Type. 

Recent Edits: A cleaner and more formatted map was inserted for the 
former placeholder map. 

 

(.07) Frog Pond East and South Urban Form Types: 

A. The Frog Pond East and South Neighborhoods are divided into different Urban Form Type 
designations whose boundaries are described by Subdistrict in B. below and illustrated for reference 
in Figure A-7 below. Applicability of development standards are based on these designations. The 
designations and their purpose are as follows: 

1. Commercial Main Street: This urban form is for a limited area along Brisband Street between 
SW Stafford Road and the extension of SW 63rd Avenue. Its purpose is to create a pedestrian-
oriented, mixed-use commercial street feel. 

2. Urban Form Type 1: The purpose of this Urban Form Type is to create the most compact and 
urban of the three residential forms. This is primarily represented by buildings being allowed to 
be larger, including full block width, with less setbacks than other residential Urban Form Types. 

3. Urban Form Type 2: The purpose of this Urban Form Type is create a moderately compact and 
urban look and feel between Urban Form Type 1 and Type 3. This is primarily represented by 
allowing moderate building widths, including not allowing buildings to be block length as 
allowed in Urban Form Type 1, and requiring moderate setbacks. 

4. Urban Form Type 3: The purpose of this Urban Form is to create a less compact and urban look 
and feel. This is primarily represented by limiting the width of buildings, encouraging shorter 
building height, and providing for larger setbacks. 

B. Urban Form area boundary descriptions: 

 1. Subdistrict E1: 

a. Urban Form Type 1: The area of the Subdistrict east of the framework street that is an 
extension of SW 63rd Avenue and connecting to the framework street crossing the BPA 
easement. 
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b. Urban Form Type 2: The area of the Subdistrict west and south of the framework 
street(s) that are an extension of SW 63rd Avenue and SW Frog Pond Lane. 

c. Urban Form Type 3: The area of the Subdistrict west of the framework street 
connecting across the BPA easement and north of the framework street that is an 
extension of SW Frog Pond Lane, except for the Frog Pond Grange area described in 
Subsection (.24) A. below. 

 2. Subdistrict E2: 

a. Urban Form Type 2: A contiguous area of between 6 and 6.5 acres, as proposed by the 
developer based on the location of non-framework local streets, extending the south to 
north extent of the Subdistrict from the BPA easement to SW Kahle Road, and located 
immediately to the east of and adjacent to the framework street connecting across the 
BPA easement. 

b. Urban From Type 3: The far west and east area of the Subdistrict that is not Urban Form 
Type 2.  

 3. Subdistrict E3: 

a. Urban Form Type 2: A contiguous area of between 8 and 8.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
centered in the subdistrict immediately south of and adjacent to SW Kahle Road, and 
not being within 125 feet of the eastern edge of the Subdistrict or the SROZ.  

b. Urban Form Type 3: The surrounding area of the Subdistrict that is not Urban Form 
Type 2.  

4. Subdistrict E4: 

a. Commercial Main Street: The area of existing Tax Lot 1101 centered on SW Brisband 
Street extending east to west across the subdistrict and extending between 125 feet 
and 160 feet both north and south of Brisband Street. The exact boundary north and 
south of SW Brisband Street will be proposed by the developer.   

b. Urban Form Type 1:  

• The eastern half of the Subdistrict area north of the Commercial Main Street area.  

• The eastern half of the Subdistrict area (east of the SROZ) south of the Commercial 
Main Street area extending south to within approximately 250 feet of SW Advance 
Road. The exact southern limit will be proposed by the developer based on the 
location of any local streets, and if no local street, based on proposed property 
lines. The southern limits must be between 235 feet and 265 feet north of SW 
Advance Road. If at time of development of this area a local street is established in 
Subdistrict E5 serving as a boundary between Urban Form Type 1 and Urban Form 
Type 2 in that Subdistrict, then the boundary for this area shall be the closest 
street or property line to the centerline of that street measured at the intersection 
of SW 63rd Avenue. 

c. Urban Form Type 2:  

• The western half of the Subdistrict area north of the Commercial Main Street area. 

• The western half of the Subdistrict area south of the Commercial Main Street area 
and west of the SROZ. 

• The eastern half of the Subdistrict area south of the Commercial Main Street area, 
east of the SROZ, and south of the Urban Form Type 1 area that is south of the 
Commercial Main Street area.  
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5. Subdistrict E5: 

a. Urban Form Type 1: the northern portion of the Subdistrict extending south to within 
approximately 250 feet of SW Advance Road and extending east to west across the 
entire subdistrict. The exact southern limit will be proposed by the developer based on 
the location of an east-west local street which would be the boundary between Urban 
Form Type Areas. The centerline of this boundary street must be between 230 feet and 
270 feet north of SW Advance Road and is encouraged to be as close as possible to 250 
feet north.   

b. Urban Form Type 2: The southern portion of the Subdistrict south of the Urban Form 
Type 1 area and north of SW Advance Road. 

6. Subdistrict E6: 

a. Urban Form Type 2: the western portion of the Subdistrict extending east 
approximately 680 feet east from SW 60th Avenue. The exact eastern limit will be 
proposed by the developer based on the location of a local street or property lines 
which would be the boundary between Urban Form Type Areas. The boundary must be 
between 660 feet and 700 east of SW 60th Avenue and is encouraged to be a close as 
possible to 680 feet.   

b. Urban Form Type 3: The eastern portion of the Subdistrict east of the Urban Form Type 
2 area, north of SW Advance Road and south of the BPA Easement. 

7. Subdistrict S1: 

a. Urban Form Type 2: The entire Subdistrict is Urban Form Type 2. 

8. Subdistrict S2: 

a. Urban Form Type 2: The western portion of the Subdistrict, extending east of SW 60th 
Avenue approximately 360 feet east from the northern boundary of SW Advance Road 
to a point 340 feet south of SW Advance Road and approximately 500 feet east of SW 
60th Avenue from that point to the southern boundary of the Subdistrict. The exact 
limits will be proposed by the developer based on the location of a local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 feet east of SW 60th Avenue 
and is encouraged to be as close as possible to 500 feet in the southern portion, and 
between 320 and 360 feet east of SW 60th Avenue and is encouraged to be as close as 
possible to 340 feet in the northern portion of the Subdistrict. 

b. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 area. 

9. Subdistrict S3: 

a. Urban Form Type 1: a west central portion of the Subdistrict extending approximately 
220 feet east of SW 60th Avenue between a point directly east of the northern 
boundary of Subdistrict S4 (the southern property line of the Meridian Creek Middle 
School property) and a point approximately 320 feet north of SW Kruse Road. The exact 
limits will be proposed by the developer based on the location of local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be between 200 feet and 240 feet east of SW 60th Avenue and is 
encouraged to be as close as possible to 220 feet. The north boundary must be within 
20 feet of the northern boundary of Subdistrict S4 and is encourage to be as close as 
possible to that boundary. The south boundary must be between 300 feet and 340 feet 
north of SW Kruse Road and is encouraged to be as close as possible to 320 feet. 

Attachment 1 Planning Commission Work Session May 8, 2024 
Frog Pond East and South Draft Development Code Amendments (May 1, 2024)

Page 46 of 80
Planning Commission Meeting - May 8, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

546

Item 2.



b. Urban Form Type 2: The description is broken into a northern and southern area, with 
the boundary between northern and southern area being a line extending east from 
the northern boundary of Subdistrict S4 (the southern property line of the Meridian 
Creek Middle School property). 

i. For the northern area of the Subdistrict: the western portion of the Subdistrict 
extending from SW 60th Avenue to the east approximately 500 feet. The exact limits 
will be proposed by the developer based on the location of a local streets or property 
lines which would be the boundary between Urban Form Type areas. The east 
boundary must be, respectively, between 480 feet and 520 east of SW 60th Avenue and 
is encouraged to be a close as possible to 500 feet 

ii. For the southern area of the Subdistrict: the western portion of the Subdistrict, 
excluding the Urban Form Type 1 area, extending from SW 60th Avenue to the east 
approximately 340 feet  The exact limits will be proposed by the developer based on 
the location of a local streets or property lines which would be the boundary between 
Urban Form Type areas. The east boundary must be between 320 and 360 feet east of 
SW 60th Avenue and is encouraged to be as close as possible to 340 feet.  

c. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form Type 
2 areas. 

10. Subdistrict S4: 

a. Urban Form Type 1: The northeastern portion of the Subdistrict extending west of SW 
60th Avenue approximately 380 feet and south to approximately 320 feet north of SW 
Kruse Road. The exact western and southern limit will be proposed by the developer 
based on the location of local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 360 feet and 
400 feet west of SW 60th Avenue and is encouraged to be as close as possible to 380 
feet. The south boundary must be between 300 feet and 340 feet north of SW Kruse 
Road and is encouraged to be as close as possible to 320 feet. 

b. Urban Form Type 2: The northeastern portion of the Subdistrict west and south of the 
Urban Form Type 1 area, extending west from the Urban Form Type 1 boundary to 
approximately 570 feet west of SW 60th Avenue and south to a future local street 
extension of SW Kruse Road. The exact western limit will be proposed by the developer 
based on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The west boundary must be between 550 feet and 
590 feet west of SW 60th Avenue and is encouraged to be as close as possible to 570 
feet. 

c. Urban Form Type 3: The western and southern portions of the Subdistrict, west and 
south of the Urban Form Type 2 area. 
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Figure A-7 Urban Form Type Land Use Designation Boundaries 
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 (.08) Development Standards: 

Amendment Description: Clarifications of existing Development Standards Language 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, including 
Strategy 4 to development standards based on the Urban 
Form Type designations. 

Rationale for Amendment 

Text: 

This language includes technical edits to: 

• Consolidate existing language in Subsection (.07) into 
this subsection 

• Provide for differentiation between development 
standards for Frog Pond West and Frog Pond East and 
South 

• Make language generally more clear and concise 

Recent Edits: None 

 

A. Unless otherwise specified by the regulations in this Residential Neighborhood (RN) Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone. 

B. Lot dDevelopment shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

C. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards uUnless superseded or supplemented by other provisions of the Development 
Code the lot and development standards for the Frog Pond West Neighborhood are established by Table 
28A and lot and development standards for the Frog Pond East and South Neighborhoods are 
established by Table 8B.   

C. Lot Standards for Small Lot Sub-districts in the Frog Pond West Neighborhood. The purpose of these 
standards is to ensure that development in the Small Lot Sub-districts includes varied design that avoids 
homogenous street frontages, creates active pedestrian street frontages and has open space that is 
integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  
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Table 8A: Frog Pond West Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  
 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots designated 
for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the maximum number 
allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated for development of 
a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

Amendment Description: Clarifications of bonus lot coverage for Frog Pond West and 
larger Frog Pond East and South detached home lots where 
multiple buildings are proposed. 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates generally to the acknowledgement of variety of 
housing allowed. 

Rationale for Amendment 

Text: 

Change mirrors similar language in PDR zone that states bonus 
is when multiple buildings are on a lot rather than just when 
one is accessory to another. This comes into play on larger lots 
with lower lot coverage when multiple units of a similar size 
are proposed. 

Recent Edits: This is a new amendments recently added 

 

E.  On lots where detached accessory multiple buildings are built, maximum lot coverage may be increased by 10%. 
Cottage clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  

G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  
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J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

Amendment Description: Limit of setbacks required for ADUs  

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to removing barriers to ADUs and encouraging them 
as a desired unit type. 

Rationale for Amendment 
Text: 

Where a larger lot has a setback, especially rear setback, 
greater than 10 feet, it allows ADUs to have a reduced setback 
of 10 feet. This removes a barrier to potentially locating an 
ADU. It makes the requirement the same as the existing 
allowed setback for cottage clusters which are a similar size. 

Recent Edits: None 

 

L.  For cottage clusters and ADUs all setbacks otherwise greater than 10 feet for other housing types are reduced to 10 
feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 20 
ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at the 
front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking the 
courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of the 
number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  
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Amendment Description: Tables 8B and 8C Development Standards for Frog Pond East 
and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) 

Relationship to Frog Pond 

East and South Master Plan: 

Relates to strategies for Coding for Variety and Priority 
Housing Types in Chapter 8, Implementation, Strategy 4 
create development standards based on the Urban Form Type 
designations. 

Rationale for Amendment 

Text: 

Wherever appropriate, and where not otherwise noted, the 
standards are mirrored after similar standards in other 
residential zones in Wilsonville or Frog Pond West and 
precedent unit examples shared during the Master Planning 
and Code development process. Special attention was paid to 
ensure standards create meaningful differentiation between 
the different residential Urban Form Type Designations. In 
addition, consideration was given to the wide array of housing 
types allowed throughout Frog Pond East and South and the 
desired variety. Notable unique standards include: 

• An independent numerical lot size requirement is not 
established, rather lot size must be of sufficient size to 
meet other applicable development standards. This 
simplifies the code, removes barriers to proposed 
housing variety, and prevents complexeties and likely 
contradictions in the standards. 

• Front setbacks that are uniform on any given street to 
create a more consistent streetscape. See Table 8C. 

• Creating a maximum building width that because a key 
standard controlling building bulk and differentiating 
between different Urban Form Types. 

• Creating a minimum distance between buildings when 
multiple buildings are on a lot that mirror required 
setbacks to create consistency in built form regardless 
of lotting patterns. 

Recent Edits: In Urban Form Type 3, when buildings are three stories 
require additional side yard setbacks in addition to previously 
drafted required additional front setbacks. The additional 
setbacks intend to help buffer taller buildings in an area 
designed to be primarily one and two story buildings and 
ensure adequate permeation of light and air. 
Added the requirement that for detached home lots 4000 
square feet in size or more, the setbacks should be consistent 
with same sized lots in Frog Pond West. 
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Table 8B. Frog Pond East and South Neighborhoods Development Standards 

Land Use Map Urban 
Form Type 
Designation 

Lot size 
requirements 

Min. lot 
width/ 
street 
frontage 
per lot (ft.) 

Max 
height 
(ft.) 

Front 
Setbacks 

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a 
park (ft) 

Rear  
Min. 
(ft.)  

Garages 
(note) 

Side Min.  
(ft.) A B 

Min. distance 
Between multiple 
Buildings on same 
lot along street 
frontages and public 
viewsheds 

Max. Lot 
Coverage 
(percent) C D 

Urban Form Type 1 Lots sized to 
accommodate at 
least a one-unit 

residential 
building meeting 

building code 
requirements as 
well as setbacks 
and lot coverage 

requirements. 

10 50-4 
story 

See Table 
8C. 

None 10 

E 

5F Double the min. 
side yard setback 

that would be 
required for the 
larger of the two 

building on its own 
lot. 

 

80  

except for 
detached 
homes on 

lots with an 
area 4,000 
square feet 
or greater.J 

 

Urban Form Type 2 15 40, 3-
story 

 

125 except 
that 

buildings 
over 100 

feet cannot 
occupy 
entire 
block 
face.G  

10 5F 

Urban Form Type 3 15 100 15I 5 for 
structures 
up to 25 
feet in 

height, 10 
for 

structures 
over 25 
feet in 
height. 

Notes:  

A. On corner lots, minimum side setbacks facing the street are the same as minimum front setback. Maximum setbacks equivalent to front maximums also apply. See 
Table 8C. 

B. Side setbacks to not apply to shared walls at property lines between townhouse units. 

C. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  
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D. For townhouses maximum lot coverage is calculated for the combined lots on which a single townhouse building sits rather than for each townhouse lot. 

E.  Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet or as necessary to create a 18 foot deep parking space not including alley curb. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

F. For Urban Form Type 1 and 2, side setbacks may be reduced to either: (1) down to 3.5 feet for residential structures less than 70 feet wide, or (2) down to five percent 
of the building width at the front building line for buildings greater than 70 feet and less than 100 feet wide.  

G. For Urban Form Type 2, in lieu of meeting the maximum building width, an applicant may elect to articulate the facade and roof in a manner to create architectural 
separation of building masses. Such articulation shall include a minimum 2-foot setback of the wall from the primary façade as well as interruption of the roof plane. 
The setback articulation shall, at a minimum, be equal in width to the building separation required. The depth, width of articulation is not adjustable or subject to 
waiver or administrative relief under local or state law as it is an optional compliance method in lieu of meeting the standard maximum building width and separation 
standards. For the purpose of applying other articulation standards in Section 4.113, the portions of a building on either side of the articulation in lieu of building 
separation shall be considered separate buildings. 

I. The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet. 

J. For lots 4,000 square feet in area or more with only units classified as “Other Detached Units” in Table 6C, the following lot coverage standards from Table 8A shall 
apply: 4,000 square feet or more but less than 6,000 square feet: standards of R-5 Small Lot, 6,000 square feet or more but less than 8,000 square feet: standards for 
R-7 Medium Lot, 8,000 square feet or more, standards for R-10 Large Lot. 
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Table 8C. Frog Pond East and South Neighborhoods Development Standards - Front Setbacks including Special 
Front Setbacks For Uniformity on Framework Streets 

 Front 
Min. (ft.)A 

Front 
Max.C (ft.) 

• Lot frontages along east-west oriented portion of SW Brisband Street between SW 
63rd Avenue and its eastern most point Setbacks for SW Brisband Street between 
SW Stafford Road and SW 63rd Avenue can be found in Table 23A. 

• Lot frontages along SW 63rd Avenue from southern edge of Subdistrict E1 to SW 
Advance Road 

• Lot frontages on lots with Urban Form Type 1 Designation not fronting a 
framework street listed in this table 

6B 10D 

• Lot frontages along SW 60th Avenue 

• Lot frontages along SW 63rd Avenue south of SW Advance Road 

• Lot frontages along SW Stafford Road except the Brisband Main Street buildings 

• Lot frontages along SW Advance Road 

• Lot frontages along SW Kahle Road 

• Lot frontages along framework street in Subdistrict E1 extending SW Frog Pond 
Lane and SW 63rd Avenue 

• Lot frontages along Framework Street connecting across the BPA easement area 
from SW Kahle Road to SW Frog Pond Lane extension 

• Lot frontages on lots with Urban Form Type 2 Designation not fronting a 
framework street listed in this table 

10 25E 

• Lot frontages on lots with Urban Form Type 3 Designation not fronting a 
framework street listed in this table 

10E No max 

Notes:  

A. Where a front (street) loaded garage exists, the minimum garage setback in Table 8B takes precedence of the minimums in this table. 

B. Where the minimum front setback is 6 feet it is intended to accommodate a public utility easement (PUE) for franchise utilities. If the 
City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is 
necessary and access stairs or ramps can be accommodated without impeding on the public right of way, no setback is required. 

C. Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting 
property line at anything besides a right angle, the maximum setback need only be met at one point along the property line. 

D. This maximum assumes no front (street loaded) garage, which is anticipated to be the typical condition in Urban Form Type 1. 
However, if a front facing garage is proposed, the front maximum may be exceeded to accommodate the minimum garage setback of 
20 feet from Table 8B. 

E. In Urban Form 3, buildings or portions thereof greater than either two-stories or twenty-five feet in height shall have a minimum front 
setback of 20 feet. 

  

Attachment 1 Planning Commission Work Session May 8, 2024 
Frog Pond East and South Draft Development Code Amendments (May 1, 2024)

Page 55 of 80
Planning Commission Meeting - May 8, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

555

Item 2.



E. Development Standards Specific to Relationships with Collectors and Arterial Streets.  

Amendment Description: Clarification that existing language applies to Frog Pond West 

Applicability: Frog Pond West 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

Direct language to differentiate between Frog Pond West and 
the subsequent new language regarding Frog Pond East and 
South. 

Recent Edits: None 

 

1. Frog Pond West Neighborhood:  

 a. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

i. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

b. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane 
shall not have driveways accessing lots from these streets, unless no practical alternative 
exists for access. Lots in Large Lot Sub-districts are exempt from this standard.  
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Amendment Description: Fence treatments along Stafford and Advance Roads 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) E. 

Relationship to Frog Pond 

East and South Master Plan: 

The Master Plan calls for treatments consistent with the walls 
used in Frog Pond West but adapted for units primarily facing 
the streets. It also has specific requirements regarding 
building orientation towards the subject roads. 

Rationale for Amendment 

Text: 

For Stafford Road the wall is half the height and same 
materials as Frog Pond West, as directed in the Master Plan. 
For Advance a similar style is continued, but it is more open 
with metal to create semi-private front yards consistent with 
Advance being a collector rather than an arterial like Stafford 
Road and Boeckman Road. This also creates an enhanced 
interface with the community park across SW Advance Road. 

Recent Edits: The drawing for Stafford Road was revised to be more 
consistent with the specific “half the height of Frog Pond 
West” language in the Master Plan. The new treatment is half 
the height of both the brick and metal portion.  
An actual drawing with dimensions was added for Advance 
Road rather than the previous placeholding photo. 

 

2. Frog Pond East and South Neighborhoods: 

a. Special Design Standards for east side of SW Stafford Road as well as the north side of 
SW Advance Road from Stafford Road to the wetland approximately 250 feet east of 
SW Stafford Road: 

  i. Courtyard Walls and Pedestrian Access Points: 

• Except for pedestrian access points, the frontage of each lot or tract (not 
counting any landscape tract running parallel with the road) shall have a 
wall/fence matching Figure A-8. below.  

 

 

Figure A-8. 3 Foot Wall/Fence Along Stafford Road 
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• Except for corner lots at the intersection of SW Stafford Road and SW Brisband 
Street, each lot shall have at least one paved walkway extending from the lot 
to the Stafford Road sidewalk providing a pedestrian access point. Any gates at 
pedestrian access points shall have a black “iron style” gate matching the style 
shown in Figure B-8. below. 

 

 

Figure B-8. Gate for Pedestrian Access Points along SW Stafford Road 

 

 

ii. Structure and Entry Orientation: Except for corner lots at the intersection of 
SW Stafford Road and SW Brisband Street, the facades of structures facing SW 
Stafford Road shall meet all design standards for front facades. Generally this 
will be the front façade of the structure, but if it is the side or rear façade, the 
façade must still meet front façade standards including having at least one 
building entrance oriented towards SW Stafford Road. 

b. Special Design Standards for SW Advance Road, except for the portion on the north 
side included in the Stafford Road special design standards in a. above: 

i. Only front yards shall be oriented towards SW Advance Road with front 
entrances facing the street, except for corner lots at intersecting streets where 
side yards and side facades may front SW Advance Road, as necessary.  

ii. Lots shall have courtyard fencing matching Figure C-8. including any side yards 
for lots oriented on intersecting streets. 

 

 

Figure C-8. 

Attachment 1 Planning Commission Work Session May 8, 2024 
Frog Pond East and South Draft Development Code Amendments (May 1, 2024)

Page 58 of 80
Planning Commission Meeting - May 8, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

558

Item 2.



iii. No motor vehicle access is allowed directly from SW Advance Road 
except for emergency access requested by the Fire District and 
approved by the City Engineer. 

iv. Lots shall be considered to front SW Advance Road even if a landscape 
tract exists between the lot and the SW Advance Road right-of-way. 
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Amendment Description: Public Realm Elements 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.08) F. (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Chapter 7 Public Realm 

Rationale for Amendment 

Text: 

The Master Plan provides clear and detailed language 
regarding the public realm. The language intends to direct the 
reader back to these specifics in the Master Plan. 

Recent Edits: This entire subsection was recently added to incorporate the 
public realm requirements established in the Master Plan. 

 

F. Public Realm Requirements for Frog Pond East and South Master Plan area 

1. Development in Frog Pond East and South shall conform with the public realm element 
in Chapter 7 of the Frog Pond East and South Master Plan in the following ways with 
the referenced figures, tables, and text from the Frog Pond East and South Master Plan 
incorporated into this Subsection by reference as if fully stated herein: 

a. Active transportation connections shall be provided as shown in Figure 20.  

b. Street trees shall be provided consistent with Figure 26 and the text on pages 
91 through 94. 

c. Public lighting shall be provided consistent with Figure 27 and the text on 
pages 95 through 99. 

d. Gateway treatment and monument signs shall be provided consistent with and 
limited to what is shown and described in Figure 28, Table 6, and the text on 
page 102. 

e. Sign toppers or “sign caps” shall be provided on street signs as described on 
page 102 and shown in Figure D-8 below consistent with the City’s Public 
Works Standards. 

 

 

Figure D-8. Frog Pond Street Sign Topper 
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(.09) Open Space: 
. . . 
 

Amendment Description: Frog Pond East and South open space requirements, including 
green focal points. 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.09) 

Relationship to Frog Pond 

East and South Master Plan: 

Implements the green focal points identified in the Master 
Plan including in Chapter 9, Public Realm, Parks and Open 
Space and Figure 18. 

Rationale for Amendment 
Text: 

Generally the standard open space requirements that apply to 
most residential development in Wilsonville. Beyond the 
general open space requirements specific green focal point 
requirements reflecting the Master Plan language is added. 

Recent Edits: None 

 

C. Within the Frog Pond East and South Master Plans open space shall be provided consistent with the 
requirements in Subsection 4.113 (.01) C. - F., and designed and located according to the following 
criteria:   

1. Green Focal Points. For the East and South Neighborhoods, Green Focal Points are intended to 
serve as central neighborhood destinations or gathering places that contribute to neighborhood 
character and identity. Green Focal Points can take a variety of forms, including community 
garden plots, small playgrounds or splash pads, nature play areas, pocket parks or plazas, and 
central green courtyards within housing developments. As part of meeting the open space 
requirements in Subsection 4.113 (.01) C. – F. for a Stage I Master Plan Area, each Subdistrict in 
Frog Pond East and South shall have at least one Green Focal Point meeting the 2,000 square 
foot size requirement in Subsection 4.113 (.01) D. 1. Even if the required usable open space 
requirement is otherwise met, each subdistrict shall still have the minimum 2,000 square foot 
Green Focal Point. In addition to the standards in Subsection 4.113 (.01) C.-F., the following 
requirements apply: 

a. Location requirements by Subdistrict, if Subdistrict not listed, a Green Focal Point is still 
required, but there is no special locational requirements: 

• Subdistrict E1: Green Focal Point to be located north of the Frog Pond Grange 
building or in the tree grove near the existing home at 27480 SW Stafford 
Road. 

• Subdistrict E3: A Green Focal Point to be located at trailhead adjacent to SROZ 
leading to the south. 

• Subdistrict E4: A plaza space is to be integrated with the Brisband Street Main 
Street mixed-use development. 

• Subdistrict S2: A Green Focal Point to be located and aligned with terminus of 
future extension of SW Hazel Street. 

• Subdistrict S3: A Green Focal Point to be located near northern end of Kruse 
Creek. 

b. Direct access to one or more Green Focal Points shall be provided from each residential 
lot in the neighborhood. Direct access, for the purpose of this requirement, means: a 
pedestrian would need to travel on no more than two different streets to reach a green 
focal point from the lot frontage of the home to an open space frontage. 
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(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

. . . 

Amendment Description: Block and access standards for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.10) B. 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects no specific block and access standards in the Master 
Plan beyond identifying framework streets. 

Rationale for Amendment 

Text: 

Provides reference to general citywide block and access 
standards for applicability to Frog Pond East and South. 

Recent Edits: None 

 

2. In the Frog Pond East and South Neighborhoods, or if a legislative master plan does not provide 
sufficient guidance for a specific development or situation, the Development Review Board shall 
use the block and access standards in Section 4.124(.06.09) as the applicable standards apply.  

. . . 

(.14) Main Entrance Standards: 

. . . 

Amendment Description: Removal of little utilized entrance distance from grade 
requirement 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.14) C. 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety. 

Rationale for Amendment 

Text: 

Removal prevents a barrier to second floor entries which may 
be used for unit configurations like townhouses on top of an 
ADU.  

Recent Edits: None 

 

C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  

  

Attachment 1 Planning Commission Work Session May 8, 2024 
Frog Pond East and South Draft Development Code Amendments (May 1, 2024)

Page 62 of 80
Planning Commission Meeting - May 8, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

562

Item 2.



(.15) Garage Standards: 

. . . 

B. Street-Facing Garage Walls: 

. . . 

3. Standards: 

Amendment Description: Simplification of garage standards 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.15) B. 

Relationship to Frog Pond 

East and South Master Plan: 

None 

Rationale for Amendment 

Text: 

The proposal simplifies the language used for garage 
frontages in Frog Pond West to apply throughout Frog Pond. It 
also addresses a frequent issue encountered in Frog Pond 
West development were the existing standards required non-
standard width garage doors which unnecessarily increased 
expenses and created more lead-time for custom fabrication. 

Recent Edits: None 

 

a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length of 
the street-facing façades. For detached single-family and accessory structures, the standards 
apply to the street-facing façade of each unit. For corner lots, this standard applies to only 
one street side of the lot. For lots less that are less than 50 feet wide at the front lot line, the 
standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

a. The width of the garage door may be up to 50 percent of the length of the street-facing 
façade as measured from the interior of the frame surrounding the garage door.  

b. The garage door must be recessed at least four feet from the front façade or six feet from 
the front of a front porch.  

c. The maximum driveway width is 18 feet.  

d. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

e. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the appearance 
of the garage from the street. Side-loaded garages, i.e., where the garage openings are 
turned away from the street, are exempt from this requirement.  

f. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door and 
the sidewalk. This standard does not apply to garage entries that do not face the street.  
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(.16) Residential Design Standards: 

. . . 

Amendment Description: Applicability of existing residential design standards for RN 
zone 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.16) 

Relationship to Frog Pond 

East and South Master Plan: 

Generally to housing variety as current RN residential design 
standards do not address all of the allowed residential unit 
types in Frog Pond East and South. 

Rationale for Amendment 
Text: 

When the RN zone residential design standards were adopted, 
there were no residential design standards in the City except 
for ones specific to Villebois. Since that time, as part of the 
Middle Housing in Wilsonville project, citywide design 
standards were established for various unit types. These 
standards can be found in Subsection 4.113 (.14). In addition, 
this current package of code amendments includes new 
design standards for multi-family development. The decision 
was made to allow the citywide design standards covering all 
unit types be applied in Frog Pond East and South rather than 
the Frog Pond West standards geared towards single-family 
detached homes. 

Recent Edits: None 

 

B. Applicability. These In Frog Pond West these standards C. through G. apply to all façades facing streets, 
pedestrian connections, parks, open space tracts, the Boeckman Trail, or elsewhere as required by this 
Code or the Development Review Board. Exemptions from these standards include: (1) Additions or 
alterations adding less than 50 percent to the existing floor area of the structure; and, (2) Additions or 
alterations not facing a street, pedestrian connection, park, or open space tract.  In Frog Pond East and 
South the standards in C. through G. do not apply. Rather, design standards in 4.113 (.14) apply to all 
public-facing facades in Frog Pond East and South.  

. . . 
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(.17) Fences: 

Amendment Description: Applicability of existing fence requirements 

Applicability: Frog Pond West and Frog Pond East and South 

Impacted Code Section(s): 4.127 (.17) 

Relationship to Frog Pond 

East and South Master Plan: 

Consistent with specific fencing standards for Stafford Road 
and Advance Road. 

Rationale for Amendment 

Text: 

This existing language regarding fencing for Frog Pond West 
makes sense to be applicable to Frog Pond East and South as 
well. The proposed strikeout allows these standards to apply 
to all Frog Pond neighborhoods. 

Recent Edits: None 

 

A. Within Frog Pond West, fFences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall along 
Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

. . . 
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Amendment Description: Waivers for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.22) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 3. 
regarding an alternative discretionary path for approval. 

Rationale for Amendment 

Text: 

Maintains the City’s existing discretionary waiver path but 
adds specific waiver criteria related to consistency with 
designated Urban Form Types and housing variety. 

Recent Edits: None 

 

(.22) Consideration of Waivers in the Frog Pond East and South Neighborhoods. 

A. Applicants for development in the Frog Pond East and South neighborhoods may request 
waivers to applicable development and design standards in Section 4.127, provided the criteria 
in subsection B. are met.  

B. In addition to the waiver criteria in Sections 4.118 and 4.140 and applicable Site Design Review 
standards, when reviewing a waiver for development within the Frog Pond East and South 
Neighborhoods the Development Review Board’s decision shall be based on the following 
criteria, which reflects guidance in the Frog Pond East and South Master Plan: 

1. The development enabled by the waiver is complementary and compatible with 
development that would typically be built within the subject Urban Form Type as 
described in Chapter 6 of the Frog Pond East and South Master Plan.  

2. The waiver continues to support a wide variety of housing throughout the Frog Pond 
East and South neighborhoods including not reducing the Minimum Number of Units of 
any requirement in Table 6B by the greater of 5 units or 20%.  

  

Attachment 1 Planning Commission Work Session May 8, 2024 
Frog Pond East and South Draft Development Code Amendments (May 1, 2024)

Page 67 of 80
Planning Commission Meeting - May 8, 2024 

Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

567

Item 2.



Amendment Description: Development Standards for the Commercial Main Street 

Applicability: Commercial Main Street Area of Frog Pond East 

Impacted Code Section(s): 4.127 (.23) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements the portion of Chapter 9, 
Implementation, relating to Coding for Main Street 

Rationale for Amendment 

Text: 

The standards are a simplified adaptation of Town Center 
Zone development standards to support the development of 
similar types of mixed-use buildings along SW Brisband Street. 

Recent Edits: • Refined references to allowed uses in Subsection 
(.02). 

• Removed frontage requirement for Stafford Road 
due to impact of round-a-bout placement at 
intersection with Brisband Street. 

• Removed ability of parking to be to the side of a 
building. 

• Increased the allowed distance between pedestrian 
connections from 250 to 300 feet to allow additional 
flexibility of building width based on actual block 
length between Stafford Road and SW 63rd Avenue. 

• Reduced the length of the building that must have 
weather coverage from 75% to 50% based on 
developer feedback. 

 

(.23) Residential Neighborhood Zone - Commercial Main Street Development 

A. Applicability. These standards apply to the Commercial Main Street area described in 
Subsection (.07) A. 1. and shown in Figure A-7. 

B. Allowed Uses. See Subsection (.02) above. 

C. Development Standards. The following development standards apply to all development within 
the Commercial Main Street area of Frog Pond East. 

Table 23A. Commercial Main Street Development Standards  

STANDARD  

Front setback  

  Minimum  0 ft.  

  Maximum  20 ft.  

Side facing street on corner 

  Minimum  0 ft.  

  Maximum  10 ft.  

Side yard  

  Minimum  0 ft.  

  Maximum  10 ft.  

Rear setback  

  Minimum  0 ft.  

Building height (stories) A  

  Minimum  two  

  Maximum   four  
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Ground floor height minimum 12 ft.  

Building site coverage maximum  90%  

Minimum landscaping  10%  

Minimum building frontage B  

  On SW Brisband Street 70% 

  On SW Stafford Road None 

  On other streets None 

A Second stories or higher in buildings must be useable. No false front buildings are permitted.  
B To meet the minimum building frontage requirement, the ground level street-facing façade must meet 
the maximum setback standard for a minimum of 70% of the lot length on SW Brisband Street.  

D Design Standards: 

1. Purpose and Intent. The purpose of the design standards is to provide high quality 
design within the Commercial Main Street area that creates a place of distinct 
character. The design of buildings and other site features shall functionally relate to 
adjacent streets and open spaces; shall include architectural diversity and variety in 
their built form; shall contribute to the vitality of the street environment through 
incorporation of storefronts, windows, and entrances facing the sidewalk; and shall 
minimize the visual impact of off-street parking from streets.  

2. Building and Entry Placement. Buildings shall meet the following standards:  

a. Development shall meet the minimum building frontage standards in Table 
23A. 

b. At least one entrance door is required for each business, including live-work 
units, with a ground floor frontage.  

c. All primary ground-floor common entrances shall be oriented to the street or a 
public space directly facing the street, or placed at an angle up to 45 degrees 
from an adjacent street. Primary ground-floor common entrances shall not be 
oriented to the interior or to a parking lot. 

d. If a parcel has frontage on more than one street, the primary building entrance 
is encouraged to orient to the street intersection. If the parcel has frontage on 
Brisband Street, the primary entrance shall orient to Brisband Street or to the 
intersection.   

e. Courtyards, plazas and similar entrance features may be utilized to satisfy the 
building entrance requirement when these features are designed to connect 
the adjacent street edge to the primary building entrance. A direct pedestrian 
walkway not exceeding 20 feet in length shall be provided between the 
building entrance and the street property line.  

f. Each entrance shall be covered, recessed, or treated with a permanent 
architectural feature in such a way that weather protection is provided. 

3. Building Setbacks. Development shall meet the minimum and maximum setback 
standards in subsection Table 8C. No off-street vehicle parking or loading is permitted 
within the setback. Bicycle parking is permitted within the setback.  

4. Front Yard Setback Design. If front yard setbacks are provided, they shall be designed to 
encourage pedestrian activity and active ground floor uses. Landscaping, water quality 
treatment, seating areas, an arcade, or a hard-surfaced expansion of the pedestrian 
path must be provided between a structure and a public street or accessway. If a 
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building abuts more than one street, the required improvements shall be provided on 
all streets. Hard-surfaced areas shall be constructed with scored concrete or modular 
paving materials. Benches and other street furnishings are encouraged.  

5. Walkway Connection to Building Entrances. A walkway connection is required between 
a building's primary entrance and a public street or accessway. This walkway must be at 
least six feet wide and be paved with concrete or modular paving materials.  

6. Parking Location and Landscape Design: 

a. Parking for buildings adjacent to public street rights-of-way must be located to 
the rear of buildings. 

 b. Within off-street parking lots for the commercial uses, time limitations may be 
placed on parking spaces to encourage parking turnover. This includes time 
limitations to pick up and drop off of goods from area businesses (e.g. 
drycleaner, bank ATM etc.).  

7. Building Design Standards: 

a. General Provisions: 

i. The first-floor façade of all buildings shall be designed to encourage 
and complement pedestrian-scale interest and activity through the 
use of elements such as windows, awnings, and other similar features.  

ii. Building entrances shall be clearly marked, provide weather covering, 
and incorporate architectural features of the building.  

iii. Architectural features and treatments shall not be limited to a single 
façade. All public-facing facades shall display a similar level of quality 
and architectural interest, with elements such as windows, awnings, 
murals, a variety of exterior materials, reveals, and other similar 
features.  

b. Design Standards. All buildings shall comply with the following design 
standards: 

i. Windows:  

• Building facade windows are required on all facades facing SW 
Brisband Street or SW Stafford Road (see Figure A-23), as follows:  

Ground Story facing SW Brisband Street  60% of ground floor wall area  

Ground Story facing SW Stafford Road or SW 63rd 
Avenue  

40% of ground floor wall area 

Upper Stories facing SW Brisband Street, SW 
Stafford Road, or SW 63rd Avenue  

20% of facade  

Other facades No minimum 

• Window area is the aggregate area of the glass within each 
window, including any interior grids, mullions, or transoms. 
Facade area is the aggregate area of each street-facing vertical 
wall plane.  
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• Required windows shall be clear glass and not mirrored or 
frosted, except for bathrooms. Clear glass within doors may be 
counted toward meeting the window coverage standard.  

• Ground floor windows. For facades facing SW Brisband Street, SW 
Stafford Road, and SW 63rd Avenue elevations within the 
building setback shall include a minimum percentage of the 
ground floor wall area with windows, display areas or doorway 
openings. The ground floor wall area shall be measured from two 
feet above grade to ten feet above grade for the entire width of 
the street-facing elevation. The ground floor window 
requirement shall be met within the ground floor wall area; glass 
doorway openings to ground level may be counted toward 
meeting the requirement.  

 

Figure A-23. Window Placement and Percentage of Facade 
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ii. Building Facades: Public-facing facades shall extend no more than 50 
feet without providing at least one of the following features: (a) a 
variation in building materials; (b) a building off-set of at least one 
foot; (c) a wall area that is entirely separated from other wall areas by 
a projection, such as an arcade; or (d) by other design features that 
reflect the building's structural system (See Figure B-23). No building 
façade shall extend for more than 300 feet without a pedestrian 
connection between or through the building.  

Figure B-23. Building Facade Articulation 

 

 

iii. Weather Protection: Building facades facing SW Brisband Street shall 
provide weather protection as follows: 

• A projecting facade element (awning, canopy, arcade, or marquee) 
must be provided along at least 50 percent of the façade.  

• All weather protection must comply with the Oregon Structural 
Specialty Code in effect at the time of application for projections 
or encroachments into the public right-of-way.  

• Weather protection shall be maintained and in good condition.  

• Weather protection features shall project at least five feet from 
the building façade. 

• Marquees shall have a minimum ten-foot clearance from the 
bottom of the marquee to the sidewalk. Canopies and awnings 
shall have a minimum eight-foot clearance from the bottom of the 
awning or canopy to the sidewalk.  

• The projecting façade element shall not conflict with street lights. 
If the projecting façade element blocks light shed from adjacent 
street lights, exterior lighting shall be located on the building.  

• Awnings shall match the width of storefronts or window openings.  

• Internally lit awnings are not permitted.  

• Awnings shall be made of glass, metal, or a combination of these 
materials. Fabric awnings are not permitted.  

iv. Building Materials. Plain concrete block, plain concrete, T-111 or 
similar sheet materials, corrugated metal, plywood, sheet press board 
or vinyl siding may not be used as exterior finish materials. 
Foundation material may be plain concrete or plain concrete block 
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where the foundation material is not revealed for more than two feet. 
Use of brick and natural materials (wood) is encouraged.  

v. Roofs and roof lines. Except in the case of a building entrance feature, 
roofs shall be designed as an extension of the primary materials used 
for the building and should respect the building's structural system 
and architectural style. False fronts and false roofs are not permitted.  

vi. Rooftop features/equipment screening: 

• The following rooftop equipment does not require screening:  

• Solar panels, wind generators, and green roof features;  

• Equipment under two feet in height.  

• Elevator mechanical equipment may extend above the height limit 
a maximum of 16 feet provided that the mechanical shaft is 
incorporated into the architecture of the building.  

• Satellite dishes and other communications equipment shall be 
limited to ten feet in height from the roof, shall be set back a 
minimum of five feet from the roof edge and screened from public 
view to the extent possible.  

• All other roof-mounted mechanical equipment shall be limited to 
ten feet in height, shall be set back a minimum of five feet from 
the roof edge and screened from public view and from views from 
adjacent buildings.  

• On all structures exceeding 35 feet in height, roofs shall have 
drainage systems that are architecturally integrated into the 
building design.  

• Any external stairwells, corridors and circulation components of a 
building shall be architecturally compatible with the overall 
structure, through the use of similar materials, colors, and other 
building elements.  

• Required screening shall not be included in the building's 
maximum height calculation.  

vii. General Screening. Utility meters shall be located on the back or side of 
a building, screened from view from a public street to the greatest 
extent possible, and shall be painted a color to blend with the building 
façade.  

viii. Building projections. Building projections are allowed as follows (see 
Figure C-23):  

• Architectural elements such as eaves and cornices may project up 
to one foot from the face of the building.  

• Bay windows and balconies may project up to four feet from the 
face of the building. Balconies that project into the right-of-way 
shall have a minimum vertical clearance of 10 feet from sidewalk 
grade or be mounted at the floor elevation, whichever is greater.  
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Figure C-23. Building Projections 
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Amendment Description: Specific Land Use Considerations for Frog Pond East and South 

Applicability: Frog Pond East and South 

Impacted Code Section(s): 4.127 (.24) (new) 

Relationship to Frog Pond 

East and South Master Plan: 

Directly implements Implementation Measure 4.1.7.D. 5. And 
10. regarding treatment of these specific areas. 

Rationale for Amendment 

Text: 

Directly reflects the direction given in the Master Plan with 
identifying location description and map. 

Recent Edits: None 

 

(.24) Special, Specific Land Use Considerations 

A. Frog Pond Grange Property. This special consideration pertains to an areas described as: the 
western half of the area of Subdistrict E1 north of the framework street that is an extension of 
SW Frog Pond Lane and west of the framework street extending across the BPA easement. See 
Figure A-24 for locational reference. The community supports preservation, reuse, and adjacent 
uses supportive of the current Frog Pond Grange building. the Frog Pond East and South Master 
Plan identifies the long-term use of the subject area as maintaining the existing 
civic/meeting/event space use or substantially similar use with surrounding open. Any 
substantial change of use shall require an amendment to the Frog Pond East and South Master 
Plan. Preservation of the existing building, substantially similar in design to that existing as of 
the 2022 adoption of the Frog Pond East and South Master Plan, is required on the site unless 
approved by the Development Review Board with findings providing substantial evidence that 
preservation is not feasible due to structural issues with the building that are not feasible, 
either economically or technically, to repair. 

   Figure A-24 
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B. Treed area on south side of SW Kahle Road. This special consideration pertains to an area 
described as a treed area south of SW Kahle Road between Subdistricts E2 and E3 and bounded 
on both side by creeks. See Figure B-24 for locational reference. An applicant may request the 
subject area not be included in the SROZ based on findings made, as part of a SROZ Map 
Verification, that the area does not meet the standard to be included in the SROZ. If it is found 
the area is not to be in the SROZ the Urban Form Type 3 shall apply. There is no minimum unit 
count and the area would not be considered part of a subdistrict. There would be no housing 
variety requirement applied. 

    Figure B-24 
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Amendment Description: Remove buffering language for multi-family development 

Applicability: Citywide 

Impacted Code Section(s): 4.176 (.04) 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the mix of residential types called for in the Master 
Plan, including multi-family, throughout the Master Plan, by 
not requiring screening between different unit types. 

Rationale for Amendment 
Text: 

Frog Pond East and South focuses on a mix of residential types 
throughout, rather than segregation of residential types. This 
legacy language being deleted reflects a development era 
dominated by separated single-family and multi-family areas 
without middle housing. Removing this language better reflects 
the current approach of integration of housing types. 

Recent Edits: None 

 
Subsection 4.176 (.04) Buffering and Screening 

 
B. Activity areas on commercial and industrial sites shall be buffered and screened from adjacent 
residential areas. Multi-family developments shall be screened and buffered from single-family 
areas. 
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Amendment Description: Deed restriction cannot restrict housing types allowed by 
zoning 

Applicability: Citywide 

Impacted Code Section(s): 4.210 and 4.220 

Relationship to Frog Pond 

East and South Master Plan: 

Supports the mix of residential types called for in the Master 
Plan, but not allowing any to be disallowed by private covenant 
or deed restriction. 

Rationale for Amendment 
Text: 

House Bill 2001 (2019) established that from January 1, 2020 
private deed restrictions and covenants, including CC&Rs, could 
not be written to exclude middle housing. These edits reflects 
this law and further clarifies that any housing type allowed 
under City zoning cannot be limited by private deed restrictions 
and covenants. 

Recent Edits: None 

 
Section 4.210 Application Procedure (Tentative Plat) 
 

(.01) C. 4.  
Limitations on Deed Restrictions. Board The City may limit content of deed restrictions in order to 
promote local, regional and state interests in affordable housing and/or comply with applicable 
statute, rules, and policies; the Board may limit the content that will be accepted within proposed 
deed restrictions or covenants. In adopting conditions of approval for a residential subdivision or 
condominium developmentland division, the Board or Planning Director may prohibit such things as 
mandatory minimum construction costs, minimum unit sizes, prohibitions of manufactured housing, 
etc. The City shall in all cases ensure no deed restrictions or covenants limit construction of any 
housing allowed by City zoning for the subject land. 

 
Section 4.220. Final Plat Review 

 
(.02) C. 
 
Deed restrictions. A copy of all protective deed restrictions proposed for the area shall accompany the 
final Plat and specifications of all easements and dedications as required by the Development Review 
Board. The Planning Director shall not sign the final plat if the proposed deed restrictions fail to 
provide for the on-going maintenance of common areas or, violate established conditions of approval 
for the development, or violate other statutes, rules, or standards the City has responsibility to 
enforce, including those related to not allowing deeds or covenants to limit housing types allowed 
by the City’s zoning for a given property(s).   
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Amendment Description: Clarify applicability of DRB Site Design Review for housing 

Applicability: Citywide 

Impacted Code Section(s): 4.420 

Relationship to Frog Pond 

East and South Master Plan: 

Reflects the allowance of a wide variety of housing types, 
including various types of multi-family, throughout the Master 
Plan area. Supports the allowance for alternative discretionary 
review called for in the Master Plan. 

Rationale for Amendment 

Text: 

The amendments to this section clarify that residential 
structures reviewed under clear and objective residential 
design standards are not subject to Site Design Review by the 
Development Review Board. Besides providing additional 
clarity for single-family and middle housing, this proposed 
change supports the change allowing administrative review of 
multi-family buildings (apartments). Site Design Review will 
continue to apply to commercial and industrial buildings, 
mixed-use residential buildings, and required open space 
landscaping. The language also allows the option for residential 
developers to seek Site Design Review as an alternative to 
following the clear and objective residential design standards. 

Recent Edits: None 

Section 4.420. Jurisdiction and Powers of the Board Review Authority for Site Design Review 

(.01) Application of Section. Except for single-family and middle housing dwellings in any 
residential zoning district, and apartments in the Village zone, 

A.  Unless exempt as noted in 1.-2. below, no building permit shall be issued for a new 
building or major exterior remodeling of an existing building unless the building 
architecture and siting is approved by the Development Review Board (Board) through 
Site Design Review.  

1. Residential structures in residential zones are exempt from Site Design 
Review as long as they meet established clear and objective design and siting 
standards or any allowed adjustments. This exemption does not apply to 
mixed-use residential structures. However, an applicant may elect to have 
residential structures approved by the Board through Site Design Review in 
association with waivers from specific standards.  

2. Minor building modifications to non-residential structures are reviewed 
under the authority of the Planning Director as established is Section 4.030. 

 

B. Unless exempt as noted in 1.-2. below, no building permit within an area covered by a 
Stage II Planned Development, or PDP in the Village Zone, shall be granted unless 
landscaping plans are reviewed and approved by the Board through Site Design 
review, or FDP in the Village Zone. 

1. Landscaping on residential lots in residential zones is exempt from Site Design 
Review unless it is part of the open space required under Subsection 4.113 
(.01).  
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2. Minor modifications to landscape plans subject to Site Design Review can be 
reviewed by the Planning Director as established in Section 4.030. 

 

C.  No Sign Permit, except as permitted in Sections 4.156.02 and 4.156.05, shall be issued 
for the erection or construction of a sign relating to such new building or major 
remodeling, until the plans, drawings, sketches and other documents required for a Sign 
Permit application have been reviewed and approved by the Board. 
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Note: The following Development Code language is included for context and reflects what is included in the 
Development Code amendment package. 

4.113 Residential Development in Any Zone 

(.07) Fences: 

. . . 

E. When fences create an enclosed side yard area five feet or less in width, gates or other 
openings shall be provided creating a through connection to either a rear yard or alley. 

 

6.221. Maintenance of Side Yards in Residential Areas 

(1) In addition to nuisances applicable generally to vegetation, junk, and rubbish in residential areas 
in Sections 6.208, 6.210, 6.216 and 6.220, side yards in residential areas shall be kept clear of 
vegetation, rubbish, junk, and any other material that would prevent the pedestrian passage 
through the side yard to a rear yard or alley, where such passage is required or otherwise enabled 
by lack of fencing or provision of gates. 

 

Amendment Description: Special nuisance regulations for narrow side yards 

Applicability: Citywide, including existing development 

Impacted Code Section(s): 6.221 (new) 

Relationship to Frog Pond 

East and South Master Plan: 
Accommodates a variety of housing configurations 
as called for in the Master Plan and associated side 
yard configurations. 

Rationale for Amendment 

Text: 
This language, together with new language in 
Chapter 4, Subsection 4.113 (.07), above, provides a 
simple means to ensure narrow fenced areas are 
maintained and do not become nuisance areas. The 
concept is that ensuring access will increase use and 
with increased use there is a greater propensity for 
maintenance, and if maintenance does not have 
happen there is a specific code provision to address 
the issue. 

Recent Edits: Recently added based on discussion with and 
feedback from the City Council. 
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Tonight's Agenda
• Follow Up Information-variety standards
• Review of Code Amendments in Their Entirety
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Mobility-Friendly Units

Minimum 
Total 
Number 
of Units 
(from 
Table 6B)

Assumed Total 
Units for 
Calculating 
Target Unit 
Minimum 
(125% of 
Minimum 
Total)

Minimum Number 
of Mobility-Ready 
Units (from Table 
6B)

Percent of Total 
(Estimated)

Code Min. 1325 1625 160 9.8%

Actual Min. with 
Main Street 
Mixed Use 
“Overage”

1325 1625 246 15.1%

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

585

Item 2.



Small Unit Threshold

• 2017-2020 Permit Data
– 20% 1200-1500 square foot units
– No units less than 1200 square feet
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Draft PC Minutes were 
reviewed and approved as 

corrected at the June 12, 2024 
PC Meeting. 

 

PLANNING COMMISSION 
MEETING MINUTES 

May 8, 2024 at 6:00 PM 
City Hall Council Chambers & Remote Video Conferencing 

 
CALL TO ORDER - ROLL CALL  
A regular meeting of the Wilsonville Planning Commission was held at City Hall beginning at 6:00 p.m. 
on Wednesday, May 8, 2024. Chair Andrew Karr called the meeting to order at 6:00 p.m., followed by 
roll call. Those present: 
 
Planning Commission: Andrew Karr, Ron Heberlein, Nicole Hendrix, Matt Constantine, Sam Scull, 

and Yana Semenova. Jennifer Willard was absent. 
 
City Staff: Miranda Bateschell, Amanda Guile-Hinman, Daniel Pauly, and Mandi 

Simmons. 
 
PLEDGE OF ALLEGIANCE 
The Pledge of Allegiance was recited. 
 
CITIZEN INPUT 
This is an opportunity for visitors to address the Planning Commission on items not on the agenda.   
There was none. 
 
ADMINISTRATIVE MATTERS 

1. Consideration of the April 10, 2024 Planning Commission Minutes 
The April 10, 2024 Planning Commission Minutes were accepted as presented. 
 
WORK SESSION  

2. Frog Pond East and South Implementation-Development Code (Pauly) 
 
Daniel Pauly, Planning Manager, presented the Staff report via PowerPoint, providing the follow-up 
information requested by the Planning Commission on the Variety Standards, particularly with regard 
to thresholds for the number of mobility-ready units and size for small units. Staff continued to 
recommend a minimum 10 percent for mobile-friendly units, anticipating vertical mixed-use could lead 
to up to 15 percent, and setting 1,200 sq ft as the minimum threshold to ensure construction of 
smaller unit types. 
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• Referencing the meeting packet, he also reviewed the proposed Development Code 
Amendments.... 

 
Feedback from the Planning Commission and responses by Staff to Commissioner questions were as 
noted: 
 
Mobility-Ready units 
• Once adopted into Code, the 10% requirement would be final. However, construction in Frog Pond 

would not begin until the Boeckman Creek Sewer Interceptor was built, which was still a couple 
years away. The City was planning Residential Code updates to implement any recommendations 
from the Housing Production Strategy, especially if the Housing Our Future project identified 
specific needs or provided more data, which would be an opportunity to make any changes 
consistent with any findings from the project prior to any construction at Frog Pond.  

• Given that exceeding the 10% requirement was realistic at buildout, the 10% Code minimum was 
acceptable.  

• Being able to have enough mobility-ready units was everyone’s concern. Mr. Pauly articulated 
some negatives as that percentage increased, and the economic feasibility of the units was also a 
consideration. 

 
Small Unit Threshold 
• The data analysis information was good to have and revealed the missing unit type. The 

Commission wanted to make homes more affordable, which was a challenge in Wilsonville. Staff’s 
assessment and willingness to reassess their position was appreciated.  

• Five percent of the units in Frog Pond East and South would equate to about 75 small unit-type 
homes. 

• The lower 1200 ft threshold would provide the variety the Planning Commission wanted.  
 
The Planning Commission supported Staff’s recommendations for a 10 percent minimum for mobile-
ready units and a small unit threshold of 1,200 sq ft. 
 
Code Amendment Review  
• Mr. Pauly explained many footnotes were important to policy, and while Footnote A for Table 6B, 

which established the minimum unit types, was long, it referred to the definition of detached 
duplex or cluster housing, allowing two detached units to be built on the same lot. (Page 34 of 80)  
• In Frog Pond West, on lots of 8,000 sq ft or larger, developers sometimes built two houses 

intended for 4,000 sq ft lots on a single lot through a middle land division process. To an 
observer, these homes appeared identical to any other detached homes. Footnote A addressed 
concerns about developers counting such units as middle housing, so that each unit would be a 
detached single-family home on its own lot.   

• To qualify as middle housing units, a unique configuration was required, such as not having 
street frontage, to distinguish cluster housing, for example, from detached single-family homes 
and meet the intent of the standards. 

• A detached single-family home and a small home of 1,200 sq ft or less would not qualify as middle 
housing if both homes were facing the street. If one unit qualified as an Accessory Dwelling Unit 
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(ADU), then half of the parcel could count as another unit type. ADU sized units would count as 
middle housing, but a small home would not. 

• Seeing previously discussed items coming to fruition in a document was appreciated as were the 
references to removing redundancies and cleaning up the document.  

• Mr. Pauly explained the Urban Form section described the range of urban forms. If Form Types 1 
and 3 were mentioned, one could assume something in between existed. Referencing Type 2 had 
made the document a bit long, but if mentioning Type 2 would provide more certainty and clarity, 
it could be added. (Page 5 of 80)  

• The definition of “multi-family” was revised during the recent Middle Housing Code work was 
done. No changes to the definition were proposed because the section was more about defining 
the review process than defining “multi-family.” (Page 6 of 80) 

• Mr. Pauly acknowledged Page 34 was complex, so he would try to reword it. He was having other 
Staff review the document as well, and he would ask for their feedback.  (Page 34 of 80) 

• Mr. Pauly was not sure why the notes about square pickets and the brick wall being six inches thick 
with a stucco cap were different on Pages 57 and 58. He suggested adding the language to Page 57 
to ensure the wall appearance remained consistent. 

• Use of the words “Board” or “Planning Director” covered every potential review process, making 
interchangeable use of the words “Board” and “City” acceptable. (Page 78 of 80) 

• Section (D).2.c addressed concerns from the Fred Meyer development, where main entrances were 
required to be street-facing, but none of the actual business entrances faced the street, as all 
street-facing entrances were blocked off with no access. The amendment aimed to prevent this in 
Frog Pond by requiring the primary entrance to be street-facing, which was also consistent with the 
Master Plan’s requirements for dwellings. This was reinforced by similar language throughout the 
Zone and Residential Design Standards that mirror the idea of the main entrance facing the street. 
(Page 69 of 80)   
• At the Fred Meyer development, Boones Ferry Road’s design with no on-street parking and 

most pedestrian activity on the interior led to street entrances getting blocked off. In Frog 
Pond, Brisband St had on-street parking and was designed to have more pedestrian traffic. 
Additionally, the street-facing requirement was only for the side facing Brisband St, so some 
tenant spaces might not go all the way through the building and have a back hallway.  

• The risk for street-facing entrances being blocked off was not as high in Frog Pond as Fred 
Meyer, and the requirement was consistent for all development types to orient toward the 
street rather than parking.  

• The requirement in Section (D).7.b.i for 60 percent of the ground floor wall area to be windows 
aimed to create the appearance of a store front, making the building look like a commercial 
business rather than a residential building. While this requirement would provide light into the 
unit, its primary intent was to provide a streetscape, urban design element, contributing to the look 
and feel of the pedestrian and commercial area. (Page 70 of 80) 
• Miranda Bateschell, Planning Director added part of the reason for the requirement was 

Brisband St was a main street. The glazing on the windows created interaction between the 
interior frontages and sidewalk activity in the pedestrian realm. The glazing standards, 
particularly for the ground story facing SW Brisband Street was adapted from the Town Center 
Code, which would also apply to the main street in Town Center. 

• Glazing standards for Old Town Square, which included the Fred Meyer development, were 
intended to prevent street-facing windows from having film or other blocking features, but 
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enforcement was difficult due to the orientation of the tenant spaces. For example, bathrooms 
at the back of tenant spaces required window tinting. Although these Standards did not go into 
such detail, generally, window tinting could be applied to the interior but not the exterior, 
similar to how interiors signs were exempt from sign regulations. Even with tinting regulated, 
the reflectivity of windows would remain consistent, maintaining a uniform look. However, 
businesses could still apply similar film on the inside, compromising visibility from both sides. 

• Mr. Pauly noted the question was how much the City should regulate. Staff had been aiming to 
be consistent with similar development elsewhere. If the City had such a requirement, 
consistency would be recommended, but even in Town Center, interior windows were not 
regulated.  

• Ms. Bateschell clarified any glazing requirements would be limited to commercial storefronts, 
providing more flexibility and privacy for residential or live-work units, especially during non-
business hours. If the Planning Commission wanted to consider amending this section, Staff 
could double-check the provisions, especially in relation to the main street of Town Center, as 
the regulation may have been in the design standards table but not carried over to the window 
façades table. 
• As far as live-work units, Town Center was very unique, depending on the sub-district. Retail 

on the ground floor of every building or even every street was not required. The only 
location requiring an active ground floor frontage was on the main street itself, so in certain 
areas of the Town Center ground floor units were likely. Along the main street and at the 
intersection with Courtside Dr, active ground floor spaces would not be primarily 
residential. She could not remember if live-work spaces were restricted, but she did know 
an active space along the main street was required. Both live-work and purely residential 
spaces on the ground floor in some of the Town Center buildings would be seen. 

• Mr. Pauly confirmed the Planning Commission would continue to review the Development 
Standards at the June meeting before holding the public hearing. He would highlight changes in the 
next revision for easier differentiation so Commissioners would not have to re-read the entire 
document. 

• Mr. Pauly highlighted key new or notable changes in the Development Code as follows: 
• Blending minimum requirements for housing types over sub-district boundary lines was initially 

discussed for mobility-ready units, where an excess in one sub-district could be counted as a 
credit to a neighboring sub-district that may not have enough as long as the units were on the 
sub-district borders. After a lot of discussion, Staff was recommending the concept be extended 
further to allow blending for either middle housing or small units, but not both, to allow similar 
flexibility for those unit types. If, for example, middle housing standards were not met in one 
sub-district and the builder controlled both sides of the boundary line, the line could be a bit 
wider to build middle housing on the other side of the street. The credits needed to be used 
immediately adjacent to the boundary line and could not be used on the other side of the sub-
district.  
• Several requirements still needed to be met, including having three types of housing units in 

each sub-district. For example, a sub-district could have three different configurations of 
multi-family units and meet the middle housing requirement right over the sub-district line.  

• The credits could really come into play in two scenarios. Sub-district E4 in Frog Pond East 
was at the corner of Stafford and Advance Rds. where West Hills had shown scenarios with 
primarily multi-family units in the sub-district. In that case, middle housing requirements 
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could be met right over the border on the northern side in Sub-district E5.  , next door to 
the north. 

• Another scenario was at the boundaries between Sub-districts South 2 and South 3, where a 
variety of 2- to 5-acre properties were located. If a developer gets an interest in a 3- or 4-
acre property on both sides of the sub-district line, housing types could be blended a bit at 
the sub-district line, which seemed like a reasonable flexibility to allow in that situation.  

• Builders could not borrow credits from another builder. Credits were intended for use when 
the Stage 1 area, or proposed development, already crossed sub-district lines. Flexibility 
would be allowed during Stage 1 planning, when looking at the entire area being planned 
for development, but credits would be limited to the boundary area or either side of the 
street. 

• Mr. Pauly said he would have to consider if the Code allowed for rolling surplus credits across 
multiple sub-districts, or daisy-chaining credits, to meet housing type requirements.  
• Commissioner Heberlein believed as long as the overall requirements were being met, a bit 

of shift in a given development seemed reasonable. 
• Narrow Side Yards. In Villebois, several scenarios involving 3-ft or 4-ft side yards provided no 

access, essentially becoming dead ends. These yards were not usable and were located on the 
inactive side of the house. Consequently, no motivation to maintain them existed, leading to 
the accumulation of junk and overgrown blackberries. Staff deliberated the details of fence 
placement and whether to allow fences in these situations, considering fences could be erected 
anywhere at any time because permits were not required. Staff did not encourage allowing 
fences in such situations because even if a fence was not allowed, enforcement would be an 
ongoing issue if the area appeared to be a natural location for a fence. (Note E, Page 14 of 80) 
• The primary issue involved the maintenance of these narrow side yards. One approach 

considered preventing side yards from being so narrow. However, practical reasons existed 
for having narrow side yards. Often, narrow side yards resulted in one side being active, 
with an easement over a portion of the neighbor’s property to use as an active side. The 
neighbor, in turn, had an easement over the other side. This arrangement was not always 
feasible due to the orientation of the houses, which sometimes resulted in two inactive 
sides facing each other. 

• In some cases, fencing these areas was unavoidable due to the orientation of buildings and 
efficient land use. When building detached homes, increasing the space between buildings 
was undesirable because the land could be used for additional housing, so the issue became 
how to encourage or require maintenance of these areas. 

• Practical reasons for having narrow side yards existed, and the issue came down to 
encouraging or requiring maintenance. Common sense suggested if people used the area, 
maintenance would be more likely to occur. The Development Code applied citywide and 
suggested narrow areas should have a gate or some form of passage to the rear yard or 
alley, increasing usability and preventing the yards from becoming forgotten dead ends. The 
Code also addressed the issue of blocking the passageway with junk or large plants, such as 
placing an arborvitae in narrow side yards. 

• Adding language to the Nuisance Ordinance, which generally fell outside the Planning 
Commission’s purview, to include typical nuisances like junk and weeds blocking passage 
was recommended to allow enforcement under the Nuisance Ordinance.  
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• The Building Code required side yards to be a minimum of 3.5 ft. The economics usually did 
not work out for more narrow side yards because the wall and eave would have to be 
fireproofed, substantially increasing construction costs.  

• A 3.5 ft side yard required a gate or some other opening to access the area. A string of 
detached houses with 3.5 ft side yards were likely to have active and inactive side yards. 

• Controlled maintenance and management of side yards were the responsibility of the HOA 
under its covenants, conditions, and restrictions (CC&Rs). Under the Nuisance Ordinance, the 
HOA had more active patrols and stricter rules than the City, so active HOAs usually addressed 
those issues. However, the City had tall grass regulations, and if the condition was severe 
enough and a complaint was filed, the Code could be enforced. The main difference was an 
HOA could force a resident to mow when the lawn an inch tall, while the City would not enforce 
mowing until the grass was 2-ft tall, dried out, and a fire hazard.  
• The Code itself would dictate the maximum gap between the houses and the setback for 

the fence before moving on to the Nuisance Code or an HOA’s CC&R role. Most side yards, 
particularly between townhouses, had shared maintenance and shared access, but a few 
exceptions brought up the need to address when additional action could be taken.  

• Mr. Pauly clarified the Nuisance Code addressed a level of severity. For example, an old 
microwave being put out before being taken take to the next large debris day at Public Services 
would probably be okay as long as the HOA did not object, but a large pile blocking the entire 
side yard or weeds growing over the fence causing rats to run through the neighbor’s yard 
would be actionable.  
• The Nuisance Code addressed issues such as fire hazards and garbage piles attracting 

varmints. Other factors could trigger the severity of the Nuisance Code violation, such as 
items blocking one of the required passageways. 

• Examples of why side yard maintenance should be addressed in the Code included trees 
planted in a side yard that had grown into the neighbor’s yard, creating a nuisance or weeds 
overgrowing a fence otherwise would not be severe enough to warrant action. The most 
important part was to increase the use of side yards so that it was maintained, which would 
take care of the issue. City Council supported adding the provision to the Nuisance Code. 

• Drawings of the fences had been updated. Prior drawings had shown just a brick wall, but now 
the walls were shorter with the metal on top along Stafford Rd. (Figure A-8.3) Each dimension 
was now half of what was required along Boeckman Rd. The other fence design along Advance 
Rd had less brick, mirroring units in Villebois. (Figure C-8) (Pages 57 & 58 of 80)  

• The public realm elements were completely new. The Master Plan contained quite a bit of 
detail, so the Master Plan was referenced rather than restating it in the Development Code. 
(Page 60 of 80) 

• Commercial Main Street had been updated to define and clarify that 50 percent of Brisband St 
frontage was required to be commercial use to ensure getting the commercial units called for in 
the Master Plan. 

• The section of allowed residential unit types was changed significantly to state all unit types were 
allowed but also show the limitations to that broad allowance. This approach made more sense 
than listing all allowed units. The proposed change would create variety by allowing specific unit 
types, which would then be guided by the Variety Standards. 

• Mr. Pauly confirmed the Planning Commission would broadly discuss housing next month and also 
review the annual housing report, carrying forward themes on how housing functioned and what 
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that meant as far as the housing that would actually be produced. Additional details could be 
discussed as well as any updates of the Code as Staff continued to refine it in the coming weeks. 

• Changing the design of the fence along Stafford Rd to no longer be all brick would not increase traffic 
noise for units along Stafford Rd, as the design included a travel lane followed by a wide planter, a 
12-ft sidewalk, a setback to the wall, and then another setback before the unit. Units on Stafford Rd 
would have quite a large distance between the traffic and the front door of the unit, unlike units on 
smaller streets like Barber Street, which would be right on the street. 
• Regarding front yard fences, the 2-ft wall with the metal on top was substantial. Having just a 

brick wall would totally close off the front yard, leading to questions of why the unit should face 
Stafford Rd. The units on Stafford Rd would be at least 30 ft from the travel lane. 

 
Chair Karr called for public comment. 
 
Dan Grimberg, West Hills Land Development, thanked the Commissioners for their efforts, 
acknowledging the complexity of the Code they were tasked with understanding and noting his long-
term involvement in the development industry. 
• He expressed concern about the inflexibility of the current Code, emphasizing the development 

world required adaptability due to changing economic conditions, market demands, and consumer 
preferences. Developers managed numerous factors to build products to meet public and market 
needs. A lot of work went into determining what would sell and what the public and market 
wanted.  

• He warned excessive requirements in the Code left little room for flexibility, which was problematic 
for long-term planning as conditions would inevitably change. He noted the difficulty of amending 
the Code and obtaining adjustments or variances, which could add uncertainty and risk for 
developers. A developer had opportunities across the market they were in and where to their risk 
capital, so all these factors were considered. West Hills maintained contact with builders, did land 
development, sold lots, and built houses, doing it all, depending on the conditions at the time. He 
urged the Commissioners to consider how flexibility would be implemented. 

• He provided four examples illustrating West Hills’ concerns about flexibility as follows: 
• Table 6B identified the minimum number of units required in each sub-district. After working 

on the issue for about a year-and-a-half, concerns about the numbers still existed. The plan for 
Sub-district E5, previously shown to the Planning Commission as an example of what could be 
done with the 80-acre Azar property, probably the largest to be developed in Frog Pond East 
and Frog Pond South, met the previous requirement of 214 units. At yesterday’s meeting, Mimi 
Doukas of AKS Engineering noticed the minimum units for the sub-district had increased to 244 
units, but with the mix in the area, room for 30 more units was not available. He emphasized 
the issue was still under discussion and hoped for a satisfactory resolution, but noted the 
change was related to Stormwater Code, increasing the impact on buildable land from five 
percent to ten percent and therefore increasing the required density on the higher density sub-
district. (Page 32 of 80) 

• Regarding mobility-ready units, West Hills wanted to provide housing to an existing market, but 
no real concrete numbers for people with limited mobility were available. The current Code's 
requirement for fully accessible units on one floor was overly restrictive. He suggested 
considering a more flexible approach focused on visitability, such as requiring only a bedroom 
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on the main floor. He questioned the need for such stringent requirements, given the lack of 
concrete numbers indicating demand for fully accessible units. 

• The definition of a small unit was questionable, noting the average unit West Hills built was 
approximately 2,000 sq ft. He believed any unit smaller than 2,000 sq ft was a small unit. 
Instead of using the lack of 1,200 sq ft homes in Villebois to suggest the existence of a market 
gap needing to be filled, he contended that particular market did not exist. If the market 
existed, the home would be built. The project needed to be financially feasible, but the 
Planning Commission was directing unit types for a very hypothetical market. Another factor 
was small units on lots had a very high cost per square foot, negatively affecting marketability 
and possibly explaining why those unit types were not selling or being built. 

• Regarding the requirement for 50 percent of street-facing façades to be dedicated retail space, 
a recent study conducted for the City indicated the retail market was very weak. Not only 
would the requirement affect willingness to build the retail space, but the apartment units, 
which would serve the mobility and small unit issue because of elevator service, would not be 
built. He proposed allowing live-work units to count toward the retail requirement. He 
explained live-work units could be built to appear as retail spaces, with appropriate design 
elements such as 12-foot plate lines, glazing requirements, and street-facing access. This 
approach would provide the necessary activity on the street while avoiding vacant retail spaces.  
Additionally, the vertical housing tax credit, which counted live-work units toward retail 
requirements and provided a partial property tax abatement for 10 years, further supported his 
proposal. 

• The noted the City of Portland passed a regulatory relief package in December to spur housing 
development by removing certain Code requirements impeding housing production, including the 
active-use requirement for multi-family buildings. Buildings requiring retail on the main floor had 
see-through glass, so the spaces were vacant after the retail market went bad. He noted the retail 
market was very fickle, noting a restaurant he frequently ate lunch at near his office in downtown 
Portland recently closed down. In the uptown shopping center off Burnside, one of the best retail 
locations in Portland, the deli, liquor store, pharmacy, real estate office, and ice cream shop all 
went out in the past year. Putting retail on the bottom floor would not guarantee success. 

 
Mr. Pauly confirmed if stormwater retention facilities were larger than anticipated, the minimum unit 
requirements could be recalculated using the method outlined in Code Section 4.127 (.06) C. He noted 
he had previously mentioned the numbers in Table 6B would be refined, aligned, and better 
proportioned as better projections of units per acre and layout plans were received. Staff was still 
working through the numbers, which would probably change a bit more. Only buildable land was being 
used in the calculations, with land used for streets, stormwater facilities, and open spaces excluded. A 
requirement reduction was available and could be calculated if the net was less than 75 percent of 
gross. He believed West Hills and Staff would eventually be more aligned and reach an agreement. 
 
Mr. Grimberg acknowledged reducing the minimum number of units would allow them to meet the 
Code, but the reduction was a killer financially because density was needed to spread and reduce costs 
and make money. The primary goal was not to decrease the number of units, as they aimed to create a 
thriving community and density was crucial to making the financial formula work. He confirmed the 
main concern was the stormwater facility requirements eating into the buildable area, rather than the 
minimum number of units. He noted AKS had studied the issue and estimated the Stormwater Code 
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recently presented by the City created a 10 percent density reduction. An example using simple 
arithmetic assumed 350 lots were owned. Losing 10 percent more than anticipated resulted in over 30 
lots being lost. If a lot was worth $200,000, a $6 million loss would be created, leading to serious 
concerns. 
 
Mr. Pauly clarified other code regarding stormwater, not under the Planning Commission’s purview, 
was also at work. For example, Public Works Standards could result in the same concerns and issues 
even without the Stormwater Code. The proposed Stormwater Code was meant to elevate the issue to 
everyone involved in the design process as the subdivision and all of its components were being 
designed.  
 
Ms. Bateschell added many conversations had looked at recent developments, including Frog Pond 
West, in terms of land consumption for stormwater facilities consistent with Public Works Standards 
and the Code. Calculations indicated about seven to eight percent of land was being consumed for 
stormwater facilities, partly explaining the reason for modifying the assumption behind the numbers. 
Originally five percent of the gross development acreage had been used, but the number was now 
rounded up to ten percent, slightly higher than the seven to eight percent, to be conservative and 
make sure to account for more extensive stormwater facilities, which was partly why number changes 
were still being seen. The process was still being worked through to make sure the assumptions were 
good.  
 
Mr. Pauly noted in subsequent calculations for unit allocations, the ten percent assumption was used 
because the additional information received was more accurate. 
 
INFORMATIONAL  

3. City Council Action Minutes (April 1, 3, & 15, 2024) (No staff presentation) 
 

4. 2024 PC Work Program (No staff presentation) 
 
There were no comments. 
 
ADJOURN  
 
Commissioner Hendrix moved to adjourn the regular meeting of the Wilsonville Planning Commission 
at 7:31 p.m. Commissioner Scull seconded the motion, which passed unanimously.  
 
 
Respectfully submitted, 
 
 
 
By Paula Pinyerd of ABC Transcription Services, LLC. for  
Mandi Simmons, Planning Administrative Assistant 
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CITY COUNCIL MEETING 
STAFF REPORT 

Meeting Date: May 6, 2024 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission held a number 
of work sessions starting in January 2023. The 
Commission’s input and guidance are reflected in the 
draft Development Code amendments. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 

Recommended Language for Motion: N/A 

Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master 
Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
An important next step in realizing the vision of the Frog Pond East and South Master Plan 
adopted in December 2022 is to write Development Code standards consistent with the Master 
Plan. This effort has been ongoing since early 2023. This work session will continue the 
conversation from the City Council work session on April 15 concerning narrow side yards. In 
addition, staff will share information about the draft variety standards recommended by the 
Council and Planning Commission, and how they compare to Villebois and other new urban areas 
in the region.   
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. An 
important implementation step is to develop a detailed set of Development Code standards 
consistent with the Master Plan. These standards will be relied on by developers to plan and 
design development. These standards will also be relied on by City reviewers to ensure 
development meets the community’s expectations. 
 
Side Yards 
During the April 15 work session, City Staff received direction to bring forward proposed language 
regarding narrow side yards at a future work session. As stated in the previous work session, 
these narrow-fenced areas will occur due to setbacks and a desire to screen and secure areas. A 
couple of citywide code provisions can limit the concerns articulated by Council. First, as reflected 
in the proposed language below, the City can require that whenever a side yard area less than 
five-feet wide is enclosed by fencing, a gate or gates will allow through access to a rear yard or 
alley. The notion is that through-access will increase usability, and if there is use, there is a greater 
tendency to maintain to allow for the use. Second, as written below, the City can add specific 
language to the nuisance language in Chapter 6 of the City Code to state side yards are to be kept 
clear of vegetation, rubbish, junk, and other materials that would prevent the required through-
access. Together this language can, with minimal additional regulation, meaningfully address the 
concerns about use and maintenance of side yards. 
 
Proposed language for Subsection 4.113 (.07) Fences in Residential Areas 
 

E. When fences create an enclosed side yard area five feet or less in width, gates or 
other openings shall be provided creating a through connection to either a rear 
yard or alley. 

 
Proposed Language for New Section 6.221  
 
 6.221. Maintenance of Side Yards in Residential Areas 

(1) In addition to nuisances applicable generally to vegetation, junk, and rubbish in 
residential areas in Section 6.208, 6.210, 6.216 and 6.220, side yards in residential 
areas shall be kept clear of vegetation, rubbish, junk, and any other material that 
would prevent the pedestrian passage through the side yard to a rear yard or alley, 
where such passage is required or otherwise enabled by lack of fencing or 
provision of gates. 
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Housing Variety 
In addition to the discussion about side yard usability and maintenance, in this work session Staff 
will share some additional information about the proposed housing variety standards for Frog 
Pond East and South, including providing a comparison to Villebois and other new urban areas. 
 
A key component of the Frog Pond East and South regulatory approach is housing variety, as 
reflected in the adopted Master Plan. As a refresher, this policy choice came from community 
input, the Planning Commission, and City Council in an effort to have a wide variety of housing 
types, including affordable options, integrated throughout the Master Plan area.  Key housing 
variety concepts from the Master Plan guiding the draft Code amendments include: 
 

 Setting a maximum amount of any one type of housing unit.  

 Setting minimums for certain target unit types consistent with the Affordable Housing 
Analysis completed as part of the Master Plan. These “target” units include: 

o Middle housing, 
o Small units, and 
o Mobility-ready units that can accommodate individuals with limited mobility. 

 Establishing the minimums and maximums at smaller geographies (subdistricts and tax 
lots) to encourage variety of units throughout the Master Plan area. 

 
While the draft Development Code breaks out the housing unit and variety requirements by 

subdistrict and tax lot in a table, known as “Table 6B”, Planning Commission requested a 

summation of these requirements to better understand the total housing production numbers 

for the Master Plan area. Staff wanted to share with Council as well to aid in understanding the 

intent and expected outcome of the proposed regulations.  

 

As a reminder, the target unit type (middle housing, small units, and mobility-ready units) 

minimums are not based on a percentage of the minimum total number of units, but a 

percentage of an assumed middle of the road scenario (125% of minimum total number of units). 

This projection is based on the preferred development scenario in the Master Plan and what 

developers are more likely to propose for development. Minimum density (total number of units) 

establishes the floor for housing production in an area and development typically exceeds these 

minimum densities. So, to achieve the Council’s desired share of target unit types, the 

percentages need to be applied to projected development rather than the minimum 

development threshold. 

 

Based on prior work sessions with the City Council and Planning Commission, the desired 

percentages for target unit types are as follows: middle housing minimum of 20%, small housing 

unit minimum of 5%, and mobility-ready units minimum of 10% (subject to change based on 

additional feedback). In the table below, these minimums are presented as the minimum number 

of housing units (rather than percentages) for each of those target unit types based on the middle 

of the road scenario (125% of minimum total number of units). A column is added in the table to 
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the right of the minimum total number of housing units required column to show the numbers 

used for calculating the target minimums (125% of total minimum). Note, that the target unit 

type numbers were calculated based on individual subdistricts and tax lots, so due to rounding 

for each of these smaller geographies the numbers do not calculate as a perfect percentage of 

the summed numbers for East, South, and the total Master Plan area. Also, the 125 mixed use 

housing units on the Brisband Main Street in East are included in the total, but not used for 

calculating the minimum of the target unit types.   

 
Table summing housing unit requirements for East, South, and the total Master Plan area. 

Area 

Minimum 
Total 
Number of 
Units (from 
Table 6B) 

Assumed Total Units 
for Calculating 
Target Unit 
Minimums (125% of 
Minimum Total) 

Minimum 
Number of 
Middle 
Housing Units 
(from Table 6B) 

Minimum 
Number of 
Small Units 
(from Table 
6B) 

Minimum 
Number of 
Mobility-
Ready Units 
(from Table 
6B) 

East 918 
1116 (991 excluding 
125 mixed-use units) 

201 54 102 

South 407 509 112 37 58 

Total 1325 
1625 (1500 
excluding 125 mixed 
use units) 

313 91 160 

   

How do the proposed variety standards for target unit types compare to the rest of Wilsonville 
and Villebois? 
 
Based on Planning Commission requests, Staff took a detailed look at how the proposed variety 

standards for Frog Pond East and South compare to Villebois. Of 2,593 built or approved units in 

Villebois 1,538 (59%) are detached single-family homes, 524 (20%) are townhomes (which meet 

the middle housing definition), and 531 (20%) are apartments, condos, and similar. This multi-

family number includes some ADU-sized units over garages and a smaller three-unit condo 

building that would meet the definition of a triplex (middle housing). The overall variety proposed 

in Frog Pond East and South is consistent, both in terms of amount of single-family detached and 

middle housing, with what has been built in Villebois. Of note, just over 20% of the units in 

Villebois are middle housing, particularly townhouses, consistent with the proposed 20% 

requirement in Frog Pond East and South. Also, interestingly 59% of units in Villebois are 

detached homes, which roughly aligns with the proposal that not more than 60% of land be used 

for the development of a single housing type (anticipated to be single-family detached units).  

 
Staff also did try to approximate the number of Villebois units that would meet the mobility-
ready definition, though the data is not as complete as for middle housing and single-family. 
Mobility-ready units, including elevator-served apartments and condos as well as ground floor 
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apartments, total 421 units, or approximately 16% of total Villebois units. This does not include 
any primary suite-on-main homes, which do exist in Villebois.  Frog Pond East and South does not 
require and will not likely have as many multi-family units, so the percentage of elevator-served, 
mobility-ready apartment units would not likely be as high. 
 
Like mobility-ready units, the data on unit size is limited. However, it is estimated that a 
combination of multi-family units and smaller townhouses exceeds 5% of the Villebois units. 
 
How do the proposed variety standards for target unit types compare to neighboring suburban 
growth areas?  
 
Staff also looked at how the proposed variety standards align with adopted or proposed 
standards in other areas in the region recently added to the urban growth boundary (UGB). This 
includes Cooper Mountain North in Beaverton and Witch Hazel Village South in Hillsboro, added 
to the UGB in 2018 at the same time as Frog Pond East and South, as well as River Terrace 2.0 in 
Tigard, added to the UGB in 2023. The location of these recent UGB additions can be seen in 
Attachment 1. While each jurisdiction has taken its own unique approach, the main concepts of 
housing variety are consistent with the Frog Pond East and South Master Plan and draft 
Development Code: 
 

 All plans assume a mix of housing types, including middle housing consistent with House 
Bill 2001. 

 All plans speak about avoiding housing type separation and having block to block variety 
as well as design standards allowing a variety of housing types to be integrated cohesively. 

 Cooper Mountain’s proposed code includes a requirement that a minimum percentage 
of units not be single-detached homes. Of note, the Cooper Mountain proposal does not 
include multi-family, so this 30% proposal is middle housing.  

 Cooper Mountain’s proposed code also requires two or three different types of non 
single-family detached homes based on development size, similar to Wilsonville’s number 
of housing types requirement. 

 River Terrace 2.0 discusses feathering out, similar to the transect created by the different 
Urban Form Types in Frog Pond East and South. Different block-level urban forms are 
discussed in relation to the transect or feathering out. 

 
Discussion Questions 
The following would be helpful feedback from the City Council at this work session: 
 

 What, if any, additional feedback does the City Council have on standards for narrow side 
yards? 
 

 How does the additional information regarding Villebois and other jurisdictions impact 
your input on the draft variety standards, is there increased confidence or additional 
modifications to propose? 
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EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption. 
 
TIMELINE:  
After final work sessions in May and June, Planning Commission and City Council public hearings 
will be held in July and August. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase, the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods. This includes furthering the City’s Equitable Housing 
Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
ATTACHMENT:  

1. Map showing location of referenced recent UGB additions (April 3, 2024) 
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Witch Hazel South, Hillsboro

Cooper Mountain, Beaverton

River Terrace 2.0, Tigard

Frog Pond East & South, Wilsonville

Attachment 1 Map showing location of different recent UGB additions referenced Frog Pond East and South Work Session May 6, 2024
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Frog Pond East and South 
Development Code 
Amendments

Wilsonville City Council
Work Session
May 6, 2024
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Tonight's Agenda
• Proposed narrow side yards code text
• Addition information about housing variety in Frog 

Pond East and South
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Narrow Side Yards
Usability and Maintenance
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Proposed Code Text
Proposed text for Subsection 4.113 (.07) Fences in Residential Areas

.

When fences create an enclosed side yard area five feet or less in width, gates 
or other openings shall be provided creating a through connection to either a 
rear yard or alley.

Proposed text for new Section 6.221 Maintenance of Side Yards in Residential Areas
.

In addition to nuisances applicable generally to vegetation, junk, and rubbish in 
residential areas in Section 6.208, 6.210, 6.216 and 6.220, side yards in 
residential areas shall be kept clear of vegetation, rubbish, junk, and any other 
material that would prevent the pedestrian passage through the side yard to a 
rear yard or alley, where such passage is required or otherwise enabled by lack 
of fencing or provision of gates.
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Housing Variety
Additional Information

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

609

Item 2.



Housing Variety

• Master Plan policy choice to have a wide variety of 
housing throughout the plan area
– Maximum of any one type of housing unit
– Minimum amount of target housing unit types

• Middle housing
• Small units
• Mobility-ready units

– Establish standards at smaller geographies
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Additional Information to Share

• Summation of variety requirements
• Comparison to Villebois
• Comparison to other recent UGB additions in 

Portland region
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Summation of Unit Requirements

Area
Minimum Total 
Number of Units 
(from Table 6B)

Assumed Total Units for 
Calculating Target Unit 
Minimum (125% of 
Minimum Total)

Minimum Number 
of Middle Housing 
Units (from Table 
6B)

Minimum 
Number of 
Small Units 
(from Table 6B)

Minimum 
Number of 
Mobility-Ready 
Units (from Table 
6B)

East 918
1116 (991 

excluding 125 
mixed-use units)

201 54 102

South 407 509 112 37 58

Total 1325
1625 (1500 

excluding 125 
mixed use units)

313 91 160
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Comparing Frog Pond East and South with 
Villebois

Total Units Middle 
Housing

Mobility-
Ready

Detached 
single-family

Villebois
built/approved 2593 524 (20.2%)

Townhouses 
421+ 

(16%+) 1538 (59.3%)

Frog Pond East 
and South

1325 min.
1625 assumed

313 (19.3%)
min.

160 (9.8%)
min. by 

code
246 (15.1%) 
actual min.

792 (48.7%)
estimated

max. 
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Comparison to Other UGB Expansion Areas

• All plans include a housing mix/middle housing
• All plans avoid type separation and encourage 

block-level mix of housing types
• Some have 30+% middle housing
• Some require multiple housing types in 

development
• Some use a “transect” concept
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City Council Meeting Action Minutes 
May 6, 2024 

Page 1 of 3 

 
COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville 
Councilor Berry 
Councilor Dunwell – Excused 
 
STAFF PRESENT 
Bryan Cosgrove, City Manager 
Amanda Guile-Hinman, City Attorney  

Kimberly Veliz, City Recorder 
Jeanna Troha, Assistant City Manager 
Zoe Mombert, Assistant to the City Manager 
Dan Pauly, Planning Manager  
Kimberly Rybold, Senior Planner  
Miranda Bateschell, Planning Director  
Stephanie Davidson, Assistant City Attorney  
Bill Evans, Communications & Marketing Manager 
Chris Neamtzu, Community Development Director 
Zach Weigel, City Engineer 

 
 

AGENDA ITEM ACTIONS 
WORK SESSION START: 5:03 p.m.  

A. Frog Pond East and South Development Code 
 
 
 
 
B. IGA with Metro for Wilsonville Industrial Land 

Readiness Project 
 

Staff sought additional input from Council to 
inform development code amendments 
consistent with the Frog Pond East and South 
Master Plan.  
 
Council was informed of Resolution No. 3139, 
which authorizes the City Manager to execute 
an intergovernmental agreement (IGA) with 
Metro for the Wilsonville Industrial Land 
Readiness Project. 
 

REGULAR MEETING  
Mayor’s Business 

A. State of the City Address 
 

 
The Mayor presented the 2024 State of the 
City Adress. 
 

Communications 
A. Senator Aaron Woods 
B. Representative Courtney Neron 

 
 

C. Tualatin Valley Fire & Rescue State of the District 
 

 
Both Senator Woods and Representative 
Neron spoke about several legislative issues in 
which they collaborated with the City 
 
The Tualatin Valley Fire and Rescue 
Government Affairs Division Chief provided 
the agencies 2024 State of the District 
Address. 
 
 
 
 

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

616

Item 2.



Page 2 of 3 

Consent Agenda 
A. Resolution No. 3132 

A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Construction Contract 
With Aaken Corporation To Construct Street Lighting 
LED Conversion – Phase 3 Project (CIP #4722) 
 

B. Resolution No. 3134 
A Resolution To Allocate Community Enhancement 
Funds For Fiscal Year 2024/2025. 
 

C. Resolution No. 3135 
A Resolution Of The City Of Wilsonville Acting In Its 
Capacity As The Local Contract Review Board 
Authorizing The City Manager To Execute A Contract 
With Absco Solutions For Updating Card Access And 
Security Cameras At The SMART Administration 
Facility. 
 

D. Resolution No. 3136 
A Resolution Of The City Of Wilsonville Acting In Its 
Capacity As The Local Contract Review Board 
Authorizing The City Manager To Execute An 
Intergovernmental Agreement With Clackamas 
County To Build Fiber Infrastructure To The Elligsen 
And C Level Reservoirs. 
 

E. Resolution No. 3137 
A Resolution Of The City Of Wilsonville Authorizing 
Acquisition Of Property And Property Interests 
Related To Construction Of The I-5 Pedestrian Bridge 
Project.  
 

F. Resolution No. 3139 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute An Intergovernmental 
Agreement With Metro For The Wilsonville Industrial 
Land Readiness Project. 
 

G. Resolution No. 3140 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute An Intergovernmental 
Agreement With The City Of Portland For Local 
Improvement District Services. 

 

The Consent Agenda was approved 4-0. 

New Business 
A. None. 
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Continuing Business 
A. None. 

 

 

Public Hearing 
A. Ordinance No. 891 

An Ordinance Of The City Of Wilsonville Repealing 
And Replacing Wilsonville Code Sections 2.310-2.319 
Regarding Public Contracts. 
 

 
After a public hearing was conducted, 
Ordinance No. 891 was approved on first 
reading by a vote of 4-0. 
 
 

City Manager’s Business 
 

The City Manager shared news of a pending 
$550,000 grant from the Land and Water 
Conservation Fund, procured by the City’s 
Parks and Recreation staff, which is to be used 
for the purchase and installation of new play 
equipment at lower Memorial Park. 
 

Legal Business 
 

The City Attorney updated the Council on a 
collaboration with non-profits Wilsonville 
Community Sharing and Heart of the City to 
successfully procure more than $500,000 over 
two years from Clackamas County Health, 
Housing and Human Services to fund 
programs that provide hotel vouchers and 
other supportive services to aid people 
experiencing homelessness. 
 
Council moved to adopt an order establishing 
the procedure that City Council would follow 
of appeal proceeding for anticipated appeal of 
Development Review Board Resolution No. 
432 to City Council as distributed. Passed 4-0. 
 

ADJOURN 10:00 p.m. 
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CITY COUNCIL

MONDAY, APRIL 15, 2024

WORK SESSION 
Frog Pond East and South Implementation-Development Code (Pauly)
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CITY COUNCIL MEETING 
STAFF REPORT 

Meeting Date: April 15, 2024 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission held a number 
of work sessions starting in January 2023. The 
Commissions input and guidance are reflected in the 
draft Development Code amendments. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 

Recommended Language for Motion: N/A 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
An important next step in realizing the vision of the Frog Pond East and South Master Plan 
adopted in December 2022 is to write implementing Development Code amendments. This effort 
has been ongoing since early 2023. As the project moves towards adoption this summer, the 
work session will provide Council the opportunity to ask any additional outstanding questions on 
proposed Code amendments not specific to Frog Pond zoning (Section 4.127). This work session 
will also discuss updates to design standards for Frog Pond East and South since the Council’s 
December work sessions, including addressing Council concerns about usability and maintenance 
of narrow side yards.  
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. An 
important implementation step is to develop a detailed set of Development Code standards 
consistent with the Master Plan. These standards will be relied on by developers to plan and 
design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations. 
 
While a good portion of the implementing development code language is within Section 4.127, 
which is the Frog Pond-specific zoning language, other code sections are also impacted. Many of 
the code amendments in these other sections will apply throughout the City. Attachments 1 and 
2 contain these “other” code amendments which reflect feedback to date from both the Planning 
Commission and City Council. These amendments have come before the Council in work sessions 
in pieces over the last year plus. These amendments focus on removing barriers to the 
development of a variety of housing, especially those housing types that can provide lower-
cost housing opportunities, including for ownership. This work session gives the Council an 
opportunity to review these “other” code amendments in whole and ask any additional questions 
or provide any additional input prior to these amendments being finalized for the adoption 
hearing before Council (see Attachments 1 and 2).  
 
This is the final work session planned to focus on these “other” code amendments prior to the 
public hearing. The final work session for the project will focus on the Frog Pond-specific Section 
4.127. 
 
Highlights of the proposed “other” code amendments are as follows: 
 

 Establishing clear and objective design standards for multi-family residential 
development and allowing the review of multi-family buildings, based on the new design 
standards, through the administrative review process consistent with other residential 
building types including detached single-family and middle housing. 

 Removing additional regulatory barriers to development of Accessory Development Units 
(ADUs) following recommendations from the Frog Pond East and South Master Plan. 
Changes include allowing ADUs for all townhouses, not just those with larger lots; 
exempting ADUs from maximum lot coverage, one of the most common barriers to their 
development; and removing any additional review process making the ADU review 
process the same as detached single-family or middle housing. 

 Prohibiting deed restrictions and private covenants, such as subdivision covenants, 
conditions, and restrictions (CC&Rs), from limiting housing types allowed by zoning. This 
reflects State law adopted during the 2019 legislative session as part of House Bill 2001. 

 Establishing Residential Stormwater Design Standards to reflect current City policy and 
practice, to provide additional clarity to development partners as they design residential 
projects.  
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In addition, to the “other” code amendments, this work session will update the Council on 
refinements to design standards specific to Frog Pond East and South that have occurred since 
Council’s December work session on the standards. The updated design standards are in Table 
8B from Subsection 4.127 (.08), along with related footnotes, with the refinements highlighted 
in yellow (Attachment 3). These refinements are based on feedback from the Council, as well as 
the Planning Commission, development partners, and City staff. The specific refinements are as 
follows: 
 

 Adding language regarding the required lot size in Frog Pond East and South. This update 
reflects input from the Council and Planning Commission that there is a minimum lot size, 
it is just defined by building and lot standards rather than having an independent defined 
value. 

 Refining the maximum height to allow four-story buildings in Urban Form Type 1, and 
three-story buildings in Urban Form Types 2 and 3. In addition, slightly increased 
maximum height (in feet) to allow flexibility for taller floor heights. A new footnote 
clarifies that while three-story buildings are allowed in Urban Form Type 3, they have an 
additional required setback to better blend with what is planned as primarily a one and 
two-story area. 

 Slightly increasing the allowed building width for Urban Form Types 2 and 3 to allow 
additional flexibility for building design. The increase is, respectively, from 120 to 125 feet, 
and from 90 to 100 feet. 

 For Urban Form Type 2, adding the ability to use additional building articulation in lieu of 
minimum building width in Urban Form Type 2. Building width between articulations 
would still be limited to 125 feet with the articulation being allowed instead of building 
separation. This provision is primarily anticipated to apply to multi-family buildings, but 
could be used for townhouse buildings as well. 

 Establishing five feet as the minimum side yard setback in all Urban Form Types, with 
special provisions for reduced side yard setbacks relative to building width in Urban Form 
Types 1 and 2.  

 Removing footnotes about special fence or side yard maintenance requirements for small 
areas specific to Frog Pond East and South. See additional discussion below. 

 Establishing 80 percent as the maximum lot coverage for Frog Pond East and South. Based 
on prior feedback and for simplicity and consistency with other residential zones in the 
City, staff have proposed maintaining the use of lot coverage rather than Floor-to-Area 
Ratio (FAR). 80 percent provides a clear backstop while not standing as a barrier to 
development of desired housing types. 

 
Finally, Council has previously expressed concerns about fenced narrow side yards and their 
usability and maintenance. While these fenced areas will occur due to setbacks and a desire to 
screen and secure areas, staff does have a couple citywide recommendations that can limit the 
concerns. First, require that whenever a side yard area less than five-feet wide is enclosed by 
fencing, a gate or gates will allow through access to a rear yard or alley. The notion is that 
through-access will increase usability, and if there is use there is a greater tendency to maintain 
to allow for the use. Second, add specific language to the nuisance language in Chapter 6 of the 
City Code that side yards are to be kept clear of vegetation, rubbish, junk, and other materials 
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that would prevent the required through-access. Together this language can, with minimal 
additional regulation, meaningfully address the concerns about use and maintenance of side 
yards expressed by Council. 
 
Discussion Questions 
The following would be helpful feedback from the City Council at this work session: 
 

 What, if any, additional questions, comments, or input does the Council have on proposed 
“other” Development Code amendments in Attachments 1 and 2 prior to them being 
finalized for adoption? 
 

 What feedback does the Council have on the refinements to the proposed design 
standards for Frog Pond East and South in Attachment 3? 

 
EXPECTED RESULTS:  
Feedback from meeting will guide completion of a package of Development Code amendments 
for adoption. 
 
TIMELINE:  
A final work session to discuss other Frog Pond-specific amendment in Section 4.127 and provide 
follow up from this work session is planned for May. A Planning Commission public hearing is 
subsequently planned for June, with a Council public hearing in July. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable Housing 
Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
CITY MANAGER COMMENT: 
N/A 
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ATTACHMENTS:  

1. Draft Development Code Amendments, except for Sections 4.113 and 4.127, with 
Supporting Information (March 18, 2024) 

2. Draft Development Code Amendments, Sections 4.113, Standards Applying to Residential 
Development in Any Zone, with Supporting Information (March 18, 2024) 

3. Updated Table 8B of the proposed Development Code Amendments and related 
footnotes (April 3, 2024) 
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Removed language struckthrough. Added language bold underlined. 

 
1. Define Net Development Area  
 
Intent: To clearly define net development area as it relates to standards for Frog Pond East and 
South. 
Applicability: Citywide, but primarily applicable to Frog Pond East and South at this time. 
Additional Explanation: The Development Code currently defines “Gross Development Area”, 
but not “Net Development Area”. The proposal is to define net by defining what is removed 
from gross to get to net. The Net Development Area is proposed as an important measure in 
determining compliance with Frog Pond East and South variety standards. 

 

4.001 Definitions 
 

(.XXX) Development Area, Net: For residential development, the 
portion of Gross Development Area that is used for off-
street parking, alleyways and off-street circulation areas, 

areas covered by primary and accessory structures, 
private and semi-private yard space and landscaping, and 

hardscape not otherwise excluded as follows: required 
open space in tracts, stormwater facilities in tracts, other 
similar common-use tracts, and public right-of-way. 

 
 

2. Clean up and clarify definitions regarding lots, lot lines, and yards  
 
Intent: To clean up and clarify certain definitions around lots, lot lines, and yards based on 
questions that have arisen in implementation of the current code. No policy change intended. 
Applicability: Citywide 
Additional Explanation: none 

 
4.001 Definitions 

 
(.XXX) Lot, Corner: A lot either (1) where two intersecting lot 

lines both abut a street or private drive or (2) where the 
shortest lot line abuts an alley or tract with a non-
vehicular pathway and an intersecting lot line abuts a 

street or private drive.  
 

(.XXX) Lot, Through: A lot with two non-intersecting lot lines each 
abutting a street or private drive. Any lot, except a corner 
lot, that abuts two or more streets or private drives other than a 

freeway. Private drives which are bound on two sides by a single 
lot shall not be considered in determining if a lot is a through 

lot. 
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(.XXX) Lot, Front: The boundary line of a lot abutting a street, other 
than a boundary line along a side or rear yard. If the lot does 

not abut a street, the narrowest boundary line shall be 
considered to be the front.  

 
(.XXX) Lot Line, Front: Except for Corner Lots and Through Lots, the 

The boundary line of a lot abutting a street or private drive, 

other than a boundary line along a side or rear yard. If no 
boundary lines of a lot abut a street or private drive, but 

do abut a tract with a non-vehicular pathway with vehicle 
access to the lot provided via an alley, the boundary line 
abutting the tract with the pathway. the narrowest 

boundary line shall be considered to be the front. In the Village 
zone:the case of an interior lot, the lot line separating the lot 

from the public space, street or private drive, other than an 
alley. in In the case of a corner lot Corner Lot, the shortest lot 
line along a public space tract with a pathway, street or 

private drive, other than an alley. In the case of a Through 
Lot, the shortest lot line abutting a street or private drive, 

and if multiple boundary lines abutting a street or private 
drive are of the same length, the boundary line on the 

lower classification street, and if both equal length and 
same street classification, the boundary line indicated as 
the front on a final plat.  A private drive bounded on two 

sides by a single lot shall not be considered in determining if a 
lot is a through lot.  

 
(.XXX) Lot Line, Rear: Any boundary line opposite and most distant 

from a front line and not intersecting a front lot line, except in 

the case of a Corner Lot. 
 

(.XXX) Yard, Front: Any yard abutting a street or private drive Front 
Lot Line, unless one side is determined to meet the definition of 
a side yard, below. Private drives which are bounded on two 

sides by a single lot shall not be considered in determining if a 
yard is a front yard. 

 
 
3. Clarify which type of residential structures can be approved through a Class I 

Administrative Review and which are a Class II Administrative Review. 
 
Intent: Provide clarity that all residential buildings are subject to administrative review. The 
primary policy change is making multi-family housing (apartments) throughout the City subject 
to administrative review consistent with other residential structures rather than subject to Site 
Design Review like commercial and industrial buildings. Of note, and as previously guided by the 
Planning Commission and Council, only smaller multi-family buildings similar in size to middle 
housing (five or six unit) are proposed to not require public notice. Multi-family buildings with 
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seven or more units would require Class II Administrative Review as drafted, which requires 
public notice.  
Applicability: Citywide 
Additional Explanation: The new process applies only to the building and the immediately 
surrounding site improvements like landscaping. Site design and layout for apartment 
complexes remains subject to Development Review Board review. 

 

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:  

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 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:  

4. Building permits for residential structures in 

residential zones not subject to Site Design Review, 
except for multi-family structures with seven or 
more units, single family dwellings, middle housing, and 

in the Village zone, row houses or apartments, meeting 
clear and objective zoning, siting, and design 

requirements standards 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.  

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 noted below. 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 for a hearing:  

12. 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 and meeting clear and objective 
zoning, siting, and design standards and located on lots 

that have 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 
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other common improvements, which is subject to review 
by the Development Review Board.  

 
 
4. Clarify that all residential building types, including multi-family (apartments) are not 

subject to DRB review under Site Design Review 
 
Intent: Provide clarity that review of residential structures under clear and objective residential 
design standards are not subject to Site Design Review by the Development Review Board. 
Besides providing additional clarity for single-family and middle housing, this draft amendment 
supports the proposed change allowing administrative review of multi-family buildings 
(apartments). Site Design Review will continue to apply to commercial and industrial buildings, 
mixed-use residential buildings, and required open space landscaping. The language also allows 
the option for residential developers to seek Site Design Review as an alternative to following 
the clear and objective residential design standards.  
Applicability: Citywide 
Additional Explanation: none 

 

Section 4.420. Jurisdiction and Powers of the Board Review Authority for 
Site Design Review 

(.01) Application of Section. Except for single-family and middle 
housing dwellings in any residential zoning district, and apartments in 
the Village zone, 

A.  Unless exempt as noted in 1.-2. below, no building permit 
shall be issued for a new building or major exterior remodeling 

of an existing building unless the building architecture and 
siting is approved by the Development Review Board 
(Board) through Site Design Review.  

1. Residential structures in residential zones are 
exempt from Site Design Review as long as they 

meet established clear and objective design and 
siting standards or any allowed adjustments. This 
exemption does not apply to mixed-use residential 

structures. An applicant may elect to have 
residential structures approved by the Board 

through Site Design Review in association with 
waivers from specific standards.  

2. Minor building modifications to non-residential 

structures reviewed under the authority of the 
Planning Director as established is Section 4.030. 

B. Unless exempt as noted in 1.-2. below, no building permit 
within an area covered by a Stage II Planned 
Development, or PDP in the Village Zone, shall be granted 

unless landscaping plans are reviewed and approved by 
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the Board through Site Design Review, or FDP in the 
Village Zone. 

1. Landscaping on residential lots in residential zones 
is exempt from Site Design Review unless it is part 

of the open space required under Subsection 4.113 
(.01).  

2. Minor modifications to landscape plans subject to 

Site Design Review reviewed by the Planning 
Director as established in Section 4.030. 

C.  No Sign Permit, except as permitted in Sections 4.156.02 and 
4.156.05, shall be issued for the erection or construction of a 
sign relating to such new building or major remodeling, until the 

plans, drawings, sketches and other documents required for a 
Sign Permit application have been reviewed and approved by 

the Board. 

 
 
5. Clarify that residential design standards are among the architectural design standards 

subject to waiver  
 
Intent: Residential design standards did not exist in the way they do now when this code 
language was created. This provides clarity that an applicant can apply for a waiver for 
residential design standards. This is not a policy change. 
Applicability: Citywide 
Additional Explanation: none 
 

4.118 Standards Applying to all Planned Development Zones 
 

(.03) Notwithstanding the provisions of Section 4.140 to the contrary, 
the Development Review Board, in order to implement the 

purposes and objectives of Section 4.140, and based on findings 
of fact supported by the record may:  
A. Waive the following typical development standards: 

 . . . 
13. Architectural design standards, including 

residential design standards; 
 
 
6. Clarify, providing consistency across the City, that ADUs are subject to 10 foot setbacks 

rather than larger setbacks  
 
Intent: To ensure setbacks allowed for ADUs is consistent across the City and removing 
additional barriers to their development. 
Applicability: Citywide 
Additional Explanation: none 
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Section 4.120 (.05) FDA-H Dimensional Standards 

E. Accessory buildings and uses shall conform to front and side yard 
setback requirements. If the accessory buildings and uses do not 

exceed 120 square feet or ten feet in height, and they are detached 
and located behind the rear-most line of the main buildings, the side 

and rear yard setbacks may be reduced to three feet. Minimum front 
and rear setbacks for ADUs is 10 feet.  

Old Town Residential Design Standards footnote (noted by *) on page 19 

For cottage clusters and ADUs, minimum front and rear setbacks are 

10'.  

 

7. Remove buffering language between multi-family and other residential development 
 
Intent: Frog Pond East and South focuses on a mix of residential types throughout, rather than 
segregation of residential types. This legacy language reflects a development era dominated by 
separated single-family and multi-family areas without middle housing. Removing this language 
better reflects the Master Plan policy directive and current approach of integration of housing 
types. 
Applicability: Citywide 
Additional Explanation: While screening of multi-family development is not required, screening 
applying more broadly to parking lots still applies. 

 
Subsection 4.176 (.04) Buffering and Screening 

 
B. Activity areas on commercial and industrial sites shall be buffered 
and screened from adjacent residential areas. Multi-family 

developments shall be screened and buffered from single-family areas. 
 
 
8. Add language that no new deed restrictions shall restrict housing types   

 
Intent: House Bill 2001 (2019) established that from January 1, 2020 private deed restrictions 
and covenants, including CC&Rs, could not be written to exclude middle housing. This language 
reflects this law and further clarifies that any housing type allowed under City zoning cannot be 
limited by private deed restrictions and covenants. 
Applicability: Citywide 
Additional Explanation: none 

 
Section 4.210 Application Procedure (Tentative Plat) 

 

(.01) C. 4.  
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Limitations on Deed Restrictions. Board The City may limit content of 
deed restrictions or covenants in order to promote local, regional and 

state interests in affordable housing and/or comply with applicable 
statute, rules, and policies, the Board may limit the content that will be 

accepted within proposed deed restrictions or covenants. In adopting 
conditions of approval for a residential subdivision or condominium 
development land division, the Board or Planning Director may 

prohibit such things as mandatory minimum construction costs, minimum 
unit sizes, prohibitions of manufactured housing, etc. The City shall in 

all cases ensure no deed restrictions or covenants limit 
construction of any housing allowed by City zoning for the subject 
land. 

 
Section 4.220. Final Plat Review 

 
(.02) C. 

 
Deed restrictions. A copy of all protective deed restrictions proposed for 

the area shall accompany the final Plat and specifications of all easements 
and dedications as required by the Development Review Board. The 
Planning Director shall not sign the final plat if the proposed deed 

restrictions fail to provide for the on-going maintenance of common areas 
or, violate established conditions of approval for the development, or 

violate other statutes, rules, or standards the City has 
responsibility to enforce, including deeds or covenants that would 

limit housing types allowed by the City’s zoning for a given 
property(s).   
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Section 4.113. Standards Applying to Residential Developments in any 

Zone. 

Areas with change highlighted. Removed language struckthrough. Added language 

bold underlined. 
 
 
1. Clarify exceptions to Open Space Requirements for multi-family development 
 
Intent: To avoid applying open space requirements to multi-family development twice, once when a 
subdivision or complex is approved, and once when a building permit is applied for. The new Subsection 
2.c. makes clear than no additional open space requirements are applicable when a multi-family building 
is proposed in a previously approved subdivision or complex. 
Applicability: Citywide 
Additional Explanation: None 

 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to 

provide adequate light, air, open space and usable recreational facilities to 
occupants of each residential development.  

B. Applicability. 

1. The open space standards of this subsection shall apply to the 
following:  

a. Subdivisions.  

b. Planned Developments.  

c. Multi-family Development, except as noted in 2. c. below.  

2. These standards do not apply to the following:  

a. Partitions for non-Multi-family development. However, serial or 

adjacent partitions shall not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  

c. Development of a multi-family building(s) on a lot within a 

subdivision where the open space requirements are 
otherwise met in the subdivision, as acknowledged in a 

prior land use approval. 

C. Area Required. The minimum open space area required in a development is 
an area equal to 25 percent of the size of the Gross Development Area 

except if reduced for shared parking pursuant to Subsection 4.155(.03)S.  

D. Required Open Space Characteristics: 

1. Size of Individual Open Spaces. For developments with ten or more 
lots buildable with dwelling units (or ten or more multi-family units) an 
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open space area must be at least 2,000 square feet to be counted 

towards the 25 percent open space requirement. For developments 
with less than ten lots buildable with dwelling units (or less than ten 
multi-family units) an open space area must be at least 1,000 square 

feet to be counted towards the 25 percent open space requirement.  

2. Types of Open Space and Ownership. The following types of areas 

count towards the minimum open space requirement if they are or will 
be owned by the City, a homeowners' association or similar joint 
ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, 
including those within the SROZ  

b. New natural/wildlife habitat areas  

 

2. Minor clarification that stormwater facilities in the right-of-way do not count as required open 
space. 

 
Intent: Be clear that stormwater facilities in the right-of-way do not count as required open space, which 
is the same approach to other landscaped areas within the public right-of-way. 
Applicability: Citywide 
Additional Explanation: none 

 

c. Non-fenced vegetated stormwater features outside the public 

right-of-way 

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-
way or along a private drive.  

3. Usable open space requirements. Half of the minimum open space 
area, an area equal to 12.5 percent of the size of the Gross 
Development Area, shall be located outside the SROZ and be usable 

open space programmed for active recreational use. Any open space 
considered usable open space programmed for active recreation use 

shall meet the following requirements.  

a. Be designed by a registered professional landscape architect with 
experience designing residential park areas. An affidavit of such 

professional's credentials shall be included in the development 
application material.  

b. Be designed and programmed for a variety of age groups or other 
user groups.  
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4. Enhancing Existing Wildlife Habitat through Design of Open Space: 

a. Open space designed, as wildlife habitat shall be placed adjacent 
to and connect to existing, preserved wildlife habitat to the extent 
feasible.  

b. To the extent feasible, open space shall create or enhance 
connections between existing wildlife habitat.  

E. Any dedication of land as public park land must meet City parks standards. 
The square footage of any open space land outside the SROZ and BPA 
easements, whether dedicated to the public or not, shall be considered part 

of the Gross Development Area.  

F. Approval of open space must ensure the long-term protection and 

maintenance of open space and/or recreational areas. Where such 
protection or maintenance are the responsibility of a private party or 
homeowners' association, the City Attorney shall review any pertinent 

bylaws, covenants, or agreements prior to recordation.  

G. The open space requirements of this subjection are subject to adjustments 

in PDR zones pursuant to Subsection 4.124(.08).  

 

3. Clarify, providing consistency across the City, that ADUs are subject to 10 foot setbacks rather 
than larger setbacks  

 
Intent: To ensure setbacks allowed for ADUs is consistent across the City and removing additional 
barriers to their development. 
Applicability: Citywide 
Additional Explanation: none 

 

(.02) Building Setbacks (for Fence Setbacks, see subsection .08). The following 
provisions apply unless otherwise provided for by the Code or a legislative 

master plan.  

A. For lots over 10,000 square feet: 

1. Minimum front yard setback: 20 feet.  

2. Minimum side yard setback: Ten feet. In the case of a corner lot less 
than 100 feet in width, abutting more than one street or tract with a 

private drive, the side yard on the street or private drive side of such 
lot shall be not less than 20 percent of the width of the lot, but not less 
than ten feet.  

3. In the case of a key lot, the front setback shall equal one-half the sum 
of depth of the required yard on the adjacent corner lot along the 

street or tract with a private drive upon which the key lot faces and 
the setback required on the adjacent interior lot.  
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4. No structure shall be erected within the required setback for any future 

street shown within the City's adopted Transportation Master Plan or 
Transportation Systems Plan.  

5. Minimum setback to garage door or carport entry: 20 feet. Except, 

however, in the case of an alley where garages or carports may be 
located no less than four feet from the property line adjoining the 

alley.  

6. Minimum rear yard setback: 20 feet. Accessory buildings on corner lots 
must observe the same rear setbacks as the required side yard of the 

abutting lot.  

7. Cottage Cluster and ADU Setbacks: Setbacks in 1.—3. and 6. above 

do not apply to cottage clusters and ADUs. For cottage clusters and 
ADUs, minimum front, rear, and side setbacks are ten (10) feet.  

8. Townhouse Setbacks: No setback is required along property lines 

where townhouses are attached.  

B. For lots not exceeding 10,000 square feet: 

1. Minimum front yard setback: 15 feet, with open porches allowed to 
extend to within ten feet of the property line.  

2. Minimum side yard setback: One story: five feet; Two or more stories: 

seven feet. In the case of a corner lot, abutting more than one street 
or tract with a private drive, the side yard on the street side of such lot 

shall be not less than ten feet.  

3. In the case of a key lot, the front setback shall equal one-half the sum 

of depth of the required yard on the adjacent corner lot along the 
street or tract with a private drive upon which the key lot faces and 
the setback required on the adjacent interior lot.  

4. No structure shall be erected within the required setback for any future 
street shown within the City's adopted Transportation Master Plan or 

Transportation Systems Plan.  

5. Minimum setback to garage door or carport entry: 20 feet. Wall above 
the garage door may project to within 15 feet of property line, 

provided that clearance to garage door is maintained. Where access is 
taken from an alley, garages or carports may be located no less than 

four feet from the property line adjoining the alley.  

6. Minimum rear yard setback: One story: 15 feet. Two or more stories: 
20 feet. Accessory buildings on corner lots must observe the same rear 

setbacks as the required side yard of the abutting lot.  

7. Cottage Cluster and ADU Setbacks: Any minimum setback in 1.—3. or 

6. above that would exceed ten feet for a cottage cluster or ADU shall 
be ten feet.  
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8. Townhouse Setbacks: No setback is required along property lines 

where townhouses are attached.  

(.03) Height Guidelines. The Development Review Board may regulate heights as 
follows:  

A. Restrict or regulate the height or building design consistent with adequate 
provision of fire protection and fire-fighting apparatus height limitations.  

B. To provide buffering of low density developments by requiring the 
placement of buildings more than two stories in height away from the 
property lines abutting a low density zone.  

C. To regulate building height or design to protect scenic vistas of Mt. Hood or 
the Willamette River from greater encroachments than would occur if 

developed conventionally.  

(.04) Residential uses for treatment or training: 

A. Residential Homes, as defined in Section 4.001, shall be permitted in any 

location where a single-family dwelling is permitted.  

B. Residential Facilities, as defined in Section 4.001, shall be permitted in any 

location where multiple-family dwelling units are permitted.  

 

4. Remove duplicative reference to parking standards 
 
Intent: Remove the unnecessarily duplicative reference to 4.155 in subsection (.05) (see below), as 
applicable standards in Section 4.155 would apply regardless of reference. 
Applicability: Citywide 
Additional Explanation: None 

 

5. Establish residential stormwater design standards in the Development Code 
 
Intent: To clearly express the City’s stormwater design requirements within the Development Code to 
provide greater clarity to the development community on City’s stormwater policy and how it interacts 
with residential development. This does not represent a change to the City’s current policies as 
implemented through the Public Works standards, but rather provides clarification at the early end of 
development review. 
Applicability: Citywide 
Additional Explanation: As the City has moved to low-impact development stormwater infrastructure 
the facilities have more interaction with other uses of land and it makes sense to acknowledge them in 
the Development Code to ensure they are clearly among the considerations as designers look to allocate 
land to different uses within a residential development. 

 

(.05) Off Street Parking. Off-street parking shall be provided as specified in Section 
4.155 Residential Stormwater Design Standards: 
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A. Purpose. The purpose of these standards is to protect the public 

health and welfare by appropriate management of stormwater to 
prevent flooding and property damage, and the pollution of 
streams, groundwater, wetlands, and other natural water features 

through the use of low impact development design and 
decentralized stormwater treatment and flow control as required 

by the City’s NPDES MS4 permit. The purpose of these standards, 
further, is to thoughtfully integrate the design of stormwater 
management facilities into the overall design of neighborhoods. 

B. Low Impact Development. All stormwater management facilities 
for treatment and flow control shall follow low impact development 

design standards. 

C. Stormwater facility sizing. Stormwater management facility sizing 
requirements shall be determined in accordance with the City’s 

Public Works Standards. Use of impervious area reduction 
strategies in the Standards, including pervious hard surfaces and 

green roofs and tree credits, is encouraged. 

D. Areas where stormwater management facilities are required to be 
integrated. Stormwater management facilities shall be located in 

the following areas of a residential development unless conflicting 
uses have locational priority as outlined in standard E.  The 

location of stormwater management facilities shall be prioritized in 
the following order, with 1. (a.-f.) being the highest priority, and 2. 

(a.-b.) being the lowest priority. High priority locations shall be 
used to the maximum extent practicable, as determined by the City 
Engineer or their authorized representative, prior to considering 

lower priority locations. 

1. High Priority: 

a. Collector and arterial street medians and planter strips 
where parallel on-street parking is not permitted; 

b. Curb extensions on local streets and other local street curb 

areas greater than 6 feet in width; 

c. Unpaved areas within five feet of an alley curb; 

d. Shoulder areas along midblock bike and pedestrian 
connections, and other off-street trails not otherwise part 
of larger green spaces and parks; 

e. Edges and buffers around parks and open space; and 

f. Landscape areas between buildings and the right-of-way 

that’s owned by a homeowners association or similar entity 
(e.g., common areas, courtyards, pocket parks). 

2. Lower priority: 
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a. Landscaped areas within five feet of building foundations, 

not including detached single-family homes, middle 
housing and their accessory structures; and 

b. Separate landscape tracts for stormwater facilities.  

E. Conflicting Uses Prioritized Over Stormwater Management 
Facilities. The placement of one or more of the following uses shall 

be prioritized over stormwater management facilities required 
under D. when a feasible alternative location for the conflicting use 
is not available. 

1. Street trees or other required landscape trees meeting the 
spacing standards in Section 4.176, including area for root 

growth of at least 40 square feet per tree; 

2. Street lights and other required lighting, including a buffer 
around the base of the light as required by Portland General 

Electric;  

3. Fire hydrants and FDCs; 

4. Manholes, clean outs, pedestals and vaults for public and 
franchise utilities; 

5. Pedestrian walkways and bicycle paths; 

6. Public Utility Easements for gas, electricity, and communication; 
and 

7. Minimum area of usable open space required under Subsection 
(.01) above. While small stormwater management facilities may 

be integrated into these spaces, they shall not represent more 
than 10% of the required usable open space and shall have a 
secondary purpose beyond just stormwater management (e.g. 

boundary between two different active uses, an intermittent 
play/storm stream, design element at the entrance or edge of 

the active open space, etc.). 

F. Typically Prohibited Design Elements. The following design 
elements are a barrier to integrated design and prohibited as part 

of stormwater facilities unless their inclusion is approved by the 
City Engineer, or authorized representative, as part of a waiver 

request; 

1. Fences. 

2. Retaining walls over two feet in height. 

G. Standards for Waivers to the Standards of this Subsection. The City 
Engineer, or their authorized representative, may waive the 

requirements in Subsection B., D., or F. above subject to 
substantial evidence being available in the record to support the 
following findings: 
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1. To the extent practicable, the design continues to provide for 

decentralized treatment and flow control.  

2. If a proprietary stormwater management system is proposed, 
such use is necessary and the minimal necessary to address 

technical issues and/or a site constraint (e.g., high groundwater 
level, contaminated soil, steep slopes).  

3. If a fee in lieu is proposed, it is in support of a City stormwater 
project within the same sub-basin. 

 

(.06) Signs. Signs shall be governed by the provisions of Sections 4.156.01—
4.156.11.  

(.07) Fences: 

A. The maximum height of a sight-obscuring fence located in the required 
front yard of a residential development shall not exceed four feet.  

B. The maximum height of a sight-obscuring fence located in the side yard of 
a residential lot shall not exceed four feet forward of the building line and 

shall not exceed six feet in height in the rear yard, except as approved by 
the Development Review Board. Except, however, that a fence in the side 
yard of residential corner lot may be up to six feet in height, unless a 

greater restriction is imposed by the Development Review Board acting on 
an application. A fence of up to six feet in height may be constructed with 

no setback along the side, the rear, and in the front yard of a residential lot 
adjoining the rear of a corner lot as shown in the attached Figure.  

C. Notwithstanding the provisions of Section 4.122(10)(a) and (b), the 
Development Review Board may require such fencing as shall be deemed 
necessary to promote and provide traffic safety, noise mitigation, and 

nuisance abatement, and the compatibility of different uses permitted on 
adjacent lots of the same zone and on adjacent lots of different zones.  

D. Fences in residential zones shall not include barbed wire, razor wire, 
electrically charged wire, or be constructed of sheathing material such as 
plywood or flakeboard.  

23

Item A.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

639

Item 2.



Attachment 2 Frog Pond East and South City Council Work Session April 15, 2024 Draft Development 
Code Standards, Section 4.113, Standards Applying to Residential Development in Any Zone 

 

 
Page 9 of 16 

 

Figure 1 Fence Standards for Residential Development 
 

(.08) Corner Vision. Vision clearance shall be provided as specified in Section 

4.177, or such additional requirements as specified by the City Engineer.  

(.09) Prohibited Uses: 

A. Uses of structures and land not specifically permitted in the applicable 
zoning districts.  

B. The use of a trailer, travel trailer or mobile coach as a residence, except as 

specifically permitted in an approved RV park.  

C. Outdoor advertising displays, advertising signs, or advertising structures 

except as provided in Sections 4.156.05, 4.156.07, 4.156.09, and 
4.156.10.  

 

6. Remove additional regulatory barriers to development of Accessory Dwelling Units (ADUs) 
 
Intent: To remove additional barriers to the development of ADUs, as identified in the Frog Pond East 
and South ADU-focused work, and to better facilitate construction of these units that can provide a 
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lower cost housing alternative throughout the City. The specific changes include: allowing ADUs for all 
townhouses, not just those on larger lots; exempting ADUs from minimum lot coverage requirements, 
which is a common regulatory barrier; and removing any special review process, making their review the 
same as detached homes or middle housing. 
Applicability: Citywide 
Additional Explanation: Removing these barriers, together with the housing variety requirement in Frog 
Pond East and South, will make ADU development more feasible and likely to be built than elsewhere in 
the City. 

 

(.10) Accessory Dwelling Units: 

A. Accessory Dwelling Units, are permitted subject to standards and 

requirements of this Subsection.  

B. Standards: 

1. Number Allowed.  

a. For detached single-family dwelling units and for townhouses on 
lots meeting the minimum lot size for detached single-family in 

the zone: One per dwelling unit.  

b. For all other dwelling units: None.  

2. Maximum Floor Area: per definition in Section 4.001, 800 square feet 
of habitable floor area. Per Subsection 4.138(.04)C.1., in the Old Town 
Overlay Zone the maximum is 600 square feet of habitable floor area. 

Larger units shall be subject to standards applied to duplex housing.  

3. Accessory dwelling units shall be on the same lot as the dwelling unit 

to which they are subordinate.  

4. Accessory Dwelling Units may be either attached or detached, but are 
subject to all zone standards for the underlying zone except that 

ADUs are exempt from lot coverage maximum setbacks, height, 
and lot coverage, unless those requirements are specifically waived 

through the Planned Development waiver or Variance approval 
processes.  

5. Design Standards: 

a. Roof pitch shall be 4:12 to 12:12. No flat roofs allowed.  

i. Where the primary dwelling unit has a roof pitch of less 

than 4:12 the minimum roof pitch does not apply.  

b. Roof and siding materials shall match the respective material of 
one or more of the following: (1) the primary dwelling unit on the 

same lot, (2) a primary dwelling unit on an immediately adjacent 
lot, or (3) a primary dwelling unit within the same subdivision.  

i. For the purpose of the requirement to match material, 
fiber cement siding made to appear like wood, stucco, or 
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masonry may be used to match wood, stucco, or masonry 

respectively.  

c. Where design standards established for a zone or overlay zone are 
more restrictive and/or extensive than a. and b. above the more 

restrictive and/or extensive design standards shall apply. This 
includes design standards for the Village (V) Zone, the Residential 

Neighborhood (RN) Zone, and the Old Town Overlay Zone.  

6. Where an Accessory Dwelling Unit is proposed to be added to an 
existing residence and no discretionary land use approval is being 

sought (e.g., Planned Development approval, Conditional Use Permit 
approval, etc.) the application shall require the approval of a Class I 

Administrative Review permit. ADU review process is the same as 
for single-family units and middle housing. 

7. Authorization to develop Accessory Dwelling Units does not waive 

Building Code requirements. Increased firewalls or building separation 
may be required as a means of assuring adequate fire separation from 

one unit to the next. Applicants are encouraged to contact, and work 
closely with, the Building Division of the City's Community 
Development Department to assure that Building Code requirements 

are adequately addressed.  

8. Each accessory dwelling unit shall provide complete, independent 

permanent facilities for living, sleeping, eating, cooking, bathing and 
sanitation purposes, and shall have its own separate secure entrance.  

9. Reserved.  

10. Accessory dwelling units may be short-term rentals, but the 
owner/local operator must maintain an active business license with the 

City of Wilsonville for a short-term rental business and pay all 
applicable lodging and other taxes.  

Note: No proposed amendments to Subsections (.11) through (.13), they 
are excluded from this document for brevity 

. . . 

 

7. Clarify applicability of certain residential design standards by zone 
 
Intent: Provide clarity that when certain area-specific design standards apply, the general citywide 
design standards do not apply, avoiding having conflicting standards. The language specifically clarifies 
that certain citywide standards, such as façade variety, apply in Frog Pond East and South but not Frog 
Pond West. 
Applicability: Citywide 
Additional Explanation: None 

 

(.14) Design Standards for Detached Single-family and Middle Housing.  
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A. The standards in this subsection apply in all zones, except as indicated in 

1.—2 3. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the 
Village Zone or the Frog Pond West neighborhood in the 

Residential Neighborhood Zone, as these zones/areas have their own 
variety standards, except that the standards do apply within middle 

housing development with multiple detached units on a single lot which 
the standards of these zones do not address.  

2. The entry orientation and window standards for triplexes, quadplexes, 

and townhouses in Subsections D.1-2. and E. 2-3. do not apply in the 
Village Zone or Residential Neighborhood Zone as these zones have 

their own related standards applicable to all single-family and middle 
housing.  

3. The window standards for triplexes, quadplexes, and 

townhouses in Subsection D. 2. And E. 3. do not apply in the 
Village Zone or the Frog Pond West neighborhood in the 

Residential Neighborhood Zone as these zones have their own 
related standards applicable to all single-family and middle 
housing. 

Note: No proposed amendments to Subsections (.14) B. through I., they 
are excluded from this document for brevity 

. . . 

 

8. Clarify role of Master Plan for optional discretionary review by the Development Review Board in 
lieu of meeting residential design standards. 

 
Intent: Clarify that when optional review is requested in an area covered by a legislative master plan, 
such as Frog Pond East and South, the review must consider consistency with the master plan. 
Applicability: Citywide 
Additional Explanation: None 

 

J. Alternative Discretionary Review: As an alternative to meeting one or more 

design standards of this subsection an applicant may request Site Design 
Review by the Development Review Board of a proposed design. In 

addition to the Site Design Review Standards, affirmative findings shall be 
made that the following standards are met:  

1. The request is compatible with existing surrounding development in 

terms of placement of buildings, scale of buildings, and architectural 
design;  

2. The request is due to special conditions or circumstances that make it 
difficult to comply with the applicable Design Standards, or the request 
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would achieve a design that is superior to the design that could be 

achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State 
statute and rules related to Middle Housing, including being consistent 

with State definitions of different Middle Housing types. and 

4. The request remains substantially consistent with any 

legislative master plan the property is included within. 

 

9. Establish clear and objective design standards for multi-family housing 
 
Intent: Currently, citywide, both detached single-family structures and middle housing have clear and 
objective design standards applied during administrative review of their building design. Multi-family 
does not currently have these design standards. This establishes design standards for multi-family 
buildings based on middle housing standards, especially townhouse buildings which can be a similar 
bulk. Specific attention is also paid to parking orientation. With these new standards in place multi-
family structures can be reviewed administratively consistent with other residential building types in the 
City. 
Applicability: Citywide 
Additional Explanation: Special attention is given to apply similar design standards as other type of 
housing to allow for enhanced compatibility of different residential building types within an area with 
housing variety. 

 

(.15) Design Standards for Multi-Family Housing: 

A.  Purpose and Intent. The purpose of the multi-family design 
standards is to create and maintain street frontages that are varied 

and attractive, create an environment that is conducive to walking, 
and provide natural surveillance of public spaces. The standards 

will also promote building details in multi-family development that 
provide visual interest, contribute to a high-quality living 

environment for residents, give a sense of quality and permanence, 
and enhance compatibility with the surrounding community. The 
design standards also aim to create consistency with design 

standards for other residential unit types that multi-family housing 
may be built adjacent to. 

B. Entrance Orientation. 
1. At least one main entrance for each multi-family structure must 

either meet the standards in subsections a. and b. below, or must 

meet the alternative standard in subsection B.2. 
a. The entrance must be within eight feet of the longest street-

facing exterior wall of the structure; and  
b. The entrance must either:  

i. Face the street;  

ii. Be at an angle of up to 45 degrees from the street; or  
iii. Open onto a porch. The porch must:  
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a. Be at least 25 square feet in area; and  

b. Have at least one entrance facing the street or have a 
roof.  

2. Alternative standard. As an alternative to subsection 1., a main 
entrance to a multi-family structure may face a courtyard if the 

courtyard-facing entrance is located within 60 feet of a street and 
the courtyard meets the following standards: 

a. The courtyard must be at least 15 feet in width; 
b. The courtyard must abut a street; and 

c. The courtyard must be landscaped or hard-surfaced for use by 
pedestrians. 

C.  Windows. A minimum of 15 percent of the area of all public-facing 

façades must include windows or entrance doors. Façades 
separated from the street or public space by a dwelling are exempt 

from meeting this standard. Required windows shall be clear glass 
and not mirrored or frosted, except for bathrooms.  

D. Articulation.  

1. Minimum Articulation. All public-facing façades shall 
incorporate one or more of the following design elements at a 

minimum interval of every 30 feet. The minimum number of 
design elements is determined by dividing the façade length (in 
feet) by 30 and rounding up to the nearest whole number.  

a. Varying rooflines.  
b. Offsets of at least 12 inches.  

c. Balconies.  
d. Projections of at least 12 inches and width of at least three 

feet.  

e. Porches.  
f. Entrances that are recessed at least 24 inches or covered.  

g. Dormers at least three feet wide.  
2. Articulation Element Variety. Different articulation elements 

shall be used as provided below, based on the length of the 

facade. For the purpose of this standard, a "different element" 
is defined as one of the following: a completely different 

element from the list in subsection D.1. above; the same type 
of element but at least 50 percent larger; or for varying 
rooflines, vertically offset by at least three feet.  

a. Where two to four elements are required on a façade, at 
least two different elements shall be used.  

b. Where more than four elements are required on a façade, at 
least three different elements shall be used.  

F.  Pedestrian Access and Circulation. The following standards are 

intended to ensure safe and efficient circulation for pedestrians 
within multi-family development. 

1. Each multi-family development shall contain an internal 
pedestrian circulation system that makes connections between 

individual units and parking areas, green focal points and other 
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common open space areas, children’s play areas, and public 

rights-of-way. All pedestrian connections (walkways) shall 
meet the following standards: 
a.  Except as required for crosswalks, per subsection 3., where 

a walkway abuts a vehicle circulation area, it shall be 
physically separated by a curb that is raised at least six 

inches or by bollards. 
b. Walkways shall be constructed of concrete, asphalt, brick or 

masonry pavers, or other hard surface, and not less than 

five feet wide. 
2. All walkways shall comply with the requirements of the 

Americans with Disabilities Act. 
3. In order to provide safe crossings of driveways and parking 

areas, crossings shall be clearly marked with either contrasting 

paving materials (such as pavers, light-color concrete inlay 
between asphalt, or similar contrasting material) or reflective 

striping that emphasizes the crossing under low light and 
inclement weather conditions. 

4. Pedestrian connections shall be provided between buildings 

within the development, and between the development and 
adjacent rights-of-way, transit stops, parks, schools, and 

commercial developments. At least one connection shall be 
made to each adjacent street and sidewalk for every 200 linear 

feet of street frontage. Sites with less than 200 linear feet of 
street frontage shall provide at least one connection to the 
street and/or sidewalk. 

F. Off-Street Parking Location and Design. The following standards are 
intended to support a pedestrian-friendly street environment and 

to minimizing the visual impacts of parking areas and garages. 
1.  Off-street parking spaces and vehicle maneuvering areas shall 

not be located between the front building plane of the building 

closest to the street and a street property line (except alleys). 
2.  Off-street parking areas shall not occupy more than 50% of the 

total length of each street frontage as measured 20 feet from 
the street property line. Drive aisles without adjacent parking 
spaces do not count as parking areas for the purposes of this 

standard. 
3. Off-street parking spaces shall not be located within ten feet of 

any property line, except alley property lines. Driveways and 
drive aisles are permitted within ten feet of property lines. 

4. Landscaping, fencing, or walls at least three feet tall shall 

separate parking areas from useable open space, green focal 
points, and public streets (except alleys). 

5.  If garages are attached to a street-facing facade, they may not 
be located closer to the street property line than the building 
facade.  
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6. Driveways associated with attached garages that take direct 

individual access from a public or private street must meet the 
townhouse driveway and access standards in Subsection 4.113 
(.14) 5.  For the purpose of those standards, each individual 

multi-family garage shall meet the standards applicable to a 
townhouse or townhouse lot. 

 

31

Item A.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

647

Item 2.



Attachment 3 Updated Table 8B and Footnotes Frog Pond East and South Work Session April 15, 2024 

 

 
Page 1 of 2 

Table 8B. Frog Pond East and South Neighborhoods Development Standards 

Land Use Map Urban 
Form Type 
Designation 

Lot size 
requirements 

Min. lot 
width/ 
street 
frontage 
per lot (ft.) 

Max 
height 
(ft.) 

Front 
Setbacks 

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a 
park (ft) 

Rear  
Min. 
(ft.)  

Garages 
(note) 

Side Min.  
(ft.) A B 

Min. distance 
Between multiple 
Buildings on same 
lot along street 
frontages and public 
viewsheds 

Max. Lot 
Coverage 
(percent) C D 

Urban Form Type 1 Lots sized to 
accommodate at 
least a one-unit 

residential 
building meeting 

building code 
requirements 
and the other 
development 

standards in this 
subsection. 

10 50-4 
story 

See Table 
8C. 

NoneK 10 

GE 

5F Double the min. 
side yard setback 

that would be 
required for the 
larger of the two 

building on its own 
lot  

 

80 

 

Urban Form Type 2 15 40, 3-
storyH 

 

125 except 
that 

buildings 
over 100 

feet cannot 
occupy 
entire 
block 

face.G I 

10 5F 

Urban Form Type 3 15 100I 15I 5 

Notes:  

A. On corner lots, minimum side setbacks facing the street are the same as minimum front setback. Maximum setbacks equivalent to front maximums also apply. See 
Table 8C. 

B. Side setbacks do not apply to shared walls at property lines between townhouse units 

C. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  

D. For townhouses maximum lot coverage is calculated for the combined lots on which a single townhouse building sits rather than for each townhouse lot. 

E.  Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet or as necessary to create a 18 foot deep parking space not including alley curb. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

F. For Urban Form Type 1 and 2, side setbacks may be reduced as follows: (1) down to 3.5 feet for residential structures less than 70 feet wide (2) down to five percent 
of the building width at the front building line for buildings greater than 70 feet and less than 100 feet wide.  
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G. For Urban Form Type 2, in lieu of meeting the maximum building width, an applicant may elect to articulate the facade and roof in a manner to create architectural 
separation of building masses. Such articulation shall include a minimum 2-foot setback of the wall from the primary façade as well as interruption of the roof plane. 
The setback articulation shall, at a minimum, be equal in width to the building separation required. The depth, width of articulation is not adjustable or subject to 
waiver or administrative relief under local or state law as it is an optional compliance method in lieu of meeting the standard maximum building width and separation 
standards. For the purpose of applying other articulation standards in Section 4.113, the portions of a building on either side of the articulation in lieu of building 
separation shall be considered separate buildings. 

H. In Urban Form Type 3, buildings greater than either two-stories or twenty-five feet in height shall have a minimum front setback of 20 feet.  

I. The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet. 

K. Except as limited to meet connectivity and block length standards.  

33

Item A.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

649

Item 2.



Frog Pond East and South 
Development Code 
Amendments

Wilsonville City Council
Work Session
April 15, 2024

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

650

Item 2.



Tonight's Agenda
• Review Development Code proposed to apply to all 

residential areas in the City
• Review refinements to Frog Pond East and South 

Development Standards
• Narrow side yards usability and maintenance
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Amendments to Apply to All 
Residential Areas in City
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Citywide Proposals to Highlight

• Multi-family housing design standards and 
administrative review process

• Removing barriers to Accessory Dwelling Unit 
(ADU) development

• Prevent new private covenants from limiting 
housing types

• Establish stormwater design standards
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Multi-Family Review Process

Current Proposed

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space
• Architecture design of 

buildings
• Design of all landscaping

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space

Staff (Administrative Review):
• Architecture design 

of buildings
• Design of landscaping not 

part of required open space
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Multi-Family Review Process

• Class I for buildings with up to 6 units
– No notice to neighbors or public
– Same as detached homes and middle housing

• Class II for buildings with over 6 units
– Notice to neighbors and public
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Multi-Family Design Standards
How Determined?

– Adapted middle housing standards where they work for 
multi-family (e.g., townhouse articulation)

– Added new standards specific to multi-family 
development (e.g., parking area standards, pedestrian 
circulation)
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Multi-Family Design Standards
• Highlights

– Main entry orientation
– Min. window coverage
– Façade articulation
– Pedestrian connectivity
– Parking to side or rear and 

screened
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Citywide Changes for ADUs

• Allow ADUs for all townhouses
• Remove additional review process for ADUs
• Special exemptions for lot coverage and setbacks
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Restrictive Covenants

• Reflects State law
• CC&R’s and similar cannot limit housing types 

beyond what zoning does
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Stormwater Design Standards

• Clear Purpose statement
• Low-impact development required
• Encourage minimizing impervious surfaces
• Set clear location prioritization
• Identify conflicting design elements and uses
• Establishing the review authority for waivers
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Refinements
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4-
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4-
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 

Adding language regarding required lot 
size
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4- 
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 

Adjusting maximum height
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4- 
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 

Simplify side setback 
standards
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4- 
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 

Establish 80% as maximum 
lot coverage
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Narrow Side Yard Usability and 
Maintenance
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Questions for City Council

• Additional questions, comments, or input on 
proposed citywide standards?

• Feedback on refined development standards for 
Frog Pond East and South?

• Feedback on Side Yard Usability and 
Maintenance?
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Thank you!
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City Council Meeting Action Minutes 
April 15, 2024 

Page 1 of 2 

 
COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville - Excused 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Amanda Guile-Hinman, City Attorney  
Bryan Cosgrove, City Manager 
Cindy Luxhoj, Associate Planner  

Dan Pauly, Planning Manager  
Delora Kerber, Public Works Director  
Jeanna Troha, Assistant City Manager 
Kerry Rappold, Natural Resources Manager  
Kimberly Rybold, Senior Planner  
Kimberly Veliz, City Recorder 
Mark Ottenad, Public/Government Affairs Director 
Miranda Bateschell, Planning Director  
Robert Wurpes, Chief of Police  
Zach Weigel, Capital Projects Engineering Manager 
Zoe Mombert, Assistant to the City Manager 

 
 

AGENDA ITEM ACTIONS 
WORK SESSION START: 5:02 p.m.  

A. Frog Pond East and South Master Plan Development 
Code 

 

Council provided Planning staff feedback on 
the Frog Pond East and South Master Plan 
Development Code. 
 

REGULAR MEETING  
Mayor’s Business 

A. Upcoming Meetings 
 
 

 

 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 

Communications 
A. Child Abuse Prevention Month Proclamation 

 

 
Representatives of the Children’s Center of 
Clackamas County shared details of the 
center’s work. In conjunction with their visit, 
the Mayor read a proclamation declaring April 
as Childhood Abuse Prevention Month in 
Wilsonville.  
 

Consent Agenda 
A. Resolution No. 3122 

A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Enter Into And Execute A 
Cooperative Maintenance Agreement And Accept 
The Relinquishment Of A Portion Of SW Elligsen Road 
With The State Of Oregon Department Of 
Transportation. 
 
 

 
The Consent Agenda was approved 4-0. 
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B. Resolution No. 3138 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Construction Contract 
With Flow Line Construction, LLC., Inc. To Construct 
The Park At Merryfield And Boones Ferry Park Trails 
Project. 
 

C. Minutes of the April 1, 2024, City Council Meeting. 
 

D. Minutes of the April 3, 2024, Special City Council 
Meeting. 
 

New Business 
A. None.  

 

 

Continuing Business 
A. Ordinance No. 890 

An Ordinance Of The City Of Wilsonville To Adopt The 
2024 Stormwater Master Plan As A Sub-Element To 
The City Of Wilsonville Comprehensive Plan And The 
Stormwater Capital Improvement Project List. 

 
B. Appeal of DRB Resolution No. 429, A Resolution 

Affirming the Planning Director's Determination of 
Non-Conformance in Case File ADMN23-0029 and 
Denying the Applicant's Appeal DB24-0002. 
 

 
Ordinance No. 890 was adopted on second 
reading by a vote of 4-0. 
 
 
 
 
Council affirmed Development Review Board 
(Panel B) Resolution 429. Passed 4-0. 
 

Public Hearing 
A. None.  

 

 
 

City Manager’s Business 
 

 
No report. 
 

Legal Business 
 

 
No report. 
 

ADJOURN 11:13 p.m. 
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PLANNING COMMISSION  
 

WEDNESDAY, APRIL 10, 2024 
  

 

 

 

 

WORK SESSION 
2. Frog Pond East and South Implementation-Development Code (Pauly) (60 

minutes) 
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Frog Pond E+S Implementation Work Session Staff Report        Page 1 of 7 

 
PLANNING COMMISSION MEETING 
STAFF REPORT 

Meeting Date: April 10, 2024 
 
 
 

Subject: Frog Pond East and South Development 
Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide input on draft Development Code amendments for Frog 
Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMISSION 
This work session will (1) provide information to answer a number of Commissioner questions 
raised in recent work sessions and (2) update the Planning Commission on a number of recent 
refinements to the proposed Development Code amendments. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. An 
important implementation step is to develop a detailed set of Development Code standards 
consistent with the Master Plan. These standards will be relied on by developers to plan and 
design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
At this work session, staff will provide information to answer a number of Commissioner 
questions raised in recent work sessions and update the Planning Commission on a number of 
recent refinements to the proposed Development Code amendments. 
 
Additional Information in Response to Questions 
 
In addition to reviewing recent refinements to the draft Development Code amendments, staff 
wants to use time in this work session to respond to recent questions from the Commission 
related to housing variety, affordability, and number of units. Information is provided below in 
response to various questions in helping the Commission make final decisions on the draft 
Development Code. 
 
What is the maximum number of developable units in Frog Pond East and South? 
 

This question arose because of no maximum density or minimum lot size as an independent 
defined values. The maximum is determined by the variety, siting, and design standards. Staff 
calculates the conceptual maximum number of units using the proposed variety, siting, and 
design standards, assuming 60% multi-family, 35% townhouse, and 5% single-family as 2,976 
units (24.8 units per acre). This mix reflects variety standards regarding the maximum of a 
single unit type, minimum middle housing and having at least three units in most development. 
This compares to the 1,800 (15 units per acre) assumed for infrastructure planning, 1,625 (13.5 
units per acre) (125% of minimum) assumed for target unit type minimum calculations, and the 
1,325 (11 units per acre) minimum. In comparison, Villebois is 13.2 units per acre. Based on all 
conversations to date with developers and property owners, the probability that the build out 
would be anywhere near the conceptual maximum is extremely low. 

 
What is the total amount of different target unit types proposed overall in Frog Pond East and 
South? 
 

The table below sums the numbers from draft Table 6B, Minimum Number of Units, including 
housing variety requirements into the total from Frog Pond East, Frog Pond South, and overall 
for East and South. In the draft code these are broken up by tax lot and subdistrict. As a 
reminder, the target unit type (middle housing, small units, and mobility-ready units) minimums 
are not based on a percentage of the minimum total number of units, but a percentage of an 
assumed middle of the road scenario (125% of minimum total number of units). The middle 
housing minimum is 20% of the middle of the road scenario, small units 5%, and mobility-ready 
10% (subject to change based on feedback in this work session). A column is added in the table 
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to right of the minimum total column that shows the numbers used for calculating the target 
minimums (125% of total minimum). Note, that the target unit type numbers were calculated 
based on individual subdistricts and tax lots, so due to rounding for each of these smaller 
geographies the numbers don’t calculate as a perfect percentage of the summed numbers for 
East, South, and the total Master Plan area. Also, the 125 mixed use units on the Brisband Main 
Street in East are included in the total, but not used for calculating the minimum of the target 
unit types.   
 
Table summing requirements in draft Table 6B for East, South, and the total Master Plan area. 

Area 

Minimum Total 
Number of 
Units (from 
Table 6B) 

Assumed Total Units for 
Calculating Target Unit 
Minimum (125% of 
Minimum Total) 

Minimum 
Number of 
Middle Housing 
Units (from Table 
6B) 

Minimum 
Number of 
Small Units 
(from Table 
6B) 

Minimum 
Number of 
Mobility-Ready 
Units (from 
Table 6B) 

East 918 1116 (991 excluding 125 
mixed-use units) 201 54 102 

South 407 509 112 37 58 

Total 1325 1625 (1500 excluding 
125 mixed use units) 313 91 160 

 
How does the proposed variety standard requirement for middle housing compare to the rest of 
Wilsonville and Villebois? 
 

The mix of middle housing is about 10% of the overall housing stock in the City. However, the 
City overall is not a great comparison as middle housing was not widely considered or 
purposeful during the development of much of the City. Looking at Villebois, which is a newer 
master-planned area of the City that did consider the inclusion of middle housing and housing 
variety makes for a good comparison. Of 2,593 built or approved units in Villebois 1,538 (59%) 
are detached single-family homes, 524 (20%) are townhomes (which meet the middle housing 
definition), and 531 (20%) are apartments, condos, and similar. This multi-family number 
includes some ADU-sized units over garages as well as a smaller three-unit condo building that 
would meet the definition of a triplex. The overall variety proposed in Frog Pond East and South 
is fairly consistent, both in terms of amount of single-family detached and middle housing, with 
what has been built in Villebois. Of particular note is just over 20% of the units are middle 
housing, particularly townhouses, consistent with the proposed 20% requirement in Frog Pond 
East and South. Also interestingly 59% of units in Villebois are detached homes, which roughly 
aligns with the proposal that not more than 60% of land be used for the development of a 
single housing type.  
 
How does the proposed mobility-ready unit requirement compare to the rest of Wilsonville and 
Villebois? 
 
As numbers are refined as part of the annual housing report work, Staff aims to bring forward 
additional information on units by size and accessibility throughout the City. However, these 
were not ready for this work session as the City has not been tracking these metrics. 
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Staff did make an effort to approximate the amount of Villebois units that would meet the 
mobility-ready definition. Mobility-ready units, including elevator-served apartments and 
condos as well as ground floor apartments, total 421 units, or approximately 16% of total 
Villebois units. This does not include any master-on-main homes, which do exist in Villebois. 
While Frog Pond East and South does not require and will not likely have as high of a number of 
multi-family units, this provides one comparison for the proposed amount of required mobility-
ready units. 
 
What additional data is available to guide determining the percentage of mobility-friendly units 
to require? 
 

Staff discussion with other jurisdictions researching similar questions pointed to relying on data 
around the percent of the population “with an ambulatory difficulty.” Nationwide the number, 
depending on the source, varies between 7 percent and 13 percent. According to the American 
Community Survey, Wilsonville’s percentage is 5.8 percent with a margin of error of 1.3 
percent. Applying the maximum margin of error puts it at 7.1 percent, which is similar to the 
proposed 7.5 percent for mobility-ready units.  
 
A previous discussion point with Planning Commission was the understanding that mobility-
ready units are not always matched to those that need them. Considering a good portion of 
mobility-ready units may be occupied by residents without mobility limitations, increasing the 
requirement to 10% could create a higher likelihood that a unit would be available to the 
residents that do have mobility limitations. As stated in the Villebois example above, either of 
these standards are well exceeded in that neighborhood. However, most of that is met by 
elevator-served stacked apartments or condos and ground floor apartments, which are not 
likely to be as prevalent in Frog Pond East and South.  
 
In considering whether to set the threshold for defining “small-unit” at 1200 or 1500 square 
feet, what is the price differential at those different sizes? 
 

While additional details about costs of different unit types, especially smaller units, can be 
shared in the future, staff was able to do research through Zillow.com on newer townhouses 
and detached homes in the 1,000 to 1,250 square-foot range versus 1,250 to 1,500 square-foot 
range in suburban Washington and Clackamas County. In both cases, most the data reviewed 
was for units, respectively, near 1,200 and 1,500 square feet. Based on the data reviewed, the 
price difference between a 1,200 and 1,500 square foot unit is about 5%. This would mean 
$400,000 versus $420,000 of a townhouses, and $500,000 versus $525,000 for a detached 
home. 
 
How do the proposed housing variety requirements compare to other jurisdictions? 
 

The best comparison is other suburban areas in Metro Portland added to the urban growth 
boundary (UGB) in recent years. This includes Cooper Mountain North in Beaverton and Witch 
Hazel Village South in Hillsboro, added to the UGB in 2018 at the same time as Frog Pond East 
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and South, as well as River Terrace 2.0 in Tigard, added to the UGB in 2023. The location of 
these recent UGB additions can be seen in Attachment 2. While each jurisdiction has taken its 
own unique approach, the main concepts of housing variety are consistent with he Frog Pond 
East and South Master Plan and draft Development Code. 
 

• All plans assume a mix of housing types, including middle housing consistent with House 
Bill 2001. 

• All plans speak about avoiding housing type separation and having block to block variety 
as well as design standards allowing a variety of housing types to be integrated 
cohesively. 

• Cooper Mountain’s proposed code includes a requirements that a minimum percentage 
of units not be single-detached homes. Of note, the Cooper Mountain proposal does not 
include multi-family, so this 30% proposal is middle housing.  

• Cooper Mountain’s proposed code also requires two or three different types of non 
single-family detached homes based on development size, similar to Wilsonville’s 
number of housing type requirement. 

• River Terrace 2.0 discusses feathering out, similar to the transect created by the 
different Urban Form Types in Frog Pond East and South. Different block-level urban 
forms are discussed in relation to the transect or feathering out. 

 
Updates to Proposed Development Code Amendments 
 
The updates being discussed in this work session relate to siting and design standards for Frog 
Pond East and South found in Subsection 4.127 (.08). Attachment 1 is an updated Table 8B, 
along with related footnotes, which establish the standards for building bulk and separation 
between buildings for areas of Frog Pond East and South besides the mixed-use main street. In 
the Attachment, proposed updates are highlighted in yellow. Specific updates are as follows: 
 

• Adding language regarding the required lot size in Frog Pond East and South where 
previously the standard was simply left out. This refinement reflects input from the 
Planning Commission that there is still a minimum lot size, it is just defined by building 
and lot standards rather than having an independent defined value. 

• Refining the maximum height to allow four-story buildings in Urban Form Type 1, and 
three-story buildings in Urban Form Types 2 and 3. In addition, increased maximum 
height (in feet) allows flexibility for taller stories. A new footnote clarifies that while 
three-story buildings are allowed in Urban Form Type 3, they have an additional 
required setback to better blend with what is planned as primarily a one and two-story 
area. This refinement reflects request for flexibility for different architectural styles from 
a development partner. 

• Slightly increasing the allowed building width for Urban Form Types 2 and 3 to allow 
additional flexibility for building design. The increase is, respectively, from 120 to 125 
feet, and from 90 to 100 feet. This refinement reflects request for flexibility from a 
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development partner and further evaluation of different conceptual developments by 
Staff. 

• Per developer input, adding the ability to use additional building articulation in lieu of 
minimum building width in Urban Form Type 2. Building width between articulations 
would still be limited to 125 feet with the articulation being allowed instead of building 
separation. This provision is primarily anticipated to apply to multi-family buildings, but 
could be used for townhouse buildings as well. 

• Establishing five feet as the minimum side yard setback in all Urban Form Types, with 
special provisions for reduced side yard setbacks relative to building width in Urban 
Form Types 1 and 2. This refinement is based additional evaluation by City staff and 
trying to simplify the standard as well as feedback from a development partner. 

• Removing any special fence or side yard maintenance requirements for small areas. This 
based is based on discussion with staff, a development partner, and a member of City 
Council that had a concern. 

• Establishing 80 percent as the maximum lot coverage for Frog Pond East and South, 
across housing type and Urban Form Type, rather than using Floor-to-Area Ratio (FAR). 
80 percent mirrors the allowance for multi-family and townhouses in the Village Zone 
(Villebois) and is similar to the 75% allowance for small to medium lot single-family 
detached homes in most of Wilsonville’s residential zones, including the recently 
updated PDR zones. This refinement is based on input from Planning Commission, City 
Council, a development partner, and further evaluation by Staff. 

 
Discussion Questions: 

• What feedback does the Planning Commission have on the refined development 
standards in Attachment 1? 

• How does the additional information impact your input on the draft variety standards, is 
there increased confidence or additional modifications to propose? 

• Specifically, does the Planning Commission support 7.5 percent, 10 percent, or 
something else as the basis for the amount of required mobility-ready units? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
This is planned as the penultimate work session on the Development Code amendments to 
implement the Frog Pond East and South Master Plan. A final work session is planned for May, 
which will pull together all previously discussed revisions into one packet for the Commission’s 
final review. A Planning Commission public hearing is subsequently planned for June, with a 
Council public hearing in July. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
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Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team is preparing draft amendments to help implement the Frog Pond East and 
South Master Plan. A number of alternative amendments can be considered to meet the same 
intent. 
 
ATTACHMENTS:  

1. Updated Table 8B of the proposed Development Code Amendments and related 
footnotes (April 3, 2024) 

2. Map showing location of different recent UGB additions referenced (April 3, 2024) 
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Table 8B. Frog Pond East and South Neighborhoods Development Standards 

Land Use Map Urban 
Form Type 
Designation 

Lot size 
requirements 

Min. lot 
width/ 
street 
frontage 
per lot (ft.) 

Max 
height 
(ft.) 

Front 
Setbacks 

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a 
park (ft) 

Rear  
Min. 
(ft.)  

Garages 
(note) 

Side Min.  
(ft.) A B 

Min. distance 
Between multiple 
Buildings on same 
lot along street 
frontages and public 
viewsheds 

Max. Lot 
Coverage 
(percent) C D 

Urban Form Type 1 Lots sized to 
accommodate at 
least a one-unit 

residential 
building meeting 

building code 
requirements 
and the other 
development 

standards in this 
subsection. 

10 50-4 
story 

See Table 
8C. 

NoneK 10 

GE 

5F Double the min. 
side yard setback 

that would be 
required for the 
larger of the two 

building on its own 
lot  

 

80 

 

Urban Form Type 2 15 40, 3-
storyH 

 

125 except 
that 

buildings 
over 100 

feet cannot 
occupy 
entire 
block 

face.G I 

10 5F 

Urban Form Type 3 15 100I 15I 5 

Notes:  

A. On corner lots, minimum side setbacks facing the street are the same as minimum front setback. Maximum setbacks equivalent to front maximums also apply. See 
Table 8C. 

B. Side setbacks do not apply to shared walls at property lines between townhouse units 

C. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  

D. For townhouses maximum lot coverage is calculated for the combined lots on which a single townhouse building sits rather than for each townhouse lot. 

E.  Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet or as necessary to create a 18 foot deep parking space not including alley curb. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

F. For Urban Form Type 1 and 2, side setbacks may be reduced as follows: (1) down to 3.5 feet for residential structures less than 70 feet wide (2) down to five percent 
of the building width at the front building line for buildings greater than 70 feet and less than 100 feet wide.  
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Attachment 1 Updated Table 8B and Footnotes Frog Pond East and South Work Session April 10, 2024 
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G. For Urban Form Type 2, in lieu of meeting the maximum building width, an applicant may elect to articulate the facade and roof in a manner to create architectural 
separation of building masses. Such articulation shall include a minimum 2-foot setback of the wall from the primary façade as well as interruption of the roof plane. 
The setback articulation shall, at a minimum, be equal in width to the building separation required. The depth, width of articulation is not adjustable or subject to 
waiver or administrative relief under local or state law as it is an optional compliance method in lieu of meeting the standard maximum building width and separation 
standards. For the purpose of applying other articulation standards in Section 4.113, the portions of a building on either side of the articulation in lieu of building 
separation shall be considered separate buildings. 

H. In Urban Form Type 3, buildings greater than either two-stories or twenty-five feet in height shall have a minimum front setback of 20 feet.  

I. The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet. 

K. Except as limited to meet connectivity and block length standards.  
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Witch Hazel South, Hillsboro

Cooper Mountain, Beaverton

River Terrace 2.0, Tigard

Frog Pond East & South, Wilsonville

Attachment 2 Map showing location of different recent UGB additions referenced Frog Pond East and South Work Session April 10, 2024
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Frog Pond East and South 
Development Code 
Amendments

Wilsonville Planning Commission
Work Session
April 10, 2024
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Tonight's Agenda
• Follow Up Information-variety standards
• Refinements to Frog Pond East and South 

Development Standards
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Follow Up Information: Topics to Cover

• Maximum number of units
• Overall numbers (not broken up by tax lot and 

subdistrict)
• Comparison of proposed housing variety to 

Villebois
• Data to guide percent of mobility-ready units
• Cost of 1200 vs 1500 square foot unit
• Comparison to other UGB expansion areas
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Maximum Number of Units

• 2,976 units (24.8 units per acre)
– 60% multi-family
– 35% townhouses
– 5% smaller detached homes
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Summation of Unit Requirements

Area
Minimum Total 
Number of Units 
(from Table 6B)

Assumed Total Units for 
Calculating Target Unit 
Minimum (125% of 
Minimum Total)

Minimum Number 
of Middle Housing 
Units (from Table 
6B)

Minimum 
Number of 
Small Units 
(from Table 6B)

Minimum 
Number of 
Mobility-Ready 
Units (from Table 
6B)

East 918
1116 (991 

excluding 125 
mixed-use units)

201 54 102

South 407 509 112 37 58

Total 1325
1625 (1500 

excluding 125 
mixed use units)

313 91 160
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Comparing Frog Pond East and South with 
Villebois

Total Units Middle 
Housing

Mobility-
Ready

Detached 
single-family

Villebois
built/approved 2593 524 (20.2%)

Townhouses 
421+ 

(16%+) 1538 (59.3%)

Frog Pond East 
and South

1325 min.
1625 assumed

313 (19.3%)
Min.

160 (9.8%)
Min.

792 (48.7%)
Estimated

Max. 
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Comparison to Other UGB Expansion Areas

• All plans include a housing mix/middle housing
• All plans avoid type separation and encourage 

block-level mix of housing types
• Some have 30+% middle housing
• Some require multiple housing types in 

development
• Some use a “transect” concept
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Data to Guide Percent of Mobility-Ready Units

• American Community Survey (ACS) population 
“with an ambulatory difficulty”
– Wilsonville, 5.8%, margin of error of 1.3%

• 7.5% or 10% mobility-ready units
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1200 vs 1500 “Small Unit” Threshold

1200 SF 1500 SF

Townhouse
$400,000 $420,000

Detached $500,000 $525,000
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4-
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4-
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 

Adding language regarding required lot 
size
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4- 
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 

Adjusting maximum height
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4- 
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 

Simplify side setback 
standards
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Draft Standards Table Refinements
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Lot size 
requirements

Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Min. distance 
Between 
multiple 
Buildings on 
same lot 
along street 
frontages and 
public 
viewsheds

Max. Lot 
Coverage

Urban Form 
Type 1

Lots sized to 
accommodate 
at least a one-
unit residential 
building 
meeting 
building code 
requirements 
and the other 
development 
standards in 
this 
subsection.

10 50, 4- 
story

See Table 
8C.

None 10 GE 5 F Double the 
min. side 
yard setback 
that would 
be required 
for the larger 
of the two 
building on 
its own lot

80

Urban Form 
Type 2

15 40, 3-
story

125 except 
that 
buildings 
over 100 
feet cannot 
occupy 
entire block 
face. I

10 5 F

Urban Form 
Type 3

15 100 15A 5 

Establish 80% as maximum 
lot coverage
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Questions for the Planning Commission

• Feedback on refined development standards?
• How does additional information on variety 

standards impact your input?
– Increased confidence or additional modifications?

• 7.5%, 10%, or something else for percent of 
mobility-ready units?
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April 10, 2024 Minutes 

Draft PC Minutes were 
reviewed and approved at the 

May 8, 2024 PC Meeting. 

 

PLANNING COMMISSION 
MEETING MINUTES 

April 10, 2024 at 6:00 PM 
City Hall Council Chambers & Remote Video Conferencing 

CALL TO ORDER - ROLL CALL  
A regular meeting of the Wilsonville Planning Commission was held at City Hall beginning at 6:00 p.m. 
on Wednesday, April 10, 2024. Chair Andrew Karr called the meeting to order at 6:00 p.m., followed by 
roll call. Those present: 

Planning Commission: Andrew Karr, Ron Heberlein, Nicole Hendrix, Matt Constantine, Sam Scull, 
and Yana Semenova. Jennifer Willard was absent. 

City Staff: Miranda Bateschell, Amanda Guile-Hinman, Daniel Pauly, and Mandi 
Simmons. 

PLEDGE OF ALLEGIANCE 
The Pledge of Allegiance was recited. 

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

ADMINISTRATIVE MATTERS 

1. Consideration of the March 13, 2024 Planning Commission Minutes 

The March 13, 2024 Planning Commission Minutes were accepted as presented. 

WORK SESSION  

2. Frog Pond East and South Implementation-Development Code (Pauly) 

Daniel Pauly, Planning Manager, noted tonight’s work session would review follow-up information 
from previous Planning Commission discussions about Variety Standards, including target unit types, 
and refinements to the Development Standards, including siting and design standards. 
• He presented the Staff report via PowerPoint, highlighting comparisons between the Villebois and 

Frog Pond developments and emphasizing their differing approaches given the changes in State 
law. He explained the calculations for minimum and maximum unit numbers, noting these were 
theoretical rather than realistic expectations, and stressed the need for flexibility in response to 
market demands. Comparisons of housing mixes were made between Frog Pond, Villebois, and 
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other urban growth boundary (UGB) areas, with recommendations for mobile-ready units based on 
the American Community Survey. He reviewed price differences between 1,200 sq ft and 1,500 sq 
ft thresholds for defining small units, with Staff continuing to recommend the 1,500 sq ft threshold. 

• He outlined refinements to the Development Code based on feedback from various stakeholders, 
noting the refinements would add language regarding the existence of a minimum lot size, provide 
flexibility for maximum height, and simplify setback standards. The refinements also opted for lot 
coverage over floor area ratio, establishing 80% as the maximum lot coverage.  

Staff addressed questions form the Commission as follows: 
• Five percent for the maximum number of detached homes referred to the maximum overall 

number of developable units across the entire Frog Pond East and South Master Plan. (Slide 5) The 
48.7 percent, or 792 units, in the Frog Pond and Villebois comparison referred to the maximum 
number of detached single-family homes allowed under the expected build out of 1,625 units. 
(Slide 7)  
• The calculations were based on the maximum area of 60 percent that any one-unit type was 

allowed to occupy. The math came from taking 60 percent of the overall net area and applying 
an assumed density of 11 units per acre for fairly dense, detached homes.  

• One question that came up at previous Planning Commission meetings was understanding what 
the maximums were because traditionally, minimums and maximums existed in an area. In an 
effort to be flexible to all housing types, the market, and middle housing, Staff was less inclined 
to put a maximum density in Frog Pond. However, constraints would inherently create 
maximums, so what would that look like? What number of units could be expected? Staff 
calculated the maximum number for each housing types as follows: 
• The highest density housing type, multi-family residential, was picked to occupy 60 percent 

of the land. The next densest housing type, townhouses, was picked to occupy 35 percent of 
the remaining land, and then finally small, single-family detached homes were selected to 
occupy the remaining five percent. Small, single-family units were selected over standard 
sized single-family units to provide maximum density. 

• Maximum density calculations provided an understanding of the upward bounds when 
considering site planning constraints as well. Roads, open spaces, and design standards for 
each unit type were considered, using the same design standards as when the most 
reasonable scenario had been calculated. 

• The 48.7 percent of smaller, single-family detached homes was calculated using trued up 
market estimates in terms of what was seen in other planning areas like Villebois, what 
developers were saying, and what was being seen in different site plans. It was more 
accurate to the market but also looked at ensuring middle housing and some of the smaller 
units were built, integrating those desired variety types to more closely align with the 
market.  

• The pricing for affordable housing was being updated by the consultant, but the Master Plan’s 
Affordable Housing Analysis defined the dollar amount for affordable housing.  
• The costs of townhomes at 1,200 sq ft or 1,500 sq ft would probably hit that 120 percent type 

of market rate for more attainable housing, which was talked about at the Master Plan level. 
Zoning alone would not get truly affordable units built, so a two-prong approach was 
developed, with the Zoning code having target units and by removing any barriers to other 
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affordable housing types through land acquisition or other programs that the City, County, or 
other agencies created in the future. 

• Maximum heights were unique to different zoning districts and stated in terms of height and 
number of stories. 
• Mobility-ready units could be either single story units or located in five-story, mixed used 

buildings because of elevator service. Most would be either in a ground floor apartment, an 
accessory dwelling unit (ADU) attached to a ground floor of a townhouse, or a single level, 
stand-alone cottage or ADU. A percentage of mobility-ready units would be allowed to have an 
upstairs as long as all mobility requirements were met on the first level.  

• In most of the City’s planned development zones, the standard setbacks were 5 ft for single-level 
homes and 7 ft for two-story homes.  Between 75 and 80 percent of new subdivisions in recent 
years had requested waivers for 5 ft setbacks, and outside of Villebois, the majority of other 
subdivisions had 5 ft setbacks. To keep consistency with the rest of the community, setbacks in 
Frog Pond would also be 5 ft where it worked. For narrower building types, 3.5 ft setbacks were 
standard from a development standpoint because additional fire walls or fire eaves were not 
required, as the wall and eaves would be far enough away to accommodate Fire Code implications. 
The 3 to 3.5 ft setback was also reasonable to allow someone to walk through. 

The Planning Commission responded to questions posed by Staff (Slide 17) as follows with additional 
comments and questions addressed by Staff as noted:  

Question #1:  Feedback on refined development standards? 

• The Commissioners expressed unanimous support for the proposed refinements, appreciating the 
good work and direction the development standards were taking. Mr. Pauly said he did not expect 
any major changes in the future, although minor tweaks could be made. 

Question #2:  How does additional information on the variety standards impact your input?   
--Increased confidence or additional modifications? 

• Having the comparison analysis, not only to Villebois but other communities outside of Wilsonville, 
was appreciated and built confidence about there being some continuity in the variety standards. 

• The comparisons were really helpful, and provided more clarity, increasing confidence and showing 
the Planning Commission was in the zone. 

• Commissioner Heberlein confirmed the standards currently defined a small unit as 1,500 sq ft and 
stated he leaned toward defining a small unit at 1,200 sq ft but recognized the cost delta between 
the two was not huge. The additional information was a good truth test to see what was feasible 
and that the project was heading in the right direction, except for mobility-ready units.  

• Mr. Pauly explained if the housing analysis showed additional need, for example, the Code could be 
tweaked to bump one of the factors, even prior to construction, as it would be a couple years 
before any rooftops were seen in this area.   

• Housing demands would change over time and the cost of affordable housing would play pretty 
strongly into the variety standards over time. 

• Commissioner Semenova believed the additional information showed Wilsonville was definitely in 
line with what other communities were doing in similar areas, which increased confidence in the 
variety of housing being requested. However, it was still not affordable at the current prices and 
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she was not sure if decreasing the square footage or what the answer was, but wanted to keep the 
affordability issue at the forefront. 

• Chair Karr agreed 1,200 sq ft made more sense with regard to affordability because the number 
that popped into his head was right around $400,000. If the Planning Commission was concerned 
about affordability, it needed to make sure the development plans fit that definition of 
affordability. It was interesting to see that what would be built was probably more around 40 
percent of the maximum.  

• Ms. Bateschell provided data from the October 2021 Affordable Housing Memo for Frog Pond East 
and South, reminding the Planning team was working on the Housing Our Future Project, which 
would provide an updated Housing Needs and Capacity Analysis with better, more accurate data. 
Her key comments were as follows: 

• Exhibit 3 looked at housing affordability as a percentage of median family income by housing type. 
Looking at the 80 to 120 percent of the family area median income (AMI) range, two and three-
bedroom condos or townhomes, neither of which were based on square footage, and three-
bedroom, small lot, single-family detached homes were shown to be achievable within that 
affordability definition.  

• Four-bedroom, small lot and large lot, single-family detached were all above the 120 
percent AMI for the family. Obviously, someone in the 60 to 80 percent AMI income range 
would be looking at just a condo as affordable.  

• The price for a two or three-bedroom condo was around $300,000 to $350,000. Two-bedroom 
townhomes averaged $365,000 and three-bedroom townhomes averaged $425,000. The small 
lots ranged from $400,000 to $550,00, making some of them unaffordable with the four 
bedrooms being $500,000 to $650,000. She was not sure how those prices would compare to 
today’s market, which would be updated in the analysis, but it seemed some costs were low 
and some were consistent with Mr. Pauly’s findings.  

• In theory, the analysis showed $400,000 to $550,000 was affordable for families in the 80 to 
120 percent family AMI range, but that would not necessarily meet the needs for families in the 
60 to 80 percent range. But as Mr. Pauly mentioned, the memo pointed to being able to build 
those townhomes started to introduce products to a segment of the community that would not 
otherwise be able to afford the detached units. 

• Mr. Pauly noted that only five percent of the units were required to be at the smallest square 
footage, not 20 percent. The requirement would typically be met by smaller townhouses, a number 
of apartments, cottages, and ADUs. 

• Commissioner Heberlein explained his reason for 1,200 sq ft unit versus 1,500 sq ft for the smallest 
units allowed was to get a product as close to affordable as possible. While the difference between 
1,200 sq ft and 1,500 sq ft was not great, having a hard requirement for smaller units would at least 
drive some of the product to be available, giving some people an opportunity to get something 
closer to affordable than not. 

• Data was available on the distribution of home sized in Villebois; however, the numbers were not 
consistently tracked over time. Staff wanted to analyze the data but could not guarantee the data 
available was reliable. Generally, Villebois was 20 percent apartments, but the average apartment 
size was unknown. Most of the town houses were probably between 1,200 sq ft and 1,500 sq ft.  
• Functionally, with 1,500 sq ft as the smallest units, townhouses would meet a good portion of 

the requirements, whereas at 1,200 sq ft, ADUs, apartments, and cottages would meet that five 
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percent requirement. A detached house or townhouse could be built that small, but it would 
not be typical.  

• Based on the amount of multi-family units and the fact that quite a few one- and two-bedroom 
condos were available in the Village Center, Villebois was well above the five percent. The data 
missing was how many of the townhouses met that 1,200 sq ft threshold.  

• Townhouses would be built one way or another, providing needed flexibility. The standard 
townhouse was 1,400 sq ft, so if the Commission set the required minimum at a lower square 
footage, a developer would have to build at least five percent of a nonstandard townhouse in order 
to meet that minimum. Several places in the Master Plan encouraged ADUs and that type of unit, 
which needed to be considered as well.  

Question #3:  7.5%, 10% or something else for percent of mobility-ready units? 

• Mr. Pauly explained Villebois was probably higher than 16% of mobility-ready units because at least 
a dozen single-family homes were single-level, detached homes plus some master-on-main units 
were not accounted for. It was important to remember that multi-family units are not required in 
Frog Pond, and the direction throughout the master planning was to not put any standards in place 
that would really require or drive multi-family. Increasing the minimum to 15% could drive more 
multi-family units as that was the easiest way to meet that mobility-friendly unit requirement, so 
there was a balance to mobility-ready. In Frog Pond, 5% to 10% multi-family was more likely than 
the 20% in Villebois, so the percentage would be cut in half to about 7.5%.  
• The number of mobility-friendly units was driven by the multi-family requirements, which was 

not necessarily going to happen in Frog Pond. The percentage needed to be set where it would 
achieve what was desired without interfering with or pushing one of the other standards too 
much.  

• Land cost was also a factor when balancing the mobility-ready requirement. Unless mobility-
ready units were within multi-family development more land was required per unit, which 
increased the unit cost. There was a chance that the 7.5% or 10% could be exceeded; however, 
15 percent would likely have unintended consequences; 12.5% might work. 

• If mobility-ready units were important to the Commission, it should look at a higher number. If they 
were less important than some other variable, the requirement should be lower. 

• Commissioner Heberlein suggested considering whether a higher number made sense, and if not, 
he was okay with 10%. 

• Mr. Pauly explained how increasing the mobility-ready unit percentage drove the development of 
multi-family homes. By nature, in a three or four-story apartment building, ground floor units 
would be flat and mobility-ready units. A developer would look at the unit types already in his 
portfolio that made sense and that could be built without redesign.  
• Stand-alone units, like cottages or single-level homes, that met all the mobile-ready unit 

requirements consumed more land relative to the home’s square footage, increasing costs and 
leading to less profit margin, making them riskier for banks and developers to build. 
Townhouses tended to be built vertically because of land, making it difficult to make those 
units mobile-ready. ADUs and even the ground floor of a townhouse could meet mobility-ready 
standards, but the market default for mobile-ready units tended to be ground floor or elevator-
served apartment units. 
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• Many factors were involved. Great profit margins were achievable on larger, single-level homes 
with premium finishes because of market demand, so building more affordable homes was 
more difficult.  

• Commissioner Hendrix said she needed more information, clarity, and discussion on the potential 
impacts. For example, the ACS data point was 5.8% so more information was needed to decide 
between 7.5% and 10%. 
• Mr. Pauly explained no census or other reliable data existed showing how many people in the 

community actually needed or were willing to move into mobile-ready units. However, more 
data showing how it related to other requirements and the different unit types the requirement 
would drive could be obtained. 

• Commissioner Scull agreed more data was needed, such as comparable data about what other 
communities were doing. He asked what truly defined a mobile-ready unit other than a single 
story.   
• Mr. Pauly clarified other communities were not building mobile-ready units to this extent and 

no data or comparisons to other jurisdictions was available. The assumptions from Villebois 
provided one data point. A mobile-ready unit was defined as being able to access all the 
necessities within the unit without the use of stairs. The Development Code did not require 
specific features like wider hallways or grab bars, which regarded the Building Code. Mobility-
ready units could be adapted to fit individual needs, such as the ability to lower counters, widen 
a hall or bathroom door. The Development Code removed design elements such as stairs that 
would prevent adapting the unit for limited mobility. 

• Mr. Pauly explained that while allowed, the City was not requiring multi-family. From the outset of 
the Master Plan, City Council provided direction to not inadvertently require more multi-family 
units because large, commercially managed apartment complexes were not desired. The market 
for small, six-or-seven-unit complexes with local management was limited, and most multi-family 
units were built as commercial-level development by investors similar to those buying a shopping 
center.  
• Ms. Bateschell added one reason for the planning direction for Frog Pond was in response to 

the City’s 2014 Housing Needs Analysis (HNA), which considered the city’s existing housing 
supply and anticipated growth and housing demand.  
• The Frog Pond area was brought into the UGB through the Metro process to provide 

additional housing, primarily in the form of single-family and middle housing types. Villebois 
also provided for all the different middle housing types, though the term middle housing 
was not used at the time.  

• In 2014, 57% of the City’s housing supply was multi-family residential and only 43% was 
single-family, which included townhomes and duplexes. The housing supply had since 
shifted because of new development, including Frog Pond West, and was now composed of 
50% multi-family residential, 10% middle housing, and close to 40% single-family detached 
homes. The remaining 1% to 1.5% was ADUs, mobile homes, and other unit types.  

• One reason for not requiring more multi-family development in Frog Pond East and South 
was due to the anticipation of and planning for substantial multi-family in Town Center, 
which would have multi-family units above commercial spaces on the main street and allow 
multi-family units in other areas that could provide more of the two- or three-story walk-up 
unit types. 
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• Commissioner Semenova appreciated that the City was not trying to solve all the housing needs 
within this area. She believed multi-family was the answer to affordability issues faced by the City’s 
population, and having more mobility-ready units was probably the better answer for solving some 
of those crises. 

• Mr. Pauly confirmed the need to require a percentage of mobility-ready units in this development 
came from the Master Plan, which did not have a specific percentage. Defining a specific 
percentage was necessary to write a clear and objective standard to implement. 

• Assuming 1,625 units overall, the difference in the number of mobility-ready units would be 120 
units at 7.5%, 160 units at 10% was 160 units, and 200 units at 12.5%.  

• Mr. Pauly explained that as reflected in the conversation tonight, discussion during the master 
planning process recognized the need along with the city’s aging population, so a mobility-ready 
unit requirement was established. Anyone could have temporary or permanent limited mobility at 
any point in life. In general, the housing stock did not accommodate mobility issues well because 
various factors such as land costs pushing vertical builds. Additionally, the community and decision-
makers had communicated that as the population was aging and households were getting smaller, 
the market was not producing enough small, single-level units to meet demand.  
• While people decide to adapt to stairs and purchase less expensive units for a variety of 

reasons, the City wanted to make sure that for those prioritizing mobility that more affordable, 
single-level living was an available option in the community. Rental units, which were sometime 
subsidized, were much more affordable than larger, single-level, zero-entry, detached homes. 

• Ms. Bateschell stated she was unable to find any statistics about the percentage of people with 
mobility issues in the census data for the City of Wilsonville. However, the Center for Disease 
Control (CDC) showed that 12 percent of adults in Oregon had a mobility disability. 
• Mr. Pauly added that rural areas, minority populations, and low-income populations tend to 

have a higher percentage of mobility disabilities. 
• First floor apartments were not rented only to those with mobility issues. 
• The Staff report stated that increasing the requirement to 10% could create a higher likelihood that 

a unit would be available to residents with mobility issues. While Staff believed 10% was more 
likely to achieve having mobility-ready units available, Mr. Pauly noted he was not hearing strong 
voices for 7.5%, so the question was really whether the requirement should be 10% or something 
higher.  
• While a decision would have to be made one way or the other soon, it did not have to be made 

tonight and the matter could be brought back for further discussion. 
• Chair Karr noted that even without further information, he was leaning toward a 10% requirement. 
• Information about the housing distribution percentage for the entire city was requested, not just 

for this small section of Wilsonville or Villebois, but for future developments as well. 
• Mr. Pauly replied information about all future development was unknown, but most units in 

Town Center would tend to be mobility-ready because the buildings would be tall enough to 
have elevator service. Getting accurate data could be difficult because that statistic had not 
been tracked historically. 

The Commissioners were asked to email Staff over the next week requesting the type of information 
that would help them make a decision about the required percentage for mobility-ready units or at 
least to provide an opinion toward the final recommendation. Staff would do their best to track down 
any information available and provide it at the Planning Commission’s May work session.  
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Chair Karr called for public comment. 

Mimi Doukas, AKS Engineering on behalf of West Hills Development, reminded West Hills was involved 
with the Azar property at the northeast corner of Stafford and Advanced; one of the larger parcels 
within the planning area that spanned Sub-districts 4, 5, and 6. West Hills’ project was unique in its size 
as other parts of the planning area were very parcelized, so very different parameters needed to be 
balanced for West Hills’ site versus other sites in the planning area. 
• West Hills had submitted a letter to Staff, outlining its concerns related to being located in Sub-

district 4, which included the mixed-use Main Street district and complicated the plan in force for 
Sub-district 4. West Hills was asking for special consideration on some Variety Standards related to 
middle housing and housing types. The mixed-use district bifurcates the Azar property and out 
parcels, a wetland and a roundabout were involved—all of which made meeting all the Variety 
Standards very difficult. These arguments were outlined in the letter, and she hoped changes 
would be included in the next draft of the Development Code. 
• One idea discussed was the potential for live-work units to qualify as a distinct housing type, 

allowing for a third housing type.  
• Middle housing was very difficult with the multi-family component. Some multi-family would be 

replaced with townhomes, but West Hills would also like the option to include garden-style 
apartments as shown in previous sketches. 

• Regarding mobility-ready units, she noted a lot of parameters were placed on development within 
the planning district and meeting them all was very hard. West Hills could meet a lot of the 
parameters for small, single-level living mobility-ready units, noting ADUs would check a lot, but 
not all, of those boxes.  
• West Hills’ master plan included plenty of mobility-units given the elevator served multi-family, 

which was difficult to do, and for which West Hills deserved some credit. 
• Where West Hills was having trouble meeting mobility standards, Staff proposed some 

flexibility when adjacent to another subdistrict with mobility-ready units. West Hills had a lot of 
mobility-ready units in Sub-district 4 and could get credit for some of those in Sub-district 5, but 
not in Sub-district 6, which was separated by another sub-district. 

• West Hills could make the 7.5% work, but 10% was a struggle. She suggested increasing the 
flexibility at the master plan level and allow more blending of mobility standards across the 
master plan area. 

• A balance point existed between accommodating a market, encouraging a market, and bucking a 
market, and she believed the mobility standards actually started to buck against the market, 
creating more mobility units than was actually needed for the planning area based on statistics 
provided by Staff and mobility units also being accommodated in other parts of the city.  
• Mr. Pauly did a great job of discussing the down sides of some of the mobility units in that 

when trying to get as much density and affordability as possible within this planning area, the 
mobility units were not cost-efficient and would not help with affordability. A single-family 
detached home meeting all of the standards would be more like a ranch home on a big lot. 
Unlike Frog Pond West, the lots in Frog Pond East and South were not big lots, so it was hard to 
balance small lots, mobility, variety, and middle housing parameters.  
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• She believed 7.5% matched the market needs and provided the needed units in addition to the 
units across the entire city. She also encouraged allowing mobility credits across the master 
planned application area. 

• It was great to see the Development Code Standards coming together and West Hills had made 
great progress working with Staff on its planning efforts. However, the stormwater plans were still 
a big unknown and could dramatically impact the number of dwelling units that could come from 
the planning area. Stormwater standards could significantly affect the number of total dwelling 
units within the planning area. As currently written, West Hills believed the Stormwater Code 
would decrease density by about 10 percent. Even with the same amount of land, land cost, and 
infrastructure, the number of units would go down, also decreasing affordability. West Hills would 
continue to work with Staff on the issue, but the Planning Commission needed to be aware that 
stormwater was an outstanding item that would affect the plan, and something the Development 
Code should address before adoption. 

• Staff had noted other planning areas were not doing full mobility and that many were doing 
visitability as discussed previously.   

• She highlighted ongoing discussions about housing variety standards with other planning areas, 
particularly Cooper Mountain in Beaverton.  

• West Hills appreciated Staff’s efforts on the side setbacks, which would improve the efficiency of 
the plan and create side yards that could be easily maintained, but still small enough to be efficient 
and have a good result. 

Dan Grimberg, West Hills Development, believed Ms. Doukas expressed West Hills’ thoughts clearly. 
He expected the discussion about 1,200 sq ft versus 1,500 sq ft was centered on the desire to create 
affordable housing products, and noted the lot, not the size of the home, was the key part of the cost. 
West Hills builds homes to the market for buyers wanting certain room sizes and competitively priced. 
Reducing a house to 1,200 sq ft with all the other costs being incurred in Frog Pond East and South 
would make these new homes the most expensive of their size anywhere in the market. Allowing 
builders to make the homes 300 sq ft larger and adding roughly $20,000 in cost would make the home 
more desirable and marketable to fit the needs of a homebuyer. If affordability was the concern, other 
issues should be considered, such as reducing the millions of dollars in infrastructure costs that affect 
the cost of each home; the high SDC and permit costs; and the Stormwater Code which could impact 
density by as much as 10 percent, which affected home costs by millions of dollars. He understood the 
Commission’s position about size impacting affordability, but better options existed to make the 
homes desirable and marketable.  

INFORMATIONAL  

3. City Council Action Minutes (March 4 & 18, 2024) (No staff presentation) 

Miranda Bateschell, Planning Director, reported that City Council’s discussion on Housing Our Future 
was similar to the Planning Commission’s. Council was updated on the project and was still considering 
a liaison for the advisory committee. The Council had a number of questions about the overall scope 
and was interested in additional public outreach and engagement as part of the project. Limited grant 
funds from the Oregon Department of Land Conservation and Development (DLCD) were available, so 
at the May 20th work session Staff would provide a more holistic update on all of the work done on 
housing over the past couple years and what was planned overall through the project, not just through 
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Frog Pond E+S Implementation Work Session Staff Report        Page 1 of 5 

 
PLANNING COMMISSION MEETING 
STAFF REPORT 

Meeting Date: February 14, 2024 
 
 
 

Subject: Frog Pond East and South Development 
Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide input on draft Development Code amendments for Frog 
Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMISSION 
This work session will share a demonstration plan showing how draft development code 
standards, including recently discussed variety standards for Frog Pond East and South may lay 
out in practice. 
 
EXECUTIVE SUMMARY:  
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The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
At this work session, staff will present an example layout or demonstration plan showing how 
the various standards may look when implemented. 
 
Attachment 1 is a demonstration plan of much of the Master Plan area prepared by planners 
and urban designs with Walker Macy on behalf of the City to test the various standards and give 
an example of how development built pursuant to the standards may layout. The intent of this 
exercise was to ensure the various standards worked well together, would result in a 
developable plan with buildable lots for the various housing types planned for, and would 
create a neighborhood plan consistent with vision and goals of the Master Plan.  
 
Beyond draft code requirements and the Master Plan, a number of decisions and assumptions 
were directed by City Staff to be used in the demonstration plan, as follows: 
 

• Demonstration of close to the minimum density, with units over the minimum added 
where it made sense from a site planning perspective. The project team decided to test 
the lower density scenario as this is the scenario were the greatest amount of units 
would tend to be detached homes, which was anticipated to be the most likely unit type 
to exceed the maximum variety standard. In addition, a lower amount of units and the 
likely mix resulting is useful to test infrastructure funding assumptions. 

• When testing the variety standards, assume a general development preference for 
detached homes, unless site characteristics or other factors lead to other unit types 
making more sense. Examples of site characteristics leading to other unit types include 
site geometry and access leading to multi-family, block length and width leading to 
townhouses, ability to provide private over public pump station leading to multi-family, 
and oddly shaped parcels lending to cottage clusters.  

• Use of precedent unit types for each Urban Form Type from Villebois and Frog Pond 
West to determine the lot dimensions to model in each Urban Form Type. These 
precedents were earlier shared with both the City Council and Planning Commission 
during the Master Planning process.  

• Assume framework streets and local street locations as shown in the Master Plan. In 
addition, the City’s Engineering Division provided specific feedback on access and 
circulation to guide the street network. 

• Show the neighborhood park generally at the location shown in the Master Plan. Show a 
green focal point meeting standards as drafted for each subdistrict. 

• Take care to ensure interface of different unit types make practical sense. For example, 
detached homes and townhouses may share alleys, but multi-family cannot share alleys 
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with other unit types. Direction to “not force fit housing types”, but only put them 
where it made sense without standards. 

• Assume land dedicated to stormwater consistent with an average calculated for Frog 
Pond West. 

• Assume other utilities as shown in the Master Plan, including areas that need sewer 
pump stations. 

• While no parking is required pursuant to State rules, plan sites assuming parking ratios 
that would exist without the State rules removing parking minimums. 

• Due to budget restraints, Walker Macy did not create a plan for each subdistrict. Those 
excluded (S1 and S2) were chosen to exclude as demonstrations in other subdistricts 
help understand them as well. 

 
The following are key Staff observations reviewing the demonstration plan in relation to 
recommended implementing development code. 
 

• Generally the minimum and maximum variety standards can be met as shown in the 
tables in Attachment 1. Some special consideration of constrained and unique sites may 
still be needed. As an example, Subdistrict E4, with limited vehicle access and wetland 
limitations presents some challenges. The project team is aware of these challenges and 
is in the process of developing language that accommodates these unique situations. 

• The standards do provide for variety throughout the Master Plan area while allowing 
different a different look and feel based on designated urban form. 

• While block-level housing unit type variety called for in the Master Plan is not directly 
required, blocks either include variety or are adjacent to blocks that have different unit 
types.    

 
West Hills Layout Plan 
 
In addition to the demonstration plan discussed above, the packet includes, as Attachment 2, a 
layout plan from West Hills Development for a property they control. The plan and prior 
versions have been shared by West Hills during prior work sessions and staff included here for 
the Commission’s convenience as we anticipate Commissioners may want to reference. The 
map on the next page shows the portion of the Master Plan Attachment 2 pertains to.  
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Discussion Questions 
The following would be helpful feedback from the Planning Commission at this work session: 

 

• What feedback or questions does the Planning Commission have after reviewing the 
demonstration plan? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected 
late in the spring of 2024. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
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of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team is preparing draft amendments to help implement the Frog Pond East and 
South Master Plan. A number of alternative amendments can be considered to meet the same 
intent. 
 
ATTACHMENTS:  

1. Frog Pond East and South Demonstration Plans by Walker Macy (January 16, 2024) 
2. Preliminary Layout 36 Frog Pond-Azar Property by AKS (November 16, 2023) 
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FPES DEMONSTRATION PLANS
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FPES DEMONSTRATION PLANS

adu

adu

adu

adu

adu

adu

adu

adu

adu

cell
tower

SROZ

SROZ

wetland

wetland

adu

adu

adu

adu

adu adu

adu

adu

adu

adu

right-in right-out

stormwater

green
focal
point

adu

aduadu

adu

adu

green
focal
point

102 spaces
(compact)

152 spaces
(compact)

119 spaces (compact)

adu

adu

adu

adu

adu

adu

adu

adu

green
focal
point

2424

24 24

pkg
(24)

pkg
(24)

12

pkg
(24)

pkg
(24)

12

12 12

12 12

12

12

12

12

pkg
(90)

12

See Alternate Scheme A

See Alternate Scheme B

One way street
extension

adu

adu

adu

adu

adu

adu

adu

119 spaces (compact)

adu

adu adu

adu

adu

cell
tower

SROZ

wetland

adu

wetland

adu

adu

adu

adu

adu adu

adu

aduadu

right-in right-out

stormwater adu

adu

adu

adu

adu

green
focal
point

adu

green
focal
point

green
focal
point

adu

SROZ

adu

adu

adu

24 24

2424

12

12

pkg
(90)

12

pkg
(24)

pkg
(24)

12

pkg
(24)

pkg
(24)

12

12 12

12 12

12

12

12

12

One way street
extension

0 100 200 400

The
Grange

Park

BPA Easement

St
af

fo
rd

 R
d

Advance RdFuture Community Park to South

N

Alternate Scheme A

Added apartment buildings could provide better 
framing of green space & buffer adjacent townhomes 
from large parking areas.

96 spaces 50 spaces

Above shows potential lot 
pattern following existing 
property lines.

Alternate Scheme B

Frog Pond East, Subdistrict E1, E4, E5, E6

adu

adu

adu

adu

adu

adu

adu

119 spaces (compact)

adu

adu adu

adu

adu

cell
tower

SROZ

wetland

adu

wetland

adu

adu

adu

adu

adu adu

adu

aduadu

right-in right-out

stormwater adu

adu

adu

adu

adu

green
focal
point

adu

green
focal
point

green
focal
point

adu

SROZ

adu

adu

adu

24 24

2424

12

12

pkg
(90)

12

pkg
(24)

pkg
(24)

12

pkg
(24)

pkg
(24)

12

12 12

12 12

12

12

12

12

One way street
extension

Legend
Taxlot
Unit Type A - Multifamily
Unit Type B - Townhouses
Unit Type B - Duplex / Triplex 
/Quadplex

Unit Type C - Cottages & 
Detached Middle Housing
Unit Type D - Single Family
Mixed Use
Open Space & Natural Features
Mobility-ready Unit

Attachment 1 Frog Pond East and South Master Plan Work Session February 14, 2024

Planning Commission Meeting - February 14, 2024 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

721

Item 2.



FPES DEMONSTRATION PLANSFrog Pond East, Subdistrict E2 & E3
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FPES DEMONSTRATION PLANSFrog Pond East Compliance Analysis

SSuubbddssttrriicctt//TTLL PPeerrcceenntt
UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess

E1 96 5.67 50 2.98 12 0.97 34 1.72 TH 2.98 53%
E2 97 12.18 40 2.95 11 1.57 8 1.3 38 6.36 SF 6.36 52%
E3 126 14.01 63 4.39 13 1.29 50 8.33 SF 8.33 59%
E4 TL 1101 183 7.37 96 3.25 72 3.79 15 0.33 MF 10+ 3.79 51%
E4 TL 1200 40 1.71 26 0.9 6 0.23 8 0.58 TH 0.9 53%
E4 TL 1000 4 0.3 4 0.3 TH 0.3 100%
E5 231 12.83 137 6.34 25 0.92 69 5.57 TH 6.34 49%
E6 171 12.88 60 2.84 41 2.7 11 0.97 59 6.37 SF 6.37 49%
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E1 1.12 6.79 16%
E2 0.75 12.93 6%
E3 0.95 14.96 6%
E4 TL 1101 1.83 9.20 20%
E4 TL 1200 0.59 2.30 26%
E4 TL 1000 0.08 0.38 20%
E5 0.71 13.54 5%
E6 0.70 13.58 5%
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FPES DEMONSTRATION PLANSFrog Pond South, Subdistrict S3 & S4 Code Minimums
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FPES DEMONSTRATION PLANSFrog Pond South, Subdistrict S3 & S4 0 100 200 400 N
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FPES DEMONSTRATION PLANSFrog Pond South, Subdistrict S3 & S4 0 100 200 400 N
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FPES DEMONSTRATION PLANSFrog Pond South Compliance Analysis: Opt 1

Option 1: All Lots Developed Individually

SSuubbddssttrriicctt//  TTLL %%
UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess

S4 TL 2600 62 3.81 0 0 24 0.88 0 0 18 1.1 4 0.23 16 1.6 SF 1.6 42%
S4 TL 2700 138 15.3 51 4.6 14 1.6 73 9.1 SF 9.1 59%
S3 TL 1400 33 3.07 14 1.04 2 0.23 17 1.80 SF 1.80 59%
S3 TL 1500 31 3.1 10 0.83 6 0.43 15 1.84 SF 1.84 59%
S3 TL 1600 12 0.71 5 0.32 3 0.16 4 0.23 TH 0.32 45%
S3 TL 1800 12 1.14 4 0.24 1 0.16 7 0.74 SF 0.74 65% *
S3 TL 1700 11 1.26 4 0.46 7 0.8 SF 0.8 63% *
S3 TL 1900 47 3.82 22 1.46 3 0.16 22 2.2 SF 2.2 58%
S3 TL 2000 15 1.7 8 0.63 1 0.06 6 1.01 SF 1.01 59%

SSttaacckkeedd  pplleexxeess HHiigghheesstt  UUnniitt  TTyyppee

AAttttaacchheedd  MMuullttii--ffaammiillyy MMiiddddllee  HHoouussiinngg AADDUUss

TToottaall EElleevvaattoorr  SSeerrvveedd OOtthheerr  1100++  uunniittss OOtthheerr  55--99  uunniittss
TToowwnnhhoouusseess  aanndd

ssiiddee--bbyy--ssiiddee  pplleexxeess CCoottttaaggee  CClluusstteerr

OOtthheerr  cclluusstteerr
hhoouussiinngg  ((ii..ee..  uunniittss

ttoooo  bbiigg  ttoo  bbee  ccoottttaaggee
cclluusstteerr,,  mmiixxeedd  ttyyppeess)) AAllll  AADDUUss

*over 60% one unit type
acceptable if taxlot area is below 2
ac

AAllll  ootthheerr  ddeettaacchheedd,,
iinncclluuddiinngg  ddeettaacchheedd

ssiinnggllee--ffaammiillyy

OOtthheerr  DDeettaacchheedd  UUnniittss MMaaxx

SSuubbddssttrriicctt//  TTLL
SSttoorrmm  //  OOppeenn

SSppaaccee
TToottaall  AArreeaa
wwiitthh  SSttoorrmm

SSttoorrmm  %%  ooff
TToottaall  NNeett

AArreeaa

S4 TL 2600 0.24 4.05 6%
S4 TL 2700 0.80 16.10 5%
S3 TL 1400 0.17 3.24 5%
S3 TL 1500 0.62 3.72 17%
S3 TL 1600 0.08 0.80 10%
S3 TL 1800 0.07 1.21 6%
S3 TL 1700 0.11 1.37 8%
S3 TL 1900 0.38 4.20 9%
S3 TL 2000 0.10 1.80 6%
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FPES DEMONSTRATION PLANSFrog Pond South Compliance Analysis: Opt 2

SSuubbddssttrriicctt//  TTLL %%
UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess UUnniittss AAccrreess

S4 TL 2600 62 3.81 24 0.88 18 1.1 4 0.23 16 1.6 SF 1.6 42%
S4 TL 2700 135 15.3 51 4.6 14 1.6 70 9.1 SF 9.1 59%
S3 TL 1400 33 2.81 14 1.06 3 0.22 16 1.53 SF 1.53 54%
S3 TL 1500 37 2.79 16 1.17 3 0.19 18 1.43 SF 1.43 51%
Assembled Lots
1600-1900 85 6.65 39 2.43 7 0.43 39 3.79 SF 3.79 57%

S3 TL 2000 15 1.7 8 0.63 1 0.06 6 1.01 SF 1.01 59%

OOtthheerr  DDeettaacchheedd  UUnniittss MMaaxx

SSttaacckkeedd  pplleexxeess

AAttttaacchheedd  MMuullttii--ffaammiillyy MMiiddddllee  HHoouussiinngg AADDUUss

TToottaall EElleevvaattoorr  SSeerrvveedd OOtthheerr  1100++  uunniittss OOtthheerr  55--99  uunniittss
TToowwnnhhoouusseess  aanndd

ssiiddee--bbyy--ssiiddee  pplleexxeess CCoottttaaggee  CClluusstteerr

OOtthheerr  cclluusstteerr
hhoouussiinngg  ((ii..ee..  uunniittss

ttoooo  bbiigg  ttoo  bbee  ccoottttaaggee
cclluusstteerr,,  mmiixxeedd  ttyyppeess)) AAllll  AADDUUss

AAllll  ootthheerr  ddeettaacchheedd,,
iinncclluuddiinngg  ddeettaacchheedd

ssiinnggllee--ffaammiillyy HHiigghheesstt  UUnniitt  TTyyppee

Option 2: Assembled Lots in Subdistrict S3

SSuubbddssttrriicctt//  TTLL
SSttoorrmm  //  OOppeenn
SSppaaccee

TToottaall  AArreeaa
wwiitthh  SSttoorrmm

SSttoorrmm  %%  ooff
TToottaall  NNeett
AArreeaa

S4 TL 2600 0.24 4.05 6%
S4 TL 2700 0.80 16.10 5%
S3 TL 1400 0.17 2.98 6%
S3 TL 1500 0.23 3.01 8%
Assembled Lots
1600-1900 0.53 7.18 7%

S3 TL 2000 0.10 1.80 6%
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Tonight's Agenda
• Demonstration Plan

– Background
– What it shows

• Housing variety standards follow up
– “Small Unit” threshold
– Mobility-friendly standards
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Demonstration Plan
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Purpose of Demonstration Plan

• Model real-world implementation of draft standards
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What does the Demonstration Plan Include
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Demonstration Plan Input and Assumptions

• Variety and design standards as drafted
• Low end of potential density
• Market preference for detached single-family
• Parks, open space, streets, and connectivity as 

shown in Master Plan
• Assume reasonable amount of parking
• Avoid awkward interface between housing types
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Housing Variety 

E4 E5

E1

S2

S3
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Urban Form Types

E3

E6
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Brisband Main Street

E4
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Parks and Open Space

E5 E6

E2 E3

E1
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Streets, Connectivity, and Blocks

E4 E5

S4

E2 E3
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Housing Variety
Follow Up
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Threshold for Small Unit

• Early 2023 drafted at 1200 square feet or less
• Current proposal is 1500 square feet or less

– 60% of average recent home size across country
– Consistent with the amount of 1500 sf or less for-sale units currently 

listed in Clackamas County (Zillow) 
• 6.2% of units built since 1990
• 6% of units built since 2000
• 4.5% of units built since 2010
• 4.1 of units built since 2020
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Mobility-Ready Units Recommended Refinements

• Simplify by removing “partial” definition
• Mobility-Ready Unit: A dwelling unit with a kitchen, full 

bathroom, and bedroom on a single-level and that level is 
accessible from a parking space or public sidewalk without 
the use of stairs or with minimal stairs with a wheelchair 
accessible ramp or space to add a wheelchair accessible 
ramp.
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Mobility-Ready Units Recommended Refinements

• Balance being impactful while not too aggressive
– Recommend requiring 7.5%
– 2/3 of mobility-ready units must be single-level
– 1/3 can also have stair-accessed portion
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Questions and Comments 
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Planning Commission  Page 6 of 13 
February 14, 2024 Minutes 

• The efforts made in developing the Stormwater Master Plan was appreciated and the process was 
applied very well. Combining needs related to the City’s permits and system deficiencies to create a 
reduced or combined project list was a good approach. 

• Ms. Wieland confirmed the projects remaining from the 2012 Stormwater Master Plan were 
considered in developing the new priority list. For example, the Gesellschaft system project was 
needed in 2012, but the new Master Plan identified a different alignment while maintaining the 
recognized need. Under the new modeling, some capacity deficiencies were no longer applicable, 
and those results were confirmed by Staff. 

• Mr. Weigel explained the Charbonneau Program was a 30-year plan adopted in 2014 to replace the 
entire stormwater system in Charbonneau. The project was currently in Phase 5 and behind 
schedule. Ongoing annual costs would remain until the project was completed.  
• The Charbonneau project was so large due to the pipeline materials chosen during 

development, corrugated steel pipelines, which only have a 25-to-30-year life expectancy. The 
City had made a lot of  headway on the worst pipelines, but many pipelines had no bottom, 
with water literally running on bare dirt.  

• The City used lessons learned from Charbonneau to update construction standards, specifying 
the exact type of pipes, pipe material, strength, etc. to be used in new construction projects. 
 

4. Frog Pond East and South Implementation-Development Code (Pauly) 

Daniel Pauly, Planning Manager, noted a memo was emailed to the Commissioners on February 13, 
2024, providing supplemental information on the Demonstration Plan and Housing Variety Standards 
he would discuss tonight. He presented the proposed updates to the Development Code Amendments 
via PowerPoint, reviewing the key elements of the Demonstration Plan, which was created to model a 
real-world implementation of the proposed Code. He also described Staff’s key findings regarding 
housing variety, urban form types, Brisband Main Street, parks and open space, as well as streets, 
connectivity, and blocks. He noted the layouts presented were not necessarily preferred and that many 
potential layouts could be compliant with the Housing Variety Standards. 
• The memo described the idea of using credits from a neighboring subdistrict to meet different 

Variety Standards, explaining that if one subdistrict had access and a portion or neighboring 
subdistrict did not have enough access, as long as it was right on that border, the subdistrict line 
could be blurred a bit. Staff was still testing where it would be appropriate, so no formal 
recommendations had been made yet because they did not want to water down the Variety 
Standards inadvertently, ending up with less variety than intended.  
• Allowing credits for mobility-friendly units made sense as a variety of unit types could meet the 

need and were not as locational dependent as some of the other Variety Standards. 
• As stated in the memo, Staff was not as supportive of credits for other Variety Requirements, 

however, there was potential merit for allowing such credits when smaller portions or less than 
an entire subdistrict joined with an entire subdistrict, and it was just a question of putting it on 
the other side of the street. For example, allowing some of the required Middle Housing in 
Subdistricts S3 and S2 in Frog Pond South to be located on the other side of the subdistrict line 
for better site planning. (Slide 7) 

• Also presented was a follow-up on previous Planning Commission discussions about the threshold 
for small units and recommended refinements for mobility-ready units in the Housing Variety 
Standards. (Slides 12-15) 
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Discussion and feedback from the Planning Commission on the key elements of the Staff report were 
as follows with responses to Commissioner questions as noted: 

Demonstration Plan 

• Mr. Pauly confirmed a consultant was hired to demonstrate whether the Housing Variety Standards 
being developed by Staff were buildable. Key findings in the tables confirmed the Variety Standards 
could be met using reasonably sized lots according to what was common in the market or based 
upon precedence elsewhere in Wilsonville. 

• At the last meeting, a developer expressed concern that the Variety Standards might be buildable, 
but they could not necessarily sell it, or it would not be economically advantageous. Did the 
Demonstration Plan take any of those developer issues into account? 
• Mr. Pauly explained Staff had done some preliminary work on this issue and there were two 

potential approaches; one was to determine if other new urban areas built in the Metro area 
had a similar mix, particularly of Middle Housing. The second was to do a more finite market 
study. Preliminary comparisons showed the Standards were not too far off. At the same time, 
Staff was also working with development partners on their specific land to determine if this 
worked and with what products. Planning Staff tried to integrate developer concerns into the 
Code and ensure a balance of not requiring too many products to address the economies of 
scale; however, different types of housing were still needed. Although a complete analysis had 
not been completed at this point, so far, no red flags had come up showing the Housing Variety 
Standards would not work, and other modern developments had this type of variety. 

• Miranda Bateschell, Planning Director, added future discussions would include other big picture 
items, including infrastructure. Staff was still working through the infrastructure funding plan, 
which was obviously tied to financial feasibility. So, there were potential additional questions 
around financial feasibility from a developer’s perspective, which could change based on how 
large the project was, how many improvements were required, and the developer’s share of 
the cost. This model was not a full return on financial feasibility analysis. Many of those things 
were changing at a quick pace so an analysis would have been difficult to do especially with the 
number of iterations Staff had done.  
• One reason for the Demonstration Plan was because the City was not zoning as it had in the 

past. Previous comments and questions from the Planning Commission lead to questions 
about whether the proposed Code would physically work because it had not been laid out 
on a map.  

• The Demonstration Plan included a physical analysis to examine whether these different 
layers of Code requirements would work; if the layouts being developed were consistent 
with the Planning Commission’s vision. Could typical lot sizes be laid out with the different 
housing types in a manner consist with the Code? Staff did run into a few problems and had 
made suggestions to the Planning Commission in prior work sessions to remove certain 
Code elements, like minimum lot size. In working through the process, Staff found some 
Code to be redundant, not necessary, or had conflicts, which helped refine Staff’s 
recommendations to the Commission. 

• The layouts themselves worked, which was a key aspect to understand as this area was 
codified.  

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

747

Item 2.



 
 

Planning Commission  Page 8 of 13 
February 14, 2024 Minutes 

• The visuals were helpful in getting an overall East and South picture. Looking at the feasibility of the 
Code as currently proposed was beneficial to understand whether it made sense from both a Code 
and visual perspective to see an option of what was possible.  

• Mr. Pauly explained the Demonstration Plan considered the market demand for parking, even 
though  no parking was required, and strove to balance housing people, not their cars. Feedback 
from developers indicated the market still demanded parking, and the Code facilitated providing 
parking spaces, so people did not have to walk several blocks to their homes. 
• Neighborhood and community parks within the Master Plan area included playgrounds, trails, 

and the typical amenities of larger parks. Beyond that, green focal points throughout the 
community would have tot lots or small play areas to serve as sub-neighborhood gathering 
spots, similar to what was seen in Villebois, so residents could easily access green space within 
walking distance wherever they lived in the neighborhood. 

• Mr. Pauly confirmed the Code would allow for street parking, which was sometimes more efficient 
than using the buildable lot area. Other things like stormwater standards and the placement of 
storm planters were also considered to ensure on-street parking could be accommodated. 

• Mr. Pauly explained Staff had not looked at maximum instead of minimum densities due to the 
budget. Staff analyzed which Code Standards would be stretched and what type of development 
would stretch them the most. The key factor was higher-density housing had a lot of different 
options, so meeting the Variety Standards was easier at a higher density than at a lower density.  
Due to budget constraints, Staff chose to look at the worst-case scenario to test and stretch that 
standard. 
• Ms. Bateschell added that one Demonstration Plan alternative with moderate density, such as a 

higher portion of Middle Housing or multi-family housing, had been developed, but all the 
details about transportation were not fleshed out; however, it was obvious both scenarios 
could work very well. It was a question of pushing the envelope on the lower density, partly to 
test the maximum net area for any one-unit type. For example, a developer with a lot more 
single-family would have less space for infrastructure, etc., [1:27:35] which was why Staff spent 
more time on minimum densities to understand how other layers of the Code would work. 

• Seeing the mock layouts were much more helpful than just words on paper. Taking the low-density 
approach was good to see how the Code would be applied and if it would work for the rest of Frog 
Pond East and South if someone started building the minimum.  
• Ms. Bateschell added the low-density approach also helped to understand what the minimum 

requirements called for. This practical exercise helped answer the Planning Commission’s 
questions and the example enabled the Commissioners to see if using the minimum resonated 
with their previous input about how the development would look, if the variety hit the mark, 
and everything fit the way the Commission envisioned.  

• The example confirmed that a minimum lot size was no longer needed as it was redundant. 
• Mr. Pauly confirmed more would be discussed at future work sessions about how the Code 

worked out overall and whether what was written to implement in the Master Plan would be 
achieved even at the worst-case, lowest density scenario. Even the lowest density was not that 
low because of the minimum 1,325-unit requirement. By nature, even at the minimum, the City 
would be pushing to get a variety of units.  

• Mr. Pauly clarified the credits would only work if a development area crossed more than one 
subdistrict; it was not a future credit. The developer would present the Development Review Board 
with a Stage 1 Master Plan that crossed multiple subdistricts. 

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

748

Item 2.



 
 

Planning Commission  Page 9 of 13 
February 14, 2024 Minutes 

• The Demonstration Plan looked good and nothing jumped out as being a huge issue.  
• Having the minimum requirements listed in the zones was nice but having an overall summary of 

the different housing types in East and South, showing what the neighborhoods look like and the 
number of mobility-ready units would be helpful. 

• Mr. Pauly explained that a full comparison analysis of the number of available parking spaces to the 
number of homes had not been completed. However, a smaller analysis could be done on a smaller 
area to show what percentage of townhouses had driveways, for example. Generally, all 
townhouses, duplexes, and detached homes would have garages, as well as street parking or 
driveway aprons. Without good alternatives, such as ample street parking or a driveway, people 
tend to use their garages for parking rather than other uses, so the garage could not be discounted 
as a parking space. A parking analysis had not been done because Staff focused more on parking in 
mixed-used areas, as the lack of parking in multi-family housing areas generated the most 
complaints to the City.  
• Staff had heard the development community would not build large areas of housing without 

sufficient parking. 
• In the coming months, strategies to address inadequate parking would be discussed, because 

over time, those scenarios would impact other strategies and programs. 

Housing Variety Follow-up – Threshold for Small Unit  
 
• One way to achieve the goal of more affordable housing was to have smaller units. By defining a 

small unit as something larger, like going from 1,200 sq ft to 1,500 sq ft, housing could be more 
expensive than if the threshold was smaller. 
• Mr. Pauly noted that because of other requirements, a higher number of ADUs in particular 

would be built than seen elsewhere in the city. By definition, ADUs, which were 800 sq ft units, 
and cottages, well below 1,200 sq ft, would meet the small unit requirements. If the threshold 
was too low, no one would build 1,200 sq ft to 1,500 sq ft units. Allowing that flexibility would 
probably bring more variety into the market than would occur with a 1,000 sq ft threshold. 
Elevator served multi-family units would also meet the threshold. 

• Mr. Pauly explained the reason for the small unit requirement was that the Master Plan’s 
Affordable Housing Analysis demonstrated a need for smaller units. The master planning process 
identified target unit types the City wanted to require to ensure Middle Housing and smaller units 
were actually built; otherwise, they might be underbuilt or not be built by the market.  
• Middle Housing and these small units were identified as part of the affordable housing portion 

of the Master Plan as units the City must be proactive in requiring to ensure the community’s 
housing needs were met. 

• Changing the threshold by 300 sq ft was to be more consistent with the housing market. When 
initially considering the 1,200 sq ft threshold, Staff discussed if a 1,300 sq ft unit would meet 
the same purpose. Looking at the data, even a 1,250 sq ft threshold only represented about 
2.5% of the current market and would push the market much more to develop something it 
would not naturally look at. Staff was trying to balance being aggressive in creating good policy 
and not being too aggressive. 

• The 1,500 sq ft threshold made sense and using the comparison from Clackamas County was better 
than just looking at Wilsonville. (Slide 13) 
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• Mr. Pauly confirmed the current requirement was that 5 percent of new development be small 
units. Raising the threshold up to 1,500 sq ft or less would cover what was essentially the 5 percent 
currently available, which was a policy choice that essentially maintained the status quo.  
• This policy choice would essentially maintain the status quo,  
• The deficit of smaller units in the county could not be made up in this development, so the 

policy choice was about striking a balance and input from the Commission about anything 
different was welcome. 

• Philosophically, the thought of maintaining the status quo was a struggle. The table in the memo 
showed that 71 percent of homes for sale were larger than 2,000 sq ft. Perhaps 7.5% rather than 
10% would get Wilsonville closer to that balance. Was the struggle because market demand was 
driving larger homes or were they just catering to a segment of the market, while another segment 
was being underserved and needed smaller and therefore, more affordable, homes. 
• Mr. Pauly noted during the recession car manufacturers continued to produce much more 

expensive SUVs than small cars because the market demanded large SUVs, which could be sold 
at a higher profit margin. He agreed some market activity pushed things in a certain direction. 

• Being able to review a bit more data on whether 5% was the right amount would be helpful  . 
• Mr. Pauly did not believe the price point difference between 1,200 sq ft and 1,500 sq ft homes 

would be significant, particularly for a detached home or condo. The question was what type of 
1,500 sq ft unit would qualify as a small unit, particularly with regard to multifamily units. 

• A breakdown of what those unit types are and if they would qualify as affordable housing was 
requested for future discussion. The City could not meet the State’s affordable housing 
requirements in one development, but the City needed to move the needle in the right direction. 

Mobility-Ready Units 

• Mr. Pauly confirmed only two-thirds of the minimum 11, 12, and 14 mobility-ready unit 
requirement had to be single-level units. The remaining one-third could have stair-accessed 
portions as long as the portion not accessible by stairs would meet the definition of mobility-ready 
on its own. Having a bedroom, kitchen, and bathroom on the same level would meet the 
requirement. (Slide 15) 

• Ms. Bateschell clarified the footnote stated only a portion of the units could have additional living 
spaces beyond the mobility-ready unit requirement.  
• Staff understood the desired policy choice was not to have all the mobility-ready units be a 

master-on-main; but that the entire unit, whether an ADU, single-family detached, or an 
apartment, be full mobility ready, meaning no stairs. A stakeholder shared that having the 
ability to have a master-on-main or something similar would be helpful; with the ability to build 
two-story units to provide flexibility for residents or their guests, so one-third of the mobility 
ready units would provide that flexibility.  

• The policy could be 100 percent either way, but the policy was drafted to respond to different 
viewpoints and interests. A unit with extra bedrooms upstairs but full living facilities on the first 
floor would still meet the objective of providing more units on the market for people with 
limited mobility. 

• If 100 percent of the mobility-ready units had to be single level, which Staff heard from the 
Planning Commission, then a single-family detached home would have to be one story, which 
might be difficult in the current market.  
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• Staff understood the Commission did not want all mobility-ready units to be apartments. To 
provide a variety of housing types in general for everyone, mobility-ready units needed to 
increase in the different housing types. The 1/3 requirement would enable the City to get 
mobility-ready units where the ground floor was livable for someone with limited mobility and 
the upstairs had bedrooms and possibly a bathroom for guests, etc. 

• If worded appropriately, 100% of the units could have a bedroom upstairs, as long as the ground-
floor requirements for mobility-ready were met. 

• Ms. Bateschell noted the Code amendments were still being drafted and could be changed at the 
Planning Commission’s direction. 
• Mr. Pauly added a key question was whether by requiring small units, would the development 

have enough single-level units, between multifamily, ADUs, and cottages, without having to add 
another definition or standard, or would single-level accessible units not happen otherwise, 
necessitating additional language.  

Discussion by the Planning Commission included the following comments: 

• The Commission wanted to ensure mobility-ready units were used by somebody with mobility 
constraints, but if 100 percent of single-level homes had master-on-the main with bedrooms 
upstairs, a family of four could buy it and put the children upstairs, leaving the person in the 
wheelchair without a house to buy.  

• The policy did not matter, as the City could not control who bought the home. Opportunities could 
be provided, but there were no guarantees it would happen. 

• Having some single-level homes be completely mobility-ready, even if only a very small percentage, 
should an option as there was not a lot on the market. 

• The work and background on the Code was appreciated. Knowing the why helped the Commission 
come to terms with what was being discussed so providing that context was always helpful.   

• Simplifying the Code was a good idea; it accommodated the need while still reaching the Master 
Plan’s goals. 

• While the Code seemed to be simplified in one way, complexity was being added elsewhere, so 
there was uncertainty about what was really being achieved. 

Ms. Bateschell asked if the Commission wanted to allow public comment during the work session, 
which had been done recently. Public comments were on the agenda to be received at the beginning 
of the meeting, but none were received at that time and now someone wished to make a public 
comment related to this work session.  

Amanda Guile-Hinman, City Attorney, advised setting parameters, such as a three-minute time limit if 
public comments were allowed. 

Commissioner Heberlein noted the Commission had set a precedent for allowing public comment 
during work sessions since the beginning of the Frog Pond East and South Master Plan and so with no 
different decision made before hand, the Commission was kind of stuck.  The Commission should 
choose whether to continue that or go back to the original intent of the agenda going forward.  

The Planning Commission consented to take public comment without time limits tonight, and only take 
public comments at the beginning of the meeting in the future.  
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Dan Grimberg, West Hills Land Development, expressed appreciation for the Commission’s time and 
the ability to work with Staff on this Master Plan, especially since this was also the most complicated 
Code West Hills had ever worked on, even though some parts were simple. Each subdistrict required 
three unit types, with different varieties and requirements by the urban form area, which was different 
from the subdistrict, and the setbacks varied by the street the lot faced on. All these components 
worked together to determine how a house could be built, and the variety was very difficult to meet.  
• No market study had been conducted in his opinion, but they were trying to make it work even 

though one had not been done. Building in this market for over 30 years, only in Wilsonville and the 
Metro area, West Hills knew the market pretty well.  

• His main comment was that the Code needed to allow for flexibility, and this Code was very 
prescriptive. He understood there were goals, but the Code needed flexibility because this housing 
would take 10 to 15 years to build and the market changes. 

• Developers do not create a market or control what buyers want. The buyer, the homeowner or 
family buying the home determine what they want in a house, and West Hills built to that need. 
The developer did not tell buyers what to buy because West Hills thought it was a good idea. The 
Planning Commission knew that was not how it worked, but sometimes everyone gets wrapped up 
in the Code, including developers because they want to ensure they are meeting the draft Code 
and that all the boxes are checked, and all the goals met. However, the big question to consider 
was whether the units could be sold.  

• West Hills had a good relationship with Staff and held weekly Tuesday afternoon meetings to work 
through many of the issues. A lot of progress had been made, but at some point, Staff would ask 
the Planning Commission to approve the Code.  

• He asked that the Commission not adopt the Code amendments without also knowing other items, 
such as when the sewer would be extended to serve the Frog Pond East and South area. At this 
time, it looked like that could be three years from now, but they did not know. The Master Plan 
would not be built today, because it did not have sanitary sewer.  
• Another concern was the Stormwater Master Plan. While West Hills had just one property, it 

was testing the Code because West Hills had a vested interest in it and part of its property 
drained south of Advance Road. The Stormwater Master Plan contained a high-priority, $4 
million conveyance pipe project, and the West Hills’ property needed it for a very small portion, 
but it happened to be in the middle of the property.  
• He asked how at pipe would get built. The project was prioritized to be built between 2024 

and 2028, but he did not know if that meant it was funded. The project had credits of $3.3 
million, so did that mean the City expected the developer to build it and then get credits, 
which probably would not work, as the developer would have a $4 million up-front expense 
to be reimbursed later on a per house basis.  

• The point was that all these questions needed to be addressed before this Code plan was 
approved so everyone would know how it all fit together.  

• He also questioned the Infrastructure Finance Plan for the improvements on Stafford Road, 
Advance Road, and some proposed roundabouts. The scope of those improvements and the 
allowable credits against those improvements would have a huge impact on the feasibility of all of 
the development of Frog Pond East and South. West Hills would have its first meeting on this issue 
with Staff on February 26th. Staff had already indicated they would not have the plan, but would 
present certain components of it, and then there was a lot of work to be done. That finance plan 
was a huge factor. 
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• He noted the Stormwater Master Plan was different from the Stormwater Management Plan. West 
Hills had done some analysis when preparing the colored plan the Commission had seen previously 
and he believed was in tonight’s package.  

• West Hills’ colored plan showed the density allowed under the current Stormwater Management 
Plan and the new Code being proposed would reduce the density by 15 percent, affecting 45 of 
West Hills’ 300 lots. If each lot was worth $200,000 ballpark, the overall property value would be 
reduced by $9 million, making the project unworkable. 
• He mentioned this because the Planning Commission would be hearing about these items, and 

it all affected the plan that West Hills was trying to make work. However, these other items 
were affecting the financial feasibility of the plan and the Development. West Hills was trying to 
create value and they needed to control costs. 

• He appreciated the opportunity to speak during the work session. In West Hills’ opinion, it was 
worthless to make public comments and give input on something at the beginning of the meeting 
that the Commission had not been presented with yet. Commissioners would have context to 
understand the public comments after the information had been presented. He did not believe 
receiving comments at the beginning of the meeting would be effective. 

INFORMATIONAL  

5. City Council Action Minutes (January 4 & 18, 2024) (No staff presentation) 
6. 2024 PC Work Program (No staff presentation) 

Miranda Bateschell, Planning Director, noted Mr. Weigel wanted to convey that the draft Stormwater 
Master Plan was available for public review and comment on http://www.letstalkwilsonville.com. 
Public comment would be accepted through February 26, 2024. 

ADJOURN  

Commissioner Willard moved to adjourn the regular meeting of the Wilsonville Planning Commission 
at 8:18 p.m. Commissioner Heberlein seconded the motion, which passed unanimously.  

 

Respectfully submitted, 

 

By Paula Pinyerd of ABC Transcription Services, LLC. for  
Mandi Simmons, Planning Administrative Assistant 
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PLANNING COMMISSION MEETING 
STAFF REPORT 

Meeting Date: January 10, 2024 
 
 
 

Subject: Frog Pond East and South Development 
Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide input on draft Development Code amendments for Frog 
Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan 
adopted in December 2022 is to write implementing Development Code amendments. This 
effort has been ongoing since early 2023. This work session will focus on the proposed housing 
variety standards. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
This work session will continue to seek Planning Commission input on specific draft 
Development Code regarding housing variety. Specifically, this work session will continue the 
discussion from December of how the minimum variety standards and maximum unit type 
percentages are proposed to be presented in the code and calculated. These minimum and 
maximum standards are driven by implementation language from the Master Plan (Attachment 
1). In addition, staff will provide an overview of the process that has led to the current, 
proposed draft variety standards (Attachment 2). 
 
Minimum Variety of Target Unit Types 
 

The Frog Pond East and South Master Plan directs the establishment of minimum amounts of 
certain target housing types including: middle housing, small units, and units accessible for 
individuals with limited mobility. Table 6B in Attachment 2 provides these minimum numbers, 
as currently proposed, by subdistrict or by tax lot where multiple tax lots are within the same 
subdistrict. This allows the draft code to function both for developments covering a single large 
tax lot and for developments covering multiple small tax lots. The minimum target unit type 
numbers are calculated as a percent of units in a “middle of the road” development scenario, 
which is equal to 125% of the minimum unit count. Using the “middle of the road” scenario was 
chosen as it still is reasonably doable with developments near the minimum unit count, but 
does not overly reduce the requirement for development well in excess of the minimum. Based 
on previous discussion and direction from Council and Planning Commission, the percentages 
applied to the “middle of the road” scenario to produce the minimum of target unit types in 
Table 6B are as follows: 

• Middle Housing: 20% (25% of minimum total unit count) 
• Minimum Number of Small Units: 5% (6.5% of minimum total unit count 
• Minimum of Total Mobility-Ready Units: 10% (12.5% of minimum total unit count) 
• Full Mobility-Ready Units: 33% of Total Mobility-Ready Units 

 
The project team recommends presenting the required minimums as specific numbers in a 
table, as seen in Attachment 2, rather than as a percentage with “how to calculate” language. 
This simplifies the presentation in the code and provides the most clear and objective standard 
possible by removing math calculations and rounding that may create uncertainty or change 
unit count requirements as a site plan changes during the development review process.  
 
In drafting the table, the project team developed Net Development Area assumptions, which 
should be accurate for a vast majority of, if not all, development. However, staff drafted an 
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optional alternative calculation method for potential instances where the Net Development 
Area is less than anticipated.  
 
Staff also wants to highlight for the Commission that the minimums no longer reference 
“housing type categories” as earlier versions did. Not having the categories simplifies 
presentation of the minimum standards for the target housing types. The project team found 
having the defined categories was leading to additional confusing language about how product 
types from different categories could qualify as the same target housing types. The updated 
table directly describes the types of target units required, “Middle Housing” “Small Units,” and 
“Mobility-friendly Units.” 
 
Another important note when reviewing the proposed table in Attachment 2 is that meeting 
the different target unit types are not exclusive. A small, mobility-friendly middle housing unit 
can thus be counted to meet each target. This multi-target counting encourages desired units, 
such as cottage clusters, that can meet all the targets. 
 
Maximum of One Unit Type 
 

An important concept from the Master Plan is for the variety of housing to be spread and 
integrated throughout the plan area rather than grouped and segregated. In addition, there 
was clear policy direction from the Planning Commission and City Council that no one housing 
type dominate the planning area. To this end, the Master Plan directs the establishment of a 
maximum percent of a single type of housing, and to do so at the subdistrict or tax lot level to 
ensure variety is integrated.  
 
Similar to the minimum requirements above, the standards need to function both for a large 
development that covers multiple subdistricts as well as a smaller development that is one or 
two smaller tax lots that are a portion of a subdistrict. Maximum requirements are proposed to 
be calculated as a percentage of the Net Development Area. Where two or three unit types are 
required in a development, no more than 60% of the Net Development Area can be planned for 
a single unit type. For developments over five acres, three unit types are required. For 
developments two to five acres, two unit types are required. For developments less than two 
acres, only one unit type is required and thus there is no maximum for that unit type within 
that small of a development.  
 
The project team recommends measuring the maximum based on unit type rather than a 
grouping of unit types, termed a unit category, as once contemplated. Basing the maximum on 
unit type rather than a grouping or category has a few benefits. First, it encourages more unit 
types than just the most common for a category. This encouragement occurs by allowing the 
same category to be built as long as the unit type is different (i.e. stacked duplex rather than 
side-by-side townhouse). Basing on a category would likely lead to less variety because 
developers will likely default to the most traditional unit type in each category (i.e. larger 
apartment buildings for multi-family and townhouses for middle housing). Second, it adds 
flexibility for developers while still ensuring a rich variety of unit types. Third, it allows 
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simplification of the development code by not having to expressly define a new terminology of 
housing category while still meeting the intent of why categorization was discussed in the 
Master Plan in support of realizing housing variety.  
 
The draft of the unit types to be listed in the code in support of unit-type based standards is 
below as well as in Attachment 2.  

• A few important notes are as follows:  
• All detached units larger than 1500 square feet that look and feel of like a single-family 

home are a single unit type;  
• A differentiation is established between “side-by-side” plexes that are substantially 

similar to townhouses and “stacked” or other configurations that are significantly 
different than townhouses;  

• A differentiation is established between larger multi-family buildings and smaller multi-
family buildings with 5-9 units that are similar in scale to a number of middle housing 
buildings;  

• A differentiation is established between elevator-served attached multi-family 
(apartments/condos) and other attached multi-family in recognition that elevator-
served are often a different market segment and provide a different level of access for 
those with limited mobility. 

 
Draft Unit Type List (Table 6C, Attachment 2): 
 

Multi-family Unit Types 
• Elevator-served attached multi-family  
• Other attached multi-family (10 or more units per building) 
• Other attached multi-family (5-9 units per building) 

Middle Housing Unit Types 
• Townhouses and side-by-side duplex, triplex, quadplex 
• Stacked duplex, triplex, quadplex or a mix of side-by-side and stacked on single 

lot 
• Cottage cluster 
• Other non-cottage cluster housing or mix of attached and detached middle 

housing 
Accessory Dwelling Units (ADUs) Unit Type 

• All ADUs 
Other Detached Units Unit Type 

• All other detached units including detached single-family homes, cluster housing 
that looks and functions similar to detached single-family, and detached multi-
family (i.e. cottage clusters of 5+ units where units are too big to be defined as 
cottage clusters) 

 
Discussion Questions 
The following would be helpful feedback from the Planning Commission at this work session: 
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• Does the Planning Commission support the approach to presenting and calculating 
minimum variety and maximum unit type standards? 

• Does the Planning Commission have additional input to guide refinement of variety 
standards? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected 
late in the spring of 2024. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team is preparing draft amendments to help implement the Frog Pond East and 
South Master Plan. A number of alternative amendments can be considered to meet the same 
intent. 
 
ATTACHMENTS:  

1. Frog Pond East and South Master Plan Map excerpts 
2. Updated draft Variety Standards (December 26, 2023) 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND
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Master Plan Excerpts
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 

Attachment 1 Frog Pond East and South Work Session January 10, 2024 
Master Plan Excerpts

4 of 11Planning Commission Meeting - January 10, 2024 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

763

Item 2.



December 19 2022

Land Use
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Land Use

Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Land Use

Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Land Use

Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Section 4.127. Residential Neighborhood (RN) Zone. 

 (.06) Minimum and Maximum Residential Lots or Units and Housing Variety Standards: 

A. . . . 

B. . . .  

C. The minimum unit count for the Frog Pond East and South neighborhoods, including those to ensure a 
variety of housing types throughout the neighborhoods consistent with the Frog Pond East and South 
Master Plan, are as shown in Table 6B. below: 

Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total Number 
of Units 

Minimum 
Number of 
Middle 
Housing 
Units A B 

Minimum 
Number of 
Small Units 
A C 

Minimum Number 
of Mobility-Ready 
UnitsD 

Total number 
required (partial or 
full)/ Number of full 
required 

E1  92 23 6 12/4 
E2  97 25 7 13/5 
E3  120 30 8 15/5 
E4E 213    

E4 TL 1101 
(portion) 

175 13F 4 F 7/3 F 

E4 TL 1200  35 9 3 5/2 
E4 TL 1000 3 0 1B 0/0 

E5  214 54 14 27/9 
E6  114 29 8 15/5 
S1  31 8 2 4/2 
S2E 119    

S2 TL 1000 
28050 SW 
60th Ave 

9 3 1 1/0 

S2 TL 800 
5890 SW 
Advance 
Rd 

9 3 1 1/0 

S2 TL 500 
5780 SW 
Advance 
Rd 

6 2 1 1/0 

S2 TL 300 
5738 SW 
Advance 
Rd 

6 2 1 0/0 

S2 TL 100 
5696 SW 

6 2 1 0/0 
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Advance 
Rd 
S2 TL 900 7 2 1 1/0 
S2 TL 700 42 11 3 6/2 
S2 TL 400 4 1 1 1/0 
S2 TL 200 4 1 1 1/0 
S2 TL 1100 
28152 SW 
60th Ave 

8 2 1 1/0 

S2 TL 1200 7 2 1 1/0 
S2 TL 1300 
28300 SW 
60th Ave 

11 3 1 1/0 

S3 E 147    
S3 TL 1400 
28424 SW 
60th Ave 

31 8 2 4/2 

S3 TL 1500 
28500 SW 
60th Ave 

31 8 2 4/2 

S3 TL 1600 11 3 1 2/0 
S3 TL 1800 
28668 SW 
60th Ave 

12 3 1 2/0 

S3 TL 1700 
28580 SW 
60th Ave 

9 3 1 2/0 

S3 TL 1900 
5899 SW 
Kruse Rd 

42 11 3 6/2 

S3 TL 2000 
5691 SW 
Kruse Rd 

11 3 1 2/0 

S4 E 178    
S4 TL 2600 56 14 4 7/3 
S4 TL 2700 
28901 SW 
60th Ave 

122 31 8 16/6 

 

Notes: 

A See Table 6C for which units qualify  

B Only required if the Net Development Area for the Stage I Master Plan area is greater than 2 acres 

C Only required if the Net Development Area for the Stage I Master Plan area is greater than 5 acres 

D. The mobility-friendly units can be any unit type and also count towards other minimums for different unit 
categories. 

E Where an application includes two or more adjacent tax lots within the same subdistrict, the minimum 
does not need to be met on each individual tax lot so long as the total number of units proposed for all the 
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included tax lots within the same subdistrict is equal to or greater than the sum of the minimums in this table 
for the included tax lots.  

F. An assumed 125 mixed use apartments on the Brisband Main Street were not included in the base 
minimum to calculate other minimum requirements. Rather this calculation uses a minimum of 50 units that 
are not mixed-use apartments 

1. As an alternative to Table 6B, when the Net Development Area is less than 75% of the 
Gross Development Area, the applicant may adjust the minimum requirements in table 
6B using the following steps: 

 Step 1. Determine the Reduction Ratio. Divide the Net Development Area by a number 
equal to 75% of the Gross Development Area and round to the nearest one-hundredth 
of a percentage point. This is the Reduction Ratio. 

 Step 2. Multiply each applicable minimum in Table 6B by the Reduction Ratio 
determined in Step 1. Round each result up to the nearest whole number. These are 
the new alternative minimum unit requirements. 

D. Housing Unit Types for Frog Pond East and South Neighborhoods 

1. Purpose: As further expressed in the Frog Pond East and South Master Plan, the variety 
requirements create opportunities for a variety of housing choices in each neighborhood and 
subdistrict focusing on mixing and integrating different housing choices throughout the Frog 
Pond East and South Neighborhoods rather than having separate areas for separate housing 
unit categories. 

2. Unit Types for Housing Variety Standards are in Table 6C. 

Table 6C Housing Unit Types  

Housing Unit Type Countable as Middle Housing 
Unit to Meet Minimum in Table 
6B? 

Countable as Small UnitB to 
Meet Minimum in Table 6B? 

Multi-family    
Elevator-served attached multi-
family  

No If 1500 sf or lessB 

Other attached multi-family (10 
or more units per building) 

No If 1500 sf or lessB 

Other attached multi-family (5-
9 units per building) 

No If 1500 sf or lessB 

Middle Housing   
Townhouses and side by side 
duplex, triplex, quadplex 

Yes If 1500 sf or lessB 

Stacked duplex, triplex, 
quadplex 

Yes If 1500 sf or lessB 

Cluster housingA, other than a 
cottage cluster, or a mix of 
attached and detached middle 
housing 

Yes, subject to qualifications in 
noteA 

If 1500 sf or lessB 

Cottage cluster Yes Yes 
Accessory Dwelling Units (ADUs)   

All ADUs No Yes 
Other Detached Units   

All other detached units 
including detached single-family 
homes, cluster housing that 
looks and functions similar to 
single-familyA , and detached 
multi-family 

No If 1500 sf or lessB 
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Notes: 

A For the purpose of this table and related variety requirements, when a lot with cluster housing is divided using a Middle 
Housing Land Division and a land division unit has frontage on a street, tract with a private drive, or open space tract, the 
housing unit on the resulting land division unit shall be classified the same as other detached units on their own lot. To qualify 
as a Middle Housing Unit there must not be a Middle Housing Land Division or the resulting land division unit is a configuration 
dissimilar to a lot for detached single-family homes. Such dissimilarity is determined by the resulting land division unit not 
having frontage on a street, tract with a private drive, or open space tract. A future middle housing land division would not 
alter the unit type as long as such middle housing land division is applied for at least two years after occupancy is granted for 
the unit. 

B. Qualification as a Small Unit is based on Habitable Floor Area as defined in Section 4.001. 

E. Unit Category Variety:  

1. Required number of Housing Unit Types in a Development. To ensure housing variety 
throughout the Master Plan area, while accommodating efficient site planning for smaller 
developments, the following is the number of Housing Unit Types, as listed in Table 6C, required 
based on the Net Development Area in the smaller of a Stage I Master Plan Area or Subdistrict. 
Net Development Area is calculated as laid out in Subsection 3. below.  

  2 Acres or less- One Housing Unit Type Required 

More than 2 acres up to 5 acre- Two Housing Unit Types Required 

  More than 5 acres- Three Housing Unit Types Required 

2. Maximum Net Area for a Single Housing Unit Type. These standards help ensure no single 
housing unit type dominates any Subdistrict or large portion thereof. Except for small 
developments requiring only one(1) unit type under E.1. above, no more than 60% of the Net 
Development Area of the smaller of the Stage I Master Plan Area or Subdistrict shall be planned 
for the development a single Housing Unit Type, as listed in Table 6C.  

 a. Where a single lot or parcel has multiple unit types (i.e. ADU on same lot as detached 
home), the Net Development Area shall be assigned by dividing the net area of the lot and 
adjacent area (i.e. alleys) proportionally based on number of each unit type. For example for an 
ADU on a detached home lot, 50% of the net area would be assigned to the ADU and 50% of the 
net area would be assigned to the detached home regardless of the relative percent of the lot 
they each occupy. 

3. In Subdistrict E4, net development area (parking, etc) associated with the Commercial Main Street 
does not count towards net development area for the purpose of these standards, but the building 
footprint does.  

F. Pursuant to ORS 197.758 and OAR 660-046-0205, any lot designated for single-family homes can also be 
developed or redeveloped as middle housing even if the maximum percentage of a Middle Housing Unit 
Typeis exceeded. However, this does not allow the maximum for a Middle Housing Unit Type to be 
exceeded in initial planning or compliance verification. This would only apply at time of future building 
permit issuance or replat of individual lots. 
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Comparing Villebois & Frog Pond East and South

Villebois Frog Pond E & S
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Housing Variety 
Review of Key Concepts – Urban Form

Type 1 
Urban Form

Type 2
Urban Form

Type 3
Urban Form

Less setbacks, larger 
buildings
-Apartments
-Large townhouse buildings
-Closely spaced detached 
homes

Moderate setbacks, 
moderate-sized buildings
-Moderately spaced 
detached homes
-Townhouses and plexes
-Apartments (smaller than 
Type 1)

More setbacks, smaller 
buildings
-Detached homes
-Smaller townhouse and plex 
buildings
-Cottage clusters
-Small apartments buildings
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Review of Key Concepts – Subdistricts
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Housing Variety 
Review of Key Concepts-Minimum
• Minimum of target units

– Middle Housing
– Smaller Units
– Mobility Friendly Units
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Housing Variety 
Review of Key Concepts-Maximum
• Set maximum of any one type of unit in each area to ensure 

variety throughout
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Questions and Comments 
Master Plan Direction and Key Concepts 
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Housing Variety
Current Draft of Standards 
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Review of Draft Code
Minimum of Target Units-Table 6B
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Review of Draft Code
Geography of Review

Smaller of:
• Stage I Master Plan area (1 or more tax lots that 

do not comprise entire subdistrict)
• Subdistrict
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Review of Draft Code
The Math Behind Table 6B
• Percentages based on “middle of the road” scenario

– “Middle of the road” = 125% of minimum
– Reasonably doable at minimum build out
– Does not overly reduce requirement at higher build out

• Target percentages applied to “middle of the road”
– Middle Housing: 20% 
– Minimum Number of Small Units: 5% 
– Minimum of Total Mobility-Ready Units: 10% 
– Full Mobility-Ready Units: 33% of Total Mobility-Ready Units
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Review of Draft Code
Alternative Calculation for Table 6B
• Table 6B calculations based on assumption of net 

development area being 75% of gross development area
• Formula to adjust requirement if net is less than 75% of 

gross
• Optional to use
• Two steps

– Determine reduction ratio (actual net percentage/.75)
– Multiply reduction ratio by Table 6B requirements, rounding up
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Review of Draft Code
Housing Unit Types-Table 6C
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Review of Draft Code
Variety Standard: Number of Housing Types
• Varies based on development size

– 2 acres or less  1 unit type
– More than to up to 5 acres  2 unit types
– More than 5 acres  3 unit types
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Review of Draft Code
Variety Standard: Max of One Unit Type
• Where 2 or more types required:

– No more than 60% of net development area can be used 
for a single unit type
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Review of Draft Code
Variety Standard: Examples
• Example 1: Small (0.4 acres) lot developed by itself

– Total minimum units: 3
– Target unit minimums: none
– Number of unit types required: 1
– Maximum percent of land used for one unit type: 100%
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Review of Draft Code
Variety Standard: Examples
• Example 2: 4 acre lot developed by itself

– Total minimum units: 35
– Target unit minimums: 9 middle housing units, 3 small 

units, 5 (2 full) mobility-ready units
– Number of unit types required: 2
– Maximum percent of land used for one unit type : 60%
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Review of Draft Code
Variety Standard: Examples
• Example 2a: 4 acre lot developed by itself, with less net 

area than expected (60% vs 75% of gross area)
– Reduction ratio: 0.8 (0.6 / 0.75)
– Total minimum units: 35 28
– Target unit minimums: 9 8 middle housing units, 3 small 

units, 5 4 (2 full) mobility-ready units
– Number of unit types required: 2
– Maximum percent of land used for one unit type: 60%
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Review of Draft Code
Variety Standard: Examples
• Example 3: 2 existing lots,10 acres combined, portion of   
  subdistrict

– Total minimum units: 62
– Target unit minimums: 16 middle housing units, 4 small 

units, 8 (3 full) mobility-ready units
– Number of unit types required: 3
– Maximum percent of land used for one unit type: 60%
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Review of Draft Code
Variety Standard: Examples
• Example 4: Entire subdistrict (17.5 acres) that is part of 

large parcel
– Total minimum units: 114
– Target unit minimums: 29 middle housing units, 8 small 

units, 15 (5 full) mobility-ready units
– Number of unit types required: 3
– Maximum percent of land used for one unit type: 60%
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Review of Draft Code
Variety Standard: Overall

– Total minimum units: 1,325
– Target unit minimums: 

• 296 middle housing units
• 85 small units
• 155 (52 full) mobility-ready units

– Number of unit types required: 3

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

797

Item 2.



Questions and Comments 
Draft Code Amendments
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Jennifer Willard nominated Ron Heberlein as 2024 Planning Commission Chair 

A roll call vote was taken, and Andrew Karr was elected 2024 Planning Commission Chair by a 6 to 1 
vote. 

Nicole Hendrix nominated Jennifer Willard for 2024 Planning Commission Vice Chair. 

Jennifer Willard nominated Ron Heberlein for 2024 Planning Commission Vice Chair. 

A roll call vote was taken, and Ron Heberlein was elected 2024 Planning Commission Vice Chair by a 
6 to 1 vote. 

2. Consideration of the December 13, 2023 Planning Commission Minutes 

The December 13, 2023 Planning Commission Minutes were accepted as presented. 

WORK SESSION  

3. Frog Pond East and South Implementation-Development Code (Pauly) 

Daniel Pauly, Planning Manager, gave a brief overview of the work done to date on the proposed Code 
amendments to implement the Frog Pond East and South Master Plan. He presented the Frog Pond 
East and South Development Code Amendments via PowerPoint, focusing on the proposed Housing 
Variety Standards, a strong tenet of the Master Plan. His presentation highlighted the basis for the 
recommended standards, which included a comparison of Villebois to Frog Pong East and South, as 
well as a review of the key concepts of the Housing Variety Standards: urban form, sub-districts, and 
minimums and maximums for specific housing types. 
• Mr. Pauly also presented the current draft of Housing Variety Standards, noting the numbers were 

still subject to refinement; however, the same concepts would be carried forward. The 
presentation addressed the standards consolidated in Table 6B, which broke down the minimum 
number of housing types in sub-districts and tax lots, and described the calculations used as well as 
an alternative calculation for Table 6B. (Slides 11-14) Also reviewed were the Housing Unit Types in 
Table 6C and the related variety standards (Slides 15-17), as well as examples of the number and 
types of units resulting from the proposed draft Code amendments. (Slides 18-23) 

Staff addressed questions from the Planning Commission as follows: 
• Different construction types would be blended into each site so that a single-family home, a 

condominium, and an apartment building would be in one area. While a range of housing types 
would be allowed, regulations would ensure that building envelopes were not too divergent within 
the same urban form. The urban form mapping was done to prevent having extremely different 
product types adjacent to one another.  
• Additionally, from a practical site planning perspective, developers would not put a single-

family home in the middle of an apartment parking lot. In laying out a block, lot depths, for 
example, would lend to certain product types and limit how fine a mix would result.  

• Specific building heights were also a factor in differentiating urban forms to avoid having an 
abrupt or awkward juxtaposition. Each urban form type would have different height limits, 
which were still being refined. In Urban Form Type 1, up to four stories would be allowed, but 
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development would be predominantly three stories. Type 2 would primarily be two stories, but 
up to three stories would be allowed because townhouses were typically three-stories. Type 2 
would look similar to the outer areas of Villebois with four or five flex townhouses mixed in 
with detached homes. Type 3 would be one- and two-story developments.  

• Another component was the setbacks along the urban form boundaries, which tend to be 
streets. The recommended setbacks were the same to help blend as one moved between urban 
forms. Structures set back farther from the street, for example, look smaller from the street’ 
perspective. 

• The proposed minimum units required was a middle of the road approach so not to under or over 
develop East and South. Some sites would tend toward having the minimum number of units for 
various reasons, and Staff did not want to have an unusable or unfeasible amount required for such 
sites or have it not too low if more units were doable.  

• When a unit can be counted as both a small unit and middle housing, the builder could claim 
credits for both housing types. 

• The Code used the phrases “mobility friendly” and “mobility-ready” interchangeably. Staff would 
be changing all instances of “mobility friendly” to “mobility-ready” for consistency. 

• Staff confirmed the 20% target for Middle Housing aligned with the State’s housing goals. While the 
State did not require specific minimum or maximum thresholds, Staff’s focus was more on 
performance targets based on comments from the Planning Commission and City Council to ensure 
a substantive amount of Middle Housing was achieved in Frog Pond East and South. The targets 
were not unreasonable or beyond what the market would rationally do. 
• Whether that threshold would be used in future developments or be development dependent 

had not been discussed yet. 
• The Housing Our Future Work Plan, which combines the City’s housing needs and capacity 

analysis with the City’s housing production strategy, would help inform the City’s policy choices 
for how to provide housing to meet those needs. Those discussions would be part of future 
endeavors regarding the housing production strategy, which could change over time based on 
future housing needs. 

• Staff confirmed the assumptions for the net development area of Frog Pond West were valid. The 
industry standard was that 20% of the area would be developed as right-of-way and data indicated 
that 5% of Frog Pond West would be developed with stormwater infrastructure, resulting in a 
reasonable assumption that 75% of the area would be available for development. 
• There adjustments are available if the net dropped below 75%; the formula was still based on 

Table 6B, which had clear and objective criteria. With only two variables, the math was simple: 
multiply the percent of developable land times the standard and round the minimum up to the 
full number.  

• The calculation was done at which ever level the requirement was, the lessor of the sub-district 
or the Stage I area as defined by the table.   

• The standards were a minimum, which would be easy to meet if the net developable area was 
greater than 75%. The standard would not grow. The concept was if the net area was less, it 
would be less feasible to meet those standards so an adjustment might be necessary.  

• Staff clarified Accessory dwelling units (ADUs) were not technically considered Middle Housing, 
however, every Middle Housing rule references ADUs as a separate sub-category. The proposed 
policies were not inconsistent with the State, because the City allowed ADUs on every single parcel. 
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However, the State did not require ADUs to count towards the percentage of Middle Housing units 
in this particular type of master planning area.  
• The incentive/encouragement to build an ADU was to meet the small unit requirement or have 

it count as another unit type in primarily detached areas. ADUs were not defined in Middle 
Housing, and ADUs were defined separately in the City’s Code; however, a Middle Housing land 
division could be used to divide an ADU off from the primary unit. 

• Incentives existed to avoid dividing a large acreage into multiple small units. Multiple smaller 
acreages, such as three, .4 acre lots would be aggregated to do a Stage I Master Plan area. 

Comments and questions from the Commission were as follows with responses from Staff as noted: 
• A comparison of the City’s existing housing unit types to the Housing Variety standard targets (Slide 

23) was requested to get a sense of scale for how much would be added to the overall inventory. 
Targeting 296 middle housing units would be huge if the City had only 30 Middle Housing units, but 
not a bit deal if the City had 12,000 middle housing units.  
• Ms. Bateschell noted that as of the last Middle Housing report, approximately 10% of the City’s 

housing stock was Middle Housing, so requiring a minimum of 20% would be a substantial 
difference. Statistics would also be provided on ADUs. Given the small unit requirements and 
ability to have an ADU with a single-family home, there was a high probability of ADUs being 
built in Frog Pond East and South, which would be interesting to see considering the city had a 
relatively small supply of ADUs 

• Mr. Pauly added a vast majority currently would be townhouses and attached single-family 
homes like those seen around the golf course in Charbonneau, which technically qualified as 
Middle Housing. 

• ADUs were defined as an accessory unit not exceeding 600 sq ft in Old Town or 800 sq ft of 
habitable area in most areas of the city. An ADU could be a converted garage, the ground floor 
of a townhouse, or a separate structure, but the ADU must be associated with another larger 
unit and must have full housekeeping facilities and a separate entrance. 

• Some urban forms consume more land than others so, rather than specifying a 60% standard, 
wouldn’t the maximum percent of land used for one unit type vary by the urban form? (Slide 22) 
• Staff clarified that certain unit types consume more land than others, noting the urban form 

could be any unit type. In each urban form, the setbacks were the same for all housing types, so 
the ratio of land to structure would be the same regardless of unit type. With 10 acres in Urban 
Form 1, no more than 60% of the land could be used for apartments or detached homes.  
• The point of the standard was to provide enough variety that no one housing type would 

dominate that subdistrict. The standard was based on land area and not the number of 
units, because unit types consume land at different rates. If the standard was based on 
units, 60% of the units could be in an apartment building and 80% of the land could have 
detached homes. The idea was to take up no more than 60% of the land regardless of the 
number of units. 

• Mr. Pauly clarified that the standard was the maximum percent of the net land area.   
• Mr. Pauly explained that of the 10% requirement for mobility-ready units, one-third must be full 

mobility units with the remaining two-thirds being either/or. The one-third standard was 
determined by checking what was reasonable for the market, because such units took land for a 
single-level unit or adding an ADU. A lot of discussion noted a partial mobility-ready unit could 
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meet the same purposes as a full mobility-ready unit, but the City wanted to ensure full mobility-
ready units were built, which was why a fairly small portion had to be full mobility-ready.  

• By definition, partial mobility-ready units had stairs to some part of the building while full 
mobility-ready units have no stairs.  

• Staff wrestled with determining the right requirement for mobility-ready units, which was 
new for the City, so no precedents existed to have a more scientific basis for the 
requirement. 

• Ms. Bateschell added the differences existed due to Statewide housing policy changes. When 
master planning Villebois, the City had the ability to prescribe certain percentages of the 
different housing types and to determine the locations of different housing types, enabling the 
exact number of each unit type to be determined as well as who they might serve.  
• The proposed mobility-ready targets came from the City current focus on serving certain 

people within the community, including those with accessibility/mobility constraints, 
regardless of the specific unit type, which was a clear goal of both the Planning Commission 
and Council. 

• The mobility-ready targets were relatively low because such targets were relatively new and 
novel, even across the state. There were no State mandates for mobility-ready units and other 
cities were having similar discussions. Other language regarded visitability, which was similar to 
partial mobility-ready rather than full mobility-ready. Staff’s definitions were slightly different 
because of the direction to have full mobility-ready units where the entire facility was 
accessible for someone with mobility constraints. While other built units throughout the city 
would meet these definitions, they had not been prescribed in this way in a master plan area or 
in the Zoning Code. 

Chair Karr called for public comment on the Development Code being discussed. 

Mimi Doukas, AKS Engineering, representing West Hills Land Development, distributed two West Hills’ 
site plans for the Azar property, which was the largest piece of property in Frog Pond located at the 
northeast corner of Stafford and Advance Roads. West Hills had been working with Staff on the 
development for a couple years on what the Azar property could become within Frog Pond East and 
South, including on the variety standards, how the subdistricts would work, and ground truthing the 
proposed provisions, but West Hills was doing that with a real estate lens. 
• West Hills struggled most with Sub-district E4, which was along Stafford Rd because the site 

constraints, including a roundabout, the extension of Brisband St, required improvements along 
Stafford and Advance as well as the wetlands on the property, limited the kind of development 
footprint could fit on the sub-district. West Hills, Planning Staff, and the Planning Commission 
agreed that apartments would be best along the corridor.  
• Sub-district E4 also had the mixed-use district along Brisband Street and West Hills questioned 

the viability of the ground floor retail of the elevator-served structures. The ground floor retail 
along Stafford Rd was expected to be walk up, garden-style apartments.   

• West Hills’ primary concerns with the Variety Standards were focused on Sub-district E4 and 
had also not been able to meet two of the standards shared tonight. Otherwise, the site 
planning for the Azar property was pretty close to being compliant.  
• West Hills currently had only two housing types proposed in Sub-District E4 and had 

explored site planning concepts to find a way to add another housing type, but from an 
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urban design standpoint, it was difficult to put for sale homes adjacent to the parking lot. A 
small wetland also needed to be protected.  

• Ironically, there was no Middle Housing in Sub-district E4, although it was the most 
affordable housing district with the proposed multifamily, so she believed West Hills was 
achieving what Middle Housing intended, but West Hills was not meeting the strict 
definition of Middle Housing. She suggested special provisions be created for Sub-district E4 
to provide extra allowances.  

• She agreed the City was pushing the envelope regarding the mobility concept. Several jurisdictions 
had visitability standards. She encouraged the Commission to discuss from a policy standpoint 
whether full mobility friendly with a sleeping space on the ground floor was required or if it was 
important that the units were accessible for people to visit; an inviting, accessible home where no 
one feels left out, which was where the visitability standard came from. Visitability units had a 
bathroom on the main floor, minimal if any steps into the entry and the kitchen on the ground 
floor. Including a bedroom on the ground floor changes the programming. What was the public 
policy desire for the extra bedroom on the ground floor? If a fully accessible unit was desired, a 
single story was the answer. She was not sure there was a lot of public value with mobility-friendly 
and the sleeping space on the ground floor versus the visitability standard most other jurisdictions 
were using.  

• She clarified the excluded white and gray zoned area on the distributed site plans indicated 
property not owned by West Hills, adding West Hills did not know where the wetland boundary 
was on the other property, which also had a radio tower.  
• The area was shaded in, assuming it would follow the pattern of Sub-district E5. For the Variety 

Standards, across the entire Sub-district of E4, likely get some version of variety with the 
addition of that property, but Table 6B was not set up that way. The table stated what needed 
to be achieved in Sub-district E4, West Hills’ parcel and that the other parcel had to achieve its 
own metrics.  

Mr. Pauly stated Staff and West Hills had discussed and continued to work through the things Ms. 
Doukas mentioned. New concepts for Sub-district E4 would come to the Commission once they had 
been refined a bit more. Staff acknowledged the challenges West Hills was facing. 

Chair Karr asked if Sub-districts E4, E5, and E6 could be combined to apply the standards across all the 
sub-districts. 
• Mr. Pauly explained the intent of having different sub-districts was to ensure a finer variety. 

Options were available, but those were not ready for discussion yet and Staff was committed to 
work with West Hills to find a solution. 

Ms. Doukas noted the minimum density Staff expected across the entire district was 1,325 units (Slide 
23), and West Hills planned to develop 743 dwelling units, which was more than half the units, so the 
Azar property was pretty significant in terms of the overall planning for Frog Pond East and South. 
West Hills was exceeding the minimums, being fairly aggressive on the proposed multifamily, which 
was a public good, had a good , and provided a good urban design along Stafford Rd. West Hills would 
also be providing 143 Middle Housing units, again, almost half of the City’s planned 296 units. 
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Commissioner Heberlein: 
• Asked how much parking in Sub-district E4 was based on the premise of a mixed-used building, 

specifically around the commercial use. 
• Ms. Doukas did not believe West Hills had seen the parking standards. The site plan showed a 

less than 2:1 parking ratio, so West Hills was concerned the sub-district was under parked, but 
it was too early to start counting parking stalls. The amount of parking, particularly south of 
Brisband, was a concern, particularly for the mixed-use buildings, so that parking would likely 
be on the north side of Brisband, requiring people to cross the street. 

• Noted the Sub-district E4 plan was based on a minimum number of units. Given that West Hills did 
not have all of E4 and the City was mandating the mixed-use building, forcing a particular unit type 
and removing options for other unit types, perhaps Staff could consider how to mitigate that. 
• Mr. Pauly noted in working through things, Staff was aware of the Brisband main street was 

unique, serving a lot of different unit type needs, including small, single-level units, elevator 
served units and some of the most mobility-ready units in the development  

Ms. Doukas noted the feedback loop West Hills had with Staff did not always match the feedback loop 
with the Planning Commission, so sometimes things stumbled over each other. 
• She clarified the range of difficulty for accessible units was visitable, mobility-friendly, and then full 

mobility, which Mr. Grimberg would discuss in more detail. 

Dan Grimberg, West Hills Land Development, noted West Hills was locally owned and relayed details 
regarding the developer’s 25 years of building in Wilsonville. He stated this had been the most difficult 
planning development West Hills had ever encountered, and the site plan distributed by Ms. Doukas 
was version #36, so they were trying to make it work and believed it was close. West Hills could make 
the distributed plan work, but several details still needed work. 
• One challenge was being limited to 60% maximum of one unit type. West Hills’ single-family lots in 

the distributed plans were 32-ft and 38 ft wide with many different and unique unit types on them. 
According to this Table 6B, all single-family units are the same, but it was not the same in the 
market. A 32-ft-wide house would have a different floor plan, price point, and buyer than a 38-ft-
wide house.  

• The mobility friendly requirements with a bedroom, kitchen, and bathroom on the main floor were 
difficult to meet on lots with limited footprints and in small units. West Hills could make mobility 
friendly design an option as part of a pre-sale as long as the buyers were willing to accept the 
shortcomings in floor plan that would be necessary to meet the requirements.  

• People moving to Wilsonville think of having detached single-family homes. This area of Wilsonville 
was primarily a single-family neighborhood, but West Hills’ plan was limited to a certain number of 
single-family homes, which were all treated the same. West Hills was planning a lot of townhomes, 
apartments, and different things to make it work, but the original intent of Frog Pond East and 
South was affordable housing. Smaller units and different types were not necessarily more 
affordable.  

• Additionally, if the City’s current draft of the Stormwater Master Plan update is adopted as written, 
there would be a 15% loss of density in West Hills plan distributed to the Commission. That loss 
would impact the cost of housing, number of units, and minimum number of units by unit type. 
This matter was still unresolved, and he was very concerned because if the existing stormwater 
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code is revised, the cost of homes would increase significantly and may not make the projects 
feasible.  

• West Hills has a great relationship with City Staff and has had many good conversations about 
these tough issues. West Hills wanted the development to be successful but the minimums being 
presented were not proven. West Hills could the plan before the Commission, but beyond that he 
did not know; it was likely doubtful. 

Commissioner Willard:   
• Asked how Mr. Grimberg felt about seeking exceptions or waivers as a developer, since not 

everything could be written into the Code. 
• Mr. Grimberg responded that having exceptions were better than not having that option. 

Generally, waivers were nice to have but developers would rather have a Code that was 
workable so they know what they can build. West Hills had put a lot of time, energy and money 
into this project over the last two years, and still did not know what could be done with the 
property, which was beautiful, level, and had good access. Normally, a developer could look at 
the Code and know what type of community could be developed, and it would be the very best. 
None of the subject discussion was about the market. He understood the City’s desire to create 
variety, but that was just one element. West Hills was building to a market, so whatever was 
built had to sell, or the development could not be done. Simply checking boxes in the Code did 
not provide good housing. West Hills was successful because it produces great neighborhoods 
and great housing by not being so restricted by all this code. 

• Noted that building to the market had helped lead to the housing crisis, which the Commission had 
to consider to be good stewards of the community. 
• Mr. Grimberg stated that the SDC and permit fees for one single-family home permitted in 

December 2023 totaled $93,000. With the new increase in fees for the park and the 
supplemental fee for Frog Pond West, the fees would be $108,000 for a single-family home, 
which was not affordable housing. Having to pay $108,000 on a restricted size unit would not 
be marketable; it was virtually impossible. There were certain factors that impacted West Hills’ 
ability to hit the City’s goals. 

• Appreciated Mr. Grimberg bringing some reality to the conversation. 
 
Mr. Grimberg confirmed the ADUs in Sub-districts E5 and E6 were expected to meet the fully accessible 
mobility ready requirements because the units would be on one floor. However, with the partial 
mobility-ready units, it would be difficult to get a bedroom on the main floor of a two-story unit. 
 
Mr. Pauly confirmed that as currently drafted, a bedroom on the main floor was required for the 
partial mobility-ready units because the idea was to be able to live solely on one floor. 
• The full mobility-ready requirement was 1/3 minimum mobility-ready units required. The full 10% 

of the mobility-ready units could be full mobility-ready units if the developer so chose.  
 
Mr. Grimberg noted the number of ADUs in West Hills’ plan was limited because the ADUs would be 
the end unit of town homes with accessibility from the side. Such units had been successful in inner 
Portland, but the ADUs were limited because only so many end units were available. 
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Mr. Pauly added West Hills’ 125 elevator served apartments in Sub-district E5 met the full mobility-
ready requirement. It was more difficult in multifamily areas where ADUs and cottages were used to 
meet the requirement. 
 
Commissioner Heberlein asked if any master bedrooms on the main floors were expected in the single-
family detached rear-load product types located in Sub-district E5. 
• Mr. Grimberg stated West Hills preferred not to have a certain number for the requirement and be 

allowed to offer it as an option to buyers. One district required 27 units to have bedrooms on the 
main floor, restricting them to a substandard design for a housing type that should be the meat-
and-potatoes of the development. The requirement also decreases the value of the lot and house 
and impacts the feasibility of the entire development. If offered as an option, the floor plan would 
meet the need of the customer requesting it, and not be built for an obscure hope that someone 
would end up in that type of home. 

Ms. Doukas confirmed West Hill’s design would meet the requirements if the three sub-districts were 
combined and treated as one. As stated, all the multi-family units were full mobility, so the numbers 
would be met across the entire master plan. However, mobility and visitability requirements still create 
market issues. Was it good public policy to require a bedroom on the main floor of that percentage of 
homes? 

Commissioner Heberlein: 
• Noted in West Hills’ plan, Sub-district E5 had 212 units, so 14 partial mobility-ready units were 

required, which was 6.6% and ADUs cover some of the requirement, so to meet the 10% total, in 
the 104 detached homes— 
• Ms. Bateschell clarified the City no longer did 10% of what was proposed because if the site 

plan changed, then the calculations would need redone. The 10% was based on the initial 
calculation (Table 6B). The numbers for E5 were 27 partial mobility-ready units and 9 full 
mobility-ready units. 

• Mr. Pauly noted the ADUs were subtracted from the 27-unit requirement. 
• Stated with the 12 ADUs, only 15 of the 104 detached homes would need to be partial mobility-

ready units. Was that a reasonable number from a developer’s perspective to have a bedroom on 
the first floor?   
• Ms. Doukas replied West Hills’ was struggling with which floor plans would be substandard 

because of that requirement.  

Commissioner Willard noted the design was only substandard at the lot size West Hills laid out.  In Sub-
district E6, West Hills had doubled the number of units required by the minimum stated in Table 6B. 
• Ms. Doukas replied if bigger homes were built in order to fit a bedroom on the main floor, the cost 

of the home increases and affordability decreases. She believed visitability was a better policy 
objective than the partial mobility because many people do not want bedrooms on the main floor. 
When dealing with tight homes, the floor plan implications were real. She understood full mobility 
requirements, noting single level living options were available in the plan.  

 
Staff explained the original intent was that these would be essentially single-story requirements, but it 
morphed to provide flexibility and allow spare bedrooms on the second floor of single level units. 
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Overall, the intent was to achieve the City Council and Planning Commission goals to meet the needs of 
people in the community with limited mobility.  

Chair Karr: 
• Asked if the City knew the need of the community for this requirement.  

• Ms. Bateschell stated the new Housing Needs and Capacity Analysis would provide information 
about the varying needs within the community and how it would impact which housing types 
and sizes were needed. However, there was a known shortage of accessible unit types at the 
State and regional level, but there was no guarantee that the people who need accessible 
housing would buy the units in the plan. However, the more housing units provided across 
various price points for a community, and in this case the more units with an accessible 
component, the more that would become available on the market to meet the demand.  

• Stated that policy was now being shrunk to a plot of land, whereas if a single development spread 
across three subdistricts accomplished what was desired, why not apply the requirements across 
the three sub-districts. 
• Ms. Bateschell responded it was not proposed that way because Staff heard that the 

Commission wanted variety throughout the full neighborhood. Originally, block level variety 
was considered, but was not workable. That notion was baked into the sub-district level to keep 
from isolating the accessible units, multifamily, and various other housing types into the same 
areas.  The desire was to mix the units together and the requirements had evolved to Table 6B. 
At this point, the proposal was to apply every minimum percentage at the sub-district level.  
• The Commission could have a policy level discussion about changing the requirements to 

apply some at the sub-district level, others at a more aggregated level, or to allow for 
flexibility to blend certain requirements. She assured the Commission would see the draft 
again, so even further adjustments could be made. 

Amanda Guile-Hinman, City Attorney, noted West Hills’ plan was not reflective of Frog Pond East and 
South and reminded that the Development Code would apply to all of Frog Pond East and South, not 
just the West Hills development area. 

Mr. Pauly noted at the next worksession, Staff would present a layout produced by a consultant that 
followed the proposed standards. Staff appreciated the guidance from West Hills and AKS. 

Commissioner Willard expressed concern about the timing of receiving the housing analysis data with 
the Code scheduled for public hearing in April. Last year’s housing data focused on price and that 
people were really overspending on housing in Wilsonville. 
• Ms. Bateschell added last year was the first year Wilsonville became a severely cost burdened city. 

Staff could present the new housing statistics, outside of the polished Annual Housing Report, to 
the Commission in February or March prior to the hearing on the proposed Code. She anticipated 
seeing data similar to last year. 

 
Chair Karr agreed having the information would help the Commission analyze the mobility units 
especially. 
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Commissioner Heberlein confirmed West Hills could have offices in the downstair products in E5. He 
noted that a room needed a closet to be considered a bedroom and if someone needed to live 
downstairs, they would convert an office to a bedroom by adding a dresser.  
• He suggested that the Code recognize the creative options residents would use to support 

someone needing mobility assistance without backing away and going toward visitability. Keeping 
the mobility side was important since the goal was to have housing products in Wilsonville that 
could be lived in, not just visited. 

• West Hills’ proposal looked good and pretty close to meeting the standards, and being able to be 
more flexible with some creativity might make it easier to comply. 

• He confirmed the idea was to have a designated spot, such as a built office or downstairs area, that 
could be converted to an extra bedroom to meet the partial mobility requirement. 

 
Mr. Pauly clarified the requirement was for the space to be ready as an option, not fully built out.  
 
Commissioner Willard stated having that option as a clear and objective standard was not likely, but it 
would be discussed during the existing waiver process. Introducing a new, ‘conversion friendly’ housing 
type would create complications. Price and affordability were her North Star.  

Chair Karr agreed with the comments made and liked having the minimums and addressing mobility 
and middle housing. However, he was concerned about whether West Hills’ development could be 
built based on the requirements as proposed and whether developers in other sub-districts would also 
struggle with these requirements.  Were the requirements too stringent to build anything? 

Commissioner Willard noted West Hills was building almost double the number of units required by 
Code in Sub-district E6. Anything could be built; it would just change the price point and the 
Commission needed to decide if it was okay with the resulting price point, which impacted 
affordability. 

Commissioner Scull asked if the Code could include an option to build a certain configuration with a 
minimum number of purchasers. For example, the 15 ADUs would be purchased first come, first served 
and may not be used as an ADU unit. Could there be an option that if 3 of 15 were purchased, the 
developer had the option to build it in a specific configuration. This might better fit into the Code and 
help with costs as well. 

Chair Karr replied he liked allowing the builder to offer that; however, the housing development would 
be built over many years, so having that as an option required by Code would be difficult. Houses that 
are sold with options typically have a limited resale capability. He agreed a low percentage would 
actually pre-purchase such homes. As a developer, having to pre-sell a bunch of houses to meet the 
minimums of the entire development did not seem reasonable or practical. 

Commissioner Heberlein suggested Staff rethink the mobility-ready units and how to achieve that goal. 

Commissioner Hendrix requested a layout of the terminology definitions for each mobility level. 

Chair Karr believed having data on how many mobility units were needed in the current market would 
be helpful.  
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Staff explained that a full market study would not be available until late this year or early next year, but 
Staff could try to collect county and regional based housing need and supply data from partner 
organizations to share with the Commission to see potential regional or state gaps. The State would be 
creating a dashboard in the future that would highlight housing supply at a state and city level, noting 
affordability price points and accessibility needs. 

Commissioner Heberlein said he believed the Code was on the right track and really close to being 
completed. The diagrams from AKS and West Hills were fantastic, and he looked forward to seeing the 
other options and scenarios to test the Code for other areas.   

INFORMATIONAL  

4. City Council Action Minutes (December 4 & 18, 2023) (No staff presentation) 
5. 2024 PC Work Program (No staff presentation) 

Miranda Bateschell, Planning Director, stated the work program agenda was always subject change. 

ADJOURN  

Commissioner Heberlein moved to adjourn the regular meeting of the Wilsonville Planning 
Commission at 8:31 p.m. Commissioner Hendrix seconded the motion, which passed unanimously.  

 

Respectfully submitted, 

 

 

By Paula Pinyerd of ABC Transcription Services, LLC. for  
Mandi Simmons, Planning Administrative Assistant 
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Frog Pond E+S Implementation Work Session Staff Report        Page 1 of 5 

 
CITY COUNCIL MEETING 
STAFF REPORT 

Meeting Date: December 18, 2023 
 
 
 

Subject: Frog Pond East and South Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: Provide input on draft Development Code amendments for Frog 
Pond East and South Implementation. 

Recommended Language for Motion: N/A 
 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master 
Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL: 
An important next step in realizing the vision of the Frog Pond East and South Master Plan 
adopted in December 2022 is to write implementing Development Code amendments. This effort 
has been ongoing since early 2023. This work session will follow up on Council’s work session on 
December 4, specifically focused on how the different standards work together. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
This work session will seek further City Council input on specific topics related to development 
standards that will control the size of buildings and their location on each lot or parcel. The 
discussion will focus on how these standards relate to each other and work in practice. The 
specific topics to discuss further in this work session include: not having a minimum lot size; 
building width; and floor-to-area ratio (FAR).  
 
No Minimum Lot Size 
 
All of Wilsonville’s existing residential zones have a minimum lot size. Minimum lot size often 
corresponds to maximum density or establishes the default maximum density. Staff suggest 
dropping minimum lot size requirements to both simplify the standards as well as add flexibility 
for smaller and lower-cost, for-sale homes. Standards including building width, setbacks, and FAR 
(see below) will be sufficient to guide the size and location of buildings without lot size standards. 
If lot size standards were included, staff has concerns about lot size requirements overlapping 
and causing conflict with the other standards relating both to building size and location, but also 
housing variety. 
 
Briefly, how standards would likely function with and without a minimum lot size is as follows. 
With a minimum lot size developers must design a home or find a home design that efficiently 
fits the setbacks and allowances with the established lot size. The lot size and width are a major 
driver of home design. Without minimum lot size the lot size is instead driven by home design 
with the setbacks added around the home footprint to determine the lot size. Home design is 
driven by building code and market standards and preference such as garage width, hall width, 
and bathroom and kitchen size. 
 
In addition, Wilsonville allows “Middle Housing Land Divisions” pursuant a new State law passed 
in 2019. This provision in the City’s code allow lots with middle housing to be further divided for 
the purpose of land sale, creating child lots or “quasi-lots” that, to a typical purchaser, are much 
like a typical lot, but smaller. For example, if a minimum lot size is 5,000 square feet, a developer 
can, under law, build two units on the property and then use the Middle Housing Land Division 
process to create two 2,500 square foot child lots or “quasi-lots”, to sell separately. These child 
or “quasi-lots” have more restrictions than a traditional lot. One noteworthy restriction is they 
would not allow an accessory dwelling unit (ADU). The Middle Housing Land Division process is 
being actively used in Frog Pond West to create multiple units on the lot with “quasi-lots” sold 
separately. Not having a minimum lot size would remove the incentive the use the “Middle 
Housing Land Division” provisions to create these small quasi-lots. Rather, the smaller homes 
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would be traditional independent lots, which in turn give more flexibility to the homeowner to 
add an ADU or take other actions in the future. Middle Housing Land Divisions would be 
subsequently focused on creating ownership opportunities for what is more thought of as middle 
housing, like cottage clusters. 
 
Lastly, minimum lot size has often been the subject of waiver requests and approvals over the 
years. This is primarily because the minimum lot sizes caused conflict with other “land consuming 
standards” like density and open spaces requirements. Removing the lot size would limit the 
need for this type of waiver to resolve conflicts and reduce time, cost, and uncertainty for housing 
applications. 
 
Maximum Building Widths 
 
A proposed standard for Frog Pond East and South not found in other residential zones is 
maximum building width. Staff recommends adding this standard to help establish a clear 
differentiation, in terms of look and feel, between the different Urban Form Types. As can be 
found in Attachment 2, the project team reviewed precedents of different housing types 
throughout the City as a starting point with the objective of establishing reasonable standards 
that allow the housing types typical for the different Urban Form types and create the desired 
meaningful differentiation between the Urban Form Types. Based on the precedents 
(Attachment 2), the standards may be something like the following: 
 

Urban Form Type 1 - No maximum (precedent- block length townhouse, condo, or 
apartment building similar to that in the Villebois Village Center) 
Urban Form Type 2 - Maximum of 120 feet (precedent - 7-unit townhouse building)  
Urban Form Type 3 - Maximum of 90 feet (precedent – 5-unit townhouse building) 

 
Floor-to-Area Ratio 
 
Floor-to-Area Ratio (FAR) has been used for years in planning and urban design to regulate the 
bulk of buildings. However, to date it has not been used in Wilsonville. FAR is directly related to 
both lot coverage (the percent of a given lot that the building footprint can cover) and building 
height to create an allowed volume or bulk of a building. Wilsonville’s other residential zones use 
lot coverage for similar regulation as the allowed and typical building height are fairly constant. 
Under State rules the City must allow three story buildings in all of Frog Pond East and South, 
including in Urban Form 3 where a three-story height is not consistent with most precedent 
buildings, such as those examined in Attachment 2. FAR allows the City to better encourage a 
height typical of the precedents. The encouragement occurs because developers will typically 
choose to maximize the allowed lot coverage before going higher. In other words, in order to 
build a three-story building in Urban Form Type 3, a developer would have to leave a substantial 
portion of the site unbuilt. This is unlikely with the high cost of land. Using FAR thus helps 
encourage the desired differentiation between Urban Form Types, as follows: 
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 Urban Form Type 1 – FAR of 3, allows 75% lot coverage at four stories, however most 
buildings will likely be two to three stories with a lot coverage of about 65%. 

 Urban Form Type 2 – FAR of 1.8, allows 60% lot coverage at three stories, which likely 
provides a number of three-story townhouse and similarly scaled apartment buildings as 
well as detached homes, which will likely be primarily two-story. 

 Urban Form Type 3 – FAR of 0.9, allows 45% lot coverage at two stories, and likely result 
in only one and two-story buildings. An example of the maximum would be a 4,800 square 
foot two-story house on a 6,000 square foot lot. 

 
Discussion Questions 
The following would be helpful feedback from the City Council at this work session: 

 

 What additional questions or concerns does City Council have about the proposed 
package of development standards in Frog Pond East and South? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected late 
in the first quarter of 2024. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable Housing 
Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team is preparing draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
CITY MANAGER COMMENT: 
N/A 
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ATTACHMENTS:  
1. Frog Pond East and South Master Plan Map excerpts, Urban Form Type descriptions and 

map 
2. Precedent residential structures in Wilsonville for establishment of new standards 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND

Attachment 1 Frog Pond East and South Work Session December 18, 2023 
Master Plan Excerpts

1 of 5 141

Item C.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

816

Item 2.



FROG POND EAST & SOUTH MASTER PLAN   50 December 19 2022
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   57 

Land Use

Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   58 

Land Use

Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   59 

Land Use

Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Precedent Examples for Proposed Building Width and Other 

Standards 
With Google Street View (where available) and Aerial Photo 

 

Multi-family (Apartments and Condos) 
 

Type 1 Urban Form Precedents 

 

11395 SW Toulouse Street 

Toulouse Street block-wide multi-family 
Building Width 257 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedents 

 
11489 SW Toulouse Street 

Toulouse Street small multi-family 

Building Width 100 feet 

Front Setback 6 feet 
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Type 2 Urban Form Precedents continued 

 
28796 SW Ashland Loop 

Traditional multi-family-Boulder Creek 

Building Width 116 feet 

Setback from Street 30 feet 

Setback from Parking lot 20 feet 

 
 

 

7114 SW McDonald Drive 

Traditional multi-family-Berkshire Court 
(Could be Type 3 Urban Form if buildings without single-level connection) 

Building Width 125 feet 

Setback from Street 35 feet 

Setback from Parking lot 20 feet 
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Type 2 Urban Form Precedents continued 

 
29530 SW Volley Street  

Six-unit condo building 

Building Width 120 feet 

Setback from Circulation Drive 16 feet 
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Plexes and Townhouses 

 
Type 1 Urban Form Precedents 

 

28515 through 28535 SW Paris Ave 

Villebois six-unit townhouse  

(Could also be Type 2 Urban Form) 
Building Width `92 feet 

Front Setback 10 feet 

 

 
 

29136 through 29152 SW Costa Circle E 

Five-unit townhouse in Villebois next to detached single-family 

(Could also be Type 2 Urban Form) 
Building Width 88 feet 

Front Setback 15 feet 

Distance Between Buildings 8 feet 
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Type 2 Urban Form Precedent 

 
29520 SW Brown Road 

Older six-unit apartment building 

Building Width 98 feet 

Setback from Parking Lot 5 feet 

 

 
 
Type 3 Urban Form Precedents 

 

28760 and 27870 SW Painter Drive 

Two-unit townhouse (aka attached single-family) Frog Pond West 

Building Width 83 feet 

Front Setback 15 feet 
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Type 3 Urban Form Precedents continued 

 
29455 SW Serenity Way 

Older triplex 

Building Width 80 feet 

Front Setback 20 feet 

 

 
 
29670 SW Brown Road 

Older four-plex, with stacked flats 

Building Width 55 feet 

Setback from Parking Lot 5 feet 
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Type 3 Urban Form Precedents continued 

 
29631 SW Serenity Way 

Older four-plex (side by side configuration) 

Building Width 89 feet 

Front Setback more than 20 feet 

 

 
 
28741 through 28753 SW Cost Circle East 

Four-unit townhouse on Costa Circle 

Building Width 78 feet 

Front Setback 15 feet 

Distance Between Buildings 10 feet 
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Detached Single-Family 

 

Type 1 Urban Form Precedent 

 

11325 and 11331 SW Barber Street 
Narrow detached homes 

Building Width 20 feet, each 

Distance between buildings 5 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedent 
 

7245 SW Chestnut Lane 

Frog Pond West small-lot detached home 

Building Width 38 feet 

Front Setback 10 feet 
Distance Between Homes 8 feet 
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Type 3 Urban Form Precedents 

 
6761 SW Primrose Court 

Street of Dreams single-family Frog Pond West 

Building Width 90 feet 

Front Setback 20 feet 

 
 
30944 SW Kensington Drive 

Detached single-family home from 1990’s 

Building Width 53 feet 

Front Setback 25 feet 

Distance Between Buildings 12 feet 
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Frog Pond East and South 
Development Code 
Amendments

Wilsonville City Council
Work Session
December 18, 2023
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Tonight's Agenda
• Continued Discussion of Draft Development 

Standards with focus on
– No minimum lot size
– Maximum building widths
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No Minimum Lot Size

• Intent of No Minimum Lot Size:
– Simplify
– Avoid overlapping/conflicting standards
– Provide flexibility, especially for smaller homes

• Additional Considerations:
– Middle Housing Land Divisions
– Past waiver requests
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How Having No Minimum Lot Size Works

• Fit lot to house rather than house to lot

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

833

Item 2.



Comparing with and without Lot Size: Two 
Examples

Example A: Two-story typical smaller home like seen 
extensively in Villebois, 1,472 square feet

Example B: Two-story 1,000 square foot home
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With Min. Lot Size: Fit House to Lot

Lot

House

3,000 square foot minimum 
lot size

2-story, 1472 square foot 
house
3 bed, 2.5 bath

Lot Coverage 1100/3000= 37%
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Without Min. Lot Size: Fit Lot to House

House

Front Setback
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Without Min. Lot Size: Fit Lot to House

House
Side Setbacks
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Without Min. Lot Size: Fit Lot to House

House

Rear setback (with driveway)
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Conclusion for Example A

House
You get the same lot,
Minimum lot size does 
not create any benefit
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With Min. Lot Size: Fit House to Lot

House

Lot

3,000 square foot lot

2-story 1000 square 
foot
house
2 bed, 1 bath

Lot Coverage 600/3000= 20%
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Without Min. Lot Size: Fit Lot to House

Front Setback

House
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Without Min. Lot Size: Fit Lot to House

Side Setbacks

House
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Without Min. Lot Size: Fit Lot to House

Rear setback (no driveway)

House
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Conclusion for Example B

More efficient use of 
land and more housing 
options

House

Lot Coverage 600/1375= 44%
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Maximum Building Widths

• Urban Form Type 1 - No maximum (precedent- 
block length townhouse, condo, or apartment 
building similar to that in the Villebois Village 
Center)

• Urban Form Type 2 - Maximum of 120 feet 
(precedent - 7-unit townhouse building) 

• Urban Form Type 3 - Maximum of 90 feet 
(precedent – 5-unit townhouse building)
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Articulation in lieu of separate buildings
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Development Standards: UF 1 Example

No maximum width, limited setbacks
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Development Standards: UF 2 Example

120 foot maximum width, 10 foot setbacks

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

848

Item 2.



Development Standards: UF 3 Example

90 foot maximum width, 10+ foot setbacks
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Floor to Area Ratio rather than Lot Coverage

• Feedback and testing causing reevaluation
– Goal to keep simple and functional
– FAR not typically used in a suburban residential context
– Maximum height and lot coverage likely sufficient to meet 

City policy objectives
– Staff will bring back in future work session
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Questions and Discussion

• What additional questions or concerns does City 
Council have about the proposed package of 
development standards in Frog Pond East and 
South?
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COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Amanda Guile-Hinman, City Attorney 
Bryan Cosgrove, City Manager  
Cindy Luxhoj, Associate Planner  

Chris Neamtzu, Community Development Director  
Dan Pauly, Planning Manager 
Jeanna Troha, Assistant City Manager  
Kimberly Rybold, Senior Planner  
Kimberly Veliz, City Recorder 
Mark Ottenad, Public/Government Affairs Director 
Matt Lorenzen, Economic Development Manager 
Scott Simonton, Fleet Services Manager   
Stephanie Davidson, Assistant City Attorney  
Zoe Mombert, Assistant to the City Manager 

 
AGENDA ITEM ACTIONS 

WORK SESSION START: 5:00 p.m.  
A. Town Center Urban Renewal Feasibility Study 

 
 
 
 
 
 
 

B. Frog Pond East and South Development Code 
 
 
 
 

C. Coffee Creek Draft Assessment 
 
 
 
 
 
 

D. Transit-Oriented Development (TOD) Financing 
 

Staff discussed preparing a resolution that, if 
adopted, would place an advisory vote on the 
May 2024 ballot that asks voters to consider 
whether the City should utilize Urban Renewal 
as a mechanism to fund infrastructure 
development to activate the Town Center 
Plan. 
 
Staff sought guidance on the development of 
code amendments that would define 
development standards in Frog Pond East and 
South. 
 
Staff provided Council with an update on the 
status of the Coffee Creek Industrial Design 
Overlay District form-based code assessment, 
and sought Council input on possible 
modifications to the form-based code 
standards. 
 
Staff presented on Resolution No. 3096, which 
authorizes applying the Current Parks System 
Development Charge To The Multifamily 
Portion Of The Wilsonville Transit Center 
Transit-Oriented Development Project. 
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REGULAR MEETING  
Mayor’s Business 

A. Reappointments / Appointment 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 

Arts, Culture, and Heritage Commission – 
Appointment 
Appointment of Nadine Elbitar to the Arts, 
Culture, and Heritage Commission for a term 
beginning 1/1/2024 to 6/30/2024. Passed 5-0. 
 
Budget Committee  – Appointment 
Appointment of Christopher Moore to the 
Budget Committee for a term beginning 
1/1/2024 to 12/31/2024. Passed 5-0. 
 
Budget Committee  – Appointment 
Appointment of Tabi Traughber and Tyler 
Beach to the Budget Committee for a term 
beginning 1/1/2024 to 12/31/2026. Passed 5-
0. 
 
DRB – Reappointment 
Reappointment of John Andrews and Megan 
Chuinard to the Development Review Board 
for a term beginning 1/1/2024 to 12/31/2025. 
Passed 5-0. 
 
DRB – Appointment 
Appointment of Kamran Mesbah to the 
Development Review Board for a term 
beginning 1/1/2024 to 12/31/2025. Passed 5-
0. 
 
DEI Committee – Reappointment 
Reappointment of David Siha, Tracy (Tre) 
Hester and Fay Gyapong-Porter to the 
Diversity, Equity and Inclusion Committee for 
a term beginning 1/1/2024 to 12/31/2026. 
Passed 5-0. 
 
DEI Committee – Appointment 
Appointment of Justin Brown to the Diversity, 
Equity and Inclusion Committee for a term 
beginning 1/1/2024 to 12/31/2024. Passed 5-
0. 
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DEI Committee – Appointment 
Appointment of Carolina Wilde to the 
Diversity, Equity and Inclusion Committee for 
a term beginning 1/1/2024 to 12/31/2026. 
Passed 5-0. 
 
DEI Committee – Student Appointment 
Reappointment of George Luo and Aasha 
Patel to the Diversity, Equity and Inclusion 
Committee for a term beginning 1/1/2024 to 
12/31/2024. Passed 5-0. 
 
Kitakata Sister City Advisory Board – 
Reappointment 
Reappointment of John (Michael) Bohlen and 
Adrienne Scritsmier to the Kitakata Sister City 
Advisory Board for a term beginning 1/1/2024 
to 12/31/2026. Passed 5-0. 
 
Kitakata Sister City Advisory Board – 
Appointment 
Appointment of Karen Kreitzer to the Kitakata 
Sister City Advisory Board for a term beginning 
1/1/2024 to 12/31/2026. Passed 5-0. 
 
Parks and Recreation Board – Appointment 
Appointment of Bill Bagnall and Paul Diller to 
the Parks and Recreation Board for a term 
beginning 1/1/2024 to 12/31/2027. Passed 5-
0. 
 
Planning Commission – Reappointment 
Reappointment of Jennifer Willard to the 
Planning Commission for a term beginning 
1/1/2024 to 12/31/2027. Passed 5-0. 
 
Planning Commission – Appointment 
Appointment of Matt Constantine, Sam Scull 
and Yana Semenova to the Planning 
Commission for a term beginning 1/1/2024 to 
12/31/2027. Passed 5-0. 
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B. Upcoming Meetings 
 

 

 
Tourism Promotion Committee  – 
Appointment 
Appointment of Lynn Sanders to the Tourism 
Promotion Committee for a term beginning 
1/1/2024 to 6/30/2026. Passed 5-0. 
 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 

Consent Agenda 
A. Resolution No. 3096 

A Resolution Of The City Of Wilsonville Authorizing 
Applying The Current Parks System Development 
Charge To The Multifamily Portion Of The Wilsonville 
Transit Center Transit-Oriented Development 
Project. 
 

B. Resolution No. 3097 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Construction Contract 
With Tapani, Inc. For The Charbonneau Lift Station 
Rehabilitation Project (Capital Improvement Project 
#2106). 
 

C. Resolution No. 3104 
A Resolution Of The City Council Revising Section 4.E. 
Of The Diversity, Equity And Inclusion (DEI) 
Committee Charter. 
 

D. Resolution No. 3105 
A Resolution Of The City Of Wilsonville Authorizing 
The Purchase Of One Asphalt Patch Truck From 
Premier Truck Group Of Portland. 
 

E. Minutes of the December 4, 2023 Council Meeting. 
 

The Consent Agenda was approved 5-0. 

New Business 
A. None. 

 

 

Continuing Business 
A. Resolution No. 3091 

A Resolution Of The City Of Wilsonville Adopting The 
Findings And Recommendations Of The Solid Waste 
Collection Rate Report Date October 2023 And 
Modifying The Current Republic Services Rate 

 
Resolution No. 3091 was adopted by a vote 
of 4-1. 
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Schedule For Collection And Disposal Of Solid Waste, 
Recyclables, Organic Materials And Other Materials, 
Effective February 1, 2024. 

 
Public Hearing 

A. Ordinance No. 884 
An Ordinance Of The City Of Wilsonville Annexing 
Approximately 2.02 Acres Of Property Located At The 
Northwest Corner Of SW Frog Pond Lane And SW 
Stafford Road For Development Of An 11-Lot 
Residential Subdivision 
 

B. Ordinance No. 885 
An Ordinance Of The City Of Wilsonville Approving A 
Zone Map Amendment From The Clackamas County 
Rural Residential Farm Forest 5-Acre (RRFF-5) Zone 
To The Residential Neighborhood (RN) Zone On 
Approximately 2.02 Acres Located At The Northwest 
Corner Of SW Frog Pond Lane And SW Stafford Road 
For Development Of An 11-Lot Residential 
Subdivision. 
 

 
After a public hearing was conducted, 
Ordinance No. 884 was adopted on first 
reading by a vote of 5-0. 
 
After a public hearing was conducted, 
Ordinance No. 885 was adopted on first 
reading by a vote of 5-0. 
 

City Manager’s Business 
 

Councilors discussed the materials in the 
monthly City Manager reports. 
 

Legal Business 
 

No report. 

Communications 
A. Polling on Tolling Request 

 

 
West Linn Mayor Rory Bialostosky discussed 
collaboration among local jurisdictions to 
better understand resident attitudes toward 
tolling and requested Council contribute 
$5,000 towards the administration of a 
statistically valid survey. Passed 5-0. 
 

ADJOURN 9:00 p.m. 
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PLANNING COMMISSION  
 

WEDNESDAY, DECEMBER 13, 2023 
  

 

 

 

 

WORK SESSION 
4. Frog Pond East and South Implementation-Development Code (Pauly) 

(30 minutes) 
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PLANNING COMMISSION MEETING 
STAFF REPORT 

Meeting Date: December 13, 2023 
 
 
 

Subject: Frog Pond East and South Development 
Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide input on draft Development Code amendments for Frog 
Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan 
adopted in December 2022 is to write implementing Development Code amendments. This 
effort has been ongoing since early 2023. This work session will seek Planning Commission 
input on development standards controlling the bulk and placement of buildings in Frog Pond 
East and South, as well as an update to housing variety standards the Commission has 

Planning Commission Meeting - December 13, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

858

Item 2.



   
 

Frog Pond E+S Implementation Work Session Staff Report        Page 2 of 7 

previously reviewed and provided comments on, language to clarify the boundaries between 
both subdistricts and different Urban Form Type Designations, and updated definitions to lot 
lines and yards. 
 
EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
This work session will seek Planning Commission input on specific draft Development Code 
standards as follows: 

• Development standards that will control the size of buildings and their location on each 
lot or parcel. See Attachments 2-3. 

• Updates to variety standards. Specifically, this work session will cover how the minimum 
and maximum variety standards are proposed to be presented and calculated. See 
Attachment 4. 

• Detailed language directing how to determine the boundary of a subdistrict or Urban 
Form Type Designation. Previously the code relied primarily on maps, but review 
determined this left too much uncertainty. Text is now recommended to remove as 
much uncertainty as practicable while providing some flexibility to align with subdivision 
layouts. See Attachment 5. 

• Edits to existing definitions in Section 4.001 of Wilsonville’s Development Code applying 
citywide to what constitutes a front, side, and rear lot line and subsequently yard, as the 
existing definitions have some unclear language. See Attachment 6. 

 
Additional explanation around development standards and variety standards follows. 
 
Development Standards 
 

The standards further discussed below include: not having a minimum lot size; front setbacks; 
side yard maintenance and access; building width; and floor-to-area ratio (FAR). The standards 
relate to and help differentiate the different Urban Form Types as mapped and described in the 
Master Plan (see Attachment 1). Staff notes the specific numbers below and in Attachment 3 
are draft. While the numbers reflect the precedents shown in Attachment 2 or reflect 
precedent standards for Villebois or Frog Pond West, ongoing analysis from the site plan testing 
and conversations with development partners may lead to refinements to these numbers. 
 
No Minimum Lot Size 
 

All of Wilsonville’s existing residential zones have a minimum lot size. Minimum lot size often 
corresponds to maximum density or establishes the default maximum density. Staff suggest 
dropping minimum lot size requirements to both simplify the standards as well as add flexibility 

Planning Commission Meeting - December 13, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

859

Item 2.



   
 

Frog Pond E+S Implementation Work Session Staff Report        Page 3 of 7 

for smaller and lower-cost, for-sale homes. Standards including building width, setbacks, and 
FAR (see below) will be sufficient to guide the size and location of buildings without lot size 
standards. If lot size standards were included, staff has concerns about lot size requirements 
overlapping and causing conflict with the other standards relating both to building size and 
location, but also housing variety. 
 
Briefly, how standards would likely function with and without a minimum lot size is as follows. 
With a minimum lot size developers must design a home or find a home design that efficiently 
fits the setbacks and allowances with the established lot size. The lot size and width are a major 
driver of home design. Without minimum lot size the lot size is instead driven by home design 
with the setbacks added around the home footprint to determine the lot size. Home design is 
driven by building code and market standards and preference such as garage width, hall width, 
and bathroom and kitchen size. 
 
In addition, Wilsonville allows “Middle Housing Land Divisions” pursuant a new State law 
passed in 2019. This provision in the City’s code allow lots with middle housing to be further 
divided for the purpose of land sale, creating child lots or “quasi-lots” that, to a typical 
purchaser, are much like a typical lot, but smaller. For example, if a minimum lot size is 5,000 
square feet, a developer can, under law, build two units on the property and then use the 
Middle Housing Land Division process to create two 2,500 square foot child lots or “quasi-lots”, 
to sell separately. These child or “quasi-lots” have more restrictions than a traditional lot. One 
noteworthy restriction is they would not allow an ADU. The Middle Housing Land Division 
process is being actively used in Frog Pond West to create multiple units on the lot with “quasi-
lots” sold separately. Not having a minimum lot size would remove the incentive the use the 
“Middle Housing Land Division” provisions to create these small quasi-lots. Rather, the smaller 
homes would be traditional independent lots, which in turn give more flexibility to the 
homeowner to add on ADU or take other actions in the future. Middle Housing Land Divisions 
would be subsequently focused on creating ownership opportunities for what is more thought 
of as middle housing, like cottage clusters. 
 
Lastly, minimum lot size has often been the subject of waiver requests and approvals over the 
years. This is primarily because the minimum lot sizes caused conflict with other “land 
consuming standards” like density and open spaces requirements. Removing the lot size would 
limit the need for this type of waiver to resolve conflicts and reduce time, cost, and uncertainty 
for housing approvals. 
 
Front Setbacks based on Streets 
 

Rather than designating front setbacks based on zoning or Urban Form Type, the project team 
recommends basing them on the street they face. This allows for consistency along street 
frontages and smooths transitions between areas with different Urban Form Type designations, 
which often have a street as a boundary. 
 
Side Setbacks and Usable Side Yards 
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In other residential zones in Wilsonville, for medium to large buildings, side setbacks are often 
five feet or ten feet between buildings. For medium to large residential buildings, five feet is a 
standard side yard setback used throughout much of Wilsonville and generally functions well 
for maintenance and access. In order to support the efficient use of land and not create barriers 
to smaller, less-expensive detached homes through increased land costs, the draft standards 
propose allowing less than five-foot setbacks for smaller buildings, such as detached homes, 
similar to Villebois. City Council has previously raised concerns about functionality, 
maintenance, and access to small side yards. To address these concerns, the draft standards 
add additional requirements where separation between buildings is less than then ten feet: 
 

In a recent work session City staff received additional feedback from City Council on narrow 
side yards, and is taking the feedback to further refine these standards to determine if further 
restrictions are recommended around fencing, landscaping, and what is allowed in side-yards. 
  
Maximum Building Widths 
 

A proposed standard for Frog Pond East and South not found in other residential zones is 
maximum building width. Staff recommends adding this standard to help establish a clear 
differentiation, in terms of look and feel, between the different Urban Form Types. As can be 
found in Attachment 2, the project team reviewed precedents of different housing types 
throughout the City as a starting point with the objective of establishing reasonable standards 
that allow the housing types typical for the different Urban Form types and to create the 
desired meaningful differentiation between the Urban Form Types. Based on the precedents 
(Attachment 2), the standards may be something like the following: 
 

Urban Form Type 1 - No maximum (precedent- block length townhouse, condo, or 
apartment building similar to that in the Villebois Village Center) 
Urban Form Type 2 - Maximum of 120 feet (precedent - 7-unit townhouse building)  
Urban Form Type 3 - Maximum of 90 feet (precedent – 5-unit townhouse building) 

 
Floor-to-Area Ratio 
 

Floor-to-Area Ratio (FAR) has been used for years in planning and urban design to regulate the 
bulk of buildings. However, to date it has not been used in Wilsonville. FAR is directly related to 
both lot coverage (the percent of a given lot that the building footprint can cover) and building 
height to create an allowed volume or bulk of a building. Wilsonville’s other residential zones 
use lot coverage for similar regulation as the allowed and typical building height are fairly 
constant. Under State rules the City must allow three story buildings in all of Frog Pond East and 
South, including in Urban Form 3 where a three-story height is not consistent with most 
precedent buildings, such as those examined in Attachment 2. FAR allows the City to better 
encourage a height typical of the precedents. The encouragement occurs because developers 
will typically choose to maximize the allowed lot coverage before going higher. In other words, 
in order to build a three-story building in Urban Form Type 3, a developer would have to leave a 
substantial portion of the site unbuilt. This is unlikely with the high cost of land. Using FAR thus 
helps encourage the desired differentiation between Urban Form Types, as follows: 
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• Urban Form Type 1 – FAR of 3, allows 75% lot coverage at four stories, however most 
buildings will likely be two to three stories with a lot coverage of about 65%. 

• Urban Form Type 2 – FAR of 1.8, allows 60% lot coverage at three stories, which likely 
provides a number of three-story townhouse and similarly scaled apartment buildings as 
well as detached homes, which will likely be primarily two-story. 

• Urban Form Type 3 – FAR of 0.9, allows 45% lot coverage at two stories, and likely result 
in only one and two-story buildings. An example of the maximum would be a 4,800 
square foot two-story house on a 6,000 square foot lot. 

 
Variety Standards 
 

Minimum Variety of Target Unit Types 
 

This work session focuses on how the minimums and maximums requirements will be 
presented in the code. For minimums, the project team recommends presenting the number of 
different unit categories by Subdistrict and Tax Lot rather than “how to calculate” language and 
percentages. This simplifies the presentation in the code and removes uncertainty that come up 
through performing math using formulas prescribed in a code. However, an optional alternative 
calculation method is provided for instances where the Net Development Area is less than 
anticipated. See Attachment 4.  
 
Overall, the draft standards present clear and understandable standards of how to meet the 
variety requirements prescribed in the Master Plan. Staff notes that the minimums no longer 
reference “housing type categories.” Not having the categories simplifies presentation of the 
minimum standards. The project team found having the defined categories was leading to 
additional confusing language about how product types from different categories could meet 
the same minimum requirements. The updated table directly describes the type of units 
required, “Middle Housing” and “Small Units,” which are units 1500 sf or less in habitable floor 
area. 
 
Maximum of One Unit Type 
 

For establishing a maximum, requirements will continue to be calculated as a percentage of the 
Net Development Area as previously discussed in October. After further evaluation the project 
team does recommend measuring based on unit type rather than a grouping of unit types 
termed a unit category. This approach has a few benefits. First, it encourages more unit types 
than just the most common for a category. This encouragement occurs by allowing the same 
category to be built as long as the unit type is different (i.e. stacked duplex rather than side-by-
side townhouse). Basing on a category would likely lead to less variety because developers will 
likely default to the most traditional unit type in each category. Second, it adds flexibility for 
developers while still ensuring a rich variety of unit types. Third, it allows simplification of the 
development code by not having to expressly define a new terminology of housing category 
while still meeting the intent of why categorization was discussed in the Master Plan in support 
of realizing housing variety. The draft of the unit types to be listed in the code is below. A few 
important notes as follows: all detached units larger than 1500 square feet that look and feel of 
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like a single-family home are a single unit type; a differentiation is established between side-by-
side plexes that are substantially similar to townhouses and stacked or other configurations 
that are significantly different than townhouses; and a differentiation between larger multi-
family buildings and small multi-family buildings that are similar in scale to smaller middle 
housing. 
 
Draft Unit Type List (see also Attachment 4-Table 8C): 
 

Multi-family Unit Types 
• Elevator-served attached multi-family  
• Other attached multi-family (10 or more units per building) 
• Other attached multi-family (5-9 units per building) 

Middle Housing Unit Types 
• Townhouses and side by side duplex, triplex, quadplex 
• Stacked duplex, triplex, quadplex 
• Cottage cluster 
• Other non-cottage cluster housing (excluding cottage cluster and cluster housing 

that are technically cluster housing but look and function much the same as 
detached single-family) or mix of attached and detached middle housing 

Accessory Dwelling Units (ADUs) Unit Type 
• All ADUs 

Other Detached Units Unit Type 
• All other detached units including detached single-family homes, cluster housing 

that looks and functions similar to detached single-family, and detached multi-
family (i.e. cottage clusters of 5+ units where units are too big to be defined as 
cottage clusters) 

 
Discussion Questions 
The following would be helpful feedback from the Planning Commission at this work session: 

 

• Does the Planning Commission support not having a minimum lot size in Frog Pond East 
and South? 

• Does the Planning Commission support basing front setbacks on the street the property 
faces? 

• What feedback does Planning Commission have on requirements for narrow side yards? 
• Does the Planning Commission support the approach to building width standards? 
• Does the Planning Commission support establishing floor-to-area ratios (FARs) rather 

than lot coverage standards for Frog Pond East and South? 
• Does the Planning Commission support the approach to presenting and calculating 

minimum and maximum variety standards? 
• Does the Planning Commission have additional input to guide refinement of variety 

standards? 
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• Does the Planning Commission support the new text to establish boundaries between 
Subdistricts and Urban Form Type Areas? 

• Does the Planning Commission support the text updates for defining lot lines and yards? 
 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected 
late in the first quarter of 2024. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team is preparing draft amendments to help implement the Frog Pond East and 
South Master Plan. A number of alternative amendments can be considered to meet the same 
intent. 
 
ATTACHMENTS:  

1. Frog Pond East and South Master Plan Map excerpts, Urban Form Type descriptions and 
map 

2. Precedent residential structures in Wilsonville for establishment of new standards 
3. Draft Siting and Design Standards November 29, 2023 
4. Updated draft Variety Standards November 29, 2023 
5. Draft boundary descriptions for Subdistricts and Urban Form Type Designations 

November 29, 2023 
6. Draft amendments to definitions of lot lines and yards November 29, 2023 
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FROG POND EAST & SOUTH MASTER PLAN   50 December 19 2022
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   57 

Land Use

Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   58 

Land Use

Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   59 

Land Use

Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Precedent Examples for Proposed Building Width and Other 

Standards 
With Google Street View (where available) and Aerial Photo 

 

Multi-family (Apartments and Condos) 
 

Type 1 Urban Form Precedents 

 

11395 SW Toulouse Street 

Toulouse Street block-wide multi-family 
Building Width 257 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedents 

 
11489 SW Toulouse Street 

Toulouse Street small multi-family 

Building Width 100 feet 

Front Setback 6 feet 
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Type 2 Urban Form Precedents continued 

 
28796 SW Ashland Loop 

Traditional multi-family-Boulder Creek 

Building Width 116 feet 

Setback from Street 30 feet 

Setback from Parking lot 20 feet 

 
 

 

7114 SW McDonald Drive 

Traditional multi-family-Berkshire Court 
(Could be Type 3 Urban Form if buildings without single-level connection) 

Building Width 125 feet 

Setback from Street 35 feet 

Setback from Parking lot 20 feet 
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Type 2 Urban Form Precedents continued 

 
29530 SW Volley Street  

Six-unit condo building 

Building Width 120 feet 

Setback from Circulation Drive 16 feet 
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Plexes and Townhouses 

 
Type 1 Urban Form Precedents 

 

28515 through 28535 SW Paris Ave 

Villebois six-unit townhouse  

(Could also be Type 2 Urban Form) 
Building Width `92 feet 

Front Setback 10 feet 

 

 
 

29136 through 29152 SW Costa Circle E 

Five-unit townhouse in Villebois next to detached single-family 

(Could also be Type 2 Urban Form) 
Building Width 88 feet 

Front Setback 15 feet 

Distance Between Buildings 8 feet 
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Type 2 Urban Form Precedent 

 
29520 SW Brown Road 

Older six-unit apartment building 

Building Width 98 feet 

Setback from Parking Lot 5 feet 

 

 
 
Type 3 Urban Form Precedents 

 

28760 and 27870 SW Painter Drive 

Two-unit townhouse (aka attached single-family) Frog Pond West 

Building Width 83 feet 

Front Setback 15 feet 
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Type 3 Urban Form Precedents continued 

 
29455 SW Serenity Way 

Older triplex 

Building Width 80 feet 

Front Setback 20 feet 

 

 
 
29670 SW Brown Road 

Older four-plex, with stacked flats 

Building Width 55 feet 

Setback from Parking Lot 5 feet 
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Type 3 Urban Form Precedents continued 

 
29631 SW Serenity Way 

Older four-plex (side by side configuration) 

Building Width 89 feet 

Front Setback more than 20 feet 

 

 
 
28741 through 28753 SW Cost Circle East 

Four-unit townhouse on Costa Circle 

Building Width 78 feet 

Front Setback 15 feet 

Distance Between Buildings 10 feet 
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Detached Single-Family 

 

Type 1 Urban Form Precedent 

 

11325 and 11331 SW Barber Street 
Narrow detached homes 

Building Width 20 feet, each 

Distance between buildings 5 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedent 
 

7245 SW Chestnut Lane 

Frog Pond West small-lot detached home 

Building Width 38 feet 

Front Setback 10 feet 
Distance Between Homes 8 feet 
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Type 3 Urban Form Precedents 

 
6761 SW Primrose Court 

Street of Dreams single-family Frog Pond West 

Building Width 90 feet 

Front Setback 20 feet 

 
 
30944 SW Kensington Drive 

Detached single-family home from 1990’s 

Building Width 53 feet 

Front Setback 25 feet 

Distance Between Buildings 12 feet 
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Attachment 3 Draft Siting and Design Standards November 29, 2023 
Frog Pond East and South Planning Commission Work Session December 13, 2023 

 

 
Page 1 of 2 

Section 4.127. Residential Neighborhood (RN) Zone. 

(.08) Development Standards: 

A. . . . 

B. . . . 

C. Unless superseded or supplemented by other provisions of the Development Code the lot and 
development standards for the Frog Pond West Neighborhood are established by Table 8A and lot 
and development standards for the Frog Pond East and South Neighborhoods are established by Table 
8B.   

D. . . .  

Notes:  

A.    The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet.  

B.    Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet or as necessary to create a 18 foot deep parking space not including 
alley curb. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

C.    On corner lots, minimum side setbacks facing the street are the same as minimum front setback. Maximum setbacks equivalent to 
front maximums also apply. See Table 8C. 

D.     Setbacks may be required to be greater than the minimum to accommodate minimum distance between buildings. 

E. Setbacks resulting in less than 10 feet between buildings on separate lots is only allowed if all of the following conditions are 
met: 

1.  The entire area between the buildings operates as a single yard area and has gate access, if fenced.  

Table 8B. Frog Pond East and South Neighborhoods Development Standards 

Land Use 
Map 
Designation 

Min. lot 
width/str
eet 
frontage 
per lot 
(ft.) 

Max 
height 
(ft.) 

Front 
Setback
s 

Maximum 
Building Width 
Facing Street, 
or park when 
front of lot 
faces a park 
(ft) 

Rear  
Min. 
(ft.)  

Garag
es 
(note) 

Side 
Min.  
(ft.) C 

Distance 
Between 
Buildings 
wider than 
50 feet 
(feet) along 
street 
frontages 
and public 
viewshedsE 

Max. Floor 
to Area 
Ratio 
(FAR)GH 

Urban Form 
Type 1 

10 35 See 
Table 
8C. 

None 10 B NoneD, 

E 
10F 3 

Urban Form 
Type 2 

15 35 120 except 
that buildings 
over 90 feet 
cannot occupy 
entire block 
face.  

10 B 3D, E 10F 1.8   

Urban Form 
Type 3 

15 35 90 15A B 5  10 0.9   
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2.  A recorded document will clearly identify use and access easements provide for continual maintenance for active yard 
space, maintenance of vegetation, prevention of weeds, and no storage visible off-site.  

E.      Minimum building spacing for ADUs is as-required by Building Code. 

F.     For Urban Form Type 1 and 2 distance between buildings may be reduced to less than 10 feet if all of the following criteria are 
met: 

 1.  Both buildings have less than a 50-foot width facing the street 

 2.  The entire area between the buildings operates as a single yard area and has gate access, if fenced. If the area goes over a 
property line a recorded document must clearly identify use and access easements. 

 3. Recorded documents provide for continual maintenance for active yard space, maintenance of vegetation, prevention of 
weeds, and no storage visible off-site.  

G.   On lots where detached accessory buildings are built, maximum FAR may be increased by 0.1 as long the otherwise maximum 
FAR is still met by the primary dwelling structure(s). Cottage clusters and ADUs are exempt from maximum FAR standards.  

H.      For townhouses maximum FAR is calculated for the combined lots on which a single townhouse building sits rather than for each 
townhouse lot. 

 

Table 8C. Frog Pond East and South Neighborhoods Development Standards-Front Setbacks 
StreetA the lot faces Front 

Min. (ft.) 
Front 
Max.C (ft.) 

• SW Brisband Street between SW 63rd Avenue and SW 60th Avenue 
• SW 63rd Avenue from southern edge of Subdistrict E1 to SW Advance Road 
• Other streets or street segments bounded on at least one side by Urban Form 

Type 1, but not Urban Form Types 2 or 3. 

6B 10 

• SW 60th Avenue 
• SW 63rd Avenue south of SW Advance Road 
• SW Stafford Road except the Brisband Main Street buildings 
• SW Advance Road 
• SW Kahle Road 
• Framework street in Subdistrict E1 extending SW Frog Pond Lane and SW 63rd 

Avenue 
• Framework Street connecting across the BPA easement area from SW Kahle Road 

to SW Frog Pond Lane extension 
• Other streets or street segments bounded on at least one side by Urban Form 

Type 2, but not Urban Form Types 3. 

10 25 

• Other streets or street segments bounded on at least one side by Urban Form 
Type 3. 

10 No max 

Notes: 

A. Where a lot fronts a platted private drives or open space/pathway tract that same setbacks standards apply as if the private drive 
or open space/pathway were a street. 

B. In Urban Form Type 1 the minimum front setback is 6 feet to accommodate a public utility easement (PUE) for franchise utilities. If 
the City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is 
necessary and access stairs or ramps can be accommodated without impeding on the public right of way, no setback is required. 

C. Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting 
property line at anything besides a right angle, the maximum setback need only be met at one point along the property line. 
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Section 4.127. Residential Neighborhood (RN) Zone. 

 (.06) Minimum and Maximum Residential Lots or Units and Housing Variety Standards: 

A. . . . 

B. . . .  

C. The minimum unit count for the Frog Pond East and South neighborhoods, including those to ensure a 
variety of housing types throughout the neighborhoods consistent with the Frog Pond East and South 
Master Plan, are as shown in Table 6B. Below: 

Table 6B. Minimum Number of Units in Frog Pond East and South Sub-districts 

Sub-Districts Minimum Total 
Number of Units A 

Minimum 
Number of 
Middle 
Housing 
Units A B C 

Minimum 
Number of 
Small Units 
A B D 

Mobility-Ready UnitsE 
Minimum 
Total 
(Full plus 
Partial) 
Mobility-
Ready 
Units 

Minimum 
Full 
Mobility 
Ready 
Units 

E1  92 28 7 14 5 
E2  97 30 8 15 5 
E3  120 36 9 18 6 
E4D 213     

E4 TL 1101 
(portion) B 

175 15F 4 F 8 F 3 F 

E4 TL 1200 

B 
35 11 3 6 2 

E4 TL 1000 3 0 1 0 0 
E5  214 65 17 33 11 
E6  114 35 9 18 6 
S1  31 10 9 5 2 
S2D 119     

S2 TL 1000 
28050 SW 
60th Ave 

9 3 1 1 0 

S2 TL 800 
5890 SW 
Advance 
Rd 

9 3 1 1 0 

S2 TL 500 
5780 SW 
Advance 
Rd 

6 3 1 1 0 

S2 TL 300 
5738 SW 
Advance 
Rd 

6 2 1 0 0 
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S2 TL 100 
5696 SW 
Advance 
Rd 

6 2 1 0 0 

S2 TL 900 7 3 1 1 0 
S2 TL 700 42 13 4 7 2 
S2 TL 400 4 2 1 1 0 
S2 TL 200 4 2 1 1 0 
S2 TL 1100 
28152 SW 
60th Ave 

8 3 1 1 0 

S2 TL 1200 7 3 1 1 0 
S2 TL 1300 
28300 SW 
60th Ave 

11 5 1 1 0 

S3 D 147     
S3 TL 1400 
28424 SW 
60th Ave 

31 10 3 5 2 

S3 TL 1500 
28500 SW 
60th Ave 

31 10 3 5 2 

S3 TL 1600 11 4 1 2 0 
S3 TL 1800 
28668 SW 
60th Ave 

12 4 1 2 0 

S3 TL 1700 
28580 SW 
60th Ave 

9 3 1 2 0 

S3 TL 1900 
5899 SW 
Kruse Rd 

42 13 4 7 2 

S3 TL 2000 
5691 SW 
Kruse Rd 

11 4 1 2 0 

S4 D 178     
S4 TL 2600 56 17 5 9 3 
S4 TL 2700 
28901 SW 
60th Ave 

122 37 10 19 6 

Notes: 

A Where an application includes two or more adjacent tax lots within the same subdistrict, the minimum 
does not need to be met on each individual tax lot so long as the total number of units proposed for all the 
included tax lots within the same subdistrict is equal to or greater than the sum of the minimums in this table 
for the included tax lots.  

B See Table 6C for which units qualify as Middle Housing Units and/or Small Units 

C Only required if the Net Development Area for the Stage I Master Plan area is greater than 2 acres 

D Only required if the Net Development Area for the Stage I Master Plan area is greater than 5 acres 
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E. The mobility-friendly units can be any unit type and also count towards other minimums for different unit 
categories. 

F. An assumed 125 mixed use apartments on the Brisband Main Street were not included in the base 
minimum to calculate other minimum requirements. Rather this calculation uses a minimum of 50 units that 
are not mixed-use apartments 

1. As an alternative to Table 6B when the Net Development Area (calculated pursuant to 
Subsection E. 3. Below) is less than 75% of the Gross Development Area, the applicant 
may adjust the minimum requirements in table 8B using the following steps: 

 Step 1. Determine the Reduction Ratio. Divide the Net Development Area by a number 
equal to 75% of the Gross Development Area, round to the nearest 100th. This is the 
Reduction Ratio. 

 Step 2. Multiply each applicable minimum in Table 8B by the Reduction Ratio 
determined in Step 1. Round each result up to the nearest whole number. These are 
the new alternative minimum requirements. 

D. Housing Unit Types for Frog Pond East and South Neighborhoods 

1. Purpose: As further expressed in the Frog Pond East and South Master Plan, the variety 
requirements create opportunities for a variety of housing choices in each neighborhood and 
subdistrict focusing on mixing and integrating different housing choices throughout the Frog 
Pond East and South Neighborhoods rather than having separate areas for separate housing 
unit categories. 

2. Unit Types Categories for Housing Variety Standards are in Table 6B. 

Table 6C Housing Unit Types and Categories 

Housing Unit Type Countable as Middle Housing 
Unit to Meet Minimum in Table 
6B? 

Countable as Small UnitB to 
Meet Minimum in Table 6B? 

Multi-family    
Elevator-served attached multi-
family  

No If at least 75% of units are 1500 
sf or lessB 

Other attached multi-family (10 
or more units per building) 

No If at least 75% of units are 1500 
sf or lessB 

Other attached multi-family (5-
9 units per building) 

No If at least 75% of units are 1500 
sf or lessB 

Middle Housing   
Townhouses and side by side 
duplex, triplex, quadplex 

Yes If 1500 sf or lessB C 

Stacked duplex, triplex, 
quadplex 

Yes If majority of units are 1500 sf 
or lessB C 

Cluster housingA other than 
cottage cluster or mix of 
attached and detached middle 
housing 

Yes, subject to qualifications in 
noteA 

If majority of units are 1500 sf 
or lessB C 

Cottage cluster Yes Yes C 
Accessory Dwelling Units (ADUs)   

All ADUs No Yes 
Other Detached Units   

All other detached units 
including detached single-family 
homes, cluster housing that 
looks and functions similar to 
single-familyA , and detached 
multi-family 

No If 1500 sf or lessB 
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Notes: 

A For the purpose of this table and related variety requirements, when a lot with cluster housing is divided using a Middle 
Housing Land Division and a land division unit has frontage on a street, tract with a private drive, or open space tract, the 
housing unit on the resulting land division unit shall be classified the same as other detached units on their own lot. To qualify 
as a Middle Housing Unit there must not be a Middle Housing Land Division or the resulting land division unit is a configuration 
dissimilar to a lot for detached single-family homes. Such dissimilarity is determined by the resulting land division unit not 
having frontage on a street, tract with a private drive, or open space tract. A future middle housing land division would not 
alter the unit type as long as such middle housing land division is applied for at least two years after occupancy is granted for 
the unit. 

B. Qualification as a Small Unit is based on Habitable Floor Area as defined in Section 4.001. 

C As applicable, the same unit can be double counted as both a Middle Housing Unit and Small Unit. 

E. Unit Category Variety:  

1. Required number of Unit Types in a Development. To ensure variety throughout the Master 
Plan area, while accommodating efficient site planning for smaller developments, the following 
is the number of Unit Types, as listed in Table 6B, required based on the Net Development Area 
in the smaller of a Stage I Master Plan Area or Subdistrict. Net Development Area is calculated 
as laid out in Subsection 3. below. The number of units for each required category is shown in 
Table 6C. 

  2 Acres or less- 1 Unit Type Required 

More than 2 acres up to 5 acre- 2 Unit Types Required 

  More than 5 acres- 3 Unit Types Required 

2. Maximum Net Area for A Single Unit Type. These standards help ensure no single housing unit 
type dominates any Subdistrict or large portion thereof. Except for small development requiring 
only 1 unit type under E.1. above, no more than 60% of the Net Development Area of the 
smaller of Stage I Master Plan Area or Subdistrict shall be planned for the development a single-
unit type, as listed in Table 6B.  

 a. Where a lot has multiple unit types (i.e. ADU on same lot as detached home), the Net 
Development Area shall be assigned by dividing the net area of the lot and adjacent area (i.e. 
alleys) proportionally based on number of each unit type. For example for an ADU on a 
detached home lot, 50% of the net area would be assigned to the ADU and 50% of the net area 
would be assigned to the detached home regardless of the relative percent of the lot they each 
occupy. 

3. For the purpose of these standards, the Net Development Area includes the Gross Development 
Area used for off-street parking, alleyways and off-street circulation areas, areas covered by 
primary and accessory structures, private and semi-private yard space and landscaping and 
hardscape not otherwise excluded as follows: areas excluded from net development area for the 
purpose of these standards are required open space in tracts, stormwater facilities in tracts, and 
public right-of-way. Where an alley or parking area is shared between two categories it shall be 
evenly divided between the categories. Any further minor determinations not explained above 
regarding net area shall be determined by the Planning Director based on the principles of 
exempting common use tracts and proportionate assignment of shared private and semi-private 
facilities. In Subdistrict E4, net development area (parking, etc) associated with the Commercial 
Main Street does not count towards net development area for the purpose of these standards, but 
the building footprint does.  

F. Pursuant to ORS 197.758 and OAR 660-046-0205, any lot designated for single-family homes can also be 
developed or redeveloped as middle housing even if the maximum percentage of  of a Middle Housing 
Unit Type, as listed in Table 6B, is exceeded. However, this does not allow the maximum for a Middle 
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Housing Unit Type to be exceeded in initial planning or compliance verification. This would only apply at 
time of future building permit issuance or replat of individual lots. 
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Section 4.127. Residential Neighborhood (RN) Zone. 

 (.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement 
legislative master plans.  

1. . . . 

2. The area of the Frog Pond East and South Master Plan is divided into subdistricts described 
below, as shown for reference in Figure A-5: 

 a. Subdistrict E1. The area south of SW Kahle Road and the BPA Easement, east of SW 
Stafford Road, and north of an existing east-west property line approximately 1,232 feet north 
of SW Advance Road and 1,315 south of SW Kahle Road. 

 B. Sudistrict E2. The area outside the SROZ south of SW Kahle Road, north of the BPA 
Easement, and west of a creek intersecting SW Kahle Road approximately 1580 feet east of SW 
Stafford Road. 

 C. Subdistrict E3. The area outside the SROZ south of SW Kahle Road, east of 
Subdistrict E2, north of the BPA Eastment, and west of the eastern edge of the Master Plan 
area. 

 D. Subdistrict E4. The area south of Subdistrict E1, east of SW Stafford Road, north of 
SW Advance Road, and west of the intersection of SW Advance Road and SW 63rd Avenue, 
north. 

 E. Subdistrict E5. The area south of Subdistrict E1 and the BPA Easement, east of 
Subdistrict E4, north of SW Advance Road, and west of the intersection of SW Advance Road 
and SW 60th Avenue. 

 F. Subdistrict E6. The area south of the BPA Easement, east of Subdistrict E5, north of 
SW Advance Road, and west of the eastern edge of the Master Plan area. 

 G. Subdistrict S1. The area south of SW Advance Road, east of the western edge of the 
Master Plan area, north of the Meridian Creek Middle School property, and west of SW 63rd 
Avenue. 

 H. Subdistrict S2. The area south of SW Advance Road, east of SW 60th Avenue, and 
north of an existing property line approximately 956 feet south of SW Advance Road, and west 
of the eastern edge of the Master Plan area.  

 I. Subdistrict S3. The area south of Subdistrict S2, east of SW 60th Avenue, north of SW 
Kruse Road and west of the eastern edge of the Master Plan area. 

 J. Subdistrict S4. The area south of the Meridian Creek Middle School property, east of 
the western edge of the Master Plan area, north of the southern edge of the Master Plan area, 
and west of SW 60th Avenue. 
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(.07) Frog Pond East and South Urban Form Types: 

A. The Frog Pond East and South Neighborhoods are divided into different urban form land use 
designations whose boundaries are described by Subdistrict in B. below and illustrated for reference 
in Figure 7-A. Applicability of development standards are based on these designations. The 
designations and their purpose are as follows: 

 1. Commercial Main Street: This urban form is for a limited area along Brisband Street between 
SW Stafford Road and the extension of SW 63rd Avenue. Its purpose is to create a pedestrian-oriented 
commercial street feel. 

 2. Urban Form Type 1: The purpose of this Urban Form Type is to create the most compact and 
urban of the three residential forms. This is primarily represented by buildings being allowed to be 
larger, including full block width, with less setbacks than other residential urban forms. 
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 3. Urban Form Type 2: The purpose of this Urban Form Type is create a moderately compact and 
urban look and feel between Urban Form Type 1 and Type 3. This is primarily represented by allowing 
moderate building widths, including not allowing buildings to be block length as allowed in Urban 
Form Type 1, and requiring moderate setbacks. 

 4. Urban Form Type 3: The purpose of this Urban Form is to create a less compact and urban look 
and feel. This is primarily represented by limiting the width of buildings, providing for larger setbacks, 
and limiting FAR to encourage no more than two-story buildings. 

B. Urban Form Area Boundary descriptions: 

 1. Subdistrict E1: 

a. Urban Form Type 1: The area of the Subdistrict east of the framework street that is an 
extension of SW 63rd Avenue and west of the framework street connecting across the 
BPA easement. 

b. Urban Form Type 2: The area of the Subdistrict west and south of the framework 
street(s) that are an extension of SW 63rd Avenue and SW Frog Pond Lane. 

c. Urban Form Type 3: The area of the Subdistrict west of the of the framework street 
connecting across the BPA easement and north of the framework street that is an 
extension of SW Frog Pond Lane except for Frog Pond Grange area described in 
Subsection (.24) A. below. 

 2. Subdistrict E2: 

a. Urban Form Type 2: A contiguous area of between 6 and 6.5 acres, as proposed by the 
developer based on the location of non-framework local streets, extending the south 
to north extent of the Subdistrict from the BPA easement to SW Kahle Road, and 
located immediately to the east of and adjacent to the framework street connecting 
across the BPA easement. 

b. Urban From Type 3: The area of the Subdistrict that is not Urban Form Type 2.  

 3. Subdistrict E3: 

a. Urban Form Type 2: A contiguous area of between 8 and 8.5 gross development acres, 
as proposed by the developer based on the location of non-framework local streets, 
centered in the subdistrict immediately south of and adjacent to SW Kahle Road, and 
not being within 125 feet of the eastern edge of the Subdistrict or the SROZ.  

b. Urban From Type 3: The area of the Subdistrict that is not Urban Form Type 2.  

4. Subdistrict E4: 

a. Commercial Main Street: The area of existing Tax Lot 1101 centered on SW Brisband 
Street extending east to west across the subdistrict and extending between 125 feet 
and 160 feet both north and south of Brisband Street. The exact boundary north and 
south of SW Brisband Street will be proposed by the developer.   

b. Urban Form Type 1:  

• The eastern half of the Subdistrict area north of the Commercial Main Street area  

• The eastern half of the Subdistrict area south of the Commercial Main Street 
extending south to within approximately 250 feet of SW Advance Road. The exact 
southern limit will be proposed by the developer based on the location of any local 
streets, and if no local street, based on proposed property lines. The southern 
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limits most be between 235 feet and 265 feet north of SW Advance Road. If at 
time of development of this area a local street is established in Subdistrict E5 that 
serves as a boundary between Urban Form Type 1 and Urban Form Type 2 in that 
Subdistrict, the boundary shall be the closest street or property line to the 
centerline of that street at the intersection of SW 63rd Avenue. 

c. Urban Form Type 2:  

• The western half of the Subdistrict area north of the Commercial Main Street area 

• The western half of the Subdistrict area south of the Commercial Main Street area 

• The eastern half of the Subdistrict area south of the Commercial Main Street area 
and south of the Urban Form Type 1 area that is south of Commercial Main Street 
area.  

5. Subdistrict E5: 

a. Urban Form Type 1: the northern portion of the Subdistrict extending south to 
approximately 250 feet of SW Advance Road and extending east to west across the 
entire subdistrict. The exact southern limit will be proposed by the developer based on 
the location of an east-west local street which would be the boundary between Urban 
Form Type Areas. The centerline of this boundary street must be between 230 feet and 
270 feet north of SW Advance Road and is encouraged to be as close as possible to 250 
feet north.   

b. Urban Form Type 2: The southern portion of the Subdistrict south of the Urban Form 
Type 1 area. 

6. Subdistrict E6: 

a. Urban Form Type 2: the western portion of the Subdistrict extending east 
approximately 680 feet east from SW 60th Avenue. The exact eastern limit will be 
proposed by the developer based on the location of a local street or property lines 
which would be the boundary between Urban Form Type Areas. The boundary must be 
between 660 feet and 700 east of SW 60th Avenue and is encouraged to be a close as 
possible to 680 feet.   

b. Urban Form Type 3: The eastern portion of the Subdistrict east of the Urban Form Type 
2 area. 

7. Subdistrict S1: 

a. Urban Form Type 2: The entire Subdistrict is Urban Form Type 2. 

8. Subdistrict S2: 

a. Urban Form Type 2: The western portion of the Subdistrict, extending east 
approximately 360 feet east of SW 60th Avenue between SW Advance Road and a point 
340 feet south of SW Advance Road and approximately 500 feet east of SW 60th 
Avenue south of that point. The exact limits will be proposed by the developer based 
on the location of a local streets or property lines which would be the boundary 
between Urban Form Type areas. The east boundary must be, respectively, between 
480 feet and 520 east of SW 60th Avenue and is encouraged to be a close as possible to 
500 feet or between 320 and 360 feet east of SW 60th Avenue and is encouraged to be 
as close as possible to 340 feet. 
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b. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form 
Type 2 area. 

9. Subdistrict S3: 

a. Urban Form Type 1: a west central portion of the Subdistrict extending approximately 
220 feet east of SW 60th Avenue between a point directly east of the northern 
boundary of Subdistrict S4 (the southern property line of the Meridian Creek Middle 
School property) and a point approximately 320 feet north of SW Kruse Road. The 
exact limits will be proposed by the developer based on the location of local streets or 
property lines which would be the boundary between Urban Form Type areas. The east 
boundary must be between 200 feet and 240 east of SW 60th Avenue and is 
encouraged to be a close as possible to 220 feet. The north boundary must be within 
20 feet of the northern boundary of Subdistrict S4 and is encourage to be as close as 
possible to that boundary. The south boundary must be between 300 feet and 340 feet 
north of SW Kruse Road and is encouraged to be a close as possible to 320 feet. 

b. Urban Form Type 2: The western portion of the Subdistrict, excluding the Urban For 
Type 1 area, extending east approximately 500 feet east of SW 60th Avenue between 
the northern boundary of the subdistrict and a point directly east of the northern 
boundary of Subdistrict S4 (the southern property line of the Meridian Creek Middle 
School property) and approximately 340 feet east of SW 60th Avenue south the point 
directly east of the northern boundary of Subdistrict E4. The exact limits will be 
proposed by the developer based on the location of a local streets or property lines 
which would be the boundary between Urban Form Type areas. The east boundary 
must be, respectively, between 480 feet and 520 east of SW 60th Avenue and is 
encouraged to be a close as possible to 500 feet or between 320 and 360 feet east of 
SW 60th Avenue and is encouraged to be as close as possible to 340 feet.  

c. Urban Form Type 3: The eastern portion of the Subdistrict, east of the Urban Form 
Type 2 area. 

10. Subdistrict S4: 

a. Urban Form Type 1: The northeastern portion of the Subdistrict extending west 
approximately 380 feet west of SW 60th Avenue and south to approximately 320 feet 
north of SW Kruse Road. The exact western and southern limit will be proposed by the 
developer based on the location of a local streets or property lines which would be the 
boundary between Urban Form Type areas. The west boundary must be between 360 
feet and 400 west of SW 60th Avenue and is encouraged to be a close as possible to 380 
feet. The south boundary must be between 300 feet and 340 feet north of SW Kruse 
Road and is encouraged to be a close as possible to 320 feet. 

b. Urban Form Type 2: The northeastern portion of the Subdistrict west and south of the 
Urban Form Type 1 area, extending west approximately 570 feet west of SW 60th 
Avenue and south to a future local street extension of SW Kruse Road. The exact 
western limit will be proposed by the developer based on the location of a local streets 
or property lines which would be the boundary between Urban Form Type areas. The 
west boundary must be between 550 feet and 590 west of SW 60th Avenue and is 
encouraged to be a close as possible to 570 feet. 

c. Urban Form Type 3: The western and southern portions of the Subdistrict, west and 
south of the Urban Form Type 2 area. 

Figure A-7 Urban Form Type Land Use Designation Boundaries 
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4.001 Definitions 
 

(.XXX)  Lot, Corner: A lot either (1) where two intersecting lot lines both abut a street 
or private drive or (2) where the shortest lot line abuts an alley or tract with a 
non-vehicular pathway and an intersecting lot line abuts a street or private 
drive. Private drives which are bounded by two sides by a single lot shall not 
be considered in determining if a lot is a through lot. 

 
(.XXX) Lot, Through: A lot where multiple non-intersecting lot lines abut a street, other 

than a freeway, or private drive. Any lot, except a corner lot, that abuts two or 
more streets or private drives other than a freeway. Private drives which are 
bounded by two sides by a single lot shall not be considered in determining if a 
lot is a through lot. 

 
(.XXX) Lot, Front: The boundary line of a lot abutting a street, other than a boundary line 

along a side or rear yard. If the lot does not abut a street, the narrowest 
boundary line shall be considered to be the front.  

 
(.XXX) Lot Line, Front: Except for Corner Lots and Through Lots, the The boundary line 

of a lot abutting a street or private drive, other than a boundary line along a side 
or rear yard. If no boundary lines of a lot abut a street or private drive, but do 
abut a tract with a non-vehicular pathway with vehicle access to the lot 
provided via an alley, the boundary line abutting the tract with a pathway. the 
narrowest boundary line shall be considered to be the front. In the Village 
zone:the case of an interior lot, the lot line separating the lot from the public 
space, street or private drive, other than an alley. in In the case of a corner lot 
Corner Lot, the shortest lot line along a public space tract with a pathway, 
street or private drive, other than an alley. In the case of a Through Lot, the 
narrowest boundary line abutting a street or private drive, and if multiple 
boundary lines abutting a street or private drive are of the same length, the 
boundary line on the lower classification street, and if both equal length and 
same street classification, the boundary line indicated as the front on a final 
plat.  A private drive bounded on two sides by a single lot shall not be 
considered in determining if a lot is a through lot.  

 
(.XXX)     Lot Line, Rear: Any boundary line opposite and most distant from a front line 

and not intersecting a front lot line, except in the case of a corner lot. 
 
(.XXX) Yard, Front: Any yard abutting a street or private drive Front Lot Line, unless 

one side is determined to meet the definition of a side yard, below. Private 
drives which are bounded on two sides by a single lot shall not be considered in 
determining if a yard is a front yard. 
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Frog Pond East and South 
Development Code 
Amendments

Wilsonville Planning Commission
Work Session
December 13, 2023
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Tonight's Agenda
• Updates on draft Development Code Amendments

– Development Standards (Siting and Design)
– Housing Variety Update
– Subdistrict and Urban Form Type Boundaries
– Yard and lot line definitions
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

Sufficient size 
to site at least 
a one-unit 
residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

Sufficient size 
to site at least 
a one-unit 
residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Land Use Map Designation

Many of the standards vary between the different 
urban forms
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

None, except 
that lot must 
be large 
enough for at 
least a one-
unit residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Minimum Lot Size

Sufficient size to allow at least one unit as well as 
meet setbacks and other standards
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Why no minimum lot size?

• No maximum density
• Limit barriers to smaller homes
• Overlapping standards
• Lot designed to home rather than home to lot
• Limits needs for Middle Housing Land Divisions
• Limits amount of waiver requests
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

None, except 
that lot must 
be large 
enough for at 
least a one-
unit residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Minimum Lot Width

Need something, but intent is for easy to 
meet, not a barrier
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

None, except 
that must be 
large enough 
for at least a 
one-unit 
residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Maximum Building Height

Same as Wilsonville’s other 
residential zones. State rules require 
allowance of three-story middle 
housing.
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

None, except 
that must be 
large enough 
for at least a 
one-unit 
residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Front Setbacks

Based on street a lot fronts. 
Intent is to have uniform on a 
street. Help smooth transition 
between urban forms.
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Front Setbacks
Table 8C. Frog Pond East and South Neighborhoods Development Standards-Front Setbacks
Street the lot faces Front 

Min. (ft.)
Front 
Max. (ft.)

• SW Brisband Street between SW 63rd Avenue and SW 60th Avenue
• SW 63rd Avenue from southern edge of Subdistrict E1 to SW Advance Road
• Other streets or street segments bounded on at least one side by Urban Form Type 1, 

but not Urban Form Types 2 or 3.

As 
needed 
for 
utilities

10

• SW 60th Avenue
• SW 63rd Avenue south of SW Advance Road
• SW Stafford Road except the Brisband Main Street buildings
• SW Advance Road
• SW Kahle Road
• Framework street in Subdistrict E1 extending SW Frog Pond Lane and SW 63rd Avenue
• Framework Street connecting across the BPA easement area from SW Kahle Road to SW 

Frog Pond Lane extension
• Other streets or street segments bounded on at least one side by Urban Form Type 2, 

but not Urban Form Types 3.

10 25

• Other streets or street segments bounded on at least one side by Urban Form Type 3. 10 No max
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

None, except 
that must be 
large enough 
for at least a 
one-unit 
residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Maximum Building Width

Key differentiator between 
different urban forms. 
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Maximum Building Width

• Urban Form Type 1 - No maximum
– Precedent- block length townhouse, condo, or apartment 

like Villebois Village Center
• Urban Form Type 2 - Maximum of 120 feet 

– Precedent - 7-unit townhouse building)
• Urban Form Type 3 - Maximum of 90 feet

– Precedent – 5-unit townhouse building or street of 
dreams home
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

None, except 
that must be 
large enough 
for at least a 
one-unit 
residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Rear setback (including alley 
facing garages)

Based on Villebois and Frog Pond 
West standards
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Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

None, except 
that must be 
large enough 
for at least a 
one-unit 
residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Side setbacks

Based on Villebois and Frog Pond West 
standards. Larger buildings (50 feet or 
wider) must be at least 10 feet apart.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

907

Item 2.



Draft Standards Table
Table 8B. Frog Pond East and South Neighborhoods Development Standards
Land Use 
Map 
Designation

Min. lot size Min. lot width Max 
height 
(ft.)

Front 
Setbacks

Maximum 
Building 
Width 
Facing 
Street, or 
park when 
front of lot 
faces a park 
(ft)

Rear 
Min. 
(ft.) 

Garages 
(note)

Side Min. 
(ft.) C

Distance 
Between 
Buildings 
wider than 50 
feet (feet) 
along street 
frontages and 
public 
viewshedsE

Max. Floor 
to Area 
Ratio 
(FAR)GH

Urban Form 
Type 1

None, except 
that must be 
large enough 
for at least a 
one-unit 
residential 
building that 
meets building 
code and 
applicable 
development 
standards, 
including 
setbacks and 
FAR

10 35 See Table 
8C.

None 10 B NoneD, E 10F 3

Urban Form 
Type 2

15 35 120 except 
that 
buildings 
over 90 feet 
cannot 
occupy 
entire block 
face. I

10 B 3D, E 10F 1.8  

Urban Form 
Type 3

15 35 90 15A B 5 10 0.9  

Maximum Floor to Area Ratio (FAR)

Functions similar to lot coverage, but introduces 
relationship with building height.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

908

Item 2.



Draft FAR

• Urban Form Type 1 – FAR of 3, allows 75% lot coverage at four 
stories (two to three stories more likely)
– Maximum example: block length apartment or townhouse building.

• Urban Form Type 2 – FAR of 1.8, allows 60% lot coverage at 
three stories
– Maximum example: three-story townhouse and similarly scaled apartment 

buildings as well as detached homes, which will likely be primarily two-story.

• Urban Form Type 3 – FAR of 0.9, allows 45% lot coverage at two 
stories, and likely result in only one and two-story buildings. 
– Maximum example: 4,800 square foot two-story house on a 6,000        

square foot lot.
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Discussion:
No minimum lot size

Front setbacks
Side yards

Building width
FAR rather than lot size

Development standards-generally
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Housing Variety 
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Minimum of Target Housing

Sub-Districts Minimum Total Number of 
Units

Minimum 
Number of 
Middle 
Housing 
Units

Minimum 
Number of 
Small Units 
(1500 sf or 
less)

Minimum Number of 
Mobility-Ready Units

Total minimum (partial 
or full)/ Minimum full

E1 92 28 7 14/5
E2 97 30 8 15/5
E3 120 36 9 18/6
E4 213

E4 TL 1101 
(portion) 

175 15 4 8/3 

E4 TL 1200 35 11 3 6/2
E4 TL 1000 3 0 1 0/0

E5 214 65 17 33/11
E6 114 35 9 18/6
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Minimum of Target Housing

Sub-Districts Minimum Total Number of 
Units

Minimum 
Number of 
Middle 
Housing 
Units

Minimum 
Number of 
Small Units 
(1500 sf or 
less)

Minimum Number of 
Mobility-Ready Units

Total minimum (partial 
or full)/ Minimum full

E1 92 28 7 14/5
E2 97 30 8 15/5
E3 120 36 9 18/6
E4 213

E4 TL 1101 
(portion) 

175 15 4 8/3 

E4 TL 1200 35 11 3 6/2
E4 TL 1000 3 0 1 0/0

E5 214 65 17 33/11
E6 114 35 9 18/6

Standards expressed for the smaller of the 
subdistrict or existing tax lot
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Minimum of Target Housing

Sub-Districts Minimum Total Number of 
Units

Minimum 
Number of 
Middle 
Housing 
Units

Minimum 
Number of 
Small Units 
(1500 sf or 
less)

Minimum Number of 
Mobility-Ready Units

Total minimum (partial 
or full)/ Minimum full

E1 92 28 7 14/5
E2 97 30 8 15/5
E3 120 36 9 18/6
E4 213

E4 TL 1101 
(portion) 

175 15 4 8/3 

E4 TL 1200 35 11 3 6/2
E4 TL 1000 3 0 1 0/0

E5 214 65 17 33/11
E6 114 35 9 18/6

Minimum Total Number of 
Units

Presented in same table for 
ease of reference

1,325 minimum across 
Master Plan area
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Minimum of Target Housing

Sub-Districts Minimum Total Number of 
Units

Minimum 
Number of 
Middle 
Housing 
Units

Minimum 
Number of 
Small Units 
(1500 sf or 
less)

Minimum Number of 
Mobility-Ready Units

Total minimum (partial 
or full)/ Minimum full

E1 92 28 7 14/5
E2 97 30 8 15/5
E3 120 36 9 18/6
E4 213

E4 TL 1101 
(portion) 

175 15 4 8/3 

E4 TL 1200 35 11 3 6/2
E4 TL 1000 3 0 1 0/0

E5 214 65 17 33/11
E6 114 35 9 18/6

Minimum Number of Middle 
Housing Units

20% of moderate build out, 
30% of minimum

Middle housing defined by 
existing code

Approx. 360 required across 
Master Plan area
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Minimum of Target Housing

Sub-Districts Minimum Total Number of 
Units

Minimum 
Number of 
Middle 
Housing 
Units

Minimum 
Number of 
Small Units 
(1500 sf or 
less)

Minimum Number of 
Mobility-Ready Units

Total minimum (partial 
or full)/ Minimum full

E1 92 28 7 14/5
E2 97 30 8 15/5
E3 120 36 9 18/6
E4 213

E4 TL 1101 
(portion) 

175 15 4 8/3 

E4 TL 1200 35 11 3 6/2
E4 TL 1000 3 0 1 0/0

E5 214 65 17 33/11
E6 114 35 9 18/6

Minimum Number of Small Units

5% of moderate buildout, 7.5% of 
minimum

Any unit 1500 square feet or less 
counts

Approx. 90 required across Master Plan 
area
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Minimum of Target Housing

Sub-Districts Minimum Total Number of 
Units

Minimum 
Number of 
Middle 
Housing 
Units

Minimum 
Number of 
Small Units 
(1500 sf or 
less)

Minimum Number of 
Mobility-Ready Units

Total minimum (partial 
or full)/ Minimum full

E1 92 28 7 14/5
E2 97 30 8 15/5
E3 120 36 9 18/6
E4 213

E4 TL 1101 
(portion) 

175 15 4 8/3 

E4 TL 1200 35 11 3 6/2
E4 TL 1000 3 0 1 0/0

E5 214 65 17 33/11
E6 114 35 9 18/6

Minimum Number of Mobility Friendly Units

10% of moderate build out, 15% of minimum

1/3 of mobility-friendly units must be “full 
mobility-friendly”

Approx. 180 required across Master Plan area, 
60 of which are full
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Unit Types (replaces category table)
Housing Unit Type Countable as Middle Housing Unit to Meet 

Minimum in Table 6B?
Countable as Small Unit to Meet Minimum in 
Table 6B?

Multi-family 
Elevator-served attached multi-family No If at least 75% of units are 1500 sf or less

Other attached multi-family (10 or more units 
per building)

No If at least 75% of units are 1500 sf or less

Other attached multi-family (5-9 units per 
building)

No If at least 75% of units are 1500 sf or less

Middle Housing
Townhouses and side by side duplex, triplex, 
quadplex

Yes If 1500 sf or less

Stacked duplex, triplex, quadplex Yes If majority of units are 1500 sf or less

Cluster housing other than cottage cluster or mix 
of attached and detached middle housing

Yes, subject to qualifications If majority of units are 1500 sf or less

Cottage cluster Yes Yes 
Accessory Dwelling Units (ADUs)

All ADUs No Yes
Other Detached Units

All other detached units including detached 
single-family homes, cluster housing that looks 
and functions similar to single-family , and 
detached multi-family

No If 1500 sf or less
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Maximum Limit of Unit Type

• Unit type rather than category
– More flexibility
– Encourages more variety by encouraging more unit types

• Based on the smaller of subdistrict or development area
• Number of different unit types required based on 

subdistrict/development area size
– Two acres or less  One unit type
– More than two acres up to five acres  Two unit types
– More than five acres  Three unit types

• More than two acres, no more than 60% of land used for one              
unit type
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Discussion of Variety Standards
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Subdistrict and Urban Form 
Boundaries

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

921

Item 2.



Boundaries: Text adds clarity to map

• Example-Subdistrict
– Subdistrict E1. The area south of SW Kahle Road and the BPA 

Easement, east of SW Stafford Road, and north of an existing east-
west property line approximately 1,232 feet north of SW Advance 
Road and 1,315 south of SW Kahle Road.

• Example-Urban Form Type Designation
– Subdistrict E1. Urban Form Type 1. The area of the Subdistrict east 

of the framework street that is an extension of SW 63rd Avenue and 
west of the framework street connecting across the BPA easement.
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Definition of Lot Line and Yard

• New definition:
– corner lot

• Clarified definitions:
– through lot
– front lot line
– front yard

• Delete redundant definition:
– front lot
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• Ms. Bateschell noted criteria already existed in the Code requiring applicants to show how 
the original intent of the standard within the form-based code was being met in order to 
obtain the adjustment.  
• For the Black Creek project site, parking beyond the maximum allowed on Garden Acres 

Rd, the Addressing Street frontage, required a waiver and therefore, had to go through 
the hearing process. The project still had to meet the Code's intent, which was to not 
have a sea of parking out front, not that much depth before getting to the building and 
have it oriented in a certain way. Because of the waiver, additional landscaping and 
screening was required to diminish the view of the parking lot. The design standards and 
handbook of the form-based code provided some criteria for how to evaluate such 
adjustments. 

• Knowing something in the Code outlined the process for obtaining an adjustment was helpful 
and having staff’s documented justification of the Black Creek project addressed concerns 
about adjustments being approved willy-nilly; otherwise, the City was setting a precedent by 
waiving a rule without justifying it properly and the next applicant would expect the same. 

• Ms. Luxhoj explained the thoughtful approach taken in the recommended modifications to the 
form-based code without losing sight of its intent while also providing the waiver process. 
Based on discussions with former applicants, considerations were made about what could be 
tweaked to reduce the number of requested waivers, such as having a wider width on a 
secondary driveway, while keeping the primary driveway at the narrower width.  
• The aim was to balance adjustments that made compliance more feasible for future 

projects while preserving the Code's intent and maintaining waivers for more substantial 
changes, like extensive parking or tall retaining walls, where proper justification would still 
be required through the waiver process. 

Commissioner Mesbah commended Ms. Luxhoj for her clear explanation of the rules and codes, 
without any reference to the public good that should come from enforcing the Code, noting the 
potential for such regulations to become overly bureaucratic. 

4. Frog Pond East and South Implementation-Development Code (Pauly) 

Daniel Pauly, Planning Manager, continued the discussion on the Frog Pond East and South 
Implementation Code Amendments via PowerPoint, updating the Commission on specific draft 
Development Code amendments for Siting and Design Development Standards, further describing the 
removal of minimum lot sizes, as well as updating other key standards, including front setbacks, 
maximum building width, and draft floor to area ratios (FARs). (Slides 3-18) 
• He clarified the State rules requiring the allowance of three-story middle housing was only if 

parking was required; the City could limit the height to two-stories if parking was not required, 
which would be the case in Frog Pond. As the Code continued to be refined, the maximum building 
height could potentially be adjusted down. The 35-ft height maximum was based on an old, 
traditional 10-ft story and current development patterns now had slightly higher ceiling heights. 
(Slide 9) 

Comments from the Planning Commission on the Draft Development Standards topics were as follows 
with responses to Commissioner questions as noted: 
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• Mr. Pauly confirmed the subject proposal to have no minimum lot size was just for Frog Pond East 
and South, not the entire city. 

• “Building the lot to fit the home, not the other way around" was an effective way to explain why a 
minimum lot size was not needed, but rather, “here are the homes we are going to build, now let’s 
make the lots for the homes.” 

• Mr. Pauly confirmed residential Development Code adjustments for building height might be 
addressed in the future. (Slide 9) 

• In response to a question about the commercial area potentially surpassing three floors, 
particularly in light of discussions about a four-floor building area,  

• Mr. Pauly clarified that the standards outlined in the Draft Standards Table on Slide 9 did not apply 
to the commercial zoning on the Brisbane main street, which had its own set of height standards. 
(Slide 9) 

• The overall direction of the proposed Code was acceptable and the additional flexibility to benefit 
individuals involved in development processes. 

• If side yard setbacks were reduced, it was important that utilities were not located in those 
setbacks.  

• If the minimum lot width was scaled so small, what was its purpose? Urban Form Type 3 had a 5-ft 
side minimum which meant the minimum house width would be 5-ft on a minimum 15-ft lot width. 
Perhaps, the minimum lot width requirement should be eliminated with the side yard minimums 
retained. 

• Mr. Pauly agreed further examination might be needed, noting that even with a skinny 
house, which was just wide enough to have a garage, the extreme would be a 10-ft-wide 
house, which would realistically be more like 15-ft or 16-ft wide, resulting in a 30-ft lot 
width. However, the minimum house width also applied to townhouses, which could be 
much narrower, so essentially, all the standard would guarantee is a garage and vehicle 
access to the lot, not much else. 

• A townhouse with a garage was required to have a specific lot width, regardless. 
• Mr. Pauly explained the wider vehicular access was the key rationale for the minimum lot 

width. There was a connection between lot width and size, especially in the context of 
larger buildings, where the minimum building width drove the overall lot width. The 
question was, what options was Staff not thinking about that someone else might? The 
street needed full, meaningful frontage, not a small 1-ft frontage. 

• Ms. Bateschell noted the minimum lot width standard allowed flexibility, particularly for 
standard housing types with narrow frontages. But, if there were places where accessory 
dwelling units (ADUs) were being developed and/or partitioned or small units, each time 
the City required something larger and bigger, it forced a larger and bigger housing type. 
She believed further discussion and evaluation was needed to determine whether such low 
numbers were even needed, such as with regard to minimum lot size.  

Chair Heberlein called for public comment. 

Mimi Doukas, AKS, representing West Hills Land Development, stated West Hills had spent a lot of time 
with Staff talking through these details and how the Code was going to work, specifically for the West 
Hills site.  
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• She distributed the Preliminary Layout 36-Phasing Plan, West Hills’ latest site plan as an exhibit, 
noting the primary change that was important to Staff was the addition of a view vista into the park 
along 60th Ave as one traveled north. This matched what was envisioned in the Master Plan, but 
also still maximized how the park related to the BPA corridor, so that could really be a continuous 
amenity. 
• She also noted the urban form districts were overlaid on the exhibit to see how that mapping 

related to West Hills’ actual site plan. The brownish color in the middle indicated Urban Form 1, 
the orange was Urban Form 2, and the yellow was Urban Form 3, and now one could see how 
the housing types relate to it relate to the draft standards table.  

• Staff had already made a few changes that they had talked about or identified, and one area 
they still needed to work through was the maximum building length facing a street and she 
believed there were several ways to achieve it.  
• In the Urban Form 2, the maximum building length facing a street was currently shown as 

120 ft. The apartment buildings on Stafford Rd were about 180 ft deep, which West Hills 
believed was the right urban form. The length of those buildings essentially allowed for an 
eight-unit floor plate with two sets of stairways; so, there was a reason for that the 
dimension. She did not believe that standard should necessarily be across all of Urban Form 
2, but that it was very specific to Stafford Rd, so West Hills would work with Staff on some 
potential solutions to see how that could be resolved.  

• The other discussion item was the maximum building height. The townhomes shown on the site 
plan along the Brisbane Street extension were envisioned to be three-story townhomes. The 35-ft 
height maximum was a bit snug to be able to do that. Depending on topography and the roof form, 
it is measured to the midpoint of the roof, so it would be a bit more comfortable if that maximum 
was 40 ft, or somewhere between 35 ft and 40 ft. So, getting just a little more relief on the height 
would be helpful, specifically for Urban Form 1. 

• The number of stories in buildings was not specified in the Code table, but was in the descriptions 
of Urban Forms 1, 2, and 3. For Urban Form 3, the yellow district, it was described as a two-story 
maximum, which she believed was intended to be at the street.  

• West Hills had a unique situation in this site as one area needed to be served by a sanitary sewer 
private pump station based on elevations of sanitary sewer and so forth. So, in order to develop 
that land, a private pump station was really the way to go, and multifamily was the type of housing 
that is permitted with that. West Hills would prefer that those be three-story buildings. West Hills 
could work on some site planning, as there was some flexibility for how those multifamily buildings 
would relate to Advance Rd, but that was something they were still working through. She just 
wanted it on the Planning Commission’s radar as something everyone needed to wrap their heads 
around. 

• West Hills was still running some calculations for the FAR standards. The FAR for Urban Form 3 felt 
too low for the for-sale homes, though she believed West Hills could make it work for the 
multifamily, depending on how that site planning worked out. However, for continuity of housing 
type, West Hills was struggling a bit on what that FAR was; from a policy perspective, she believed 
it was worth considering exempting ADUs from the FAR calculation, which might help incentivize 
the ADUs. 

• Side yard setbacks for attached homes could be discussed a bit later as West Hills was still talking 
with Staff. However, the way the Code was currently written worked pretty well for the detached 
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homes with the shared use easement. Otherwise, she believed the Code work was headed in a 
pretty good direction, adding Dan Grimberg wanted to talk a bit about mobility units. 

Comments, clarifications, and responses to questions were as follows:  
• Mr. Pauly clarified ADUs were exempt from the FAR calculation, which was also in the Middle 

Housing rules.  
• Ms. Doukas confirmed that West Hills anticipated four-story buildings on Brisbane St., but she was 

uncertain of the actual height, noting that was the mixed-use zone. They were still working through 
things, but she would be surprised if the building height reached 60 ft high. 

• Mr. Pauly confirmed Staff was open to considering uniform front setbacks extending throughout 
Brisbane St.  
• Ms. Doukas said she had concerns about the setback on Brisbane, but noted another table 

stated setbacks on specific streets, and that Brisbane was the public utility easement (PUE) or a 
maximum of 10, which she believed supersedes the table in the presentation. Extending the 
front setback to 59th St instead of 60th St would meet the requirements. 

• Mr. Pauly clarified slight variations would still occur even if requiring a uniform front setback, 
adding too much variety results in a hodgepodge appearance. With a range of 5 ft to 10 ft, as well 
as incorporating variety in the architecture and architectural features, the right balance could be 
achieved. 
• Ms. Doukas noted the minimum and maximum, and added many of West Hills’ homes were 

alley-loaded homes, so the alley façade, which had been set at an even 18 ft to allow for 
parking, so the front façade would vary a bit depending on the home design. 

• Mr. Pauly confirmed the front setbacks were not identical. 
• Ms. Doukas confirmed West Hills’ current plan was to incorporate ADUs into the end units of their 

front-loaded townhome housing type, which were slightly larger in size. The small, single-level, 
mobility-friendly ADUs scattered through both Urban Planning District E5 and E6 helped meet a lot 
Housing Variety requirements in those districts; multifamily was proposed in District E4. 

• Ms. Doukas deferred a question about ADU parking to Mr. Grimberg, given his familiarity with the 
housing footprints. She noted there was on-street parking throughout the district, and the alley-
loaded homes provided ample space for on-street parking which would not be broken up by garage 
driveways.  

Dan Grimberg, West Hills Land Development, stated the developer was working diligently with Staff 
and having robust discussions on what works and what does not, and attending these meetings were 
important in determining whether West Hills’ plan was feasible. West Hills had not had a chance to talk 
with Staff on some issues being discussed tonight, and some of the minimums and maximums in the 
tables did not work. In discussing the issues with Staff, one response was that this was what the 
Planning Commission was looking for, but West Hills did not get a chance to talk about it. It was not a 
criticism, but just how the process works.  
• West Hills greatly supported flexibility. While there needed to be standards, markets change, and 

West Hills needed to respond to what people are looking for in homes, including affordability, etc. 
• Regarding the maximum building length on some apartment units, West Hills believed articulation 

could effectively address appearance issues instead of strictly adhering reducing the length of a 
building to a 120-ft limit. Early in the process, West Hills had presented examples of building with a 
lot of articulation, which he believed the Planning Commission found favorable. The buildings were 
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broken up and had different materials, windows, and articulation, which was more important than 
building length. He asked that the Commission be open for further discussion, noting West Hills 
would provide some examples to consider. 

• The accessible units were also an issue for West Hills, particularly the partial mobility accessible 
units, which required a living room, bedroom, kitchen, and bathroom on the main floor; however 
small homes on small lots had limited footprints, and those requirements really limited what could 
be done with the home. The criteria might be met, but it could result in a terrible floor plan no one 
would buy, so West Hills was very concerned. He urged further discussion and offered to provide 
some plans. The tables show a minimum number of accessible units, which was a large portion of 
West Hills’ single-family homes, and if the footprint affected the market for those units, the project 
would not be feasible. Pre-sale units would be fine, but requiring minimums would be a problem. 

• Due to the smaller lot size, ADU parking was typically on the street. Most of West Hills’ units were 
alley-loaded, which provided an attractive street scene with parking behind the unit and an open 
curb line with no driveway cuts, ensuring ample street parking.  

• Having the ADUs with the townhomes was a practical approach to providing smaller, more 
affordable homes in the neighborhood. The space constraints of the small lots limited the feasibility 
of separate ADU structures, which would typically be in the backyard of a large lot. 

• He clarified that the townhomes in Frog Pond would be about 20-ft wide with the ADUs situated on 
the ends rather than as interior units. Typically, West Hills would have a three- or four-plex in a 
townhome building with 80 ft of parking.   

Mr. Pauly continued his presentation updating on the Housing Variety Standards, noting he would 
address Subdistrict and Urban Form Type Boundaries and Yard and lot line definitions at another time. 
He clarified for the record that double counting was allowed. For example, a mobility-ready townhouse 
less than 1500 sq ft would meet all the Housing Variety Standards. He described the details and 
requirements in the Minimum of Target Housing table. He also explained that housing unit types had 
replaced housing categories, and noted Staff had done the calculations and provided the answers for 
the minimum number of housing units in the Code.  

Commissioner Willard asked how the diagrams West Hills provided tonight and at the last meeting 
compared to the Housing Variety Standards outlined tonight. 
• Mr. Pauly stated while he did not have the specific calculations, he believed the diagrams were very 

close to the Variety Standards, which did not create a barrier to what West Hills had shown. In 
West Hills’ work as well as other demonstrations that the Housing Variety Standards were workable 
at the level proposed at this point. One tweak was that mixed-use apartments were counted 
differently than standard apartments, which helped that subdistrict meet the standard. Staff was 
still working on the amount of Middle Housing in that district, which currently had none. 

• At an upcoming work session, Staff would share some other demonstration plans that were done 
with another consultant to see another alternative about how the area might lay out.   

Chair Heberlein confirmed there was no public comment. 

Commissioner comments on what Staff might provide for future work sessions was as follows: 
• Having the subdistrict map in the packet to remember the subdistricts was helpful. 
• More noodling time would be good. 
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• The public comments were appreciated to know whether the standards would result in buildable 
projects, especially since West Hills had the largest development, but having input with smaller 
developments would be good.  
• Mr. Pauly noted that testing and demonstration plans had been ongoing for a year for smaller 

developments as well. Despite initial expectations, much of the time was dedicated to testing, 
demoing, and refining the plans. Because certain infrastructure needed to be built before 
development could occur, the extended time period proved beneficial for the City, allowing 
thorough consideration before construction to get the Development Code as right as possible. 

• Seeing West Hills’ site plan example evolve over time to fit into the City’s standards had been great. 
It would be interesting to see other potential development plans for other subdistricts and how 
they would be shaped under the same standards. 

• Regarding the Definition of Lot Line and Yard topic, Mr. Pauly clarified the corner lot definition in 
the first paragraph of Section 4.001.xxx defined what an actual corner lot is, and the second half of 
Paragraph 3 described how to figure out what the front lot line was in the case of a corner lot, 
which could be a pretty involved exercise. 

INFORMATIONAL  

5. City Council Action Minutes (October 2 & 16 and November 6, 2023) (No staff presentation) 
 

6. 2024 PC Work Program (No staff presentation) 

Miranda Bateschell, Planning Director, commented on the commitment and sacrifice required of 
volunteers in the Wilsonville and commended both Commissioner Neil and Commissioner Mesbah for 
their service on the Planning Commission and in other arenas at the City.  She briefly overviewed 
Commissioner Mesbah’s contributions on the Planning Commission, acknowledging his talents and 
invaluable professional expertise and influence for better plans and community results. Recognizing 
him as an avid learner, inquisitive listener, and a kind, funny person, she hoped for continued 
collaboration in the future. On behalf of the City of Wilsonville, including the Planning Division Staff, 
she extended their gratitude and presented each with a small award commemorating their service.   

Daniel Pauly, Planning Manager, thanked Commissioner Neil for stepping up to the Planning 
Commission, expressing appreciation for her thoughtful approach and excellent listening skills. He 
acknowledged the considerable amount of information Commissioner Neil had to manage during her 
time on the DRB and the Planning Commission. Despite the time commitment as a volunteer, he noted 
Commissioner Neil's energy, consistent presence, and dedication to the city, and her fellow DRB 
members and Commissioners. He wished Commissioner Neil all the best in her future endeavors. 

Chair Heberlein thanked Commissioner Neal for her outstanding service on the Planning Commission 
and wished her all the best in her next adventures. He noted he and Commissioner Mesbah had the 
longest working history together on the Planning Commission, and it was amazing to work with him at 
every meeting, noting Commissioner Mesbah’s insights, knowledge, and thoughtfulness that he 
consistently brought to each meeting made him think in different ways. He appreciated everything 
Commissioner Mesbah had done for the City adding he would be missed. 
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CITY COUNCIL MEETING 
STAFF REPORT 

Meeting Date: December 4, 2023 
 
 
 

Subject: Frog Pond East and South Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: Provide input on draft Development Code amendments for Frog 
Pond East and South Implementation. 

Recommended Language for Motion: N/A 
 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South 
Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
An important next step in realizing the vision of the Frog Pond East and South Master Plan 
adopted in December 2022 is to write implementing Development Code amendments. This effort 
has been ongoing since early 2023. This work session will seek City Council input on development 
standards controlling the bulk and placement of buildings in Frog Pond East and South. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
This work session will seek City Council input on specific topics related to development standards 
that will control the size of buildings and their location on each lot or parcel. The specific topics 
include: not having a minimum lot size; front setbacks; side yard maintenance and access; 
building width; and floor-to-area ratio (FAR). The standards relate to and help differentiate the 
different Urban Form Types as mapped and described in the Master Plan (see Attachment 1). 
Staff notes any specific numbers below are draft and reflect the precedents shown in Attachment 
2, but ongoing analysis from the site plan testing and conversations with development partners 
may lead to refinements to these numbers. 
 
No Minimum Lot Size 
 
All of Wilsonville’s existing residential zones have a minimum lot size. Minimum lot size often 
corresponds to maximum density or establishes the default maximum density. Staff suggest 
dropping minimum lot size requirements to both simplify the standards as well as add flexibility 
for smaller and lower-cost, for-sale homes. Standards including building width, setbacks, and FAR 
(see below) will be sufficient to guide the size and location of buildings without lot size standards. 
If lot size standards were included, staff has concerns about lot size requirements overlapping 
and causing conflict with the other standards relating both to building size and location, but also 
housing variety. 
 
Front Setbacks based on Streets 
 
Rather than designating front setbacks based on zoning or Urban Form Type, the project team 
recommends basing them on the street they face. This allows for consistency along street 
frontages and smooths transitions between areas with different Urban Form Type designations, 
which often have a street as a boundary. 
 
Side Setbacks and Usable Side Yards 
 
In other residential zones in Wilsonville, for medium to large buildings, side setbacks are often 
five feet or ten feet between buildings. For medium to large residential buildings, five feet is a 
standard side yard setback used throughout much of Wilsonville and generally functions well for 
maintenance and access. In order to support the efficient use of land and not create barriers to 
smaller, less-expensive detached homes through increased land costs, the draft standards 
propose less than five-foot setbacks for smaller buildings, such as detached homes, similar to 
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Villebois. The Council has previously raised concerns about functionality, maintenance, and 
access to small side yards. To address these concerns, the draft standards add clear requirements 
where separation between buildings is less than then ten feet: 
 

 Only allowed where the buildings are less than 50 feet wide; 

 The entire area between the buildings operates as a single yard area and has gate access, 
if fenced; and 

 A recorded document clearly identifies use and access easements for continual 
maintenance for active yard space, maintenance of vegetation, prevention of weeds, and 
no junk storage visible to adjacent properties. 

  
Maximum Building Widths 
 
A proposed standard for Frog Pond East and South not found in other residential zones is 
maximum building width. Staff recommends adding this standard to help establish a clear 
differentiation, in terms of look and feel, between the different Urban Form Types. As can be 
found in Attachment 2, the project team reviewed precedents of different housing types 
throughout the City as a starting point with the objective of establishing reasonable standards 
that allow the housing types typical for the different Urban Form types and create the desired 
meaningful differentiation between the Urban Form Types. Based on the precedents 
(Attachment 2), the standards may be something like the following: 
 

Urban Form Type 1 - No maximum (precedent- block length townhouse, condo, or 
apartment building similar to that in the Villebois Village Center) 
Urban Form Type 2 - Maximum of 120 feet (precedent - 7-unit townhouse building)  
Urban Form Type 3 - Maximum of 90 feet (precedent – 5-unit townhouse building) 

 
Floor-to-Area Ratio 
 
Floor-to-Area Ratio (FAR) has been used for years in planning and urban design to regulate the 
bulk of buildings. However, to date it has not been used in Wilsonville. FAR is directly related to 
both lot coverage (the percent of a given lot that the building footprint can cover) and building 
height to create an allowed volume or bulk of a building. Wilsonville’s other residential zones use 
lot coverage for similar regulation as the allowed and typical building height are fairly constant. 
Under State rules the City must allow three story buildings in all of Frog Pond East and South, 
including in Urban Form 3 where a three-story height is not consistent with most precedent 
buildings, such as those examined in Attachment 2. FAR allows the City to better encourage a 
height typical of the precedents. The encouragement occurs because developers will typically 
choose to maximize the allowed lot coverage before going higher. In other words, in order to 
build a three-story building in Urban Form Type 3, a developer would have to leave a substantial 
portion of the site unbuilt. This is unlikely with the high cost of land. Using FAR thus helps 
encourage the desired differentiation between Urban Form Types, as follows: 
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 Urban Form Type 1 – FAR of 3, allows 75% lot coverage at four stories, however most 
buildings will likely be two to three stories with a lot coverage of about 65%. 

 Urban Form Type 2 – FAR of 1.8, allows 60% lot coverage at three stories, which likely 
provides a number of three-story townhouse and similarly scaled apartment buildings as 
well as detached homes, which will likely be primarily two-story. 

 Urban Form Type 3 – FAR of 0.9, allows 45% lot coverage at two stories, and likely result 
in only one and two-story buildings. An example of the maximum would be a 4,800 square 
foot two-story house on a 6,000 square foot lot. 

 
Discussion Questions 
The following would be helpful feedback from the City Council at this work session: 

 

 Does City Council support not having a minimum lot size in Frog Pond East and South? 

 Does City Council support basing front setbacks on the street the property faces? 

 Do the requirements for small side yards satisfy concerns raised by City Council about 
maintenance and access to these small yards? 

 Does City Council support the approach to building width standards? 

 Does City Council support establishing floor-to-area ratios (FARs) rather than lot coverage 
standards for Frog Pond East and South? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected late 
in the first quarter of 2024. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable Housing 
Strategic Plan and Council’s goal of affordable home ownership.  
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ALTERNATIVES:   
The project team is preparing draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
CITY MANAGER COMMENT:   
N/A 
 
ATTACHMENTS:  

1. Frog Pond East and South Master Plan Map excerpts, Urban Form Type descriptions and 
map 

2. Precedent residential structures in Wilsonville for establishment of new standards 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND
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FROG POND EAST & SOUTH MASTER PLAN   50 December 19 2022
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   57 

Land Use

Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   58 

Land Use

Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   59 

Land Use

Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Precedent Examples for Proposed Building Width and Other 

Standards 
With Google Street View (where available) and Aerial Photo 

 

Multi-family (Apartments and Condos) 
 

Type 1 Urban Form Precedents 

 

11395 SW Toulouse Street 

Toulouse Street block-wide multi-family 
Building Width 257 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedents 

 
11489 SW Toulouse Street 

Toulouse Street small multi-family 

Building Width 100 feet 

Front Setback 6 feet 
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Type 2 Urban Form Precedents continued 

 
28796 SW Ashland Loop 

Traditional multi-family-Boulder Creek 

Building Width 116 feet 

Setback from Street 30 feet 

Setback from Parking lot 20 feet 

 
 

 

7114 SW McDonald Drive 

Traditional multi-family-Berkshire Court 
(Could be Type 3 Urban Form if buildings without single-level connection) 

Building Width 125 feet 

Setback from Street 35 feet 

Setback from Parking lot 20 feet 
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Type 2 Urban Form Precedents continued 

 
29530 SW Volley Street  

Six-unit condo building 

Building Width 120 feet 

Setback from Circulation Drive 16 feet 
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Plexes and Townhouses 

 
Type 1 Urban Form Precedents 

 

28515 through 28535 SW Paris Ave 

Villebois six-unit townhouse  

(Could also be Type 2 Urban Form) 
Building Width `92 feet 

Front Setback 10 feet 

 

 
 

29136 through 29152 SW Costa Circle E 

Five-unit townhouse in Villebois next to detached single-family 

(Could also be Type 2 Urban Form) 
Building Width 88 feet 

Front Setback 15 feet 

Distance Between Buildings 8 feet 
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Type 2 Urban Form Precedent 

 
29520 SW Brown Road 

Older six-unit apartment building 

Building Width 98 feet 

Setback from Parking Lot 5 feet 

 

 
 
Type 3 Urban Form Precedents 

 

28760 and 27870 SW Painter Drive 

Two-unit townhouse (aka attached single-family) Frog Pond West 

Building Width 83 feet 

Front Setback 15 feet 
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Type 3 Urban Form Precedents continued 

 
29455 SW Serenity Way 

Older triplex 

Building Width 80 feet 

Front Setback 20 feet 

 

 
 
29670 SW Brown Road 

Older four-plex, with stacked flats 

Building Width 55 feet 

Setback from Parking Lot 5 feet 
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Type 3 Urban Form Precedents continued 

 
29631 SW Serenity Way 

Older four-plex (side by side configuration) 

Building Width 89 feet 

Front Setback more than 20 feet 

 

 
 
28741 through 28753 SW Cost Circle East 

Four-unit townhouse on Costa Circle 

Building Width 78 feet 

Front Setback 15 feet 

Distance Between Buildings 10 feet 
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Detached Single-Family 

 

Type 1 Urban Form Precedent 

 

11325 and 11331 SW Barber Street 
Narrow detached homes 

Building Width 20 feet, each 

Distance between buildings 5 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedent 
 

7245 SW Chestnut Lane 

Frog Pond West small-lot detached home 

Building Width 38 feet 

Front Setback 10 feet 
Distance Between Homes 8 feet 
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Type 3 Urban Form Precedents 

 
6761 SW Primrose Court 

Street of Dreams single-family Frog Pond West 

Building Width 90 feet 

Front Setback 20 feet 

 
 
30944 SW Kensington Drive 

Detached single-family home from 1990’s 

Building Width 53 feet 

Front Setback 25 feet 

Distance Between Buildings 12 feet 
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Frog Pond East and South 
Development Code 
Amendments

Wilsonville City Council
Work Session
December 4, 2023
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Tonight's Agenda
• Draft Development Standards

– New approach to lot size
– New approach to front setbacks
– Side yards
– Maximum building widths
– Floor to Area Ratio rather than Lot Coverage
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No Minimum Lot Size

• Recommend No Minimum Lot Size to:
– Simplify
– Avoid overlapping/conflicting standards
– Provide flexibility, especially for smaller homes

• Instead:
– Building width
– Setbacks
– Floor-to-area Ratio
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New Approach to Front Setbacks

• Typically vary based on zoning designation, but 
streets are often the boundary

• Recommend varying focused on creating 
consistency on given street

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

957

Item 2.



Floor to Area Ratio rather than Lot Coverage

• Lot coverage is percent of a lot covered by 
buildings
– Used throughout residential zones

• Floor to Area Ratio is amount of habitable space 
compared to lot size
– Introduces height/lot coverage trade off
– Can encourage lower height
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Maximum Building Widths

• New type of recommended standard
• Measured facing street
• Draft standards based on Wilsonville precedent
• Key to differentiate urban forms
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Narrow Side Yards

• Nothing “walled off” less than 5 feet wide
• Only for smaller buildings
• Prevent barriers to small detached homes
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Narrow Side Yards-Special Requirements

• Limit known concerns
• Two regulating approaches

– Directly required/enforced
– Require to be in CC&Rs for HOA to enforce

• Draft concepts to regulate
– Maintenance
– Limit visible storage
– Access (gates and access from home)
– Limit non-compatible trees and shrubs

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

961

Item 2.



City Council Meeting Action Minutes 
December 4, 2023 

Page 1 of 4 

 
COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville - Excused 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Bryan Cosgrove, City Manager 
Amanda Guile-Hinman, City Attorney  
Andrew Barrett, Capital Projects Eng. Manager  
Bill Evans, Communications & Marketing Manager 
Chris Neamtzu, Community Development Director 
Dan Pauly, Planning Manager 

Dwight Brashear, Transit Director 
Kimberly Veliz, City Recorder 
Jeanna Troha, Assistant City Manager 
Kerry Rappold, Natural Resources Manager  
Mark Ottenad, Public/Government Affairs Director 
Marissa Rauthause, Civil Engineer  
Matt Lorenzen, Economic Development Manager 
Nancy Kraushaar, PE, Civil Engineer  
Andy Stone, IT Director  
Zach Weigel, City Engineer  
Zoe Mombert, Assistant to the City Manager 

AGENDA ITEM ACTIONS 
WORK SESSION START: 5:00 p.m.  

A. Boeckman Road Corridor Project 
 
 
 
 
 
 
 
 

B. Town Center Urban Renewal Feasibility Study 
(Update) 
 
 
 
 
 
 
 

C. Frog Pond East and South Development Code 

Staff informed Council of the Boeckman Road 
Corridor Project, Resolution No. 3022, and 
URA Resolution No. 338. The resolutions 
authorize the City Manager to execute 
Guaranteed Maximum Price amendment no. 
3 to the progressive design-build agreement 
for the Boeckman Road Corridor Project with 
Tapani Sundt|A Joint Venture. 
 
Staff provided an update on the nearly 
complete Urban Renewal Feasibility Study for 
Town Center. The Council reviewed the list of 
projects that would – if funded through a 
future Urban Renewal Plan – create the 
infrastructure that would stimulate walkable, 
private development as envisioned by the 
community in the 2019 Town Center Plan.  
 
Council’s input was sought on development 
standards to be established within the Frog 
Pond East and South Master Plan area to 
regulate the size and location of new buildings 
to provide more flexibility for developers to 
meet objectives set forth in the Frog Pond East 
and South Master Plan and other housing 
policies, including the Equitable Housing 
Strategic Plan.  
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REGULAR MEETING  
Mayor’s Business 

A. Wilsonville Wildcats Week Proclamation 
 

 
 
 
 

B. Employment Contract Renewal for Municipal Court 
Judge Fred Weinhouse  
 
 
 
 

C. Upcoming Meetings 
 

 

 
The Mayor read a proclamation declaring 
December 4 -8, 2023 as Wilsonville Wildcats 
Week and presented proclamations to 
coaches and members of the Wilsonville 
Wildcats Girls Varsity Soccer Team. 
 
Council made a motion to approve the 
extension of Fred Weinhouse’s employment 
agreement as Municipal Court Judge from 
January 5, 2024 to January 5, 2026 as outlined 
in the employment agreement. Passed 4-0. 
 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 

Communications 
A. None. 

 

 
 

Consent Agenda 
A. Resolution No. 3094 

A Resolution Of The City Of Wilsonville Authorizing 
The Sole Source Selection Of Friends Of Trees For FY 
23-24 Through FY 25-26. 

 
B. Resolution No. 3095 

A Resolution Of The City Of Wilsonville Adopting The 
Updated South Metro Area Regional Transit Public 
Transportation Agency Safety Plan. 
 

C. Resolution No. 3098 
A Resolution Of The City Of Wilsonville Authorizing 
Acquisition Of Property And Property Interests 
Related To Construction Of The Priority 1B Water 
Distribution Improvements Project.  
 

D. Resolution No. 3100 
A Resolution Of The City Of Wilsonville Authorizing 
The Sole Source Selection Of The Backyard Habitat 
Certification Program For FY 23-24 Through FY 25-26. 

 
E. Resolution No. 3101 

A Resolution Of The City Of Wilsonville Acting In Its 
Capacity As The Local Contract Review Board 
Authorizing The City Manager To Execute A Contract 

The Consent Agenda was adopted 4-0. 
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With Absco Solutions For Updating Card Access And 
Security Cameras At The Library. 
 

F. Resolution No. 3102 
A Resolution Of The City Of Wilsonville Acting In Its 
Capacity As The Local Contract Review Board 
Authorizing The City Manager To Execute A Contract 
With CompuNet, Inc. For Refresh Of The Virtual 
Computing Environment.  
 

G. Minutes of the November 6, 2023 Council Meeting. 
 

New Business 
A. Resolution No. 3022 

A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute Guaranteed Maximum 
Price (GMP) Amendment No. 3 To The Progressive 
Design-Build Agreement For The Boeckman Road 
Corridor Project With Tapani Sundt|A Joint Venture 

 

Resolution No. 3022 was adopted 4-0. 

Continuing Business 
A. Resolution No. 3091 

A Resolution Of The City Of Wilsonville Adopting The 
Findings And Recommendations Of The Solid Waste 
Collection Rate Report Date October 2023 And 
Modifying The Current Republic Services Rate 
Schedule For Collection And Disposal Of Solid Waste, 
Recyclables, Organic Materials And Other Materials, 
Effective February 1, 2024. 
 

Council made a motion to table Resolution No. 
3091 until the next City Council meeting, 
December 18, 2023. Approved 4-0. 

Public Hearing 
A. None. 

 

 

City Manager’s Business 
 

The City Manager reminded Council to 
respond to the email regarding training for the 
Council’s trip to Kitakata, Japan. Once, 
responses were received staff would create an 
itinerary for the training. 
 

Legal Business 
 

Council moved to approve the public 
contracting solicitation thresholds, stated in 
Senate Bill (SB) 1047 for the City of 
Wilsonville, beginning January 1, 2024. Passed 
4-0. 
 

URBAN RENEWAL AGENCY  
URA Consent Agenda The URA Consent Agenda was adopted 4-0. 
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A. URA Resolution No. 338 
A Resolution Of The City Of Wilsonville Urban 
Renewal Agency Authorizing The City Manager To 
Execute Guaranteed Maximum Price (GMP) 
Amendment No. 3 To The Progressive Design-Build 
Agreement For The Boeckman Road Corridor Project 
With Tapani|Sundt A Joint Venture. 
 

B. Minutes of the October 2, 2023 URA Meeting. 
 

New Business 
A. None. 

 

 

Continuing Business 
A. None. 

 

 

URA Public Hearing 
A. None. 

 

 
 

ADJOURN 8:05 p.m. 
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CITY COUNCIL

MONDAY, NOVEMBER 6, 2023

WORK SESSION 
Frog Pond East and South Implementation-Development Code (Pauly)
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Frog Pond E+S Implementation Work Session Staff Report        Page 1 of 5 

 
CITY COUNCIL MEETING 
STAFF REPORT 

Meeting Date: November 6, 2023 
 
 
 

Subject: Frog Pond East and South Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission has reviewed 
the information being presented and supports 
pending finalization for adoption. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 

Recommended Language for Motion: N/A 
 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master 
Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
An important next step in realizing the vision of the Frog Pond East and South Master Plan 
adopted in December 2022 is to write implementing Development Code amendments. This effort 
has been ongoing since early 2023. This work session will provide the City Council an update on 
important housing variety standards as well as present draft residential stormwater design 
standards.  
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
This work session will first provide an update on housing variety standards and second present 
draft residential stormwater design standards. 
 
Housing Variety Standards 
 

In review, there are two main related housing variety standards directed by the Master Plan for 
Frog Pond East and South: (1) require a minimum amount of targeted housing types (middle 
housing, and other/accessible units including cottages/ADUs and multi-family) and (2) set a 
maximum amount of any single housing category (see housing categories in Attachment 2) that 
can be built in a given area. Attachment 1 contains excerpts from the Master Plan directly related 
to housing variety. 
 
The City Council last discussed variety standards in February. Since then staff has worked to refine 
and test draft variety standards, running tests internally, working with consultants to run test 
development scenarios, and getting feedback from developers for the purpose of getting 
additional perspective on how the standards would work, in application. This process continues, 
but the project team wanted to confirm preliminary direction with Council and the Planning 
Commission before incorporating into the next version of test scenarios and draft housing variety 
standards.  
 
Besides ensuring the recommendations fulfill the direction from the Master Plan, the review has 
focused on creating the clearest and least variable standards and supporting quality and efficient 
site planning and subdivision design for different scale projects. The recommendations cover 
both what quantifiable items the variety standards are based on (i.e. number of units or 
development area) as well the geographic scale at which the standards are applied. The team is 
fairly confident in this direction based on the testing and analysis to date. If Council supports this 
policy direction, these recommendations will be integrated into the variety standards. The 
specific recommendations are: 
 

1. Establish a clear minimum number of target housing units based on a percentage of the 
minimum unit count to achieve the Council’s overall goals/percentages for targeted 
housing types. All minimums will be clearly listed in a table. This approach helps ensure 
the target unit goals are met while establishing a constant variable in site planning and 
subdivision design.  
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2. Establish a maximum development area to be used for any one housing type category as 
a percentage of the net development area. Net development area is the most constant 
quantifiable item on which it is practicable to base the standard and it reflects the spatial 
landscape of the development. The maximum percentages of net development area, will 
be greater than 50%, be set low enough to ensure no one unit category dominates an 
area, while being high enough to allow for efficient site planning and subdivision design, 
which supports lower costs and a more cohesive built environment. The percentage 
allowed, would vary by size of a development, with smaller developments allowed a 
higher percentage of land dedicated to a single category given to allow for efficient site 
planning on small developments.  

3. Measure variety at the smaller of existing tax lot or subdistrict. In much of the master 
plan area, existing lots and parcels are smaller than the subdistricts established by the 
Master Plan, so the standards would be applied at the scale of the existing tax lot. 
However, in Frog Pond East there are a couple large ownerships that span multiple 
subdistricts, so applying variety at the smaller geography of subdistrict is needed to 
ensure variety throughout the large area.  Measuring housing variety at the 
recommended geographic scale helps ensure the following Master Plan implementing 
measures and strategies are honored:  

 require a variety of housing and include minimum and maximum amounts of 
specific housing types at the subdistrict or tax lot level;  

 establish minimum housing variety standards by subdistrict and development 
area; and  

 encourage variety at the block level. While the proposed does not directly require 
a variety of housing on each block, the recommended geographic scale does lead 
to different housing types being in close proximity substantially meeting the intent 
of variety at the block level. Directly requiring this at the block level would lead to 
undesired inefficiencies in site planning and subdivision design that can increase 
costs and create less cohesive designs. 

Any individual exceptions to this recommended geographic scale for measuring variety 
due to unique geometry or development restraints will continue to be explored.  

 
The following would be helpful feedback from the City Council at this work session: 

 

 Does City Council support the general approach to measuring minimum and maximum 
standards related to housing variety? 
 

 What other input and guidance does City Council have on housing variety standards based 
on the direction adopted in the Frog Pond East and South Master Plan? 
 

Residential Stormwater Design Standards 
 
This work session will bring forward draft Development Code amendments related to stormwater 
treatment and management (Attachment 3). Stormwater standards must comply with the City’s 
federal stormwater permit, the National Pollutant Discharge Elimination System (NPDES) 
Municipal Separate Storm Sewer System (MS4) permit, which is shared with a number of nearby 
jurisdictions.  
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The draft stormwater standards aim to establish clear and objective standards during review of 
development applications. The standards additionally aim to establish clarity about an alternative 
discretionary review path and what factors would be considered for the alternative path. These 
proposed standards would apply to all new residential development in the City, not just Frog 
Pond East and South. In addition, they will likely be the basis for future stormwater design 
standards for other development types. Key components of the draft standards are: 

 Incorporating a purpose statement clarifying the intent of the standards; 

 Explaining the requirement to follow low-impact development design standards, meaning 
above-ground facilities that mimic the natural flow and soil percolation of historic pre-
development conditions; 

 Encouraging the minimization of impervious surfaces creating stormwater runoff by use 
of alternative designs such as green roofs and pervious pavement; 

 Setting a clear prioritization of where stormwater facilities should be located within a 
development;  

 Identifying typical conflicting design elements and uses, such as light poles, street trees, 
utilities, bicycle and pedestrian paths, and usable open space, and when those would be 
prioritized over stormwater facility placement; 

 Establishing the review authority as the City Engineer and key factors for considering 
waivers to stormwater design standards. 

 
The project team has held two (2) work sessions with Planning Commission and worked with 
interested private engineers working on behalf of developers to get feedback. The version of the 
standards before Council reflect this previous feedback from the Planning Commission and 
others.  
 
At the work session, the project team is seeking the following feedback from the City Council: 
 

 What questions does the City Council have about the proposed standards, particularly 
about their intent and how they relate to other development standards? 

 

 What further refinement, if any, would the City Council like to see? 
 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected late 
in the first quarter of 2024. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.   
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COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team continues to engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable Housing 
Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES: 
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
CITY MANAGER COMMENT: 
N/A 
 
ATTACHMENTS:  

1. Frog Pond East and South Master Plan Excerpt Re: Housing Variety and Urban Forms and 
Typical Housing Development Types 

2. Housing Categories for Reference 
3. Draft Residential Stormwater Standards October 2023 
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Land Use

Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Frog Pond East and South 

DRAFT Housing Categories for Reference1 

Category A Category B Category C Category D 

Multi-family attached Middle Housing Cottages, ADUs, and 
small units 

Standard Detached 
Units larger than 1500 
sf  

Attached multi-family 
units 

Townhouses  Cottage clusters Detached homes 1500 
sf or larger on their 
own lot 

 Duplex, triplex, 
quadplex, and 
equivalent cluster 
housing or mix of 
detached and attached 

Detached units 1500 sf 
or less (not meeting 
definition of cottage 
cluster units) 

Detached multi-family 
5 units or more not 
meeting definition of 
cottage cluster 

  Accessory Dwelling 
Units 

 

1 These categories modified from current draft code standards for ease of reference for the limited 
purpose of this staff report 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

. . . 

D. Required Open Space Characteristics: 

. . . 

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features outside the public right-of-way  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

. . . 

(.02) Building Setbacks (for Fence Setbacks, see subsection .08). The following provisions apply unless otherwise 
provided for by the Code or a legislative master plan.  

. . . 

(.03) Height Guidelines. The Development Review Board may regulate heights as follows:  

. . . 

(.04) Residential uses for treatment or training: 

. . . 

(.05)  Stormwater Facilities Standards: 

A. Purpose. The purpose of these standards is to protect the public health and welfare by appropriate 
management of stormwater to prevent flooding and property damage, and the pollution of streams, 
groundwater, wetlands, and other natural water features through the use of low impact development 
design and decentralized stormwater treatment and flow control as required by the City’s NPDES MS4 
permit. The purpose of these standards, further, is to thoughtfully integrate the design of stormwater 
management facilities into the overall design of neighborhoods. 

B. Low Impact Development. All stormwater management facilities for treatment and flow control shall 
follow low impact development design standards. 

C. Stormwater management facility sizing requirements shall be determined in accordance with the City’s 
Public Works Standards. Use of impervious area reduction strategies in the Standards, including 
pervious hard surfaces and green roofs and tree credits, is encouraged. 
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D. Areas where stormwater management facilities are required to be integrated. Stormwater 
management facilities shall be located in the following areas of a residential development unless 
conflicting uses have locational priority as outlined in standard D.  The location of stormwater 
management facilities shall be prioritized in the following order, with 1. (a.-g.) being the highest 
priority, and 2. (a.-b.) being the lowest priority. Each facility shall include both water quality and flow 
control unless there is a documented technical need for separate facilities. High priority locations shall 
be used to the maximum extent practicable, as determined by the City Engineer or their authorized 
representative, prior to considering lower priority locations. 

1. High Priority: 

a. Collector and arterial street medians and planter strips where parallel on-street parking is 
not permitted; 

b. Curb extensions on local streets and other local street curb areas greater than 6 feet in 
width; 

c. Unpaved areas within five feet of an alley curb; 

d. Shoulder areas along midblock bike and pedestrian connections, and other off-street trails 
not otherwise part of larger green spaces and parks; 

e. Edges and buffers around parks and open space; and 

f. Landscape areas between buildings and the right-of-way that’s owned by a homeowners 
association or similar entity (e.g., common areas, courtyards, pocket parks). 

2. Lower priority: 

a. Landscaped areas within five feet of building foundations except for detached single-family 
homes, middle housing and their accessory structures; and 

b. Separate landscape tracts for stormwater facilities.  

E. Conflicting Uses Prioritized Over Stormwater Management Facilities. The placement of one or more of 
the following uses shall be prioritized over stormwater management facilities required under C. if a 
feasible alternative location for the conflicting use is not available. 

1. Street trees or other required landscape trees meeting the spacing standards in Section 4.176, 
including area for root growth of at least 40 square feet per tree; 

2. Street lights and other required lighting, including a buffer around the base of the light as required 
by Portland General Electric;  

3. Fire hydrants and FDCs; 

4. Manholes, clean outs, pedestals and vaults for public and franchise utilities; 

5. Pedestrian walkways and bicycle paths; 

6. Public Utility Easements for gas, electricity, and communication; and 

7. Minimum area of usable open space required under Subsection (.01) above,. While small 
stormwater management facilities may be integrated into these spaces, they shall not represent 
more than 10% of the required usable open space and shall have a secondary purpose beyond just 
stormwater management (e.g. boundary between two different active uses, an intermittent 
play/storm stream, design element at the entrance or edge of the active open space). 
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Attachment 3 Draft Residential Stormwater Facilities Standards October 2023 

 

 

 
Page 3 of 3 

F. Typically Prohibited Design Elements. The following design elements are prohibited as part of 
stormwater facilities as barrier to integrated design unless their inclusion is approved by the City 
Engineer, or their authorized representative, as part of a waiver request; 

1. Fences 

2. Retaining walls over two feet in height 

G. Standards for Waivers to the Standards of this Subsection. The City Engineer, or their authorized 
representative, may waive the requirements in Subsection B., D., or F. above subject to substantial 
evidence being available in the record to support the following findings: 

1. To the extent practicable, the design continues to provide for decentralized treatment and flow 
control.  

2. If a proprietary stormwater management system is proposed, such use is necessary and the 
minimal necessary to address technical issues and/or a site constraint (e.g., high groundwater level, 
contaminated soil, steep slopes).  

3. If a fee in lieu is proposed, it is in support of a City stormwater project within the same sub-basin. 
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Frog Pond East and South 
Development Code 
Amendments

Wilsonville City Council
Work Session
November 6, 2023
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Tonight's Agenda
• Draft Development Code Amendments

– Introduce Stormwater Design Standards
– Update on Housing Variety Standards
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Residential Stormwater 
Design Standards
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Summary of Proposed 
Stormwater Design Standards
• Purpose statement
• Low-impact development required
• Encourage minimizing impervious surfaces
• Set clear location prioritization
• Identify conflicting design elements and uses
• Establishing the review authority for waivers
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Question

• What questions or input does the City Council have 
about the proposed stormwater design standards?
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Housing Variety Approach
Comparing Villebois & Frog Pond East and South

Villebois Frog Pond E & S
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Housing Variety 
Review of Key Concepts-Categories
Unit Category A Unit Category B Unit Category C Unit Category D

Attached Multi-
family units

Middle housing, 
including:
• Townhouses
• Duplex
• Triplex
• Quadplex

• Cottage clusters
• Accessory dwelling 

units
• Other detached units 

1500 sf or less

Detached dwelling 
units more than 
1500 sf
• Detached homes 

on their own lot
• Cluster housing
• Detached multi-

family units
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Housing Variety 
Review of Key Concepts – Urban Form

Type 1 
Urban Form

Type 2
Urban Form

Type 3
Urban Form

Less setbacks, larger 
buildings
-Apartments
-Large townhouse buildings
-Closely spaced detached 
homes

Moderate setbacks, 
moderate-sized buildings
-Moderately spaced 
detached homes
-Townhouses and plexes
-Apartments (smaller than 
Type 1)

More setbacks, smaller 
buildings
-Detached homes
-Smaller townhouse and plex 
buildings
-Cottage clusters
-Small apartments buildings
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Housing Variety 
Review of Key Concepts – Subdistricts
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Housing Variety 
Review of Key Concepts
• Maximum of any one unit category
• Minimum of target unit categories

– Middle Housing and Smaller Units
– Mobility Friendly Units

• Min and Max on Subdistrict or Tax Lot Level
• Block-level variety (or similar)
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Review of Draft Code
Minimum of Target Units

Subdistrict Minimum 
Total Units

Minimum 
Middle Housing

Minimum 
Additional 
Category(s)

E1 92 28 7

E2 97 30 8

E3 120 36 9
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Review of Draft Code
Maximum of One Category
• Percentage of net development area
• Percentage allowed varies based on size of development

– Testing different percentages based on development / 
parcel sizes

– Maximum percentage greater than 50%
– Low enough to achieve variety goals
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Questions

• Does City Council support the proposal for 
measuring minimum and maximum standards 
related to housing variety?

• Other input and guidance?
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City Council Meeting Action Minutes 
November 6, 2023 

Page 1 of 3 

 
COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall – Arrived 7:00 p.m.  
Councilor Linville 
Councilor Berry 
Councilor Dunwell – Arrived 5:07 p.m.  
 
STAFF PRESENT 
Bryan Cosgrove, City Manager 
Amanda Guile-Hinman, City Attorney  
Dan Pauly, Planning Manager  
Delora Kerber, Public Works Director 
Dustin Schull, Parks Supervisor  

Erika Valentine, Arts & Culture Program Coordinator 
Jeanna Troha, Assistant City Manager 
Kerry Rappold, Natural Resources Manager 
Kimberly Veliz, City Recorder 
Kris Ammerman, Parks and Recreation Director  
Mark Ottenad, Public/Government Affairs Director 
Mike Nacrelli, Civil Engineer  
Stephanie Davidson, Assistant City Attorney 
Zach Weigel, City Engineer  
Zack Morse, Parks Maintenance Specialist 
Zoe Mombert, Assistant to the City Manager 
 

 
AGENDA ITEM ACTIONS 

WORK SESSION START: 5:06 p.m.  
A. Wastewater Treatment Plant Master Plan Update 

 
 
 

B. Stormwater Master Plan Update – Executive 
Summary and Capital Improvement Project 

 
 
 
 
 
 

C. Frog Pond East and South Development Code 
 
 
 

D. Boones Ferry Park Projects Update 
 

Staff shared analysis that informs an updated 
draft of the Wastewater Treatment Plant 
Master Plan. 
 
Staff presented an executive summary of the 
draft Stormwater Master Plan, a 20-year plan 
detailing the City’s work plan and identifying 
capital needs to effectively maintain, restore 
and enhance local watersheds and to meet 
engineering, environmental and land use 
needs. 
 
Staff sought the Council’s feedback to inform 
development code amendments drafted for 
the Frog Pond East and South Master Plan. 
 
Staff provided a combined presentation on 
Resolution Nos. 3088 and 3089, both of which 
provide upgrades to Boones Ferry Park. 
 

REGULAR MEETING  
Mayor’s Business 

A. Upcoming Meetings 
 

 
 
 

 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1001

Item 2.



Page 2 of 3 

B. Proclamation 
 

 

The Mayor read a proclamation declaring 
November 2023 as National American Indian 
Heritage month. 
 

Communications 
A. None. 

 

 
 

Consent Agenda 
A. Resolution No. 3088 

A Resolution Of The City Of Wilsonville Approving A 
Construction Contract With Romtec, Inc. For The 
Boones Ferry Restroom Construction Project.  
 

B. Resolution No. 3089 
A Resolution Of The City Of Wilsonville Approving A 
Construction Contract With Buell Recreation LLC For 
The Boones Ferry Playground Project. 
 

C. Resolution No. 3090 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Master Services 
Agreement With OpenGov, Inc. For Asset 
Management Software Services. 
 

D. Resolution No. 3092 
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 2024 Street 
Maintenance Project (Capital Improvement Project 
No. 4014, 4118, 4725). 
 

E. Resolution No. 3093 
A Resolution Of The City Of Wilsonville Accepting The 
Jurisdictional Surrender For A Portion Of SW Stafford 
Road And SW Frog Pond Lane By Clackamas County 
Pursuant To Oregon Revised Statute 373.270. 
 

F. Minutes of the October 16, 2023 City Council 
Meeting. 
 

The Consent Agenda was adopted 5-0. 

New Business 
A. Resolution No. 3081 

A Resolution Of The City Of Wilsonville Approving The 
City Of Wilsonville Public Art Policy And Guidelines. 
 
 

 
Resolution No. 3081 was adopted 5-0. 
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B. Resolution No. 3083 
A Resolution Of The City Of Wilsonville Adopting The 
Arts, Culture, And Heritage Commission (ACHC) FY 
2023/24 Five-Year Action Plan And Annual One-Year 
Implementation Plan. 
 

C. Resolution No. 3091 
A Resolution Of The City Of Wilsonville Adopting The 
Findings And Recommendations Of The “Solid Waste 
Collection Rate Report, October 2023” And Modifying 
The Current Republic Services Rate Schedule For 
Collection And Disposal Of Solid Waste, Recyclables, 
Organic Materials And Other Materials, Effective 
January 1, 2024. 
 

Resolution No. 3083 was adopted 5-0. 
 
 
 
 
 
Resolution No. 3091 was tabled until the 
December 4, 2023 City Council meeting. 
 

Continuing Business 
A. None. 

 

 

Public Hearing 
A. Ordinance No. 883 

An Ordinance Of The City Of Wilsonville Adopting A 
Franchise Agreement For Solid Waste Management 
And Collection Within The City And Repealing 
Ordinance No. 814. 
 

 
After a public hearing was conducted, 
Ordinance No. 883 was adopted on first and 
second reading by a vote of 5-0. 
 
 

City Manager’s Business 
 

The City Manager shared staff would arrange 
a training for Council to prepare them for their 
trip to Kitakata, Japan.  
 

Legal Business 
 

The City Attorney, who is also a running coach 
at the Coffee Creek Correctional Facility, 
shared some feedback from adults in custody 
who participate in the running program. 
 

ADJOURN 10:10 p.m. 
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PLANNING COMMISSION  
 

WEDNESDAY, OCTOBER 11, 2023 
  

 

 

 

 

WORK SESSION 
2. Frog Pond East and South Implementation-Development Code (Pauly) 

(30 minutes) 
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October 11, 2023 Frog Pond E+S Implementation Staff Report       Page 1 of 7 

 
PLANNING COMMISSION MEETING 
STAFF REPORT 

Meeting Date: October 11, 2023 
 
 
 

Subject: Frog Pond East and South Development 
Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This effort has been ongoing since early 
2023. This work session will provide the Planning Commission an update on housing variety 
standards and stormwater design standards. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
This work session will provide updates on two development code topics the Planning 
Commission has discussed previously: (1) housing variety standards and (2) residential 
stormwater design standards. 
 
Housing Variety Standards 
 
In review, there are two main related housing variety standards directed by the Master Plan: (1) 
require a minimum amount of targeted housing types (middle housing, and other/accessible 
including cottages/ADUs and multi-family) and (2) set a maximum amount of a single housing 
category that can be built in a given area.  
 
Other standards, particularly minimum number of units and lot standards, also impact variety. 
The Planning Commission last discussed variety standards in February. Since this time staff has 
worked to refine and test these novel standards, which is still in process. In particular, the City 
has hired MIG and Walker Macy to run design scenarios to test the standards to help 
understand any unintended consequences with how the various standards interact with each 
other. The first round of these design scenarios was completed at the end of September and 
the project team is in the process of reviewing them and will share any initial insights from this 
review in the presentation during the work session.  
 
Specifically, the project team is working to understand better and address any potential issues 
with implementing the following elements of the variety and lot standards: 

1. Different unit types consume land per unit at different rates (i.e. detached homes take 
up more land per unit than multi-story multi-family). How can the variety standards 
control for this varying rate of land consumption and how does this varying rate relate 
to any standards using net development area? 

2. Variety, density, and design requirements (i.e. setback, building widths) are interrelated. 
How do these standards relate and which standards can be removed to simplify 
development applications, while getting substantially the same results? 

3. The minimum and maximum variety requirements, discussed to date, do not add up to 
100% of the units or net area, leaving a gap of 15% of units or net area. These “gap 
units” do not have to fall within a certain category to meet the minimum requirements. 
However, as they cannot be within a category that would push that category beyond the 
maximum allowed, they most likely would have to be within one of the required 
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categories thus inadvertently requiring more units in the required categories than 
otherwise stated in the standards. The City is trying to understand how big of a concern 
this might be. It is trying to understand if the “gap units” are inadvertently pushed to be 
a unit type they otherwise would not be based on market preference, minimum unit 
count, and site and design standards. Standards may need to be adjusted to “close the 
gap” if determined it is a significant concern. Standards that may be adjusted to “close 
the gap’ include:  
• Whether the minimum unit variety and maximum units in a single category 

requirements are based on planned unit count or net area, or a combination of 
both;  

• The geographic scale at which minimum target unit requirements and maximum 
units in one category are measured (see four, below); and 

• Percentages of required unit categories and percentage allowed in a single unit 
category. 

4. Confirming at what geographic scale the minimum and maximum requirements should 
be measured. Should they be measured at the subdistrict level or is there a case to 
measure on a broader scale (i.e. full planning area or a proposed development area), 
and should both minimum and maximum requirements be measured on the same 
scale?  

In determining the scale at which minimum and maximum requirements should be 
measured, the following Master Plan implementing measures and strategies need to be 
honored:  

• require a variety of housing and include minimum and maximum amounts of 
specific housing types at the subdistrict or tax lot level;  

• establish minimum housing variety standards by subdistrict and development 
area; and  

• encourage variety at the block level.   

Because of these implementing measures and strategies, staff does not support 
applying both minimum and maximum requirements across multiple subdistricts as this 
would run counter to the clear Master Plan language about requiring variety at the 
subdistrict level and encouraging it at the block level.  

Staff also recommends keeping any measure at the ownership level rather than broader 
subdistrict or Master Plan area covering multiple ownerships. This would prevent a 
development approval from impacting the development potential of another owner 
that may or may not actively engage or be aware of a proposed development.  

However, for large developments encompassing multiple subdistricts, it may work to 
apply one requirement at the subdistrict level and the other at the wider development-
wide level. One way this could be structured is if the minimum amount of target unit 
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categories requirement was measured on the subdistrict scale and deemed sufficient to 
ensure variety per the Master Plan, the maximum units in a single category requirement 
could be measured across the larger Stage I area allowing for additional flexibility in unit 
placement, especially any “gap units” across the development area. This may allow a 
single category to be higher than 60% in a given subdistrict, but this could be evened out 
by having fewer of that unit category in another subdistrict within a development.  

5. What percent should be used for the variety standard that sets a maximum amount of 
any one housing unit category? The City is currently testing 60% as it is near half, but 
adds some flexibility and reduces the percentage of “gap units” while not allowing a 
single unit category to dominate. In addition, it avoids a “gridlock scenario” that could 
happen if the maximum is set at 50%. In the “gridlock scenario”, two unit categories 
represent exactly 50% each. This would put any future flexibility in “gridlock” because 
you could not change any unit type as it would push one or the other over 50%. Even in 
initial development, the developer would have to artificially ensure the amount of 
multiple unit types is exactly 50%. As any “gap unit” concern is addressed, this 
maximum percentage may need to be further increased, but should be kept low enough 
to not allow a single unit category to dominate a subdistrict, per the Master Plan. 

6. The Master Plan also delineates three urban forms for Frog Pond East and South to 
create diversity in the built form throughout the planning area and to focus denser 
urban forms in highly active areas of focus (near the commercial main street and 
neighborhood park). While all areas will allow and require housing variety, certain 
housing types will be more typical of different urban forms and their accompanying 
design standards (see Attachment 1).  

The question has been raised whether it is desirable for the variety requirements to 
differ or adjust based on the urban form rather than applying the same variety 
requirements evenly regardless of urban form. In assessing this concept, the project 
team finds it better reflects the notion of the transect discussed in the Master Plan, with 
more housing typical of more dense forms in Urban Form 1 and 2 than in Urban Form 3. 
For example, the Commission previously discussed an overall requirement of 20% of 
units to be middle housing. In conducting the case study, the project team recommends 
shifting this slightly for different urban forms, where a subdistrict or development with a 
large amount of Urban Form 1 and some Urban Form 2 would have a requirement of 
22.5% and where it is primarily Urban Form 3, it would be 17.5%. 

 
While the project team will bring forward specific recommendations to address these questions 
in the coming months, the following would be helpful feedback from the Planning Commission 
at this work session: 

 
• Would the Planning Commission support measuring one of the variety requirements 

(minimum or maximum units) at a larger scale than subdistrict as long as the other 
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variety requirement is felt substantial enough to ensure variety of housing choices 
within each subdistrict? 
 

• Does the Planning Commission support 60% as the maximum limit of a single unit 
category? 
 

• Does the Planning Commission support the concept of slight variations for the amount 
of target housing required in a given subdistrict or development based on the amount of 
area designated for different urban forms (number six, above), with subdistricts with 
more Urban Form 1 and 2 requiring more target housing than subdistricts with primarily 
Urban Form 3? 
 

• What other input does the Planning Commission have on the topics still being refined 
and tested related to housing variety? 
 

Residential Stormwater Design Standards 
 
The draft stormwater standards aim to establish clear and objective standards during review of 
development applications. The standards additionally aim to establish clarity about an 
alternative discretionary review path and what factors would be considered for the alternative 
path. The primary update to stormwater standards since Planning Commission discussed them 
in July is the project team is recommending moving away from establishing a maximum 
percentage of a development’s stormwater that can be in a single facility in an effort to require 
decentralized storm facilities. Following developer feedback and internal discussion, the project 
team recommends instead simply focusing on the draft location prioritization standards. The 
team feels this is adequate to ensure decentralization of stormwater facilities as the priority 
locations are located throughout any given development. The team also found it difficult to 
scale the percentage standards for different sizes of projects, with the requirement being more 
cumbersome for small projects between 2 and 5 acres. Staff feels the simplified approach will 
lead to substantially similar results without overlapping standards. Staff is exploring putting a 
maximum size limit for single-facilities as a double-check against large, centralized facilities, but 
needs to do more work to determine what would be the appropriate size limit.  
 
As modified, the draft standards (Attachment 3): 

• Include a purpose statement for the standards; 
• Explain the requirement to follow low-impact development design standards, meaning 

above-ground facilities that mimic the natural flow and soil percolation of historic pre-
development conditions; 

• Set a clear prioritization of where stormwater facilities should be located within a 
development with priority on areas like alley shoulders and curb bump outs that are 
located throughout development for other design reasons;  
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• Identifying conflicting design elements and uses, such as light poles, street trees, 
utilities, bicycle and pedestrian paths, and usable open space, and when those would be 
prioritized over stormwater facility placement; 

• Establishing the review authority as the City Engineer and key factors for considering 
waivers to stormwater design standards. 

 
The project team seeks the following feedback regarding draft stormwater standards from the 
Planning Commission: 
 

Does the Planning Commission have any concerns or comments about removing the 
previously drafted threshold requirement that no more than a certain percent of a 
development or basin’s stormwater can go to a single facility? 
 
Does the Planning Commission have any additional concerns or questions about the 
draft stormwater standards? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected 
late in the first quarter of 2024. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team will engage key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
ATTACHMENTS:  

1. Frog Pond East and South Master Plan Excerpt Re: Housing Variety and Urban Forms and 
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Typical Housing Development Types 
2. Housing Categories for Reference 
3. Draft Residential Stormwater Standards October 2023 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND

Attachment 1 Frog Pond East and South Work Session October 11, 2023 
Master Plan Excerpts

1 of 11Planning Commission Meeting - October 11, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1012

Item 2.



FROG POND EAST & SOUTH MASTER PLAN   50 December 19 2022

SW Advance RdSW Boeckman Rd

PROJECT STUDY AREA

SW
 6

3r
d 

Av
e

SW
 6

0t
h 

Av
e

SW
 5

3r
d 

Av
e

SW Kahle Rd

MERIDIAN CREEK
MIDDLE SCHOOL

THE 
GRANGE

SW Brisband St

SW
 S

ta
ffo

rd
 R

d

SW
 W

ils
on

vil
le 

Rd

B
P

A
 E

A
S

E
M

E
N

T

N0’ 150’ 300’ 600’

SROZ

Wetland

Commercial Main 
Street

Sub-Districts

Type 1

Type 2

Type 3

Park / Open Space

Framework Streets

50’ Creek Buffer

Significant Trees - 
Secondary Priority

Local Streets

Conceptual Trails

Future Transit

Significant Trees - 
Highest Priority

SW Frog Pond Ln

Green Focal Point*

Figure 15. Land Use and Urban Form PlanAttachment 1 Frog Pond East and South Work Session October 11, 2023 
Master Plan Excerpts

2 of 11Planning Commission Meeting - October 11, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1013

Item 2.



Community Design Concepts

FROG POND EAST & SOUTH MASTER PLAN   51 

Community Design Concepts

December 19 2022

Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Land Use

Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Land Use

Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Land Use

Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Attachment 2 

Frog Pond East and South 

DRAFT Housing Categories for Reference1 

Category A Category B Category C Category D 

Multi-family attached Middle Housing Cottages, ADUs, and 
small units 

Standard Detached 
Units larger than 1500 
sf  

Attached multi-family 
units 

Townhouses  Cottage clusters Detached homes 1500 
sf or larger on their 
own lot 

 Duplex, triplex, 
quadplex, and 
equivalent cluster 
housing or mix of 
detached and attached 

Detached units 1500 sf 
or less (not meeting 
definition of cottage 
cluster units) 

Detached multi-family 
5 units or more not 
meeting definition of 
cottage cluster 

  Accessory Dwelling 
Units 

 

1 These categories modified from current draft code standards for ease of reference for the limited 
purpose of this staff report 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

. . . 

D. Required Open Space Characteristics: 

. . . 

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features outside the public right-of-way  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

. . . 

(.02) Building Setbacks (for Fence Setbacks, see subsection .08). The following provisions apply unless otherwise 
provided for by the Code or a legislative master plan.  

. . . 

(.03) Height Guidelines. The Development Review Board may regulate heights as follows:  

. . . 

(.04) Residential uses for treatment or training: 

. . . 

(.05)  Stormwater Facilities Standards: 

A. Purpose. The purpose of these standards is to protect the public health and welfare by appropriate 
management of stormwater to prevent flooding and property damage, and the pollution of streams, 
groundwater, wetlands, and other natural water features through the use of low impact development 
design and decentralized stormwater treatment and flow control as required by the City’s NPDES MS4 
permit. The purpose of these standards, further, is to thoughtfully integrate the design of stormwater 
management facilities into the overall design of neighborhoods. 

B. Low Impact Development. All stormwater management facilities for treatment and flow control shall 
follow low impact development design standards. 

C. Stormwater management facility sizing requirements shall be determined in accordance with the City’s 
Public Works Standards. Use of impervious area reduction strategies in the Standards, including 
pervious hard surfaces and green roofs and tree credits, is encouraged. 
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D. Areas where stormwater management facilities are required to be integrated. Stormwater 
management facilities shall be located in the following areas of a residential development unless 
conflicting uses have locational priority as outlined in standard D.  The location of stormwater 
management facilities shall be prioritized in the following order, with 1. (a.-g.) being the highest 
priority, and 2. (a.-b.) being the lowest priority. Each facility shall include both water quality and flow 
control unless there is a documented technical need for separate facilities. High priority locations shall 
be used to the maximum extent practicable, as determined by the City Engineer or their authorized 
representative, prior to considering lower priority locations. 

1. High Priority: 

a. Collector and arterial street medians and planter strips where parallel on-street parking is 
not permitted; 

b. Curb extensions on local streets and other local street curb areas greater than 6 feet in 
width; 

c. Unpaved areas within five feet of an alley curb; 

d. Shoulder areas along midblock bike and pedestrian connections, and other off-street trails 
not otherwise part of larger green spaces and parks; 

e. Edges and buffers around parks and open space; and 

f. Landscape areas between buildings and the right-of-way that’s owned by a homeowners 
association or similar entity (e.g., common areas, courtyards, pocket parks). 

2. Lower priority: 

a. Landscaped areas within five feet of building foundations except for detached single-family 
homes, middle housing and their accessory structures; and 

b. Separate landscape tracts for stormwater facilities, subject to the size limitations in E. 
below.  

E. Conflicting Uses Prioritized Over Stormwater Management Facilities. The placement of one or more of 
the following uses shall be prioritized over stormwater management facilities required under C. if a 
feasible alternative location for the conflicting use is not available. 

1. Street trees or other required landscape trees meeting the spacing standards in Section 4.176, 
including area for root growth of at least 40 square feet per tree; 

2. Street lights and other required lighting, including a buffer around the base of the light as required 
by Portland General Electric;  

3. Fire hydrants and FDCs; 

4. Manholes, clean outs, pedestals and vaults for public and franchise utilities; 

5. Pedestrian walkways and bicycle paths; 

6. Public Utility Easements for gas, electricity, and communication; and 

7. Minimum area of usable open space required under Subsection (.01) above,. While small 
stormwater management facilities may be integrated into these spaces, they shall not represent 
more than 10% of the required usable open space and shall have a secondary purpose beyond just 
stormwater management (e.g. boundary between two different active uses, an intermittent 
play/storm stream, design element at the entrance or edge of the active open space). 
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F. Typically Prohibited Design Elements. The following design elements are prohibited as part of 
stormwater facilities as barrier to integrated design unless their inclusion is approved by the City 
Engineer, or their authorized representative, as part of a waiver request; 

1. Fences 

2. Retaining walls over two feet in height 

G. Standards for Waivers to the Standards of this Subsection. The City Engineer, or their authorized 
representative, may waive the requirements in Subsection B., D., or F. above  subject to substantial 
evidence being available in the record to support the following findings: 

1. To the extent practicable, the design continues to provide for decentralized treatment and flow 
control.  

2. If a proprietary stormwater management system is proposed, such use is necessary and the 
minimal necessary to address technical issues and/or a site constraint (e.g., high groundwater level, 
contaminated soil, steep slopes).  

3. If a fee in lieu is proposed, it is in support of a City stormwater project within the same sub-basin. 
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Development Code 
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Tonight's Agenda
• Updates on draft Development Code Amendments

– Housing Variety
– Stormwater Design Standards

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1028

Item 2.



Housing Variety 
Planning Commission Public Hearing Record 

(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1029

Item 2.



Housing Variety 
Review of Key Concepts-Categories
Unit Category A Unit Category B Unit Category C Unit Category D

Attached Multi-
family units

Middle housing, 
including:
• Townhouses
• Duplex
• Triplex
• Quadplex

• Cottage clusters
• Accessory dwelling 

units
• Other detached units 

1500 sf or less

Detached dwelling 
units more than 
1500 sf
• Detached homes 

on their own lot
• Cluster housing
• Detached multi-

family units
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Housing Variety 
Review of Key Concepts – Urban Form

Type 1 
Urban Form

Type 2
Urban Form

Type 3
Urban Form

Less setbacks, larger 
buildings
-Apartments
-Large townhouse buildings
-Closely spaced detached 
homes

Moderate setbacks, 
moderate sized buildings
-Moderately spaced 
detached homes
-Townhouses and plexes
-Apartments (smaller than 
Type 1)

More setbacks, smaller 
buildings
-Detached homes
-Smaller townhouse and plex
buildings
-Cottage clusters
-Small apartments buildings
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Housing Variety 
Review of Key Concepts – Min and Max
• Minimum amount of target unit categories

– Middle Housing and “Other”
• Maximum land dedicated to one unit category
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Housing Variety 
Review of Key Concepts – Variety Throughout

• Min and Max on Subdistrict or Tax Lot Level
• Block-level variety (or similar)
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Housing Variety 
Elements to Continue to Explore
• Different rates of per unit land consumption
• Relationship to siting and design standards
• What is the right “max” to prevent one category from 

dominating a subdistrict
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Housing Variety 
Elements to Continue to Explore
• “Gap Units”

– Units not part of minimum required or maximum allowed
– Min+Max ≠100% of units/land

• Does it lead to unintended requirements?
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Housing Variety 
Elements to Continue to Explore
• Geographic scale to measure min and max
• Is there a case to measure at a larger scale?

– Master plan directs “subdistrict or tax lot level”
– Encourage “block level” variety

• Aim for smaller of subdistrict or development area, larger 
areas as needed
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Housing Variety 
Elements to Continue to Explore
• Have variety requirements vary by the amount of various 

urban forms
• More in sync with other requirements
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Housing Variety 
Questions for the Planning Commission
• Thoughts on measuring one of the variety requirements on 

a larger scale than subdistrict?
• Does the Commission support 60% as the max limit of a 

single unit category?
• Does the Commission support the concept of variation of 

minimum requirements based on amount of different Urban 
Form Types?

• Other input on topics still being refined?
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Residential Stormwater 
Design Standards
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Stormwater Standards
Review: Summary of Standards
• Purpose statement
• Low-impact development required
• Encourage minimizing impervious surfaces
• Set a clear prioritization of where stormwater 

facilities should be located
• Identify conflicting design elements and uses
• Establishing the review authority as the City 

Engineer and key factors for considering      
waivers
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Stormwater Standards
Updates Since Last Work Session
• Ensuring Decentralization of Storm Facilities

– Prior Draft: Number/Size Limitations + Location 
Prioritization

– Only Location Prioritization
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Housing Variety 
Questions for the Planning Commission
• Concerns or comments about removing the 

previously drafted threshold requirement?
• Any additional concerns or questions about the 

draft stormwater standards?
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Draft PC Minutes were reviewed 
and approved at the December 

13, 2023 PC Meeting. 

 
PLANNING COMMISSION 

MEETING MINUTES 
October 11, 2023 at 6:00 PM 

City Hall Council Chambers & Remote Video Conferencing 

CALL TO ORDER - ROLL CALL  

A regular meeting of the Wilsonville Planning Commission was held at City Hall beginning at 6:00 p.m. 
on Wednesday, October 11, 2023. Chair Heberlein called the meeting to order at 6:01 p.m., followed by 
roll call. Those present: 

Planning Commission: Ron Heberlein, Jennifer Willard, Andrew Karr, Kathryn Neil, and Nicole 
Hendrix. Kamran Mesbah was absent. 

City Staff: Miranda Bateschell, Amanda Guile-Hinman, Daniel Pauly, Kerry Rappold, 
Amy Pepper, Zach Weigel, Mike Nacrelli, and Mandi Simmons. 

PLEDGE OF ALLEGIANCE 

The Pledge of Allegiance was recited. 

CITIZEN INPUT 

This was an opportunity for visitors to address the Planning Commission on items not on the agenda.  

There was none. 

ADMINISTRATIVE MATTERS 

1. Consideration of the September 13, 2023 Planning Commission Minutes 

The September 13, 2023 Planning Commission Minutes were accepted as presented. 

WORK SESSION  

2. Frog Pond East and South Implementation-Development Code (Pauly) 

Daniel Pauly, Planning Manager, thanked Development Engineering Manager Amy Pepper, Natural 
Resource Manager Kerry Rappold, and City Engineer Zach Weigel for their input, support, and 
collaboration on the Frog Pond development standards. He presented the updates on the draft 
Development Code Amendments via PowerPoint, reviewing the key concepts related to housing 
variety, which included unit categories, urban form, minimum and maximum target unit categories, 
and described specific elements still being explored. (Slides 8-11) Questions for the Commission’s 
feedback/discussion were as follows:   
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• Thoughts on measuring one of the variety requirements on a larger scale than subdistrict? 
• Does the Commission support 60% as the max limit of a single unit category? 
• Does the Commission support the concept of variation of minimum requirements based on 

amount of different Urban Form Types? 
• Other input on topics still being refined? 

Comments from the Commission and responses to Commissioner questions were as follows: 
• Mr. Pauly described gap units, using the example if 25% of the units had to be a certain housing 

category/type, and developers were pushing for the rest to be detached homes, but the maximum 
number of detached homes plus that minimum 25% requirement did not add up to 100%; gap units 
were those that could not be part of that maximum and were not required to be part of the 
minimum. So, what happens to those ‘undesignated’ units?  
• Developers did not necessarily get to choose to put whatever they want in as gap units, but that 

was what Staff was testing. The concept was developers have choices with the gap units, but 
did the standards, as written, unintentionally require those gap units to be something.  

• He confirmed the minimums and maximums regarded the housing categories, (Slide 4) and 
affirmed the example that if the minimum for Category B was met and the maximum had been 
met for Category D, the developer would have to fill the gap with units from Category A or C; or 
the minimum is not really a minimum, so more Category B units would be required.  

• Miranda Bateschell, Planning Director, added Staff was trying to test the Code to understand if they 
were unintentionally pushing something in addition to the minimums being set, knowing they were 
also placing a maximum on any housing type. For example, it was not just a maximum on Unit 
Category D, but that any unit type should be 60%, and with 25% that would be 85%, so was Staff 
inherently requiring a specific housing type in that 15%? If so, and Staff said the minimum was 
really not 25% but 40%, then no flexibility was being provided to the developer. Staff wanted to 
test with the Code to ensure there was still some flexibility for a variety of housing types beyond 
just the minimum thresholds the City wanted to see in the area.  
• Mr. Pauly noted what Staff tended to see were things like minimum unit count, proximity to 

other unit types, and site planning seemed to resolve this issue on its own, but Staff continued 
to be very conscious of it to see if that actually holds true as they test different scenarios.  

• Writing or modifying Code was suggested to account for exceptions to ease the requirements on 
individual tax lots who develop first, as done in South Frog Pond.  
• Mr. Pauly noted challenges in Frog Pond East with one subdistrict with mixed use that was 

more difficult because it was broken up by a wetland and other tax lots, making it more difficult 
to make minimums and maximums work.  

• Writing Code in a more generic fashion was also suggested to allow for exceptions that could be 
discussed at a later date. Or was Staff literally trying to account for all the different exceptions? 
• Mr. Pauly believed it was a balance. The Code was drafted to take a discretionary path if some 

things did not work; however, one or two fairly straightforward, known exceptions could be 
easily written into the Code so they would not have to artificially go through a discretionary 
process later. 

• Mr. Pauly clarified one of Metro’s conditions with the urban growth boundary (UGB) expansion in 
2018 was that there was a minimum of 1325 units. Staff had modeled this, assumed 125 of those 
units would likely be in the mixed use on Brisband, then 1200 units would be spread out across the 
rest of the Master Plan to add up to the 1325 minimum.  
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• Ms. Bateschell noted the number from Metro included in the ordinance originated from the 
Frog Pond Area Plan, and what the Area Plan estimated for East and South. 

Discussion and feedback from the Planning Commission on the questions presented by Staff were as 
follows (Slide 12): 

Commissioner Hendrix stated she leaned toward the 60% maximum and was curious about the 
variation of the large scale of the subdistricts.  

Commissioner Karr: 
• Asked if variation meant just a larger scale in the subdistrict or within the subdistrict and within the 

larger? 
• Mr. Pauly responded developers could pick and choose. One concept could be to measure 

minimum by subdistrict and then do maximum across a larger geography, or the opposite; but 
however it was done, the intent was to ensure there was still that good level of variety within 
each subdistrict. 

• Noted the lower the level it was measured, the more it guaranteed getting the same thing at a 
higher level. If the concern was for a variety without making it too onerous on the builders, the 
lower the level that variety was required, the more complete the development would be to have 
variety.  

• Confirmed there were nine subdistricts.  
• Mr. Pauly clarified that generally, the subdistricts were about the same size. The smallest was 

Subdistrict S1, which was about five acres, but it was the oddball because it was just one 
property completely surrounded by streets which would have special provisions, because some 
of the variety requirements scale based on the size of development for feasibility purposes. 

• Believed if variety requirements were measured at the subdistrict level, then it would have that 
same variety at a larger level. He was definitely supported the 60%, which seemed to make sense. 
The more variation in the urban forms, the better and it gave the developer more options. 

Commissioner Willard stated the more she learned about the homelessness crisis and how it keeps 
festering, and how even Wilsonville residents were struggling with rent and housing costs, she believed 
the community needed to do all it could to increase the amount of available affordable middle 
housing, so whatever mixture achieved a goal of quantity of units and lower costs was her priority.  

Commissioner Neil agreed, but also knew developers needed a bit of flexibility to be profitable. She 
believed if 60% of their units were used single dwellings, the gap should be more on the middle 
housing cluster type of homes and not larger townhomes.  

Chair Heberlein: 
• Said he had trouble seeing how housing variety at a larger scale than a subdistrict would be 

practicable. How could the City force variety in such a broken or segmented development? In 
Villebois, the City could identify exactly what goes where, right down to the house. In Frog Pond 
with so many different property owners, development would be “haphazard” and entirely 
dependent upon who sells, the developer, etc. He did not know how Code could be written in a 
way that variety would function at a larger level; it was hard to visualize. 
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• Mr. Pauly replied it could be like Frog Pond East, where a developer develops across multiple 
subdistricts.  

• Responded he was not sure. He believed the 60% maximum limit on a single unit category was 
okay, but he would love to see some numbers to justify it was okay and to see some examples of 
what that would look like. It would likely be 60% single family. 
• Mr. Pauly responded not necessarily; there would probably be some 60% middle housing and 

some 60% apartments based on some of the models and ideas floated. He explained the 
models gave some good information but also some inaccurate information, so they were not 
quite ripe as far as sharing. The model does not really reflect a preference or direction Staff was 
headed. 

• Ms. Bateschell added Staff had essentially just seen first drafts and were starting to see what 
issues popped up and were working to resolve those issues, some of which would be brought 
back to the Commission in December. Staff would also share some example site plans of the 
entire Master Plan area to show demonstrations of the results of the Code, including examples 
of variety if the minimum versus the maximum density were used and hopefully some other 
alternatives to give the Commission a sense of what the standards would look like, and any 
refinements Staff considered to resolve any complications.  

• She confirmed the Commission was comfortable with Staff testing between 50% and 60% as the 
maximum limit of a single unit category, noting Staff would return to the Commission with those 
results.  

Dan Pauly, Planning Manager, continued the PowerPoint, summarizing the residential stormwater 
design standards, and noting the key updates since the Commission’s July work session. 

Kerry Rappold, Natural Resources Manager, noted this was kind of a unique process that he believed 
would be useful to other jurisdictions as well because while low impact development (LID) is required, 
without clear and objective standards, it was difficult for applicants to submit plans that were 
integrated and decentralized because there was no direction in terms of what needed to be considered 
for a development site. These design standards were really important as they would allow for a better 
discussion when working with various development sites in the community and provide more certainty 
in terms of the process.  

Questions for the Commission’s feedback/discussion were as follows:   
• Concerns or comments about removing the previously drafted threshold requirement? 
• Any additional concerns or questions about the draft stormwater standards? 

Comments from the Commission and responses to Commissioner questions were as follows: 

• Mr. Rappold explained the location prioritization list was created using locations that were most 
likely to be used in terms of having stormwater facilities and lent themselves to having them more 
readily placed in those locations. The locations were all equally important in the high priority. The 
list was a means of working through the development site in terms of where facilities could be 
placed, such as in the right-of-way, curb extensions, or remnant pieces of land, based on Staff’s 
experience with other sites and where a facility was most likely to work. 
• Mr. Pauly noted the list would be like a checklist when reviewing the development.  
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• Mr. Rappold added the City had rapidly moved from encouraging LID, but now through the 
MPDS MS4 permit the City has to comply with, LIDs are required to be incorporated into 
development sites. Staff was trying to find the best means possible to make that happen. 

• Mr. Pauly explained the size of the facilities would be dictated by the constraints around them; 
however, if any of the high priority areas were maxed out and there just was not enough land, it 
provided the flexibility to have a larger single facility, if that was the only option left.  

• Mr. Rappold confirmed it gave more flexibility by only having locations. It was problematic to try to 
establish a percentage that would actually work, so the proposed update made more sense in 
terms of how it was required. 

• What realistically prevents the developer from defaulting to lower priority. 
• Mr. Pauly replied when looking at a site plan, Staff could recognize pretty readily whether a 

developer was using stormwater facilities as dictated by the standards. Staff has tested it, and it 
seemed to work in that manner.  

• Mr. Rappold noted Staff always had the prerogative of telling the applicant that the site design did 
not meet City standards, so they would have to try again. The expectation was that the applicant 
would give some type of accounting of how they had gone through the priority locations and 
describe why they did or did not use them, and Staff would expect to see something in terms of 
that explanation or description. 

• He confirmed the Code included enough information for applicants to make a reasonable first pass. 
Staff has had detailed discussions about proposed sites, walking through the entire priority list and 
describing where facilities would be placed. He believed it would work well in that respect.  

• In Frog Pond West, it looked like two of the developments in progress had some pretty large 
stormwater facilities that were close in proximity. Would those fall into this lower priority 2B as a 
separate landscape track for stormwater facilities if these standards had been in place at the time?  
• Mr. Pauly confirmed some of the sites in Frog Pond West were certainly a catalyst for what 

Staff tried to develop with the proposed standards as Staff had to work back and forth with 
developers to incorporate LID without any clear and objective way to achieve them. 

Commissioner Willard: 
• Understood and agreed with the need to provide clear prioritization but was not fully convinced 

the priorities in Section E, such as street trees and minimum open space, would take precedence 
over stormwater. She suggested the priorities be reassessed because they seemed to be saying two 
different things.  
• Mr. Pauly explained it was a balance, noting language in the Code essentially said, “if there is no 

other locations for them”, then they can take priority.  
• For example, if a fire hydrant could be adjusted slightly to not stop installation of a large 

stormwater facility, the hydrant should be moved. However, if the space was too constrained, 
and a fire hydrant was needed, it would take precedent, similar with street trees. If there was 
enough room to put the tree behind a sidewalk, or somehow design it in such a way to provide 
more space for stormwater, that would be done. Otherwise, a mound would probably be 
created within the stormwater area to put street tree to balance all the competing interests for 
one little amount of land. 

• Mr. Rappold added that urban canopy street trees were part of the stormwater management 
system and the City gave credits for street trees or trees within the stormwater standards. 

• Supported keeping development costs low to get more affordable housing on the market. 
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Mr. Rappold explained that low impact development (LID), also referred to as green infrastructure, 
tried to replicate or mimic the way things would have been prior to development. The best way to 
manage stormwater was not to concentrate it or put it into pipes but disperse it. LID tries to capture 
runoff flows as close to where it was occurring, whether it was coming off a street or a roof or a 
parking lot, and intercept that runoff into these facilities, and not through a pipe system that took it to 
a big pond somewhere out of sight, out of mind. LID was a different approach in terms of trying to 
mimic what nature does. 

Chair Heberlein called for public comment. 

Mimi Doukas, AKS Engineering, distributed Preliminary Layout 30-Phasing Plan to the Commission, 
which she described as West Hills current schematic site plan. Fundamentally, the primary issue West 
Hills had concerns with was the ability to achieve the variety standards across the entire Stage 1 
Master Plan area, instead of by subdistrict.  
• West Hills was involved with the Azer property, believed to be the largest piece of property within 

the planning district, so the situation was kind of opposite from the one in Frog Pond South. 
• She understood the current thought was to require variety across each subdistrict, but she believed 

the City would rather want to achieve the variety across the planning area, particularly because of 
the block variety standards, to avoid ending up with monochromatic development.  

• West Hills located multifamily along the western edge on the site plan. Like every type of 
development, multifamily has parameters that are pretty unique, in that you do not see a single 
apartment building floating out in the middle of the neighborhood. They were typically developed 
by commercial developers with 200 dwelling units per development, which was what it took to 
have proper amenities, proper management, and a marketable project in the future if one wanted 
to sell it to another commercial real estate group. So, there was a certain amount of mass that 
went into a multifamily development. If West Hills had to achieve the multifamily in the middle 
subdistrict, it would be one or two apartment buildings sort of floating out in space, which was not 
how the real estate market works.  
• Multifamily was one housing type that does not want to be dispersed across the whole district. 

West Hills can achieve the mix of categories across the entire Stage 1 planning area in a pretty 
comfortable way and in a way that creates good urban design and provides good block level 
variety, but it matches the market.  

• One of West Hills' big concerns was how did the goals and policies the City wanted to achieve align 
with the marketplace to actually have development that could move forward, as far as selling 
homes, building apartments and bringing people to Wilsonville. There was a balance point in there. 
• If West Hill could achieve those variety standards across the whole Stage 1 master plan, then 

they could achieve some of the things shown in the distributed sketch, which was a quality 
sketch with place making, and things like that.  

• West Hills could probably deal with the rest of the metrics, the 60%, the different categories. The 
middle housing category was a struggle. It was not as tested in the marketplace and not as 
commercially viable, but West Hills had got a way to get there with some ADUs they were 
incorporating. The attached housing, townhomes, were no problem as long as they could be 
dispersed across the Stage 1 master plan. Fundamentally, their main struggle was the site planning, 
particularly for multifamily had some particular constraints to it. 
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• Regarding Stormwater, the commissioners have talked about affordability and making sure the 
output of this district is maximizing, and stormwater was really important. The more facilities there 
were, the more they spread across the district; the costs go up, efficiency goes down, and the land 
devoted to stormwater increases, and the cost gets spread across the homes ultimately.  

• The Azer site has the BPA powerlines which was a fantastic place to put stormwater in a super 
efficient way that preserves the buildable land within the district. As the language was currently 
proposed, it would make it very hard for West Hills to propose that type of facility, and that was a 
really perfect opportunity for an efficient stormwater facility.  
• The other place West Hills had stormwater located was next to the wetland on the southwest 

corner of the site. Next to a wetland, a facility could be constructed to mimic that wetland, 
have the visual appeal of a wetland, and be scaled to be efficient, lower management, lower 
maintenance in the right location. Wetlands are typically where stormwater wants to go 
because they were the low spots.  

• Those were West Hills’ concerns with the stormwater; it seemed like the stormwater was a one size 
fits all kind of approach. While it had the priorities, it seemed to be excluding these opportunities 
for efficiency that West Hills believed was in everybody's best interest. 

Ms. Bateschell stated Staff may want to have time to review the provided site plan in conjunction with 
the site plans Staff was reviewing and testing against the standards and provide responses to the 
information received tonight when returning to the Commission in December.  

Chair Heberlein believed it would be beneficial to have longer, dedicated time for Commissioner 
discussion with Staff to get into the details and work through some of the issues.    

Mr. Pauly agreed, noted Staff has looked similar site plans and kept those things in mind as Staff has 
been testing, so it made sense to test some of the items noted tonight. He appreciated West Hills' 
feedback and continued collaboration.  
• He clarified for the record that Ms. Doukas' intended to say that cottage clusters were not as tested 

in the marketplace, not "middle housing" as townhouses were tested. 

Dan Grimberg, West Hills Land Development, noted West Hills very much want to be part of Wilsonville 
and the Frog Pond East and South, adding West Hills has been a big partner with the City in producing 
housing. Frog Pond East and South have been very difficult because there were a lot of new concepts 
that were not necessarily tested. As a builder/developer, West Hills builds to market, they did not 
create the market, so whatever was done had to be market acceptable. The City was talking about big 
investments, and maybe it works, maybe it doesn’t—that doesn’t work in development. 
• He noted the site plan distributed to the Commission was Site Plan #30. West Hills has been 

working on this for a year and has had a number of meetings with the City and addressed many 
discussion items from Staff. He suggested reviewing the plan, which included all the variety of 
housing: small and a bit larger single-family, three-story, alley-loaded, and front-loaded 
townhomes, apartments, and mixed use, all on only 55 acres. There were a lot of different price 
points and a lot of different buyers. West Hills was doing the best it could, but it needed some 
flexibility.  

• The focus was not maximum limit percentages and categories but what was the community going 
to look like, what is the market, etc.; that is what West Hills has been testing on this variety every 
day and he believed they had a good site plan. He would like an hour or half hour of the City’s 
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attention to explain their site plan and why it worked. It was difficult to stand up at the end of a 
meeting and say this does not work. 

• West Hills was also very concerned about the cost of housing and with a lot of these policies, the 
cost of doing them did not seem to be a concern. 

• The size of the ponds and dispersing them throughout the site can affect the availability of land for 
development which affects the cost of housing. West Hills tested the Code on an earlier version 
and lost 15% of the density, which was a big hit; it did not work. In response, Staff removed that 
condition but said they did not want to see any large ponds even with all of West Hills’ low-impact 
development. He was not sure what "large pond" meant, but that was a normal treatment in the 
Metro area even with LID. 
• Some jurisdictions had moved from small ponds to large ponds because they were more 

efficient, provided better water quality, were easier to manage, and had lower maintenance 
costs. And now, this was going the other direction and it does cost money. 

• He reiterated that West Hills would like to meet with the Commission to discuss the policies 
further. 

Ms. Bateschell explained there was no standard policy or procedure around meeting with developers 
in work session. Staff has been meeting regularly with different members of the West Hills team, and 
there has been a lot of discussion on these things, including the stormwater policies. and that was 
partly why Staff was testing the different layers of Code, and this took time.  
• Staff has heard loud and clear from comments during meetings the concerns around certain 

standards, certain housing types, those percentages, how different lot standards intersects with 
housing variety standards, middle housing standards, etc. Staff has been testing what the potential 
outcomes were when those things are layered on top of each other. Another challenge was Staff 
could not be as prescriptive around what houses go where because of new State law. Staff 
understood the Commission wanted to achieve certain housing types and certain amounts of 
certain housing types; this approach had not been done before. 

• Staff wanted to understand what the complications were and where it started to fall apart, and 
that was where Staff started to see that maybe 50% was not the number, maybe it should be 60% 
to have some flexibility in what happens with the gap in housing numbers. Staff was looking at all 
the different standards and what was happening when the model and the site plans came back to 
see what was not working.  

• Once Staff had something that worked with Code, as discussed by the Planning Commission and 
directed by City Council, a financial analysis would be done to understand the cost to build the 
different housing types modeled in the site plan and whether it would be feasible. Understanding 
the developer’s building cost would help to understand the potential price of those homes. Staff 
would also do an assessment to understand the cost of different housing types selling in the area 
and within the Wilsonville market area, and what the cost would be to a buyer or renter.  
• Staff would want to understand how expensive the new housing variation standards variations 

would make on development, the effect of too many unit types coming into the market all at 
once, and so forth.  

• This was a new era of codifying housing and housing need, and it was more difficult than it has 
been in the past, so would be a challenging topic for everyone to work through. That was why Staff 
was doing all the additional analyses and trying to bring the Commission this additional information 
so that the City could make sound policy. 
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Amanda Guile-Hinman, City Attorney, noted there was value in having some leniency in the typical 
rules for discussions during the work session items, but the important thing for the Planning 
Commission to remember was when West Hills provides comment, they are talking only about the area 
they have under the contract, and the standards would address a much larger area. 

Commissioner Willard stated it would be great to see a site plan and what the average cost per unit 
would be compared to one that meets the block variability, stormwater distribution and housing 
variety to see what adhering to some of the policies did to the bottom line.  

Chair Heberlein agreed that was a great idea.  

3. Stormwater System Master Plan (Rappold)  

Kerry Rappold, Natural Resources Manager, stated in 2021, the City started this project to update the 
2012 master plan and tonight's presentation was intended to give the Commission a quick preview of 
important information in the draft Stormwater System Master Plan, which Staff hoped to finalize by 
the end of November. He noted master plan updates were typically done every ten years and that the 
Executive Summary and Capital Improvement Plan were in the packet. 

Mr. Rappold and Angela Weiland, Brown & Caldwell, presented the Stormwater Master Plan Update 
via PowerPoint, reviewing the public outreach received in 2021 regarding stormwater management in 
Wilsonville; the Master Plan development process, which involved evaluating problem areas, 
identifying solutions, and getting Staff input; regulatory drivers and the overlap between the Master 
Plan, NPDES MS4 Permit/SWMP and the TMDL Implementation Plan; technical evaluations; and the 
development and an overview of the Capital Program. Two of the proposed capital projects at Day 
Road and Morey’s Landing were described, as well as the implementation of the Capital Program and 
the next steps to finalize the draft, which included hosting a virtual open house in December and a rate 
study. 

Comments from the Commission and responses to Commissioner questions were as follows: 
• Ms. Wieland noted the outcome from the surveys showed Wilsonville citizens were very well 

educated and informed about stormwater, its implications, and what assets and infrastructure 
were related to making sure stormwater was not a detriment to receiving water health. Some 
feedback was related to problem areas and was directly incorporated into the problem area list. 
Some reported issues stemmed from areas that would be redeveloped in the near term and did not 
necessarily translate to a project but were documented in the Master Plan to be recognized. 
• Morey’s Landing was an example of incorporating innovative solutions into the Master Plan, 

where the pipes could have been upsized to alleviate the bubbler, but the project team wanted 
to recognize that water quality in a developed area had inherent aesthetics and livability 
benefits to the city, not just to comply with permits.  

• The elevations and patterns of the BPA easement corridor were considered, and the team tried 
to incorporate the use of the City's stormwater design standards and the sizing of that area and 
really honed in a bit more on what those kind of multi-objective solutions look like.  

• A primary area of focus was Memorial Park and Library Pond, which has been a stormwater 
feature and where the City did a lot of stormwater monitoring. The project team wanted to 
look more specifically at the sizing and ability of that facility to accommodate redevelopment 
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CITY COUNCIL MEETING 
STAFF REPORT 
 

Meeting Date: August 7, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission held a work 
session on the same topic and their feedback is 
reflected in the attachments. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Development Code amendments. 
 

Recommended Language for Motion: N/A 
 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South 
Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session focuses on details of the 
proposed Development Code amendments related to urban form and building architecture.  
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations. 
 
This work session will bring forward draft Development Code amendments related to design 
standards (Attachment 1) developed by the project team and reviewed and supported by the 
Planning Commission in a work session. The amendments include: 
 

 Defining “urban form” and related terms as they are used in the regulatory approach for 
this area;  

 Establishing architectural design standards for structures outside the Brisband Main 
Street (the standards for Brisband mixed-use buildings were reviewed in a previous work 
session) that are clear and objective and have direct relationships to maintaining a 
pedestrian supportive environment and overall quality and interest of design; and 

 Special design standards for development along Stafford Road and Advance Road due to 
the visual prominence of these areas. 

 
Attachment 2 includes, for ease of reference, excerpts from the Frog Pond East and South Master 
Plan that give specific direction for implementing Development Code related to these items.  
 
For the City Council’s reference to understand the existing citywide design standards proposed 
to apply to Frog Pond East and South, staff included the existing Subsection 4.113(.14) 
(Attachment 3). Most of these citywide design standards were adopted as part of the Middle 
Housing in Wilsonville Project in 2021. 
 
The project team invites the City Council to review the draft code amendments and supporting 
information, ask any clarifying questions, and provide feedback. 
 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
The project team and Planning Commission will continue to work through the proposed 
Development Code amendments to implement the Frog Pond East & South Master Plan over the 
coming months. City Council action on the Planning Commission’s recommendation is planned 
for later in 2023 or early 2024. 
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CURRENT YEAR BUDGET IMPACTS:  
The majority of the work related to the Development Code presented in this work session was 
done under the budget authorized in the prior fiscal year. This work has primarily been funded 
from the $350,000 Metro grant for the Frog Pond East and South Master Plan and matching City 
funds in the form of staff time. With changes to residential zoning approaches related to middle 
housing, and the Council’s goals for housing equity and variety, the project team finds it advisable 
to extend the project timeline to invest in testing the draft code standards and further developing 
them during the FY 23-24. While remaining rolled-over grant funding is anticipated to cover a 
good amount of this additional work, there is potential for additional funding needs. If additional 
funding is needed, professional services funds from the planning division budget will pay for 
related consultant work or staff will submit a supplemental budget request for Council 
consideration.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team is engaging key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods as well as updated certain citywide residential standards 
and review processes. This includes furthering of the City’s Equitable Housing Strategic Plan and 
Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement intent in the Frog Pond East 
and South Master Plan. A number of alternative amendments can be considered to meet the 
same intent. 
 
CITY MANAGER COMMENT:   
N/A 
 
ATTACHMENTS:  

1. Draft Development Code Amendments Related to Design (May 2023) 
2. Excerpts from Frog Pond East and South Master Plan related to Development Code 

Implementation  
3. Wilsonville Development Code Subsection 4.113 (.14) Residential Design Standards 

(citywide) 
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Frog Pond East and South Implementation 
 

Draft Development Code Amendments Related to Design and 
Supporting Information (May 2023) 

 
1. Define “Urban Form” and related terms: 
 

 Intent: Since “Urban Form” is a new term for Wilsonville’s 
Development Code that is tied directly to control of development 

related definitions will help provide clarity to what it is and how it is 
used in regulating development. 

 Explanation: Specific definitions are proposed for “Urban Form”, 
“Urban Form Type”, and “Urban Form Type Designation” 

 Code Reference: Section 4.001 Definitions  
 Draft Code Amendment: 

 

4.001 (.XXX) Urban Form – The physical characteristics of an area 
determined by the bulk, placement, and spacing of buildings and related 

site improvements.  
 

4.001 (.XXX) Urban Form Type – In the Residential Neighborhood (RN) 

Zone, a categorization between different planned Urban Forms with Type 
1 having the most urban look and feel and Type 3 having the least urban 

look and feel. 
 

4.001 (.XXX) Urban Form Type Designation – A designation applied to 

land within the Residential Neighborhood (RN) Zone that determines what 
lot and structure standards apply to guide Urban Form. 

 

2. Architectural Design Standards for Frog Pond East and South 

besides Brisband Main Street: 
 

 Intent: To clarify which of the design standards established for the 

Residential Neighborhood (RN) Zone for Frog Pond West apply to Frog 
Pond East and South versus citywide design standards in Subsection 

4.113 (.14). These design standards will apply to Frog Pond East and 
South residential development except the mixed-use on Brisband 

Street which will be subject to the main street standards the 
Commission reviewed in March. 

 Explanation: Edit language in Section 4.127 and 4.113 to clarify 

which design standards apply to Frog Pond East and South. The 
general default is to rely on citywide design standards unless the 

particular standard has specific relevance to the design intent of the 
area or consistency with Frog Pond West. 

 

RN Zone Standards for Frog Pond West to apply: 
 

 Main entrance standards 
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 Garage standards (simplified) 
 Prohibited Materials 

 Fences 
 Design adjacent to school and parks 

 
RN Zone Standards for Frog Pond West to not apply: 
 

 Window and glazing standards (typically met anyway) 
 Articulation (duplicative of new citywide standards) 

 Residential design menu (key standards apply citywide, not seen as 
necessary) 

 House plan variety (duplicative of new citywide standards) 

 
 Code Reference: Section 4.127 (.14) through (.18) Residential 

Neighborhood (RN) Zone Residential Design and Similar Standards. 
Section 4.113 (.14) Residential Design Standards (citywide) 

 Draft Code Amendment: 

 
Note: Commentary in is added in gray italics from Planning staff, including 

the planners that have reviewed the majority of the house permits under 
the current RN zone requirements. 

 

Section 4.127 

(.14) Main Entrance Standards: 

Commentary: These standards are simple to apply, consistent with the 

desired pedestrian orientation of Frog Pond, and are similar to citywide 
standards applied to some middle housing types. Staff recommends 

applying fully to Frog Pond East and South. The exception is C. regarding 
height of front door, which has not been used and could preclude 
“brownstone” style townhouses. 

A. Purpose. These standards:  

1. Support a physical and visual connection between the 

living area of the residence and the street;  

2. Enhance public safety for residents and visitors and 
provide opportunities for community interaction;  

3. Ensure that the pedestrian entrance is visible or clearly 
identifiable from the street by its orientation or 

articulation; and  

4. Ensure a connection to the public realm for development 
on lots fronting both private and public streets by making 

the pedestrian entrance visible or clearly identifiable from 
the public street.  

B. Location. At least one main entrance for each structure must:  
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1. Be within 12 feet of the longest street-facing front wall of 
the dwelling unit; and  

2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; 
or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; 

and  

(iii) Be covered with a roof or trellis.  

 

 

C. Distance from grade. Main entrances meeting the standards in 

subsection B., above, must be within four feet of grade. For the 
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purposes of this Subsection, grade is the average grade 
measured along the foundation of the longest street-facing wall 

of the dwelling unit.  

(.15) Garage Standards: 

Commentary: Generally these have been useful standards. However in 
implementation staff feels the garage wall for wider homes over just 
garage door for all homes has added complexity without notable benefit. 

Staff suggests removing garage wall standard unless a compelling 
benefit to keeping is identified, while still requiring garage door and 

other standards.  

 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between 
the living area of the residences and the street;  

2. Ensure that the location and amount of the living area of the 
residence, as seen from the street, is more prominent than 
garages;  

3. Prevent garages from obscuring the main entrance from the 
street and ensure that the main entrance for pedestrians, rather 

than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing 

garages and vehicle areas from dominating the views of the 
neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking 

views of the street from inside the residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the 
regulations of this subsection apply to garages accessory to 
residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the 
street with an average slope of 20 percent or more.  

3. Standards: 

a. The length of the garage wall facing the street may be up to 
50 percent of the length of the street-facing building façade. 

For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and 
accessory structures, the standards apply to the street-

facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that 
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are less than 50 feet wide at the front lot line, the standard 
in (b) below applies.  

a.b. For lots less than 50 wide at the front lot line, the following 
standards apply:  

(i) The width of the garage door(s) may be up to 50 
percent of the length of the street-facing façade.  

b.(ii) The garage door must be recessed at least 

four feet from the front façade or six feet from the 
front of a front porch.  

c.(iii) The maximum driveway width is 18 feet.  

d. Where a dwelling abuts a rear or side alley or a shared 
driveway, the garage shall orient to the alley or shared 

drive.  

e. Where three or more contiguous garage parking bays are 

proposed facing the same street, the garage opening closest 
to a side property line shall be recessed at least two feet 
behind the adjacent opening(s) to break up the street facing 

elevation and diminish the appearance of the garage from 
the street. Side-loaded garages, i.e., where the garage 

openings are turned away from the street, are exempt from 
this requirement.  

f. A garage entry that faces a street may be no closer to the 
street than the longest street facing wall of the dwelling 
unit. There must be at least 20 feet between the garage 

door and the sidewalk. This standard does not apply to 
garage entries that do not face the street.  

 

(.16) Residential Design Standards: 

Commentary: Many of these standards fall under two categories in staff’s 

review in support of not applying them in Frog Pond East and South: (1) 
duplicative of citywide standards adopted as part of Middle Housing in 

Wilsonville project; (2) complex to administer without substantial 
benefit. In general, staff feels citywide residential design standards 
should apply unless there is a compelling reason not to. 

A. Purpose. These standards:  

1. Support consistent quality standards so that each home 

contributes to the quality and cohesion of the larger 
neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks 

and neighborhoods, whether a neighborhood develops all at 
once or one lot at a time, avoiding homogeneous street 

frontages that detract from the community's appearance.  

146

Item E.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1060

Item 2.



Frog Pond East and South Work Session August 7, 2023, Attachment 1 
 

B. Applicability. In Frog Pond West these standards apply to all 
façades facing streets, pedestrian connections, parks, open space 

tracts, the Boeckman Trail, or elsewhere as required by this Code or 
the Development Review Board. Exemptions from these standards 

include: (1) Additions or alterations adding less than 50 percent to 
the existing floor area of the structure; and, (2) Additions or 
alterations not facing a street, pedestrian connection, park, or open 

space tract. In Frog Pond East and South the design standards 
in 4.113 (.14) apply to all public-facing facades. 

C. Windows. The standards for minimum percentage of façade surface 
area in windows are below. These standards apply only to facades 
facing streets, pedestrian connections, parks, and open space tracts.  

Commentary: The language is left in because it remains applicable 
to Frog Pond West. However, as defined in the applicability 

subsection B. it is proposed that these standards not apply in Frog 
Pond East and South. 

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design 

elements are provided per Section 4.127(0.15)E., Design 
Menu.  

c. Ten percent—front facades facing streets if a minimum of 
seven design elements are provided per Section 
4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design 
elements are provided per Section 4.127(0.15)E., Design 
Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from 

the building to the street. Glass block does not meet this 
standard. Windows in garage doors and other doors count 
toward this standard.  

5. Street-facing facades along Boeckman Road and Stafford Road 
must meet the standards for front facades.  

D. Articulation. Plans for residential buildings shall incorporate design 
features such as varying rooflines, offsets, balconies, projections 
(e.g., overhangs, porches, or similar features), recessed or covered 

entrances, window reveals, or similar elements that break up 
otherwise long, uninterrupted elevations. Such elements shall occur 

at a minimum interval of 30 feet on façades facing streets, 
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pedestrian connections, parks, open space tracts, or elsewhere as 
required by this Code or the Development Review Board. Where a 

façade governed by this standard is less than 30 feet in length, at 
least one of the above-cited features shall be provided.  

Commentary: The language is left in because is remains applicable 
to Frog Pond West. However, as defined in the applicability 
subsection B. it is proposed that these standards not apply in Frog 

Pond East and South. 

 

E. Residential Design Menu. Residential structures shall provide a 
minimum of five of the design elements listed below for front 
façades and façades facing Boeckman Road and Stafford Road, 

unless otherwise specified by the code. For side façades facing 
streets, pedestrian connections, parks, open space tracts, a 

minimum of three of the design elements must be provided. Where a 
design feature includes more than one element, it is counted as only 
one of the five required elements.  

Commentary: The language is left in because is remains applicable 
to Frog Pond West. However, as defined in the applicability 

subsection B. it is proposed that these standards not apply in Frog 
Pond East and South. 

1. Dormers at least three feet wide.  

2. Covered porch entry—minimum 48 square foot covered front 
porch, minimum six feet deep and minimum of a six foot deep 

cover. A covered front stoop with minimum 24 square foot area, 
four foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of 
the building a minimum of four feet and enclosed by a railing or 

parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and 
containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, 

corbels, exposed rafter ends or brackets (does not include a 
garage gable if garage projects beyond dwelling unit portion of 

street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative 
materials occupying at least 60 square feet of the street façade.  
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11. Bay or bow windows - extending a minimum of 12 inches 
outward from the main wall of a building and forming a bay or 

alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door 

or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in 
the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door 
designed to resemble two smaller garage doors and/or windows 

in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone 
or brick extending at least 36 inches above adjacent finished 

grade occupying a minimum of ten percent of the overall 
primary street facing façade.  

16. Entry courtyards which are visible from, and connected directly 
to, the street. Courtyards shall have a minimum depth of ten 
feet and minimum width of 80 percent of the non-

garage/driveway building width to be counted as a design 
element.  

F. House Plan Variety. No two directly adjacent or opposite residential 
structures may possess the same front or street-facing elevation. A 

structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house 
plan variety. This standard is met when front or street-facing 

elevations differ from one another due to different materials, 
articulation, roof type, inclusion of a porch, fenestration, and/or 

number of stories. Where façades repeat on the same block face, 
they must have at least three intervening residential structures 
between them that meet the above standard. Small Lot 

developments over ten acres shall include duplexes and/or two-unit 
townhouses comprising ten percent of the homes—corner locations 

are preferred.  

Commentary: The language is left in because is remains applicable 
to Frog Pond West. However, as defined in the applicability 

subsection B. it is proposed that these standards not apply in Frog 
Pond East and South. 

G. Prohibited Building Materials. The following construction materials 
may not be used as an exterior finish:  

Commentary: The language is left in because is remains applicable 

to Frog Pond West. However, as defined in the applicability 
subsection B. it is proposed that these standards not apply in Frog 

Pond East and South. 

1. Vinyl siding.  
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2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  

5. Fiberglass panels.  

(.17) Fences: 

Commentary: Has similar applicability to Frog Pond East and South as 
West. 

A. Within Frog Pond West, fFences shall comply with standards in 4.113 
(.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford 
Road shall be placed at lot corners where possible.  

2. A solid fence taller than four feet in height is not permitted 

within eight feet of the brick wall along Boeckman Road and 
Stafford Road, except for fences placed on the side lot line that 

are perpendicular to the brick wall and end at a column of the 
brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public 
Open Spaces. 

Commentary: Has similar applicability to Frog Pond East and South as 
West. 

A. Purpose. The purpose of these standards is to ensure that 
development adjacent to schools and parks is designed to enhance 
those public spaces with quality design that emphasizes active and 

safe use by people and is not dominated by driveways, fences, 
garages, and parking.  

B. Applicability. These standards apply to development that is adjacent 
to or faces schools and parks. As used here, the term adjacent 
includes development that is across a street or pedestrian 

connection from a school or park.  

C. Development must utilize one or more of the following design 

elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the 

side street that does not face the school, park, or public open 
space.  

3. Recess of the garage a minimum of four feet from the front 
façade of the home. A second story above the garage, with 
windows, is encouraged for this option.  
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D. Development must be oriented so that the fronts or sides of 
residential structures face adjacent schools or parks. Rear yards and 

rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that 

there is no practicable alternative due to the size, shape or other 
physical constraint of the subject property.  

 

Section 4.113 

(.14) Design Standards for Detached Single-family and Middle 

Housing.  

Commentary: Language added to clarify exceptions to citywide 
standards in the RN Zone only apply to the Frog Pond West 

neighborhood. The citywide standards are proposed to apply in Frog 
Pond East and South. 

A. The standards in this subsection apply in all zones, except as 
indicated in 1.—23. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in 

the Village Zone or the Frog Pond West neighborhood in the 
Residential Neighborhood Zones, as these zones have their own 

variety standards, except that the standards do apply within 
middle housing development with multiple detached units on a 

single lot which the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, 
quadplexes, and townhouses in Subsections D.1-2. and E. 2-3. 

do not apply in the Village Zone or Residential Neighborhood 
Zone as these zones have their own related standards applicable 

to all single-family and middle housing.  

3. The window standards for triplexes, quadplexes, and 
townhouses in Subsection D. 2. And E. 3. do not apply in 

the Village Zone or the Frog Pond West neighborhood in 
the Residential Neighborhood Zone as these zones have 

their own related standards applicable to all single-family 
and middle housing. 

 

3. Special Design Addresses from Master Plan: 
 

 Intent: Establish standards for special urban design treatments along 
Stafford and Advance Roads consistent with the Frog Pond Area Plan, 

interface with Frog Pond West, and the Frog Pond East and South 
Master Plan. 

 Explanation: Add language establishing the special requirements 

along Stafford and Advance Roads including fencing requirements, 
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structure orientation and entrances. See Master Plan Implementation 
Measure 9 on page 107-108 of the Master Plan.  

 Code Reference: New Subsection 4.127(.22) Residential 
Neighborhood Zone-Special Design Addresses in Frog Pond East and 

South. 
 Draft Code Amendment: 

 

(.22) Residential Neighborhood Zone-Special Design Addresses in 
Frog Pond East and South. 

 
A. Purpose. The purpose of the design standards in this subsection 

are to provide clear and objective standards to enhance the look 

and feel of development along SW Stafford Road and SW 
Advance Road. 

 
B. Applicability. The design standards are applicable to all 

structures along or surrounding the designated streets.  

 
C. Special Design Address Standards for east side of SW Stafford 

Road as well as the north side of SW Advance Road from 
Stafford Road to the wetland approximately 250 feet east of SW 

Stafford Road: 
 
 1. Courtyard Walls and Pedestrian Access Points: 

 
a. Except for pedestrian access points, the frontage of 

each lot or tract (not counting any landscape tract 
running parallel with the road) shall have a four-
foot red-brick courtyard wall matching the style 

shown in Figure X. below.  
 

 
Figure X. 4 Foot Wall Along Stafford Road 
 
b. Except for corner lots at SW Stafford Road and SW 

Brisband Street, each lot shall have at least one 
paved walkway extending from the Stafford Road 

sidewalk providing a pedestrian access point. Any 
gates at pedestrian access point shall have a black 
“iron style” gate matching the style shown in Figure 

X2. below. 
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Figure X2. 4-Foot High Gate for Pedestrian Access Points 

along SW Stafford Road 

 
 

  2. Structure and Entry Orientation: 

 
a. Except for corner lots at SW Stafford Road and SW 

Brisband Street, the facades of structures facing 
SW Stafford Road shall meet all design standards 
for front facades. Generally this will be the front 

façade of the structure, but if it is the side or rear 
façade, the façade must still meet front façade 

standards including having at least one building 
entrance oriented towards SW Stafford Road. 

 

D. Special Design Address Standards for SW Advance Road, except 
for the portion on the north side included in the Stafford Road 

Design Address C. above: 
 

1. Only front yards shall be oriented towards SW Advance 
Road with front entrances facing the street, except for 
corner lots at intersecting streets where side yards and 

side facades may front SW Advance Road, as necessary.  
 

2. Lots shall have courtyard fencing matching Figure X. 
including any side yards for lots oriented on intersecting 
streets. 
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(image to be updated once confirmed desired design) 

 

3. No motor vehicle access is allowed directly from SW 
Advance Road except for emergency access requested by 

the Fire District and approved by the City Engineer. 
 

4. Lots shall be considered to front SW Advance Road even if 

a landscape tract exists between the lot and the SW 
Advance Road right-of-way. 
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Subdistricts 
Figure 14 shows the concept of “subdistricts” within Frog Pond East and South. 
The subdistricts are intended as “neighborhoods within neighborhoods” – areas 
with cohesive building form, public realm features, and other characteristics that 
give them identity. There are ten subdistricts planned for Frog Pond East and 
South. Each will have a “green focal point” that is central in the subdistrict and/or 
aligned with a key feature such as a tree grove. The focal points, together with the 
neighborhood destinations, will provide many community gathering places in Frog 
Pond East and South.
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Implementing the Design Concepts
The design concepts discussed above are the foundation of the Master Plan’s intent 
to create a strong sense of place and identity in Frog Pond East and South. The 
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following 
section summarizes how the Master Plan’s key features and intended outcomes 
implement the design concepts. Additional descriptions are provided in the Land 
Use and Public Realm chapters of this report.

Neighborhood Destinations Within Frog Pond 
East and South 

• Park/gathering space at the Frog Pond Grange 

• A Future Frog Pond East Neighborhood Park 

• The SW Brisband Main Street as a neighborhood-scale commercial and 
mixed-use center 

• The Frog Pond South Community Park 

• Meridian Creek Middle School 

• “Green focal points” within each subdistrict 

• Meridian Creek and Newland Creek natural areas 

• Significant tree groves
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Green Focal Points 

In addition to the planned Community Park in Frog Pond South and the 
Neighborhood Park in Frog Pond East, several “green focal points” are identified 
in central locations within each walkable subdistrict of the planning area. These 
are flexible in location and size but are intended to serve as central neighborhood 
destinations or gathering places that contribute to neighborhood character and 
identity. In addition to being centrally located, these focal points will be integrated 
into the neighborhood with front doors facing them, where possible, and provide 
clear and inviting access for public use. 

Many different kinds of uses and activities are envisioned for the green focal points. 
Examples include community garden plots, small playgrounds or splash pads, 
nature play areas, pocket parks or plazas, and central green courtyards within 
housing developments. These smaller open spaces also provide opportunities to 
preserve mature and significant trees and provide visible stormwater treatment.
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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a. On the east side of SW Stafford Road provisions will combine blending 
the brick wall design used in Frog Pond West and the desire to have 
structures have a presence fronting SW Stafford Road with access to the 
protected sidewalk and bicycle path. These provisions will include: 

i. Requiring structures, besides those fronting the SW Brisband Main 
Street, to have pedestrian access and entrances facing SW Stafford 
Road; 

ii. Requiring courtyard-style brick fences matching the materials used 
along the edges of Frog Pond West, except being approximately half 
the height, with buildings setback to create usable courtyard areas;

iii. Requiring three-story structures, or two-story equivalent to three 
story-height, along Stafford Road between SW Advance Road 
and the SW Brisband Main Street and for one block north of the 
SW Brisband Main Street. This will ensure structures have a visual 
presence on SW Stafford Road while not dominating the streetscape 
and provide a gradual design transition from the four-story 
structures on SW Brisband. 

b. SW Advance Road provisions will be added to require residential 
structure orientation, including main entrance, to SW Advance Road. 
This provision intends to ensure SW Advance is integrated into the 
design of the development like other collectors in the area such as SW 
Willow Creek Drive in Frog Pond West. The provisions also ensure homes 
on the north side of SW Advance across from the community park face 
the community park. 

c. Provisions will require development around the East Neighborhood Park 
to orient as to have an active side of the development facing the park. 

10. The Master Plan shows the entire area between streams just below where SW 
Kahle Road forks as SROZ based on existing tree canopy. According to the 
property owner a portion of this area may have been planted as agricultural 
trees and may not meet criteria to be SROZ. The City will coordinate with the 
property owner to further evaluate if a portion of this area is developable 
or if it should remain in the SROZ. If it is found to be developable, code 
provisions will allow it to be developed consistent with Type 3 Urban Design 
standards.

11. Standards that ensure private yard spaces, particularly for closely spaced 
detached homes, are of a size and design that are usable, accessible, and 
practical to maintain.
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Housing variety on the block level prevents segregation of housing types that 
often subsequently segregates populations by economic status. Code provisions, 
likely incentives but potentially requirements, related to the percent of net area of 
blocks by housing category will help ensure a fine grained variety of housing type 
and integration of lower cost housing. 

Coding for Main Street

The Brisband Main Street received very strong support in open houses, focus 
groups, tabling events and surveys for the Master Plan. Community members were 
excited that Main Street could become a walkable and attractive destination with 
restaurants, shops and services. 

Wilsonville has existing and future models of the type of pedestrian-oriented 
commercial center envisioned for the Frog Pond’s Main Street. The village center 
in Villebois is an anchor point for that community with its well-designed public 
realm, higher density housing, mixed-use, and strong connections to the adjacent 
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the 
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and 
three-to-four story building form. 

To achieve the vision for the Brisband Main Street, the following design and 
development strategies for the Brisband Main Street will be implemented: 

• Permit neighborhood-scale retail, services, mixed-use, multi-family 
residential 

• Prohibit drive-through uses and facilities 

• Adopt development standards such as: 

 › Shallow setbacks to bring buildings close to Main Street’s sidewalks 

 › Up to 4-story building height 

"The overall vision for the neighborhood commercial center is that it is a place that 
provides local goods and services within easy access of the local neighborhoods, has 

a high quality and pedestrian-oriented design, and serves as a gathering place for 
the community. Due to its small scale and local orientation, it will not compete with 

other commercial areas in Wilsonville.” 

— Frog Pond Area Plan
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 › Tall ground floors to emphasize storefront character 

 › Building frontages that occupy a high percentage of the block faces 
along Main Street 

• Adopt design standards such as: 

 › Primary entrances oriented to Brisband or its intersections

 › Front setback areas designed for pedestrian use 

 › Parking to the sides or rears of buildings 

 › Small plazas designed as an accessible amenity 

 › Weather protection (awnings and/or canopies) along sidewalks 

 › Building articulation, fenestration, and materials that make Main 
Street an attractive place and contribute to the vitality of the street 
environment 

The City may initiate a design study for Main Street to evaluate detailed public 
realm improvements and coordinate them with private development. 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

 (.14) Design Standards for Detached Single-family and Middle Housing.  

A. The standards in this subsection apply in all zones, except as indicated in 1.—2. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential 
Neighborhood Zones, as these zones have their own variety standards, except that the standards 
do apply within middle housing development with multiple detached units on a single lot which 
the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures 
that are attached to one another such as a grouping of townhouses.  

C. Standards applicable to all residential structures except as noted in I. below.  

1. Façade Variety: 

a. Each public-facing façade of a residential structure shall differ from the public-facing 
façades of directly adjacent residential structures in at least one of the three ways listed in 
Subsection d. below.  

b. Where public-facing façades repeat on the same block, at least two residential structures 
with different public-facing façades shall intervene between residential structures with the 
same public-facing façades, with sameness defined by not differing in at least one of the 
three ways listed in Subsection d. below.  

c. For façades of residential structures facing a public street, the façade of any residential 
structures directly across the street shall differ in at least one of the three ways listed in 
Subsection d. below. Directly across means any residential structure façade intersected by 
imaginary lines extending the shortest distance across the street from the mid-point of a 
façade and from the edges of a façade. See Figure 1 below.  

d. A façade shall be considered different if it differs from another façade in at least one of the 
following ways:  

i. Variation in type, placement, or width of architectural projections (such as 
porches, dormers, or gables) or other features that are used to meet the 
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If 
adjacent or opposite façades feature the same projection type, the projections 
on adjacent/opposite façades must differ in at least one of the following ways:  

• At least 20 percent difference in width; or  

• Horizontally offset by at least five feet. For the purposes of this standard, 
"offset" means a measurable difference of at least five feet from the left 
edge of the projection to the left edge of the front façade or at least five 
feet from the right edge of the projection to the right edge of the front 
façade.  

ii. At least 20 percent of the façade (excluding glazing) is covered by different 
exterior finish materials. The use of the same material in different types of 
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siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different 
materials for the purpose of this standard.  

iii. Variation in primary paint color as determined by a LRVR (Light Reflectance 
Value) difference of at least 15 percent.  

 

Figure 1. Determining If A Residential Structure is Directly Across the Street from Another 
 

2. Architectural Consistency and Interest. 

a. Architectural styles shall not be mixed within the same residential structure (a series of 
attached structures is one structure for the purpose of these standards). Architectural style 
consistency is defined by adherence to all of the following:  

i. Use of the same primary and supporting façade materials throughout the 
structure.  

ii. Use of no more than two roof pitch angles.  

iii. Use of the same door size for each primary entrance in the structure.  

b. Articulation. All public-facing façades of residential structures, other than townhouses, 
shall incorporate the following design elements at a minimum interval of every 30 feet, 
except as noted in 2.c. below. The minimum number of design elements is determined by 
dividing the façade length by 30 and rounding up to the nearest whole number. For 
townhouse articulation standards, see subsection (.14)E.4.  

i. varying rooflines.  

ii. offsets of at least 12 inches.  

iii. balconies.  

iv. projections of at least 12 inches and width of at least three feet.  

Attachment 3 Frog Pond East and South Master Plan Work Session August 7, 2023 
Subsection 4.113 (.14) Wilsonville Code-Residential Design Standards (citywide)

174

Item E.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1088

Item 2.



 

 

 
    Created: 2023-03-15 13:14:11 [EST] 

(Supp. No. 2) 

 
Page 3 of 21 

v. porches.  

vi. entrances that are recessed at least 24 inches or covered.  

vii. dormers at least three feet wide.  

c. For structures with two or more dwelling units, a single design element that spans at least 
50 percent of the façade of two adjacent units can count as two articulation elements to 
meet the standard in subsection b. and can meet the standard for 60 feet of façade width 
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other 
required design elements on the façade.  

d. Articulation Element Variety: Different articulation elements shall be used as provided 
below. For the purpose of this standard, a "different element" is defined as one of the 
following: a completely different element from the list in subsection 2.b above; the same 
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by 
at least three feet.  

i. Where two to four elements are required on a façade, at least two different 
elements shall be used.  

ii. Where more than four elements are required on a façade, at least three 
different elements shall be used.  

e. Reductions to required windows percentage: The required percent of façade of a 
residential structure in the public-facing façade covered by windows or entry doors for 
single-family or middle housing in any zone may be reduced to the percentages that 
follows:  

i. For of 1.5 or 2-story façades facing the front or rear lot line:  

• 12.5 percent if six of the design features in Subsection e.v. below are 
used.  

• Ten percent if seven or more of the design features in Subsection e.v. 
below are used.  

ii. For 1-story façades facing the front or rear lot line;  

• 12.5 percent if less than six design features in Subsection e.v. are used  

• ten percent if six or more design features in Subsection e.v. are used  

iii. For façades facing a side lot line:  

• Five percent regardless of the number of design features  

iv. Glass block does not count towards meeting window and entry percentage  

v. Window reduction design features:  

• Dormers at least three feet wide.  

• Covered porch entry—minimum 48 square foot covered front porch, 
minimum six feet deep and minimum of a six foot deep cover. A covered 
front stoop with minimum 24 square foot area, four foot depth and hand 
rails meets this standard.  

• Front porch railing around at least two sides of the porch.  
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• Second story balcony—projecting from the wall of the building a 
minimum of four feet and enclosed by a railing or parapet wall.  

• Roof overhang of eight inches or greater.  

• Columns, pillars or posts at least four inches wide and containing larger 
base materials.  

• Decorative gables—cross or diagonal bracing, shingles, trim, corbels, 
exposed rafter ends or brackets (does not include a garage gable if garage 
projects beyond dwelling unit portion of street façade).  

• Decorative molding above windows and doors.  

• Decorative pilaster or chimneys.  

• Bay or bow windows—extending a minimum of 12 inches outward from 
the main wall of a building and forming a bay or alcove in a room within 
the building.  

• Sidelight and/or transom windows associated with the front door or 
windows in the front door.  

• Window grids on all façade windows visible from behind fences 
(excluding any windows in the garage door or front door).  

• Maximum nine foot wide garage doors or a garage door designed to 
resemble two smaller garage doors and/or windows in the garage door 
(only applicable to street facing garages).  

• Decorative base materials such as natural stone, cultured stone or brick 
extending at least 36 inches above adjacent finished grade occupying a 
minimum of ten percent of the overall primary street facing façade. This 
design element does not count if behind a site-obscuring fence.  

• Entry courtyards which are visible from, and connected directly to, the 
street. Courtyards shall have a minimum depth of ten feet and minimum 
width of 80 percent of the non-garage/driveway building width to be 
counted as a design element.  

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

1. Entry Orientation. 

a. At least one main entrance for each triplex or quadplex must meet the standards in 
subsections b. and c. below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45 degree angle from the street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  
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• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

 

Figure 2. Main Entrance Facing the Street 
 

 

Figure 3. Main Entrance at 45° Angle from the Street 
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Figure 4. Main Entrance Opening onto a Porch 
 

2. Windows. A minimum of 15 percent of the area of all street-facing façades must include windows 
or entrance doors. Façades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

 

Figure 5. Window Coverage 
 

3. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).  
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Figure 6. Width of Garages and Parking Areas 
 

4. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with a paved surface, access must be taken from the alley (see Figure 
8. Alley Access).  

ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  
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iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

 

Figure 7. Driveway Approach Width and Separation on Local Street 
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Figure 8. Alley Access 
 

Attachment 3 Frog Pond East and South Master Plan Work Session August 7, 2023 
Subsection 4.113 (.14) Wilsonville Code-Residential Design Standards (citywide)

181

Item E.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1095

Item 2.



 

 

 
    Created: 2023-03-15 13:14:11 [EST] 

(Supp. No. 2) 

 
Page 10 of 21 

 

Figure 9. Driveway Approach Options for Multiple Local Street Frontages 
 

E. Standards applicable to Townhouses.  

1. Number of Attached Dwelling Units. 

a. Minimum. A townhouse project must contain at least two attached units.  

b. Maximum. The maximum number of townhouse units that may be attached together to 
form a group is specified below.  

• R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group  

• RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except 
for initial development in Frog Pond West per Section 4.124.  

2. Entry Orientation. The main entrance of each townhouse unit must:  
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a. Be within eight feet of the longest wall of the dwelling unit facing a street or private drive; 
and  

b. Either:  

i. Face the street or private drive (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3. 
Main Entrance at 45° Angle from the Street);  

iii. Face a common open space or private access or driveway that is abutted by 
dwellings on at least two sides; or  

iv. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

A. Be at least 25 square feet in area; and  

B. Have at least one entrance facing the street or private drive or have a 
roof.  

3. Windows. A minimum of 15 percent of the area of all public-facing façades on each individual 
unit must include windows or entrance doors. Half of the window area in the door of an attached 
garage may count toward meeting this standard. See Figure 5. Window Coverage.  

4. Unit definition. Each townhouse unit must include at least one of the items listed in a. through g. 
below on at least one public-facing façade (see Figure 10. Townhouse Unit Definition). 
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent 
townhouse units, it can meet the standard for two units.  

a. A roof dormer a minimum of four feet in width, or  

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an 
interior room, or  

c. A bay window that extends from the façade a minimum of two feet, or  

d. An offset of the façade of a minimum of two feet in depth, either from the neighboring 
townhouse or within the façade of a single townhouse, or  

e. An entryway that is recessed a minimum of three feet, or  

f. A covered entryway with a minimum depth of four feet, or  

g. A porch meeting the standards of subsection (.14)E.2.b.iv.  

Balconies and bay windows may encroach into a required setback area, pursuant to Section 
4.180.  
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Figure 10. Townhouse Unit Definition 
 

5. Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet 
the following standards:  

a. Alley Access. Townhouse project sites abutting an alley that is improved with pavement 
shall take access to the rear of townhouse units from the alley rather than the public 
street.  

b. Front Access. Garages on the front façade of a townhouse, off-street parking areas in the 
front yard, and driveways in front of a townhouse are allowed if they meet the following 
standards (see Figure 11. Townhouses with Parking in Front Yard).  

i. Each townhouse lot has a street frontage of at least 20 feet on a local street.  

ii. A maximum of one driveway approach is allowed for every townhouse. 
Driveway approaches and/or driveways may be shared.  

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on 
any lot.  

Attachment 3 Frog Pond East and South Master Plan Work Session August 7, 2023 
Subsection 4.113 (.14) Wilsonville Code-Residential Design Standards (citywide)

184

Item E.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1098

Item 2.



 

 

 
    Created: 2023-03-15 13:14:11 [EST] 

(Supp. No. 2) 

 
Page 13 of 21 

iv. The garage width does not exceed 12 feet, as measured from the inside of the 
garage door frame.  

 

Figure 11. Townhouses with Parking in Front Yard 
 

c. Shared Access. The following standards apply to driveways and parking areas for 
townhouse projects that do not meet all of the standards in subsections a. or b.  

i. Off-street parking areas shall be accessed on the back façade or located in the 
rear yard. No off-street parking shall be allowed in the front yard or side yard of 
a townhouse.  

ii. A townhouse project that includes a corner lot shall take access from a single 
driveway approach on the side of the corner lot. See Figure 12. Townhouses on 
Corner Lot with Shared Access.  
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Figure 12. Townhouses on Corner Lot with Shared Access 
 

iii. Townhouse projects that do not include a corner lot shall consolidate access for 
all lots into a single driveway. The driveway and approach are not allowed in 
the area directly between the front façade and front lot line of any of the 
townhouses. See Figure 13. Townhouses with Consolidated Access.  
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Figure 13. Townhouses with Consolidated Access 
 

iv. A townhouse project that includes consolidated access or shared driveways 
shall grant access easements to allow normal vehicular access and emergency 
access.  

F. Standards applicable to Cottage Clusters.  

1. Courtyard Required. All cottages within a single cottage cluster must share a common courtyard. 
A cottage cluster project may include more than one cluster and more than one common 
courtyard.  

2. Number of Dwellings. 

a. A single cottage cluster shall contain a minimum of four and a maximum of eight cottages.  

3. Setbacks. 

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The 
minimum distance between all other structures, including accessory structures, shall be in 
accordance with building code requirements.  

b. All other setbacks are provided in section (.02) or in the applicable base zone.  

4. Building Height. The maximum building height for all structures is 25 feet.  
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5. Footprint. The maximum building footprint for each cottage is 900 square feet. Individual 
attached garages up to 200 square feet shall be exempted from the calculation of maximum 
building footprint.  

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400 
square feet.  

7. Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards:  

a. Each cottage within a cluster must either abut the common courtyard or must be directly 
connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 
courtyard and must:  

i. Have a main entrance facing the common courtyard;  

ii. Be within ten feet from the common courtyard, measured from the façade of 
the cottage to the nearest edge of the common courtyard; and  

iii. Be connected to the common courtyard by a pedestrian path.  

c. Cottages within 20 feet of a street property line may have their entrances facing the street.  

d. Cottages not facing the common courtyard or the street must have their main entrances 
facing a pedestrian path that is directly connected to the common courtyard.  

8. Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 
order to provide a sense of openness and community of residents. Common courtyards must 
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards):  

a. The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard.  

c. The common courtyard must contain a minimum of 150 square feet per cottage within the 
associated cluster.  

d. The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.  

e. The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 
paths, and/or paved courtyard area, and may also include recreational amenities. 
Impervious elements of the common courtyard shall not exceed 75 percent of the total 
common courtyard area.  

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas, 
required setbacks, and driveways do not qualify as part of a common courtyard.  
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Figure 14. Cottage Cluster Orientation and Common Courtyard Standards 
 

9. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards:  

a. Each cottage cluster is permitted one community building.  

b. The community building shall have a maximum floor area of 1,400 sf.  

c. A community building that meets the definition of a dwelling unit must meet the maximum 
900 square foot footprint limitation that applies to cottages (pursuant to subsection 
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is 
not a legal dwelling unit and will not be used as a primary dwelling.  

10. Pedestrian Access. 
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a. An accessible pedestrian path must be provided that connects the main entrance of each 
cottage to the following:  

i. The common courtyard;  

ii. Shared parking areas;  

iii. Community buildings; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage 
requirements of the applicable base zone.  

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 
standards:  

i. A parking cluster must not exceed five contiguous spaces.  

ii. Parking clusters must be separated from other spaces by at least four feet of 
landscaping.  

iii. Clustered parking areas may be covered.  

iv. Parking areas must also meet the standards in Subsections 4.155(.02)—(.03), 
except where they conflict with these standards.  

b. Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located 
between a street property line and the front façade of cottages located closest 
to the street property line. This standard does not apply to alleys.  

ii. Off-street parking spaces shall not be located within ten feet of any property 
line, except alley property lines.  

iii. Driveways and drive aisles are permitted within ten feet of property lines.  

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 
parking areas and parking structures from common courtyards and public streets.  

d. Garages and carports. 

i. Garages and carports (whether shared or individual) must not abut common 
courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages.  

iii. Individual detached garages must not exceed 400 square feet in floor area.  

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width.  

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.  

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 
detached single-family detached dwelling on the same lot at the time of proposed development 
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of the cottage cluster may remain within the cottage cluster project area under the following 
conditions:  

a. The existing dwelling may be nonconforming with respect to the requirements of this 
subsection (.14)F.  

b. The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum 
building footprint of 900 square feet; however, existing dwellings that exceed these 
maximum height and/or footprint standards may not be expanded.  

c. The existing dwelling shall be excluded from the calculation of orientation toward the 
common courtyard, per subsection (.14)F.7.b.  

 

Figure 15. Cottage Cluster Parking Design Standards 
 

G. Standards applicable to Cluster Housing besides Cottage Clusters.  
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit, 
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to 
apply. Architectural consistency is defined by adherence to all of the following:  

a. Use of the same primary and supporting façade materials throughout the cluster.  

b. Use of no more than two roof pitch angles.  

c. Use of the same door size for each primary entrance in the structures.  

2. Entry Orientation. 

a. The entry orientation standards apply as follows:  

i. At least one main entrance for each cluster home must meet the standards in 
subsections b and c below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45° Angle from the Street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows 
or entrance doors. Facades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

4. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley). Garages and off-street parking areas that are separated from the street 
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and 
Parking Areas).  

5. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with pavement access must be taken from the alley (see Figure 8. 
Alley Access).  
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  

iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

6. Setbacks. 

a. Building Separation. Cluster housing structures shall be separated by a minimum distance 
of six feet. The minimum distance between all other structures, including accessory 
structures, shall be in accordance with building code requirements.  

b. All other setbacks are provided in the applicable base zone.  

7. Pedestrian Access. 

a. An accessible pedestrian path must be provided that connects the main entrance of each 
unit to the following:  

i. Shared open space;  

ii. Shared parking areas; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

H. Combining Unit Types in One Development.  

1. If a project proposes a mix of middle housing types which creates a conflict with various 
standards, the more restrictive standards shall apply.  

I. Existing Structures and Conversions:  

1. Where a residential structure is converted from one type of dwelling unit to another without any 
additions, the design standards in C.—H. do not apply.  

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the 
footprint is expanded by 25 percent or more.  

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request Site Design Review by the Development Review Board of a 
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made 
that the following standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.  
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• Urban Form – The physical characteristics of an area determined by 

the bulk, placement, and spacing of buildings and related site 
improvements. 

• Urban Form Type – In the Residential Neighborhood (RN) Zone, a 
categorization between different planned Urban Forms with Type 1 
having the most urban look and feel and Type 3 having the least 
urban look and feel.

• Urban Form Type Designation – A designation applied to land  
within the Residential Neighborhood (RN) Zone that determines    
what lot and structure standards apply to guide Urban Form.
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– Prohibited Materials
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Apply
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area standards
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Special Design Addresses-Stafford Road

• Stafford Road Requirements in 
Master Plan
– Structure have entrances facing 

Stafford
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materials used in Frog Pond West
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COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Bryan Cosgrove, City Manager 

Amanda Guile-Hinman, City Attorney  
Dan Pauly, Planning Manager  
Dustin Schull, Parks Supervisor 
Kimberly Rybold, Senior Planner  
Kimberly Veliz, City Recorder 
Mark Ottenad, Public/Government Affairs Director 
Miranda Bateschell, Planning Director  
Stephanie Davidson, Assistant City Attorney  

 
AGENDA ITEM ACTIONS 

WORK SESSION START: 5:05 p.m.  
A. Willamette Falls Locks Authority Update 

 
 
 
 
 
 

B. Sofia Playground Replacement Project and Contract 
Award 
 
 

C. Development Code Process Clarifications 
 
 
 
 
 

D. Housing Our Future 
 
 
 
 

E. Frog Pond East and South Master Plan Development 
Code 
 

Staff updated Council on the ongoing work of 
the Willamette Falls Locks Authority (WFLA) 
and the Army Corps of Engineers to repair and 
re-open the locks to river traffic. Council 
affirmed its commitment to supporting these 
efforts. 
 
Staff shared community feedback received on 
new play equipment to be purchased and 
installed at Sofia Park in Villebois.  
 
Staff shared a summary of proposed 
amendments to the Development Code that 
would clarify the review process for 
applications and amend language to correct 
inconsistencies. 
 
Staff introduced the Housing Our Future 
project, which would analyze the City’s 
housing inventory to understand current and 
future needs, and to develop strategies. 
 
Council provided input on proposed 
Development Code amendments that pertain 
to urban form and architectural standards of 
structures to be developed in Frog Pond East 
and South. 
 

ADJOURN 7:20 p.m. 
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PLANNING COMMISSION  
 

WEDNESDAY, JULY 12, 2023 
  

 

 

 

 

WORK SESSION 
3. Frog Pond East and South Implementation-Development Code (Pauly) 

(60 minutes) 
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PLANNING COMMISSION MEETING 
STAFF REPORT 
 

Meeting Date: July 12, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session focuses on stormwater 
design standards, which is an important component in land use planning as it among the 
requirements that use the limited amount of land area. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations.  
 
This work session will bring forward draft Development Code amendments related to 
stormwater treatment and management (Attachment 1). Stormwater standards must comply 
with the City’s federal stormwater permit, the National Pollutant Discharge Elimination System 
(NPDES) Municipal Separate Storm Sewer System (MS4) permit, which is shared with a number 
of nearby jurisdictions. For reference, a link to the permit is provided as Attachment 2.  
 
The draft stormwater standards aim to establish clear and objective standards during review of 
development applications. The standards additionally aim to establish clarity about an 
alternative discretionary review path and what factors would be considered for the alternative 
path. Key components of the draft standards are: 

• Incorporating a purpose statement clarifying the intent of the standards; 
• Explaining the requirement to follow low-impact development design standards, 

meaning above-ground facilities that mimic the natural flow and soil percolation of 
historic pre-development conditions; 

• Setting a clear prioritization of where stormwater facilities should be located within a 
development;  

• Identifying conflicting design elements and uses, such as light poles, street trees, 
utilities, bicycle and pedestrian paths, and usable open space, and when those would be 
prioritized over stormwater facility placement; 

• Limiting the amount of stormwater that can be managed in a single facility to maximize 
decentralized stormwater management consistent with the NPDES permit; 

• Establishing the review authority as the City Engineer and key factors for considering 
waivers to stormwater design standards. 

 
At the work session, the project team is seeking the following feedback from the Planning 
Commission: 
 

What questions does the Planning Commission have about the proposed standards, 
particularly about their intent and how they relate to other development standards? 
 
What further refinement, if any, would the Planning Commission like to see? 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
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amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected 
late in 2023. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team will engage key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
ATTACHMENTS:  

1. Draft Residential Stormwater Facilities Standards July 2023 
2. NPDES MS4 Permit (electronic only, available at this linked webpage), for reference, not 

required to review 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

. . . 

D. Required Open Space Characteristics: 

. . . 

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features outside the public right-of-way  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

. . . 

(.02) Building Setbacks (for Fence Setbacks, see subsection .08). The following provisions apply unless otherwise 
provided for by the Code or a legislative master plan.  

. . . 

(.03) Height Guidelines. The Development Review Board may regulate heights as follows:  

. . . 

(.04) Residential uses for treatment or training: 

. . . 

(.05)  Stormwater Facilities Standards: 

A. Purpose. The purpose of these standards is to protect the public health and welfare by appropriate 
management of stormwater to prevent flooding and property damage, and the pollution of streams, 
groundwater, wetlands, and other natural water features through the use of low impact development 
design and decentralized stormwater treatment and flow control as required by the City’s NPDES MS4 
permit. The purpose of these standards, further, is to thoughtfully integrate the design of stormwater 
management facilities into the overall design of neighborhoods. 

B. Low Impact Development. All stormwater management facilities for treatment and flow control shall 
follow low impact development design standards. 

C. Areas where stormwater management facilities are required to be integrated. Stormwater 
management facilities shall be located in the following areas of a residential development unless 
conflicting uses have locational priority as outlined in standard D.  The location of stormwater 
management facilities shall be prioritized in the following order, with 1. (a.-g.) being the highest 
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priority, and 2. (a.-b.) being the lowest priority. High priority locations shall be used to the maximum 
extent practicable, as determined by the City Engineer or their authorized representative, prior to 
considering lower priority locations. 

1. High Priority: 

a. Impervious area reduction such as pervious hard surfaces and green roofs; 

b. Collector and arterial street medians and planter strips where parallel on-street parking is 
not permitted; 

c. Curb extensions on local streets and other local street curb areas greater than 6 feet in 
width; 

d. Unpaved areas within five feet of an alley curb; 

e. Shoulder areas along midblock bike and pedestrian connections, and other off-street trails 
not otherwise part of larger green spaces and parks; 

f. Edges and buffers around parks and open space; and 

g. Landscape areas between buildings and the right-of-way that’s owned by a homeowners 
association or similar entity (e.g., common areas, courtyards, pocket parks). 

2. Lower priority: 

a. Landscaped areas within five feet of building foundations except for detached single-family 
homes, middle housing and their accessory structures; and 

b. Separate landscape tracts for stormwater facilities, subject to the percentage limitations in 
E. below.  

D. Conflicting Uses Prioritized Over Stormwater Management Facilities. The placement of one or more of 
the following uses shall be prioritized over stormwater management facilities required under C. if a 
feasible alternative location for the conflicting use is not available. 

1. Street trees or other required landscape trees meeting the spacing standards in Section 4.176. The 
conflicting use includes area for root growth outside the stormwater management facilities, which 
must be at least 40 square feet; 

2. Street lights and other required lighting, including a buffer around the base of the light as required 
by Portland General Electric;  

3. Fire hydrants and FDCs; 

4. Manholes, clean outs, pedestals and vaults for public and franchise utilities; 

5. Pedestrian walkways and bicycle paths; 

6. Public Utility Easements for gas, electricity, and communication; and 

7. Minimum area of usable open space required under Subsection (.01) above,. While small 
stormwater management facilities may be integrated into these spaces, they shall not represent 
more than 10% of the required usable open space and shall have a secondary purpose beyond just 
stormwater management (e.g. boundary between two different active uses, an intermittent 
play/storm stream, design element at the entrance or edge of the active open space). 

 

E. Decentralized Stormwater Management Facilities. Stormwater management facilities shall be 
decentralized so that no single stormwater management facility shall provide more than 20 percent of 
the stormwater treatment and flow control for the smaller of a Stage I Master Plan area or drainage 
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basin. Stage I Master Plan areas or subdivisions less than 2 acres are exempt from this maximum 
percentage requirement. 

F. Standards for Waivers to the Standards of this Subsection. The City Engineer, or their authorized 
representative, may waive the requirements of this subsection (4.113 (.05)) subject to substantial 
evidence being available in the record to support the following findings: 

1. To the extent practicable, the design continues to provide for decentralized treatment and flow 
control. 

2. If a proprietary stormwater management system is proposed, such use is necessary and the 
minimal necessary to address technical issues and/or a site constraint (e.g., high groundwater level, 
contaminated soil, steep slopes).  

3. If a fee in lieu is proposed, it is in support of a City stormwater project within the same sub-basin. 
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Stormwater Facilities Standards

• Why?
– Clear and objectives standards that 

meet the City’s NPDES MS4 permit 
requirements

• Clear direction on discretionary path

• How?
– Add new code section for Stormwater 

Facilities Standards
• Where applies?

– Residential development, citywide
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Components of Proposed Standards

• Intent/Purpose Statement
• Low-impact development design
• Prioritized location of stormwater facilities
• Working around conflicting uses
• Dispersed/Decentralized stormwater management
• Review authority and key factors for alternative 

discretionary review
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Purpose Statement

• Permit compliance
• Low Impact Development
• Thoughtful integration into development
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Low-impact Development

“Systems and practices that use or mimic natural 
processes that result in the infiltration, 
evapotranspiration or use of stormwater in order to 
protect water quality and associated aquatic 
habitat.” -U.S. Environmental Protection Agency
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Low-impact Development

• Key design principles reflected in standards
– Surface-level built environment
– Vegetated facilities
– Close to source (decentralized and dispersed)
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Prioritized Location of Facilities

• High Priority (preferred locations)
– Reduce impervious (green roofs and pervious 

surfaces)
– Medians and parking strips
– Curb extensions and similar
– Areas along alleys
– Pathway shoulders
– Edges and buffers around parks/open spaces
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Prioritized Location of Facilities

• Lower Priority (less preferred locations)
– Landscaped areas around larger buildings
– Separate stormwater tracts
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Working around Conflicting Uses

Step 1. Determine if there is an alternative location for the 
conflicting use?

Step 2. If no alternative location, prioritized over stormwater 
facility

Conflicting uses include:
• Street trees
• Street lights
• Fire hydrants
• Manholes and similar
• Walkways and bicycle paths

• Utility easements
• Usable open space
• On-street parking
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Decentralized Stormwater Facilities

• No more than 20% of stormwater to be managed in a 
single facility

• Important to keep management close to the source
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Waivers to Stormwater Standards

• Under authority of City Engineer
• Key findings required:

– Continues to provide decentralized treatment and flow control
– Minimal necessary use of below-ground proprietary stormwater 

management systems
– Fee in lieu is limited to projects within the same sub-basin
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Questions & Feedback

• Questions on proposed 
standards?

• Refinements, if any?
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Kimberly Rybold, Senior Planner, introduced Consultant, Jamie Crawford, who had worked with the 
planning team particularly on the wireless applications and had prepared a number of the proposed 
Development Code changes related to those components.    

Ms. Rybold and Jamie Crawford, Winterbrook Planning, presented the Development Code Process 
Clarifications via PowerPoint, noting the goals of the project and reviewing proposed Code updates 
related to wireless communications facilities, development approval extensions, temporary uses and 
signs, and development applications. Staff’s goal was to return to the Planning Commission in 
September for a public hearing on the Code amendments.   

Ms. Rybold addressed Commissioner questions as follows:  
• Staff believed submitting a development approval extension 30 days prior to expiration was 

enough time to resolve anything that might be missing. An extension request involved the 
application form, fee ,and a written statement explaining the reason for the request. The goal was 
to ensure decisions are issued before the permit expires. (Slide 4) 
• She confirmed the Code change was from 8 to 30 calendar days, making Code Section lines 

4.140 and 4.023 consistent.  
• Applications that did not include payment were not considered successful applications, as 

noted in the Code sections that discussed what constituted a filed application.  
• The fee and correct authorization must be in place 30 days before the application process 

begins.   
 

3. Frog Pond East and South Implementation-Development Code (Pauly)  

Daniel Pauly, Planning Manager, noted Development Engineering Manager Amy Pepper, Natural 
Resource Manager Kerry Rappold, and City Engineer Zach Weigel have worked on the Frog Pond 
stormwater standards, which were an important component when considering a neighborhood layout 
because stormwater was integrated and consumed land.  

Mr. Pauly and Ms. Pepper presented the Stormwater Facilities Standards for Frog Pond East and South 
via PowerPoint, describing the purpose and background of the City’s NPDES MS4 Permit requirements 
and reviewing the various components of the proposed stormwater standards. 

Comments from the Planning Commission was as follows with responses by Staff to Commissioner 
questions as noted: 
• Ms. Pepper clarified the reference to Section 4.113.(05)A, stating, “as required by the City's NPDES 

MS4 permit.” involved only one permit. 
• In Section 4.113.(05)C.2.a which described Lower Priority landscaping areas within so many feet of 

the buildings, stated, “except for detached single-family, middle housing, ...” Did "except" mean 
they were a higher priority or excluded completely. More language may need to be added for 
clarity. 
• Ms. Pepper understood the intent was to address stormwater facilities for middle housing 

which has smaller lots and bigger footprints, and since detached stormwater facilities needed 
to be 10 ft from a foundation and 5 ft from a property line, there was not enough room for a 
stormwater facility.  
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• Mr. Pauly confirmed the intent was to exclude multi-family housing, noting single-family 
homeowners are not well-equipped to deal with the maintenance. Adding a facility on the lot of 
a multi-family could be acceptable. 

• Mr. Pauly clarified maintenance agreements with either the property owner or homeowners 
association (HOA) ensured the stormwater facilities are maintained, and the currently vacant 
environmental specialist position for overseeing that specific task would be filled soon.   
• Ms. Pepper noted the key ways the City ensured maintenance. First, each property with a 

facility is required to have a maintenance agreement recorded with the property at the time of 
development. That way, new property owners will see the maintenance agreement on the title 
report. Second, notices are sent to those with maintenance agreements and they are required 
to report what they have done with their facilities. Finally, the City conducts inspections to 
confirm the facilities are actually maintained and then works with property owners not familiar 
with the facilities, which was common, to get it maintained.  

• Mr. Pauly noted the process was similar to the backflow inspections on irrigation systems 
where annual letters were sent and the backflow company tests the system and sends the test 
to the City to ensure it the water system is not being polluted.  

• Staff clarified the City has had an environmental specialist for a while, the position was just 
currently vacant. The City had contracted with a consultant and an intern carrying out some 
inspections after the last specialist left. Notice has gone out through Mr. Rappold, so work was 
occurring. 
• Physical stormwater samples are not taken of private stormwater facilities; a visual inspection 

was done as one could see how well the facilities were operating based on the health of the  
landscaping, trash present, or invasives taking over.  

• Ms. Pepper confirmed the contract with property owners and the Municipal Code gave the City 
access to go in and maintain a facility if a property owner was not willing to maintain it themselves. 
She confirmed the City had a way of doing a chargeback. 

 
Commissioner Mesbah: 
• Noted resilience was lacking in the standards, which was good in a way. He liked the fact that the 

kinds of facilities were dispersed. He recalled discussion about not doing large facilities in Frog 
Pond and that he suggested reserving space for large facilities next to the easement or some 
natural area because resilience in the system would require that. Weather was reaching more 
extremes and facilities designed today would get flooded or washed out in 20 years, and permits 
are renewed every five years. Stormwater standards are harder to achieve as a result of 
urbanization causing pollution in the receiving waters. At some point, the City would be pushed 
into a corner of needing to have space somewhere to provide a much higher level of water quantity 
and water quality protection. It was good that the City was not putting all of its eggs in the basket 
of a regional facility, but he cautioned against giving space away because the City needed to 
reserve its space in case resiliency was needed in addition to the dispersed facilities.  
• Ms. Pepper added the City’s stormwater design standards for the actual sizing of the facility 

was to a specific storm event, but the developer is required to explain what happens in the 100-
year event and where that flooding would occur, and then provide protection measures. For 
example, if a pond would not hold a 100-year event, the developer had to show what would 
flood and provide any needed downstream easements to protect that area downstream as part 
of the development. While this did not quite address Commissioner Mesbah’s comment 
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because the storm event was based on today’s published 25-year, 100-year events and was 
likely to change; however, it was a bit of a buffer, so the City is trying to address these 
concerns.  

• Responded today’s standards for a 100-year flood was 25-years old, and today’s 100-year storm is 
really a 1000-year storm 25 years ago. These facilities are being undersized because the City is 
stuck with old design standards, and the engineering community is not developing new design 
standards fast enough for stormwater facilities that reflect of the stochastic change in the 
stormwater curve seen in each location.  

• The issue that these statistical models are not stationary was raised 10 or 15 years ago, and 
now the results of the non-stationarity are being seen, but there are still no design 
standards that account for the movement and allow for flexibility to oversize or deal with 
overflows. These impacts are being seen around the country, and it will happen in 
Wilsonville. Space is required to deal with that because the receiving waters are all sensitive 
cold-water streams for the most part.  

• Ms. Pepper noted the design standards were based on a flow duration calculator that was more 
of a simulation model, not flow rates pre/post development, and hopefully accounted for some 
of those changes. She agreed with Commissioner Mesbah's comments, adding the City would 
push better data out in its standards when available.  

• Noted the flow models were dealing with 1973 to 1990 kind of flow, which was not what the City 
needed to be considering. This planning document was for the future, so resilience needed to be 
part of the standards.  
• Ms. Pepper stated Mr. Rappold was working on the Stormwater Master Plan and she would 

ensure he addressed the resilience question, which may be addressed in the Master Plan, too.  
•  Believed there was federal guidance on climate resilience for infrastructure. 

• Ms. Pepper clarified there was specific guidance for wastewater and drinking water, but she 
was not sure where stormwater was addressed and would pass along the concern to Mr. 
Rappold.  

• Added the Environmental Protection Agency (EPA) may be getting its wings clipped by the courts, 
which may be another issue. The NPDES MS4 Permit requirements were minimum standards and 
the City should be able to do better. As the federal government falls behind in these things, the City 
ought to have the ability to protect its own environment, ensuring consistency in quality across the 
board, and protecting the environment at the same level as mobility, aesthetics, etc.  

• Confirmed he was requesting revisions to the Code changes to help address the fact that flows 
would be higher than what the standards were identifying.  And to be clear and objective there 
ought to be some code that allows the City to renegotiate long-time facility agreements with the 
landowners, but that would not be possible because Wilsonville is densifying as mentioned, so 
what were landowners to do with the extra water coming down the down spouts? 

• He was unsure what the answer was whether it could be flagged in the standards, or 
addressed in some way, or whether it was only a matter of ensuring the City’s 
comprehensive Stormwater Plan had those processes under control. Normally, it fell on the 
City because the developers could not do anything about it; the agreements were passed on 
to subsequent buyers. 

• Liked the narrow focus on the standards. He agreed trees could not be in stormwater facilities, but 
Minneapolis and Seattle gave stormwater credits based on the trees planted. If the City was going 
for resilience, maybe the City should not openly offer that as an option, in case it becomes some 
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Plan B of maybe adding more trees because the city was getting more precipitation, and the City 
had not used all of its capabilities in that area, because the City disallowed it. He was not 
suggesting the City give credit for the trees developers plant and allow a smaller stormwater 
facility.  
• Ms . Pepper clarified that credit was already an option, but there were a lot of restrictions on 

how close the trees had to be to a facility to actually get credit, so it was not often requested. 
• Noted parking lots were usually where he saw them used.  
 
Chair Heberlein: 
• Asked if there was a site size threshold for 20% decentralized stormwater. 

• Ms. Pepper said she believed that section was written for greater than two acres, so it 
addressed subdivisions.  

• Asked if Morgan Farm as a recent development met the proposed requirements, noting he had 
seen the decentralized stormwater on that site.  
• Ms. Pepper stated she would have to look at Morgan Farms specifically, noting part of the 

reason the City wanted to set up this hierarchy was the lack of clarity seen on how to 
implement the City’s stormwater standards as Frog Pond West developed and that there were 
many more large ponds in Frog Pond West than anticipated in the Master Plan. Recognizing 
that Frog Pond East and South would be higher density, there could be some regional facilities, 
but City was trying to help developers be creative and prioritize integrating decentralized 
stormwater facilities early in the design process.   

• Asked if there had been any feedback around cost differences between the larger stormwater 
facilities and decentralized facilities? Is there a penalty for using decentralized facilities?  
• Ms. Pepper clarified the City wanted decentralized facilities, so no penalty was involved. The 

City’s stormwater permit prohibited Staff from discussing costs as different development 
communities had different costs depending on design. 

• Mr. Pauly noted the development community would say it would be more expensive, but the 
City had not investigated or discussed the cost differentials or if the cost differential was 
reasonable.  

• Believed that would be useful to investigate before going forward rather than having people at the 
public hearing say it would be twice as expensive as anything the City currently developed. 
Knowing the costs would help ensure the City was also meeting its affordability goals. 

• Noted he has served on his neighborhood’s HOA for nine years and had never seen the yearly letter 
sent to owners of stormwater facilities, nor had the HOA been instructed by the management 
company to do anything related to a letter until this year when a letter was received, saying the 
swales were out of compliance and needed to be fixed to the tune of about $20,000. It would be 
interesting to see if the yearly letter was really going out and how it was being communicated. 
Secondly, how can the City better communicate the maintenance expectations to HOAs or 
individual property owners as many do not know they have to maintain their stormwater facilities? 
• Ms. Pepper replied Mr. Rappold would follow up on the letters that go out, adding the 

operations and maintenance responsibilities were included in the maintenance agreement. She 
explained the maintenance of the stormwater facilities was a common concern, noting many 
HOAs change the original landscape companies maintaining the facilities, and the person filling 
out the annual report might not know what is actually being maintained and the City receives 
the reports that the facilities are being maintained. It can take couple years for the City to 
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realize the maintenance is not occurring and the City works with the property owner to get the 
facility into compliance and hopefully not spend $20,000 completely rebuiliding it.  

 
Commissioner Willard: 
• Appreciated Commissioner Mesbah's comments about 1,000-year floods and encouraged the City 

to consider striking some of the items listed in Paragraph D, "The placement of one or more of the 
following uses shall be prioritized over stormwater management" so that stormwater would be 
prioritized because storms are growing. 
• Ms. Pepper explained a comprehensive review of the alternatives and tradeoffs in the priority 

list was done. Street trees were part of urban shading to help with the temperature of the 
stormwater, as well as the distance facilities are placed from the pavement. Fire hydrants, 
street lighting for safety, etc. were all things to have as priorities. Any feedback about which 
items should be lower priorities or removed from the list would be helpful.  

• Mr. Pauly suggested the language be adjusted towards a balance and not insinuate that 
stormwater was not a priority.  

• Suggested allowing trees in the 1,000-year, not the 100-year, stormwater facility, so the trees 
would be in a really big flood; perhaps a co-location option could be added for expanded 
stormwater.  

 
Commissioner Mesbah: 
• Believed HOAs with stormwater facilities were supposed to do reserve studies to reflect long-range 

maintenance and the redoing of them, which was where the $20,000 would get addressed.  
• Commissioner Neil stated his HOA had a reserve study, but it did not include stormwater 

facilities.  
• Stated the letters should clearly indicate where stormwater facilities that need attention were 

located or even flag the facilities the reserve study should include.  
• Agreed getting developers to prioritize the placement of stormwater facilities was a struggle and 

recommended having a map/diagram based on topo maps showing the streams, wetlands, wetland 
buffers, etc. and drainage patterns of the property being considered for development, along with 
the proposed stormwater facilities, such as a grassy swale. The map would become part of the 
natural resources overlay, putting stormwater front and center when creating the site plan.  The 
developer could then design and move the facilities/grassy swale based on earthwork, changes 
within their development, etc., but that way, it was flagged and would not get lost.  
• The City could work with the width, perhaps have a minimum 50-ft width, but map a 150-ft 

wide area with the allowance to reduce the width, just so there is room.  

Chair Heberlein called for public comment. 
 
Monty Hurley, AKS Engineering and Forestry, thanked the Commission for the opportunity to give 
comments, adding he had been working with Ms. Pepper and Mr. Pauly on projects in Frog Pond and 
was very familiar with stormwater standards.  
• AKS was concerned about the language regarding the 20% standard in Section E, Page 40 of the 

packet, which he read. He assured stormwater was the first thing AKS looked at on a site. AKS does 
a lot of development including several projects in Frog Pond, throughout the state of Oregon and 
southwest Washington.  Stormwater drives a lot of AKS’ layouts for development. Having 
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stormwater facilities with a 50-ft swale was a good idea, but the 20% standard would require AKS 
to output five such facilities throughout a site, which completely blows up the site plan.  

• AKS was very concerned about the unintended consequences and the conflicts that had been 
raised in some of the slides. Having worked in many jurisdictions around Oregon, AKS had not seen 
this language in any of other standards. The closest would be the City of Portland, where they like 
dispersed facilities. A bit of success has been observed in places with permeable soils because there 
is infiltration, but in places like Wilsonville with clay and impermeable soils, decentralized facilities 
have not worked as well.  

• While it was not direct equation that an area would be divided up into fifths for each of the 
facilities, to put in five stormwater facilities on a site that has one large stormwater facility, like 
Morgan Farms for example, twice as much area would be required to get that same amount of 
volume because of the inefficiencies, site slopes, and geometries. Additionally, twice as much area 
would require twice as many retaining walls, inlets and outlet structures, etc. Often five times the 
facilities required five times the infrastructure because stormwater piped into each facility also had 
to be piped out as clean water from each facility. This would result in additional costs upfront to 
the developer, which would be passed on to the homebuilder, and ultimately on to the homebuyer.  
• Five times the facilities would also mean five times the maintenance cost for the homeowners’ 

association, or if based on area, five times the facilities would be in at least twice as much area. 
More stormwater facilities meant more infrastructure in the streets, like pipes and manholes, 
as well as catch basins, etc. and therefore, direct and perhaps even additional maintenance 
costs for the City as well. 

• AKS has worked in a number of different jurisdictions, as well as with private developers, taking 
projects from concept to construction and beyond in addressing warranty issues, so the firm 
was familiar with storm facilities throughout the process and was not biased in any way.  
• When doing a comparable project in Frog Pond versus one in South Hillsboro or in Oregon 

City or Happy Valley, the additional costs to the project in Wilsonville, under the current 
standards, was in the range of $7,000 to $10,000 per lot for all of the stormwater planters 
and robust stormwater facilities. On a 30-lot subdivision, that was an extra $200,000 to 
$300,000 that, again, ultimately, gets passed on to the homebuyers. Stormwater facilities 
are site specific, and there are a multitude of factors to consider. With the proposed 
changes, the additional costs would be significantly more. 

• In summary, AKS was concerned about additional costs, additional infrastructure, additional 
maintenance, and the unintended consequences of the standards, which need to be 
considered very carefully. Rather than having to address the resiliency for one large facility, 
the standards would result in the need to have resiliency for five different facilities.  

• Expanding the number of storm facilities takes up space on the site, requiring them to be 
built closer to structures, otherwise density would be lost, requiring further expansions of 
the urban growth boundary, perhaps.  

 
Chair Heberlein asked if Wilsonville’s standards were more rigorous leading to higher cost or were they 
functionally equivalent and the implementation was driving cost.  

Mr. Hurley replied it went to the decentralized facilities. In the City’s current standards, there were 
already incentives for decentralized facilities, which was why they were seen throughout Frog Pond 
where there was either some level of decentralized facilities and a large pond, or no decentralized 
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facilities and a very large pond. Those current standards were already driving up the costs. The 
proposed changes would take it to another whole level. It was common sense to place the stormwater 
facility at the lowest part of the site, but now five facilities would have to be placed at the lowest part 
or spread out throughout the site, and then all the additional piping and infrastructure needed to be 
considered. 
 
Commissioner Mesbah noted that while the points were well taken, it was all theoretical. They were 
not discussing a particular site plan or what options were available for designing swales, instead of 
piping everything for example. A dispersed stormwater treatment train, the meandering swales into 
infiltration areas, minimized the amount of gray infrastructure because those facilities did not provide 
attenuation, infiltration, etc. However, those facilities were very site specific and required site and 
landscape design to be part of it and if it was impossible then there was the fee in lieu. Because it was 
all site specific, the Engineering Staff and developer’s engineers had to really do problem solving; it was 
not a black and white issue.  
• Regarding concerns about the 20% standard taking up more space, stormwater facilities take up 

more space somewhere, and that space had to be dealt with, whether it was a huge regional 
facility or a bunch of smaller ones. Facilities take away from density, but part of the balancing act 
Mr. Pauly keeps talking about is that there is a maximum to densification. At some point, the 
decision must be made not to go any further, because then everything becomes underground, 
which involves other issues.  

• They were all good points raised, but a deeper discussion was needed at the next meeting to 
ensure the City has a problem-solving attitude while not letting people off the hook easily. It was 
difficult, but that was why engineers made the big bucks.  

INFORMATIONAL  

4. City Council Action Minutes (June 5 & 19, 2023) (No staff presentation) 
5. 2023 PC Work Program (No staff presentation) 

ADJOURN  

Commissioner Willard moved to adjourn the regular meeting of the Wilsonville Planning Commission 
at 7:27 p.m. Commissioner Mesbah seconded the motion, which passed unanimously.  

 

Respectfully submitted, 

 

By Paula Pinyerd of ABC Transcription Services, LLC. for  
Mandi Simmons, Planning Administrative Assistant 
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CITY COUNCIL MEETING 
STAFF REPORT 
 

Meeting Date: June 5, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission held a work 
session on the same topic and their feedback is 
reflected in the attachments. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Development Code amendments. 

Recommended Language for Motion: N/A 
 

Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master 
Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
Continue discussion from the April 3 work session regarding design standards and review process 
for multi-family housing in Frog Pond East and South and throughout the City. Updated standards 
for Accessory Dwelling Units (ADUs) will also be discussed. 
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EXECUTIVE SUMMARY:  
The City continues the project to update Development Code standards to implement the Frog 
Pond East and South Master Plan. Some of the updated standards have citywide applicability. 
Standards with citywide applicability to be discussed during this work session include design 
standards and review process for multi-family housing and updated standards applying to ADUs. 
Discussion regarding the multi-family standards and review processes began at an April 3 work 
session. At that time, the Council requested an additional work session on the multi-family topic. 
The ADU topic was also in the April 3 packet, but time did not allow to discuss during the work 
session. 
 
Attachment 1 contains the related draft Development Code amendments. The Planning 
Commission reviewed and expressed support for all the included draft code amendments. If 
Council also initially supports the proposed amendments, they will be finalized for adoption later 
in the year together with other code amendments related to Frog Pond East and South. For each 
draft code amendment, the document contains the following supporting information: 

 Intent: A description of what the draft code amendment is trying to accomplish, including 
any reference to related Master Plan implementation language. 

 Explanation: An explanation of how the draft code amendment was developed. As 
applicable, this includes reference to background and reference information in the 
packet. 

 Code Reference: This includes where the draft code amendment would go in the 
Development Code. It specifies if it is a new Section or Subsection or amendment to an 
existing section.  

 
Staff invites the City Council to review the draft code amendments and supporting information. 
After a brief presentation at the work session, staff will seek Council input on whether the 
proposed Development Code amendments are ready to be finalized or if further revisions are 
needed. 
 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
The project team and Planning Commission will continue to work through the proposed 
Development Code amendments to implement the Frog Pond East & South Master Plan over the 
coming months. City Council action on the Planning Commission’s recommendation is planned 
for later in 2023. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded with remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the Master Plan 
and follow up implementation, including this Development Code work and the infrastructure 
funding implementation work.   
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COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team is engaging key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods as well as updated certain citywide residential standards 
and review processes. This includes furthering of the City’s Equitable Housing Strategic Plan and 
Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement intent in the Frog Pond East 
and South Master Plan. A number of alternative amendments can be considered to meet the 
same intent. 
 
CITY MANAGER COMMENT:   
N/A 
 
ATTACHMENTS:  

1. Draft Development Code Amendments with Supporting Information (March 13, 2023) 
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Frog Pond East and South Implementation 
 

Draft Development Code Amendments for  
June 2023 City Council Work Session 

 
1. Clear and objective standards for multi-family 
 

 Intent: Provide clear and objective standards for multi-family similar 
to single-family and middle housing. Note, proposed multi-family 

buildings/uses that are not part of an approved subdivision or Master 
Plan, still need to go through the Stage I/Stage II Master Plan 

development review process. The intent of the proposed standards is 
to change the review criteria and process that applies to architectural 

review and basic site planning review such as setback and lot coverage 
for multi-family buildings where the use has already received a master 
plan approval.  

 Explanation: Adapt and modify current standards for townhouses to 
apply to multi-family. 

 Code Reference: Subsection 4.113 (.14) Residential Design 
Standards, new subsection for multi-family)  

 Draft Code Amendment: 

 
(.15) Design Standards for Multi-Family Housing: 

A.  Purpose and Intent. The purpose of the multi-family design 
standards is to create and maintain street frontages that are varied 
and attractive, create an environment that is conducive to walking, 
and provide natural surveillance of public spaces. The standards will 

also promote building details in multi-family development that 
provide visual interest, contribute to a high-quality living 

environment for residents, give a sense of quality and permanence, 
and enhance compatibility with the surrounding community. The 
design standards also aim to create consistency with design 

standards for other residential unit types that multi-family housing 
may be built adjacent to. 

B. Entrance Orientation. 
1. At least one main entrance for each multi-family structure must 

either meet the standards in subsections a. and b. below, or must 
meet the alternative standard in subsection B.2. 
a. The entrance must be within eight feet of the longest street-

facing exterior wall of the structure; and  
b. The entrance must either:  

i. Face the street;  
ii. Be at an angle of up to 45 degrees from the street; or  
iii. Open onto a porch. The porch must:  

a. Be at least 25 square feet in area; and  

b. Have at least one entrance facing the street or have a 
roof.  
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2. Alternative standard. As an alternative to subsection 1., a main 
entrance to a multi-family structure may face a courtyard if the 

courtyard-facing entrance is located within 60 feet of a street and 
the courtyard meets the following standards: 

a. The courtyard must be at least 15 feet in width; 
b. The courtyard must abut a street; and 
c. The courtyard must be landscaped or hard-surfaced for use by 

pedestrians. 
C.  Windows. A minimum of 15 percent of the area of all public-facing 

façades must include windows or entrance doors. Façades separated 
from the street or public space by a dwelling are exempt from 
meeting this standard. Required windows shall be clear glass and not 

mirrored or frosted, except for bathrooms.  
D. Articulation.  

1. Minimum Articulation. All public-facing façades shall incorporate 
the following design elements at a minimum interval of every 30 
feet. The minimum number of design elements is determined by 

dividing the façade length (in feet) by 30 and rounding up to the 
nearest whole number.  

a. Varying rooflines.  
b. Offsets of at least 12 inches.  

c. Balconies.  
d. Projections of at least 12 inches and width of at least three 

feet.  

e. Porches.  
f. Entrances that are recessed at least 24 inches or covered.  

g. Dormers at least three feet wide.  
2. Articulation Element Variety. Different articulation elements shall 

be used as provided below, based on the length of the facade. 

For the purpose of this standard, a "different element" is defined 
as one of the following: a completely different element from the 

list in subsection D.1. above; the same type of element but at 
least 50 percent larger; or for varying rooflines, vertically offset 
by at least three feet.  

a. Where two to four elements are required on a façade, at 
least two different elements shall be used.  

b. Where more than four elements are required on a façade, at 
least three different elements shall be used.  

F.  Pedestrian Access and Circulation. The following standards are 

intended to ensure safe and efficient circulation for pedestrians 
within multi-family development. 

1. Each multi-family development shall contain an internal 
pedestrian circulation system that makes connections between 
individual units and parking areas, green focal points and other 

common open space areas, children’s play areas, and public 
rights-of-way. All pedestrian connections (walkways) shall meet 

the following standards: 
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a.  Except as required for crosswalks, per subsection 3., where 
a walkway abuts a vehicle circulation area, it shall be 

physically separated by a curb that is raised at least six 
inches or by bollards. 

b. Walkways shall be constructed of concrete, asphalt, brick or 
masonry pavers, or other hard surface, and not less than 
five feet wide. 

2. All walkways shall comply with the requirements of the 
Americans with Disabilities Act. 

3. In order to provide safe crossings of driveways and parking 
areas, crossings shall be clearly marked with either contrasting 
paving materials (such as pavers, light-color concrete inlay 

between asphalt, or similar contrasting material) or reflective 
striping that emphasizes the crossing under low light and 

inclement weather conditions. 
4. Pedestrian connections shall be provided between buildings 

within the development, and between the development and 

adjacent rights-of-way, transit stops, parks, schools, and 
commercial developments. At least one connection shall be 

made to each adjacent street and sidewalk for every 200 linear 
feet of street frontage. Sites with less than 200 linear feet of 

street frontage shall provide at least one connection to the 
street and/or sidewalk. 

F. Off-Street Parking Location and Design. The following standards are 

intended to support a pedestrian-friendly street environment and to 
minimizing the visual impacts of parking areas and garages. 

1.  Off-street parking spaces and vehicle maneuvering areas shall 
not be located between the front building plane and a street 
property line (except alleys). 

2.  Off-street parking areas shall not occupy more than 50% of the 
total length of each street frontage as measured 20 feet from 

the street property line. Drive aisles without adjacent parking 
spaces do not count as parking areas for the purposes of this 
standard. 

3. Off-street parking spaces shall not be located within ten feet of 
any property line, except alley property lines. Driveways and 

drive aisles are permitted within ten feet of property lines. 
4. Landscaping, fencing, or walls at least three feet tall shall 

separate parking areas from useable open space, green focal 

points, and public streets (except alleys). 
5.  If garages are attached to a street-facing facade, they may not 

be located closer to the street property line than the building 
facade.  

6. Driveways associated with attached garages that take direct 

individual access from a public or private street must meet the 
townhouse driveway and access standards in Subsection 4.113 

(.14) 5. For the purpose of those standards, each individual 
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multi-family garage shall meet the standards applicable to a 
townhouse or townhouse lot. 

 

2. Process Updates for Multi-family Housing 
 

 Intent: Improve language throughout code to clarify and update 

review process for multi-family housing in residential zones.  
 Explanation: Review and update language throughout Development 

Code to make process to review multi-family housing in residential 

zones substantially similar to the process for single-family and middle 
housing. Additional section-specific explanations are provided below. 

 Code Reference: various 
 Draft Code Amendments: 

 

Modified language (changes struckthrough or bold underlined) 
 

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

Explanation: Add clarity for the review process for architecture review of 
middle housing. Draft reflects Planning Commission discussion in January 

about DRB not being the appropriate place for review, but larger buildings 
should still provide public notice. Current draft has smaller apartment 
buildings (6 or fewer units) follow the same process as middle housing 

(Class I Review, staff decision with no public notice) and larger buildings 
being subject to Class II Review (staff decision with public notice and 

notice to DRB). 
 

(.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:  

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 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:  

4. Building permits for residential structures in 
residential zones not subject to Site Design Review, 
except for multi-family structures with seven or 

more units, single family dwellings, middle housing, and 
in the Village zone, row houses or apartments, meeting 

clear and objective zoning, siting, and design 
requirements standards and located on lots that have 
been legally created. The Planning Director's approval of 
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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.  

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 noted below. 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 for a hearing:  

12. 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 and meeting clear and objective 
zoning, siting, and design standards and located on lots 
that have 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 is subject to review 
by the Development Review Board.  

 

Subsection 4.176 (.04) Buffering and Screening 
 

Explanation: Remove requirement for screening and buffering 

between single-family and multi-family as new standards and allow 
and encourage them to be integrated. 

 
B. Activity areas on commercial and industrial sites shall be buffered 

and screened from adjacent residential areas. Multi-family 
developments shall be screened and buffered from single-family areas. 

 

Section 4.113 (.01) Residential Open Space Standards 
 

Explanation: Clarify that a multi-family development does not need 
to provide additional open space when it is part of a larger 

development. Makes the requirement consistent with those for 

single-family and middle housing. 
 

B. Applicability. 

1. The open space standards of this subsection shall apply to the 
following:  
a. Subdivisions.  

b. Planned Developments.  
c. Multi-family Development, except as noted in 2. c. below.  

2. These standards do not apply to the following:  
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a. Partitions for non-Multi-family development. However, serial or 
adjacent partitions shall not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  
c. Development of a multi-family building(s) on a lot within 

a subdivision where the open space requirements are 
otherwise met in the subdivision, as acknowledged in a 
prior land use approval. 

 

3. Encouraging and Integrating ADUs 
 

 Intent: Remove identified barriers to Accessory Dwelling Units (ADUs) 

in Frog Pond East and South and citywide, particularly by expanding 
the allowance of them accessory to townhouses and limiting or 
modifying application of setbacks and lot coverage 

 Explanation: Existing ADU language is modified to allow ADUs 
accessory to all townhouses, make the review process the same as 

other dwelling units, create exceptions for lot coverage, and provide 
special setbacks based on the setbacks for cottages under State model 
code for middle housing. Finally, special housing variety provisions to 

encourage ADUs in Frog Pond East and South. 
 Draft Code Amendments: 

 

4.113 (.10) B. Accessory Dwelling Units: Standards: 

1. Number Allowed.  

a. For detached single-family dwelling units, and for townhouses 
on lots meeting the minimum lot size for detached single-family 
in the zone: One per dwelling unit.  

b. For all other dwelling units: None.  
 

4.113 (.10) B. Accessory Dwelling Units: Standards: 

 
4. Accessory Dwelling Units may be either attached or detached, but are 

generally subject to all zone standards for the underlying zone 

except that for setbacks, height, and lot coverage, unless those 
requirements are specifically waived through the Planned Development 

waiver or Variance approval processes.  
 ADUs are exempt from lot coverage maximums.  

 

4.113 (.02) A. Residential Building Setbacks: Lots Over 10,000 square feet: 

7.  Cottage Cluster and ADU Setbacks: Setbacks in 1.—3. and 6. above do 
not apply to cottage clusters and ADUs. For cottage clusters and 
ADUs, minimum front, rear, and side setbacks are ten (10 feet).  

4.113 (.02) B. Residential Building Setbacks: Lots Not Exceeding 10,000 

square feet: 
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7. Cottage Cluster and ADU Setbacks: Any minimum setback in 1.—3. or 
6. above that would exceed ten feet for a cottage cluster or ADU shall 

be ten feet.  

4.120 (.05) FDA-H Dimensional Standards 

E. Accessory buildings and uses shall conform to front and side yard 
setback requirements. If the accessory buildings and uses do not 

exceed 120 square feet or ten feet in height, and they are detached 
and located behind the rear-most line of the main buildings, the side 

and rear yard setbacks may be reduced to three feet. Minimum front 
and rear setback for ADUs is 10 feet.  

Old Town Residential Design Standards footnote (noted by *) on page 19 

For cottage clusters and ADUs, minimum front and rear setbacks are 

10'.  

 
Section 4.125 (.05) Table V-1 Village (V) Zone Development Standards 
 

No change to this table. For V (Village) Zone, highest setback to which 
ADU would be subject is 12 feet, so no change recommended. 

 
4.127 (.08) Table 2 Residential Neighborhood (RN) Zone, Lot Development 
Standards (applicable to Frog Pond West only) 

 
Amend table footnote “L”  

L. For cottage clusters and ADUs all setbacks otherwise 
greater than 10 feet for other housing types is are reduced to 
10 feet.  

 
4.127 (.08) Proposed New Table for Frog Pond East and South (as drafted for 

January 2023 work session) 
 
Add table footnote “F” 

F. The minimum rear setback for a Cottage Cluster unit or Accessory 
Dwelling Unit (ADU) is 10 feet.  

 
4.113 (.10) B. ADU Standards 

 
6. Where an Accessory Dwelling Unit is proposed to be added to an 

existing residence and no discretionary land use approval is being 

sought (e.g., Planned Development approval, Conditional Use 
Permit approval, etc.) the application shall require the approval of a 

Class I Administrative Review permit. ADU review process is the 
same as for single-family units and middle housing. 
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Multi-Family Design Standards
Why?

– Need clear and objective design 
standards for multi-family housing

– Currently no citywide or RN zone 
design standards specific to multi-
family

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1162

Item 2.



Multi-Family Design Standards
How?

– Adapt middle housing standards where they work for 
multi-family (e.g., townhouse articulation)

– Add new standards specific to multi-family development 
(e.g., parking area standards, pedestrian circulation)

– Apply the standards citywide
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Multi-Family Design Standards
• Highlights

– Main entry orientation
– Min. window coverage
– Façade articulation
– Pedestrian connectivity
– Parking to side or rear and 

screened
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Multi-Family Review Process
Architecture and Site Design
• Class I for buildings with up to 6 units

– No notice to neighbors or public
– Same as detached homes and middle housing

• Class II for buildings with over 6 units
– Notice to neighbors and public
– Balanced approach
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Multi-Family Review Process
Subdivision and Site Layouts

Current Proposed

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space
• Architecture design of 

buildings
• Design of all landscaping

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space

Staff (Administrative Review):
• Architecture design 

of buildings
• Design of landscaping not 

part of required open space
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Encouraging and Integrating ADUs

• Citywide changes
– Allow ADUs for all townhouses
– Remove additional review process for ADUs
– Special exemptions for lot coverage and setbacks

• Frog Pond East and South
– Housing variety provisions related to ADUs
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COUNCILORS PRESENT 
Mayor Fitzgerald - Excused 
Council President Akervall 
Councilor Linville 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Amanda Guile-Hinman, City Attorney  
Andrew Barrett, Capital Projects Eng. Manager 
Bill Evans, Communications & Marketing Manager  
Bryan Cosgrove, City Manager 

Cricket Jones, Finance Operations Supervisor 
Dan Pauly, Planning Manager 
Jeanna Troha, Assistant City Manager 
Katherine Smith, Assistant Finance Director  
Keith Katko, Finance Director 
Kimberly Rybold, Senior Planner  
Kimberly Veliz, City Recorder 
Kris Ammerman, Parks and Recreation Director 
Megan Adams, Legal Intern 
Miranda Bateschell, Planning Director  
Zach Weigel, Capital Projects Engineering Manager 
Zoe Mombert, Assistant to the City Manager

 
AGENDA ITEM ACTIONS 

WORK SESSION START: 5:02 p.m.  
A. Frog Pond East and South Development Code 

 
 
 
 
 
 

B. Park System Development Charge Methodology 
Analysis 
 
 
 

C. City Civil Exclusion Policy 
 

Council and staff discussion continued 
regarding design standards and review 
process for multi-family housing in Frog Pond 
East and South and throughout the City. 
Updated standards for Accessory Dwelling 
Units were also discussed. 
 
Council heard a presentation on recalculated 
Parks System Development Charges based on 
recent growth estimates, project lists, and 
inventory data.  
 
Staff shared for Council consideration’s draft 
refinements to the City’s civil exclusion policy 
to allow City staff to administer progressive 
exclusion consequences based on an 
individual’s conduct. 
 

REGULAR MEETING  
Mayor’s Business 

A. Upcoming Meetings 
 
Upcoming meetings were announced by the 
Council President as well as the regional 
meetings she attended on behalf of the City. 
 

Communications 
A. Wilsonville Community Sharing 

 
 

 
Wilsonville Community Sharing updated 
Council on how City’s grant funding helps 
Wilsonville residents in need. 
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B. DEI Committee Progress Update to City Council 
 

 
 
Council heard a progress report on the 
Diversity, Equity and Inclusion Committee’s 
work to complete recent initiatives. 
 

Consent Agenda 
A. Resolution No. 3031 

A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Construction Contract 
With S-2 Contractors Inc. For Construction Of The 
2023 Street Maintenance Project (Capital 
Improvement Project No. 4014). 
 

B. Resolution No. 3061 
A Resolution Of The City Of Wilsonville Authorizing 
Support Grant Agreement With Wilsonville 
Community Sharing. 
 

C. Resolution No. 3070 
A Resolution Of The City Of Wilsonville Authorizing 
South Metro Area Regional Transit (SMART) To 
Purchase Four CNG (Compressed Natural Gas) Buses 
From Northwest Bus Sales, Inc. 
 

D. Resolution No. 3071 
A Resolution Of The City Of Wilsonville Amending The 
City’s Official Zoning Map To Incorporate Previously 
Approved Quasi-Judicial And Legislative Zoning Map 
Amendments And Adopting A New 2023 Official 
Zoning Map. 
 

E. Minutes of the May 1 and 15, 2023 City Council 
Meetings.  
 

The Consent Agenda was approved 4-0. 

New Business 
A. None. 
 

 

Continuing Business 
A. None. 

 

 

Public Hearing 
A. Resolution No. 3062 

A Resolution Declaring The City’s Eligibility To 
Receive State Shared Revenues. 

 
 

 
After a public hearing was conducted, 
Resolution No. 3062 was approved 4-0. 
 
 

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1172

Item 2.



Page 3 of 3 

B. Resolution No. 3063 
A Resolution Declaring The City’s Election To Receive 
State Shared Revenues. 
 

C. Resolution No. 3064 
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 2023-24. 
 

D. Resolution No. 3065 
A Resolution Of The City Of Wilsonville Authorizing A 
Supplemental Budget Adjustment For Fiscal Year 
2022-23. 
 

After a public hearing was conducted, 
Resolution No. 3063 was approved 4-0. 
 
 
After a public hearing was conducted, 
Resolution No. 3064 was approved 4-0. 
 
 
 
 
After a public hearing was conducted, 
Resolution No. 3065 was approved 4-0. 
 

City Manager’s Business 
 

No report. 

Legal Business 
 

The City Attorney informed Council of 
upcoming dates she would be out of the 
office. 
 

URBAN RENEWAL AGENCY  
URA Consent Agenda 

A. Minutes of the May 15, 2023 URA Meeting. 
 

The URA Consent Agenda was approved 4-0. 

New Business 
A. None. 

 

 

Continuing Business 
A. None. 

 

 

URA Public Hearing 
A. URA Resolution No. 343 

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 2023-24. 
 

After a public hearing was conducted, URA 
Resolution No. 343 was approved 4-0. 

ADJOURN 9:15 p.m. 
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PLANNING COMMISSION MEETING 
STAFF REPORT 
 

Meeting Date: May 10, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session focuses on details of 
the proposed Development Code amendments related to urban form and building architecture. 
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EXECUTIVE SUMMARY:  
The Frog Pond East and South Master Plan, adopted by City Council in December 2022, provides 
clear policy direction and guidance for future development in Frog Pond East and South. 
However, an important implementation step is to develop a detailed set of Development Code 
standards consistent with the Master Plan. These standards will be relied on by developers to 
plan and design development. These standards will also be relied on by City reviewers to ensure 
development meets City expectations. 
 
This work session will bring forward a draft Development Code amendments related to design 
standards. Draft language and explanations of the amendments being discussed in the work 
session can be found in Attachment 1. The amendments include: 
 

• Defining “urban form” and related terms as they are used in the regulatory approach for 
this area;  

• Establishing architectural design standards for structures outside the Brisband Main 
Street (the standards for Brisband mixed-use buildings were reviewed in the March 
work session) that are clear and objective and have direct relationships to maintaining a 
pedestrian supportive environment and overall quality and interest of design; and 

• Special design standards for development along Stafford Road and Advance Road due to 
the visual prominence of these areas.   

 
Attachment 2 includes, for ease of reference, excerpts from the Frog Pond East and South 
Master Plan that give specific direction for implementing Development Code related to these 
items.  
 
For the Planning Commission’s reference, to see where the proposed language will be in the 
larger context of the Residential Neighborhood (RN) Zone standards, Attachment 3 is a copy of 
the current Wilsonville Code Section 4.127. Attachment 4 is the current Subsection 4.113(.14) 
which has the residential design standards applicable citywide. Attachment 4 is included for 
ease of reference in understanding what design standards are proposed to apply in Frog Pond 
East and South. 
 
The project team invites the Planning Commission to review the draft code amendments and 
supporting information, ask any clarifying questions, and provide feedback. At the work session 
the project team requests the Planning Commission provide one of the following for each 
presented draft code amendment. 

1. Confirmation that the draft code amendment is ready for finalization before being 
brought forward for a public hearing; or  

2. Direction on next steps to further develop or refine the presented draft code 
amendment. 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
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TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected this 
summer or early fall. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the Master Plan 
and follow up implementation, including this Development Code work and the infrastructure 
funding implementation work.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team will engage key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
ATTACHMENTS:  

1. Draft Development Code Amendments with Supporting Information (May 2023) 
2. Excerpts from Frog Pond East and South Master Plan related to Development Code 

Implementation  
3. Wilsonville Development Code Section 4.127 Residential Neighborhood Zone 
4. Wilsonville Development Code Subsection 4.113 (.14) Residential Design Standards 

(citywide) 
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Frog Pond East and South Implementation 
 

Draft Development Code Amendments for May 2023 Work Session 
 
1. Define “Urban Form” and related terms: 
 

• Intent: Since “Urban Form” is a new term for Wilsonville’s 
Development Code that is tied directly to control of development 
related definitions will help provide clarity to what it is and how it is 
used in regulating development. 

• Explanation: Specific definitions are proposed for “Urban Form”, 
“Urban Form Type”, and “Urban Form Type Designation” 

• Code Reference: Section 4.001 Definitions  
• Draft Code Amendment: 

 
4.001 (.XXX) Urban Form – The physical characteristics of an area 
determined by the bulk, placement, and spacing of buildings and related 
site improvements.  

 
4.001 (.XXX) Urban Form Type – In the Residential Neighborhood (RN) 
Zone, a categorization between different planned Urban Forms with Type 
1 having the most urban look and feel and Type 3 having the least urban 
look and feel. 

 
4.001 (.XXX) Urban Form Type Designation – A designation applied to 
land within the Residential Neighborhood (RN) Zone that determines what 
lot and structure standards apply to guide Urban Form. 

 
2. Architectural Design Standards for Frog Pond East and South 

besides Brisband Main Street: 
 

• Intent: To clarify which of the design standards established for the 
Residential Neighborhood (RN) Zone for Frog Pond West apply to Frog 
Pond East and South versus citywide design standards in Subsection 
4.113 (.14). These design standards will apply to Frog Pond East and 
South residential development except the mixed-use on Brisband 
Street which will be subject to the main street standards the 
Commission reviewed in March. 

• Explanation: Edit language in Section 4.127 and 4.113 to clarify 
which design standards apply to Frog Pond East and South. The 
general default is to rely on citywide design standards unless the 
particular standard has specific relevance to the design intent of the 
area or consistency with Frog Pond West. 

 
RN Zone Standards for Frog Pond West to apply: 
 
• Main entrance standards 
• Garage standards (simplified) 
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• Prohibited Materials 
• Fences 
• Design adjacent to school and parks 
 
RN Zone Standards for Frog Pond West to not apply: 
 
• Window and glazing standards (typically met anyway) 
• Articulation (duplicative of new citywide standards) 
• Residential design menu (key standards apply citywide, not seen as 

necessary) 
• House plan variety (duplicative of new citywide standards) 
 

• Code Reference: Section 4.127 (.14) through (.18) Residential 
Neighborhood (RN) Zone Residential Design and Similar Standards. 
Section 4.113 (.14) Residential Design Standards (citywide) 

• Draft Code Amendment: 
 

Note: Commentary in is added in gray italics from Planning staff, including 
the planners that have reviewed the majority of the house permits under 
the current RN zone requirements. 

 
Section 4.127 

(.14) Main Entrance Standards: 

Commentary: These standards are simple to apply, consistent with the 
desired pedestrian orientation of Frog Pond, and are similar to citywide 
standards applied to some middle housing types. Staff recommends 
applying fully to Frog Pond East and South. The exception is C. regarding 
height of front door, which has not been used and could preclude 
“brownstone” style townhouses. 

A. Purpose. These standards:  

1. Support a physical and visual connection between the 
living area of the residence and the street;  

2. Enhance public safety for residents and visitors and 
provide opportunities for community interaction;  

3. Ensure that the pedestrian entrance is visible or clearly 
identifiable from the street by its orientation or 
articulation; and  

4. Ensure a connection to the public realm for development 
on lots fronting both private and public streets by making 
the pedestrian entrance visible or clearly identifiable from 
the public street.  

B. Location. At least one main entrance for each structure must:  

1. Be within 12 feet of the longest street-facing front wall of 
the dwelling unit; and  
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2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; 
or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; 
and  

(iii) Be covered with a roof or trellis.  

 

 
C. Distance from grade. Main entrances meeting the standards in 

subsection B., above, must be within four feet of grade. For the 
purposes of this Subsection, grade is the average grade 
measured along the foundation of the longest street-facing wall 
of the dwelling unit.  
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(.15) Garage Standards: 

Commentary: Generally these have been useful standards. However in 
implementation staff feels the garage wall for wider homes over just 
garage door for all homes has added complexity without notable benefit. 
Staff suggests removing garage wall standard unless a compelling 
benefit to keeping is identified, while still requiring garage door and 
other standards.  

 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between 
the living area of the residences and the street;  

2. Ensure that the location and amount of the living area of the 
residence, as seen from the street, is more prominent than 
garages;  

3. Prevent garages from obscuring the main entrance from the 
street and ensure that the main entrance for pedestrians, rather 
than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing 
garages and vehicle areas from dominating the views of the 
neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking 
views of the street from inside the residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the 
regulations of this subsection apply to garages accessory to 
residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the 
street with an average slope of 20 percent or more.  

3. Standards: 

a. The length of the garage wall facing the street may be up to 
50 percent of the length of the street-facing building façade. 
For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and 
accessory structures, the standards apply to the street-
facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that 
are less than 50 feet wide at the front lot line, the standard 
in (b) below applies.  
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a.b. For lots less than 50 wide at the front lot line, the following 
standards apply:  

(i) The width of the garage door(s) may be up to 50 
percent of the length of the street-facing façade.  

b.(ii) The garage door must be recessed at least 
four feet from the front façade or six feet from the 
front of a front porch.  

c.(iii) The maximum driveway width is 18 feet.  

d. Where a dwelling abuts a rear or side alley or a shared 
driveway, the garage shall orient to the alley or shared 
drive.  

e. Where three or more contiguous garage parking bays are 
proposed facing the same street, the garage opening closest 
to a side property line shall be recessed at least two feet 
behind the adjacent opening(s) to break up the street facing 
elevation and diminish the appearance of the garage from 
the street. Side-loaded garages, i.e., where the garage 
openings are turned away from the street, are exempt from 
this requirement.  

f. A garage entry that faces a street may be no closer to the 
street than the longest street facing wall of the dwelling 
unit. There must be at least 20 feet between the garage 
door and the sidewalk. This standard does not apply to 
garage entries that do not face the street.  

 

(.16) Residential Design Standards: 

Commentary: Many of these standards fall under two categories in staff’s 
review in support of not applying them in Frog Pond East and South: (1) 
duplicative of citywide standards adopted as part of Middle Housing in 
Wilsonville project; (2) complex to administer without substantial 
benefit. In general, staff feels citywide residential design standards 
should apply unless there is a compelling reason not to. 

A. Purpose. These standards:  

1. Support consistent quality standards so that each home 
contributes to the quality and cohesion of the larger 
neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks 
and neighborhoods, whether a neighborhood develops all at 
once or one lot at a time, avoiding homogeneous street 
frontages that detract from the community's appearance.  

B. Applicability. In Frog Pond West these standards apply to all 
façades facing streets, pedestrian connections, parks, open space 
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tracts, the Boeckman Trail, or elsewhere as required by this Code or 
the Development Review Board. Exemptions from these standards 
include: (1) Additions or alterations adding less than 50 percent to 
the existing floor area of the structure; and, (2) Additions or 
alterations not facing a street, pedestrian connection, park, or open 
space tract. In Frog Pond East and South the design standards 
in 4.113 (.14) apply to all public-facing facades. 

C. Windows. The standards for minimum percentage of façade surface 
area in windows are below. These standards apply only to facades 
facing streets, pedestrian connections, parks, and open space tracts.  

Commentary: The language is left in because it remains applicable 
to Frog Pond West. However, as defined in the applicability 
subsection B. it is proposed that these standards not apply in Frog 
Pond East and South. 

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design 
elements are provided per Section 4.127(0.15)E., Design 
Menu.  

c. Ten percent—front facades facing streets if a minimum of 
seven design elements are provided per Section 
4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design 
elements are provided per Section 4.127(0.15)E., Design 
Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from 
the building to the street. Glass block does not meet this 
standard. Windows in garage doors and other doors count 
toward this standard.  

5. Street-facing facades along Boeckman Road and Stafford Road 
must meet the standards for front facades.  

D. Articulation. Plans for residential buildings shall incorporate design 
features such as varying rooflines, offsets, balconies, projections 
(e.g., overhangs, porches, or similar features), recessed or covered 
entrances, window reveals, or similar elements that break up 
otherwise long, uninterrupted elevations. Such elements shall occur 
at a minimum interval of 30 feet on façades facing streets, 
pedestrian connections, parks, open space tracts, or elsewhere as 
required by this Code or the Development Review Board. Where a 
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façade governed by this standard is less than 30 feet in length, at 
least one of the above-cited features shall be provided.  

Commentary: The language is left in because is remains applicable 
to Frog Pond West. However, as defined in the applicability 
subsection B. it is proposed that these standards not apply in Frog 
Pond East and South. 

 

E. Residential Design Menu. Residential structures shall provide a 
minimum of five of the design elements listed below for front 
façades and façades facing Boeckman Road and Stafford Road, 
unless otherwise specified by the code. For side façades facing 
streets, pedestrian connections, parks, open space tracts, a 
minimum of three of the design elements must be provided. Where a 
design feature includes more than one element, it is counted as only 
one of the five required elements.  

Commentary: The language is left in because is remains applicable 
to Frog Pond West. However, as defined in the applicability 
subsection B. it is proposed that these standards not apply in Frog 
Pond East and South. 

1. Dormers at least three feet wide.  

2. Covered porch entry—minimum 48 square foot covered front 
porch, minimum six feet deep and minimum of a six foot deep 
cover. A covered front stoop with minimum 24 square foot area, 
four foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of 
the building a minimum of four feet and enclosed by a railing or 
parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and 
containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, 
corbels, exposed rafter ends or brackets (does not include a 
garage gable if garage projects beyond dwelling unit portion of 
street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative 
materials occupying at least 60 square feet of the street façade.  
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11. Bay or bow windows - extending a minimum of 12 inches 
outward from the main wall of a building and forming a bay or 
alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door 
or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in 
the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door 
designed to resemble two smaller garage doors and/or windows 
in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone 
or brick extending at least 36 inches above adjacent finished 
grade occupying a minimum of ten percent of the overall 
primary street facing façade.  

16. Entry courtyards which are visible from, and connected directly 
to, the street. Courtyards shall have a minimum depth of ten 
feet and minimum width of 80 percent of the non-
garage/driveway building width to be counted as a design 
element.  

F. House Plan Variety. No two directly adjacent or opposite residential 
structures may possess the same front or street-facing elevation. A 
structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house 
plan variety. This standard is met when front or street-facing 
elevations differ from one another due to different materials, 
articulation, roof type, inclusion of a porch, fenestration, and/or 
number of stories. Where façades repeat on the same block face, 
they must have at least three intervening residential structures 
between them that meet the above standard. Small Lot 
developments over ten acres shall include duplexes and/or two-unit 
townhouses comprising ten percent of the homes—corner locations 
are preferred.  

Commentary: The language is left in because is remains applicable 
to Frog Pond West. However, as defined in the applicability 
subsection B. it is proposed that these standards not apply in Frog 
Pond East and South. 

G. Prohibited Building Materials. The following construction materials 
may not be used as an exterior finish:  

Commentary: The language is left in because is remains applicable 
to Frog Pond West. However, as defined in the applicability 
subsection B. it is proposed that these standards not apply in Frog 
Pond East and South. 

1. Vinyl siding.  
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2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  

5. Fiberglass panels.  

(.17) Fences: 

Commentary: Has similar applicability to Frog Pond East and South as 
West. 

A. Within Frog Pond West, fFences shall comply with standards in 4.113 
(.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford 
Road shall be placed at lot corners where possible.  

2. A solid fence taller than four feet in height is not permitted 
within eight feet of the brick wall along Boeckman Road and 
Stafford Road, except for fences placed on the side lot line that 
are perpendicular to the brick wall and end at a column of the 
brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public 
Open Spaces. 

Commentary: Has similar applicability to Frog Pond East and South as 
West. 

A. Purpose. The purpose of these standards is to ensure that 
development adjacent to schools and parks is designed to enhance 
those public spaces with quality design that emphasizes active and 
safe use by people and is not dominated by driveways, fences, 
garages, and parking.  

B. Applicability. These standards apply to development that is adjacent 
to or faces schools and parks. As used here, the term adjacent 
includes development that is across a street or pedestrian 
connection from a school or park.  

C. Development must utilize one or more of the following design 
elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the 
side street that does not face the school, park, or public open 
space.  

3. Recess of the garage a minimum of four feet from the front 
façade of the home. A second story above the garage, with 
windows, is encouraged for this option.  
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D. Development must be oriented so that the fronts or sides of 
residential structures face adjacent schools or parks. Rear yards and 
rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that 
there is no practicable alternative due to the size, shape or other 
physical constraint of the subject property.  

 

Section 4.113 

(.14) Design Standards for Detached Single-family and Middle 
Housing.  

Commentary: Language added to clarify exceptions to citywide 
standards in the RN Zone only apply to the Frog Pond West 
neighborhood. The citywide standards are proposed to apply in Frog 
Pond East and South. 

A. The standards in this subsection apply in all zones, except as 
indicated in 1.—23. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in 
the Village Zone or the Frog Pond West neighborhood in the 
Residential Neighborhood Zones, as these zones have their own 
variety standards, except that the standards do apply within 
middle housing development with multiple detached units on a 
single lot which the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, 
quadplexes, and townhouses in Subsections D.1-2. and E. 2-3. 
do not apply in the Village Zone or Residential Neighborhood 
Zone as these zones have their own related standards applicable 
to all single-family and middle housing.  

3. The window standards for triplexes, quadplexes, and 
townhouses in Subsection D. 2. And E. 3. do not apply in 
the Village Zone or the Frog Pond West neighborhood in 
the Residential Neighborhood Zone as these zones have 
their own related standards applicable to all single-family 
and middle housing. 

 

3. Special Design Addresses from Master Plan: 
 

• Intent: Establish standards for special urban design treatments along 
Stafford and Advance Roads consistent with the Frog Pond Area Plan, 
interface with Frog Pond West, and the Frog Pond East and South 
Master Plan. 

• Explanation: Add language establishing the special requirements 
along Stafford and Advance Roads including fencing requirements, 
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structure orientation and entrances. See Master Plan Implementation 
Measure 9 on page 107-108 of the Master Plan.  

• Code Reference: New Subsection 4.127(.22) Residential 
Neighborhood Zone-Special Design Addresses in Frog Pond East and 
South. 

• Draft Code Amendment: 
 

(.22) Residential Neighborhood Zone-Special Design Addresses in 
Frog Pond East and South. 

 
A. Purpose. The purpose of the design standards in this subsection 

are to provide clear and objective standards to enhance the look 
and feel of development along SW Stafford Road and SW 
Advance Road. 

 
B. Applicability. The design standards are applicable to all 

structures along or surrounding the designated streets.  
 

C. Special Design Address Standards for east side of SW Stafford 
Road as well as the north side of SW Advance Road from 
Stafford Road to the wetland approximately 250 feet east of SW 
Stafford Road: 

 
 1. Courtyard Walls and Pedestrian Access Points: 

 
a. Except for pedestrian access points, the frontage of 

each lot or tract (not counting any landscape tract 
running parallel with the road) shall have a four-
foot red-brick courtyard wall matching the style 
shown in Figure X. below.  

 

 
Figure X. 4 Foot Wall Along Stafford Road 
 
b. Except for corner lots at SW Stafford Road and SW 

Brisband Street, each lot shall have at least one 
paved walkway extending from the Stafford Road 
sidewalk providing a pedestrian access point. Any 
gates at pedestrian access point shall have a black 
“iron style” gate matching the style shown in Figure 
X2. below. 
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Figure X2. 4-Foot High Gate for Pedestrian Access Points 

along SW Stafford Road 
 
 

  2. Structure and Entry Orientation: 
 

a. Except for corner lots at SW Stafford Road and SW 
Brisband Street, the facades of structures facing 
SW Stafford Road shall meet all design standards 
for front facades. Generally this will be the front 
façade of the structure, but if it is the side or rear 
façade, the façade must still meet front façade 
standards including having at least one building 
entrance oriented towards SW Stafford Road. 

 
D. Special Design Address Standards for SW Advance Road, except 

for the portion on the north side included in the Stafford Road 
Design Address C. above: 

 
1. Only front yards shall be oriented towards SW Advance 

Road with front entrances facing the street, except for 
corner lots at intersecting streets where side yards and 
side facades may front SW Advance Road, as necessary.  

 
2. Lots shall have courtyard fencing matching Figure X. 

including any side yards for lots oriented on intersecting 
streets. 
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(image to be updated once confirmed desired design) 

 
3. No motor vehicle access is allowed directly from SW 

Advance Road except for emergency access requested by 
the Fire District and approved by the City Engineer. 

 
4. Lots shall be considered to front SW Advance Road even if 

a landscape tract exists between the lot and the SW 
Advance Road right-of-way. 
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Subdistricts 
Figure 14 shows the concept of “subdistricts” within Frog Pond East and South. 
The subdistricts are intended as “neighborhoods within neighborhoods” – areas 
with cohesive building form, public realm features, and other characteristics that 
give them identity. There are ten subdistricts planned for Frog Pond East and 
South. Each will have a “green focal point” that is central in the subdistrict and/or 
aligned with a key feature such as a tree grove. The focal points, together with the 
neighborhood destinations, will provide many community gathering places in Frog 
Pond East and South.
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Implementing the Design Concepts
The design concepts discussed above are the foundation of the Master Plan’s intent 
to create a strong sense of place and identity in Frog Pond East and South. The 
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following 
section summarizes how the Master Plan’s key features and intended outcomes 
implement the design concepts. Additional descriptions are provided in the Land 
Use and Public Realm chapters of this report.

Neighborhood Destinations Within Frog Pond 
East and South 

• Park/gathering space at the Frog Pond Grange 

• A Future Frog Pond East Neighborhood Park 

• The SW Brisband Main Street as a neighborhood-scale commercial and 
mixed-use center 

• The Frog Pond South Community Park 

• Meridian Creek Middle School 

• “Green focal points” within each subdistrict 

• Meridian Creek and Newland Creek natural areas 

• Significant tree groves
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Green Focal Points 

In addition to the planned Community Park in Frog Pond South and the 
Neighborhood Park in Frog Pond East, several “green focal points” are identified 
in central locations within each walkable subdistrict of the planning area. These 
are flexible in location and size but are intended to serve as central neighborhood 
destinations or gathering places that contribute to neighborhood character and 
identity. In addition to being centrally located, these focal points will be integrated 
into the neighborhood with front doors facing them, where possible, and provide 
clear and inviting access for public use. 

Many different kinds of uses and activities are envisioned for the green focal points. 
Examples include community garden plots, small playgrounds or splash pads, 
nature play areas, pocket parks or plazas, and central green courtyards within 
housing developments. These smaller open spaces also provide opportunities to 
preserve mature and significant trees and provide visible stormwater treatment.
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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a. On the east side of SW Stafford Road provisions will combine blending 
the brick wall design used in Frog Pond West and the desire to have 
structures have a presence fronting SW Stafford Road with access to the 
protected sidewalk and bicycle path. These provisions will include: 

i. Requiring structures, besides those fronting the SW Brisband Main 
Street, to have pedestrian access and entrances facing SW Stafford 
Road; 

ii. Requiring courtyard-style brick fences matching the materials used 
along the edges of Frog Pond West, except being approximately half 
the height, with buildings setback to create usable courtyard areas;

iii. Requiring three-story structures, or two-story equivalent to three 
story-height, along Stafford Road between SW Advance Road 
and the SW Brisband Main Street and for one block north of the 
SW Brisband Main Street. This will ensure structures have a visual 
presence on SW Stafford Road while not dominating the streetscape 
and provide a gradual design transition from the four-story 
structures on SW Brisband. 

b. SW Advance Road provisions will be added to require residential 
structure orientation, including main entrance, to SW Advance Road. 
This provision intends to ensure SW Advance is integrated into the 
design of the development like other collectors in the area such as SW 
Willow Creek Drive in Frog Pond West. The provisions also ensure homes 
on the north side of SW Advance across from the community park face 
the community park. 

c. Provisions will require development around the East Neighborhood Park 
to orient as to have an active side of the development facing the park. 

10. The Master Plan shows the entire area between streams just below where SW 
Kahle Road forks as SROZ based on existing tree canopy. According to the 
property owner a portion of this area may have been planted as agricultural 
trees and may not meet criteria to be SROZ. The City will coordinate with the 
property owner to further evaluate if a portion of this area is developable 
or if it should remain in the SROZ. If it is found to be developable, code 
provisions will allow it to be developed consistent with Type 3 Urban Design 
standards.

11. Standards that ensure private yard spaces, particularly for closely spaced 
detached homes, are of a size and design that are usable, accessible, and 
practical to maintain.
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Housing variety on the block level prevents segregation of housing types that 
often subsequently segregates populations by economic status. Code provisions, 
likely incentives but potentially requirements, related to the percent of net area of 
blocks by housing category will help ensure a fine grained variety of housing type 
and integration of lower cost housing. 

Coding for Main Street

The Brisband Main Street received very strong support in open houses, focus 
groups, tabling events and surveys for the Master Plan. Community members were 
excited that Main Street could become a walkable and attractive destination with 
restaurants, shops and services. 

Wilsonville has existing and future models of the type of pedestrian-oriented 
commercial center envisioned for the Frog Pond’s Main Street. The village center 
in Villebois is an anchor point for that community with its well-designed public 
realm, higher density housing, mixed-use, and strong connections to the adjacent 
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the 
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and 
three-to-four story building form. 

To achieve the vision for the Brisband Main Street, the following design and 
development strategies for the Brisband Main Street will be implemented: 

• Permit neighborhood-scale retail, services, mixed-use, multi-family 
residential 

• Prohibit drive-through uses and facilities 

• Adopt development standards such as: 

 › Shallow setbacks to bring buildings close to Main Street’s sidewalks 

 › Up to 4-story building height 

"The overall vision for the neighborhood commercial center is that it is a place that 
provides local goods and services within easy access of the local neighborhoods, has 

a high quality and pedestrian-oriented design, and serves as a gathering place for 
the community. Due to its small scale and local orientation, it will not compete with 

other commercial areas in Wilsonville.” 

— Frog Pond Area Plan
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 › Tall ground floors to emphasize storefront character 

 › Building frontages that occupy a high percentage of the block faces 
along Main Street 

• Adopt design standards such as: 

 › Primary entrances oriented to Brisband or its intersections

 › Front setback areas designed for pedestrian use 

 › Parking to the sides or rears of buildings 

 › Small plazas designed as an accessible amenity 

 › Weather protection (awnings and/or canopies) along sidewalks 

 › Building articulation, fenestration, and materials that make Main 
Street an attractive place and contribute to the vitality of the street 
environment 

The City may initiate a design study for Main Street to evaluate detailed public 
realm improvements and coordinate them with private development. 
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Section 4.127. Residential Neighborhood (RN) Zone. 

(.01) Purpose. The Residential Neighborhood (RN) zone applies to lands within Residential Neighborhood 
Comprehensive Plan Map designation. The RN zone is a Planned Development zone, subject to applicable 
Planned Development regulations, except as superseded by this section or in legislative master plans. The 
purposes of the RN Zone are to:  

A. Implement the Residential Neighborhood policies and implementation measures of the Comprehensive 
Plan.  

B. Implement legislative master plans for areas within the Residential Neighborhood Comprehensive Plan 
Map designation.  

C. Create attractive and connected neighborhoods in Wilsonville.  

D. Regulate and coordinate development to result in cohesive neighborhoods that include: walkable and 
active streets; a variety of housing appropriate to each neighborhood; connected paths and open 
spaces; parks and other non-residential uses that are focal points for the community; and, connections 
to and integration with the larger Wilsonville community.  

E. Encourage and require quality architectural and community design as defined by the Comprehensive 
Plan and applicable legislative master plans.  

F. Provide transportation choices, including active transportation options.  

G. Preserve and enhance natural resources so that they are an asset to the neighborhoods, and there is 
visual and physical access to nature.  

H. Create housing opportunities for a variety of households, including housing types that implement the 
Wilsonville Equitable Housing Strategic Plan and housing affordability provisions of legislative master 
plans.  

(.02) Permitted uses: 

A. Open Space.  

B. Single-Family Dwelling Unit.  

C. Townhouses. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

D. Duplex.  

E. Triplex and quadplex. During initial development in the Frog Pond West Neighborhood, triplexes are 
permitted only on corner lots and quadplexes are not permitted.  

F. Cluster housing. During initial development in the Frog Pond West Neighborhood, only two-unit cluster 
housing is permitted except on corner lots where three-unit cluster housing is permitted.  

G. Multiple-Family Dwelling Units, except when not permitted in a legislative master plan, subject to the 
density standards of the zone. Multi-family dwelling units are not permitted within the Frog Pond West 
Master Plan area.  

H. Cohousing.  

I. Cluster Housing (Frog Pond West Master Plan).  

J. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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K. Manufactured homes.  

(.03) Permitted accessory uses: 

A. Accessory uses, buildings and structures customarily incidental to any of the principal permitted uses 
listed above, and located on the same lot.  

B. Living quarters without kitchen facilities for persons employed on the premises or for guests. Such 
facilities shall not be rented or otherwise used as a separate dwelling unless approved as an accessory 
dwelling unit or duplex.  

C. Accessory Dwelling Units, subject to the standards of Section 4.113 (.10).  

D. Home occupations.  

E. A private garage or parking area.  

F. Keeping of not more than two roomers or boarders by a resident household.  

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

H. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard setbacks 
may be reduced to three feet.  

I. Livestock and farm animals, subject to the provisions of Section 4.162.  

(.04) Uses permitted subject to Conditional Use Permit requirements: 

A. Public and semi-public buildings and/or structures essential to the physical and economic welfare of an 
area, such as fire stations, sub-stations and pump stations.  

B. Commercial Recreation, including public or private clubs, lodges or meeting halls, golf courses, driving 
ranges, tennis clubs, community centers and similar commercial recreational uses. Commercial 
Recreation will be permitted upon a finding that it is compatible with the surrounding residential uses 
and promotes the creation of an attractive, healthful, efficient and stable environment for living, 
shopping or working. All such uses except golf courses and tennis courts shall conform to the 
requirements of Section 4.124(.04)(D) (Neighborhood Commercial Centers).  

C. Churches; public, private and parochial schools; public libraries and public museums.  

D. Neighborhood Commercial Centers limited to the provisions of goods and services primarily for the 
convenience of and supported by local residents. Neighborhood Commercial Centers are only 
permitted where designated on an approved legislative master plan.  

(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement 
legislative master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

(.06) Minimum and Maximum Residential Lots: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code 
and applicable provisions of an approved legislative master plan.  
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1. For initial development of the Frog Pond West Neighborhood, Table 1 in this Code and Frog Pond 
West Master Plan Table 1 establish the minimum and maximum number of residential lots for 
the sub-districts.  

2. For areas that are a portion of a sub-district, the minimum and maximum number of residential 
lots are established by determining the proportional gross acreage and applying that proportion 
to the minimums and maximums listed in Table 1. The maximum density of the area may be 
increased, up to a maximum of ten percent of what would otherwise be permitted, based on an 
adjustment to an SROZ boundary that is consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district when it is demonstrated that 
the reduction is necessary due to topography, protection of trees, wetlands and other natural 
resources, constraints posed by existing development, infrastructure needs, provision of non-
residential uses and similar physical conditions.  

Table 1. Minimum and Maximum Residential Lots by 
Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  

(.07) Development Standards Generally: 

A. Unless otherwise specified by this the regulations in this Residential Development Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone.  

(.08) Lot Development Standards: 
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A. Lot development shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

B. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards unless superseded or supplemented by other provisions of the Development 
Code.  

C. Lot Standards for Small Lot Sub-districts. The purpose of these standards is to ensure that development 
in the Small Lot Sub-districts includes varied design that avoids homogenous street frontages, creates 
active pedestrian street frontages and has open space that is integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  

Table 2: Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  

 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots 
designated for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the 
maximum number allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated 
for development of a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

E.  On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage 
clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  
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G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

L.  For cottage clusters all setbacks otherwise greater than 10 feet for other housing types is reduced to 10 feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 
20 ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at 
the front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking 
the courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of 
the number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  

D. Lot Standards Specific to the Frog Pond West Neighborhood.  

1. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

a. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

2. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane shall 
not have driveways accessing lots from these streets, unless no practical alternative exists for 
access. Lots in Large Lot Sub-districts are exempt from this standard.  

(.09) Open Space: 

A. Purpose. The purposes of these standards for the Residential Neighborhood Zone are to:  

1. Provide light, air, open space, and useable recreation facilities to occupants of each residential 
development.  

2. Retain and incorporate natural resources and trees as part of developments.  

3. Provide access and connections to trails and adjacent open space areas.  

For Neighborhood Zones which are subject to adopted legislative master plans, the standards 
work in combination with, and as a supplement to, the park and open space recommendations of 
those legislative master plans. These standards supersede the Open Space requirements in WC 
Section 4.113(.01).  

B. Within the Frog Pond West Neighborhood, the following standards apply: 

1. Properties within the R-10 Large Lot sub-districts and R-7 Medium Lot sub-districts are exempt 
from the requirements of this section. If the Development Review Board finds, based upon 
substantial evidence in the record, that there is a need for open space, they may waive this 
exemption and require open space proportional to the need.  

2. For properties within the R-5 Small Lot sub-districts, Open Space Area shall be provided in the 
following manner:  
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a. Ten percent of the net developable area shall be in open space. Net developable area does 
not include land for non-residential uses, SROZ-regulated lands, streets and private drives, 
alleys and pedestrian connections. Open space must include at least 50 percent usable 
open space as defined by this Code and other like space that the Development Review 
Board finds will meet the purpose of this section.  

b. Natural resource areas such as tree groves and/or wetlands, and unfenced low impact 
development storm water management facilities, may be counted toward the ten percent 
requirement at the discretion of the Development Review Board. Fenced storm water 
detention facilities do not count toward the open space requirement. Pedestrian 
connections may also be counted toward the ten percent requirement.  

c. The minimum land area for an individual open space is 2,000 square feet, unless the 
Development Review Board finds, based on substantial evidence in the record, that a 
smaller minimum area adequately fulfills the purpose of this Open Space standard.  

d. The Development Review Board may reduce or waive the usable open space requirement 
in accordance with Section 4.118(.03). The Board shall consider substantial evidence 
regarding the following factors: the walking distance to usable open space adjacent to the 
subject property or within 500 feet of it; the amount and type of open space available 
adjacent or within 500 feet of the subject property, including facilities which support 
creative play.  

e. The Development Review Board may specify the method of assuring the long-term 
protection and maintenance of open space and/or recreational areas. Where such 
protection or maintenance are the responsibility of a private party or homeowners' 
association, the City Attorney shall review any pertinent bylaws, covenants or agreements 
prior to recordation.  

(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

1. Within the Frog Pond West Neighborhood, streets shall be consistent with Figure 18, Street 
Demonstration Plan, in the Frog Pond West Master Plan. The Street Demonstration Plan is 
intended to be guiding, not binding. Variations from the Street Demonstration Plan may be 
approved by the Development Review Board, upon finding that one or more of the following 
justify the variation: barriers such as existing buildings and topography; designated Significant 
Resource Overlay Zone areas; tree groves, wetlands or other natural resources; existing or 
planned parks and other active open space that will serve as pedestrian connections for the 
public; alignment with property lines and ownerships that result in efficient use of land while 
providing substantially equivalent connectivity for the public; and/or site design that provides 
substantially equivalent connectivity for the public.  

2. If a legislative master plan does not provide sufficient guidance for a specific development or 
situation, the Development Review Board shall use the block and access standards in Section 
4.124(.06) as the applicable standards.  

(.11) Signs. Per the requirements of Sections 4.156.01 through 4.156.11 and applicable provisions from adopted 
legislative master plans.  
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(.12) Parking. Per the requirements of Section 4.155 and applicable provisions from adopted legislative master 
plans.  

(.13) Corner Vision Clearance. Per the requirements of Section 4.177.  

(.14) Main Entrance Standards: 

A. Purpose. These standards:  

1. Support a physical and visual connection between the living area of the residence and the street;  

2. Enhance public safety for residents and visitors and provide opportunities for community 
interaction;  

3. Ensure that the pedestrian entrance is visible or clearly identifiable from the street by its 
orientation or articulation; and  

4. Ensure a connection to the public realm for development on lots fronting both private and public 
streets by making the pedestrian entrance visible or clearly identifiable from the public street.  

B. Location. At least one main entrance for each structure must:  

1. Be within 12 feet of the longest street-facing front wall of the dwelling unit; and  

2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; and  

(iii) Be covered with a roof or trellis.  
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C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  

(.15) Garage Standards: 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between the living area of the residences 
and the street;  

2. Ensure that the location and amount of the living area of the residence, as seen from the street, 
is more prominent than garages;  

3. Prevent garages from obscuring the main entrance from the street and ensure that the main 
entrance for pedestrians, rather than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing garages and vehicle areas from 
dominating the views of the neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking views of the street from inside the 
residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the regulations of this subsection apply to 
garages accessory to residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the street with an average slope of 20 
percent or more.  

3. Standards: 
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a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and accessory structures, the 
standards apply to the street-facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that are less than 50 feet wide at the 
front lot line, the standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

(i) The width of the garage door may be up to 50 percent of the length of the 
street-facing façade.  

(ii) The garage door must be recessed at least four feet from the front façade or six 
feet from the front of a front porch.  

(iii) The maximum driveway width is 18 feet.  

c. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

d. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the 
appearance of the garage from the street. Side-loaded garages, i.e., where the garage 
openings are turned away from the street, are exempt from this requirement.  

e. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door 
and the sidewalk. This standard does not apply to garage entries that do not face the 
street.  

 

(.16) Residential Design Standards: 

A. Purpose. These standards:  
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1. Support consistent quality standards so that each home contributes to the quality and cohesion 
of the larger neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks and neighborhoods, whether a 
neighborhood develops all at once or one lot at a time, avoiding homogeneous street frontages 
that detract from the community's appearance.  

B. Applicability. These standards apply to all façades facing streets, pedestrian connections, parks, open 
space tracts, the Boeckman Trail, or elsewhere as required by this Code or the Development Review 
Board. Exemptions from these standards include: (1) Additions or alterations adding less than 50 
percent to the existing floor area of the structure; and, (2) Additions or alterations not facing a street, 
pedestrian connection, park, or open space tract.  

C. Windows. The standards for minimum percentage of façade surface area in windows are below. These 
standards apply only to facades facing streets, pedestrian connections, parks, and open space tracts.  

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

c. Ten percent—front facades facing streets if a minimum of seven design elements are 
provided per Section 4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from the building to the street. Glass 
block does not meet this standard. Windows in garage doors and other doors count toward this 
standard.  

5. Street-facing facades along Boeckman Road and Stafford Road must meet the standards for front 
facades.  

D. Articulation. Plans for residential buildings shall incorporate design features such as varying rooflines, 
offsets, balconies, projections (e.g., overhangs, porches, or similar features), recessed or covered 
entrances, window reveals, or similar elements that break up otherwise long, uninterrupted elevations. 
Such elements shall occur at a minimum interval of 30 feet on façades facing streets, pedestrian 
connections, parks, open space tracts, or elsewhere as required by this Code or the Development 
Review Board. Where a façade governed by this standard is less than 30 feet in length, at least one of 
the above-cited features shall be provided.  

E. Residential Design Menu. Residential structures shall provide a minimum of five of the design elements 
listed below for front façades and façades facing Boeckman Road and Stafford Road, unless otherwise 
specified by the code. For side façades facing streets, pedestrian connections, parks, open space tracts, 
a minimum of three of the design elements must be provided. Where a design feature includes more 
than one element, it is counted as only one of the five required elements.  

1. Dormers at least three feet wide.  
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2. Covered porch entry—minimum 48 square foot covered front porch, minimum six feet deep and 
minimum of a six foot deep cover. A covered front stoop with minimum 24 square foot area, four 
foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of the building a minimum of four 
feet and enclosed by a railing or parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends or 
brackets (does not include a garage gable if garage projects beyond dwelling unit portion of 
street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative materials occupying at least 60 square 
feet of the street façade.  

11. Bay or bow windows - extending a minimum of 12 inches outward from the main wall of a 
building and forming a bay or alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door designed to resemble two smaller garage 
doors and/or windows in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone or brick extending at least 36 
inches above adjacent finished grade occupying a minimum of ten percent of the overall primary 
street facing façade.  

16. Entry courtyards which are visible from, and connected directly to, the street. Courtyards shall 
have a minimum depth of ten feet and minimum width of 80 percent of the non-garage/driveway 
building width to be counted as a design element.  

F. House Plan Variety. No two directly adjacent or opposite residential structures may possess the same 
front or street-facing elevation. A structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house plan variety. This standard is met 
when front or street-facing elevations differ from one another due to different materials, articulation, 
roof type, inclusion of a porch, fenestration, and/or number of stories. Where façades repeat on the 
same block face, they must have at least three intervening residential structures between them that 
meet the above standard. Small Lot developments over ten acres shall include duplexes and/or two-
unit townhouses comprising ten percent of the homes—corner locations are preferred.  

G. Prohibited Building Materials. The following construction materials may not be used as an exterior 
finish:  

1. Vinyl siding.  

2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  
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5. Fiberglass panels.  

(.17) Fences: 

A. Within Frog Pond West, fences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall 
along Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public Open Spaces. 

A. Purpose. The purpose of these standards is to ensure that development adjacent to schools and parks 
is designed to enhance those public spaces with quality design that emphasizes active and safe use by 
people and is not dominated by driveways, fences, garages, and parking.  

B. Applicability. These standards apply to development that is adjacent to or faces schools and parks. As 
used here, the term adjacent includes development that is across a street or pedestrian connection 
from a school or park.  

C. Development must utilize one or more of the following design elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the side street that does not face the 
school, park, or public open space.  

3. Recess of the garage a minimum of four feet from the front façade of the home. A second story 
above the garage, with windows, is encouraged for this option.  

D. Development must be oriented so that the fronts or sides of residential structures face adjacent 
schools or parks. Rear yards and rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that there is no practicable alternative 
due to the size, shape or other physical constraint of the subject property.  

(Ord. No. 806, 7-17-2017) 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

 (.14) Design Standards for Detached Single-family and Middle Housing.  

A. The standards in this subsection apply in all zones, except as indicated in 1.—2. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential 
Neighborhood Zones, as these zones have their own variety standards, except that the standards 
do apply within middle housing development with multiple detached units on a single lot which 
the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures 
that are attached to one another such as a grouping of townhouses.  

C. Standards applicable to all residential structures except as noted in I. below.  

1. Façade Variety: 

a. Each public-facing façade of a residential structure shall differ from the public-facing 
façades of directly adjacent residential structures in at least one of the three ways listed in 
Subsection d. below.  

b. Where public-facing façades repeat on the same block, at least two residential structures 
with different public-facing façades shall intervene between residential structures with the 
same public-facing façades, with sameness defined by not differing in at least one of the 
three ways listed in Subsection d. below.  

c. For façades of residential structures facing a public street, the façade of any residential 
structures directly across the street shall differ in at least one of the three ways listed in 
Subsection d. below. Directly across means any residential structure façade intersected by 
imaginary lines extending the shortest distance across the street from the mid-point of a 
façade and from the edges of a façade. See Figure 1 below.  

d. A façade shall be considered different if it differs from another façade in at least one of the 
following ways:  

i. Variation in type, placement, or width of architectural projections (such as 
porches, dormers, or gables) or other features that are used to meet the 
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If 
adjacent or opposite façades feature the same projection type, the projections 
on adjacent/opposite façades must differ in at least one of the following ways:  

• At least 20 percent difference in width; or  

• Horizontally offset by at least five feet. For the purposes of this standard, 
"offset" means a measurable difference of at least five feet from the left 
edge of the projection to the left edge of the front façade or at least five 
feet from the right edge of the projection to the right edge of the front 
façade.  

ii. At least 20 percent of the façade (excluding glazing) is covered by different 
exterior finish materials. The use of the same material in different types of 
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siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different 
materials for the purpose of this standard.  

iii. Variation in primary paint color as determined by a LRVR (Light Reflectance 
Value) difference of at least 15 percent.  

 

Figure 1. Determining If A Residential Structure is Directly Across the Street from Another 
 

2. Architectural Consistency and Interest. 

a. Architectural styles shall not be mixed within the same residential structure (a series of 
attached structures is one structure for the purpose of these standards). Architectural style 
consistency is defined by adherence to all of the following:  

i. Use of the same primary and supporting façade materials throughout the 
structure.  

ii. Use of no more than two roof pitch angles.  

iii. Use of the same door size for each primary entrance in the structure.  

b. Articulation. All public-facing façades of residential structures, other than townhouses, 
shall incorporate the following design elements at a minimum interval of every 30 feet, 
except as noted in 2.c. below. The minimum number of design elements is determined by 
dividing the façade length by 30 and rounding up to the nearest whole number. For 
townhouse articulation standards, see subsection (.14)E.4.  

i. varying rooflines.  

ii. offsets of at least 12 inches.  

iii. balconies.  

iv. projections of at least 12 inches and width of at least three feet.  
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v. porches.  

vi. entrances that are recessed at least 24 inches or covered.  

vii. dormers at least three feet wide.  

c. For structures with two or more dwelling units, a single design element that spans at least 
50 percent of the façade of two adjacent units can count as two articulation elements to 
meet the standard in subsection b. and can meet the standard for 60 feet of façade width 
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other 
required design elements on the façade.  

d. Articulation Element Variety: Different articulation elements shall be used as provided 
below. For the purpose of this standard, a "different element" is defined as one of the 
following: a completely different element from the list in subsection 2.b above; the same 
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by 
at least three feet.  

i. Where two to four elements are required on a façade, at least two different 
elements shall be used.  

ii. Where more than four elements are required on a façade, at least three 
different elements shall be used.  

e. Reductions to required windows percentage: The required percent of façade of a 
residential structure in the public-facing façade covered by windows or entry doors for 
single-family or middle housing in any zone may be reduced to the percentages that 
follows:  

i. For of 1.5 or 2-story façades facing the front or rear lot line:  

• 12.5 percent if six of the design features in Subsection e.v. below are 
used.  

• Ten percent if seven or more of the design features in Subsection e.v. 
below are used.  

ii. For 1-story façades facing the front or rear lot line;  

• 12.5 percent if less than six design features in Subsection e.v. are used  

• ten percent if six or more design features in Subsection e.v. are used  

iii. For façades facing a side lot line:  

• Five percent regardless of the number of design features  

iv. Glass block does not count towards meeting window and entry percentage  

v. Window reduction design features:  

• Dormers at least three feet wide.  

• Covered porch entry—minimum 48 square foot covered front porch, 
minimum six feet deep and minimum of a six foot deep cover. A covered 
front stoop with minimum 24 square foot area, four foot depth and hand 
rails meets this standard.  

• Front porch railing around at least two sides of the porch.  
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• Second story balcony—projecting from the wall of the building a 
minimum of four feet and enclosed by a railing or parapet wall.  

• Roof overhang of eight inches or greater.  

• Columns, pillars or posts at least four inches wide and containing larger 
base materials.  

• Decorative gables—cross or diagonal bracing, shingles, trim, corbels, 
exposed rafter ends or brackets (does not include a garage gable if garage 
projects beyond dwelling unit portion of street façade).  

• Decorative molding above windows and doors.  

• Decorative pilaster or chimneys.  

• Bay or bow windows—extending a minimum of 12 inches outward from 
the main wall of a building and forming a bay or alcove in a room within 
the building.  

• Sidelight and/or transom windows associated with the front door or 
windows in the front door.  

• Window grids on all façade windows visible from behind fences 
(excluding any windows in the garage door or front door).  

• Maximum nine foot wide garage doors or a garage door designed to 
resemble two smaller garage doors and/or windows in the garage door 
(only applicable to street facing garages).  

• Decorative base materials such as natural stone, cultured stone or brick 
extending at least 36 inches above adjacent finished grade occupying a 
minimum of ten percent of the overall primary street facing façade. This 
design element does not count if behind a site-obscuring fence.  

• Entry courtyards which are visible from, and connected directly to, the 
street. Courtyards shall have a minimum depth of ten feet and minimum 
width of 80 percent of the non-garage/driveway building width to be 
counted as a design element.  

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

1. Entry Orientation. 

a. At least one main entrance for each triplex or quadplex must meet the standards in 
subsections b. and c. below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45 degree angle from the street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  
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• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

 

Figure 2. Main Entrance Facing the Street 
 

 

Figure 3. Main Entrance at 45° Angle from the Street 
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Figure 4. Main Entrance Opening onto a Porch 
 

2. Windows. A minimum of 15 percent of the area of all street-facing façades must include windows 
or entrance doors. Façades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

 

Figure 5. Window Coverage 
 

3. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).  
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Figure 6. Width of Garages and Parking Areas 
 

4. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with a paved surface, access must be taken from the alley (see Figure 
8. Alley Access).  

ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  
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iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

 

Figure 7. Driveway Approach Width and Separation on Local Street 
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Figure 8. Alley Access 
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Figure 9. Driveway Approach Options for Multiple Local Street Frontages 
 

E. Standards applicable to Townhouses.  

1. Number of Attached Dwelling Units. 

a. Minimum. A townhouse project must contain at least two attached units.  

b. Maximum. The maximum number of townhouse units that may be attached together to 
form a group is specified below.  

• R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group  

• RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except 
for initial development in Frog Pond West per Section 4.124.  

2. Entry Orientation. The main entrance of each townhouse unit must:  
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a. Be within eight feet of the longest wall of the dwelling unit facing a street or private drive; 
and  

b. Either:  

i. Face the street or private drive (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3. 
Main Entrance at 45° Angle from the Street);  

iii. Face a common open space or private access or driveway that is abutted by 
dwellings on at least two sides; or  

iv. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

A. Be at least 25 square feet in area; and  

B. Have at least one entrance facing the street or private drive or have a 
roof.  

3. Windows. A minimum of 15 percent of the area of all public-facing façades on each individual 
unit must include windows or entrance doors. Half of the window area in the door of an attached 
garage may count toward meeting this standard. See Figure 5. Window Coverage.  

4. Unit definition. Each townhouse unit must include at least one of the items listed in a. through g. 
below on at least one public-facing façade (see Figure 10. Townhouse Unit Definition). 
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent 
townhouse units, it can meet the standard for two units.  

a. A roof dormer a minimum of four feet in width, or  

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an 
interior room, or  

c. A bay window that extends from the façade a minimum of two feet, or  

d. An offset of the façade of a minimum of two feet in depth, either from the neighboring 
townhouse or within the façade of a single townhouse, or  

e. An entryway that is recessed a minimum of three feet, or  

f. A covered entryway with a minimum depth of four feet, or  

g. A porch meeting the standards of subsection (.14)E.2.b.iv.  

Balconies and bay windows may encroach into a required setback area, pursuant to Section 
4.180.  
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Figure 10. Townhouse Unit Definition 
 

5. Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet 
the following standards:  

a. Alley Access. Townhouse project sites abutting an alley that is improved with pavement 
shall take access to the rear of townhouse units from the alley rather than the public 
street.  

b. Front Access. Garages on the front façade of a townhouse, off-street parking areas in the 
front yard, and driveways in front of a townhouse are allowed if they meet the following 
standards (see Figure 11. Townhouses with Parking in Front Yard).  

i. Each townhouse lot has a street frontage of at least 20 feet on a local street.  

ii. A maximum of one driveway approach is allowed for every townhouse. 
Driveway approaches and/or driveways may be shared.  

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on 
any lot.  
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iv. The garage width does not exceed 12 feet, as measured from the inside of the 
garage door frame.  

 

Figure 11. Townhouses with Parking in Front Yard 
 

c. Shared Access. The following standards apply to driveways and parking areas for 
townhouse projects that do not meet all of the standards in subsections a. or b.  

i. Off-street parking areas shall be accessed on the back façade or located in the 
rear yard. No off-street parking shall be allowed in the front yard or side yard of 
a townhouse.  

ii. A townhouse project that includes a corner lot shall take access from a single 
driveway approach on the side of the corner lot. See Figure 12. Townhouses on 
Corner Lot with Shared Access.  
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Figure 12. Townhouses on Corner Lot with Shared Access 
 

iii. Townhouse projects that do not include a corner lot shall consolidate access for 
all lots into a single driveway. The driveway and approach are not allowed in 
the area directly between the front façade and front lot line of any of the 
townhouses. See Figure 13. Townhouses with Consolidated Access.  
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Figure 13. Townhouses with Consolidated Access 
 

iv. A townhouse project that includes consolidated access or shared driveways 
shall grant access easements to allow normal vehicular access and emergency 
access.  

F. Standards applicable to Cottage Clusters.  

1. Courtyard Required. All cottages within a single cottage cluster must share a common courtyard. 
A cottage cluster project may include more than one cluster and more than one common 
courtyard.  

2. Number of Dwellings. 

a. A single cottage cluster shall contain a minimum of four and a maximum of eight cottages.  

3. Setbacks. 

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The 
minimum distance between all other structures, including accessory structures, shall be in 
accordance with building code requirements.  

b. All other setbacks are provided in section (.02) or in the applicable base zone.  

4. Building Height. The maximum building height for all structures is 25 feet.  
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5. Footprint. The maximum building footprint for each cottage is 900 square feet. Individual 
attached garages up to 200 square feet shall be exempted from the calculation of maximum 
building footprint.  

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400 
square feet.  

7. Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards:  

a. Each cottage within a cluster must either abut the common courtyard or must be directly 
connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 
courtyard and must:  

i. Have a main entrance facing the common courtyard;  

ii. Be within ten feet from the common courtyard, measured from the façade of 
the cottage to the nearest edge of the common courtyard; and  

iii. Be connected to the common courtyard by a pedestrian path.  

c. Cottages within 20 feet of a street property line may have their entrances facing the street.  

d. Cottages not facing the common courtyard or the street must have their main entrances 
facing a pedestrian path that is directly connected to the common courtyard.  

8. Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 
order to provide a sense of openness and community of residents. Common courtyards must 
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards):  

a. The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard.  

c. The common courtyard must contain a minimum of 150 square feet per cottage within the 
associated cluster.  

d. The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.  

e. The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 
paths, and/or paved courtyard area, and may also include recreational amenities. 
Impervious elements of the common courtyard shall not exceed 75 percent of the total 
common courtyard area.  

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas, 
required setbacks, and driveways do not qualify as part of a common courtyard.  
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Figure 14. Cottage Cluster Orientation and Common Courtyard Standards 
 

9. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards:  

a. Each cottage cluster is permitted one community building.  

b. The community building shall have a maximum floor area of 1,400 sf.  

c. A community building that meets the definition of a dwelling unit must meet the maximum 
900 square foot footprint limitation that applies to cottages (pursuant to subsection 
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is 
not a legal dwelling unit and will not be used as a primary dwelling.  

10. Pedestrian Access. 
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a. An accessible pedestrian path must be provided that connects the main entrance of each 
cottage to the following:  

i. The common courtyard;  

ii. Shared parking areas;  

iii. Community buildings; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage 
requirements of the applicable base zone.  

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 
standards:  

i. A parking cluster must not exceed five contiguous spaces.  

ii. Parking clusters must be separated from other spaces by at least four feet of 
landscaping.  

iii. Clustered parking areas may be covered.  

iv. Parking areas must also meet the standards in Subsections 4.155(.02)—(.03), 
except where they conflict with these standards.  

b. Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located 
between a street property line and the front façade of cottages located closest 
to the street property line. This standard does not apply to alleys.  

ii. Off-street parking spaces shall not be located within ten feet of any property 
line, except alley property lines.  

iii. Driveways and drive aisles are permitted within ten feet of property lines.  

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 
parking areas and parking structures from common courtyards and public streets.  

d. Garages and carports. 

i. Garages and carports (whether shared or individual) must not abut common 
courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages.  

iii. Individual detached garages must not exceed 400 square feet in floor area.  

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width.  

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.  

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 
detached single-family detached dwelling on the same lot at the time of proposed development 
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of the cottage cluster may remain within the cottage cluster project area under the following 
conditions:  

a. The existing dwelling may be nonconforming with respect to the requirements of this 
subsection (.14)F.  

b. The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum 
building footprint of 900 square feet; however, existing dwellings that exceed these 
maximum height and/or footprint standards may not be expanded.  

c. The existing dwelling shall be excluded from the calculation of orientation toward the 
common courtyard, per subsection (.14)F.7.b.  

 

Figure 15. Cottage Cluster Parking Design Standards 
 

G. Standards applicable to Cluster Housing besides Cottage Clusters.  
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit, 
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to 
apply. Architectural consistency is defined by adherence to all of the following:  

a. Use of the same primary and supporting façade materials throughout the cluster.  

b. Use of no more than two roof pitch angles.  

c. Use of the same door size for each primary entrance in the structures.  

2. Entry Orientation. 

a. The entry orientation standards apply as follows:  

i. At least one main entrance for each cluster home must meet the standards in 
subsections b and c below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45° Angle from the Street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows 
or entrance doors. Facades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

4. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley). Garages and off-street parking areas that are separated from the street 
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and 
Parking Areas).  

5. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with pavement access must be taken from the alley (see Figure 8. 
Alley Access).  
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  

iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

6. Setbacks. 

a. Building Separation. Cluster housing structures shall be separated by a minimum distance 
of six feet. The minimum distance between all other structures, including accessory 
structures, shall be in accordance with building code requirements.  

b. All other setbacks are provided in the applicable base zone.  

7. Pedestrian Access. 

a. An accessible pedestrian path must be provided that connects the main entrance of each 
unit to the following:  

i. Shared open space;  

ii. Shared parking areas; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

H. Combining Unit Types in One Development.  

1. If a project proposes a mix of middle housing types which creates a conflict with various 
standards, the more restrictive standards shall apply.  

I. Existing Structures and Conversions:  

1. Where a residential structure is converted from one type of dwelling unit to another without any 
additions, the design standards in C.—H. do not apply.  

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the 
footprint is expanded by 25 percent or more.  

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request Site Design Review by the Development Review Board of a 
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made 
that the following standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.  
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Define “Urban Form”

• Why?
– Need clarity of new terms

• How?
– Add definitions for “Urban Form”, 

“Urban Form Type”, and “Urban 
Form Type Designation”
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Define “Urban Form”
• Urban Form – The physical characteristics of an area determined by 

the bulk, placement, and spacing of buildings and related site 
improvements. 

• Urban Form Type – In the Residential Neighborhood (RN) Zone, a 
categorization between different planned Urban Forms with Type 1 
having the most urban look and feel and Type 3 having the least 
urban look and feel.

• Urban Form Type Designation – A designation applied to land  
within the Residential Neighborhood (RN) Zone that determines    
what lot and structure standards apply to guide Urban Form.
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Design Standards for Housing

• Why?
– Clarify application of Frog Pond 
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• How?

– Edit language to provide the 
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Design Standards for Housing

• Frog Pond West 
Standards to Apply 
– Main entrance 

standards
– Garage standards 

(simplified)
– Prohibited Materials
– Fences
– Design adjacent to 

school and parks

• Citywide standards to 
Apply
– Facade variety
– Articulation
– Middle Housing specific 

standards
• Window coverage
• Driveway and parking 

area standards
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Special Design Addresses

• Why?
– Direction from Master Plan for Stafford 

and Advance Roads
• Pedestrian orientation
• Complement design in FP West

• How?
– Add specific new standards
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Special Design Addresses-Stafford Road

• Stafford Road Requirements in 
Master Plan
– Structure have entrances facing 

Stafford
– Brick courtyard fences matching 

materials used in Frog Pond West
– Height transition from Brisband 

Main Street
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Special Design Addresses-Advance Road

• Advance Road Requirements in 
Master Plan
– Building main entrances facing 

Advance
– Feel similar to Willow Creek Drive 

in Frog Pond West
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May 10, 2023 Minutes 

Commissioner Hendrix believed the team did a great job and was excited to see how the Transit 
Master Plan was implemented over time.  

A roll call vote was taken. Motion passed unanimously. 

WORK SESSION  

3. Frog Pond East and South Implementation-Development Code (Pauly) 
 

Daniel Pauly, Planning Manager, stated Staff continued to bring in the proposed Development Code 
amendments bit by bit. Staff was doing testing and working through some important pieces of the 
larger amendments which would come before the Commission in the coming months. He presented 
the Frog Pond East and South Development Code Amendments via PowerPoint, updating on three 
specific components: Defining Urban Form, Design Standards for Housing, and Design addresses.  

Comments and feedback from the Planning Commission on the key components was as follows with 
responses by Staff to Commissioner questions as noted: 
 
Define “Urban Form”: 
• Mr. Pauly confirmed Urban Form was an accurate term used in the field and not something Staff 

came up with. The only pushback was that Staff was talking about suburban, not urban. 
• Urban form is a term of art. Suburban is an urban form.  

Design Standards for Housing: 
• Section 4.13.14, A1 stated, "The variety standards in Section C.1 do not apply in the Village Zone or 

the Frog Pond West neighborhood in the Residential Neighborhood Zone." Including Code 
references for what would apply, the applicable standards, was suggested when discussing where 
the standards did not apply, including in Section 3 as well. 

• Mr. Pauly clarified a standard parking spot was 9 ft by 18 ft. In areas where the maximum driveway 
width was 18 ft, such as in the Street Dreams in Frog Pond West, it reduced the pedestrian-vehicle 
conflict zone, and the driveways essentially slants out to a third parking spot at the site.  

 
Design Address 
• How would people access the entrance of their residence if the building frontage of was on 

Stafford Rd and parking was in the back. One of the plans had multifamily along Stafford.  
• Mr. Pauly replied that in the demonstration plans he had seen, especially south of Brisbane, the 

parking lot for multifamily would be between the wetland and stormwater feature, and the 
buildings along Stafford would probably be accessed by a private drive.    
• He clarified that the front entrance did not necessarily have to face Stafford, requiring 

people to walk around to access their residence. For multifamily, there were design options 
for a breezeway that went all the way through allowing people to enter from either side; 
otherwise, an entrance might be required on both sides of the building.  

• Would the backyard treatment on Boeckman Rd in Frog Pond West change to a front yard 
treatment on Advance Rd?  
• Mr. Pauly noted a transition was written into the Development Code, assuming the Stafford-

Advance intersection developed the same; the treatment of Stafford Rd would wrap around to 
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the wetland which was about 250 ft to the east of Stafford, and then pass that wetland, it 
would transition to more of front facing homes with courtyards. 

• Mr. Pauly confirmed that multifamily would need access points from Stafford into the residences, 
by not necessarily front doors facing the street. A patio door would be acceptable as a pedestrian 
access in the current draft. A multifamily project would likely have a breezeway to enter from 
either side. A detached home or town house configuration would probably have an alley loaded 
home with the entrance on Stafford, so there would be no parking on Stafford.  
• A homeowner could park in the garage and a visitor would park elsewhere and walk around to 

the front. There were tradeoffs between a front parking lot and a pedestrian orientation.  
• There would be no front parking lots off Stafford Rd because that would be too many access points. 

From prior conversations, the idea was to ensure the houses did not turn their back on Stafford. 
The issue was how the back of the house is designed to look, essentially, and not the location of the 
front door. The back patio could be made to look like a front porch.  

Chair Heberlein called for public comment after Commission consented to hearing testimony. 
Mimi Doukas, AKS, West Hills Development, stated West Hills continued to follow the Development 
Code efforts. Her comments were as follows: 
• On Page 556, Sections b and f seemed to be in conflict with each other. The general intent was 

understood, but the Code language needed to be clarified. Additionally, the language at the top of 
the page, the headings were confusing. 

• Referencing Section c, West Hills believed the 18-ft maximum driveway width was very narrow and 
suggested it be widened to 20 ft to enable people to step on pavement, which was a more stable 
surface when exiting their cars. It was better for accessibility, visitability, and function.  

• On Page 564, West Hills wanted to clarify that the image was the one intended, and it was not 
indeed to be all wrought iron. West Hills believed the combination of masonry plus wrought iron 
along Advanced Rd or Boeckman Rd provided a good balance of transparency plus permanency. All 
wrought iron felt a bit too accessible. The gate image on Page 563 was a bit confusing. 

• Regarding Commissioner questions on the multifamily dwellings along Stafford Rd, West Hills had a 
plan to have garden apartments along that stretch of their property with sets of units and stairwells 
intertwined to create a breezeway effect, allowing for entries to come through and the parking to 
be on the east side of the building in addition to the urban frontage along Stafford Rd.  

 
Commissioner Mesbah understood Mr. Pauly to mean that the driveway was 18-ft wide near the street 
and it could be widened as it got closer to garage.  
 
Mr. Pauly noted AKS had worked a lot on driveway width in Frog Pond West and might have some 
feedback.  
 
Commissioner Karr said the garage could be wider than 18 feet. 
 
Chair Heberlein noted that the Code did not have that language. It did not state, “The maximum 
driveway width is 18 ft at the sidewalk” so if that was the intent, it should be updated to be clear. 
 
Commissioner Mesbah asked if there was an intent of the width being a certain number of feet away 
from the sidewalk. He assumed Staff did not intend 18 ft at sidewalk and 6 inches passed the sidewalk, 
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it expanded to 24 ft, which would defeat the purpose of ensuring people use the sidewalk. It also 
depended on what defined the sidewalk width as a masonry wall was different than grass. 
  
Mr. Pauly believed the distance at the sidewalk was the most critical point. He agreed whatever 
defined the width should not be a drivable surface. 
 
Commissioner Karr asked if the width was measured at the curb or inside the sidewalk.  
 
Mr. Pauly stated he would clarify the driveway width with the engineering team, who had a lot of 
experience in the matter, and would work with them to get the language crisp.  
 
Commissioner Mesbah said the point was taken that when parking the car close to the garage, people 
want to be able to get out on pavement instead of grass or mud.  

INFORMATIONAL  

4. City Council Action Minutes (April 3 & 17, 2023) (No staff presentation) 
5. 2023 PC Work Program (No staff presentation) 

 
Commissioner Karr noted Columbine St was renamed as Ponderasa. He asked if the City was doing 
anything to publicize the camping code. There had been a lot of discussion in his neighborhood that 
they were going to start seeing tents in the nearby park. 
 
Amanda Guile-Hinman, City Attorney, replied for the record, those were excluded; no camping is 
allowed in parks. Let's Talk, Wilsonville! had a project page dedicated to prohibited camping that has 
all the information. She confirmed the camping information had been in The Spokesman as well as the 
Boones Ferry Messenger. The City would be preparing informational materials that would be available 
at all City buildings.  
 
Commissioner Karr noted the questions started coming from information published in The Spokesman, 
which often needed clarification and proper English applied. He has had the same conversation with 
many different neighbors, and told them all the same thing, that their local park would not have tents 
in it because parks were excluded. Now, he would point them to Let's Talk, Wilsonville!.  
 
Commissioner Mesbah noted the problem was the misinformation was already out there, adding the 
City had gone out of its way to inform the people through all the media.  
 
Ms. Guile-Hinman noted as the project manager, she was happy to provide clarification to anyone with 
questions, so they could be referred to her.  
 
Commissioner Mesbah understood the question was whether the Commission was going to have a 
public open house on the camping code, but it was already a law for the City.  
 
Ms. Guile-Hinman confirmed Council already voted unanimously in favor on first reading on May 1, and 
it would go for second reading on May 15. The law would go into effect July 1, 2023. 
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PLANNING COMMISSION MEETING 
STAFF REPORT 
 

Meeting Date: April 12, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session is the fourth in a series 
of work sessions for the Commission to work through the details of these Development Code 
amendments. This work session will both introduce a couple new Code amendments, as well as 
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revisit a couple Code amendments the Commission has previously provided comment and 
direction on. 
 
EXECUTIVE SUMMARY:  
In late 2022, the City Council, on recommendation from the Planning Commission, adopted the 
Frog Pond East and South Master Plan.  The Master Plan identifies the types and locations of 
the homes, commercial development, parks, open spaces, streets, trails, and infrastructure to 
be built over the next 10-20 years in an area on the east side of Wilsonville added to the Metro 
Urban Growth Boundary in 2018. The Master Plan focuses on providing for the community’s 
future housing needs, including providing diverse housing opportunities. 
 
The Master Plan provides clear policy direction and guidance for future development in Frog 
Pond East and South. However, an important implementation step is to develop a detailed set 
of Development Code standards consistent with the Master Plan. These standards will be relied 
on by developers to plan and design development. These standards will also be relied on by City 
reviewers to ensure development meets City expectations. 
 
This work session is the fourth in the series of work sessions for the Planning Commission to 
review and guide the drafting of these Development Code amendments. This work session will 
bring a couple previously reviewed Code amendments back for the Commissions further 
review. These include open space requirements and standards for waivers to residential design 
standards. The work session will also introduce a couple new Code amendments. The new 
amendments address a couple site-specific directives from the Master Plan, including for the 
Frog Pond Grange site and a forested area on the south side of SW Kahle Rd. Draft language 
and explanations of all four amendments being discussed in the work session can be found in 
Attachment 1. 
 
Attachment 2 includes, for ease of reference, excerpts from the Frog Pond East and South 
Master Plan that give specific direction for implementing Development Code.  
 
For the Planning Commission’s reference, Attachment 3 and 4 are copies of the current 
Wilsonville Code Section 4.127 and excerpts from Section 4.113.  
 
The project team invites the Planning Commission to review the draft code amendments and 
supporting information, ask any clarifying questions, and provide feedback. At the work session 
the project team requests the Planning Commission provide one of the following for each 
presented draft code amendment. 

1. Confirmation that the draft code amendment is ready for finalization before being 
brought forward for a public hearing; or  

2. Direction on next steps to further develop or refine the presented draft code 
amendment. 
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EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Following additional work sessions, a public hearing on the Code amendments are expected this 
summer. City Council action on the Planning Commission’s recommendation is planned for 
summer or early fall. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the Master Plan 
and follow up implementation, including this Development Code work and the infrastructure 
funding implementation work.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team will engage key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
ATTACHMENTS:  

1. Draft Development Code Amendments with Supporting Information (April 2023) 
2. Excerpts from Frog Pond East and South Master Plan related to Development Code 

Implementation  
3. Wilsonville Development Code Section 4.127 Residential Neighborhood Zone 
4. Excerpts of Wilsonville Development Code Section 4.113 Residential Development in 

Any Zone 
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Frog Pond East and South Implementation 
 

Draft Development Code Amendments for April 2023 Work Session 
 

1. Discretionary alternative path standards 
 

• Intent: Provide guidance to both applicants and decision-makers for 
waivers that are sought through the discretionary review process. 

• Explanation: Provide factors for DRB to consider during discretionary 
review. The changes since the March work session is to show the 
language from other zones and make update to this language to 
ensure the review process is consistent citywide. 

• Code Reference: Subsection 4.118 (.03) A List of Development 
Standards Typically Subject to Waivers. Add new subsection 4.127 
(.23). 

• Draft Code Amendment:  
 

Modified language (changes struckthrough or bold underlined) 
 

EDITS THAT HAVE NOT CHANGED SINCE MARCH 
 
4.118 Standards Applying to all Planned Development Zones 

 
(.03) Notwithstanding the provisions of Section 4.140 to the contrary, 

the Development Review Board, in order to implement the 
purposes and objectives of Section 4.140, and based on findings 
of fact supported by the record may:  
A. Waive the following typical development standards: 
 . . . 

13. Architectural design standards, including 
residential design standards; 

 
Note: More extensive proposed amendments to Section 4.420 are shown 
below for context, with the portion specifically related to alternative 
review process highlighted. 

Section 4.420. Jurisdiction and Powers of the Board Review Authority 
for Site Design Review 

(.01) Application of Section. Except for single-family and middle 
housing dwellings in any residential zoning district, and apartments in 
the Village zone, 

A.  Unless exempt as noted in 1.-2. below, no building permit 
shall be issued for a new building or major exterior remodeling 
of an existing building unless the building architecture and 
siting is approved by the Development Review Board 
(Board) through Site Design Review.  
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1. Residential structures in residential zones are 
exempt from Site Design Review as long as they 
meet established clear and objective design and 
siting standards. This exemption does not apply to 
mixed-use residential structures. However, an 
applicant may elect to have residential structures 
approved by the Board through Site Design Review 
in association with waivers from specific standards.  

2. Minor building modifications to non-residential 
structures are reviewed under the authority of the 
Planning Director as established is Section 4.030. 

 

B. Unless exempt as noted in 1.-2. below, no building permit 
within an area covered by a Stage II Planned 
Development, or PDP in the Village Zone, shall be granted 
unless landscaping plans are reviewed and approved by 
the Board through Site Design review, or FDP in the 
Village Zone. 

1. Landscaping on residential lots in residential zones 
is exempt from Site Design Review unless it is part 
of the open space required under Subsection 4.113 
(.01).  

2. Minor modifications to landscape plans subject to 
Site Design Review can be reviewed by the Planning 
Director as established in Section 4.030. 

 

C.  No Sign Permit, except as permitted in Sections 4.156.02 and 
4.156.05, shall be issued for the erection or construction of a 
sign relating to such new building or major remodeling, until the 
plans, drawings, sketches and other documents required for a 
Sign Permit application have been reviewed and approved by 
the Board. 

 
The following is proposed new language: 

 
Section 4.127 Residential Neighborhood Zone 
 
(.23) Consideration of Waivers in the Frog Pond East and South 

Neighborhoods. 
 

A. Applicants for development in the Frog Pond East and South 
neighborhoods may request waivers to applicable development 
and design standards in Section 4.127, provided the criteria in 
subsection B. are met.  
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B. In addition to the waiver criteria in Sections 4.118 and 4.140 

and applicable Site Design Review standards, when reviewing a 
waiver for development within the Frog Pond East and South 
Neighborhoods the Development Review Board’s decision shall 
be based on the following criteria, which reflects guidance in the 
Frog Pond East and South Master Plan. 

 
1. The development enabled by the waiver is 

complementary and compatible with development that 
would typically be built within the subject Urban Form 
Type as described in Chapter 6 of the Frog Pond East and 
South Master Plan.  

 
2. The waiver supports a wide variety of housing or at least 

does not reduce the level of housing variety within a 
Stage I Master Plan Area. 

 
NEW EDITS SINCE MARCH 

  
Note: Update existing alternative discretionary review language in 4.113 
(.14) to clarify it is a waiver as part of Site Design Review consistent with 
other language in Section 4.420 and 4.127. 

Section 4.113 (.14) J. Alternative Discretionary Review for Residential 
Design Standards 

 
J. Alternative Discretionary Review: As an alternative to meeting 

one or more design standards of this subsection an applicant 
may request a waiver as part of Site Design Review by the 
Development Review Board of a proposed design. In addition to 
the waiver criteria in Sections 4.118 and 4.140 and 
applicable Site Design Review Standards, affirmative findings 
shall be made that the following standards are met: 
1. The request is compatible with existing surrounding 

development in terms of placement of buildings, scale of 
buildings, and architectural design; 

2. The request is due to special conditions or circumstances 
that make it difficult to comply with the applicable Design 
Standards, or the request would achieve a design that is 
superior to the design that could be achieved by 
complying with the applicable Design Standards; and 

3. The request continues to comply with and be consistent 
with State statute and rules related to Middle Housing, 
including being consistent with State definitions of 
different Middle Housing types. 

4. The request remains substantially consistent with 
any legislative master plan the property is included 
in. 
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Note: Similar to Subsection 4.113 (.14) J., update language regarding design 
standards in the Old Town Residential Zone in 4.123 (.06) C. to be consistent 
with waiver and site design review language elsewhere in the Development 
Code. 
 
(.06) Design and Siting Standards: 

C. Rather than meet the standards prescribed above, applicants may 
request a waiver and elect to go through a Site Design review 
process before the Development Review Board for any housing type. 
In addition to waiver criteria in Sections 4.118 and 4.140, 
additional residential design standard waiver criteria in 
Subsection 4.113 (.14) J., waiver requests must which include 
requirements to meet standards in Subsection 4.138(.05).  

 
2. Standards for Green Focal Points in Each Subdistrict 
 

• Intent: To establish clear and objective standards for green focal 
points such as small playgrounds, gardens, or plazas, which will be an 
important urban design focus of each subdistrict, as identified in the 
Master Plan. See page 79 of the Master Plan. 

• Explanation: The draft Code amendment generally applies the same 
open space standards as apply to other residential developments in 
the City’s PDR zones. Specific language is added to require green focal 
points in each subdistrict, with reference to specific guidance as shown 
in the Master Plan. The green focal point size is based on existing open 
space requirements in Section 4.113 Standards Applying to Residential 
Development in Any Zone. See further explanation below. 

 
With the provision of green focal points in each subdistrict, standards 
need to also be put in place for surrounding development in 
subdistricts to treat them as a focal point. Standards include how 
direct the path is to the focal point and the orientation of surrounding 
buildings. 
 
In addition, a purpose statement is added to the open space section of 
the Residential Neighborhood Zone reflecting the intent of green focal 
points in the Master Plan for Frog Pond East and South. 
 
Since January with the Planning Commission last discussed Green 
Focal Points, City staff simplified and removed the previous table. The 
previous table tried to apply the open space standards in 4.113 to the 
Master Plan area as a whole. The revised language essentially allows 
the existing standards for open space to be applied to the Stage I Area 
just like any other residential development, with specific provision that 
each subdistrict does have the green focal point with some specific 
guidance. 

Planning Commission Meeting - April 12, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1263

Item 2.



Frog Pond East and South Work Session April 12, 2023, Attachment 1 

Page 5 of 7 

• Code Reference: Standards added as Subsection C. to 4.127 (.09) 
Open Space. Purpose statement added to Subsection A. of this Open 
Space subsection. 

• Draft Code Amendment: 
 
4.127 (.09) Open Space. […] 
C. Within the Frog Pond East and South Master Plans open space shall be 

provided consistent with the requirements in Subsection 4.113 (.01) C. 
- F., and designed and located according to the following criteria:   

 
1. Green Focal Points. For the East and South Neighborhoods, 

Green Focal Points are intended to serve as central 
neighborhood destinations or gathering places that contribute 
to neighborhood character and identity. Green Focal Points 
can take a variety of forms, including community garden 
plots, small playgrounds or splash pads, nature play areas, 
pocket parks or plazas, and central green courtyards within 
housing developments. As part of meeting the open space 
requirements in Subsection 4.113 (.01) C. – F. for Stage I 
Master Plan Area, each subdistrict shall have at least one Green 
Focal Point meeting the 2,000 square foot size requirement in 
Subsection 4.113 (.01) D. 1. Even if the required usable open 
space requirement is otherwise met, each subdistrict shall still 
have the minimum 2,000 square foot green focal point. In 
addition to the standards in Subsection 4.113 (.01) C.-F., the 
following requirements apply: 

 
a. Location requirements by subdistrict, if subdistrict not 

listed, a Green Focal Point is still required, but there is no 
special locational requirements: 

 
• Subdistrict E1: Green focal point to be located 

north of grange building or in tree grove near the 
existing home at 27480 SW Stafford Road. 

 
• Subdistrict E3: A green focal point to be located at 

trailhead adjacent to SROZ leading to the south. 
 

• Subdistrict E4: A plaza space is to be integrated 
with the Brisband Street Main Street mixed-use 
development. 

 
• Subdistrict S2: A green focal point to be located 

and aligned with terminus of future extension of 
SW Hazel Street. 

 
• Subdistrict S3: A green focal point to be located 

near northern end of Kruse Creek. 
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b. Direct access to one or more green focal points shall be 

provided from each residential lot in the neighborhood. 
Direct access, for the purpose of this requirement, 
means: a pedestrian would need to travel on no more 
than two different streets to reach a green focal point 
from the lot frontage of the home to an open space 
frontage.. 

 
3. Treatment of Unknown Future Land Uses 
 

• Intent: To provide clarity for two specific uncertainties called out in 
the Master Plan. First, the future use of the land occupied by the Frog 
Pond Grange. Second, the question of whether a tract of land south of 
SW Kahle Road will qualify as SROZ upon more detailed examination. 
In the Master Plan see item 5 on page 107, item 10 on page 108 of 
Master Plan, and discussion of Grange under parks and open space on 
page 75.  

• Explanation: Add specific language reflecting Master Plan 
implementation language, items 5 and 10 on pages 107-108. 

• Code Reference: New Subsection 4.127 (.25) Residential 
Neighborhood Zone- Special, Specific Land Use Considerations 

• Draft Code Amendment: 
 

(.25) Special, Specific Land Use Considerations 
 

A. Frog Pond Grange Property. The community supported 
preservation, reuse, and adjacent uses supportive of the current 
Frog Pond Grange building. The land outlined in Figure X below 
highlights this property and identifies the long-term use 
maintaining the existing civic/meeting/event space use or 
substantially similar use with surrounding open space as shown 
in the Frog Pond East and South Master Plan. Any substantial 
change of use shall require an amendment to the Frog Pond 
East and South Master Plan. Preservation of the existing 
building, substantially similar in design to that existing as of the 
2022 adoption of the Frog Pond East and South Master Plan, is 
required on the site unless approved by the Development 
Review Board with findings providing substantial evidence that 
preservation is not feasible due to structural issues with the 
building that are not feasible, either economically or technically, 
to repair. 

 
   Figure X 
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B. Treed area on south side of SW Kahle Road. An applicant may 

request the area shown in Figure X. below not be included in the 
SROZ based on findings made, a part of a SROZ Map 
Verification, that the area does not meet the standard to be 
included in the SROZ. If it is found the area is not to be in the 
SROZ the Type 3 Urban Design standards shall apply. 

 
    Figure X 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND
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Community Design Concepts

FROG POND EAST & SOUTH MASTER PLAN   47 

Community Design Concepts

December 19 2022

Subdistricts 
Figure 14 shows the concept of “subdistricts” within Frog Pond East and South. 
The subdistricts are intended as “neighborhoods within neighborhoods” – areas 
with cohesive building form, public realm features, and other characteristics that 
give them identity. There are ten subdistricts planned for Frog Pond East and 
South. Each will have a “green focal point” that is central in the subdistrict and/or 
aligned with a key feature such as a tree grove. The focal points, together with the 
neighborhood destinations, will provide many community gathering places in Frog 
Pond East and South.
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Implementing the Design Concepts
The design concepts discussed above are the foundation of the Master Plan’s intent 
to create a strong sense of place and identity in Frog Pond East and South. The 
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following 
section summarizes how the Master Plan’s key features and intended outcomes 
implement the design concepts. Additional descriptions are provided in the Land 
Use and Public Realm chapters of this report.

Neighborhood Destinations Within Frog Pond 
East and South 

• Park/gathering space at the Frog Pond Grange 

• A Future Frog Pond East Neighborhood Park 

• The SW Brisband Main Street as a neighborhood-scale commercial and 
mixed-use center 

• The Frog Pond South Community Park 

• Meridian Creek Middle School 

• “Green focal points” within each subdistrict 

• Meridian Creek and Newland Creek natural areas 

• Significant tree groves
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Green Focal Points 

In addition to the planned Community Park in Frog Pond South and the 
Neighborhood Park in Frog Pond East, several “green focal points” are identified 
in central locations within each walkable subdistrict of the planning area. These 
are flexible in location and size but are intended to serve as central neighborhood 
destinations or gathering places that contribute to neighborhood character and 
identity. In addition to being centrally located, these focal points will be integrated 
into the neighborhood with front doors facing them, where possible, and provide 
clear and inviting access for public use. 

Many different kinds of uses and activities are envisioned for the green focal points. 
Examples include community garden plots, small playgrounds or splash pads, 
nature play areas, pocket parks or plazas, and central green courtyards within 
housing developments. These smaller open spaces also provide opportunities to 
preserve mature and significant trees and provide visible stormwater treatment.
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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a. On the east side of SW Stafford Road provisions will combine blending 
the brick wall design used in Frog Pond West and the desire to have 
structures have a presence fronting SW Stafford Road with access to the 
protected sidewalk and bicycle path. These provisions will include: 

i. Requiring structures, besides those fronting the SW Brisband Main 
Street, to have pedestrian access and entrances facing SW Stafford 
Road; 

ii. Requiring courtyard-style brick fences matching the materials used 
along the edges of Frog Pond West, except being approximately half 
the height, with buildings setback to create usable courtyard areas;

iii. Requiring three-story structures, or two-story equivalent to three 
story-height, along Stafford Road between SW Advance Road 
and the SW Brisband Main Street and for one block north of the 
SW Brisband Main Street. This will ensure structures have a visual 
presence on SW Stafford Road while not dominating the streetscape 
and provide a gradual design transition from the four-story 
structures on SW Brisband. 

b. SW Advance Road provisions will be added to require residential 
structure orientation, including main entrance, to SW Advance Road. 
This provision intends to ensure SW Advance is integrated into the 
design of the development like other collectors in the area such as SW 
Willow Creek Drive in Frog Pond West. The provisions also ensure homes 
on the north side of SW Advance across from the community park face 
the community park. 

c. Provisions will require development around the East Neighborhood Park 
to orient as to have an active side of the development facing the park. 

10. The Master Plan shows the entire area between streams just below where SW 
Kahle Road forks as SROZ based on existing tree canopy. According to the 
property owner a portion of this area may have been planted as agricultural 
trees and may not meet criteria to be SROZ. The City will coordinate with the 
property owner to further evaluate if a portion of this area is developable 
or if it should remain in the SROZ. If it is found to be developable, code 
provisions will allow it to be developed consistent with Type 3 Urban Design 
standards.

11. Standards that ensure private yard spaces, particularly for closely spaced 
detached homes, are of a size and design that are usable, accessible, and 
practical to maintain.
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Housing variety on the block level prevents segregation of housing types that 
often subsequently segregates populations by economic status. Code provisions, 
likely incentives but potentially requirements, related to the percent of net area of 
blocks by housing category will help ensure a fine grained variety of housing type 
and integration of lower cost housing. 

Coding for Main Street

The Brisband Main Street received very strong support in open houses, focus 
groups, tabling events and surveys for the Master Plan. Community members were 
excited that Main Street could become a walkable and attractive destination with 
restaurants, shops and services. 

Wilsonville has existing and future models of the type of pedestrian-oriented 
commercial center envisioned for the Frog Pond’s Main Street. The village center 
in Villebois is an anchor point for that community with its well-designed public 
realm, higher density housing, mixed-use, and strong connections to the adjacent 
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the 
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and 
three-to-four story building form. 

To achieve the vision for the Brisband Main Street, the following design and 
development strategies for the Brisband Main Street will be implemented: 

• Permit neighborhood-scale retail, services, mixed-use, multi-family 
residential 

• Prohibit drive-through uses and facilities 

• Adopt development standards such as: 

 › Shallow setbacks to bring buildings close to Main Street’s sidewalks 

 › Up to 4-story building height 

"The overall vision for the neighborhood commercial center is that it is a place that 
provides local goods and services within easy access of the local neighborhoods, has 

a high quality and pedestrian-oriented design, and serves as a gathering place for 
the community. Due to its small scale and local orientation, it will not compete with 

other commercial areas in Wilsonville.” 

— Frog Pond Area Plan
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 › Tall ground floors to emphasize storefront character 

 › Building frontages that occupy a high percentage of the block faces 
along Main Street 

• Adopt design standards such as: 

 › Primary entrances oriented to Brisband or its intersections

 › Front setback areas designed for pedestrian use 

 › Parking to the sides or rears of buildings 

 › Small plazas designed as an accessible amenity 

 › Weather protection (awnings and/or canopies) along sidewalks 

 › Building articulation, fenestration, and materials that make Main 
Street an attractive place and contribute to the vitality of the street 
environment 

The City may initiate a design study for Main Street to evaluate detailed public 
realm improvements and coordinate them with private development. 
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Section 4.127. Residential Neighborhood (RN) Zone. 

(.01) Purpose. The Residential Neighborhood (RN) zone applies to lands within Residential Neighborhood 
Comprehensive Plan Map designation. The RN zone is a Planned Development zone, subject to applicable 
Planned Development regulations, except as superseded by this section or in legislative master plans. The 
purposes of the RN Zone are to:  

A. Implement the Residential Neighborhood policies and implementation measures of the Comprehensive 
Plan.  

B. Implement legislative master plans for areas within the Residential Neighborhood Comprehensive Plan 
Map designation.  

C. Create attractive and connected neighborhoods in Wilsonville.  

D. Regulate and coordinate development to result in cohesive neighborhoods that include: walkable and 
active streets; a variety of housing appropriate to each neighborhood; connected paths and open 
spaces; parks and other non-residential uses that are focal points for the community; and, connections 
to and integration with the larger Wilsonville community.  

E. Encourage and require quality architectural and community design as defined by the Comprehensive 
Plan and applicable legislative master plans.  

F. Provide transportation choices, including active transportation options.  

G. Preserve and enhance natural resources so that they are an asset to the neighborhoods, and there is 
visual and physical access to nature.  

H. Create housing opportunities for a variety of households, including housing types that implement the 
Wilsonville Equitable Housing Strategic Plan and housing affordability provisions of legislative master 
plans.  

(.02) Permitted uses: 

A. Open Space.  

B. Single-Family Dwelling Unit.  

C. Townhouses. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

D. Duplex.  

E. Triplex and quadplex. During initial development in the Frog Pond West Neighborhood, triplexes are 
permitted only on corner lots and quadplexes are not permitted.  

F. Cluster housing. During initial development in the Frog Pond West Neighborhood, only two-unit cluster 
housing is permitted except on corner lots where three-unit cluster housing is permitted.  

G. Multiple-Family Dwelling Units, except when not permitted in a legislative master plan, subject to the 
density standards of the zone. Multi-family dwelling units are not permitted within the Frog Pond West 
Master Plan area.  

H. Cohousing.  

I. Cluster Housing (Frog Pond West Master Plan).  

J. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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K. Manufactured homes.  

(.03) Permitted accessory uses: 

A. Accessory uses, buildings and structures customarily incidental to any of the principal permitted uses 
listed above, and located on the same lot.  

B. Living quarters without kitchen facilities for persons employed on the premises or for guests. Such 
facilities shall not be rented or otherwise used as a separate dwelling unless approved as an accessory 
dwelling unit or duplex.  

C. Accessory Dwelling Units, subject to the standards of Section 4.113 (.10).  

D. Home occupations.  

E. A private garage or parking area.  

F. Keeping of not more than two roomers or boarders by a resident household.  

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

H. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard setbacks 
may be reduced to three feet.  

I. Livestock and farm animals, subject to the provisions of Section 4.162.  

(.04) Uses permitted subject to Conditional Use Permit requirements: 

A. Public and semi-public buildings and/or structures essential to the physical and economic welfare of an 
area, such as fire stations, sub-stations and pump stations.  

B. Commercial Recreation, including public or private clubs, lodges or meeting halls, golf courses, driving 
ranges, tennis clubs, community centers and similar commercial recreational uses. Commercial 
Recreation will be permitted upon a finding that it is compatible with the surrounding residential uses 
and promotes the creation of an attractive, healthful, efficient and stable environment for living, 
shopping or working. All such uses except golf courses and tennis courts shall conform to the 
requirements of Section 4.124(.04)(D) (Neighborhood Commercial Centers).  

C. Churches; public, private and parochial schools; public libraries and public museums.  

D. Neighborhood Commercial Centers limited to the provisions of goods and services primarily for the 
convenience of and supported by local residents. Neighborhood Commercial Centers are only 
permitted where designated on an approved legislative master plan.  

(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement 
legislative master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

(.06) Minimum and Maximum Residential Lots: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code 
and applicable provisions of an approved legislative master plan.  
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1. For initial development of the Frog Pond West Neighborhood, Table 1 in this Code and Frog Pond 
West Master Plan Table 1 establish the minimum and maximum number of residential lots for 
the sub-districts.  

2. For areas that are a portion of a sub-district, the minimum and maximum number of residential 
lots are established by determining the proportional gross acreage and applying that proportion 
to the minimums and maximums listed in Table 1. The maximum density of the area may be 
increased, up to a maximum of ten percent of what would otherwise be permitted, based on an 
adjustment to an SROZ boundary that is consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district when it is demonstrated that 
the reduction is necessary due to topography, protection of trees, wetlands and other natural 
resources, constraints posed by existing development, infrastructure needs, provision of non-
residential uses and similar physical conditions.  

Table 1. Minimum and Maximum Residential Lots by 
Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  

(.07) Development Standards Generally: 

A. Unless otherwise specified by this the regulations in this Residential Development Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone.  

(.08) Lot Development Standards: 
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A. Lot development shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

B. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards unless superseded or supplemented by other provisions of the Development 
Code.  

C. Lot Standards for Small Lot Sub-districts. The purpose of these standards is to ensure that development 
in the Small Lot Sub-districts includes varied design that avoids homogenous street frontages, creates 
active pedestrian street frontages and has open space that is integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  

Table 2: Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  

 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots 
designated for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the 
maximum number allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated 
for development of a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

E.  On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage 
clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  
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G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

L.  For cottage clusters all setbacks otherwise greater than 10 feet for other housing types is reduced to 10 feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 
20 ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at 
the front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking 
the courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of 
the number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  

D. Lot Standards Specific to the Frog Pond West Neighborhood.  

1. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

a. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

2. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane shall 
not have driveways accessing lots from these streets, unless no practical alternative exists for 
access. Lots in Large Lot Sub-districts are exempt from this standard.  

(.09) Open Space: 

A. Purpose. The purposes of these standards for the Residential Neighborhood Zone are to:  

1. Provide light, air, open space, and useable recreation facilities to occupants of each residential 
development.  

2. Retain and incorporate natural resources and trees as part of developments.  

3. Provide access and connections to trails and adjacent open space areas.  

For Neighborhood Zones which are subject to adopted legislative master plans, the standards 
work in combination with, and as a supplement to, the park and open space recommendations of 
those legislative master plans. These standards supersede the Open Space requirements in WC 
Section 4.113(.01).  

B. Within the Frog Pond West Neighborhood, the following standards apply: 

1. Properties within the R-10 Large Lot sub-districts and R-7 Medium Lot sub-districts are exempt 
from the requirements of this section. If the Development Review Board finds, based upon 
substantial evidence in the record, that there is a need for open space, they may waive this 
exemption and require open space proportional to the need.  

2. For properties within the R-5 Small Lot sub-districts, Open Space Area shall be provided in the 
following manner:  
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a. Ten percent of the net developable area shall be in open space. Net developable area does 
not include land for non-residential uses, SROZ-regulated lands, streets and private drives, 
alleys and pedestrian connections. Open space must include at least 50 percent usable 
open space as defined by this Code and other like space that the Development Review 
Board finds will meet the purpose of this section.  

b. Natural resource areas such as tree groves and/or wetlands, and unfenced low impact 
development storm water management facilities, may be counted toward the ten percent 
requirement at the discretion of the Development Review Board. Fenced storm water 
detention facilities do not count toward the open space requirement. Pedestrian 
connections may also be counted toward the ten percent requirement.  

c. The minimum land area for an individual open space is 2,000 square feet, unless the 
Development Review Board finds, based on substantial evidence in the record, that a 
smaller minimum area adequately fulfills the purpose of this Open Space standard.  

d. The Development Review Board may reduce or waive the usable open space requirement 
in accordance with Section 4.118(.03). The Board shall consider substantial evidence 
regarding the following factors: the walking distance to usable open space adjacent to the 
subject property or within 500 feet of it; the amount and type of open space available 
adjacent or within 500 feet of the subject property, including facilities which support 
creative play.  

e. The Development Review Board may specify the method of assuring the long-term 
protection and maintenance of open space and/or recreational areas. Where such 
protection or maintenance are the responsibility of a private party or homeowners' 
association, the City Attorney shall review any pertinent bylaws, covenants or agreements 
prior to recordation.  

(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

1. Within the Frog Pond West Neighborhood, streets shall be consistent with Figure 18, Street 
Demonstration Plan, in the Frog Pond West Master Plan. The Street Demonstration Plan is 
intended to be guiding, not binding. Variations from the Street Demonstration Plan may be 
approved by the Development Review Board, upon finding that one or more of the following 
justify the variation: barriers such as existing buildings and topography; designated Significant 
Resource Overlay Zone areas; tree groves, wetlands or other natural resources; existing or 
planned parks and other active open space that will serve as pedestrian connections for the 
public; alignment with property lines and ownerships that result in efficient use of land while 
providing substantially equivalent connectivity for the public; and/or site design that provides 
substantially equivalent connectivity for the public.  

2. If a legislative master plan does not provide sufficient guidance for a specific development or 
situation, the Development Review Board shall use the block and access standards in Section 
4.124(.06) as the applicable standards.  

(.11) Signs. Per the requirements of Sections 4.156.01 through 4.156.11 and applicable provisions from adopted 
legislative master plans.  
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(.12) Parking. Per the requirements of Section 4.155 and applicable provisions from adopted legislative master 
plans.  

(.13) Corner Vision Clearance. Per the requirements of Section 4.177.  

(.14) Main Entrance Standards: 

A. Purpose. These standards:  

1. Support a physical and visual connection between the living area of the residence and the street;  

2. Enhance public safety for residents and visitors and provide opportunities for community 
interaction;  

3. Ensure that the pedestrian entrance is visible or clearly identifiable from the street by its 
orientation or articulation; and  

4. Ensure a connection to the public realm for development on lots fronting both private and public 
streets by making the pedestrian entrance visible or clearly identifiable from the public street.  

B. Location. At least one main entrance for each structure must:  

1. Be within 12 feet of the longest street-facing front wall of the dwelling unit; and  

2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; and  

(iii) Be covered with a roof or trellis.  
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C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  

(.15) Garage Standards: 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between the living area of the residences 
and the street;  

2. Ensure that the location and amount of the living area of the residence, as seen from the street, 
is more prominent than garages;  

3. Prevent garages from obscuring the main entrance from the street and ensure that the main 
entrance for pedestrians, rather than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing garages and vehicle areas from 
dominating the views of the neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking views of the street from inside the 
residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the regulations of this subsection apply to 
garages accessory to residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the street with an average slope of 20 
percent or more.  

3. Standards: 
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a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and accessory structures, the 
standards apply to the street-facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that are less than 50 feet wide at the 
front lot line, the standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

(i) The width of the garage door may be up to 50 percent of the length of the 
street-facing façade.  

(ii) The garage door must be recessed at least four feet from the front façade or six 
feet from the front of a front porch.  

(iii) The maximum driveway width is 18 feet.  

c. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

d. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the 
appearance of the garage from the street. Side-loaded garages, i.e., where the garage 
openings are turned away from the street, are exempt from this requirement.  

e. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door 
and the sidewalk. This standard does not apply to garage entries that do not face the 
street.  

 

(.16) Residential Design Standards: 

A. Purpose. These standards:  
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1. Support consistent quality standards so that each home contributes to the quality and cohesion 
of the larger neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks and neighborhoods, whether a 
neighborhood develops all at once or one lot at a time, avoiding homogeneous street frontages 
that detract from the community's appearance.  

B. Applicability. These standards apply to all façades facing streets, pedestrian connections, parks, open 
space tracts, the Boeckman Trail, or elsewhere as required by this Code or the Development Review 
Board. Exemptions from these standards include: (1) Additions or alterations adding less than 50 
percent to the existing floor area of the structure; and, (2) Additions or alterations not facing a street, 
pedestrian connection, park, or open space tract.  

C. Windows. The standards for minimum percentage of façade surface area in windows are below. These 
standards apply only to facades facing streets, pedestrian connections, parks, and open space tracts.  

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

c. Ten percent—front facades facing streets if a minimum of seven design elements are 
provided per Section 4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from the building to the street. Glass 
block does not meet this standard. Windows in garage doors and other doors count toward this 
standard.  

5. Street-facing facades along Boeckman Road and Stafford Road must meet the standards for front 
facades.  

D. Articulation. Plans for residential buildings shall incorporate design features such as varying rooflines, 
offsets, balconies, projections (e.g., overhangs, porches, or similar features), recessed or covered 
entrances, window reveals, or similar elements that break up otherwise long, uninterrupted elevations. 
Such elements shall occur at a minimum interval of 30 feet on façades facing streets, pedestrian 
connections, parks, open space tracts, or elsewhere as required by this Code or the Development 
Review Board. Where a façade governed by this standard is less than 30 feet in length, at least one of 
the above-cited features shall be provided.  

E. Residential Design Menu. Residential structures shall provide a minimum of five of the design elements 
listed below for front façades and façades facing Boeckman Road and Stafford Road, unless otherwise 
specified by the code. For side façades facing streets, pedestrian connections, parks, open space tracts, 
a minimum of three of the design elements must be provided. Where a design feature includes more 
than one element, it is counted as only one of the five required elements.  

1. Dormers at least three feet wide.  
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2. Covered porch entry—minimum 48 square foot covered front porch, minimum six feet deep and 
minimum of a six foot deep cover. A covered front stoop with minimum 24 square foot area, four 
foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of the building a minimum of four 
feet and enclosed by a railing or parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends or 
brackets (does not include a garage gable if garage projects beyond dwelling unit portion of 
street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative materials occupying at least 60 square 
feet of the street façade.  

11. Bay or bow windows - extending a minimum of 12 inches outward from the main wall of a 
building and forming a bay or alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door designed to resemble two smaller garage 
doors and/or windows in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone or brick extending at least 36 
inches above adjacent finished grade occupying a minimum of ten percent of the overall primary 
street facing façade.  

16. Entry courtyards which are visible from, and connected directly to, the street. Courtyards shall 
have a minimum depth of ten feet and minimum width of 80 percent of the non-garage/driveway 
building width to be counted as a design element.  

F. House Plan Variety. No two directly adjacent or opposite residential structures may possess the same 
front or street-facing elevation. A structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house plan variety. This standard is met 
when front or street-facing elevations differ from one another due to different materials, articulation, 
roof type, inclusion of a porch, fenestration, and/or number of stories. Where façades repeat on the 
same block face, they must have at least three intervening residential structures between them that 
meet the above standard. Small Lot developments over ten acres shall include duplexes and/or two-
unit townhouses comprising ten percent of the homes—corner locations are preferred.  

G. Prohibited Building Materials. The following construction materials may not be used as an exterior 
finish:  

1. Vinyl siding.  

2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  
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5. Fiberglass panels.  

(.17) Fences: 

A. Within Frog Pond West, fences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall 
along Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public Open Spaces. 

A. Purpose. The purpose of these standards is to ensure that development adjacent to schools and parks 
is designed to enhance those public spaces with quality design that emphasizes active and safe use by 
people and is not dominated by driveways, fences, garages, and parking.  

B. Applicability. These standards apply to development that is adjacent to or faces schools and parks. As 
used here, the term adjacent includes development that is across a street or pedestrian connection 
from a school or park.  

C. Development must utilize one or more of the following design elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the side street that does not face the 
school, park, or public open space.  

3. Recess of the garage a minimum of four feet from the front façade of the home. A second story 
above the garage, with windows, is encouraged for this option.  

D. Development must be oriented so that the fronts or sides of residential structures face adjacent 
schools or parks. Rear yards and rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that there is no practicable alternative 
due to the size, shape or other physical constraint of the subject property.  

(Ord. No. 806, 7-17-2017) 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability. 

1. The open space standards of this subsection shall apply to the following:  

a. Subdivisions.  

b. Planned Developments.  

c. Multi-family Development.  

2. These standards do not apply to the following:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  

C. Area Required. The minimum open space area required in a development is an area equal to 25 
percent of the size of the Gross Development Area except if reduced for shared parking pursuant to 
Subsection 4.155(.03)S.  

D. Required Open Space Characteristics: 

1. Size of Individual Open Spaces. For developments with ten or more lots buildable with dwelling 
units (or ten or more multi-family units) an open space area must be at least 2,000 square feet to 
be counted towards the 25 percent open space requirement. For developments with less than 
ten lots buildable with dwelling units (or less than ten multi-family units) an open space area 
must be at least 1,000 square feet to be counted towards the 25 percent open space 
requirement.  

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

3. Usable open space requirements. Half of the minimum open space area, an area equal to 12.5 
percent of the size of the Gross Development Area, shall be located outside the SROZ and be 
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usable open space programmed for active recreational use. Any open space considered usable 
open space programmed for active recreation use shall meet the following requirements.  

a. Be designed by a registered professional landscape architect with experience designing 
residential park areas. An affidavit of such professional's credentials shall be included in the 
development application material.  

b. Be designed and programmed for a variety of age groups or other user groups.  

4. Enhancing Existing Wildlife Habitat through Design of Open Space: 

a. Open space designed, as wildlife habitat shall be placed adjacent to and connect to 
existing, preserved wildlife habitat to the extent feasible.  

b. To the extent feasible, open space shall create or enhance connections between existing 
wildlife habitat.  

E. Any dedication of land as public park land must meet City parks standards. The square footage of any 
open space land outside the SROZ and BPA easements, whether dedicated to the public or not, shall be 
considered part of the Gross Development Area.  

F. Approval of open space must ensure the long-term protection and maintenance of open space and/or 
recreational areas. Where such protection or maintenance are the responsibility of a private party or 
homeowners' association, the City Attorney shall review any pertinent bylaws, covenants, or 
agreements prior to recordation.  

G. The open space requirements of this subjection are subject to adjustments in PDR zones pursuant to 
Subsection 4.124(.08).  

 (.14) Design Standards for Detached Single-family and Middle Housing.  

A. The standards in this subsection apply in all zones, except as indicated in 1.—2. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential 
Neighborhood Zones, as these zones have their own variety standards, except that the standards 
do apply within middle housing development with multiple detached units on a single lot which 
the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures 
that are attached to one another such as a grouping of townhouses.  

C. Standards applicable to all residential structures except as noted in I. below.  

1. Façade Variety: 

a. Each public-facing façade of a residential structure shall differ from the public-facing 
façades of directly adjacent residential structures in at least one of the three ways listed in 
Subsection d. below.  

b. Where public-facing façades repeat on the same block, at least two residential structures 
with different public-facing façades shall intervene between residential structures with the 
same public-facing façades, with sameness defined by not differing in at least one of the 
three ways listed in Subsection d. below.  
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c. For façades of residential structures facing a public street, the façade of any residential 
structures directly across the street shall differ in at least one of the three ways listed in 
Subsection d. below. Directly across means any residential structure façade intersected by 
imaginary lines extending the shortest distance across the street from the mid-point of a 
façade and from the edges of a façade. See Figure 1 below.  

d. A façade shall be considered different if it differs from another façade in at least one of the 
following ways:  

i. Variation in type, placement, or width of architectural projections (such as 
porches, dormers, or gables) or other features that are used to meet the 
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If 
adjacent or opposite façades feature the same projection type, the projections 
on adjacent/opposite façades must differ in at least one of the following ways:  

• At least 20 percent difference in width; or  

• Horizontally offset by at least five feet. For the purposes of this standard, 
"offset" means a measurable difference of at least five feet from the left 
edge of the projection to the left edge of the front façade or at least five 
feet from the right edge of the projection to the right edge of the front 
façade.  

ii. At least 20 percent of the façade (excluding glazing) is covered by different 
exterior finish materials. The use of the same material in different types of 
siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different 
materials for the purpose of this standard.  

iii. Variation in primary paint color as determined by a LRVR (Light Reflectance 
Value) difference of at least 15 percent.  
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Figure 1. Determining If A Residential Structure is Directly Across the Street from Another 
 

2. Architectural Consistency and Interest. 

a. Architectural styles shall not be mixed within the same residential structure (a series of 
attached structures is one structure for the purpose of these standards). Architectural style 
consistency is defined by adherence to all of the following:  

i. Use of the same primary and supporting façade materials throughout the 
structure.  

ii. Use of no more than two roof pitch angles.  

iii. Use of the same door size for each primary entrance in the structure.  

b. Articulation. All public-facing façades of residential structures, other than townhouses, 
shall incorporate the following design elements at a minimum interval of every 30 feet, 
except as noted in 2.c. below. The minimum number of design elements is determined by 
dividing the façade length by 30 and rounding up to the nearest whole number. For 
townhouse articulation standards, see subsection (.14)E.4.  

i. varying rooflines.  

ii. offsets of at least 12 inches.  

iii. balconies.  

iv. projections of at least 12 inches and width of at least three feet.  

v. porches.  

vi. entrances that are recessed at least 24 inches or covered.  

vii. dormers at least three feet wide.  

c. For structures with two or more dwelling units, a single design element that spans at least 
50 percent of the façade of two adjacent units can count as two articulation elements to 
meet the standard in subsection b. and can meet the standard for 60 feet of façade width 
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other 
required design elements on the façade.  

d. Articulation Element Variety: Different articulation elements shall be used as provided 
below. For the purpose of this standard, a "different element" is defined as one of the 
following: a completely different element from the list in subsection 2.b above; the same 
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by 
at least three feet.  

i. Where two to four elements are required on a façade, at least two different 
elements shall be used.  

ii. Where more than four elements are required on a façade, at least three 
different elements shall be used.  

e. Reductions to required windows percentage: The required percent of façade of a 
residential structure in the public-facing façade covered by windows or entry doors for 
single-family or middle housing in any zone may be reduced to the percentages that 
follows:  

i. For of 1.5 or 2-story façades facing the front or rear lot line:  
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• 12.5 percent if six of the design features in Subsection e.v. below are 
used.  

• Ten percent if seven or more of the design features in Subsection e.v. 
below are used.  

ii. For 1-story façades facing the front or rear lot line;  

• 12.5 percent if less than six design features in Subsection e.v. are used  

• ten percent if six or more design features in Subsection e.v. are used  

iii. For façades facing a side lot line:  

• Five percent regardless of the number of design features  

iv. Glass block does not count towards meeting window and entry percentage  

v. Window reduction design features:  

• Dormers at least three feet wide.  

• Covered porch entry—minimum 48 square foot covered front porch, 
minimum six feet deep and minimum of a six foot deep cover. A covered 
front stoop with minimum 24 square foot area, four foot depth and hand 
rails meets this standard.  

• Front porch railing around at least two sides of the porch.  

• Second story balcony—projecting from the wall of the building a 
minimum of four feet and enclosed by a railing or parapet wall.  

• Roof overhang of eight inches or greater.  

• Columns, pillars or posts at least four inches wide and containing larger 
base materials.  

• Decorative gables—cross or diagonal bracing, shingles, trim, corbels, 
exposed rafter ends or brackets (does not include a garage gable if garage 
projects beyond dwelling unit portion of street façade).  

• Decorative molding above windows and doors.  

• Decorative pilaster or chimneys.  

• Bay or bow windows—extending a minimum of 12 inches outward from 
the main wall of a building and forming a bay or alcove in a room within 
the building.  

• Sidelight and/or transom windows associated with the front door or 
windows in the front door.  

• Window grids on all façade windows visible from behind fences 
(excluding any windows in the garage door or front door).  

• Maximum nine foot wide garage doors or a garage door designed to 
resemble two smaller garage doors and/or windows in the garage door 
(only applicable to street facing garages).  

• Decorative base materials such as natural stone, cultured stone or brick 
extending at least 36 inches above adjacent finished grade occupying a 
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minimum of ten percent of the overall primary street facing façade. This 
design element does not count if behind a site-obscuring fence.  

• Entry courtyards which are visible from, and connected directly to, the 
street. Courtyards shall have a minimum depth of ten feet and minimum 
width of 80 percent of the non-garage/driveway building width to be 
counted as a design element.  

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

1. Entry Orientation. 

a. At least one main entrance for each triplex or quadplex must meet the standards in 
subsections b. and c. below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45 degree angle from the street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

 

Figure 2. Main Entrance Facing the Street 
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Figure 3. Main Entrance at 45° Angle from the Street 
 

 

Figure 4. Main Entrance Opening onto a Porch 
 

2. Windows. A minimum of 15 percent of the area of all street-facing façades must include windows 
or entrance doors. Façades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  
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Figure 5. Window Coverage 
 

3. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).  
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Figure 6. Width of Garages and Parking Areas 
 

4. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with a paved surface, access must be taken from the alley (see Figure 
8. Alley Access).  

ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  
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iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

 

Figure 7. Driveway Approach Width and Separation on Local Street 
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Figure 8. Alley Access 
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Figure 9. Driveway Approach Options for Multiple Local Street Frontages 
 

E. Standards applicable to Townhouses.  

1. Number of Attached Dwelling Units. 

a. Minimum. A townhouse project must contain at least two attached units.  

b. Maximum. The maximum number of townhouse units that may be attached together to 
form a group is specified below.  

• R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group  

• RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except 
for initial development in Frog Pond West per Section 4.124.  

2. Entry Orientation. The main entrance of each townhouse unit must:  
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a. Be within eight feet of the longest wall of the dwelling unit facing a street or private drive; 
and  

b. Either:  

i. Face the street or private drive (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3. 
Main Entrance at 45° Angle from the Street);  

iii. Face a common open space or private access or driveway that is abutted by 
dwellings on at least two sides; or  

iv. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

A. Be at least 25 square feet in area; and  

B. Have at least one entrance facing the street or private drive or have a 
roof.  

3. Windows. A minimum of 15 percent of the area of all public-facing façades on each individual 
unit must include windows or entrance doors. Half of the window area in the door of an attached 
garage may count toward meeting this standard. See Figure 5. Window Coverage.  

4. Unit definition. Each townhouse unit must include at least one of the items listed in a. through g. 
below on at least one public-facing façade (see Figure 10. Townhouse Unit Definition). 
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent 
townhouse units, it can meet the standard for two units.  

a. A roof dormer a minimum of four feet in width, or  

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an 
interior room, or  

c. A bay window that extends from the façade a minimum of two feet, or  

d. An offset of the façade of a minimum of two feet in depth, either from the neighboring 
townhouse or within the façade of a single townhouse, or  

e. An entryway that is recessed a minimum of three feet, or  

f. A covered entryway with a minimum depth of four feet, or  

g. A porch meeting the standards of subsection (.14)E.2.b.iv.  

Balconies and bay windows may encroach into a required setback area, pursuant to Section 
4.180.  
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Figure 10. Townhouse Unit Definition 
 

5. Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet 
the following standards:  

a. Alley Access. Townhouse project sites abutting an alley that is improved with pavement 
shall take access to the rear of townhouse units from the alley rather than the public 
street.  

b. Front Access. Garages on the front façade of a townhouse, off-street parking areas in the 
front yard, and driveways in front of a townhouse are allowed if they meet the following 
standards (see Figure 11. Townhouses with Parking in Front Yard).  

i. Each townhouse lot has a street frontage of at least 20 feet on a local street.  

ii. A maximum of one driveway approach is allowed for every townhouse. 
Driveway approaches and/or driveways may be shared.  

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on 
any lot.  
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iv. The garage width does not exceed 12 feet, as measured from the inside of the 
garage door frame.  

 

Figure 11. Townhouses with Parking in Front Yard 
 

c. Shared Access. The following standards apply to driveways and parking areas for 
townhouse projects that do not meet all of the standards in subsections a. or b.  

i. Off-street parking areas shall be accessed on the back façade or located in the 
rear yard. No off-street parking shall be allowed in the front yard or side yard of 
a townhouse.  

ii. A townhouse project that includes a corner lot shall take access from a single 
driveway approach on the side of the corner lot. See Figure 12. Townhouses on 
Corner Lot with Shared Access.  

Attachment 4 Frog Pond East and South Master Plan Work Session April 12, 2023 
Excerpts from Section 4.113 Wilsonville Code-Standards Applying to Residential Development in any Zone

Planning Commission Meeting - April 12, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1311

Item 2.



 

 

 
    Created: 2022-06-24 10:18:23 [EST] 

(Supp. No. 1) 

 
Page 16 of 24 

 

Figure 12. Townhouses on Corner Lot with Shared Access 
 

iii. Townhouse projects that do not include a corner lot shall consolidate access for 
all lots into a single driveway. The driveway and approach are not allowed in 
the area directly between the front façade and front lot line of any of the 
townhouses. See Figure 13. Townhouses with Consolidated Access.  
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Figure 13. Townhouses with Consolidated Access 
 

iv. A townhouse project that includes consolidated access or shared driveways 
shall grant access easements to allow normal vehicular access and emergency 
access.  

F. Standards applicable to Cottage Clusters.  

1. Courtyard Required. All cottages within a single cottage cluster must share a common courtyard. 
A cottage cluster project may include more than one cluster and more than one common 
courtyard.  

2. Number of Dwellings. 

a. A single cottage cluster shall contain a minimum of four and a maximum of eight cottages.  

3. Setbacks. 

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The 
minimum distance between all other structures, including accessory structures, shall be in 
accordance with building code requirements.  

b. All other setbacks are provided in section (.02) or in the applicable base zone.  

4. Building Height. The maximum building height for all structures is 25 feet.  
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5. Footprint. The maximum building footprint for each cottage is 900 square feet. Individual 
attached garages up to 200 square feet shall be exempted from the calculation of maximum 
building footprint.  

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400 
square feet.  

7. Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards:  

a. Each cottage within a cluster must either abut the common courtyard or must be directly 
connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 
courtyard and must:  

i. Have a main entrance facing the common courtyard;  

ii. Be within ten feet from the common courtyard, measured from the façade of 
the cottage to the nearest edge of the common courtyard; and  

iii. Be connected to the common courtyard by a pedestrian path.  

c. Cottages within 20 feet of a street property line may have their entrances facing the street.  

d. Cottages not facing the common courtyard or the street must have their main entrances 
facing a pedestrian path that is directly connected to the common courtyard.  

8. Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 
order to provide a sense of openness and community of residents. Common courtyards must 
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards):  

a. The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard.  

c. The common courtyard must contain a minimum of 150 square feet per cottage within the 
associated cluster.  

d. The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.  

e. The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 
paths, and/or paved courtyard area, and may also include recreational amenities. 
Impervious elements of the common courtyard shall not exceed 75 percent of the total 
common courtyard area.  

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas, 
required setbacks, and driveways do not qualify as part of a common courtyard.  
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Figure 14. Cottage Cluster Orientation and Common Courtyard Standards 
 

9. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards:  

a. Each cottage cluster is permitted one community building.  

b. The community building shall have a maximum floor area of 1,400 sf.  

c. A community building that meets the definition of a dwelling unit must meet the maximum 
900 square foot footprint limitation that applies to cottages (pursuant to subsection 
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is 
not a legal dwelling unit and will not be used as a primary dwelling.  

10. Pedestrian Access. 
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a. An accessible pedestrian path must be provided that connects the main entrance of each 
cottage to the following:  

i. The common courtyard;  

ii. Shared parking areas;  

iii. Community buildings; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage 
requirements of the applicable base zone.  

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 
standards:  

i. A parking cluster must not exceed five contiguous spaces.  

ii. Parking clusters must be separated from other spaces by at least four feet of 
landscaping.  

iii. Clustered parking areas may be covered.  

iv. Parking areas must also meet the standards in Subsections 4.155(.02)—(.03), 
except where they conflict with these standards.  

b. Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located 
between a street property line and the front façade of cottages located closest 
to the street property line. This standard does not apply to alleys.  

ii. Off-street parking spaces shall not be located within ten feet of any property 
line, except alley property lines.  

iii. Driveways and drive aisles are permitted within ten feet of property lines.  

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 
parking areas and parking structures from common courtyards and public streets.  

d. Garages and carports. 

i. Garages and carports (whether shared or individual) must not abut common 
courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages.  

iii. Individual detached garages must not exceed 400 square feet in floor area.  

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width.  

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.  

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 
detached single-family detached dwelling on the same lot at the time of proposed development 
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of the cottage cluster may remain within the cottage cluster project area under the following 
conditions:  

a. The existing dwelling may be nonconforming with respect to the requirements of this 
subsection (.14)F.  

b. The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum 
building footprint of 900 square feet; however, existing dwellings that exceed these 
maximum height and/or footprint standards may not be expanded.  

c. The existing dwelling shall be excluded from the calculation of orientation toward the 
common courtyard, per subsection (.14)F.7.b.  

 

Figure 15. Cottage Cluster Parking Design Standards 
 

G. Standards applicable to Cluster Housing besides Cottage Clusters.  
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit, 
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to 
apply. Architectural consistency is defined by adherence to all of the following:  

a. Use of the same primary and supporting façade materials throughout the cluster.  

b. Use of no more than two roof pitch angles.  

c. Use of the same door size for each primary entrance in the structures.  

2. Entry Orientation. 

a. The entry orientation standards apply as follows:  

i. At least one main entrance for each cluster home must meet the standards in 
subsections b and c below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45° Angle from the Street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows 
or entrance doors. Facades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

4. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley). Garages and off-street parking areas that are separated from the street 
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and 
Parking Areas).  

5. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with pavement access must be taken from the alley (see Figure 8. 
Alley Access).  
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  

iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

6. Setbacks. 

a. Building Separation. Cluster housing structures shall be separated by a minimum distance 
of six feet. The minimum distance between all other structures, including accessory 
structures, shall be in accordance with building code requirements.  

b. All other setbacks are provided in the applicable base zone.  

7. Pedestrian Access. 

a. An accessible pedestrian path must be provided that connects the main entrance of each 
unit to the following:  

i. Shared open space;  

ii. Shared parking areas; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

H. Combining Unit Types in One Development.  

1. If a project proposes a mix of middle housing types which creates a conflict with various 
standards, the more restrictive standards shall apply.  

I. Existing Structures and Conversions:  

1. Where a residential structure is converted from one type of dwelling unit to another without any 
additions, the design standards in C.—H. do not apply.  

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the 
footprint is expanded by 25 percent or more.  

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request Site Design Review by the Development Review Board of a 
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made 
that the following standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.  
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(Ord. No. 677, 3-1-2010; Ord. No. 682, 9-9-2010; Ord. No. 704, 6-18-2012; Ord. No. 806, 7-17-2017; Ord. No. 825, 
10-15-2018; Ord. No. 841, eff. 6-4-2020) 
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Discretionary Alternative Path

• Why?
– Need clarity of what happens if a reason exists to vary from a 

residential design standard
• How?

– Clarify it is through a DRB waiver
– Add specific factors to consider for Frog Pond East and South

• Changes since March
– Correlate with language in different zones

• General PDR and Old Town
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Green Focal Points
Why?

– Urban design focus of each 
subdistrict in Master Plan

– Standard residential open space 
(OS) requirement, equivalent to:

• Total OS 25% developable land
• Usable OS 12.5% developable land

How Presented in January
– Table, by subdistrict, establishes:

• Size
• Location
• Other requirements
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Green Focal Points
Proposed updates:

– Remove table
– Apply open space requirements based 

on Stage I Area, just like PDR zone
• Total OS 25% developable land
• Usable OS 12.5% developable land

– Smaller minimum size per green focal 
point

Keep
– Specific location requirements by 

subdistrict
– Direct access requirement
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Frog Pond Grange
Why?

– Community supports 
preservation and reuse of the 
Grange building

How? 
– Change of use for property 

requires Master Plan 
amendment

– Building to be preserved unless 
determined unfeasible

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1330

Item 2.



Kahle Road Treed AreaPlanning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1331

Item 2.



Kahle Road Treed Area
Why?

– Master Plan directs to check 
natural resource value in 
future 

How? 
– Tie verification of value to 

SROZ Map verification
– Designate for Type 3 Urban 

Form if found not to meet 
SROZ elligibility
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about the pedestrian bridge design, transit was considered, but accommodating a full-size 
transit bus added significant cost and would be prohibitive for the facility. However, keeping in 
step with frequent changes, the bike and pedestrian facility over I-5 was designed to be 
compatible with and able to carry small autonomous transit vehicles that could act as shuttles 
between the transit center and Town Center. Once the connectivity needed in the Town Center 
is developed, the Park Place connection identified in the Town Center Plan would likely be 
turned into a promenade bike/pedestrian facility that might offer amenities for adjacent 
storefronts and have the potential to serve transit via buses or autonomous transit vehicles 
given the large right-of-way but closed to private vehicular circulation. Staff had been working 
to integrate compatibility with transit across the pedestrian bridge.  

• Having a transit hub in Town Center, which was the hub of the community, would increase the 
attraction to Town Center and was good to have in the Master Plan. 

• If WES went away, should the City have two transit hubs or only focus on the transit center in Town 
Center alone. 

• If the hub and transit center were within walking distance, this issue comes up. If not, east 
side/west side centers might be needed.  

• Ms. Lewis said it was very possible the two transit centers would be discussed in the next 
iteration of the Master Plan. Once the pedestrian bridge is built, the pedestrian connection 
would be there. SMART has tried to get funds for autonomous shuttles, but the FTA was not 
ready for that yet. She agreed that if things changed with WES and that transit center became 
less prominent, more attention would be likely be focused on the Town Center transit center. 

• Discussions about the transit-oriented development (TOD) proposal next to the WES transit center 
considered that entire stretch as a potential for a TOD corridor, and if that happened, there would 
be the critical mass to maintain a transit hub there. The bigger universal picture needed to be 
considered.  
 
3. Frog Pond East and South Implementation-Development Code (Pauly)  

Dan Pauly, Planning Manager, reminded Staff had been working on implementation, including the 
Development Code amendments, of which there were a fair amount. He presented the Draft 
Development Code Amendments via PowerPoint, reviewing the follow-up code amendments regarding 
the Discretionary Alternative Path and Green Focal Points/Open Space Requirements, as well as new 
Code amendments regarding the Frog Pond Grange and the Kahle Road Treed Area. 

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

Discretionary Alternative Path 
• Mr. Pauly confirmed the future changes in the waiver process would be citywide, potentially driven 

by State statute.  

Green Focal Points/Open Space Requirements 
• Was the direct access provision in the Code necessary? What would result from removing it? 

• Mr. Pauly replied the worst-case scenario would be the Green Focal Point being tucked 
somewhere that was inaccessible. Staff still needed to see how to simplify the language in the 
Code and test scenarios to see if it was even going to be an issue and for potentially unintended 
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consequences. Direct access was included in the Frog Pond Master Plan, which was primarily 
why it was included. However, if the intent of the Master Plan could be met without having to 
write it in the Code, that would work, too. Staff would follow up to confirm it was needed and 
work to simplify the language.  

Frog Pond Grange 

• The possibly of moving the Grange building had been mentioned in the past. Would the new code 
amendments still apply as long as the Grange stayed on the same plot of land?  
• Mr. Pauly clarified the Code did not say the building could not be moved, only that it needed to 

be preserved. Moving the building was a greater possibility in the past when a roundabout was 
assumed at Frog Pond Lane due to right-of-way needs. but that was not the case now.  

• He clarified the building could be accommodated with the road cross sections so widening the 
road would not impact the Grange building.  

Kahle Road Treed Area 
• Mr. Pauly clarified the Code would not cover the riparian area along the streams, only the upland 

area between the two streams.  
• He confirmed the area would be supplied by a local street which still provided options for multi-

family, cottages, or buildings with minimized infrastructure. The Code amendments provided 
some flexibility regarding the buildable area.  

• If a builder wanted to make the Treed Area a green focal point and it required bridges with 
pedestrian paths to access it, would that meet the rules in the prior section about accessibility by a 
road.  
• Mr. Pauly replied it probably would meet the rules if the developer made the area the active 

open space for the two nodes, because the access to Kahle would be the first road, and then 
Kahle Rd would be the second road access. The area could be used as a required usable open 
space, if it was not passive open space. (Slide 12) 

Chair Heberlein called for public comment after Commission consented to hearing testimony the . 

Mimi Doukas, AKS, West Hills Development, said Staff had continued to keep West Hills in the loop 
ahead of time to be able to review the draft materials. West Hills gave the same feedback to Staff as 
she would provide the Commission tonight. West Hills appreciated the improved draft from the 
original with the big table and large sizes. Generally, she believed the Master Plan was headed in the 
right direction. West Hills’ property, north of Advanced Road in Frog Pond East, was a large piece of 
property spanning three subdistricts and so required special considerations. 
• The primary concern was the Code was silent on how phasing happens with focal points to make 

sure West Hills could develop those green focal points consistent with the phasing plan to avoid 
starting development clear on the east side and trying to build a focal point clear on the west side. 
West Hills wanted the focal points to be built as the surrounding development is built.  
• Mapping in the Master Plan did not actually show a green focal point in Subdistrict E-5, which is 

the middle subdistrict. She believed it was because in the Master Plan, the park was on the 
north side and the community park on the south side, which was the same proximity Staff 
referenced on the southern properties that were adjacent to the park. How did that relate to 
the green focal point requirements? 
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• West Hills’ current design, which is not the final design, had the park shifted so it was at the 
end of Brisbane Street. It had a good relationship to the Bonneville Power Administration 
(BPA) corridor and the Significant Resource Overlay Zone (SROZ), but it changed where that 
park is relative to the subdistricts. How does that relate to the green focal points? 

• The green focal points are not entirely defined. There is a need to do a plaza in the Main 
Street area on Brisbane, and that was straightforward, but the rest of the focal points 
needed to be green happy things. It could be a playground. It could be a splashpad. She was 
having trouble distinguishing between just open space, improved open space, and a green 
focal point. She believed there needed to be a little more refinement of the difference 
between a green focal point and a park. But regardless, West Hills’ subdistricts were a little 
blurry in terms of how that community park or neighborhood park would sit within those 
subdistricts. If there were enough goodies in the neighborhood park, could that satisfy the 
green focal points for E-5 and D-6? It seemed like it would, but the Code was not clear 
enough to assure West Hills was good shape or not. A little more clarity was needed on 
that.  

• West Hills agreed that the proximity standards were trying to solve a problem that did not exist 
with the subdistricts. If a green focal option is being provided in each subdistrict, that addressed 
proximity; the directional thing was satisfied. She believed it was more about openness and 
adjacency to a public way. The SROZ area at the north end on Kahle Rd was on the very edge of 
that subdistrict, which Staff said they were trying to avoid. It was not actually a bad thing to put it 
there. West Hills would prefer to strike that proximity language as it was just one more layer of 
regulation that was not necessary.  

• She believed it was a foregone conclusion, but 25% of gross area for open space across the whole 
PRD was a big standard. She knew it applied across the whole city, but compared to other 
jurisdictions, 25% was pretty high; 20% of net was more common, so people were not being 
penalized for public infrastructure, for roadways, storm facilities, etc. Basing the percentage on 
gross did not acknowledge some of the public dedications that are required. However, that was 
more philosophical than practical for this conversation probably.  

Mr. Pauly clarified some of the references in the version Ms. Doukas saw had more information. For 
example, the green focal points referenced back to usable open space standards, in 4.113, which had a 
long list of precisely what is considered, so that was pretty defined in that sense.  
• The idea of openness and being adjacent to a public way for the green focal points was something 

Staff could continue to work on and was a good direction for refinements.  
• He clarified the area calculation was not truly gross because typically, there was so much area that 

is SROZ, so it was not truly 25% of net area, which was partly why Staff designed it as they did. It 
was gross development area, so the SROZ was already being taken out, and then SROZ could be 
counted as part of the open space. Oftentimes, more open space would be required if 20% of net 
was used, rather than being able to count that SROZ area towards the open space requirement. 
The Azar site had the BPA easement which could be used for usable open space, so from an open 
space standpoint, those standards worked well for West Hills compared to a typical development, 
because they had so much essential land that otherwise was not part of their net area that they 
could count towards their open space requirement. 

 
Ms. Doukas noted it was not a problem for West Hills’ site, but more of a philosophical matter. 
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CITY COUNCIL MEETING 
STAFF REPORT 
 

Meeting Date: April 3, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission held a work 
session on the same topic at their February 8 and 
March 8 meetings and their feedback is reflected in 
the attachments. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 

Recommended Language for Motion: N/A 
 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session will be the second, 
following one in February, in a series of work sessions for the Council to provide input and 
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guidance as the project team and Planning Commission work through the details of these 
Development Code amendments. 
 
EXECUTIVE SUMMARY:  
In late 2022, the City Council, on recommendation from the Planning Commission, adopted the 
Frog Pond East and South Master Plan.  The Master Plan identifies the types and locations of 
the homes, commercial development, parks, open spaces, streets, trails, and infrastructure to 
be built over the next 10-20 years in an area on the east side of Wilsonville added to the Metro 
Urban Growth Boundary in 2018. The Master Plan focuses on providing for the community’s 
future housing needs, including providing diverse housing opportunities. 
 
The Master Plan provides clear policy direction and guidance for future development in Frog 
Pond East and South. However, an important implementation step is to develop a detailed set 
of Development Code standards consistent with the Master Plan. These standards will be relied 
on by developers to plan and design development. These standards will also be relied on by City 
reviewers to ensure development meets City expectations. 
 
This work session is the second in a series of work sessions for the City Council to review and 
guide the drafting of these Development Code amendments. As further explained below, the 
project team has prepared a number of attachments to assist the City Council in reviewing the 
draft Development Code amendments. 
 
Attachment 1 includes, for easy reference, excerpts from the Frog Pond East and South Master 
Plan that give specific direction for implementing Development Code. This directive language 
can be summarized and grouped as follows: 
 

 Ensuring a variety of housing and encouraging specific housing types to be built; 

 Creating design standards to implement the Type 1, Type 2, and Type 3 Urban Design 
Types mapped in the Master Plan and otherwise guide quality, cohesive development; 

 Setting the design standards for sub-districts within the neighborhoods; and 

 Establishing standards for the Brisband Main Street. 
 
Attachment 2 contains a set of draft Development Code amendments, arranged by topic.  
Included are only draft code amendments the Planning Commission has expressed support for 
as reflective of the Master Plan and other City goals and have not recommended any additional 
changes to. If Council also initially supports the proposed amendments, they will be finalized for 
adoption later in the year. For each draft code amendment, the document also contains the 
following supporting information: 

 Intent: A description of what the draft code amendment is trying to accomplish, 
including any reference to related Master Plan implementation language. 

 Explanation: An explanation of how the draft code amendment was developed. As 
applicable, this includes reference to background and reference information in the 
packet. 
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 Code Reference: This includes where the draft code amendment would go in the 
Development Code. It specifies if it is a new Section or Subsection or amendment to an 
existing section.  

 
For the Council’s reference, Attachment 3 is a copy of the current Wilsonville Code Section 
4.127, Residential Neighborhood Zone, where a majority of the code amendments are 
proposed. Also included, as Attachment 4, are excerpts from Section 4.113, Residential 
Development in Any Zone. 
 
Staff invites the City Council to review the draft code amendments and supporting information. 
After a brief presentation at the work session, staff will seek Council input on whether the 
proposed Development Code amendments are ready to be finalized or if further revisions are 
needed. 
 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
The project team and Planning Commission will continue to work through the proposed 
Development Code amendments to implement the Frog Pond East & South Master Plan over 
the coming months. City Council action on the Planning Commission’s recommendation is 
planned for summer or early fall. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded with remaining funds from the 
$350,000 Metro grant for the Frog Pond East and South Master Plan and matching City funds in 
the form of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the 
Master Plan and follow up implementation, including this Development Code work and the 
infrastructure funding implementation work.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team is engaging key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
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ATTACHMENTS:  
1. Excerpts from Frog Pond East and South Master Plan related to Development Code 

Implementation 
2. Draft Development Code Amendments with Supporting Information (March 13, 2023) 
3. Wilsonville Development Code Section 4.127, Residential Neighborhood Zone 
4. Excerpts of Wilsonville Development Code Section 4.113, Residential Development in 

Any Zone 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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FROG POND EAST & SOUTH MASTER PLAN   47 

Community Design Concepts

December 19 2022

Subdistricts 
Figure 14 shows the concept of “subdistricts” within Frog Pond East and South. 
The subdistricts are intended as “neighborhoods within neighborhoods” – areas 
with cohesive building form, public realm features, and other characteristics that 
give them identity. There are ten subdistricts planned for Frog Pond East and 
South. Each will have a “green focal point” that is central in the subdistrict and/or 
aligned with a key feature such as a tree grove. The focal points, together with the 
neighborhood destinations, will provide many community gathering places in Frog 
Pond East and South.

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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Community Design Concepts

December 19 2022

Implementing the Design Concepts
The design concepts discussed above are the foundation of the Master Plan’s intent 
to create a strong sense of place and identity in Frog Pond East and South. The 
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following 
section summarizes how the Master Plan’s key features and intended outcomes 
implement the design concepts. Additional descriptions are provided in the Land 
Use and Public Realm chapters of this report.

Neighborhood Destinations Within Frog Pond 
East and South 

• Park/gathering space at the Frog Pond Grange 

• A Future Frog Pond East Neighborhood Park 

• The SW Brisband Main Street as a neighborhood-scale commercial and 
mixed-use center 

• The Frog Pond South Community Park 

• Meridian Creek Middle School 

• “Green focal points” within each subdistrict 

• Meridian Creek and Newland Creek natural areas 

• Significant tree groves

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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Community Design Concepts
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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Land Use
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Land Use

December 19 2022

Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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Land Use

FROG POND EAST & SOUTH MASTER PLAN   57 

Land Use

Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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Land Use

FROG POND EAST & SOUTH MASTER PLAN   58 

Land Use

Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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Land Use
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Land Use

Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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Public Realm

December 19 2022

Green Focal Points 

In addition to the planned Community Park in Frog Pond South and the 
Neighborhood Park in Frog Pond East, several “green focal points” are identified 
in central locations within each walkable subdistrict of the planning area. These 
are flexible in location and size but are intended to serve as central neighborhood 
destinations or gathering places that contribute to neighborhood character and 
identity. In addition to being centrally located, these focal points will be integrated 
into the neighborhood with front doors facing them, where possible, and provide 
clear and inviting access for public use. 

Many different kinds of uses and activities are envisioned for the green focal points. 
Examples include community garden plots, small playgrounds or splash pads, 
nature play areas, pocket parks or plazas, and central green courtyards within 
housing developments. These smaller open spaces also provide opportunities to 
preserve mature and significant trees and provide visible stormwater treatment.

Frog Pond East and South Work Session April 3, 2023, Attachment 1
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Implementation

December 19 2022

Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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a. On the east side of SW Stafford Road provisions will combine blending 
the brick wall design used in Frog Pond West and the desire to have 
structures have a presence fronting SW Stafford Road with access to the 
protected sidewalk and bicycle path. These provisions will include: 

i. Requiring structures, besides those fronting the SW Brisband Main 
Street, to have pedestrian access and entrances facing SW Stafford 
Road; 

ii. Requiring courtyard-style brick fences matching the materials used 
along the edges of Frog Pond West, except being approximately half 
the height, with buildings setback to create usable courtyard areas;

iii. Requiring three-story structures, or two-story equivalent to three 
story-height, along Stafford Road between SW Advance Road 
and the SW Brisband Main Street and for one block north of the 
SW Brisband Main Street. This will ensure structures have a visual 
presence on SW Stafford Road while not dominating the streetscape 
and provide a gradual design transition from the four-story 
structures on SW Brisband. 

b. SW Advance Road provisions will be added to require residential 
structure orientation, including main entrance, to SW Advance Road. 
This provision intends to ensure SW Advance is integrated into the 
design of the development like other collectors in the area such as SW 
Willow Creek Drive in Frog Pond West. The provisions also ensure homes 
on the north side of SW Advance across from the community park face 
the community park. 

c. Provisions will require development around the East Neighborhood Park 
to orient as to have an active side of the development facing the park. 

10. The Master Plan shows the entire area between streams just below where SW 
Kahle Road forks as SROZ based on existing tree canopy. According to the 
property owner a portion of this area may have been planted as agricultural 
trees and may not meet criteria to be SROZ. The City will coordinate with the 
property owner to further evaluate if a portion of this area is developable 
or if it should remain in the SROZ. If it is found to be developable, code 
provisions will allow it to be developed consistent with Type 3 Urban Design 
standards.

11. Standards that ensure private yard spaces, particularly for closely spaced 
detached homes, are of a size and design that are usable, accessible, and 
practical to maintain.
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Housing variety on the block level prevents segregation of housing types that 
often subsequently segregates populations by economic status. Code provisions, 
likely incentives but potentially requirements, related to the percent of net area of 
blocks by housing category will help ensure a fine grained variety of housing type 
and integration of lower cost housing. 

Coding for Main Street

The Brisband Main Street received very strong support in open houses, focus 
groups, tabling events and surveys for the Master Plan. Community members were 
excited that Main Street could become a walkable and attractive destination with 
restaurants, shops and services. 

Wilsonville has existing and future models of the type of pedestrian-oriented 
commercial center envisioned for the Frog Pond’s Main Street. The village center 
in Villebois is an anchor point for that community with its well-designed public 
realm, higher density housing, mixed-use, and strong connections to the adjacent 
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the 
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and 
three-to-four story building form. 

To achieve the vision for the Brisband Main Street, the following design and 
development strategies for the Brisband Main Street will be implemented: 

• Permit neighborhood-scale retail, services, mixed-use, multi-family 
residential 

• Prohibit drive-through uses and facilities 

• Adopt development standards such as: 

 › Shallow setbacks to bring buildings close to Main Street’s sidewalks 

 › Up to 4-story building height 

"The overall vision for the neighborhood commercial center is that it is a place that 
provides local goods and services within easy access of the local neighborhoods, has 

a high quality and pedestrian-oriented design, and serves as a gathering place for 
the community. Due to its small scale and local orientation, it will not compete with 

other commercial areas in Wilsonville.” 

— Frog Pond Area Plan
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 › Tall ground floors to emphasize storefront character 

 › Building frontages that occupy a high percentage of the block faces 
along Main Street 

• Adopt design standards such as: 

 › Primary entrances oriented to Brisband or its intersections

 › Front setback areas designed for pedestrian use 

 › Parking to the sides or rears of buildings 

 › Small plazas designed as an accessible amenity 

 › Weather protection (awnings and/or canopies) along sidewalks 

 › Building articulation, fenestration, and materials that make Main 
Street an attractive place and contribute to the vitality of the street 
environment 

The City may initiate a design study for Main Street to evaluate detailed public 
realm improvements and coordinate them with private development. 
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Frog Pond East and South Implementation 
 

Draft Development Code Amendments for  
April 2023 City Council Work Session 

 

1. Design criteria for Brisband Main Street 
 

 Intent: Provide detailed standards for the Main Street 
 Explanation: Incorporate appropriate standards from TC zone 

 Code Reference: Subsection 4.127 (.03) Residential Neighborhood 
Zone-Permitted and Prohibited Uses and new Subsection  4.127 (.24) 

Residential Neighborhood Zone-Commercial Main Street Development 
Standards 

 Draft Code Amendment: 

 
(.03) Permitted and prohibited uses in the Frog Pond East and South 

Neighborhoods: 
[…] 

C. Uses permitted in the Commercial Main Street Area: 

1. Retail sales and service of retail products, under a footprint of 

30,000 square feet per use.  
2. Office, including medical facilities.  

3. Personal and professional services.  
4. Child and/or day care.  

5. Food service (e.g., restaurants, food carts, food cart pods).  
6. Beverage service (e.g., cafes, brewpubs, bars).  
7.  Community services and community centers.  

8. Residential dwellings, except that no more than XX% of the ground 
floor of any building may be residential dwellings. 

 

D. Uses prohibited in the Commercial Main Street Area: 

1. Uses with drive-through facilities (e.g., fast food, banks, car 
wash) are prohibited. 

 
(.XX) Development Standards. The following development standards 

apply to all development within the Commercial Main Street area of 
Frog Pond East. 

 

Table XX. Commercial Main Street Development Standards  

STANDARD  

Front setback  

  Minimum  0 ft.  

  Maximum  20 ft.  

Side facing street on corner 

  Minimum  0 ft.  

  Maximum  10 ft.  
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Side yard  

  Minimum  0 ft.  

  Maximum  10 ft.  

Rear setback  

  Minimum  0 ft.  

Building height (stories) A  

  Minimum  two  

  Maximum   four  

Ground floor height minimum 12 ft.  

Building site coverage maximum  90%  

Minimum landscaping  10%  

Minimum building frontage B  

  On SW Brisband Street 70% 

  On SW Stafford Road 50% 

  On other streets None 

 
A Second stories or higher in buildings must be useable. No false front 

buildings are permitted.  
B To meet the minimum building frontage requirement, the ground level 
street-facing façade must meet the maximum setback standard for a 

minimum of 70% of the lot length on SW Brisband Street and a 
minimum of 50% of the lot length on SW Stafford Road.  

 

(.20) Design Standards for the Commercial Main Street Designation in 
Frog Pond East and South: 

A. Purpose and Intent. The purpose of the design standards is to 
provide high quality design within the Commercial Main Street area 

that creates a place of distinct character. The design of buildings and 
other site features shall functionally relate to adjacent streets and 
open spaces; shall include architectural diversity and variety in their 

built form; shall contribute to the vitality of the street environment 
through incorporation of storefronts, windows, and entrances facing 

the sidewalk; and shall minimize the visual impact of off-street 
parking from streets.  

B. Building and Entry Placement. Buildings shall meet the following 

standards:  

1. Development shall meet the minimum building frontage standards 

in Table XX. 
2. At least one entrance door is required for each business, including 

live-work units, with a ground floor frontage.  
3. All primary ground-floor common entrances shall be oriented to the 

street or a public space directly facing the street, or placed at an 

angle up to 45 degrees from an adjacent street. Primary ground-
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floor common entrances shall not be oriented to the interior or to a 
parking lot. 

4. If a parcel has frontage on more than one street, the primary 
building entrance is encouraged to orient to the street intersection. 

If the parcel has frontage on Brisband Street, the primary entrance 
shall orient to Brisband Street or to the intersection.   

5. Courtyards, plazas and similar entrance features may be utilized to 

satisfy the building entrance requirement when these features are 
designed to connect the adjacent street edge to the primary 

building entrance. A direct pedestrian walkway not exceeding 20 
feet in length shall be provided between the building entrance and 
the street property line.  

6. Each entrance shall be covered, recessed, or treated with a 
permanent architectural feature in such a way that weather 

protection is provided. 

C. Building Setbacks. Development shall meet the minimum and 
maximum setback standards in subsection 4.127(.XX). No off-street 

vehicle parking or loading is permitted within the setback. Bicycle 
parking is permitted within the setback.  

D. Front Yard Setback Design. If front yard setbacks are provided, they 
shall be designed to encourage pedestrian activity and active ground 

floor uses. Landscaping, water quality treatment, seating areas, an 
arcade, or a hard-surfaced expansion of the pedestrian path must be 
provided between a structure and a public street or accessway. If a 

building abuts more than one street, the required improvements 
shall be provided on all streets. Hard-surfaced areas shall be 

constructed with scored concrete or modular paving materials. 
Benches and other street furnishings are encouraged.  

E. Walkway Connection to Building Entrances. A walkway connection is 

required between a building's primary entrance and a public street 
or accessway. This walkway must be at least six feet wide and be 

paved with concrete or modular paving materials.  

F. Parking Location and Landscape Design: 

1. Parking for buildings adjacent to public street rights-of-way must 

be located to the side or rear of buildings, except for buildings 
fronting Brisband Street or Stafford Road, where parking must be 

located behind the building, either surface, tuck under or structured 
(above or below grade).  

2. For locations where parking may be located to the side of the 

building, parking is limited to 50 percent of the street frontage 
(provided minimum building frontage standards are also met), and 

must be behind a landscaped area per Section 4.176.  
2. Within off-street parking lots, all parking spaces, except for those 

designated for ADA accessible space or deliveries, shall be shared 

spaces. Designation for individual uses is not permitted.  
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3. Within off-street parking lots, time limitations may be placed on 
parking spaces to encourage parking turnover. This includes time 

limitations to pick up and drop off of goods from area businesses 
(e.g. drycleaner, bank ATM etc.).  

G. Building Design Standards: 

1. General Provisions: 
a. The first-floor façade of all buildings shall be designed to 

encourage and complement pedestrian-scale interest and 
activity through the use of elements such as windows, awnings, 

and other similar features.  
b. Building entrances shall be clearly marked, provide weather 

covering, and incorporate architectural features of the building.  

c. Architectural features and treatments shall not be limited to a 
single façade. All public-facing facades shall display a similar 

level of quality and architectural interest, with elements such as 
windows, awnings, murals, a variety of exterior materials, 
reveals, and other similar features.  

2. Design Standards. All buildings shall comply with the following 
design standards: 

a. Windows:  
i. Building facade windows are required on all facades 

facing SW Brisband Street or SW Stafford Road (see 
Figure 1), as follows:  

Ground Story facing SW Brisband 
Street  

60% of ground floor 
wall area  

Ground Story facing SW Stafford 
Road  

40% of ground floor 
wall area 

Upper Stories facing SW Brisband 
Street or SW Stafford Road  

20% of facade  

Other facades No minimum 

 
ii. Window area is the aggregate area of the glass within 

each window, including any interior grids, mullions, or 
transoms. Facade area is the aggregate area of each 
street-facing vertical wall plane.  

iii. Required windows shall be clear glass and not mirrored 
or frosted, except for bathrooms. Clear glass within 

doors may be counted toward meeting the window 
coverage standard.  

iv. Ground floor windows. For facades facing SW Brisband 

Street and SW Stafford Road, elevations within the 
building setback shall include a minimum percentage of 

the ground floor wall area with windows, display areas 
or doorway openings, as required in subsection i. The 

ground floor wall area shall be measured from two feet 
above grade to ten feet above grade for the entire 
width of the street-facing elevation. The ground floor 
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window requirement shall be met within the ground 
floor wall area; glass doorway openings to ground level 

may be counted toward meeting the requirement. Up to 
50 percent of the ground floor window requirement may 

be met on an adjoining elevation within 20 feet of the 
building corner. (Note: Figure to be added to illustrate 
this requirement) 

b. Building Facades: 
i. Public-facing facades shall extend no more than 50 feet 

without providing at least one of the following features: 
(a) a variation in building materials; (b) a building off-
set of at least one foot; (c) a wall area that is entirely 

separated from other wall areas by a projection, such 
as an arcade; or (d) by other design features that 

reflect the building's structural system (See Figure 2). 
No building façade shall extend for more than 250 feet 
without a pedestrian connection between or through the 

building.  
 

Figure 1. Window Placement and Percentage of Facade 
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Figure 2. Building Facade Articulation 

 

 

c. Weather Protection: Building facades facing SW Brisband Street 

shall provide weather protection as follows: 
i. A projecting facade element (awning, canopy, arcade, 

or marquee) must be provided along at least 75 percent 
of the façade.  

ii. All weather protection must comply with the Oregon 

Structural Specialty Code in effect at the time of 
application for projections or encroachments into the 

public right-of-way.  
iii. Weather protection shall be maintained and in good 

condition.  

iv. Weather protection features shall project at least five 
feet from the building façade. 

v. Marquees shall have a minimum ten-foot clearance 
from the bottom of the marquee to the sidewalk. 
Canopies and awnings shall have a minimum eight-foot 

clearance from the bottom of the awning or canopy to 
the sidewalk. (See Figure 3.)  

vi. The projecting façade element shall not conflict with 
street lights. If the projecting façade element blocks 
light shed from adjacent street lights, exterior lighting 

shall be located on the building.  
vii. Awnings shall match the width of storefronts or window 

openings.  
viii. Internally lit awnings are not permitted.  
ix. Awnings shall be made of glass, metal, or a 

combination of these materials. Fabric awnings are not 
permitted.  

d. Building Materials. Plain concrete block, plain concrete, T-111 or 
similar sheet materials, corrugated metal, plywood, sheet press 
board or vinyl siding may not be used as exterior finish 

materials. Foundation material may be plain concrete or plain 
concrete block where the foundation material is not revealed for 

more than two feet. Use of brick and natural materials (wood) is 
encouraged.  
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e. Roofs and roof lines. Except in the case of a building entrance 
feature, roofs shall be designed as an extension of the primary 

materials used for the building and should respect the building's 
structural system and architectural style. False fronts and false 

roofs are not permitted.  
f. Rooftop features/equipment screening: 

i. The following rooftop equipment does not require 

screening:  

• Solar panels, wind generators, and green roof 
features;  

• Equipment under two feet in height.  

ii. Elevator mechanical equipment may extend above the 

height limit a maximum of 16 feet provided that the 
mechanical shaft is incorporated into the architecture of 
the building.  

iii. Satellite dishes and other communications equipment 
shall be limited to ten feet in height from the roof, shall 

be set back a minimum of five feet from the roof edge 
and screened from public view to the extent possible.  

iv. All other roof-mounted mechanical equipment shall be 

limited to ten feet in height, shall be set back a 
minimum of five feet from the roof edge and screened 

from public view and from views from adjacent 
buildings.  

v. On all structures exceeding 35 feet in height, roofs shall 

have drainage systems that are architecturally 
integrated into the building design.  

vi. Any external stairwells, corridors and circulation 
components of a building shall be architecturally 
compatible with the overall structure, through the use 

of similar materials, colors, and other building 
elements.  

vii. Required screening shall not be included in the 
building's maximum height calculation.  

g. General Screening. Utility meters shall be located on the back or 

side of a building, screened from view from a public street to the 
greatest extent possible, and shall be painted a color to blend 

with the building façade.  
h. Building projections. Building projections are allowed as follows 

(see Figure 3):  

i. Architectural elements such as eaves, cornices and 
cornices may project up to one foot from the face of the 

building.  
ii. Bay windows and balconies may project up to four feet 

from the face of the building. Balconies that project into 
the right-of-way shall have a minimum vertical 
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clearance of 12 feet from sidewalk grade or be mounted 
at the floor elevation, whichever is greater.  

iii. See also Subsection 4.127(.20)XX. for standards 
related to weather protection.  

 

Figure 3. Building Projections 
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2. Clear and objective standards for multi-family 
 

 Intent: Provide clear and objective standards for multi-family similar 
to single-family and middle housing. Note, proposed multi-family 

buildings/uses that are not part of an approved subdivision or Master 
Plan, still need to go through the Stage I/Stage II Master Plan 

development review process. The intent of the proposed standards is 
to change the review criteria and process that applies to architectural 
review and basic site planning review such as setback and lot coverage 

for multi-family buildings where the use has already received a master 
plan approval.  

 Explanation: Adapt and modify current standards for townhouses to 
apply to multi-family. 

 Code Reference: Subsection 4.113 (.14) Residential Design 

Standards, new subsection for multi-family)  
 Draft Code Amendment: 

 
(.15) Design Standards for Multi-Family Housing: 

A.  Purpose and Intent. The purpose of the multi-family design 
standards is to create and maintain street frontages that are varied 

and attractive, create an environment that is conducive to walking, 
and provide natural surveillance of public spaces. The standards will 

also promote building details in multi-family development that 
provide visual interest, contribute to a high-quality living 

environment for residents, give a sense of quality and permanence, 
and enhance compatibility with the surrounding community. The 
design standards also aim to create consistency with design 

standards for other residential unit types that multi-family housing 
may be built adjacent to. 

B. Entrance Orientation. 
1. At least one main entrance for each multi-family structure must 

either meet the standards in subsections a. and b. below, or must 

meet the alternative standard in subsection B.2. 
a. The entrance must be within eight feet of the longest street-

facing exterior wall of the structure; and  
b. The entrance must either:  

i. Face the street;  

ii. Be at an angle of up to 45 degrees from the street; or  
iii. Open onto a porch. The porch must:  

a. Be at least 25 square feet in area; and  

b. Have at least one entrance facing the street or have a 
roof.  

2. Alternative standard. As an alternative to subsection 1., a main 

entrance to a multi-family structure may face a courtyard if the 
courtyard-facing entrance is located within 60 feet of a street and 
the courtyard meets the following standards: 

a. The courtyard must be at least 15 feet in width; 
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b. The courtyard must abut a street; and 
c. The courtyard must be landscaped or hard-surfaced for use by 

pedestrians. 
C.  Windows. A minimum of 15 percent of the area of all public-facing 

façades must include windows or entrance doors. Façades separated 
from the street or public space by a dwelling are exempt from 
meeting this standard. Required windows shall be clear glass and not 

mirrored or frosted, except for bathrooms.  
D. Articulation.  

1. Minimum Articulation. All public-facing façades shall incorporate 
the following design elements at a minimum interval of every 30 
feet. The minimum number of design elements is determined by 

dividing the façade length (in feet) by 30 and rounding up to the 
nearest whole number.  

a. Varying rooflines.  
b. Offsets of at least 12 inches.  
c. Balconies.  

d. Projections of at least 12 inches and width of at least three 
feet.  

e. Porches.  
f. Entrances that are recessed at least 24 inches or covered.  

g. Dormers at least three feet wide.  
2. Articulation Element Variety. Different articulation elements shall 

be used as provided below, based on the length of the facade. 

For the purpose of this standard, a "different element" is defined 
as one of the following: a completely different element from the 

list in subsection D.1. above; the same type of element but at 
least 50 percent larger; or for varying rooflines, vertically offset 
by at least three feet.  

a. Where two to four elements are required on a façade, at 
least two different elements shall be used.  

b. Where more than four elements are required on a façade, at 
least three different elements shall be used.  

F.  Pedestrian Access and Circulation. The following standards are 

intended to ensure safe and efficient circulation for pedestrians 
within multi-family development. 

1. Each multi-family development shall contain an internal 
pedestrian circulation system that makes connections between 
individual units and parking areas, green focal points and other 

common open space areas, children’s play areas, and public 
rights-of-way. All pedestrian connections (walkways) shall meet 

the following standards: 
a.  Except as required for crosswalks, per subsection 3., where 

a walkway abuts a vehicle circulation area, it shall be 

physically separated by a curb that is raised at least six 
inches or by bollards. 
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b. Walkways shall be constructed of concrete, asphalt, brick or 
masonry pavers, or other hard surface, and not less than 

five feet wide. 
2. All walkways shall comply with the requirements of the 

Americans with Disabilities Act. 
3. In order to provide safe crossings of driveways and parking 

areas, crossings shall be clearly marked with either contrasting 

paving materials (such as pavers, light-color concrete inlay 
between asphalt, or similar contrasting material) or reflective 

striping that emphasizes the crossing under low light and 
inclement weather conditions. 

4. Pedestrian connections shall be provided between buildings 

within the development, and between the development and 
adjacent rights-of-way, transit stops, parks, schools, and 

commercial developments. At least one connection shall be 
made to each adjacent street and sidewalk for every 200 linear 
feet of street frontage. Sites with less than 200 linear feet of 

street frontage shall provide at least one connection to the 
street and/or sidewalk. 

F. Off-Street Parking Location and Design. The following standards are 
intended to support a pedestrian-friendly street environment and to 

minimizing the visual impacts of parking areas and garages. 
1.  Off-street parking spaces and vehicle maneuvering areas shall 

not be located between the front building plane and a street 

property line (except alleys). 
2.  Off-street parking areas shall not occupy more than 50% of the 

total length of each street frontage as measured 20 feet from 
the street property line. Drive aisles without adjacent parking 
spaces do not count as parking areas for the purposes of this 

standard. 
3. Off-street parking spaces shall not be located within ten feet of 

any property line, except alley property lines. Driveways and 
drive aisles are permitted within ten feet of property lines. 

4. Landscaping, fencing, or walls at least three feet tall shall 

separate parking areas from useable open space, green focal 
points, and public streets (except alleys). 

5.  If garages are attached to a street-facing facade, they may not 
be located closer to the street property line than the building 
facade.  

6. Driveways associated with attached garages that take direct 
individual access from a public or private street must meet the 

townhouse driveway and access standards in Subsection 4.113 
(.14) 5. For the purpose of those standards, each individual 
multi-family garage shall meet the standards applicable to a 

townhouse or townhouse lot. 
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3. Process Updates for Multi-family Housing 
 

 Intent: Improve language throughout code to clarify and update 
review process for multi-family housing in residential zones.  

 Explanation: Review and update language throughout Development 
Code to make process to review multi-family housing in residential 

zones substantially similar to the process for single-family and middle 
housing. Additional section-specific explanations are provided below. 

 Code Reference: various 

 Draft Code Amendments: 
 

Modified language (changes struckthrough or bold underlined) 
 
Section 4.030 Jurisdiction and Powers of Planning Director and 

Community Development Director 
 

Explanation: Add clarity for the review process for architecture review of 
middle housing. Draft reflects Planning Commission discussion in January 
about DRB not being the appropriate place for review, but larger buildings 

should still provide public notice. Current draft has smaller apartment 
buildings (6 or fewer units) follow the same process as middle housing 

(Class I Review, staff decision with no public notice) and larger buildings 
being subject to Class II Review (staff decision with public notice and 
notice to DRB). 

 

(.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:  

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 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:  

4. Building permits for residential structures in 

residential zones not subject to Site Design Review, 
except for multi-family structures with seven or 

more units, single family dwellings, middle housing, and 
in the Village zone, row houses or apartments, meeting 
clear and objective zoning, siting, and design 

requirements standards 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.  
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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 noted below. 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 for a hearing:  

12. 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 and meeting clear and objective 
zoning, siting, and design standards and located on lots 
that have 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 is subject to review 
by the Development Review Board.  

 

Subsection 4.176 (.04) Buffering and Screening 

 
Explanation: Remove requirement for screening and buffering 

between single-family and multi-family as new standards and allow 
and encourage them to be integrated. 

 
B. Activity areas on commercial and industrial sites shall be buffered 

and screened from adjacent residential areas. Multi-family 
developments shall be screened and buffered from single-family areas. 

 

Section 4.113 (.01) Residential Open Space Standards 

 
Explanation: Clarify that a multi-family development does not need 

to provide additional open space when it is part of a larger 
development. Makes the requirement consistent with those for 

single-family and middle housing. 
 

B. Applicability. 

1. The open space standards of this subsection shall apply to the 
following:  

a. Subdivisions.  
b. Planned Developments.  
c. Multi-family Development, except as noted in 2. c. below.  

2. These standards do not apply to the following:  
a. Partitions for non-Multi-family development. However, serial or 

adjacent partitions shall not be used to avoid the requirements.  
b. Middle Housing Land Divisions.  
c. Development of a multi-family building(s) on a lot within 

a subdivision where the open space requirements are 
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otherwise met in the subdivision, as acknowledged in a 
prior land use approval. 

 

4. Encouraging and Integrating ADUs 
 

 Intent: Remove identified barriers to Accessory Dwelling Units (ADUs) 

in Frog Pond East and South and citywide, particularly by expanding 
the allowance of them accessory to townhouses and limiting or 
modifying application of setbacks and lot coverage 

 Explanation: Existing ADU language is modified to allow ADUs 
accessory to all townhouses, make the review process the same as 

other dwelling units, create exceptions for lot coverage, and provide 
special setbacks based on the setbacks for cottages under State model 
code for middle housing. Finally, special housing variety provisions to 

encourage ADUs in Frog Pond East and South. 
 Draft Code Amendments: 

 

4.113 (.10) B. Accessory Dwelling Units: Standards: 

1. Number Allowed.  
a. For detached single-family dwelling units, and for townhouses 

on lots meeting the minimum lot size for detached single-family 
in the zone: One per dwelling unit.  

b. For all other dwelling units: None.  
 

4.113 (.10) B. Accessory Dwelling Units: Standards: 

 
4. Accessory Dwelling Units may be either attached or detached, but are 

generally subject to all zone standards for the underlying zone 

except that for setbacks, height, and lot coverage, unless those 
requirements are specifically waived through the Planned Development 

waiver or Variance approval processes.  
 ADUs are exempt from lot coverage maximums.  

 

4.113 (.02) A. Residential Building Setbacks: Lots Over 10,000 square feet: 

7.  Cottage Cluster and ADU Setbacks: Setbacks in 1.—3. and 6. above do 
not apply to cottage clusters and ADUs. For cottage clusters and 
ADUs, minimum front, rear, and side setbacks are ten (10 feet).  

4.113 (.02) B. Residential Building Setbacks: Lots Not Exceeding 10,000 

square feet: 

7. Cottage Cluster and ADU Setbacks: Any minimum setback in 1.—3. or 
6. above that would exceed ten feet for a cottage cluster or ADU shall 

be ten feet.  
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4.120 (.05) FDA-H Dimensional Standards 

E. Accessory buildings and uses shall conform to front and side yard 
setback requirements. If the accessory buildings and uses do not 

exceed 120 square feet or ten feet in height, and they are detached 
and located behind the rear-most line of the main buildings, the side 

and rear yard setbacks may be reduced to three feet. Minimum front 
and rear setback for ADUs is 10 feet.  

Old Town Residential Design Standards footnote (noted by *) on page 19 

For cottage clusters and ADUs, minimum front and rear setbacks are 

10'.  

 
Section 4.125 (.05) Table V-1 Village (V) Zone Development Standards 

 
No change to this table. For V (Village) Zone, highest setback to which 
ADU would be subject is 12 feet, so no change recommended. 

 
4.127 (.08) Table 2 Residential Neighborhood (RN) Zone, Lot Development 

Standards (applicable to Frog Pond West only) 
 

Amend table footnote “L”  

L. For cottage clusters and ADUs all setbacks otherwise 
greater than 10 feet for other housing types is are reduced to 

10 feet.  
 
4.127 (.08) Proposed New Table for Frog Pond East and South (as drafted for 

January 2023 work session) 
 

Add table footnote “F” 
F. The minimum rear setback for a Cottage Cluster unit or Accessory 

Dwelling Unit (ADU) is 10 feet.  

 
4.113 (.10) B. ADU Standards 

 
6. Where an Accessory Dwelling Unit is proposed to be added to an 

existing residence and no discretionary land use approval is being 

sought (e.g., Planned Development approval, Conditional Use 
Permit approval, etc.) the application shall require the approval of a 

Class I Administrative Review permit. ADU review process is the 
same as for single-family units and middle housing. 
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Section 4.127. Residential Neighborhood (RN) Zone. 

(.01) Purpose. The Residential Neighborhood (RN) zone applies to lands within Residential Neighborhood 
Comprehensive Plan Map designation. The RN zone is a Planned Development zone, subject to applicable 
Planned Development regulations, except as superseded by this section or in legislative master plans. The 
purposes of the RN Zone are to:  

A. Implement the Residential Neighborhood policies and implementation measures of the Comprehensive 
Plan.  

B. Implement legislative master plans for areas within the Residential Neighborhood Comprehensive Plan 
Map designation.  

C. Create attractive and connected neighborhoods in Wilsonville.  

D. Regulate and coordinate development to result in cohesive neighborhoods that include: walkable and 
active streets; a variety of housing appropriate to each neighborhood; connected paths and open 
spaces; parks and other non-residential uses that are focal points for the community; and, connections 
to and integration with the larger Wilsonville community.  

E. Encourage and require quality architectural and community design as defined by the Comprehensive 
Plan and applicable legislative master plans.  

F. Provide transportation choices, including active transportation options.  

G. Preserve and enhance natural resources so that they are an asset to the neighborhoods, and there is 
visual and physical access to nature.  

H. Create housing opportunities for a variety of households, including housing types that implement the 
Wilsonville Equitable Housing Strategic Plan and housing affordability provisions of legislative master 
plans.  

(.02) Permitted uses: 

A. Open Space.  

B. Single-Family Dwelling Unit.  

C. Townhouses. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

D. Duplex.  

E. Triplex and quadplex. During initial development in the Frog Pond West Neighborhood, triplexes are 
permitted only on corner lots and quadplexes are not permitted.  

F. Cluster housing. During initial development in the Frog Pond West Neighborhood, only two-unit cluster 
housing is permitted except on corner lots where three-unit cluster housing is permitted.  

G. Multiple-Family Dwelling Units, except when not permitted in a legislative master plan, subject to the 
density standards of the zone. Multi-family dwelling units are not permitted within the Frog Pond West 
Master Plan area.  

H. Cohousing.  

I. Cluster Housing (Frog Pond West Master Plan).  

J. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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K. Manufactured homes.  

(.03) Permitted accessory uses: 

A. Accessory uses, buildings and structures customarily incidental to any of the principal permitted uses 
listed above, and located on the same lot.  

B. Living quarters without kitchen facilities for persons employed on the premises or for guests. Such 
facilities shall not be rented or otherwise used as a separate dwelling unless approved as an accessory 
dwelling unit or duplex.  

C. Accessory Dwelling Units, subject to the standards of Section 4.113 (.10).  

D. Home occupations.  

E. A private garage or parking area.  

F. Keeping of not more than two roomers or boarders by a resident household.  

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

H. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard setbacks 
may be reduced to three feet.  

I. Livestock and farm animals, subject to the provisions of Section 4.162.  

(.04) Uses permitted subject to Conditional Use Permit requirements: 

A. Public and semi-public buildings and/or structures essential to the physical and economic welfare of an 
area, such as fire stations, sub-stations and pump stations.  

B. Commercial Recreation, including public or private clubs, lodges or meeting halls, golf courses, driving 
ranges, tennis clubs, community centers and similar commercial recreational uses. Commercial 
Recreation will be permitted upon a finding that it is compatible with the surrounding residential uses 
and promotes the creation of an attractive, healthful, efficient and stable environment for living, 
shopping or working. All such uses except golf courses and tennis courts shall conform to the 
requirements of Section 4.124(.04)(D) (Neighborhood Commercial Centers).  

C. Churches; public, private and parochial schools; public libraries and public museums.  

D. Neighborhood Commercial Centers limited to the provisions of goods and services primarily for the 
convenience of and supported by local residents. Neighborhood Commercial Centers are only 
permitted where designated on an approved legislative master plan.  

(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement 
legislative master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

(.06) Minimum and Maximum Residential Lots: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code 
and applicable provisions of an approved legislative master plan.  
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1. For initial development of the Frog Pond West Neighborhood, Table 1 in this Code and Frog Pond 
West Master Plan Table 1 establish the minimum and maximum number of residential lots for 
the sub-districts.  

2. For areas that are a portion of a sub-district, the minimum and maximum number of residential 
lots are established by determining the proportional gross acreage and applying that proportion 
to the minimums and maximums listed in Table 1. The maximum density of the area may be 
increased, up to a maximum of ten percent of what would otherwise be permitted, based on an 
adjustment to an SROZ boundary that is consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district when it is demonstrated that 
the reduction is necessary due to topography, protection of trees, wetlands and other natural 
resources, constraints posed by existing development, infrastructure needs, provision of non-
residential uses and similar physical conditions.  

Table 1. Minimum and Maximum Residential Lots by 
Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  

(.07) Development Standards Generally: 

A. Unless otherwise specified by this the regulations in this Residential Development Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone.  

(.08) Lot Development Standards: 
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A. Lot development shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

B. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards unless superseded or supplemented by other provisions of the Development 
Code.  

C. Lot Standards for Small Lot Sub-districts. The purpose of these standards is to ensure that development 
in the Small Lot Sub-districts includes varied design that avoids homogenous street frontages, creates 
active pedestrian street frontages and has open space that is integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  

Table 2: Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  

 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots 
designated for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the 
maximum number allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated 
for development of a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

E.  On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage 
clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  

Attachment 3 Frog Pond East and South Work Session February 6, 2023 
Existing Section 4.127 Wilsonville Code-Residential Neighborhood (RN ) Zone

45

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1377

Item 2.



 

 

 
    Created: 2022-06-24 10:18:24 [EST] 

(Supp. No. 1) 

 
Page 5 of 12 

G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

L.  For cottage clusters all setbacks otherwise greater than 10 feet for other housing types is reduced to 10 feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 
20 ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at 
the front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking 
the courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of 
the number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  

D. Lot Standards Specific to the Frog Pond West Neighborhood.  

1. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

a. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

2. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane shall 
not have driveways accessing lots from these streets, unless no practical alternative exists for 
access. Lots in Large Lot Sub-districts are exempt from this standard.  

(.09) Open Space: 

A. Purpose. The purposes of these standards for the Residential Neighborhood Zone are to:  

1. Provide light, air, open space, and useable recreation facilities to occupants of each residential 
development.  

2. Retain and incorporate natural resources and trees as part of developments.  

3. Provide access and connections to trails and adjacent open space areas.  

For Neighborhood Zones which are subject to adopted legislative master plans, the standards 
work in combination with, and as a supplement to, the park and open space recommendations of 
those legislative master plans. These standards supersede the Open Space requirements in WC 
Section 4.113(.01).  

B. Within the Frog Pond West Neighborhood, the following standards apply: 

1. Properties within the R-10 Large Lot sub-districts and R-7 Medium Lot sub-districts are exempt 
from the requirements of this section. If the Development Review Board finds, based upon 
substantial evidence in the record, that there is a need for open space, they may waive this 
exemption and require open space proportional to the need.  

2. For properties within the R-5 Small Lot sub-districts, Open Space Area shall be provided in the 
following manner:  
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a. Ten percent of the net developable area shall be in open space. Net developable area does 
not include land for non-residential uses, SROZ-regulated lands, streets and private drives, 
alleys and pedestrian connections. Open space must include at least 50 percent usable 
open space as defined by this Code and other like space that the Development Review 
Board finds will meet the purpose of this section.  

b. Natural resource areas such as tree groves and/or wetlands, and unfenced low impact 
development storm water management facilities, may be counted toward the ten percent 
requirement at the discretion of the Development Review Board. Fenced storm water 
detention facilities do not count toward the open space requirement. Pedestrian 
connections may also be counted toward the ten percent requirement.  

c. The minimum land area for an individual open space is 2,000 square feet, unless the 
Development Review Board finds, based on substantial evidence in the record, that a 
smaller minimum area adequately fulfills the purpose of this Open Space standard.  

d. The Development Review Board may reduce or waive the usable open space requirement 
in accordance with Section 4.118(.03). The Board shall consider substantial evidence 
regarding the following factors: the walking distance to usable open space adjacent to the 
subject property or within 500 feet of it; the amount and type of open space available 
adjacent or within 500 feet of the subject property, including facilities which support 
creative play.  

e. The Development Review Board may specify the method of assuring the long-term 
protection and maintenance of open space and/or recreational areas. Where such 
protection or maintenance are the responsibility of a private party or homeowners' 
association, the City Attorney shall review any pertinent bylaws, covenants or agreements 
prior to recordation.  

(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

1. Within the Frog Pond West Neighborhood, streets shall be consistent with Figure 18, Street 
Demonstration Plan, in the Frog Pond West Master Plan. The Street Demonstration Plan is 
intended to be guiding, not binding. Variations from the Street Demonstration Plan may be 
approved by the Development Review Board, upon finding that one or more of the following 
justify the variation: barriers such as existing buildings and topography; designated Significant 
Resource Overlay Zone areas; tree groves, wetlands or other natural resources; existing or 
planned parks and other active open space that will serve as pedestrian connections for the 
public; alignment with property lines and ownerships that result in efficient use of land while 
providing substantially equivalent connectivity for the public; and/or site design that provides 
substantially equivalent connectivity for the public.  

2. If a legislative master plan does not provide sufficient guidance for a specific development or 
situation, the Development Review Board shall use the block and access standards in Section 
4.124(.06) as the applicable standards.  

(.11) Signs. Per the requirements of Sections 4.156.01 through 4.156.11 and applicable provisions from adopted 
legislative master plans.  
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(.12) Parking. Per the requirements of Section 4.155 and applicable provisions from adopted legislative master 
plans.  

(.13) Corner Vision Clearance. Per the requirements of Section 4.177.  

(.14) Main Entrance Standards: 

A. Purpose. These standards:  

1. Support a physical and visual connection between the living area of the residence and the street;  

2. Enhance public safety for residents and visitors and provide opportunities for community 
interaction;  

3. Ensure that the pedestrian entrance is visible or clearly identifiable from the street by its 
orientation or articulation; and  

4. Ensure a connection to the public realm for development on lots fronting both private and public 
streets by making the pedestrian entrance visible or clearly identifiable from the public street.  

B. Location. At least one main entrance for each structure must:  

1. Be within 12 feet of the longest street-facing front wall of the dwelling unit; and  

2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; and  

(iii) Be covered with a roof or trellis.  
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C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  

(.15) Garage Standards: 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between the living area of the residences 
and the street;  

2. Ensure that the location and amount of the living area of the residence, as seen from the street, 
is more prominent than garages;  

3. Prevent garages from obscuring the main entrance from the street and ensure that the main 
entrance for pedestrians, rather than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing garages and vehicle areas from 
dominating the views of the neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking views of the street from inside the 
residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the regulations of this subsection apply to 
garages accessory to residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the street with an average slope of 20 
percent or more.  

3. Standards: 
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a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and accessory structures, the 
standards apply to the street-facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that are less than 50 feet wide at the 
front lot line, the standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

(i) The width of the garage door may be up to 50 percent of the length of the 
street-facing façade.  

(ii) The garage door must be recessed at least four feet from the front façade or six 
feet from the front of a front porch.  

(iii) The maximum driveway width is 18 feet.  

c. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

d. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the 
appearance of the garage from the street. Side-loaded garages, i.e., where the garage 
openings are turned away from the street, are exempt from this requirement.  

e. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door 
and the sidewalk. This standard does not apply to garage entries that do not face the 
street.  

 

(.16) Residential Design Standards: 

A. Purpose. These standards:  
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1. Support consistent quality standards so that each home contributes to the quality and cohesion 
of the larger neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks and neighborhoods, whether a 
neighborhood develops all at once or one lot at a time, avoiding homogeneous street frontages 
that detract from the community's appearance.  

B. Applicability. These standards apply to all façades facing streets, pedestrian connections, parks, open 
space tracts, the Boeckman Trail, or elsewhere as required by this Code or the Development Review 
Board. Exemptions from these standards include: (1) Additions or alterations adding less than 50 
percent to the existing floor area of the structure; and, (2) Additions or alterations not facing a street, 
pedestrian connection, park, or open space tract.  

C. Windows. The standards for minimum percentage of façade surface area in windows are below. These 
standards apply only to facades facing streets, pedestrian connections, parks, and open space tracts.  

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

c. Ten percent—front facades facing streets if a minimum of seven design elements are 
provided per Section 4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from the building to the street. Glass 
block does not meet this standard. Windows in garage doors and other doors count toward this 
standard.  

5. Street-facing facades along Boeckman Road and Stafford Road must meet the standards for front 
facades.  

D. Articulation. Plans for residential buildings shall incorporate design features such as varying rooflines, 
offsets, balconies, projections (e.g., overhangs, porches, or similar features), recessed or covered 
entrances, window reveals, or similar elements that break up otherwise long, uninterrupted elevations. 
Such elements shall occur at a minimum interval of 30 feet on façades facing streets, pedestrian 
connections, parks, open space tracts, or elsewhere as required by this Code or the Development 
Review Board. Where a façade governed by this standard is less than 30 feet in length, at least one of 
the above-cited features shall be provided.  

E. Residential Design Menu. Residential structures shall provide a minimum of five of the design elements 
listed below for front façades and façades facing Boeckman Road and Stafford Road, unless otherwise 
specified by the code. For side façades facing streets, pedestrian connections, parks, open space tracts, 
a minimum of three of the design elements must be provided. Where a design feature includes more 
than one element, it is counted as only one of the five required elements.  

1. Dormers at least three feet wide.  
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2. Covered porch entry—minimum 48 square foot covered front porch, minimum six feet deep and 
minimum of a six foot deep cover. A covered front stoop with minimum 24 square foot area, four 
foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of the building a minimum of four 
feet and enclosed by a railing or parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends or 
brackets (does not include a garage gable if garage projects beyond dwelling unit portion of 
street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative materials occupying at least 60 square 
feet of the street façade.  

11. Bay or bow windows - extending a minimum of 12 inches outward from the main wall of a 
building and forming a bay or alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door designed to resemble two smaller garage 
doors and/or windows in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone or brick extending at least 36 
inches above adjacent finished grade occupying a minimum of ten percent of the overall primary 
street facing façade.  

16. Entry courtyards which are visible from, and connected directly to, the street. Courtyards shall 
have a minimum depth of ten feet and minimum width of 80 percent of the non-garage/driveway 
building width to be counted as a design element.  

F. House Plan Variety. No two directly adjacent or opposite residential structures may possess the same 
front or street-facing elevation. A structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house plan variety. This standard is met 
when front or street-facing elevations differ from one another due to different materials, articulation, 
roof type, inclusion of a porch, fenestration, and/or number of stories. Where façades repeat on the 
same block face, they must have at least three intervening residential structures between them that 
meet the above standard. Small Lot developments over ten acres shall include duplexes and/or two-
unit townhouses comprising ten percent of the homes—corner locations are preferred.  

G. Prohibited Building Materials. The following construction materials may not be used as an exterior 
finish:  

1. Vinyl siding.  

2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  

Attachment 3 Frog Pond East and South Work Session February 6, 2023 
Existing Section 4.127 Wilsonville Code-Residential Neighborhood (RN ) Zone

52

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1384

Item 2.



 

 

 
    Created: 2022-06-24 10:18:24 [EST] 

(Supp. No. 1) 

 
Page 12 of 12 

5. Fiberglass panels.  

(.17) Fences: 

A. Within Frog Pond West, fences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall 
along Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public Open Spaces. 

A. Purpose. The purpose of these standards is to ensure that development adjacent to schools and parks 
is designed to enhance those public spaces with quality design that emphasizes active and safe use by 
people and is not dominated by driveways, fences, garages, and parking.  

B. Applicability. These standards apply to development that is adjacent to or faces schools and parks. As 
used here, the term adjacent includes development that is across a street or pedestrian connection 
from a school or park.  

C. Development must utilize one or more of the following design elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the side street that does not face the 
school, park, or public open space.  

3. Recess of the garage a minimum of four feet from the front façade of the home. A second story 
above the garage, with windows, is encouraged for this option.  

D. Development must be oriented so that the fronts or sides of residential structures face adjacent 
schools or parks. Rear yards and rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that there is no practicable alternative 
due to the size, shape or other physical constraint of the subject property.  

(Ord. No. 806, 7-17-2017) 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability. 

1. The open space standards of this subsection shall apply to the following:  

a. Subdivisions.  

b. Planned Developments.  

c. Multi-family Development.  

2. These standards do not apply to the following:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  

C. Area Required. The minimum open space area required in a development is an area equal to 25 
percent of the size of the Gross Development Area except if reduced for shared parking pursuant to 
Subsection 4.155(.03)S.  

D. Required Open Space Characteristics: 

1. Size of Individual Open Spaces. For developments with ten or more lots buildable with dwelling 
units (or ten or more multi-family units) an open space area must be at least 2,000 square feet to 
be counted towards the 25 percent open space requirement. For developments with less than 
ten lots buildable with dwelling units (or less than ten multi-family units) an open space area 
must be at least 1,000 square feet to be counted towards the 25 percent open space 
requirement.  

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

3. Usable open space requirements. Half of the minimum open space area, an area equal to 12.5 
percent of the size of the Gross Development Area, shall be located outside the SROZ and be 
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usable open space programmed for active recreational use. Any open space considered usable 
open space programmed for active recreation use shall meet the following requirements.  

a. Be designed by a registered professional landscape architect with experience designing 
residential park areas. An affidavit of such professional's credentials shall be included in the 
development application material.  

b. Be designed and programmed for a variety of age groups or other user groups.  

4. Enhancing Existing Wildlife Habitat through Design of Open Space: 

a. Open space designed, as wildlife habitat shall be placed adjacent to and connect to 
existing, preserved wildlife habitat to the extent feasible.  

b. To the extent feasible, open space shall create or enhance connections between existing 
wildlife habitat.  

E. Any dedication of land as public park land must meet City parks standards. The square footage of any 
open space land outside the SROZ and BPA easements, whether dedicated to the public or not, shall be 
considered part of the Gross Development Area.  

F. Approval of open space must ensure the long-term protection and maintenance of open space and/or 
recreational areas. Where such protection or maintenance are the responsibility of a private party or 
homeowners' association, the City Attorney shall review any pertinent bylaws, covenants, or 
agreements prior to recordation.  

G. The open space requirements of this subjection are subject to adjustments in PDR zones pursuant to 
Subsection 4.124(.08).  

 (.14) Design Standards for Detached Single-family and Middle Housing.  

A. The standards in this subsection apply in all zones, except as indicated in 1.—2. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential 
Neighborhood Zones, as these zones have their own variety standards, except that the standards 
do apply within middle housing development with multiple detached units on a single lot which 
the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures 
that are attached to one another such as a grouping of townhouses.  

C. Standards applicable to all residential structures except as noted in I. below.  

1. Façade Variety: 

a. Each public-facing façade of a residential structure shall differ from the public-facing 
façades of directly adjacent residential structures in at least one of the three ways listed in 
Subsection d. below.  

b. Where public-facing façades repeat on the same block, at least two residential structures 
with different public-facing façades shall intervene between residential structures with the 
same public-facing façades, with sameness defined by not differing in at least one of the 
three ways listed in Subsection d. below.  
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c. For façades of residential structures facing a public street, the façade of any residential 
structures directly across the street shall differ in at least one of the three ways listed in 
Subsection d. below. Directly across means any residential structure façade intersected by 
imaginary lines extending the shortest distance across the street from the mid-point of a 
façade and from the edges of a façade. See Figure 1 below.  

d. A façade shall be considered different if it differs from another façade in at least one of the 
following ways:  

i. Variation in type, placement, or width of architectural projections (such as 
porches, dormers, or gables) or other features that are used to meet the 
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If 
adjacent or opposite façades feature the same projection type, the projections 
on adjacent/opposite façades must differ in at least one of the following ways:  

• At least 20 percent difference in width; or  

• Horizontally offset by at least five feet. For the purposes of this standard, 
"offset" means a measurable difference of at least five feet from the left 
edge of the projection to the left edge of the front façade or at least five 
feet from the right edge of the projection to the right edge of the front 
façade.  

ii. At least 20 percent of the façade (excluding glazing) is covered by different 
exterior finish materials. The use of the same material in different types of 
siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different 
materials for the purpose of this standard.  

iii. Variation in primary paint color as determined by a LRVR (Light Reflectance 
Value) difference of at least 15 percent.  
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Figure 1. Determining If A Residential Structure is Directly Across the Street from Another 
 

2. Architectural Consistency and Interest. 

a. Architectural styles shall not be mixed within the same residential structure (a series of 
attached structures is one structure for the purpose of these standards). Architectural style 
consistency is defined by adherence to all of the following:  

i. Use of the same primary and supporting façade materials throughout the 
structure.  

ii. Use of no more than two roof pitch angles.  

iii. Use of the same door size for each primary entrance in the structure.  

b. Articulation. All public-facing façades of residential structures, other than townhouses, 
shall incorporate the following design elements at a minimum interval of every 30 feet, 
except as noted in 2.c. below. The minimum number of design elements is determined by 
dividing the façade length by 30 and rounding up to the nearest whole number. For 
townhouse articulation standards, see subsection (.14)E.4.  

i. varying rooflines.  

ii. offsets of at least 12 inches.  

iii. balconies.  

iv. projections of at least 12 inches and width of at least three feet.  

v. porches.  

vi. entrances that are recessed at least 24 inches or covered.  

vii. dormers at least three feet wide.  

c. For structures with two or more dwelling units, a single design element that spans at least 
50 percent of the façade of two adjacent units can count as two articulation elements to 
meet the standard in subsection b. and can meet the standard for 60 feet of façade width 
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other 
required design elements on the façade.  

d. Articulation Element Variety: Different articulation elements shall be used as provided 
below. For the purpose of this standard, a "different element" is defined as one of the 
following: a completely different element from the list in subsection 2.b above; the same 
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by 
at least three feet.  

i. Where two to four elements are required on a façade, at least two different 
elements shall be used.  

ii. Where more than four elements are required on a façade, at least three 
different elements shall be used.  

e. Reductions to required windows percentage: The required percent of façade of a 
residential structure in the public-facing façade covered by windows or entry doors for 
single-family or middle housing in any zone may be reduced to the percentages that 
follows:  

i. For of 1.5 or 2-story façades facing the front or rear lot line:  
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• 12.5 percent if six of the design features in Subsection e.v. below are 
used.  

• Ten percent if seven or more of the design features in Subsection e.v. 
below are used.  

ii. For 1-story façades facing the front or rear lot line;  

• 12.5 percent if less than six design features in Subsection e.v. are used  

• ten percent if six or more design features in Subsection e.v. are used  

iii. For façades facing a side lot line:  

• Five percent regardless of the number of design features  

iv. Glass block does not count towards meeting window and entry percentage  

v. Window reduction design features:  

• Dormers at least three feet wide.  

• Covered porch entry—minimum 48 square foot covered front porch, 
minimum six feet deep and minimum of a six foot deep cover. A covered 
front stoop with minimum 24 square foot area, four foot depth and hand 
rails meets this standard.  

• Front porch railing around at least two sides of the porch.  

• Second story balcony—projecting from the wall of the building a 
minimum of four feet and enclosed by a railing or parapet wall.  

• Roof overhang of eight inches or greater.  

• Columns, pillars or posts at least four inches wide and containing larger 
base materials.  

• Decorative gables—cross or diagonal bracing, shingles, trim, corbels, 
exposed rafter ends or brackets (does not include a garage gable if garage 
projects beyond dwelling unit portion of street façade).  

• Decorative molding above windows and doors.  

• Decorative pilaster or chimneys.  

• Bay or bow windows—extending a minimum of 12 inches outward from 
the main wall of a building and forming a bay or alcove in a room within 
the building.  

• Sidelight and/or transom windows associated with the front door or 
windows in the front door.  

• Window grids on all façade windows visible from behind fences 
(excluding any windows in the garage door or front door).  

• Maximum nine foot wide garage doors or a garage door designed to 
resemble two smaller garage doors and/or windows in the garage door 
(only applicable to street facing garages).  

• Decorative base materials such as natural stone, cultured stone or brick 
extending at least 36 inches above adjacent finished grade occupying a 
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minimum of ten percent of the overall primary street facing façade. This 
design element does not count if behind a site-obscuring fence.  

• Entry courtyards which are visible from, and connected directly to, the 
street. Courtyards shall have a minimum depth of ten feet and minimum 
width of 80 percent of the non-garage/driveway building width to be 
counted as a design element.  

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

1. Entry Orientation. 

a. At least one main entrance for each triplex or quadplex must meet the standards in 
subsections b. and c. below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45 degree angle from the street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

 

Figure 2. Main Entrance Facing the Street 
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Figure 3. Main Entrance at 45° Angle from the Street 
 

 

Figure 4. Main Entrance Opening onto a Porch 
 

2. Windows. A minimum of 15 percent of the area of all street-facing façades must include windows 
or entrance doors. Façades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  
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Figure 5. Window Coverage 
 

3. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).  
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Figure 6. Width of Garages and Parking Areas 
 

4. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with a paved surface, access must be taken from the alley (see Figure 
8. Alley Access).  

ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  
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iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

 

Figure 7. Driveway Approach Width and Separation on Local Street 
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Figure 8. Alley Access 
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Figure 9. Driveway Approach Options for Multiple Local Street Frontages 
 

E. Standards applicable to Townhouses.  

1. Number of Attached Dwelling Units. 

a. Minimum. A townhouse project must contain at least two attached units.  

b. Maximum. The maximum number of townhouse units that may be attached together to 
form a group is specified below.  

• R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group  

• RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except 
for initial development in Frog Pond West per Section 4.124.  

2. Entry Orientation. The main entrance of each townhouse unit must:  
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a. Be within eight feet of the longest wall of the dwelling unit facing a street or private drive; 
and  

b. Either:  

i. Face the street or private drive (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3. 
Main Entrance at 45° Angle from the Street);  

iii. Face a common open space or private access or driveway that is abutted by 
dwellings on at least two sides; or  

iv. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

A. Be at least 25 square feet in area; and  

B. Have at least one entrance facing the street or private drive or have a 
roof.  

3. Windows. A minimum of 15 percent of the area of all public-facing façades on each individual 
unit must include windows or entrance doors. Half of the window area in the door of an attached 
garage may count toward meeting this standard. See Figure 5. Window Coverage.  

4. Unit definition. Each townhouse unit must include at least one of the items listed in a. through g. 
below on at least one public-facing façade (see Figure 10. Townhouse Unit Definition). 
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent 
townhouse units, it can meet the standard for two units.  

a. A roof dormer a minimum of four feet in width, or  

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an 
interior room, or  

c. A bay window that extends from the façade a minimum of two feet, or  

d. An offset of the façade of a minimum of two feet in depth, either from the neighboring 
townhouse or within the façade of a single townhouse, or  

e. An entryway that is recessed a minimum of three feet, or  

f. A covered entryway with a minimum depth of four feet, or  

g. A porch meeting the standards of subsection (.14)E.2.b.iv.  

Balconies and bay windows may encroach into a required setback area, pursuant to Section 
4.180.  
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Figure 10. Townhouse Unit Definition 
 

5. Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet 
the following standards:  

a. Alley Access. Townhouse project sites abutting an alley that is improved with pavement 
shall take access to the rear of townhouse units from the alley rather than the public 
street.  

b. Front Access. Garages on the front façade of a townhouse, off-street parking areas in the 
front yard, and driveways in front of a townhouse are allowed if they meet the following 
standards (see Figure 11. Townhouses with Parking in Front Yard).  

i. Each townhouse lot has a street frontage of at least 20 feet on a local street.  

ii. A maximum of one driveway approach is allowed for every townhouse. 
Driveway approaches and/or driveways may be shared.  

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on 
any lot.  
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iv. The garage width does not exceed 12 feet, as measured from the inside of the 
garage door frame.  

 

Figure 11. Townhouses with Parking in Front Yard 
 

c. Shared Access. The following standards apply to driveways and parking areas for 
townhouse projects that do not meet all of the standards in subsections a. or b.  

i. Off-street parking areas shall be accessed on the back façade or located in the 
rear yard. No off-street parking shall be allowed in the front yard or side yard of 
a townhouse.  

ii. A townhouse project that includes a corner lot shall take access from a single 
driveway approach on the side of the corner lot. See Figure 12. Townhouses on 
Corner Lot with Shared Access.  
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Figure 12. Townhouses on Corner Lot with Shared Access 
 

iii. Townhouse projects that do not include a corner lot shall consolidate access for 
all lots into a single driveway. The driveway and approach are not allowed in 
the area directly between the front façade and front lot line of any of the 
townhouses. See Figure 13. Townhouses with Consolidated Access.  
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Figure 13. Townhouses with Consolidated Access 
 

iv. A townhouse project that includes consolidated access or shared driveways 
shall grant access easements to allow normal vehicular access and emergency 
access.  

F. Standards applicable to Cottage Clusters.  

1. Courtyard Required. All cottages within a single cottage cluster must share a common courtyard. 
A cottage cluster project may include more than one cluster and more than one common 
courtyard.  

2. Number of Dwellings. 

a. A single cottage cluster shall contain a minimum of four and a maximum of eight cottages.  

3. Setbacks. 

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The 
minimum distance between all other structures, including accessory structures, shall be in 
accordance with building code requirements.  

b. All other setbacks are provided in section (.02) or in the applicable base zone.  

4. Building Height. The maximum building height for all structures is 25 feet.  
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5. Footprint. The maximum building footprint for each cottage is 900 square feet. Individual 
attached garages up to 200 square feet shall be exempted from the calculation of maximum 
building footprint.  

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400 
square feet.  

7. Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards:  

a. Each cottage within a cluster must either abut the common courtyard or must be directly 
connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 
courtyard and must:  

i. Have a main entrance facing the common courtyard;  

ii. Be within ten feet from the common courtyard, measured from the façade of 
the cottage to the nearest edge of the common courtyard; and  

iii. Be connected to the common courtyard by a pedestrian path.  

c. Cottages within 20 feet of a street property line may have their entrances facing the street.  

d. Cottages not facing the common courtyard or the street must have their main entrances 
facing a pedestrian path that is directly connected to the common courtyard.  

8. Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 
order to provide a sense of openness and community of residents. Common courtyards must 
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards):  

a. The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard.  

c. The common courtyard must contain a minimum of 150 square feet per cottage within the 
associated cluster.  

d. The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.  

e. The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 
paths, and/or paved courtyard area, and may also include recreational amenities. 
Impervious elements of the common courtyard shall not exceed 75 percent of the total 
common courtyard area.  

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas, 
required setbacks, and driveways do not qualify as part of a common courtyard.  

Attachment 4 Frog Pond East and South Master Plan Work Session February 6, 2023 
Excerpts from Section 4.113 Wilsonville Code-Standards Applying to Residential Development in any Zone

71

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1403

Item 2.



 

 

 
    Created: 2022-06-24 10:18:23 [EST] 

(Supp. No. 1) 

 
Page 19 of 24 

 

 

Figure 14. Cottage Cluster Orientation and Common Courtyard Standards 
 

9. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards:  

a. Each cottage cluster is permitted one community building.  

b. The community building shall have a maximum floor area of 1,400 sf.  

c. A community building that meets the definition of a dwelling unit must meet the maximum 
900 square foot footprint limitation that applies to cottages (pursuant to subsection 
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is 
not a legal dwelling unit and will not be used as a primary dwelling.  

10. Pedestrian Access. 
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a. An accessible pedestrian path must be provided that connects the main entrance of each 
cottage to the following:  

i. The common courtyard;  

ii. Shared parking areas;  

iii. Community buildings; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage 
requirements of the applicable base zone.  

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 
standards:  

i. A parking cluster must not exceed five contiguous spaces.  

ii. Parking clusters must be separated from other spaces by at least four feet of 
landscaping.  

iii. Clustered parking areas may be covered.  

iv. Parking areas must also meet the standards in Subsections 4.155(.02)—(.03), 
except where they conflict with these standards.  

b. Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located 
between a street property line and the front façade of cottages located closest 
to the street property line. This standard does not apply to alleys.  

ii. Off-street parking spaces shall not be located within ten feet of any property 
line, except alley property lines.  

iii. Driveways and drive aisles are permitted within ten feet of property lines.  

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 
parking areas and parking structures from common courtyards and public streets.  

d. Garages and carports. 

i. Garages and carports (whether shared or individual) must not abut common 
courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages.  

iii. Individual detached garages must not exceed 400 square feet in floor area.  

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width.  

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.  

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 
detached single-family detached dwelling on the same lot at the time of proposed development 
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of the cottage cluster may remain within the cottage cluster project area under the following 
conditions:  

a. The existing dwelling may be nonconforming with respect to the requirements of this 
subsection (.14)F.  

b. The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum 
building footprint of 900 square feet; however, existing dwellings that exceed these 
maximum height and/or footprint standards may not be expanded.  

c. The existing dwelling shall be excluded from the calculation of orientation toward the 
common courtyard, per subsection (.14)F.7.b.  

 

Figure 15. Cottage Cluster Parking Design Standards 
 

G. Standards applicable to Cluster Housing besides Cottage Clusters.  
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit, 
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to 
apply. Architectural consistency is defined by adherence to all of the following:  

a. Use of the same primary and supporting façade materials throughout the cluster.  

b. Use of no more than two roof pitch angles.  

c. Use of the same door size for each primary entrance in the structures.  

2. Entry Orientation. 

a. The entry orientation standards apply as follows:  

i. At least one main entrance for each cluster home must meet the standards in 
subsections b and c below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45° Angle from the Street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows 
or entrance doors. Facades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

4. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley). Garages and off-street parking areas that are separated from the street 
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and 
Parking Areas).  

5. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with pavement access must be taken from the alley (see Figure 8. 
Alley Access).  
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  

iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

6. Setbacks. 

a. Building Separation. Cluster housing structures shall be separated by a minimum distance 
of six feet. The minimum distance between all other structures, including accessory 
structures, shall be in accordance with building code requirements.  

b. All other setbacks are provided in the applicable base zone.  

7. Pedestrian Access. 

a. An accessible pedestrian path must be provided that connects the main entrance of each 
unit to the following:  

i. Shared open space;  

ii. Shared parking areas; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

H. Combining Unit Types in One Development.  

1. If a project proposes a mix of middle housing types which creates a conflict with various 
standards, the more restrictive standards shall apply.  

I. Existing Structures and Conversions:  

1. Where a residential structure is converted from one type of dwelling unit to another without any 
additions, the design standards in C.—H. do not apply.  

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the 
footprint is expanded by 25 percent or more.  

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request Site Design Review by the Development Review Board of a 
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made 
that the following standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.  
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Design Criteria for 
Brisband Main Street
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Main Street Design Criteria
Why?

– Provide detailed standards for the 
Brisband Main Street area

– Master Plan describes Main Street as:
• Neighborhood-scale commercial and 

mixed-use center 
• Walkable and attractive destination with 

restaurants, shops and services

How? 
– Incorporate design standards from the 

Town Center zone

SW Brisband St
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Main Street Development Standards
• Highlights

– Buildings close to street
– Buildings up to 4 stories
– Covered building entries 

oriented to street
– Off-street parking to rear or 

side of buildings
– Min. window coverage
– Building articulation

SW Brisband St
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Multi-Family Design Standards
Why?

– Need clear and objective design 
standards for multi-family housing

– Currently no citywide or RN zone 
design standards specific to multi-
family
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Multi-Family Design Standards
How?

– Adapt middle housing standards where they work for 
multi-family (e.g., townhouse articulation)

– Add new standards specific to multi-family development 
(e.g., parking area standards, pedestrian circulation)

– Apply the standards citywide
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Multi-Family Design Standards
• Highlights

– Main entry orientation
– Min. window coverage
– Façade articulation
– Pedestrian connectivity
– Parking to side or rear and 

screened
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Multi-Family Review Process
Architecture and Site Design
• Class I for buildings with up to 6 units

– No notice to neighbors or public
– Same as detached homes and middle housing

• Class II for buildings with over 6 units
– Notice to neighbors and public
– Balanced approach
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Multi-Family Review Process
Subdivision and Site Layouts

Current Proposed

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space
• Architecture design of 

buildings
• Design of all landscaping

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space

Staff (Administrative Review):
• Architecture design 

of buildings
• Design of landscaping not 

part of required open space
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Encouraging and Integrating ADUs

• Citywide changes
– Allow ADUs for all townhouses
– Remove additional review process for ADUs
– Special exemptions for lot coverage and setbacks

• Frog Pond East and South
– Housing variety provisions to incentivize ADUs
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COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Amanda Guile-Hinman, City Attorney  
Andrea Villagrana, Human Resource Manager  
Andrew Barrett, Capital Projects Eng. Manager  

Andy Stone, IT Director  
Beth Wolf, Senior Systems Analyst  
Bill Evans, Communications & Marketing Manager  
Bryan Cosgrove, City Manager 
Cindy Luxhoj, Associate Planner  
Dan Pauly, Planning Manager  
Dwight Brashear, Transit Director  
Jeanna Troha, Assistant City Manager  
Kelsey Lewis, Grants & Programs Manager  
Kimberly Veliz, City Recorder  
Zach Weigel, City Engineer  

 
AGENDA ITEM ACTIONS 

WORK SESSION START: 5:04 p.m.  
A. Regional Transportation Plan Project List 

Endorsement 
 
 
 
 

B. Frog Pond East and South Implementation: 
Development Code 
 
 

C. Prohibited Camping Code Update Project 
 
 
 
 

D. City Council Retreat Follow Up & Council Goals 
Confirmation 
 

Council was briefed on Resolution No. 3052, 
which endorses the Wilsonville/Smart 
Regional Transportation Plan project list and 
authorizing the Mayor to sign a letter to Metro 
stating as such. 
 
Council provided input and guidance on the 
draft Development Code amendments for 
Frog Pond East and South Implementation. 
 
Staff sought additional feedback to inform the 
draft overnight camping Code being 
established to put the City in compliance with 
new state and federal law before July 1. 2023. 
 
Council reviewed and provided feedback on 
draft 2023-2025 City Council Goals. 
 

REGULAR MEETING  
Mayor’s Business 

A. Upcoming Meetings 
 
 

 
B. Wilsonville Wildcats Week Proclamation 

 
 
 

 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 
The Mayor read a proclamation declaring 
April 3-7, 2023 as Wilsonville Wildcats Week. 
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C. Municipal Court Judge Employment Agreement 
Amendment 
 
 

D. Council Goals Adoption 
 

Council moved to approve the contract as 
included in the packet for Wilsonville. Judge 
Fred Winehouse. Passed 5-0. 
 
Council made a motion to approve the goals 
as included in the packet and amended in 
Council discussion during the Work Session. 
Passed 5-0. 
 

Communications 
A. Fiber Update 

 

Staff briefed Council on the City’s fiber 
infrastructure being developed for future 
benefit in conjunction with road development 
projects, which provide opportunities to 
underground new cable. 
 

Consent Agenda 
A. Resolution No. 3050 

A Resolution of the City of Wilsonville Authorizing the 
City Manager to Execute an Intergovernmental 
Agreement on Broadband Services and Infrastructure 
Sharing Between the City of Wilsonville and the City 
of Sherwood. 
 

B. Resolution No. 3052 
A Resolution Of The City Of Wilsonville Endorsing The 
Wilsonville / Smart Regional Transportation Plan 
Project List And Authorizing The Mayor To Sign A 
Letter To Metro Stating As Such. 
 

C. Minutes of the March 20, 2023 City Council Meeting. 
 

The Consent Agenda was approved 5-0. 

New Business 
A. Resolution No. 3053 

A Resolution of the City of Wilsonville Authorizing the 
City Manager to Execute a Real Estate Purchase and 
Sale Agreement between the West Linn-Wilsonville 
School District and the City of Wilsonville for the 
Purchase of Approximately 2.93 Acres for a 
Neighborhood Park Located in Frog Pond West. 
 

 
Resolution No. 3053 was approved 5-0. 

Continuing Business 
A. Ordinance No. 875 

An Ordinance of the City of Wilsonville Annexing 
Approximately 9.63 Acres of Property Located at 
25540 SW Garden Acres Road for Development of a 
Corporate Headquarters/Fabrication Facility and 
Associated Site Improvements. 

 
Ordinance No. 875 was adopted on second 
reading by a vote of 5-0. 
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B. Ordinance No. 876 

An Ordinance of the City of Wilsonville Approving a 
Zone Map Amendment from the Washington County 
Future Development - 20 Acre (FD-20) Zone to the 
Planned Development Industrial - Regionally 
Significant Industrial Area (PDI-RSIA) Zone on 
Approximately 9.63 Acres Located at 25540 SW 
Garden Acres Road for Development of a Corporate 
Headquarters/Fabrication Facility and Associated Site 
Improvements. 

 

 
Ordinance No. 876 was adopted on second 
reading by a vote of 5-0. 

Public Hearing 
A. None.  

 

 

City Manager’s Business 
 

Shared the City and TriMet were scheduled 
to meet on April 14, 2023. 
 

Legal Business 
 

No report. 

EXECUTIVE SESSION  Pursuant to: 
• ORS 192.660(2)(i) Performance 

Evaluations of Public Officer and 
Employees 

 
ADJOURN 9:16 p.m. 
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PLANNING COMMISSION  
 

WEDNESDAY, MARCH 8, 2023 
  

 

 

 

 

WORK SESSION 
3. Frog Pond East and South Implementation-Development Code (Pauly) 

(60 minutes) 
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PLANNING COMMISSION MEETING 
STAFF REPORT 
 

Meeting Date: March 8, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session is the third in a series 
of work sessions for the Commission to work through the details of these Development Code 
amendments. 
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EXECUTIVE SUMMARY:  
In late 2022, the City Council, on recommendation from the Planning Commission, adopted the 
Frog Pond East and South Master Plan.  The Master Plan identifies the types and locations of 
the homes, commercial development, parks, open spaces, streets, trails, and infrastructure to 
be built over the next 10-20 years in an area on the east side of Wilsonville added to the Metro 
Urban Growth Boundary in 2018. The Master Plan focuses on providing for the community’s 
future housing needs, including providing diverse housing opportunities. 
 
The Master Plan provides clear policy direction and guidance for future development in Frog 
Pond East and South. However, an important implementation step is to develop a detailed set 
of Development Code standards consistent with the Master Plan. These standards will be relied 
on by developers to plan and design development. These standards will also be relied on by City 
reviewers to ensure development meets City expectations. 
 
This work session is the third in the series of work sessions for the Planning Commission to 
review and guide the drafting of these Development Code amendments. The first four work 
sessions will focus on specific portions or sets of the draft amendments with subsequent work 
sessions providing an opportunity to review the draft amendments all together. This work 
session will focus on different design standards. 
 
Attachment 1 includes, for easy reference, excerpts from the Frog Pond East and South Master 
Plan that give specific direction for implementing Development Code. This directive language 
can be summarized and grouped as follows: 

• Ensuring a variety of housing and encouraging specific housing types to be built; 
• Creating design standards to implement the Type 1, Type 2, and Type 3 Urban Design 

Types mapped in the Master Plan and otherwise guide quality, cohesive development; 
• Setting the design standards for sub-districts within the neighborhoods; and 
• Establishing standards for the Brisband Main Street. 

 
Attachment 2 contains the design-focused Development Code amendments, arranged by topic.  
For each draft code amendment, the document also contains the following supporting 
information: 

• Intent: A description of what the draft code amendment is trying to accomplish, 
including any reference to related Master Plan implementation language. 

• Explanation: An explanation of how the draft code amendment was developed. As 
applicable, this includes reference to background and reference information in the 
packet. 

• Code Reference: This includes where the draft code amendment would go in the 
Development Code. It specifies if it is a new Section or Subsection or amendment to an 
existing section.  

 
For the Planning Commission’s reference, Attachment 3 is a copy of the current Wilsonville 
Code Section 4.127, Residential Neighborhood Zone, where a majority of the code amendments 
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are proposed. Also included, as Attachment 4, are excerpts from Section 4.113 Residential 
Development in Any Zone. 
 
The project team invites the Planning Commission to review the draft code amendments and 
supporting information, ask any clarifying questions, and provide feedback. At the work session 
the project team requests the Planning Commission provide one of the following for each 
presented draft code amendment. 

1. Confirmation that the draft code amendment is ready for finalization before being 
brought forward for a public hearing; or  

2. Direction on next steps to further develop or refine the presented draft code 
amendment. 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Five work sessions are currently planned for the Planning Commission to draft Wilsonville 
Development Code amendments to implement the Frog Pond East & South Master Plan. A 
public hearing will follow this summer. City Council action on the Planning Commission’s 
recommendation is planned for summer or early fall. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the Master Plan 
and follow up implementation, including this Development Code work and the infrastructure 
funding implementation work.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, the 
project team will engage key stakeholders for input on draft Development Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
ATTACHMENTS:  
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1. Excerpts from Frog Pond East and South Master Plan related to Development Code 
Implementation  

2. Draft Development Code Amendments with Supporting Information (March 2023) 
3. Wilsonville Development Code Section 4.127 Residential Neighborhood Zone 
4. Excerpts of Wilsonville Development Code Section 4.113 Residential Development in 

Any Zone 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND
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Community Design Concepts

FROG POND EAST & SOUTH MASTER PLAN   47 

Community Design Concepts

December 19 2022

Subdistricts 
Figure 14 shows the concept of “subdistricts” within Frog Pond East and South. 
The subdistricts are intended as “neighborhoods within neighborhoods” – areas 
with cohesive building form, public realm features, and other characteristics that 
give them identity. There are ten subdistricts planned for Frog Pond East and 
South. Each will have a “green focal point” that is central in the subdistrict and/or 
aligned with a key feature such as a tree grove. The focal points, together with the 
neighborhood destinations, will provide many community gathering places in Frog 
Pond East and South.
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Community Design Concepts

December 19 2022

Implementing the Design Concepts
The design concepts discussed above are the foundation of the Master Plan’s intent 
to create a strong sense of place and identity in Frog Pond East and South. The 
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following 
section summarizes how the Master Plan’s key features and intended outcomes 
implement the design concepts. Additional descriptions are provided in the Land 
Use and Public Realm chapters of this report.

Neighborhood Destinations Within Frog Pond 
East and South 

• Park/gathering space at the Frog Pond Grange 

• A Future Frog Pond East Neighborhood Park 

• The SW Brisband Main Street as a neighborhood-scale commercial and 
mixed-use center 

• The Frog Pond South Community Park 

• Meridian Creek Middle School 

• “Green focal points” within each subdistrict 

• Meridian Creek and Newland Creek natural areas 

• Significant tree groves
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Green Focal Points 

In addition to the planned Community Park in Frog Pond South and the 
Neighborhood Park in Frog Pond East, several “green focal points” are identified 
in central locations within each walkable subdistrict of the planning area. These 
are flexible in location and size but are intended to serve as central neighborhood 
destinations or gathering places that contribute to neighborhood character and 
identity. In addition to being centrally located, these focal points will be integrated 
into the neighborhood with front doors facing them, where possible, and provide 
clear and inviting access for public use. 

Many different kinds of uses and activities are envisioned for the green focal points. 
Examples include community garden plots, small playgrounds or splash pads, 
nature play areas, pocket parks or plazas, and central green courtyards within 
housing developments. These smaller open spaces also provide opportunities to 
preserve mature and significant trees and provide visible stormwater treatment.
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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a. On the east side of SW Stafford Road provisions will combine blending 
the brick wall design used in Frog Pond West and the desire to have 
structures have a presence fronting SW Stafford Road with access to the 
protected sidewalk and bicycle path. These provisions will include: 

i. Requiring structures, besides those fronting the SW Brisband Main 
Street, to have pedestrian access and entrances facing SW Stafford 
Road; 

ii. Requiring courtyard-style brick fences matching the materials used 
along the edges of Frog Pond West, except being approximately half 
the height, with buildings setback to create usable courtyard areas;

iii. Requiring three-story structures, or two-story equivalent to three 
story-height, along Stafford Road between SW Advance Road 
and the SW Brisband Main Street and for one block north of the 
SW Brisband Main Street. This will ensure structures have a visual 
presence on SW Stafford Road while not dominating the streetscape 
and provide a gradual design transition from the four-story 
structures on SW Brisband. 

b. SW Advance Road provisions will be added to require residential 
structure orientation, including main entrance, to SW Advance Road. 
This provision intends to ensure SW Advance is integrated into the 
design of the development like other collectors in the area such as SW 
Willow Creek Drive in Frog Pond West. The provisions also ensure homes 
on the north side of SW Advance across from the community park face 
the community park. 

c. Provisions will require development around the East Neighborhood Park 
to orient as to have an active side of the development facing the park. 

10. The Master Plan shows the entire area between streams just below where SW 
Kahle Road forks as SROZ based on existing tree canopy. According to the 
property owner a portion of this area may have been planted as agricultural 
trees and may not meet criteria to be SROZ. The City will coordinate with the 
property owner to further evaluate if a portion of this area is developable 
or if it should remain in the SROZ. If it is found to be developable, code 
provisions will allow it to be developed consistent with Type 3 Urban Design 
standards.

11. Standards that ensure private yard spaces, particularly for closely spaced 
detached homes, are of a size and design that are usable, accessible, and 
practical to maintain.

Attachment 1 Frog Pond East and South Work Session February 8, 2023 
Master Plan Excerpts

13 of 18Planning Commission Meeting - March 8, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1443

Item 2.



Implementation

FROG POND EAST & SOUTH MASTER PLAN   109 

Implementation

December 19 2022

Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Housing variety on the block level prevents segregation of housing types that 
often subsequently segregates populations by economic status. Code provisions, 
likely incentives but potentially requirements, related to the percent of net area of 
blocks by housing category will help ensure a fine grained variety of housing type 
and integration of lower cost housing. 

Coding for Main Street

The Brisband Main Street received very strong support in open houses, focus 
groups, tabling events and surveys for the Master Plan. Community members were 
excited that Main Street could become a walkable and attractive destination with 
restaurants, shops and services. 

Wilsonville has existing and future models of the type of pedestrian-oriented 
commercial center envisioned for the Frog Pond’s Main Street. The village center 
in Villebois is an anchor point for that community with its well-designed public 
realm, higher density housing, mixed-use, and strong connections to the adjacent 
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the 
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and 
three-to-four story building form. 

To achieve the vision for the Brisband Main Street, the following design and 
development strategies for the Brisband Main Street will be implemented: 

• Permit neighborhood-scale retail, services, mixed-use, multi-family 
residential 

• Prohibit drive-through uses and facilities 

• Adopt development standards such as: 

 › Shallow setbacks to bring buildings close to Main Street’s sidewalks 

 › Up to 4-story building height 

"The overall vision for the neighborhood commercial center is that it is a place that 
provides local goods and services within easy access of the local neighborhoods, has 

a high quality and pedestrian-oriented design, and serves as a gathering place for 
the community. Due to its small scale and local orientation, it will not compete with 

other commercial areas in Wilsonville.” 

— Frog Pond Area Plan
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 › Tall ground floors to emphasize storefront character 

 › Building frontages that occupy a high percentage of the block faces 
along Main Street 

• Adopt design standards such as: 

 › Primary entrances oriented to Brisband or its intersections

 › Front setback areas designed for pedestrian use 

 › Parking to the sides or rears of buildings 

 › Small plazas designed as an accessible amenity 

 › Weather protection (awnings and/or canopies) along sidewalks 

 › Building articulation, fenestration, and materials that make Main 
Street an attractive place and contribute to the vitality of the street 
environment 

The City may initiate a design study for Main Street to evaluate detailed public 
realm improvements and coordinate them with private development. 
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Frog Pond East and South Implementation 
 

Draft Development Code Amendments for March 2023 Work Session 
 
 
1. Design criteria for Brisband Main Street 
 

• Intent: Provide detailed standards for the Main Street 
• Explanation: Incorporate appropriate standards from TC zone 
• Code Reference: Subsection 4.127 (.03) Residential Neighborhood 

Zone-Permitted and Prohibited Uses and new Subsection  4.127 (.24) 
Residential Neighborhood Zone-Commercial Main Street Development 
Standards 

• Draft Code Amendment: 
 

(.03) Permitted and prohibited uses in the Frog Pond East and South 
Neighborhoods: 

[…] 
C. Uses permitted in the Commercial Main Street Area: 

1. Retail sales and service of retail products, under a footprint of 
30,000 square feet per use.  

2. Office, including medical facilities.  
3. Personal and professional services.  
4. Child and/or day care.  
5. Food service (e.g., restaurants, food carts, food cart pods).  
6. Beverage service (e.g., cafes, brewpubs, bars).  
7.  Community services and community centers.  
8. Residential dwellings, except that no more than XX% of the ground 

floor of any building may be residential dwellings. 
 

D. Uses prohibited in the Commercial Main Street Area: 

1. Uses with drive-through facilities (e.g., fast food, banks, car 
wash) are prohibited. 

 
(.XX) Development Standards. The following development standards 
apply to all development within the Commercial Main Street area of 
Frog Pond East. 

 
Table XX. Commercial Main Street Development Standards  
STANDARD  
Front setback  
  Minimum  0 ft.  
  Maximum  20 ft.  
Side facing street on corner 
  Minimum  0 ft.  
  Maximum  10 ft.  
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Side yard  
  Minimum  0 ft.  
  Maximum  10 ft.  
Rear setback  
  Minimum  0 ft.  
Building height (stories) A  
  Minimum  two  
  Maximum   four  
Ground floor height minimum 12 ft.  
Building site coverage maximum  90%  
Minimum landscaping  10%  
Minimum building frontage B  
  On SW Brisband Street 70% 
  On SW Stafford Road 50% 
  On other streets None 

 
A Second stories or higher in buildings must be useable. No false front 
buildings are permitted.  
B To meet the minimum building frontage requirement, the ground level 
street-facing façade must meet the maximum setback standard for a 
minimum of 70% of the lot length on SW Brisband Street and a 
minimum of 50% of the lot length on SW Stafford Road.  

 

(.20) Design Standards for the Commercial Main Street Designation in 
Frog Pond East and South: 

A. Purpose and Intent. The purpose of the design standards is to 
provide high quality design within the Commercial Main Street area 
that creates a place of distinct character. The design of buildings and 
other site features shall functionally relate to adjacent streets and 
open spaces; shall include architectural diversity and variety in their 
built form; shall contribute to the vitality of the street environment 
through incorporation of storefronts, windows, and entrances facing 
the sidewalk; and shall minimize the visual impact of off-street 
parking from streets.  

B. Building and Entry Placement. Buildings shall meet the following 
standards:  

1. Development shall meet the minimum building frontage standards 
in Table XX. 

2. At least one entrance door is required for each business, including 
live-work units, with a ground floor frontage.  

3. All primary ground-floor common entrances shall be oriented to the 
street or a public space directly facing the street, or placed at an 
angle up to 45 degrees from an adjacent street. Primary ground-

Planning Commission Meeting - March 8, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1450

Item 2.



Frog Pond East and South Work Session March 8, 2023, Attachment 2 

Page 3 of 16 

floor common entrances shall not be oriented to the interior or to a 
parking lot. 

4. If a parcel has frontage on more than one street, the primary 
building entrance is encouraged to orient to the street intersection. 
If the parcel has frontage on Brisband Street, the primary entrance 
shall orient to Brisband Street or to the intersection.   

5. Courtyards, plazas and similar entrance features may be utilized to 
satisfy the building entrance requirement when these features are 
designed to connect the adjacent street edge to the primary 
building entrance. A direct pedestrian walkway not exceeding 20 
feet in length shall be provided between the building entrance and 
the street property line.  

6. Each entrance shall be covered, recessed, or treated with a 
permanent architectural feature in such a way that weather 
protection is provided. 

C. Building Setbacks. Development shall meet the minimum and 
maximum setback standards in subsection 4.127(.XX). No off-street 
vehicle parking or loading is permitted within the setback. Bicycle 
parking is permitted within the setback.  

D. Front Yard Setback Design. If front yard setbacks are provided, they 
shall be designed to encourage pedestrian activity and active ground 
floor uses. Landscaping, water quality treatment, seating areas, an 
arcade, or a hard-surfaced expansion of the pedestrian path must be 
provided between a structure and a public street or accessway. If a 
building abuts more than one street, the required improvements 
shall be provided on all streets. Hard-surfaced areas shall be 
constructed with scored concrete or modular paving materials. 
Benches and other street furnishings are encouraged.  

E. Walkway Connection to Building Entrances. A walkway connection is 
required between a building's primary entrance and a public street 
or accessway. This walkway must be at least six feet wide and be 
paved with concrete or modular paving materials.  

F. Parking Location and Landscape Design: 

1. Parking for buildings adjacent to public street rights-of-way must 
be located to the side or rear of buildings, except for buildings 
fronting Brisband Street or Stafford Road, where parking must be 
located behind the building, either surface, tuck under or structured 
(above or below grade).  

2. For locations where parking may be located to the side of the 
building, parking is limited to 50 percent of the street frontage 
(provided minimum building frontage standards are also met), and 
must be behind a landscaped area per Section 4.176.  

2. Within off-street parking lots, all parking spaces, except for those 
designated for ADA accessible space or deliveries, shall be shared 
spaces. Designation for individual uses is not permitted.  
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3. Within off-street parking lots, time limitations may be placed on 
parking spaces to encourage parking turnover. This includes time 
limitations to pick up and drop off of goods from area businesses 
(e.g. drycleaner, bank ATM etc.).  

G. Building Design Standards: 

1. General Provisions: 
a. The first-floor façade of all buildings shall be designed to 

encourage and complement pedestrian-scale interest and 
activity through the use of elements such as windows, awnings, 
and other similar features.  

b. Building entrances shall be clearly marked, provide weather 
covering, and incorporate architectural features of the building.  

c. Architectural features and treatments shall not be limited to a 
single façade. All public-facing facades shall display a similar 
level of quality and architectural interest, with elements such as 
windows, awnings, murals, a variety of exterior materials, 
reveals, and other similar features.  

2. Design Standards. All buildings shall comply with the following 
design standards: 
a. Windows:  

i. Building facade windows are required on all facades 
facing SW Brisband Street or SW Stafford Road (see 
Figure 1), as follows:  

Ground Story facing SW Brisband 
Street  

60% of ground floor 
wall area  

Ground Story facing SW Stafford 
Road  

40% of ground floor 
wall area 

Upper Stories facing SW Brisband 
Street or SW Stafford Road  

20% of facade  

Other facades No minimum 
 

ii. Window area is the aggregate area of the glass within 
each window, including any interior grids, mullions, or 
transoms. Facade area is the aggregate area of each 
street-facing vertical wall plane.  

iii. Required windows shall be clear glass and not mirrored 
or frosted, except for bathrooms. Clear glass within 
doors may be counted toward meeting the window 
coverage standard.  

iv. Ground floor windows. For facades facing SW Brisband 
Street and SW Stafford Road, elevations within the 
building setback shall include a minimum percentage of 
the ground floor wall area with windows, display areas 
or doorway openings, as required in subsection i. The 
ground floor wall area shall be measured from two feet 
above grade to ten feet above grade for the entire 
width of the street-facing elevation. The ground floor 
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window requirement shall be met within the ground 
floor wall area; glass doorway openings to ground level 
may be counted toward meeting the requirement. Up to 
50 percent of the ground floor window requirement may 
be met on an adjoining elevation within 20 feet of the 
building corner. (Note: Figure to be added to illustrate 
this requirement) 

b. Building Facades: 
i. Public-facing facades shall extend no more than 50 feet 

without providing at least one of the following features: 
(a) a variation in building materials; (b) a building off-
set of at least one foot; (c) a wall area that is entirely 
separated from other wall areas by a projection, such 
as an arcade; or (d) by other design features that 
reflect the building's structural system (See Figure 2). 
No building façade shall extend for more than 250 feet 
without a pedestrian connection between or through the 
building.  

 
Figure 1. Window Placement and Percentage of Facade 
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Figure 2. Building Facade Articulation 

 
 

c. Weather Protection: Building facades facing SW Brisband Street 
shall provide weather protection as follows: 

i. A projecting facade element (awning, canopy, arcade, 
or marquee) must be provided along at least 75 percent 
of the façade.  

ii. All weather protection must comply with the Oregon 
Structural Specialty Code in effect at the time of 
application for projections or encroachments into the 
public right-of-way.  

iii. Weather protection shall be maintained and in good 
condition.  

iv. Weather protection features shall project at least five 
feet from the building façade. 

v. Marquees shall have a minimum ten-foot clearance 
from the bottom of the marquee to the sidewalk. 
Canopies and awnings shall have a minimum eight-foot 
clearance from the bottom of the awning or canopy to 
the sidewalk. (See Figure 3.)  

vi. The projecting façade element shall not conflict with 
street lights. If the projecting façade element blocks 
light shed from adjacent street lights, exterior lighting 
shall be located on the building.  

vii. Awnings shall match the width of storefronts or window 
openings.  

viii. Internally lit awnings are not permitted.  
ix. Awnings shall be made of glass, metal, or a 

combination of these materials. Fabric awnings are not 
permitted.  

d. Building Materials. Plain concrete block, plain concrete, T-111 or 
similar sheet materials, corrugated metal, plywood, sheet press 
board or vinyl siding may not be used as exterior finish 
materials. Foundation material may be plain concrete or plain 
concrete block where the foundation material is not revealed for 
more than two feet. Use of brick and natural materials (wood) is 
encouraged.  
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e. Roofs and roof lines. Except in the case of a building entrance 
feature, roofs shall be designed as an extension of the primary 
materials used for the building and should respect the building's 
structural system and architectural style. False fronts and false 
roofs are not permitted.  

f. Rooftop features/equipment screening: 
i. The following rooftop equipment does not require 

screening:  
• Solar panels, wind generators, and green roof 

features;  

• Equipment under two feet in height.  

ii. Elevator mechanical equipment may extend above the 
height limit a maximum of 16 feet provided that the 
mechanical shaft is incorporated into the architecture of 
the building.  

iii. Satellite dishes and other communications equipment 
shall be limited to ten feet in height from the roof, shall 
be set back a minimum of five feet from the roof edge 
and screened from public view to the extent possible.  

iv. All other roof-mounted mechanical equipment shall be 
limited to ten feet in height, shall be set back a 
minimum of five feet from the roof edge and screened 
from public view and from views from adjacent 
buildings.  

v. On all structures exceeding 35 feet in height, roofs shall 
have drainage systems that are architecturally 
integrated into the building design.  

vi. Any external stairwells, corridors and circulation 
components of a building shall be architecturally 
compatible with the overall structure, through the use 
of similar materials, colors, and other building 
elements.  

vii. Required screening shall not be included in the 
building's maximum height calculation.  

g. General Screening. Utility meters shall be located on the back or 
side of a building, screened from view from a public street to the 
greatest extent possible, and shall be painted a color to blend 
with the building façade.  

h. Building projections. Building projections are allowed as follows 
(see Figure 3):  

i. Architectural elements such as eaves, cornices and 
cornices may project up to one foot from the face of the 
building.  

ii. Bay windows and balconies may project up to four feet 
from the face of the building. Balconies that project into 
the right-of-way shall have a minimum vertical 
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clearance of 12 feet from sidewalk grade or be mounted 
at the floor elevation, whichever is greater.  

iii. See also Subsection 4.127(.20)XX. for standards 
related to weather protection.  

 
Figure 3. Building Projections 
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2. Clear and objective standards for multi-family 
 

• Intent: Provide clear and objective standards for multi-family similar 
to single-family and middle housing. Note, proposed multi-family 
buildings/uses that are not part of an approved subdivision or Master 
Plan, still need to go through the Stage I/Stage II Master Plan 
development review process. The intent of the proposed standards is 
to change the review criteria and process that applies to architectural 
review and basic site planning review such as setback and lot coverage 
for multi-family buildings where the use has already received a master 
plan approval.  

• Explanation: Adapt and modify current standards for townhouses to 
apply to multi-family. 

• Code Reference: Subsection 4.113 (.14) Residential Design 
Standards, new subsection for multi-family)  

• Draft Code Amendment: 
 

(.15) Design Standards for Multi-Family Housing: 
A.  Purpose and Intent. The purpose of the multi-family design 

standards is to create and maintain street frontages that are varied 
and attractive, create an environment that is conducive to walking, 
and provide natural surveillance of public spaces. The standards will 
also promote building details in multi-family development that 
provide visual interest, contribute to a high-quality living 
environment for residents, give a sense of quality and permanence, 
and enhance compatibility with the surrounding community. The 
design standards also aim to create consistency with design 
standards for other residential unit types that multi-family housing 
may be built adjacent to. 

B. Entrance Orientation. 
1. At least one main entrance for each multi-family structure must 

either meet the standards in subsections a. and b. below, or must 
meet the alternative standard in subsection B.2. 
a. The entrance must be within eight feet of the longest street-

facing exterior wall of the structure; and  
b. The entrance must either:  

i. Face the street;  
ii. Be at an angle of up to 45 degrees from the street; or  
iii. Open onto a porch. The porch must:  

a. Be at least 25 square feet in area; and  
b. Have at least one entrance facing the street or have a 

roof.  
2. Alternative standard. As an alternative to subsection 1., a main 

entrance to a multi-family structure may face a courtyard if the 
courtyard-facing entrance is located within 60 feet of a street and 
the courtyard meets the following standards: 
a. The courtyard must be at least 15 feet in width; 
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b. The courtyard must abut a street; and 
c. The courtyard must be landscaped or hard-surfaced for use by 

pedestrians. 
C.  Windows. A minimum of 15 percent of the area of all public-facing 

façades must include windows or entrance doors. Façades separated 
from the street or public space by a dwelling are exempt from 
meeting this standard. Required windows shall be clear glass and not 
mirrored or frosted, except for bathrooms.  

D. Articulation.  
1. Minimum Articulation. All public-facing façades shall incorporate 

the following design elements at a minimum interval of every 30 
feet. The minimum number of design elements is determined by 
dividing the façade length (in feet) by 30 and rounding up to the 
nearest whole number.  
a. Varying rooflines.  
b. Offsets of at least 12 inches.  
c. Balconies.  
d. Projections of at least 12 inches and width of at least three 

feet.  
e. Porches.  
f. Entrances that are recessed at least 24 inches or covered.  
g. Dormers at least three feet wide.  

2. Articulation Element Variety. Different articulation elements shall 
be used as provided below, based on the length of the facade. 
For the purpose of this standard, a "different element" is defined 
as one of the following: a completely different element from the 
list in subsection D.1. above; the same type of element but at 
least 50 percent larger; or for varying rooflines, vertically offset 
by at least three feet.  
a. Where two to four elements are required on a façade, at 

least two different elements shall be used.  
b. Where more than four elements are required on a façade, at 

least three different elements shall be used.  
F.  Pedestrian Access and Circulation. The following standards are 

intended to ensure safe and efficient circulation for pedestrians 
within multi-family development. 
1. Each multi-family development shall contain an internal 

pedestrian circulation system that makes connections between 
individual units and parking areas, green focal points and other 
common open space areas, children’s play areas, and public 
rights-of-way. All pedestrian connections (walkways) shall meet 
the following standards: 
a.  Except as required for crosswalks, per subsection 3., where 

a walkway abuts a vehicle circulation area, it shall be 
physically separated by a curb that is raised at least six 
inches or by bollards. 
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b. Walkways shall be constructed of concrete, asphalt, brick or 
masonry pavers, or other hard surface, and not less than 
five feet wide. 

2. All walkways shall comply with the requirements of the 
Americans with Disabilities Act. 

3. In order to provide safe crossings of driveways and parking 
areas, crossings shall be clearly marked with either contrasting 
paving materials (such as pavers, light-color concrete inlay 
between asphalt, or similar contrasting material) or reflective 
striping that emphasizes the crossing under low light and 
inclement weather conditions. 

4. Pedestrian connections shall be provided between buildings 
within the development, and between the development and 
adjacent rights-of-way, transit stops, parks, schools, and 
commercial developments. At least one connection shall be 
made to each adjacent street and sidewalk for every 200 linear 
feet of street frontage. Sites with less than 200 linear feet of 
street frontage shall provide at least one connection to the 
street and/or sidewalk. 

F. Off-Street Parking Location and Design. The following standards are 
intended to support a pedestrian-friendly street environment and to 
minimizing the visual impacts of parking areas and garages. 
1.  Off-street parking spaces and vehicle maneuvering areas shall 

not be located between the front building plane and a street 
property line (except alleys). 

2.  Off-street parking areas shall not occupy more than 50% of the 
total length of each street frontage as measured 20 feet from 
the street property line. Drive aisles without adjacent parking 
spaces do not count as parking areas for the purposes of this 
standard. 

3. Off-street parking spaces shall not be located within ten feet of 
any property line, except alley property lines. Driveways and 
drive aisles are permitted within ten feet of property lines. 

4. Landscaping, fencing, or walls at least three feet tall shall 
separate parking areas from useable open space, green focal 
points, and public streets (except alleys). 

5.  If garages are attached to a street-facing facade, they may not 
be located closer to the street property line than the building 
facade.  

6. Driveways associated with attached garages that take direct 
individual access from a public or private street must meet the 
townhouse driveway and access standards in Subsection 4.113 
(.14) 5. For the purpose of those standards, each individual 
multi-family garage shall meet the standards applicable to a 
townhouse or townhouse lot. 
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3. Process Updates for Multi-family Housing 
 

• Intent: Improve language throughout code to clarify and update 
review process for multi-family housing in residential zones.  

• Explanation: Review and update language throughout Development 
Code to make process to review multi-family housing in residential 
zones substantially similar to the process for single-family and middle 
housing. Additional section-specific explanations are provided below. 

• Code Reference: various 
• Draft Code Amendments: 

 
Modified language (changes struckthrough or bold underlined) 
 
Section 4.030 Jurisdiction and Powers of Planning Director and 
Community Development Director 
 
Explanation: Add clarity for the review process for architecture review of 
middle housing. Draft reflects Planning Commission discussion in January 
about DRB not being the appropriate place for review, but larger buildings 
should still provide public notice. Current draft has smaller apartment 
buildings (6 or fewer units) follow the same process as middle housing 
(Class I Review, staff decision with no public notice) and larger buildings 
being subject to Class II Review (staff decision with public notice and 
notice to DRB). 
 
(.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:  

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 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:  

4. Building permits for residential structures in 
residential zones not subject to Site Design Review, 
except for multi-family structures with seven or 
more units, single family dwellings, middle housing, and 
in the Village zone, row houses or apartments, meeting 
clear and objective zoning, siting, and design 
requirements standards 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.  
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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 noted below. 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 for a hearing:  

12. 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 and meeting clear and objective 
zoning, siting, and design standards and located on lots 
that have 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 is subject to review 
by the Development Review Board.  

 
Subsection 4.176 (.04) Buffering and Screening 
 
Explanation: Remove requirement for screening and buffering 
between single-family and multi-family as new standards and allow 
and encourage them to be integrated. 
 

B. Activity areas on commercial and industrial sites shall be buffered 
and screened from adjacent residential areas. Multi-family 
developments shall be screened and buffered from single-family areas. 

 
Section 4.113 (.01) Residential Open Space Standards 
 
Explanation: Clarify that a multi-family development does not need 
to provide additional open space when it is part of a larger 
development. Makes the requirement consistent with those for 
single-family and middle housing. 
 
B. Applicability. 

1. The open space standards of this subsection shall apply to the 
following:  
a. Subdivisions.  
b. Planned Developments.  
c. Multi-family Development, except as noted in 2. c. below.  

2. These standards do not apply to the following:  
a. Partitions for non-Multi-family development. However, serial or 

adjacent partitions shall not be used to avoid the requirements.  
b. Middle Housing Land Divisions.  
c. Development of a multi-family building(s) on a lot within 

a subdivision where the open space requirements are 

Planning Commission Meeting - March 8, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1461

Item 2.



Frog Pond East and South Work Session March 8, 2023, Attachment 2 

Page 14 of 16 

otherwise met in the subdivision, as acknowledged in a 
prior land use approval. 

 
 

 
4. Discretionary alternative path standards 
 

• Intent: Provide guidance to both applicants and decision-makers for 
waivers that are sought through the discretionary review process. 

• Explanation: Provide factors for DRB to consider during discretionary 
review. 

• Code Reference: Subsection 4.118 (.03) A List of Development 
Standards Typically Subject to Waivers. Add new subsection 4.127 
(.23). 

• Draft Code Amendment:  
 

Modified language (changes struckthrough or bold underlined) 
 

4.118 Standards Applying to all Planned Development Zones 
 

(.03) Notwithstanding the provisions of Section 4.140 to the contrary, 
the Development Review Board, in order to implement the 
purposes and objectives of Section 4.140, and based on findings 
of fact supported by the record may:  
A. Waive the following typical development standards: 
 . . . 

13. Architectural design standards, including 
residential design standards; 

 
Note: More extensive proposed amendments to Section 4.420 are shown 
below for context, with the portion specifically related to alternative 
review process highlighted. 

Section 4.420. Jurisdiction and Powers of the Board Review Authority 
for Site Design Review 

(.01) Application of Section. Except for single-family and middle 
housing dwellings in any residential zoning district, and apartments in 
the Village zone, 

A.  Unless exempt as noted in 1.-2. below, no building permit 
shall be issued for a new building or major exterior remodeling 
of an existing building unless the building architecture and 
siting is approved by the Development Review Board 
(Board) through Site Design Review.  

1. Residential structures in residential zones are 
exempt from Site Design Review as long as they 
meet established clear and objective design and 
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siting standards. This exemption does not apply to 
mixed-use residential structures. However, an 
applicant may elect to have residential structures 
approved by the Board through Site Design Review 
in association with waivers from specific standards.  

2. Minor building modifications to non-residential 
structures are reviewed under the authority of the 
Planning Director as established is Section 4.030. 

 

B. Unless exempt as noted in 1.-2. below, no building permit 
within an area covered by a Stage II Planned 
Development, or PDP in the Village Zone, shall be granted 
unless landscaping plans are reviewed and approved by 
the Board through Site Design review, or FDP in the 
Village Zone. 

1. Landscaping on residential lots in residential zones 
is exempt from Site Design Review unless it is part 
of the open space required under Subsection 4.113 
(.01).  

2. Minor modifications to landscape plans subject to 
Site Design Review can be reviewed by the Planning 
Director as established in Section 4.030. 

 

C.  No Sign Permit, except as permitted in Sections 4.156.02 and 
4.156.05, shall be issued for the erection or construction of a 
sign relating to such new building or major remodeling, until the 
plans, drawings, sketches and other documents required for a 
Sign Permit application have been reviewed and approved by 
the Board. 

 
The following is proposed new language: 

 
Section 4.127 Residential Neighborhood Zone 
 
(.23) Consideration of Waivers in the Frog Pond East and South 

Neighborhoods. 
 

A. Applicants for development in the Frog Pond East and South 
neighborhoods may request waivers to applicable development 
and design standards in Section 4.127, provided the criteria in 
subsection B. are met.  

 
B. In addition to the waiver criteria in Sections 4.118 and 4.140 

and applicable Site Design Review standards, when reviewing a 
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waiver for development within the Frog Pond East and South 
Neighborhoods the Development Review Board’s decision shall 
be based on the following criteria, which reflects guidance in the 
Frog Pond East and South Master Plan. 

 
1. The development enabled by the waiver is 

complementary and compatible with development that 
would typically be built within the subject Urban Form 
Type as described in Chapter 6 of the Frog Pond East and 
South Master Plan.  

 
2. The waiver supports a wide variety of housing or at least 

does not reduce the level of housing variety within a 
Stage I Master Plan Area. 
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Section 4.127. Residential Neighborhood (RN) Zone. 

(.01) Purpose. The Residential Neighborhood (RN) zone applies to lands within Residential Neighborhood 
Comprehensive Plan Map designation. The RN zone is a Planned Development zone, subject to applicable 
Planned Development regulations, except as superseded by this section or in legislative master plans. The 
purposes of the RN Zone are to:  

A. Implement the Residential Neighborhood policies and implementation measures of the Comprehensive 
Plan.  

B. Implement legislative master plans for areas within the Residential Neighborhood Comprehensive Plan 
Map designation.  

C. Create attractive and connected neighborhoods in Wilsonville.  

D. Regulate and coordinate development to result in cohesive neighborhoods that include: walkable and 
active streets; a variety of housing appropriate to each neighborhood; connected paths and open 
spaces; parks and other non-residential uses that are focal points for the community; and, connections 
to and integration with the larger Wilsonville community.  

E. Encourage and require quality architectural and community design as defined by the Comprehensive 
Plan and applicable legislative master plans.  

F. Provide transportation choices, including active transportation options.  

G. Preserve and enhance natural resources so that they are an asset to the neighborhoods, and there is 
visual and physical access to nature.  

H. Create housing opportunities for a variety of households, including housing types that implement the 
Wilsonville Equitable Housing Strategic Plan and housing affordability provisions of legislative master 
plans.  

(.02) Permitted uses: 

A. Open Space.  

B. Single-Family Dwelling Unit.  

C. Townhouses. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

D. Duplex.  

E. Triplex and quadplex. During initial development in the Frog Pond West Neighborhood, triplexes are 
permitted only on corner lots and quadplexes are not permitted.  

F. Cluster housing. During initial development in the Frog Pond West Neighborhood, only two-unit cluster 
housing is permitted except on corner lots where three-unit cluster housing is permitted.  

G. Multiple-Family Dwelling Units, except when not permitted in a legislative master plan, subject to the 
density standards of the zone. Multi-family dwelling units are not permitted within the Frog Pond West 
Master Plan area.  

H. Cohousing.  

I. Cluster Housing (Frog Pond West Master Plan).  

J. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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K. Manufactured homes.  

(.03) Permitted accessory uses: 

A. Accessory uses, buildings and structures customarily incidental to any of the principal permitted uses 
listed above, and located on the same lot.  

B. Living quarters without kitchen facilities for persons employed on the premises or for guests. Such 
facilities shall not be rented or otherwise used as a separate dwelling unless approved as an accessory 
dwelling unit or duplex.  

C. Accessory Dwelling Units, subject to the standards of Section 4.113 (.10).  

D. Home occupations.  

E. A private garage or parking area.  

F. Keeping of not more than two roomers or boarders by a resident household.  

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

H. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard setbacks 
may be reduced to three feet.  

I. Livestock and farm animals, subject to the provisions of Section 4.162.  

(.04) Uses permitted subject to Conditional Use Permit requirements: 

A. Public and semi-public buildings and/or structures essential to the physical and economic welfare of an 
area, such as fire stations, sub-stations and pump stations.  

B. Commercial Recreation, including public or private clubs, lodges or meeting halls, golf courses, driving 
ranges, tennis clubs, community centers and similar commercial recreational uses. Commercial 
Recreation will be permitted upon a finding that it is compatible with the surrounding residential uses 
and promotes the creation of an attractive, healthful, efficient and stable environment for living, 
shopping or working. All such uses except golf courses and tennis courts shall conform to the 
requirements of Section 4.124(.04)(D) (Neighborhood Commercial Centers).  

C. Churches; public, private and parochial schools; public libraries and public museums.  

D. Neighborhood Commercial Centers limited to the provisions of goods and services primarily for the 
convenience of and supported by local residents. Neighborhood Commercial Centers are only 
permitted where designated on an approved legislative master plan.  

(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement 
legislative master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

(.06) Minimum and Maximum Residential Lots: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code 
and applicable provisions of an approved legislative master plan.  
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1. For initial development of the Frog Pond West Neighborhood, Table 1 in this Code and Frog Pond 
West Master Plan Table 1 establish the minimum and maximum number of residential lots for 
the sub-districts.  

2. For areas that are a portion of a sub-district, the minimum and maximum number of residential 
lots are established by determining the proportional gross acreage and applying that proportion 
to the minimums and maximums listed in Table 1. The maximum density of the area may be 
increased, up to a maximum of ten percent of what would otherwise be permitted, based on an 
adjustment to an SROZ boundary that is consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district when it is demonstrated that 
the reduction is necessary due to topography, protection of trees, wetlands and other natural 
resources, constraints posed by existing development, infrastructure needs, provision of non-
residential uses and similar physical conditions.  

Table 1. Minimum and Maximum Residential Lots by 
Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  

(.07) Development Standards Generally: 

A. Unless otherwise specified by this the regulations in this Residential Development Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone.  

(.08) Lot Development Standards: 
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A. Lot development shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

B. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards unless superseded or supplemented by other provisions of the Development 
Code.  

C. Lot Standards for Small Lot Sub-districts. The purpose of these standards is to ensure that development 
in the Small Lot Sub-districts includes varied design that avoids homogenous street frontages, creates 
active pedestrian street frontages and has open space that is integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  

Table 2: Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  

 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots 
designated for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the 
maximum number allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated 
for development of a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

E.  On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage 
clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  
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G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

L.  For cottage clusters all setbacks otherwise greater than 10 feet for other housing types is reduced to 10 feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 
20 ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at 
the front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking 
the courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of 
the number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  

D. Lot Standards Specific to the Frog Pond West Neighborhood.  

1. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

a. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

2. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane shall 
not have driveways accessing lots from these streets, unless no practical alternative exists for 
access. Lots in Large Lot Sub-districts are exempt from this standard.  

(.09) Open Space: 

A. Purpose. The purposes of these standards for the Residential Neighborhood Zone are to:  

1. Provide light, air, open space, and useable recreation facilities to occupants of each residential 
development.  

2. Retain and incorporate natural resources and trees as part of developments.  

3. Provide access and connections to trails and adjacent open space areas.  

For Neighborhood Zones which are subject to adopted legislative master plans, the standards 
work in combination with, and as a supplement to, the park and open space recommendations of 
those legislative master plans. These standards supersede the Open Space requirements in WC 
Section 4.113(.01).  

B. Within the Frog Pond West Neighborhood, the following standards apply: 

1. Properties within the R-10 Large Lot sub-districts and R-7 Medium Lot sub-districts are exempt 
from the requirements of this section. If the Development Review Board finds, based upon 
substantial evidence in the record, that there is a need for open space, they may waive this 
exemption and require open space proportional to the need.  

2. For properties within the R-5 Small Lot sub-districts, Open Space Area shall be provided in the 
following manner:  
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a. Ten percent of the net developable area shall be in open space. Net developable area does 
not include land for non-residential uses, SROZ-regulated lands, streets and private drives, 
alleys and pedestrian connections. Open space must include at least 50 percent usable 
open space as defined by this Code and other like space that the Development Review 
Board finds will meet the purpose of this section.  

b. Natural resource areas such as tree groves and/or wetlands, and unfenced low impact 
development storm water management facilities, may be counted toward the ten percent 
requirement at the discretion of the Development Review Board. Fenced storm water 
detention facilities do not count toward the open space requirement. Pedestrian 
connections may also be counted toward the ten percent requirement.  

c. The minimum land area for an individual open space is 2,000 square feet, unless the 
Development Review Board finds, based on substantial evidence in the record, that a 
smaller minimum area adequately fulfills the purpose of this Open Space standard.  

d. The Development Review Board may reduce or waive the usable open space requirement 
in accordance with Section 4.118(.03). The Board shall consider substantial evidence 
regarding the following factors: the walking distance to usable open space adjacent to the 
subject property or within 500 feet of it; the amount and type of open space available 
adjacent or within 500 feet of the subject property, including facilities which support 
creative play.  

e. The Development Review Board may specify the method of assuring the long-term 
protection and maintenance of open space and/or recreational areas. Where such 
protection or maintenance are the responsibility of a private party or homeowners' 
association, the City Attorney shall review any pertinent bylaws, covenants or agreements 
prior to recordation.  

(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

1. Within the Frog Pond West Neighborhood, streets shall be consistent with Figure 18, Street 
Demonstration Plan, in the Frog Pond West Master Plan. The Street Demonstration Plan is 
intended to be guiding, not binding. Variations from the Street Demonstration Plan may be 
approved by the Development Review Board, upon finding that one or more of the following 
justify the variation: barriers such as existing buildings and topography; designated Significant 
Resource Overlay Zone areas; tree groves, wetlands or other natural resources; existing or 
planned parks and other active open space that will serve as pedestrian connections for the 
public; alignment with property lines and ownerships that result in efficient use of land while 
providing substantially equivalent connectivity for the public; and/or site design that provides 
substantially equivalent connectivity for the public.  

2. If a legislative master plan does not provide sufficient guidance for a specific development or 
situation, the Development Review Board shall use the block and access standards in Section 
4.124(.06) as the applicable standards.  

(.11) Signs. Per the requirements of Sections 4.156.01 through 4.156.11 and applicable provisions from adopted 
legislative master plans.  
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(.12) Parking. Per the requirements of Section 4.155 and applicable provisions from adopted legislative master 
plans.  

(.13) Corner Vision Clearance. Per the requirements of Section 4.177.  

(.14) Main Entrance Standards: 

A. Purpose. These standards:  

1. Support a physical and visual connection between the living area of the residence and the street;  

2. Enhance public safety for residents and visitors and provide opportunities for community 
interaction;  

3. Ensure that the pedestrian entrance is visible or clearly identifiable from the street by its 
orientation or articulation; and  

4. Ensure a connection to the public realm for development on lots fronting both private and public 
streets by making the pedestrian entrance visible or clearly identifiable from the public street.  

B. Location. At least one main entrance for each structure must:  

1. Be within 12 feet of the longest street-facing front wall of the dwelling unit; and  

2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; and  

(iii) Be covered with a roof or trellis.  
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C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  

(.15) Garage Standards: 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between the living area of the residences 
and the street;  

2. Ensure that the location and amount of the living area of the residence, as seen from the street, 
is more prominent than garages;  

3. Prevent garages from obscuring the main entrance from the street and ensure that the main 
entrance for pedestrians, rather than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing garages and vehicle areas from 
dominating the views of the neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking views of the street from inside the 
residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the regulations of this subsection apply to 
garages accessory to residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the street with an average slope of 20 
percent or more.  

3. Standards: 
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a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and accessory structures, the 
standards apply to the street-facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that are less than 50 feet wide at the 
front lot line, the standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

(i) The width of the garage door may be up to 50 percent of the length of the 
street-facing façade.  

(ii) The garage door must be recessed at least four feet from the front façade or six 
feet from the front of a front porch.  

(iii) The maximum driveway width is 18 feet.  

c. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

d. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the 
appearance of the garage from the street. Side-loaded garages, i.e., where the garage 
openings are turned away from the street, are exempt from this requirement.  

e. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door 
and the sidewalk. This standard does not apply to garage entries that do not face the 
street.  

 

(.16) Residential Design Standards: 

A. Purpose. These standards:  
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1. Support consistent quality standards so that each home contributes to the quality and cohesion 
of the larger neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks and neighborhoods, whether a 
neighborhood develops all at once or one lot at a time, avoiding homogeneous street frontages 
that detract from the community's appearance.  

B. Applicability. These standards apply to all façades facing streets, pedestrian connections, parks, open 
space tracts, the Boeckman Trail, or elsewhere as required by this Code or the Development Review 
Board. Exemptions from these standards include: (1) Additions or alterations adding less than 50 
percent to the existing floor area of the structure; and, (2) Additions or alterations not facing a street, 
pedestrian connection, park, or open space tract.  

C. Windows. The standards for minimum percentage of façade surface area in windows are below. These 
standards apply only to facades facing streets, pedestrian connections, parks, and open space tracts.  

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

c. Ten percent—front facades facing streets if a minimum of seven design elements are 
provided per Section 4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from the building to the street. Glass 
block does not meet this standard. Windows in garage doors and other doors count toward this 
standard.  

5. Street-facing facades along Boeckman Road and Stafford Road must meet the standards for front 
facades.  

D. Articulation. Plans for residential buildings shall incorporate design features such as varying rooflines, 
offsets, balconies, projections (e.g., overhangs, porches, or similar features), recessed or covered 
entrances, window reveals, or similar elements that break up otherwise long, uninterrupted elevations. 
Such elements shall occur at a minimum interval of 30 feet on façades facing streets, pedestrian 
connections, parks, open space tracts, or elsewhere as required by this Code or the Development 
Review Board. Where a façade governed by this standard is less than 30 feet in length, at least one of 
the above-cited features shall be provided.  

E. Residential Design Menu. Residential structures shall provide a minimum of five of the design elements 
listed below for front façades and façades facing Boeckman Road and Stafford Road, unless otherwise 
specified by the code. For side façades facing streets, pedestrian connections, parks, open space tracts, 
a minimum of three of the design elements must be provided. Where a design feature includes more 
than one element, it is counted as only one of the five required elements.  

1. Dormers at least three feet wide.  
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2. Covered porch entry—minimum 48 square foot covered front porch, minimum six feet deep and 
minimum of a six foot deep cover. A covered front stoop with minimum 24 square foot area, four 
foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of the building a minimum of four 
feet and enclosed by a railing or parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends or 
brackets (does not include a garage gable if garage projects beyond dwelling unit portion of 
street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative materials occupying at least 60 square 
feet of the street façade.  

11. Bay or bow windows - extending a minimum of 12 inches outward from the main wall of a 
building and forming a bay or alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door designed to resemble two smaller garage 
doors and/or windows in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone or brick extending at least 36 
inches above adjacent finished grade occupying a minimum of ten percent of the overall primary 
street facing façade.  

16. Entry courtyards which are visible from, and connected directly to, the street. Courtyards shall 
have a minimum depth of ten feet and minimum width of 80 percent of the non-garage/driveway 
building width to be counted as a design element.  

F. House Plan Variety. No two directly adjacent or opposite residential structures may possess the same 
front or street-facing elevation. A structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house plan variety. This standard is met 
when front or street-facing elevations differ from one another due to different materials, articulation, 
roof type, inclusion of a porch, fenestration, and/or number of stories. Where façades repeat on the 
same block face, they must have at least three intervening residential structures between them that 
meet the above standard. Small Lot developments over ten acres shall include duplexes and/or two-
unit townhouses comprising ten percent of the homes—corner locations are preferred.  

G. Prohibited Building Materials. The following construction materials may not be used as an exterior 
finish:  

1. Vinyl siding.  

2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  

Attachment 3 Frog Pond East and South Work Session March 8, 2023 
Existing Section 4.127 Wilsonville Code-Residential Neighborhood (RN ) Zone

Planning Commission Meeting - March 8, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1475

Item 2.



 

 

 
    Created: 2022-06-24 10:18:24 [EST] 

(Supp. No. 1) 

 
Page 12 of 12 

5. Fiberglass panels.  

(.17) Fences: 

A. Within Frog Pond West, fences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall 
along Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public Open Spaces. 

A. Purpose. The purpose of these standards is to ensure that development adjacent to schools and parks 
is designed to enhance those public spaces with quality design that emphasizes active and safe use by 
people and is not dominated by driveways, fences, garages, and parking.  

B. Applicability. These standards apply to development that is adjacent to or faces schools and parks. As 
used here, the term adjacent includes development that is across a street or pedestrian connection 
from a school or park.  

C. Development must utilize one or more of the following design elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the side street that does not face the 
school, park, or public open space.  

3. Recess of the garage a minimum of four feet from the front façade of the home. A second story 
above the garage, with windows, is encouraged for this option.  

D. Development must be oriented so that the fronts or sides of residential structures face adjacent 
schools or parks. Rear yards and rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that there is no practicable alternative 
due to the size, shape or other physical constraint of the subject property.  

(Ord. No. 806, 7-17-2017) 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability. 

1. The open space standards of this subsection shall apply to the following:  

a. Subdivisions.  

b. Planned Developments.  

c. Multi-family Development.  

2. These standards do not apply to the following:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  

C. Area Required. The minimum open space area required in a development is an area equal to 25 
percent of the size of the Gross Development Area except if reduced for shared parking pursuant to 
Subsection 4.155(.03)S.  

D. Required Open Space Characteristics: 

1. Size of Individual Open Spaces. For developments with ten or more lots buildable with dwelling 
units (or ten or more multi-family units) an open space area must be at least 2,000 square feet to 
be counted towards the 25 percent open space requirement. For developments with less than 
ten lots buildable with dwelling units (or less than ten multi-family units) an open space area 
must be at least 1,000 square feet to be counted towards the 25 percent open space 
requirement.  

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

3. Usable open space requirements. Half of the minimum open space area, an area equal to 12.5 
percent of the size of the Gross Development Area, shall be located outside the SROZ and be 
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usable open space programmed for active recreational use. Any open space considered usable 
open space programmed for active recreation use shall meet the following requirements.  

a. Be designed by a registered professional landscape architect with experience designing 
residential park areas. An affidavit of such professional's credentials shall be included in the 
development application material.  

b. Be designed and programmed for a variety of age groups or other user groups.  

4. Enhancing Existing Wildlife Habitat through Design of Open Space: 

a. Open space designed, as wildlife habitat shall be placed adjacent to and connect to 
existing, preserved wildlife habitat to the extent feasible.  

b. To the extent feasible, open space shall create or enhance connections between existing 
wildlife habitat.  

E. Any dedication of land as public park land must meet City parks standards. The square footage of any 
open space land outside the SROZ and BPA easements, whether dedicated to the public or not, shall be 
considered part of the Gross Development Area.  

F. Approval of open space must ensure the long-term protection and maintenance of open space and/or 
recreational areas. Where such protection or maintenance are the responsibility of a private party or 
homeowners' association, the City Attorney shall review any pertinent bylaws, covenants, or 
agreements prior to recordation.  

G. The open space requirements of this subjection are subject to adjustments in PDR zones pursuant to 
Subsection 4.124(.08).  

 (.14) Design Standards for Detached Single-family and Middle Housing.  

A. The standards in this subsection apply in all zones, except as indicated in 1.—2. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential 
Neighborhood Zones, as these zones have their own variety standards, except that the standards 
do apply within middle housing development with multiple detached units on a single lot which 
the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures 
that are attached to one another such as a grouping of townhouses.  

C. Standards applicable to all residential structures except as noted in I. below.  

1. Façade Variety: 

a. Each public-facing façade of a residential structure shall differ from the public-facing 
façades of directly adjacent residential structures in at least one of the three ways listed in 
Subsection d. below.  

b. Where public-facing façades repeat on the same block, at least two residential structures 
with different public-facing façades shall intervene between residential structures with the 
same public-facing façades, with sameness defined by not differing in at least one of the 
three ways listed in Subsection d. below.  
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c. For façades of residential structures facing a public street, the façade of any residential 
structures directly across the street shall differ in at least one of the three ways listed in 
Subsection d. below. Directly across means any residential structure façade intersected by 
imaginary lines extending the shortest distance across the street from the mid-point of a 
façade and from the edges of a façade. See Figure 1 below.  

d. A façade shall be considered different if it differs from another façade in at least one of the 
following ways:  

i. Variation in type, placement, or width of architectural projections (such as 
porches, dormers, or gables) or other features that are used to meet the 
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If 
adjacent or opposite façades feature the same projection type, the projections 
on adjacent/opposite façades must differ in at least one of the following ways:  

• At least 20 percent difference in width; or  

• Horizontally offset by at least five feet. For the purposes of this standard, 
"offset" means a measurable difference of at least five feet from the left 
edge of the projection to the left edge of the front façade or at least five 
feet from the right edge of the projection to the right edge of the front 
façade.  

ii. At least 20 percent of the façade (excluding glazing) is covered by different 
exterior finish materials. The use of the same material in different types of 
siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different 
materials for the purpose of this standard.  

iii. Variation in primary paint color as determined by a LRVR (Light Reflectance 
Value) difference of at least 15 percent.  
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Figure 1. Determining If A Residential Structure is Directly Across the Street from Another 
 

2. Architectural Consistency and Interest. 

a. Architectural styles shall not be mixed within the same residential structure (a series of 
attached structures is one structure for the purpose of these standards). Architectural style 
consistency is defined by adherence to all of the following:  

i. Use of the same primary and supporting façade materials throughout the 
structure.  

ii. Use of no more than two roof pitch angles.  

iii. Use of the same door size for each primary entrance in the structure.  

b. Articulation. All public-facing façades of residential structures, other than townhouses, 
shall incorporate the following design elements at a minimum interval of every 30 feet, 
except as noted in 2.c. below. The minimum number of design elements is determined by 
dividing the façade length by 30 and rounding up to the nearest whole number. For 
townhouse articulation standards, see subsection (.14)E.4.  

i. varying rooflines.  

ii. offsets of at least 12 inches.  

iii. balconies.  

iv. projections of at least 12 inches and width of at least three feet.  

v. porches.  

vi. entrances that are recessed at least 24 inches or covered.  

vii. dormers at least three feet wide.  

c. For structures with two or more dwelling units, a single design element that spans at least 
50 percent of the façade of two adjacent units can count as two articulation elements to 
meet the standard in subsection b. and can meet the standard for 60 feet of façade width 
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other 
required design elements on the façade.  

d. Articulation Element Variety: Different articulation elements shall be used as provided 
below. For the purpose of this standard, a "different element" is defined as one of the 
following: a completely different element from the list in subsection 2.b above; the same 
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by 
at least three feet.  

i. Where two to four elements are required on a façade, at least two different 
elements shall be used.  

ii. Where more than four elements are required on a façade, at least three 
different elements shall be used.  

e. Reductions to required windows percentage: The required percent of façade of a 
residential structure in the public-facing façade covered by windows or entry doors for 
single-family or middle housing in any zone may be reduced to the percentages that 
follows:  

i. For of 1.5 or 2-story façades facing the front or rear lot line:  
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• 12.5 percent if six of the design features in Subsection e.v. below are 
used.  

• Ten percent if seven or more of the design features in Subsection e.v. 
below are used.  

ii. For 1-story façades facing the front or rear lot line;  

• 12.5 percent if less than six design features in Subsection e.v. are used  

• ten percent if six or more design features in Subsection e.v. are used  

iii. For façades facing a side lot line:  

• Five percent regardless of the number of design features  

iv. Glass block does not count towards meeting window and entry percentage  

v. Window reduction design features:  

• Dormers at least three feet wide.  

• Covered porch entry—minimum 48 square foot covered front porch, 
minimum six feet deep and minimum of a six foot deep cover. A covered 
front stoop with minimum 24 square foot area, four foot depth and hand 
rails meets this standard.  

• Front porch railing around at least two sides of the porch.  

• Second story balcony—projecting from the wall of the building a 
minimum of four feet and enclosed by a railing or parapet wall.  

• Roof overhang of eight inches or greater.  

• Columns, pillars or posts at least four inches wide and containing larger 
base materials.  

• Decorative gables—cross or diagonal bracing, shingles, trim, corbels, 
exposed rafter ends or brackets (does not include a garage gable if garage 
projects beyond dwelling unit portion of street façade).  

• Decorative molding above windows and doors.  

• Decorative pilaster or chimneys.  

• Bay or bow windows—extending a minimum of 12 inches outward from 
the main wall of a building and forming a bay or alcove in a room within 
the building.  

• Sidelight and/or transom windows associated with the front door or 
windows in the front door.  

• Window grids on all façade windows visible from behind fences 
(excluding any windows in the garage door or front door).  

• Maximum nine foot wide garage doors or a garage door designed to 
resemble two smaller garage doors and/or windows in the garage door 
(only applicable to street facing garages).  

• Decorative base materials such as natural stone, cultured stone or brick 
extending at least 36 inches above adjacent finished grade occupying a 
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minimum of ten percent of the overall primary street facing façade. This 
design element does not count if behind a site-obscuring fence.  

• Entry courtyards which are visible from, and connected directly to, the 
street. Courtyards shall have a minimum depth of ten feet and minimum 
width of 80 percent of the non-garage/driveway building width to be 
counted as a design element.  

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

1. Entry Orientation. 

a. At least one main entrance for each triplex or quadplex must meet the standards in 
subsections b. and c. below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45 degree angle from the street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

 

Figure 2. Main Entrance Facing the Street 
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Figure 3. Main Entrance at 45° Angle from the Street 
 

 

Figure 4. Main Entrance Opening onto a Porch 
 

2. Windows. A minimum of 15 percent of the area of all street-facing façades must include windows 
or entrance doors. Façades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  
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Figure 5. Window Coverage 
 

3. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).  
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Figure 6. Width of Garages and Parking Areas 
 

4. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with a paved surface, access must be taken from the alley (see Figure 
8. Alley Access).  

ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  
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iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

 

Figure 7. Driveway Approach Width and Separation on Local Street 
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Figure 8. Alley Access 
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Figure 9. Driveway Approach Options for Multiple Local Street Frontages 
 

E. Standards applicable to Townhouses.  

1. Number of Attached Dwelling Units. 

a. Minimum. A townhouse project must contain at least two attached units.  

b. Maximum. The maximum number of townhouse units that may be attached together to 
form a group is specified below.  

• R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group  

• RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except 
for initial development in Frog Pond West per Section 4.124.  

2. Entry Orientation. The main entrance of each townhouse unit must:  
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a. Be within eight feet of the longest wall of the dwelling unit facing a street or private drive; 
and  

b. Either:  

i. Face the street or private drive (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3. 
Main Entrance at 45° Angle from the Street);  

iii. Face a common open space or private access or driveway that is abutted by 
dwellings on at least two sides; or  

iv. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

A. Be at least 25 square feet in area; and  

B. Have at least one entrance facing the street or private drive or have a 
roof.  

3. Windows. A minimum of 15 percent of the area of all public-facing façades on each individual 
unit must include windows or entrance doors. Half of the window area in the door of an attached 
garage may count toward meeting this standard. See Figure 5. Window Coverage.  

4. Unit definition. Each townhouse unit must include at least one of the items listed in a. through g. 
below on at least one public-facing façade (see Figure 10. Townhouse Unit Definition). 
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent 
townhouse units, it can meet the standard for two units.  

a. A roof dormer a minimum of four feet in width, or  

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an 
interior room, or  

c. A bay window that extends from the façade a minimum of two feet, or  

d. An offset of the façade of a minimum of two feet in depth, either from the neighboring 
townhouse or within the façade of a single townhouse, or  

e. An entryway that is recessed a minimum of three feet, or  

f. A covered entryway with a minimum depth of four feet, or  

g. A porch meeting the standards of subsection (.14)E.2.b.iv.  

Balconies and bay windows may encroach into a required setback area, pursuant to Section 
4.180.  
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Figure 10. Townhouse Unit Definition 
 

5. Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet 
the following standards:  

a. Alley Access. Townhouse project sites abutting an alley that is improved with pavement 
shall take access to the rear of townhouse units from the alley rather than the public 
street.  

b. Front Access. Garages on the front façade of a townhouse, off-street parking areas in the 
front yard, and driveways in front of a townhouse are allowed if they meet the following 
standards (see Figure 11. Townhouses with Parking in Front Yard).  

i. Each townhouse lot has a street frontage of at least 20 feet on a local street.  

ii. A maximum of one driveway approach is allowed for every townhouse. 
Driveway approaches and/or driveways may be shared.  

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on 
any lot.  
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iv. The garage width does not exceed 12 feet, as measured from the inside of the 
garage door frame.  

 

Figure 11. Townhouses with Parking in Front Yard 
 

c. Shared Access. The following standards apply to driveways and parking areas for 
townhouse projects that do not meet all of the standards in subsections a. or b.  

i. Off-street parking areas shall be accessed on the back façade or located in the 
rear yard. No off-street parking shall be allowed in the front yard or side yard of 
a townhouse.  

ii. A townhouse project that includes a corner lot shall take access from a single 
driveway approach on the side of the corner lot. See Figure 12. Townhouses on 
Corner Lot with Shared Access.  
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Figure 12. Townhouses on Corner Lot with Shared Access 
 

iii. Townhouse projects that do not include a corner lot shall consolidate access for 
all lots into a single driveway. The driveway and approach are not allowed in 
the area directly between the front façade and front lot line of any of the 
townhouses. See Figure 13. Townhouses with Consolidated Access.  
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Figure 13. Townhouses with Consolidated Access 
 

iv. A townhouse project that includes consolidated access or shared driveways 
shall grant access easements to allow normal vehicular access and emergency 
access.  

F. Standards applicable to Cottage Clusters.  

1. Courtyard Required. All cottages within a single cottage cluster must share a common courtyard. 
A cottage cluster project may include more than one cluster and more than one common 
courtyard.  

2. Number of Dwellings. 

a. A single cottage cluster shall contain a minimum of four and a maximum of eight cottages.  

3. Setbacks. 

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The 
minimum distance between all other structures, including accessory structures, shall be in 
accordance with building code requirements.  

b. All other setbacks are provided in section (.02) or in the applicable base zone.  

4. Building Height. The maximum building height for all structures is 25 feet.  
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5. Footprint. The maximum building footprint for each cottage is 900 square feet. Individual 
attached garages up to 200 square feet shall be exempted from the calculation of maximum 
building footprint.  

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400 
square feet.  

7. Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards:  

a. Each cottage within a cluster must either abut the common courtyard or must be directly 
connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 
courtyard and must:  

i. Have a main entrance facing the common courtyard;  

ii. Be within ten feet from the common courtyard, measured from the façade of 
the cottage to the nearest edge of the common courtyard; and  

iii. Be connected to the common courtyard by a pedestrian path.  

c. Cottages within 20 feet of a street property line may have their entrances facing the street.  

d. Cottages not facing the common courtyard or the street must have their main entrances 
facing a pedestrian path that is directly connected to the common courtyard.  

8. Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 
order to provide a sense of openness and community of residents. Common courtyards must 
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards):  

a. The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard.  

c. The common courtyard must contain a minimum of 150 square feet per cottage within the 
associated cluster.  

d. The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.  

e. The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 
paths, and/or paved courtyard area, and may also include recreational amenities. 
Impervious elements of the common courtyard shall not exceed 75 percent of the total 
common courtyard area.  

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas, 
required setbacks, and driveways do not qualify as part of a common courtyard.  
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Figure 14. Cottage Cluster Orientation and Common Courtyard Standards 
 

9. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards:  

a. Each cottage cluster is permitted one community building.  

b. The community building shall have a maximum floor area of 1,400 sf.  

c. A community building that meets the definition of a dwelling unit must meet the maximum 
900 square foot footprint limitation that applies to cottages (pursuant to subsection 
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is 
not a legal dwelling unit and will not be used as a primary dwelling.  

10. Pedestrian Access. 
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a. An accessible pedestrian path must be provided that connects the main entrance of each 
cottage to the following:  

i. The common courtyard;  

ii. Shared parking areas;  

iii. Community buildings; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage 
requirements of the applicable base zone.  

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 
standards:  

i. A parking cluster must not exceed five contiguous spaces.  

ii. Parking clusters must be separated from other spaces by at least four feet of 
landscaping.  

iii. Clustered parking areas may be covered.  

iv. Parking areas must also meet the standards in Subsections 4.155(.02)—(.03), 
except where they conflict with these standards.  

b. Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located 
between a street property line and the front façade of cottages located closest 
to the street property line. This standard does not apply to alleys.  

ii. Off-street parking spaces shall not be located within ten feet of any property 
line, except alley property lines.  

iii. Driveways and drive aisles are permitted within ten feet of property lines.  

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 
parking areas and parking structures from common courtyards and public streets.  

d. Garages and carports. 

i. Garages and carports (whether shared or individual) must not abut common 
courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages.  

iii. Individual detached garages must not exceed 400 square feet in floor area.  

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width.  

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.  

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 
detached single-family detached dwelling on the same lot at the time of proposed development 
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of the cottage cluster may remain within the cottage cluster project area under the following 
conditions:  

a. The existing dwelling may be nonconforming with respect to the requirements of this 
subsection (.14)F.  

b. The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum 
building footprint of 900 square feet; however, existing dwellings that exceed these 
maximum height and/or footprint standards may not be expanded.  

c. The existing dwelling shall be excluded from the calculation of orientation toward the 
common courtyard, per subsection (.14)F.7.b.  

 

Figure 15. Cottage Cluster Parking Design Standards 
 

G. Standards applicable to Cluster Housing besides Cottage Clusters.  
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit, 
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to 
apply. Architectural consistency is defined by adherence to all of the following:  

a. Use of the same primary and supporting façade materials throughout the cluster.  

b. Use of no more than two roof pitch angles.  

c. Use of the same door size for each primary entrance in the structures.  

2. Entry Orientation. 

a. The entry orientation standards apply as follows:  

i. At least one main entrance for each cluster home must meet the standards in 
subsections b and c below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45° Angle from the Street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows 
or entrance doors. Facades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

4. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley). Garages and off-street parking areas that are separated from the street 
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and 
Parking Areas).  

5. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with pavement access must be taken from the alley (see Figure 8. 
Alley Access).  
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  

iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

6. Setbacks. 

a. Building Separation. Cluster housing structures shall be separated by a minimum distance 
of six feet. The minimum distance between all other structures, including accessory 
structures, shall be in accordance with building code requirements.  

b. All other setbacks are provided in the applicable base zone.  

7. Pedestrian Access. 

a. An accessible pedestrian path must be provided that connects the main entrance of each 
unit to the following:  

i. Shared open space;  

ii. Shared parking areas; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

H. Combining Unit Types in One Development.  

1. If a project proposes a mix of middle housing types which creates a conflict with various 
standards, the more restrictive standards shall apply.  

I. Existing Structures and Conversions:  

1. Where a residential structure is converted from one type of dwelling unit to another without any 
additions, the design standards in C.—H. do not apply.  

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the 
footprint is expanded by 25 percent or more.  

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request Site Design Review by the Development Review Board of a 
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made 
that the following standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.  
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(Ord. No. 677, 3-1-2010; Ord. No. 682, 9-9-2010; Ord. No. 704, 6-18-2012; Ord. No. 806, 7-17-2017; Ord. No. 825, 
10-15-2018; Ord. No. 841, eff. 6-4-2020) 
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Main Street Design Criteria
Why?

– Provide detailed standards for the 
Brisband Main Street area

– Master Plan describes Main Street as:
• Neighborhood-scale commercial and 

mixed-use center 
• Walkable and attractive destination with 

restaurants, shops and services

How? 
– Incorporate design standards from the 

Town Center zone

SW Brisband St
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Main Street Demonstration Plan

SW Brisband St
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Main Street Permitted Uses
• Permitted Uses:

– Retail sales and service (footprint under 30,000 SF)
– Office
– Personal and professional services
– Child and/or day care
– Food service 
– Beverage service
– Community services and community centers
– Residential dwellings, with ground floor limits

• Prohibited Uses:
– Drive-through facilities
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Main Street Development Standards
• Setbacks: 

– No minimum
– Max. setback keeps buildings 

close to street
• Height: max. 4 stories
• Site coverage: max. 90%
• Building frontage: 

– 70% on Brisband St
– 50 % on Stafford Rd
– None on side streets

SW Brisband St
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Main Street Design Standards
• Building entries:

– Oriented to street or public space (priority for facing 
Brisband Street)

– Covered entry, architecturally emphasized
• Setback design:

– Either no setback or designed for pedestrian activity
• Walkway connections to front entries
• Parking location

– Parking to the side or rear of buildings
– On Brisband and Stafford, parking must be behind
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Main Street Design Standards
• Building Design

– Minimum window coverage 
facing Brisband and Stafford

• Higher requirement on ground 
floor, lower for upper floors

– Façade articulation
• Variation every 50 ft
• All facades facing street or public 

space
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Main Street Design Standards
• Building Design

– Weather protection required 
along Brisband St

– Screening required for rooftop 
equipment
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Multi-Family Design Standards
Why?

– Need clear and objective design 
standards for multi-family housing

– Currently no citywide or RN zone 
design standards specific to multi-
family
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Multi-Family Design Standards
How?

– Adapt middle housing standards where they work for 
multi-family (e.g., townhouse articulation)

• These design standards already vetted by the Planning 
Commission during HB 2001 implementation

– Add new standards specific to multi-family development 
(e.g., parking area standards, pedestrian circulation)

– PC direction was to apply the standards citywide
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Multi-Family Design Standards
• Entrance orientation 

– Main entries must face the 
street, a porch, or a shared 
courtyard

• Window coverage
– Min. 15% facing street or 

public space
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Multi-Family Design Standards
• Façade articulation 

– Variation every 30 ft

• Pedestrian access and 
circulation
– Require connections between 

units, common areas, and 
street

– Connections to adjacent transit, 
parks, schools, and commercial 
areas
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Multi-Family Design Standards
• Off-street parking 

location and design
– Parking located to 

side or rear of 
buildings

– Screening from open 
space, green focal 
points, and streets
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Multi-Family Review Process
Architecture and Site Design
• Class I for buildings with up to 6 units

– No notice to neighbors or public
– Same as detached homes and middle housing

• Class II for buildings with over 6 units
– Notice to neighbors and public
– Reflects balance expressed by PC in January meeting
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Multi-Family Review Process
Subdivision and Site Layouts

Current Proposed

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space
• Architecture design of 

buildings
• Design of all landscaping

DRB Review:
• Functional layout (Stage II 

Plan)
• Tentative Plat
• Design of required open 

space

Staff (Administrative Review):
• Architecture design 

of buildings
• Design of landscaping not 

part of required open space
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Discretionary Alternative Path

• Why?
– Need clarity of what happens if a reason exists to vary from a 

residential design standard
• How?

– Clarify it is through a DRB waiver
• Update list of what allowed waivers to include residential design 

standards
• Clarifying language under Site Design Review

– Add specific factors to consider for Frog Pond East and South
• Complementary to urban form
• Supports housing variety
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March 8, 2023 Minutes 

Ms. Guile-Hinman noted this would be the time for the Commissioners to indicate whether they 
wanted to leave the public hearing open and continue it; otherwise the Vice Chair could close the 
hearing.   

Vice Chair Willard confirmed there were no strong opinions about a continuance and closed the public 
hearing at 6:49 pm and called for discussion by the Commission.  

Ms. Guile-Hinman suggested a general discussion be held and if someone wanted to make a motion, 
further discussion could continue after the motion was made.  

Vice Chair Willard believed that based on the clarifications received from Staff and from West Hills 
Land Development, the intent of the testimony was to make sure the intent to collaborate and discuss 
the improvement projects, as well as to understand the costs were noted. There were no specific 
changes needed to the TSP; it was really an awareness and a discussion opportunity for the 
Commission.  

Vice Chair Willard moved to adopt Resolution No. LP22-0004 with the corrections as outlined in the 
March 7, 2023, memorandum from Planning Manager Daniel Pauly (Attachment 5). Commissioner 
Gallagher seconded the motion, which passed unanimously. 

WORK SESSION  

3. Frog Pond East and South Implementation – Development Code (Pauly)  

Daniel Pauly, Planning Manager, believed Staff's third package of amendments was fairly light 
compared to the others, but it contained some pretty detailed standards around design. Staff would 
continue to bring in Development Code amendments in bits and pieces until they had all been 
discussed. As previously discussed, the idea was to extend or integrate novel concepts or other things 
that have worked elsewhere in the city into other existing standards or processes to avoid reinventing 
the wheel and make Code work well when implementing and building things in East and South. 
• Tonight’s discussion regarded the design standards specific to the Brisband Main Street, as well as 

multi-family design standards, based on the guidance given by the Commission and Council, and 
how the multi-family review process works. 

Kate Rogers, MIG, and Mr. Pauly presented the Frog Pond East and South Development Code 
Amendments via PowerPoint, reviewing the design criteria, permitted uses, and the design and 
development standards for Brisband Main Street; the multi-family design standards and review 
process; and the Discretionary Alternative Path, which was proposed the form of Development Review 
Board (DRB) waivers.  

Commissioner comments and Staff’s responses to Commissioner questions on the topics of discussion 
were as follows: 

Brisband Main Street Design Criteria 
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• The standards and plan would provide the feel the Planning Commission was looking for: ground 
floor commercial, shopping, pedestrian friendly. Features like the façade articulation were going in 
a good direction.  

• In comparison to the Villebois Plaza where retail space had not been leased, Mr. Pauly replied that 
as discussed during the Master Plan, one difference was the Plaza was built in the middle of a 
neighborhood off any main street and Main Street would have more drive-by traffic here. 
Additionally, Staff would return with details about the flexibility of use of this space over time. 
• Commercial would be encouraged upfront, especially where there was existing drive-by traffic 

but the Code would also be flexible for live/work and other situations as more demand might 
occur over time. More construction north of Frog Pond West was anticipated over the next 
decades and other things that would add more rooftops to the area.  

• Mr. Pauly clarified the proposed standards were more streamlined than Villebois, which was quite 
detailed and allowed a lot of discretion during review of the addresses, desired architectural type, 
the European feel, etc.  
• The proposed standards allowed for a variety of architecture and tried to get to a clear and 

objective type of standard, and reflected what was worked through by the Planning 
Commission and community for Town Center for the same sort of mixed-use Main Street type 
of feel. None of those had been built in Town Center yet, so there was no experience of how it 
works, but a number of types of projects were reviewed, including Villebois, when the Town 
Center standards were adopted.  

• Vice Chair Willard confirmed the design standards were consistent with what the Commission 
expected.  

Multi-Family Design Standards and Review Process 

• Simplifying the multi-family process was good as the City was encouraging affordable housing and 
HB 2001, so making that more appealing was a long-term goal, and obviously making the process 
easier would help.  

• The process was good. It allowed for public input, but it did make it faster.  
• Mr. Pauly noted the verbiage “design of landscaping not part of required open space” on Slide 18 

was not clear. He explained there were two classes of landscaping. A subdivision had a 25 percent 
open space requirement, half of which needed to be usable. The design review process for the 
subdivision included review of pocket parks, tot lots, picnic shelters, etc. and Staff reviewed those 
landscape plans, but landscaping on private lots was not reviewed. Staff ensured the required 
street trees were installed but did not look at which part of a private lot was shrubs versus grass. 
The desire was to make that equivalent for multi-family structures. On a 10 acre apartment 
complex, for example, the required formal open space or park areas would go through design 
review, as well as any screening of a parking area as part of a Stage II review, but landscaping that 
fills the area between a parking space and the front of the building, like between the sidewalk and 
front of the house, would not be reviewed.  

• Mr. Pauly explained the removal of any significant trees would be reviewed concurrently with the 
Stage II. It could be reviewed later if one was forgotten or changes were made due to design 
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adjustments, an ice storm or climate changes, but it would still trigger at least a Type II or Type B 
review, which included notice of a removal of that tree and the opportunity for public input.  

• The proposed review process was going in the right direction and reflected the Commissions 
conversations in January.  

• Most entrances on multi-family properties were usually oriented to the pedestrian of somebody 
visiting or coming to the multi-family, not necessarily somebody on the pedestrian walkway of the 
main roadway. Could the orientation instruction be made more friendly to the visitor or the person 
arriving at the multi-family versus just a passerby.  

• Mr. Pauly replied oftentimes on multi-story, the door was to the side of the porch if units 
were on both sides or if four units shared a porch or a platform. The doors could still be 
oriented differently around that porch as long as there was that porch, and that porch was 
oriented towards the front.  

• Ms. Rogers added part of the intent of the standards was to make sure entries could be 
easily identified and found, so to orient visitors, the entries would be either visible from the 
street or a common space obviously leading to the entryway.   

• Entries should be identifiable from the parking lot as well. People would be coming from the 
parking lot as well as the street, so did that matter/need to be included in the multi-family 
standards?  
• Mr. Pauly believed some of that occurred naturally, but the project team could think it 

through. The idea was for the entry to face the street and de-emphasize the parking lot. 
Naturally, one could see where things are and get in because generally, parking would be 
behind or to the side of the building, and not part of an enhanced elevation.  
• He agreed a walkway that was visible and lit would bring people safely to the entrance.  

• Ms. Bateschell noted the standards did not limit additional entrances, so additional entry 
points were quite possible for residents in that unit, as well as the primary front door 
entrance for visitors that would face the courtyard or the street and making sure there were 
eyes on those facilities as well.  

• Mr. Pauly added in the Villebois Village Center, where entries face the street, breezeways 
provided access to the units from the street and parking lot, which were on opposite sides. 

• Vice Chair Willard believed the design standards were consistent with what the Commission had 
discussed as well.  

Discretionary Alternative Path. 

• Mr. Pauly clarified the specific factors referenced on Slide 20 were in the Frog Pond Code and had 
to be considered if a waiver was being requested in the RN zone. This was a similar structure that 
exists for the Sign Code. For example, if a sign waiver was being considered, a number of factors 
needed to be considered in addition to the general waiver criteria.  
• While the City was generally headed down the urban form and housing variety path in the 

future for other developments, whether those developments would be RN classified and the 
proposed variance rules applied was uncertain. 
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• Since this alternative path would apply more broadly to the city and to the design standards that 
apply throughout all the PDR zones and in Frog Pond West, should more general standards be 
added to the residential design standards when considering waivers for design standards?  

• If the rules/standards were made around variances specific to one development, then the 
Code starts growing. But if the Development Code was made more general, more citywide, 
then the standards only needed to be written once. 

• Mr. Pauly replied some specific objectives called out in the Frog Pond East and South Master 
Plan, for instance, would probably still want to be added, but there was an opportunity to 
consider adding some general considerations for resident waivers specifically from these types 
of design standards that really did not exist in the Code when all the other waiver criteria were 
written.  
• He confirmed the Commission was interested in exploring some of those standards, 

generally.  

Vice Chair Willard called for public testimony.  

Mimi Doukas, AKS Engineering, speaking on behalf of West Hills Development, said she did not have a 
lot to say but wanted to keep up her perfect record of participating in all the Frog Pond East and South 
hearings. Generally, the design guidelines matched what the developer expected for the West Hills 
property and the design shown to the Commission several times. She believed the developer could 
work within these parameters.  
• As Commissioner Neil pointed out, she believed everybody needed to be continually reminded that 

the commercial component was going to be a challenge at the beginning. West Hills had 
discussions with Staff and were talking through what an interim transition design process might be. 
Live/work units were probably a very big component of that, but also to make sure the design 
allowed for the transition to become commercial someday in the future, and that in the short term, 
it still had a welcoming, inviting street facade for the streetscape the Commission aspired to. West 
Hills understood that and just wanted to manage expectations. Commercial was very hard before 
all the rooftops were in. 

• West Hills did do early collaboration with Staff regarding the details of the proposal, providing 
some feedback on some numerical things that had been acknowledged within the draft which was 
really appreciated.  
• One technical detail regarded window area. The standards of wanting articulation and variation 

in the facades were understood, but the language in the draft stated the window area was 
essentially the area of glass, which included the mullions, grids, etc., but it was just the glass. 
West Hills requested the window area also include the frame and trim around it as these were 
aesthetic parts of the window and part of that articulation. 
• From a percentage standpoint, measuring only the glass made it really hard to meet the 

standards, and she believed articulation was the goal. West Hills asked that the definition 
be revisited.  

Mr. Pauly asked if Ms. Rogers had any feedback regarding the window area including the frames. 
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Ms. Rogers stated she had no problems with modifying the definition as suggested. She agreed with 
Ms. Doukas’ point that the City was not just wanting to regulate actual transparency into the building, 
it was really about the design feature that a window provided and that articulation and additional 
definition to a façade, so she was not opposed to the request.  

Mr. Pauly understood parts of the door that were not glass also counted, which followed the same 
principle.  

Vice Chair Willard confirmed the Planning Commission agreed that the definition as proposed by Ms. 
Rogers and Ms. Doukas was appropriate.  

INFORMATIONAL  

4. City Council Action Minutes (March 7 & 21, 2023) (No Staff presentation) 

Daniel Pauly, Planning Manager, suggested that the Commission preview its future work program, 
noting Staff did a Council presentation on March 6, 2023 about the Climate-Friendly and Equitable 
Communities (CEFC) and how that impacts the City and future work programs. 

5. 2023 PC Work Program (No Staff presentation) 

Daniel Pauly, Planning Manager, noted the Annual Housing Report scheduled for April was not set in 
stone. The report was still in process, and he was not confident it would be completely done, but Staff 
wanted to get it in front of the Commission soon.  

ADJOURNMENT  

Commissioner Gallagher moved to adjourn the regular meeting of the Wilsonville Planning Commission 
at 7:42 p.m. Commissioner Hendrix seconded the motion, which passed unanimously.  

 

Respectfully submitted, 

 

By Paula Pinyerd of ABC Transcription Services, LLC. for  
Mandi Simmons, Planning Administrative Assistant 
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PLANNING COMMISSION MEETING 
STAFF REPORT 
 

Meeting Date: February 8, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session is the second in a 
series of work sessions for the Commission to work through the details of these Development 
Code amendments. 
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EXECUTIVE SUMMARY:  
In late 2022, the City Council, on recommendation from the Planning Commission, adopted the 
Frog Pond East and South Master Plan.  The Master Plan identifies the types and locations of 
the homes, commercial development, parks, open spaces, streets, trails, and infrastructure to 
be built over the next 10-20 years in an area on the east side of Wilsonville added to the Metro 
Urban Growth Boundary in 2018. The Master Plan focuses on providing for the community’s 
future housing needs, including providing diverse housing opportunities. 
 
The Master Plan provides clear policy direction and guidance for future development in Frog 
Pond East and South. However, an important implementation step is to develop a detailed set 
of Development Code standards consistent with the Master Plan. These standards will be relied 
on by developers to plan and design development. These standards will also be relied on by City 
reviewers to ensure development meets City expectations. 
 
This work session is the second in the series of work sessions for the Planning Commission to 
review and guide the drafting of these Development Code amendments. The first three or four 
work sessions will focus on specific portions or sets of the draft amendments with subsequent 
work sessions providing an opportunity to review the draft amendments all together. As further 
explained below, the project team has prepared a number of attachments to assist the Planning 
Commission in reviewing the set of draft Development Code amendments during this second 
work session focused on housing variety, development of accessible units, and encouraging 
ADUs. 
 
Attachment 1 includes, for easy reference, excerpts from the Frog Pond East and South Master 
Plan that give specific direction for implementing Development Code. This directive language 
can be summarized and grouped as follows: 
 

• Ensuring a variety of housing and encouraging specific housing types to be built; 
• Creating design standards to implement the Type 1, Type 2, and Type 3 Urban Design 

Types mapped in the Master Plan and otherwise guide quality, cohesive development; 
• Setting the design standards for sub-districts within the neighborhoods; and 
• Establishing standards for the Brisband Main Street. 

 
Attachment 2 is the draft Housing Unit Categories reviewed by the Planning Commission in 
January which are provided here as a reference while reviewing this additional set of draft 
Development Code amendments focused on housing variety. 
 
Attachment 3 contains the second set of draft Development Code amendments, arranged by 
topic.  For each draft code amendment, the document also contains the following supporting 
information: 

• Intent: A description of what the draft code amendment is trying to accomplish, 
including any reference to related Master Plan implementation language. 
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• Explanation: An explanation of how the draft code amendment was developed. As 
applicable, this includes reference to background and reference information in the 
packet. 

• Code Reference: This includes where the draft code amendment would go in the 
Development Code. It specifies if it is a new Section or Subsection or amendment to an 
existing section.  

 
For the Planning Commission’s reference, Attachment 4 is a copy of the current Wilsonville 
Code Section 4.127, Residential Neighborhood Zone, where a majority of the code 
amendments are proposed. Also included, as Attachment 5 and 6 respectively, are excerpts 
from Section 4.113 Residential Development in Any Zone, and Sections 4.210 and 4.220 
Application Procedures (for land divisions) and Final Plat Review. 

 
The project team invites the Planning Commission to review the draft code amendments and 
supporting information, ask any clarifying questions, and provide feedback. At the work session 
the project team requests the Planning Commission provide one of the following for each 
presented draft code amendment. 
 

1. Confirmation that the draft code amendment is ready for finalization before being 
brought forward for a public hearing; or  

2. Direction on next steps to further develop or refine the presented draft code 
amendment. 

 
EXPECTED RESULTS:  
Feedback from the meeting will guide completion of a package of Development Code 
amendments for adoption in the coming months. 
 
TIMELINE:  
Five work sessions are currently planned for the Planning Commission (January, February, 
March, April, and May) to draft Wilsonville Development Code amendments to implement the 
Frog Pond East & South Master Plan, followed by a public hearing in June. City Council action on 
the Planning Commission’s recommendation is planned for July. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded by remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the Master Plan 
and follow up implementation, including this Development Code work and the infrastructure 
funding implementation work.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, as 
needed, the project team will engage key stakeholders for input on draft Development Code 
amendments. 
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POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
ATTACHMENTS:  

1. Excerpts from Frog Pond East and South Master Plan related to Development Code 
Implementation  

2. Draft Housing Unit Category Table as reviewed by the Planning Commission (January 
2023) 

3. Draft Development Code Amendments with Supporting Information (February 2023) 
4. Wilsonville Development Code Section 4.127 Residential Neighborhood Zone 
5. Excerpts of Wilsonville Development Code Section 4.113 Residential Development in 

Any Zone 
6. Wilsonville Development Code Sections 4.210 and 4.220 Application Procedures (for 

land divisions) and Final Plat Review 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND
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Community Design Concepts

FROG POND EAST & SOUTH MASTER PLAN   47 

Community Design Concepts

December 19 2022

Subdistricts 
Figure 14 shows the concept of “subdistricts” within Frog Pond East and South. 
The subdistricts are intended as “neighborhoods within neighborhoods” – areas 
with cohesive building form, public realm features, and other characteristics that 
give them identity. There are ten subdistricts planned for Frog Pond East and 
South. Each will have a “green focal point” that is central in the subdistrict and/or 
aligned with a key feature such as a tree grove. The focal points, together with the 
neighborhood destinations, will provide many community gathering places in Frog 
Pond East and South.
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FROG POND EAST & SOUTH MASTER PLAN   48 December 19 2022
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Community Design Concepts

FROG POND EAST & SOUTH MASTER PLAN   49 

Community Design Concepts

December 19 2022

Implementing the Design Concepts
The design concepts discussed above are the foundation of the Master Plan’s intent 
to create a strong sense of place and identity in Frog Pond East and South. The 
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following 
section summarizes how the Master Plan’s key features and intended outcomes 
implement the design concepts. Additional descriptions are provided in the Land 
Use and Public Realm chapters of this report.

Neighborhood Destinations Within Frog Pond 
East and South 

• Park/gathering space at the Frog Pond Grange 

• A Future Frog Pond East Neighborhood Park 

• The SW Brisband Main Street as a neighborhood-scale commercial and 
mixed-use center 

• The Frog Pond South Community Park 

• Meridian Creek Middle School 

• “Green focal points” within each subdistrict 

• Meridian Creek and Newland Creek natural areas 

• Significant tree groves
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FROG POND EAST & SOUTH MASTER PLAN   51 

Community Design Concepts

December 19 2022

Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Land Use

FROG POND EAST & SOUTH MASTER PLAN   56 

Land Use

December 19 2022

Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Green Focal Points 

In addition to the planned Community Park in Frog Pond South and the 
Neighborhood Park in Frog Pond East, several “green focal points” are identified 
in central locations within each walkable subdistrict of the planning area. These 
are flexible in location and size but are intended to serve as central neighborhood 
destinations or gathering places that contribute to neighborhood character and 
identity. In addition to being centrally located, these focal points will be integrated 
into the neighborhood with front doors facing them, where possible, and provide 
clear and inviting access for public use. 

Many different kinds of uses and activities are envisioned for the green focal points. 
Examples include community garden plots, small playgrounds or splash pads, 
nature play areas, pocket parks or plazas, and central green courtyards within 
housing developments. These smaller open spaces also provide opportunities to 
preserve mature and significant trees and provide visible stormwater treatment.
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 

Attachment 1 Frog Pond East and South Work Session February 8, 2023 
Master Plan Excerpts

12 of 18Planning Commission Meeting - February 8, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1542

Item 2.



Implementation

FROG POND EAST & SOUTH MASTER PLAN   108 

Implementation

December 19 2022

a. On the east side of SW Stafford Road provisions will combine blending 
the brick wall design used in Frog Pond West and the desire to have 
structures have a presence fronting SW Stafford Road with access to the 
protected sidewalk and bicycle path. These provisions will include: 

i. Requiring structures, besides those fronting the SW Brisband Main 
Street, to have pedestrian access and entrances facing SW Stafford 
Road; 

ii. Requiring courtyard-style brick fences matching the materials used 
along the edges of Frog Pond West, except being approximately half 
the height, with buildings setback to create usable courtyard areas;

iii. Requiring three-story structures, or two-story equivalent to three 
story-height, along Stafford Road between SW Advance Road 
and the SW Brisband Main Street and for one block north of the 
SW Brisband Main Street. This will ensure structures have a visual 
presence on SW Stafford Road while not dominating the streetscape 
and provide a gradual design transition from the four-story 
structures on SW Brisband. 

b. SW Advance Road provisions will be added to require residential 
structure orientation, including main entrance, to SW Advance Road. 
This provision intends to ensure SW Advance is integrated into the 
design of the development like other collectors in the area such as SW 
Willow Creek Drive in Frog Pond West. The provisions also ensure homes 
on the north side of SW Advance across from the community park face 
the community park. 

c. Provisions will require development around the East Neighborhood Park 
to orient as to have an active side of the development facing the park. 

10. The Master Plan shows the entire area between streams just below where SW 
Kahle Road forks as SROZ based on existing tree canopy. According to the 
property owner a portion of this area may have been planted as agricultural 
trees and may not meet criteria to be SROZ. The City will coordinate with the 
property owner to further evaluate if a portion of this area is developable 
or if it should remain in the SROZ. If it is found to be developable, code 
provisions will allow it to be developed consistent with Type 3 Urban Design 
standards.

11. Standards that ensure private yard spaces, particularly for closely spaced 
detached homes, are of a size and design that are usable, accessible, and 
practical to maintain.
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Housing variety on the block level prevents segregation of housing types that 
often subsequently segregates populations by economic status. Code provisions, 
likely incentives but potentially requirements, related to the percent of net area of 
blocks by housing category will help ensure a fine grained variety of housing type 
and integration of lower cost housing. 

Coding for Main Street

The Brisband Main Street received very strong support in open houses, focus 
groups, tabling events and surveys for the Master Plan. Community members were 
excited that Main Street could become a walkable and attractive destination with 
restaurants, shops and services. 

Wilsonville has existing and future models of the type of pedestrian-oriented 
commercial center envisioned for the Frog Pond’s Main Street. The village center 
in Villebois is an anchor point for that community with its well-designed public 
realm, higher density housing, mixed-use, and strong connections to the adjacent 
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the 
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and 
three-to-four story building form. 

To achieve the vision for the Brisband Main Street, the following design and 
development strategies for the Brisband Main Street will be implemented: 

• Permit neighborhood-scale retail, services, mixed-use, multi-family 
residential 

• Prohibit drive-through uses and facilities 

• Adopt development standards such as: 

 › Shallow setbacks to bring buildings close to Main Street’s sidewalks 

 › Up to 4-story building height 

"The overall vision for the neighborhood commercial center is that it is a place that 
provides local goods and services within easy access of the local neighborhoods, has 

a high quality and pedestrian-oriented design, and serves as a gathering place for 
the community. Due to its small scale and local orientation, it will not compete with 

other commercial areas in Wilsonville.” 

— Frog Pond Area Plan
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 › Tall ground floors to emphasize storefront character 

 › Building frontages that occupy a high percentage of the block faces 
along Main Street 

• Adopt design standards such as: 

 › Primary entrances oriented to Brisband or its intersections

 › Front setback areas designed for pedestrian use 

 › Parking to the sides or rears of buildings 

 › Small plazas designed as an accessible amenity 

 › Weather protection (awnings and/or canopies) along sidewalks 

 › Building articulation, fenestration, and materials that make Main 
Street an attractive place and contribute to the vitality of the street 
environment 

The City may initiate a design study for Main Street to evaluate detailed public 
realm improvements and coordinate them with private development. 
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Draft Housing Unit Categories 

As Reviewed by Planning Commission January 2023 
 

 

 

Unit Category A Unit Category B Unit Category C Unit Category D 

Attached Multi-
family units 

Attached middle 
housing, including: 

 Townhouses 

 Duplex 

 Triplex 

 Quadplex 

 Cottage clusters 

 Detached units 1200 
sfA or less (besides 
cottage cluster units) 

 Accessory dwelling 
units 

  

Detached dwelling 
units more than 1200 
sfA 

 Detached homes 
on their own lot 

 Cluster housing 

 Detached multi-
family units 

 
A. Square footage represents a measurement of the Habitable Floor Area as defined in Section 4.001 Definitions 
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Frog Pond East and South Implementation 

 
Draft Development Code Concepts for February 2023 Work Session 

 

1. Incorporating Development of Accessible Units 
 

 Intent: Provide clear definition on which to base a requirement for 

more living options for individuals with limited mobility. 

 Explanation: Add definitions of “Mobility-Friendly Unit, Full” and 
“Mobility-Friendly Unit, Partial” to Definition Section of the 

Development Code and requiring a percentage of all units to meet the 

definition 

 Code Reference: Section 4.001 Definitions  

 Draft Code Amendment: 
 

Mobility-Friendly Unit: A dwelling unit with a kitchen, full bathroom, and 

bedroom on a single-level and that level is accessible from a parking space or 

public sidewalk without the use of stairs: 

 
A. Mobility-Friendly Unit, Full: A Mobility-Friendly Unit  that is 

either on a single level, or has all levels accessed by an 

elevator, allowing access to the entirety of the habitable floor 

area without the use of stairs. 

 

B. Mobility-Friendly Unit, Partial: A Mobility-Friendly Unit, often in a 
multi-level unit, where a portion of the habitable floor area 

requires use of stairs to access.  

 
2. Housing Variety Requirements, including: 

 Maximum of any one unit type categories 
 Minimum amount of middle housing 

 Minimum amount of “accessible” housing 
      

 Intent: To ensure variety by not allowing any one housing type to 

dominate development. To ensure target unit types, determined by the 

City, are integrated into the neighborhood. To ensure integration of 

middle housing to meet both City goals as well as Metro and State 
regulatory requirements. 

 Explanation: Proposed table establishes maximum and minimum 

percentages of housing unit type categories for each development 

proposal. Lesser percentages are proposed for small properties due to 

feasibility implications. Other important notes: 
o Stage I Master Plan Area, Gross Development Area, and Net 

Development Area are all terms used consistently with their use 

in other zoning standards such as calculating required open 

space in PDR zones. 
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o Affordable housing projects - as defined here, is households 

making equal to or less than 80% median family income - are 
exempt from variety requirements to prevent barriers to this 

type of development. 

o Less variety is required for moderate to small properties with 

primarily Type 1 Urban Form to avoid disallowing multi-family 

development.  
o Special area bonus included for ADUs to encourage them as 

further discussed under topic 5 below. 

o Draft standards try to ensure some fully accessible units while 

avoiding over requiring to the extent the requirement unduly 

consumes expensive land and increases cost for housing in the 

area. 
 Code Reference: Part of proposed new Subsection 4.127 (.11) 

Residential Neighborhood Zone-Housing Variety  

 Draft Code Amendment: 

 

Table X. Housing Variety Requirements 

 Minimum 

number of 

Unit 

Categories 
A 

Maximum percent of 

net development 

area for a single Unit 

Category A, B, C 

Minimum 

percent of net 

development 

area in 

Categories B 

or C A, B 

Minimum 

percent of net 

development 

area for 

Mobility-

Friendly Units 
G 

Stage I Master Plan Areas 4.5 

acres or more of Gross 

Development Area D 

3 E 50% 20% 10% 

Stage I Master Plan Areas 2-4.5 

acres of Gross Development Area F 

2 75% 10% 10% 

Stage I Master Plan Areas less than 

2 acres of Gross Development Area 

As required to meet block variety NA NA 

 

Footnotes 
A. Development of housing affordable to households earning at or below 80 percent of the 

median family income of Wilsonville, is exempt from requirements for minimum number of 
unit categories, maximum percentage of a single unit category, and minimum percent of 
Category B and C. Eligible housing must have rental rates or mortgage restrictions for a 
minimum of ten years. 

 
B. Where lot is designated to include an ADU, 50% of the lot area counts as Category C.  
 
C. Pursuant to ORS 197.758 and OAR 660-046-0205, any lot designated as Category D can 
also be developed or redeveloped as middle housing even if the maximum percentage of 
Category B or C is exceeded. However, this does not allow the maximum for Category B or C 

to be exceeded in initial planning or compliance verification concurrent with the tentative and 
final plats. This would only apply at time of future building permit issuance or replat of 
individual lots.  
 
D. Where the Stage I Master Plan Area is less than 10 acres of Gross Development Area and 
more than 75% of Gross Development Area is Urban Form Type 1, the required minimum 
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categories is reduced to 2 and maximum and minimum percentage requirements are the same 
as those for 2-4.5 acres. 

 
E. Any Unit Category must account for a minimum of 5% of the net development area to count 
as a category used.  

 
F. Where more than 75% of Gross Development Area is Urban Form Type 1, the required 
number of unit categories is 1, there is no requirement for Category B or C, but there remains 
a 10% requirement for Mobility-Friendly Units. 

 
G. In each Stage I Master Plan Area 30% or more of the required Mobility-Friendly Units shall 
be Full Mobility-Friendly Units, the remainder may be either Full Mobility-Friendly Units or 

Partial Mobility-Friendly Units. 
 

 

3. Housing Variety on Block Level 
 

 Intent: Require a variety of unit categories on any given block, limit 

the segregation of unit categories as directed in the Master Plan. 
 Explanation: Language requires variety on the block level based on 

the number of lots “in-line along a block face.” The draft numbers are 

based on architectural style, variety requirements in Villebois and have 

been tested against existing subdivisions. 

 Code Reference: New Subsection 4.127 (.11) Residential 
Neighborhood Zone-Housing Variety 

 Draft Code Amendment: 

 

C. Required housing type diversity within each block face is as follows: 
1. For five or fewer lots that are in-line along a block face, a minimum of one 

housing unit category is required. 
2. For more than five (5) and up to twelve (12) lots that are in-line along a 

block face, a minimum of two housing unit categories are required. 
3. For more than twelve (12) lots that are in-line along a block face, a 

minimum of three housing unit categories are required. 
4. How to calculate number of lots in-line along a block face: 

A. Lots are considered in-line along a block face, for the purpose of 
determining minimum number of housing unit categories, when the 
determining lot lines face the same street, path, or open space, without 
an intervening: 
 Street, 
 Park or open space tract that has a frontage equal to or greater than 

double the minimum lot width for non-townhouse lots in the Urban 
Form Type along the determining street, path, or open space. 

B. Except for corner lots, the front lot line is the determining lot line 
referenced in A. above. For corner lots, the determining lot line is the 
front or side lot line which fronts a street, path, or open space with the 
most in-line lots the lot could be counted with. For example, if using the 
front lot line would put the lot in-line with 3 other lots and a side lot line 
would put the lot in-line with 4 other lots, the side lot line would be the 
determining lot line. For corner lots, if using either the front or side lot 
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line would put the lot in-line with the same number of lots, the front lot 
line is the determining lot line for.  

C. In determining the minimum number of housing type categories within a 
block face in standards 1-3 above, when a lot has a primary unit and an 
ADU the lot shall be counted as both the Category of the primary unit  
and Category C.  

D. In determining the minimum number of housing type categories within a 
block face in standards 1- 3 above, the combined lots on which a single 
townhouse building sits shall be consider “a lot” rather than each 
townhouse lot separately.  

 

4. Encouraging and Integrating ADUs 
 

 Intent: Remove identified barriers to Accessory Dwelling Units (ADUs) 

in Frog Pond East and South and citywide, particularly by expanding 

the allowance of them accessory to townhouses and limiting or 

modifying application of setbacks and lot coverage 

 Explanation: Existing ADU language is modified to allow ADUs 
accessory to all townhouses, make the review process the same as 

other dwelling units, create exceptions for lot coverage, and provide 

special setbacks based on the setbacks for cottages under State model 

code for middle housing. Finally, special housing variety provisions to 

encourage ADUs in Frog Pond East and South. 
 Draft Code Amendments: 

 

 

4.113 (.10) B. Accessory Dwelling Units: Standards: 

1. Number Allowed.  

a. For detached single-family dwelling units, and for townhouses 

on lots meeting the minimum lot size for detached single-family 
in the zone: One per dwelling unit.  

b. For all other dwelling units: None.  

  

 

4.113 (.10) B. Accessory Dwelling Units: Standards: 

 

4. Accessory Dwelling Units may be either attached or detached, but are 
generally subject to all zone standards for the underlying zone 

except that for setbacks, height, and lot coverage, unless those 

requirements are specifically waived through the Planned Development 

waiver or Variance approval processes.  

 ADUs are exempt from lot coverage maximums.  
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4.113 (.02) A. Residential Building Setbacks: Lots Over 10,000 square feet: 

7.  Cottage Cluster and ADU Setbacks: Setbacks in 1.—3. and 6. above do 

not apply to cottage clusters and ADUs. For cottage clusters and 

ADUs, minimum front, rear, and side setbacks are ten (10 feet).  

 

4.113 (.02) B. Residential Building Setbacks: Lots Not Exceeding 10,000 

square feet: 

7. Cottage Cluster and ADU Setbacks: Any minimum setback in 1.—3. or 

6. above that would exceed ten feet for a cottage cluster or ADU shall 

be ten feet.  

 

4.120 (.05) FDA-H Dimensional Standards 

E. Accessory buildings and uses shall conform to front and side yard 
setback requirements. If the accessory buildings and uses do not 

exceed 120 square feet or ten feet in height, and they are detached 

and located behind the rear-most line of the main buildings, the side 

and rear yard setbacks may be reduced to three feet. Minimum front 

and rear setback for ADUs is 10 feet.  

 

Old Town Residential Design Standards footnote (noted by *) on page 19 

For cottage clusters and ADUs, minimum front and rear setbacks are 

10'.  

 

Section 4.125 (.05) Table V-1 Village (V) Zone Development Standards 

 
No change to this table. For V (Village) Zone, highest setback to which 

ADU would be subject is 12 feet, so no change recommended. 

 

 

4.127 (.08) Table 2 Residential Neighborhood (RN) Zone, Lot Development 
Standards (applicable to Frog Pond West only) 

 

Amend table footnote “L”  

L. For cottage clusters and ADUs all setbacks otherwise 

greater than 10 feet for other housing types is are reduced to 

10 feet.  
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4.127 (.08) Proposed New Table for Frog Pond East and South (as drafted for 
January 2023 work session) 

 

Add table footnote “F” 

F. The minimum rear setback for a Cottage Cluster unit or Accessory 

Dwelling Unit (ADU) is 10 feet.  
 

 

4.113 (.10) B. ADU Standards 

 

6. Where an Accessory Dwelling Unit is proposed to be added to an 

existing residence and no discretionary land use approval is being 
sought (e.g., Planned Development approval, Conditional Use 

Permit approval, etc.) the application shall require the approval of a 

Class I Administrative Review permit. ADU review process is the 

same as for single-family units and middle housing. 

 
 

For Frog Pond East and South variety standards, allow ADUs to count 50% of 

the area of a subject lot as Category C in calculating variety requirements. 

Staff understands this would be an incentive to developers to integrate more 

ADUs into the neighborhood. 
 

4.127 (.11) Proposed Variety Requirements Table 

 

See proposed footnote B above under variety standards 

 

5. Demonstrating Compliance with Variety Requirements, 
ability to modify once approved 

 

 Intent: To provide clarity for the process of determining compliance 

with variety standards and how the mix of unit categories can be 
subsequently modified while still demonstrating compliance with 

variety standards. 

 Explanation: New language in land division standards and Residential 

Neighborhood Zone standards that clearly state the process as it 

relates to platting and permit issuance and tracking variety 
compliance. The proposed language aims to enable enforcement of the 

requirements noted in 2. “Housing Variety Requirements” during land 

use review above while allowing modification to the mix of housing 

unit categories both during initial development and future 

redevelopment. 
 Code Reference: Sections 4.210 Application Procedure and 4.220 

Final Plat Review as well as new Subsection 4.127 (.11) Residential 

Neighborhood Zone-Housing Variety 

 Draft Development Code Amendments: 
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Subsection 4.210 (.01) B. Tentative Plat Submission 

 
27. For properties in the Residential Neighborhood (RN) Zone subject 

to the variety standards in Subsection 4.127 (.11), a table listing 

each proposed residential lot or parcel, and the area of the lot or 

parcel assigned for each housing type category. Such table shall 

show the total area for each housing type category in the Stage I 
area and demonstrate compliance with applicable variety standards 

is Subsection 4.127 (.11). 

 

Section 4.220 Final Plat, new subsection (.04) 

 

(.04) Determination of Compliance with Residential Neighborhood (RN) 
variety standards. For properties in the Residential Neighborhood 

(RN) Zone subject to the variety standards in Subsection 4.127 

(.11), as part of the submittal for the final plat, the applicant shall 

provide a finalized table listing each residential lot or parcel being 

created, and the area of the lot or parcel assigned to each housing 
type category. Such table shall show the total area for each 

housing unit category in the Stage I area and continue to 

demonstrate compliance with applicable variety standards in 

Subsection 4.127 (.11). 

 
A. Concurrent with recording of the final plat, a deed restriction shall 

be placed on each residential lot or parcel limiting housing to 

housing types consistent with the compliance table submitted 

with the final plat and approved by the City. The instrument 

creating the deed restrictions shall also establish the process for 

modifying the deed restriction in the future to allow a different 
housing unit category. Such process for a future change, 

identified in the recorded instrument, shall (1) not require 

approval of other property owners or a homeowners association 

and (2) include a statement requiring submittal of an updated 

table for City review through a Class I Administrative Review 
Process or other similar ministerial process in place at the time, to 

confirm continued compliance with applicable variety standards in 

Subsection 4.127 (.11). 

 

New RN Zone Subsection 4.127 (.11) D. 
 

D. Compliance with the above variety requirements shall be determined 

with the tentative and final plats pursuant to Subsections 4.210 (.01) 

B. 27. and 4.220 (.04). In the instance where no subdivision or 

partition is proposed with a residential development proposal, the 
requirements established for and concurrent with the final plat in 

4.220 (.04) shall occur prior to issuance of any building permits, 

including demonstrating compliance and recording of a deed 

restriction. 
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Section 4.127. Residential Neighborhood (RN) Zone. 

(.01) Purpose. The Residential Neighborhood (RN) zone applies to lands within Residential Neighborhood 
Comprehensive Plan Map designation. The RN zone is a Planned Development zone, subject to applicable 
Planned Development regulations, except as superseded by this section or in legislative master plans. The 
purposes of the RN Zone are to:  

A. Implement the Residential Neighborhood policies and implementation measures of the Comprehensive 
Plan.  

B. Implement legislative master plans for areas within the Residential Neighborhood Comprehensive Plan 
Map designation.  

C. Create attractive and connected neighborhoods in Wilsonville.  

D. Regulate and coordinate development to result in cohesive neighborhoods that include: walkable and 
active streets; a variety of housing appropriate to each neighborhood; connected paths and open 
spaces; parks and other non-residential uses that are focal points for the community; and, connections 
to and integration with the larger Wilsonville community.  

E. Encourage and require quality architectural and community design as defined by the Comprehensive 
Plan and applicable legislative master plans.  

F. Provide transportation choices, including active transportation options.  

G. Preserve and enhance natural resources so that they are an asset to the neighborhoods, and there is 
visual and physical access to nature.  

H. Create housing opportunities for a variety of households, including housing types that implement the 
Wilsonville Equitable Housing Strategic Plan and housing affordability provisions of legislative master 
plans.  

(.02) Permitted uses: 

A. Open Space.  

B. Single-Family Dwelling Unit.  

C. Townhouses. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

D. Duplex.  

E. Triplex and quadplex. During initial development in the Frog Pond West Neighborhood, triplexes are 
permitted only on corner lots and quadplexes are not permitted.  

F. Cluster housing. During initial development in the Frog Pond West Neighborhood, only two-unit cluster 
housing is permitted except on corner lots where three-unit cluster housing is permitted.  

G. Multiple-Family Dwelling Units, except when not permitted in a legislative master plan, subject to the 
density standards of the zone. Multi-family dwelling units are not permitted within the Frog Pond West 
Master Plan area.  

H. Cohousing.  

I. Cluster Housing (Frog Pond West Master Plan).  

J. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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K. Manufactured homes.  

(.03) Permitted accessory uses: 

A. Accessory uses, buildings and structures customarily incidental to any of the principal permitted uses 
listed above, and located on the same lot.  

B. Living quarters without kitchen facilities for persons employed on the premises or for guests. Such 
facilities shall not be rented or otherwise used as a separate dwelling unless approved as an accessory 
dwelling unit or duplex.  

C. Accessory Dwelling Units, subject to the standards of Section 4.113 (.10).  

D. Home occupations.  

E. A private garage or parking area.  

F. Keeping of not more than two roomers or boarders by a resident household.  

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

H. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard setbacks 
may be reduced to three feet.  

I. Livestock and farm animals, subject to the provisions of Section 4.162.  

(.04) Uses permitted subject to Conditional Use Permit requirements: 

A. Public and semi-public buildings and/or structures essential to the physical and economic welfare of an 
area, such as fire stations, sub-stations and pump stations.  

B. Commercial Recreation, including public or private clubs, lodges or meeting halls, golf courses, driving 
ranges, tennis clubs, community centers and similar commercial recreational uses. Commercial 
Recreation will be permitted upon a finding that it is compatible with the surrounding residential uses 
and promotes the creation of an attractive, healthful, efficient and stable environment for living, 
shopping or working. All such uses except golf courses and tennis courts shall conform to the 
requirements of Section 4.124(.04)(D) (Neighborhood Commercial Centers).  

C. Churches; public, private and parochial schools; public libraries and public museums.  

D. Neighborhood Commercial Centers limited to the provisions of goods and services primarily for the 
convenience of and supported by local residents. Neighborhood Commercial Centers are only 
permitted where designated on an approved legislative master plan.  

(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement 
legislative master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

(.06) Minimum and Maximum Residential Lots: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code 
and applicable provisions of an approved legislative master plan.  
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1. For initial development of the Frog Pond West Neighborhood, Table 1 in this Code and Frog Pond 
West Master Plan Table 1 establish the minimum and maximum number of residential lots for 
the sub-districts.  

2. For areas that are a portion of a sub-district, the minimum and maximum number of residential 
lots are established by determining the proportional gross acreage and applying that proportion 
to the minimums and maximums listed in Table 1. The maximum density of the area may be 
increased, up to a maximum of ten percent of what would otherwise be permitted, based on an 
adjustment to an SROZ boundary that is consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district when it is demonstrated that 
the reduction is necessary due to topography, protection of trees, wetlands and other natural 
resources, constraints posed by existing development, infrastructure needs, provision of non-
residential uses and similar physical conditions.  

Table 1. Minimum and Maximum Residential Lots by 
Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  

(.07) Development Standards Generally: 

A. Unless otherwise specified by this the regulations in this Residential Development Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone.  

(.08) Lot Development Standards: 
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A. Lot development shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

B. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards unless superseded or supplemented by other provisions of the Development 
Code.  

C. Lot Standards for Small Lot Sub-districts. The purpose of these standards is to ensure that development 
in the Small Lot Sub-districts includes varied design that avoids homogenous street frontages, creates 
active pedestrian street frontages and has open space that is integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  

Table 2: Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  

 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots 
designated for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the 
maximum number allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated 
for development of a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

E.  On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage 
clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  
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G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

L.  For cottage clusters all setbacks otherwise greater than 10 feet for other housing types is reduced to 10 feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 
20 ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at 
the front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking 
the courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of 
the number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  

D. Lot Standards Specific to the Frog Pond West Neighborhood.  

1. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

a. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

2. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane shall 
not have driveways accessing lots from these streets, unless no practical alternative exists for 
access. Lots in Large Lot Sub-districts are exempt from this standard.  

(.09) Open Space: 

A. Purpose. The purposes of these standards for the Residential Neighborhood Zone are to:  

1. Provide light, air, open space, and useable recreation facilities to occupants of each residential 
development.  

2. Retain and incorporate natural resources and trees as part of developments.  

3. Provide access and connections to trails and adjacent open space areas.  

For Neighborhood Zones which are subject to adopted legislative master plans, the standards 
work in combination with, and as a supplement to, the park and open space recommendations of 
those legislative master plans. These standards supersede the Open Space requirements in WC 
Section 4.113(.01).  

B. Within the Frog Pond West Neighborhood, the following standards apply: 

1. Properties within the R-10 Large Lot sub-districts and R-7 Medium Lot sub-districts are exempt 
from the requirements of this section. If the Development Review Board finds, based upon 
substantial evidence in the record, that there is a need for open space, they may waive this 
exemption and require open space proportional to the need.  

2. For properties within the R-5 Small Lot sub-districts, Open Space Area shall be provided in the 
following manner:  
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a. Ten percent of the net developable area shall be in open space. Net developable area does 
not include land for non-residential uses, SROZ-regulated lands, streets and private drives, 
alleys and pedestrian connections. Open space must include at least 50 percent usable 
open space as defined by this Code and other like space that the Development Review 
Board finds will meet the purpose of this section.  

b. Natural resource areas such as tree groves and/or wetlands, and unfenced low impact 
development storm water management facilities, may be counted toward the ten percent 
requirement at the discretion of the Development Review Board. Fenced storm water 
detention facilities do not count toward the open space requirement. Pedestrian 
connections may also be counted toward the ten percent requirement.  

c. The minimum land area for an individual open space is 2,000 square feet, unless the 
Development Review Board finds, based on substantial evidence in the record, that a 
smaller minimum area adequately fulfills the purpose of this Open Space standard.  

d. The Development Review Board may reduce or waive the usable open space requirement 
in accordance with Section 4.118(.03). The Board shall consider substantial evidence 
regarding the following factors: the walking distance to usable open space adjacent to the 
subject property or within 500 feet of it; the amount and type of open space available 
adjacent or within 500 feet of the subject property, including facilities which support 
creative play.  

e. The Development Review Board may specify the method of assuring the long-term 
protection and maintenance of open space and/or recreational areas. Where such 
protection or maintenance are the responsibility of a private party or homeowners' 
association, the City Attorney shall review any pertinent bylaws, covenants or agreements 
prior to recordation.  

(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

1. Within the Frog Pond West Neighborhood, streets shall be consistent with Figure 18, Street 
Demonstration Plan, in the Frog Pond West Master Plan. The Street Demonstration Plan is 
intended to be guiding, not binding. Variations from the Street Demonstration Plan may be 
approved by the Development Review Board, upon finding that one or more of the following 
justify the variation: barriers such as existing buildings and topography; designated Significant 
Resource Overlay Zone areas; tree groves, wetlands or other natural resources; existing or 
planned parks and other active open space that will serve as pedestrian connections for the 
public; alignment with property lines and ownerships that result in efficient use of land while 
providing substantially equivalent connectivity for the public; and/or site design that provides 
substantially equivalent connectivity for the public.  

2. If a legislative master plan does not provide sufficient guidance for a specific development or 
situation, the Development Review Board shall use the block and access standards in Section 
4.124(.06) as the applicable standards.  

(.11) Signs. Per the requirements of Sections 4.156.01 through 4.156.11 and applicable provisions from adopted 
legislative master plans.  
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(.12) Parking. Per the requirements of Section 4.155 and applicable provisions from adopted legislative master 
plans.  

(.13) Corner Vision Clearance. Per the requirements of Section 4.177.  

(.14) Main Entrance Standards: 

A. Purpose. These standards:  

1. Support a physical and visual connection between the living area of the residence and the street;  

2. Enhance public safety for residents and visitors and provide opportunities for community 
interaction;  

3. Ensure that the pedestrian entrance is visible or clearly identifiable from the street by its 
orientation or articulation; and  

4. Ensure a connection to the public realm for development on lots fronting both private and public 
streets by making the pedestrian entrance visible or clearly identifiable from the public street.  

B. Location. At least one main entrance for each structure must:  

1. Be within 12 feet of the longest street-facing front wall of the dwelling unit; and  

2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; and  

(iii) Be covered with a roof or trellis.  

 

Attachment 4 Frog Pond East and South Work Session February 8, 2023 
Existing Section 4.127 Wilsonville Code-Residential Neighborhood (RN ) Zone

Planning Commission Meeting - February 8, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1563

Item 2.



 

 

 
    Created: 2022-06-24 10:18:24 [EST] 

(Supp. No. 1) 

 
Page 8 of 12 

 

C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  

(.15) Garage Standards: 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between the living area of the residences 
and the street;  

2. Ensure that the location and amount of the living area of the residence, as seen from the street, 
is more prominent than garages;  

3. Prevent garages from obscuring the main entrance from the street and ensure that the main 
entrance for pedestrians, rather than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing garages and vehicle areas from 
dominating the views of the neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking views of the street from inside the 
residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the regulations of this subsection apply to 
garages accessory to residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the street with an average slope of 20 
percent or more.  

3. Standards: 
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a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and accessory structures, the 
standards apply to the street-facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that are less than 50 feet wide at the 
front lot line, the standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

(i) The width of the garage door may be up to 50 percent of the length of the 
street-facing façade.  

(ii) The garage door must be recessed at least four feet from the front façade or six 
feet from the front of a front porch.  

(iii) The maximum driveway width is 18 feet.  

c. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

d. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the 
appearance of the garage from the street. Side-loaded garages, i.e., where the garage 
openings are turned away from the street, are exempt from this requirement.  

e. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door 
and the sidewalk. This standard does not apply to garage entries that do not face the 
street.  

 

(.16) Residential Design Standards: 

A. Purpose. These standards:  
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1. Support consistent quality standards so that each home contributes to the quality and cohesion 
of the larger neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks and neighborhoods, whether a 
neighborhood develops all at once or one lot at a time, avoiding homogeneous street frontages 
that detract from the community's appearance.  

B. Applicability. These standards apply to all façades facing streets, pedestrian connections, parks, open 
space tracts, the Boeckman Trail, or elsewhere as required by this Code or the Development Review 
Board. Exemptions from these standards include: (1) Additions or alterations adding less than 50 
percent to the existing floor area of the structure; and, (2) Additions or alterations not facing a street, 
pedestrian connection, park, or open space tract.  

C. Windows. The standards for minimum percentage of façade surface area in windows are below. These 
standards apply only to facades facing streets, pedestrian connections, parks, and open space tracts.  

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

c. Ten percent—front facades facing streets if a minimum of seven design elements are 
provided per Section 4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from the building to the street. Glass 
block does not meet this standard. Windows in garage doors and other doors count toward this 
standard.  

5. Street-facing facades along Boeckman Road and Stafford Road must meet the standards for front 
facades.  

D. Articulation. Plans for residential buildings shall incorporate design features such as varying rooflines, 
offsets, balconies, projections (e.g., overhangs, porches, or similar features), recessed or covered 
entrances, window reveals, or similar elements that break up otherwise long, uninterrupted elevations. 
Such elements shall occur at a minimum interval of 30 feet on façades facing streets, pedestrian 
connections, parks, open space tracts, or elsewhere as required by this Code or the Development 
Review Board. Where a façade governed by this standard is less than 30 feet in length, at least one of 
the above-cited features shall be provided.  

E. Residential Design Menu. Residential structures shall provide a minimum of five of the design elements 
listed below for front façades and façades facing Boeckman Road and Stafford Road, unless otherwise 
specified by the code. For side façades facing streets, pedestrian connections, parks, open space tracts, 
a minimum of three of the design elements must be provided. Where a design feature includes more 
than one element, it is counted as only one of the five required elements.  

1. Dormers at least three feet wide.  
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2. Covered porch entry—minimum 48 square foot covered front porch, minimum six feet deep and 
minimum of a six foot deep cover. A covered front stoop with minimum 24 square foot area, four 
foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of the building a minimum of four 
feet and enclosed by a railing or parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends or 
brackets (does not include a garage gable if garage projects beyond dwelling unit portion of 
street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative materials occupying at least 60 square 
feet of the street façade.  

11. Bay or bow windows - extending a minimum of 12 inches outward from the main wall of a 
building and forming a bay or alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door designed to resemble two smaller garage 
doors and/or windows in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone or brick extending at least 36 
inches above adjacent finished grade occupying a minimum of ten percent of the overall primary 
street facing façade.  

16. Entry courtyards which are visible from, and connected directly to, the street. Courtyards shall 
have a minimum depth of ten feet and minimum width of 80 percent of the non-garage/driveway 
building width to be counted as a design element.  

F. House Plan Variety. No two directly adjacent or opposite residential structures may possess the same 
front or street-facing elevation. A structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house plan variety. This standard is met 
when front or street-facing elevations differ from one another due to different materials, articulation, 
roof type, inclusion of a porch, fenestration, and/or number of stories. Where façades repeat on the 
same block face, they must have at least three intervening residential structures between them that 
meet the above standard. Small Lot developments over ten acres shall include duplexes and/or two-
unit townhouses comprising ten percent of the homes—corner locations are preferred.  

G. Prohibited Building Materials. The following construction materials may not be used as an exterior 
finish:  

1. Vinyl siding.  

2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  
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5. Fiberglass panels.  

(.17) Fences: 

A. Within Frog Pond West, fences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall 
along Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public Open Spaces. 

A. Purpose. The purpose of these standards is to ensure that development adjacent to schools and parks 
is designed to enhance those public spaces with quality design that emphasizes active and safe use by 
people and is not dominated by driveways, fences, garages, and parking.  

B. Applicability. These standards apply to development that is adjacent to or faces schools and parks. As 
used here, the term adjacent includes development that is across a street or pedestrian connection 
from a school or park.  

C. Development must utilize one or more of the following design elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the side street that does not face the 
school, park, or public open space.  

3. Recess of the garage a minimum of four feet from the front façade of the home. A second story 
above the garage, with windows, is encouraged for this option.  

D. Development must be oriented so that the fronts or sides of residential structures face adjacent 
schools or parks. Rear yards and rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that there is no practicable alternative 
due to the size, shape or other physical constraint of the subject property.  

(Ord. No. 806, 7-17-2017) 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability. 

1. The open space standards of this subsection shall apply to the following:  

a. Subdivisions.  

b. Planned Developments.  

c. Multi-family Development.  

2. These standards do not apply to the following:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  

C. Area Required. The minimum open space area required in a development is an area equal to 25 
percent of the size of the Gross Development Area except if reduced for shared parking pursuant to 
Subsection 4.155(.03)S.  

D. Required Open Space Characteristics: 

1. Size of Individual Open Spaces. For developments with ten or more lots buildable with dwelling 
units (or ten or more multi-family units) an open space area must be at least 2,000 square feet to 
be counted towards the 25 percent open space requirement. For developments with less than 
ten lots buildable with dwelling units (or less than ten multi-family units) an open space area 
must be at least 1,000 square feet to be counted towards the 25 percent open space 
requirement.  

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

3. Usable open space requirements. Half of the minimum open space area, an area equal to 12.5 
percent of the size of the Gross Development Area, shall be located outside the SROZ and be 
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usable open space programmed for active recreational use. Any open space considered usable 
open space programmed for active recreation use shall meet the following requirements.  

a. Be designed by a registered professional landscape architect with experience designing 
residential park areas. An affidavit of such professional's credentials shall be included in the 
development application material.  

b. Be designed and programmed for a variety of age groups or other user groups.  

4. Enhancing Existing Wildlife Habitat through Design of Open Space: 

a. Open space designed, as wildlife habitat shall be placed adjacent to and connect to 
existing, preserved wildlife habitat to the extent feasible.  

b. To the extent feasible, open space shall create or enhance connections between existing 
wildlife habitat.  

E. Any dedication of land as public park land must meet City parks standards. The square footage of any 
open space land outside the SROZ and BPA easements, whether dedicated to the public or not, shall be 
considered part of the Gross Development Area.  

F. Approval of open space must ensure the long-term protection and maintenance of open space and/or 
recreational areas. Where such protection or maintenance are the responsibility of a private party or 
homeowners' association, the City Attorney shall review any pertinent bylaws, covenants, or 
agreements prior to recordation.  

G. The open space requirements of this subjection are subject to adjustments in PDR zones pursuant to 
Subsection 4.124(.08).  

 (.14) Design Standards for Detached Single-family and Middle Housing.  

A. The standards in this subsection apply in all zones, except as indicated in 1.—2. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential 
Neighborhood Zones, as these zones have their own variety standards, except that the standards 
do apply within middle housing development with multiple detached units on a single lot which 
the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures 
that are attached to one another such as a grouping of townhouses.  

C. Standards applicable to all residential structures except as noted in I. below.  

1. Façade Variety: 

a. Each public-facing façade of a residential structure shall differ from the public-facing 
façades of directly adjacent residential structures in at least one of the three ways listed in 
Subsection d. below.  

b. Where public-facing façades repeat on the same block, at least two residential structures 
with different public-facing façades shall intervene between residential structures with the 
same public-facing façades, with sameness defined by not differing in at least one of the 
three ways listed in Subsection d. below.  
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c. For façades of residential structures facing a public street, the façade of any residential 
structures directly across the street shall differ in at least one of the three ways listed in 
Subsection d. below. Directly across means any residential structure façade intersected by 
imaginary lines extending the shortest distance across the street from the mid-point of a 
façade and from the edges of a façade. See Figure 1 below.  

d. A façade shall be considered different if it differs from another façade in at least one of the 
following ways:  

i. Variation in type, placement, or width of architectural projections (such as 
porches, dormers, or gables) or other features that are used to meet the 
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If 
adjacent or opposite façades feature the same projection type, the projections 
on adjacent/opposite façades must differ in at least one of the following ways:  

• At least 20 percent difference in width; or  

• Horizontally offset by at least five feet. For the purposes of this standard, 
"offset" means a measurable difference of at least five feet from the left 
edge of the projection to the left edge of the front façade or at least five 
feet from the right edge of the projection to the right edge of the front 
façade.  

ii. At least 20 percent of the façade (excluding glazing) is covered by different 
exterior finish materials. The use of the same material in different types of 
siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different 
materials for the purpose of this standard.  

iii. Variation in primary paint color as determined by a LRVR (Light Reflectance 
Value) difference of at least 15 percent.  
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Figure 1. Determining If A Residential Structure is Directly Across the Street from Another 
 

2. Architectural Consistency and Interest. 

a. Architectural styles shall not be mixed within the same residential structure (a series of 
attached structures is one structure for the purpose of these standards). Architectural style 
consistency is defined by adherence to all of the following:  

i. Use of the same primary and supporting façade materials throughout the 
structure.  

ii. Use of no more than two roof pitch angles.  

iii. Use of the same door size for each primary entrance in the structure.  

b. Articulation. All public-facing façades of residential structures, other than townhouses, 
shall incorporate the following design elements at a minimum interval of every 30 feet, 
except as noted in 2.c. below. The minimum number of design elements is determined by 
dividing the façade length by 30 and rounding up to the nearest whole number. For 
townhouse articulation standards, see subsection (.14)E.4.  

i. varying rooflines.  

ii. offsets of at least 12 inches.  

iii. balconies.  

iv. projections of at least 12 inches and width of at least three feet.  

v. porches.  

vi. entrances that are recessed at least 24 inches or covered.  

vii. dormers at least three feet wide.  

c. For structures with two or more dwelling units, a single design element that spans at least 
50 percent of the façade of two adjacent units can count as two articulation elements to 
meet the standard in subsection b. and can meet the standard for 60 feet of façade width 
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other 
required design elements on the façade.  

d. Articulation Element Variety: Different articulation elements shall be used as provided 
below. For the purpose of this standard, a "different element" is defined as one of the 
following: a completely different element from the list in subsection 2.b above; the same 
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by 
at least three feet.  

i. Where two to four elements are required on a façade, at least two different 
elements shall be used.  

ii. Where more than four elements are required on a façade, at least three 
different elements shall be used.  

e. Reductions to required windows percentage: The required percent of façade of a 
residential structure in the public-facing façade covered by windows or entry doors for 
single-family or middle housing in any zone may be reduced to the percentages that 
follows:  

i. For of 1.5 or 2-story façades facing the front or rear lot line:  
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• 12.5 percent if six of the design features in Subsection e.v. below are 
used.  

• Ten percent if seven or more of the design features in Subsection e.v. 
below are used.  

ii. For 1-story façades facing the front or rear lot line;  

• 12.5 percent if less than six design features in Subsection e.v. are used  

• ten percent if six or more design features in Subsection e.v. are used  

iii. For façades facing a side lot line:  

• Five percent regardless of the number of design features  

iv. Glass block does not count towards meeting window and entry percentage  

v. Window reduction design features:  

• Dormers at least three feet wide.  

• Covered porch entry—minimum 48 square foot covered front porch, 
minimum six feet deep and minimum of a six foot deep cover. A covered 
front stoop with minimum 24 square foot area, four foot depth and hand 
rails meets this standard.  

• Front porch railing around at least two sides of the porch.  

• Second story balcony—projecting from the wall of the building a 
minimum of four feet and enclosed by a railing or parapet wall.  

• Roof overhang of eight inches or greater.  

• Columns, pillars or posts at least four inches wide and containing larger 
base materials.  

• Decorative gables—cross or diagonal bracing, shingles, trim, corbels, 
exposed rafter ends or brackets (does not include a garage gable if garage 
projects beyond dwelling unit portion of street façade).  

• Decorative molding above windows and doors.  

• Decorative pilaster or chimneys.  

• Bay or bow windows—extending a minimum of 12 inches outward from 
the main wall of a building and forming a bay or alcove in a room within 
the building.  

• Sidelight and/or transom windows associated with the front door or 
windows in the front door.  

• Window grids on all façade windows visible from behind fences 
(excluding any windows in the garage door or front door).  

• Maximum nine foot wide garage doors or a garage door designed to 
resemble two smaller garage doors and/or windows in the garage door 
(only applicable to street facing garages).  

• Decorative base materials such as natural stone, cultured stone or brick 
extending at least 36 inches above adjacent finished grade occupying a 
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minimum of ten percent of the overall primary street facing façade. This 
design element does not count if behind a site-obscuring fence.  

• Entry courtyards which are visible from, and connected directly to, the 
street. Courtyards shall have a minimum depth of ten feet and minimum 
width of 80 percent of the non-garage/driveway building width to be 
counted as a design element.  

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

1. Entry Orientation. 

a. At least one main entrance for each triplex or quadplex must meet the standards in 
subsections b. and c. below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45 degree angle from the street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

 

Figure 2. Main Entrance Facing the Street 
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Figure 3. Main Entrance at 45° Angle from the Street 
 

 

Figure 4. Main Entrance Opening onto a Porch 
 

2. Windows. A minimum of 15 percent of the area of all street-facing façades must include windows 
or entrance doors. Façades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  
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Figure 5. Window Coverage 
 

3. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).  
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Figure 6. Width of Garages and Parking Areas 
 

4. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with a paved surface, access must be taken from the alley (see Figure 
8. Alley Access).  

ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  
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iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

 

Figure 7. Driveway Approach Width and Separation on Local Street 
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Figure 8. Alley Access 
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Figure 9. Driveway Approach Options for Multiple Local Street Frontages 
 

E. Standards applicable to Townhouses.  

1. Number of Attached Dwelling Units. 

a. Minimum. A townhouse project must contain at least two attached units.  

b. Maximum. The maximum number of townhouse units that may be attached together to 
form a group is specified below.  

• R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group  

• RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except 
for initial development in Frog Pond West per Section 4.124.  

2. Entry Orientation. The main entrance of each townhouse unit must:  
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a. Be within eight feet of the longest wall of the dwelling unit facing a street or private drive; 
and  

b. Either:  

i. Face the street or private drive (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3. 
Main Entrance at 45° Angle from the Street);  

iii. Face a common open space or private access or driveway that is abutted by 
dwellings on at least two sides; or  

iv. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

A. Be at least 25 square feet in area; and  

B. Have at least one entrance facing the street or private drive or have a 
roof.  

3. Windows. A minimum of 15 percent of the area of all public-facing façades on each individual 
unit must include windows or entrance doors. Half of the window area in the door of an attached 
garage may count toward meeting this standard. See Figure 5. Window Coverage.  

4. Unit definition. Each townhouse unit must include at least one of the items listed in a. through g. 
below on at least one public-facing façade (see Figure 10. Townhouse Unit Definition). 
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent 
townhouse units, it can meet the standard for two units.  

a. A roof dormer a minimum of four feet in width, or  

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an 
interior room, or  

c. A bay window that extends from the façade a minimum of two feet, or  

d. An offset of the façade of a minimum of two feet in depth, either from the neighboring 
townhouse or within the façade of a single townhouse, or  

e. An entryway that is recessed a minimum of three feet, or  

f. A covered entryway with a minimum depth of four feet, or  

g. A porch meeting the standards of subsection (.14)E.2.b.iv.  

Balconies and bay windows may encroach into a required setback area, pursuant to Section 
4.180.  
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Figure 10. Townhouse Unit Definition 
 

5. Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet 
the following standards:  

a. Alley Access. Townhouse project sites abutting an alley that is improved with pavement 
shall take access to the rear of townhouse units from the alley rather than the public 
street.  

b. Front Access. Garages on the front façade of a townhouse, off-street parking areas in the 
front yard, and driveways in front of a townhouse are allowed if they meet the following 
standards (see Figure 11. Townhouses with Parking in Front Yard).  

i. Each townhouse lot has a street frontage of at least 20 feet on a local street.  

ii. A maximum of one driveway approach is allowed for every townhouse. 
Driveway approaches and/or driveways may be shared.  

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on 
any lot.  
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iv. The garage width does not exceed 12 feet, as measured from the inside of the 
garage door frame.  

 

Figure 11. Townhouses with Parking in Front Yard 
 

c. Shared Access. The following standards apply to driveways and parking areas for 
townhouse projects that do not meet all of the standards in subsections a. or b.  

i. Off-street parking areas shall be accessed on the back façade or located in the 
rear yard. No off-street parking shall be allowed in the front yard or side yard of 
a townhouse.  

ii. A townhouse project that includes a corner lot shall take access from a single 
driveway approach on the side of the corner lot. See Figure 12. Townhouses on 
Corner Lot with Shared Access.  
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Figure 12. Townhouses on Corner Lot with Shared Access 
 

iii. Townhouse projects that do not include a corner lot shall consolidate access for 
all lots into a single driveway. The driveway and approach are not allowed in 
the area directly between the front façade and front lot line of any of the 
townhouses. See Figure 13. Townhouses with Consolidated Access.  
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Figure 13. Townhouses with Consolidated Access 
 

iv. A townhouse project that includes consolidated access or shared driveways 
shall grant access easements to allow normal vehicular access and emergency 
access.  

F. Standards applicable to Cottage Clusters.  

1. Courtyard Required. All cottages within a single cottage cluster must share a common courtyard. 
A cottage cluster project may include more than one cluster and more than one common 
courtyard.  

2. Number of Dwellings. 

a. A single cottage cluster shall contain a minimum of four and a maximum of eight cottages.  

3. Setbacks. 

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The 
minimum distance between all other structures, including accessory structures, shall be in 
accordance with building code requirements.  

b. All other setbacks are provided in section (.02) or in the applicable base zone.  

4. Building Height. The maximum building height for all structures is 25 feet.  
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5. Footprint. The maximum building footprint for each cottage is 900 square feet. Individual 
attached garages up to 200 square feet shall be exempted from the calculation of maximum 
building footprint.  

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400 
square feet.  

7. Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards:  

a. Each cottage within a cluster must either abut the common courtyard or must be directly 
connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 
courtyard and must:  

i. Have a main entrance facing the common courtyard;  

ii. Be within ten feet from the common courtyard, measured from the façade of 
the cottage to the nearest edge of the common courtyard; and  

iii. Be connected to the common courtyard by a pedestrian path.  

c. Cottages within 20 feet of a street property line may have their entrances facing the street.  

d. Cottages not facing the common courtyard or the street must have their main entrances 
facing a pedestrian path that is directly connected to the common courtyard.  

8. Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 
order to provide a sense of openness and community of residents. Common courtyards must 
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards):  

a. The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard.  

c. The common courtyard must contain a minimum of 150 square feet per cottage within the 
associated cluster.  

d. The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.  

e. The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 
paths, and/or paved courtyard area, and may also include recreational amenities. 
Impervious elements of the common courtyard shall not exceed 75 percent of the total 
common courtyard area.  

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas, 
required setbacks, and driveways do not qualify as part of a common courtyard.  
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Figure 14. Cottage Cluster Orientation and Common Courtyard Standards 
 

9. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards:  

a. Each cottage cluster is permitted one community building.  

b. The community building shall have a maximum floor area of 1,400 sf.  

c. A community building that meets the definition of a dwelling unit must meet the maximum 
900 square foot footprint limitation that applies to cottages (pursuant to subsection 
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is 
not a legal dwelling unit and will not be used as a primary dwelling.  

10. Pedestrian Access. 
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a. An accessible pedestrian path must be provided that connects the main entrance of each 
cottage to the following:  

i. The common courtyard;  

ii. Shared parking areas;  

iii. Community buildings; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage 
requirements of the applicable base zone.  

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 
standards:  

i. A parking cluster must not exceed five contiguous spaces.  

ii. Parking clusters must be separated from other spaces by at least four feet of 
landscaping.  

iii. Clustered parking areas may be covered.  

iv. Parking areas must also meet the standards in Subsections 4.155(.02)—(.03), 
except where they conflict with these standards.  

b. Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located 
between a street property line and the front façade of cottages located closest 
to the street property line. This standard does not apply to alleys.  

ii. Off-street parking spaces shall not be located within ten feet of any property 
line, except alley property lines.  

iii. Driveways and drive aisles are permitted within ten feet of property lines.  

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 
parking areas and parking structures from common courtyards and public streets.  

d. Garages and carports. 

i. Garages and carports (whether shared or individual) must not abut common 
courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages.  

iii. Individual detached garages must not exceed 400 square feet in floor area.  

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width.  

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.  

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 
detached single-family detached dwelling on the same lot at the time of proposed development 
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of the cottage cluster may remain within the cottage cluster project area under the following 
conditions:  

a. The existing dwelling may be nonconforming with respect to the requirements of this 
subsection (.14)F.  

b. The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum 
building footprint of 900 square feet; however, existing dwellings that exceed these 
maximum height and/or footprint standards may not be expanded.  

c. The existing dwelling shall be excluded from the calculation of orientation toward the 
common courtyard, per subsection (.14)F.7.b.  

 

Figure 15. Cottage Cluster Parking Design Standards 
 

G. Standards applicable to Cluster Housing besides Cottage Clusters.  
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit, 
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to 
apply. Architectural consistency is defined by adherence to all of the following:  

a. Use of the same primary and supporting façade materials throughout the cluster.  

b. Use of no more than two roof pitch angles.  

c. Use of the same door size for each primary entrance in the structures.  

2. Entry Orientation. 

a. The entry orientation standards apply as follows:  

i. At least one main entrance for each cluster home must meet the standards in 
subsections b and c below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45° Angle from the Street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows 
or entrance doors. Facades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

4. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley). Garages and off-street parking areas that are separated from the street 
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and 
Parking Areas).  

5. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with pavement access must be taken from the alley (see Figure 8. 
Alley Access).  
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  

iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

6. Setbacks. 

a. Building Separation. Cluster housing structures shall be separated by a minimum distance 
of six feet. The minimum distance between all other structures, including accessory 
structures, shall be in accordance with building code requirements.  

b. All other setbacks are provided in the applicable base zone.  

7. Pedestrian Access. 

a. An accessible pedestrian path must be provided that connects the main entrance of each 
unit to the following:  

i. Shared open space;  

ii. Shared parking areas; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

H. Combining Unit Types in One Development.  

1. If a project proposes a mix of middle housing types which creates a conflict with various 
standards, the more restrictive standards shall apply.  

I. Existing Structures and Conversions:  

1. Where a residential structure is converted from one type of dwelling unit to another without any 
additions, the design standards in C.—H. do not apply.  

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the 
footprint is expanded by 25 percent or more.  

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request Site Design Review by the Development Review Board of a 
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made 
that the following standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.  
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Section 4.210. Application Procedure. 

(.01)  Pre‐application conference. Prior to submission of a tentative condominium, partition, or subdivision plat, a 
person proposing to divide land in the City shall contact the Planning Department to arrange a pre‐
application conference as set forth in Section 4.010.  

A.  Preparation of Tentative Plat. The Planning staff shall provide information regarding procedures and 
general information having a direct influence on the proposed development, such as elements of the 
Comprehensive Plan, existing and proposed streets, roads and public utilities. The applicant shall cause 
to be prepared a tentative plat, together with improvement plans and other supplementary material as 
specified in this Section. The Tentative Plat shall be prepared by an Oregon licensed professional land 
surveyor or engineer. An affidavit of the services of such surveyor or engineer shall be furnished as part 
of the submittal.  

B.  Tentative Plat Submission. The purpose of the Tentative Plat is to present a study of the proposed 
subdivision to the Planning Department and Development Review Board and to receive approval or 
recommendations for revisions before preparation of a final Plat. The design and layout of this plan 
plat shall meet the guidelines and requirements set forth in this Code. The Tentative Plat shall be 
submitted to the Planning Department with the following information:  

1.  Site development application form completed and signed by the owner of the land or a letter of 
authorization signed by the owner. A preliminary title report or other proof of ownership is to be 
included with the application form.  

2.  Application fees as established by resolution of the City Council.  

3.  Ten copies and one sepia or suitable reproducible tracing of the Tentative Plat shall be submitted 
with the application. Paper size shall be 18 inch by 24 inch, or such other size as may be specified 
by the City Engineer.  

4.  Name of the subdivision. No subdivision name shall duplicate or resemble the name of any other 
subdivision in Clackamas or Washington County. Names may be checked through the county 
offices.  

5.  Names, addresses, and telephone numbers of the owners and applicants, and engineer or 
surveyor.  

6.  Date, north point and scale of drawing.  

7.  Location of the subject property by Section, Township, and Range.  

8.  Legal road access to subject property shall be indicated as City, County, or other public roads.  

9.  Vicinity map showing the relationship to the nearest major highway or street.  

10.  Lots. Dimensions of all lots, minimum lot size, average lot size, and proposed lot and block 
numbers.  

11.  Gross acreage in proposed plat.  

12.  Proposed uses of the property, including sites, if any, for multi‐family dwellings, shopping 
centers, churches, industries, parks, and playgrounds or other public or semi‐public uses.  

13.  Improvements: Statement of the improvements to be made or installed including streets, private 
drives, sidewalks, lighting, tree planting, and times such improvements are to be made or 
completed.  

Attachment 6 Frog Pond East and South Work Session February 8, 2023 
Existing Sections 4.210 - 4.220 Application Procedures (Land Divisions) and Final Plat Review

Planning Commission Meeting - February 8, 2023 
Frog Pond East and South Implementation-Development Code

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1593

Item 2.



 
 

 
     Created: 2022‐06‐24 10:18:29 [EST] 
(Supp. No. 1) 

 
Page 2 of 5 

14.  Trees. Locations, types, sizes, and general conditions of all existing trees, as required in Section 
4.600.  

15.  Utilities such as electrical, gas, telephone, on and abutting the tract.  

16.  Easements: Approximate width, location, and purpose of all existing and proposed easements on, 
and known easements abutting the tract.  

17.  Deed Restrictions. Outline of proposed deed restrictions, if any.  

18.  Written Statement. Information which is not practical to be shown on the maps may be shown in 
separate statements accompanying the Tentative Plat.  

19.  If the subdivision is to be a "Planned Development," a copy of the proposed Home Owners 
Association By‐Laws must be submitted at the time of submission of the application. The 
Tentative Plat shall be considered as the Stage I Preliminary Plan. The proposed By‐Laws must 
address the maintenance of any parks, common areas, or facilities.  

20.  Any plat bordering a stream or river shall indicate areas subject to flooding and shall comply with 
the provisions of Section 4.172.  

21.  Proposed use or treatment of any property designated as open space by the City of Wilsonville.  

22.  A list of the names and addresses of the owners of all properties within 250 feet of the subject 
property, printed on self‐adhesive mailing labels. The list shall be taken from the latest available 
property ownership records of the Assessor's office of the affected county.  

23.  A completed "liens and assessments" form, provided by the City Finance Department.  

24.  Locations of all areas designated as a Significant Resource Overlay Zone by the City, as well as any 
wetlands shall be shown on the tentative plat.  

25.  Locations of all existing and proposed utilities, including but not limited to domestic water, 
sanitary sewer, storm drainage, and any private utilities crossing or intended to serve the site. 
Any plans to phase the construction or use of utilities shall be indicated.  

26.  A traffic study, prepared under contract with the City, shall be submitted as part of the tentative 
plat application process, unless specifically waived by the Community Development Director.  

C.  Action on proposed tentative plat:  

1.  Consideration of tentative subdivision plat. The Development Review Board shall consider the 
tentative plat and the reports of City staff and other agencies at a regular Board meeting no more 
than 90days after tentative plat application has been accepted as complete by the City. Final 
action on the proposed tentative plat shall occur within the time limits specified in Section 4.013. 
The tentative plat shall be approved if the Development Review Board determines that the 
tentative plat conforms in all respects to the requirements of this Code.  

2.  Consideration of tentative partition plat. The Planning Director shall review and consider any 
proposed land partition plat through the procedures for Administrative Reviews specified in 
Section 4.030 and 4.035.  

3.  The Board shall, by Resolution, adopt its decision, together with findings and a list of all 
Conditions of Approval or required changes to be reflected on the Final Plat.  

4.  Board may limit content of deed restrictions. In order to promote local, regional and state 
interests in affordable housing, the Board may limit the content that will be accepted within 
proposed deed restrictions or covenants. In adopting conditions of approval for a residential 
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subdivision or condominium development, the Board may prohibit such things as mandatory 
minimum construction costs, minimum unit sizes, prohibitions of manufactured housing, etc.  

5.  Effect of Approval. After approval of a tentative plat, the applicant may proceed with final 
surveying, improvement construction and preparation of the final plat. Approval shall be 
effective for a period of two years, and if the final plat is not submitted to the Planning 
Department within such time, the tentative plat shall be submitted again and the entire 
procedure shall be repeated for consideration of any changed conditions which may exist. 
Except, however, that the Development Review Board may grant a time extension as provided in 
Section 4.023.  

D.  Land division phases to be shown. Where the applicant intends to develop the land in phases, the 
schedule of such phasing shall be presented for review at the time of the tentative plat. In acting on an 
application for tentative plat approval, the Planning Director or Development Review Board may set 
time limits for the completion of the phasing schedule which, if not met, shall result in an expiration of 
the tentative plat approval.  

E.  Remainder tracts to be shown as lots or parcels. Tentative plats shall clearly show all affected property 
as part of the application for land division. All remainder tracts, regardless of size, shall be shown and 
counted among the parcels or lots of the division.  

F.  Replats subject to same procedures as new plats. Proposals to replat any previously platted land shall 
be subject to the same standards and procedures as a new application for tentative plat approval. 
Except, however, that a replat that proposes the same number of lots or parcels as the originally 
recorded land division, and that is determined by the Planning Director to create no significant adverse 
impacts on adjacent properties beyond that of the original division, may be reviewed through Class II 
Administrative Review procedures.  

(Ord. No. 682, 9‐9‐2010) 

Section 4.220. Final Plat Review. 

(.01)  Submission of the Paper Plat. Prior to submitting the Final Plat as required in subsection "(.02)," below, the 
applicant shall submit a Paper Plat to the City Engineer for review. Comments of the City Engineer, Planning 
Director, and Community Development Director shall be conveyed in writing to the County Surveyor of the 
County where the final plat is to be recorded.  

(.02)  Submission of the Final Plat. Any time within two years after approval of the tentative plat, the applicant 
shall have the subject property, or any part thereof, surveyed and the final plat prepared in conformance 
with the approved tentative plat. When the final plat is in order, the applicant will submit the following items 
to the City offices for final approval of the plat.  

A.  Plat board, tracing, and five full‐sized blueprint copies of the plat.  

B.  The signatures of owner(s), surveyor or engineer shall all be properly acknowledged by a notary public. 
All signatures shall be signed in India ink.  

C.  Deed restrictions. A copy of all protective deed restrictions proposed for the area shall accompany the 
final Plat and specifications of all easements and dedications as required by the Development Review 
Board. The Planning Director shall not sign the final plat if the proposed deed restrictions fail to provide 
for the on‐going maintenance of common areas or violate established conditions of approval for the 
development.  

D.  Approval of agreement certified for all required improvements as follows:  
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1.  Improvements as required by conditions of approval have been completed, and a certificate of 
such fact has been filed with the Planning Director by the City Engineer; or  

2.  A performance agreement and completion bond has been filed with the City Recorder in 
sufficient amount to ensure the completion of all required improvements.  

(.03)  Review of Final Plat. Upon receipt of a complete Final Plat, together with the required fee, the Plat and other 
required information shall be reviewed as follows:  

A.  The Planning Director and Community Development Director shall examine the Plat and supplementary 
materials to determine that the subdivision or partition, as shown, is substantially the same as it 
appeared on the approved tentative plat and that there has been compliance with provisions of State 
Law and this Ordinance.  

B.  The County Surveyor, or such other professional land surveyor as shall be selected by the City to 
perform such work, shall check the site and plat and shall take such measurements and make such 
computations as are necessary to determine that the plat is correct, and that all requirements of State 
Law and this Ordinance are met.  

C.  The Community Development Director shall not sign any plat which does not indicate the marking with 
monuments of the intersections of all streets and the centerlines of all streets at every point of 
curvature and point of tangent. It shall be the responsibility of the applicant to provide such 
Monumentation within the land division prior to the issuance of any Building permit for construction 
within the subject property.  

(.04)  Action on Final Plat. Within 30 days of receipt of a complete final plat submittal, the Planning Director shall 
approve, deny, or, when further information is required, postpone a decision on the application. Written 
notice of such action shall be mailed to the applicant by the Planning Director. If the Planning Director 
determines that full conformity with all applicable ordinances has not been made, the Director shall advise 
the applicant of the changes or additions that must be made and shall afford the applicant an opportunity to 
make the necessary changes or additions.  

A.  A final plat shall be approved only if affirmative findings can be made that:  

1.  The Plat is in substantial conformance with the provisions of the Preliminary Plat, as approved;  

2.  The proposal is consistent with the provisions, intents and purposes of the Comprehensive Plan, 
Zoning Regulations and the requirements of other relevant sections of this Code.  

3.  Streets, roads and alleys for public use are dedicated without any reservation or restriction other 
than reversionary rights upon vacation of any such street or road and easements for public 
utilities;  

4.  The plat contains a donation to the public of all common improvements, including, but not 
limited to, streets, roads, parks, sewage disposal and water supply systems, the donation of 
which is required by Ordinance or was made a condition of the approval of the tentative plat for 
the development.  

5.  Explanations of all common improvements to remain in private ownership have been accounted 
for and referenced on the plat;  

6.  Private drives indicated on the tentative plat have been approved by the City; and  

7.  All conditions of approval for the development have been met, or adequate assurances for their 
completion have been provided, to the satisfaction of the Community Development Director.  

B.  If affirmative findings cannot be made with regard to all of the above criteria, the Planning Director 
shall not approve the final plat.  
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C.  If approved, such approval shall be evidenced by the signature on the plat of the Planning Director 
together with the date of approval. In the event of denial, the Planning Director shall cause written 
notice and the reasons for denial to be furnished to the applicant.  

(.05)  Appeal of the Planning Director's Decision. A decision made by the Planning Director to deny a final plat 
application may be appealed by the applicant as provided in Section 4.022.  

(.06)  Effect of Approval. Approval shall be effective for a period of 90 days, and if the final plat is not offered for 
record by the applicant in the office of the County Clerk within such time, the final plat shall be submitted 
again to the Planning Director under Section 4.220 of this Code, and the entire procedure shall be repeated, 
for consideration of any conditions which may then exist.  

(.07)  Delivery of Final Plat to County Offices. Following the approval of the Planning Director:  

A.  Unless otherwise specified by the county where the final plat is to be recorded, the final plat shall be 
routed to the county departments as follows:  

1.  The Assessor shall receive the final plat and may research the needed requirements as well as 
forward identification information to the Tax Department.  

2.  Obtain on the final plat the signature of the County Surveyor, whose signature shall certify that 
the platting laws of this State have been met.  

3.  Obtain the signature on the final plat of a majority of the Board of County Commissioners whose 
signatures shall certify that the plat is approved by them.  

4.  Obtain the signature on the final plat of the County Tax Department if/or when all taxes on the 
property are paid.  

5.  Obtain on the final plat the signature of the County Assessor, whose signature shall certify that 
ownership is correct and taxes have been pro‐rated and collected, if plat is to be recorded after 
July 1.  

6.  After the above items have been completed, the final plat shall be delivered to the office of the 
County Clerk and required fees paid for recordation.  

(.08)  Recording Final Plat. In addition to the requirements authorized and provided in ORS 92, upon offering the 
final plat for recordation, the subdivider shall furnish one black line or blue print copy of the final plat to the 
City Engineer and to such County offices as may be requested or required by the County.  

(Ord. No. 538, 2‐21‐2002; Ord. No. 682, 9‐9‐2010) 
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Tonight's Agenda
• Review 2nd package of draft Development Code 

Amendments
– Housing Variety

• Development scale
• Block scale
• Compliance process

– Integrating ADUs
– Integrating “Mobility-Friendly Units”
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Presentation of Draft Amendments
• Why? (Intent)
• How? (Explanation)
• Where? (Code Reference)
• What? (Draft Code Amendment)
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Expected Outcome
1. Confirmation ready to finalize

or
2. Direction on next steps 
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Housing Variety 
(Development Level)
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Draft Housing Type Categories
Unit Category A Unit Category B Unit Category C Unit Category D

Attached Multi-
family units

Attached middle 
housing, 
including:
• Townhouses
• Duplex
• Triplex
• Quadplex

• Cottage clusters
• Accessory dwelling 

units
• Other detached units 

1200 sf or less

Detached dwelling 
units more than 
1200 sf
• Detached homes 

on their own lot
• Cluster housing
• Detached multi-

family units
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Draft Housing Variety Requirements
Minimum 
number of 

Unit 
Categories 

Maximum 
percent of area 
for a single Unit 

Category

Minimum 
percent of 

area in 
Categories

B or C

4.5 acres or more of 
Gross Development Area 3 50% 20%

2-4.5 acres of Gross 
Development Area 2 75% 10%

Less than 2 acres of Gross 
Development Area

As required to meet block 
variety NA
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Key Housing Variety Footnotes
• Affordable housing exempt
• ADU incentives
• Special provisions for:

– small developments
– development mostly Type 1

• Minimum use of category (5%) for it “to count”
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Housing Variety 
(Block Level)
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Block Level Variety
• Intended to reduce segregation of unit types
• Current Draft:

– Require number of categories based on number of lots 
“in-line” along a block

• 5 or less  1 unit category
• 5 to 12  2 unit categories
• More than 12  3 unit categories
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What Variety Could Look Like
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Variety and Review Process
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Variety Review Process
• Acknowledge iterative development process
• Review in coordination with platting process:

– Initial review with tentative plat
– Check again with final plat

• Record deed restriction

– Process to change later
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Encouraging and Integrating ADUs

• Citywide changes
– Allow ADUs for all townhouses
– Remove additional review process for ADUs
– Special exemptions for lot coverage and setbacks

• Frog Pond East and South
– Housing variety provisions to incentivize ADUs
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Mobility Friendly
• New definitions:

– Full Mobility-Friendly Unit - no stairs to access
– Partial Mobility-Friendly Unit – bathroom, kitchen, bedroom 

accessible without stairs
• 10% of developable area for Mobility-Friendly Units

– 1/3 of these units must be “Full Mobility-Friendly”
– Remainder can be “full” or “partial”
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1. Confirmation ready to finalize
or

2. Direction on next steps 

MASTER PLAN HIGHLIGHTSQuestions and Comments
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• Miranda Bateschell, Planning Director, added that during the Town Center planning, Staff had 
spent a lot of time working with SMART on the designs and cross sections for different streets, 
including the Main Street, to accommodate bus traffic and bus stops where needed. The Main 
Street design in Frog Pond East and South borrows the cross section and modifies it slightly to 
provide some on street parking which also provides the spacing needs if a pull-out bus stop is 
located in that area. 

• Mr. Mansur confirmed traffic would increase once Boeckman Road was redesigned and the dip was 
removed, especially as the new houses in Frog Pond were occupied.  
• Ms. Bogert added the projects identified in the TSP would be able to manage the level of traffic 

and buses and transit routes would be able to use that area of Boeckman, which was not 
possible today.  

• Mr. Mansur noted the Frog Pond Plan used the City’s travel demand model which evaluated the 
20-year expected growth within the city. The future-year model assumed the improvements on 
Boeckman and the future traffic volumes. Some of the recommendations for transportation 
improvements in the Frog Pond Plan came from those future projections within the City’s travel 
demand model.  

3. Frog Pond East and South Implementation-Development Code (Pauly)  

Dan Pauly, Planning Manager presented, via PowerPoint, the second package of draft Development 
Code Amendments for Frog Pond East and South, reviewing Housing Variety requirements on both a 
development-wide and block-wide scale and how to ensure compliance of those requirements over 
the lifetime of the project. Also highlighted were the Code amendments to integrate and encourage 
ADUs, as well as the integration of “mobility-friendly units.” He noted a specific memorandum was 
included in the Appendix about encouraging ADUs, and that Kate Rogers from MIG was available to 
answer questions. 

Comments and feedback from the Commissioners were as follows with questions addressed by Staff as 
noted: 

Housing Variety (Development Level)  

• Mr. Pauly clarified households below 80 percent median family income would qualify for affordable 
housing, which would be required to maintain affordability status for 10 years. 
• In talking to Council and as indicated in the Master Plan, the goal when setting the Zoning 

standards was to avoid creating any barriers to affordable housing. While the City did not have 
funding for affordable housing yet, it did not want to have zoning barriers should funding be 
obtained.  

• Did maintaining affordability status for 10 years apply to the entire complex or individual leases?  
• Mr. Pauly replied that was a good question. For mixed-income projects, there was no threshold 

for affordable housing, though one could be added. The draft as written anticipated 
affordability would apply to 100 percent of the project, to the building or series of buildings. 

• Mr. Pauly clarified a cottage cluster would be a collection of ADU-sized buildings, but typically an 
ADU was a single cottage that was accessory next to a larger home on a lot.  

• Commissioners Karr and Hendrix liked that 4.5-acre gross development areas were treated slightly 
differently than smaller development areas to allow for more variety and housing types.  

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1616

Item 2.



 
 

Planning Commission  Page 4 of 12 
February 8, 2023, Minutes 

• Mr. Pauly clarified the 5 percent minimum use for a housing category to count would ensure more 
than one token unit was built while still being low enough to not conflict with other standards.  
• He estimated the 5 percent would equate to 8 or 9 units in a two-acre area. Of those units, five 

or six could be detached homes along with a duplex/triplex building.  
• Smaller development areas with a 5 percent threshold would see only one or two units, which 

was why there were two-unit categories. A three-unit category would conflict with the different 
standards. 

The Commission agreed with the draft Housing Variety amendments as presented for the 
Development Level. 

Housing Variety (Block Level) 

• Mr. Pauly clarified that without knowing what would be developed across the street in the future, a 
developer could not count units across the street to determine the housing variety/category 
minimum. It would either all be on one side of the street, or if it was internal to a subdivision where 
the developer would also be doing something across the street, then they could take advantage of 
counting the units toward the minimum number of categories.  

• Questions were raised about whether variety on one side of the street would facilitate that the 
owner on the other side of the street would have a similar variety if the street separated the 
properties, or would that allow the person that develops last to not have the variety, because the 
variety was already met on one side of the street? Perhaps, they would not be able to have as 
many of one unit in order to maintain that same variety, or would that be required? 
• Ms. Bateschell noted the standard had not been written yet. At this point, the discussion 

regarded the opportunity to count in-line and across the street. Staff would like feedback on 
whether future development could count towards variety type. The question was if it mattered 
whether the overall variety or block level variety came first. Later development would still have 
to meet all the development-level variety standards, so larger developments would still be 
required to do at least three different housing unit categories. Developers would still have to 
hit minimum and maximum percentages at the development level. At the block level, the policy 
question was whether the Commission would still want to require a later developer to have 
additional variety along their in-line frontage, or essentially allow the variety presented in the 
previous development to count toward block variety. It was a question about timing of 
development as well as the end goal. If the end goal was getting variety, it could still be 
achieved at the block level; it was a matter of whether there was additional variety or not.  

• Mr. Pauly confirmed there would a fair number of situations with multiple owners on opposite 
sides of the street, and more in Frog Pond South than in East.  

• Ms. Bateschell noted the situation may arise along 60th Ave in Frog Pond South, however it 
would only be a portion of 60th because of the school and park. The situation might also arise 
on a portion of the east/west street south of the school.  

Commissioner Karr suggested adding something that if two different owners were on opposite sides of 
the street, housing variety must be maintained across both developments. Neither developer could 
count the other side of the street towards the variety requirement, the variety would have to be within 
each development. 
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• Mr. Pauly clarified there were two different varieties. Developers still had to meet the variety 
percentages shown in the table. (Slide 7) However, would people know or care who built what 
from a functional standpoint when the development was all built out?   

• Ms. Bateschell believed something could be added and invited input from the other 
Commissioners.  

• Mr. Pauly clarified the City would not want or expect to see 25-unit apartment complexes in a row 
or even five buildings in a row on one street, so variety would not be an issue. 
• Ms. Bateschell added the sub-bullets referred to the number of lots that were in-line, not 

necessarily the number of units. (Slide 10) The draft standards specified that once lots were 
separated by streets, they were no longer in line with one another, so there would not be more 
than x number of multi-family lots or Type I because a street, park or some other entity would 
separate the lots into another block and start another set of in-line lots to consider.  

• Mr. Pauly noted the required number of categories based on the number of lots in-line would 
come into play with detached homes on individual lots rather than block-length apartment 
buildings.  

Commissioner Willard believed block level variety would only come into play along 60th Ave in South on 
the east side of the school and the park, where there is currently a long row of smaller parcels that 
would be gobbled up at different rates and different times. On that long road, the size of the lots did 
not seem amenable to having block-level variety. Variety would have to be along the entire road, not 
just along one parcel.  

• Mr. Pauly responded 60th Ave would be broken up by streets; existing Code standards for 
maximum block lengths would interact with block level variety as well. He had done studies and 
tested the numbers out on Villebois and found there were rarely more than 12 lots in-line along 
a block; most blocks had five or fewer, or five to 12 lots. As Ms. Bateschell indicated, when lots 
were broken up by streets or open spaces, of which there were many, then the in-line number 
count reset.  

Chair Heberlein stated the question was whether the Commission agreed with block level variety and if 
so, was it looking for variety requirements more towards one side of the street on both sides of the 
street, regardless of where the developer line was. 

Mr. Pauly also asked the Commission’s thoughts on backyard variety. From the Staff’s perspective, 
residents would talk and interact with their in-line neighbors or neighbors across the street rather than 
their backyard neighbors due to fences. 
• He confirmed developers would also be required to meet design requirements through 

architectural standards.  

Commissioner Mesbah said variety would not be an issue along most of 60th Ave because the park and 
school were across the road. He believed allowing across-the-street flexibility was unnecessary and 
was causing difficulty and questions about different owners potentially being across the street. Variety 
should be required, period, with no flexibility across the street; simple.  

Mr. Pauly noted one example was a West Hills development that had townhouses across from 
detached homes. Was that enough variety on a block or would each side of the street need to have 
some variety? 
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Commissioner Willard believed variety came with architectural standards and the actual category 
standards. She was not sure about specifying that much variability in the categories.  

Commissioner Hendrix added it seemed unnecessary and restrictive to think about the variety was 
across the street. The proposed block standards seemed to be on the right track. Perhaps Staff could 
discuss the language with Staff from different cities to get a sense of whether the language conveyed 
the intended meaning.  
• Mr. Pauly added Staff would continue to test some of the scenarios and continue to refine some of 

the standards.  

Commissioner Gallagher noted the Commission had spoken last year about not wanting large buildings 
along one side of Stafford Street and it seemed that was now part of the discussion.  

Chair Heberlein said he leaned towards the street-level variety and not one-side variety, adding it 
would be helpful to see the difference between having variety on one side versus both sides of the 
street. If five or less were in line, then both sides of the street would have two category types while 
five to 12 in-line units would require three, where there would still be some flexibility while getting the 
variety, and the entire block would not be one single product.  

Mr. Pauly explained he had applied the proposed standards to a single-family subdivision in Villebois to 
show what variety could look like, noting he believed some portions would obviously be more 
townhouses or detached homes; however, with the block level and overall variety requirements, there 
was variety on other blocks. The yellow indicated the townhouse category, salmon indicated ADUs. 
(Slide 11) 

Discussion continued as follows with questions addressed by Mr. Pauly as noted: 

• Mr. Pauly clarified that without the block-level variety, clustering housing types made sense for site 
planning and other reasons as certain parts of the site would lend themselves better to one 
product or another. The question was how much of that should be broken up using block level 
variety.  

• It appeared that the category types were clustered together in different sections, so all the similar 
looking buildings were in one spot, as opposed to alternating housing categories in each section.  

• The Commission discussed having variety at the block level, so affordable housing was more 
integrated and not separated from other housing.  

• The in-line lots in the diagram were in the 5-to-12-unit range, so the City would need to require 
more variety than what was proposed in the current draft Code to achieve what was in the 
diagram. (Slide 11)  

• Commissioners commented that more variety was needed on the block.  
• Mr. Pauly clarified the diagram was based on block level, but in order to get less than 50 

percent of Category D, he had to introduce additional townhouse units that would not 
otherwise be required by the block level variety.  

• For block level variety, the Commission was looking for three categories all in one block, like the 
block shown on the left side of the diagram, whereas other blocks were all one category.  

• Being placed around a park, it was difficult to see what it would look like on both sides. Having 
one category on each side would be okay.  
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• Mr. Pauly noted along Cherbourg Lane, more variety could be achieved by replacing the Category B 
(yellow) with other categories if both sides of the street counted for classification purposes. (Slide 
11)  
• The lower right-hand side showed all Category B (yellow) on a lot of little lots; assuming they 

were townhouse buildings, only every three or four units counted as one lot because they were 
three- or four-plexes. He confirmed they were not across the street from each other but shared 
an alley, which was slightly different.  

• Villebois had some good examples of single-homes and townhouses in a row of which he would 
provide pictures. Staff had received some good guidance and this conversation would continue.  

• Ms. Bateschell asked if Mr. Pauly could quickly cover the size of the project in terms of acreage and 
how far apart the areas were.  depicted in the slide and noted the blocks were not very far apart.  
• He clarified the diagram covered about 10-acre area and one  portion along the park was about 

200 feet long.  
• Ms. Bateschell encouraged the Commission to keep in mind that the space depicted in Slide 11 was 

not that large. 
• Mr. Pauly noted one portion along the park was about 200 feet long and suggested the 

Commissioners drive through Claremont to get an understanding of the space.  
• Staff was encouraged to make the diagram colors darker, but the visual helped paint a clearer 

picture about how housing variety would be applied.  

Variety and Review Process  

• Was any data available that related to affordability when variety was enforced? If the City forced 
developers to intermix variety, would their costs skyrocket and the houses no longer affordable? 
Some economies of scale were involved with similar sized units that were more repeatable.  
• Mr. Pauly agreed, adding the City was trying to strike a balance between acknowledging costs 

and not letting costs run the show. The City wanted the balance for variety to be functional and 
developable.  

ADU Integration  

• Mr. Pauly noted a specific memorandum was prepared as part of the Master Plan to encourage 
ADUs, which was a goal of the UGB expansion. The memo, now part of the appendix, made a 
number of recommendations Staff wanted to bring into the Code, which he reviewed. 

The Commission agreed with the direction Staff was taking with ADU integration.  

Mobility-Friendly Unit Integration 

• Mr. Pauly clarified the standards for mobile-friendly units were not applied on a sliding scale, but 
Staff could look at scenarios where it might make sense to do so. For example, it might make sense 
to remove requirements for those developers building less than a certain number of units. There 
would still be a number of units available in the overall master plan, so requiring a developer to 
build one of six homes as a mobility-friendly unit would not move the needle overall for the 
neighborhood. Staff would explore that more.  
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• Requiring mobility-friendly units did not mean those who needed the units could buy them. Instead 
of definitions of full-mobility or partial-mobility friendly, perhaps require that units be easily 
converted to mobility friendly units.  For example, constructing the front entrance so a ramp could 
easily be installed post-development for home owners who needed it. Criteria could enable units to 
qualify as mobility friendly without being fully mobility friendly at development, which would 
reduce development costs while still providing the concept of having mobility-friendly units 
available, and then perhaps more units close to mobility friendly would be available to actually be 
able to impact those who need the units.  

• Commissioner Gallagher clarified no space was needed for ramp installation, noting her experience 
as a disabled person and of friends who had been mobile but were suddenly disabled. The 
challenge was to make sure mobility friendly units were available to those who need it and could 
afford it, and no one knows when they might become disabled and need a mobility-friendly living 
space because accessibility to everyday things suddenly becomes a challenge. 

• Just because the units would be available did not mean the people who needed them would get 
them.  
• Mr. Pauly noted it was often the timing of who was ready to sell when that unit was complete. 

• Developers with seven units would sell to the first seven people who wanted to buy, not looking for 
someone who had mobility challenges to sell one mobility-friendly unit, though they may tell a 
mobility-challenged buyer they had a unit they preferred to sell to them.  

• Commissioner Gallagher noted having a bedroom on the first floor of a two-story unit was a step in 
the right direction. A first-floor bedroom was a selling point to seniors and allowed younger buyers 
to think about the future because it could be converted to a master in the future if needed.  

Chair Heberlein called for public comment. 

Mimi Doukas, AKS Engineering, representing West Hills Development, stated West Hills had tied up the 
Azar Property located in Frog Pond East at Advance and Stafford Road. She distributed a preliminary 
layout for the Azar property to the Commission.  The developer had missed the January meeting; 
however, they wanted to be sure to participate in the process. They had met with Staff and 
appreciated that some of those comments were reflected in what the Commission heard tonight. Her 
comments were as follows: 
• She understood the list of minimum densities by subdistrict would be applied across an entire 

Stage 1 Master Plan, so the developer would be able to meet the densities across whichever bundle 
of subdistricts West Hills had. The preliminary layout showed the subdistricts in the table at the 
bottom. West Hills would not meet the subdistrict densities outlined for each individual subdistrict; 
there was more density in Subdistrict E4 and less than the minimum density shown for Subdistricts 
E5 and E6. The layout reflected what the Commission had seen before, and the developer believed 
it was a good plan. The density for the project was located around the Main Street, the active place 
with the highest walkability, so West Hills believed that was the right way to distribute density and 
wanted to make sure that was where the final code was headed. The developer understood the 
original idea behind the Frog Pond structure was to go on urban form rather than densities. Density 
was kind of a funny thing in today’s world with Middle Housing; density was not unlimited but was 
an entirely different conversation than before Middle Housing.  
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• Development standards were also impacted by Middle Housing. Some development standards 
were listed for lot dimensions, minimum lot areas, setbacks, etc. and she encouraged the 
Commission to be flexible in the some of the minimum dimensions for lot size and lot area.  

• The Commission was focused on housing variety and affordability, which would be a huge 
challenge, especially with new development. While she understood the design expectations being 
put into the plan, those expectations came with a price. Whenever those layers were added, the 
City needed to balance out some of the affordability components and be less restrictive on lot sizes 
to achieve desired density. The densities shown in the sub districts could not be achieved with 
some of the lot dimensional standards presented in the table, which was part of the reason the 
developer wanted to share a sketch with the Commission.  

• She encouraged Staff to do case studies to make sure the Code standards work. A standard might 
be a good idea in its own category but might not work when layered with others; not everything 
could be achieved. 

• The developer also talked with Staff about some of the open space ratios shown in the drafts and 
had included the required open space park within Subdistrict E5 as shown in the sketch. The 
Master Plan also called for three-quarters of an acre of open space plaza in E4, a mixed-use district. 
Three-quarters of an acre was a lot of plaza, almost 35,000 square feet. West Hills was not opposed 
to plaza but needed to make sure it was right-sized and did not result in strange hardscape 
throughout the mixed-use district. Subdistrict E6 also called for three-quarters of an acre of open 
space, which was fine. However, the language as currently written said the open space could not be 
within the BPA corridor, which she did not understand. It sounded like Staff believed that language 
might change, and the company encouraged that change. Putting open space within the BPA 
corridor was an excellent and efficient way to get open space, though it was important to ensure 
the land was improved and not just left-over space.  

• Housing variety was one of the bigger topics and a big reason why a sketch was provided. The 
sketch included a variety of housing types mixed across the plan: multi-family, mixed use, single-
family detached, both front and rear loaded, as well as single-family attached, alley loaded. Multi-
family was placed adjacent to the mixed-use center to activate it and for the best walkability and 
mobility standards. There was also variety throughout Subdistricts 5 and 6 but many of the blocks 
had single types of uses. The block faces had a good amount of variety, and block faces were how 
most people experienced a community. Part of what the Commission looked for in variety was 
architectural variety which was achieved through a set of standards and was not necessarily the 
same as housing variety. 

• Part of what the Commission was trying to achieve through housing variety was cost differentials, 
attempting to get different social strata to interact with each other. She was not sure the 
Commission would see much differentiation between a townhouse social-financial structure versus 
an alley-loaded small lot detached home. They were probably similar. The Commission should 
consider what it was looking for from housing variety. A fair amount of the variety would be 
realized in a small format through the required densities, but it was uncertain whether the 
Commission would be achieving as much socio-economic variety as it desired. She encouraged the 
Commission to focus on the architectural variety standards. 

• The mobility standards made sense and were a good goal. However, there was a big price tag 
attached to requiring full mobility in a single-story home. The City could require a kitchen, bath, 
and bedroom on the main floor, and still have bedrooms on the second floor, which improved the 
price per square foot, financing and saleability while achieving the ability to live on the main level 
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for visitors and residents, which was probably the primary objective as a total society. No one could 
control who would move into which house or who would become challenged at what stage in life. 
She encouraged having the main components on the main floor which would achieve a lot.  

Chair Heberlein asked if ADUs were considered viable for single-family, front-loaded units given the lot 
sizes.  
• Ms. Doukas replied it was more likely the ADUs could fit within townhouses, internal to the 

structure. Regardless of the type, with new construction ADUs were more likely to be designed 
integral to the single building instead of as garage conversion or a separate unit. The ADUs would 
likely be part of a multi-generational home with a lockable interior door and separate entry. The 
units allow a family to live together or could be converted into a rental unit. Integral ADUs were the 
most flexible way to design an ADU and were better for the buyer, the builder, and for resaleability. 
ADUs were still an unusual option involving expense, and only a segment of the market wanted 
them. 

Commissioner Gallagher confirmed the buildings along Stafford Rd were all apartment buildings and 
recalled in previous discussions the Commission was more concerned about the look and feel of the 
building rather than the functionality. They did not want the same-looking apartment building up and 
down Stafford Rd.  

• Ms. Doukas replied the discussion focused on height and ensuring the building was not generic or a 
standoff apartment but had a good interface with the street. The developer wanted to be sure a 
three-story structure could be done for the multi-family that would transition into the four-story 
mixed-use buildings. It was about the urban form and being able to transition the height. The 
apartment buildings were along Stafford Rd, so three-story building would not tower over the two-
story structures in the main part of the neighborhood.  

Mr. Pauly added the Commission would discuss the Stafford Road design standards in March.  

Commissioner Mesbah noted part of the mix of housing type was to ensure affordable housing was not 
put in some corner out of sight where it became an undesirable part of the neighborhood. He agreed 
the Commission was trying to sprinkle different types of affordability and economic range within the 
neighborhood. The Commission had talked about architectural variety already and the design 
standards adequately addressed that, as well as the articulation of the apartment buildings along 
Stafford Road, which was a street looking for friendly frontage. Having said that, he believed stopping 
to struggle with the idea of the housing mix too early would be a challenge. The Commission was trying 
to get to what it initially talked about, and maybe in the end it would not come to much when it was 
actually on the ground. These things were always learning experiences; the Commission would learn 
from this subdivision and do the next one better. He welcomed any advice Ms. Doukas might have to 
offer.  

Dan Grimberg, West Hills Land Development, stated he was very concerned about there being too 
much structure. It was difficult to do everything one wanted to do; no one had all the answers. In his 
years as a real estate developer, he had learned flexibility was needed. One issue discussed tonight was 
about variety. As a developer-builder, West Hills liked variety. Forty years ago, all the houses were the 
same lot size and with four designs, but developers no longer did that. Multiple designs were now 
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offered per lot size, architectural rules of adjacency, and developers did many things to make 
neighborhoods look good and live good that would not work if there was too much structure. Many 
things were going on the developers had to manage, and if the developer just juggled it, trying to make 
it fit the Code, it would not be a good neighborhood. West Hills wanted to be part of the process and 
had knowledge it could share. Perhaps during this process, West Hills could come in and talk about 
how the housing and the street would look, instead of yellow and green lots. West Hills developed lots 
and wanted to know what the neighborhood would look and feel like and how people were going to 
interact. But if there was too much structure, it would kill it.  
• One Commissioner had asked how much this would add to the cost. None of these developments 

were easy to make work and they had razor thin margins. All the requirements add cost, and then 
it stated, “Affordability was key”. A building permit in Wilsonville was $85,000 per house. The 
development costs in Wilsonville were the highest in the region, about 20 percent higher than 
anywhere else due to the high specifications. The permits were $20,000 to $30,000 higher than 
anywhere else, and now the City was adding affordability requirements and square footage 
requirements on top of permit fees and development costs. It cannot be done. If West Hills could 
do small homes and sell them at a reasonable price, the units would sell well. But it could not be 
done, so if the Code required it, West Hills could not get there; it was not possible.  

• West Hills would love the opportunity to be part of the process. Perhaps in a work session, the 
developer could share ideas for three to four minutes and West Hills and the City could learn from 
one another. West Hills wanted a great neighborhood and was excited about Frog Pond East. They 
had completed three projects in Frog Pond West and had three more planned. West Hills wanted 
to be part of Wilsonville but needed to make it work and too much structure and requirements 
created problems.  

Chair Heberlein stated West Hills’ comments were good feedback, adding he wanted to be sure the 
Commission considered whether what it was doing met its overall goals and would be feasible. He liked 
the idea of a sample development to show what the ideas could look like and whether it penciled out 
from a number’s perspective.  

Commissioner Karr said he was astonished at the difference between large and small developments. 
The sketch from AKS looked good overall for the land use, and while it did not meet the block level 
variety, it looked acceptable and presentable and fit the Commission’s overall thoughts. He was not 
sure how to apply the same concepts to a small lot. There were three different subdistricts in one 
development, and he was not sure how to coordinate across subdistricts. He acknowledged Mr. 
Grimberg’s point, noting he did not want to place a burden on a developer to the point where the 
project could not be built and have it be somewhat affordable.  

The rendering submitted via public comment by AKS Engineering was entered into the record as 
Attachment 7 to the Staff report.  

  INFORMATIONAL  

1. City Council Action Minutes (January 5 & 19, 2023) (No staff presentation) 
2. 2023 PC Work Program (No staff presentation) 

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1624

Item 2.



CITY COUNCIL

MONDAY, FEBRUARY 6, 2023

WORK SESSION 
Frog Pond East and South Implementation-Development Code (Pauly)

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1625

Item 2.



Frog Pond East and South Development Code Staff Report   Page 1 of 4 

 
CITY COUNCIL MEETING 
STAFF REPORT 
 

Meeting Date: February 6, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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: The Planning Commission held a work 
session on the same topic at their January 11, 2023 
meeting and their feedback is included in the 
attachments. 

☒ Information or Direction 

☐ Information Only 

☐ Council Direction 

☐ Consent Agenda 

Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 

Recommended Language for Motion: N/A 

Project / Issue Relates To: 

☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South 
Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COUNCIL 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session will be the first in a series 
of work sessions for the Council to provide input and guidance as the project team and Planning 
Commission work through the details of these Development Code amendments.
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EXECUTIVE SUMMARY:  
In late 2022, the City Council, on recommendation from the Planning Commission, adopted the 
Frog Pond East and South Master Plan. The Master Plan identifies the types and locations of the 
homes, commercial development, parks, open spaces, streets, trails, and infrastructure to be 
built over the next 10-20 years in an area on the east side of Wilsonville added to the Metro 
Urban Growth Boundary in 2018. The Master Plan focuses on providing for the community’s 
future housing needs, including providing diverse housing opportunities. 
 
The Master Plan provides clear policy direction and guidance for future development in Frog 
Pond East and South. However, an important implementation step is to develop a detailed set of 
Development Code standards consistent with the Master Plan. These standards will be relied on 
by developers to plan and design development. These standards will also be relied on by City 
staff and review boards to ensure development meets City expectations. 
 
This work session is the first in a series of three anticipated work sessions for the City Council to 
review and guide the drafting of these Development Code amendments. The first two work 
sessions will focus on specific portions or sets of the draft amendments with the final work 
session providing an opportunity to review the draft amendments all together. As further 
explained below, the project team has prepared a number of attachments to assist the City 
Council in reviewing the first set of draft Development Code amendments during this first work 
session. 
 
Attachment 1 includes, for easy reference, excerpts from the Frog Pond East and South Master 
Plan that give specific direction for implementing Development Code. This directive language can 
be summarized and grouped as follows: 

 Ensuring a variety of housing and encouraging specific housing types to be built; 

 Creating design standards to implement the Type 1, Type 2, and Type 3 Urban Design 
Types mapped in the Master Plan and otherwise guide quality, cohesive development; 

 Setting the design standards for sub-districts within the neighborhoods; and 

 Establishing standards for the Brisband Main Street. 
 
Attachment 2 contains the first set of draft Development Code amendments, arranged by topic.  
For each draft code amendment, the document also contains the following supporting 
information: 

 Intent: A description of what the draft code amendment is trying to accomplish, including 
any reference to related Master Plan implementation language. 

 Explanation: An explanation of how the draft code amendment was developed. As 
applicable, this includes reference to background and reference information in the 
packet. 

 Code Reference: This includes where the draft code amendment would go in the 
Development Code. It specifies if it is a new Section or Subsection or amendment to an 
existing section.  

 Planning Commission Input: This summarizes the input received from the Planning 
Commission during their January 11 work session.  
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For the Council’s reference, Attachment 3 is a copy of the current Wilsonville Code Section 4.127, 
Residential Neighborhood Zone, where a majority of the code amendments are proposed. Also 
included, as Attachment 4, are excerpts from Section 4.113, Residential Development in Any 
Zone. 
 
Staff invites the City Council to review the input from the Planning Commission along with the 
draft code amendments and supporting information. Follow their review, Staff seeks Council’s 
input on whether they concur with the input and direction from Planning Commission or would 
offer different or additional direction on the proposed Development Code amendments. 
 
EXPECTED RESULTS:  
Feedback from meeting will guide completion of a package of Development Code amendments 
for adoption in the coming months. 
 
TIMELINE:  
Three work sessions are planned for the City Council (February, April, and May) with a potential 
fourth, if needed, in June. Staff anticipates Council adoption of a final package of Development 
Code amendments in July. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded with remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the Master Plan 
and follow up implementation, including this Development Code work and the infrastructure 
funding implementation work.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, as 
needed, the project team will engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to create 
Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable Housing 
Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
CITY MANAGER COMMENT:  
N/A  
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ATTACHMENTS:  

1. Excerpts from Frog Pond East and South Master Plan related to Development Code 
Implementation 

2. Draft Development Code Amendments with Supporting Information (January 13, 2023) 
3. Wilsonville Development Code Section 4.127, Residential Neighborhood Zone 
4. Excerpts of Wilsonville Development Code Section 4.113, Residential Development in Any 

Zone 
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ADOPTED BY WILSONVILLE CITY COUNCIL 
ORDINANCE NO. 870 

DECEMBER 19 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO NEW 
NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND
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Community Design Concepts

December 19 2022

Subdistricts 
Figure 14 shows the concept of “subdistricts” within Frog Pond East and South. 
The subdistricts are intended as “neighborhoods within neighborhoods” – areas 
with cohesive building form, public realm features, and other characteristics that 
give them identity. There are ten subdistricts planned for Frog Pond East and 
South. Each will have a “green focal point” that is central in the subdistrict and/or 
aligned with a key feature such as a tree grove. The focal points, together with the 
neighborhood destinations, will provide many community gathering places in Frog 
Pond East and South.
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Community Design Concepts

December 19 2022

Implementing the Design Concepts
The design concepts discussed above are the foundation of the Master Plan’s intent 
to create a strong sense of place and identity in Frog Pond East and South. The 
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following 
section summarizes how the Master Plan’s key features and intended outcomes 
implement the design concepts. Additional descriptions are provided in the Land 
Use and Public Realm chapters of this report.

Neighborhood Destinations Within Frog Pond 
East and South 

• Park/gathering space at the Frog Pond Grange 

• A Future Frog Pond East Neighborhood Park 

• The SW Brisband Main Street as a neighborhood-scale commercial and 
mixed-use center 

• The Frog Pond South Community Park 

• Meridian Creek Middle School 

• “Green focal points” within each subdistrict 

• Meridian Creek and Newland Creek natural areas 

• Significant tree groves
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Land Use

Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 

15

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1637

Item 2.



December 19 2022

Land Use

FROG POND EAST & SOUTH MASTER PLAN   58 

Land Use

Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Land Use

Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Public Realm
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Green Focal Points 

In addition to the planned Community Park in Frog Pond South and the 
Neighborhood Park in Frog Pond East, several “green focal points” are identified 
in central locations within each walkable subdistrict of the planning area. These 
are flexible in location and size but are intended to serve as central neighborhood 
destinations or gathering places that contribute to neighborhood character and 
identity. In addition to being centrally located, these focal points will be integrated 
into the neighborhood with front doors facing them, where possible, and provide 
clear and inviting access for public use. 

Many different kinds of uses and activities are envisioned for the green focal points. 
Examples include community garden plots, small playgrounds or splash pads, 
nature play areas, pocket parks or plazas, and central green courtyards within 
housing developments. These smaller open spaces also provide opportunities to 
preserve mature and significant trees and provide visible stormwater treatment.
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Implementation

December 19 2022

Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic 
areas within each neighborhood where specific regulations may be applied 
to implement the Master Plan. 

2. Clear and objective Development Code standards that: 

a. Set minimum number of units at the subdistrict or tax lot level. 

b. Establish height, setback and other development standards for the Type 
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog 
Pond East & South Master Plan. 

c. Require a variety of housing and include minimum and maximum 
amounts of specific housing types at the subdistrict or tax lot level. 

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review 
to provide flexibility for development while still achieving the intent of the 
Master Plan and Development Code. 

a. The alternative path will include criteria to guide flexibility from the 
clear and objective height, setback, and other similar development 
standards for buildings in specific urban design contexts. 

4. Define categories of housing for use in implementing housing variety 
standards. 

5. Coordination with the owners of the Frog Pond Grange to coordinate and 
support continued use and development of the Grange as a community 
destination. Any future public ownership or use of the Grange building is 
dependent on future funding not yet identified.

6. Coordination with the Bonneville Power Administration (BPA) on land use 
and development within their easement in the East Neighborhood. 

7. A future study of design options for the creek crossings shown on the Park 
and Open Space plan in this Master Plan. This work will address potential 
structured crossings. 

8. The City may initiate a Main Street study to evaluate specific designs and 
implementation for the SW Brisband Main Street. 

9. Special provisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and SW 
Advance Road and surrounding the East Neighborhood Park. 
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a. On the east side of SW Stafford Road provisions will combine blending 
the brick wall design used in Frog Pond West and the desire to have 
structures have a presence fronting SW Stafford Road with access to the 
protected sidewalk and bicycle path. These provisions will include: 

i. Requiring structures, besides those fronting the SW Brisband Main 
Street, to have pedestrian access and entrances facing SW Stafford 
Road; 

ii. Requiring courtyard-style brick fences matching the materials used 
along the edges of Frog Pond West, except being approximately half 
the height, with buildings setback to create usable courtyard areas;

iii. Requiring three-story structures, or two-story equivalent to three 
story-height, along Stafford Road between SW Advance Road 
and the SW Brisband Main Street and for one block north of the 
SW Brisband Main Street. This will ensure structures have a visual 
presence on SW Stafford Road while not dominating the streetscape 
and provide a gradual design transition from the four-story 
structures on SW Brisband. 

b. SW Advance Road provisions will be added to require residential 
structure orientation, including main entrance, to SW Advance Road. 
This provision intends to ensure SW Advance is integrated into the 
design of the development like other collectors in the area such as SW 
Willow Creek Drive in Frog Pond West. The provisions also ensure homes 
on the north side of SW Advance across from the community park face 
the community park. 

c. Provisions will require development around the East Neighborhood Park 
to orient as to have an active side of the development facing the park. 

10. The Master Plan shows the entire area between streams just below where SW 
Kahle Road forks as SROZ based on existing tree canopy. According to the 
property owner a portion of this area may have been planted as agricultural 
trees and may not meet criteria to be SROZ. The City will coordinate with the 
property owner to further evaluate if a portion of this area is developable 
or if it should remain in the SROZ. If it is found to be developable, code 
provisions will allow it to be developed consistent with Type 3 Urban Design 
standards.

11. Standards that ensure private yard spaces, particularly for closely spaced 
detached homes, are of a size and design that are usable, accessible, and 
practical to maintain.
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Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

3 Americans with Disabilities Act (1990).
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• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively 
large areas (e.g. 20+ acres). However, there will also be many smaller 
developments that will occur by different developers, on varied parcel sizes, 
and at different points of time. The code’s variety standards must work for 
the likely range of differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Housing variety on the block level prevents segregation of housing types that 
often subsequently segregates populations by economic status. Code provisions, 
likely incentives but potentially requirements, related to the percent of net area of 
blocks by housing category will help ensure a fine grained variety of housing type 
and integration of lower cost housing. 

Coding for Main Street

The Brisband Main Street received very strong support in open houses, focus 
groups, tabling events and surveys for the Master Plan. Community members were 
excited that Main Street could become a walkable and attractive destination with 
restaurants, shops and services. 

Wilsonville has existing and future models of the type of pedestrian-oriented 
commercial center envisioned for the Frog Pond’s Main Street. The village center 
in Villebois is an anchor point for that community with its well-designed public 
realm, higher density housing, mixed-use, and strong connections to the adjacent 
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the 
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and 
three-to-four story building form. 

To achieve the vision for the Brisband Main Street, the following design and 
development strategies for the Brisband Main Street will be implemented: 

• Permit neighborhood-scale retail, services, mixed-use, multi-family 
residential 

• Prohibit drive-through uses and facilities 

• Adopt development standards such as: 

 › Shallow setbacks to bring buildings close to Main Street’s sidewalks 

 › Up to 4-story building height 

"The overall vision for the neighborhood commercial center is that it is a place that 
provides local goods and services within easy access of the local neighborhoods, has 

a high quality and pedestrian-oriented design, and serves as a gathering place for 
the community. Due to its small scale and local orientation, it will not compete with 

other commercial areas in Wilsonville.” 

— Frog Pond Area Plan
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 › Tall ground floors to emphasize storefront character 

 › Building frontages that occupy a high percentage of the block faces 
along Main Street 

• Adopt design standards such as: 

 › Primary entrances oriented to Brisband or its intersections

 › Front setback areas designed for pedestrian use 

 › Parking to the sides or rears of buildings 

 › Small plazas designed as an accessible amenity 

 › Weather protection (awnings and/or canopies) along sidewalks 

 › Building articulation, fenestration, and materials that make Main 
Street an attractive place and contribute to the vitality of the street 
environment 

The City may initiate a design study for Main Street to evaluate detailed public 
realm improvements and coordinate them with private development. 
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Frog Pond East and South Implementation 

 
Draft Development Code Amendments for February 2023  

Work Session 

 

 

1. Designation of Subdistricts 
 

 Intent: To clearly designate subdistrict boundaries based on existing 
property lines consistent with the subdistricts shown in the Master 

Plan. 

 Explanation: Put the subdistricts map in the zoning Code, so there is 

no need to reference Master Plan.  

 Code Reference: Add to Subsection 4.127 (.05) Residential 
Neighborhood Zone Sub-districts. 

 Planning Commission Input: The Planning Commission expressed 

that the proposed map is consistent with Master Plan. 

 Draft Code Amendment: See map on next page - - > 
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Figure X. Frog Pond East and South Subdistricts
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2. Minimum number of units for subdistricts and tax lots 
 

 Intent: Establish minimum unit count for consistency with the Master 
Plan. Minimum unit count provides needed certainty for infrastructure 

planning ensuring sufficient units to help pay for planned 

infrastructure. While other standards will be primary drivers of variety, 

the minimum unit count helps encourages housing variety as meeting 

unit count minimums would require some housing variety. Minimums 

also achieve compliance with Metro standards and State metropolitan 
housing rules. See Strategy 3 on page 111 of the Master Plan. 

 Explanation: Presented in table format, establishes minimum unit 

numbers, consistent with calculation of property capacity based on 

expected unit types for each urban form type reflected in the Master 

Plan appendix. Where an entire subdistrict is currently under single 
ownership, the number is shown for only the entire subdistrict. Where 

the subdistrict covers multiple existing properties and ownerships, it is 

broken down by tax lot for the scenario that a tax lot develops 

independently of other lots in the subdistrict. A footnote explains what 

happens in the scenario that a developer controls multiple adjacent 
taxlots that are listed separately in the table. 

 Code Reference: Table X, Section 4.127 (.06). Subsection (.06) will 

be retitled Minimum and Maximum Residential Lots or Units and this 

table will be added under a new Subsection C. which sets the 

minimum unit count specifically for Frog Pond East and South. 

 Planning Commission Input: The Planning Commission felt the 
proposed table makes sense and is consistent with the Master Plan. In 

particular, they supported the way it provides clarity for development 

of smaller parcels that do not take up an entire subdistrict. 

 Draft Code Amendment: See table on next page - - > 
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Table X. Minimum Number of Units in Frog Pond 

East and South Sub-districts 

Sub-Districts Minimum Number of Units 

E1  101 

E2  138 

E3  172 

E4* 169 

E4 TL 1101 (portion) 129 

E4 TL 1200 40 

E4 TL 1000 0 

E5  299 

E6  205 

S1  27 

S2* 94 

S2 TL 1000 28050 SW 60th Ave 1 

S2 TL 800 5890 SW Advance Rd 1 

S2 TL 500 5780 SW Advance Rd 1 

S2 TL 300 5738 SW Advance Rd 2 

S2 TL 100 5696 SW Advance Rd 2 

S2 TL 900 11 

S2 TL 700 52 

S2 TL 400 5 

S2 TL 200 5 

S2 TL 1100 28152 SW 60th Ave 3 

S2 TL 1200 9 

S2 TL 1300 28300 SW 60th Ave 2 

S3* 156 

S3 TL 1400 28424 SW 60th Ave 33 

S3 TL 1500 28500 SW 60th Ave 31 

S3 TL 1600 13 

S3 TL 1800 28668 SW 60th Ave 4 

S3 TL 1700 28580 SW 60th Ave 5 

S3 TL 1900 5899 SW Kruse Rd 48 

S3 TL 2000 5691 SW Kruse Rd 11 

S4* 219 

S4 TL 2600 64 

S4 TL 2700 28901 SW 60th Ave 155 

*Where an application includes two or more adjacent tax lots within the 
subdistrict, the minimum does not need to be met on each individual tax lot 

so long as the total number of units proposed for all the included tax lots 

within the subdistrict is equal to or greater than the sum of the minimums in 

this table for the included tax lots.  
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3. Standards for Green Focal Points in Each Subdistrict 
 

 Intent: To establish clear and objective standards for green focal 

points such as small playgrounds or plazas, which will be an important 

urban design focus of each subdistrict, as identified in the Master Plan. 

See page 79 of the Master Plan. 

 Explanation: The draft Code amendment is primarily in table form. 

For each subdistrict, the table identifies minimum green focal point 
size, location and other requirements, as applicable. Where multiple 

existing properties share a subdistrict, particularly in Frog Pond South, 

an explanation is provided of what would be expected if existing 

taxlots where developed independently. The minimum green focal 

point size is based on existing open space requirements in Section 
4.113 Standards Applying to Residential Development in Any Zone. 

See further explanation below. 

 

With the provision of green focal points in each subdistrict, standards 

need to also be put in place for surrounding development in 
subdistricts to treat them as a focal point. Standards include how 

direct the path is to the focal point and the orientation of surrounding 

buildings. 

 

In addition, a purpose statement is added to the open space section of 

the Residential Neighborhood Zone reflecting the intent of green focal 
points in the Master Plan for Frog Pond East and South. 

 Code Reference: Standards added as Subsection C. to 4.127 (.09) 

Open Space. Purpose statement added to Subsection A. of this Open 

Space subsection. 

 Planning Commission Input: While the Planning Commission 
concurs with the overall approach presented by the project team they 

directed further exploration and refinements as follows: 

a. Look at how to require or encourage green focal points to be 

well-connected to the larger trail network; 

b. Further explore how to encourage variety in types of focal 
points, so they are not all the same amenity; 

c. Further explore appropriateness of spreading the required 

amount of active open space within a subdistrict across different 

focal points or spaces; 

d. Further refine and review location and other requirements, 

particularly for Subdistricts S2, S3, and S4 to ensure it provides 
for the best possible open space option; 

e. Explore potential for one property to pay for development of 

open space on an adjacent or nearby property within the same 

subdistrict. 

 Draft Code Amendment: See table on next pages - - > 
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Purpose: For the East and South Neighborhoods, Green Focal Points are 
intended to serve as central neighborhood destinations or gathering 
places that contribute to neighborhood character and identity. Green 
Focal Points can take a variety of forms, including community garden 

plots, small playgrounds or splash pads, nature play areas, pocket parks 
or plazas, and central green courtyards within housing developments. 
 

Table X. Green Focal Points   

Sub-Districts Minimum Size  Location and other 
requirements 

E1  0.75 acres  Located either 
north of Grange 
building or in 
grove around 
existing home at 
27480 SW Stafford 
Road. 

E2  0.75 acres  N/A 

E3  0.75 acres  At trailhead 
adjacent to SROZ 
leading to the 
south. 

E4  0.75 acres  Plaza space 
integrated into 
commercial main 
street, linear area 
may extend north 
or south of main 
street. 

E5  None additional, 
location of East 
Neighborhood Park 

 East 
Neighborhood 
Park serves as 
green focal point 

E6  0.75 acres  Does not include 
park area on north 
side of BPA 
Easement, this 
green focal point 
must be located 
south of the BPA 
Easement. 

S1  0.25 acres  N/A 

S2  0.75 acres  To be located on 
Tax Lot 700, 
Section 18B 
aligned with 
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terminus of future 
extension of SW 
Hazel Street 

S3  0.75 acres  To be located near 
northern end of 
creek potentially 
collocated with 
regional storm 
facility. At least 
0.25 acre each on 
Tax Lots 1600, 
1700, 1800, of 
Section 18B. 

S4  0.75 acres  To be located 
along boundary 
between Tax Lots 
2600 and 2700 
with 0.50 acre on 
Tax Lot 2700 and 
0.25 acres on Tax 
Lot 2600, Section 
18. 

 
 

1. Within each subdistrict, streets shall provide direct access to the 

subdistrict’s green focal point. Direct access, for this purpose of this 

requirement, means from any point on any local street within the subdistrict, 

a traveler would need to take travel on no more than two different streets to 

reach the green focal point. 
 

2. Structures adjacent to or across the street from green focal points 

shall have at least one entrance oriented towards the green focal point.  

 

Additional Explanation and Rationale of Green Focal Point Size: 
 

Section 4.113 requires 25% of residential development to be open space, 

half of which must be usable, while the other can be natural area or similar. 

As recently as 2020, with citywide residential standard updates, the City 

Council has expressed a priority to maintain this level of open space and no 
direction has come to exempt Frog Pond East and South from this citywide 

standard.   

 

The total developable residential area of Frog Pond East and South is 

approximately 170 acres. This excludes mapped natural areas (SROZ), the 
BPA easement, the planned mixed use commercial area, and the planned 

neighborhood park in Frog Pond East.  
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25% of 170 acres is 42.5 acres. Half of this acreage can be non-usable open 

space, such as natural areas. As established in Section 4.113, SROZ and 
non-active BPA easement area can be counted to meet non-active open 

space requirements. This is easily met in Frog Pond East and South with the 

riparian SROZ areas and BPA easement, leaving only the 21.25-acre active 

open space requirement (50% of required open space or 12.5% of 170 acre) 

to examine as it relates to green focal points.  
 

The Master Plan calls for a 10 acre community park, a 3-acre neighborhood 

park, a 1-acre park in an area of Frog Pond East between the BPA Easement 

and SROZ that is otherwise not accessible for development, and at least 1 

acre of trails and other active amenities in the BPA easement. All these 

known active spaces add up to approximately 15 acres, leaving 6.25 acres 
for other active open spaces in the form of green focal points. 

 

The 6.25 acres is then divided evenly across the subdistricts, with a couple 

exceptions. Subdistrict E5 already has the neighborhood park as the focal 

point, and would not require any additional area. Subdistrict S1 is notably 
smaller than other subdistricts, and therefore should have a reduced (1/3 of 

other subdistricts) requirement. The 6.25 can therefore be divided by 8.33 

(five East subdistricts, with the sixth exempt, plus three and 1/3 South 

subdistricts). This comes out to 0.75 acres per subdistrict, with 0.25 for 

subdistrict S1. 
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4. Urban form standards 
 

 Intent: Provide clear guidance for development of residential buildings 
in each of the different urban forms, Type 1, Type 2, Type 3, mapped 

in the Master Plan. See Strategy 4 on page 111 of the Master Plan. 

 Explanation: Numeric standards for each Type presented in a table 

format to articulate clear and objective siting and design standards. 

The table follows the format of the lot standards table for Frog Pond 

West. The proposed numbers represent precedent structures of a 
variety of housing types, as well as seek to remain consistent with 

similar standards in Frog Pond West and elsewhere in the City.  See 

next page for precedent examples.  

 Code Reference: Subsection 4.127 (.08) Lot Development Standards 

Table 4. Subsection (.08) will be reorganized to clearly differentiate 
between standards for Frog Pond West and those for Frog Pond East 

and South. 

 Planning Commission Input: The Planning Commission supported 

the table overall and felt it did the job of meaningfully differentiating 

the three Urban Form Types, as intended in the Master Plan. They did 
not suggest adding or removing any types of standards. The 

Commission directed additional exploration and refinement as follows: 

a. Look at examples of 45-foot tall buildings with small setbacks to 

confirm the combination of allowed building height and front 

setback in Urban Form Type 1 would not create an “urban 

canyon effect”; 
b. Add a special provision for townhouse lot coverage to allow lot 

coverage to be calculated on the combined townhouse lots 

occupied by a single townhouse building rather than each 

individual lot, thus keeping the application of the lot coverage 

standards more consistent for different buildings of the same 
size but with different types of units (i.e. apartment building 

versus townhouse building); 

 Draft Code Amendment: See table on next page - - > 
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Notes:  

A.    The combined area for two or more lots for a townhouse building shall be at least 4,000 square feet. This means the average lot size per unit for a two-unit townhouse building would be at least 2,000 square feet. Either of the lots could be as low as 1,500 square feet as long as the other lot compensates to 
add up to 4,000 square feet. 

B.    The combined area for two or more lots for a townhouse building shall be at least 6,000 square feet. This means the average lot size per unit for a two-unit townhouse would be at least 3,000 square feet, and for a three-unit townhouse would be 2,000 square feet per unit. Any individual lot can be as small 
as 1,500 square feet as long as other lots for the townhouse building compensate to add up to a total of 6,000 square feet. 

C.    Minimum lot width / street frontage for townhouse lots is 20 feet. 

D.     In Urban Form Type 1 the minimum front setback is 6 feet to accommodate a public utility easement (PUE) for franchise utilities. If the City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is necessary and access stairs or ramps can 
be accommodated without impeding on the public right of way, no setback is required. 

E.      Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting property line at anything besides a right angle, the maximum setback need only be met at one point along the property line. 

F.    The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet.  

G.    Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet from the alley. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

H.    Minimum building spacing for cottage clusters is 10 feet, for ADUs it is as-required by Building Code. 

I.   On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  

 

    Table 4. Lot and Structure Standards for Frog Pond East and South Neighborhoods 

     Front Setbacks  Rear Setbacks  

Land Use Map 
Designation 

Min. lot size except 
townhouses (sq. ft.) 

Min. lot size for 
townhouses (sq. ft.) 

Min. lot width / 
street frontage (ft.) 

Max height 
(ft.) 

Front Min. 
(ft.) 

Front Max. 
(ft.) 

Maximum Building Width 
Facing Street (feet) 

Rear  
Min. (ft.)  

 Garages 
(note) 

Side Min.  
(ft.)  

Distance 
Between 
Buildings (feet) 

Max. lot coverageI 

Urban Form Type 1 2,000  1,200 30C    45 6D 10E None 10  G 5 Per building 
code 

75% 

Urban Form Type 2 4,000 1,500A 35C   35 10 25E 120 except that buildings over 
90 feet cannot occupy entire 
block face. 

10  G 5 8 60% 

Urban Form Type 3 6,000 1,500B 35C   35 10 None 90 15F  G 7.5 12H 45% 
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Precedent Examples for Proposed Building Width and Other 

Standards 
With Google Street View (where available) and Aerial Photo 

 

Multi-family (Apartments and Condos) 
 

Type 1 Urban Form Precedents 

 

11395 SW Toulouse Street 

Toulouse Street block-wide multi-family 
Building Width 257 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedents 

 
11489 SW Toulouse Street 

Toulouse Street small multi-family 

Building Width 100 feet 

Front Setback 6 feet 
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Type 2 Urban Form Precedents continued 

 
28796 SW Ashland Loop 

Traditional multi-family-Boulder Creek 

Building Width 116 feet 

Setback from Street 30 feet 

Setback from Parking lot 20 feet 

 
 

 

7114 SW McDonald Drive 

Traditional multi-family-Berkshire Court 
(Could be Type 3 Urban Form if buildings without single-level connection) 

Building Width 125 feet 

Setback from Street 35 feet 

Setback from Parking lot 20 feet 
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Type 2 Urban Form Precedents continued 

 
29530 SW Volley Street  

Six-unit condo building 

Building Width 120 feet 

Setback from Circulation Drive 16 feet 
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Plexes and Townhouses 

 
Type 1 Urban Form Precedents 

 

28515 through 28535 SW Paris Ave 

Villebois six-unit townhouse  

(Could also be Type 2 Urban Form) 
Building Width `92 feet 

Front Setback 10 feet 

 

 
 

29136 through 29152 SW Costa Circle E 

Five-unit townhouse in Villebois next to detached single-family 

(Could also be Type 2 Urban Form) 
Building Width 88 feet 

Front Setback 15 feet 

Distance Between Buildings 8 feet 
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Type 2 Urban Form Precedent 

 
29520 SW Brown Road 

Older six-unit apartment building 

Building Width 98 feet 

Setback from Parking Lot 5 feet 

 

 
 
Type 3 Urban Form Precedents 

 

28760 and 27870 SW Painter Drive 

Two-unit townhouse (aka attached single-family) Frog Pond West 

Building Width 83 feet 

Front Setback 15 feet 
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Type 3 Urban Form Precedents continued 

 
29455 SW Serenity Way 

Older triplex 

Building Width 80 feet 

Front Setback 20 feet 

 

 
 
29670 SW Brown Road 

Older four-plex, with stacked flats 

Building Width 55 feet 

Setback from Parking Lot 5 feet 
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Type 3 Urban Form Precedents continued 

 
29631 SW Serenity Way 

Older four-plex (side by side configuration) 

Building Width 89 feet 

Front Setback more than 20 feet 

 

 
 
28741 through 28753 SW Cost Circle East 

Four-unit townhouse on Costa Circle 

Building Width 78 feet 

Front Setback 15 feet 

Distance Between Buildings 10 feet 
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Detached Single-Family 

 

Type 1 Urban Form Precedent 

 

11325 and 11331 SW Barber Street 
Narrow detached homes 

Building Width 20 feet, each 

Distance between buildings 5 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedent 
 

7245 SW Chestnut Lane 

Frog Pond West small-lot detached home 

Building Width 38 feet 

Front Setback 10 feet 
Distance Between Homes 8 feet 
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Type 3 Urban Form Precedents 

 
6761 SW Primrose Court 

Street of Dreams single-family Frog Pond West 

Building Width 90 feet 

Front Setback 20 feet 

 
 
30944 SW Kensington Drive 

Detached single-family home from 1990’s 

Building Width 53 feet 

Front Setback 25 feet 

Distance Between Buildings 12 feet 
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5. Define categories for housing variety 
 

 Intent: To create categories that will be the foundation to variety 
standards for Frog Pond East and South meeting to help meet key 

housing policy objectives of the City. See Strategy 2 under housing 

variety on page 110 of the Master Plan. 

 Explanation: Creates a table separating housing unit types into four 

categories based on built form and existing definitions in the City’s 

Development Code.  
 Code Reference: These Code amendments will be part of a new 

subsection within Section 4.127 focused on housing variety in Frog 

Pond East and South. Housing type definitions will remain as adopted 

with Middle Housing in Wilsonville Project found in Section 4.001 

Definitions. 
 Planning Commission Input: The Planning Commission supported 

the categories, as presented, as a foundation for housing variety 

standards. The Commission requested more justification of the 1,200 

square foot threshold between Category C and Category D.   

 Code Concept: 
 

Table 7. Housing Unit Categories for Frog Pond East and South Neighborhoods 

Unit Category A Unit Category B Unit Category C Unit Category D 

Attached Multi-
family units 

Attached middle 
housing, including: 

 Townhouses 

 Duplex 

 Triplex 

 Quadplex 

 Cottage clusters 

 Detached units 1200 
sfA or less (besides 
cottage cluster units) 

 Accessory dwelling 
units 

  

Detached dwelling 
units more than 1200 
sfA 

 Detached homes 
on their own lot 

 Cluster housing  

 Detached multi-
family units 

Footnotes to Table 7 

A. Square footage represents a measurement of the Habitable Floor Area as 

defined in Section 4.001 Definitions 
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6. Clear and objective design standards for multi-family 
 

 Intent: Provide clear and objective design standards for multi-family 
buildings similar to single-family and middle housing to provide 

consistent review of all housing types in Frog Pond East and South, 

and potentially citywide. A multi-family project not already part of a 

subdivision would still be subject to Development Review Board (DRB) 

review of Stage I and Stage II development plans as well as design 

review of required open spaces, similar to a subdivision. However, 
individual buildings would not be subject to DRB review of architecture 

and minor landscaping surrounding the buildings.  

 Explanation: Adapt and modify current design standards for middle 

housing, especially townhouses, to apply to attached multi-family. A 

policy decision is needed to determine whether to apply these 
standards only in Frog Pond East and South or to apply to new multi-

family buildings citywide. 

 Code Reference: Add new subsection to Subsection 4.113 (.14) if 

citywide or add as new subsection in Section 4.127 if applying only to 

Frog Pond East and South  
 Planning Commission Input: The majority of the Planning 

Commission has served on the DRB and brought that perspective to 

the conversation. In answering the policy questions (see below) the 

Commission expressed the following: 

o The DRB is not the right spot for review of architecture of multi-

family buildings and the Commission supports moving away 
from it. 

o It makes sense to review multi-family buildings the same as 

middle housing. 

o An effort needs to continue to be made to shift the public 

conversation and involvement from the review of individual 
construction projects to earlier in the process, such as 

developing of the agreed-upon standards and keeping the 

community informed of what the agreed-upon standards are. 

o Commissioners considered if some notice of new multi-family 

buildings would be helpful. The Commission wondered if Class II 
Review (City staff review with public notice) would be 

appropriate versus Class I Review (City staff review without 

public notice), however no direction decision was arrived at. The 

project team will further explore the pros and cons of Class II 

versus Class I review and bring it back for further consideration. 

o It makes sense for any new standards for review of multi-family 
to be applied citywide rather than just Frog Pond East and 

South. 

o The Commission felt the proposed approach of adapting existing 

design standards for townhouses and other middle housing as 

the primary foundation of multi-family design standards makes 
sense.  
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 Draft Code Amendment: N/A. For this work session there is no draft 

language proposed. Rather, the project team is only looking for 
direction on how to proceed and then draft Code amendment language 

will be brought forward at a subsequent work session. The key 

directional questions the project team is looking to get answered are: 

 

 Policy Questions: 
1. Should multi-family buildings be reviewed in the same manner 

as single-family homes and middle housing or remain subject to 

Site Design Review by the Development Review Board? 

2. If new standards are development for review of multi-family 

buildings, should the standards be applied citywide or only to 

Frog Pond East and South?  
Staff recommendation: Citywide, besides Villebois. Villebois is 

not included as it has its own design standard system and 

review process separate from the rest of the City. Citywide, 

besides Villebois, is consistent with how design standards are 

applied for other housing types including single-family homes 
and middle housing. This is a ministerial, or staff, review based 

on clear and objective standards that occurs at the time of 

building permit issuance.  The intent would be to allow multi-

family to go through a similar ministerial review process as 

middle housing and single-family homes rather than be subject 
to Site Design Review and review by the Development Review 

Board. Public processes such as these have been used 

historically to prevent needed housing. Also, with limits on 

housing review criteria (must be clear and objective) these 

processes can be frustrating to interested neighbors by 

providing on the surface an opportunity to comment and 
potentially stop a project, but in reality the City is required to 

approve despite neighborhood objections if clear and objective 

criteria are met.  Staff notes multi-family is not an allowed use 

in Old Town or Frog Pond West, so those detailed design 

standards would not conflict with new design standards. 
3. If supportive of standards to review multi-family like other 

housing, does the Commission support an approach of adapting 

and modifying, as appropriate, design standards applied to 

similarly sized structures like townhouses in order to apply them 

to multi-family buildings? 
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Section 4.127. Residential Neighborhood (RN) Zone. 

(.01) Purpose. The Residential Neighborhood (RN) zone applies to lands within Residential Neighborhood 
Comprehensive Plan Map designation. The RN zone is a Planned Development zone, subject to applicable 
Planned Development regulations, except as superseded by this section or in legislative master plans. The 
purposes of the RN Zone are to:  

A. Implement the Residential Neighborhood policies and implementation measures of the Comprehensive 
Plan.  

B. Implement legislative master plans for areas within the Residential Neighborhood Comprehensive Plan 
Map designation.  

C. Create attractive and connected neighborhoods in Wilsonville.  

D. Regulate and coordinate development to result in cohesive neighborhoods that include: walkable and 
active streets; a variety of housing appropriate to each neighborhood; connected paths and open 
spaces; parks and other non-residential uses that are focal points for the community; and, connections 
to and integration with the larger Wilsonville community.  

E. Encourage and require quality architectural and community design as defined by the Comprehensive 
Plan and applicable legislative master plans.  

F. Provide transportation choices, including active transportation options.  

G. Preserve and enhance natural resources so that they are an asset to the neighborhoods, and there is 
visual and physical access to nature.  

H. Create housing opportunities for a variety of households, including housing types that implement the 
Wilsonville Equitable Housing Strategic Plan and housing affordability provisions of legislative master 
plans.  

(.02) Permitted uses: 

A. Open Space.  

B. Single-Family Dwelling Unit.  

C. Townhouses. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

D. Duplex.  

E. Triplex and quadplex. During initial development in the Frog Pond West Neighborhood, triplexes are 
permitted only on corner lots and quadplexes are not permitted.  

F. Cluster housing. During initial development in the Frog Pond West Neighborhood, only two-unit cluster 
housing is permitted except on corner lots where three-unit cluster housing is permitted.  

G. Multiple-Family Dwelling Units, except when not permitted in a legislative master plan, subject to the 
density standards of the zone. Multi-family dwelling units are not permitted within the Frog Pond West 
Master Plan area.  

H. Cohousing.  

I. Cluster Housing (Frog Pond West Master Plan).  

J. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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K. Manufactured homes.  

(.03) Permitted accessory uses: 

A. Accessory uses, buildings and structures customarily incidental to any of the principal permitted uses 
listed above, and located on the same lot.  

B. Living quarters without kitchen facilities for persons employed on the premises or for guests. Such 
facilities shall not be rented or otherwise used as a separate dwelling unless approved as an accessory 
dwelling unit or duplex.  

C. Accessory Dwelling Units, subject to the standards of Section 4.113 (.10).  

D. Home occupations.  

E. A private garage or parking area.  

F. Keeping of not more than two roomers or boarders by a resident household.  

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

H. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard setbacks 
may be reduced to three feet.  

I. Livestock and farm animals, subject to the provisions of Section 4.162.  

(.04) Uses permitted subject to Conditional Use Permit requirements: 

A. Public and semi-public buildings and/or structures essential to the physical and economic welfare of an 
area, such as fire stations, sub-stations and pump stations.  

B. Commercial Recreation, including public or private clubs, lodges or meeting halls, golf courses, driving 
ranges, tennis clubs, community centers and similar commercial recreational uses. Commercial 
Recreation will be permitted upon a finding that it is compatible with the surrounding residential uses 
and promotes the creation of an attractive, healthful, efficient and stable environment for living, 
shopping or working. All such uses except golf courses and tennis courts shall conform to the 
requirements of Section 4.124(.04)(D) (Neighborhood Commercial Centers).  

C. Churches; public, private and parochial schools; public libraries and public museums.  

D. Neighborhood Commercial Centers limited to the provisions of goods and services primarily for the 
convenience of and supported by local residents. Neighborhood Commercial Centers are only 
permitted where designated on an approved legislative master plan.  

(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement 
legislative master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

(.06) Minimum and Maximum Residential Lots: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code 
and applicable provisions of an approved legislative master plan.  
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1. For initial development of the Frog Pond West Neighborhood, Table 1 in this Code and Frog Pond 
West Master Plan Table 1 establish the minimum and maximum number of residential lots for 
the sub-districts.  

2. For areas that are a portion of a sub-district, the minimum and maximum number of residential 
lots are established by determining the proportional gross acreage and applying that proportion 
to the minimums and maximums listed in Table 1. The maximum density of the area may be 
increased, up to a maximum of ten percent of what would otherwise be permitted, based on an 
adjustment to an SROZ boundary that is consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district when it is demonstrated that 
the reduction is necessary due to topography, protection of trees, wetlands and other natural 
resources, constraints posed by existing development, infrastructure needs, provision of non-
residential uses and similar physical conditions.  

Table 1. Minimum and Maximum Residential Lots by 
Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  

(.07) Development Standards Generally: 

A. Unless otherwise specified by this the regulations in this Residential Development Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone.  

(.08) Lot Development Standards: 
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A. Lot development shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

B. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards unless superseded or supplemented by other provisions of the Development 
Code.  

C. Lot Standards for Small Lot Sub-districts. The purpose of these standards is to ensure that development 
in the Small Lot Sub-districts includes varied design that avoids homogenous street frontages, creates 
active pedestrian street frontages and has open space that is integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  

Table 2: Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  

 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots 
designated for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the 
maximum number allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated 
for development of a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

E.  On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage 
clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  
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G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

L.  For cottage clusters all setbacks otherwise greater than 10 feet for other housing types is reduced to 10 feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 
20 ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at 
the front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking 
the courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of 
the number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  

D. Lot Standards Specific to the Frog Pond West Neighborhood.  

1. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

a. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

2. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane shall 
not have driveways accessing lots from these streets, unless no practical alternative exists for 
access. Lots in Large Lot Sub-districts are exempt from this standard.  

(.09) Open Space: 

A. Purpose. The purposes of these standards for the Residential Neighborhood Zone are to:  

1. Provide light, air, open space, and useable recreation facilities to occupants of each residential 
development.  

2. Retain and incorporate natural resources and trees as part of developments.  

3. Provide access and connections to trails and adjacent open space areas.  

For Neighborhood Zones which are subject to adopted legislative master plans, the standards 
work in combination with, and as a supplement to, the park and open space recommendations of 
those legislative master plans. These standards supersede the Open Space requirements in WC 
Section 4.113(.01).  

B. Within the Frog Pond West Neighborhood, the following standards apply: 

1. Properties within the R-10 Large Lot sub-districts and R-7 Medium Lot sub-districts are exempt 
from the requirements of this section. If the Development Review Board finds, based upon 
substantial evidence in the record, that there is a need for open space, they may waive this 
exemption and require open space proportional to the need.  

2. For properties within the R-5 Small Lot sub-districts, Open Space Area shall be provided in the 
following manner:  
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a. Ten percent of the net developable area shall be in open space. Net developable area does 
not include land for non-residential uses, SROZ-regulated lands, streets and private drives, 
alleys and pedestrian connections. Open space must include at least 50 percent usable 
open space as defined by this Code and other like space that the Development Review 
Board finds will meet the purpose of this section.  

b. Natural resource areas such as tree groves and/or wetlands, and unfenced low impact 
development storm water management facilities, may be counted toward the ten percent 
requirement at the discretion of the Development Review Board. Fenced storm water 
detention facilities do not count toward the open space requirement. Pedestrian 
connections may also be counted toward the ten percent requirement.  

c. The minimum land area for an individual open space is 2,000 square feet, unless the 
Development Review Board finds, based on substantial evidence in the record, that a 
smaller minimum area adequately fulfills the purpose of this Open Space standard.  

d. The Development Review Board may reduce or waive the usable open space requirement 
in accordance with Section 4.118(.03). The Board shall consider substantial evidence 
regarding the following factors: the walking distance to usable open space adjacent to the 
subject property or within 500 feet of it; the amount and type of open space available 
adjacent or within 500 feet of the subject property, including facilities which support 
creative play.  

e. The Development Review Board may specify the method of assuring the long-term 
protection and maintenance of open space and/or recreational areas. Where such 
protection or maintenance are the responsibility of a private party or homeowners' 
association, the City Attorney shall review any pertinent bylaws, covenants or agreements 
prior to recordation.  

(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

1. Within the Frog Pond West Neighborhood, streets shall be consistent with Figure 18, Street 
Demonstration Plan, in the Frog Pond West Master Plan. The Street Demonstration Plan is 
intended to be guiding, not binding. Variations from the Street Demonstration Plan may be 
approved by the Development Review Board, upon finding that one or more of the following 
justify the variation: barriers such as existing buildings and topography; designated Significant 
Resource Overlay Zone areas; tree groves, wetlands or other natural resources; existing or 
planned parks and other active open space that will serve as pedestrian connections for the 
public; alignment with property lines and ownerships that result in efficient use of land while 
providing substantially equivalent connectivity for the public; and/or site design that provides 
substantially equivalent connectivity for the public.  

2. If a legislative master plan does not provide sufficient guidance for a specific development or 
situation, the Development Review Board shall use the block and access standards in Section 
4.124(.06) as the applicable standards.  

(.11) Signs. Per the requirements of Sections 4.156.01 through 4.156.11 and applicable provisions from adopted 
legislative master plans.  
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(.12) Parking. Per the requirements of Section 4.155 and applicable provisions from adopted legislative master 
plans.  

(.13) Corner Vision Clearance. Per the requirements of Section 4.177.  

(.14) Main Entrance Standards: 

A. Purpose. These standards:  

1. Support a physical and visual connection between the living area of the residence and the street;  

2. Enhance public safety for residents and visitors and provide opportunities for community 
interaction;  

3. Ensure that the pedestrian entrance is visible or clearly identifiable from the street by its 
orientation or articulation; and  

4. Ensure a connection to the public realm for development on lots fronting both private and public 
streets by making the pedestrian entrance visible or clearly identifiable from the public street.  

B. Location. At least one main entrance for each structure must:  

1. Be within 12 feet of the longest street-facing front wall of the dwelling unit; and  

2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; and  

(iii) Be covered with a roof or trellis.  
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C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  

(.15) Garage Standards: 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between the living area of the residences 
and the street;  

2. Ensure that the location and amount of the living area of the residence, as seen from the street, 
is more prominent than garages;  

3. Prevent garages from obscuring the main entrance from the street and ensure that the main 
entrance for pedestrians, rather than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing garages and vehicle areas from 
dominating the views of the neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking views of the street from inside the 
residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the regulations of this subsection apply to 
garages accessory to residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the street with an average slope of 20 
percent or more.  

3. Standards: 
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a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and accessory structures, the 
standards apply to the street-facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that are less than 50 feet wide at the 
front lot line, the standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

(i) The width of the garage door may be up to 50 percent of the length of the 
street-facing façade.  

(ii) The garage door must be recessed at least four feet from the front façade or six 
feet from the front of a front porch.  

(iii) The maximum driveway width is 18 feet.  

c. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

d. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the 
appearance of the garage from the street. Side-loaded garages, i.e., where the garage 
openings are turned away from the street, are exempt from this requirement.  

e. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door 
and the sidewalk. This standard does not apply to garage entries that do not face the 
street.  

 

(.16) Residential Design Standards: 

A. Purpose. These standards:  
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1. Support consistent quality standards so that each home contributes to the quality and cohesion 
of the larger neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks and neighborhoods, whether a 
neighborhood develops all at once or one lot at a time, avoiding homogeneous street frontages 
that detract from the community's appearance.  

B. Applicability. These standards apply to all façades facing streets, pedestrian connections, parks, open 
space tracts, the Boeckman Trail, or elsewhere as required by this Code or the Development Review 
Board. Exemptions from these standards include: (1) Additions or alterations adding less than 50 
percent to the existing floor area of the structure; and, (2) Additions or alterations not facing a street, 
pedestrian connection, park, or open space tract.  

C. Windows. The standards for minimum percentage of façade surface area in windows are below. These 
standards apply only to facades facing streets, pedestrian connections, parks, and open space tracts.  

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

c. Ten percent—front facades facing streets if a minimum of seven design elements are 
provided per Section 4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from the building to the street. Glass 
block does not meet this standard. Windows in garage doors and other doors count toward this 
standard.  

5. Street-facing facades along Boeckman Road and Stafford Road must meet the standards for front 
facades.  

D. Articulation. Plans for residential buildings shall incorporate design features such as varying rooflines, 
offsets, balconies, projections (e.g., overhangs, porches, or similar features), recessed or covered 
entrances, window reveals, or similar elements that break up otherwise long, uninterrupted elevations. 
Such elements shall occur at a minimum interval of 30 feet on façades facing streets, pedestrian 
connections, parks, open space tracts, or elsewhere as required by this Code or the Development 
Review Board. Where a façade governed by this standard is less than 30 feet in length, at least one of 
the above-cited features shall be provided.  

E. Residential Design Menu. Residential structures shall provide a minimum of five of the design elements 
listed below for front façades and façades facing Boeckman Road and Stafford Road, unless otherwise 
specified by the code. For side façades facing streets, pedestrian connections, parks, open space tracts, 
a minimum of three of the design elements must be provided. Where a design feature includes more 
than one element, it is counted as only one of the five required elements.  

1. Dormers at least three feet wide.  
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2. Covered porch entry—minimum 48 square foot covered front porch, minimum six feet deep and 
minimum of a six foot deep cover. A covered front stoop with minimum 24 square foot area, four 
foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of the building a minimum of four 
feet and enclosed by a railing or parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends or 
brackets (does not include a garage gable if garage projects beyond dwelling unit portion of 
street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative materials occupying at least 60 square 
feet of the street façade.  

11. Bay or bow windows - extending a minimum of 12 inches outward from the main wall of a 
building and forming a bay or alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door designed to resemble two smaller garage 
doors and/or windows in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone or brick extending at least 36 
inches above adjacent finished grade occupying a minimum of ten percent of the overall primary 
street facing façade.  

16. Entry courtyards which are visible from, and connected directly to, the street. Courtyards shall 
have a minimum depth of ten feet and minimum width of 80 percent of the non-garage/driveway 
building width to be counted as a design element.  

F. House Plan Variety. No two directly adjacent or opposite residential structures may possess the same 
front or street-facing elevation. A structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house plan variety. This standard is met 
when front or street-facing elevations differ from one another due to different materials, articulation, 
roof type, inclusion of a porch, fenestration, and/or number of stories. Where façades repeat on the 
same block face, they must have at least three intervening residential structures between them that 
meet the above standard. Small Lot developments over ten acres shall include duplexes and/or two-
unit townhouses comprising ten percent of the homes—corner locations are preferred.  

G. Prohibited Building Materials. The following construction materials may not be used as an exterior 
finish:  

1. Vinyl siding.  

2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  
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5. Fiberglass panels.  

(.17) Fences: 

A. Within Frog Pond West, fences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall 
along Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public Open Spaces. 

A. Purpose. The purpose of these standards is to ensure that development adjacent to schools and parks 
is designed to enhance those public spaces with quality design that emphasizes active and safe use by 
people and is not dominated by driveways, fences, garages, and parking.  

B. Applicability. These standards apply to development that is adjacent to or faces schools and parks. As 
used here, the term adjacent includes development that is across a street or pedestrian connection 
from a school or park.  

C. Development must utilize one or more of the following design elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the side street that does not face the 
school, park, or public open space.  

3. Recess of the garage a minimum of four feet from the front façade of the home. A second story 
above the garage, with windows, is encouraged for this option.  

D. Development must be oriented so that the fronts or sides of residential structures face adjacent 
schools or parks. Rear yards and rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that there is no practicable alternative 
due to the size, shape or other physical constraint of the subject property.  

(Ord. No. 806, 7-17-2017) 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability. 

1. The open space standards of this subsection shall apply to the following:  

a. Subdivisions.  

b. Planned Developments.  

c. Multi-family Development.  

2. These standards do not apply to the following:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  

C. Area Required. The minimum open space area required in a development is an area equal to 25 
percent of the size of the Gross Development Area except if reduced for shared parking pursuant to 
Subsection 4.155(.03)S.  

D. Required Open Space Characteristics: 

1. Size of Individual Open Spaces. For developments with ten or more lots buildable with dwelling 
units (or ten or more multi-family units) an open space area must be at least 2,000 square feet to 
be counted towards the 25 percent open space requirement. For developments with less than 
ten lots buildable with dwelling units (or less than ten multi-family units) an open space area 
must be at least 1,000 square feet to be counted towards the 25 percent open space 
requirement.  

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

3. Usable open space requirements. Half of the minimum open space area, an area equal to 12.5 
percent of the size of the Gross Development Area, shall be located outside the SROZ and be 

Attachment 4 Frog Pond East and South Master Plan Work Session February 6, 2023 
Excerpts from Section 4.113 Wilsonville Code-Standards Applying to Residential Development in any Zone

60

Item B.

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1682

Item 2.



 

 

 
    Created: 2022-06-24 10:18:23 [EST] 

(Supp. No. 1) 

 
Page 2 of 24 

usable open space programmed for active recreational use. Any open space considered usable 
open space programmed for active recreation use shall meet the following requirements.  

a. Be designed by a registered professional landscape architect with experience designing 
residential park areas. An affidavit of such professional's credentials shall be included in the 
development application material.  

b. Be designed and programmed for a variety of age groups or other user groups.  

4. Enhancing Existing Wildlife Habitat through Design of Open Space: 

a. Open space designed, as wildlife habitat shall be placed adjacent to and connect to 
existing, preserved wildlife habitat to the extent feasible.  

b. To the extent feasible, open space shall create or enhance connections between existing 
wildlife habitat.  

E. Any dedication of land as public park land must meet City parks standards. The square footage of any 
open space land outside the SROZ and BPA easements, whether dedicated to the public or not, shall be 
considered part of the Gross Development Area.  

F. Approval of open space must ensure the long-term protection and maintenance of open space and/or 
recreational areas. Where such protection or maintenance are the responsibility of a private party or 
homeowners' association, the City Attorney shall review any pertinent bylaws, covenants, or 
agreements prior to recordation.  

G. The open space requirements of this subjection are subject to adjustments in PDR zones pursuant to 
Subsection 4.124(.08).  

 (.14) Design Standards for Detached Single-family and Middle Housing.  

A. The standards in this subsection apply in all zones, except as indicated in 1.—2. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential 
Neighborhood Zones, as these zones have their own variety standards, except that the standards 
do apply within middle housing development with multiple detached units on a single lot which 
the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures 
that are attached to one another such as a grouping of townhouses.  

C. Standards applicable to all residential structures except as noted in I. below.  

1. Façade Variety: 

a. Each public-facing façade of a residential structure shall differ from the public-facing 
façades of directly adjacent residential structures in at least one of the three ways listed in 
Subsection d. below.  

b. Where public-facing façades repeat on the same block, at least two residential structures 
with different public-facing façades shall intervene between residential structures with the 
same public-facing façades, with sameness defined by not differing in at least one of the 
three ways listed in Subsection d. below.  
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c. For façades of residential structures facing a public street, the façade of any residential 
structures directly across the street shall differ in at least one of the three ways listed in 
Subsection d. below. Directly across means any residential structure façade intersected by 
imaginary lines extending the shortest distance across the street from the mid-point of a 
façade and from the edges of a façade. See Figure 1 below.  

d. A façade shall be considered different if it differs from another façade in at least one of the 
following ways:  

i. Variation in type, placement, or width of architectural projections (such as 
porches, dormers, or gables) or other features that are used to meet the 
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If 
adjacent or opposite façades feature the same projection type, the projections 
on adjacent/opposite façades must differ in at least one of the following ways:  

• At least 20 percent difference in width; or  

• Horizontally offset by at least five feet. For the purposes of this standard, 
"offset" means a measurable difference of at least five feet from the left 
edge of the projection to the left edge of the front façade or at least five 
feet from the right edge of the projection to the right edge of the front 
façade.  

ii. At least 20 percent of the façade (excluding glazing) is covered by different 
exterior finish materials. The use of the same material in different types of 
siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different 
materials for the purpose of this standard.  

iii. Variation in primary paint color as determined by a LRVR (Light Reflectance 
Value) difference of at least 15 percent.  
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Figure 1. Determining If A Residential Structure is Directly Across the Street from Another 
 

2. Architectural Consistency and Interest. 

a. Architectural styles shall not be mixed within the same residential structure (a series of 
attached structures is one structure for the purpose of these standards). Architectural style 
consistency is defined by adherence to all of the following:  

i. Use of the same primary and supporting façade materials throughout the 
structure.  

ii. Use of no more than two roof pitch angles.  

iii. Use of the same door size for each primary entrance in the structure.  

b. Articulation. All public-facing façades of residential structures, other than townhouses, 
shall incorporate the following design elements at a minimum interval of every 30 feet, 
except as noted in 2.c. below. The minimum number of design elements is determined by 
dividing the façade length by 30 and rounding up to the nearest whole number. For 
townhouse articulation standards, see subsection (.14)E.4.  

i. varying rooflines.  

ii. offsets of at least 12 inches.  

iii. balconies.  

iv. projections of at least 12 inches and width of at least three feet.  

v. porches.  

vi. entrances that are recessed at least 24 inches or covered.  

vii. dormers at least three feet wide.  

c. For structures with two or more dwelling units, a single design element that spans at least 
50 percent of the façade of two adjacent units can count as two articulation elements to 
meet the standard in subsection b. and can meet the standard for 60 feet of façade width 
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other 
required design elements on the façade.  

d. Articulation Element Variety: Different articulation elements shall be used as provided 
below. For the purpose of this standard, a "different element" is defined as one of the 
following: a completely different element from the list in subsection 2.b above; the same 
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by 
at least three feet.  

i. Where two to four elements are required on a façade, at least two different 
elements shall be used.  

ii. Where more than four elements are required on a façade, at least three 
different elements shall be used.  

e. Reductions to required windows percentage: The required percent of façade of a 
residential structure in the public-facing façade covered by windows or entry doors for 
single-family or middle housing in any zone may be reduced to the percentages that 
follows:  

i. For of 1.5 or 2-story façades facing the front or rear lot line:  
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• 12.5 percent if six of the design features in Subsection e.v. below are 
used.  

• Ten percent if seven or more of the design features in Subsection e.v. 
below are used.  

ii. For 1-story façades facing the front or rear lot line;  

• 12.5 percent if less than six design features in Subsection e.v. are used  

• ten percent if six or more design features in Subsection e.v. are used  

iii. For façades facing a side lot line:  

• Five percent regardless of the number of design features  

iv. Glass block does not count towards meeting window and entry percentage  

v. Window reduction design features:  

• Dormers at least three feet wide.  

• Covered porch entry—minimum 48 square foot covered front porch, 
minimum six feet deep and minimum of a six foot deep cover. A covered 
front stoop with minimum 24 square foot area, four foot depth and hand 
rails meets this standard.  

• Front porch railing around at least two sides of the porch.  

• Second story balcony—projecting from the wall of the building a 
minimum of four feet and enclosed by a railing or parapet wall.  

• Roof overhang of eight inches or greater.  

• Columns, pillars or posts at least four inches wide and containing larger 
base materials.  

• Decorative gables—cross or diagonal bracing, shingles, trim, corbels, 
exposed rafter ends or brackets (does not include a garage gable if garage 
projects beyond dwelling unit portion of street façade).  

• Decorative molding above windows and doors.  

• Decorative pilaster or chimneys.  

• Bay or bow windows—extending a minimum of 12 inches outward from 
the main wall of a building and forming a bay or alcove in a room within 
the building.  

• Sidelight and/or transom windows associated with the front door or 
windows in the front door.  

• Window grids on all façade windows visible from behind fences 
(excluding any windows in the garage door or front door).  

• Maximum nine foot wide garage doors or a garage door designed to 
resemble two smaller garage doors and/or windows in the garage door 
(only applicable to street facing garages).  

• Decorative base materials such as natural stone, cultured stone or brick 
extending at least 36 inches above adjacent finished grade occupying a 
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minimum of ten percent of the overall primary street facing façade. This 
design element does not count if behind a site-obscuring fence.  

• Entry courtyards which are visible from, and connected directly to, the 
street. Courtyards shall have a minimum depth of ten feet and minimum 
width of 80 percent of the non-garage/driveway building width to be 
counted as a design element.  

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

1. Entry Orientation. 

a. At least one main entrance for each triplex or quadplex must meet the standards in 
subsections b. and c. below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45 degree angle from the street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

 

Figure 2. Main Entrance Facing the Street 
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Figure 3. Main Entrance at 45° Angle from the Street 
 

 

Figure 4. Main Entrance Opening onto a Porch 
 

2. Windows. A minimum of 15 percent of the area of all street-facing façades must include windows 
or entrance doors. Façades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  
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Figure 5. Window Coverage 
 

3. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).  
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Figure 6. Width of Garages and Parking Areas 
 

4. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with a paved surface, access must be taken from the alley (see Figure 
8. Alley Access).  

ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  
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iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

 

Figure 7. Driveway Approach Width and Separation on Local Street 
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Figure 8. Alley Access 
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Figure 9. Driveway Approach Options for Multiple Local Street Frontages 
 

E. Standards applicable to Townhouses.  

1. Number of Attached Dwelling Units. 

a. Minimum. A townhouse project must contain at least two attached units.  

b. Maximum. The maximum number of townhouse units that may be attached together to 
form a group is specified below.  

• R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group  

• RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except 
for initial development in Frog Pond West per Section 4.124.  

2. Entry Orientation. The main entrance of each townhouse unit must:  
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a. Be within eight feet of the longest wall of the dwelling unit facing a street or private drive; 
and  

b. Either:  

i. Face the street or private drive (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3. 
Main Entrance at 45° Angle from the Street);  

iii. Face a common open space or private access or driveway that is abutted by 
dwellings on at least two sides; or  

iv. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

A. Be at least 25 square feet in area; and  

B. Have at least one entrance facing the street or private drive or have a 
roof.  

3. Windows. A minimum of 15 percent of the area of all public-facing façades on each individual 
unit must include windows or entrance doors. Half of the window area in the door of an attached 
garage may count toward meeting this standard. See Figure 5. Window Coverage.  

4. Unit definition. Each townhouse unit must include at least one of the items listed in a. through g. 
below on at least one public-facing façade (see Figure 10. Townhouse Unit Definition). 
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent 
townhouse units, it can meet the standard for two units.  

a. A roof dormer a minimum of four feet in width, or  

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an 
interior room, or  

c. A bay window that extends from the façade a minimum of two feet, or  

d. An offset of the façade of a minimum of two feet in depth, either from the neighboring 
townhouse or within the façade of a single townhouse, or  

e. An entryway that is recessed a minimum of three feet, or  

f. A covered entryway with a minimum depth of four feet, or  

g. A porch meeting the standards of subsection (.14)E.2.b.iv.  

Balconies and bay windows may encroach into a required setback area, pursuant to Section 
4.180.  
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Figure 10. Townhouse Unit Definition 
 

5. Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet 
the following standards:  

a. Alley Access. Townhouse project sites abutting an alley that is improved with pavement 
shall take access to the rear of townhouse units from the alley rather than the public 
street.  

b. Front Access. Garages on the front façade of a townhouse, off-street parking areas in the 
front yard, and driveways in front of a townhouse are allowed if they meet the following 
standards (see Figure 11. Townhouses with Parking in Front Yard).  

i. Each townhouse lot has a street frontage of at least 20 feet on a local street.  

ii. A maximum of one driveway approach is allowed for every townhouse. 
Driveway approaches and/or driveways may be shared.  

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on 
any lot.  
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iv. The garage width does not exceed 12 feet, as measured from the inside of the 
garage door frame.  

 

Figure 11. Townhouses with Parking in Front Yard 
 

c. Shared Access. The following standards apply to driveways and parking areas for 
townhouse projects that do not meet all of the standards in subsections a. or b.  

i. Off-street parking areas shall be accessed on the back façade or located in the 
rear yard. No off-street parking shall be allowed in the front yard or side yard of 
a townhouse.  

ii. A townhouse project that includes a corner lot shall take access from a single 
driveway approach on the side of the corner lot. See Figure 12. Townhouses on 
Corner Lot with Shared Access.  
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Figure 12. Townhouses on Corner Lot with Shared Access 
 

iii. Townhouse projects that do not include a corner lot shall consolidate access for 
all lots into a single driveway. The driveway and approach are not allowed in 
the area directly between the front façade and front lot line of any of the 
townhouses. See Figure 13. Townhouses with Consolidated Access.  
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Figure 13. Townhouses with Consolidated Access 
 

iv. A townhouse project that includes consolidated access or shared driveways 
shall grant access easements to allow normal vehicular access and emergency 
access.  

F. Standards applicable to Cottage Clusters.  

1. Courtyard Required. All cottages within a single cottage cluster must share a common courtyard. 
A cottage cluster project may include more than one cluster and more than one common 
courtyard.  

2. Number of Dwellings. 

a. A single cottage cluster shall contain a minimum of four and a maximum of eight cottages.  

3. Setbacks. 

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The 
minimum distance between all other structures, including accessory structures, shall be in 
accordance with building code requirements.  

b. All other setbacks are provided in section (.02) or in the applicable base zone.  

4. Building Height. The maximum building height for all structures is 25 feet.  
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5. Footprint. The maximum building footprint for each cottage is 900 square feet. Individual 
attached garages up to 200 square feet shall be exempted from the calculation of maximum 
building footprint.  

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400 
square feet.  

7. Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards:  

a. Each cottage within a cluster must either abut the common courtyard or must be directly 
connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 
courtyard and must:  

i. Have a main entrance facing the common courtyard;  

ii. Be within ten feet from the common courtyard, measured from the façade of 
the cottage to the nearest edge of the common courtyard; and  

iii. Be connected to the common courtyard by a pedestrian path.  

c. Cottages within 20 feet of a street property line may have their entrances facing the street.  

d. Cottages not facing the common courtyard or the street must have their main entrances 
facing a pedestrian path that is directly connected to the common courtyard.  

8. Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 
order to provide a sense of openness and community of residents. Common courtyards must 
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards):  

a. The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard.  

c. The common courtyard must contain a minimum of 150 square feet per cottage within the 
associated cluster.  

d. The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.  

e. The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 
paths, and/or paved courtyard area, and may also include recreational amenities. 
Impervious elements of the common courtyard shall not exceed 75 percent of the total 
common courtyard area.  

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas, 
required setbacks, and driveways do not qualify as part of a common courtyard.  
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Figure 14. Cottage Cluster Orientation and Common Courtyard Standards 
 

9. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards:  

a. Each cottage cluster is permitted one community building.  

b. The community building shall have a maximum floor area of 1,400 sf.  

c. A community building that meets the definition of a dwelling unit must meet the maximum 
900 square foot footprint limitation that applies to cottages (pursuant to subsection 
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is 
not a legal dwelling unit and will not be used as a primary dwelling.  

10. Pedestrian Access. 
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a. An accessible pedestrian path must be provided that connects the main entrance of each 
cottage to the following:  

i. The common courtyard;  

ii. Shared parking areas;  

iii. Community buildings; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage 
requirements of the applicable base zone.  

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 
standards:  

i. A parking cluster must not exceed five contiguous spaces.  

ii. Parking clusters must be separated from other spaces by at least four feet of 
landscaping.  

iii. Clustered parking areas may be covered.  

iv. Parking areas must also meet the standards in Subsections 4.155(.02)—(.03), 
except where they conflict with these standards.  

b. Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located 
between a street property line and the front façade of cottages located closest 
to the street property line. This standard does not apply to alleys.  

ii. Off-street parking spaces shall not be located within ten feet of any property 
line, except alley property lines.  

iii. Driveways and drive aisles are permitted within ten feet of property lines.  

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 
parking areas and parking structures from common courtyards and public streets.  

d. Garages and carports. 

i. Garages and carports (whether shared or individual) must not abut common 
courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages.  

iii. Individual detached garages must not exceed 400 square feet in floor area.  

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width.  

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.  

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 
detached single-family detached dwelling on the same lot at the time of proposed development 
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of the cottage cluster may remain within the cottage cluster project area under the following 
conditions:  

a. The existing dwelling may be nonconforming with respect to the requirements of this 
subsection (.14)F.  

b. The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum 
building footprint of 900 square feet; however, existing dwellings that exceed these 
maximum height and/or footprint standards may not be expanded.  

c. The existing dwelling shall be excluded from the calculation of orientation toward the 
common courtyard, per subsection (.14)F.7.b.  

 

Figure 15. Cottage Cluster Parking Design Standards 
 

G. Standards applicable to Cluster Housing besides Cottage Clusters.  
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit, 
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to 
apply. Architectural consistency is defined by adherence to all of the following:  

a. Use of the same primary and supporting façade materials throughout the cluster.  

b. Use of no more than two roof pitch angles.  

c. Use of the same door size for each primary entrance in the structures.  

2. Entry Orientation. 

a. The entry orientation standards apply as follows:  

i. At least one main entrance for each cluster home must meet the standards in 
subsections b and c below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45° Angle from the Street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows 
or entrance doors. Facades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

4. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley). Garages and off-street parking areas that are separated from the street 
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and 
Parking Areas).  

5. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with pavement access must be taken from the alley (see Figure 8. 
Alley Access).  
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  

iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

6. Setbacks. 

a. Building Separation. Cluster housing structures shall be separated by a minimum distance 
of six feet. The minimum distance between all other structures, including accessory 
structures, shall be in accordance with building code requirements.  

b. All other setbacks are provided in the applicable base zone.  

7. Pedestrian Access. 

a. An accessible pedestrian path must be provided that connects the main entrance of each 
unit to the following:  

i. Shared open space;  

ii. Shared parking areas; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

H. Combining Unit Types in One Development.  

1. If a project proposes a mix of middle housing types which creates a conflict with various 
standards, the more restrictive standards shall apply.  

I. Existing Structures and Conversions:  

1. Where a residential structure is converted from one type of dwelling unit to another without any 
additions, the design standards in C.—H. do not apply.  

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the 
footprint is expanded by 25 percent or more.  

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request Site Design Review by the Development Review Board of a 
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made 
that the following standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.  
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Tonight's Agenda
• Review 1st package of draft Development Code 

Amendments
– Subdistricts

• Related standards
– Housing type categories
– Multi-family design standards
– Urban form standards
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Presentation of Draft Amendments
• Why? (Intent)
• How? (Explanation)
• Where? (Code Reference)
• What? (Draft Code Amendment)
• Planning Commission Input
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Minimum Unit Counts
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Green Focal Points
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Create Housing Unit Categories
Unit Category A Unit Category B Unit Category C Unit Category D

Attached Multi-
family units

Attached middle 
housing, 
including:
• Townhouses
• Duplex
• Triplex
• Quadplex

• Cottage clusters
• Accessory dwelling 

units
• Other detached units 

1200 sf or less

Detached dwelling 
units more than 
1200 sf
• Detached homes 

on their own lot
• Cluster housing
• Detached multi-

family units
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Multi-Family Design Standards
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Multi-Family Policy Questions
• Review Procedure?

– Keep DRB Site Design Review requirement, with 
decision by Development Review Board

OR
– Apply administrative review process similar to single 

family dwellings and middle housing
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Multi-Family Policy Questions
• New standards and process:

– Citywide or only in Frog Pond?
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Urban Form Standards
Type of Standard

Urban Form Types

Type 1

Type 2

Type 3

                             Numeric Standards
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Categories of Standards
Two categories:
• Typical residential standards, copied from other 

zones 
• Additional standards to further define urban form
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Additional Standards
Building Width
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Additional Standards
Distance Between Buildings
• Consistent spacing regardless of property lines
• Help ensure usable yard space between buildings
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Precedent Examples
Type 1 Urban Form Multi-Family

11395 SW Toulouse Street
Toulouse Street block-wide multi-family
Building Width 257 feet
Front Setback 5 feet
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Precedent Examples
Type 1 Urban Form Middle Housing

28515 through 28535 SW Paris Ave
Villebois Village Center six-unit townhouse 
Building Width `92 feet
Front Setback 10 feet
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Precedent Examples
Type 1 Urban Form Detached Home

11325 and 11331 SW Barber Street
Narrow detached homes
Building Width 20 feet, each
Front Setback 5 feet
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Precedent Examples
Type 2 Urban Form Multi-Family

11489 SW Toulouse Street
Toulouse Street small multi-family
Building Width 100 feet
Front Setback 6 feet
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Precedent Examples
Type 2 Urban Form Middle Housing

28741 through 28753 SW Cost Circle East
Four-unit townhouse on Costa Circle
Building Width 78 feet
Front Setback 15 feet
Distance Between Buildings 10 feet
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Precedent Examples
Type 2 Urban Form Detached Home

7245 SW Chestnut Lane
Frog Pond West small-lot detached home
Building Width 38 feet
Front Setback 10 feet
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Precedent Examples
Type 3 Urban Form Multi-Family

7114 SW McDonald Drive
Type 3 Urban Form if buildings without single-level connection
Building Width (each two-story portion) 52 feet
Setback from Street 35 feet
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Precedent Examples
Type 3 Urban Form Middle Housing

29455 SW Serenity Way
Triplex
Building Width 80 feet
Front Setback 20 feet
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Precedent Examples
Type 3 Urban Form Detached Home

30944 SW Kensington Drive
Detached single-family home from 1990’s
Building Width 53 feet
Front Setback 25 feet
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MASTER PLAN HIGHLIGHTSQuestions and Comments
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February 6, 2023 
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COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville 
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Bryan Cosgrove, City Manager 
Amanda Guile-Hinman, City Attorney  
Kimberly Veliz, City Recorder 
Jeanna Troha, Assistant City Manager 
Beth Wolf, Senior Systems Analyst  
 

Robert Wurpes, Chief of Police  
Brenda Evans, Behavioral Health Unit 
Andrew Barrett, Capital Projects Eng. Manager  
Dan Pauly, Planning Manager  
Chris Neamtzu, Community Development Director  
Matt Lorenzen, Economic Development Manager  
Mike Nacrelli, Civil Engineer  
Shasta Sasser, Library Director 
Zach Weigel, City Engineer 
Bill Evans, Communications & Marketing Manager  
 
 
 

AGENDA ITEM ACTIONS 
WORK SESSION START: 5:03 p.m.  

A. Economic Development Overview 
 
 
 
 

B. Frog Pond East and South Master Plan Development 
 

Staff shared an overview of the City’s current 
programs to support current businesses, and 
attract new employers to Wilsonville.  
 
Staff sought the Council’s input to inform 
development code updates to be drafted to 
facilitate implementation of the adopted Frog 
Pond East and South Master Plan.  
 

REGULAR MEETING  
Mayor’s Business 
 

A. Upcoming Meetings 
 
 

B. Joint Semiconductor Committee 
 
 
 
 

 
C. Boards/Commissions Appointments 

 
 

 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 
Council moved to respond to the legislature’s 
Joint Semiconductor Committee regarding 
Clackamas County’s proposed inclusion of 
French Prairie Rural Reserve and unplanned 
Norwood Urban Reserve. Passed 5-0. 
 
Council moved to ratify the appointment of 
Alice Galloway Neeley to the Development 
Review Board for a term beginning 2/6/2023 
to 12/31/2024. Passed 5-0. 
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Council moved to ratify the appointment of 
Jenelle Reid to the Kitakata Sister City Advisory 
Board for a term beginning 2/6/2023 to 
12/31/2025. Passed 5-0. 
 

Communications 
A. Behavioral Health Unit Mental Health Clinician 

Introduction 
 
 

B. Boeckman Road Corridor Project Update 
 

 
New Behavioral Health Unit Mental Health 
Clinician Brenda Evans was introduced to City 
Council. 
 
Council heard an update on the Boeckman 
Road Corridor Improvement Program. 
 

Consent Agenda 
A. Resolution No. 2997 

A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Enter Into An Amendment To 
The Development Agreement With Taylor Morrison 
Northwest, LLC Regarding The Completion Of 
Improvements Associated With Regional Park 5. 
 

B. Resolution No. 3008 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Professional Services 
Agreement With Consor North America, Inc. To 
Provide Engineering Consulting Services For The West 
Side Level B Reservoir And 24-Inch Transmission Main 
Project (Capital Improvement Project #1149). 
 

C. Resolution No. 3018 
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 2023 Street 
Maintenance Project (Capital Improvement Project 
No. 4014). 
 

D. Resolution No. 3038 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Goods And Services 
Agreement With Absco Solutions For The For Security 
And Access Controls For The Public Works Complex 
(CIP # 8113). 
 

E. Minutes of the January 19, 2023 Council Meeting. 
 

The Consent Agenda was approved 5-0. 

New Business 
A. None.  
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Continuing Business 
A. None. 

 

 

Public Hearing 
A. None. 

 

 

City Manager’s Business 
 

The City Manager reminded Council to take 
the Core Strength quiz prior to the City Council 
Retreat. 
 
Council was encouraged to contact the Public 
Works Director or Public Works Ops. Manager 
to schedule a tour of the Public Works building 
construction site. 
 

Legal Business 
 

No report. 

ADJOURN  8:21 p.m. 
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PLANNING COMMISSION  
 

WEDNESDAY, JANUARY 11, 2023 
  

 

 

 

 

WORK SESSION 
2. Frog Pond East and South Implementation (Pauly) (60 minutes) 
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PLANNING COMMISSION MEETING 
STAFF REPORT 
 

Meeting Date: January 11, 2023 
 
 
 

Subject: Frog Pond East and South Master Plan 
Development Code 
 
Staff Member: Daniel Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Provide requested input on draft Development Code amendments 
for Frog Pond East and South Implementation. 
Recommended Language for Motion: N/A 
 
Project / Issue Relates To: 
☒Council Goals/Priorities: 
Expand home ownership 

☒Adopted Master Plan(s): 
Frog Pond East and South Master Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMMISSION 
An important next step in realizing the vision of the Frog Pond East and South Master Plan is to 
write implementing Development Code amendments. This work session will be the first in a 
series of work sessions for the Commission to work through the details of these Development 
Code amendments. 
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EXECUTIVE SUMMARY:  
In late 2022, the City Council, on recommendation from the Planning Commission, adopted the 
Frog Pond East and South Master Plan.  The Master Plan identifies the types and locations of 
the homes, commercial development, parks, open spaces, streets, trails, and infrastructure to 
be built over the next 10-20 years in an area on the east side of Wilsonville added to the Metro 
Urban Growth Boundary in 2018. The Master Plan focuses on providing for the community’s 
future housing needs, including providing diverse housing opportunities. 
 
The Master Plan provides clear policy direction and guidance for future development in Frog 
Pond East and South. However, an important implementation step is to develop a detailed set 
of Development Code standards consistent with the Master Plan. These standards will be relied 
on by developers to plan and design development. These standards will also be relied on by City 
reviewers to ensure development meets City expectations. 
 
This work session is the first in the series of four work sessions for the Planning Commission to 
review and guide the drafting of these Development Code amendments. The first three work 
sessions will focus on specific portions or sets of the draft amendments with the final work 
session providing an opportunity to review the draft amendments all together. As further 
explained below, the project team has prepared a number of attachments to assist the Planning 
Commission in reviewing the first set of draft Development Code amendments during this first 
work session. 
 
Attachment 1 includes, for easy reference, excerpts from the Frog Pond East and South Master 
Plan that give specific direction for implementing Development Code. This directive language 
can be summarized and grouped as follows: 
 

• Ensuring a variety of housing and encouraging specific housing types to be built; 
• Creating design standards to implement the Type 1, Type 2, and Type 3 Urban Design 

Types mapped in the Master Plan and otherwise guide quality, cohesive development; 
• Setting the design standards for sub-districts within the neighborhoods; and 
• Establishing standards for the Brisband Main Street. 

 
Attachment 2 contains the first set of draft Development Code amendments, arranged by topic.  
For each draft code amendment, the document also contains the following supporting 
information: 

• Intent: A description of what the draft code amendment is trying to accomplish, 
including any reference to related Master Plan implementation language. 

• Explanation: An explanation of how the draft code amendment was developed. As 
applicable, this includes reference to background and reference information in the 
packet. 

• Code Reference: This includes where the draft code amendment would go in the 
Development Code. It specifies if it is a new Section or Subsection or amendment to an 
existing section.  
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For the Planning Commission’s reference, Attachment 3 is a copy of the current Wilsonville 
Code Section 4.127, Residential Neighborhood Zone, where a majority of the code 
amendments are proposed. Also included, as Attachment 4, are excerpts from Section 
4.113, Residential Development in Any Zone. 

 
The project team invites the Planning Commission to review the draft code amendments and 
supporting information, ask any clarifying questions, and provide feedback. At the work session 
the project team requests the Planning Commission provide one of the following for each 
presented draft code amendment. 
 

1. Confirmation that the draft code amendment is ready for finalization before being 
brought forward for a public hearing; or  

2. Direction on next steps to further develop or refine the presented draft code 
amendment. 

 
EXPECTED RESULTS:  
Feedback from meeting will guide completion of a package of Development Code amendments 
for adoption in the coming months. 
 
TIMELINE:  
Four work sessions are planned for the Planning Commission (January, February, March, and 
April) to draft Wilsonville Development Code amendments to implement the Frog Pond East & 
South Master Plan, followed by a public hearing in May. City Council action on the Planning 
Commission’s recommendation is planned for June. 
 
CURRENT YEAR BUDGET IMPACTS:  
The Development Code implementation work is funded remaining funds from the $350,000 
Metro grant for the Frog Pond East and South Master Plan and matching City funds in the form 
of staff time. $311,000 total is budgeted in FY 22/23 including the adoption of the Master Plan 
and follow up implementation, including this Development Code work and the infrastructure 
funding implementation work.  
 
COMMUNITY INVOLVEMENT PROCESS:   
During this implementation phase the primary focus is on honoring past input. However, as 
needed, the project team will engage key stakeholders for input on draft Development Code 
amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Realization of the policy objectives set out in the Frog Pond East and South Master Plan to 
create Wilsonville’s next great neighborhoods. This includes furthering of the City’s Equitable 
Housing Strategic Plan and Council’s goal of affordable home ownership.  
 
ALTERNATIVES:   
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The project team prepared draft amendments to help implement the Frog Pond East and South 
Master Plan. A number of alternative amendments can be considered to meet the same intent. 
 
ATTACHMENTS:  

1. Excerpts from Frog Pond East and South Master Plan related to Development Code 
Implementation (hearing draft) 

2. Draft Development Code Amendments with Supporting Information 
3. Wilsonville Development Code Section 4.127, Residential Neighborhood Zone 
4. Excerpts of Wilsonville Development Code Section 4.113, Residential Development in 

Any Zone 
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DRAFT - NOVEMBER 9, 2022

A VISION AND IMPLEMENTATION PLAN FOR TWO 
NEW NEIGHBORHOODS IN EAST WILSONVILLE

MASTER PLAN

FROG POND
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Community Design Concepts

FROG POND EAST & SOUTH MASTER PLAN   47 

Community Design Concepts

Draft November 9, 2022

Subdistricts 
Figure 14 shows the concept of “subdistricts” within Frog Pond East and South. 
The subdistricts are intended as “neighborhoods within neighborhoods” – areas 
with cohesive building form, public realm features, and other characteristics that 
give them identity. There are ten subdistricts planned for Frog Pond East and 
South. Each will have a “green focal point” that is central in the subdistrict and/or 
aligned with a key feature such as a tree grove. The focal points, together with the 
neighborhood destinations, will provide many community gathering places in Frog 
Pond East and South.

Attachment 1 Frog Pond East and South Work Session January 11, 2023 
Excerpts from Frog Pond East and South Master Plan for Implementation Reference (November 2022 Draft)

Page 2 of 18Planning Commission Meeting - January 11, 2023 
Frog Pond East and South Implementation

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1739

Item 2.



FROG POND EAST & SOUTH MASTER PLAN   48 Draft November 9, 2022
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Community Design Concepts

FROG POND EAST & SOUTH MASTER PLAN   49 

Community Design Concepts

Draft November 9, 2022

Implementing the Design Concepts
The design concepts discussed above are the foundation of the Master Plan’s intent 
to create a strong sense of place and identity in Frog Pond East and South. The 
Master Plan’s Land Use and Urban Form Plan is shown on Figure 15. The following 
section summarizes how the Master Plan’s key features and intended outcomes 
implement the design concepts. Additional descriptions are provided in the Land 
Use and Public Realm chapters of this report.

Neighborhood Destinations Within Frog Pond 
East and South 

• Park/gathering space at the Frog Pond Grange 

• A Future Frog Pond East Neighborhood Park 

• The SW Brisband Main Street as a neighborhood-scale commercial and 
mixed-use center 

• The Frog Pond South Community Park 

• Meridian Creek Middle School 

• “Green focal points” within each subdistrict 

• Meridian Creek and Newland Creek natural areas 

• Significant tree groves
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Form Based Design and Transect
• More compact housing is in “Type 1” urban form areas (see Chapter 6 for 

more description of the urban form types) 

• Adjacent areas are less compact and result in a transect or transition to even 
less compact housing form 

• The East Neighborhood has its Type 1 housing in the central area adjacent to 
the Brisband Main Street, future Frog Pond East Neighborhood Park and BPA 
Easement 

• The South Neighborhood has a small node of Type 1 housing located south 
of the Meridian Middle School property. 

• In both neighborhoods, Type 2 and 3 housing form “feathers out” from the 
Type 1 areas.

A Wide Variety of Housing Choices 
• Opportunities for a wide spectrum of housing choices: townhomes, quad- 

plexes, tri-plexes, duplexes, cottage clusters, cottage developments, small- 
lot detached homes, medium and larger lot detached homes, accessory 
dwelling units, apartments/condos, tiny homes and co-housing 

• Requirements for a mix of housing choices in each subdistrict 

• Housing capacity for an estimated minimum of 1587 dwellings (See Chapter 
6 for housing and land use metrics) 
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Residential Land Use and Urban Form

Variety Throughout 

The Master Plan creates opportunities for a wide variety of housing choices in each 
neighborhood and subdistrict. This concept focuses on mixing and integrating 
different housing choices throughout each subdistrict and block rather than 
having separate areas for separate types of housing units. 

The plan defines and maps three types of urban form for housing – Types 1, 
2, and 3 – that define the look and feel of the different subdistricts within the 
neighborhoods. The focus of this typology is urban form: the bulk, height and 
spacing of buildings. Each urban form type allows for a full array of housing 
choices. 

For example, a detached home may exist in any of the urban form types, but for 
Type 1 it would have a smaller footprint and, be closer to adjoining homes, and 
for Type 3 it would have a larger footprint and be farther apart from adjoining 
homes. Building height will also tend to be taller where Type 1 is designated with 
height trending down in areas with Type 2 and Type 3 building form. A multi-family 
building also may exist in any of the urban forms, but for Type 1 the building would 
be taller and wider with more units per building and closer to adjoining buildings. 
For Type 3, a multi-family building would be shorter and smaller (similar to the size 
of a larger single-family home) with fewer units per building, and buildings would 
be further apart, likely interspersed with single-family homes.

Key outcomes 
The Land Use and Urban Form Plan includes residential areas intended to 
create three key outcomes: 
• A variety of housing choices throughout the East and South 

Neighborhoods 
• Opportunities for affordable housing choices integrated into the 

neighborhoods 
• A planned “transect” of housing form in order to create a cohesive 

neighborhood that maximizes the amenities availble to residents while 
creating an urban form sensitive to the local context. 
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Type 1 Residential Urban Form 
Type 1 residential urban form is the 
most compact and urban of the three 
forms: 

• Buildings 2-4 stories tall close to 
the street 

• Buildings are closely spaced from 
each other 

• Townhouse, condo/apartment 
buildings, and similar are not 
limited in width allowing larger 
buildings that may even occupy 
an entire block face 

• Lot area per building for detached 
homes will be small with less yard 
space than in Type 2 and Type 3 

• Townhouses, closely spaced 
detached homes, and multi-
family buildings are expected 
to be common housing choices 
provided; cottages or similar 
small-unit housing is also likely to 
be built 
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Type 2 Residential Urban Form 
Type 2 residential urban form is less 
compact than Type 1 but more compact 
than Type 3: 

• Buildings are intended to be 2 
stories, with 3 stories allowed 
under applicable State law for 
certain housing categories 

• Moderate setbacks from the street 

• Building separation is generally 10 
feet, 

• Building width is moderately 
limited, to maintain a building 
bulk consistent among multi-
family, middle housing, and 
single-family detached housing 
choices 

• Detached home lot size is 
approximately double that of 
Type 1 allowing for larger home 
footprints and larger yards than 
Type 1 

• Small to medium sized single-
family detached homes and 
townhouses are expected to be 
common housing choices, with 
duplexes, triplexes, quadplexes, 
cottage clusters, and smaller 
multi-family buildings also likely 
to be built.
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Type 3 Residential Urban Form 
Type 3 is the least compact residential 
urban form, characteristics include: 

• Buildings primarily 1-2 stories 
in height, with 3 stories allowed 
for certain housing categories 
consistent with applicable State 
law 

• Buildings are set back from the 
street 

• Width of buildings is limited to 
create smaller buildings, which 
limits the number of units in 
multifamily or middle housing 
structures 

• Building separation generally 
more than 10 feet 

• Lot size for detached single-family 
homes generally 1.5 times that of 
Type 2 and 3 times that of Type 
1, allowing for larger homes and 
yards 

• Medium to large single-family 
detached homes along with 
smaller townhouse and duplex 
buildings are expected to be 
common housing choices, 
cottage clusters would be well-
suited to this Type, and triplexes, 
quadplexes, and small multi-
family buildings may also be built 
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Green Focal Points 

In addition to the planned Community Park in Frog Pond South and the 
Neighborhood Park in Frog Pond East, several “green focal points” are identified 
in central locations within each walkable subdistrict of the planning area. These 
are flexible in location and size but are intended to serve as central neighborhood 
destinations or gathering places that contribute to neighborhood character and 
identity. In addition to being centrally located, these focal points will be integrated 
into the neighborhood with front doors facing them, where possible, and provide 
clear and inviting access for public use. 

Many different kinds of uses and activities are envisioned for the green focal points. 
Examples include community garden plots, small playgrounds or splash pads, 
nature play areas, pocket parks or plazas, and central green courtyards within 
housing developments. These smaller open spaces also provide opportunities to 
preserve mature and significant trees and provide visible stormwater treatment.
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Implementation Measure 4.1.7.d 

Implementation of the Frog Pond East & South Master Plan will include the 
following: 

1. Designation and mapping of subdistricts. Subdistricts are smaller geographic
areas within each neighborhood where specific regulations may be applied
to implement the Master Plan.

2. Clear and objective Development Code standards that:

a. Set minimum number of units at the subdistrict or tax lot level.

b. Establish height, setback and other development standards for the Type
1, Type 2, and Type 3 Urban Forms described and mapped in the Frog
Pond East & South Master Plan.

c. Require a variety of housing and include minimum and maximum
amounts of specific housing types at the subdistrict or tax lot level.

d. Require middle housing.

3. Zoning provisions that provide an alternative path of discretionary review
to provide flexibility for development while still achieving the intent of the
Master Plan and Development Code.

a. The alternative path will include criteria to guide flexibility from the
clear and objective height, setback, and other similar development
standards for buildings in specific urban design contexts.

4. Define categories of housing for use in implementing housing variety
standards.

5. Coordination with the owners of the Frog Pond Grange to coordinate and
support continued use and development of the Grange as a community
destination.

6. Coordination with the Bonneville Power Administration (BPA) on land use
and development within their easement in the East Neighborhood.

7. A future study of design options for the creek crossings shown on the Park
and Open Space plan in this Master Plan. This work will address potential
structured crossings.

8. The City may initiate a Main Street study to evaluate specific designs and
implementation for the SW Brisband Main Street.

9. Special rovisions will be in place for design of both the public realm and 
private development along the east side of SW Stafford Road and north side 
of SW Advance Road and surrounding the East Neighborhood Park.

Adoption of special provisions for design of both the public realm and private 
development along the east side of SW Stafford Road, north side of SW Advance Road, 
and surrounding the East Neighborhood Park. 
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a. On the east side of SW Stafford Road provisions will combine blending 
the brick wall design used in Frog Pond West and the desire to have 
structures have a presence fronting SW Stafford Road with access to the 
protected sidewalk and bicycle path. These provisions will include: 

i. Requiring structures, besides those fronting the SW Brisband Main 
Street, to have pedestrian access and entrances facing SW Stafford 
Road; 

ii. Requiring courtyard-style brick fences matching the materials used 
along the edges of Frog Pond West, except being approximately half 
the height, with buildings setback to create usable courtyard areas;

iii. Requiring three-story structures, or two-story equivalent to three 
story-height, along Stafford Road between SW Advance Road 
and the SW Brisband Main Street and for one block north of the 
SW Brisband Main Street. This will ensure structures have a visual 
presence on SW Stafford Road while not dominating the streetscape 
and provide a gradual design transition from the four-story 
structures on SW Brisband. 

b. On the north side of SW Advance Road provisions will be added to 
require residential structure orientation, including main entrance, to 
SW Advance Road. This provision intends to ensure SW Advance is 
integrated into the design of the development like other collectors 
in the area such as SW Willow Creek Drive in Frog Pond West. The 
provisions also ensure homes on the north side of SW Advance across 
from the community park face the community park. 

c. Provisions will require development around the East Neighborhood Park 
to orient as to have an active side of the development facing the park. 

10. The Master Plan shows the entire area between streams just below where SW 
Kahle Road forks as SROZ based on existing tree canopy. According to the 
property owner a portion of this area may have been planted as agricultural 
trees and may not meet criteria to be SROZ. The City will coordinate with the 
property owner to further evaluate if a portion of this area is developable 
or if it should remain in the SROZ. If it is found to be developable, code 
provisions will allow it to be developed consistent with Type 3 Urban Design 
standards.

Zoning Implementation 

Zoning Map Amendments and Implementation 

Table 7 lists the zone districts that will implement each of the Comprehensive Plan 
designations identified within the planning area.

a. On the east side of SW Stafford Road, provisions will combine blending the brick wall 
design used in Frog Pond West and the desire to have structures have a presence fronting 
SW Stafford Road with pedestrian access to the protected sidewalk and bicycle path and 
generally providing entrances facing SW Stafford Road, besides those fronting the SW 
Brisband Main Street.  
b. On the north side of SW Advance Road provisions will be added to require residential 
structure orientation, including main entrance, to SW Advance Road. This provision intends 
to ensure SW Advance is integrated into the design of the development like other collectors 
in the area such as SW Willow Creek Drive in Frog Pond West. The provisions also ensure 
homes on the north side of SW Advance across from the community park face the 
community park.  
c. Provisions will require development around the East Neighborhood Park to orient as to 
have an active side of the development facing the park.  
d. For all three areas, specific design standards will address adjacent different Urban Design 
Types, mix of land uses, and key public realm facilities. Provisions will enhance opportunities 
to provide a better transition between these spaces and a focus on the public realm.  
For example, allowing three-story buildings in Urban Design Type 2 adjacent to the 
Commercial Main Street and along Stafford Road coupled with appropriate design 
measures, to provide a better transition between the four-story structures on SW Brisband 
and the 2-story residential across Stafford Road and in the rest of the Type 2 area. The 
design standards will focus on maintaining the community's desires to both, avoid an abrupt 
height differential between the buildings on the west and east sides of Stafford Road, and 
also, to focus the tallest buildings around the Main Street and Neighborhood Park, internal 
to the neighborhood and not on the edge / major roadways. Building stepbacks is another 
design option that would allow an appropriate transition from the tallest buildings on Main 
Street heading east along Brisband toward the park and areas with lower densities and 
building heights. 
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Table 7. Implementing Zoning Designations

Comprehensive Plan 
Designation 

Implementing Zone 

Residential Neighborhood Residential Neighborhood (RN) 

Commercial Planned Development Commercial 
(PDC) 

Public Public Facilities (PF) 

All, where applicable Significant Resource Overlay Zone 
(SROZ) 

Zoning will be applied concurrent with the annexation and development review 
process for individual properties. 

Coding for Variety and Priority Housing Types 

Providing a variety of housing types, and particular housing types, throughout the 
East and South neighborhoods are important intended outcomes for the Master 
Plan. There are many examples of how variety and specific housing is designed and 
delivered in master planned communities such as Northwest Crossing in Bend and 
like Villebois here in Wilsonville. In those communities, a master developer defines 
and maps the planned housing types at a very site-specific level such as individual 
lots or blocks. Master planned communities can also implement specific and 
strategic phasing of infrastructure and housing types. 

The Frog Pond East & South Master Plan aspires to have the detailed variety 
of a master planned community like Villebois even though it does not have 
the oversight of a single master developer. There is an opportunity to require 
and encourage housing that is a priority for the City. Examples include: home 
ownership opportunities for households of modest income (80-120% of AMI), 
middle housing units, dwellings that provide for ground floor living (full kitchen, 
bath and master bedroom on the main floor), and dwellings that provide for ADA3 
accessibility.

The standards for Frog Pond’s housing variety will also recognize and 
accommodate several development realties:

• The neighborhoods will develop incrementally. There may be several larger 
projects where a developer prepares a coordinated plan for relatively large 
areas (e.g. 20+ acres). However, there will also be many smaller developments 
that will occur by different developers, on varied parcel sizes, and at different 
points of time. The code’s variety standards must work for the likely range of 
differently scaled projects. 

• Flexibility will be needed for evolving market and housing needs over time, 
including to reflect the City's future Housing Needs Analyses and Housing 
Production Strategies.. 

3 Americans with Disabilities Act (1990).
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• All standards that address housing must be clear and objective. A 
discretionary review path can be provided as an alternative to provide 
additional flexibility. 

Below is a list of potential strategies for requiring variety throughout Frog Pond 
East and South. These show the intent of the implementing standards and are 
subject to refinement or change as the development code is prepared.

Strategy 1: Permit a wide variety of housing types.

Amend the RN Zone to allow the following types in Frog Pond East and South: 

• Single-Family Dwelling Units4 

• Townhouses 

• Duplex, Triplex, and Quadplex 

• Cluster Housing 

• Multiple-Family Dwelling Units 

• Cohousing 

• Manufactured Dwellings5 

• Accessory Dwelling Units

Strategy 2: Define “categories” of housing units to be used for 
implementing variety standards.

Each category would provide a range of housing units to choose from when 
meeting the variety standards. The categories will be based on the policy 
objectives of the Council for equitable housing opportunities. They will also 
include specific housing types desired by the City (e.g. accessory dwelling units). 
The categories will be defined as part of the development code.

4 Tiny homes are included in this use type
5 Manufactured dwellings are subject to the definitions and requirements of ORS 443.
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Strategy 3: Establish minimum dwelling unit requirements

Establish the minimum number of dwelling units required in each subdistrict (or 
on each pre-existing tax lot). The minimum number of required dwellings will help 
ensure the provision of attached housing forms.

Minimum number of dwelling unit requirements helps ensure variety by 
preventing a lower production of units than anticipated by the Master Plan. 
The unit count anticipated in the Master Plan assumes a variety of housing and 
meeting the minimum is not anticipated to be met without provision of a variety of 
housing.

Note: The housing capacity estimates prepared for the Master Plan could be used as the 
basis for the minimums. 

Strategy 4: Create development standards for lots and structures that regulate 
built form according to the mapped Type 1, Type 2, and Type 3 urban form 
typologies. 

This strategy uses form-based standards to create the transect of most compact 
urban form in Type 1 areas to least compact urban form in Type 3 areas. For each of 
the Urban form types, define standards for: 

• Minimum lot size 

• Minimum lot width/street frontage 

• Maximum height setbacks for front, side, and rear yards, and garages 

• Minimum building spacing 

• Maximum lot coverage 

• Maximum building width

Strategy 5: Establish minimum housing variety standards by subdistrict and 
development area.

For each subdistrict (or existing tax lots within subdistricts), define: 

• The minimum number of categories required. This standard ensures variety 
at the subdistrict or tax lot level. 

• The maximum percent of net development area for a category. This standard 
ensures no single category dominates a subdistrict. 

• The minimum percent of net development area for categories that represent 
more affordable and/or accessible housing choices not traditionally provided 
by the private market and meeting City housing objectives..

Strategy 6: Encourage variety at the block level
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Housing variety on the block level prevents segregation of housing types that 
often subsequently segregates populations by economic status. Code provisions, 
likely incentives but potentially requirements, related to the percent of net area of 
blocks by housing category will help ensure a fine grained variety of housing type 
and integration of lower cost housing. 

Coding for Main Street

The Brisband Main Street received very strong support in open houses, focus 
groups, tabling events and surveys for the Master Plan. Community members were 
excited that Main Street could become a walkable and attractive destination with 
restaurants, shops and services. 

Wilsonville has existing and future models of the type of pedestrian-oriented 
commercial center envisioned for the Frog Pond’s Main Street. The village center 
in Villebois is an anchor point for that community with its well-designed public 
realm, higher density housing, mixed-use, and strong connections to the adjacent 
neighborhoods. Wilsonville’s Town Center Main Street is a central element of the 
Town Center Plan and will include attractive streetscapes, mixed-use buildings, and 
three-to-four story building form. 

To achieve the vision for the Brisband Main Street, the following design and 
development strategies for the Brisband Main Street will be implemented: 

• Permit neighborhood-scale retail, services, mixed-use, multi-family 
residential 

• Prohibit drive-through uses and facilities 

• Adopt development standards such as: 

 › Shallow setbacks to bring buildings close to Main Street’s sidewalks 

 › Up to 4-story building height 

"The overall vision for the neighborhood commercial center is that it is a place that 
provides local goods and services within easy access of the local neighborhoods, has 

a high quality and pedestrian-oriented design, and serves as a gathering place for 
the community. Due to its small scale and local orientation, it will not compete with 

other commercial areas in Wilsonville.” 

— Frog Pond Area Plan
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 › Tall ground floors to emphasize storefront character 

 › Building frontages that occupy a high percentage of the block faces 
along Main Street 

• Adopt design standards such as: 

 › Primary entrances oriented to Brisband or its intersections

 › Front setback areas designed for pedestrian use 

 › Parking to the sides or rears of buildings 

 › Small plazas designed as an accessible amenity 

 › Weather protection (awnings and/or canopies) along sidewalks 

 › Building articulation, fenestration, and materials that make Main 
Street an attractive place and contribute to the vitality of the street 
environment 

The City may initiate a design study for Main Street to evaluate detailed public 
realm improvements and coordinate them with private development. 
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Frog Pond East and South Implementation 

 
Draft Development Code Concepts for January 2023 Work Session 

 

 

1. Designation of Subdistricts 
 

 Intent: To clearly designate subdistrict boundaries based on existing 

property lines consistent with the subdistricts shown in the Master 
Plan. 

 Explanation: Put the subdistricts map in the zoning Code, so there is 

no need to reference Master Plan.  

 Code Reference: Add to Subsection 4.127 (.05) Residential 

Neighborhood Zone Sub-districts. 
 Draft Code Amendment: See map on next page - - > 
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Figure X. Frog Pond East and South Subdistricts
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2. Minimum number of units for subdistricts and tax lots 
 

 Intent: Establish minimum unit count for consistency with the Master 
Plan. Minimum unit count provides needed certainty for infrastructure 

planning ensuring sufficient units to help pay for planned 

infrastructure. While other standards will be primary drivers of variety, 

the minimum unit count helps encourages housing variety as meeting 

unit count minimums would require some housing variety. Minimums 

also achieve compliance with Metro standards and State metropolitan 
housing rules. See Strategy 3 on page 111 of the Master Plan. 

 Explanation: Presented in table format, establishes minimum unit 

numbers, consistent with calculation of property capacity based on 

expected unit types for each urban form type reflected in the Master 

Plan appendix. Where an entire subdistrict is currently under single 
ownership, the number is shown for only the entire subdistrict. Where 

the subdistrict covers multiple existing properties and ownerships, it is 

broken down by tax lot for the scenario that a tax lot develops 

independently of other lots in the subdistrict. A footnote explains what 

happens in the scenario that a developer controls multiple adjacent 
taxlots that are listed separately in the table. 

 Code Reference: Table X, Section 4.127 (.06). Subsection (.06) will 

be retitled Minimum and Maximum Residential Lots or Units and this 

table will be added under a new Subsection C. which sets the 

minimum unit count specifically for Frog Pond East and South. 

 Draft Code Amendment: See table on next page - - > 
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Table X. Minimum Number of Units in Frog Pond 

East and South Sub-districts 

Sub-Districts Minimum Number of Units 

E1  101 

E2  138 

E3  172 

E4* 169 

E4 TL 1101 (portion) 129 

E4 TL 1200 40 

E4 TL 1000 0 

E5  299 

E6  205 

S1  27 

S2* 94 

S2 TL 1000 28050 SW 60th Ave 1 

S2 TL 800 5890 SW Advance Rd 1 

S2 TL 500 5780 SW Advance Rd 1 

S2 TL 300 5738 SW Advance Rd 2 

S2 TL 100 5696 SW Advance Rd 2 

S2 TL 900 11 

S2 TL 700 52 

S2 TL 400 5 

S2 TL 200 5 

S2 TL 1100 28152 SW 60th Ave 3 

S2 TL 1200 9 

S2 TL 1300 28300 SW 60th Ave 2 

S3* 156 

S3 TL 1400 28424 SW 60th Ave 33 

S3 TL 1500 28500 SW 60th Ave 31 

S3 TL 1600 13 

S3 TL 1800 28668 SW 60th Ave 4 

S3 TL 1700 28580 SW 60th Ave 5 

S3 TL 1900 5899 SW Kruse Rd 48 

S3 TL 2000 5691 SW Kruse Rd 11 

S4* 219 

S4 TL 2600 64 

S4 TL 2700 28901 SW 60th Ave 155 

*Where an application includes two or more adjacent tax lots within the 
subdistrict, the minimum does not need to be met on each individual tax lot 

so long as the total number of units proposed for all the included tax lots 

within the subdistrict is equal to or greater than the sum of the minimums in 

this table for the included tax lots.  
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3. Urban form standards

 Intent: Provide clear guidance for development of residential buildings

in each of the different urban forms, Type 1, Type 2, Type 3, mapped

in the Master Plan. See Strategy 4 on page 111 of the Master Plan.

 Explanation: Numeric standards for each Type presented in a table 
format to articulate clear and objective siting and design standards. 
The table follows the format of the lot standards table for Frog Pond 
West. The proposed numbers represent precedent structures of a 
variety of housing types, as well as seek to remain consistent with 
similar standards in Frog Pond West and elsewhere in the City.  See 
pages after table on next page for precedent examples.

 Code Reference: Subsection 4.127 (.08) Lot Development Standards
Table 4. Subsection (.08) will be reorganized to clearly differentiate

between standards for Frog Pond West and those for Frog Pond East

and South.

 Draft Code Amendment: See table on next page - - >
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Notes:  

A.    The combined area for two or more lots for a townhouse building shall be at least 4,000 square feet. This means the average lot size per unit for a two-unit townhouse building would be at least 2,000 square feet. Either of the lots could be as low as 1,500 square feet as long as the other lot compensates to 
add up to 4,000 square feet. 

B.    The combined area for two or more lots for a townhouse building shall be at least 6,000 square feet. This means the average lot size per unit for a two-unit townhouse would be at least 3,000 square feet, and for a three-unit townhouse would be 2,000 square feet per unit. Any individual lot can be as small 
as 1,500 square feet as long as other lots for the townhouse building compensate to add up to a total of 6,000 square feet. 

C.    Minimum lot width / street frontage for townhouse lots is 20 feet. 

D.     In Urban Form Type 1 the minimum front setback is 6 feet to accommodate a public utility easement (PUE) for franchise utilities. If the City requires a wider PUE the minimum setback shall increase to accommodate the PUE. If a finding can be made that no PUE is necessary and access stairs or ramps can 
be accommodated without impeding on the public right of way, no setback is required. 

E.      Where a maximum setback exists, and the property line it is measured from is either curvilinear or intersects with a connecting property line at anything besides a right angle, the maximum setback need only be met at one point along the property line. 

F.    The minimum rear setback for a cottage cluster and Accessory Dwelling Unit (ADU) is 10 feet.  

G.    Setbacks for residential garages are as follows: 

1.    Front (street loaded): minimum 20 feet. 

2.    Alley loaded with exterior driveway: minimum 18 feet from the alley. 

3.    Alley loaded without exterior driveway: minimum 3 feet and maximum 5 feet.  

H.    Minimum building spacing for cottage clusters is 10 feet, for ADUs it is as-required by Building Code. 

I.   On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage clusters and ADUs are exempt from maximum lot coverage standards.  

 

    Table 4. Lot and Structure Standards for Frog Pond East and South Neighborhoods 

     Front Setbacks  Rear Setbacks  

Land Use Map 
Designation 

Min. lot size except 
townhouses (sq. ft.) 

Min. lot size for 
townhouses (sq. ft.) 

Min. lot width / 
street frontage (ft.) 

Max height 
(ft.) 

Front Min. 
(ft.) 

Front Max. 
(ft.) 

Maximum Building Width 
Facing Street (feet) 

Rear  
Min. (ft.)  

 Garages 
(note) 

Side Min.  
(ft.)  

Distance 
Between 
Buildings (feet) 

Max. lot coverageI 

Urban Form Type 1 2,000  1,200 30C    45 6D 10E None 10  G 5 Per building 
code 

75% 

Urban Form Type 2 4,000 1,500A 35C   35 10 25E 120 except that buildings over 
90 feet cannot occupy entire 
block face. 

10  G 5 8 60% 

Urban Form Type 3 6,000 1,500B 35C   35 10 None 90 15F  G 7.5 12H 45% 
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Precedent Examples for Proposed Building Width and Other 

Standards 
With Google Street View (where available) and Aerial Photo 

 

Multi-family (Apartments and Condos) 
 

Type 1 Urban Form Precedents 

 

11395 SW Toulouse Street 

Toulouse Street block-wide multi-family 
Building Width 257 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedents 

 
11489 SW Toulouse Street 

Toulouse Street small multi-family 

Building Width 100 feet 

Front Setback 6 feet 
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Type 2 Urban Form Precedents continued 

 
28796 SW Ashland Loop 

Traditional multi-family-Boulder Creek 

Building Width 116 feet 

Setback from Street 30 feet 

Setback from Parking lot 20 feet 

 
 

 

7114 SW McDonald Drive 

Traditional multi-family-Berkshire Court 
(Could be Type 3 Urban Form if buildings without single-level connection) 

Building Width 125 feet 

Setback from Street 35 feet 

Setback from Parking lot 20 feet 
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Type 2 Urban Form Precedents continued 

 
29530 SW Volley Street  

Six-unit condo building 

Building Width 120 feet 

Setback from Circulation Drive 16 feet 
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Plexes and Townhouses 

 
Type 1 Urban Form Precedents 

 

28515 through 28535 SW Paris Ave 

Villebois six-unit townhouse  

(Could also be Type 2 Urban Form) 
Building Width `92 feet 

Front Setback 10 feet 

 

 
 

29136 through 29152 SW Costa Circle E 

Five-unit townhouse in Villebois next to detached single-family 

(Could also be Type 2 Urban Form) 
Building Width 88 feet 

Front Setback 15 feet 

Distance Between Buildings 8 feet 
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Type 2 Urban Form Precedent 

 
29520 SW Brown Road 

Older six-unit apartment building 

Building Width 98 feet 

Setback from Parking Lot 5 feet 

 

 
 
Type 3 Urban Form Precedents 

 

28760 and 27870 SW Painter Drive 

Two-unit townhouse (aka attached single-family) Frog Pond West 

Building Width 83 feet 

Front Setback 15 feet 
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Type 3 Urban Form Precedents continued 

 
29455 SW Serenity Way 

Older triplex 

Building Width 80 feet 

Front Setback 20 feet 

 

 
 
29670 SW Brown Road 

Older four-plex, with stacked flats 

Building Width 55 feet 

Setback from Parking Lot 5 feet 
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Type 3 Urban Form Precedents continued 

 
29631 SW Serenity Way 

Older four-plex (side by side configuration) 

Building Width 89 feet 

Front Setback more than 20 feet 

 

 
 
28741 through 28753 SW Cost Circle East 

Four-unit townhouse on Costa Circle 

Building Width 78 feet 

Front Setback 15 feet 

Distance Between Buildings 10 feet 
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Detached Single-Family 

 

Type 1 Urban Form Precedent 

 

11325 and 11331 SW Barber Street 
Narrow detached homes 

Building Width 20 feet, each 

Distance between buildings 5 feet 

Front Setback 5 feet 

 
 

Type 2 Urban Form Precedent 
 

7245 SW Chestnut Lane 

Frog Pond West small-lot detached home 

Building Width 38 feet 

Front Setback 10 feet 
Distance Between Homes 8 feet 
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Type 3 Urban Form Precedents 

 
6761 SW Primrose Court 

Street of Dreams single-family Frog Pond West 

Building Width 90 feet 

Front Setback 20 feet 

 
 
30944 SW Kensington Drive 

Detached single-family home from 1990’s 

Building Width 53 feet 

Front Setback 25 feet 

Distance Between Buildings 12 feet 
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4. Define categories for housing variety 
 

 Intent: To create categories that will be the foundation to variety 
standards for Frog Pond East and South meeting to help meet key 

housing policy objectives of the City. See Strategy 2 under housing 

variety on page 110 of the Master Plan. 

 Explanation: Creates a table separating housing unit types into four 

categories based on built form and existing definitions in the City’s 

Development Code.  
 Code Reference: These Code amendments will be part of a new 

subsection within Section 4.127 focused on housing variety in Frog 

Pond East and South. Housing type definitions will remain as adopted 

with Middle Housing in Wilsonville Project found in Section 4.001 

Definitions. 
 Code Concept: 

 
Table 7. Housing Unit Categories for Frog Pond East and South Neighborhoods 

Unit Category A Unit Category B Unit Category C Unit Category D 

Attached Multi-
family units 

Attached middle 
housing, including: 

 Townhouses 

 Duplex 

 Triplex 

 Quadplex 

 Cottage clusters 

 Detached units 1200 
sfA or less (besides 
cottage cluster units) 

 Accessory dwelling 
units 

  

Detached dwelling 
units more than 1200 
sfA 

 Detached homes 
on their own lot 

 Cluster housing  

 Detached multi-
family units 

Footnotes to Table 7 

A. Square footage represents a measurement of the Habitable Floor Area as 

defined in Section 4.001 Definitions 
  

 

5. Clear and objective design standards for multi-family 
 

 Intent: Provide clear and objective design and siting standards for 

multi-family buildings similar to single-family and middle housing to 
provide consistent review of all housing types in Frog Pond East and 

South, and potentially citywide. 

 Explanation: Adapt and modify current design standards for middle 

housing, especially townhouses, to apply to attached multi-family. A 

policy decision is needed to determine whether to apply these 

standards only in Frog Pond East and South or to apply to new multi-
family buildings citywide. 

 Code Reference: Add new subsection to Subsection 4.113 (.14) if 

citywide or add as new subsection in Section 4.127 if applying only to 

Frog Pond East and South  

 Draft Code Amendment: N/A. For this work session there is no draft 
language proposed. Rather, the project team is only looking for 

direction from the Commission on how to proceed and then draft Code 
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amendment language will be brought forward at a subsequent work 

session. The key directional questions the project team is looking to 
get answered are: 

 

 Policy Questions: 

1. Should multi-family buildings be reviewed in the same manner 

as single-family homes and middle housing or remain subject to 
Site Design Review by the Development Review Board? 

2. If new standards are development for review of multi-family 

buildings, should the standards be applied citywide or only to 

Frog Pond East and South?  

Staff recommendation: Citywide, besides Villebois. Villebois is 

not included as it has its own design standard system and 
review process separate from the rest of the City. Citywide, 

besides Villebois, is consistent with how design standards are 

applied for other housing types including single-family homes 

and middle housing. This is a ministerial, or staff, review based 

on clear and objective standards that occurs at the time of 
building permit issuance.  The intent would be to allow multi-

family to go through a similar ministerial review process as 

middle housing and single-family homes rather than be subject 

to Site Design Review and review by the Development Review 

Board. Public processes such as these have been used 
historically to prevent needed housing. Also, with limits on 

housing review criteria (must be clear and objective) these 

processes can be frustrating to interested neighbors by 

providing on the surface an opportunity to comment and 

potentially stop a project, but in reality the City is required to 

approve despite neighborhood objections if clear and objective 
criteria are met.  Staff notes multi-family is not an allowed use 

in Old Town or Frog Pond West, so those detailed design 

standards would not conflict with new detailed design standards. 

3. If supportive of standards to review multi-family like other 

housing, does the Commission support an approach of adapting 
and modifying, as appropriate, design standards applied to 

similarly sized structures like townhouses in order to apply them 

to multi-family buildings? 

 

 

6. Standards for Green Focal Points in Each Subdistrict 
 

 Intent: To establish clear and objective standards for green focal 

points such as small playgrounds or plazas, which will be an important 

urban design focus of each subdistrict, as identified in the Master Plan. 

See page 79 of the Master Plan. 

 Explanation: The draft Code amendment is primarily in table form. 
For each subdistrict, the table identifies minimum green focal point 

size, location and other requirements, as applicable. Where multiple 
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existing properties share a subdistrict, particularly in Frog Pond South, 

an explanation is provided of what would be expected if existing 
taxlots where developed independently. The minimum green focal 

point size is based on existing open space requirements in Section 

4.113 Standards Applying to Residential Development in Any Zone. 

See further explanation below. 

 
With the provision of green focal points in each subdistrict, standards 

need to also be put in place for surrounding development in 

subdistricts to treat them as a focal point. Standards include how 

direct the path is to the focal point and the orientation of surrounding 

buildings. 

 
In addition, a purpose statement is added to the open space section of 

the Residential Neighborhood Zone reflecting the intent of green focal 

points in the Master Plan for Frog Pond East and South. 

 Code Reference: Standards added as Subsection C. to 4.127 (.09) 

Open Space. Purpose statement added to Subsection A. of this Open 
Space subsection. 

 Draft Code Amendment: 

 

Purpose: For the East and South Neighborhoods, Green Focal Points are 
intended to serve as central neighborhood destinations or gathering 
places that contribute to neighborhood character and identity. Green 
Focal Points can take a variety of forms, including community garden 

plots, small playgrounds or splash pads, nature play areas, pocket parks 
or plazas, and central green courtyards within housing developments. 
 

Table X. Green Focal Points   

Sub-Districts Minimum Size  Location and other 
requirements 

E1  0.75 acres  Located either 
north of Grange 
building or in 
grove around 
existing home at 
27480 SW Stafford 
Road. 

E2  0.75 acres  N/A 

E3  0.75 acres  At trailhead 
adjacent to SROZ 
leading to the 
south. 

E4  0.75 acres  Plaza space 
integrated into 
commercial main 
street, linear area 
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may extend north 
or south of main 
street. 

E5  None additional, 
location of East 
Neighborhood Park 

 East 
Neighborhood 
Park serves as 
green focal point 

E6  0.75 acres  Does not include 
park area on north 
side of BPA 
Easement, this 
green focal point 
must be located 
south of the BPA 
Easement. 

S1  0.25 acres  N/A 

S2  0.75 acres  To be located on 
Tax Lot 700, 
Section 18B 
aligned with 
terminus of future 
extension of SW 
Hazel Street 

S3  0.75 acres  To be located near 
northern end of 
creek potentially 
collocated with 
regional storm 
facility. At least 
0.25 acre each on 
Tax Lots 1600, 
1700, 1800, of 
Section 18B. 

S4  0.75 acres  To be located 
along boundary 
between Tax Lots 
2600 and 2700 
with 0.50 acre on 
Tax Lot 2700 and 
0.25 acres on Tax 
Lot 2600, Section 
18. 

 

 

1. Within each subdistrict, streets shall provide direct access to the 

subdistrict’s green focal point. Direct access, for this purpose of this 
requirement, means from any point on any local street within the subdistrict, 
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a traveler would need to take travel on no more than two different streets to 

reach the green focal point. 
 

2. Structures adjacent to or across the street from green focal points 

shall have at least one entrance oriented towards the green focal point.  

 

Additional Explanation and Rational of Green Focal Point Size: 
 

Section 4.113 requires 25% of residential development to be open space, 

half of which must be usable, while the other can be natural area or similar. 

As recently as 2020, with citywide residential standard updates, the City 

Council has expressed a priority to maintain this level of open space and no 

direction has come to exempt Frog Pond East and South from this citywide 
standard.   

 

The total developable residential area of Frog Pond East and South is 

approximately 170 acres. This excludes mapped natural areas (SROZ), the 

BPA easement, the planned mixed use commercial area, and the planned 
neighborhood park in Frog Pond East.  

 

25% of 170 acres is 42.5 acres. Half of this acreage can be non-usable open 

space, such as natural areas. As established in Section 4.113, SROZ and 

non-active BPA easement area can be counted to meet non-active open 
space requirements. This is easily met in Frog Pond East and South with the 

riparian SROZ areas and BPA easement, leaving only the 21.25-acre active 

open space requirement (50% of required open space or 12.5% of 170 acre) 

to examine as it relates to green focal points.  

 

The Master Plan calls for a 10 acre community park, a 3-acre neighborhood 
park, a 1-acre park in an area of Frog Pond East between the BPA Easement 

and SROZ that is otherwise not accessible for development, and at least 1 

acre of trails and other active amenities in the BPA easement. All these 

known active spaces add up to approximately 15 acres, leaving 6.25 acres 

for other active open spaces in the form of green focal points. 
 

The 6.25 acres is then divided evenly across the subdistricts, with a couple 

exceptions. Subdistrict E5 already has the neighborhood park as the focal 

point, and would not require any additional area. Subdistrict S1 is notably 

smaller than other subdistricts, and therefore should have a reduced (1/3 of 
other subdistricts) requirement. The 6.25 can therefore be divided by 8.33 

(five East subdistricts, with the sixth exempt, plus three and 1/3 South 

subdistricts). This comes out to 0.75 acres per subdistrict, with 0.25 for 

subdistrict S1 
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    Created: 2022-06-24 10:18:24 [EST] 

(Supp. No. 1) 

 
Page 1 of 12 

Section 4.127. Residential Neighborhood (RN) Zone. 

(.01) Purpose. The Residential Neighborhood (RN) zone applies to lands within Residential Neighborhood 
Comprehensive Plan Map designation. The RN zone is a Planned Development zone, subject to applicable 
Planned Development regulations, except as superseded by this section or in legislative master plans. The 
purposes of the RN Zone are to:  

A. Implement the Residential Neighborhood policies and implementation measures of the Comprehensive 
Plan.  

B. Implement legislative master plans for areas within the Residential Neighborhood Comprehensive Plan 
Map designation.  

C. Create attractive and connected neighborhoods in Wilsonville.  

D. Regulate and coordinate development to result in cohesive neighborhoods that include: walkable and 
active streets; a variety of housing appropriate to each neighborhood; connected paths and open 
spaces; parks and other non-residential uses that are focal points for the community; and, connections 
to and integration with the larger Wilsonville community.  

E. Encourage and require quality architectural and community design as defined by the Comprehensive 
Plan and applicable legislative master plans.  

F. Provide transportation choices, including active transportation options.  

G. Preserve and enhance natural resources so that they are an asset to the neighborhoods, and there is 
visual and physical access to nature.  

H. Create housing opportunities for a variety of households, including housing types that implement the 
Wilsonville Equitable Housing Strategic Plan and housing affordability provisions of legislative master 
plans.  

(.02) Permitted uses: 

A. Open Space.  

B. Single-Family Dwelling Unit.  

C. Townhouses. During initial development in the Frog Pond West Neighborhood, a maximum of two 
townhouses may be attached, except on corners, a maximum of three townhouses may be attached.  

D. Duplex.  

E. Triplex and quadplex. During initial development in the Frog Pond West Neighborhood, triplexes are 
permitted only on corner lots and quadplexes are not permitted.  

F. Cluster housing. During initial development in the Frog Pond West Neighborhood, only two-unit cluster 
housing is permitted except on corner lots where three-unit cluster housing is permitted.  

G. Multiple-Family Dwelling Units, except when not permitted in a legislative master plan, subject to the 
density standards of the zone. Multi-family dwelling units are not permitted within the Frog Pond West 
Master Plan area.  

H. Cohousing.  

I. Cluster Housing (Frog Pond West Master Plan).  

J. Public or private parks, playgrounds, recreational and community buildings and grounds, tennis courts, 
and similar recreational uses, all of a non-commercial nature, provided that any principal building or 
public swimming pool shall be located not less than 45 feet from any other lot.  
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K. Manufactured homes.  

(.03) Permitted accessory uses: 

A. Accessory uses, buildings and structures customarily incidental to any of the principal permitted uses 
listed above, and located on the same lot.  

B. Living quarters without kitchen facilities for persons employed on the premises or for guests. Such 
facilities shall not be rented or otherwise used as a separate dwelling unless approved as an accessory 
dwelling unit or duplex.  

C. Accessory Dwelling Units, subject to the standards of Section 4.113 (.10).  

D. Home occupations.  

E. A private garage or parking area.  

F. Keeping of not more than two roomers or boarders by a resident household.  

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

H. Accessory buildings and uses shall conform to front and side yard setback requirements. If the 
accessory buildings and uses do not exceed 120 square feet or ten feet in height, and they are 
detached and located behind the rear-most line of the main buildings, the side and rear yard setbacks 
may be reduced to three feet.  

I. Livestock and farm animals, subject to the provisions of Section 4.162.  

(.04) Uses permitted subject to Conditional Use Permit requirements: 

A. Public and semi-public buildings and/or structures essential to the physical and economic welfare of an 
area, such as fire stations, sub-stations and pump stations.  

B. Commercial Recreation, including public or private clubs, lodges or meeting halls, golf courses, driving 
ranges, tennis clubs, community centers and similar commercial recreational uses. Commercial 
Recreation will be permitted upon a finding that it is compatible with the surrounding residential uses 
and promotes the creation of an attractive, healthful, efficient and stable environment for living, 
shopping or working. All such uses except golf courses and tennis courts shall conform to the 
requirements of Section 4.124(.04)(D) (Neighborhood Commercial Centers).  

C. Churches; public, private and parochial schools; public libraries and public museums.  

D. Neighborhood Commercial Centers limited to the provisions of goods and services primarily for the 
convenience of and supported by local residents. Neighborhood Commercial Centers are only 
permitted where designated on an approved legislative master plan.  

(.05) Residential Neighborhood Zone Sub-districts: 

A. RN Zone sub-districts may be established to provide area-specific regulations that implement 
legislative master plans.  

1. For the Frog Pond West Neighborhood, the sub-districts are listed in Table 1 of this Code and 
mapped on Figure 6 of the Frog Pond West Master Plan. The Frog Pond West Master Plan Sub-
District Map serves as the official sub-district map for the Frog Pond West Neighborhood.  

(.06) Minimum and Maximum Residential Lots: 

A. The minimum and maximum number of residential lots approved shall be consistent with this Code 
and applicable provisions of an approved legislative master plan.  
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1. For initial development of the Frog Pond West Neighborhood, Table 1 in this Code and Frog Pond 
West Master Plan Table 1 establish the minimum and maximum number of residential lots for 
the sub-districts.  

2. For areas that are a portion of a sub-district, the minimum and maximum number of residential 
lots are established by determining the proportional gross acreage and applying that proportion 
to the minimums and maximums listed in Table 1. The maximum density of the area may be 
increased, up to a maximum of ten percent of what would otherwise be permitted, based on an 
adjustment to an SROZ boundary that is consistent with 4.139.06.  

B. The City may allow a reduction in the minimum density for a sub-district when it is demonstrated that 
the reduction is necessary due to topography, protection of trees, wetlands and other natural 
resources, constraints posed by existing development, infrastructure needs, provision of non-
residential uses and similar physical conditions.  

Table 1. Minimum and Maximum Residential Lots by 
Sub-District in the Frog Pond West Neighborhood 

Area Plan Designation  Frog Pond West  
Sub-district  

Minimum  
Lots  
in Sub-districta,b  

Maximum  
Lots  
in Sub-districta,b  

R-10 Large Lot  3  26 32  

7  24  30  

8  43 53  

R-7 Medium Lot  2  20  25  

4  86  107  

5  27 33 

9  10  13  

11  46  58  

R-5 Small Lot  1  66  82  

6  74  93  

10  30  38  

Civic  12  0  7a  

Public Facilities (PF)  13  0  0  

 

a.  Each lot must contain at least one dwelling unit but may contain additional units consistent with the 
allowance for ADUs and middle housing.  

b.  For townhouses, the combined lots of the townhouse project shall be considered a single lot for the 
purposes of the minimum and maximum of this table. In no case shall the density of a townhouse 
project exceed 25 dwelling units per net acre.  

c.  These metrics apply to infill housing within the Community of Hope Church property, should they 
choose to develop housing on the site. Housing in the Civic sub-district is subject to the R-7 
Medium Lot Single Family regulations.  

(.07) Development Standards Generally: 

A. Unless otherwise specified by this the regulations in this Residential Development Zone chapter, all 
development must comply with Section 4.113, Standards Applying to Residential Development in Any 
Zone.  

(.08) Lot Development Standards: 
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A. Lot development shall be consistent with this Code and applicable provisions of an approved legislative 
master plan.  

B. Lot Standards Generally. For the Frog Pond West Neighborhood, Table 2 establishes the lot 
development standards unless superseded or supplemented by other provisions of the Development 
Code.  

C. Lot Standards for Small Lot Sub-districts. The purpose of these standards is to ensure that development 
in the Small Lot Sub-districts includes varied design that avoids homogenous street frontages, creates 
active pedestrian street frontages and has open space that is integrated into the development pattern.  

Standards. Planned developments in the Small Lot Sub-districts shall include one or more of the 
following elements on each block:  

1. Alleys.  

2. Residential main entries grouped around a common green or entry courtyard (e.g. cluster 
housing).  

3. Four or more residential main entries facing a pedestrian connection allowed by an applicable 
legislative master plan.  

4. Garages recessed at least four feet from the front façade or six feet from the front of a front 
porch.  

Table 2: Neighborhood Zone Lot Development Standards 

Neighborhood 
Zone Sub-
District  

Min. 
Lot Size  
(sq. 
ft.)A,B  

Min. 
Lot 
Depth  
(ft.)  

Max. Lot 
Coverage  
(%)  

Min. 
Lot 
WidthI, 

J, N  
(ft.)  

Max. 
Bldg. 
HeightH  
(ft.)  

SetbacksK, L, M  

Front 
Min. 
(ft.)  

Rear  
Min. 
(ft.)  

Side 
Min.  
(note)  

Garage 
Min 
Setback 
from 
Alley 
(ft.)  

Garage 
Min 
Setback 
from 
StreetO,P 

(ft.)  

R-10 Large Lot  8,000  60'  40%E  40  35  20F  20  M  18G  20  

R-7 Medium 
Lot  

6,000C  60'  45%E  35  35  15F  15  M  18G  20  

R-5 Small Lot  4,000C,D  60'  60%E  35  35  12F  15  M  18G  20  

 

Notes:  

A.  Minimum lot size may be reduced to 80% of minimum lot size for any of the following three reasons: (1) where 
necessary to preserve natural resources (e.g. trees, wetlands) and/or provide active open space, (2) lots 
designated for cluster housing (Frog Pond West Master Plan), (3) to increase the number of lots up to the 
maximum number allowed so long as for each lot reduced in size a lot meeting the minimum lot size is designated 
for development of a duplex or triplex.  

B.  For townhouses the minimum lot size in all sub-districts is 1,500 square feet.  

C.  In R-5 and R-7 sub-districts the minimum lot size for quadplexes and cottage clusters is 7,000 square feet.  

D.  In R-5 sub-districts the minimum lot size for triplexes is 5,000 square feet.  

E.  On lots where detached accessory buildings are built, maximum lot coverage may be increased by 10%. Cottage 
clusters are exempt from maximum lot coverage standards.  

F.  Front porches may extend 5 feet into the front setback.  
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G. The garage setback from alley shall be minimum of 18 feet to a garage door facing the alley in order to provide a 
parking apron. Otherwise, the rear or side setback shall be between 3 and 5 feet.  

H.  Vertical encroachments are allowed up to ten additional feet, for up to 10% of the building footprint; vertical 
encroachments shall not be habitable space.  

I.  For townhouses in all sub-districts minimum lot width is 20 feet.  

J.  May be reduced to 24' when the lot fronts a cul-de-sac. No street frontage is required when the lot fronts on an 
approved, platted private drive or a public pedestrian access in a cluster housing (Frog Pond West Master Plan) 
development.  

K.  Front Setback is measured as the offset of the front lot line or a vehicular or pedestrian access easement line. On lots 
with alleys, Rear Setback shall be measured from the rear lot line abutting the alley.  

L.  For cottage clusters all setbacks otherwise greater than 10 feet for other housing types is reduced to 10 feet  

M.  On lots greater than 10,000 SF with frontage 70 ft. or wider, the minimum combined side yard setbacks shall total 
20 ft. with a minimum of 10 ft. On other lots, minimum side setback shall be 5 ft. On a corner lot, minimum side 
setbacks are 10 feet.  

N.  For cluster housing (Frog Pond West Master Plan) with lots arranged on a courtyard, frontage shall be measured at 
the front door face of the building adjacent to a public right-of-way or a public pedestrian access easement linking 
the courtyard with the Public Way.  

O.  All lots with front-loaded garages are limited to one shared standard-sized driveway/apron per street regardless of 
the number of units on the lot.  

P.  The garage shall be setback a minimum of 18 feet from any sidewalk easements that parallels the street.  

D. Lot Standards Specific to the Frog Pond West Neighborhood.  

1. Lots adjacent to Boeckman Road and Stafford Road shall meet the following standards:  

a. Rear or side yards adjacent to Boeckman Road and Stafford Road shall provide a wall and 
landscaping consistent with the standards in Figure 10 of the Frog Pond West Master Plan.  

2. Lots adjacent to the collector-designated portions of Willow Creek Drive and Frog Pond Lane shall 
not have driveways accessing lots from these streets, unless no practical alternative exists for 
access. Lots in Large Lot Sub-districts are exempt from this standard.  

(.09) Open Space: 

A. Purpose. The purposes of these standards for the Residential Neighborhood Zone are to:  

1. Provide light, air, open space, and useable recreation facilities to occupants of each residential 
development.  

2. Retain and incorporate natural resources and trees as part of developments.  

3. Provide access and connections to trails and adjacent open space areas.  

For Neighborhood Zones which are subject to adopted legislative master plans, the standards 
work in combination with, and as a supplement to, the park and open space recommendations of 
those legislative master plans. These standards supersede the Open Space requirements in WC 
Section 4.113(.01).  

B. Within the Frog Pond West Neighborhood, the following standards apply: 

1. Properties within the R-10 Large Lot sub-districts and R-7 Medium Lot sub-districts are exempt 
from the requirements of this section. If the Development Review Board finds, based upon 
substantial evidence in the record, that there is a need for open space, they may waive this 
exemption and require open space proportional to the need.  

2. For properties within the R-5 Small Lot sub-districts, Open Space Area shall be provided in the 
following manner:  
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a. Ten percent of the net developable area shall be in open space. Net developable area does 
not include land for non-residential uses, SROZ-regulated lands, streets and private drives, 
alleys and pedestrian connections. Open space must include at least 50 percent usable 
open space as defined by this Code and other like space that the Development Review 
Board finds will meet the purpose of this section.  

b. Natural resource areas such as tree groves and/or wetlands, and unfenced low impact 
development storm water management facilities, may be counted toward the ten percent 
requirement at the discretion of the Development Review Board. Fenced storm water 
detention facilities do not count toward the open space requirement. Pedestrian 
connections may also be counted toward the ten percent requirement.  

c. The minimum land area for an individual open space is 2,000 square feet, unless the 
Development Review Board finds, based on substantial evidence in the record, that a 
smaller minimum area adequately fulfills the purpose of this Open Space standard.  

d. The Development Review Board may reduce or waive the usable open space requirement 
in accordance with Section 4.118(.03). The Board shall consider substantial evidence 
regarding the following factors: the walking distance to usable open space adjacent to the 
subject property or within 500 feet of it; the amount and type of open space available 
adjacent or within 500 feet of the subject property, including facilities which support 
creative play.  

e. The Development Review Board may specify the method of assuring the long-term 
protection and maintenance of open space and/or recreational areas. Where such 
protection or maintenance are the responsibility of a private party or homeowners' 
association, the City Attorney shall review any pertinent bylaws, covenants or agreements 
prior to recordation.  

(.10) Block, access and connectivity standards: 

A. Purpose. These standards are intended to regulate and guide development to create: a cohesive and 
connected pattern of streets, pedestrian connections and bicycle routes; safe, direct and convenient 
routes to schools and other community destinations; and, neighborhoods that support active 
transportation and Safe Routes to Schools.  

B. Blocks, access and connectivity shall comply with adopted legislative master plans: 

1. Within the Frog Pond West Neighborhood, streets shall be consistent with Figure 18, Street 
Demonstration Plan, in the Frog Pond West Master Plan. The Street Demonstration Plan is 
intended to be guiding, not binding. Variations from the Street Demonstration Plan may be 
approved by the Development Review Board, upon finding that one or more of the following 
justify the variation: barriers such as existing buildings and topography; designated Significant 
Resource Overlay Zone areas; tree groves, wetlands or other natural resources; existing or 
planned parks and other active open space that will serve as pedestrian connections for the 
public; alignment with property lines and ownerships that result in efficient use of land while 
providing substantially equivalent connectivity for the public; and/or site design that provides 
substantially equivalent connectivity for the public.  

2. If a legislative master plan does not provide sufficient guidance for a specific development or 
situation, the Development Review Board shall use the block and access standards in Section 
4.124(.06) as the applicable standards.  

(.11) Signs. Per the requirements of Sections 4.156.01 through 4.156.11 and applicable provisions from adopted 
legislative master plans.  
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(.12) Parking. Per the requirements of Section 4.155 and applicable provisions from adopted legislative master 
plans.  

(.13) Corner Vision Clearance. Per the requirements of Section 4.177.  

(.14) Main Entrance Standards: 

A. Purpose. These standards:  

1. Support a physical and visual connection between the living area of the residence and the street;  

2. Enhance public safety for residents and visitors and provide opportunities for community 
interaction;  

3. Ensure that the pedestrian entrance is visible or clearly identifiable from the street by its 
orientation or articulation; and  

4. Ensure a connection to the public realm for development on lots fronting both private and public 
streets by making the pedestrian entrance visible or clearly identifiable from the public street.  

B. Location. At least one main entrance for each structure must:  

1. Be within 12 feet of the longest street-facing front wall of the dwelling unit; and  

2. Either;  

a. Face the street;  

b. Be at an angle of up to 45 degrees from the street; or  

c. Open onto a porch. The porch must:  

(i) Be at least six feet deep;  

(ii) Have at least one entrance facing the street; and  

(iii) Be covered with a roof or trellis.  

 

Attachment 3 Frog Pond East and South Work Session January 11, 2023 
Existing Section 4.127 Wilsonville Code-Residential Neighborhood (RN ) Zone

Planning Commission Meeting - January 11, 2023 
Frog Pond East and South Implementation

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1782

Item 2.



 

 

 
    Created: 2022-06-24 10:18:24 [EST] 

(Supp. No. 1) 

 
Page 8 of 12 

 

C. Distance from grade. Main entrances meeting the standards in subsection B., above, must be within 
four feet of grade. For the purposes of this Subsection, grade is the average grade measured along the 
foundation of the longest street-facing wall of the dwelling unit.  

(.15) Garage Standards: 

A. Purpose. These standards:  

1. Ensure that there is a physical and visual connection between the living area of the residences 
and the street;  

2. Ensure that the location and amount of the living area of the residence, as seen from the street, 
is more prominent than garages;  

3. Prevent garages from obscuring the main entrance from the street and ensure that the main 
entrance for pedestrians, rather than automobiles, is the prominent entrance;  

4. Provide for a pleasant pedestrian environment by preventing garages and vehicle areas from 
dominating the views of the neighborhood from the sidewalk; and  

5. Enhance public safety by preventing garages from blocking views of the street from inside the 
residence.  

B. Street-Facing Garage Walls: 

1. Where these regulations apply. Unless exempted, the regulations of this subsection apply to 
garages accessory to residential units.  

2. Exemptions: 

a. Garages on flag lots.  

b. Development on lots which slope up or down from the street with an average slope of 20 
percent or more.  

3. Standards: 
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a. The length of the garage wall facing the street may be up to 50 percent of the length of the 
street-facing building façade. For middle housing, this standard applies to the total length 
of the street-facing façades. For detached single-family and accessory structures, the 
standards apply to the street-facing façade of each unit. For corner lots, this standard 
applies to only one street side of the lot. For lots less that are less than 50 feet wide at the 
front lot line, the standard in (b) below applies.  

b. For lots less than 50 wide at the front lot line, the following standards apply:  

(i) The width of the garage door may be up to 50 percent of the length of the 
street-facing façade.  

(ii) The garage door must be recessed at least four feet from the front façade or six 
feet from the front of a front porch.  

(iii) The maximum driveway width is 18 feet.  

c. Where a dwelling abuts a rear or side alley or a shared driveway, the garage shall orient to 
the alley or shared drive.  

d. Where three or more contiguous garage parking bays are proposed facing the same street, 
the garage opening closest to a side property line shall be recessed at least two feet behind 
the adjacent opening(s) to break up the street facing elevation and diminish the 
appearance of the garage from the street. Side-loaded garages, i.e., where the garage 
openings are turned away from the street, are exempt from this requirement.  

e. A garage entry that faces a street may be no closer to the street than the longest street 
facing wall of the dwelling unit. There must be at least 20 feet between the garage door 
and the sidewalk. This standard does not apply to garage entries that do not face the 
street.  

 

(.16) Residential Design Standards: 

A. Purpose. These standards:  
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1. Support consistent quality standards so that each home contributes to the quality and cohesion 
of the larger neighborhood and community.  

2. Support the creation of architecturally varied structures, blocks and neighborhoods, whether a 
neighborhood develops all at once or one lot at a time, avoiding homogeneous street frontages 
that detract from the community's appearance.  

B. Applicability. These standards apply to all façades facing streets, pedestrian connections, parks, open 
space tracts, the Boeckman Trail, or elsewhere as required by this Code or the Development Review 
Board. Exemptions from these standards include: (1) Additions or alterations adding less than 50 
percent to the existing floor area of the structure; and, (2) Additions or alterations not facing a street, 
pedestrian connection, park, or open space tract.  

C. Windows. The standards for minimum percentage of façade surface area in windows are below. These 
standards apply only to facades facing streets, pedestrian connections, parks, and open space tracts.  

1. For two-story structures:  

a. 15 percent front facades.  

b. 12.5 percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

c. Ten percent—front facades facing streets if a minimum of seven design elements are 
provided per Section 4.127(0.15)E., Design Menu.  

2. For one-story structures:  

a. 12.5 percent—front facades.  

b. Ten percent—front facades if a minimum of six design elements are provided per Section 
4.127(0.15)E., Design Menu.  

3. For all structures: Five percent for street-side facades.  

4. Windows used to meet this standard must provide views from the building to the street. Glass 
block does not meet this standard. Windows in garage doors and other doors count toward this 
standard.  

5. Street-facing facades along Boeckman Road and Stafford Road must meet the standards for front 
facades.  

D. Articulation. Plans for residential buildings shall incorporate design features such as varying rooflines, 
offsets, balconies, projections (e.g., overhangs, porches, or similar features), recessed or covered 
entrances, window reveals, or similar elements that break up otherwise long, uninterrupted elevations. 
Such elements shall occur at a minimum interval of 30 feet on façades facing streets, pedestrian 
connections, parks, open space tracts, or elsewhere as required by this Code or the Development 
Review Board. Where a façade governed by this standard is less than 30 feet in length, at least one of 
the above-cited features shall be provided.  

E. Residential Design Menu. Residential structures shall provide a minimum of five of the design elements 
listed below for front façades and façades facing Boeckman Road and Stafford Road, unless otherwise 
specified by the code. For side façades facing streets, pedestrian connections, parks, open space tracts, 
a minimum of three of the design elements must be provided. Where a design feature includes more 
than one element, it is counted as only one of the five required elements.  

1. Dormers at least three feet wide.  
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2. Covered porch entry—minimum 48 square foot covered front porch, minimum six feet deep and 
minimum of a six foot deep cover. A covered front stoop with minimum 24 square foot area, four 
foot depth and hand rails meets this standard.  

3. Front porch railing around at least two sides of the porch.  

4. Front facing second story balcony - projecting from the wall of the building a minimum of four 
feet and enclosed by a railing or parapet wall.  

5. Roof overhang of 16 inches or greater.  

6. Columns, pillars or posts at least four inches wide and containing larger base materials.  

7. Decorative gables - cross or diagonal bracing, shingles, trim, corbels, exposed rafter ends or 
brackets (does not include a garage gable if garage projects beyond dwelling unit portion of 
street façade).  

8. Decorative molding above windows and doors.  

9. Decorative pilaster or chimneys.  

10. Shakes, shingles, brick, stone or other similar decorative materials occupying at least 60 square 
feet of the street façade.  

11. Bay or bow windows - extending a minimum of 12 inches outward from the main wall of a 
building and forming a bay or alcove in a room within the building.  

12. Sidelight and/or transom windows associated with the front door or windows in the front door.  

13. Window grids on all façade windows (excluding any windows in the garage door or front door).  

14. Maximum nine foot wide garage doors or a garage door designed to resemble two smaller garage 
doors and/or windows in the garage door (only applicable to street facing garages).  

15. Decorative base materials such as natural stone, cultured stone or brick extending at least 36 
inches above adjacent finished grade occupying a minimum of ten percent of the overall primary 
street facing façade.  

16. Entry courtyards which are visible from, and connected directly to, the street. Courtyards shall 
have a minimum depth of ten feet and minimum width of 80 percent of the non-garage/driveway 
building width to be counted as a design element.  

F. House Plan Variety. No two directly adjacent or opposite residential structures may possess the same 
front or street-facing elevation. A structure containing multiple middle housing units shall be 
considered a single residential structure for the purpose of house plan variety. This standard is met 
when front or street-facing elevations differ from one another due to different materials, articulation, 
roof type, inclusion of a porch, fenestration, and/or number of stories. Where façades repeat on the 
same block face, they must have at least three intervening residential structures between them that 
meet the above standard. Small Lot developments over ten acres shall include duplexes and/or two-
unit townhouses comprising ten percent of the homes—corner locations are preferred.  

G. Prohibited Building Materials. The following construction materials may not be used as an exterior 
finish:  

1. Vinyl siding.  

2. Wood fiber hardboard siding.  

3. Oriented strand board siding.  

4. Corrugated or ribbed metal.  
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5. Fiberglass panels.  

(.17) Fences: 

A. Within Frog Pond West, fences shall comply with standards in 4.113 (.07) except as follows:  

1. Columns for the brick wall along Boeckman Road and Stafford Road shall be placed at lot corners 
where possible.  

2. A solid fence taller than four feet in height is not permitted within eight feet of the brick wall 
along Boeckman Road and Stafford Road, except for fences placed on the side lot line that are 
perpendicular to the brick wall and end at a column of the brick wall.  

3. Height transitions for fences shall occur at fence posts.  

(.18) Residential Structures Adjacent to Schools, Parks and Public Open Spaces. 

A. Purpose. The purpose of these standards is to ensure that development adjacent to schools and parks 
is designed to enhance those public spaces with quality design that emphasizes active and safe use by 
people and is not dominated by driveways, fences, garages, and parking.  

B. Applicability. These standards apply to development that is adjacent to or faces schools and parks. As 
used here, the term adjacent includes development that is across a street or pedestrian connection 
from a school or park.  

C. Development must utilize one or more of the following design elements: 

1. Alley loaded garage access.  

2. On corner lots, placement of the garage and driveway on the side street that does not face the 
school, park, or public open space.  

3. Recess of the garage a minimum of four feet from the front façade of the home. A second story 
above the garage, with windows, is encouraged for this option.  

D. Development must be oriented so that the fronts or sides of residential structures face adjacent 
schools or parks. Rear yards and rear fences may generally not face the schools or parks, unless 
approved through the waiver process of 4.118 upon a finding that there is no practicable alternative 
due to the size, shape or other physical constraint of the subject property.  

(Ord. No. 806, 7-17-2017) 
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Section 4.113. Standards Applying to Residential Developments in any Zone. 

(.01) Open Space: 

A. Purpose. The purposes of the following standards for open space are to provide adequate light, air, 
open space and usable recreational facilities to occupants of each residential development.  

B. Applicability. 

1. The open space standards of this subsection shall apply to the following:  

a. Subdivisions.  

b. Planned Developments.  

c. Multi-family Development.  

2. These standards do not apply to the following:  

a. Partitions for non-Multi-family development. However, serial or adjacent partitions shall 
not be used to avoid the requirements.  

b. Middle Housing Land Divisions.  

C. Area Required. The minimum open space area required in a development is an area equal to 25 
percent of the size of the Gross Development Area except if reduced for shared parking pursuant to 
Subsection 4.155(.03)S.  

D. Required Open Space Characteristics: 

1. Size of Individual Open Spaces. For developments with ten or more lots buildable with dwelling 
units (or ten or more multi-family units) an open space area must be at least 2,000 square feet to 
be counted towards the 25 percent open space requirement. For developments with less than 
ten lots buildable with dwelling units (or less than ten multi-family units) an open space area 
must be at least 1,000 square feet to be counted towards the 25 percent open space 
requirement.  

2. Types of Open Space and Ownership. The following types of areas count towards the minimum 
open space requirement if they are or will be owned by the City, a homeowners' association or 
similar joint ownership entity, or the property owner for Multi-family Development.  

a. Preserved wetlands and their buffers, natural and/or treed areas, including those within 
the SROZ  

b. New natural/wildlife habitat areas  

c. Non-fenced vegetated stormwater features  

d. Play areas and play structures  

e. Open grass area for recreational play  

f. Swimming and wading areas  

g. Other areas similar to a. through f. that are [publicly] accessible  

h. Walking paths besides required sidewalks in the public right-of-way or along a private 
drive.  

3. Usable open space requirements. Half of the minimum open space area, an area equal to 12.5 
percent of the size of the Gross Development Area, shall be located outside the SROZ and be 
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usable open space programmed for active recreational use. Any open space considered usable 
open space programmed for active recreation use shall meet the following requirements.  

a. Be designed by a registered professional landscape architect with experience designing 
residential park areas. An affidavit of such professional's credentials shall be included in the 
development application material.  

b. Be designed and programmed for a variety of age groups or other user groups.  

4. Enhancing Existing Wildlife Habitat through Design of Open Space: 

a. Open space designed, as wildlife habitat shall be placed adjacent to and connect to 
existing, preserved wildlife habitat to the extent feasible.  

b. To the extent feasible, open space shall create or enhance connections between existing 
wildlife habitat.  

E. Any dedication of land as public park land must meet City parks standards. The square footage of any 
open space land outside the SROZ and BPA easements, whether dedicated to the public or not, shall be 
considered part of the Gross Development Area.  

F. Approval of open space must ensure the long-term protection and maintenance of open space and/or 
recreational areas. Where such protection or maintenance are the responsibility of a private party or 
homeowners' association, the City Attorney shall review any pertinent bylaws, covenants, or 
agreements prior to recordation.  

G. The open space requirements of this subjection are subject to adjustments in PDR zones pursuant to 
Subsection 4.124(.08).  

 (.14) Design Standards for Detached Single-family and Middle Housing.  

A. The standards in this subsection apply in all zones, except as indicated in 1.—2. below:  

1. The Façade Variety standards in Subsection C.1. do not apply in the Village Zone or Residential 
Neighborhood Zones, as these zones have their own variety standards, except that the standards 
do apply within middle housing development with multiple detached units on a single lot which 
the standards of these zones do not address;  

2. The entry orientation and window standards for triplexes, quadplexes, and townhouses in 
Subsections D.1-2. and E. 2-3. do not apply in the Village Zone or Residential Neighborhood Zone 
as these zones have their own related standards applicable to all single-family and middle 
housing.  

B. For the purpose of this subsection the term "residential structure" is inclusive of a series of structures 
that are attached to one another such as a grouping of townhouses.  

C. Standards applicable to all residential structures except as noted in I. below.  

1. Façade Variety: 

a. Each public-facing façade of a residential structure shall differ from the public-facing 
façades of directly adjacent residential structures in at least one of the three ways listed in 
Subsection d. below.  

b. Where public-facing façades repeat on the same block, at least two residential structures 
with different public-facing façades shall intervene between residential structures with the 
same public-facing façades, with sameness defined by not differing in at least one of the 
three ways listed in Subsection d. below.  
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c. For façades of residential structures facing a public street, the façade of any residential 
structures directly across the street shall differ in at least one of the three ways listed in 
Subsection d. below. Directly across means any residential structure façade intersected by 
imaginary lines extending the shortest distance across the street from the mid-point of a 
façade and from the edges of a façade. See Figure 1 below.  

d. A façade shall be considered different if it differs from another façade in at least one of the 
following ways:  

i. Variation in type, placement, or width of architectural projections (such as 
porches, dormers, or gables) or other features that are used to meet the 
Articulation standards in Subsection (.14)C.2.b or Subsection (.14)E.4. If 
adjacent or opposite façades feature the same projection type, the projections 
on adjacent/opposite façades must differ in at least one of the following ways:  

• At least 20 percent difference in width; or  

• Horizontally offset by at least five feet. For the purposes of this standard, 
"offset" means a measurable difference of at least five feet from the left 
edge of the projection to the left edge of the front façade or at least five 
feet from the right edge of the projection to the right edge of the front 
façade.  

ii. At least 20 percent of the façade (excluding glazing) is covered by different 
exterior finish materials. The use of the same material in different types of 
siding (e.g., cedar shingles vs. cedar lap siding) shall be considered different 
materials for the purpose of this standard.  

iii. Variation in primary paint color as determined by a LRVR (Light Reflectance 
Value) difference of at least 15 percent.  
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Figure 1. Determining If A Residential Structure is Directly Across the Street from Another 
 

2. Architectural Consistency and Interest. 

a. Architectural styles shall not be mixed within the same residential structure (a series of 
attached structures is one structure for the purpose of these standards). Architectural style 
consistency is defined by adherence to all of the following:  

i. Use of the same primary and supporting façade materials throughout the 
structure.  

ii. Use of no more than two roof pitch angles.  

iii. Use of the same door size for each primary entrance in the structure.  

b. Articulation. All public-facing façades of residential structures, other than townhouses, 
shall incorporate the following design elements at a minimum interval of every 30 feet, 
except as noted in 2.c. below. The minimum number of design elements is determined by 
dividing the façade length by 30 and rounding up to the nearest whole number. For 
townhouse articulation standards, see subsection (.14)E.4.  

i. varying rooflines.  

ii. offsets of at least 12 inches.  

iii. balconies.  

iv. projections of at least 12 inches and width of at least three feet.  

v. porches.  

vi. entrances that are recessed at least 24 inches or covered.  

vii. dormers at least three feet wide.  

c. For structures with two or more dwelling units, a single design element that spans at least 
50 percent of the façade of two adjacent units can count as two articulation elements to 
meet the standard in subsection b. and can meet the standard for 60 feet of façade width 
(two adjacent 30 foot intervals). Such elements may overlap horizontally with other 
required design elements on the façade.  

d. Articulation Element Variety: Different articulation elements shall be used as provided 
below. For the purpose of this standard, a "different element" is defined as one of the 
following: a completely different element from the list in subsection 2.b above; the same 
type of element but at least 50 percent larger; or for varying rooflines, vertically offset by 
at least three feet.  

i. Where two to four elements are required on a façade, at least two different 
elements shall be used.  

ii. Where more than four elements are required on a façade, at least three 
different elements shall be used.  

e. Reductions to required windows percentage: The required percent of façade of a 
residential structure in the public-facing façade covered by windows or entry doors for 
single-family or middle housing in any zone may be reduced to the percentages that 
follows:  

i. For of 1.5 or 2-story façades facing the front or rear lot line:  
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• 12.5 percent if six of the design features in Subsection e.v. below are 
used.  

• Ten percent if seven or more of the design features in Subsection e.v. 
below are used.  

ii. For 1-story façades facing the front or rear lot line;  

• 12.5 percent if less than six design features in Subsection e.v. are used  

• ten percent if six or more design features in Subsection e.v. are used  

iii. For façades facing a side lot line:  

• Five percent regardless of the number of design features  

iv. Glass block does not count towards meeting window and entry percentage  

v. Window reduction design features:  

• Dormers at least three feet wide.  

• Covered porch entry—minimum 48 square foot covered front porch, 
minimum six feet deep and minimum of a six foot deep cover. A covered 
front stoop with minimum 24 square foot area, four foot depth and hand 
rails meets this standard.  

• Front porch railing around at least two sides of the porch.  

• Second story balcony—projecting from the wall of the building a 
minimum of four feet and enclosed by a railing or parapet wall.  

• Roof overhang of eight inches or greater.  

• Columns, pillars or posts at least four inches wide and containing larger 
base materials.  

• Decorative gables—cross or diagonal bracing, shingles, trim, corbels, 
exposed rafter ends or brackets (does not include a garage gable if garage 
projects beyond dwelling unit portion of street façade).  

• Decorative molding above windows and doors.  

• Decorative pilaster or chimneys.  

• Bay or bow windows—extending a minimum of 12 inches outward from 
the main wall of a building and forming a bay or alcove in a room within 
the building.  

• Sidelight and/or transom windows associated with the front door or 
windows in the front door.  

• Window grids on all façade windows visible from behind fences 
(excluding any windows in the garage door or front door).  

• Maximum nine foot wide garage doors or a garage door designed to 
resemble two smaller garage doors and/or windows in the garage door 
(only applicable to street facing garages).  

• Decorative base materials such as natural stone, cultured stone or brick 
extending at least 36 inches above adjacent finished grade occupying a 
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minimum of ten percent of the overall primary street facing façade. This 
design element does not count if behind a site-obscuring fence.  

• Entry courtyards which are visible from, and connected directly to, the 
street. Courtyards shall have a minimum depth of ten feet and minimum 
width of 80 percent of the non-garage/driveway building width to be 
counted as a design element.  

D. Standards applicable to Triplexes and Quadplexes except as noted in I. below.  

1. Entry Orientation. 

a. At least one main entrance for each triplex or quadplex must meet the standards in 
subsections b. and c. below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45 degree angle from the street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

 

Figure 2. Main Entrance Facing the Street 
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Figure 3. Main Entrance at 45° Angle from the Street 
 

 

Figure 4. Main Entrance Opening onto a Porch 
 

2. Windows. A minimum of 15 percent of the area of all street-facing façades must include windows 
or entrance doors. Façades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  
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Figure 5. Window Coverage 
 

3. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley) (see Figure 6. Width of Garages and Parking Areas).  
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Figure 6. Width of Garages and Parking Areas 
 

4. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with a paved surface, access must be taken from the alley (see Figure 
8. Alley Access).  

ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  
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iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

 

Figure 7. Driveway Approach Width and Separation on Local Street 
 

Attachment 4 Frog Pond East and South Master Plan Work Session January 11, 2023 
Excerpts from Section 4.113 Wilsonville Code-Standards Applying to Residential Development in any Zone

Planning Commission Meeting - January 11, 2023 
Frog Pond East and South Implementation

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1797

Item 2.



 

 

 
    Created: 2022-06-24 10:18:23 [EST] 

(Supp. No. 1) 

 
Page 11 of 24 

 

Figure 8. Alley Access 
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Figure 9. Driveway Approach Options for Multiple Local Street Frontages 
 

E. Standards applicable to Townhouses.  

1. Number of Attached Dwelling Units. 

a. Minimum. A townhouse project must contain at least two attached units.  

b. Maximum. The maximum number of townhouse units that may be attached together to 
form a group is specified below.  

• R, OTR, PDR-1—PDR-3 Zones: maximum four attached units per group  

• RN, V, PDR-4—PDR-7 Zones: maximum eight attached units per group, except 
for initial development in Frog Pond West per Section 4.124.  

2. Entry Orientation. The main entrance of each townhouse unit must:  
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a. Be within eight feet of the longest wall of the dwelling unit facing a street or private drive; 
and  

b. Either:  

i. Face the street or private drive (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street or private drive (see Figure 3. 
Main Entrance at 45° Angle from the Street);  

iii. Face a common open space or private access or driveway that is abutted by 
dwellings on at least two sides; or  

iv. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

A. Be at least 25 square feet in area; and  

B. Have at least one entrance facing the street or private drive or have a 
roof.  

3. Windows. A minimum of 15 percent of the area of all public-facing façades on each individual 
unit must include windows or entrance doors. Half of the window area in the door of an attached 
garage may count toward meeting this standard. See Figure 5. Window Coverage.  

4. Unit definition. Each townhouse unit must include at least one of the items listed in a. through g. 
below on at least one public-facing façade (see Figure 10. Townhouse Unit Definition). 
Alternatively, if a single item from the list below spans across at least 50 percent of two adjacent 
townhouse units, it can meet the standard for two units.  

a. A roof dormer a minimum of four feet in width, or  

b. A balcony a minimum of two feet in depth and four feet in width and accessible from an 
interior room, or  

c. A bay window that extends from the façade a minimum of two feet, or  

d. An offset of the façade of a minimum of two feet in depth, either from the neighboring 
townhouse or within the façade of a single townhouse, or  

e. An entryway that is recessed a minimum of three feet, or  

f. A covered entryway with a minimum depth of four feet, or  

g. A porch meeting the standards of subsection (.14)E.2.b.iv.  

Balconies and bay windows may encroach into a required setback area, pursuant to Section 
4.180.  
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Figure 10. Townhouse Unit Definition 
 

5. Driveway Access and Parking. Townhouses with frontage on a street or private drive shall meet 
the following standards:  

a. Alley Access. Townhouse project sites abutting an alley that is improved with pavement 
shall take access to the rear of townhouse units from the alley rather than the public 
street.  

b. Front Access. Garages on the front façade of a townhouse, off-street parking areas in the 
front yard, and driveways in front of a townhouse are allowed if they meet the following 
standards (see Figure 11. Townhouses with Parking in Front Yard).  

i. Each townhouse lot has a street frontage of at least 20 feet on a local street.  

ii. A maximum of one driveway approach is allowed for every townhouse. 
Driveway approaches and/or driveways may be shared.  

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on 
any lot.  
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iv. The garage width does not exceed 12 feet, as measured from the inside of the 
garage door frame.  

 

Figure 11. Townhouses with Parking in Front Yard 
 

c. Shared Access. The following standards apply to driveways and parking areas for 
townhouse projects that do not meet all of the standards in subsections a. or b.  

i. Off-street parking areas shall be accessed on the back façade or located in the 
rear yard. No off-street parking shall be allowed in the front yard or side yard of 
a townhouse.  

ii. A townhouse project that includes a corner lot shall take access from a single 
driveway approach on the side of the corner lot. See Figure 12. Townhouses on 
Corner Lot with Shared Access.  

Attachment 4 Frog Pond East and South Master Plan Work Session January 11, 2023 
Excerpts from Section 4.113 Wilsonville Code-Standards Applying to Residential Development in any Zone

Planning Commission Meeting - January 11, 2023 
Frog Pond East and South Implementation

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1802

Item 2.



 

 

 
    Created: 2022-06-24 10:18:23 [EST] 

(Supp. No. 1) 

 
Page 16 of 24 

 

Figure 12. Townhouses on Corner Lot with Shared Access 
 

iii. Townhouse projects that do not include a corner lot shall consolidate access for 
all lots into a single driveway. The driveway and approach are not allowed in 
the area directly between the front façade and front lot line of any of the 
townhouses. See Figure 13. Townhouses with Consolidated Access.  
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Figure 13. Townhouses with Consolidated Access 
 

iv. A townhouse project that includes consolidated access or shared driveways 
shall grant access easements to allow normal vehicular access and emergency 
access.  

F. Standards applicable to Cottage Clusters.  

1. Courtyard Required. All cottages within a single cottage cluster must share a common courtyard. 
A cottage cluster project may include more than one cluster and more than one common 
courtyard.  

2. Number of Dwellings. 

a. A single cottage cluster shall contain a minimum of four and a maximum of eight cottages.  

3. Setbacks. 

a. Building Separation. Cottages shall be separated by a minimum distance of six feet. The 
minimum distance between all other structures, including accessory structures, shall be in 
accordance with building code requirements.  

b. All other setbacks are provided in section (.02) or in the applicable base zone.  

4. Building Height. The maximum building height for all structures is 25 feet.  
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5. Footprint. The maximum building footprint for each cottage is 900 square feet. Individual 
attached garages up to 200 square feet shall be exempted from the calculation of maximum 
building footprint.  

6. Maximum Habitable Floor Area. The maximum habitable floor area of each cottage is 1,400 
square feet.  

7. Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards:  

a. Each cottage within a cluster must either abut the common courtyard or must be directly 
connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 
courtyard and must:  

i. Have a main entrance facing the common courtyard;  

ii. Be within ten feet from the common courtyard, measured from the façade of 
the cottage to the nearest edge of the common courtyard; and  

iii. Be connected to the common courtyard by a pedestrian path.  

c. Cottages within 20 feet of a street property line may have their entrances facing the street.  

d. Cottages not facing the common courtyard or the street must have their main entrances 
facing a pedestrian path that is directly connected to the common courtyard.  

8. Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 
order to provide a sense of openness and community of residents. Common courtyards must 
meet the following standards (see Figure 14. Cottage Cluster Orientation and Common Courtyard 
Standards):  

a. The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard.  

c. The common courtyard must contain a minimum of 150 square feet per cottage within the 
associated cluster.  

d. The common courtyard must be a minimum of 15 feet wide at its narrowest dimension.  

e. The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 
paths, and/or paved courtyard area, and may also include recreational amenities. 
Impervious elements of the common courtyard shall not exceed 75 percent of the total 
common courtyard area.  

f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 
courtyard shall count toward the courtyard's minimum dimension and area. Parking areas, 
required setbacks, and driveways do not qualify as part of a common courtyard.  
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Figure 14. Cottage Cluster Orientation and Common Courtyard Standards 
 

9. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards:  

a. Each cottage cluster is permitted one community building.  

b. The community building shall have a maximum floor area of 1,400 sf.  

c. A community building that meets the definition of a dwelling unit must meet the maximum 
900 square foot footprint limitation that applies to cottages (pursuant to subsection 
(.14)(F.5.), unless a covenant is recorded against the property stating that the structure is 
not a legal dwelling unit and will not be used as a primary dwelling.  

10. Pedestrian Access. 
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a. An accessible pedestrian path must be provided that connects the main entrance of each 
cottage to the following:  

i. The common courtyard;  

ii. Shared parking areas;  

iii. Community buildings; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

11. Windows. Cottages within 20 feet of a street property line must meet any window coverage 
requirements of the applicable base zone.  

12. Parking Design (see Figure 15. Cottage Cluster Parking Design Standards). 

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 
standards:  

i. A parking cluster must not exceed five contiguous spaces.  

ii. Parking clusters must be separated from other spaces by at least four feet of 
landscaping.  

iii. Clustered parking areas may be covered.  

iv. Parking areas must also meet the standards in Subsections 4.155(.02)—(.03), 
except where they conflict with these standards.  

b. Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located 
between a street property line and the front façade of cottages located closest 
to the street property line. This standard does not apply to alleys.  

ii. Off-street parking spaces shall not be located within ten feet of any property 
line, except alley property lines.  

iii. Driveways and drive aisles are permitted within ten feet of property lines.  

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 
parking areas and parking structures from common courtyards and public streets.  

d. Garages and carports. 

i. Garages and carports (whether shared or individual) must not abut common 
courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages.  

iii. Individual detached garages must not exceed 400 square feet in floor area.  

iv. Garage doors for attached and detached individual garages must not exceed 20 
feet in width.  

13. Accessory Buildings. Accessory buildings must not exceed 400 square feet in floor area.  

14. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 
detached single-family detached dwelling on the same lot at the time of proposed development 
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of the cottage cluster may remain within the cottage cluster project area under the following 
conditions:  

a. The existing dwelling may be nonconforming with respect to the requirements of this 
subsection (.14)F.  

b. The existing dwelling may be expanded up to a maximum height of 25 feet or a maximum 
building footprint of 900 square feet; however, existing dwellings that exceed these 
maximum height and/or footprint standards may not be expanded.  

c. The existing dwelling shall be excluded from the calculation of orientation toward the 
common courtyard, per subsection (.14)F.7.b.  

 

Figure 15. Cottage Cluster Parking Design Standards 
 

G. Standards applicable to Cluster Housing besides Cottage Clusters.  
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1. Architectural Consistency. Architecture shall be consistent within the same two-unit, three-unit, 
or four-unit cluster. However, facade variety standards in Subsection (.14)C.1. shall continue to 
apply. Architectural consistency is defined by adherence to all of the following:  

a. Use of the same primary and supporting façade materials throughout the cluster.  

b. Use of no more than two roof pitch angles.  

c. Use of the same door size for each primary entrance in the structures.  

2. Entry Orientation. 

a. The entry orientation standards apply as follows:  

i. At least one main entrance for each cluster home must meet the standards in 
subsections b and c below.  

b. The entrance must be within eight feet of the longest street-facing exterior wall of the 
dwelling unit or if no exterior wall faces a street the front of the dwelling unit, facing a 
common drive or open space as designated by the applicant; and  

c. The entrance must either:  

i. Face the street (see Figure 2. Main Entrance Facing the Street);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 3. Main Entrance 
at 45° Angle from the Street); or  

iii. Open onto a porch (see Figure 4. Main Entrance Opening onto a Porch). The 
porch must:  

• Be at least 25 square feet in area; and  

• Have at least one entrance facing the street or have a roof.  

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include windows 
or entrance doors. Facades separated from the street property line by a dwelling are exempt 
from meeting this standard. See Figure 5. Window Coverage.  

4. Garages and Off-Street Parking Areas. The combined width of all garages and outdoor on-site 
parking and maneuvering areas shall not exceed a total of 50 percent of any street frontage 
(other than an alley). Garages and off-street parking areas that are separated from the street 
property line by a dwelling are not subject to this standard. (See Figure 6. Width of Garages and 
Parking Areas).  

5. Driveway Approach. Driveway approaches must comply with all of the following:  

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 
measured at the property line (see Figure 7. Driveway Approach Width and Separation on 
Local Street). For lots or parcels with more than one frontage, see subsection c.  

b. Driveway approaches may be separated when located on a local street.  

c. In addition, lots or parcels with more than one frontage must comply with the following:  

i. Lots or parcels must access the street with the lowest transportation 
classification for vehicle traffic. For lots or parcels abutting an alley that is 
improved with pavement access must be taken from the alley (see Figure 8. 
Alley Access).  
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ii. Lots or parcels with frontages only on collectors and/or arterial streets must 
meet the access standards in the Wilsonville Public Works Standards.  

iii. Lots or parcels with frontages only on local streets may have either:  

• Two driveway approaches not exceeding 32 feet in total width on one 
frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 
9. Driveway Approach Options for Multiple Local Street Frontages).  

6. Setbacks. 

a. Building Separation. Cluster housing structures shall be separated by a minimum distance 
of six feet. The minimum distance between all other structures, including accessory 
structures, shall be in accordance with building code requirements.  

b. All other setbacks are provided in the applicable base zone.  

7. Pedestrian Access. 

a. An accessible pedestrian path must be provided that connects the main entrance of each 
unit to the following:  

i. Shared open space;  

ii. Shared parking areas; and  

iv. Sidewalks in public rights-of-way abutting the site or rights-of-way if there are 
no sidewalks.  

b. The pedestrian path must be hard-surfaced and a minimum of four feet wide.  

H. Combining Unit Types in One Development.  

1. If a project proposes a mix of middle housing types which creates a conflict with various 
standards, the more restrictive standards shall apply.  

I. Existing Structures and Conversions:  

1. Where a residential structure is converted from one type of dwelling unit to another without any 
additions, the design standards in C.—H. do not apply.  

2. Where a residential structure is added on to, the design standards in C.—H. only apply if the 
footprint is expanded by 25 percent or more.  

J. Alternative Discretionary Review: As an alternative to meeting one or more design standards of this 
subsection an applicant may request Site Design Review by the Development Review Board of a 
proposed design. In addition to the Site Design Review Standards, affirmative findings shall be made 
that the following standards are met:  

1. The request is compatible with existing surrounding development in terms of placement of 
buildings, scale of buildings, and architectural design;  

2. The request is due to special conditions or circumstances that make it difficult to comply with the 
applicable Design Standards, or the request would achieve a design that is superior to the design 
that could be achieved by complying with the applicable Design Standards; and  

3. The request continues to comply with and be consistent with State statute and rules related to 
Middle Housing, including being consistent with State definitions of different Middle Housing 
types.  
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(Ord. No. 677, 3-1-2010; Ord. No. 682, 9-9-2010; Ord. No. 704, 6-18-2012; Ord. No. 806, 7-17-2017; Ord. No. 825, 
10-15-2018; Ord. No. 841, eff. 6-4-2020) 
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Frog Pond East and South 
Development Code 
Amendments

Wilsonville Planning Commission
Work Session
January 11, 2023

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1812

Item 2.



2023 Frog Pond Development Code 
Amendments Work Program

• Three work sessions to review three “packages” of 
Code Amendments
– January, February, March

• Two follow-up work sessions
– April, May

• June public hearing
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Tonight's Agenda

• Review 1st package of draft Development Code 
Amendments
– Subdistricts

• Related standards
– Housing type categories
– Multi-family design standards
– Urban form standards
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Presentation of Draft Amendments

• Why? (Intent)
• How? (Explanation)
• Where? (Code Reference)
• What? (Draft Code Amendment)
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Expected Outcome

1. Confirmation ready to finalize
or

2. Direction on next steps 
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Subdistrict Designation
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MASTER PLAN HIGHLIGHTSSubdistrict Map

• Why? 
– Reflect Master Plan with 

clarity
– Single place to reference

• How? 
– Map that follows:

• Property lines
• Known street locations
• BPA and SROZ boundaries
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Unit Minimums
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Minimum Unit Counts

Why? 
– Certainty for infrastructure
– Support housing variety
– Compliance with Metro minimum 

unit count
How?

– Table establishes minimum by:
• Subdistrict
• Tax lot
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Green Focal Points
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Green Focal Points

Why?
– Urban design focus of each 

subdistrict in Master Plan
– Standard residential open space 

(OS) requirement, equivalent to:
• Total OS 25% developable land
• Usable OS 12.5% developable land

How?
– Table, by subdistrict, establishes:

• Size
• Location
• Other requirements
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Housing Unit Categories

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1823

Item 2.



Create Housing Unit Categories

Why? 
– Foundation for defining housing variety standards

How?
– Table listing types of units falling into four categories

A. Attached multi-family
B. Attached middle housing
C. Detached small units and ADUs
D. Detached large unit
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Draft Housing Type Categories

Unit Category A Unit Category B Unit Category C Unit Category D

Attached Multi‐
family units

Attached middle 
housing, 
including:
 Townhouses
 Duplex
 Triplex
 Quadplex

 Cottage clusters
 Accessory dwelling 

units
 Other detached units 

1200 sf or less

Detached dwelling 
units more than 
1200 sf
 Detached homes 

on their own lot
 Cluster housing
 Detached multi‐

family units
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Multi‐Family Design Standards
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Multi‐Family Design Standards

Why?
– Need clear and objective design 

standards for multi-family housing
– Currently no citywide design 

standards specific to multi-family
– Frog Pond West (RN zone) didn’t 

allow multi-family development
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Multi‐Family Design Standards

How?
– Adapt middle housing standards where they work for 

multi-family (e.g., townhouse articulation)
• These design standards already vetted by the Planning 

Commission during HB 2001 implementation
– Add options/standards where multi-family structures have 

different features (e.g., shared entries, larger parking 
areas)
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Multi‐Family Code Topics to Address

• Entrance orientation 
(adapt from townhouse and 
triplex/quadplex standards)

• Window coverage 
(adapt from townhouse, 
triplex/quadplex)
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Multi‐Family Code Topics to Address

• Façade articulation 
(adapt from townhouse 
standards)

• Off-street parking location and 
design 
(adapt from cottage cluster 
parking design and other best 
practice examples)
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Multi‐Family Policy Questions

• What review procedure should apply to multi-family 
development?
– Keep Site Design Review requirement, with decision by 

Development Review Board, OR
– Apply Class I ministerial review, same as single family 

dwellings and middle housing
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Multi‐Family Policy Questions

• Should the multi-family standards apply citywide or 
only in Frog Pond?
– Staff recommendation: Apply citywide (except Villebois), 

consistent with other housing types

• Do you support the proposed approach to adapt 
existing design standards for similar forms such as 
townhouses?
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Urban Form Standards
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Urban Form Standards

Why? 
– Clear guidance defining the three mapped Residential 

Urban Form Types (Type 1, Type 2, Type 3)
How?

– Table listing various standards for each of the Form 
Types
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Urban Form Standards

Type of Standard

Urban Form Types

Type 1

Type 2

Type 3

Numeric Standards
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Types of Standards

Two categories:
• Typical residential standards, copied from other 

zones 
– Lot size, lot width, setbacks, height, lot coverage

• Additional standards to further define urban form
– Maximum building width
– Distance between buildings
– Maximum front setbacks
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Typical‐Copied from Other Zones

• Zones Copied 
– Type 1: Village Zone, PDR-5
– Type 2: Residential Neighborhood Zone for Frog Pond 

West “small lot”
– Type 3: Residential Neighborhood Zone for Frog Pond 

West “medium lot”
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Additional Standards
Building Width
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Additional Standards
Building Width

• Highlights by Urban Form Type
– Type 1: No limit, can occupy entire block face
– Type 2: Allow typical multi-family and townhouses, but 

require separation of buildings along a single block face
– Type 3: Do not exceed size of large detached homes
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Additional Standards
Maximum Front Setback

• Ensure setback consistency for Type 1 and Type 2
• Similar standard in Villebois
• Highlights by Urban Form Type

– Type 1: Ensure consistently close to street, similar to 
Villebois Village Center; helps shape the pedestrian realm

– Type 2: Ensure consistent moderate setback
– Type 3: No maximum
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Additional Standards
Distance Between Buildings

• Consistent spacing regardless of property lines
• Help ensure usable yard space between buildings
• Increased separation in Type 2 and Type 3
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Precedent Examples
Type 1 Urban Form Multi‐Family

11395 SW Toulouse Street
Toulouse Street block‐wide multi‐family
Building Width 257 feet
Front Setback 5 feet
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Precedent Examples
Type 1 Urban Form Middle Housing

28515 through 28535 SW Paris Ave
Villebois Village Center six‐unit townhouse 
Building Width `92 feet
Front Setback 10 feet
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Precedent Examples
Type 1 Urban Form Detached Home

11325 and 11331 SW Barber Street
Narrow detached homes
Building Width 20 feet, each
Front Setback 5 feet

Planning Commission Public Hearing Record 
(October 9, 2024) Attachment 3

Planning Commission Meeting - October 9, 2024 
Frog Pond East and South Implementation-Development Code

1844

Item 2.



Precedent Examples
Type 2 Urban Form Multi‐Family

11489 SW Toulouse Street
Toulouse Street small multi‐family
Building Width 100 feet
Front Setback 6 feet
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Precedent Examples
Type 2 Urban Form Middle Housing

28741 through 28753 SW Cost Circle East
Four‐unit townhouse on Costa Circle
Building Width 78 feet
Front Setback 15 feet
Distance Between Buildings 10 feet
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Precedent Examples
Type 2 Urban Form Detached Home

7245 SW Chestnut Lane
Frog Pond West small‐lot detached home
Building Width 38 feet
Front Setback 10 feet
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Precedent Examples
Type 3 Urban Form Multi‐Family

7114 SW McDonald Drive
Type 3 Urban Form if buildings without single‐level connection
Building Width (each two‐story portion) 52 feet
Setback from Street 35 feet
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Precedent Examples
Type 3 Urban Form Middle Housing

29455 SW Serenity Way
Triplex
Building Width 80 feet
Front Setback 20 feet
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Precedent Examples
Type 3 Urban Form Detached Home

30944 SW Kensington Drive
Detached single‐family home from 1990’s
Building Width 53 feet
Front Setback 25 feet
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1. Confirmation ready to finalize
or

2. Direction on next steps 

MASTER PLAN HIGHLIGHTSQuestions and Comments
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Following a roll call vote, Jennifer Willard was unanimously re-elected as 2023 Planning Commission 
Vice-Chair.  

2. Consideration of the November 16, 2022 Planning Commission Minutes 

Commissioner Mesbah noted the following amendments to the minutes: 

• On Page 14, the second sentence of Commissioner Mesbah’s comments should state, “The 
County assumed I-5 was going to be a bypass bypassed, but the only way...” 

• On Page 20, the second sentence of the second major bullet should state, “Although even in 
that case, if only on property was not annexed on that side of the street, for all practical 
purposes the property would end up being annexed.” 

Chair Heberlein moved to approve the November 16, 2022 Planning Commission Minutes as 
amended. Commissioner Karr seconded the motion. The motion passed unanimously. 

Dan Pauly, Planning Manager, welcomed new Planning Commissioners Nicole Hendrix and Kathryn 
Neil, noting both had recently served as Development Review Board members. 

WORK SESSION  

3. Frog Pond East and South Implementation (Pauly) 
 
Dan Pauly, Planning Manager, and Kate Rogers, MIG, presented the Frog Pond East and South 
Development Code Amendments Work Program via PowerPoint, noting the project’s background and 
timeline with variety standards being considered in February and design standards considered in 
March. The presentation focused on draft Code amendments related to the subdistricts designated in 
the Master Plan and their related standards, housing type categories, multi-family design standards 
and policy questions, as well as urban form standards, which define Type 1, 2, and 3 urban forms as 
mapped in the Master Plan. Attachment 2 of the Staff report described the why, how, where, and what 
of each draft amendment (Slide 4), but tonight’s focus would be on the why or the intent of key topics 
that would influence the draft amendments, and then the projects numbers would be updated to align 
with the direction and intent of the project. The project team sought confirmation that each different 
topic was ready to finalize or direction on what the Commission wanted as next steps for the next draft 
version the team would bring before the Commission. 
 
Feedback from the Commission on the team’s topics was as follows with responses to Commissioner 
questions as noted: 
 
Subdistrict Designation 
• Mr. Pauly clarified the BPA easement already had recorded, existing property lines. The Significant 

Resource Overlay Zone (SROZ) was different in that anything in the SROZ essentially ends up not 
being developable, so that boundary was verified at the time of development. If the SROZ 
boundary was adjusted and verified, the team would make sure the Code was clear, particularly 
that the Subdistrict E2 and E3 boundaries would follow the eventual verified SROZ boundary. 
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• Mr. Pauly clarified nothing in the Master Plan referenced or numbered individual subdistricts per 
se, so no discrepancies were expected between the Master Plan and the Code. Part of the 
implementation would be labeling the subdistricts in the Code. 
• He clarified the Master Plan was a Comprehensive Plan level document that provided guidance, 

but not a lot of detail. The Code implements and interprets the Master Plan to make it clear. 
The subdistrict map was a refinement of the subdistrict concept, getting down to the 
boundaries. (Slide 7)  

• Mr. Pauly confirmed there were no concerns about conflicts between the pictures in the Master 
Plan and the actual application in Code because the Code implemented the Master Plan, and a 
reasonable interpretation was made by the City in implementing it. Additionally, at least the 
record, if not the actual text of the Master Plan, referenced that the boundary was along property 
lines, not halfway into a field. The Master Plan was like architectural renderings whereas the 
Development Code was more like construction drawings. 

• Commissioner Hendrix noted she supported moving forward with making the Master Plan concepts 
a reality in the Development Code. She reminded about the correction to the map regarding the 
urban form/housing types. 

• The Commission offered no further comments or refinements. 

Unit Minimums 
• Mr. Pauly confirmed the established minimums by subdistrict (Table X on Slide 9) tracked with the 

same unit count in the Master Plan for the number of expected units in East and South and were 
included in an appendix.   
• The densities were determined based on the type of development anticipated in the different 

urban forms, subtracting various rights-of-way, SROZ, etc. to arrive at the expected number.  
• Mr. Pauly clarified the lighter gray rows in the table indicated subdistricts that were entirely on one 

property. The darkest rows with asterisks show the total number for all the subs in that subdistrict, 
and the nonshaded rows below indicated subs for that subdistrict (darkest row). For example, the 
three white rows under E4 sum up to 169 units. 

• Comparing Subdistricts S2 and S3, S3 had 60% more units, but appeared to be about the same 
acreage with both Type 2 and Type 3 split, and a tiny bit of Type 1 in. 
• Mr. Pauly understood Type 1 was anticipated and S3 would account for the additional 

unknown. He would have the project team triple check that. 
• Chair Heberlein added most of Subdistrict S2 would be developed with new construction, so the 

assumption was that most of those would not be redeveloped hence the significantly lower 
density in S2 versus S3, even though S2 was a larger area. 

• Commissioner Karr asked if Subdistrict S3 should have been more Type 3 in the Master Plan. 
• Mr. Pauly replied that was still a possibility long-term, and added S2 had SROZ and some 

stormwater facilities in S2 would take up some land. 
• The Commission offered no further comments or refinements. 
 
Green Focal Points 
• Mr. Pauly confirmed that like Frog Pond West, a trail system would run throughout connecting 

subdistricts, but not knowing the location of all the Green Focal Points, not all would be connected 
necessarily. The project team could ensure the focal points were connected to the greater trail 
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network by an enhanced wider sidewalk, perhaps, between the focal point and one of the major 
trails in the neighborhood. It was an interesting concept. 

• Mr. Pauly explained the team started addressing how to prevent the open space requirement from 
overburdening individual tax lots. In the table, for Subdistrict S3, a quarter acre of open space 
needed to be spread on each of the tax lots in the area, so it was evenly spread and not 
overburdening any particular lots. S4 had a larger and smaller tax lot, for example, so the 
requirement would have a larger open space on the larger tax lot and a smaller portion on the 
smaller tax lot. The team had tried to write that into the Code to be equitable, but it could probably 
use some refinement. The team would continue thinking through other alternative scenarios, 
especially in scenarios with multiple park areas. Any Commissioner suggestions were welcome.  
• He clarified that rather than having three small focal points with a quarter-acre from three tax 

lots, the idea would be to have one big focal point for all three tax lots. 
• Commissioner Karr stated he preferred having one focal point per subdistrict, if possible, to make 

the open space more park-like and more like a gathering area. 
• Mr. Pauly added further thought was needed about the size of the focal points; did they need 

to be at least a quarter or half acre?  
• He confirmed a residential Code update done a few years ago defined the minimum area that 

could be counted as usable open space, which was 2,000 sq ft for more than 10 units. 
• Did anything in the Frog Pond West Development Code guide or suggest variety in the green focal 

points? The purpose statement discussed being a variety of forms but there was nothing about 
needing to be a variety of forms. Would having every single green focal point as a splash pad in East 
and South be acceptable? Was there any desire to have variety?  
• Mr. Pauly noted currently, all focal points were a mature tree with a bench underneath. It was a 

good question and something to consider. 
• Was there any flexibility to identify an ideal focal point and fund it, perhaps through fees in lieu of, 

that allows those who benefit from the focal point to contribute to the 0.75 acres within a 
subdistrict? 
• Mr. Pauly noted in Subdistrict S2, an ideal location for a focal point would be at the extension of 

Hazel Street where it terminates in a nice vista, but that would be on one tax lot, so funding 
that for the entire subdistrict was the question. 

• Commissioner Mesbah recommended identifying that as the ideal focal point that serves three 
subdistricts, the project team could determine how much that lot would cost the subdistrict and 
instead of the required .25 acres, pay toward the .75 acres in an ideal place. The fee in lieu of 
needed to be done to essentially make it equivalent to giving up 0.25 acres of developable land. 
Based on the layout the planners decide is a good place, the other tax lots can contribute to it. 

• Commissioner Karr added that would help with connectability, creating larger focal points for trail 
and other connections.  
• Mr. Pauly stated the project team would explore that further. 

 
Housing Unit Categories 
• Mr. Pauly clarified manufactured dwellings would be included in multiple housing categories as 

they would be allowed in the Frog Pond subdistricts if the Building Code was met. Any type of the 
housing category could be pre-manufactured off site and brought in. He agreed the view of 
manufactured homes was changing. 
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• Changing Unit Category D was recommended because most people would not think a 1200 sq ft 
house was large. (Slide 13) 
• Mr. Pauly explained the 1200 sq ft threshold provided some leeway beyond ADUs and cottage 

cluster units. He agreed there was probably better verbiage, noting a 1300 sq ft house was not 
large. The team would look at other jurisdictions, adding Ms. Rogers had seen a lot more Codes 
in other jurisdictions. 

• Kate Rogers, MIG, added the team would look at the numbers a bit further, noting her house 
was a 1,000 sq ft, two-bedroom. City standards allow a larger cottage as part of a cottage 
cluster, but the idea here was to try to incentivize and ensure that some amount of small 
homes for singles, couples, and seniors who might be downsizing, were encouraged in the area.  

 
Multi Family Policy Questions presented for the Commission’s feedback (Slides 20 & 21): 

• What review procedure should apply to multi-family development? 
• Keep Site Design Review Requirement, with decision by Development Review Board, OR 
• Apply Class I ministerial review, same as single family dwellings and middle housing 

• Should the multi-family standards apply citywide or only in Frog Pond? 
• Staff recommendation: Apply citywide (except Villebois), consistent with other housing 

types 
• Do you support the proposed approach to adapt existing design standards for similar forms 

such as townhouses? 
 
Discussion and comments regarding the policy questions presented was as follows (Slide 20-21):   
Commissioner Neil: 
• Believed the multi-family standards should apply citywide and not just to Frog Pond, adding it was 

good to have consistent standards. As far as the review procedure, when builders do what they are 
supposed to, it is hard for the Development Review Board (DRB) to say no, even though nearby 
residents did not like a project. She was not clear on how the Class I ministerial review worked. 
• Mr. Pauly explained single-family and middle housing were reviewed through a Class I review. 

Staff made sure all the established standards were met and signed off on it, then the applicant 
could pull the permit and build it without notice to the community. 

• Preferred that residents and the community have some sort of input, so the DRB review was fine.  
• Mr. Pauly confirmed there was a middle ground, a Class II review could potentially be applied so 

notice was given to neighbors but without a public hearing. 
• Agreed with the proposed approach to adapt the existing design standards for similar forms. 
Commissioner Mesbah: 
• Stated his pet peeve was it seemed residents were given the impression that they had a say at the 

DRB decision point, so having them comment at DRB public hearings was misleading, since projects 
already met the standards and would be approved. He sought ways to make their input 
meaningful. The Commission has been discussing how to make input meaningful when it was 
impactful for years. The messaging needs to inform residents that the time for meaningful input 
was earlier in the process, whether at Class I or Class II, because the input did not make a lot of 
difference at the site design review. He was fine doing administrative reviews for multi-family, but 
residents needed to know when their input would make an impact. 
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• Mr. Pauly noted a big reason the State was going this direction on middle housing, which also 
applied to multi-family, was historically, it had been a use that local neighbors and even cities 
discriminated against; it was needed housing that these processes discourage. To provide multi-
family housing for families and individuals who need it, the processes needed to be minimized 
and middle housing put on an equal footing as other housing was important from an equity 
lens.  

• Added he did not want the impression that the City was hiding it under the table. 
• Mr. Pauly clarified that agreed upon standards were being applied that had been discussed as a 

community. Developers could not just do whatever they wanted. 
• Reiterated it was important to be clear about the best time for community input, whether at 

Planning Commission, City Council, etc. Additionally, it was not useful or meaningful to ask people 
for input without informing them. People need to understand that agricultural land would be 
paved over if use of the land was not done more efficiently. 

Commissioner Hendrix agreed with what had been said, adding that subjecting multi-family 
development to the DRB was not the right approach. Having served on the DRB, there was a lot of 
frustration from community members, which got back to the question of when the community could 
get involved. She noted the Commission’s role as the Committee for Citizen Involvement (CCI) and 
wondered how the CCI could be more engaged in events to discuss projects that were occurring. 
Getting input from the Diversity, Equality and Inclusion (DEI) Committee would be helpful as well. 
She believed multi-family should be reviewed in the same manner as single family and middle housing. 
She proposed looking further into the Class I vs Class II options as she expected it would cause the 
same frustrations as the DRB process. However, she would appreciate a notification over construction 
just starting. She supported the multi-family standards being applied citywide. 
Commissioner Karr: 
• Agreed with prior comments and asked why multi-family went through a different classification or 

process? 
• Mr. Pauly explained that historically, everything but single family went through the DRB 

process, even middle housing. When the State adopted middle housing rules, it mandated that 
middle housing go through the same process as single family. 

• Added, so why not do the same for multi-family, which made sense.  
• Said he also struggled with the idea of notifying residents without really giving them a voice, such 

as putting them through the DRB process. How could the notification or public input process be 
shifted to much earlier in the process? Frog Pond was pretty much done; everything was basically 
decided through the Master Plan. 
• Mr. Pauly noted typically the most vocal were those who had lived there a few months. 
• Commissioner Hendrix added it went back to education; educating people about what the plan 

includes. 
• Commissioner Neil noted when residents came to the DRB, both the Board and developers 

listened and made concessions even though they did not have to, so the DRB was a positive 
thing. The Board did not ignore residents’ comments but did actually listen to residents. 

• Agreed applying the standards citywide made sense. Being on the DRB during Villebois’ 
development was a painful, unnecessary process.  The lines blur between quad plexes and multi-
family from a neighbor’s perspective. A 6-unit townhouse and 10-unit apartment building would 
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both upset neighbors, so the same standards should be applied citywide. He still struggled with an 
apartment building going up next door without notification.  
• Mr. Pauly suggested having more discussion about what review looked like beyond a Stage 

II/subdivision level review would look like going to DRB. 
• Said it was nice developers had listened to public input though not required. Was the purpose of 

the notice to encourage input or tell residents and neighbors what was happening? The DRB notice 
was notifying that one would have input, even though no one was obligated to listen or adhere to it 
since it was not required by Code.  
• Commissioner Hendrix noted the power dynamics at DRB, adding developers might be willing 

to make concessions to meet deadlines.   
• Noted the Commission did not want to discourage development, but wanted the land developed 

without making it burdensome. 
• Mr. Pauly noted there was always an alternative. If a developer did not want to follow the clear 

and objective standards laid out in the design standards, they could go through an architectural 
review with a DRB. That alternative would be in the Code. Developers prefer adhering to the 
design standards, rather than going before DRB for review, as that process provided more 
certainty. 

Commissioner Willard noted she leaned toward simplifying the approval for multifamily but was not 
100% convinced. She supported applying multi-family standards citywide and adapting the existing 
design standards from similar forms. 
 
Chair Heberlein concurred with Commissioner Willard’s sentiments. 
 
Mr. Pauly clarified that essentially, all the design standards applied, and Staff reviewed a work sheet 
and signed off on it. Both State law and the City’s Code allowed developers to do something 
completely different. Developers could elect to go to DRB if they believed their design was better than 
the Code required.  

• He agreed if developers followed the Code and the design standards for the whole development, 
there was no other stopping place for review.  

 
Urban Form Standards 
• The visual examples provided by the team were appreciated.  
• How would accessibility options look for the different housing types and urban forms, such as in 

the McDonald example. (Slide 37)  
• Mr. Pauly noted the example on McDonald of the ground floor units were single level, at grade 

entries, so at least the first-floor units were accessible.  
• Do the maximum lot coverage percentages dissuade any specific building types on those different 

urban forms? 
• Mr. Pauly noted more work was needed on that, adding a future topic would involve discussing 

barriers, like lot coverage for ADUs, and whether they should be removed. For townhouses, they 
needed to explore whether lot coverage was being applied to the combined lots or each 
individual lot.  A middle townhouse lot in Urban Form Type 3 would be difficult to meet the lot 
coverage requirements.  However, if the bulk of the buildings was similar to a detached home, 
using the lot coverage for the combined lots would be more apples to apples. 
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• An example was requested of a block-wide height of 45 ft with a 6-ft setback. Given the amount of 
Type 1 available in Frog Pond East, the concern was the possibility of having two, block-wide, 45-ft 
tall, 6-ft setback buildings across the street from each other as the general bulk of that would be 
large. 

• The Commission had no further comments or refinements.  
 
Mr. Pauly confirmed that discussion of public facing facades and how to address them was on the 
agenda. Similar standards regarding the public realm were in Frog Pond West and Villebois and the City 
learned to consider public facing facades. In Frog Pond West, building facades facing Boeckman Rd had 
to have the same articulation and level of architectural interest as the front of the home to avoid 
having the same flat rear of buildings facing the road. 

INFORMATIONAL  

4. City Council Action Minutes (November 7 & 21, and December 5 & 9 2022)  
(No staff presentation) 
 

5. 2023 PC Work Program (No staff presentation) 

The Planning Commissioners introduced themselves, briefly highlighting their time living in Wilsonville 
and their professional backgrounds. 

ADJOURNMENT  

Commissioner Willard moved to adjourn the regular meeting of the Wilsonville Planning Commission 
at 8:08 p.m. Commissioner Karr seconded the motion, which passed unanimously.  

 

Respectfully submitted, 

 

By Paula Pinyerd of ABC Transcription Services, LLC. for  
Mandi Simmons, Planning Administrative Assistant 
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PLANNING COMMISSION MEETING 
STAFF REPORT 
 

Meeting Date: October 9, 2024 
 
 
 

Subject: Wilsonville Industrial Land Readiness – 
Basalt Creek 
 
Staff Member: Cindy Luxhoj AICP, Associate Planner, 
and Dan Pauly, Planning Manager 
 
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:  
☒ Information or Direction 
☐ Information Only 
☐ Council Direction 
☐ Consent Agenda 
Staff Recommendation: Staff recommends Planning Commission provide requested input 
about the Wilsonville Industrial Land Readiness project.   
Recommended Language for Motion: N/A 
Project / Issue Relates To: Basalt Creek Concept Plan area 
☒Council Goals/Priorities: 
Attract high-quality industry and 
support economic opportunity for all in 
Wilsonville 

☒Adopted Master Plan(s): 
Basalt Creek Concept Plan 

☐Not Applicable 
 

 
ISSUE BEFORE COMMISSION 
Staff is seeking input from the Planning Commission on the draft Economic Inventory and Land 
Use Analysis for the first phase of the Wilsonville Industrial Land Readiness (WILR) project.   
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EXECUTIVE SUMMARY:  
At the Planning Commission meeting on September 11, 2024, staff provided background about 
the first phase of the Wilsonville Industrial Land Readiness (WILR) project that is focused on the 
Basalt Creek Concept Plan (BCCP) area, including the Basalt Creek and West Railroad future 
industrial areas in northwest Wilsonville. This first phase of the WILR project lays the foundation 
for moving the Concept Plan area to a development ready status, thus enabling the City to accept 
development applications for industrial projects and realizing the area’s economic development 
potential. The first phase includes, among other deliverables, conducting a focused Economic 
Inventory and Land Use Analysis to inform the drafting of zoning standards and creating an 
infrastructure funding plan.  
 
The Economic Inventory and Land Use Analysis, prepared by ECOnorthwest, provides area-
specific foundational information about economic activities in the Basalt Creek area in the 
context of local and regional markets and what industries may be expected to locate in the 
planning area in the future. Preliminary key findings of the analysis are listed below and the draft 
report is included as Attachment 1: 
 
Key Findings of Economic Inventory/Land Use Analysis: 
 

• Basalt Creek is strategically positioned for industrial development, with the potential to 
attract a variety of users. Industries that may be particularly attracted to Basalt Creek 
include: 

o Semiconductor supply chain businesses 
o Clean tech, including those involved in battery storage 
o Alternative energy technologies 

• Realizing this potential, however, presents several challenges, particularly related to 
contractor establishments, which can hinder or complicate redevelopment efforts, 
availability of infrastructure, lot sizes and property aggregation, natural features including 
the Basalt Creek canyon, and growing power demands for industrial users. 

• The City must navigate these challenges while working towards its vision for Basalt Creek: 
a diverse mix of industrial uses, higher employment density, high-wage jobs, an enhanced 
tax base, and increased community prosperity. 
  

The analysis and related findings are preliminary and will be refined through further analysis, 
stakeholder engagement, and additional discussion with the Planning Commission and City 
Council. Upcoming tasks include completing the buildable lands inventory, conducting site 
suitability analyses for key locations, and assessing the feasibility of redeveloping contractor 
establishments. All these elements will ultimately be synthesized into a comprehensive final 
report outlining key findings and recommendations. 
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Following presentation of the project by staff, input is requested from the Planning Commission 
in response to the questions below: 
 

• What questions or comments does the Planning Commission have about the Economic 
Inventory and Land Use Analysis report and related preliminary findings? 

• Is there anything about the information presented that you find surprising or that changes 
your view of how the City should be thinking of the Basalt Creek planning area and 
implementation of the Concept Plan? 

 
EXPECTED RESULTS:  
Feedback from Planning Commission about this first phase of the WILR project will guide 
completion of the implementation items in the Concept Plan for the Basalt Creek and West 
Railroad planning areas, including drafting a package of proposed Code amendments, developing 
economic development strategies, and preparing an infrastructure funding plan. 
 
TIMELINE:  
Work sessions with the Planning Commission and City Council for the first phase of the WILR 
project are anticipated in October through December this year. Planning Commission and City 
Council public hearings on Code amendments are expected in early to mid-2025 with the 
infrastructure funding plan work occurring throughout 2025. 
 
CURRENT YEAR BUDGET IMPACTS:  
Funding for the current work on the first phase of the WILR project is allocated in the FY2024-25 
Planning Division budget. The project is primarily funded by a $100,000 grant from Business 
Oregon. Additional funding, if needed, is available from a $290,000 Metro grant. 
 
COMMUNITY INVOLVEMENT PROCESS:   
The Basalt Creek Concept Plan review process included comprehensive community involvement 
to gather input. For the first phase of the WILR project, ECOnorthwest has focused on gathering 
input from Business Oregon, Greater Portland Inc., property owners, and developers, to 
understand demand for industrial land in Wilsonville as well as property owners’ current and 
future plans for their property, to inform the economic inventory and site suitability analyses. 
This information also will be considered in determining appropriate zoning standards to apply 
and preparing needed Code amendments. 
 
POTENTIAL IMPACTS OR BENEFIT TO THE COMMUNITY:   
Adoption of appropriate zoning standards, creating an infrastructure funding plan, and 
identifying and pursuing economic development strategies will remove barriers to development 
and enable implementation of the Basalt Creek Concept Plan. When developed, the Basalt Creek 
and West Railroad areas will create jobs, thus contributing to the income and property tax base, 
support economic mobility for residents through family-wage employment in a highly livable, 
full-service City, and enable this industrial area to reach its full economic potential, resulting in 
positive impacts on the greater Wilsonville community.  
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ALTERNATIVES:   
As zoning standards and an infrastructure funding plan are developed, a number of alternatives 
will be explored and developed with the Planning Commission. 
 
ATTACHMENTS:  

1. Draft Economic Inventory and Land Use Analysis 
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1. Introduction 

Purpose and Background 
After a multi-year planning process, Wilsonville, in partnership with Tualatin, developed and 
adopted the Basalt Creek Concept Plan (BCCP) in 2018. The BCCP established a framework 
for development in the area over the next twenty years. Wilsonville is planning for the 
development of its portion of the Basalt Creek Planning Area (BCPA), located in 
unincorporated Washington County. 

The City adopted the BCCP in anticipation of future industrial development. However, at the 
time of adoption a number of implementation steps remained. In the years following the 
adoption of the BCCP, Washington County has approved development consistent with 
County zoning. The BCPA now hosts several contractor establishments that, while providing 
jobs and economic activity, are not the type of development or commerce envisioned in the 
Concept Plan. 

The City is currently working on the final implementation steps to make the BCPA 
development ready. These steps include designating the zoning to be used in the area as 
well as refining infrastructure funding plans. Since adoption of the BCCP in 2018, 
significant economic shifts have occurred at national, state, regional, and local levels to be 
considered during the current implementation steps. Given these economic shifts, 
reassessing Basalt Creek's market conditions is crucial for Wilsonville's implementation 
process. This reassessment will help ensure that development plans align with current 
economic realities and future projections. 

To understand the changing market conditions, Wilsonville engaged ECOnorthwest to 
conduct an updated market assessment and industrial lands study for Wilsonville’s portion 
of Basalt Creek. This Economic Inventory report is a key component of that study, providing 
an overview of the current economic conditions and trends affecting the BCPA. The findings 
from this analysis will inform recommendations on how to translate the BCCP’s land use 
concepts into zoning designations and inform infrastructure planning to support economic 
development opportunities in the area. 
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Basalt Creek Planning Area Overview 
The Basalt Creek Planning Area (BCPA) is an 847-acre area located in unincorporated 
Washington County between the southern border of incorporated Tualatin and the northern 
border of incorporated Wilsonville. This report focuses on the Wilsonville section, which 
includes 480 acres within the designated Wilsonville Future Annexation Area and West 
Railroad Area (as depicted in Figure 1). The BCPA is centrally located in the southern 
portion of the Portland Metro, easily accessible and connected to other growing industrial 
areas, including Sherwood and Tualatin. It has access to the Portland Metro and Mid-Valley 
labor sheds, making it well-positioned to attract various types of industry. 

Currently, the Wilsonville portion of the BCPA falls under Washington County's Future 
Development, 20-acre District (FD-20) zoning, which allows a variety of low-intensity uses. 
The area has limited development, with much of the developed land used for contractor 
establishments, including storage of equipment and vehicles. A contractor establishment is 
a facility where contractors and/or subcontractors store and organize their tools, 
equipment, supplies, and materials. These facilities can include buildings, grounds, or 
structures, and often have outdoor storage and assembly areas. While important uses, 
these lands host limited employment and assessed property value, much less than the 
employment densities and development typologies envisioned in the BCCP and typical of 
land within the Metro Urban Growth Boundary (UGB) and incorporated City limits. 
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Figure 1: Basalt Creek Planning Area  

Source: Basalt Creek Concept Plan, 2018 Note: Wilsonville’s portion of the Basalt Creek Planning Area 
(BCPA) is inclusive of the Wilsonville Future Annexation Area and West Railroad Area.  
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How does the Basalt Creek Concept Plan guide 
development? 
After a multi-year planning process, Wilsonville, 
in partnership with Tualatin, developed and 
adopted the Basalt Creek Concept Plan (BCCP) 
in 2018. The BCCP established a framework for 
development in the area over the next 20 years. 
The BCCP identifies preferred land uses across 
the area and strives to coordinate future land 
use, transportation, and infrastructure 
investments between Tualatin, Wilsonville, and 
Washington County. In particular, the BCCP: 

♦ Established a vision for urbanization of 
the Basalt Creek Planning Area  

♦ Established a new jurisdictional boundary 
between Tualatin and Wilsonville (to 
determine which parts of the Planning 
Area may be annexed into and served by 
each City) 

♦ Identified conceptual land uses across the 
area 

♦ Recommended high-level designs for 
transportation and infrastructure systems 
to support future development   

♦ Set specific action items and 
implementation measures 

  

GUIDING PRINCIPLES 

Guiding Principles represent the 
collective interests and goals for the 
Basalt Creek Planning Area as agreed to 
and established by the Joint Councils 
of Tualatin and Wilsonville. 

» Maintain and complement the Cities’ 
unique identities. 

» Capitalize on the area’s unique assets 
and natural location. 

» Explore creative approaches to 
integrate jobs and housing. 

» Create a uniquely attractive business 
community unmatched in the 
metropolitan region. 

» Ensure appropriate transitions 
between land uses. 

» Meet region responsibility for jobs 
and housing. 

» Design cohesive and efficient 
transportation and utility systems 

» Maximize assessed property value 

» Incorporate natural resource areas 
and provide recreational opportunities 
as community amenities and assets 
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Land Use Designations 

The BCCP identified a mix of land use designations for the area based on its land suitability 
analysis and adjacent land uses. For Wilsonville, the BCCP proposed four main land use 
designations. However, West Railroad did not include a specific concept because it was 
viewed as having lower development potential and was slated for future study and 
consideration. These designations, as defined in the BCCP, are: 

HIGH-TECH EMPLOYMENT DISTRICT  

Most of the buildable acres in the Planning Area south of the proposed Basalt Creek 
Parkway are devoted to a mix of higher-density employment land. The High-Tech 
Employment District is expected to accommodate the largest number of jobs (1,916) with a 
mix of warehousing, manufacturing, and office buildings. This land use is in the southern 
and eastern sections of the Planning Area, covering all Wilsonville land east of SW Boones 
Ferry Road and most of the land south of SW Clay Street extending to SW Day Road and 
bordered to the west by Coffee Creek Correctional Facility.  

The BCCP assumed the following breakdown of uses for the High-Tech Employment District 
which helped estimate the amount of traffic the development would generate. 

Table 1. BCCP Assumed Breakdown of Uses for the High-Tech Employment District 

USE SHARE 
Retail 1% 
Office 45% 
Industrial 38% 
Warehousing 15% 

TOTAL 100% 

Source: Basalt Creek Concept Plan, 2018 Note: Share may not equal 100% due to rounding.  

CRAFT INDUSTRIAL 

The southwest corner of the intersection of SW Boones Ferry Road and the new Basalt 
Creek Parkway is planned as Craft Industrial, which allows for a mix of smaller-scale 
commercial uses, which may include live-work units. These envisioned development types 
respond to the topography on those parcels and their location directly south across the 
Parkway from residential land and southwest of the neighborhood commercial node across 
the Parkway in Tualatin. Craft Industrial is a better fit with those surrounding uses, 
providing a transition to the higher intensity employment uses to the south. This area 
allows less than 20 percent residential use and is expected to accommodate 27 new jobs 
and 6 new housing units in the form of live-work units.  

The BCCP assumed the following breakdown of uses for the Craft Industrial District which 
helped estimate the amount of traffic the development would generate. 
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Table 2. BCCP Assumed Breakdown of Uses for the Craft Industrial District 

USE SHARE 
Retail 24% 
Office 31% 
Industrial 44% 
Warehousing 1% 

TOTAL 100% 

Source: Basalt Creek Concept Plan, 2018 Note: Share may not equal 100% due to rounding.  

LIGHT INDUSTRIAL DISTRICT 

This land is located across the southern edge of the existing and future extension of Basalt 
Creek Parkway just north of Coffee Creek Correctional Facility and will be able to 
accommodate 581 new jobs primarily in warehousing and light manufacturing.  

The BCCP assumed the following breakdown of uses for the Light Industrial District which 
helped estimate the amount of traffic the development would generate. 

Table 3. BCCP Assumed Breakdown of Uses for the Light Industrial District 

USE SHARE 
Retail 1% 
Office 19% 
Industrial 69% 
Warehousing 11% 

TOTAL 100% 

Source: Basalt Creek Concept Plan, 2018 Note: Share may not equal 100% due to rounding.  

WEST RAILROAD AREA 

The West Railroad Area is divided from the rest of the Planning Area by the Portland and 
Western Railroad (PNWR) and the Coffee Creek Correctional Facility. When the BCCP was 
adopted, the area was heavily constrained by wetlands habitat, steep slopes, and 
fragmented property ownership. Initial estimates indicated that it would be costly to serve 
this area with adequate infrastructure due to its location. However, it was identified as 
having potential for resource conservation, future public access to nature, and possibly 
additional land uses. Because it was considered to have much lower development potential 
than the rest of the Planning Area, a future land use scenario was not created. Additional 
analysis on infrastructure funding and appropriate land uses was recommended once 
development and extension of infrastructure occurred in the rest of Basalt Creek. 
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Figure 2. Basalt Creek Land Use Concept Map 

Source: Basalt Creek Concept Plan, 2018 
Note: West Railroad did not include a specific concept because it was viewed as having lower development 
potential and was slated for future study and consideration. 
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Implementation Measures 

The BCCP also outlined the following implementation measures for the Cities: 

1. Update Urban Planning Area Agreements (UPAAs) to acknowledge the future 
jurisdictional boundary and outline what areas may be annexed by each City, as well 
as transfer planning authority to the Cities. 

2. Amend Comprehensive Plans to include the adoption of the Concept Plan. 

3. Assess zoning and make sure it is compatible with anticipated land uses in the area 
and special design elements in the Concept Plan. The Concept Plan suggested 
Wilsonville consider applying the Coffee Creek Industrial Design Overlay District 
(form-based code) in the area. 

4. Annex as demand occurs based on the pace of development and begin to make 
utility improvements adjacent to existing City services. 

5. Consider capital improvements to spur development, either via financing the 
infrastructure themselves for reimbursement, creating a cooperative financing 
district, or developing the infrastructure to induce desired development. 

6. Consider master planning in the area. 

Wilsonville updated its UPAA in 2019 and amended its Comprehensive Plan after the 
Concept Plan was adopted. The City is now working on developing zoning and evaluating 
infrastructure needs as a part of this project.   

Basalt Creek Concept Plan Proposed Employment Densities 

The BCCP assigned employment densities to each land use designation to align with the 
regional employment capacity and traffic counts. According to the Concept Plan, the 
Wilsonville portion of the BCPA could support 2,524 jobs across 136.6 buildable acres, for 
an average employment density of 18.5 employees per gross buildable acre. The specific 
land use designations and respective employment densities are shown below. Note: West 
Railroad did not include a specific concept because it was viewed as having lower 
development potential in the near term and was slated for future study and consideration. 

Table 4: Basalt Creek Concept Plan Land Use Designations 

LAND USE DESIGNATION 
BUILDABLE 

ACRES 
TOTAL JOBS 

JOBS PER GROSS 
BUILDABLE ACRE 

Craft Industrial 1.3 27 21.7 
Light Industrial District 35.3 581 16.5 
High Tech Employment District 94.5 1,916 20.3 
Functionally Unbuildable 5.6 0 0 

TOTAL 136.6 2,524 18.5 

Source: Basalt Creek Concept Plan 
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Other Guiding Plans and Documents 

WILSONVILLE COMPREHENSIVE PLAN 

Wilsonville’s Comprehensive Plan, updated in 2024, designates Basalt Creek and West 
Railroad as areas of special concern (M and N), and describes special considerations that 
must be addressed in development of these areas. Design objectives established for Area of 
Special Concern M, Basalt Creek, include: 

♦ Consider adopting a form-based code similar to that adopted in the Coffee Creek 
Industrial Area for new industrial development in Basalt Creek.  

♦ Protect key natural resources and sensitive areas while making recreational 
opportunities accessible by integrating the new parkland, open spaces, natural areas 
and trails in Basalt Creek into existing regional networks. Development should 
protect, enhance, and provide access to these natural resources.  

♦ Locate north to south trails near the Basalt Creek Canyon and provide bicycle 
connections that would connect to other cities and trail systems, serving as an asset 
for both residents and employees in the area.   

♦ Provide strong transit access to support employment within Basalt Creek. Integrate 
transit access with the bike, pedestrian, and trail services at key access points along 
SW Grahams Ferry Road, SW Boones Ferry Road, SW Day Road, SMART Central, and 
the Coffee Creek Correctional Facility.  

No design objectives were included for Area of Special Concern N, West Railroad, however, it 
is noted that the area will require additional planning before any development occurs. 

BASALT CREEK TRANSPORTATION REFINEMENT PLAN 

The 2013 Basalt Creek Transportation Refinement Plan (TRP) set the layout of major new 
roads and improvements for the area, including enhanced bike and pedestrian facilities and 
connections to the future SMART transit system. The TRP included an Action Plan the 
consisted of 18 transportation investments that were prioritized according to short-term, 
medium-term and long-term projects.  

ONGOING INFRASTRUCTURE AND NATURAL RESOURCE PLANNING  

The City is currently collaborating with several consultants to update its understanding of 
infrastructure needs, natural resources, and hazards in the BCPA. The City is working with 
DKS Associates to refine the street alignment in the BCPA. A preliminary street alignment, 
provided below, may undergo further changes in future iterations.  
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Figure 3. Proposed BCPA Street Plan 

 

Source: DKS Associates  

Simultaneously, Pacific Habitat Services is assisting the City in updating and refining natural 
hazard and resource maps of the area. For utility infrastructure, the City has engaged 
Consor to assist in assessing water, wastewater, and stormwater needs, as well as 
determining the costs of necessary upgrades. These collaborative efforts aim to provide a 
comprehensive and up-to-date overview of the area's development requirements and 
environmental considerations. These simultaneous projects will be incorporated and inform 
this planning process as information becomes available.  
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What has happened since the Basalt Creek Concept Plan 
was adopted? 
Since adoption of the BCCP, significant shifts have occurred in the office and industrial real 
estate markets. The pandemic accelerated the trend toward remote work, leading to higher 
office vacancy rates and a redefinition of office space needs. Conversely, the industrial 
sector experienced strong growth driven in part by the federal Creating Helpful Incentives to 
Produce Semiconductors (CHIPS) and Science Act and characterized by high demand, 
rising rents, and robust development. National trends in these industries are detailed in 
Section 2, while regional and Wilsonville-specific trends are covered in Section 3. 

The City of Wilsonville has not annexed any of Basalt Creek since the BCCP was adopted in 
2018. As a result, the BCPA has remained under Washington County’s jurisdiction and 
zoning. Some development has occurred, but at much lower densities than envisioned in the 
BCCP, which is allowed under the more permissive County zoning code. Many existing 
businesses, including contractor establishments, have few employees and are using large 
areas of land for equipment storage, which conflicts with the City’s vision for higher 
employment density. These uses are permitted under Washington County zoning, but do not 
align with Wilsonville’s goals for the area, or with the goals, priorities, and industrial land 
needs within the greater Portland Metro area. Wilsonville’s portion of the BCPA consisted of 
90 tax lots in 2022. Some areas have a high degree of parcelization, while others are less 
fragmented. There are a handful of large contiguous land holdings by single ownership. 
While there has been growth in contractor establishments, many of them existed before the 
BCCP was in place. These trends are discussed in more detail in Section 3.  

The City is interested in future development in Basalt Creek that better aligns with its vision 
for higher industrial employment density. To make meaningful progress, the City must first 
establish appropriate zoning designations and plan for necessary infrastructure—key 
objectives of this project. 
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2. Changes in Market Conditions 
Following the COVID-19 pandemic, office and industrial real estate markets faced 
challenging development conditions, particularly due to high interest rates, significantly 
slowing commercial real estate development activity. The increased cost of capital has made 
many projects economically unfeasible, especially speculative projects that rely on debt 
financing and those with longer loan payback periods.1 Higher interest rates have also 
reduced property valuations, complicating the ability of developers to secure construction 
financing and attract equity investments.2 Additionally, rising construction costs—driven by 
inflation and supply chain disruptions—have further complicated development efforts across 
these sectors.  

This section examines national trends that have shaped office and industrial real estate 
markets in recent years. It compares these trends to projections from the 2014 Market 
Analysis by Leland Consulting Group, which informed the BCCP. Understanding the broader 
national context is crucial for several reasons. It provides a benchmark for comparing local 
performance. National trends often influence regional and local markets, albeit sometimes 
with a delay. This understanding helps identify potential opportunities or challenges that 
may affect Wilsonville and Basalt Creek in the future. It also allows for more informed 
decision-making and strategic planning at the local level.  

Regional and Wilsonville-specific trends are addressed separately in Section 3, building upon 
this national overview. 

National and State Employment Trends 
National Employment 

The United States has seen robust employment growth since the COVID-19 pandemic. 
National employment increased by 21 percent between April 2020 and April 2024, 
surpassing pre-pandemic levels. The most recent year (April 2023 to April 2024) saw total 
non-farm employment grow by 1.8 percent.3 

Oregon Employment 

Oregon's employment recovery, while positive overall since 2020, has fallen behind the 
national trend. From April 2020 to April 2024, the state's employment grew by 17 percent. 

 

1 If developers take on debt to finance a project, the longer they take to repay the loan the more interest will 
accrue. 

2 In addition to loans, developers will typically finance projects in part with equity investments, in which 
investors become shareholders in the project. 

3 U.S. Bureau of Labor Statistics, Total Nonfarm Employment (not seasonally adjusted), 2020-2024 
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However, in contrast to national growth, Oregon experienced a slight decline of 0.1 percent 
in employment between April 2023 and April 2024.4  

The state’s recent economic performance is concerning across multiple sectors. Oregon 
ranked 49th out of all states in nonfarm employment growth rate between April 2023 and 
April 2024. During this period, the state was among the bottom ten for employment growth 
(losing jobs while other states saw gains) in manufacturing, construction, trade, 
transportation and utilities, professional and business services, and leisure and hospitality. 

Figure 4. Employment Growth Rates for All States by Sector (April 2023 to April 2024) 

 

Source: U.S. Bureau of Labor Statistics Current Employment Survey, April 2024  Note: This figure 
compares Oregon's employment growth rate to all other states. For example, "OR: 49" for total nonfarm 
payroll employment means Oregon ranked 49th out of all states in employment growth rate between April 
2023 and April 2024. 

 

  

 

4 U.S. Bureau of Labor Statistics, Total Nonfarm Employment (not seasonally adjusted), 2020-2024 
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National Office Trends 
This section describes national trends for office space, not including industrial, 
manufacturing, or flex space, which is discussed in the following subsection. The 2014 
Market Analysis, which informed the Basalt Creek concept planning process, highlighted a 
reduced demand for office space and a less robust market, predicting a slower pace for 
office development. This outlook was based on the fact that regional employment levels in 
Portland had only recently returned to their pre-recession levels of 2008.  

These trends have been further exacerbated by the COVID-19 pandemic and resulting 
market shifts toward remote work. According to the Bureau of Labor Statistics' American 
Time Use Survey, the share of employees working from home rose from 24 percent in 2019 
to 34 percent in 2022.5 Nationally, the office market as a whole is declining, although high-
quality office space remains in relatively strong demand. Key findings include: 

♦ Negative net absorption: National net absorption for office space came in negative 
(at negative 18.2 million square feet) for the tenth quarter in a row.6 However, this 
trend is not uniform across U.S. markets, with a third of U.S. office markets having 
positive net absorption. JLL, a global commercial real estate and investment 
management company that tracks and reports on commercial real estate dynamics, 
noted that many properties and markets with high negative net absorption are 
earmarked for conversion to other uses.7 

♦ Shrinking inventory: The construction pipeline has decreased by 67 percent since 
early 2020. As of Q2, 2024 office deliveries (referring to new construction added to 
the market) were 27 percent below the average since 2020, and the current pipeline 
is at its lowest point in a decade.8 As office inventory removals outpace market 
deliveries, overall office market inventory has declined.9  

♦ Favored product types: Certain types of office space are outperforming others, with 
tenants favoring high-quality buildings, such as those in attractive locations or 
featuring additional amenities. With new construction slowing down, existing high-
quality assets will likely continue to see demand as competition decreases. In 
contrast, older and obsolete spaces may require investment or conversion, and the 
performance of middle-market spaces will vary depending on factors like location, 
space type, and submarket.10 

Looking ahead, the office sector is expected to adjust to a hybrid work model, with peak 
attendance levels stabilizing at around 60 to 70 percent. This shift will set a new baseline 
for office space requirements. Cushman & Wakefield predicts that office occupancy will 
start to stabilize in the latter half of 2025, as the pace of adjustments to hybrid spaces 

 

5 BLS, American Time Use Survey, 2023; does not differentiate between part- and full-time workers 
6 Cushman & Wakefield, U.S. Office Marketbeat Q2 2024 
7 JLL, JLL U.S. Office Outlook Q1 2024 
8 Cushman & Wakefield, U.S. Office Marketbeat Q2 2024 
9 JLL, JLL U.S. Office Outlook Q1 2024 
10 Cushman & Wakefield, U.S. Office Marketbeat Q2 2024 
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https://www.us.jll.com/content/dam/jll-com/documents/pdf/research/americas/us/jll-us-office-outlook-q1-2024.pdf
https://cw-gbl-gws-prod.azureedge.net/-/media/cw/marketbeat-pdfs/2024/q2/us-reports/office/us_office_marketbeat_q2-2024.pdf?rev=8ddfb2b31628476d9db66ca068c086f3
https://www.us.jll.com/content/dam/jll-com/documents/pdf/research/americas/us/jll-us-office-outlook-q1-2024.pdf
https://cw-gbl-gws-prod.azureedge.net/-/media/cw/marketbeat-pdfs/2024/q2/us-reports/office/us_office_marketbeat_q2-2024.pdf?rev=8ddfb2b31628476d9db66ca068c086f3
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slows down and growth in both employees and new businesses generate demand for office 
space. 11 

Figure 5 shows the Urban Land Institute’s national office market investment prospect 
trends by secondary market type. While the investment prospect for suburban and central 
city office space has fallen between “poor” and “fair” in recent years, the investment 
prospect for medical office space has risen relatively steadily and is rated just below 
“good”. 

Figure 5: Urban Land Institute National Office Investment Prospect Trends 

Source: Urban Land Institute 2024 Emerging Trends in Real Estate, United States and Canada 

  

 

11 Cushman & Wakefield, U.S. Office Marketbeat Q2 2024 
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National Industrial Trends 
The 2014 Market Analysis, which informed the Basalt Creek concept planning process, 
reported that industrial space demand was likely to surge as the economy continued to 
recover from the 2008 recession, citing significant industrial space in the Portland region’s 
development pipeline. It also highlighted that the I-5 South submarket would see some of 
the greatest demand, predicting that industrial development would continue to outpace 
office development—an accurate forecast. 

The 2014 Market Analysis also correctly predicted stronger markets for research and 
development, advanced manufacturing, general manufacturing, and warehousing space. 
Figure 6 shows the Urban Land Institute’s trends in investment prospects for industrial and 
distribution space nationally, showing increased development prospects for these space 
types from 2014 to around 2021. Historically, fulfillment and warehouse space were rated 
as better investment prospects than research and development, manufacturing, and flex 
space. However, in recent years the investment prospects for the various secondary market 
types have coalesced toward a similar prospect rating, just below “good”.  

Figure 6: Urban Land Institute National Industrial and Distribution Prospect Trends

 

Source: Urban Land Institute 2024 Emerging Trends in Real Estate, United States and Canada 
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In recent years, the industrial real estate market has shown strong performance, 
particularly in 2022 and 2023, though growth has started to slow in 2024. Despite this 
slowdown, the national industrial market remains relatively robust overall. Key trends 
include:12 

♦ Stabilizing vacancy rates: Since mid-2022, vacancy rates have been rising, but the 
pace of increase has slowed. As of Q2 2024, the national vacancy rate stands at 6.1 
precent and is expected to continue increasing. However, it remains below the 10-
year pre-pandemic average (2010-2019) of 7 percent. 

♦ Positive net absorption: Industrial market demand remains strong, with positive net 
absorption and rising rents. However, the rate of change has slowed compared to 
previous years. For instance, rents rose by 3.7 percent year-over-year since 2023 Q2, 
marking the slowest growth rate since 2020. 

♦ Slowing construction: One reason for rising vacancy rates is the influx of new supply, 
with over 1.2 billion square feet delivered nationally in 2022 and 2023. However, the 
construction of new industrial projects has slowed significantly, decreasing by 46 
percent from Q2 2023, reaching its lowest point in four years. 

Nationally, the market is expected to stabilize over the next year as the shrinking 
construction pipeline and positive net absorption limit the available supply of industrial 
space. However, Cushman & Wakefield report that “the tailwinds of e-commerce growth, 
onshoring and nearshoring, and a resilient consumer all set the stage for fundamentals to 
trend positively going forward, albeit at a pace below 2021 and 2022 highs.”1314 Key 
forecasted trends include: 

♦ Decreasing vacancy rates: While vacancy rates are expected to continue to rise until 
early 2025, they are expected to peak at around 6.7 percent and then begin to 
decrease in the second half of 2025. In conjunction with this trend, annual net 
absorption is expected to increase through 2025.15 

♦ Increasing rents: Although the rate of rent increase is expected to slow, asking rents 
for industrial space are anticipated to continue growing through 2025.16  

♦ Manufacturing growth: According to JLL, the sustained growth in manufacturing due 
to reshoring trends (returning production to the United States) will likely continue to 
drive industrial demand nationally. Supply chains will seek strategically located 
facilities that can accommodate localized manufacturing, efficient distribution, and 
resilient inventory management systems.17  

 

12 Cushman & Wakefield, Industrial Marketbeat Q2 2024 Portland Industrial Report 
13 Onshoring and nearshoring refers to the trend of businesses sourcing production within the United States as 

opposed to outside the United States. 
14 Cushman & Wakefield, Industrial Marketbeat Q2 2024 Portland Industrial Report 
15 Cushman & Wakefield, Industrial Marketbeat Q2 2024 Portland Industrial Report 
16 Cushman & Wakefield, Industrial Marketbeat Q2 2024 Portland Industrial Report 
17 JLL, Q1 2024 Industrial Outlook 
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https://cw-gbl-gws-prod.azureedge.net/-/media/cw/marketbeat-pdfs/2024/q2/us-reports/industrial/us_industrial_marketbeat_q2_2024.pdf?rev=8a49608f8aac413ca452ad947dcdfc4d
https://cw-gbl-gws-prod.azureedge.net/-/media/cw/marketbeat-pdfs/2024/q2/us-reports/industrial/us_industrial_marketbeat_q2_2024.pdf?rev=8a49608f8aac413ca452ad947dcdfc4d
https://cw-gbl-gws-prod.azureedge.net/-/media/cw/marketbeat-pdfs/2024/q2/us-reports/industrial/us_industrial_marketbeat_q2_2024.pdf?rev=8a49608f8aac413ca452ad947dcdfc4d
https://www.us.jll.com/content/dam/jll-com/documents/pdf/research/americas/us/jll-industrial-market-statistics-trends-q1-2024.pdf
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3. Wilsonville Basalt Creek 
Updated Market Assessment 

The Basalt Creek Concept Plan (BCCP) was based on a market assessment conducted in 
2014. In the decade since, significant changes have occurred in employment patterns and 
market conditions. This section provides an updated analysis of regional and Wilsonville-
specific employment trends, current forecasts, and present market dynamics, building  on 
the national overview in Section 2.  

This updated information establishes a new baseline for understanding Basalt Creek's 
current market context. Additionally, this section evaluates Basalt Creek's competitive 
strengths and weaknesses and identifies industries most likely to establish a presence in the 
area.  

Employment Trends and Forecast 
In 2022, Wilsonville's employment landscape was characterized by a strong concentration 
in industrial sectors, with manufacturing, wholesale trade, and construction making up 43 
percent of the City's total employment—a much higher share compared to the broader tri-
county region. This focus on industrial jobs sets Wilsonville apart, highlighting its distinct 
role in the regional economy. 
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Employment Trends 
In 2022, Wilsonville had 21,383 covered employees, representing 2.2 percent of the region’s 
covered employment.18 The City's top three sectors are manufacturing (17.8 percent, 3,796 
jobs), wholesale trade (14.4 percent, 3,083 jobs), and construction (10.5 percent, 2,248 
jobs). These three industries combined represent 43 percent of Wilsonville's total 
employment, nearly double the 22 percent share these sectors hold in the broader tri-county 
region (Clackamas, Multnomah, and Washington Counties). 

This concentration in industrial jobs sets Wilsonville apart from the surrounding area. While 
Wilsonville's top sectors are manufacturing, wholesale trade, and construction, the tri-county 
region's largest employers are in health care and social assistance, government, and 
manufacturing. 

Table 5: Industry Distribution, Wilsonville and Tri-County Region, 2022 

Source: QCEW 

  

 

18 Covered employment includes employees covered by unemployment insurance. Examples of workers not 
included in covered employment are sole proprietors, some types of contractors (often referred to as “1099 
employees”), or some railroad workers. Covered employment data is from the Oregon Employment 
Department. 
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Over the past decade, Wilsonville's employment grew slightly faster than that of the tri-
county region. This growth was largely driven by an increase in construction jobs, which 
more than tripled during this period. Although the tri-county region also experienced growth 
in construction jobs, Wilsonville's rate of growth was considerably higher. Wilsonville also 
had strong employment growth in wholesale trade. Notably, while wholesale employment 
rose in Wilsonville, it declined across the broader tri-county region. 

In contrast, Wilsonville experienced a decline in manufacturing employment, even as the 
region saw growth in this sector. Wilsonville maintained stable employment in the 
transportation and warehousing sector while the tri-county region grew substantially.  

Table 6: Change in Employment, Wilsonville and Tri-County Region (2012 to 2022) 

Source: QCEW 

BASALT CREEK PLANNING AREA EMPLOYMENT 

The BCPA (Wilsonville portion only) grew in employment from 2012 to 2022, with 275 
covered employees reported as of 2022. The average wage in the BCPA was $85,863, which 
is higher than both the tri-county ($73,995) and City average wages ($74,252), suggesting 
these are relatively well-paying jobs.  
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Table 7. Change in Employment and Wage, BCPA 2012-2022 

Source: QCEW 
*not inflation adjusted 

Wilsonville’s portion of the BCPA consisted of 80 tax lots in 2012 and 90 tax lots in 2022. 
Some areas in the BCPA have a high degree of parcelization, while others are less 
fragmented. There are a handful of large contiguous land holdings by single ownership. In 
2012, 8 tax lots had businesses with covered employment, increasing slightly to 10 tax lots 
in 2022. Employment density on lots with covered employment remains low at 4.4 
employees per acre as of 2022, with most tax lots having no covered employment at all.  

Table 8. Lots With and Without Covered Employment in the BCPA, 2012-2022 

Source: QCEW  Note: The minor change in acreage from 2012 to 2022 resulted from constructing of the 
Basalt Creek Parkway and small adjustments in the recording of tax lots over that period.  

It is important to note that these figures only account for covered employees.19 Some of the 
land in the BCPA is actively used despite minimal reported employment. The area is 
primarily used for contractor establishments, including storage yards for various businesses, 
which typically require fewer employees. It is likely that additional workers are present but 
not included in the covered employment estimates, such as sole proprietors or other types 
of uncovered contractors. Due to the prevalence of storage-focused contractor 
establishments, many lots have minimal building improvements. The improvement-to-land 
value ratio is low and has changed little over the past decade. 

Table 9. Improvement to Land Value, BCPA, 2012-2022  

Source: Regional Land Information System (RLIS) 

  

 

19 Covered employment includes employees covered by unemployment insurance. Examples of workers not 
included in covered employment are sole proprietors, some types of contractors (often referred to as “1099 
employees”), or some railroad workers. Covered employment data is from the Oregon Employment 
Department. 
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Employment Forecast 
Between 2020 to 2045, the City is projected to grow by 3,471 employees at an average 
annual growth rate of 0.7 percent. This rate is faster than Tualatin but slightly slower than 
Sherwood and the region overall. Washington County is projected to grow the fastest of the 
three counties in the region. 

Table 10: Metro Employment Forecast, 2020 to 2045 

Source: Oregon Metro, 2045 Distributed Forecast 
AAGR = Annual Average Growth Rate   

The Oregon Employment Department (OED) forecasts the strongest growth for the Portland 
tri-county region in commercial sectors from 2022 to 2032 led by information, leisure and 
hospitality, and private education and health services. However, OED also predicts growth 
in industrial sectors, with the strongest relative growth in the construction industry followed 
by transportation, warehousing and utilities.  

Table 11: Portland Tri-County Industry Projections, 2022 to 2032 

Source: Oregon Employment Department Employment Projections 

  

Attachment 1

Planning Commission Meeting - October 9, 2024 
Wilsonville Industrial Land Readiness (Basalt Creek)

1888

Item 3.

https://www.oregonmetro.gov/2045-distributed-forecast
https://www.qualityinfo.org/projections#1


      Economic Inventory and Basalt Creek Concept Plan Land Use Analysis - DRAFT 23 

Real Estate Market Trends 
The real estate market trends in Wilsonville and the 
Portland region generally align with the national 
trends outlined in Section 2. While Wilsonville's office 
market typically has a lower vacancy rate compared 
to the broader region, it has had consistently negative 
net absorption and recent spikes in the vacancy rate, 
reaching over 12 percent in 2024.  

More positively, Wilsonville's industrial market has a 
relatively low vacancy rate, large average building 
sizes, and a variety of industrial space types that 
could appeal to a mix of tenants. Wilsonville is also 
well-positioned to benefit from promising industrial 
trends in the broader region, including investments in 
semiconductor manufacturing and market growth that 
could attract tenants to the area. However, industrial development in Wilsonville has been 
limited over the past decade. Only 1.7 percent of its total industrial space has been built in 
the last 10 years, compared to 11 percent in the broader Portland metro area. According to 
CoStar, in the past five years three buildings have been under construction in Wilsonville: 
one completed in 2022 and two slated to be completed in 2025. 

This section analyzes real estate market trends for various submarkets encompassing the 
BCPA, including the I-5 South submarket (Figure 7) and the Portland Metro area (Figure 8).  

Figure 7: I-5 South Submarket Boundary  

 

Source: CoStar 

Figure 8: Portland Metro CoStar Boundary 

 

Source: CoStar 

 

NOTE ON COSTAR DATA 

While CoStar data provides 
valuable, up-to-date data 
across a wide range of metrics, 
data quality is more limited in 
smaller markets and at the 
property level. The data here 
should be read as an indication 
of overall market statistics and 
trends, rather than an exact 
reflection of all properties in a 
given market. 
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Office Market Trends 

Portland Metro Regional Trends 

Like the national office space market, office spaces in the Portland Metro are experiencing 
high vacancy rates and lower leasing activity. Work-from-home policies have decreased the 
demand for office space. Consequently, tenants have increased bargaining leverage; they 
are pressuring landlords to reduce rates, increase lease concessions, and raise tenant 
improvement budgets. Despite these adjustments, an increase in vacancies is expected, 
with interest rates and economic uncertainty adding volatility to the office market.20 Other 
key findings include: 

♦ Record high vacancy rates: High vacancy rates have continued to climb, reaching a 
record high of 13.3 percent vacant office space in 2024 Q2.21 

♦ Continued negative net absorption: Net absorption in the Portland market was just 
over negative 500,000 square feet in 2024 Q2, the fourth quarter in a row of negative 
net absorption. Since the beginning of 2020, the Portland office market has only had 
positive net absorption for five quarters.22  

♦ Leasing activity: Leasing and sales activity are on par with 2023, indicating that the 
vacancy and absorption trends are due to companies exiting the marketplace or 
downsizing at a higher rate, likely due to continued work-from-home policies.23  

However, the Portland office market is not uniform, with the suburban office market 
performing better than the downtown and regional office markets. The Portland suburbs' 
office vacancy rates are 8.6 percent, compared to 23.9 percent downtown.24 

Wilsonville Office Market  

Wilsonville currently has roughly 1.4 million square feet of office space, representing 
roughly 18 percent of office space in the I-5 South submarket and 1 percent in the broader 
Portland Metro region. According to CoStar, over the past decade, one office building was 
added to Wilsonville's market in 2020, located at 29250 Southwest Town Center Loop West. 
This office building was about 30,000 square feet or roughly 2 percent of Wilsonville's total 
office space. Over the same time period, the Portland Metro added a greater share (9 
percent) of space to its office market. These projects, on average, have been significantly 

 

20 Cushman & Wakefield, Office Marketbeat Q2 2024 Portland Office Report 
21 Cushman & Wakefield, Office Marketbeat Q2 2024 Portland Office Report 
22 Kidder Matthews, Portland Office Market Report Q2 2024 
23 Kidder Matthews, Portland Office Market Report Q2 2024 
24 Cushman & Wakefield, Office Marketbeat Q2 2024 Portland Office Report 
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larger than usual office buildings, with a few very large projects surpassing 100,000 square 
feet.  

Table 12: Office Space Development Trends, 2014 to 2024 

GEOGRAPHY 
TOTAL 

BUILDINGS 
TOTAL 

SQUARE FEET 
AVERAGE 

BUILDING SIZE 
ALL OFFICE DEVELOPMENT    
Portland Metro 6,217 118,809,170 19,110 
I-5 South Submarket 431  7,533,437  17,479 
Wilsonville 62  1,358,335 21,909 
BUILT IN THE LAST 10 YEARS    
Portland Metro 66  10,354,342 156,884 
I-5 South Submarket 4  80,976 20,244 
Wilsonville 1  30,000 30,000 

Source: CoStar, pulled August 2024 

Per Costar, the I-5 South submarket office vacancy rates have been higher than the 
Portland Metro’s vacancy rates since 2014 although vacancy rates have been much more 
similar since 2022. Both have vacancy rates above 13 percent as of July 2024. While 
Wilsonville office vacancy rates have remained much lower, the end of a few leases are 
reflected in vacancy rate spikes in 2020, 2022, and 2024, when the vacancy rate spiked 
closer to the Portland metro average.  

Figure 9: Office Vacancy Rate Trends, 2014-2024 

 

Source: CoStar, pulled August 2024 
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Office rents have increased in the I-5 South submarket despite high vacancies, and they 
remain substantially above the Portland Metro region's average, according to Costar. 
Historically, office rents in Wilsonville have been lower than in the Portland Metro area. 
However, since an initial decline in 2020, rents in Wilsonville have risen steadily, reaching 
over $26 per square foot, now equal to the Portland Metro average for the first time in a 
decade. 

Figure 10: Office Lease Rate Trends, 2014-2024 

 

Source: CoStar, pulled August 2024 

Net absorption and delivery trends also indicate a relatively slow office market. From 2019 
to 2024 Q3, net absorption was negative in all three areas. Over the same time period, net 
absorption in the Portland metro area was negative 4.6 million square feet, negative 
387,000 square feet in the I-5 South submarket, and negative 122,000 square feet in 
Wilsonville. 
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Industrial Market 

Portland Metro Regional Trends 

Like the national industrial market overall, the Portland Metro area industrial market has 
been strong in recent years, particularly from 2021 to 2023. However, similar to national 
trends, a few metrics indicate that demand for industrial space is decelerating in the 
region:25 

♦ Increasing vacancy rates: Vacancy for industrial space in the Portland Metro region 
has risen steadily since early 2023, and net absorption was negative in both Q1 and 
Q2 of 2024. While overall leasing activity for industrial space in the area remained 
higher than the area’s 10-year average, a few large companies downsizing or exiting 
the market contributed to negative net absorption and vacancy trends.  

♦ Slow lease-up for new construction: The delivery of 1.2 million square feet to the 
market in early 2024 also contributed to the region’s supply of vacant industrial 
space. However, newly constructed industrial space has been slow to lease up, with 
93 percent of recent leasing activity in buildings built before 2010.  

♦ Rising unemployment rates: In early 2024, Portland’s unemployment rate (4.1 
percent) surpassed the national average (3.8 percent) amid layoffs, including the 
shutdown of a large UPS location in North Portland, which impacted 300 sorting and 
distribution jobs.  

However, investors and leasing professionals are confident in the regional market’s long-
term health, particularly due to significant investments in the region’s semiconductor 
manufacturing sector.26 Market strengths include: 

♦ CHIPS Act: In 2022, the federal government allocated $50 billion as a part of the 
CHIPS Act to bolster U.S. semiconductor manufacturing, which is expected to create 
thousands of regional manufacturing and construction jobs.27 The expansion of the 
semiconductor industry could also have a ripple effect, creating demand for 
industrial space for equipment suppliers, supply chain materials manufacturers, and 
testing facilities. 

♦ Strong submarkets: According to market reports from Cushman & Wakefield and 
CBRE, other strong industrial submarkets include food and beverage warehousing, 
tech warehousing, and auto part manufacturing.28 These are some of the most 
common types of tenants seeking space in the market, although deals are taking 
longer on average to reach completion.29 

 

25 CBRE, Q2 2024 Portland Industrial Market Update 
26 Cushman & Wakefield, Industrial Marketbeat Q2 2024 Portland Industrial Report 
27 Cushman & Wakefield, Industrial Marketbeat Q2 2024 Portland Industrial Report 
28 Cushman & Wakefield, Industrial Marketbeat Q2 2024 Portland Industrial Report 
29 CBRE, Q2 2024 Portland Industrial Market Update 
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♦ Market growth: Current forecasts estimate that 2.4 million square feet will be 
delivered to the market in 2024, roughly 1 percent of the current Portland industrial 
space inventory. As reported by CBRE, investors and leasing professionals are 
confident that the Portland market has additional room for growth. 

Wilsonville Industrial Market 

Wilsonville has about 8.6 million square feet of industrial and flex space, representing 
roughly 24 percent of the I-5 South submarket and 3 percent of the Portland metro region's 
industrial space. The average size of Wilsonville’s industrial building is roughly 63,000 
square feet, almost twice as large as the average industrial building in the broader Portland 
metro (34,000 square feet). 

Wilsonville has had limited industrial development in the past decade. Only 1.7 percent of 
Wilsonville’s total industrial space was built in the last 10 years, compared to roughly 11 
percent of the I-5 South submarket and Portland metro industrial space. This slow pace of 
development makes sense given the limited supply of developable industrial land in the 
City, and more precisely, the development constraints that exist on those lands. 

Table 13: Industrial & Flex Space Development Trends, 2014 to 2024 

GEOGRAPHY 
TOTAL 

BUILDINGS 
TOTAL 

SQUARE FEET 
AVERAGE 

BUILDING SIZE 
ALL INDUSTRIAL DEVELOPMENT    

Portland Metro 7,535  257,487,989  34,172  
I-5 South Submarket 900  35,089,559  38,988  
Wilsonville 137  8,605,081  62,811  
BUILT IN THE LAST 10 YEARS    

Portland Metro 278  30,328,230  109,094  
I-5 South Submarket 50  3,848,383  76,968  
Wilsonville 230  145,611  72,806  

Source: CoStar, pulled August 2024 

  

 

30 The two buildings listed in CoStar are located at 96500 SW Parkway Ave (2025) and 10680 SW Clutter Road 
(2022). However, city staff noted three others, the Black Creek development in the Coffee Creek industrial 
area and two SSI Shredding facilities. 

Attachment 1

Planning Commission Meeting - October 9, 2024 
Wilsonville Industrial Land Readiness (Basalt Creek)

1894

Item 3.



      Economic Inventory and Basalt Creek Concept Plan Land Use Analysis - DRAFT 29 

Wilsonville's industrial vacancy rate has remained below 6 percent for most of the past 
decade. In 2020 and 2021 Wilsonville saw a brief spike in vacancy, likely driven by the 
COVID-19 pandemic, which quickly dropped to just over 1 percent in 2022. As of July 2024, 
Wilsonville’s combined industrial and flex space vacancy rate was 2.6 percent (Figure 12). 
Wilsonville’s industrial vacancy rate has been below the Portland Metro since 2021. As of 
July 2024, the Portland Metro had a vacancy rate of 5.9 percent and I-5 South submarket 
had a vacancy rate of 4.5 percent. 

Figure 11: Industrial & Flex Vacancy Rate Trends, 2014-2024 

 
Source: CoStar, pulled August 2024 
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Triple net industrial rents in Wilsonville increased from 2014 to 2020 and were generally 
higher than the Portland Metro Region over the period.31 Wilsonville shows a large drop in 
lease rates between 2020 and 2021, likely due to COVID-19 impacts. However, rates 
rebounded in 2022, reaching $15.35 per square foot in July 2024, higher than the Portland 
Metro ($12.03) and I-5 South submarket ($12.99). The combination of rising rents and very 
low vacancy rates suggests a robust industrial market in Wilsonville, potentially attracting 
new development, especially speculative development. 

Figure 12: Industrial & Flex Rents Trends, 2014-2024 

 

Source: CoStar, pulled August 2024 

  

 

31 Triple-Net (NNN) rents are annual rents on a per square foot basis not including any pass-through expenses 
such as taxes, insurance, and any utilities or maintenance costs, which are passed on to the tenant and paid 
separately. 
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Net absorption has been generally positive for industrial properties over the past decade, 
with a large vacancy in 2020; however, it was followed by high positive net absorption the 
following year. Net absorption was negative in 2023 and through August 2024 (when data 
was pulled), but at a smaller magnitude than in 2020. 

Figure 13: Net Absorption for Industrial & Flex Space in Wilsonville, 2014 to 2024 

Source: CoStar, pulled August 2024 
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TYPE OF INDUSTRIAL PRODUCT BUILT SINCE 2014 

Within the industrial product type, CoStar delineates the properties into a secondary type 
based on their use, size, and amenities to industrial users. CoStar utilizes the following 
definitions for the secondary types of industrial space:  

♦ Distribution: Spaces used for warehousing and distribution of inventory, that are 
typically 200,000 square feet or more, have clear heights of 28 feet, are less than 5 
percent office space, and have site coverage that can be up to 40 percent.  

♦ Warehouse: Buildings that are 25,000 square feet or greater, are up to 20 percent 
office area, have clear heights of 22 feet or greater, and have site coverage up to 50 
percent.  

♦ Manufacturing: Buildings that are typically 300,000 square feet or greater with an 
office area up to 50 percent.  

♦ R&D: Flex space specifically used for research and development.  

♦ Flex/Other/Misc.: A versatile building that may be used with office (corporate 
headquarters), research and development, mixed-use industrial and retail sales, and 
includes but is not limited to industrial, warehouse, and distribution uses. At least 
half of the rentable area of the building must be used as office space. Flex buildings 
typically have ceiling heights under 18 feet, with light industrial zoning. Flex 
buildings have also been called Incubator, Tech and Showroom buildings in markets 
nationwide. 

Table 14 shows industrial development by submarket, or secondary market, types. Over the 
past 10 years, the I-5 South submarket has captured a slightly smaller share of the total 
market at 8.7 percent compared to its total share of 10.2 percent. The secondary market 
type distribution has also changed. While the I-5 South submarket contains roughly 27 
percent of the total market space for R&D and warehouse space, it has captured about 35 
percent of the space built in the last 10 years. Meanwhile it captured a smaller share of 
manufacturing and distribution development (19 percent in past 10 years compared to 27 
percent of total market share).  

Table 14: Industrial Development Trends by Secondary Market Type, Portland Metro and I-
5 South Submarket, 2014 to 2024 

 ALL DEVELOPMENT PAST 10 YEARS I-5 CAPTURE RATES 

 METRO I-5 METRO I-5 
ALL 

DEV’T 
2014-
2024 

Distribution 49,002,646 5,677,113 16,716,663 1,222,159 11.6% 7.3% 

Manufacturing 43,382,806 6,661,789 5,802,456 700,301 15.4% 12.1% 

R&D 4,036,770 409,055 514,319 87,476 10.1% 17.0% 

Warehouse 116,255,396 19,920,386 11,999,179 2,178,085 17.1% 18.2% 

Flex/Other/Misc 156,220,367 4,831,339 24,957,511 1,053,586 3.1% 4.2% 

Total 368,897,985 37,499,682 59,990,128 5,241,607 10.2% 8.7% 

Source: CoStar, pulled August 2024 
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Industrial development along the I-5 South submarket has recently concentrated in Tualatin 
and Sherwood, with Wilsonville falling behind. This trend is likely due to Wilsonville's 
shortage of development-ready industrial land and large parcels, a view supported by 
interviews with local developers, brokers, and economic development organizations. 

Many speculative industrial developers are seeking large sites, as demonstrated by recent 
developments in Sherwood and Tualatin on parcels exceeding 10 acres. Notable examples 
include the recently completed Sherwood Commerce Center on a 30+ acre site and the 
proposed Rock Creek industrial site development on 25 acres in Sherwood. In Tualatin, the 
Tualatin Sherwood Corporate Park was completed in 2022 on over 40 acres, while the 
Hedges Creek Industrial Park is expected to be completed in 2025 on a 20-acre site.  

Local developers report that most of the industrial demand is coming from existing regional 
businesses rather than out-of-state companies. These local industrial users are primarily 
looking to expand or upgrade their current facilities within the area. Many express a desire 
to be outside the City of Portland and Multnomah County, citing concerns about public 
safety and higher rates of taxation. 

Figure 14. Secondary Industrial Space Recently Built or Proposed in I-5 South Submarket 
by City, 2019-2026 

 

Source: CoStar, pulled August 2024 

  

Attachment 1

Planning Commission Meeting - October 9, 2024 
Wilsonville Industrial Land Readiness (Basalt Creek)

1899

Item 3.



      Economic Inventory and Basalt Creek Concept Plan Land Use Analysis - DRAFT 34 

Target Industry Assessment 
Wilsonville is well positioned within the region to capture industrial growth. It has access to 
a strong base of employment, proximity to I-5, and connections to other growing industrial 
areas in Sherwood and Tualatin. This section examines industries likely to be drawn to 
Wilsonville, considering its strengths and competitive edge. The analysis begins by 
identifying common barriers to industrial development, based on local stakeholder 
interviews. It then reassesses strengths and weaknesses outlined in the Basalt Creek 
Concept Plan (BCCP), updating these factors to reflect market and employment trends over 
the past decade. The section concludes by summarizing how these market trends will 
shape Basalt Creek's development. 

Barriers to Industrial Development 
Stakeholders identified a number of key barriers for industrial users that prevent 
development. While some of these challenges are more directly applicable to Basalt Creek 
than others, they all represent important considerations for the City as it prepares the area 
for development: 

♦ Site Readiness: Many sites lack the necessary transportation and utility 
infrastructure and preparations to immediately accommodate industrial users.  

♦ Power Availability: Immediate or quick access to heavy power is currently the most 
significant barrier for many industrial businesses. The increasing power demands of 
modern industrial operations make this a crucial factor.   

♦ Outdated Existing Buildings: Many existing structures do not meet the needs of 
modern industrial users, requiring significant renovations or complete rebuilds.  

♦ Lack of Intermediate Industrial Spaces: Medium sized industrial users (users that 
require 20,000 to 40,000 square feet) have limited spaces to choose from.  

♦ Misaligned Visions and Overly Prescriptive Zoning: Sometimes, the landowners' or 
city's vision for an area does not align with the diverse needs of potential users. 
Discussions with local developers and brokers highlight the importance of allowing a 
mix of uses for better financing opportunities. This is particularly relevant for 
speculative development, where end-users are not known at the time of entitlement 
and construction. Overly prescriptive zoning that designates specific uses, such as 
manufacturing, can be more challenging to finance because banks see risk and 
concern if they perceive the list of potential tenants is too small or narrow. 
Additionally, various types of uses tend to cluster together due to supply chain 
benefits. For example, manufacturers often have suppliers located nearby. Overly 
prescriptive zoning can disrupt this natural ecosystem by preventing clustering. 

♦ Fragmented Land Ownership: Areas with multiple small parcels under different 
ownership can make it difficult to assemble larger sites needed for significant 
industrial development.  
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♦ Incompatible Neighboring Uses: The presence of non-industrial uses in close 
proximity can preclude development out of concern for potential or future conflicts 
that have the potential to limit or complicate the operations of industrial businesses. 

♦ Requirements for Connectivity: In some cases, required access roads can deter 
large industrial developers because the roads may decrease the area of developable 
land while adding significant cost to a speculative project. Additionally, some 
industrial users who prioritize confidentiality and security may be less attracted to 
areas with public access requirements. 

Comparative & Competitive Advantage 
The BCCP outlined the Basalt Creek area’s advantages and challenges, many of which are 
still relevant. The following includes Basalt Creeks’ advantages and challenges drawing 
from the BCCP and updating based on new information gathered as a part of this report.   

STRENGTHS AND COMPETITIVE ADVANTAGES  

♦ Centrally located in the south Metro, within the Urban Growth Boundary, and 
designated in the City’s comprehensive plan for industrial uses. 

♦ Large contiguous cluster of existing and planned industrial employment areas, 
including Wilsonville’s Coffee Creek Industrial Area, and adjacent employment lands 
in Tualatin and Sherwood.  

♦ Large areas of contiguous land ownership with property owners who are interested in 
developing or selling for redevelopment 

♦ Long-term growth projections for employment and population in the southwest 
Portland metro area. 

♦ Excellent access to I-5, as well as I-205 and Highway 217. Additional transportation 
strengths include existing and planned arterial roads, and local and regional transit 
service provided by TriMet, WES Commuter Rail, and SMART.32   

♦ Access to an educated workforce as part of the Metro labor shed and Mid-Valley 
labor shed 

♦ Easily accessible to other growing industrial areas, particularly in Tualatin and 
Sherwood 

♦ Planned substation development 

CHALLENGES  

♦ Zoning needs to be in place prior to development.  

♦ Planning, financing, and construction of new infrastructure.  

 

32 Existing major arterials include SW Grahams Ferry Road, SW Boones Ferry Road, and SW Day Road; The City 
is also planning the extension of Basalt Creek Parkway.  
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♦ Existing low employment density uses (contractor establishments and storage uses) 
that generate income for property owners may reduce appetite to sell for 
redevelopment 

♦ Lot sizes and property aggregation. There is a mix of large and small lots throughout 
Basalt Creek. The time and cost required to secure properties from multiple parties 
to aggregate developable industrial properties of adequate size can be a significant 
deterrent to developers.  

♦ Natural features including wetlands and slopes. Basalt Creek and its surrounding 
slopes and wetland areas run north-south through the study area and divide the area 
into east and west sections.  

♦ Growing power demands from industrial users and uncertainty on timing and 
capacity of additional service33 

Which industries may be attracted to Basalt Creek? 
Basalt Creek's longstanding vision as an industrial area aligns well with current market 
trends, which show strong demand for industrial space both nationally and in the Portland 
metro region. Stakeholders point to Wilsonville's potential to attract a diverse range of 
industrial businesses, including those in the semiconductor supply chain, clean tech, 
advanced manufacturing, and data centers. 

Wilsonville's appeal to these sectors stems from its strategic location in the south Metro 
area, access to a skilled labor force, and proximity to related industries. The semiconductor 
sector in particular is poised for expansion due to recent CHIPS Act investments. Similarly, 
clean tech industries are anticipated to see growth within the Portland Metro region. The 
availability of large areas of contiguous land ownership in the Basalt Creek Planning Area 
further enhances its attractiveness to major industrial users who seek large lots for 
development. 

It is worth noting that while the Basalt Creek Concept Plan (BCCP) originally envisioned a 
mix of uses including office space associated with industrial operations, primarily in the 
High-Tech Employment district, current market conditions suggest that office use will likely 
play a smaller role than initially planned. Instead, the focus is expected to shift more 
towards industrial and tech-oriented developments to capitalize on emerging economic 
opportunities. Below are details about the potential sectors and industries that may be 
particularly attracted to Wilsonville: 

♦ Semiconductor Sector Supply Chain: This sector includes companies involved in the 
design, manufacturing, and testing of semiconductor chips, as well as those 
providing materials, equipment, and services to chip manufacturers. Wilsonville is 
attractive for this industry due to its proximity to existing semiconductor clusters in 

 

33 ECOnorthwest has reached out to PG&E understand how much of a challenge access to adequate power may 
be and is waiting to hear back. This statement may be updated after that conversation.  
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the Portland metro area, access to a skilled workforce, and potential for large 
industrial sites. Basalt Creek would likely host businesses that support the supply 
chain rather than producing the chips themselves.  

♦ Clean Tech, including Battery Technology: Clean tech encompasses renewable 
energy technologies, energy efficiency solutions, and sustainable manufacturing 
processes. Businesses in this sector include energy storage and related sustainable 
material technologies, and a variety of alternative energy technologies and 
production. Battery technology, crucial for electric vehicles and energy storage, is a 
growing subsector which is already present in Wilsonville. Wilsonville's strategic 
location and potential for large industrial sites make it suitable for clean tech 
manufacturing and R&D facilities. 

♦ Advanced Manufacturing: This sector involves the use of innovative technologies to 
create products. It includes robotics, 3D printing, and smart manufacturing systems. 
Wilsonville's access to a skilled workforce and its location near tech hubs make it 
attractive for advanced manufacturing operations. 

♦ Distribution and Logistics: This sector involves the storage, transportation, and 
delivery of goods. Wilsonville's location near major transportation routes (I-5 and I-
205) and its proximity to Portland make it an ideal location for distribution centers 
and logistics hubs. 

♦ Data Centers: Data centers are facilities used to house computer systems and 
associated components. Wilsonville's access to available land and the potential 
access to reliable power sources could make it attractive for data center 
development.34 The proximity to tech companies in the Portland metro area is an 
additional advantage. 

This diverse range of potential industries positions Wilsonville to capitalize on various 
economic opportunities, creating a resilient industrial base in Basalt Creek. 

 

34 Interviews with stakeholders have suggested that Wilsonville may be attractive to data centers. ECOnorthwest 
has reached out to PG&E understand if Basalt Creek has/will have access to the power necessary for this type 
of use and is waiting to hear back.  

Attachment 1

Planning Commission Meeting - October 9, 2024 
Wilsonville Industrial Land Readiness (Basalt Creek)

1903

Item 3.



      Economic Inventory and Basalt Creek Concept Plan Land Use Analysis - DRAFT 38 

4. Conclusion  
The Basalt Creek area in Wilsonville is strategically positioned for industrial development, 
with the potential to attract a variety of users, from manufacturing and logistics to data 
centers. The area's suitability for supporting the semiconductor supply chain is underscored 
by recent expansions of semiconductor suppliers in nearby Sherwood. Additionally, the area 
could be attractive to clean-tech businesses, including those involved in battery storage and 
alternative energy technologies.  

However, realizing this potential presents several challenges. Existing contractor 
establishments generate sufficient income for some property owners, reducing their 
incentive to sell or redevelop the land for higher-intensity industrial uses. Furthermore, 
relocation options for these businesses may be limited, complicating redevelopment efforts. 
(The feasibility of redevelopment will be further explored in a subsequent separate study). 

Conversely, some developers have already assembled land, and they are ready for 
immediate development, eager to capitalize on the strong industrial demand seen in nearby 
Coffee Creek, Tualatin, and Sherwood. Stakeholders emphasized the importance of large 
parcels in facilitating area redevelopment, with many developers willing to fund necessary 
infrastructure improvements if given access to such lots. For example, Schnitzer Properties 
owns property east of Grahams Ferry Road, south of Basalt Creek Parkway, and north of Day 
Road and eagerly awaits the adoption of zoning and policy to enable industrial development 
in this area. They intend to submit development and annexation applications as soon as 
zoning and policy is in place. Their recent development in Sherwood, known as the 
Sherwood Commerce Center, is an example of the type of development they are envisioning 
for their Basalt Creek property, offering flexible spaces for various industrial users. 

It is crucial for Wilsonville to carefully balance its development goals for Basalt Creek 
with market realities. While the City may have preferences for certain types of businesses, 
being overly selective could deter development altogether. This is especially significant given 
the current economic climate. The BCCP originally envisioned office space within each 
district with the highest share in its High-Tech Employment District and anticipated that this 
office space would be in connection with industrial users. However, nationally and regionally 
demand for office space has been in decline with remote and hybrid work trends continuing 
to impact the need for office space. While office will likely still be a part of the BCPA, it may 
occupy a smaller share than originally envisioned.  

Nationally, there's strong demand for industrial space, but Oregon's employment growth 
which has been lagged national trends since 2020 may moderate this trend locally. 
Developers have stated that current industrial demand in the Metro area is largely driven by 
regional businesses seeking to expand or upgrade their facilities. If Wilsonville imposes 
overly burdensome or restrictive requirements on the types of industrial users it allows 
(such as requiring a high share of manufacturing space), it risks limiting development 
feasibility and driving developers and industrial users to more accommodating locations.  
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The City must navigate these challenges while working towards its vision for Basalt Creek: a 
diverse mix of industrial uses, higher employment density, high-wage jobs, an enhanced tax 
base, and increased community prosperity 

Next Steps 

These findings are preliminary and will be refined through further analysis, stakeholder 
engagement, and discussions with the Planning Commission and City Council. Upcoming 
tasks include completing the buildable lands inventory, conducting site suitability analyses 
for key locations, and assessing the feasibility of redeveloping contractor establishments. All 
these elements will ultimately be synthesized into a comprehensive final report outlining key 
findings and recommendations. 

 

Attachment 1

Planning Commission Meeting - October 9, 2024 
Wilsonville Industrial Land Readiness (Basalt Creek)

1905

Item 3.



 
 

PLANNING COMMISSION  
 

WEDNESDAY, OCTOBER 9, 2024 
  

 

 
 

 
INFORMATIONAL 

4. City Council Action Minutes (September 5 & 16, 2024)(No staff 
presentation) 

  

1906

Item 4.



City Council Meeting Action Minutes 
September 5, 2024 

Page 1 of 3 

 
COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville – Excused  
Councilor Berry 
Councilor Dunwell 
 
STAFF PRESENT 
Bryan Cosgrove, City Manager 
Amanda Guile-Hinman, City Attorney 

Andy Stone, IT Director   
Bill Evans, Communications & Marketing Manager 
Chris Neamtzu, Community Development Director 
Erica Behler, Recreation Coordinator  
Erika Valentine, Arts & Culture Program Coordinator  
Kimberly Veliz, City Recorder 
Jeanna Troha, Assistant City Manager 
Kris Ammerman, Parks and Recreation Director 
Zach Weigel, City Engineer   
Zoe Mombert, Assistant to the City Manager 

 
AGENDA ITEM ACTIONS 

WORK SESSION START: 5:04 p.m.  
A. Natural Hazard Mitigation Plan Update 
 
 
 

 
B. Update on Response to the Mediterranean Oak 

Borer (MOB) 

Staff presented Resolution No. 3129, which 
adopts City of Wilsonville representation in 
the updates to the Clackamas County Multi-
Jurisdictional Natural Hazard Mitigation Plan. 
 
Staff updated the Council on continued 
strategies the City has pursued to mitigate the 
Mediterranean Oak Borer (MOB), an invasive 
beetle that was decimating Oregon white 
oaks. 

URBAN RENEWAL AGENCY  
URA Consent Agenda 

A. URA Resolution No. 351 
A Resolution Of The City Of Wilsonville Urban 
Renewal Agency Authorizing The City Manager To 
Execute A Professional Services Agreement With 
Harper Houf Peterson Righellis Inc. (HHPR) For 
Engineering Consulting Services For The Brown Road 
Improvements Project (Capital Improvement Project 
No. 4216).  
 

B. Minutes of the June 3, 2024 URA Meeting. 
 

The URA Consent Agenda was approved 4-0. 

New Business 
A. None. 

 

 
 

URA Public Hearing 
A. None. 
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REGULAR MEETING  
Mayor’s Business 

A. Upcoming Meetings 
 
 
 
B. City Council Consideration of Endorsement of 

Clackamas Community College Bond Measure #3-613 
on November 2024 Ballot 

 

 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City.  
 
City Council moved to endorse Clackamas 
Community College Bond Measure #3-613. 
Passed 4-0. 
 

Communications 
A. Skate Park Mural Community Enhancement Program 

(CEP) Project Update 
 
 

B. Kitakata Sister City Advisory Board FY 2024/25 Goals 
 

 
Staff highlighted the new Skate Park Mural 
which was funded by the Wilsonville-Metro 
Community Enhancement Program. 
 
Members  of the Kitakata Sister City Advisory 
Board presented the board’s goals for Fiscal 
Year 2024/25 which, included awareness 
building, youth engagement and increased 
network building with peers in Kitakata. 
 

Consent Agenda 
A. Resolution No. 3129 

A Resolution Of The City Of Wilsonville Adopting The 
City Of Wilsonville Representation In The Updates To 
The Clackamas County Multi-Jurisdictional Natural 
Hazard Mitigation Plan. 
 

B. Resolution No. 3131 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Construction Contract 
With Musco Athletic Lighting, LLC. To Construct The 
Memorial Park Athletic Field Lighting Project.  
 

C. Resolution No. 3155 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Professional Services 
Agreement With Harper Houf Peterson Righellis Inc. 
(HHPR) For Engineering Consulting Services For The 
Brown Road Improvements Project (Capital 
Improvement Project No. 4216). 
 

D. Resolution No. 3156 
A Resolution Of The City Of Wilsonville Authorizing 
The City Manager To Execute A Construction Contract 
With In Line Commercial Construction, Inc. For The 

The Consent Agenda was approved 4-0. 
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Smart Yard Expansion Project (Capital Improvement 
Project #8148). 
 

E. Minutes of the June 17, 2024 City Council Meeting. 
 

New Business 
A. None.  

 

 
 

Continuing Business 
B. None.  

 

 

Public Hearing 
A. Ordinance No. 893 

An Ordinance Of The City Of Wilsonville Adding 
Sections 2.380 Through 2.386 To The Wilsonville 
Code Concerning The Diversity, Equity And Inclusion 
Committee. 

 

 
After a public hearing was conducted, 
Ordinance No. 893 was approved on first 
reading by a vote of 4-0. 
 

City Manager’s Business 
 

No report. 

Legal Business 
 

No report. 

ADJOURN 9:59 p.m. 
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City Council Meeting Action Minutes 
September 16, 2024 

Page 1 of 2 

 
COUNCILORS PRESENT 
Mayor Fitzgerald 
Council President Akervall 
Councilor Linville 
Councilor Berry – Excused for the Council Meeting 
Councilor Dunwell 
 
 

STAFF PRESENT 
Amanda Guile-Hinman, City Attorney  
Bryan Cosgrove, City Manager 
Jeanna Troha, Assistant City Manager 
Kimberly Veliz, City Recorder 
Mark Ottenad, Public/Government Affairs Director 
Stephanie Davidson, Assistant City Attorney 
Zoe Mombert, Assistant to the City Manager 

 
 

AGENDA ITEM ACTIONS 
WORK SESSION START: 5:01 p.m.  

A. 2024 LOC Legislative Priorities Ballot for 2025 Session 
 

 
 
 

B. Clackamas Communities Statement on 2025 State 
Transportation Package 

 
 
 
 
 
 
 

C. Wilsonville/SMART 2025 Legislative Session Priorities 

Council and staff discussed twenty-three 
potential policy priorities for the 2025-26 
legislative session of the 83rd Oregon 
Legislative Assembly under consideration by 
the League of Oregon Cities. 
 
Staff informed City Council of the Joint Values 
and Outcomes for the 2025 State Legislative 
Transportation Package by the Communities 
of Clackamas County” that was adopted in 
August by the Clackamas County Coordinating 
Committee (C4), which sought endorsements 
of C4 member jurisdictions prior to the start 
of the 2025 legislative session. 
 
Staff notified Council and sought adoption a 
set of 2025 State Legislative Session Priorities. 
 

REGULAR MEETING  
Mayor’s Business 

A. Upcoming Meetings 
 
 
 

B. Council consideration of adoption of Clackamas 
Communities Statement on 2025 State 
Transportation Package and Wilsonville/SMART 
2025 Legislative Priorities 

 
 

 

 
Upcoming meetings were announced by the 
Mayor as well as the regional meetings she 
attended on behalf of the City. 
 
Council moved to adopt the Joint Values and 
Outcomes for the 2025 State Legislative 
Transportation Package by the Communities 
of Clackamas County and the “2025 
Legislative Session Priorities SMART and City 
of Wilsonville. Passed 4-0. 
 

Planning Commission Meeting - October 9, 2024 
City Council Action Minutes

1910

Item 4.



Page 2 of 2 

 
Communications 

A. Republic Services Annual Report Presentation 
 

Waste and recycling hauler Republic Services 
provided an annual report of activities, 
customer events and ongoing improvements.  
 

Consent Agenda 
A. Resolution No. 3177 

A Resolution Of The City Of Wilsonville Amending The 
Intergovernmental Agreement Between The City Of 
Wilsonville, Tualatin Valley Water District, And The 
Willamette Water Supply Commission For The Raw 
Water Facilities Project. 
 

B. Minutes of the July 15, 2024, Council Meeting. 
 

The Consent Agenda was approved 4-0. 

New Business 
A. None. 

 

 
 

Continuing Business 
A. Ordinance No. 893 

An Ordinance Of The City Of Wilsonville Adding 
Sections 2.380 Through 2.386 To The Wilsonville 
Code Concerning The Diversity, Equity And Inclusion 
Committee. 
 

 
Ordinance No. 893 was adopted on second 
reading by a vote of 4-0. 

Public Hearing 
A. None.  
 

 
 

City Manager’s Business 
 

No report. 

Legal Business 
 

No report. 

ADJOURN 9:06 p.m. 
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2024 DRAFT PC WORK PROGRAM SCHEDULE 
Updated 9/4/2024 

 
AGENDA ITEMS 

Date Informational Work Sessions Public Hearings 

JANUARY 10  • FP Implementation  

FEBRUARY 14  • FP Implementation 
• Stormwater Master Plan • Coffee Creek Code Amendments 

MARCH 13  • Housing Our Future • Stormwater Master Plan 

APRIL 10  • FP Implementation  

MAY 8  • FP Implementation  

JUNE 12 • Annual Housing Report • FP Implementation  

JULY 10   • Frog Pond East and South 
Development Code 

JULY 15 Special 
WS with City 
Council 

 • Housing Our Future  

AUGUST 14 CANCELLED 

SEPTEMBER 11 
• Wilsonville Industrial Land Readiness 

(Basalt Creek) 
• Town Center Street Naming 

  

OCTOBER 9  • Wilsonville Industrial Land Readiness 
(Basalt Creek) 

• Frog Pond East and South 
Development Code (continued) 

NOVEMBER 13 • Climate Action Plan 
• Housing Our Future 
• Wilsonville Industrial Land Readiness 

(Basalt Creek)  
•  

DECEMBER 11 
• Frog Pond E+S Infrastructure 

Financing Plan and Policy 
 

• Wilsonville Industrial Land Readiness 
(Basalt Creek Code)  

JAN. 8, 2025  
• Climate Action Plan 
• Wilsonville Industrial Land Readiness 

(Basalt Creek Code) 
 

    2024 Projects Future (2025) 
• Housing Our Future 
• CFEC Parking Code Updates 
• Economic Development 

Analysis and Strategy 

• Basalt Creek Infrastructure? 
October at earliest 

• Economic Development 
Analysis and Strategy 

• Urban Reserves Assessment 
and Prioritization 

• Housing Our Future 
Implementation 

 

• CFEC Parking Code Updates & 
TC Parking Study 

• CFEC TSP Update  
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2025 DRAFT PC WORK PROGRAM SCHEDULE 
Updated 9/30/2024 

 
AGENDA ITEMS 

Date Informational Work Sessions Public Hearings 

JANUARY 8  
• CFEC Parking 
• Wilsonville Industrial Land Readiness 

(Basalt Creek Code) 
 

FEBRUARY 12  • Climate Action Plan •  

MARCH 12  • CFEC Parking • Wilsonville Industrial Land 
Readiness (Basalt Creek Code) 

APRIL 9  • Housing Our Future  

MAY 7  •  • CFEC Parking 

JUNE 11 •  •  • Housing Our Future 

JULY 9   •  

AUGUST 13    

SEPTEMBER 10 •    

OCTOBER 8  • Housing Our Future (actions) •  

NOVEMBER 12 •   •  

DECEMBER 10   •  

JAN. 14, 2025    

    2025 Projects Future (2026) 
• Housing Our Future 
• CFEC Parking Code Updates 
• Wilsonville Industrial Land 

Readiness  
• Comprehensive Plan Update 

 • Comprehensive Plan Update 
• Transportation System Plan 

Update 
• Housing Our Future 

Implementation 
 

  

\\cityhall\cityhall\planning\Planning Public\.Planning Commission\Scheduling\2024 PC WORK PROGRAM SCHEDULE.docx 

Planning Commission Meeting - October 9, 2024 
2024 & 2025 PC Work Program

1914

Item 5.


	Top
	Item 1.	Consideration of the September 11, 2024 Planning Commission minutes
	01 WPC Sept 11 2024 Final

	Item 2.	Frog Pond East and South Implementation-Development Code (Continued from July 10)
	02 Frog Pond East and South Implementation-Development Code

	Item 3.	Wilsonville Industrial Land Readiness (Basalt Creek)
	03 Wilsonville Industrial Land Readiness (Basalt Creek)

	Item 4.	City Council Action Minutes (September 5 & 16, 2024)(No staff presentation)
	04 City Council Action Minutes

	Item 5.	2024 & 2025 PC Work Program (No staff presentation)
	05 2024 & 2025 PC WORK PROGRAM SCHEDULE

	Bottom

