ORDER NO. 2020-06

ORDER AMENDING FOREST GROVE ZONING MAP TO RE-DESIGNATE
CERTAIN PARCELS FROM GALES CREEK NEIGHBORHOOD MIXED USE (NMU)
TO RESIDENTIAL MULTI-UNIT LOW DENSITY (RML) AND NEIGHBORHOOD
COMMERCIAL (NC); AND CERTAIN OTHER PARCELS FROM RESIDENTIAL
MULTI-UNIT HIGH DENSITY (RMH) TO RESIDENTIAL MULTI-UNIT LOW DENSITY
(RML); FILE NUMBER: 311-20-000164-PLNG

936, 1006 & 1028 Watercrest Road; 1405, 1525 & 1585 Thatcher Road; and 925, 939, 1007,
1015, 1031, 1105, 1113, 1121, 1203 & 1213 Gales Creek Road

Washington County Tax Lots 1N436B002900, 1N436B002901, 1N436B003000,
1N436B003100, 1N436B003200, 1N436B003300, 1N436B003400, 1N436B003500,
1N436B003600, 1N436B003700, 1N436B003800, 1N436B003900, 1N436B004000,

1N436B004100, 1N436B004200, and 1N436B004201

WHEREAS, in 1980 the area currently identified as the Gales Creek NMU was
designated Commercial Planned Development (CPD) and was intended to become a
Planned Shopping Center, which could have included “a neighborhood gas station,
convenience grocery store, recreation center, laundry, restaurant, etc.”; and

WHEREAS, the area west of the CPD was designated for high density residential
uses to further support the CPD designation; and

WHEREAS, the concept of a shopping center never came to fruition, as
commercial uses of all types gravitated toward the area generally along Pacific Avenue
east of Hawthorne Street; and

WHEREAS, the adjacent high density residential lands also remained
undeveloped; and

WHEREAS, in 2016 the Gales Creek Neighborhood Mixed Use designation was
created to facilitate the development of a “pedestrian-friendly mixed-use neighborhood”
that would require non-residential uses to be located in a village center (which was not
defined), and require that all site reviews be processed as a planned development; and

WHEREAS, in 2019 a single-parcel commercial project in the Gales Creek NMU
was proposed for development; and

WHEREAS, that project was not approved in part because the site was not located
in a defined village center; and

WHEREAS, the City Council directed that an alternative approach be prepared for
the Gales Creek NMU area that would facilitate development through a more simplified
review process; and
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WHEREAS, the City hosted a neighborhood information-sharing meeting in
January 2020 and the attendees supported the concept of a simplified review process;
and

WHEREAS, in July 2020 the Planning Commission held a work session to discuss
alternatives to the Gales Creek NMU and noted that:

e The commercial uses allowed in the NMU zoning district are largely the same as
those listed in the Neighborhood Commercial (NC) zoning district and as such, the
Gales Creek NMU zoning could be replaced with an NC zoning designation; and

e As the Gales Creek NMU is intended to provide neighborhood-scale commercial
uses, and a shopping center is highly unlikely, that the Zoning Map could be
revised to reduce the area devoted to commercial uses; and

e The City should review the adjacent High Density Residential area to the west and
consider whether that designation was still appropriate; and

WHEREAS, the Planning Commission held a duly-noticed Public Hearing on the
above proposals on October 5, 2020; and

WHEREAS, the Planning Commission recommended by a 7-0 vote to approve the
map amendments as documented in Planning Commission Decision and Findings #2020-
08; and

WHEREAS, notice of the City Council hearing was mailed to affected parties on
October 15, 2020, as required by Development Code §17.1.610. Notice was also
published in the News Times on October 15, 2020; and

WHEREAS, the City Council held a Public Hearing concerning these map
amendments on October 26, 2020, and made a determination on the basis of the findings
contained in Section 1 below; and

WHEREAS, there is on file with the City Council a staff report which includes the
criteria, facts, and conclusions which collectively are the findings supporting this request:

NOW, THEREFORE, THE CITY OF FOREST GROVE ORDERS AS FOLLOWS:

Section 1: The findings contained in the staff report for this proposal (File
Number 311-20-000164-PLNG), the minutes of the Planning Commission meeting of
October 5, 2020 and Planning Commission Findings and Decision Number 2020-08 are
hereby adopted and incorporated by reference into this ordinance.

Section 2: The City Council hereby adopts the amendments to the
Development Code Zoning Map as shown on Map Exhibit A.

Section 3: This order is effective immediately upon its enactment by the City
Council.
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ORDER NO. 2020-06
MAP EXHIBIT A

Gales Creek NMU Area Zoning Map Amendments

RMH = Residential Multi-Unit High Density NC = Neighborhood Commercial
RML = Residential Multi-Unit Low Density = NMU = Neighborhood Mixed Use
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CITY RECORDER USE ONLY:

AGENDAITEM#: 6. A. & 6. B.

MEETING DATE: 10/26/2020

FINAL ACTION:  ORDER 2020-05
ORDER 2020-06

CITY COUNCIL STAFF REPORT

TO: City Council
FROM: Jesse VanderZanden, City Manager

PROJECT TEAM: James Reitz, AICP, Senior Planner
Bryan Pohl, Community Development Director

MEETING DATE: October 26, 2020

SUBJECT TITLE: Public Hearing & Orders Amend Comprehensive Plan Map & Zoning Map

ACTION REQUESTED: Ordinance @ X | Order Resolution Motion Informational
X all that apply

ISSUE STATEMENT: The proposed Orders would amend the Comprehensive Plan Map and Zoning
Map to revise the designations in the Gales Creek NMU zoning district and the adjacent RMH high
density residential zoning district.

BACKGROUND: In the NMU-zoned areas, non-residential uses have to be located in a village center,
which is not defined in the Development Code. In addition, all projects in NMU zoning districts have
to be reviewed using a Type lll planned development process. That combination proved problematic
for the 2019 attempt to construct a single new commercial building in the Gales Creek NMU district.
Following rejection of that project, staff was directed to create alternatives for the Gales Creek NMU
zoning district.

In January 2020, staff hosted an information-sharing meeting with the affected property owners in the
Gales Creek NMU zoning district, to discuss what might come next. The consensus reached was for
an approach that would allow additional commercial development, but with more specific standards
and a more certain (i.e., less discretionary) review process. The attendees further agreed that only
those parcels located closest to the intersection needed to be reserved for commercial use.

At their July 20 work session, the Planning Commission discussed various alternatives, and reached
this consensus:

A. As the commercial uses in the NMU and Neighborhood Commercial (NC) zoning districts are
largely the same, the Gales Creek NMU zoning designation could be replaced with a NC zoning
designation.

The area devoted to commercial uses could be reduced.

The adjacent High Density Residential area to the west should be reviewed to consider whether
that designation was still appropriate.
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Following the Planning Commission work session, staff developed three possible map amendments
(these are graphically depicted in the proposed Orders):

1. Four parcels and a portion of a fifth parcel would be changed from Neighborhood Mixed Use to
Neighborhood Commercial. These properties are located closest to the Gales Creek Road /
Thatcher Road intersection; and

2. The balance of the NMU area would be changed to Medium Density Residential, which would
allow residential development of up to 12.00 dwelling units per acre (DUA); and

3. The High Density Residential area would be changed to Medium Density Residential. This would
change the target density from 20.28 DUA to 12.00 DUA.

The Commission reviewed and discussed these proposals on October 5. One property owner spoke
in favor of the amendments; no one else was present either physically or virtually. In deliberations,
Commissioners commented that the proposals mirrored their work session discussions, and voted 7-
0 to forward them to the City Council with a positive recommendation.

FISCAL IMPACT: Adoption of the Orders will have no fiscal impact on the City.

STAFF _RECOMMENDATION: Staff recommends adoption of the Orders to amend the
Comprehensive Plan Map and Zoning Map as recommended by the Planning Commission.

ATTACHMENTS:

= Order to Amend the Comprehensive Plan Map

*= Order to Amend the Zoning Map

»= Planning Commission Findings and Decision #2020-08

= Planning Commission Staff Report and Exhibits dated October 5, 2020
*= Planning Commission Meeting Minutes (draft) of October 5, 2020




NOTICE OF PUBLIC HEARING
FOREST GROVE CITY COUNCIL
FILE NUMBER 311-20-000164-PLNG

NOTICE IS HEREBY GIVEN that the Forest Grove City Council will hold a Public Hearing on

Monday,
Street, to

Request:

October 26, 2020, at 7:00 p.m. or thereafter, at the Community Auditorium, 1915 Main
review the following:

Amending the City’s Comprehensive Plan Map and Zoning Ordinance Map to re-designate
certain parcels from Gales Creek Neighborhood Mixed Use (NMU) to Medium Density
Residential (MDR) and Neighborhood Commercial (NC); and certain other parcels from High
Density Residential (HDR) to Medium Density Residential (MDR). The proposal would also
amend the City’s Zoning Map to re-designate the same groups of parcels as Residential Multi-
Unit Low Density (RML) and Neighborhood Commercial (NC); and Residential Multi-Unit Low
Density (RML).
CURRENT COMPREHENSIVE PROPOSED COMPREHENSIVE
TAX LOT ADDRESS PLAN & ZONING DESIGNATIONS  PLAN & ZONING DESIGNATIONS
1N436B004201 936 Watercrest Road HDR / RMH MDR / RML
1N436B004200 1006 Watercrest Road HDR / RMH MDR / RML
1N436B003700 1028 Watercrest Road HDR / RMH MDR / RML
1N436B004100 925 Gales Creek Road HDR / RMH MDR / RML
1N436B004000 939 Gales Creek Road HDR / RMH MDR / RML
1N436B003900 1007 Gales Creek Road HDR/ RMH MDR / RML
1N436B003800 1015 Gales Creek Road HDR / RMH MDR / RML
1N436B003600 1585 Thatcher Road NMU / NMU MDR / RML
1N436B003400 1031 Gales Creek Road NMU /NMU MDR / RML
1N436B003300 1105 Gales Creek Road NMU / NMU MDR / RML
1N436B003200 1113 Gales Creek Road NMU / NMU MDR / RML
1N436B003500 1525 Thatcher Road NMU / NMU MDR & NC
1N436B003100 1121 Gales Creek Road NMU / NMU NC/NC
1N436B002900 1203 Gales Creek Road NMU / NMU NC/ NC
1N436B002901 1213 Gales Creek Road NMU / NMU NC/ NC
1N436B003000 1405 Thatcher Road NMU / NMU NC/NC

Comprehensive Plan Designations

HDR = High Density Residential

NMU = Neighborhood Mixed Use

Zoning Designations

MDR = Medium Density Residential
NC = Neighborhood Commercial

RMH = Residential Multi-Unit High Density NMU = Neighborhood Mixed Use

CITY OF FOREST GROVE

P. 0. BOX 326

FOREST GROVE, OR 97116

503-992-3200

www.forestgrove-or.gov
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RML = Residential Multi-Unit Low Density NC = Neighborhood Commercial
Applicant: City of Forest Grove

Criteria: Oregon Statewide Land Use Planning Goals 2 (Land Use), 9 (Economic Development)
and 10 (Housing); Metro Regional Framework Plan, Metro Regional Functional Plan Title
1 (Housing Capacity); Forest Grove Comprehensive Plan; and Forest Grove
Development Code Section 17.2.770 (Zone Change Review Criteria)

File Number: 311-20-000164-PLNG

All persons will be given reasonable opportunity to give testimony about this proposal responding
to the review criteria. If an issue is not raised in the hearing (by person or by letter) or if the issue
is not explained in sufficient detail to allow the City Council to respond to the issue, then that issue
cannot be used for an appeal to the Land Use Board of Appeals. If additional documents or
evidence are provided in support of the application, any party shall be entitled to a continuance of
the hearing. A copy of the report will be available for inspection before the hearing at the
Community Development Department or by visiting the City’s website at www.forestgrove-or.gov.

COVID-19: The City Council meeting will be conducted remotely by video conferencing. The public
may attend and observe in the Community Auditorium (as space allows). However, the Council
encourages the public to submit written comments or testimony to Senior Planner James Reitz,
jreitz@forestgrove-or.gov or sent to PO Box 326, 1924 Council Street, Forest Grove, Oregon 97116,
prior to the hearing. For further information pertaining to this proposal, please contact the Community
Development Department, 1924 Council Street, (503) 992-3233 between 9 a.m. and 5 p.m.

HitH
Anna D. Ruggles, CMC, City Recorder
City of Forest Grove

Published: October 15, 2020


http://www.forestgrove-or.gov/
mailto:jreitz@forestgrove-or.gov
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QUASI-JUDICIAL HEARING SCRIPT

Instructional Note: Only read text in blue.

1. Opening the Public Hearing

The Public Hearing on [File No.311-19-000164-PLNG] is called to order.

2. Testimony

Members of the public may present oral or written testimony. If you wish to speak and
you have not signed-in, please sign-in with the City Recorder. | will recognize those
people wishing to speak. Please state both your name and address for the record when
you come to the podium, as the hearing will be taped. Please keep testimony concise
and to the point. Also, any questions of staff, the applicant or the City Council should be
addressed through me (presiding officer). Written testimony may be submitted to the
City Recorder.

3. Conduct of Hearing

The hearing tonight will be conducted On-the-Record as follows:
a. Staff Report, Summary and recommendation will be presented
b. Additional Correspondence
c. Public Testimony in the Following Order:
i. Applicants/Appellants may present their testimony
i. Proponents (Testimony in Support)
iii. Opponents (Testimony Opposing)
iv. Neutral (Testimony)
v. Applicant Rebuttal (if any) by the Applicants/Appellants
d. Close the Public Testimony. After the record is closed for testimony, no
other testimony comments will be heard from anyone unless the City
Council has a specific question.
e. Questions for Staff, if any, from the City Council
f. Discussion by the City Council

The City Council may make a final decision tonight or the matter may be continued to a
time and date certain in the future. If the matter is continued to a time and date certain
in the future, this will be the only notice of that date you receive.

4. Criteria
The criteria that apply to the application in this case are listed in the staff report. These

are the criteria the City Council must use to reach a decision. If you testify, please make
sure your testimony is directed toward these criteria or other criteria in the City’s
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QUASI-JUDICIAL HEARING SCRIPT

Comprehensive Plan, Zoning Map or Development Code that you think apply to the
decision. Also, please describe how your comments relate to the criteria.

Again, a decision on this application must be based on these criteria. Despite the
importance of other issues or concerns, the City Council can only base its decision on
whether the evidence shows the application meets the criteria.

5. Raise It or Waive It

Please note, failure to raise an issue in the record with sufficient specificity to allow the
City Council and the parties an opportunity to respond to the issue precludes an appeal
to the Land Use Board of Appeals on that issue.

Similarly, failure to raise constitutional or other issues relating to proposed conditions of
approval with sufficient specificity to allow the City Council to respond to the issue in the
record precludes an action for damages in circuit court.

6. Disclosure

Do any members of the City Council need to disclose any ex-parte contacts, bias, or
conflicts of interest? If so, please indicate the nature and extent of the contact, bias or
conflict and indicate whether you intend to participate in or abstain from the hearing.
Does anyone in the audience wish to challenge a City Councilor’s impartiality?

7. Staff Report

X will now present the Staff Report.

8. Correspondence (question for staff)

Is there additional correspondence beyond those items included in the Staff Report?

9. Public Testimony

The Applicant/Appellant may now present the proposal.

Does anyone wish to speak in favor?

Does anyone wish to speak against?

Does anyone have neutral testimony? Does the applicant wish to provide
rebuttal?

aoow
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QUASI-JUDICIAL HEARING SCRIPT

10. Close Hearing

The public testimony portion of the hearing is now closed. [Gavel]

11. Staff Response to Testimony

Does staff need to respond to any questions or issues raised by the testimony?

Does the City Council have any questions of staff?

12. Council Deliberation

Is there any discussion by the City Council?

13. Motion and Decision

SUMMARY: The questions before the City Council is —
Does the Council wish to approve (Motion required separately for each ORDER):

(A) ORDER 2020-05 AMENDING FOREST GROVE COMPREHENSIVE PLAN MAP TO RE-
DESIGNATE CERTAIN PARCELS FROM GALES CREEK NEIGHBORHOOD MIXED USE (NMU)
TO MEDIUM DENSITY RESIDENTIAL (MDR) AND NEIGHBORHOOD COMMERCIAL (NC); AND
CERTAIN OTHER PARCELS FROM HIGH DENSITY RESIDENTIAL (HDR) TO MEDIUM DENSITY
RESIDENTIAL (MDR); FILE NO. 311-20-000164-PLNG

(B) ODER NO. 2020-06 AMENDING FOREST GROVE ZONING MAP TO RE-DESIGNATE
CERTAIN PARCELS FROM GALES CREEK NEIGHBORHOOD MIXED USE (NMU) TO
RESIDENTIAL MULTI-UNIT LOW DENSITY (RML) AND NEIGHBORHOOD COMMERCIAL (NC);
AND CERTAIN OTHER PARCELS FROM RESIDENTIAL MULTI-UNIT HIGH DENSITY (RMH) TO
RESIDENTIAL MULTI-UNIT LOW DENSITY (RML); FILE NUMBER: 311-20-000164-PLNG

OPTIONS: The Council could take one of following actions:

1. Approve as requested;
2. Deny the request;
3. Continue the matter to date certain.

Note 1: If there are any amendments to the proposed ORDER(s), the Mayor asks for a
motion to amend; if yes, read amendment in full, ask for a second to amend and City
Council votes on the amendment.

Note 2: It is not necessary to hold the record open on request. The City Council may
decide to do so, but it is not required.

Note 3: If you wish to continue the matter, the Mayor should announce the time and
date of the continued hearing to avoid having to publish notice.
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