TN ORDINANCE NoO. 2008-2696

AN ORDINANCE ESTABLISHING SITE AND ARCHITECTURAL
DESIGN STANDARDS FOR LARGE SCALE RETAIL DEVELOPMENT
WITHIN THE C-2 DISTRICT

RECITALS:

1. Large-scale retail development can have a significant impact on the aesthetics of the
surrounding neighborhood, existing vehicle and pedestrian connectivity, the environment,
and other elements of the community.

2. The Newberg Development Code currently does not have specific site and architectural
requirements for large scale retail development in the C-2 district.

3. After of series of workshops the Newberg City Council adopted Resolution 2007-2701,
initiating amendments to the Development Code to address issues associated with large scale
retail development.

4. Between April and November, 2007 the Planning Commission held several hearings
regarding proposed text amendments. The Planning Commission adopted Resolution 2007-

235 recommending text amendments for large scale retail development in the C-2 district.

5. On May 11, 2008, notice of the proposed amendments was published in the Newberg
Graphic.

6. On June 2, 2008, the Newberg City Council held a hearing on the proposed changes.

THE CITY OF NEWBERG ORDAINS AS FOLLOWS:

1. The Code of Newberg is amended as shown in Exhibit A that require specific architectural,
site design, and buffering standards for large-scale retail development. Exhibit “A™ is hereby
adopted and by this reference incorporated into the ordinance.

S\J

The findings in Exhibit “B” are hereby adopted.
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3. [fany phrase, clause, or other part or parts of this Ordinance and Code provisions adopted by
this Ordinance are found to be invalid by a court of competent jurisdiction, the remaining
phrases, clauses and other part or parts shall remain in full force and effect.

» EFFECTIVE DATE of this ordinance is 30 days after the adoption date, which is: July 2, 2008
ADOPTED by the City Council of the City of Newberg, Oregon, this 2™ day of June, 2008, by
the following votes:

AYE: 7 NAY: 0 ABSENT: 0 ABSTAIN: 0

7N

Moo 1 by

Norma L. Alley, City{ﬁecorder

ATTEST by the Mayor this 5™ day of June, 2008.

5 5

“Bob Andééﬁ/s, ‘Mayor

Exhibits
Exhibit A: Development Code Text Amendments
Exhibit B: Findings

By and through _the Planning Commission_at 11/ 8 /2007 meeting. Or, ___ None.

(committee name) (date) (check if applicable)

m
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Exhibit “A™ to Ordinance 2696
Proposed Development Code Text Amendments

Note: Existing text is shown in regular font.
Added text is shown in double-underline
Deleted text is shown in strikethrongh-

Section 1: Newberg Development Code § 151.196 shall be amended as follows:

§ 151.196 ADDITIONAL REQUIREMENTS FOR DEVELOPMENT IN THE C-2
ZONING DISTRICT.

The purpose of this section is to ensure that development in the C-2 Zoning District is designed
to promote pedestrian and bicycle uses and improve aesthetics and compatibility. An applicant
for a new development or redevelopment within the C-2 Zoning District, which is subject to the
Site Design Review process, must demonstrate that the following site and building design
elements have been incorporated into the design of the project. Exceptions to these additional
development requirements may be granted if the requirements would result in construction that is
out of character with surrounding development. Applicants for redevelopment of a designated
landmark will not be subject to these additional requirements, except for requirements regarding
parking and service drives.

(A) Building entrances. Each building on a lot shall have a primary pedestrian entrance oriented

to the primary street. “Oriented to a street” means that the building entrance faces the street or is

connected to the street by a direct and convemem pathway not exceedmg 60 feet in Iength
Pr:mary street” means 5 5 :

the street Wthh has the highest
estlmdted volume of pedesman traffzc This xequxrement does not apply to buildings that are
located behind other buildings on the lot such that 50% or more of their building frontage is
blocked by the front building, as measured by sight lines that are perpendicular to the street right-
of-way. Such rear buildings shall have a primary entrance oriented to an internal sidewalk or
pedestrian pathway system which is internally connected and provides a connection to the
primary street.

(B) Parking and service drives. No off-street parking or service drives shall be placed within the
required front yard setback. No off-street parking shall be placed between the front property line
of the primary street, as defined in division (A) above, and the building. This requirement does
not apply to buildings that are located behind other buildings on the lot such that 30% or more of
their building frontage is blocked by the front building, as measured by sight lines that are
perpendicular to the street right-of-way.

(C) Exceptions. The review body may approve exceptions to the above provided there are no
reasonable alternatives that would allow access to or parking on the lot.
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(D) Building mass. Where building elevations are oriented to the street in conformance with (A)
above, architectural features such as windows, pedestrian entrances, building off-sets,
projections, detailing, change in materials or similar features, shall be used to break up and
articulate large building surfaces and volumes.

(E) Corner lots. Buildings on corner lots shall have their primary entrance oriented to the street
corner, or within 40 feet of the street corner (i.e., as measured from the lot corner). In this case,
the street corner shall provide an extra-wide sidewalk or plaza area with landscaping, seating or
other pedestrian amenities. The building corner shall provide architectural detailing or beveling
to add visual interest to the comner.

(F) Pedestrian-scale building entrances. Recessed entries, canopies, and/or similar features shall
be used at the entries to buildings in order to create a pedestrian-scale.

(G) Windows.

(1) On commercial building facades facing a public street, wmdows shall comprise a
minimum of 40% of the ground floor facade. Fc :
meeting the standards under subsection (H) below, wmdows shall comprise a minimum of
20% of the ground floor facade.

mat 1iaf material affixed to the window,

(H) Dewgn of Iarge scale bmldmgs and develapmenrs @m&%«b&ﬂéﬂmaﬂé—u%e&

standards mciuded under § 151, 196 (H) wherc the total square tootace of one commercial
building exceeds 30,000 square feet of total ground floor area or all commercial buildings exceed
SO 000 sguare feet of total ground ﬂoc}r area Devaatmns from these standards mav be aonroved

(1) Eacade articulation, Incorporate changes in building direction (i.e., articulation), and
divide large masses into varying heights and sizes. Such changes may include building
offsets; projections; changes in elevation or horizontal direction; sheltering roofs; terraces; a
distinct pattern of divisions in surface materials; and use of windows, screening trees; small-
scale lighting (e.g., wall-mounted lighting, erup-Hghting); and similar features. At least five
of the following elements shall be included along each 100 feet of building frontage facing a
street:

{a} A building offset or projection of at least 6 feet depth and width,

{ b1 An awnmv or roof sheltering a neéextrzax walkway or seat mg area.
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lesser comprising not less than 10% of the total fac
(dy Contrasting brick, stone, or natural wood trim
{c:} Pitched roofs or gable-end roofs
“hes or roof line features.
(2) A tower, sz:urc or cupola

(h) A cornice,

(1) Second story windows that comprise a minimum of 10 percent of the second floor

Seating and Protection for Pedestrians — Display Windows and Door

[Note: the example shown here is meant to illustrate these building design
elements, and should not be interpreted as a required architectural style. ]

(2) Pedestrian entrance, Every building elevation facing a street with a horizontal dimension
of more than 100 feet, as measured from end-wall to end-wall, shall have a building entrance
no more than 100 from another entrance or end-wall; except that buildings elevations that
are unable to provide an entrance due to the internal function of the building space (e.g.,
mechanical equipment, areas where the public or employees are not received, etc.) may not
be required to meet this standard. Pathways shall connect all entrances to the street right-of-
way.

(3) Building facades not fronting a street. For all ground floor facades that do not face a
Dubhc street, W indows shall LOIHDYIS@ a minimum of 2(} % of the Ground ﬂOOr f@ggdc ora

minimum of S feet in width 2 dx clude a combination of trees, shrubs, and . rund OVer or
orass. Plant material shall be bdi:ti(fd from at Jeast two of the different plant mat rou
(example: trees and shrubs, or lawn and shrubs, or lawn and trees and shrubs), Thﬁ type Qf
tree selected shall have a crown of less than 15 feet at maturity, Exceptions (o this standard
include building facades that abut outdoor storage areas, loading docks, and mechanical
equipment areas

it
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the plaza, open space, shared parking area or is connecied to the plaza by a direct and

convenlent pathway not exceeding 60 feet in length

{5) On-site landscaping and screening

{a) A continuous landscape strip, with a five foot minimum wi 1L be
perpendicular to groups of 2 or more parking stalls, Within the iancis:caoe Suip, at a
m;mum one deczduoua shade tree per seven parking spaces sl nted to create :
ing arca. The type of tree shal% be chosen
from the City of Newbere Preferred Street Tree List and have a minimum crown spread
of 25 feet. This standard shall apply unless otherwise approved by the Director based on
the followi lternative stan S:

than 5 feet and contam no less thgn one glegldugus shade tree,

[ 3]

Provision of tree planting landscape islands, each of which is at least 16 square
feet in size, and spaced no more than 50 feet apart on average, with a
maximum of 75 feet, within areas proposed for erouped parking. For every 7
planting landscape islands, 1 shall be no less than 500 sguare feet in size.

(b)Y At a minimum 50 percent of the narkina area shall drain to a storm water mitigation

area. The mitigati 1 area hal be designed Q g best management storm water practices

6~ feet upon maturity, a row of trees not more than 35 feet on-center, and shrubs or living
groundcover.

d) Outdoor storage areas, loading docks, and mechanical equipment areas shall be fence

with 75% opaque s;tc obscuring fencing or screened with zmdscaz}mg between the area
and public streets

{e) One square foot of interior open space or plaza space shall be required for every 3
square feet of gross tloor area, The following features shall be included in the open space

CEESION STANDARDS
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2. One tree shall be provided for every 800 square feet of plaza space or open space.

3. Pedestrian scale lighting according to subsection $151 . 196(HY7)

(6) Vehicle and pedestrian connectiviry

(a) Public streets may be required to be dedicated where needed to improve internal
circulation, to connect to neighbori operties or streets, to break up large blocks, or t¢
reduce travel around a site,

(b) At a minimum, 95% of the parking spaces shall be located within 75 feet of a private
iblic sidewalk,

material as detgrmmed by the Dlrector Glass lenses shall not be used for any pedestrian
scale lighting.

(8) Parknw Thc number of oarkmo stallg shail not exceed 125 percent of the minimum

(9) Existing development. Any existing legal conforming site, through future development,
exceeds the square footage threshold contained in § 151.196 (H) shall follow the standards
contained in § 151,140 NON-CONFORMING USES AND BUILDINGS.

o - & e o e T T
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Section 2: Newberg Development Code § 151.357, shall be amended as follows:

§ 151.357 BUILDINGS AND USES PERMITTED CONDITIONALLY.

In addition to the buildings and uses permitted conditionally listed in § 151.211, the Planning
Commission may grant a conditional use permit for any of the following buildings and uses in
accordance with a Type HI procedure:

(A) Dwelling units. The permitted density shall be stated on the conditional use permit.

(B) Fumigation chambers.

(C) Group care facilities. The permitted density shall be stated on the conditional use permit.
(D) Group care homes not meeting the requirements listed under permitted uses in § 151.356.
(E) Nursing homes.

(F) Recreational vehicle parks.

(G) Telecommunication facility, including radio towers and transmitters which are either

freestanding or which are incorporated into an existing structure or an existing utility pole, and will
extend above the existing structure more than 18 feet.

(H) Theaters, drive-in.

, sites S ings that individually exceed
30, OOO ofa or 50,000 cumulatwe ofa that do not meet the code requirements of §151.196 (H).

(J) Any other building or uses determined to be similar to those listed in this section. Such other
uses shall not have any different or more detrimental cffect upon the adjoining neighborhood area
than the buildings and uses specifically listed in this section.
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Exhibit "B to Ordinance 2696
Findings

The following findings relate to the proposed text amendments in Exhibit “A”. The findings are
grouped by general category and are followed by the proposed Development Code section
number.

1. Building entrance (§151.196 (A)

Finding: The proposed text amendments modify §151.196 (A) which requires building entrances
to be oriented to the primary street. The existing definition requires a building oriented to a street
with a higher functional classification (greater vehicle capacity and speed). The proposed
amendment would change this so that a proposed building would be oriented to the street with
the higher pedestrian traffic volume (less vehicle capacity and speed). This change will help
ensure development sites are more accessible and functional for pedestrians. The proposed
change does not directly impact vehicle access, although it may help to hide parking areas from
street view.

2. Building facade (§151.196(H)(1)

Finding: Large scale developments are required to incorporate at a minimum 5 of the following
design elements along the building fagade.

(a) A building offset or projection of at least 6 feet depth and width.

(b) An awning or roof sheltering a pedestrian walkway or seating area.

(c) A building fagade shall be comprised of at least two building materials, with the lesser
comprising not less than 10% of the total facade.

(dy Contrasting brick, stone, or natural wood trim.

(e) Pitched roofs or gable-end roofs.

(f) Curved arches or roof line features.

(g) A tower, spire, or cupola.

(h) A comice.

(1) Second story windows that comprise a minimum of 10 percent of the second floor facade.

These architectural features are found to increase visual interest and compatibility with
surrounding development, provide a change in the building direction and divide large spaces into
varying heights and sizes, increase the natural lighting indoors, and provide a feel and scale
similar to “downtown”. Some of these features may increase initial development costs.

3. Windows (§151.196(G), §151.196(H)(3)

Finding: The proposed text amendments requires 20% of the ground floor fagade to comprise of
windows. This amount if found to provide enough window coverage to be visually appealing
without being cost prohibitive. The benefits of having windows on a street side building facade
include; increased natural light in the interior of the building and, they allow customers inside to
view the street as well as pedestrians outside to view into the building.

e il e e
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The proposed text amendment also requires that, of the required window area, 25% of the area
shall allow view into an active space. Windows that allow views into an active space provide
increased natural light, improved fagade articulation and visual interest, and increased security
for the parking and pedestrian areas. It is reasonable, due to the interior configuration of
commercial buildings, storage, employee lounge areas, heating and ventilation systems, etc., to
require 25% of the total ground floor facade windows to view into an active space.

4, Building orientation (§151.196(H)(4)

Finding: The proposed text amendments require that buildings are oriented to the primary street
or an open space or plaza. Orienting a building to a pedestrian space is one of the more important
design elements in creating a pedestrian scale, walkable development site. Locating entrance
points near high volume pedestrian areas helps to increase informal security, is more convenient
for pedestrians, and creates a more lively outdoor space.

5. On site landscaping and screening (§151.196(H)(5)

Finding: Landscaping within the interior of a parking lot provides aesthetic appeal, reduces
storm water runoff and subsequently may improve storm water quality, reduces heat reflection
from impervious surfaces, provides shade for customers, and creates a more pedestrian {riendly
site. More specific findings include:

- Locating one deciduous shade every seven parking stalls is found to provide coverage similar
to the Development Code street tree spacing standards. Furthermore, by requiring a tree with
a minimum tree crown of 25 feet, a greater percentage of the parking lot will have a street-
like tree canopy.

- Large scale development typically has a greater degree of impact on the storm water system
than smaller scale sites. Using best management storm water practices such as a bio-swale,
rain garden, bio-retention area, etc., will help to reduce the amount of storm water runoff and
help to improve storm water quality.

- An open space, water feature, or plaza provides an opportunity for passive recreation,
beautify a site, and typically increase pedestrian activity. Having an on-site open space
feature may reduce the total area for parking and will require continuous maintenance.
Maintenance is typically the responsibility of the property owner.

- The three different landscape island options allow for greater flexibility in site design. For
example, relatively narrow lots may find that 1 landscape island per 7 stalls works better than
a landscape strip between parking blocks. Requiring a 5 foot wide continuous landscape strip
between parking blocks would use about 3 times as much area as locating landscape islands
(5'x 57y every 7 parking stalls.

- Required parking area landscaping may reduce the amount of potential parking spaces and
increase initial development costs and long-term maintenance costs.




- Pervious pavement is typically used in overflow parking areas and emergency vehicle lanes.
The proposed text amendment would permit developments to exceed the 125% parking cap
in 151.196(H)8) if some form of pervious pavement is used.

6. Vehicle and pedestrian connectivity (§151.196(H)(6)

Finding: Internal public streets within a commercial site separate vehicular and pedestrian
traffic, improve traffic flow, and improve the on-site and off-site connectivity. These
improvements are accomplished by separating a majority of the traffic that is traveling within and
through the site, from the parking areas.

In general pedestrian connectivity is regarded as an important site design feature in all types of
development, including large scale retail. Including dedicated pedestrian pathways visually
identifies and functionally separates pedestrians from drive aisles; and allows safe, convenient
access throughout the site and to adjacent development. Together these elements define what is
commonly referred to as the “walkability” of a neighborhood or site.

7. Pedestrian scale lighting (§151.196(H)(7)

Finding: The use of pedestrian scale light fixtures along walkways increases safety, on-site
security, and may improve the aesthetics of the site, particularly for a large scale retail
development site. Especially for safety and security reasons pedestrian pathways should always
be well lit during evening hours. Furthermore, requiring a low height, low wattage light can
reduce light pollution that is sometimes caused by using tall, high wattage lamps in unneeded
areas.

The existing Newberg Development Code already includes minimum exterior lighting
requirements. This text amendment would specify minimum illumination levels for pedestrian
walkways on commercial sites. The proposal does not require pedestrian scale lighting within
parking lot areas, unless a walkway is present.

8. Parking (§151.196(H)(8)

Finding: The existing minimum parking ratio for retail uses is 1 stall per 300 sq. feet of gross
floor area. Currently the Development Code includes no maximum standards. The proposed text
amendments would require a cap of 125 percent of the minimum parking ratio requirement. For
comparison purposes, the following table contains parking data for local large scale retailers.
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Existing Parking Data for Local Large Scale Retailers

. Number of Mmzmufn Proposed  National studies
, Existing ‘ number of stalls B . .
Use Grkine rotio stalls reauired by Code parking ratio
parsing provided required o) maximum (3.8:1000)
existing Code
Bi-Mart 1:230 140 108 140 120
Fred Meyer 1:250 740 615 820 705
Springbrook 1:260 440 385 515 440
Plaza

Newberg’s large scale retailers, Bi-Mart, Fred Meyer, and Springbrook Plaza (buildings over
30,000 sq. ft.) have existing parking ratios of 1:230, 1:250, and 1:260 respectively. These local
businesses have provided an amount of parking between 115 and 125 percent of the minimum
amount required. Visual surveys conducted by staff throughout the year indicate that these
businesses often have a surplus of parking, even during the Holiday Season. The proposed 125
percent cap would limit the ratio to I stall for every 240 sq. ft. of gross floor area; a ratio that
would provide an amount of parking close the amount provided by existing large scale retailers.
Because the existing large scale retail businesses in Newberg are found to have an existing
parking surplus and have existing parking ratios at and below the 125 percent cap, the proposed
cap is found to allow for an ample amount of on-site parking.

For comparison purposes, staff reviewed quantitative studies regarding the parking demand for a
100,000 square foot building during the peak parking period on a Saturday in December. This
time period is when parking needs are expected to be at their highest. For a free standing
discount store the average parking demand is 3.81vehicles per 1,000 square feet of gross floor
area. The minimum and maximum parking permitted by the Newberg Development code and
proposed amendment is 3.33 and 4.16 per 1,000 square feet of gross floor area respectively. This
information illustrates that Newberg’s proposed requirements permit a range of parking that is
similar to the amount of parking demand shown for a free standing discount store during peak
shopping times.

9. Existing Development (§151.196(H)(8)

Finding: The proposed text amendment affirms that if an existing commercial business becomes
“large scale retail” through expansion, etc., that the existing non-conforming criteria of the
Development Code will apply. The existing non-conforming criteria are found not to create an undue
hardship on the owner and are legally defensible.

10. Conditional Use Permit §151.357

Finding: Large retail buildings possess a number of unique characteristics that warrant special
review. The buildings are much larger, posing much greater aesthetic presences in the community.
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They generate large volumes of traffic, noise, lighting, debris, and so forth in a concentrated area.
Each development is unique and can have varied impacts on the community. If the proposed
development does not meet all of the review standards of §151.196 (H), it is appropriate to require
conditional use permits prior to construction of any such uses. Under conditional use review,
additional conditions may be added to address specific issues.

NEWBERG DEVELOPMENT CODE § 151.205 DESCRIPTION AND PURPOSE.

(4)

(B)

13.

It is recognized that certain types of uses require special consideration prior to their being
permitted in a particular district. The reasons for requiring such special consideration
involves, among other things, the size of the area required for the full development of such
uses, the nature of the traffic problems incidental to operation of the use, the effect such
uses have on any adjoining land uses and on the growth and development of the
community as a whole.

All uses permitted conditionally are declared to be possessing such unique and special
characteristics as to make impractical their being included as out-right uses in any of the
various districts herein defined. The authority for the location and operation thereof shall
be subject to review and the issuance of a conditional use permit. The purpose of review
shall be to determine that the characteristics of any such use shall be reasonably
compatible with the type of uses permitted in surrounding areas, and for the further
purpose of stipulating such conditions as may be reasonable so that the basic purposes of

this code shall be served. Nothing construed herein shall be deemed to require the hearing

body to grant a conditional use permit.
Consistency with existing Newberg Comprehensive Plan policies

Comprehensive Plan Policy H.3.c. Commercial development will be encouraged to be
clustered and to develop off-street parking facilities in conjunction with other nearby
developments.

Comprehensive Plan Policy J.1.3. Developments should respect the natural ground cover
of their sites to the extent possible and plans should be made to preserve existing mature,
non-hazardous trees in healthy condition.

Comprehensive Plan Policy J.4.e. Off-street parking should be provided in adequate
amounts.

Comprehensive Plan Policy M.1.a. The City will encourage energy-efficient development
patterns. Such patterns shall include the mixture of compatible land uses and a
compactness of urban development.

Finding: The amendment addresses the needs for off-street parking for commercial
development, but discourages over-paving of commercial sites. By doing so, commercial
development will “respect the natural ground cover to the extent possible” rather than
unnecessarily paving areas. It also will encourage more compact and clustered development.
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- Comprehensive Plan Policy F.9. The City will seek abatement of the aesthetic
degradation of the environment resulting from blighted neighborhoods, indiscriminate
waste disposal, offensive outdoor storage.

- Comprehensive Plan Section J. Urban Design, Goal 1: To maintain and improve the
natural beauty and visual character of the City.

- Comprehensive Plan Policy J.1.c. Non-residential uses abutting residential areas should
be subject to special development standards in terms of setbacks, landscaping, sign
regulations, building heights and designs.

- Comprehensive Plan Policy J.1.g. Community appearance should continue to be a major
concern and subject of a major effort in the area. Street tree planting, landscaping, sign
regulations and building improvements contribute to community appearance and should
continue to be a major design concern and improvement effort.

- Comprehensive Plan Policy J.3.a. Where commercial development is permitted, such
development should be subject to design requirements for ingress and egress, landscaping
and sign control.

- Comprehensive Plan Policy J.4.a. The City will require buffering and landscaping to
minimize impacts between housing and potentially conflicting uses.

- Comprehensive Plan Policy K.8.a. Adopt transportation and land use design standards
that emphasize visual and aesthetic quality.

Finding: The above policies stress maintaining the aesthetics of the community, and providing
buffers between residential and non-residential uses. The proposed amendments achieve these
goals by improving aesthetic standards for large scale retail developments, by providing
buffering standards between commercial and residential uses, and by requiring screening of
storage and loading areas.
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