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ORDINANCE NO. 658 

3 AN ORDINANCE ADOPTING THE TROUTDALE TOWN CENTER PLAN 

4 AND ASSOCIATED DEVELOPMENT CODE AMENDMENTS AND 

5 ZONING MAP AMENDMENTS 

6 

7 

8 WHEREAS, the Troutdale Town Center Plan and its associated Development Code amendments 

9 and zoning map amendments have been prepared to guide future development of Troutdale's town 
10 center area consistent with the requirements of the Metro Urban Growth Management Functional 
11 Plan; and, 
12 

13 WHEREAS, the Troutdale Planning Commission held public hearings on October 15 and 
14 November 19, 1997 to take public testimony on the proposed plan and amendments and has 

15 forwarded the proposal to the City Council with a recommendation for adoption; and, 
16 

17 WHEREAS, the City Council held public hearings concerning the proposal on January 27, 1998 

18 and February 10, 1998 to provide opportunity for public comment; and, 
19 

20 WHEREAS, the City Council is satisified that this matter has been adequately considered; now, 
21 therefore, 
22 

23 BE IT ORDAINED BY THE COUNCIL OF THE CITY OF TROUTDALE: 

24 

25 

26 

27 

Section 1: Findings. The findings of fact contained in the Planning Commission Final Order are 
adopted by reference herein. 

28 Section 2: Troutdale Town Center Plan. Based on these findings, the Troutdale Town Center Plan 
29 dated December 1997 (Attachment A hereto), is hereby adopted. The land use plan designation 

30 map contained in Figure 8 (Attachment C hereto) of the Town Center Plan shall become the City's 
31 official comprehensive plan map for the area depicted. 
32 

33 Section 3: Troutdale Zoning Map. Based on these findings and in conjunction with adoption of 
34 the Town Center Plan, amendments to the Troutdale Zoning Map as contained in Figure 8 

35 (Attachment C hereto) of the Town Center Plan are hereby adopted. The zoning designations 

36 shown in Figure 8 shall become the City's official zoning map for the area depicted. 

37 

38 Section 4: Troutdale Development Code Amendments (Text Amendment No. 23). Based on these 

39 fmdings and in conjunction with adoption of the Town Center Plan and zoning map amendments, 

40 text amendment No.23 to the Troutdale Development Code, Ordinance No. 491-0, (Attachment 
41 B hereto) is hereby adopted. 
42 

43 

C:\WPWINDOC\RESOLUTE\TOWNPLAN.ORD Page No. 1 



1 Section 5: Effective Date. The Troutdale Town Center Plan, including the land use plan 

2 designations and zoning map amendments and its associated text amendments to the Troutdale 

3 Development Code (text amendment No. 23), shall take effect thirty days from the date of 

4 adoption. 
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INTRODUCTION 

The primary objective of the Troutdale Town Center Plan is to develop a strategy for new 
infill and redevelopment that will enable downtown Troutdale to thrive as a viable town 
center within the Portland region. The Town Center Plan has been developed, in part, to 
implement the regional Metro 2040 Growth Concept. The plan identifies the physical and 
policy barriers which inhibit intensification and redevelopment of the downtown. It 
contains implementation strategies including policy actions, public projects, programs, and 
incentives intended to help Troutdale develop a strong and diversified town center. The 
plan document also describes the planning context and the concepts used to develop the 
plan. The plan is organized as follows: 

Context 
Region 2040 Growth Concept -Town Center 
• The Planning Process
• Planning Area and Subdistricts

Concept Development 
Goals and Concepts 
• Concept Plan

Implementation 
Proposed Land Use Plan 
• Policy and Plan Actions
• Projects
• Programs
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CONTEXT 

REGION 2040 GROWTH CONCEPT - TOWN CENTER 

The purpose of the Troutdale Town Center Plan is to define the type and character of new 
development in Troutdale, which has been designated a town center in the Metro 2040 
Plan. 

In the regional planning framework, a town center is smaller than the Central City or a 
Regional Center. It provides local shopping, employment, and cultural and recreational 
opportunities within a local market area, serving a population of tens of thousands of 
people. Although town centers are characterized by compact development and transit 
service, they vary in character--from traditional centers like Lake Oswego and Forest 
Grove, to transformed auto-oriented districts that develop into more complete 

communities, such as Hillsdale in southwest Portland. In addition to having retail and 
service businesses, town centers are expected to create their own regional specialties and 
unique identities. 

Within the Region 2040 planning process, each local jurisdiction and selected subareas 
were allocated employment and population targets for the year 2040. Troutdale's target 
allocations were as follows: 

Population 
Employment 

Source: Metro 

Troutdale Employment and Population 

1992 

8,790 
5,539 

2040 

21,869 
14,006 

Change 1992-2040 

13,079 
8,461 

The employment and population allocations for Troutdale provide a reasonable target for 
the community although the initial allocations may have under estimated the community's 

potential. Troutdale's November 1996 population was estimated by the PSU Center for 
Population Research and Census to be 12,050 persons, 37% higher than the 1992 metro 

estimate. At the current rate of growth, Troutdale will reach the 2040 targets well in 
advance of the year 2040. To meet the 2040 population targets, Troutdale must 
accommodate an additional 9819 persons. By encouraging a significant portion of this 
projected population growth in the town center area, the community can create a more 
compact development pattern which supports downtown area business and employment, 

consistent with regional town center objectives. 

Troutdale Town Center Plan 
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PLANNING PROCESS 

The planning process was guided by input from the Town Center Task Force which 
consisted of downtown property owners and business people, area residents, and 
community leaders. The Task Force met periodically from September 1996 through June 
1997 to develop the plan and implementation strategies. A key component of the planning 
process, was a community design charrette at which property owners and the community 
at large met with the consulting team to develop and refine design concepts for the town 
center area. 

In August and September 1996, the consultant team worked with City of Troutdale staff 
to consider study area boundaries, review background information, and develop a 
schedule for the project. 

In September 1996, a secondary market area was defined to provide a market overview 
for the town center. At the first Task Force meeting on September 25, the study area was 
defined and issues to be addressed in design concepts were identified. Based on this 
work, the consultant team drafted goals and concepts for use in subsequent community 
meetings. Consultants and city staff also examined vacant lands in the study area. 

In October, preparations were made for a public meeting on the evening of October 23, 
followed by a two-part design charrette process on November 6 and 7. Newsletters were 
distributed to Troutdale residents and property owners within the study area. Consultant 
team members conducted telephone interviews with several key stakeholders to identify 
issues and encourage attendance at the meetings. 

The Community Design Charrette began with a citizens forum in the evening of November 
6. On the following day, the consultant team worked through the day and presented its
design solutions in a second citizens' forum that evening.

The design concepts were evaluated by charrette participants and public comments were 
documented. Following the charrette, a final concept plan was prepared. This concept 
plan was later transformed into the proposed land use plan. 

Following the charrette, the consulting team prepared a concept plan memorandum which 
was distributed to Task Force members. In January 1997, the Task Force metto  evaluate 
and review the concept plan memorandum. Minor changes and refinements were 
incorporated into the plan based on the meeting. In February, the consulting team 
presented the plan to a joint meeting of the City Council and Planning Commission. 
General approval of the .concepts were provided and the consulting team began exploring 
implementation concepts. 

On May 14, the task force reviewed implementation strategies including policy actions, 
public projects and incentive programs. On June 11, 1997, the Task Force reviewed the 
draft plan document and draft implementation ordinances. 

Troutdale Town Center Plan 
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PLANNING AREA AND SUBDISTRICTS 

The Troutdale Town Center planning area encompasses approximately 330 acres and 
extends from the Sandy River to McMenamins Edgefield. The existing downtown is at 
the core of the planning area which also includes the surrounding residential area and the 
Columbia Gorge Factory Stores. 

During the preparation phase for the November 1996 design charrette, five subdistricts 
were identified through analysis of the planning area's existing character (see Figure 1). 
They are listed below, with a few key elements that characterize each subdistrict: 

Subdistrict Existing Characteristics 

Ediefield Opportunity Area 

Developed McMenamins Edgefield hotel/restaurant/brew pub complex 
• Existing jail
• Undeveloped Edgefield Station site
• Auto-oriented uses
• No sidewalks

Transition Area 

Underdeveloped properties 
• Range of land uses
• Very low- to high-density residential
• Low-intensity commercial and industrial
• Auto-oriented uses
• No sidewalks

Established Town Center 

• Historic downtown commercial district
• New commercial development occurring north of the East Historic Columbia River

Highway 
• Pedestrian-oriented development in the downtown
• Predominantly single-family residential development pattern
• Numerous residential infill opportunities

Troutdale Town Center Plan 
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River Opportunity Area 

Natural river bank edge 
• Low-density residential development
• Underdeveloped properties
• Recreational vehicle/mobile home park
• No sidewalks

Highway District 

• Existing auto-oriented Columbia Gorge Factory Stores
• Existing sewage treatment plant
• Sandy River frontage

Troutdale Town Center Plan 
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CONCEPT DEVELOPMENT 

GOALS AND CONCEPTS 

Based on the Task Force's input at the September 25 meeting and additional public input 
at the October 23 open house, land use goals, transportation goals, and town center 
design concepts were developed to guide the November charrette effort. Goals and 
concepts follow. 

Land Use Goals - General 

Encourage commercial business that serves Troutdale citizens. 
• Provide opportunities for mixed uses.
• Provide open spaces and greenways.
• Diversify Troutdale's economy.
• Place public art at key locations.
• Provide for development of housing in a range of styles and costs.

Land Use Goals - Site-Specific 

Provide more housing in the core area. 
• Redevelop the sewage treatment plant site.
• Maintain the historic character and historic theme of the downtown.
• Create an historic highway interpretive center.

Create a riverfront promenade and provide Sandy River access and a trail along the river.

Transportation Goals 

Maintain a pedestrian- and bicycle-friendly environment. 
• Strengthen connections between the downtown core and McMenamins Edgefield.
• Enhance linkages to Portland and MAX.
• Enhance pedestrian connections:

- Provide pedestrian linkages between the downtown and the Columbia Gorge
Factory Stores.

- Provide pedestrian linkages among the downtown, neighborhoods, and
Edgefield Manor.

- Provide linkage from McMenamins Edgefield to the northern side of the
railroad tracks.

- Provide walkways east of downtown along the East Historic Columbia River
Highway.

Troutdale Town Center Plan 
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Town Center Concepts - Region 2040 Program/General Concepts 

Population Densities of 40 Persons per Acre 

A Town Center requires enough people 

living, working, and shopping within a 

comfortable walking distance in order to 

thrive. Downtown Hillsboro and Portland's 

Hawthorne Boulevard district are examples .. 

- or development at about 40 persons per acre.

Commercial retail street which services the 

surrounding community, Palo Alto, California 

Attached housing near the Broadway 
commercial district, Portland, Oregon 

Shopping and Services to Meet Local Needs 

The scale of commercial development in the 

Town Center should be suited to the needs 

of the surrounding neighborhood, rather than 

attracting from a large, regional market. 

Emplovment Opportunities for Area Residents 

Within a Town Center, land should be zoned 

to accommodate offices, light manufacturing 

compatible with the Town Center's urban 

mixed-use character, and other businesses 

that can provide jobs for local residents. 

Commercial district providing employment 
opportunities, iv!ercer Island, Washington 

Troutdale Town Center Plan 
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Housing Densities to Support the Town Center 

It is important that enough people live close 
to the Town Center to provide a sufficient 
local market base for its shops and services. 
A variety of housing types can help achieve 
needed densities. 

Attached dwellings which appear similar to 

surrounding single-family dwellings, Portland, 

Oregon 

A neighborhood park provides a community 

gathering place 

Eight-plex apartments which treat internal 

drives as public streets, Harbortown, 

iv!emphis, Tennessee 

Public Spaces - Pedestrian Plazas/Public 
Squares 

A large part of a To1.:vn Center's appeal is its 
ability to serve as a comfortable community 
gathering place. Public plazas and squares 
serve this role. 

Tro!ltdale Town Center Plan 
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Focal Points - Gateways/Towers 

For nearby residents as well as visitors, key 

landmarks provide a sense of orientation and 

identity. They indicate arrival at a distinct 

place, and help people recognize important 

sites within it. 

A pedestrian connection is provided between 

buildings, ivlt. View, California 

A gazebo can serve as a focal point or 

landmark/or a neighborhood 

Pedestrian-Oriented Streets 

A Town Center is.a comfortable and 

convenient place to wa.lk. Traffic is calmed, 

conflict with automobile traffic is 
minimized, and streetscape design with 

landscaping and street furniture protects and 

accommodates pedestrians. 

Commercial streetscape providing on-street 

parking and pedestrian amenities, Mercer 

Island, Washington 

Troutdale Town Center Plan 
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Pedestrian Connections to Surrounding 
Neighborhoods 

To reduce automobile dependency, the 
Town Center must be easily reachable on 
foot by residents of surrounding 
neighborhoods. A connected network of 
streets and accessways provides direct 
walking paths to the Town Center, 
encouraging people to walk there. 

Neighborhood commercial mL-r:es retail and housing 

in close proximity, Seattle, Washington 

Transit Service 

Locating jobs and housing close to transit 
enhances ridership by efficiently serving 
more people. A Town Center's traffic and 
parking needs can be reduced by transit 
service that effectively accommodates a 
share of the Town Center's travel demand. 

Off-street pathWCl'J, Salem, Oregon 

Mix of Uses 

A diverse mix of complementary uses and 
activities adds to the vitality of a Town 
Center, creating activity on the streets and in 
the public squares throughout the day. At 
night, the presence of upstairs residences 
maintains surveillance over the street, 
contributing to safety at all hours. 

i'vfixed use development providing for transit 

orientation, Oakville, Ontario 

Troutdale Town Center Plan 
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Town Center Concepts Specific to. the Troutdale Design Charrette 

Similar Uses Face Each Other Across Streets; Changes of Use Occur Across Rear 
Property Lines 

In residential areas surrounding the town center, single-family residential homes are 
farthest from the commercial mixed-use core, lining both sides of the local streets. Closer 
to the core, a transition to higher-density structures - such as duplexes, rowhouses, or 
townhouses - occurs across rear property lines. In this way, like kinds of residential 
structures consistently face each other across streets. Where local streets intersect 
collector streets close to the core, duplex structures occupy the comer lots, providing a 
transition to the highest density buildings (garden apartments or condominium structures) 
across the collector street. These buildings should be oriented to the street in a way that 
reflects the scale and spacing of the duplex structures, creating a compatible, rhythmic 
street edge along the collector. 

Neighborhood Centers are Provided within Walking Distance 

The design guideline for walking distance to a Neighborhood Center is 1,500 feet, just 
over one quarter-mile. Ideally, Neighborhood Centers are located so that no residence 
will be farther than this distance from at least one. 

Concentrate Retail in the Town Center's Core 

To maintain the needed concentration of activity, a commercial main street district should 
be located at the heart of the town center. To focus commercial retail activity, the district 
should be no more than approximately 1,000 feet long· - the appropriate walking distance 
for a successful commercial area. 

Mixed-Use Development Provides a Transition from Commercial Uses to Housing 

In areas immediately surrounding the commercial core, mixed-use structures containing a 
combination of retail storefront, office, and upstairs residential uses provide a good 
transition between the business district and surrounding neighborhoods. 

Open Spaces and Public Greenways 

A structure of public open spaces at key locations helps create a unique character for each 
local subdistrict. In addition to pedestrian-oriented streetscapes, paths that provide 
additional connections can be located in natural drainageways and other off-street 
locations. 

Troutdale Town Center Plan 
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Attractive Pedestrian-Oriented Streets 

Pedestrian-oriented streets can be achieved by eliminating garage- and car-dominated 
streetscapes. Using alleys to locate garages and vehicle access at the rear provides a 
pedestrian street frontage that is uninterrupted by driveways and offers more on-street 
parking. Another alternative is to provide buildings which face the street with garages or 
parking set back beyond the front of the structure 

Avoid Walled Streets 

Lots should not be located so that rear yards are adjacent to collector streets, producing a 
dead corridor faced by rear fences. Instead, more local streets should intersect collectors, 
with comer structures oriented to present their side yards to the collector. Tall fences are 
not allowed along the street edge. 

Terminate Vistas by Locating Significant Buildings or Landmarks Along Key Corridors 

Major roadways inherently frame views of whatever lies ahead along the corridor's sight 
line. Locating important civic buildings, landmarks, plazas, public art, or other highly 
visible features at key points reinforces the perception of defined boundaries for 
neighborhood districts, as well as provides orientation cues. 

CONCEPT PLAN 

The Concept Plan is based on Task Force comments and the two-day design charrette held 
on November 6 and 7, 1996. The purpose of the charrette was to develop and test plan 
concepts for the Troutdale Town Center planning area. This discussion of the Concept 
Plan includes the following components: 

Neighborhood Centers 
• Concept Plan
• Transportation Network
• Subdistrict Details

Neighborhood Centers 

The primary objective of the Troutdale Town Center Plan is to create a strategy for a 
neighborhood-based, pedestrian-oriented development pattern in the Troutdale Town 
Center area. The planning process relied on the principles and concepts discussed in the 
previous sections of this plan. A basic component of creating pedestrian-oriented 
development is identification of Neighborhood Centers. In general, a Neighborhood 

Troutdale Town Center Plan 
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Center provides a focal point for surrounding development within a five-minute walk 
(about 1,500 feet). The key element of a Neighborhood Center could be a park, a school, 
a church, a neighborhood commercial area, or another feature. 

In the Troutdale Town Center design charrette process, Neighborhood Centers were 
identified at the following general locations: 

• downtown at the new Mayor Square community park,
• east of the Columbia Gorge Factory Stores at the Sandy River,
• on the East Historic Columbia River Highway at the Sandy River bridge,
• at the S.W. Halsey Street/Columbia River Highway intersection,
• along S.W. Halsey Street south of S.W. Edgefield Court, and
• along S.W. Halsey Street at the Edgefield Station site.

Each of these locations provides a suitable node for a park or neighborhood commercial 
activity (see Figure 2, Neighborhood Centers). 

Concept Plan 

The concept plan is depicted in Figures 3 through 7. A key issue driving development of 
the Concept Plan was the goal of strengthening retail commercial activity along East 
Historic Columbia River Highway in the historic commercial downtown of Troutdale. 
The current downtown plan provides guidance with respect to urban design features and 
development of storefront commercial along the northern side of the highway, where new 
commercial development is under construction. 

To strengthen the focus of the growing retail market in the downtown, a reduction of the 
existing CBD zoning in the area is recommended. At present, CBD zoning extends from 

the Sandy River on the east to the S.W. Halsey Loop on the west. Based on research by 
national retail expert Bob Gibbs, successful pedestrian-oriented retail areas are no more 
than 1,000 feet long. Retail areas that extend beyond 1,000 feet do not achieve the 
necessary pedestrian linkages, and break into subdistricts. Based on Gibbs's research, the 
downtown CBD zoning should terminate at the train station on the east and at the S.W. 
Halsey Street intersection on the west. 

East of downtown, the current trend toward additional high/medium-density residential 
development should be encouraged to continue. Mixed use with residential and/or office 
development would be appropriate in this area. A neighborhood commercial node is 
proposed at the Sandy River bridge, which provides an appropriate location for a 
restaurant that takes advantage of the river location. 

Troutdale Town Center Plan 
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Proposed uses south of the downtown area include mixed use/office along S.E. 2nd 
Street, high/medium-density residential along S.E. 3rd Street, and single-family residential 
further south. In general, to achieve compatibility, uses face similar uses across the street. 
Changes in use or in scale of development should occur across rear property lines. 

North of downtown, it is assumed that the sewage treatment plant site will be 
redeveloped. Highway-oriented commercial should be expanded with extension of an 
access drive through the Columbia Gorge Factory Stores to the east. Along the perimeter 
of the site, mixed-use office and housing is proposed. An open space trail system should 
follow the river. 

West of downtown, the area currently designated CBD should be planned for mixed-use 
office/housing and high/medium-density residential. Farther w:est, the Edgefield Station 
site should be supported as a regional entertainment/commercial center, with a mix of 
residential densities provided between the Edgefield Station Complex and the CBD to the 
east. A park, which would include forested land, is proposed on the south side of S.W. 
Halsey Street between Edgefield and the downtown. The park would link with and 
complement proposed open space areas depicted in a schematic plan for the Edgefield 
Station site. 

To strengthen proposed retail in the downtown area, and in recognition of potential access 
problems from S.W. 257th Avenue, the proposed Community Commercial (CC) site along 
S.W. 257th Avenue should be changed to medium/high-density residential. 

Transportation Network 

A primary objective of the plan is to create a better network of connected streets, noting 
that topography creates a constraint for north-south streets and for connections with S.W. 
257th Avenue. 

The existing transportation framework of collector and arterial streets is proposed to 
remain essentially the same. One key change is realignment of the West Historic Columbia 
River Highway/S.W. Halsey Street intersection. By making a transition from the West 
Historic Columbia River Highway to S.W. Halsey Street, the primary east-west through 
movement, the intersection can be shifted west to create a developable land parcel aligned 
with the view axis of West Historic Columbia River Highway, providing a visual 
termination point at the western end of the downtown. The new intersection could be in 
the form of a T, or a new street could extend to the southeast, creating a four-way 
intersection (see Figure 3, Local Street Network). 

Troutdale Town Center Plan 
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Detail of the area centered on SW 
Halsey Street to the west of SW 257th 

Avenue. Key features include a 
network of streets serving high and 
medium density housing areas and 

neighborhood parks. The local street 
system intersects with SW Halsey 

Street to create a grid that avoids the 
creation of a walled corridor along 

SW Halsey Street. Development 
would be oriented to present side 

yards to the street and would provide 
opportunities for alley access. These 

features help to create pedestrian 
oriented streets. 

Overall town center concept plan 
depicting future streets, land uses, 
and parks. 

Detail of the proposed land uses and 
street network along the East Historic 
Columbia River Highway near the 
Sandy River: 

7961008 6/30/97 
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To achieve a pedestrian orientation, it is important that the study area be served by a 
network of local streets. The plan diagram prepared for the design charrette includes an 
illustration of a potential network of local streets through the area. A new north-south 
street is proposed to extend north from S.W. Sturges Drive into the study area. This 
street would link with a network of streets connecting with S.W. Halsey Street and the 
West Historic Columbia River Highway (see Figure 3, Local Street Network). 

The proposed local street system is oriented generally in a north-south direction, with 
streets intersecting S.W. Halsey Street. The resulting grid pattern allows new residential 
development to be oriented to the north-south side streets, and avoids creation of lots 
whose rear yards face S.W. Halsey Street. As a result, buildings on comer lots will have 
their side yards facing S.W. Halsey Street, creating a pedestrian-friendly streetscape along 
S.W. Halsey Street and avoiding the "walled" effect typical of suburban collector streets 
lined by rear fences. 

A new east-west street is proposed through the Columbia Gorge Factory Stores to 
connect with the sewage treatment plant site. Additional linkages to this area include a 
trail system along the river and a pedestrian bridge connection from downtown across the 
railroad tracks. 

Subdistrict Details 

Details for various subdistricts were prepared as part of the charrette process. The 
general plan map included conceptual street patterns through the study area. Details are 
described below. 

Columbia Gorae Factory Stores/Treatment Plant Site/Downtown 

Two site plan concepts were prepared for the Columbia Gorge Factory Stores/treatment 
plant site. One concept assumed removal of the treatment plant; the other assumed the 
plant would remain, with modifications. Both of the detail plans assume extension of a 
new street through the Columbia Gorge Factory Stores, with development of offices and 
housing along the river; a trail system along the river, linking with the train station 
downtown; and a pedestrian connection at Harlow from downtown to the Columbia 
Gorge Factory Stores. In the downtown area, a new small building on a site at S.E. 
Kibling A venue will help to continue the storefront pattern along the street and enclose the 
space near the train station (see Figure 4, Columbia Gorge Factory Stores Details). 

West Historic Columbia River Hiahway/S.W. 257th Avenue/S.W. Halsey Street 

The site plan for this subdistrict depicts new residential and new commercial/mixed-use 
development, showing new residential development east of S.W. 257th Avenue and north 
of 4th Street. This concept diagram illustrates a transition of density from high (along 
S.W. 257th Avenue) to low (along S.E. 4th Street). 
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Detail of a development concept for 
the treatment plant and Columbia 

Gorge Factory Stores site assuming 
removal of the treatment plant. Key 
features include extension of a street 
through the Columbia Gorge Factory 
Stores with new buildings fronting on 
the new street to create a main street 
effect. Mixed office and housing abut 

a trail/park system along the river. 
A pedestrian bridge links the 

downtown and the Columbia Gorge 
Factory Stores. 

Bird's eye image of the redevelopment 
concept for the treatment plant site. 

Detail of the treatment plant site 
assuming the treatment plant remains 
and is capped. Housing and offices 
abut the river. 

Perspective of the north side of the 
East Historic Columbia River 
Highway in the downtown near the 
rail depot. 
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The apartments depicted along S.W. 257th Avenue are built on a "U"-shaped courtyard 
design, which through its pattern of building massing along the street, reflects the massing 
of attached dwellings across the street, creating a compatible scale and rhythm along S.W. 
257th Avenue. Throughout the subdistrict, densities and uses generally match similar uses 
across streets, and changes generally occur across rear property boundaries. This 
development concept--matching densities and uses across streets--is appropriate 
throughout the study area. (Note that the depiction of residential use on the site is for 
illustrative purposes only and is not intended to reflect a proposal.for development. 
Following this charrette, it was determined this site should remain as retail commercial to 
provide a downtown location for a grocery store). 

The site plan also depicts a proposal to realign the West Historic Columbia River 
Highway/S.W. Halsey Street intersection, shifting it south and west. With a street 
vacation, a new building site would be available to provide a visual termination for the 
western end of the downtown. To maintain the pedestrian character of the downtown, 
new buildings in the vicinity of the West Historic Columbia River Highway/S.W. 257th 
Avenue intersection should be designed with storefronts on the street (see Figure 5, West 
Historic Columbia River Highway/S.W. Halsey Street Intersection). 

Residential Neiihborhoods 

A site plan and elevation of a proposal for attached housing at S.E. 6th and S.E. Dora 
Avenue is provided. The plan provides an example of how five dwellings could be 
designed to be compatible with existing single-family development. The plan locates 
parking along a common drive behind the units. Each unit has a separate, well-defined 
entry that faces the street. The design provides detail and articulation typical of 
surrounding single-family development (see Figure 6, Attached Dwelling Example). 

Two illustrations of neighborhood centers along S.W. Halsey Street west of downtown 
were produced. The first diagram illustrates mixed-density housing with access from 
alleys and a neighborhood center/focal point provided by a church. The second diagram 
depicts a commercially-oriented neighborhood center with mixed-use residential 
development surrounding the center (see Figure 7, Neighborhood Centers). 
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Detail of a residential development concept for the site between SE 4th Street and SE 
2nd Street between S Buxton Avenue and SW 257th Avenue. The concept provides 

housing types that generally match similar housing types across the street with changes 
occurring along rear property lines. Courtyard apartments are provided along SW 
257th Avenue with parking behind the residential street. Townhouses are provided 

east of the courtyard apartments. 

Detail of the conceptual realignment of the intersection of the West Historic Columbia 
River Highway and SW Halsey Street. Vacation of the current right-of-way would 

allow construction of a building that could provide a visual termination point for the 
western end of the CED. Note that new commercial and mixed use buildings would 

front on the street with parking behind. 
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Elevation view from SE Dora Avenue. 

Concept plan depicting five attached 
dwellings ( a triplex and a duplex) on 
three existing lots at the comer of SE 
5th Street and SE Dora Avenue. To 
fit with the historic character of the 
surrounding neighborhood, the 
dwellings would have front porches 
and parking located to the rear. 

Perspective of the attached dwellings, 
looking northwest. 
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Bird's eye view of a neighborhood 
center concept along SW Halsey Street 
west of SW 257th Avenue. The center 
would include a church fronting on a 
community green space. Surrounding 
residential development is served by 
a network of streets and alleys. 

Bird's eye view of a neighborhood center concept at the intersection of SW Halsey 
Street and the West Historic Columbia River Highway. The neighborhood center 

would include commercial buildings fronting on a community green that is bisected 
by the intersection. 
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IMPLEMENTATION 

In January 1997, the Town Center Task Force reviewed and modified plan concepts and a 

land use plan map that was based on the design charrette held in November 1996. 

Following the Task Force meeting, the concepts and map were presented to a joint 

meeting of the City Council and Planning Commission. The Council and Commission 

provided general approval of the concepts and the map for the town center area. Based 

on review and comments received throughout this process, suggested changes were 

incorporated and the plan map was revised (see Figure 8). Implementation strategies were 

then developed and refined. 

This section includes the following implementation components: 

Proposed Land Use Plan 
Policy Strategies - an explanation of the plan concepts and recommended strategies for 

implementation. 

Projects - proposed projects needed to implement the town center plan. 

Programs - the programs and incentives that can be used by the City to implement the 

plan. 

Each component is addressed on the following pages. 

PROPOSED LAND USE PLAN 

The proposed land use plan (Figure 8) is based on the concept plan and subsequent 

meetings with the Task Force and planning staff. A key feature of the land use plan is the 

concentration of retail activity in the CBD. The plan reduces the amount of CBD zoning 

to the east and west of the downtown and converts these areas to high density residential 

and mixed/office housing. Other key changes include changing an existing community 

commercial site on the west side of S.W. 257th Avenue to high density residential and the 

conversion of the Columbia Gorge Factory Stores and sewage treatment plant to general 

commercial. It is assumed the Edgefield Station site and adjoining industrial zoned lands 

will be developed in mixed use and high density residential. A summary of the changes in 

terms of acreage, projected employees, and projected population are included in the 

appendix of this plan. 

The plan map designations shown in Figure 8 also identify associated zoning district 

designations. Each of the zoning districts identified in the town center land use plan is 

briefly described below. 

CBD - Central Business District - This district is intended to be the retail heart of the 
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community. As such, the plan has focused and reduced the amount of land designated as 

CBD. The current CBD zone within the Development Code provides the structure for 

implementation. 

GC - General Commercial - This district is intended to be a broad commercial district 

allowing a variety of regional destination commercial uses. The Columbia Gorge Factory 
Stores and Edgefield Manor are general commercial uses that fit in this district. The 

existing general commercial zone provides a basis for implementation. 

CC - Community Commercial - This district is intended to provide a broad range of 

commercial uses. The plan recognizes select areas along the East Historic Columbia River 

Highway as community commercial. 

NC - Neighborhood Commercial - This district is intended to provide local commercial 

opportunities serving the surrounding neighborhood. The plan includes a neighborhood 
commercial site along the Columbia River Highway at the Sandy River. The existing 

neighborhood commercial zone can be used for implementation. 

MO/H - Mixed Office/Housing - This district is intended to be an office, employment, 

and housing district with limited services and retail opportunities. It provides a transition 

from the CBD to surrounding areas. A new zoning district needs to be developed to 

implement the district. It would apply to areas that are planned primarily for commercial 

office use. 

MDR - Medium Density Residential - Medium density residential areas on the plan 

correspond to the R-4 - Attached Housing District and the R-5 Single-Family District. 

The area surrounding S.W. Edgefield Court would change from high density residential to 

medium density residential under the plan. 

HDR - High Density Residential - High density residential areas on the plan correspond 

to A-2 Apartment Residential. New HOR areas are proposed east and west of the 

downtown and adjacent to McMenamins Edgefield. 

IP - Industrial Park - The Edgefield Station is shown as IP on the plan. The planning 

processes recognized the planning efforts that are on-going to create a mixed use 
development at the Edgefield Station site. It is assumed that the Edgefield Station site 

ultimately will be redesignated for mixed use according to a master plan developed 

specifically for the site. 

Open Space/Park - This district recognizes current park land. 
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Future Open Space Park - This designation identifies locations where future parks are 
needed. Parks along the Sandy River and south of S.W. Edgefield Court also provide 
future neighborhood center locations. 

POLICY STRATEGIES 

Policy strategies are based on the goals and concepts that were used to develop the 
concept plan and the proposed land use plan. This section summarizes each of the plan 
concepts and provides the implementation strategy for the concept. 

I. Town Center Concepts - Region 2040 Program/General Concepts

A. Population and Employment Densities of 40 Persons Per Acre

Concept: 
The population and employment density of a town center should be about 40 
persons per acre. 

Purpose: 
A town center requires enough people living, working and shopping within a 
comfortable walking distance to make the town center thrive. 

Implementation Strategies: 
• In addition to the Central Business District, permit residential development in

commercial districts within the town center area, subject to the density provisions and
standards of the A-2 Apartment District.

• Redesignate selected commercially zoned areas for residential development or mixed
office/housing development, i.e., the promenade area of the CBD along the Sandy
River and the Community Commercial area along S.W. 257th Avenue.

B. Shopping and Services to Meet Local Needs

Concept: 
The scale of commercial development in the town center should be suited to the 
needs of the surrounding neighborhood, rather than attracting from a large, 
regional market. 

Purpose: 
Reductions in travel demand are achieved by enabling more people to meet many 
shopping and services needs close to home. More errands can be accommodated 
by foot or by transit, reducing traffic congestion. 
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Implementation Strategies: 
• Focus retail commercial development in the town center core, and except for

expansion of the Columbia Gorge Factory Stores, do not allow large-scale commercial
developments to locate nearby.

• Limit the size of new commercial uses to avoid big box type development.

C. Employment Opportunities for Area Residents

Concept: 
Within a town center, land should be zoned to accommodate offices, light 
manufacturing compatible with the town center's urban mixed-use character, and 
other businesses that can 'provide jobs for local residents. 

Purpose: 
Employment in the town center provides job opportunities for local residents, and 

helps to concentrate activity near retail and service businesses. Within the town 
center, workers can get errands done by foot or by transit, reducing traffic 
congestion. 

Implementation Strategies: 
• Provide office employment opportunities in the town center area.
• Create a new mixed office/housing zone within selected areas designated commercial

on the Troutdale Comprehensive Plan Map.

D. Housing Densities to Support the Town Center

Concept: 
Provide for residential development at densities that create sufficient market 
demand to support neighborhood businesses. 

Purpose: 
It is important that enough people live close to the town center to provide a 
sufficient local market base for its shops and services. Without this concentration, 
a healthy, mutually supportive relationship is difficult to achieve. 

Implementation Strategies: 
• Allow attached single-family housing and townhouses'in the R-5 single-family zone

provided units maintain a single-family character. Create design standards for new
attached housing.

• Maintain a height limit of three stories within the town center and to encourage
compatibility with existing development patterns
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II. Town Center Concepts in General

A. Public Spaces - Pedestrian Plazas/Public Squares

Concept: 
A public plaza or square provides a focus for the town center. 

Purpose: 
A large part of a town center's appeal is its ability to serve as a comfortable 
community gathering place. Public plazas and squares serve this role. 

Implementation Strategies: 
• Continue to support development and maintenance of the public plaza in the CBD.
• Create a pedestrian plaza/park along the Sandy River at the termination point of this

new street through the Columbia Gorge Factory Stores.

B. Focal Points - Gatewaysff owers

Concept: 
Call attention to key locations with landmark features such as gateways or towers. 

Purpose: 
For nearby residents as well as visitors, key landmarks provide a sense of 
orientation and identity. They indicate arrival at a distinct place, and help people 
recognize important sites within it. 

Implementation Strategies: 
• Use public projects such as parks and public plazas to define focal points within the

community.
• Use design guidelines to define districts such as the downtown. The current

downtown plan creates a strong character for the downtown through the use of design
standards.

• Establish a policy to create neighborhood parks in the town center area.
• Implement the gateway concepts of the current downtown plan.
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C. Pedestrian-Oriented Streets

Concept: 
A town center is a comfortable and convenient place to walk. Streetscape design 
with on-street parking, landscaping, and street furniture protects and 
accommodates pedestrians, minimizes conflict with automobile traffic, and calms 
traffic. 

Purpose: 
To thrive, a town center must create an active and lively street environment where 
pedestrians can promenade, shop, rendezvous, and relax. 

Implementation Strategies: 
• Revise the current downtown plan to eliminate the plan's stated auto-oriented focus of

Subarea A (Note: the current downtown plan includes four subareas).
• Expand the downtown design guidelines of the Subarea D for all areas within the

CBD.
• Establish design guidelines for commercial, high density residential, and mixed use

D. 

areas that include the following:
Site commercial and mixed-use buildings adjacent to the sidewalk. 
Discourage/prohibit parking between buildings and the sidewalk or street. 
Encourage on-street parking to provide a buffer between the sidewalk and street. 
Provide pedestrian scale improvements (pedestrian lighting, monument or 
overhanging signs). 
Provide windows for shopping on major pedestrian streets. 
Provide awnings for protection from weather. 
Provide pedestrian furniture. 
Provide pedestrian gathering places (plazas or parks). 

Pedestrian Connections to Surrounding Neighborhoods 

Concept: 

A connected network of streets and accessways provides direct walking paths to 
the town center, encouraging people to walk there. 

Purpose: 

To reduce automobile dependency, the town center must be easily reachable on 
foot by residents of surrounding neighborhoods. 

Implementation Strategies: 
• Require all new development to create pedestrian connections to neighborhood centers

or to the town center.
• Coordinate with the Parks Department to acquire trails where identified on the plan.
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E. Mix of Uses

Concept: 
A diverse mix of complementary uses and activities adds to the vitality of the town 
center. 

Purpose: 
Activity on the streets and in the public squares throughout the day maintains a 
healthy sense of urban vitality. At night, the presence of upstairs residences 
maintains surveillance over the street, contributing to safety at all hours. 

Implementation Strategies: 
• Allow residential development in all commercial zones. This can be accomplished by

allowing residential development above, behind, or in conjunction with commercial
development.

• Develop a new mixed office/housing zone
• Allow shared use of parking for mixed uses where parking demand is complementary.

F. Transit Service

Concept: 
Enhance transit ridership by locating jobs and housing close to transit, to serve 
more people efficiently. 

Purpose: 
A town center's traffic and parking needs can be reduced by transit service that 
effectively accommodates a share of the town center's travel demand. 

Implementation Strategies: 
• Concentrate high-density and high-intensity uses along transit corridors.
• Require building orientation and street frontage design that accommodate pedestrians

and transit riders.
• Provide shelters and stop locations where people can wait with dignity, sheltered from

sun, wind, and inclement weather.
• Eliminate the auto-oriented focus of Subarea A in the current downtown plan.
• Reduce or eliminate minimum parking requirements for transit-oriented uses.
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m. Town Center Concepts Specific to the Troutdale Design Charrette

A. Similar Uses Face Each Other Across Streets; Changes of Use Occur Across

Rear Property Lines

Concept: 
Like kinds of residential structures consistently face each other across streets. In 
residential areas surrounding the town center, single-family residential homes are 
farthest from the commercial mixed-use core, lining both sides of the local streets. 
Closer to the core, a transition to higher-density structures - such as duplexes, 
rowhouses or townhouses - occurs across rear property lines. Where local streets 
intersect collector streets close to the core, duplex structures occupy the corner 
lots, providing a transition to the highest density buildings (garden apartments or 
condominium structures) across the collector street. These buildings should be 
oriented to the street in a way that reflects the scale and spacing of the duplex 
structures, creating a compatible, rhythmic street edge along the collector. 

Purpose: 
Locating structures of similar type and scale along both sides of a street creates 
blocks with consistency of streetscape and character. 

Implementation Strategies: 
• Locate residential zone boundaries along rear property lines rather than along streets.
• Use building form and scale to provide a gradual transition between low- and high

density residential blocks and to transition between residential and commercial use.

B. Neighborhood Centers are Provided within Walking Distance

Concept: 
The design guideline for walking distance to a Neighborhood Center is 1,500 feet, 
just over one quarter-mile. 

Purpose: 
Neighborhood Centers provide a focus for each neighborhood. All residences 
should be within walking distance of a neighborhood center - park, commercial 
area, public building. 
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Implementation Strategies: 
• Coordinate with the parks department to provide neighborhood parks within the town

center area.
• Ensure that neighborhood commercial uses within the town center serve the needs of

the neighborhood. Limit retail uses at the proposed neighborhood commercial center
by the Sandy River. However, it is desirable to have a pedestrian linkage between this
neighborhood commercial center and the central business district by means of a trail
along the west bank of the Sandy River.

C. Concentrate Retail in the Town Center's Core

Concept: 

A commercial "main street" district should be located at the heart of the town 
center, and should be focused in an area approximately 1,000 feet in length - the 
appropriate walking distance for a successful commercial area. 

Purpose: 

Maintain the concentration of activity needed to help a pedestrian Main Street 
thrive. 

Implementation Strategies: 
• Adjust the amount of retail commercial land in the town center to focus retail in the

established downtown CBD.
• Allow expansion of the regional retail at the Columbia Gorge Factory Stores.
• Eliminate CBD zoning in the promenade area of the current downtown plan.

D. Mixed-Use Development Provides a Transition from Commercial Uses to

Housing

Concept: 
Locate mixed-use structures containing a combination of office and residential uses 
in areas immediately surrounding the commercial core. 

Purpose: 

Provide a good transition between the business district and surrounding 
neighborhoods. 

Implementation Strategies: 
• Require mixed-use structures to be designed at a pedestrian scale (limit height, bring

buildings to the street).
• Require mixed-use structures to be designed in a residential style consistent with the

surrounding area.
• Allow limited retail in the mixed-use area. Limit the square footage of permitted

retail.
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E. Open Spaces and Public Greenways

Concept: 
A structure of public open spaces at key locations that serve local subdistricts 
helps create a unique character for each. In addition to pedestrian-oriented 
streetscapes, paths can be located in natural drainageways and other off-street 

· locations.

Purpose: 
To provide open space and trail linkages. 

Implementation Strategies: 
• Require protection of greenway corridors and open spaces in the course of

· development.
• Identify and designate open spaces and public greenways, and require that public

access easements for pedestrian paths be created and recorded in the course of
development.

• Seek opportunities for creating a pedestrian trail along the west bank of the Sandy
River extending from Glenn Otto Community Park on the south to the Columbia River
on the north.

F. Attractive Pedestrian-Oriented Streets

Concept: 
Use alleys to locate garages and vehicle access at the rear of residential lots and 
buildings. 

Purpose: 
Provide a pedestrian street frontage that is relatively uninterrupted by driveways 
and offers more on-street parking. 

Implementation Strategies: 
• Revise subdivision standards to encourage the use of alleys for vehicular access.
• Create a policy that states alleys are the preferred means of access to new residential

development in the town center area.
• Require garages to be set back beyond the front of the house.

G. Avoid Walled Streets

Concept: 
Local streets should intersect collectors, with comer structures oriented to present 
their side yards to the collector. 
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Purpose: 
Lots should not be located so that rear yards are adjacent to collector streets, 
producing a dead corridor faced by rear fences. 

Implementation Strategies: 
• Do not allow tall fences along the street edge. Fences adjacent to streets should be no

greater than 3. 5 feet high.
• Allow intersection spacing consistent with requiring development with side yards

fronting on collector streets.
• · Orient buildings to the streets.

H. Terminate Vistas by Locating Significant Buildings or Landmarks along Key

Corridors

Concept: 
Major roadways inherently frame views of whatever lies ahead along the corridor's 
sight line. Locating important civic buildings, landmarks, plazas, public art, or 
other highly visible features at key points reinforces the perception of defined 
boundaries for neighborhood districts, as well as providing orientation cues. 

Purpose: 
Terminated vistas provide a more attractive, pedestrian-oriented environment. 

Implementation Strategies: 
• Identify specific locations for treatment as landmark sites.
• Adopt design standards or guidelines to require that development of landmark sites

respond to the visual importance of the site.
• Develop a standard that new streets should be no longer than 1,200 feet without a jog,

a deflected view, or a point of termination.

I. Limit Off-Street Parking

Concept: 
Reduce the need for off-street parking and its visual impacts. 

Purpose: 
Decrease vehicle trips and encourage intermodal use. 

Implementation Strategies: 
• Reduce off-street parking requirements.
• Move parking behind or beside buildings.
• Encourage on-street parking to provide a buffer between the sidewalk and street.
• Encourage alley access to parking areas.
• Adopt a maximum parking requirement.
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J. Accommodate A Major Grocery

Concept: 
Based on preliminary market research, there appears to be potential demand for a 
multi-tenant planned retail development comprising anywhere from 60,000 to 
150,000 square feet. In addition to grocery, other tenants are likely to include 
pharmacy/variety, hardware, video, bank/ATM, deli/restaurant/bakery, and card 
shop. 

Purpose: 
Serve local shopping needs. 

Implementation Strategy: 
• Encourage development of a grocery in the CBD along S.W. 257th Avenue at 2nd

Avenue.

Troutdale Town Center Plan 

Page - 28-



PROGRAMS 

A variety of programs and incentives are available to assist with implementation of the 
Town Center Plan. Program responses include financial incentives, regulatory 
modifications, operational changes, financial incentives, and education. Each of these 
categories is discussed below. Not all programs listed below will be appropriate for use in 
the Troutdale Town Center area. The community should evaluate each program or 
incentive and apply those, which are best suited given financial capabilities. 

I. Financial Incentives

Financial incentives can be achieved by reducing the cost of development or by stimulating 
market demand. 

A. Reducing the Cost of Development

1. Fee/SDC Waivers or Reductions

Waiving or reducing application and hook-up fees provides direct savings to the applicant, 
which can provide additional encouragement for developers and/or owners of key 
development parcels. Waiving or reducing systems development charges (SDC's) in areas 
with existing infrastructure and capacity can reduce development costs. This method is 
best focused in infill areas where the costs of existing infrastructure and capacity have 
already been paid. It would not apply where infrastructure upsizing would be required to 
serve new infill development. 

2. Improvement Districts

Local improvement districts (LIDs) can provide infrastructure improvements in areas 
where new development is being restricted by substandard improvements and where the 

market cannot absorb the improvement costs. Using LIDs to create access and/or utility 
improvements for a group of infill lots in the S.W. Halsey Street area can make 
development of all the lots more affordable. The LID process also offers a realistic 
method of financing the completion of full-street improvements after a half-street is 
installed. The method of assessment may be dependent upon the level of access provided. 

3. Special Incentives for Mixed Use

As experience in Portland indicates, it is very difficult to make mixed use projects (e.g. 
retail at ground floor with residential above) financially feasible without some form of 
public subsidy. Need for financial incentives may be even more pronounced in an area such 
as Troutdale, where rents achievable will be below those available in more established, 
high density, and heavily trafficked urban centers. 

A variety of options are available to consider. Each carries its own advantages and 
disadvantages; Troutdale will need to select the mix most appropriate to its situation and 
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opportunities: 

• Public role in land assembly and sale of land at a discounted price. This might be
focused on a limited number of high impact sites, such as east of the Columbia Gorge
Factory Stores, the intersection of West Columbia Highway with S.W. Halsey Street,
and the existing downtown core.

• Use of tax increment financing. This mechanism was being re-established, for example
in Portland, despite the shake-out after Measure 5; viability of this funding approach is
again in doubt due to Measure 4 7.

• Formation of economic improvement district (EID)/local improvement district (LID).
Assessments to property owners provide a means to assure that those most benefited
from public investment participate in funding. The districts can be difficult to form and
administer, especially in the wake of Measures 5 and 47, and/or in situations where the
cost of improvements significantly exceed perceived benefits to owners within the
district.

• Tax exempt revenue bonding and tax credit developments. These techniques are often
applied for development of multifamily housing serving low- to moderate:.income
residents.

In the absence of financial incentives, condominiums generally will support higher project 
values ( and cost) than market rate rentals when mixed use is involved. We view 
condominium development with mixed-use projects as being far more feasible than rental 
product - unless some combination of financial incentives such as those identified above 
can be made available. 

4. Developer "Pay-Back" Method

Where a developer has the ability to extend services that will in the future serve other 
parcels or areas, a cost recovery agreement allows the City to collect fees from future 
developments as they occur and reimburse the developer. This method encourages 
developers to make investments in infrastructure that will provide a reimbursement as infill 
occurs. For example, this "Pay Back" method may be useful when the City prefers a full
street rather than a half-street improvement, or when utility systems must provide 
additional capacity to serve future planned extensions outside the developer's project area. 

5. City or Non-Profit "Pay Back" Method

The City or a non-profit organization, rather than a developer, can pay the up-front cost 
or provide financing for extended services or improvements. As new properties develop, 
they would pay their fair share of the improvements to the City or the non-profit 
organization. 

6. Public Investment Area

Public Investment Areas (PIA's) define the geographic boundaries where the City will 
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provide the major public infrastructure, such as water and sewer trunk lines, pump 
stations, and major storm sewer lines. In the PIA, developers need only provide the 
infrastructure that serves their development; they do not bear the costs of major line 
extensions. Outside the PIA, developers must pay for all trunk line extensions. The 
difference in infrastructure costs encourages development in the PIA. 
Additionally, the City can selectively assume some or all types of infrastructure costs to 
reduce costs of development. This could include alley paving, sewer/water hook-ups, 
and/or utility upgrades. These expenses can be justified by the savings from more efficient 
use of existing infrastructure compared to conventional urban sprawl. 

7. Tax Increment Financing (TIF)

Tax increment financing (TIF) provides dedicated public funds for planned physical 
improvements in a specified area. The process requires establishment of an urban renewal 
district and an urban renewal board. Tax increment funds accumulate through increases in 
property values in the renewal district; the renewal board freezes current tax revenue at its 
present level within the renewal district, then retains incremental increases in revenue that 
result from rising assessed values within the renewal district. These proceeds are 
dedicated to improvement projects within the renewal district. 

8. Assemble Development Parcels

Where several individual parcels need to be assembled to create a development site, a 
public agency such as an urban renewal agency or economic development corporation can 
negotiate and enter into purchase option agreements with individual property owners. 
These interests can then be transferred to a developer. Urban renewal and tax increment 
financing techniques can also be used to assist in this process. 

B. Stimulate Market Demand

1. Provide Technical Assistance for Mixed Use Development

Increasing Troutdale's Town Center densities to Hawthorne Boulevard-type density of 40 
persons per acre will be met with developer skepticism and resistance unless the feasibility 
of prototypes suitable to the market can be clearly demonstrated. The City may want to 
consider the following services made available at no cost or low cost: 

• Assist with design of mixed-use prototypes supportive of town center concepts.
• Prepare financial proformas demonstrating that mixed-use development can achieve a

satisfactory rate of return to investor equity at a Troutdale location.

2. Demonstration Projects

New mixed use town center development will not occur unless owners, developers, and 
lenders are convinced there is a market for this type of development. Creating market 
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demand can be accomplished through the use of demonstration projects. One to two 
demonstration projects may be needed for each type of development (i.e., residential, 
commercial, office). These could involve several elements including: (1) customer 
survey/focus group sessions to test project concepts on potential customers; (2) obtaining 
advance tenant/purchaser commitments for demonstration projects; (3) pre-qualifying 
borrowers/tenants; and (4) sponsoring a contest (e.g., a drawing for the first house or 
unit). 

3. Provide Loan Guarantees

Providing loan guarantees for mixed use or infill projects in areas where the market is not 
supportive of new development can free up funding for developments that otherwise might 
not occur. 

4. Revolving Loans

The City can directly provide revolving loan funds for infill projects. Because of the 
ability to attach specific eligibility requirements for such funds, this technique is especially 
useful where attention to detail is required for compatibility of infill development in 
historic neighborhoods. 

II. Regulatory Modifications

A. Reduction or Elimination of On-site Parking Requirements

Metro is proposing maximum ratios for on-site parking. The City could take this 
approach further by eliminating any minimum on-site parking ratios. Let the market (i.e., 
lenders) determine minimum need up to the maximum allowable ratios. Maximum parking 
ratios should not apply to on-street parking, which hopefully could be encouraged with 
appropriate street modifications throughout the town center. 

B. Narrower Streets and Accessways

Targeted development can be encouraged by allowing narrower streets and accessways in 
town center area projects, which tends to reduce development costs and provide greater 
flexibility in site development 
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C. Reduced Setbacks

Reducing setbacks to allow more units and/or building square footage can provide a 
strong development incentive by providing greater flexibility in site development. Zero 
lot-line and attached housing also offer innovative approaches. 

D. Higher Densities

Allowing additional units (i.e., accessory or "mother-in-law" apartments) in single-family 
zones can produce modest density increases without causing dramatic changes in 
neighborhoods. Standards for the additional units need to maintain the character of the 
existing neighborhoods. 

E. Half-Street Improvements

In special circumstances, the use of "half-street" improvements encourages development 
by allowing a property owner/developer to construct a portion of a public street to serve 
new development. This strategy may be appropriate where the development pattern 
includes many small parcels and street connections are important. Generally, a half-street 
improvement will require approximately 20 feet of pavement (fire access) along the edge 
of a property with the remaining street section to be provided by future development on 
the abutting property. A factor in allowing half-street improvements is the timing and 
financing for improving the second half of the street. 

m. Operational Changes

A. Expedited Review

Expedited staff review can encourage town center development by assuring a timely 
approval and eliminating uncertainty in the approval process. This requires clear and 
objective administrative standards and fewer opportunities for appeal. 

1. Streamlined Review

Streamlining of staff review for town center development projects can be accomplished by 
resolying issues at pre-development meetings. These meetings give the City and the 
applicant the opportunity to discuss development standards and the requirements for 
approval. Pre-development meetings encourage a streamlined review process by clearly 
setting forth application requirements. 

2. Time Commitment for Review

The City can pass an ordinance committing to a maximum administrative approval time for 
town center development. This will provide developers with benefits in time and costs for 
targeted projects. In addition, an illustrative critical path schedule could be prepared. The 
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critical path would demonstrate the process and timing for development review. 

3. Elimination of Hearings

The elimination of public hearings, where possible, reduces uncertainty in the approval 
process and can encourage redevelopment. This is especially true if a similar application 
for a non-town center development would require a public hearing. To implement such a 
program, an administrative site plan review process with clear and objective development 
standards is required. 

4. Clear Standards

The use of clear.and objective standards will allow administrative decisions to be made 
efficiently. Standards that are clearly written and do not require the exercise of discretion 
by staff can eliminate the need for public notice and hearing requirements. These 
standards should be made readily available to applicants to provide certainty in the 
approval process. 

B. Administrative Variances or Adjustments

The creation of administrative procedures for minor variances in development standards, 
often referred to as "adjustments," can help an applicant get approvals in a timely way 
without committing substantial resources to a project. However, any variance or 
adjustment process introduces uncertainty and should only be relied on to handle 
exceptional cases. For example, using a 10% dimensional rule for varying "clear and 
objective" standards such as setbacks provides an easy guideline for such minor 
adjustments. 

C. Designation of an Ombudsman

The designation of an ombudsman, or advocate, to coordinate with different City 
Departments in the approval process for town center developments can demonstrate a 
City's desire to promote targeted development. An ombudsman also helps applicants track 
the permit process. This person also can be available to prospective applicants to provide 
information and design assistance including geologic studies, traffic studies, historic 
compatibility issues, or other information required for permit approval. 

D. Specific Development Plan

The specific planning process is a public sector master planning process encompassing a 
number of properties. The specific plan--a detailed master plan for streets, lots, and 
utilities--is intended to guide the pattern of development in an area. The specific planning 

process involves property owners, developers, and neighbors in the process in order to 
reach consensus on development. Ideally, the process involves every property owner. A 
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key objective is to provide process certainty for both the development community and the 
neighborhood about the type of development that will occur. Implementation of the 
specific plan should include a streamlined administrative approval process for development 
meeting the plan. In the town center area, the area between S.W. Halsey Street and the 
Columbia River Highway is a prime candidate site for a specific plan. 

IV. Education

A. Maintain Parcel Information Base

Maintaining a database of eligible parcels provides prospective developers with 
opportunities to seek out project sites and take advantage of special provisions for town 
center projects. This should also include notifications to the owners of the parcels that 
special development provisions are available should they decide to develop their property. 

B. Provide Prototype Information

Desired development can be encouraged by showcasing town center projects in Troutdale 
or in other jurisdictions on a bulletin board or in handouts. This information can provide 
ideas for new applicants. 

C. Sponsor a Design Competition

The City can select a specific town center parcel and sponsor a design competition for a 
development project on the property. The winning design can be made available to 
prospective developers as a cost-cutting measure to promote development of the property. 

D. Neighborhood Meetings

Neighborhood meetings in areas with potential for higher density development can reduce 
or mitigate neighborhood opposition to increased densities by discussing the benefits of 
town center development (i.e., increased property values, reduced infrastructure costs, 
environmental benefits, design compatibility, convenient commerce, strong sense of place 
and public open space characteristics). 

E. Program Analysis

The Program Analysis Matrix (Table 1) provides an evaluation of the effectiveness and 
appropriateness of the various programs and incentives listed in the previous sections. To 
ensure successful implementation of the Town Center Plan, the community should select a 
variety of programs and incentives. This will promote the town center on multiple levels 
and provide a diverse approach to implementation. 
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PROJECTS 

The Town Center Plan process has identified a series of public improvement projects that 
are designed to implement plan objectives (Figure 9). The following general types of 
projects were identified and are described below. 

Facilities 
• Street Improvements
• Pedestrian Improvements

A breakdown of cost estimates for the projects is included in the Appendix of the plan. 

I. Facilities

Key facility improvements include the relocation of the sewage treatment plant and park 
improvements. 

A. Sewage Treatment Plant Relocation

The relocation of the sewage treatment plant is a critical element for the redevelopment of 
the downtown area. By relocating the treatment plant to the north ofl-84, the City will 
create a new development parcel that can be used for commercial expansion and for new 
mixed use development along the river. Estimated cost: $18,000,000. 

Funding Strategies: General obligation bonds, water/sewer funds, urban renewal/tax 
increment financing. 

B. Parks/Open Space

The Town Center Plan was based on the principle that neighborhoods should be 
pedestrian oriented and that residences should be within easy walking distance of a 
neighborhood center or focal point. A neighborhood park can provide an attractive 
amenity and a strong center for a neighborhood. The Town Center Plan includes future 
parks that provide focal points for surrounding residential areas. The plan identifies three 
locations for new parks: 

1. Sandy River/End of the proposed street through the Columbia Gorge Factory Stores
complex - This site would provide a key community amenity and focal point linking
the Columbia Gorge Factory Stores to the river and avoiding mixed use development.
Estimated cost: $314,000.

2. Sandy River/South of the Railroad - This area provides a unique opportunity for river
access and a linkage between the downtown and the mixed use/housing area proposed
along the river to the north of the railroad. It also provides an opportunity for river
access and linkage between the central business district and the neighborhood
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commercial center at_the Sandy River. Estimated cost: $123,000. 

3. Edgefield Station site - The proposed Edgefield station site includes a park location to
southeast of the preliminary master plan. Estimated cost: $688,000.

4. Tree Grove South of S.W. Halsey Street - An approximately 7-acre grove of trees is
located south of S.W. Halsey Street midway between S.W. Halsey Loop and
McMenamins Edgefield. The tree grove would provide a prime location for a large
neighborhood park. Estimated cost: $465,000.

Funding Strategies: Parks systems development charges, exactions/park land dedications, 
local improvement districts, county service districts, Metro open space funds. 

II. Street Improvements

New streets and street improvements are identified on the Transportation Network 
Diagram from the Town Center Plan (Figure 3). Identified improvements include: 

A. Through the Columbia Gorge Factory Stores Complex

A local street is proposed through the Columbia Gorge Factory Stores to access the 
sewage treatment plant site and proposed new development along the river. The street 
should be designed with on-street parking and provide the character of a "main street" 
through the existing mall. New mall development should orient toward the street. The 
street should terminate at a pedestrian plaza/park that would serve as a focal point for the 
area. Estimated cost: $887,000. 

Funding Strategies: Exactions, private developer funding, urban renewal/tax increment 
financing, general/obligation bonds as part of treatment plant relocation. 

B. .Third Street Extension

Third Street should be extended west to connect with S.W. 257th Avenue to provide 
pedestrian, bicycle, and transit connections. Given the grade of S.W. 257th Avenue and 
winter conditions, vehicle access at this location requires further study. Vehicle access 
must be closely coordinated with Multnomah County, and if permitted, will likely be 
designed as a right-in/right-out intersection. The extension of S.E. 3rd Street will provide 
a better network of streets and an additional way. of connecting the downtown with S. W. 
257th Avenue. Estimated cost: $490,000. 

Funding Strategies: Exactions, private developer funding. 

C. West Historic Columbia River Highway/S.W. Halsey Street Intersection

The West Historic Columbia River Highway/S.W. Halsey Street intersection should be 
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reconstructed as a "T" intersection through the ODOT Highway Division maintenance 
yard. Relocation of the intersection to the west will allow vacation of the existing right
of-way to create a visual termination at the west end of the downtown. Estimated cost: 
$500,000. 

Funding Strategies: Urban renewal/tax increment financing, general/obligation bond, local 
improvement district, transportation systems development charges. 

D. North/South Collectors and Street Network

A network of streets should be provided through the area between S.W. 257th Avenue 
and McMenamins Edgefield. Key street improvements would include two connections 
between S.W. Halsey Street and the West Historic Columbia River Highway. One 
connection should occur on the east side of the Edgefield Station site, and the second 
connection should occur north of S.W. Halsey Loop. South of S.W. Halsey Street, 
connections should create a grid network to serve residential development. A collector 
level connection should link S.W. Sturges Drive with S.W. Halsey Street. To avoid heavy 
use of this transportation connection it is envisioned that this street would be designed to 
include neighborhood traffic calming and traffic management features between S.W. 
Sturges Drive and S.W. Halsey Street. Estimated cost: $5,320,000. 

Funding Strategies: Exactions, private developer funding, transportation systems 
development charges. 

III. Pedestrian Improvements

Pedestrian improvements include trails and connections. Trail concepts prepared by the 
Parks and Recreation department have been identified. Key features include the following 
proposed improvements. 

A. Sandy River Trail/Columbia River Highway Trail

A pedestrian trail is proposed along the Sandy River from 1-84 to the railroad tracks. 
From the railroad tracks to the south, the trail should follow the Old Highway and cross 
the river. A more desirable but more difficult route would be along the west bank of the 
Sandy River between Depot Park and· Glenn Otto Community Park. Estimated cost: 
$211,200. 

Funding Strategies: Exactions, private developer funding, urban renewal/tax increment 
financing, general/obligation bond as part of treatment plant relocation, transportation 
systems development charges, IS TEA funds. 
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B. Beaver Creek Canyon Linkage to the Columbia River Highway Trail

A pedestrian connection to the Old Highway is proposed along the Beaver Creek Canyon. 
Estimated cost: $80,000. 

Funding Strategies: Exactions, private developer funding, Metro open space funds, 
ISTEA funds. 

C. Helen Althaus Park to Edgefield

A trail is currently being constructed through Helen Althaus Park. The trail should extend 
to the west, across S.W. 257th Avenue to the grove of trees south of S.W. Halsey Street. 
The trail would then extend along streets to McMenamins Edgefield. Linkages from 
Edgefield to Columbia park are also proposed. Estimated cost: $140,000. 

Funding Strategies: Exactions, private developer funding, Metro open space funds, 
ISTEA funds. 

D. Pedestrian Bridge - Downtown to the Columbia Gorge Factory Stores

A pedestrian bridge over the railroad tracks is proposed to link the downtown with the 
Columbia Gorge Factory Stores. The bridge would extend north from S.E. Harlow 
Avenue. Estimated cost: $1,500,000. 

Funding Strategies: Exactions, private developer funding, urban renewal/tax increment 
financing, general/obligation bond as part of treatment plant relocation, ISTEA funds. 
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ATTACHMENT B 

Text Amendment No. 23 

to the 

Troutdale Development Code 

Relating to 

Implementation of the Troutdale Town Center Plan 

Consisting of: 

Town Center Overlay District 

Central Business District 

Mixed Office/Housing 

Supplemental Development Standards Along 257th Avenue 

City of Troutdale 

Department of Community Development 

As approved and recommended by the Troutdale Planning Commission, December 17, 1997 

Adopted by the Troutdale City Council, February 10, 1998 
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1 
2 
3 
4 
5 
6 
7 

8 
9 

Section 1. There is enacted a new Chapter 4.700 to read as follows: 

4.700 TOWN CENTER OVERLAY DISTRICT 

4.705 Applicability. The regulations and standards of this overlay district apply to land within the 
boundaries of the Town Center Planning Area as established in the Town Center Plan except 
they shall not apply to those properties designated Low Density Residential/Open Space in 

the Plan. 

10 4.710 Purpose and Intent. The purpose of the Town Center Overlay District is to encourage the 

11 downtown Troutdale area to grow as a diverse and viable town center consistent with the 

12 Metro 2040 Growth Concept for town centers. The Troutdale Town Center is envisioned 

13 as the district that provides shopping, employment, cultural and recreational opportunities that 

14 serve the Troutdale area. In addition, the district allows for continued housing opportunities 

15 · close to commercial activities. The intent of specific design standards for buildings,

16 streetscapes and parking within the Town Center Overlay District is to achieve development

17 that is consistent with the design concepts outlined in the Town Center Plan. These design

18 concepts include, but are not limited to, attractive pedestrian-oriented streets, providing a

19 complementary mix of commercial and residential development, a connected network of

20 streets and accessways to reduce automobile dependency, and avoiding walled streets.

21 
22 4.720 Permitted and Conditional Uses. Permitted and conditional uses are the same as those listed 
23 in the underlying zoning districts with the following exceptions: 
24 
25 
26 
27 

28 
29 
30 
31 
32 
33 
34 
35 
36 
37 
38 
39 
40 
41 
42 
.43 

A. 

B. 

Single-Family Residential (R-5). 

Eliminated Permitted Uses: 

1. Manufactured home parks.

Additional Conditional Uses: 

1. Attached single-family dwellings in excess of two units when each unit is
situated on a separate lot of record.

Attached Residential (R-4). 

Eliminated Permitted Uses: 

1. Manufactured home parks.
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3 
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5 
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8 
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10 
11 

12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 
35 
36 
37 
38 
39 
40 
41 
42 
43 

C. 

D. 

E. 

Apartment Residential (A-2). 

Additional Permitted Uses: 

1. Single-family dwellings including zero lot line.

Additional Conditional Uses: 

1. Museums, theaters, galleries or studios for art, dance and photography.

Eliminated Conditional J]ses: 

1. Single-family dwellings including zero lot line.

Neighborhood Commercial (NC). 

Additional Permitted Uses: 

1. Single-family dwellings.

2. 

3. 

4. 

Duplexes. 

Multiple-family dwellings. 

Restaurants (excluding drive-in service). 

Eliminated Permitted Uses: 

1. Grocery stores.

Additional Conditional Uses: 

1. Grocery stores and convenience stores without gasoline pumps.

Community Commercial (CC). 

Eliminated Permitted Uses: 

1. Grocery stores.
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2 
3 

4 

5 
6 
7 
8 
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10 
11 

12 
13 
14 
15 

16 

17 
18 
19 
20 
21 
22 
23 

24 
25 

26 
27 

28 
29 
30 
31 
32 

33 

34 

35 
36 

37 
38 
39 
40 

41 
42 
43 

F. 

Additional Permitted Uses: 

1. Residential uses including single-family dwellings, duplexes, and multiple
family dwellings, provided the residential use is located above or behind the
ground floor of a commercial use.

Eliminated Conditional Uses: 

1. Automotive service stations where no repair work is conducted.
.. -�-

Additional Conditional Uses: 

1. Grocery stores and convenience stores without gasoline pumps.

General Commercial (GC). 

Additional Permitted Uses: 

1. Residential uses including single-family dwellings, duplexes, and multiple-
family dwellings, provided the residential use is located above or behind the
ground floor of a commercial use.

2. Public parking lots.

Eliminated Permitted Uses: 

1. Automotive repairs including painting and incidental body and fender work.

2. Automotive service stations.

3. 

4. 

Lumber yards (retail sales only). 

Tire shops. 

Eliminated Conditional Uses: 

1. Automobile and trailer sales area.

2. Heliport landings.

3. 

4. 

Off-street parking and storage of truck tractors and/or semi-trailers. 

Outdoor stadiums and race tracks. 
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1 
2 4.730 Town Center Residential Densities. 
3 
4 

5 
6 

7 

8 
9 

10 
11 

12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 
35 
36 
37 
38 
39 
40 
41 

A. General Density Requirements. The residential densities of the underlying zone shall
apply except as follows:

1. Apartment Residential (A-2), Neighborhood Commercial (NC), Community
Commercial (CC), and General Commercial (GC): The maximum residential
density shall be one dwelling unit per 2,000 square feet of gross land area
(apprnxiqiately 21 du/acre).

4.740 Dimensional Standards. Dimensional standards shall be the same as those listed in the 
underlying zone with the following exceptions: 

A. Neighborhood Commercial (NC). No front yard or street side yard setback is
required.

B. Community Commercial (CC). No front yard or street side yard setback is required.

C. General Commercial (GC). No front yard or street side yard setback is required; no
minimum street frontage is required.

D. Central Business District (CBD). No setbacks are required except that a minimum
15 foot setback is required along a property line that abuts Single-Family Residential
(R-5); Attached Residential (R-4), or Apartment Residential (A-2) zoning districts.

4. 750 Commercial Design Review. Site and design review shall be required for all commercial uses
within the Town Center Overlay District. Site and design review shall be conducted in 
accordance with chapter 8 of this title. 

A. CBD Design Standards. The Design Standards for Central Business District, listed
in Appendix A of this title shall apply to the CBD zoning district with the following
exception: If a design standard refers to the relationship of a site or building to
Historic Columbia River Highway but the subject property does not abut Historic
Columbia River Highway, then the standard shall be applied to at least one street
frontage that can be used by pedestrians.
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3 
4 
5 
6 
7 
8 
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10 
11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 
35 
36 
37 

B. 

C. 

Development adjacent to SW Halsey Street shall install decorative street lights within 
the Halsey Street right-of-way as part of any half-street improvements required of the 

development. 

Outlet Mall/Treatment Plant Site. New commercial development on the sewage 
treatment plant site shall meet the following design standards: 

1. 

2. 

3. 

4. 

The drive or street through the outlet mall site to the sewage treatment plant 
site shall be a public street. Sidewalks, at least ten feet in width shall be 
provided on both sides of the street. 

STREET PARKING 

§ l "'uJ ? 

),- ....J z :-:1 

�� �2 u; 
:::, 0 i5 
�:-,.,I 

10' MIN. 

BUILDING 

New commercial buildings shall be set back no more than ten feet from the 
new street for at least 50% of the street frontage. Building entrances shall 
connect to the street. 

Awnings, canopies, arcades, or projected rooflines shall be provided along 
building storefronts that abut the new street. 

Building storefronts that abut the new street shall include at least 50% of the 
· ground floor area as windows or doorway openings. Building facades shall
extend no more than 30 feet without providing a variation in building material
or building off-sets. No building facade shall extend for more than 300 feet
without a pedestrian connection between or through the building.

PEDESTRIAN CONNECTION J 

I 

DOORWAY OR OPENING JI AND/OR MATERIAL CHANGE � 

r. BUILDING STOREFRONT 

30' 13d' 
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4.760 Residential Design Review. All residential development other than detached single-family 
dwellings, and duplexes shall be subject to site and design review. In addition to site and 
design review requirements of the underlying zone and chapter 8 of this title, the following 
design standards shall apply: 

A. Building Planes.

1. Building scale shall not exceed two stories within 30 feet or three stories
within 50 feet of any property line.

3 STORY 
__, _____ _

2 STORY 
-+------,----,-----,� 

4 
2. No building plane shall have a dimension greater than 40 feet in length, 35 feet

in height nor exceed 1,400 square feet in area. No building plane shall exceed
960 square feet within 30 feet of a property line.

BUILDING PL.A.NE 

COMMON PROP:Rri LINE 
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B. 

3. 

4. 

A horizontal separation of at least 20 feet is required between building 
planes that are aligned. 

40' MAX. 

20· ,\,\IN. BUILDING PLANE 

BUILDING PLANE 

SEPARATION 

I-
LU 
rn 
u.. 

=ft. I 

Building plane is defined as the plane of a building wall that extends 

from the ground to the top of each wall of a structure. Area is 
detennined by multiplying the length of each wall by the height. The 

plane does not include roof area. When a structure along a wall juts 

out from the wall, or is off-set from an adjacent part less than four 
feet, the structure is considered part of the building plane of the wall 
behind it. If the structure protrudes greater than four feet, it 
represents a separate building plane. If a building plane is at an angle 
in relation to the property line, the midpoint of the wall shall provide 
the point at which the plane and related distances are measured. 

Front Facades. Unless impractical because of topography or other design 

characteristics of the site, all primary ground floor common entries or individual unit 

entries of units fronting a public street shall be oriented to the street, not to the 

interior or to a parking lot. The front elevation of large structures must be divided 

into building planes of 500 square feet or less. Projecting features such as porches, 

balconies, bays, dormer windows and roof pediments are encouraged for structures 
facing a public street. On front elevations, these projecting features shall be 

considered separate building planes for purposes of calculating the maximum 500 

square foot building plane standard. 

PARKING IN BACK 

.... -:::,c:::"':"' 
;:) I'� .... ._ I 
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4.770 

C. Main Entrance. Residential structures must be oriented with their main entrance
facing the street that the site fronts on. If the site is on a corner, it may have its main
entrance oriented to either street or to the corner.

D. Unit Definition. Each dwelling unit shall be emphasized by including a roof dormer
or bay windows on the street-facing elevation, or by providing a roof gable or porch
that faces the street.

E. RoofLines. Roof-line offsets shall be provided at intervals of40 feet or less to create
variety in the massing of structures and relieve the effect of a single, long roof Roof
line offsets shall be minimum 4-foot variation either vertically from the gutter line or
horizontally.

F. Trim Detail. Trim shall be used to mark all building roof lines, porches,· window and
doors that are on a residential structure's street facing elevation or elevations.

G. Parking. Parking and loading areas may not be located between the residential
structure and the right-of-way the structure fronts on. If there is no alley and motor
vehicle access is from the street, parking must be either in a garage that is attached
to the residential structure, in a detached accessory structure located at least 50 feet
from the front property line, or in a parking area at the side or rear of the site.

H. Pedestrian Circulation. The on-site pedestrian circulation system shall be continuous
and connect the following: streets abutting the site; ground level entrances; ·common
buildings such as laundry and recreation facilities; parking areas; shared open space
and play areas; abutting transit stops; and any pedestrian amenities such as plazas,
resting areas and viewpoints. There shall be at least one pedestrian connection to an
abutting street frontage for each 200 linear feet of street frontage.

�- Signs within the Town Center Overlay District shall be subject to the requirements of 
chapter 10 of this title except for the CBD zoning district. Sign details shall be included 
with the site and design review application. All externally illuminated signs that measure 
7 feet or more from ground level to top edge of the sign face shall be illuminated from above. 

4.780 Street Design and Streetscapes. The following design standards shall apply within the Town 
Center area. 

A Blocks and Access. The perimeter of blocks shall not exceed 1,500 feet. Blocks 
along arterial and collector streets shall be designed to allow streets to intersect in a 
manner that allows the side yards of development to abut the arterial or collector 
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14 
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39 
40 
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43 

B. 

C. 

street. In general, development should not be designed with rear yards abutting 
arterials and collectors. 

Street Termination. Unless impractical due to efficiency of street layout and design, 
topography, or other site constraints of the property being developed, new street 
sections shall be no longer than 1,200 feet without providing a jog, a deflected view, 
traffic island, or a point of termination, such as a "T" intersectiort 

Streetscapes. To encourage pedestrian oriented streetscapes, the following standards 

shall apply: 

1. 

2. 

Fences and walls greater than 3 ½ feet in height shall be prohibited in front 
yards. If fences or walls greater than 3 ½ feet in height are provided along 
street side yards or rear yards abutting streets, the fence shall be buffered from 
the public right-of-way by a landscaped strip no less than five feet wide. 

Garages shall be set back a minimum of five feet behind the front door of the 
residence. 

11,
1
1.
' 

C:ISHERnlORDIIDC-23.WPO 
9 



1 
2 
3 
4 
5 
6 
7 

8 
9 

10 
11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 

D. 

3. 

4. 

Street trees are required along public streets in accordance with the City of 
Troutdale Street Tree Ordinance. 

Local residential streets shall have a pavement width of 28 feet with sidewalks 
set back and separated from the street by a planting strip of five feet in width. 
The street shall provide on-street parking on both �ides of the street. 

I -, I ) 1, 5' I, ?8' I 
-, I ! 

( ) i 5' � 
ST.=H? 

1 
WAL.:-<.) 

50' ."..0.'N 

5. Development adjacent to SW Halsey Street shall install decorative street lights
within the Halsey Street right-of-way as part of any half-street improvements
required of the development.

Alleys. Alleys shall be a minimum of 20 feet in width and shall be encouraged as a 
means of providing vehicle access to development. 

25 4.790 Off-Street Parking and Loading. Off-street parking and loading shall be provided in 

26 accordance with the requirements of the underlying zoning district and with chapter 9 of this 
27 title as applicable. No use shall be permitted to exceed the required minimum amount of off-

28 street parking by more than 10%, however, each use shall be allowed at least one parking 

29 space in excess of the minimum amount required. When the underlying zoning district 

3 0 requires no off-street parking spaces, no use shall be permitted to exceed the minimum 

3 1 number of parking spaces as indicated for that use within chapter 9 of this title by more than 

32 10%. In computing the maximum number of off-street parking spaces allowed, if the 10% 
33 figure contains a fraction, then the number shall be rounded up to the next higher whole 
34 number. 
35 

36 4.795 Authority to Adjust Standards. Because of the diverse topography and parcel configurations 
37 within the Town Center Overlay District, it is neither practical nor feasible to uniformly apply 

38 these design _standards to all development projects. The Director shall use reasonable 

39 discretion in determining whether the standards in sections 4.750 through 4.780 of this 

40 chapter are practical for individual developments. The Director is authorized to grant 

41 administrative adjustments to these design standards upon making. the following written 
42 findings: 

43 1) the adjustment is justified due to unique site conditions;
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2) the proposal will be consistent with the desired character of the area;,
3) any impacts from the adjustment are mitigated to the extent practical.

When, in the Director's opinion, an adjustment to a design standard is not justified, 
the request shall be handled as a variance in accordance with the procedures of 
Chapter 6.200 of this title. The Director's decision to adjust a specific standard is a 
Type II decision under Chapter 2.100 of this title and may be appealed to the Planning 
Commission as specified in Chapter 16 of this title. 
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Section 2. Chapter 3.130, Central Business District, including sections 3.131 through 3.134, 

is repealed and there is enacted a new Chapter 3.130 to read as follows: 

3. 130 CENTRAL BUSINESS DISTRICT CBD 

3.131 Purpose. The Central Business District provides for retailing, personal, professional, 
business and industrial services within the Town Center Overlay District. 

9 3.132 Permitted Uses. The following uses are permitted in the CBD district: 
10 

11 

12 

13 

14 

15 

16 
17 
18 
19 
20 
21 

22 
23 

24 
25 

26 
27 

28 
29 
30 
31 
32 

33 

34 

35 
36 

37 
38 

39 
40 
41 

42 
43 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

10. 

11. 

12. 

Apartment units in conjunction with commercial uses, provided that they are built 
above or below the street level floor. 

Duplexes. 

Multiple-family dwellings. 

Museums, theaters, galleries or studios· for art, dance, and photography. 

Parking garages or parking lots. 

Personal services including but not limited to: medical or dental clinic, small 
animal veterinary clinic, pharmacy, professional offices, general business office, 
savings and loan companies or other financial institutions. 

Restaurants (excluding fast food with drive-thru), taverns or lounges. 

Retail stores with 15,000 square feet or less of gross floor area. 

Service, sales, and repair, including but not limited to, computers, electronics, 
business machines, bicycles, appliances, scientific or musical instruments, 
locksmiths or gunsmiths. 

Water oriented recreational facilities. 

Minor utility facilities. 

Bed and breakfast inns (but not subject to the provisions of section 5.500). 

3.133 Conditional Uses. The following uses are permitted as conditional uses in the CBD 
district: 

1. Assembly or limited manufacturing uses.
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10 
11 

12 

2. 

3. 

4. 

5. 

6. 

Community service uses, except that a government building that serves exclusively as 
an office building shall be considered the same as professional offices and general 
business offices. 

Congregate housing, nursing homes, and homes for the aged. 

Grocery stores and convenience stores without gasoline pumps. 

Retail stores with more than 15,000 square feet of gross floor area. 
. -----

Major utility facilities. 

13 3.134 Dimensional Standards. 
14 
15 

16 
17 
18 
19 
20 
21 
22 
23 

24 
25 

26 
27 
28 
29 
30 
31 
32 

33 

A. 

B. 

C. 

D. 

Lot area, Lot Width, Lot Depth. No minimum requirement. 

Setbacks: 

1. No setbacks are required except that a minimum 15 foot setback is required
along a property line that abuts Single-Family Residential (R-5), Attached
Residential (R-4), and A-2 (Apartment Residential) zoning districts.

Residential Density: 

1. 

2. 

Duplex and multi-family residential density shall be a maximum of one 
dwelling unit per 2,000 square feet of gross land area (approximately 21 
du/acre.) 

Apartment units built in conjunction with a commercial use are not subject 
to a maximum density. 

Building Height: The maximum height of a structure shall be thirty-five (35) feet. 

34 3 .135 Landscaping Requirements. A minimum of 5 % of the lot area shall be landscaped in 
3 5 accordance with chapter 9 of this title. 
36 
37 

38 

39 
40 
41 
42 
43 
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1 3.136 Additional Requirements. 
2 
3 
4 
5 

6 
7 

8 
9 

10 
11 
12 
13 
14 
15 
16 
17 

18 
19 
20 

21 
22 
23 
24 
25 

A. 

B. 

C. 

D. 

E. 

F. 

Access and Circulation. Adequate provisions for access and internal circulation of 

vehicles shall be provided for all uses allowed in the CBD in accordance with the 

requirements of this title. 

External Storage of Merchandise. The exterior storage of merchandise and/or 

materials directly or indirectly related to a business is hereby prohibited within the 
CBD. Exterior storage areas which exist at the time of adoption of this ordinance 

shall be allowed to continue under the provisions governing a nonconforming use. 

Outdoor Seasonal Displays of Merchandise. Outdoor seasonal display of 
merchandise is permitted during business hours only and shall not exceed 10 
percent of the total retail sales area. 

Off-Street Parking and Loading. No off-street parking and loading shall be 

required. 

CBD Design Standards. The Design Standards for Central Business District, listed 
in Appendix A of this title shall apply to the CBD zoning district. 

Town Center Overlay District. The applicable provisions of section 4. 700 of this 
title shall apply to the CBD zoning district. 
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1 Section 3. There is enacted a new Chapter 3.140 to read as follows: 
2 
3 
4 

5 
6 

7 

8 

9 

10 
11 

12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 
35 
36 
37 
38 
39 
40 
41 
42 
43 

3: 140 MIXED OFFICE/ HOUSING DISTRICT MO/H 

3 .141 Purpose. · The purpose of the Mixed Office/Housing (MO/H) district is to provide a 
compatible mix of office, employment, and housing opportunities in close proximity to the 
Troutdale CBD. The MO/H district is intended to promote a compact development form 
consistent with the Troutdale Town Center Plan. 

. -----

3 .142 Permitted Uses. The following uses and their accessory uses are permitted in a MO/H district 
provided they are conducted wholly within a completely enclosed building except off-street 
parking and loading: 

A. 

B. 

C. 

D. 

E. 

F. 

G. 

H. 

I. 

J. 

K 

L. 

M. 

Professional offices. 

Medical or dental clinics or laboratories. 

Personal service uses, with a maximum gross floor area of 2,000 square feet and 
provided in conjunction with residential development. The maximum square footage 
shall be considered a use limitation. 

Galleries or studios for art, dance, etc. 

Day care facilities. 

Attached residential dwellings including duplexes, tri-plexes, four-plexes, rowhouses, 
and townhouses. 

Multiple-family dwellings. 

Apartment units in conjunction with a commercial use. 

Detached single-family dwellings provided on the same lot in conjunction with 
another permitted use. 

Congregate housing. 

Residential facilities. 

Parks and playgrounds. 

Minor utility facilities. 
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1 
2 

N. Other uses similar in nature to those listed above.

3 3 .143 Conditional Uses. The following uses and their accessory uses are permitted as conditional 
4 uses in a MO/H district: 
5 
6 

7 
8 
9 

10 
11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 
35 
36 
37 
38 
39 
40 
41 
42 
43 

A 

B. 

C. 

D. 

Personal service uses with a gross floor area greater than 2,000 square feet or not 
provided in conjunction with residential development. 

Retail uses and restaur.ants with a maximum gross floor area of 15,000 square feet. 
The maximum square footage shall be considered a use limitation. 

Community service uses. 

Major utility facilities. 

E. Other uses similar to those listed above.

3 .144 Dimensional and Density Standards. 

A 

B. 

C. 

D. 

E. 

Lot area, lot width, lot depth. No minimum requirement. 

Setbacks. 

1. 

2. 

3. 

4. 

Front Yard Setback: 

Side Yard Setback: 

Street Side Yard Setback: 

Rear Yard Setback: 

No minimum requirement; maximum of 10 feet 
when abutting a transit street. 

No minimum requirement. 

No minimum requirement. 

No minimum requirement. 

Building Height. The maximum height of a structure shall be 35 feet. 

Building Size. No building shall have a footprint greater than 20,000 square feet. 

Density. Maximum residential density shall be one dwelling unit per 2,000 square feet 
of gross land area ( approximately 21 du/ acre). Apartment units built in conjunction 
with a permitted commercial use are exempt from this standard. 
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1 3.145 Additional Requirements. 
2 

3 
4 
5 
6 
7 
8 
9 

10 

11 
12 
13 
14 
15 
16 
17 
18 
19 
20 

21 
22 
23 
24 
25 
26 

27 

28 
29 

30 
31 
32 
33 
34 
35 
36 

37 

38 

39 

40 
41 
42 
43 

A. 

B. 

C. 

D. 

Site and Design Review is required for all uses in the MO!H district other than 
detached single-family dwellings, and duplexes. Site and design review shall be 
conducted in accordance with chapter 8 of this title. 
Landscaping Requirements. 

1. 

2. 

If residential use is provided: 

If no residential use is provided: 

:Minimum of 15% of the site area. 

:Minimum of 5% of the site area. 

Development shall conform to the following off-street parking standards and chapter 
9 of this title. When conflicts exist between this section and chapter 9, this section 
shall apply: 

1. 

2. 

3. 

No off-street parking spaces are required except for residential development. 
A minimum of one space is required for each residential unit. On-street 
parking that abuts the site can be utilized to meet required off-street parking 
standards. 

Parking areas shall not be located between a building front and a public street. 

One tree shall be provided for every four vehicle parking spaces in parking 
lots. The trees shall be dispersed through the parking lot in a minimum 15 
square foot planters located between parking spaces. 

TREE: 

Development shall conform to the Town Center Overlay District design standards. 
Where a conflict occurs between the standards of the Town Center District and this 
district, the more restrictive shall apply. 
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1 Section 4. Section 5.520 is amended to read as follows: 

2 
3 5.520 Zoning Districts. The establishment of a bed and breakfast inn is a permitted use within 
4 the following zoning districts: 
5 

6 
7 
8 
9 

10 
11 
12 
13 
14 
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R-20 Single Family Residential
R-10 Single Family Residential
R-7 Single Family Residential 
R-5 Single Family Residential 
R-4 Attached Residential 
A-2 Apartment Residential 
CBD Central Business District 
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10 

11 

12 

13 
14 

15 

16 

17 

18 

19 

20 

21 

Section 5. Section 11.010 is amended to read as follows: . 

11.010 

A 

Minimum Basic Improvements -Landscaping and Screening. These standards apply 
to developments other than single family and attached two-family dwelling units. 

The minimum area of a site to be retained in landscaping shall be as follows: 

·:S,::;s::;;az::::::;:;;: ::::::.. . ..................... ,:::;::,:r::-.:.::s::.n1smcr::oR..USFi:'.::.;:.:·::·::_:L::·.:::::.:::':.::·.·:·::. ·::::.::·:.:s/.;; :::i.t:RER@ENTX<it:.:.t;;;, 
A-2 Apartment Residential

Manufactured Home Park 

Central Business District 

Mixed Office/Housing 
District 

If residential use is provided 

If no residential use is provided 

NC - Neighborhood Commercial 

CC - Community Commercial 

GC - General Commercial 

IP - Industrial Park 

LI - Light Industrial 

GI - General Industrial 

-- 25% 

25% 

5% 

15% 

5% 

20% 

15% 

15% 

15% 

15% 

10% 
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Section 6. Appendix A is amended to read as follows: 

APPENDIX A 

TROUTDALE DEVELOPMENT CODE 

7 Design Standards for Central Business District 

8 

9 A. Io 1 Purpose.

10 
11 The purpose of these design standards is to guide the design of buildings constructed 
12 in the CBD-..B zoning district to ensure that, through appropriate use of facades, 
13 windows, building orientation and architectural details, new structures and alterations 
14 of existing structures are physically and visually compatible with other buildings 
15 within the downtown business district. Existing buildings in the downtown area reflect 
16 architectural styles that were popular during the early to mid-twentieth century. It is 
17 . the desire of the City to have buildings conform to architectural styles of this era. The 
18 design standards are intended to further define those characteristics that cause 
19 buildings to look like they were constructed during this period. 
20 

21 These standards are intended to encourage good quality design in new building 
22 construction, to enhance street safety, and to provide a comfortable street 
23 environment by providing features of interest to pedestrians. Good design results in 
24 buildings that are in visual harmony with nearby buildings, leading to a central 
25 downtown district that is attractive, interesting, active, and safe. These qualities in 
26 tum contribute to the creation of a downtown core which facilitates easy pedestrian 
27 movement and establishment of a rich mixture of uses. 
28 
29 
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Section 7. There is enacted a new Appendix B to read as follows: 

APPENDIXB 

TROUTDALE DEVELOPMENT CODE 

Supplemental Development Standards Along 257th Avenue 

B.101 Purpose

The purpose of these development standards is to enhance the streetscape associated with 
257th Avenue. Currently, 257th Ave creates a tunnel-like effect as a result of sound walls and 
fences adjacent to the sidewalk. The location of the sidewalk immediately next to the street 
puts pedestrians in. close proximity to high volume, high speed traffic without any landscape 
buffer. These development standards are intended to promote more pedestrian friendly site 
designs by providing a more comfortable street environment for pedestrians. 

B.102 Applicability

These development standards apply to new development of properties abutting 257th Ave 
between Stark Street and Sturges Drive/Cherry Park Road (North) which meet any of the 
following criteria: 
1. Any vacant property.
2. Redevelopment of any commercial or apartment site that expands the building

footprint of an existing structure.
3. Any underdeveloped site that undergoes development to a more intensive use (ie.

single-family dwelling to duplex).

B .103 Standards 

In addition to any other standard of this title applicable to the development, the following 
standards shall also apply. 

A. 

B. 

C. 

The sidewalk on 257th Ave shall be a minimum of 9 feet wide. 

A minimum area of 5 feet in width adjacent to the sidewalk must be landscaped. 

Fences along 257th Ave must be set back a minimum of 5 feet from the back of the 
sidewalk. 
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D. 

E. 

F. 

Within the required building setback area along 257th Ave, the maximum height of 
a fence or berm or the combined height of both when a fence is placed upon a berm 
shall be 42 inches. 

Sight obscuring hedges or landscaping shall not exceed a height of 42 inches from 
ground level. Trees separated by at least 15 feet are not subject to a height limitation. 

Street trees shall be planted in sidewalk tree wells meeting City specifications and 
spaced every forty_ (�t. The developer of the property shall be responsible for 
planting tree varieties approved by the City, or in lieu of the developer planting the 
street trees, the developer of the property may pay an assessment to the city to 
provide for street tree planting. 
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Section 8. Section 1.020 is amended to add the following definition: 

.55 Multiple-Family Dwelling. A residential building containing three or more 
individual dwelling units. 

Renumber all subsequent definitions (55 through .94) sequentially (56 through .95). 
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BEFORE THE TROUTDALE PLANNING CONilvilSSION 

ADOPTION OF FINAL ORDER FOR 

City of Troutdale Town Center Plan 

FINDINGS OF FACT & RECO:MJvffiNDATION 

TO THE CITY COUNCIL 

December 17, 1997 

Exhibit 1 

The Troutdale Planning Commission held a public hearing on October 15, 1997, which was 
continued to November 19, 1997, to take public testimony and to formulate a recommendation to 
the City Council concerning adoption of the proposed Troutdale Town Center Plan and associated 
development code amendments and zoning map amendments. Having provided the opportunity for 
the public to express their views on the proposal, the Planning Commission now makes and enters 
the following findings of fact together with its recommendation to the City Council for action. 

Findings of Fact 

1. In 1995 the Metro Council adopted the 2040 Growth Concept which states the preferred form
of regional growth and development for the Portland Metropolitan Area. The 2040 Growth
Concept includes a map which identifies various design types throughout the region. Each
design type carries with it certain expectations about land use mixes, employment
opportunities and housing densities. The downto\.vn area of Troutdale is designated a 'town
center' under Metro's adopted 2040 Growth Concept. Tovm centers are expected to be
developed consistent with the following design concepts:
• Population densities of 40 persons per acre (housing and/or employment)
• Shopping and services to meet local needs
• Housing densities to support the to"Wn center
• Mix of uses
• Pedestrian oriented streets
• Pedestrian connections to surrounding neighborhoods
• Public spaces such as pedestrian plazas/public squares

2. In February 1996 the City obtained an ODOT Transportation Growth Management (TGM)
Program Grant to prepare a Town Center Plan consistent with Metro's 2040 Growth
Concept. With these grant funds, the City obtained consultant services to assist in this effort.
In April 1996 the Troutdale City Council appointed a twelve member citizen task force
consisting of downtown property owners and business people, area residents and community
leaders. The task force served-as an advisory committee in the preparation of a town center
plan, including identification of planning issues and concerns, policy guidance, review and
evaluation of draft plan documents and implementing measures.
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3. On November 21, 1996 the Metro Council adopted the Urban Growth Management
Functional Plan for early implementation of the Metro 2040 Growth Concept. Regional
policies established by the Metro Functional Plan recommend and require changes to city and
county comprehensive p-lans and implementing ordinances in order to achieve the urban form
spelled out in the 2040 Growth Concept.

4. The proposed Town Center Plan and accompanying implementing regulations were
developed over the course of a year. The process included a series of community workshops
and citizen task force meetings to formulate development goals, concepts and standards that
help achieve the general design concepts of the 2040 Growth Concept and specific planning
requirements of the Functional Plan, while still satisfying local needs.

5. In March 1995 the City Council adopted amendments to the Troutdale Development Code
to bring the City's development standards into conformance with the Transportation Planning
Rule (TPR). The TPR is the state administrative rules (OAR Chapter 660, Division 12) to
implement Statewide Planning G<:>al 12 pertai..TJ.i.ng to transportation. The proposed Town
Center Plan and development code amendments further and support the City's current
standards for implementing TPR requirements.

6. In December 1995 the City Council adopted a Transportation System Plan as required by the
Transportation Planning Rule. The Transportation System Plan establishes the City's goals
in developing its transportation facilities to meet current and future needs. The proposed
Town Center Plan and associated implementing regulations are consistent with the City's
Transportation System Plan.

7. Under the current zoning for the town center area, approximately 9,200 PM peak hour
vehicle trips can be expected to be generated at build out of the town center. Under the
zoning proposed to implement the Town Center Plan, approximately 6,900 PM peak hour
vehicle trips can be expected to be generated at build out of the town center. The proposed
Town Center Plan will have less impact on the City's transportation facilities than the current
zoning of properties will have.The trip generation comparison table is attached hereto and
made a part of these findings.

8. In accordance with section 660-12-060 of the Transportation Planning Rule, the proposed
plan and land use regulation amendments allow land uses that are consistent with the
identified function, capacity, and level of surface of the transportation network by altering
land use designations, densities or design requirements to reduce demand for automobile
travel and meet travel needs through ot.4er modes.

9. In that the Town Center Plan, development code amendments and zoning map amendments
have been prepared to comply with requirements of the Metro Urban Growth Management
Functional Plan, which of itself has been found to be consistent with statewide planning
goals and related admµristrative rules, the proposal is consistent with all applicable statewide
planning goals and administrative rules.

C:\rrt\wpwindoc\reports\pc\tncntrpl.fof 2 



10. In conforming with the Metro 2040 Growth Concept and Functional Plan, public need is best
satisfied by the changes being proposed by the Town Center Plan and development code
amendments.

11. Changes being proposed by the Town Center Plan, development code amendments and
zoning map amendments will further and promote the health, safety, welfare and general
interest of the community.

12. The Town Center Plan is a master plan that serves as a refinement to, and an element of, the
City's Comprehensive Plan and will guide future land use decisions· pertaining to
development within the boundaries of the Troutdale town center.

13. Adoption of the Town Center Plan and associated implementing regulations constitute a
legislative action which has been processed in accordance with the legislative Type IV
procedures specified in the Troutdale Development Code.

14. Within the limitations for development of constrained and steep slope Iands, residential
densities, and other standards of the Troutdale Development Code, the uses permitted in the
proposed zoning for the town center area can be accommodated without exceeding the land's
physical capacity.

15. Adequate public facilities, services and transportation networks are in place, or are planned
to be provided concurrently with the development of the town center. The City recognizes
that expansion of the wastewater treatment plant will be necessary to accommodate the
amount of development possible under the existing zoning as well as the proposed town
center zoning. Plans for plant expansion are being developed.

16. The proposed town center zoning will not interfere with the livability, development or value
of other land in the town center area when weighed against the public interest in approving
the proposed zoning amendments.

1 7. The proposed Town Center Plan and associated development code amendments and zoning
map amendments have been modified in response to those issues and concerns raised during
the public hearing which were found to warrant modification.

Recommendation 

In view of the above findings of fact, the Planning Commission recommends that the Troutdale City 
Council adopt the proposed Town Center Plan together with its associated development code 
amendments and zoning map amendments. 

M � _ 
MaxMay, w 
Planning Commission Chairman 
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