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AGENDA 
Molalla Planning Commission 

6:30 PM, August 3, 2022 
 

Meeting Location: Molalla Civic Center 
315 Kennel Avenue.  
Molalla, OR  97038 

 
The Planning Commission Meeting will begin at 6:30pm.  The Planning Commission has adopted Public 
Participation Rules. Copies of these rules and public comment cards are available at the entry desk. 
Public comment cards must be turned in prior to the start of the Commission meeting.  The City will 
endeavor to provide a qualified bilingual interpreter, at no cost, if requested at least 48 hours prior to the 
meeting. To obtain services call the City Recorder at (503) 829-6855. 
 
 

I. CALL TO ORDER  
 

II. FLAG SALUTE AND ROLL CALL 
 

III. PUBLIC COMMENT – Limited to 3 minutes per person 
 

IV. MINUTES: 
 

• July 6, 2022, Planning Commission Meeting 
 

V. QUASI-JUDICIAL HEARING: 
 

• SDR01-2022/CUP03-2022 – 720 W Main St 
• SDR03-2022/CUP01-2022 – 820 W Main St 

 
 
    VI.         REPORTS AND ANNOUNCEMENTS 
 

• Planners Report 
 
    VII.        ADJOURNMENT 



 

 
 

Molalla Planning Commission 
MINUTES  

Molalla Civic Center 
315 Kennel Ave. 

 Molalla, OR97038 
July 6, 2022 

 
 
 
The July  6th, 2022, meeting of the Molalla Planning Commission was called to order by Chair Rae Botsford 
at 6:32pm.  

 

 
COMMISSIONER ATTENDANCE:  STAFF IN ATTENDANCE: 
Chair Rae Lynn Botsford – Present Mac Corthell, Planning Director - Absent 
Commissioner Rick Deaton – Present Dan Zinder, Associate Planner – Present 
Commissioner Doug Eaglebear – Present               Ronda Lee, Support Specialist - Present 
Commissioner Jennifer Satter –Absent                  Sam Miller, Engineer - Present 
Commissioner Connie Sharp – Present 
Commissioner Clint Ancell – Present 
 

AGENDA: 
 

I. CALL TO ORDER  
 

II. FLAG SALUTE AND ROLL CALL 
 

III. PUBLIC COMMENT – Limited to 3 minutes per person 
 
No Public Comment 
 

IV. MINUTES: 
 

• June 1, 2022, Planning Commission Meeting – APPROVED  
Planning Commission approves minutes 5-0 

 
 
 
 
 
 
 



 

QUASI-JUDICIAL HEARING: 
 
Senior Planner, Dan Zinder, presented the staff report and material for planning files SDR04-
2022/CUP02-2022 a proposal for a Fueling station and convenience store at 710 W Main St. 

 
After discussion, Commissioner Sharp, made a motion to approve SDR04-2022/CUP02-2022, 
with the exhibit numbers and staff recommended changes presented, Commissioner Ancell made 
a second motion.  Motion passes 5-0. 
 

 
V. DISCUSSION ITEM:   

• Horn of Molalla construction traffic on Vick Rd. 
 

 
VI. REPORTS AND ANNOUNCEMENTS: 

• None 
   
 

VII. ADJOURNMENT 
 
Meeting adjourned at 7:30 pm. 
 
  

 
PLANNING COMMISSION MEETING CAN BE VIEWED IN ITS ENTIRIETY HERE: 
   

 
https://www.youtube.com/results?search_query=molalla+planning+commission 

 
 

 
 

 
 
 
 
 
 

Chair, Rae Lynn Botsford Date 
 
 
 
 

ATTEST:    
                Mac Corthell, Planning Director 

https://www.youtube.com/results?search_query=molalla+planning+commission


                Planning & Community Dev.   
                                  117 N Molalla Avenue 
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                                           Molalla, Oregon 97038 
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CITY OF MOLALLA STAFF REPORT  

Consolidated Review for SDR01-2022 and CUP03-2022 – New 

Bank Building and Drive Through Window 

 
Date: July 27, 2022 for the August 3, 2022 Planning Commission Meeting  

File No.: Consolidated Review for SDR01-2022 and CUP03-2022 

Proposal: Construction of a New 2815 SF New Bank Building and Drive Through Teller 

Window  

Address: 720 W Main ST (OR-211)   

Tax Lot: Taxlot 5000 of Clackamas County Taxmap 52E08C 

Owner/Applicant: Clackamas Federal Credit Union – Warren Lenox 

 15045 SE McLaughlin BLVD 

 Oak Grove, Oregon 97267 

 

 

Applicable Standards:  Applicable Standards: Molalla Municipal Code, Title 17,  

 Development Code 

  

 Division II, Zoning Regulations  
 Section 17-2.2.030 Allowed Uses  

 Section 17-2.2.040 Lot and Development Standards 
 

 Division III, Community Design Standards  
 Section 17-3.2.040 Non-Residential Buildings 

 Section 17-3.2.060 Drive-Up and Drive-Through Uses and Facilities 

 Chapter 17-3.3 Access and Circulation 

 Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting 

 Chapter 17-3.5 Parking and Loading  

 Chapter 17-3.6 Public Facilities 

 

 Division IV, Application Review Procedures and Approval Standards 
 Section 17-4.1.040 Type III Procedure (Quasi-Judicial Review – Public 

Hearing) 



 Section 17-4.2.050 Approval Standards (Site Design Review) 

Section 17-4.4.040 Criteria, Standards, and Conditions of Approval (Conditional 
Use) 
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III. Conditions of Approval 

 

EXHIBITS:  

EXHIBIT A: Findings of Fact for SDR01-2022 

EXHIBIT B: Findings of Fact for CUP03-2022 

EXHIBIT C: Consolidated Application Package SDR01-2022, AND 

CUP03-2022 

EXHIBIT E: Molalla Public Works Comments 

EXHIBIT F: Molalla Fire Department Comments 

EXHIBIT G: Oregon Department of Transportation Comments  

 

 

  



I. EXECUTIVE SUMMARY 
 

Proposal: 
The Applicants seek land use approval for the construction of a new 2815 SF bank 
building with a drive-through teller window on a 0.87 acre lot. The applicant proposes 
vehicle access to the site from a new shared private drive from OR-211 that extend 
along the eastern portion of the property and western portion of the adjacent 
property (710 W Main ST). This access connects the property to the private drive 
network through Cascade Center. Frontage improvements and dedication 
requirements have already been met through the Cascade Center development. Per 
Molalla Municipal Code (MMC) 17-2.2.030 H a Conditional Use Permit is required in 
conjunction with the Site Design Review because the proposed use includes an 
outdoor/unenclosed use (drive through window). No change to the existing C-2 zoning 
designation is proposed as part of these applications. 
 
Site Description: 
The subject site is located on a 0.87 acre parcel of General Commercial (C-2) zoned land 
on the south side of OR-211 between S Leroy Ave and Ridings Ave. The parcel is within 
the Cascade Center subdivision. The lot is currently vacant. The property has a slight 
slope from northeast to southwest.  
 
Surrounding Zoning and Land Uses: 
The subject parcel is surrounded by general commercially zoned (C-2) land. Surrounding 
uses include an approved apartment complex to the south, and approved gas station to 
the east, a vacant commercially zoned parcel to the west, and assorted commercial 
retail, service, and non-conforming residential uses to the north.  
 

Public Agency Responses: 
Staff circulated notice of the project to the City’s Public Works Director, Fire Marshal, 
and Oregon Department of Transportation on June 30, 2022. The City has included 
responses from the Fire Marshal and Molalla Public Works as Exhibits D and E 
respectively and integrated their comments into the proposed findings and conditions 
of this decision. ODOT declined the opportunity to comment.  

 
Public Notice and Comments:  
Per MMC 17-4.1.040, notice of the public hearing was sent to all property owners 
within 300 feet of the subject properties and to a group of interested parties on July 
6, 2022. Notice was published in the Molalla Pioneer on July 13, 2022. Signage 
containing public notice information was posted on the property on July 13, 2022. As 
of July 28, 2022 Staff had received no written public comment on the application.  



I. Recommendation 

Based on the application materials and findings demonstrating present or conditioned 
compliance with the applicable standards, staff recommends approval of Site Design 
Review SDR01-2022 and Conditional Use Permit CUP03-2022 pending consideration of 
the question posed to Planning Commission in response to MMC 17-3.5.030 C and D. This 
recommendation is subject to the conditions of approval that follow and is based on the 
Applicant’s written narrative, site plans, and supplemental application materials. Any 
modifications to the approved plans other than those required by the conditions of this 
decision will require a new land use application and approval. 

 
II. Conditions of Approval 
 

1. Building Permits, Engineering Plan Approvals, and 
Certificate of Occupancy Required: 

 
a. Per Molalla Municipal Code (hereinafter MMC) 17-4.2.070 and the State of Oregon 

Structural Specialty Code, upon approval of this Site Design Review, the applicant 
must submit for building permit authorization from Molalla Planning Staff and 
Engineering Plan Review from Molalla Public Works. Per MMC 17-4.2.070, this site 
design review has an approval period of 1-year from the date of approval. As a 
condition of approval, the Applicant/owner shall submit for both Building Permit 
Authorization for all proposed improvements through the City of Molalla Planning 
Department and Civil Plan Review through the City of Molalla Public Works 
Department within the 1-year approval period. Extension requests for the 1-year 
period are subject to the Code provisions of MMC 17-4.2.070, B. 
 

b. Per MMC 17-4.9.020 and the State of Oregon Structural Specialty Code, upon 
approval of this Site Design Review (change of use), the applicant must obtain a 
Certificate of Occupancy from the Clackamas County Building Official. As a condition 
of approval, the Applicant/owner shall obtain a Certificate of Occupancy through the 
Clackamas County Building Official for all onsite occupants prior to operation of the 
new, proposed use/occupancy. 
 
Note: City approval is required for all Certificates of Occupancy.  

 

2. Conditions Requiring Resolution Prior To Receiving Building Permit 
Authorization From The Molalla Planning Department: 

 



a. The Applicant shall provide an architectural elevation plan with their building permit 
authorization submissions showing articulation and detailing that provide additional 
visual relief to the east facing façade. Examples would include shadow boxes that are 
similar in texture and appearance to window boxes or other similar articulation. 
 

b. The Applicant shall provide an architectural elevation plan with their building permit 
authorization submissions showing window detailing meeting the standards of MMC 
17-3.2.040 D, 10 for stand-alone windows (i.e. those windows on wall faces not 
associated with the entrance window complexes) along the north, west, and south 
facing facades. Trim is not required for the windows associated with the entryway. 

 

c. The Applicant shall provide a change of materials defining the bottom of the building 
on the northern and eastern facades. This change may be mimicked by color change 
on the eastern facing façade as it does not face a public street. Material changes shall 
at least wrap to the adjoining facade. 

 

d. Canopies above walkways shall be designed to shelter pedestrian traffic from 
inclement (rainy) weather. 

 

e. The applicant shall revise their building permit authorization plans to include a 
pedestrian connection to the walkway along the proposed drive access to the south 
of the subject site within Cascade Center. It is understood that relocation of the trash 
receptacle may be necessary to facilitate this connection. Crosswalks will be required, 
as applicable, to conditioned walkway additions. 

 

f. Applicant shall submit a revised landscaping plan showing that all tree plantings shall 
be at least 2” caliper, all ground plantings shall be from at least 2 gallon containers, 
and that plantings along the southern row of parking spaces shall be 5-gallon 
plantings for screening purposes. 

 

g. The applicant shall submit a revised lighting photometrics plan with their building 
permit authorization showing illumination levels greater than 2 foot-candles for the 
northern entrance. 

 

h. The Applicant shall submit a revised photometrics plan with their building permit 
authorizations showing a min/max illumination ratio and average illumination level 
meeting standards of MMC 17-3.4.050 C, 9 and clearly defining calculation areas. 

 

i. Per table 17-3.040.A the Applicant shall identify bicycle parking spaces on their 
building permit authorization showing that a minimum of one stall per 5 vehicular 
stalls provided. 
 



j. Separate engineering drawings reflecting the installation of public utilities will be 
required. Civil plans must be accepted prior to building permit authorization by the 
City. All public improvements shall be completed and accepted by the Public Works 
Department prior to issuance of any occupancy (MMC 17-3.6.080). No construction 
of, or connection to, any existing or proposed public utility/improvements will be 
permitted until all plans are approved by Staff, all fees have been paid, all necessary 
permits, bonding, right-of-way and easements have been obtained and approved by 
staff. 

 

For commercial and industrial development projects, no building permit may be 
issued until all required public facility improvements are in place and approved by the 
City Engineer, or otherwise bonded, in conformance with the provision of the Code 
and the Public Works Design Standards in accordance with MMC 17-3.6 Public 
Facilities. All public facilities shall be completed and accepted by the Public Works 
Department prior to issuance of final occupancy. Staff reserves the right to require 
revisions/modifications to the public improvement construction plans and completed 
street improvements if additional modifications or expansion of the sight distance 
onto adjacent streets is required (MMC 17-3.6.080). 
 
 
 

I. The Applicant shall confirm that emergency apparatus have appropriate access to 

the site prior with engineering submittals. 

 

II. Access to public streets shall be limited to the location identified on the 

application materials or as required by ODOT. All accesses shall be constructed in 

such a manner as to eliminate turning conflicts. The proposed width for access 

shall meet ODOT requirements (MMC 17-3.6.020). 

 

III. All driveway approaches shall be designed and constructed consistent with the 

current version of the Molalla Public Works Design Standards, Molalla 

Transportation Systems Plan, and ODOT standards. 

 

IV. In the event the Cascade Place project (see Molalla Planning File SDR04-2021) 

does not move forward, Applicant will be required to extend the sewer stub-in to 

Cascade Center on the west side of the property to the southern edge of the 

property and dedicate a 15-foot-wide sewer line easement per City requirements. 

Applicant will be required to connect to sewer along the aforementioned 

extended sewer main.   

 

V. Project will be required to connect to 8-inch main from existing water stub in to 

Cascade Center on the west side of the property and provide new Fire Hydrant on 



W Main Street (HWY 211) meeting fire code spacing and to Molalla Public Works 

Standards. In the event the Cascade Place project (see Molalla Planning File 

SDR04-2021) does not move forward, Applicant will be required to extend the 

water stub-in to Cascade Center on the west side of the property to the southern 

edge of the property and dedicate a 15-foot-wide water line easement per City 

requirements.  

 

VI. Should Fire Department regulations require additional fire flow that results in 

looping the water line through the site, then applicants engineer shall coordinate 

with Public Works for the extension of a public water line, and dedication of 

easements. 

 

VII. Applicant shall connect to Storm Utility Extension within the Cascade Center 

Development. In the event the Cascade Place project (see Molalla Planning File 

SDR04-2021) does not move forward, Applicant will be required to extend the 

storm stub-in to Cascade Center on the west side of the property to the southern 

edge of the property. 

 

VIII. Onsite private storm system shall comply with plumbing code requirements. The 

detention and flow control facilities shall be reviewed, permitted, and inspected 

by Public Works. The onsite storm conveyance system shall be reviewed and 

inspected by Clackamas County Building under a plumbing permit, in Accordance 

with MMC 13.13 Surface Water Management. 

 

IX. Plans submitted for review shall meet the requirements described in Section 1 of 

the Molalla Standard Specifications for Public Works Construction (MMC 17-

3.6.080).  

 

X. Onsite private storm system shall comply with plumbing code requirements. The 

detention and flow control facilities shall be reviewed, permitted, and inspected 

by Molalla Public Works. The onsite storm conveyance system shall be reviewed 

and inspected by Clackamas County Building under a plumbing permit, in 

accordance with MMC 13.13 Surface Water Management. 

 

XI. All utilities to the project shall be served underground services. No overhead 

crossings of public right of way shall be approved by the city (MMC 17-3.6.060). 

 

XII. Roadway lighting is required on all new development. Applicant shall be required 

to install roadway lighting. Location and number shall be determined during 

design review (MMC 17-3.6.020). 

 



XIII. All public improvement designs shall meet the requirements of the Molalla 

Standard Specifications for Public Works Construction as amended by the Public 

Works Director (MMC 17-3.6.080). 

 

XIV. All public utility/improvement plans submitted for review shall be based upon a 

22”x 34” format and shall be prepared in accordance with the City of Molalla 

Public Work’s Standards (MMC 17-3.6.080). 

 

XV. Plans submitted for review shall meet the requirements described in Section 1 of 

the Molalla Standard Specifications for Public Works Construction. 

 

XVI. All survey monuments on the subject site or that may be subject to disturbance 

within the construction area, or the construction of any off-site improvements 

shall be adequately referenced and protected prior to commencement of any 

construction activity. If the survey monuments are disturbed, moved, relocated, 

or destroyed as a result of any construction, the project shall, at its cost, retain 

the services of a registered professional land surveyor in the State of Oregon to 

restore the monument to its original condition and file the necessary surveys as 

required by Oregon State law. A copy of any recorded survey shall be submitted 

to Staff (MMC 17-3.6.080). 

 

XVII. The applicant shall contact the Oregon Water Resources Department and inform 

them of any existing wells located on the subject site. Any existing well shall be 

limited to irrigation purposes only. Proper separation, in conformance with 

applicable State standards, shall be maintained between irrigation systems, public 

water systems, and public sanitary systems. Should the project abandon any 

existing wells, they shall be properly abandoned in conformance with State 

standards and supply the City with a copy of the final document (MMC 17-

3.6.080). 

 

XVIII. General Erosion Control – The applicant shall install, operate, and maintain 

adequate erosion control measures in conformance with the standards adopted 

by the City of Molalla and DEQ during the construction of any public/private utility 

and building improvements until such time as approved permanent vegetative 

materials have been installed. Applicant or Applicant’s Contractor shall be 

responsible for all erosion control requirements under the 1200-C permit and 

shall coordinate directly with DEQ for questions related to 1200-C permit 

compliance (MMC 17-3.6.080). 

 

3. Conditions To Be Met Prior To Construction 



 
a. The Applicant or entity responsible for the construction of the access shall obtain an 

approach permit from ODOT prior to construction. 

 

b. Temporary driveways providing access to a construction site or staging area shall be 

paved or graveled to prevent tracking of mud onto adjacent paved streets (MMC 17-

3.3.030 D 20). 

 
4. Conditions To Be Met Prior To Occupancy: 

 
 

a. All landscaping, parking, lighting, and other improvements shall be installed and 

approved by the Planning Official prior to occupancy (MMC 17-3.5.020 B). 

 

b. The Applicant shall record cross access easements and maintenance agreements 

between the subject parcel and Cascade Center parcels west of S Leroy Ave for 

utilization of the proposed access to OR-211 and the private drive networks to the 

west prior to occupancy. The Applicant shall also record joint access easement 

agreements with the gas station parcel to the east.  

 

c. Access to public streets shall be limited to the location identified on the application 

materials or as required by ODOT. All accesses shall be constructed in such a manner 

as to eliminate turning conflicts. The proposed width for access shall meet ODOT 

requirements. 

 

d. All tree plantings shall be at least 2” caliper and all ground plantings shall be from at 

least 2 gallon containers. 

 

e. Plantings along the southern row of parking spaces shall be 5-gallon plantings for 

screening purposes. 

 

f. Applicant will be required to relocate existing east access on the west side of the 

property, as proposed, and take access from a shared connection off OR 211 (W Main 

Street) between the subject site and the commercial development to the east. 

Driveway access shall extend to the southern edge of the parcel and connect to 

adjacent Multi-Family development and other points west within the Cascade Center 

Development. 

 



5. Ongoing Conditions: 
 

a. All contractors and subcontractors performing work on this property shall obtain and 

maintain a valid, current business license with the City of Molalla.  

 

b. Access to public streets shall be limited to the location identified on the application 

materials or as required by ODOT. All accesses shall be constructed in such a manner 

as to eliminate turning conflicts. The proposed width for access shall meet ODOT 

requirements. 

 
c. All primary building entrances shall open to the sidewalk and shall conform to 

Americans with Disabilities Act (ADA) requirements, as applicable (MMC 17-3.2.040 
D). All approaches and driveways shall meet ADA accessibility requirements where 
they coincide with an accessible route (MMC 17-3.3.030 D 15). Parking shall be 
provided consistent with ADA requirements (MMC 17-3.5.030 H). 

 

d. No visual obstructions shall be placed in vision clearance areas (MMC 17-3.3.030 G). 
 

e. No proposed fencing shall be made of prohibited materials, as detailed in MMC 17-
3.4 

 

f. All landscaping shall be maintained in good condition, or otherwise replaced by the 
property owner (MMC 17-3.4.030 G). 

 

g. Fences and walls shall be maintained in good condition, or otherwise replaced by the 
property owner (MMC 17-3.4.040 F). 

 

As an ongoing condition of approval, all outdoor lighting shall be maintained in good 

condition, or otherwise replaced by the property owner (MMC 17-3.4.050 C). 

 

 

 

 

 



 

 

 

 

  



 

 

 

 

 

 

 

 

Exhibit B: 

City Staff’s Findings of Fact for SDR04-2022 
  



Per MMC 17-4.2.050, an application for Site Design Review shall be approved if the 

proposal meets all of the following criteria. The Planning Official, in approving the 

application, may impose reasonable conditions of approval, consistent with the 

applicable criteria; 

 

A. The application is complete, in accordance with Section 17-4.2.040; 

 

Findings: The City received the Applicant’s proposal on January 31, 2022 and deemed it 

complete in accordance with Section 17-4.2.040 on June 14, 2022.  

 

B. The application complies with all of the applicable provisions of the 

underlying Zoning District (Division II), including, but not limited to, building 

and yard setbacks, lot area and dimensions, density and floor area, lot 

coverage, building height, building orientation, architecture, and other 

applicable standards; 

 
17-2.2.030 Allowed Uses 
 
Findings: The Applicant proposes new uses of a bank with drive through window. The bank is 

consistent with the “Commercial Retail Sales and Services” use category and the drive-through 

window is an accessory use with the same categorization. This use is allowed outright in the C-2 

General Commercial zone. Because the drive-through window is an unenclosed use a Conditional 

Use Permit is required in conjunction with the Site Design Review per MMC 17-2.2.030 H. The 

Applicant submitted a Conditional Use Permit in concurrence with this application. The Standard 

is met.  

 
17-2.2.040 Lot and Development Standards 
 
Findings:  

 

Minimum Lot Area – There is no minimum lot size in commercial zones. The proposed site is on a 

0.87 ac lot, which is of adequate size to accommodate commercial development. This standard is 

met.   

 



Minimum Lot Width and Depth – There is no minimum lot width or depth in commercial zones. 

The proposed lot is of adequate size to accommodate commercial development. This standard is 

met.   

 

Building and Structure Height – Maximum building height in the C-2 zone is 55ft. The maximum 

height of the proposed structure is 22ft. This standard is met.   

 

Maximum Lot Coverage - Maximum foundation plane coverage in the C-2 zone is 100%. The 

proposed uses cover approximately 7.5% of the subject parcel. This standard is met.  

 

Minimum Landscape Area % (includes required parking lot, landscaping, and required screening) 

Minimum landscaped area in the C-2 zone is 5%. The proposed site plan provides shows that 

38% of the lot is proposed as landscaped area. This standard is met.   

  

Minimum Setbacks - 6 

Front Setback Requirement: 0ft – This standard is met.  

Garage Setback Requirement: 20ft – No garages are proposed. This standard does not 

apply. 

Alley: 3ft - This property does not abut an alley. This standard does not apply.  

Adjacent to R Districts: 10ft – This proposal is not adjacent to any residential districts. 

This standard does not apply.  

 

Build to Line: 0ft – The site abuts the OR-211 right-of-way. The primary entrance of the proposed 

bank is connected to the public right-of-way via a pedestrian pathway and crosswalk extending 

from the existing sidewalk along OR-211. Additionally, a required Public Utility Easement 

prohibits building within 10ft of the ROW line. Build-to-line criteria are therefore met under 

exceptions c and f (MMC 17-3.2.040 B 1). 

 
C. The proposal includes required upgrades, if any, to existing development 

that does not comply with the applicable zoning district standards, pursuant 

to Chapter 17-1.4 Nonconforming Situations; 

The subject parcel is currently vacant. There are no non-conforming situations that require 
upgrading. This standard does not apply.  
 

D. The proposal complies with all the Development and Design Standards of 

Division III, as applicable: 

Findings: Applicable Standards under Division III. Community Design Standards for this project 

include: 



Section 17-3.2.040 Non-Residential Buildings 

Section 17-3.2.060 Drive-Up and Drive-Through Uses and Facilities 

Chapter 17-3.3 Access and Circulation 

Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting 

Chapter 17-3.5 Parking and Loading 

Chapter 17-3.6 Public Facilities 

 

 
17-3.2.040 Non-Residential Buildings  

 
A. Purpose and Applicability. The following requirements apply to non-residential 

development, including individual buildings and developments with multiple buildings 
such as shopping centers, office complexes, mixed-use developments, and institutional 
campuses. The standards are intended to create and maintain a built environment that is 
conducive to pedestrian accessibility, reducing dependency on the automobile for short 
trips, while providing civic space for employees and customers, supporting natural 
surveillance of public spaces, and creating human-scale design. The standards require 
buildings placed close to streets, with storefront windows (where applicable), with large 
building walls divided into smaller planes, and with architectural detailing. 
 

Findings: This section applies to the proposed commercial development.  
 

 
B. Building Orientation. The following standards apply to new buildings and building 

additions that are subject to Site Design Review. The Planning Official may approve 
adjustments to the standards as part of a Site Design Review approval, pursuant to 
Chapters 17-4.2 and 17-4.7, respectively. 

 
1. Buildings subject to this section shall conform to the applicable build-to line standard 

in Table 17-2.2.040.E, as generally illustrated in Figure 17-3.2-6. The standard is met 
when at least 50 percent of the abutting street frontage has a building placed no 
farther from at least one street property line than the build-to line in Table 17-
2.2.040.E; except in the Central Commercial C-1 zone, at least 80 percent of the 
abutting street frontage shall have a building placed no farther from at least one 
street property line than the required build-to-line. The Planning Official, through Site 
Design Review, may waive the build to line standard where it finds that one or more 
of the conditions in subdivisions a through g occurs. 

 
a. A proposed building is adjacent to a single-family dwelling, and an increased 

setback promotes compatibility with the adjacent dwelling. 
b. The standards of the roadway authority preclude development at the build-to 

line. 



c. The applicant proposes extending an adjacent sidewalk or plaza for public use, or 
some other pedestrian amenity is proposed to be placed between the building 
and public right-of-way, pursuant to Section 17-3.2.050 and subject to Site Design 
Review approval. 

d. The build-to line may be increased to provide a private open space (e.g., 
landscaped forecourt), pursuant to Section 17-3.2.050, between a residential use 
in a mixed-use development (e.g., live-work building with ground floor residence) 
and a front or street property line. 

e. A significant tree or other environmental feature precludes strict adherence to 
the standard and will be retained and incorporated in the design of the project. 

f. A public utility easement or similar restricting legal condition that is outside the 
applicant’s control makes conformance with the build-to line impracticable. In 
this case, the building shall instead be placed as close to the street as possible 
given the legal constraint, and pedestrian amenities (e.g., plaza, courtyard, 
landscaping, outdoor seating area, etc.) shall be provided within the street 
setback in said location pursuant to Section 17-3.2.050. 

g. An existing building that was lawfully created but does not conform to the above 
standard is proposed to be expanded and compliance with this standard is not 
practicable. 

 
Findings: The site abuts the OR-211 right-of-way. The primary entrance of the proposed bank 
is connected to the public right-of-way via a pedestrian pathway and crosswalk extending 
from the existing sidewalk along OR-211. Additionally, a required Public Utility Easement 
prohibits building within 10ft of the ROW line. Build-to-line criteria are therefore met under 
exceptions c and f (MMC 17-3.2.040 B 1). 

 
2. Except as provided in subsections C.5 and 6, all buildings shall have at least one 

primary entrance (i.e., tenant entrance, lobby entrance, breezeway entrance, or 
courtyard entrance) facing an abutting street (i.e., within 45 degrees of the street 
property line); or if the building entrance must be turned more than 45 degrees from 
the street (i.e., front door is on a side or rear elevation) due to the configuration of 
the site or similar constraints, a pedestrian walkway must connect the primary 
entrance to the sidewalk in conformance with Section 17-3.3.040. 

 
Findings: The proposed building has a primary entrance on the northern façade, facing OR-
211. This standard is met.  

 
3. Off-street parking, trash storage facilities, and ground-level utilities (e.g., utility 

vaults), and similar obstructions shall not be placed between building entrances and 
the street(s) to which they are oriented. To the extent practicable, such facilities shall 
be oriented internally to the block and accessed by alleys or driveways. 

 

Findings: The Applicant’s submitted proposal does not include any parking, trash, or ground 

level utilities between the building or building entrance and street. Parking is proposed on 



the west and southern portions of the property. Trash facilities are sited south of the 

proposed building. This standard is met. 

 

4. Off-street parking shall be oriented internally to the site to the extent practicable, 
and shall meet the Access and Circulation requirements of Chapter 17-3.3, the 
Landscape and Screening requirements of Chapter 17-3.4, and the Parking and 
Loading requirements of Chapter 17-3.5. 

 
Findings: The Applicant’s submitted application shows parking located internally along the 
west side of the proposed building and south of the proposed building. This standard is met. 
Standards pertaining to further chapters will be evaluated in Staff responses to those 
Chapters respectively.  

 

5. Where a development contains multiple buildings and there is insufficient street 
frontage to meet the above building orientation standards for all buildings on the 
subject site, a building’s primary entrance may orient to plaza, courtyard, or similar 
pedestrian space containing pedestrian amenities and meeting the requirements 
under Section 17-3.2.050, subject to Site Design Review approval. When oriented this 
way, the primary entrance(s), plaza, or courtyard shall be connected to the street by 
a pedestrian walkway conforming to Section 17-3.3.040. 

 
Findings: The proposal is for a single building. This standard does not apply.  
 
C. Large-Format Developments. Plans for new developments, or any phase thereof, with a 

total floor plate area (ground floor area of all buildings) greater than 35,000 square feet, 
shall meet all of the following standards in subsections C.1 through 9, as generally 
illustrated in Figure 17-3.2-7. The Planning Official may approve adjustments to the 
standards as part of a Site Design Review approval, pursuant to Chapters 17-4.2 and 17-
4.7, respectively. 

 
Findings: The proposed development does not include a total floor plate area greater than 
35,000 square feet. These standards do not apply.  
 
D. Primary Entrances and Windows. The following standards, as generally illustrated in 

Figures 17-3.2-8 and 17.3.2-9, apply to new buildings and building additions that are 
subject to Site Design Review. The Planning Official may approve adjustments to the 
standards as part of a Site Design Review approval, pursuant to Chapters 17-4.2 and 17-
4.7, respectively. 

 
1. All Elevations of Building. Architectural designs shall address all elevations of a 

building. Building forms, detailing, materials, textures, and color shall contribute to a 
unified design with architectural integrity. Materials used on the front façade must 



turn the building corners and include at least a portion of the side elevations, 
consistent with the overall composition and design integrity of the building. 

 
Findings: The Applicant’s submitted architectural plans show all elevations of the proposed 
building and show a cohesive design. Materials from the western, street facing, façade turn 
the corner to side elevations and extend through those elevations. This standard is met.  
.  
 

2. Pedestrian Entrances. Ground level entrances oriented to a street shall be at least 
partly transparent for natural surveillance and to encourage an inviting and successful 
business environment. This standard may be met by providing a door with a window 
or windows, a transom window above the door, or sidelights beside the door. Where 
ATMs or other kiosks are proposed on any street-facing elevation, they shall be visible 
from the street for security and have a canopy, awning, or other weather protection 
shelter. 

 
Findings: The Applicant’s submitted architectural plans show ground level entrances with at 
least partial transparency. This standard is met.  
 

3. Corner Entrances. Buildings on corner lots are encouraged to have corner entrances. 
Where a corner entrance is not provided, the building plan shall provide an 
architectural element or detailing (e.g., tower, beveled corner, art, special trim, etc.) 
that accentuates the corner location. 

 
Findings: The Applicant’s proposal is not for a corner lot. This standard does not apply.  
 

4. Street Level Entrances. All primary building entrances shall open to the sidewalk and 
shall conform to Americans with Disabilities Act (ADA) requirements, as applicable. 
Primary entrances above or below grade may be allowed where ADA accessibility is 
provided. 

 
Findings: This standard is met subject to a condition of approval. Proposed building 
entrances open to the proposed pedestrian walkway, a required.  As a condition of approval 
all primary building entrances shall open to the sidewalk and shall conform to Americans 
with Disabilities Act (ADA) requirements, as applicable. 
 
 

5. Windows—General. Except as approved for parking structures or accessory 
structures, the front/street-facing elevations of buildings shall provide display 
windows, windowed doors, and where applicable, transom windows to express a 
storefront character. 

 
Findings: Windows and transparent entrances are provided on the street facing façade. This 
standard is met. 



 
6. Storefront Windows. Storefront windows shall consist of framed picture or bay 

windows, which may be recessed. Framing shall consist of trim detailing such as piers 
or pilasters (sides), lintels or hoods (tops), and kick plates or bulkheads (base)—or 
similar detailing—consistent with a storefront character. The ground floor, street-
facing elevation(s) of all buildings shall comprise at least 60 percent transparent 
windows, measured as a section extending the width of the street-facing elevation 
between the building base (or 30 inches above the sidewalk grade, whichever is less) 
and a plane 72 inches above the sidewalk grade. 

 
Findings: The Applicant’s submitted architectural drawings show transparency/windows that 
account for greater than 60% of the frontage between 30” and 72” from grade on the street 
facing elevation. This standard is met.  

 
7. Defined Upper Story(ies). Building elevations shall contain detailing that visually 

defines street level building spaces (storefronts) from upper stories. The distinction 
between street level and upper floors shall be established, for example, through the 
use of awnings, canopies, belt course, or similar detailing, materials, or fenestration. 
Upper floors may have less window area than ground floors, but shall follow the 
vertical lines of the lower level piers and the horizontal definition of spandrels and 
any cornices. Upper floor window orientation shall primarily be vertical, or have a 
width that is no greater than height. Paired or grouped windows that, together, are 
wider than they are tall, shall be visually divided to express the vertical orientation of 
individual windows. 

 
Findings: The Applicant’s submitted architectural plans are for a one-story building. This 
standard does not apply.  
 

8. Buildings Not Adjacent to a Street. Buildings that are not adjacent to a street or a 
shopping street, such as those that are setback behind another building and those 
that are oriented to a civic space (e.g., internal plaza or court), shall meet the 60 
percent transparency standard on all elevations abutting civic space(s) and on 
elevations containing a primary entrance. 

 
Findings: The proposed building is adjacent to a street and meets the 60% transparency 
requirement. This standard does not apply.  
 

9. Side and Rear Elevation Windows. All side and rear elevations, except for zero lot line 
or common wall elevations, where windows are not required, shall provide not less 
than 30 percent transparency. 

 
Findings: This standard is met subject to a condition of approval. The Applicant’s proposal 
meets the 30% transparency requirement on the west and south facing facades. Per the 
Applicant’s submitted narrative, the Applicant has not proposed transparent features on the 



east facing elevation due to security concerns. As a condition of approval, the Applicant shall 
provide an architectural elevation plan with their building permit authorization submissions 
showing articulation and detailing that provide additional visual relief to the east facing 
façade. Examples would include shadow boxes that are similar in texture and appearance to 
window boxes or other similar articulation.  
 

10. Window Trim. At a minimum, windows shall contain trim, reveals, recesses, or similar 
detailing of not less than four inches in width or depth as applicable. The use of 
decorative detailing and ornamentation around windows (e.g., corbels, medallions, 
pediments, or similar features) is encouraged. 

 
Findings: This standard is met subject to a condition of approval. “Storefront” style windows 
that create the multiple entrances for the building provide sufficient detailing to meet these 
standards. Stand-alone windows along the fall faces that are not associated with the 
entrances do not. As a condition of approval, the Applicant shall provide an architectural 
elevation plan with their building permit authorization submissions showing window 
detailing meeting the standards of MMC 17-3.2.040 D, 10 for stand-alone windows (i.e. 
those windows on wall faces not associated with the entrance window complexes) along the 
north, west, and south facing facades.   
 

11. Projecting Windows, Display Cases. Windows and display cases shall not break the 
front plane of the building (e.g., projecting display boxes are discouraged). For 
durability and aesthetic reasons, display cases, when provided, shall be flush with the 
building façade (not affixed to the exterior) and integrated into the building design 
with trim or other detailing. Window flower boxes are allowed, provided they do not 
encroach into the pedestrian through-zone. 

 
Findings: The Applicant has not proposed any projecting windows or display cases. This 
standard does not apply.  
 

12. Window Exceptions. The Planning Official may approve an exception to the above 
standards where existing topography makes compliance impractical. Where it is not 
practicable to use glass, windows for parking garages or similar structures, the 
building design must incorporate openings or other detailing that resembles window 
patterns (rhythm and scale). 

 
Findings: The Applicant has not proposed any window exceptions. Staff has provided 
necessary adjustments to window design for building permit authorization submissions as 
conditions in responses above.  
 
 
E. Articulation and Detailing. The following standards apply to new buildings and building 

additions that are subject to Site Design Review. The Planning Official may approve 



adjustments to the standards as part of a Site Design Review approval, pursuant to 
Chapters 17-4.2 and 17-4.7, respectively. 

 
1. Articulation. All building elevations that orient to a street or civic space shall have 

breaks in the wall plane (articulation) of not less than one break for every 30 feet of 
building length or width, as applicable, pursuant to the following standards, which are 
generally illustrated in Figures 17-3.2-10, 17-3.2-11, and 17-3.2-12. 

 
a. A “break” for the purposes of this subsection is a change in wall plane of not less 

than 24 inches in depth. Breaks may include, but are not limited to, an offset, 
recess, window reveal, pilaster, frieze, pediment, cornice, parapet, gable, dormer, 
eave, coursing, canopy, awning, column, building base, balcony, permanent 
awning or canopy, marquee, or similar architectural feature. 

b. The Planning Official through Site Design Review may approve detailing that does 
not meet the 24-inch break-in-wall-plane standard where it finds that proposed 
detailing is more consistent with the architecture of historically significant or 
historic-contributing buildings existing in the vicinity. 

c. Changes in paint color and features that are not designed as permanent 
architectural elements, such as display cabinets, window boxes, retractable and 
similar mounted awnings or canopies, and other similar features, do not meet the 
24-inch break-in-wall-plane standard. 

d. Building elevations that do not orient to a street or civic space need not comply 
with the 24-inch break-in-wall-plane standard but should complement the overall 
building design. 

 
Findings: The Applicant’s submitted architectural plans show articulation breaks through 
canopies, a massing break for the south and west entrance areas, material breaks, and the 
extension of a wall for a seating area on the north facade. These standards are met.  
 

2. Change in Materials. Elevations should incorporate changes in material that define a 
building’s base, middle, and top, as applicable, and create visual interest and relief. 
Side and rear elevations that do not face a street, public parking area, pedestrian 
access way, or plaza may utilize changes in texture and/or color of materials, 
provided that the design is consistent with the overall composition of the building. 

 
Findings: This standard is met subject to a condition of approval. Canopies and building 
entrance design incorporate change of materials on the eastern and southern facades. The 
east and north facing facades do not have a change in materials that define the bottom, 
middle, and top of the building and the north façade faces OR-211. As a condition of 
approval, the Applicant shall provide a change of materials defining the bottom of the 
building on the northern and eastern facades. This change may be mimicked by color change 
on the eastern facing façade as it does not face a public street. Material changes shall at least 
wrap to the adjoining facade.  
 



3. Horizontal Lines. New buildings and exterior remodels shall generally follow the 
prominent horizontal lines existing on adjacent buildings at similar levels along the 
street frontage. Examples of such horizontal lines include, but are not limited to: the 
base below a series of storefront windows, an awning or canopy line, a belt course 
between building stories, a cornice, or a parapet line. Where existing adjacent 
buildings do not meet the City’s current building design standards, a new building 
may establish new horizontal lines. 

 
Findings: The Applicant’s submitted architectural plans show horizontal lines through the 
proposed and already conditioned window, material change, and canopy profiles. This 
standard is met. 

 
4. Ground Floor and Upper Floor Division. A clear visual division shall be maintained 

between the ground level floor and upper floors, for example, through the use of a 
belt course, transom, awning, canopy, or similar division. 

 
Findings: The Applicant’s proposal is for a single-story building. This standard does not apply.  
 

5. Vertical Rhythms. New construction or front elevation remodels shall reflect a vertical 
orientation, either through breaks in volume or the use of surface details 

 
Findings: The Applicant’s submitted application shows vertical rhythms in the window 
configuration and canopy profile. This standard is met.  

  
 
F. Pedestrian Shelters. The following standards apply to new buildings and building 

additions that are subject to Site Design Review. The Planning Official may approve 
adjustments to the standards as part of a Site Design Review approval, pursuant to 
Chapters 17-4.2 and 17-4.7, respectively. 

 
1. Minimum Pedestrian Shelter Coverage. Permanent awnings, canopies, recesses, or 

similar pedestrian shelters shall be provided along at least 75 percent of the ground 
floor elevation(s) of a building where the building abuts a sidewalk, civic space, or 
pedestrian access way. Pedestrian shelters used to meet the above standard shall 
extend at least five feet over the pedestrian area; except that the Planning Official, 
through Site Design Review, may reduce the above standards where it finds that 
existing right-of-way dimensions, easements, or building code requirements preclude 
standard shelters. In addition, the above standards do not apply where a building has 
a ground floor dwelling, as in a mixed-use development or live-work building, and the 
dwelling has a covered entrance. The Planning Official shall waive the above 
standards if the pedestrian shelter would extend into the right-of-way and the 
roadway authority does not allow encroachments in the right-of-way. 

 



Findings: This standard is met subject to a condition of approval. The Applicant’s submitted 
architectural plans shows a canopy along the entire southern frontage where the walkway 
abuts, and covering the northern entrance to the building. This meets the standard as the 
remainder of the walkway along the northern frontage does not abut the building. The 
canopy along the southern frontage appears to have open slotting and would not prevent 
pedestrian traffic from getting wet in rainy conditions. As a condition of approval, canopies 
above walkways shall be designed to shelter pedestrian traffic from inclement (rainy) 
weather.    
 
 

2. Pedestrian Shelter Design. Pedestrian shelters shall comply with applicable building 
codes, and shall be designed to be visually compatible with the architecture of a 
building. If mezzanine or transom windows exist, the shelter shall be below such 
windows where practical. Where applicable, pedestrian shelters shall be designed to 
accommodate pedestrian signage (e.g., blade signs), while maintaining required 
vertical clearance. 

 
Findings: Staff finds that the Applicant’s proposed pedestrian shelters are designed in visual 
concert with the design of the building. This standard is met.  
 
G. Mechanical Equipment. 
 

1. Building Walls. Where mechanical equipment, such as utility vaults, air compressors, 
generators, antennae, satellite dishes, or similar equipment, is permitted on a 
building wall that abuts a public right-of-way or civic space, it shall be screened 
pursuant to Chapter 17-3.4. Standpipes, meters, vaults, and similar equipment need 
not be screened but shall not be placed on a front elevation when other practical 
alternatives exist; such equipment shall be placed on a side or rear elevation where 
practical. 

 
2. Rooftops. Except as provided below, rooftop mechanical units shall be set back or 

screened behind a parapet wall so that they are not visible from any public right-of-
way or civic space. Where such placement and screening is not practicable, the 
Planning Official may approve painting of mechanical units in lieu of screening; such 
painting may consist of colors that make the equipment visually subordinate to the 
building and adjacent buildings, if any. 

 
3. Ground-Mounted Mechanical Equipment. Ground-mounted equipment, such as 

generators, air compressors, trash compactors, and similar equipment, shall be 
limited to side or rear yards and screened with fences or walls constructed of 
materials similar to those on adjacent buildings. Hedges, trellises, and similar 
plantings may also be used as screens where there is adequate air circulation and 
sunlight, and irrigation is provided. The City may require additional setbacks and 
noise attenuating equipment for compatibility with adjacent uses. 



 
Findings: The Applicant proposes to screen rooftop mechanical equipment by parapet. There 
is no proposed ground mounted mechanical equipment. These standards are met.  
 
H. Civic Space. Commercial development projects shall provide civic space pursuant to 

Section 17-3.2.050. 
 
Findings: The Applicant proposes less than 10,000 SF of leasable floor area. These standards 
do not apply to this application. 
 
I. Drive-Up and Drive-Through Facilities. Drive-up and drive-through facilities shall comply 

with the requirements of Section 17-3.2.060. (Ord. 2017-08 §1) 

 
Findings: The applicant has proposed a drive-through teller window. These standards apply 
and are addressed below. 
 
17-3.2.060 Drive-Up and Drive-Through Uses and Facilities 

 
B. Standards. Drive-up and drive-through facilities (i.e., driveway queuing areas, 

customer service windows, teller machines, kiosks, drop-boxes, or similar facilities) 
shall meet all of the following standards, as generally illustrated in Figure 17-3.2-13: 

 
1. The drive-up or drive-through facility shall orient to and receive access from a 

driveway that is internal to the development and not a street, as generally illustrated. 
 

Findings: The Applicant’s submitted site plan shows a drive aisle that is internal to the site. 
This standard is met. 

 
2. The drive-up or drive-through portion of the establishment or drive-through window 

shall not be oriented to street corner. 
 

Findings: The subject site is not on a street corner. This standard does not apply. 
 

3. The entry into a drive-up or drive-through portion of the establishment or drive-
through window shall be located a sufficient distance from a street right-of-way so as 
not to allow for queue into a street right-of-way during any time of the year. 
Applicant shall provide a section within the Traffic Impact Analysis or supply the City 
with a traffic engineer’s report demonstrating that the drive-up or drive-through will 
have no impact to the street right-of-way. 

 
4. Drive-up and drive-through queuing areas shall be designed so that vehicles will not 

obstruct any street, fire lane, walkway, bike lane, or sidewalk. 
 



Findings: The Applicant’s submitted Traffic Impact Analysis includes analysis of the drive-
through location and queue and demonstrates there will be no adverse impacts to the right-
of-way or any bike lanes, walkways, or sidewalks.  
 
These standards are met. 
 

 
5. In the General Commercial C-2 district, a new drive-up or drive-through facility must 

comply with the access control distance requirements identified in the City’s 
Transportation System Plan in relation to existing drive-up or drive-through facilities. 

 
Findings: The Applicant’s proposed project is within the C-2 zoning district. The Applicant’s 
submitted TIA looks at the proposed drive-throughs compliance with transportation related 
regulations and has found no issues. This standard is met. 

 
 
17-3.3.030 Vehicular Access and Circulation 
 
A. Purpose and Intent. Section 17-3.3.030 implements the street access policies of the City 

of Molalla Transportation System Plan. It is intended to promote safe vehicle access and 
egress to properties, while maintaining traffic operations in conformance with adopted 
standards. “Safety,” for the purposes of this chapter, extends to all modes of 
transportation.  

 
B. Permit Required. Vehicular access to a public street (e.g., a new or modified driveway 

connection to a street or highway) requires an approach permit approved by the 
applicable roadway authority.  

 
Findings: This condition is met subject to a condition of approval. The Applicant’s submitted 
application shows that the applicant proposes access from OR-211 and is under the 
jurisdiction of the Oregon Department of Transportation (ODOT). As a condition of approval, 
the Applicant or entity responsible for the construction of the access shall obtain an 
approach permit from ODOT prior to construction.  

 
 

C. Traffic Study Requirements. The City, in reviewing a development proposal or other 
action requiring an approach permit, may require a traffic impact analysis, pursuant to 
Section 17-3.6.020, to determine compliance with this Code.  

 
Findings: The Applicant submitted a Traffic Impact Study prepared by a Registered Engineer 
and addressing the appropriate standards as part of the application package. This standard is 
met.  

 



D. Approach and Driveway Development Standards. Approaches and driveways shall 
conform to all of the following development standards:  

 
1. The number of approaches on higher classification streets (e.g., collector and arterial 

streets) shall be minimized; where practicable, access shall be taken first from a lower 
classification street.  

 
Findings: The subject property’s only street frontage is to OR-211, from which the Applicant 
proposes a single access. This access also serves a lot associated with a recently approved gas 
station and convenience store to the east and with Cascade Center subdivision. This standard 
is met.   
 

2. Approaches shall conform to the spacing standards of subsections E and F, below, 
and shall conform to minimum sight distance and channelization standards of the 
roadway authority.  

 
Findings: The subject property is adjacent to OR-211, which is under ODOT jurisdiction. Due 
to existing access placements on neighboring properties to the east, there is no possible 
placement for the proposed approach within the subject site that would meet required 
access separation requirements on all sides. In pre-application meetings, ODOT 
recommended a shared access location straddling the border of the subject parcel and 
adjacent parcel to the east as proposed, concurrently abandoning an approved access to 
Cascade Center between the subject parcel and 740 W Main ST. ODOT has concurred on the 
proposed location in comments provided to the City on this application. This standard is met. 
 

3. Driveways shall be paved and meet applicable construction standards. Where 
permeable paving surfaces are allowed or required, such surfaces shall conform to 
applicable Public Works Design Standards.  

 
Findings: The Applicant has proposed a paved driveway and shall be designed to meet all 
Molalla Public Works Design Standards. This standard is met.  

 
4. The City Engineer may limit the number or location of connections to a street, or limit 

directional travel at an approach to one-way, right-turn only, or other restrictions, 
where the roadway authority requires mitigation to alleviate safety or traffic 
operations concerns.  
 

Findings: Only one access from OR-211 is proposed by the Applicant. The proposed access 
also connects to a recently approved gas station and other points within the Cascade Center 
development by way of a private drive along the northern portion of the subject parcel. 
ODOT comments (see exhibit G) did not recommend limitations to directional travel or other 
mitigation measures. This standard is met.    

 
 



5. Where the spacing standards of the roadway authority limit the number or location 
of connections to a street or highway, the City Engineer may require a driveway 
extend to one or more edges of a parcel and be designed to allow for future 
extension and inter-parcel circulation as adjacent properties develop. The City 
Engineer may also require the owner(s) of the subject site to record an access 
easement for future joint use of the approach and driveway as the adjacent 
property(ies) develop(s).  

 
Findings: This standard is met subject to a condition of approval. The Applicant’s submitted 
application shows that the proposed driveway extends to the private drive on the south side 
of the parcel that connects westward to points within Cascade Center. As a condition of 
approval, the Applicant shall record cross access easements and maintenance agreements 
between the subject parcel and Cascade Center parcels west of S Leroy Ave for utilization of 
the proposed access to OR-211 and the private drive networks to the west prior to 
occupancy. The Applicant shall also record joint access easement agreements with the gas 
station parcel to the east. These easements shall be recorded prior to occupancy.  
 

 
6. Where applicable codes require emergency vehicle access, approaches and driveways 

shall be designed and constructed to accommodate emergency vehicle apparatus and 
shall conform to applicable fire protection requirements. The City Engineer may 
restrict parking, require signage, or require other public safety improvements 
pursuant to the recommendations of an emergency service provider.  

 
Findings: This standard is met subject to a condition of approval. As a condition of approval, 
the Applicant shall confirm that emergency apparatus have appropriate access to the site 
prior with engineering submittals.  
 

7. As applicable, approaches and driveways shall be designed and constructed to 
accommodate truck/trailer-turning movements.  

 
Findings: The Applicant’s submitted narrative states that the largest truck that would visit the 
site would be a garbage truck. The proposed access is designed to accommodate that 
movement. 
 

8. Except where the City Engineer and roadway authority, as applicable, permit an open 
access with perpendicular or angled parking, driveways shall accommodate all 
projected vehicular traffic on-site without vehicles stacking or backing up onto a 
street.  

 
Findings: All proposed parking is onsite and served by private drives. This standard is met. 

 
 



9. Driveways shall be designed so that vehicle areas, including, but not limited to, drive-
up and drive-through facilities and vehicle storage and service areas, do not obstruct 
any public right-of-way.  

 
Findings: All proposed driveways and drive-through facilities are interior to the site and the 
submitted TIA shows that no queuing will enter the right-of-way. This standard is met. 
 

10. Approaches and driveways shall not be wider than necessary to safely accommodate 
projected peak hour trips and turning movements, and shall be designed to minimize 
crossing distances for pedestrians.  

 
Findings: The Applicant’s submitted application shows a 30’ wide approach from the new 
proposed access from OR-211, which is designed to accommodate trucks and emergency 
vehicles and is consistent with Molalla Public Works Standards. This standard is met. 
 

11. As it deems necessary for pedestrian safety, the City Engineer, in consultation with 
the roadway authority, as applicable, may require that traffic-calming features, 
textured driveway surfaces (e.g., pavers or similar devices), curb extensions, signage 
or traffic control devices, or other features, be installed on or in the vicinity of a site 
as a condition of development approval.  

 
Findings: Neither the City Engineer nor the roadway authority recommend any traffic calming 
features, nor are any proposed. This standard is met. 
 

12. Construction of approaches along acceleration or deceleration lanes, and along 
tapered (reduced width) portions of a roadway, shall be avoided; except where no 
reasonable alternative exists and the approach does not create safety or traffic 
operations concern.  

 
Findings: The Applicant’s proposal does not include construction of approaches along 
acceleration or deceleration lanes or along tapered portions of the roadway. This standard 
does not apply. 

 
13. Approaches and driveways shall be located and designed to allow for safe 

maneuvering in and around loading areas, while avoiding conflicts with pedestrians, 
parking, landscaping, and buildings.  
 

Findings: No loading areas are proposed with this application and no conflicts are created by 
driveway placement. In the location where the pedestrian way crosses the drive aisle, a 
crosswalk is proposed. This standard is met. 
 

14. Where sidewalks or walkways occur adjacent to a roadway, driveway aprons 
constructed of concrete shall be installed between the driveway and roadway edge. 
The roadway authority may require the driveway apron be installed outside the 



required sidewalk or walkway surface, consistent with Americans with Disabilities Act 
(ADA) requirements, and to manage surface water runoff and protect the roadway 
surface.  
 

Findings: The Applicant’s proposal includes a new sidewalk within the right-of-way that 
meets City and ODOT standards for materials and width. This standard is met.  

 
 

15. Where an accessible route is required pursuant to ADA, approaches and driveways 
shall meet accessibility requirements where they coincide with an accessible route.  

 
Findings: This standard is met subject to a condition of approval. As a condition of approval, 
all approaches and driveways shall meet ADA accessibility requirements where they coincide 
with an accessible route. 

 
16. The City Engineer may require changes to the proposed configuration and design of 

an approach, including the number of drive aisles or lanes, surfacing, traffic-calming 
features, allowable turning movements, and other changes or mitigation, to ensure 
traffic safety and operations.  

 
Findings: No changes are required to the proposed configuration and design of the approach. 
This standard is met.  

 
17. Where a new approach onto a state highway or a change of use adjacent to a state 

highway requires ODOT approval, the applicant is responsible for obtaining ODOT 
approval. The City Engineer may approve a development conditionally, requiring the 
applicant first obtain required ODOT permit(s) before commencing development, in 
which case the City will work cooperatively with the applicant and ODOT to avoid 
unnecessary delays.  

 
Findings: This condition is met subject to a condition of approval. The Applicant’s submitted 
application shows that the applicant proposes access from OR-211 and is under the 
jurisdiction of the Oregon Department of Transportation (ODOT). As a condition of approval, 
the Applicant and/or the developer of the access shall obtain an approach permit from ODOT 
prior to construction. 

 
18. Where an approach or driveway crosses a drainage ditch, canal, railroad, or other 

feature that is under the jurisdiction of another agency, the applicant is responsible 
for obtaining all required approvals and permits from that agency prior to 
commencing development. 

19. Where a proposed driveway crosses a culvert or drainage ditch, the City Engineer 
may require the developer to install a culvert extending under and beyond the edges 
of the driveway on both sides of it, pursuant to applicable Public Works Design 
Standards. 



 
Findings: The Applicants proposed approach does not cross a feature under the jurisdiction 
of another agency, including a drainage culvert or ditch. These criteria do not apply.  
  

20. Except as otherwise required by the applicable roadway authority or waived by the 
City Engineer temporary driveways providing access to a construction site or staging 
area shall be paved or graveled to prevent tracking of mud onto adjacent paved 
streets.  

 
Findings: These standards are met subject to a condition of approval. As a condition of 
approval, temporary driveways providing access to a construction site or staging area shall be 
paved or graveled to prevent tracking of mud onto adjacent paved streets.  

 
21. Development that increases impervious surface area shall conform to the storm 

drainage and surface water management requirements of Section 17-3.6.050.  
 

Findings: These standards are met subject to conditions of approval. Applicant submitted a 
stormwater drainage plan with their application package. Onsite private storm system shall 
comply with plumbing code requirements. The detention and flow control facilities shall be 
reviewed, permitted, and inspected by Molalla Public Works. The onsite storm conveyance 
system shall be reviewed and inspected by Clackamas County Building under a plumbing 
permit, in accordance with MMC 13.13 Surface Water Management. Additional stormwater 
analysis is provided in Staff responses to Section 17-3.6.050.  

 
 

E. Approach Separation from Street Intersections. Except as provided by subsection H, 
minimum distances shall be maintained between approaches and street intersections 
consistent with the current version of the Public Works Design Standards and 
Transportation System Plan.  
 

F. Approach Spacing. Except as provided by subsection H or as required to maintain street 
operations and safety, the following minimum distances shall be maintained between 
approaches consistent with the current version of the Public Works Design Standards and 
Transportation System Plan.  

 
Findings: These standards are met subject to a condition of approval. The subject property is 

adjacent to OR-211, which is under ODOT jurisdiction. Due to existing access placements on 

neighboring properties to the east, there is no possible placement for the proposed 

approach within the subject site that would meet required access separation requirements 

on all sides. In pre-application meetings, ODOT recommended a shared access location 

straddling the border of the subject parcel and adjacent parcel to the east as proposed, 

concurrently abandoning an approved access to Cascade Center between the subject parcel 

and 740 W Main ST. ODOT has concurred on the proposed location in comments provided to 



the City on this application. This standard is met. As a condition of approval, all driveway 

approaches shall be designed and constructed consistent with the current version of the 

Molalla Public Works Design Standards, Molalla Transportation Systems Plan, and ODOT 

standards.  

G. Vision Clearance. No visual obstruction (e.g., sign, structure, solid fence, or shrub 
vegetation) greater than 2.5 feet in height shall be placed in “vision clearance areas” at 
street intersections.. The minimum vision clearance area may be modified by the 
Planning Official through a Type I procedure, upon finding that more or less sight 
distance is required (i.e., due to traffic speeds, roadway alignment, etc.). Placement of 
light poles, utility poles, and tree trunks should be avoided within vision clearance areas.  

 
Findings: This standard is met subject to conditions of approval. No items are currently 

proposed in the vision clearance area. As an ongoing condition of approval, no visual 

obstructions shall be placed in vision clearance areas.  

H. Exceptions and Adjustments. The City Engineer may approve adjustments to the spacing 
standards of subsections E and F, above, where an existing connection to a City street 
does not meet the standards of the roadway authority and the proposed development 
moves in the direction of code compliance. The Planning Official through a Type II 
procedure may also approve a deviation to the spacing standards on City streets where it 
finds that mitigation measures (removal of one access), joint use driveways (more than 
one property uses same access), directional limitations (e.g., one-way), turning 
restrictions (e.g., right-in/ right-out only), or other mitigation alleviate all traffic 
operations and safety concerns.  

 

Findings: The Applicant has not submitted any requests for exceptions and adjustment to 

access and spacing standards and non are requested by City Staff or ODOT. This standard is 

met.  

I. Joint Use Access Easement and Maintenance Agreement. Where the City approves a joint 
use driveway, the property owners shall record an easement with the deed allowing joint 
use of and cross access between adjacent properties. The owners of the properties 
agreeing to joint use of the driveway shall record a joint maintenance agreement with 
the deed, defining maintenance responsibilities of property owners. The applicant shall 
provide a fully executed copy of the agreement to the City for its records, but the City is 
not responsible for maintaining the driveway or resolving any dispute between property 
owners.  

 
Findings: This condition is met subject to a condition of approval. The Applicant’s submitted 
application shows that the applicant proposes access from OR-211 and is under the 
jurisdiction of the Oregon Department of Transportation (ODOT). This proposed access 
serves properties on the eastern side of Cascade Center in addition to the proposed 
development. As a condition of approval, the Applicant shall record joint use access and 



maintenance agreements with adjacent properties within the Cascade Center development 
and the approved gas station property at 710 W Main ST to the east prior to occupancy. 

 
 

17-3.3.040 Pedestrian Access and Circulation 
 
 

B. Standards. Developments shall conform to all of the following standards for pedestrian 
access and circulation as generally illustrated in Figure 17-3.3-3:  

 
1. Continuous Walkway System. A pedestrian walkway system shall extend throughout 

the development site and connect to adjacent sidewalks, if any, and to all future 
phases of the development, as applicable.  

 
Findings: This standard is met subject to a condition of approval. The Applicant’s submitted 
site plan shows a walkway connecting the sidewalk along the OR-211 to all entrances of the 
proposed building. The proposed walkway does not connect the proposed building to the 
proposed private walkway along the east-west drive access to the south, connecting to 
points within Cascade Center. As a condition of approval, the applicant shall revise their 
building permit authorization plans to include a pedestrian connection to the walkway along 
the proposed drive access to the south of the subject site within Cascade Center. It is 
understood that relocation of the trash receptacle may be necessary to facilitate this 
connection.  

 
2. Safe, Direct, and Convenient. Walkways within developments shall provide safe, 

reasonably direct, and convenient connections between primary building entrances 
and all adjacent parking areas, recreational areas, playgrounds, and public rights-
ofway conforming to the following standards:  

 

a. The walkway is reasonably direct when it follows a route that does not deviate 
unnecessarily from a straight line or it does not involve a significant amount of 
out-of-direction travel.  
 

b. The walkway is designed primarily for pedestrian safety and convenience, 
meaning it is reasonably free from hazards and provides a reasonably smooth and 
consistent surface and direct route of travel between destinations. The Planning 
Official may require landscape buffering between walkways and adjacent parking 
lots or driveways to mitigate safety concerns.  
 

c. The walkway network connects to all primary building entrances, consistent with 
the building design standards of Chapter 17-3.2 and, where required, Americans 
with Disabilities Act (ADA) requirements.  

 



Findings: These standards are met subject to a condition of approval. Proposed sidewalks 
form a direct connection between the roadway, building, and parking. An additional 
connection is required per condition to connect to points within Cascade Center. Proposed 
walkways promote vehicle/pedestrian separation to the extent practicable and are free of 
hazards.  
 
As a condition of approval, all walkways connecting to primary building entrances shall be 
designed consistent with ADA requirements.  

 
 

3. Vehicle/Walkway Separation. Except as required for crosswalks, per subsection 4, below, 
where a walkway abuts a driveway or street it shall be raised six inches and curbed along 
the edge of the driveway or street. Alternatively, the Planning Official may approve a 
walkway abutting a driveway at the same grade as the driveway if the walkway is 
physically separated from all vehicle-maneuvering areas. An example of such separation 
is a row of bollards (designed for use in parking areas) with adequate minimum spacing 
between them to prevent vehicles from entering the walkway.  
 

Findings: The Applicant’s submitted narrative states that the proposed walkway shall be 
raised from vehicle maneuvering areas and curbed with the exception of drive aisle 
crossings. This standard is met.  

 
4. Crosswalks. Where a walkway crosses a parking area or driveway (“crosswalk”), it shall be 

clearly marked with contrasting paving materials (e.g., pavers, light-color concrete inlay 
between asphalt, or similar contrasting material). The crosswalk may be part of a speed 
table to improve driver-visibility of pedestrians. Painted or thermo-plastic striping and 
similar types of non-permanent applications are discouraged, but may be approved for 
lesser used crosswalks not exceeding 24 feet in length.  
 

Response: The Applicant’s submitted site plan shows crosswalks at all intersections with the 
proposed drive aisles and proposes striping as all drive aisles exceed 24’. Crosswalks will be 
required, as applicable, to conditioned walkway additions. This standard is met.   

 
5. Walkway Width and Surface. Walkways, including access ways required for subdivisions 

pursuant to Chapter 17-4.3, shall be constructed of concrete, asphalt, brick or masonry 
pavers, or other durable surface, as approved by the City Engineer, and not less than six 
feet wide. Multi-use paths (i.e., designed for shared use by bicyclists and pedestrians) 
shall be concrete or asphalt and shall conform to the current version of the Public Works 
Design Standards and Transportation System Plan.  

 
6. Walkway Construction (Private). Walkway surfaces may be concrete, asphalt, brick or 

masonry pavers, or other City-approved durable surface meeting ADA requirements. 
Walkways shall be not less than six feet in width in commercial and mixed use 
developments and where access ways are required for subdivisions under Division IV.  



 
Findings: The Applicant’s submitted site plan shows proposed sidewalks and walkways that 
are at least 6ft in width and the submitted narrative states that they will be designed with 
appropriate materials to meet standards of this code. These standards are met.   

 

7. Multi-Use Pathways. Multi-use pathways, where approved, shall be a minimum width 
and constructed of materials consistent with the current version of the Public Works 
Design Standards and Transportation System Plan. 
 

Findings: No multi-use pathway are proposed. This standard does not apply.  
 
 

Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting 

 

17-3.4.030 Landscaping and Screening 

 
A. General Landscape Standard. All portions of a lot not otherwise developed with buildings, 

accessory structures, vehicle maneuvering areas, or parking shall be landscaped. 

Findings: The Applicant’s submitted landscaping plan shows that all areas of the subject 
parcel that are not developed with buildings, vehicular areas or pedestrian areas will be 
landscaped. This standard is met.  

B. Minimum Landscape Area. All lots shall conform to the minimum landscape area 
standards of the applicable zoning district, as contained in Tables 17-2.2.040.D and 17-
2.2.040.E. The Planning Official, consistent with the purposes in Section 17-3.4.010, may 
allow credit toward the minimum landscape area for existing vegetation that is retained 
in the development. 
 

Findings: The Applicant’s submitted landscaping plan shows 14,867 SF of landscaped area for 
approximately 38% of the subject parcel. This exceeds the 5% standard for commercial zones 
in Tables 17-2.2.040.E. This standard is met.  

 
C. Plant Selection. A combination of deciduous and evergreen trees, shrubs, and ground 

covers shall be used for all planted areas, the selection of which shall be based on local 
climate, exposure, water availability, and drainage conditions, among other factors. 
When new vegetation is planted, soils shall be amended and irrigation shall be provided, 
as necessary, to allow for healthy plant growth. The selection of plants shall be based on 
all of the following standards and guidelines: 
 

http://qcode.us/codes/molalla/view.php?topic=17-iii-17_3_4-17_3_4_030&frames=on


1. Use plants that are appropriate to the local climate, exposure, and water 
availability. The presence of utilities and drainage conditions shall also be 
considered. 

2. Plant species that do not require irrigation once established (naturalized) are 
preferred over species that require irrigation. 

3. Trees shall be not less than two-inch caliper for street trees and one and one-half-
inch caliper for other trees at the time of planting. Trees to be planted under or 
near power lines shall be selected so as to not conflict with power lines at 
maturity. 

4. Shrubs shall be planted from five-gallon containers, minimum, where they are for 
required screens or buffers, and two-gallon containers minimum elsewhere. 

5. Shrubs shall be spaced in order to provide the intended screen or canopy cover 
within two years of planting. 

6. All landscape areas, whether required or not, that are not planted with trees and 
shrubs or covered with allowable non-plant material, shall have ground cover 
plants that are sized and spaced to achieve plant coverage of not less than 75 
percent at maturity. 

7. Bark dust, chips, aggregate, or other non-plant ground covers may be used, but 
shall cover not more than 35 percent of any landscape area. Non-plant ground 
covers cannot be a substitute for required ground cover plants. 

8. Where stormwater retention or detention, or water quality treatment facilities 
are proposed, they shall meet the requirements of the current version of the 
Public Works Design Standards. 

9. Existing mature trees that can thrive in a developed area and that do not conflict 
with other provisions of this Code shall be retained where specimens are in good 
health, have desirable aesthetic characteristics, and do not present a hazard. 

10. Landscape plans shall avoid conflicts between plants and buildings, streets, 
walkways, utilities, and other features of the built environment. 

11. Evergreen plants shall be used where a sight-obscuring landscape screen is 
required. 

12. Deciduous trees should be used where summer shade and winter sunlight is 
desirable. 

13. Landscape plans should provide focal points within a development, for example, 
by preserving large or unique trees or groves or by using flowering plants or trees 
with fall color. 

14. Landscape plans should use a combination of plants for seasonal variation in color 
and yearlong interest. 

15. Where plants are used to screen outdoor storage or mechanical equipment, the 
selected plants shall have growth characteristics that are compatible with such 
features. 

16. Landscape plans shall provide for both temporary and permanent erosion control 
measures, which shall include plantings where cuts or fills, including berms, 
swales, stormwater detention facilities, and similar grading, is proposed. 



17. When new vegetation is planted, soils shall be amended and irrigation provided, 
as necessary, until the plants are naturalized and able to grow on their own. 

Findings: These standards are met subject to a condition of approval. Applicant’s submitted 
narrative specifies 1.5 caliper tree plantings and gallon container plantings. This does not 
meet the requirements of the landscaping code. As a condition of approval, all tree plantings 
shall be at least 2” caliper and all ground plantings shall be from at least 2 gallon containers.  

D. Central Commercial C-1 District Streetscape Standard. Developers of projects within the 
Central Commercial C-1 zoning district can meet the landscape area requirement of 
subsection B, in part, by installing street trees in front of their projects. The Planning 
Official shall grant credit toward the landscape area requirement using a ratio of 1:1, 
where one square foot of planted area (e.g., tree well or planter surface area) receives 
one square foot of credit. The Planning Official may grant additional landscape area 
credit by the same ratio where the developer widens the sidewalk or creates a plaza or 
other civic space pursuant to Section 17-3.2.050. 

Findings: The subject property is not in the C-1 zone. These standards do not apply.  

 

E. Parking Lot Landscaping. All of the following standards shall be met for parking lots. If a 
development contains multiple parking lots, then the standards shall be evaluated 
separately for each parking lot. 
 

1. A minimum of 10 percent of the total surface area of all parking areas, as 
measured around the perimeter of all parking spaces and maneuvering areas, 
shall be landscaped. Such landscaping shall consist of shade trees distributed 
throughout the parking area. A combination of deciduous and evergreen trees, 
shrubs, and ground cover plants is required. The trees shall be planned so that 
they provide a partial canopy cover over the parking lot within five years. At a 
minimum, one tree per 12 parking spaces on average shall be planted over and 
around the parking area. 

Findings: The Applicant’s submitted landscaping plan shows over 10% landscaping within 
parking and vehicle maneuvering areas. 5 (five) trees are proposed within the parking area 
meeting the two required tress for 21 proposed parking spaces. This standard is met.  

2. All parking areas with more than 20 spaces shall provide landscape islands with trees 
that break up the parking area into rows of not more than 10 contiguous parking 
spaces. Landscape islands and planters shall have dimensions of not less than 48 
square feet of area and no dimension of less than six feet, to ensure adequate soil, 
water, and space for healthy plant growth. 



Findings: The Applicant’s submitted site plans shows 20 propsoed parking spaces. These 
standards apply. The applicant has proposed islands containing trees and no row of greater 
than 10 contiguous spaces. This standard is met.  

  

3. All required parking lot landscape areas not otherwise planted with trees must 
contain a combination of shrubs and groundcover plants so that, within two years of 
planting, not less than 50 percent of that area is covered with living plants. 

Findings: The Applicant’s submitted landscaping plant shows that parking landscaping areas 
not planted with trees are proposed with shrubs and groundcover that cover at least 50% of 
the landscaping area. This standard is met.   

 
4. Wheel stops, curbs, bollards, or other physical barriers are required along the edges 

of all vehicle-maneuvering areas to protect landscaping from being damaged by 
vehicles. Trees shall be planted not less than two feet from any such barrier. 

 

Findings: The Applicant’s submitted narrative states that landscaped areas around the 
proposed southern parking stalls will have wheel stops to protect landscaping areas. This 
standard is met.   

 
5. Trees planted in tree wells within sidewalks or other paved areas shall be installed 

with root barriers, consistent with applicable nursery standards. 

 

Findings: The Applicant does not proposed tree wells within sidwalks/walkways. This 
standard does not apply. 

 

F. Screening Requirements. Screening is required for outdoor storage areas, unenclosed 
uses, and parking lots, and may be required in other situations as determined by the 
Planning Official. Landscaping shall be provided pursuant to the standards of subsections 
F.1 through 3. (See also Figure 17-3.4-4.) 
 
1. Outdoor Storage and Unenclosed Uses. All areas of a site containing or proposed to 

contain outdoor storage of goods, materials, equipment, and vehicles (other than 
required parking lots and service and delivery areas, per Site Design Review), and 
areas containing junk, salvage materials, or similar contents, shall be screened from 
view from adjacent rights-of-way and residential uses by a sight-obscuring fence, 
wall, landscape screen, or combination of screening methods. See also Section 17-
3.4.040 for related fence and wall standards. 

 



Findings: The Applicant has not proposed outdoor storage areas. This standard does not 
apply.  

 

2. Parking Lots. The edges of parking lots shall be screened to minimize vehicle 
headlights shining into adjacent rights-of-way and residential yards. Parking lots 
abutting a sidewalk or walkway shall be screened using a low-growing hedge or low 
garden wall to a height of between three feet and four feet. 

Findings: This standard is met subject to a condition of approval. A residential apartment 
complex has been approved to the south of the proposed development. The Applicant has 
proposed verbinum tinus along the southernmost parking spots. This is an appropriate 
screening plant for the approved residential use to the south, however 5-gallon plantings are 
required for screening purposes. As a condition of approval, plantings along the southern 
row of parking spaces shall be 5-gallon plantings for screening purposes.  
 

3. Other Uses Requiring Screening. The Planning Official may require screening in other 
situations as authorized by this Code, including, but not limited to, outdoor storage 
areas, blank walls, Special Uses pursuant to Chapter 17-2.3, flag lots, and as 
mitigation where an applicant has requested an adjustment pursuant to Chapter 17-
4.7. 

 

Findings: Staff does not propose additional requirements for screening with this application.  

 

G. Maintenance. All landscaping shall be maintained in good condition, or otherwise 
replaced by the property owner. 

Findings: This standard can be met with a condition of approval. As an ongoing condition of 
approval all landscaping shall be maintained in good condition, or otherwise replaced by the 
property owner. 

17-3.4.040 Fences and Walls 

A. Purpose. This section provides general development standards for fences, and walls that 

are not part of a building, such as screening walls and retaining walls. 

 

B. Applicability. Section 17-3.4.040 applies to all fences, and to walls that are not part of a 

building, including modifications to existing fences and walls. 

 

Findings: The Applicant’s proposal includes a fence around the proposed trash enclosure to 

which this section applies.  



 

C. Height. 

1. Residential Zones.  

Findings: The Applicant’s proposal is in a non-residential zone. These standards do not apply.  

 

2. Non-Residential Zones. Fences and freestanding walls (i.e., exclusive of building walls) 

for non-residential uses shall not exceed the following height above grade, where 

grade is measured from the base of the subject fence or wall. 

a. Within Front or Street-Facing Side Yard Setback. Four feet, except the following 

additional height is allowed for properties located within an industrial, public, or 

institutional zone: 

(1) Where approved by the City Planning Official, a fence constructed of open 

chain link or other “see-through” composition that allows 90 percent light 

transmission may reach a height of up to eight feet. 

 

b. Within an Interior Side or Rear Yard Setback. Eight feet; except the fence or wall 

height, as applicable, shall not exceed the distance from the fence or wall line to 

the nearest primary structure on an adjacent property. 

Findings: The Applicant does not propose any fences or walls within setback areas. These 

standards do not apply.    

 

3. All Zones. Fences and walls shall comply with the vision clearance standards of Section 

17-3.3.030.G. Other provisions of this Code, or the requirements of the roadway 

authority, may limit allowable height of a fence or wall below the height limits of this 

section. 

Findings: No fences and walls are proposed in vision clearance areas as a part of this application. 

This standard is met.  

 

D. Materials. Prohibited fence and wall materials include straw bales, tarps, barbed or razor 

wire (except in the M-2 Heavy Industrial zone); scrap lumber, untreated wood (except cedar 

or redwood), corrugated metal, sheet metal, scrap materials; dead, diseased, or dying plants; 

and materials similar to those listed herein. 

Findings: No prohibited materials are proposed in the construction of the proposed fence. This 

standard is met.    

 



E. Permitting. A Type I approval is required to install a fence of six feet or less in height, or a 

wall that is four feet or less in height. All other walls and fences require review and approval 

by the Planning Official through a Type II procedure. The Planning Official may require 

installation of walls or fences as a condition of approval for development, as provided by 

other Code sections. A building permit may be required for some fences and walls, pursuant 

to applicable building codes. Walls greater than four feet in height shall be designed by a 

Professional Engineer licensed in the State of Oregon. 

Findings: Staff recommends approval of the proposed trash enclosure fence as part of this site 

design review.  

 

F. Maintenance. Fences and walls shall be maintained in good condition, or otherwise replaced 

by the property owner. (Ord. 2017-08 §1) 

Findings: This standard is met subject to a condition of approval. As an ongoing condition of 

approval, fences and walls shall be maintained in good condition, or otherwise replaced by the 

property owner. 

 

17-3.4.050 Outdoor Lighting  

A. Purpose. This section contains regulations requiring adequate levels of outdoor lighting 

while minimizing negative impacts of light pollution. 

B. Applicability. All outdoor lighting shall comply with the standards of this section. 

C. Standards. 

1. Light poles, except as required by a roadway authority or public safety agency, shall 

not exceed a height of 20 feet; pedestal- or bollard-style lighting shall be used to 

illuminate walkways. Flag poles, utility poles, and streetlights are exempt from this 

requirement. 

Findings: The Applicant’s submitted lighting specifications show no proposed poles over 20 

feet in height. This standard is met. 

2. Where a light standard is placed over a sidewalk or walkway, a minimum vertical 

clearance of eight feet shall be maintained. 

Findings: The Applicant’s submitted lighting plan shows no proposed poles over walkways 

with less than 8 feet of clearance. This standard is met.  

3. Outdoor lighting levels shall be subject to review and approval through Site Design 

Review. As a guideline, lighting levels shall be no greater than necessary to provide 

for pedestrian safety, property or business identification, and crime prevention. 



Findings: Outdoor lighting levels are considered as part of the site design review for SDR01-

2022.  

4. Except as provided for up-lighting of flags and permitted building-mounted signs, all 

outdoor light fixtures shall be directed downward, and have full cutoff and full 

shielding to preserve views of the night sky and to minimize excessive light spillover 

onto adjacent properties. 

Findings: The Applicant’s submitted lighting specifications show fixtures that direct light 

downwards with cutoff and shielding toward the night sky and adjacent properties. This 

standard is met. 

 

5. Lighting shall be installed where it will not obstruct public ways, driveways, or 

walkways. 

 

Findings: The Applicant’s submitted lighting plan shows that proposed locations do not 

obstruct public ways, driveways, or walkways. This standard is met. 

 

6. Walkway lighting in private areas shall have a minimum average illumination of not 

less than 0.2 foot-candles. Lighting along public walkways shall meet the current 

version of the Public Works Design Standards and AASHTO lighting requirements. 

Findings: The Applicant’s submitted lighting plan shows that all planned walkways have 

lighting levels greater that 0.2 foot-candles. This standard is met. 

 

7. Active building entrances shall have a minimum average illumination of not less than 

two foot-candles. 

 

Findings: This standard is met subject to a condition of approval. The southern entrance 

meets this standard. The northern entrance shows lighting levels below 2 foot-candles. As a 

condition of approval, the applicant shall submit a revised lighting photometrics plan with 

their building permit authorization showing illumination levels greater than 2 foot-candles 

for the northern entrance.  

 

8. Surfaces of signs shall have an illumination level of not more than two foot-candles. 

 



Findings: The Applicant has not submitted signage with this application. This standard does 

not apply. Proposed signs will be held to this standard as submitted.  

 

9. Parking lots and outdoor services areas, including quick vehicle service areas, shall 

have a minimum illumination of not less than 0.2 foot-candles, average illumination 

of approximately 0.8 foot-candles, and a uniformity ratio (maximum-to-minimum 

ratio) of not more than 20:1. 

Findings: This standard is met subject to a condition of approval. From the Applicant’s 

submitted photometrics plan it appears that “Calc Zone #1” refers to the parking lot and 

outdoor service area. For this zone, the illumination min/max ratio is substantially over 20:1 

and the average illumination substantially greater than 1.7 foot-candles. As a condition of 

approval the Applicant shall submit a revised photometrics plan with their building permit 

authorizations showing a min/max illumination ratio and average illumination level meeting 

standards of MMC 17-3.4.050 C, 9 and clearly defining calculation areas. 

 

10. Where illumination grid lighting plans cannot be reviewed or if fixtures do not provide 

photometrics and bulbs are under 2,000 lumens, use the following guidelines: 

a. Poles should be no greater in height than four times the distance to the property 

line. 

b. Maximum lumen levels should be based on fixture height. 

c. Private illumination shall not be used to light adjoining public right-of-way. 

Findings: The Applicant has submitted a photometrics plan. These standards do not apply.     

11. Where a light standard is placed within a walkway, an unobstructed pedestrian 

through zone not less than 48 inches wide shall be maintained. 

Findings: The Applicant’s submitted lighting plan does not include lighting standards within 

the pedestrian walkway. This standard is met.  

12. Lighting subject to this section shall consist of materials approved for outdoor use 

and shall be installed according to the manufacturer’s specifications. 

Findings: This Applicant’s submitted lighting specifications show lighting that are intended for 

outdoor use. Applicant states in their narrative that they will install lighting to manufacturers 

specifications. This standard is met. 

 

D. Permitting. A Type I approval is required to install or replace outdoor lighting. The 

Planning Official may require lighting as a condition of approval for some projects, 

pursuant to other Code requirements. 



E. Maintenance. For public health and safety, outdoor lighting shall be maintained in good 

condition, or otherwise replaced by the property owner. (Ord. 2017-08 §1) 

 

Findings: These standards are met subject to a condition of approval. As an ongoing 

condition of approval, all outdoor lighting shall be maintained in good condition, or 

otherwise replaced by the property owner.  

 

Chapter 17-3.5 Parking and Loading 

 

Section 17-3.5.020 Applicability and General Regulations 

 

A. Where the Regulations Apply. The regulations of this chapter apply to all parking areas in 
all zones, at all times, whether parking is required by this Code or put in for the 
convenience of property owners or users. 

B. Occupancy. All required parking areas must be developed in accordance with the 
requirements of this Code prior to occupancy of any structure on the subject site. Where 
landscaping, screening, or other improvements are required pursuant to this Code, all 
such improvements must be installed and approved by the Planning Official prior to 
occupancy. 

 

Findings: These standards are met subject to a condition of approval. As a condition of 
approval, all landscaping, parking, lighting, and other improvements shall be installed by the 
Applicant and approved by the Planning Official prior to occupancy. 

 

C. Calculations of Amounts of Required and Allowed Parking. 

1. When computing parking spaces based on floor area, parking structures and non-
leasable floor spaces, such as storage closets, mechanical equipment rooms, and 
similar spaces, are not counted. 

2. The number of parking spaces is computed based on the primary uses on the site 
except as stated in subsection C.3. When there are two or more separate primary 
uses on a site, the minimum and maximum parking for the site is the sum of the 
required or allowed parking for the individual primary uses. For shared parking, see 
Section 17-3.5.030.D. 

3. When more than 50 percent of the floor area on a site is in an accessory use, the 
required or allowed parking is calculated separately for the accessory use. An 
example would be a 10,000 square foot building with a 7,000 square foot warehouse 



and a 3,000 square foot accessory retail area. The minimum and maximum parking 
would be computed separately for the retail and warehouse uses. 

4. Required parking spaces periodically used for the storage of equipment or goods may 
be counted toward meeting minimum parking standards, provided that such storage 
is an allowed use under Section 17-2.2.030, and is permitted as a Temporary Use 
under Section 17-2.3.160. 

 

Findings: Parking is considered for the bank use. No parking is required for the drive-through 
teller window. Parking spaces are intended for temporary vehicle storage uses only.   

 

D. Use of Required Parking Spaces. Except as otherwise provided by this section, required 
parking spaces must be available for residents, customers, or employees of the use. Fees 
may be charged for the use of required parking spaces. Required parking spaces may not 
be assigned in any way to a use on another site, except for shared parking pursuant to 
Section 17-3.5.030.D. 

E. Proximity of Parking to Use. Required parking spaces for residential uses must be located 
on the site of the use or on a parcel or tract owned in common by all the owners of the 
properties that will use the parking area. Required parking spaces for nonresidential uses 
must be located on the site of the use or in a parking area that has its closest pedestrian 
access point within 800 feet of the site. 

 

Findings: Staff finds that the proposed parking spaces are provided for customers and 
employees of the site and that the proposed parking lot is on site and closer than 800 ft from 
primary pedestrian entrances. These standards are met.  

 

F. Improvement of Parking Areas. Motorized vehicle parking is allowed only on streets with 
an improved shoulder of sufficient width; within garages, carports, and other approved 
structures; and on driveways or parking lots that have been developed in conformance 
with this Code. For applicable design standards, see Chapter 17-3.2 Building Orientation 
and Design; Chapter 17-3.3 Access and Circulation; Chapter 17-3.4 Landscaping, Fences 
and Walls, Outdoor Lighting and Chapter 17-3.6 Public Facilities. (Ord. 2017-08 §1) 

 

Findings: There is no proposed parking within the right-of-way. All parking is onsite. This 

standard is met.  

 

Section 17-3.5.030 Automobile Parking 

A. Minimum Number of Off-Street Automobile Parking Spaces. Except as provided by this 
subsection A, or as required for Americans with Disabilities Act compliance under 



subsection G, off-street parking shall be provided pursuant to one of the following three 
standards: 

1. The standards in Table 17-3.5.030.A; 
2. A standard from Table 17-3.5.030.A for a use that the Planning Official 

determines is similar to the proposed use; or 
3. Subsection B Exceptions, which includes a Parking Demand Analysis option. 

 

Findings: Staff finds that the Applicant is providing parking for 2,815 SF of retail space. 

Minimum parking requirements for bank buildings are 1 space per 300 SF. The minimum 

parking allowance for the site is 9 vehicular stalls. The Applicant’s proposal includes 21 

vehicular stalls. These standards are met.  

B. Carpool and Vanpool Parking Requirements. 
2. Carpool and vanpool parking spaces shall be identified for the following uses: 

a. New commercial and industrial developments with 50 or more parking 
spaces; 

b. New institutional or public assembly uses; and 
c. Transit park-and-ride facilities with 50 or more parking spaces. 

3. Of the total spaces available for employee, student, and commuter parking, at 
least five percent, but not fewer than two, shall be designated for exclusive 
carpool and vanpool parking. 

4. Carpool and vanpool parking spaces shall be located closer to the main employee, 
student or commuter entrance than all other parking spaces with the exception of 
ADA parking spaces. 

5. Required carpool/vanpool spaces shall be clearly marked “Reserved—
Carpool/Vanpool Only.” 

 

Findings: The submitted proposal is for a commercial use with fewer than 50 parking spaces. 

No carpool or vanpool spaces have been proposed. This standard does not apply.  

 

C. Exceptions and Reductions to Off-Street Parking. 
 

1. There is no minimum number of required automobile parking spaces for uses 
within the Central Commercial C-1 zone. 
 

2. The applicant may propose a parking standard that is different than the 
standard under subsections A.1 and 2, for review and action by the Planning 
Official through a Type I or II procedure. The applicant’s proposal shall consist 
of a written request and a parking analysis prepared by a qualified professional. 
The parking analysis, at a minimum, shall assess the average parking demand 
and available supply for existing and proposed uses on the subject site; 



opportunities for shared parking with other uses in the vicinity; existing public 
parking in the vicinity; transportation options existing or planned near the site, 
such as frequent bus service, carpools, or private shuttles; and other relevant 
factors. This parking analysis applies to a request in the reduction or an increase 
in parking ratios. 

 

Findings: The Applicant requested a parking adjustment in their response to subsection D but 

did not submit a parking analysis by a qualified professional. Staff cannot process the request 

as submitted. See response to subsection D below for additional details.  

 

D. Maximum Number of Off-Street Automobile Parking Spaces. The maximum number of 
off-street automobile parking spaces allowed per site equals the minimum number of 
required spaces for the use pursuant to Table 17-3.5.030.A, times a factor of: 

1. 1.2 spaces for uses fronting a street with adjacent on-street parking spaces; or 
2. 1.5 spaces, for uses fronting no street with adjacent on-street parking; or 
3. A factor based on applicant’s projected parking demand, subject to City approval. 

 

Findings: Staff finds that the proposal has no available adjacent on-street parking, which 

allows for a maximum number of parking stalls that is 1.5x minimum requirements. 

Maximum parking standards for the proposed development are 1.5x the minimum standard 

or 14 vehicular stalls. The Applicant proposed 21 vehicular stalls; 7 (seven) more spaces than 

are allowed by the maximum parking standard. The Applicant submitted a request to adjust 

the maximum standard but did not submit a parking analysis with this request subject to 

MMC 17-3.5.030 that would provide justification for increasing the standard. 

Staff hereby refers this question to the Planning Commission and advises five potential 

options to consider: 

1. Approve the modification as written 

2. Approve the project with a condition that the Applicant reduce the number of 

onsite parking spaces to meet the maximum standard.  

3. Approve the project with a condition that the Applicant submit a separate 

submission subject to the requirements MMC 17-3.5.030 C requesting an 

increase in the parking standard.  

4. Condition that the Applicant either do Option 2 OR 3.  

5. Deny the project based on not meeting the standard.   

Staff’s recommendation would be for Option 4, which provides the most flexibility while still 

adhering to the guidelines of the code.  

 



E. Shared Parking. Required parking facilities for two or more uses, structures, or parcels of 
land may be satisfied by the same parking facilities used jointly, to the extent that the 
owners or operators show that the need for parking facilities does not materially overlap 
(e.g., uses primarily of a daytime versus nighttime nature; weekday uses versus weekend 
uses), and provided that the right of joint use is evidenced by a recorded deed, lease, 
contract, or similar written instrument establishing the joint use. Shared parking requests 
shall be subject to review and approval through a Type I Review. 

 

Findings: The Applicant has not requested any shared parking arrangements. This standard 

does not apply.  

 

F. Parking Stall Design and Minimum Dimensions. Where a new off-street parking area is 
proposed, or an existing off-street parking area is proposed for expansion, the entire 
parking area shall be improved in conformance with this Code. At a minimum the parking 
spaces and drive aisles shall be paved with asphalt, concrete, or other City-approved 
materials, provided the Americans with Disabilities Act requirements are met, and shall 
conform to the minimum dimensions in Table 17-3.5.030.F and the figures below. All off-
street parking areas shall contain wheel stops, perimeter curbing, bollards, or other 
edging as required to prevent vehicles from damaging buildings or encroaching into 
walkways, sidewalks, landscapes, or the public right-of-way. Parking areas shall also 
provide for surface water management, pursuant to Section 17-3.6.050. 
 

Findings: All proposed stalls are at a 90 degree angle from the drive aisle. MMC Table 17-
3.5.030 F requires that 90 degree angled spaces, as proposed, have at least: 

 

18’ stall depth.  

8.5’ stall curb width 

30’ drive aisle (2 way).  

 
The Applicant’s submitted site plan shows 18’ stall depths, 9’ stall widths, and a 23’ drive 
aisle.  This standard is met.  

 
G. Adjustments to Parking Area Dimensions. The dimensions in subsection E are minimum 

standards. The Planning Official, through a Type II procedure, may adjust the dimensions 
based on evidence that a particular use will require more or less maneuvering area. For 
example, the Planning Official may approve an adjustment where an attendant will be 
present to move vehicles, as with valet parking. In such cases, a form of guarantee must 
be filed with the City ensuring that an attendant will always be present when the lot is in 
operation. 

 



Findings: The Applicant has not requested any modifications to parking area dimensions and 

Staff finds that no adjustments are necessary to meet compliance with this code. This 

standard does not apply.  

 

H. Americans with Disabilities Act (ADA). Parking shall be provided consistent with ADA 
requirements, including, but not limited to, the minimum number of spaces for 
automobiles, van-accessible spaces, location of spaces relative to building entrances, 
accessible routes between parking areas and building entrances, identification signs, 
lighting, and other design and construction requirements. 

 

Findings: This standard is met subject to a condition of approval. As a condition of approval, 
parking shall be provided consistent with ADA requirements.  

 

I. Electric Charging Stations. Charging stations for electric vehicles are allowed as an 
accessory use to parking areas developed in conformance with this Code, provided the 
charging station complies with applicable building codes and any applicable state or 
federal requirements. 

 

Findings: No electric charging stations are proposed. This standard does not apply.  

 

17-3.5.040 Bicycle Parking 

A. Standards. Bicycle parking spaces shall be provided with new development and, where a 
change of use occurs, at a minimum, shall follow the standards in Table 17-3.5.040.A. 
Where an application is subject to Conditional Use Permit approval or the applicant has 
requested a reduction to an automobile-parking standard, pursuant to Section 17-
3.5.030.C, the Planning Official may require bicycle parking spaces in addition to those in 
Table 17-3.5.040.A. 

 
B.  Design. Bicycle parking shall consist of staple-design steel racks or other City-approved 

racks, lockers, or storage lids providing a safe and secure means of storing a bicycle, 
consistent with the Public Works Design Standards. 

 
C.  Exemptions. This section does not apply to single-family and duplex housing, home 

occupations, and agricultural uses. 
 
D.  Hazards. Bicycle parking shall not impede or create a hazard to pedestrians or vehicles 

and shall be located to not conflict with the vision clearance standards of Section 17-
3.3.030.G. 

 

http://qcode.us/codes/molalla/view.php?topic=17-iii-17_3_5-17_3_5_030&frames=on


Findings: These standards are met subject to a condition of approval. The Applicant’s submitted 

site plan shows staple racks near the entrance on the south side of the building. The proposed 

location is out of the way of pedestrian and vehicular traffic and does not block vision clearance 

areas. The shown design apparently meets the requirement of one rack per 5 vehicular spaces 

but the number of racks is not specified. Additionally, given other conditions within this Staff 

Report, the number of provided onsite parking spaces may change. As a condition of approval, 

Per table 17-3.040.A the Applicant shall identify bicycle parking spaces on their building permit 

authorization showing that a minimum of one stall per 5 vehicular stalls provided.  

 

17-3.5.040 Loading Areas 

A. Purpose. The purpose of Section 17-3.5.050 is to provide adequate loading areas for 

commercial and industrial uses that do not interfere with the operation of adjacent 

streets. 

 

B. Applicability. Section 17-3.5.050 applies to uses that are expected to have service or 

delivery truck visits. It applies only to uses visited by trucks with a 40-foot or longer 

wheelbase, at a frequency of one or more vehicles per week. The Planning Official shall 

determine through a Type I review the number, size, and location of required loading 

areas, if any.  

 

C. Standard. Where an off-street loading space is required, it shall be large enough to 

accommodate the largest vehicle that is expected to serve the use without obstructing 

vehicles or pedestrian traffic on adjacent streets and driveways. The Planning Official may 

restrict the use of other public rights-of-way, so applicants are advised to provide 

complete and accurate information about the potential need for loading spaces. 

 

D. Placement, Setbacks, and Landscaping. Loading areas shall conform to the standards of 

Chapter 17-3.2 Building Orientation and Design; Chapter 17-3.3 Access and Circulation; 

and Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting. Where parking 

areas are prohibited between a building and the street, loading areas are also prohibited. 

 

E. Exceptions and Adjustments. The Planning Official, through a Type I Review, may approve 

a loading area adjacent to or within a street right-of-way where it finds that loading and 

unloading operations are short in duration (i.e., less than one hour), infrequent, do not 

obstruct traffic during peak traffic hours, do not interfere with emergency response 

services, and are acceptable to the applicable roadway authority. (Ord. 2017-08 §1) 

 

http://qcode.us/codes/molalla/view.php?topic=17-iii-17_3_5-17_3_5_030&frames=on


Findings: The Applicant has not proposed loading areas with this application. These standards 

do not apply.   

 

Chapter 17-3.6 Public Facilities 

17-3.6.020 Transportation Standards  

Findings: Transportation standards are met subject to conditions of approval. 

1. The Applicant submitted a Traffic Impact Analysis analyzing all warrants for the OR-211 
and Leroy Ave Intersection. The Applicant’s submitted Traffic Impact Analysis for the 
proposed development has been analyzed and accepted by the City and ODOT. The 
Proposed development does not meet signal threshold at the OR 211/Leroy intersection 
and therefore no signal improvements have been recommended or approved by ODOT. 
 

2. OR 211 (W Main Street): OR 211 (W Main Street) is an arterial street under Oregon 
Department of Transportation (ODOT) jurisdiction. Applicant will be required to relocate 
existing east access on the west side of the property, as proposed, and take access from a 
shared connection off OR 211 (W Main Street) between the subject site and the 
commercial development to the east. Driveway access shall extend to the southern edge 
of the parcel and connect to adjacent Multi-Family development and other points west 
within the Cascade Center Development.  
 

3. Access to the State highway is regulated by OAR 734.51. Applicant is required to obtain a 
State Highway Approach Road Permit and obtain permits for work in the ODOT right of 
way. 
 

4. Right-of-way Dedications/Donations: Sufficient right-of-way and frontage improvements 
exist fronting the proposed development. No additional frontage improvements or 
dedications are required.  
 

5. Access to public streets shall be limited to the location identified on the application 
materials or as required by ODOT. All accesses shall be constructed in such a manner as 
to eliminate turning conflicts. The proposed width for access shall meet ODOT 
requirements. 
 

6. Roadway lighting is required on all new development. Applicant shall be required to 

install roadway lighting. Location and number shall be determined during design review 

(MMC 17-3.6.020). 

 



 

17-3.6.030 Public Use Areas  

Findings: No public use areas are proposed with this application. These standards do not 

apply.    

 

17-3.6.040 Sanitary Sewer and Water Service Improvements 

Sanitary: 

A 8-inch sanitary main exists on the west side of the property within City Utility Easement. 

Sanitary main is 9 feet deep near proposed Lot and will serve the site and some development to 

the south by gravity system. II. In the event the Cascade Place project (see Molalla 

Planning File SDR04-2021) does not move forward, Applicant will be required to extend the 

sewer stub-in to Cascade Center on the west side of the property to the southern edge of the 

property and dedicate a 15-foot-wide sewer line easement per City requirements. Applicant will 

be required to connect to sewer along the aforementioned extended sewer main.  

Water: 

Project will be required to connect to 8-inch main from existing water stub in to Cascade Center 
on the west side of the property and provide new Fire Hydrant on W Main Street (HWY 211) 
meeting fire code spacing and to Molalla Public Works Standards. Project will be required to 
connect to 8-inch main from existing water stub in to Cascade Center on the west side of the 
property and provide new Fire Hydrant on W Main Street (HWY 211) meeting fire code spacing 
and to Molalla Public Works Standards. In the event the Cascade Place project (see Molalla 
Planning File SDR04-2021) does not move forward, Applicant will be required to extend the 
water stub-in to Cascade Center on the west side of the property to the southern edge of the 
property and dedicate a 15-foot-wide water line easement per City requirements. 

Should Fire Department regulations require additional fire flow that results in looping the water 
line through the site, then applicants engineer shall coordinate with Public Works for the 
extension of a public water line, and dedication of easements. 

17-3.6.050 Storm Drainage and Surface Water Management Facilities 

Findings: Applicant proposes to collect and detain all stormwater onsite and shall connect to 

Storm Utility Extension within the Cascade Center Development. In the event the Cascade Place 

project (see Molalla Planning File SDR04-2021) does not move forward, Applicant will be 

required to extend the storm stub-in to Cascade Center on the west side of the property to the 

southern edge of the property. 



Any storm connection to ODOT right of way shall meet ODOTs requirements. Onsite private 

storm system shall comply with plumbing code requirements. The detention and flow control 

facilities shall be reviewed, permitted, and inspected by Public Works. The onsite storm 

conveyance system shall be reviewed and inspected by Clackamas County Building under a 

plumbing permit, in Accordance with MMC 13.13 Surface Water Management. 

 

17-3.6.060 Utilities 

Findings: Utilities standards are met subject to a condition of approval. All utilities to the project 
shall be served underground services. No overhead crossings of public right of way shall be 
approved by the city. 
 

17-3.6.070 Easements 

Findings: Cross access easements between the subject parcels and parcels to the east and west. 
The Applicant will be required to dedicate 15’ water and sewer easements to extend the water 
and sewer mains on the west side of the property to the southern edge of the site.  

 
17-3.6.80 Construction Plan Approval 

Findings: Construction Plan Approval standards are met subject to conditions of approval. From 

the materials submitted, it appears that the storm drain, domestic water, and sanitary sewer 

facilities will be obtained from main line connections and/or extensions. Separate engineering 

drawings reflecting the installation of public utilities will be required. Civil plans must be 

accepted prior to building permit authorization by the City. All public improvements shall be 

completed and accepted by the Public Works Department prior to issuance of any occupancy. 

No construction of, or connection to, any existing or proposed public utility/improvements will 

be permitted until all plans are approved by Staff, all fees have been paid, all necessary permits, 

bonding, right-of-way and easements have been obtained and approved by staff. 

For commercial and industrial development projects, no building permit may be issued until all 

required public facility improvements are in place and approved by the City Engineer, or 

otherwise bonded, in conformance with the provision of the Code and the Public Works Design 

Standards in accordance with MMC 17-3.6 Public Facilities. All public facilities shall be completed 

and accepted by the Public Works Department prior to issuance of final occupancy.  

 

City of Molalla Construction plan approval requirements include:  



A. Staff reserves the right to require revisions/modifications to the public improvement 

construction plans and completed street improvements if additional modifications or 

expansion of the sight distance onto adjacent streets is required.  

 

B. All public utility/improvement plans submitted for review shall be based upon a 22”x 34” 

format and shall be prepared in accordance with the City of Molalla Public Work’s 

Standards.  

 

C. All survey monuments on the subject site or that may be subject to disturbance within 

the construction area, or the construction of any off-site improvements shall be 

adequately referenced and protected prior to commencement of any construction 

activity. If the survey monuments are disturbed, moved, relocated, or destroyed as a 

result of any construction, the project shall, at its cost, retain the services of a registered 

professional land surveyor in the State of Oregon to restore the monument to its original 

condition and file the necessary surveys as required by Oregon State law. A copy of any 

recorded survey shall be submitted to Staff. 

 

D. Plans submitted for review shall meet the requirements described in Section 1 of the 

Molalla Standard Specifications for Public Works Construction.  

 

E. The applicant shall contact the Oregon Water Resources Department and inform them of 

any existing wells located on the subject site. Any existing well shall be limited to 

irrigation purposes only. Proper separation, in conformance with applicable State 

standards, shall be maintained between irrigation systems, public water systems, and 

public sanitary systems. Should the project abandon any existing wells, they shall be 

properly abandoned in conformance with State standards and supply the City with a copy 

of the final document.  

 

F. All public improvement designs shall meet the requirements of the Molalla Standard 

Specifications for Public Works Construction as amended by the Community 

Development Director. 

 

G. General Erosion Control – The applicant shall install, operate, and maintain adequate 

erosion control measures in conformance with the standards adopted by the City of 

Molalla and DEQ during the construction of any public/private utility and building 

improvements until such time as approved permanent vegetative materials have been 

installed. Applicant or Applicant’s Contractor shall be responsible for all erosion control 

requirements under the 1200-C permit and shall coordinate directly with DEQ for 

questions related to 1200-C permit compliance. 

 

 



E. For non-residential uses, all adverse impacts to adjacent properties, such as 

light, glare, noise, odor, vibration, smoke, dust, or visual impact, are 

avoided; or where impacts cannot be avoided, they are minimized; and 

 
Findings: The proposed bank and drive-through window uses are not anticipated to 

create adverse impacts to adjacent properties, which are also commercial uses. The 

Applicant has proposed vegetative screening on all property borders adjacent to existing 

uses to prevent headlight glare from the parking lot.  

 

F. The proposal meets all existing conditions of approval for the site or use, as 

required by prior land use decision(s), as applicable. Note: Compliance with 

other City codes and requirements, though not applicable land use 

standards, may be required prior to issuance of building permits. (Ord. 

2017-08 §1) 

Findings: This application is preceded by the Cascade Center Subdivision, Molalla 

Planning File DRW01-2019. All conditions from this project are met.  

  



 

 

 

 

 

 

 

 
 
 

Exhibit B: 
Findings of Fact for CUP02-2022 

 
  



17-4.4.040  Criteria, Standards, and Conditions of Approval 

 

Findings: The Applicant’s submitted application included a proposed drive through window, 
which met the criteria for an outdoor per MMC 17-2.2.030 Allowed Uses H Outdoor Uses and 
Unenclosed Activities. Outdoor uses and unenclosed activities require a conditional use permit. 
The Applicant’s conditional use permit may be granted approval in conjunction with the site 
design review. Applicable criteria for inclusion and staff responses are as follows:  

 

The Planning Commission shall approve, approve with conditions, or deny an application for a 
conditional use, including requests to enlarge or alter a conditional use, based on findings of fact 
with respect to all of the criteria and standards in subsections A and B. 

A. Use Criteria. 
1. The site size, dimensions, location, topography, and access are adequate for the 

needs of the proposed use, considering the proposed building mass, parking, 
traffic, noise, vibration, exhaust/emissions, light, glare, erosion, odor, dust, 
visibility, safety, and aesthetic considerations; 

 

Findings: The Applicant’s proposed design met all applicable zoning and design criteria 
subject to the conditions found in Exhibit A of this staff report. Staff finds the site suitable for 
the proposed development.  

 

2. The negative impacts of the proposed use, if any, on adjacent properties and on 
the public can be mitigated through application of other code standards, or other 
reasonable conditions of approval; 

 

Findings: The Applicant has proposed vegetative screening between vehicle maneuvering 
areas and parking areas and adjacent properties to limit impacts of glare. The Applicant 
submitted a Traffic Impact Analysis showing that the proposed development would not cause 
substantial stress to existing roadways and intersections. Staff does not anticipate additional 
impacts from this use but recommends “as necessary” review after one year of issuance of 
this conditional use permit to address concerns that may arise within the community.   

 

3. All required public facilities, including water, sanitary sewer, and streets, have 
adequate capacity or are to be improved to serve the proposal, consistent with 
City standards; and 

 

Findings: The Applicant’s proposed public improvements met all applicable criteria for 
utilities and streets subject to the conditions found in Exhibit A of this staff report. 

 



4. A conditional use permit shall not allow a use that is prohibited or not expressly 
allowed under Division II; nor shall a conditional use permit grant a variance 
without a variance application being reviewed with the conditional use 
application. 

 

Findings: The Applicant’s proposed use of a credit union bank (retail sales and services) is an 
allowed use under MMC Chapter 17, Division II within the General Commercial, C-2 zone. 

 

B. Conditions of Approval. The City may impose conditions that are found necessary to 
ensure that the use is compatible with other uses in the vicinity, and that the negative 
impact of the proposed use on the surrounding uses and public facilities is minimized. 
These conditions include, but are not limited to, one or more of the following: 

 

Findings: The subject property is surrounded by general commercial (C-2) zoned land and 

Staff does not anticipate that the proposed unenclosed drive through window uses will 

create adverse effects on existing land uses that would require additional mitigation to 

conditions required through the site design review process (Exhibit B) and mitigation 

measures proposed by the Applicant.   
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Land Use Application 
PROJECT NARRATIVE: Clackamas Federal Credit Union 
Date: January 25, 2022 
 
 
 
Applicant: 
Clackamas Federal Credit Union 
15045 SE McLoughlin Blvd 
Oak Grove, Oregon 97267 
Contact: Warren Lenox 
Warren.lenox@clackamasfcu.org 
 
Development Location: 
Parcel D of Cascade Center 
720 West Main Street 
 
Prepared for: 
City of Molalla 
117 N. Molalla Ave 
Molalla, Oregon 97038 
503-829-6855 
 
Prepared by: 
First Forty Feet  
1716 SE 29th Ave 
Portland, Oregon 97214 
Contact: Will Grimm, will@firstfortyfeet.com 
Phone – 802-595-9448 
 
In collaboration with: 
 
Mildren Design Group 
4875 SW Griffith Drive, Suite 300 
Beaverton, Oregon 97005 
Jeff Wilder – jeff@mdgpc.com 
Phone – 503-244-0552 
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PROJECT SUMMARY 
The proposed development scope will be a 2,815 SF Clackamas Federal Credit Union Bank 
branch with drive through teller. The bank branch will include financial and banking 
services, including member services, tellers, private offices, and lounge spaces. The project 
anticipates new street improvements along the South and East property boundary with 
the goal to develop a network of street connectivity. 
The eastern access has been approved and expect to shared future access with adjacent 
property owners. 
 
The project is requesting a Conditional Use for a drive-through service bank teller. 
 
The project is requesting a modification to the maximum parking code provision. 
 
LOT DESCRIPTION 
Tax Lot 5000 / Tax Map 52E08C 
Lot 720 
 
EXISTING CONDITIONS 
The property is undeveloped grasslands within the growing Cascade Center, currently 
fronting the Oregon State Highway -211 or Woodburn Estacada Highway.  
 
ZONING 
Parcel D of Cascade Center 

• General Commercial (C-2) 
 
SITE DESIGN  
Existing Area: 114,127 SF or 2.62 Acres 
Proposed Site Area: 39,204 SF or 0.90 Acres 
Total Building Footprint: 2,815 SF 
Building Coverage: 2,815 SF / 39,204 SF (Site, 0.9 Ac) = 7.18% 
Impervious Area Coverage: 2,815 SF (Bldg) + 21,522 SF = 24,337 SF / 39,204 SF = 62% 
Landscaped Coverage: 39,204 SF – 24,337 SF = 14,867 SF / 39,204 SF = 38% 
Overall Building Heights: 22’-0” 
Construction: III-B 
Occupancy: B 
Proposed Parking: 20 standard vehicle parking stalls, 1 ADA accessible parking stall. 
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Zoning Map – C-2 
 

 
Aerial Map 
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APPLICABLE CODE CRITERIA  
Title 17 Development Code 
 
Chapter 17, Division 2  
Section 17-2.2.030 Allowed Uses  
Section 17-2.2.040 Lot and Development Standards   
Section 17-2.3.050 Drive-Through Service 
 
Chapter 17, Division 3  
Section 17-3.2.040 Non-Residential Buildings  
Section 17-3.2.060 Drive-Up and Drive-Through Uses and Facilities   
Chapter 17-3.3 Access and Circulation  
Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting,   
Chapter 17-3.5 Parking and Loading  
Chapter 17-3.6 Public Facilities  
 
Chapter 17, Division 4  
Section 17-4.1.040 A Type III Procedure Submittal Information  
Section 17-4.2.040 (Site Design Review) Submission Requirements  
Section 17-4.2.050 (Site Design Review)   
Section 17-4.4.030 (Conditional Use Permit) Application Submission Requirements 
Section 17-4.4.040 A (Conditional Use Permit) Use Criteria  
 
 
17-2.2.030 ALLOWED USES 
A.    Uses Allowed in Base Zones. Allowed uses include those that are permitted, those 
that are permitted subject to special use standards, and those that are allowed subject to 
approval of a conditional use permit, as identified by Table 17-2.2.030. Allowed uses fall 
into four general categories: Residential, Public and Institutional, Commercial, and Other. If 
Table 17-2.2.030 does not list a specific use, and Division V Definitions does not identify 
the use or include it as an example of an allowed use, the City may find that use is 
allowed, or is not allowed, by following the procedures of Section 17-1.5.010 Code 
Interpretations. Uses not listed in Table 17-2.2.030 and not found to be similar to an 
allowed use are prohibited. 
 
H.    Outdoor Uses and Unenclosed Activities. Notwithstanding the provisions of Table 
17-2.2.030, any use, except for an allowed accessory use, that occurs primarily outside 
(i.e., not within a permitted building) requires a Conditional Use Permit under Chapter 17-
4.4. Examples of outdoor uses and unenclosed activities that may or may not be 
considered accessory uses, depending on their location and size relative to other uses on 
the same property, include, but are not limited to, automotive services, vehicle and 
equipment repair, fueling, drive-in restaurants, drive-up windows and similar drive-
through facilities, automatic teller machines, kiosks, outdoor assembly and theaters, 
outdoor markets, and similar uses. 
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Table 17-2.2.030 Uses Allowed by Zoning District 
 
Response: The proposed development is considered C. Commercial Uses--Commercial 
Retail Sales and Services. This use is permitted outright. The development also has a 
component of Office as a permitted use and Drive-through service as an accessory to 
the primary use. 
 
17-2.2.040 LOT AND DEVELOPMENT STANDARDS 
 

 
Table 17-2.2.040.D Lot and Development Standards for Non-Residential Zones  
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Table 2.2.040.E Lot and Development for Non-Residential Zones 
 
Response: The building height varies along the elevation, ranging from 20’-0” to 22’-
0”. The site does not require minimum lot area or lot width and depth. The proposed 
landscape area is greater than 5% of site area. Details provided under Section 17-
3.2.050 and 17-3.4.030.  
The setback dimensions are as follows: 
 Front: 150’-0” 
 Street-side: 31-6” 
 Interior-side: 56’-6” 
 Rear: 44’-0” 
 
Response: The standards of the OR-211 State Highway precludes development at the 
build-to-line. The south elevation is considered the main pedestrian entry due to the 
nature of development where most visitors will be traveling by vehicle. The proposal 
has provided two areas of pedestrian amenities between the primary building entry 
and the future street. 
 
 
17-2.3.050 DRIVE-THROUGH SERVICES 
Drive-through service uses shall comply with the design standards of Section 17-3.2.060. 
 
Response: The drive-up and drive-through facility is oriented to receive vehicles from 
two access points and common driveway from an internal drive isle. One access point 
from the south/southwest section of the property and second from the east/southeast 
section of the property. The drive-up teller is located away from the street corner and 
a sufficient distance from the street right-of-way (access easement) to avoid queuing 
into the future street right-of-way. The proposed site design ensures queuing vehicles 
will not obstruct any street, fire lane, walkway, bike lane, or sidewalk. Please see 
Section 17-3.2.060 for further narrative and details. 
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17-3.2.040 NON-RESIDENTIAL BUILDINGS 

A.    Purpose and Applicability. The following requirements apply to non-residential 
development, including individual buildings and developments with multiple buildings 
such as shopping centers, office complexes, mixed-use developments, and 
institutional campuses. The standards are intended to create and maintain a built 
environment that is conducive to pedestrian accessibility, reducing dependency on 
the automobile for short trips, while providing civic space for employees and 
customers, supporting natural surveillance of public spaces, and creating human-
scale design. The standards require buildings placed close to streets, with storefront 
windows (where applicable), with large building walls divided into smaller planes, and 
with architectural detailing. 

Response: The proposed site design establishes pedestrian accessibility and 
continuity to promote safe and convenient ease of movement. The proposal 
provides an entry plaza on the north and south side of the building with direct 
connections to the right-of-way through a pedestrian walkway connecting 
Woodburn Estacada Hwy (OR 211) to the main entry of the building. The building 
proposes large transparent storefronts along the north face and south face of the 
building that will provide natural surveillance of public spaces and create human 
scale design. The building has been divided into smaller planes and volumes to 
avoid monothetic architectural expression. 

 

B.     Building Orientation. The following standards apply to new buildings and 
building additions that are subject to Site Design Review. The Planning Official may 
approve adjustments to the standards as part of a Site Design Review approval, 
pursuant to Chapters 17-4.2 and 17-4.7, respectively. 

1.     Buildings subject to this section shall conform to the applicable build-to line 
standard in Table 17-2.2.040.E, as generally illustrated in Figure 17-3.2-6. The 
standard is met when at least 50 percent of the abutting street frontage has a 
building placed no farther from at least one street property line than the build-to 
line in Table 17-2.2.040.E; except in the Central Commercial C-1 zone, at least 80 
percent of the abutting street frontage shall have a building placed no farther 
from at least one street property line than the required build-to-line.  

 

The Planning Official, through Site Design Review, may waive the build to line 
standard where it finds that one or more of the conditions in subdivisions a 
through g occurs. 

o A proposed building is adjacent to a single-family dwelling, and an 
increased setback promotes compatibility with the adjacent dwelling. 

o The standards of the roadway authority preclude development at the build-
to line. 
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o The applicant proposes extending an adjacent sidewalk or plaza for public 
use, or some other pedestrian amenity is proposed to be placed between 
the building and public right-of-way, pursuant to Section 17-3.2.050 and 
subject to Site Design Review approval. 

o The build-to line may be increased to provide a private open space (e.g., 
landscaped forecourt), pursuant to Section 17-3.2.050, between a residential 
use in a mixed-use development (e.g., live-work building with ground floor 
residence) and a front or street property line. 

o A significant tree or other environmental feature precludes strict adherence 
to the standard and will be retained and incorporated in the design of the 
project. 

o A public utility easement or similar restricting legal condition that is outside 
the applicant’s control makes conformance with the build-to line 
impracticable. In this case, the building shall instead be placed as close to 
the street as possible given the legal constraint, and pedestrian amenities 
(e.g., plaza, courtyard, landscaping, outdoor seating area, etc.) shall be 
provided within the street setback in said location pursuant to Section 17-
3.2.050. 

o An existing building that was lawfully created but does not conform to the 
above standard is proposed to be expanded and compliance with this 
standard is not practicable. 

 
Figure 17-3.2-6 Non-Residential Building Orientation 

  

Response: The standards of the OR-211 State Highway precludes development 
at the build-to-line. The south elevation is considered the main pedestrian 
entry due to the nature of development where most visitors will be traveling 
by vehicle. The proposal has provided two areas of pedestrian amenities 
between the primary building entry and the future street. 
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2.     Except as provided in subsections C.5 and 6, all buildings shall have at least 
one primary entrance (i.e., tenant entrance, lobby entrance, breezeway entrance, 
or courtyard entrance) facing an abutting street (i.e., within 45 degrees of the 
street property line); or if the building entrance must be turned more than 45 
degrees from the street (i.e., front door is on a side or rear elevation) due to the 
configuration of the site or similar constraints, a pedestrian walkway must 
connect the primary entrance to the sidewalk in conformance with Section 17-
3.3.040. 

Response: The south elevation is considered the main pedestrian entry due to 
the nature of development where most visitors will be traveling by vehicle. 
The proposal has provided two areas of pedestrian amenities between the 
primary building entry and the future street. 

 

3.     Off-street parking, trash storage facilities, and ground-level utilities (e.g., 
utility vaults), and similar obstructions shall not be placed between building 
entrances and the street(s) to which they are oriented. To the extent practicable, 
such facilities shall be oriented internally to the block and accessed by alleys or 
driveways. 

Response: Off-street parking has been located along the eastside of the 
development to hide vehicle parking from view of major arterial streets and 
pedestrian walkways. The trash storage facilities have been located within 
two parking bays along the south to allow easy access for service trucks and 
not to interrupt banking operations. 

 

4.     Off-street parking shall be oriented internally to the site to the extent 
practicable and shall meet the Access and Circulation requirements of Chapter 
17-3.3, the Landscape and Screening requirements of Chapter 17-3.4, and the 
Parking and Loading requirements of Chapter 17-3.5. 

Response: All off-street parking has been oriented internally to the site as 
much as possible, located along the east and south property boundary. 

 

D.    Primary Entrances and Windows. The following standards, as generally illustrated 
in Figures 17-3.2-8 and 17.3.2-9, apply to new buildings and building additions that are 
subject to Site Design Review. The Planning Official may approve adjustments to the 
standards as part of a Site Design Review approval, pursuant to Chapters 17-4.2 and 
17-4.7, respectively. 

1.     All Elevations of Building. Architectural designs shall address all elevations of 
a building. Building forms, detailing, materials, textures, and color shall to 
contribute to a unified design with architectural integrity. Materials used on the 
front façade must turn the building corners and include at least a portion of the 
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side elevations, consistent with the overall composition and design integrity of 
the building. 

Response: All elevations of the building have been designed to address each 
face with each façade having equal weight of form, detailing, material, color, 
and texture. 

 

2.     Pedestrian Entrances. Ground level entrances oriented to a street shall be at 
least partly transparent for natural surveillance and to encourage an inviting and 
successful business environment. This standard may be met by providing a door 
with a window or windows, a transom window above the door, or sidelights 
beside the door. Where ATMs or other kiosks are proposed on any street-facing 
elevation, they shall be visible from the street for security and have a canopy, 
awning, or other weather protection shelter. 

Response: Pedestrian entry proposes a transparent storefront system to 
provide clear view and natural surveillance of the property. The entry also 
provides an inviting business environment through an entry plaza, pedestrian 
seating, and stormwater gardens. 

 

4.     Street Level Entrances. All primary building entrances shall open to the 
sidewalk and shall conform to Americans with Disabilities Act (ADA) 
requirements, as applicable. Primary entrances above or below grade may be 
allowed where ADA accessibility is provided. 

Response: The street level entrance opens to the sidewalk and conforms with 
ADA requirements, providing a clear 5’ width to allow turning and 
maneuvering. 

 

5.     Windows—General. Except as approved for parking structures or accessory 
structures, the front/street-facing elevations of buildings shall provide display 
windows, windowed doors, and where applicable, transom windows to express a 
storefront character. 

Response: The building’s windows have been designed to provide natural 
daylight throughout the interior of the space while offering a variety of 
glazing openings and expressing character with large storefront systems. 

 

6.     Storefront Windows. Storefront windows shall consist of framed picture or 
bay windows, which may be recessed. Framing shall consist of trim detailing 
such as piers or pilasters (sides), lintels or hoods (tops), and kick plates or 
bulkheads (base)—or similar detailing—consistent with a storefront character. 
The ground floor, street-facing elevation(s) of all buildings shall comprise at least 
60 percent transparent windows, measured as a section extending the width of 
the street-facing elevation between the building base (or 30 inches above the 
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sidewalk grade, whichever is less) and a plane 72 inches above the sidewalk 
grade. 

Response: The ground floor street-facing storefront windows (north and 
south elevations) propose abundant transparent glazing measured from the 
ground up to 72” above the sidewalk. The window system consists of framed 
extruded aluminum and detailing consistent with storefront character. 

 

9.     Side and Rear Elevation Windows. All side and rear elevations, except for 
zero lot line or common wall elevations, where windows are not required, shall 
provide not less than 30 percent transparency. 

Response: All elevations considered side and rear provide as much window 
transparency as possible; however, the east elevation and internal 
programming have security and privacy issues that impact the ability to 
provide greater than 30% glazing. 

 

10.   Window Trim. At a minimum, windows shall contain trim, reveals, recesses, 
or similar detailing of not less than four inches in width or depth as applicable. 
The use of decorative detailing and ornamentation around windows (e.g., 
corbels, medallions, pediments, or similar features) is encouraged. 

Response: The building design is contemporary, thus eliminating extraneous 
detailing. However, the building provides recesses, pedestrian canopy 
detailing, and massing articulation to prioritize human scale and dimension 
for pedestrian comfort. 

  

 
Figure 17-3.2-8 Small Commercial Building Design 
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E.     Articulation and Detailing. The following standards apply to new buildings and 
building additions that are subject to Site Design Review. The Planning Official may 
approve adjustments to the standards as part of a Site Design Review approval, 
pursuant to Chapters 17-4.2 and 17-4.7, respectively. 

1.     Articulation. All building elevations that orient to a street or civic space shall 
have breaks in the wall plane (articulation) of not less than one break for every 
30 feet of building length or width, as applicable, pursuant to the following 
standards, which are generally illustrated in Figures 17-3.2-10, 17-3.2-11, and 17-
3.2-12. 

o A “break” for the purposes of this subsection is a change in wall plane of not 
less than 24 inches in depth. Breaks may include, but are not limited to, an 
offset, recess, window reveal, pilaster, frieze, pediment, cornice, parapet, gable, 
dormer, eave, coursing, canopy, awning, column, building base, balcony, 
permanent awning or canopy, marquee, or similar architectural feature. 

o The Planning Official through Site Design Review may approve detailing that 
does not meet the 24-inch break-in-wall-plane standard where it finds that 
proposed detailing is more consistent with the architecture of historically 
significant or historic-contributing buildings existing in the vicinity. 

o Changes in paint color and features that are not designed as permanent 
architectural elements, such as display cabinets, window boxes, retractable 
and similar mounted awnings or canopies, and other similar features, do not 
meet the 24-inch break-in-wall-plane standard. 

o Building elevations that do not orient to a street or civic space need not 
comply with the 24-inch break-in-wall-plane standard but should complement 
the overall building design. 

Response: The proposed building design provides massing articulation and 
material contrast on the south and west elevations. The massing break 
occurs at the entry façade and outdoor seating area. The building design 
presents a change in the wall plane with breaks in materials from brick 
veneer to composite or fiber cement siding, unified with a wood soffit 
awning wrapping from the north façade around to the south façade. The 
massing also provides a raise in the parapet at the building entry. This 
helps with wayfinding and signage. Please see materials sheet A3.2. 

 

 

 

 

 

 

 

 



Project Narrative – Land Use Application – Clackamas Federal Credit Union – January 25, 2022   13 

2.     Change in Materials. Elevations should incorporate changes in material that 
define a building’s base, middle, and top, as applicable, and create visual interest 
and relief. Side and rear elevations that do not face a street, public parking area, 
pedestrian access way, or plaza may utilize changes in texture and/or color of 
materials, provided that the design is consistent with the overall composition of 
the building. 

Response: The design incorporates change in material that defines the 
building entry. The south elevation is the most public face of the building 
design and provides the most articulation, material change, and massing 
hierarchy. 

 

3.     Horizontal Lines. New buildings and exterior remodels shall generally follow 
the prominent horizontal lines existing on adjacent buildings at similar levels 
along the street frontage. Examples of such horizontal lines include but are not 
limited to: the base below a series of storefront windows, an awning or canopy 
line, a belt course between building stories, a cornice, or a parapet line. Where 
existing adjacent buildings do not meet the City’s current building design 
standards, a new building may establish new horizontal lines. 

Response: The building provides horizontal articulation through the use of a 
awning and canopy wrapping from the north façade to the south façade. The 
canopy aims to break down the scale of the building. 

 

5.     Vertical Rhythms. New construction or front elevation remodels shall reflect 
a vertical orientation, either through breaks in volume or the use of surface 
details. 

Response: The windows and storefront provide vertical articulation. The 
building also provides vertical hierarchy in the massing at the entry. See 
West and South elevation. 

  

F.     Pedestrian Shelters. The following standards apply to new buildings and building 
additions that are subject to Site Design Review. The Planning Official may approve 
adjustments to the standards as part of a Site Design Review approval, pursuant to 
Chapters 17-4.2 and 17-4.7, respectively. 

1.     Minimum Pedestrian Shelter Coverage. Permanent awnings, canopies, 
recesses, or similar pedestrian shelters shall be provided along at least 75 
percent of the ground floor elevation(s) of a building where the building abuts a 
sidewalk, civic space, or pedestrian access way. Pedestrian shelters used to meet 
the above standard shall extend at least five feet over the pedestrian area; 
except that the Planning Official, through Site Design Review, may reduce the 
above standards where it finds that existing right-of-way dimensions, easements, 
or building code requirements preclude standard shelters. In addition, the above 
standards do not apply where a building has a ground floor dwelling, as in a 
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mixed-use development or live-work building, and the dwelling has a covered 
entrance. The Planning Official shall waive the above standards if the pedestrian 
shelter would extend into the right-of-way and the roadway authority does not 
allow encroachments in the right-of-way. 

Response: The roadway authority does not allow encroachment in the right-
of-way along OR-211; however, the building design does incorporate a 
pedestrian canopy and pedestrian shelter along most of the south, west, and 
north façade. The majority of the building entry façade provides a canopy 
that extends at least five feet over the pedestrian area 

 

2.     Pedestrian Shelter Design. Pedestrian shelters shall comply with applicable 
building codes, and shall be designed to be visually compatible with the 
architecture of a building. If mezzanine or transom windows exist, the shelter 
shall be below such windows where practical. Where applicable, pedestrian 
shelters shall be designed to accommodate pedestrian signage (e.g., blade 
signs), while maintaining required vertical clearance. 

Response: The building design does provide several transom windows 
integrated with the pedestrian canopies. 

 

G.    Mechanical Equipment. 

1.     Building Walls. Where mechanical equipment, such as utility vaults, air 
compressors, generators, antennae, satellite dishes, or similar equipment, is 
permitted on a building wall that abuts a public right-of-way or civic space, it 
shall be screened pursuant to Chapter 17-3.4. Standpipes, meters, vaults, and 
similar equipment need not be screened but shall not be placed on a front 
elevation when other practical alternatives exist; such equipment shall be placed 
on a side or rear elevation where practical. 

 

2.     Rooftops. Except as provided below, rooftop mechanical units shall be set 
back or screened behind a parapet wall so that they are not visible from any 
public right-of-way or civic space. Where such placement and screening is not 
practicable, the Planning Official may approve painting of mechanical units in 
lieu of screening; such painting may consist of colors that make the equipment 
visually subordinate to the building and adjacent buildings, if any. 

 

Response: The building has minimal roof top mechanical equipment and will 
be visibly screened by the parapet. The rooftop mechanical unit will also have 
integrated screening. 
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3.     Ground-Mounted Mechanical Equipment. Ground-mounted equipment, such 
as generators, air compressors, trash compactors, and similar equipment, shall be 
limited to side or rear yards and screened with fences or walls constructed of 
materials similar to those on adjacent buildings. Hedges, trellises, and similar 
plantings may also be used as screens where there is adequate air circulation 
and sunlight, and irrigation is provided. The City may require additional setbacks 
and noise attenuating equipment for compatibility with adjacent uses. 

Response: The building has minimal roof top mechanical equipment and will 
be visibly screened by the parapet. The rooftop mechanical unit will also have 
integrated screening. 

 

H.    Civic Space. Commercial development projects shall provide civic space pursuant 
to Section 17-3.2.050.  

Response: Civic space provision pursuant to 17-3.2.050 will not be required. 

 

I.      Drive-Up and Drive-Through Facilities. Drive-up and drive-through facilities shall 
comply with the requirements of Section 17-3.2.060. 

Response: See narrative under next section 17-3.2-060. 

 
17-3.2.050 CIVIC SPACE AND PEDESTRIAN AMENITIES 

Response: Civic space provision pursuant to 17-3.2.050 will not be required. 

 
 
17-3.2.060 DRIVE-UP AND DRIVE-THROUGH USES AND FACILIITES 

A.    Purpose. Where drive-up or drive-through uses and facilities are allowed, they 
shall conform to all of the following standards, which are intended to calm traffic, 
provide for adequate vehicle queuing space, prevent automobile turning movement 
conflicts, and provide for pedestrian comfort and safety. 

B.     Standards. Drive-up and drive-through facilities (i.e., driveway queuing areas, 
customer service windows, teller machines, kiosks, drop-boxes, or similar facilities) 
shall meet all of the following standards, as generally illustrated in Figure 17-3.2-13: 

1.     The drive-up or drive-through facility shall orient to and receive access from 
a driveway that is internal to the development and not a street, as generally 
illustrated. 

2.     The drive-up or drive-through portion of the establishment or drive-through 
window shall not be oriented to street corner. 

3.     The entry into a drive-up or drive-through portion of the establishment or 
drive-through window shall be located a sufficient distance from a street right-
of-way so as not to allow for queue into a street right-of-way during any time of 
the year. Applicant shall provide a section within the Traffic Impact Analysis or 
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supply the City with a traffic engineer’s report demonstrating that the drive-up 
or drive-through will have no impact to the street right-of-way. 

4.     Drive-up and drive-through queuing areas shall be designed so that vehicles 
will not obstruct any street, fire lane, walkway, bike lane, or sidewalk. 

5.     In the General Commercial C-2 district, a new drive-up or drive-through 
facility must comply with the access control distance requirements identified in 
the City’s Transportation System Plan in relation to existing drive-up or drive-
through facilities. 

 

Response: The drive-up and drive-through facility is oriented to receive 
vehicles from two access points and common driveway from an internal drive 
isle. One access point from the south/southwest section of the property and 
second from the east/southeast section of the property. The drive-up teller is 
located away from the street corner and a sufficient distance from the street 
right-of-way (access easement) to avoid queuing into the future street right-
of-way. The proposed site design ensures queuing vehicles will not obstruct 
any street, fire lane, walkway, bike lane, or sidewalk. Please see Section 17-
3.2.060 for further narrative and details. 

  

 
Figure 17-3.2-13 Drive-Up and Drive-Through Uses 
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17-3.3 ACCESS AND CIRCULATION 
A.    Purpose and Intent. Section 17-3.3.030 implements the street access policies of 
the City of Molalla Transportation System Plan. It is intended to promote safe vehicle 
access and egress to properties, while maintaining traffic operations in conformance 
with adopted standards. “Safety,” for the purposes of this chapter, extends to all 
modes of transportation. 

C.     Traffic Study Requirements. The City, in reviewing a development proposal or 
other action requiring an approach permit, may require a traffic impact analysis, 
pursuant to Section 17-3.6.020, to determine compliance with this Code. 

Response: Please see Cascade Center Traffic Impact Analysis conducted by 
Kittelson & Associates.. 

 

D.    Approach and Driveway Development Standards. Approaches and driveways 
shall conform to all of the following development standards: 

1.     The number of approaches on higher classification streets (e.g., collector and 
arterial streets) shall be minimized; where practicable, access shall be taken first 
from a lower classification street. 

Response: Access is prohibited along OR-211. The proposal anticipated street 
improvements along the East and South property line. The site plan indicates 
a reciprocal access easement to accommodate street improvements. 

2.     Approaches shall conform to the spacing standards of subsections E and F, 
below, and shall conform to minimum sight distance and channelization 
standards of the roadway authority. 

Response: The future street connection to Woodburn Estacada Highway is 
assumed spacing standards conform with sight distances and channelization. 
Please see Cascade Center Traffic Impact Analysis conducted by Kittelson & 
Associates.. 

3.     Driveways shall be paved and meet applicable construction standards. 
Where permeable paving surfaces are allowed or required, such surfaces shall 
conform to applicable Public Works Design Standards. 

Response: All driveways within the proposal development will be paved and 
meet applicable construction standards. The material will be concrete. 

6.     Where applicable codes require emergency vehicle access, approaches and 
driveways shall be designed and constructed to accommodate emergency 
vehicle apparatus and shall conform to applicable fire protection requirements. 
The City Engineer may restrict parking, require signage, or require other public 
safety improvements pursuant to the recommendations of an emergency service 
provider. 

Response: The proposed site design provides adequate emergency vehicle 
access around the building and emergency vehicle apparatus access and 
maneuvering.  
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7.     As applicable, approaches and driveways shall be designed and constructed 
to accommodate truck/trailer-turning movements. 

Response: The site design and driveways allow access of garbage truck 
access and truck movement. 

8.     Except where the City Engineer and roadway authority, as applicable, 
permit an open access with perpendicular or angled parking, driveways shall 
accommodate all projected vehicular traffic on-site without vehicles stacking or 
backing up onto a street. 

Response: The site design provides open access with 90’degree parking with 
23’-6” clear drive isles to prevent vehicles from stacking or backing up onto 
streets.  

9.     Driveways shall be designed so that vehicle areas, including, but not limited 
to, drive-up and drive-through facilities and vehicle storage and service areas, do 
not obstruct any public right-of-way. 

Response: All driveways for the drive-through facilities have been designed 
to accommodate vehicle queuing distance to prevent obstruct of future 
public-rights-of-way. 

10.   Approaches and driveways shall not be wider than necessary to safely 
accommodate projected peak hour trips and turning movements, and shall be 
designed to minimize crossing distances for pedestrians. 

Response: Driveway widths dimensions are all greater than 23’-0” 

14.   Where sidewalks or walkways occur adjacent to a roadway, driveway aprons 
constructed of concrete shall be installed between the driveway and roadway 
edge. The roadway authority may require the driveway apron be installed 
outside the required sidewalk or walkway surface, consistent with Americans 
with Disabilities Act (ADA) requirements, and to manage surface water runoff 
and protect the roadway surface. 

Response: The site design has one location where pedestrian walkways cross 
a drive-through isle. The pedestrian walkway connecting the OR-211 right-of-
way to the building entry does cross over the drive-through exit approach. 

15.   Where an accessible route is required pursuant to ADA, approaches and 
driveways shall meet accessibility requirements where they coincide with an 
accessible route. 

Response: All pedestrian sidewalks and walkways are ADA accessible. 

21.   Development that increases impervious surface area shall conform to the 
storm drainage and surface water management requirements of Section 17-
3.6.050. 

Response: Please see Stormwater Plan. The development will increase 
impervious surface area and will conform to the storm drainage and surface 
water management requirements. The site design includes an on-site 
detention system to prevent stormwater from migrating off site. 
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G.    Vision Clearance. No visual obstruction (e.g., sign, structure, solid fence, or shrub 
vegetation) greater than 2.5 feet in height shall be placed in “vision clearance areas” 
at street intersections.. The minimum vision clearance area may be modified by the 
Planning Official through a Type I procedure, upon finding that more or less sight 
distance is required (i.e., due to traffic speeds, roadway alignment, etc.). Placement of 
light poles, utility poles, and tree trunks should be avoided within vision clearance 
areas. 

 
Figure 17-3.3-2 Vision Clearance 

 

  

Response: The building height, location, and orientation ensures no visual 
obstruction from the future street improvements at the intersection of OR-211 and 
future access.  
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17-3.3.040 PEDESTRIAN ACCESS AND CIRCULATION  

A.    Purpose and Intent. Section 17-3.3.040 implements the pedestrian access and 
connectivity policies of the City of Molalla Transportation System. It is intended to 
provide for safe, reasonably direct, and convenient pedestrian access and circulation. 

B.     Standards. Developments shall conform to all of the following standards for 
pedestrian access and circulation as generally illustrated in Figure 17-3.3-3: 

1.     Continuous Walkway System. A pedestrian walkway system shall extend 
throughout the development site and connect to adjacent sidewalks, if any, and 
to all future phases of the development, as applicable. 

Response: The pedestrian walkway system extends from OR-211 to the 
building entrance. 

2.     Safe, Direct, and Convenient. Walkways within developments shall provide 
safe, reasonably direct, and convenient connections between primary building 
entrances and all adjacent parking areas, recreational areas, playgrounds, and 
public rights-of-way conforming to the following standards: 

o The walkway is reasonably direct when it follows a route that does 
not deviate unnecessarily from a straight line or it does not involve a 
significant amount of out-of-direction travel. 

o The walkway is designed primarily for pedestrian safety and 
convenience, meaning it is reasonably free from hazards and 
provides a reasonably smooth and consistent surface and direct 
route of travel between destinations. The Planning Official may 
require landscape buffering between walkways and adjacent parking 
lots or driveways to mitigate safety concerns. 

o The walkway network connects to all primary building entrances, 
consistent with the building design standards of Chapter 17-3.2 and, 
where required, Americans with Disabilities Act (ADA) requirements. 

Response: All walkways within the development provide safe, direct, 
convenient connections to the primary building entrance. The network of 
pathways will be ADA accessible and conform to all ADA requirements.  

3.     Vehicle/Walkway Separation. Except as required for crosswalks, per 
subsection 4, below, where a walkway abuts a driveway or street it shall be 
raised six inches and curbed along the edge of the driveway or street. 
Alternatively, the Planning Official may approve a walkway abutting a driveway 
at the same grade as the driveway if the walkway is physically separated from all 
vehicle-maneuvering areas. An example of such separation is a row of bollards 
(designed for use in parking areas) with adequate minimum spacing between 
them to prevent vehicles from entering the walkway. 

Response: All walkways abutting driveways have been raised six inches and 
curbed. 
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4.     Crosswalks. Where a walkway crosses a parking area or driveway 
(“crosswalk”), it shall be clearly marked with contrasting paving materials (e.g., 
pavers, light-color concrete inlay between asphalt, or similar contrasting 
material). The crosswalk may be part of a speed table to improve driver-visibility 
of pedestrians. Painted or thermo-plastic striping and similar types of non-
permanent applications are discouraged but may be approved for lesser used 
crosswalks not exceeding 24 feet in length. 

Response: The site design includes a pedestrian crossing connecting the Or-
211 right-of-way to the building. This walkway crosses the drive-through exit 
and will be clearly marked with contrasting paving materials. 

5.     Walkway Width and Surface. Walkways, including access ways required for 
subdivisions pursuant to Chapter 17-4.3, shall be constructed of concrete, 
asphalt, brick or masonry pavers, or other durable surface, as approved by the 
City Engineer, and not less than six feet wide. Multi-use paths (i.e., designed for 
shared use by bicyclists and pedestrians) shall be concrete or asphalt and shall 
conform to the current version of the Public Works Design Standards and 
Transportation System Plan. 

Response: All walkways will be constructed of concrete. 

 
 
17-3.4 LANDSCAPING, FENCES, AND WALLS, OUTDOOR LIGHTING 

A.    General Landscape Standard. All portions of a lot not otherwise developed with 
buildings, accessory structures, vehicle maneuvering areas, or parking shall be 
landscaped. 

B.     Minimum Landscape Area. All lots shall conform to the minimum landscape area 
standards of the applicable zoning district, as contained in Tables 17-2.2.040.D and 
17-2.2.040.E. The Planning Official, consistent with the purposes in Section 17-3.4.010, 
may allow credit toward the minimum landscape area for existing vegetation that is 
retained in the development. 

Response: The Building Coverage is 7.18% of the site area. (2,815 SF / 39,204 SF). 
This exceeds the required 5% per Table 17-2.2.040 E. 

Impervious Area Coverage is 62% (2,815 SF + 21,522 SF = 24,337 SF / 39,204 SF) 

Landscaped Coverage is 38% (39,204 SF – 24,337 SF = 14,867 SF / 39,204 SF) 

  

C.     Plant Selection. A combination of deciduous and evergreen trees, shrubs, and 
ground covers shall be used for all planted areas, the selection of which shall be 
based on local climate, exposure, water availability, and drainage conditions, among 
other factors. When new vegetation is planted, soils shall be amended and irrigation 
shall be provided, as necessary, to allow for healthy plant growth.  
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Response: The Landscape Plan incorporates climate appropriate planting species, 
including trees of maples, redbuds, ironwoods, pines, cherry and groundcover of 
viburnum, abelia, inkberry, nandina, and spirea. The trees will be greater than 1.5 
ich caliper. 

Response: Groundcover and shrubs will be planted in accordance with gallon 
container per location and achieve plant coverage of not less than 75 percent at 
maturity. 

Response: The stormwater retention facility meets current standards and Public 
Works Design Standards. 

Response: The Landscape Plan includes a perimeter of Persian Ironwood trees, 
screening the West parking and drive isle. The interior parking stalls include 
Sunset Maple trees and Viburnum groundcover every 5-7 parking stalls. The plan 
also includes a collection of evergreen and deciduous street trees and shrubs at 
each corner and access point. 

 

E.     Parking Lot Landscaping. All of the following standards shall be met for parking 
lots. If a development contains multiple parking lots, then the standards shall be 
evaluated separately for each parking lot. 

1.     A minimum of 10 percent of the total surface area of all parking areas, as 
measured around the perimeter of all parking spaces and maneuvering areas, 
shall be landscaped. Such landscaping shall consist of shade trees distributed 
throughout the parking area. A combination of deciduous and evergreen trees, 
shrubs, and ground cover plants is required. The trees shall be planned so that 
they provide a partial canopy cover over the parking lot within five years. At a 
minimum, one tree per 12 parking spaces on average shall be planted over and 
around the parking area. 

Response: The Landscape Plan distributes a variety of trees, shrubs, and 
groundcover throughout the property, including the perimeter, parking areas, 
and building edges. The landscape plan provides 38% of total surface area. 

2.     All parking areas with more than 20 spaces shall provide landscape islands 
with trees that break up the parking area into rows of not more than 10 
contiguous parking spaces. Landscape islands and planters shall have 
dimensions of not less than 48 square feet of area and no dimension of less than 
six feet, to ensure adequate soil, water, and space for healthy plant growth. 

Response: The Landscape Plan provides landscaped islands with trees that 
break up every 5-7 parking stalls. The dimensions of the landscape islands 
are 6’ X 18’ = 108 sf. 

4.     Wheel stops, curbs, bollards, or other physical barriers are required along 
the edges of all vehicle-maneuvering areas to protect landscaping from being 
damaged by vehicles. Trees shall be planted not less than two feet from any such 
barrier. 
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Response: Wheel stops will be provided along the southern parking bay 
where parking is located along landscaped edges. 

5.     Trees planted in tree wells within sidewalks or other paved areas shall be 
installed with root barriers, consistent with applicable nursery standards. 

Response: No trees are planted in tree wells. 

F.     Screening Requirements. Screening is required for outdoor storage areas, 
unenclosed uses, and parking lots, and may be required in other situations as 
determined by the Planning Official. Landscaping shall be provided pursuant to the 
standards of subsections F.1 through 3. 

Response: No outdoor storage areas. 

 
 
17-3.5 PARKING AND LOADING 
A.    Minimum Number of Off-Street Automobile Parking Spaces. Except as provided by 
this subsection A, or as required for Americans with Disabilities Act compliance under 
subsection G, off-street parking shall be provided pursuant to one of the following three 
standards: 
1.     The standards in Table 17-3.5.030.A; 
2.     A standard from Table 17-3.5.030.A for a use that the Planning Official determines is 
similar to the proposed use; or 
3.     Subsection B Exceptions, which includes a Parking Demand Analysis option. 
Response: Required parking for Retail Sales and Commercial Service: Bank = 1 space 
per 300sf floor area. The building square footage is 2,814 sf / 300 = 9.38 = 9 spaces.  
 
D.    Maximum Number of Off-Street Automobile Parking Spaces. The maximum number 
of off-street automobile parking spaces allowed per site equals the minimum number of 
required spaces for the use pursuant to Table 17-3.5.030.A, times a factor of: 
1.     1.2 spaces for uses fronting a street with adjacent on-street parking spaces; or 
2.     1.5 spaces, for uses fronting no street with adjacent on-street parking; or 
3.     A factor based on applicant’s projected parking demand, subject to City approval. 
 
Response: The maximum number of parking stalls is 9.38 X 1.5 (for uses fronting no 
street with adjacent on-street parking). = 14.07. We would like to request an increase 
in the maximum number of parking stalls due to the nature of banking operations and 
level of service. The proposal provides 20 standard parking stalls with 1 ADA 
accessible parking stall.  
 
Response: The project team requests a code modification of the maximum parking 
stalls due to projected staff and customer demand.  
 
F.     Parking Stall Design and Minimum Dimensions. Where a new off-street parking area 
is proposed, or an existing off-street parking area is proposed for expansion, the entire 
parking area shall be improved in conformance with this Code. At a minimum the parking 
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spaces and drive aisles shall be paved with asphalt, concrete, or other City-approved 
materials, provided the Americans with Disabilities Act requirements are met, and shall 
conform to the minimum dimensions in Table 17-3.5.030.F and the figures below. All off-
street parking areas shall contain wheel stops, perimeter curbing, bollards, or other edging 
as required to prevent vehicles from damaging buildings or encroaching into walkways, 
sidewalks, landscapes, or the public right-of-way. Parking areas shall also provide for 
surface water management, pursuant to Section 17-3.6.050. 
Response: All parking stalls are 90’degrees and 9’ width X 18’ length. 
 
H.    Americans with Disabilities Act (ADA). Parking shall be provided consistent with ADA 
requirements, including, but not limited to, the minimum number of spaces for 
automobiles, van-accessible spaces, location of spaces relative to building entrances, 
accessible routes between parking areas and building entrances, identification signs, 
lighting, and other design and construction requirements. 
Response: The ADA parking stall is located very close to the building entrance and will 
following all ADA parking, signage, access, and design requirements. 
 
17-3.5.040 Bicycle Parking 

A.    Standards. Bicycle parking spaces shall be provided with new development and, 
where a change of use occurs, at a minimum, shall follow the standards in Table 17-
3.5.040.A. Where an application is subject to Conditional Use Permit approval or the 
applicant has requested a reduction to an automobile-parking standard, pursuant to 
Section 17-3.5.030.C, the Planning Official may require bicycle parking spaces in 
addition to those in Table 17-3.5.040.A. 

Response: The minimum number of bicycle spaces for Commercial use is 2 bike 
spaces per primary uses or 1 per 5 vehicle spaces, whichever is greater. The site 
design accommodates parking spaces for 4 bicycles located east of the main 
entry and north of the stormwater features. 

  

  

Use Minimum Number of Spaces 

Multifamily Residential (not 
required for parcels with fewer 
than 4 dwelling units) 

2 bike spaces per 4 dwelling units 

Commercial 2 bike spaces per primary use or 1 per 5 vehicle 
spaces, whichever is greater 

Industrial 2 bike spaces per primary use or 1 per 10 vehicle 
spaces, whichever is greater 

Community Service 2 bike spaces 

Parks (active recreation areas 
only) 

4 bike spaces 
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Use Minimum Number of Spaces 

Schools (all types) 2 bike spaces per classroom 

Institutional Uses and Places of 
Worship 

2 bike spaces per primary use or 1 per 10 vehicle 
spaces, whichever is greater 

Transit Transfer Stations and 
Park-and-Ride Lots 

5 bike spaces per acre 

Other Uses 2 bike spaces per primary use or 1 per 10 vehicle 
spaces, whichever is greater 

  

B.     Design. Bicycle parking shall consist of staple-design steel racks or other City-
approved racks, lockers, or storage lids providing a safe and secure means of storing 
a bicycle, consistent with the Public Works Design Standards. 

Response: The site design provides staple-design steel racks located close to the 
building entry. 

 
 
17-3.6 PUBLIC FACILITIES 

A.    General Requirements. 

1.     Except as provided by subsection A.5, existing substandard streets and 
planned streets within or abutting a proposed development shall be improved in 
accordance with the standards of Chapter 17-3.6 as a condition of development 
approval. 

2.     All street improvements, including the extension or widening of existing 
streets and public access ways, shall conform to Section 17-3.6.020, and shall be 
constructed consistent with the City of Molalla Public Works Design Standards. 

3.     All new streets shall be contained within a public right-of-way. Public access 
ways (e.g., pedestrian ways) may be contained within a right-of-way or a public 
access easement, subject to review and approval of the City Engineer. 

4.     The purpose of this subsection is to coordinate the review of land use 
applications with roadway authorities and to implement Section 660-012-
0045(2)(e) of the State Transportation Planning Rule, which requires the City to 
adopt a process to apply conditions to development proposals in order to 
minimize impacts and protect transportation facilities. The following provisions 
also establish when a proposal must be reviewed for potential traffic impacts; 
when a Transit Analysis Letter (TAL) or Traffic Impact Analysis (TIA) must be 
submitted with a development application in order to determine whether 
conditions are needed to minimize impacts to and protect transportation 
facilities; the required contents of a TAL/TIA; and who is qualified to prepare the 
analysis. 
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Response: The proposed development anticipates future street improvements 
along the South and East property with an access connecting to OR-211 at the 
Northeast corner of the property. The site design includes the Reciprocal Access 
Easement along the South and East boundary. The improvements will include a 
public right-of-way and Public Utility Easement (PUE) along the northern 
property boundary. 

Response: Our team has submitted a TIA prepared by Kittelson & Associates, 
which contains aspects of our site and provides analysis and recommendations 
for the OR-211 @ West Main Street access. 

 

17-3.6.040 SANITARY SEWER AND WATER SERVICE IMPROVEMENTS 

A.    Sewers and Water Mains Required. All new development is required to connect 
to City water and sanitary sewer systems. Sanitary sewer and water system 
improvements shall be installed to serve each new development and to connect 
developments to existing mains in accordance with the adopted facility master plans 
and applicable Public Works Design Standards. Where streets are required to be 
stubbed to the edge of the subdivision, sewer and water system improvements and 
other utilities shall also be stubbed with the streets, except as may be waived by the 
City Engineer where alternate alignment(s) are provided. 

Response: The proposal intends to connect to city water and sanitary sewer 
systems. Please see Preliminary Utility Plans illustrating new sanitary line and new 
water line systems. 

 
17-3.6.050 Storm Drainage and Surface Water Management Facilities 

A.    General Provisions. The City shall issue a development permit only where 
adequate provisions for stormwater runoff have been made in conformance with the 
requirements of the current version of the Public Works Design Standards and 
Stormwater Master Plan. 

B.     Accommodation of Upstream Drainage. Culverts and other drainage facilities 
shall be large enough to accommodate existing and potential future runoff from the 
entire upstream drainage area, whether inside or outside the development. Such 
facilities shall be subject to review and approval by the City Engineer. 

C.     Effect on Downstream Drainage. Where it is anticipated by the City Engineer 
that the additional runoff resulting from the development will overload an existing 
drainage facility, the City shall withhold approval of the development until provisions 
have been made for improvement of the potential condition or until provisions have 
been made for storage of additional runoff caused by the development in accordance 
with City standards. 

D.    Over-Sizing. The City may require as a condition of development approval that 
sewer, water, or storm drainage systems serving new development be sized to 
accommodate future development within the area as projected by the applicable 
facility master plan, provided that the City may grant the developer credit toward any 
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required system development charge for the same pursuant to the System 
Development Charge. 

E.     Existing Watercourse. Where a proposed development is traversed by a 
watercourse, drainage way, channel, or stream, the City may require a stormwater 
easement or drainage right-of-way conforming substantially with the lines of such 
watercourse and such further width as will be adequate for conveyance and 
maintenance to protect the public health and safety. 

Response: The proposal intends to address and accommodate site drainage. 
Please see Preliminary Utility Plans illustrating new stormwater drainage and 
detention systems. 

 

17-3.6.060 UTILITIES 
The following standards apply to new development where extension of electric power, 
gas, or communication lines is required: 

A.    General Provision. The developer of a property is responsible for coordinating 
the development plan with the applicable utility providers and paying for the 
extension and installation of utilities not otherwise available to the subject property. 

B.     Underground Utilities. 

1.     General Requirement. The requirements of the utility service provider shall 
be met. All utility lines in new subdivisions, including, but not limited to, those 
required for electric, communication, and lighting, and related facilities, shall be 
placed underground, except where the City Engineer determines that placing 
utilities underground would adversely impact adjacent land uses. The Planning 
Official may require screening and buffering of above ground facilities to protect 
the public health, safety, or welfare. 

2.     Subdivisions. In order to facilitate underground placement of utilities, the 
following additional standards apply to all new subdivisions: 

a.     The developer shall make all necessary arrangements with the serving 
utility to provide the underground services. Care shall be taken to ensure 
that no aboveground equipment obstructs vision clearance areas for 
vehicular traffic, per Chapter 17-3.3 Access and Circulation. 

b.     The City Engineer reserves the right to approve the location of all 
surface-mounted facilities. 

c.     All underground utilities installed in streets must be constructed and 
approved by the applicable utility provider prior to the surfacing of the 
streets. 

d.     Stubs for service connections shall be long enough to avoid disturbing 
the street improvements when service connections are made. 

C.     Exception to Undergrounding Requirement. The City Engineer may grant 
exceptions to the undergrounding standard where existing physical constraints, such 



Project Narrative – Land Use Application – Clackamas Federal Credit Union – January 25, 2022   28 

as geologic conditions, streams, or existing development conditions make 
underground placement impractical. 

Response: The proposal intends to provide all utility service, including power 
communications, lighting, and related facilities. Please see Preliminary Utility 
Plans illustrating new stormwater drainage and detention systems. 

 
17-3.6.070 EASEMENTS 

A.    Provision. The developer shall make arrangements with the City and applicable 
utility providers for each utility franchise for the provision and dedication of utility 
easements necessary to provide full services to the development. 

B.     Standard. Utility easements shall conform to the requirements of the utility 
service provider. All other easements shall conform to the City of Molalla Public 
Works Design Standards. 

C.     Recordation. All easements for sewers, storm drainage and water quality 
facilities, water mains, electric lines, or other utilities shall be recorded and referenced 
on a survey or final plat, as applicable.  

Response: The proposed development anticipates future street improvements along 
the South and East property with an access connecting to OR-211 at the Northeast 
corner of the property. The site design includes the Reciprocal Access Easement along 
the South and East boundary. The improvements will include a public right-of-way 
and Public Utility Easement (PUE) along the northern property boundary. 
 
 
17-4.1.040 PURPOSE 
 
A.    Purpose. The purpose of this chapter is to establish standard decision-making 
procedures that will enable the City, the applicant, and the public to reasonably review 
applications and participate in the local decision-making process in a timely and effective 
way. Table 17-4.1.010 provides a key for determining the review procedure and the 
decision-making body for particular approvals. 
 
B.     Applicability of Review Procedures. All land use and development permit 
applications and approvals, except building permits, shall be decided by using the 
procedures contained in this chapter. The procedure “type” assigned to each application 
governs the decision-making process for that permit or approval. There are four types of 
permit and approval procedures as described in subsections B.1 through 4. Table 17-
4.1.010 lists the City’s land use and development approvals and corresponding review 
procedure(s). 

3.     Type III Procedure (Quasi-Judicial Review—Public Hearing). Type III 
`opportunity for appeal to the City Council; or in the case of a Quasi-Judicial zone change 
(e.g., a change in zoning on one property to comply with the Comprehensive Plan), a Type 
III decision is made by the City Council on recommendation of the Planning Commission. 
Quasi-Judicial decisions involve discretion but implement established policy. 
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Response: Per Molalla Municipal Code Section 17-4.2.020 site design review is 
required. Per Molalla Municipal Code Section 17-2.2.030 Allowed Uses Item H “Outdoor 
Uses and Unenclosed Activities” a conditional use permit is required. Per Molalla 
Municipal Code Section 17-4.2.030 the proposed project meets thresholds for Type III 
Review: Quasi-Judicial Review with a Public Hearing due to Conditional Use  
Permit.  
 
17-4.1.070 NEIGHBORHOOD CONTACT 
A.    Purpose and Applicability. Applicants for master planned development, subdivision, 
or site design review on projects involving parcels or lots larger than one acre and located 
adjacent to any residential zone, and property owner-applicants for zone changes, are 
recommended to contact neighboring property owners and offer to a hold meeting with 
them prior to submitting an application. This is to ensure that affected property owners 
are given an opportunity to preview a proposal and offer input to the applicant before a 
plan is formally submitted to the City, thereby raising any concerns about the project and 
the project’s compatibility with surrounding uses early in the design process when 
changes can be made relatively inexpensively. 
 
Response: The proposed development is under site design review; however, the parcel 
is less than one acre and not located adjacent to any residential zone. 
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Conditional Use Permit 
 
17-4.4 CONDITIONAL USE PERMITS 
17-4.4.010 Purpose 
There are certain uses which, due to the nature of their impacts on surrounding land uses 
and public facilities, require a case-by-case review and analysis. Conditional uses are 
identified in Chapter 17-2.2 Zoning District Regulations. The purpose of this chapter is to 
provide procedures and standards for permitting conditional uses. 
Response: Table 17-2.2.030 Uses Allowed by Zoning District lists Drive-through service 
as accessory to primary and is ‘permitted with special use standards’ under 
conditional use permit. The development proposal will be a branch bank with a drive-
through bank teller service. 
 

 
 
17-4.4.040 Criteria, Standards, and Conditions of Approval 
The Planning Commission shall approve, approve with conditions, or deny an application 
for a conditional use, including requests to enlarge or alter a conditional use, based on 
findings of fact with respect to all the criteria and standards in subsections A and B. 

A.    Use Criteria. 

1.     The site size, dimensions, location, topography, and access are adequate for 
the needs of the proposed use, considering the proposed building mass, parking, 
traffic, noise, vibration, exhaust/emissions, light, glare, erosion, odor, dust, 
visibility, safety, and aesthetic considerations. 

Response: The drive-through dimension is 14’ height X 15-8” depth X 28’ wide, 
located on the East elevation to allow for safe and proper access that prevents 
stacking into the public right-of-way. The structure is an open canopy to allow 
for protection of vehicles from the weather. The structure does not present a 
large massing or present impacts to parking, traffic, noise, light, glare or safety. 
The canopy is designed to be consistent with architecture elements, color, and 
material. 

2.     The negative impacts of the proposed use, if any, on adjacent properties 
and on the public can be mitigated through application of other code standards, 
or other reasonable conditions of approval. 

Response: The proposed development compliments existing and future 
adjacent properties. The Cascade Center is a growing civic node with a mix of 
uses and services. The development aims to provide essential banking services 
to the surrounding communities. The design looks to provide a balance of 
pedestrian-focused design elements with safe and convenient vehicles access. 
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3.     All required public facilities, including water, sanitary sewer, and streets, 
have adequate capacity or are to be improved to serve the proposal, consistent 
with City standards; and 

Response: The site has adequate capacity to improve public facilities; proposed 
stormwater, utility, lighting, and landscape design will enhance the community 
and placemaking of this area.    

4.     A conditional use permit shall not allow a use that is prohibited or not 
expressly allowed under Division II; nor shall a conditional use permit grant a 
variance without a variance application being reviewed with the conditional use 
application. 

Response: The ‘drive-through service’ is considered S/CU and allowable with 
conditions. 

 

B.     Conditions of Approval. The City may impose conditions that are found 
necessary to ensure that the use is compatible with other uses in the vicinity, and that 
the negative impact of the proposed use on the surrounding uses and public facilities 
is minimized. These conditions include, but are not limited to, one or more of the 
following: 

1.     Limiting the hours, days, place, and/or manner of operation; 

2.     Requiring site or architectural design features which minimize 
environmental impacts such as noise, vibration, exhaust/emissions, light, glare, 
erosion, odor, and/or dust; 

3.     Requiring larger setback areas, lot area, and/or lot depth or width; 

4.     Limiting the building or structure height, size, lot coverage, and/or location 
on the site; 

5.     Designating the size, number, location, and/or design of vehicle access 
points or parking and loading areas; 

6.     Requiring street right-of-way to be dedicated and street improvements 
made, or the installation of pathways or sidewalks, as applicable; 

7.     Requiring landscaping, screening, drainage, water quality facilities, and/or 
improvement of parking and loading areas; 

8.     Limiting the number, size, location, height, and/or lighting of signs; 

9.     Limiting or setting standards for the location, type, design, and/or intensity 
of outdoor lighting; 

10.   Requiring berms, screening, or landscaping and the establishment of 
standards for their installation and maintenance; 

11.   Requiring and designating the size, height, location, and/or materials for 
fences; 
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12.   Requiring the protection and preservation of existing trees, soils, vegetation, 
watercourses, habitat areas, drainage areas, historic resources, cultural 
resources, and/or sensitive lands; 

13.   Requiring improvements to water, sanitary sewer, or storm drainage 
systems, in conformance with City standards; and 

14.   The Planning Commission may require review and renewal of conditional use 
permits annually or in accordance with another timetable. Where applicable, the 
timetable shall provide for periodic review and renewal, or expiration, of the 
conditional use permit to ensure compliance with conditions of approval; such 
period review may occur through a Type III review process, except where the 
Planning Commission delegates authority to the Planning Official to issue 
renewals, who shall do so through a Type I or Type II procedure  

 
Response: Our team is open to discuss conditions associated with the drive-
through design, location, size, function, material, etc. 
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EX 12" C900 @ 0.4% SLOPE
IE AT ROW: 350.9±

EX STM MH
RIM: 357.04

IE IN: 351.66 (8"E)
IE IN: 351.66 (15"S)

IE OUT: 351.56 (15"N)

EX STM MH
RIM: 358.55
IE IN: 353.23 (6"E)
IE IN: 353.23 (6"W)
IE OUT: 353.13 (8"S)
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C2.1

UTILITY PLAN

UTILITY PLAN
SCALE: 1" = 20'-0"

PROTECT EXISTING DOMESTIC WATER LINE WITHIN EASEMENT. SIZE TO BE FIELD
VERIFIED.
INSTALL NEW 1" WATER METER AND 1" DCVA W/ 1" DOMESTIC COPPER WATER SERVICE
TO BLDG PER DETAIL X/C3.0 & X/C3.0. SEE PLUMBING FOR CONTINUATION INTO BUILDING.

INSTALL NEW 6" DIA PVC ASTM D3034 SANITARY LINE AT 2% MIN SLOPE. CONNECT TO
EXISTING SANITARY LATERAL, VERIFY ELEVATION AT CONNECTION. SEE PLUMBING FOR
CONTINUATION INTO BUILDING.
INSTALL TYP. SANITARY CLEAN OUT PER DETAIL 13/C3.0.

INSTALL 4" DIA. PERFORATED PVC FOUNDATION DRAIN AROUND BUILDING FOUNDATIONS
PER PLUMBING CODE TOWARDS B-W-V. SEE DETAIL 14/C3.0.
INSTALL FOUNDATION B-W-V PER DETAIL 11/C3.0. IE (4") = XX, FIELD VERIFY. CONNECT TO
SITE STORM WITH 4" DIA. ABS SCHED 40 SOLID WALL PIPE AT 1.0% (MIN) SLOPE.
NEW STORM FROM BUILDING ROOF DOWNSPOUTS. CONNECT TO SITE STORM WITH 4"
DIA ABS AT 1.0% MIN SLOPE. COORDINATE WITH ARCH FOR EXACT LOCATIONS.
INSTALL NEW SINGLE CARTRIDGE STORMFILTER CATCH BASIN FOR WATER QUALITY
TREATMENT.
RIM=356.00
IE(6" OUT) = 352.35

COORDINATE WITH SERVICE PROVIDER AND INSTALL NEW GAS SERVICE UNDER
SEPARATE PERMIT. CONTRACTOR TO FILED VERIFY EXACT LOCATION OF EXIST GAS
MAIN AND VALVE. SEE ARCH AND MECH DRAWINGS FOR METER LOCATION AND
CONTINUATION INTO BUILDING.
EXISTING 8" DIA SANITARY LATERAL. EXISTING SIZE, MATERIAL, ELEVATION, AND
LOCATION TO BE VERIFIED PRIOR TO CONSTRUCTION.

INSTALL NEW CATCH BASIN PER DETAIL 15/C3.0. SEE GRADING PLAN FOR RIM ELEVATION.

INSTALL NEW STM CLEAN OUT ASSEMBLY PER DETAIL 12/C3.0.

INSTALL 135 LF OF 42" DIA DETENTION PIPE.
BOTTOM OF PIPE = 352.00
INSTALL NEW DETENTION CONTROL MANHOLE.

INSTALL NEW DITCH INLET PER DETAIL 24/C3.0.

INSTALL 80 LF OF 4" DIA ABS STM PIPE AT 1.5% MIN SLOPE: OUTFALL INTO WQF=355.0.
SWITCH TO D.I. PIPE WITHIN 5' OF OUTFALL. PROVIDE RIP RAP PAD AT OUTFALL.
CANOPY ROOF DRAIN DOWNSPOUT. SEE ARCH FOR EXACT LOCATION. INSTALL 24 LF OF
4" DIA ABS STM PIPE AT 1.0% SLOPE TO SITE STORM.
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EX FP=358.19
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1.8%

2.5%
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1.5%
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4:1
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4:1

FP=358.90±

FP=358.60± FG=359.5±

FP=357.30

FP=356.50

FP=356.50

FG=357.16±

RIM=356.00

FP=356.82

FP=356.91

FP=357.91

TC=357.86
FP=357.36

FP=357.75
FP=357.56

FP=357.76
FP=357.60

FP=357.78

FP=357.98

FG=357.50

FP=357.26
TC=357.76

RIM=356.0

FP=358.75

FP=358.05

FP=357.12
TC=257.62

TC=357.26
FP=356.76 FP=357.50

FP=357.80

FP=357.08

FP=357.98

FP=357.40

FP=359.00
TC=359.50

FP=357.75 FP=357.20 FP=356.70TC=357.30
FP=356.80

TC=357.50
FP=357.00

FP=357.77
FP=357.85

FP=357.32

FP=357.35

FP=358.30
TC=358.80

BOT OF DEAD STORAGE = 354.50
TOP OF DEAD STORAGE = 354.90

TOP OF STORAGE = 355.40
TOP OF FREEBOARD = 356.40

FP=357.00
FP=357.20FP=356.97FP=356.58

FP=357.00

FP=357.73
TC=358.23

FP=357.29

FP=357.63

FP=357.17

FP=357.90

FP=357.36

FG=357.50

RIM=356.87

FP=356.50
TC=357.00

ACCESS EASEMENT
IMPROVEMENTS TO BE
PROVIDED BY OTHERS

ACCESS EASEMENT
IMPROVEMENTS TO BE
PROVIDED BY OTHERS

RIM=355.40

FP=357.50
TC=358.00

RIM=356.16

15' ROW

0.5' CURB

5' SW15' ROW

0.5' CURB4.89' LANDSCAPE

RIM=358.10±

FP=358.9±

FP=358.0±

FP=358.05±
FP=357.40±

FP=358.93 FP=358.72

1.
5%

1.
5%

1.0%

FG=357.38±

FP=357.10

FP=356.90

FP=357.75

FP=357.60

2.6%

FP=357.08

FP=357.75

RECONSTRUCT SIDEWALK,
MATCH EXIST

21' WIDE
ACCESS

EASEMENT

05/03/22
CONSTRUCTION

PRELIMINARY
NOT FOR

Date:

Drawn by: Checked by:

Job Number:

Project:

Sheet Title:

Revisions:

Sheet

Client/ Owner:

ARCHITECTURE  |  INTERIORS

4875 SW Griffith Drive Suite 300
Beaverton OR, 97005
(503) 244-0552

MILDREN DESIGN GROUP, P.C., 2022, ALL
RIGHTS RESERVED ©

THESE DRAWINGS ARE THE PROPERTY OF
MILDREN DESIGN GROUP, P.C., AND ARE
NOT TO BE USED OR REPRODUCED IN ANY
MANNER, EXCEPT WITH THE PRIOR WRITTEN
PERMISSION OF MILDREN DESIGN GROUP, P.C.

ILDREN
ESIGN
ROUP

JR KK

121080

01/12/2022

DRAFT DESIGN REVIEW - 1/14/2022

PARCEL D OF
CASCADE CENTER
ALONG W MAIN
STREET

CFCU -
CASCADE
CENTER

CFCU

4107 SE International
Way, suite 703
Milwaukie, OR 97222

#  Description Date

64
43

 S
W

 B
ea

ve
rto

n-
H

ills
da

le
 H

w
y,

 s
ui

te
 2

10
   

Po
rtl

an
d,

 O
R

 9
72

21
ph

:5
03

.2
03

.8
11

1 
  f

x:
50

3.
20

3.
81

22
   

w
w

w
.w

dy
i.c

om

86493PE

RENEWS:  6-30-2023

OREGON

REG
I STERED  PROFESS IONAL

C2.2

GRADING PLAN

GRADING PLAN
SCALE: 1" = 10'-0"

INSTALL NEW CURB PER DETAIL 20/C3.0.

GRADING NOTES:
1. CONTRACTOR IS RESPONSIBLE TO PERFORM CUT AND FILL EARTH WORK IN SUCH A

MANNER TO PROTECT NATIVE SOILS FROM BEING OVER WORKED AND FROM BECOMING
TOO SATURATED DURING WET WEATHER. DURING WET WEATHER PERFORM WORK IN
AREAS SMALL ENOUGH TO CUT AND ROCK SITE AREAS UNDER PAVEMENT AND BUILDING
TO PREVENT AREAS OF NATIVE SOIL BEING EXPOSED TO WET WEATHER. THIS SITE SHALL
HAVE CEMENT DEEP SOIL MISSING COLUMNS DESIGNED, INSTALLED AND SHOWN BY
OTHERS. COORDINATE SITE WORK AND ESC MEASURES ACCORDINGLY.

2. REFER TO ARCHITECTURAL SITE PLANS FOR ALL SITE LAYOUT DIMENSIONS INCLUDING
WALKWAYS, BUILDING, AND RETAINING WALLS.

3. PROVIDE SEPARATE BID ADDITIVES IN SPEC SECTION 12.0 FOR WET WEATHER
CONSTRUCTION OVER-EXCAVATION OF SUBGRADE AND REPLACEMENT WITH CRUSHED
ROCK. PROVIDE FOR A 2 FOOT THICK OVER-EXCAVATION AND REPLACEMENT OF NATIVE
SOIL UNDER THE BUILDING FOOTPRINT (EXTEND TO 5 FEET BEYOND OUTSIDE OF FOOTING)
AND A 9 INCH THICK OVER-EXCAVATION AND REPLACEMENT UNDER ALL PARKING LOT
AREAS (EXTEND 1.33 FEET BEYOND CURBS). VERIFY REQUIREMENTS WITH AND OBTAIN
APPROVAL FROM PROJECT GEOTECHNICAL ENGINEER AND PROJECT ARCHITECT PRIOR TO
EXECUTING.

4. CONTRACTOR TO CONFIRM WITH OWNER AND REMOVE AND DISPOSE OF OFFSITE ALL
EXCESS SOIL, DEBRIS AND MATERIALS NOT REUSABLE FOR THIS PROJECT.

5. ON-SITE HANDICAP/DISABILITY ACCESS ROUTES SHALL COMPLY WITH THE FEDERAL
AMERICANS WITH DISABILITIES ACT (ADA), STATE AND LOCAL REGULATIONS. IN GENERAL:

5.1. MAXIMUM CROSS SLOPE OF ANY PAVEMENT PERPENDICULAR TO DIRECTION OF
TRAVEL IS 2.0%.

5.2. MAXIMUM SLOPE OF WALKWAYS  WITHOUT HANDRAILS IN DIRECTION OF TRAVEL IS
5.0%.

5.3. FOR RAMPS, THE MAXIMUM SLOPE IS 8.33% AND MAXIMUM RISE BETWEEN LANDINGS IS
30 INCHES. HANDRAILS ARE REQUIRED EACH SIDE OF ALL RAMPS WITH SLOPE
GREATER THAN 5%.

5.4. MAXIMUM SLOPE OF CURB RAMPS AND WINGS OF CURB RAMPS IS 8.33%. THE MAXIMUM
LENGTH OF A CURB RAMP IS 6 FEET WITH A MAXIMUM 6-INCH RISE.

5.5. PROVIDE FINISH PAVEMENT SURFACE TEXTURES IN ACCORDANCE WITH ADA.
5.6. CONTACT ARCHITECT AND ENGINEER FOR INSTRUCTIONS PRIOR TO INSTALLING FINISH

PAVEMENTS IN CONFLICT WITH ADA REQUIREMENTS.
6. STRAIGHT GRADE FINISH PAVEMENT BETWEEN CATCH BASIN AND SURROUNDING  GUTTER

ELEVATIONS. STRAIGHT GRADE BETWEEN GIVEN ELEVATION POINTS. BLEND FINISH
GRADES BETWEEN GIVEN POINTS AND AT GRADE BREAKS.

7. SEE SHEET C1.0, SECTION 12.0 FOR CONSTRUCTION TESTING, INSPECTIONS, AND
OBSERVATION REQUIREMENTS.

8. GRADING FOR PUBLIC IMPROVEMENTS IS SHOWN FOR CLARITY AND SHALL BE
COORDINATED AND BUILT FROM THE PERMITTED PUBLIC IMPROVEMENT DRAWINGS.
ONSITE GRADES AND FINISH FLOOR ELEVATIONS ARE RELATIVE TO APPROVED PUBLIC
WORKS DRAWINGS. CONTRACTOR TO VERIFY AND COORDINATE W/ PUBLIC IMPROVEMENT
DRAWINGS PRIOR TO SETTING ONSITE FINISH ELEVATIONS TYPICAL.

INSTALL NEW ASPHALT PAVEMENT PER DETAIL 18/C3.0.

NEW PAINT STRIPING, SEE ARCH.

NEW TRASH ENCLOSURE, SEE ARCH.

INSTALL NEW SIDEWALK PER DETAIL 19/C3.0.

LANDSCAPE, SEE LANDSCAPE DRAWINGS.

NEW CURBWALL AND FENCE, SEE ARCH.

NEW BOLLARDS, SEE ARCH.

NEW EXTENDED DRY BASIN FOR WATER QUALITY TREATMENT. SEE LANDSCAPE
DRAWINGS FOR PLANTINGS.
CURB CUT, SEE DETAIL 23/C3.0.

PERVIOUS AREA -      7,344 SF
IMPERVIOUS AREA -    24,879 SF

TOTAL: 32,223 SF

RECONSTRUCT CURB FOR DRIVEWAY AS NEEDED.

NEW CURB WALL ALONG PROPERTY LINE, SEE DETAIL 25/C3.0.
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NOTES:

1. MINIMUM 12" OVERLAP OF ALL
SEAMS REQUIRED.

2. BARRIER REQUIRED @ TOE OF
STOCKPILE.

3. COVERING MAINTAINED TIGHTLY
IN PLACE BY USING SANDBAGS
OR APPROVED EQUAL ON ROPES
WITH A MAXIMUM 10' GRID
SPACING IN ALL DIRECTIONS.

4. PLASTIC TO EXTEND MINIMUM 1'
BEYOND TOE OF SLOPE.

FOR FURTHER INFORMATION
ON DESIGN CRITERIA SEE
xxx OF xxxx

EROSION
CONTROL
BARRIER
REQUIRED @
TOE OF
SLOPE.

SEE NOTE NO. 3

N.T.S.

MINIMUM 12" OVERLAP
OF SEAMS.

SOIL STOCKPILE WITH
PLASTIC SHEETING

N.T.S.

AREA DRAINCATCH BASIN
N.T.S. N.T.S.

MAY BE USED SHORT TERM
W/ UTILITY WORK AND W/
PHASING OF DEVELOPMENT

FOAM

DUMP STRAP

BAG DETAILDUMP STRAP

N.T.S.

EXPANSION RESTRAINT (1/4" NYLON
ROPE, 2" FLAT WASHERS)

2 EACH DUMP STRAP

1" REBAR FOR
BAG REMOVAL
FROM INLET

SILTSACK®

Regular Flow Only
Do not use High Flow Insert Bags.

4'
-0

"

6"
2'

-6
"

INTERLOCKED
2" x 2" POSTS
AND ATTACH.

ANGLE BOTH ENDS OF SEDIMENT FENCE
TO ASSURE SOIL IS TRAPPED.

4'-6"

N.T.S.

5'-0"
FROM TOE
OF SLOPE

BUT NOT PAST
PROPERTY

LINE

NOTES:
1. BURY BOTTOM OF FILTER FABRIC 6" MIN. VERTICALLY BELOW GRADE.
2. 2" x 2" FIR, PINE, OR STEEL FENCE POSTS.
3. STITCHED LOOPS TO BE INSTALLED UPHILL SIDE OF SLOPE.
4. COMPACT NATIVE FILL IN ON BOTH SIDES OF FILTER FABRIC TRENCH.

N.T.S.

STAGGER
JOINTS

FLOW FLOW FLOW

STAKING
SPACING
4' O.C.

TIGHTLY ABUT
ADJACENT
WATTLES.

WOOD STAKE

SLOPE

RICE, COCONUT OR
EXCELSIOR WATTLES

PLACE WATTLES ALONG SLOPE CONTOURS.

NOTES:
1. STAKING SPECIFICATIONS:
a. 1"X2" WOODEN STAKES
b. ADDITIONAL STAKES MAY BE

INSTALLED ON DOWNHILL SIDE
OF WATTLES, ON STEEP SLOPE
OR HIGHLY EROSIVE SOILS.

PLAN VIEW

PROFILE

SECTION

DEPTH
18" MIN.

*20' MIN. FOR SINGLE FAMILY AND DUPLEX RESIDENTIAL

6''-3'' CLEAN PIT RUN ROCK

RADIUS = 25' MIN.

SEE PLAN VIEW

N.T.S.

50' MIN.*

PROVIDE FULL

WIDTH OF

INGRESS/EGRESS

AREA PER PLAN*
SUBGRADE REINFORCEMENT
GEOTEXTILE, AS REQUIRED
IN SPECIFICATIONS

EXISTING PAVEMENT OR

APPROVED ACCESS POINT

SEE EROSION
CONTROL NOTES

2' MIN1'

3' BY 3' MIN
TO CONTAIN
CONCRETE

EXISTING GRADE

SECTION A-A
NOT TO SCALE

3'

9' BY 9' MIN
TO CONTAIN
CONCRETE

A

PLAN
NOT TO SCALE

72"
36"

PLYWOOD
48" BY 24"
PAINTED
WHITE

BLACK
LETTERS

6" HEIGHT
CONCRETE
WASHOUT

AREA

CONCRETE WASHOUT SIGN DETAIL
(OR EQUIVALENT)

NOT TO SCALE

NOTES:

1. WASHOUT FACILITIES SHALL BE MAINTAINED TO PROVIDE
ADEQUATE HOLDING CAPACITY WITH A MINIMUM
FREEBOARD OF 12 INCHES.

2. WASHOUT FACILITIES MUST BE CLEANED, OR NEW
FACILITIES MUST BE CONSTRUCTED AND READY FOR USE
ONCE THE WASHOUT IS 75% FULL.

3. IF THE WASHOUT IS NEARING CAPACITY, VACUUM AND
DISPOSE OF THE WASTE MATERIAL IN AN APPROVED
MANNER.

4. TEMPORARY CONCRETE WASHOUT FACILITIES SHALL BE
LOCATED A MINIMUM OF 50 FT FROM SENSITIVE AREAS
INCLUDING OPEN DRAINAGE FACILITIES AND WATER
SOURCES.

5. CONCRETE WASHOUT FACILITIES SHALL BE
CONSTRUCTED AND MAINTAINED IN SUFFICIENT QUANTITY
AND SIZE TO CONTAIN ALL LIQUID AND CONCRETE WASTE
GENERATED BY WASHOUT OPERATIONS.

6. INSTALL CONCRETE WASHOUT SIGN WITHIN 30 FEET OF
TEMPORARY CONCRETE WASHOUT FACILITY.

7. TEMPORARY CONCRETE WASHOUTS MAY BE A
PREFABRICATED CONTAINER THAT IS PORTABLE AND
REUSABLE.

3"-6" ROCK WITH A
MINIMUM 8" DEPTH

EXCAVATED MATERIAL
MAY BE USED FOR
PERIMETER BERM

 1' MIN

 1' MIN

EXISTING GRADE 3' BY 3' MIN AT BOTTOM
OF WASHOUT TO
CONTAIN CONCRETE

N.T.S.

A

2% SLOPE

MIN 1' HIGH BERM

NEW PAVEMENT

SEE PLANS
AGGREGATE

FOOTINGS AND RIGHT-OF-WAY,

AT AREAS OF AND WITHIN 5'-0'' OF
ALL PAVEMENT, WALKWAYS, 

TO 95% IN
BACKFILL COMP.
CRUSHED ROCK

W/ ASTM D1557

NATIVE SOIL BACKFILL
W/ ALL ORGANIC
MATERIAL AND ROCKS
OVER 6'' IN SIZE
REMOVED. COMPACT TO
85% IN ACCORDANCE W/
ASTM D1557

WITH APPLICABLE PUBLIC
DONE IN ACCORDANCE
RIGHT-OF-WAY TO BE

SEE PLAN VIEWS

TYPICAL UNDERGROUND

COMPACTED

4''
MIN.

STANDARDS.

4'' 4''PIPE

O.D. MINMIN
PIPE
BEDDING

18'' MIN.

NOTE:
ALL TRENCHING IN 

PIPE ZONE

PIPE
O.D.

1'-0''
MIN.

CRUSHED

WALKWAYS, FOOTINGS AND

LANDSCAPE AREA
FINISH GRADE AT

AT AREAS 5'-0'' BEYOND ALL PAVEMENT, 

RIGHT-OF-WAYS

1'' = 1'-0''

SEE PLAN VIEWS

ACCORDANCE 

ROCK
BACKFILL

PROVIDE TRACER WIRE
AND WARNING TAPE
FOR ALL UTILITIES

UTILITY CONDUIT

AND BASE 

SAWCUT 8'' MIN FROM TRENCH

8''

N.T.S.

EXTERIOR WALL
SEE ARCH

1'-6''
(MIN)

5' MIN (USE ABS OR C.I. PIPE

DOWNSPOUT, SEE ARCH PLANS 
FOR EXACT LOCATIONS (TYP)

THREADED PLUG.
3'' C.I. WALL CO AND 

FINISH GRADE

W/ DBL. STAINLESS

NEOPRENE
GASKET COUPLER

STL STRAPS (TYP)

4'' DIA
EIGHTH BEND
(TYP)

UTILITY PLAN
PIPE, SEE SITE
ONSITE ST. D.

4'' C.I. FITTING WITH (6" C.I. AT 6" R.D. LATERAL)

STRAP TO WALL AND

BELOW GRADE)

CONTRACTOR TO PROVIDE AND INSTALL
HDPE ADAPTOR BETWEEN DOWN SPOUT

PAINT PER ARCH.

AND C.I. PIPE, PAINT PER ARCH.

COUPLER W/ DBL.

NEOPRENE
GASKET

STAINLESS STL
STRAPS (TYP)

SECTION

N.T.S.

GRATE FRAME
GRATE FRAME

10 GAUGE STEEL WATERSEAL TRAP W/ CO

4'' DIA. NO-HUB CONNECTOR

FULL CIRCLE NEOPRENE
GASKET W/ (4) STAINLESS
STEEL STRAPS (TYP)

4'' RISER PIPE

45° WYE (TYP)

ST. D. PIPE
SEE
PLAN

I.E. AT A.D. TO BE 1.9'
(MIN) BELOW RIM (TYP)

1'
-3

"

1'-3"

1'

2'2'
-1

1 2"

3"

4"
1'

-2
"4"

NOTE:
1. CONT. WELDED STEEL CONSTRUCTION.

2. 10 GAUGE STEEL MINIMUM THICKNESS.

3. COAT INSIDE AND OUT WITH 2 COATS OF
ASPHALTIC PAINT.

4. PROVIDE WITH 14 1/2'' x 14 1/2'' STEEL GRATE OF
3/16''x 1 1/4'' WITH TYP. BAR SPACING @ 1 1/4'' O.C.

5. PROVIDE MANUF CLEANOUT OPTIONS.

1/2'' = 1'-0''

FLOW

SEE
FOR
C.O. ASSEMBLY

13
C3.0

PROVIDE SUBMITTAL.
INSTALL VALVE ASSEMBLY
PER MANUFACTURER'S
WRITTEN RECOMMENDATIONS.

PROVIDE 6'' THK X 20'' ROUND
CONC PAD AT LAWN AND
PLANTER AREAS, TROWEL
SMOOTH AND EDGE.

PROVIDE "RECTORSEAL"
CLEAN CHECK BACKWATER
VALVE AND RISER ASSEMBLY.
SEE PLAN FOR PIPE SIZE
COORDINATE RISER SIZE W/
MANUFACTURER.

PROVIDE RECTORSEAL CLEAN
CHECK BASE ADAPTOR. SEE
PLAN FOR PIPE SIZE

DRAIN PIPE, SEE PLAN.

4" MIN. CRUSHED
BASE ROCK (TYP).

6'' DIA (MIN) RISER PIPE

SLOPE, SEE PLAN VIEW

FOR PIPE SIZES
OF C.O. WYE SEE PLAN VIEW
REDUCER FITTING UPSTREAM

(AT C.O.'s W/O INVERTS, RUN PIPE AT
SEE PLAN FOR C.O. INVERT ELEVATION

DRAIN LINE, SEE PLAN, W/ 45° WYE

FRAME AND COVER
CAST IRON CLEAN-OUT

N.T.S.

24'' x 24'' x 6'' CONC. PAD BELOW WYE

CAST CONC. BLOCK AT
PLASTIC  PIPE

STRAIGHT GRADE BETWEEN GIVEN INVERTS)

F.P., SEE PLAN

FITTING FOR CO. RISER

(USE 4" DIA AT 4" PIPE)
2'-0'' x 2'-0'' x 6'' CONC.
PAD BELOW AT  PAVED
AREAS

END OF LINE WATER
TIGHT, THREADED PLUG
WITH FEMALE THREADED
ADAPTOR.

1'' = 1'-0''

1/8 BEND

FINISH GRADE

ELEVATION (AT C.O.'s W/O INVERTS,
SEE PLAN FOR C.O. INVERT

PROVIDE STRAIGHT GRADE
BETWEEN GIVEN INVERTS)

FOR PIPE SIZES (TYP.)
OF C.O. WYE SEE PLAN VIEW
REDUCER FITTING UPSTREAM

6'' THK X 1.5' x 1.5' SQUARE
CENTERED AROUND C.O. CONC
PAD AT LAWN, LANDSCAPE &
WALK AREAS. 1/2" TROWEL
SMOOTH AND EDGE.

6'' DIA (MIN) RISER LINE.
PROVIDE LENGTH TO SUIT
USE 4" DIA AT 4" PIPES.

END OF PIPE WATER TIGHT
THREADED PLUG WITH

THREADED ADAPTOR

BRASS CLEANOUT AND ACCESS
COVER, TOP OF FRAME AND
COVER TO BE FLUSH WITH
PAVEMENT (TYP)

1'' = 1'-0''

8"

16"
MIN.

CONT. 4" DIA. PVC PERF PIPE W/
FILTER FABRIC SOCK. INSTALL
AT 0.5% SLOPE UP FROM
BOTTOM OF FTG. ELEV. AT
CONNECTION TO BACKWATER
VALVE, SEE PLAN VIEW FOR
BACKWATER VALVE LOCATION.

FINISH GRADE

PROVIDE CONT. FILTER FABRIC WRAP
AROUND CLEAN DRAIN ROCK BACKFILL AT
PERIMETER OF BUILDING FOUNDATION. LAP
FILTER FABRIC 12" OVER TOP OF DRAIN ROCK.

EXTERIOR WALL SEE ARCH

SOLID WALL FNDN DRAIN PIPE AT
1.0% SLOPE TO BACKWATER
VALVE ASSEMBLY.

1'
-0

''
M

IN
.

3'
-0

''
M

IN
6'

'
1'

-6
''

AT PLUG
3'-0'' MIN.

M
IN

10
''

N.T.S.

6'' 24'' 6''

3/16
TYP

1 1/2''

3'
'

1'
-1

''
3'

'

1 1/2''11''

2'' CLR
TYP

TYP
2'' CLR

16
C3.0

COMPACTED SUB-GRADE
(TYP.)

COMPACTED CRUSHED ROCK
BACKFILL (TYP.)

#4 AT 6'' O.C. EA
WAY (TYP AT
SIDES AND BOT)

NOTE: SLOPE TOP OF CONC
RIM AT 3% TO INSIDE RIM
(TYP ALL AROUND)

FINISH PAVEMENT (TYP)

STL PLT 1/4'' THICK W/ (2) COATS
OF ASPHALTUM PAINT, TOUCH-UP
AFTER INSTALLATION. PROVIDE (4)
3/8'' DIA STAINLESS STL ALL-THRD
IN EPOXY ADHESIVE W/ 3'' EMBED
INTO CONC.

REMOVABLE
PLUG AT ENDS

PIPE INVERT ELEVATION AT CATCH BASIN TO BE
2.5 FT. MIN. BELOW RIM (TYP. U.O.N. ON PLAN)

SLOPE

NEW STORM DRAIN
PIPE SEE PLAN FOR
SIZE AND MATERIAL

45° WYE (TYP.)

6'' DIA. (U.O.N.) D.I.
ST.D. RISER PIPE

REDUCER FITTING (AS REQ'D)
UPSTREAM OF C.B. WYE, SEE PLAN

CAST-IN-PLACE CONC C.B. W/
STL FRAME AND GRATE, SEE

FULL CIRCLE NEOPRENE GASKET
W/ (4) STAINLESS STEEL STRAPS
(TYPICAL)

CAST IRON BEND

PROVIDE OUTLET HOLE 1 1/2''
CLR ALL AROUND D.I. PIPE

RUBBER RING GASKET IN
NON-SHRINK GROUT PACK

4'' DIA THREADED BRASS CLEANOUT PLUG

3/4'' DIA WEEP HOLE CENTERED EA. SIDE

REF: AWPA STD DETAIL #305B

3/16
TYP.

APWA TYPE 3 CATCH BASIN GRATE

BA
R

S
O

U
TS

ID
E

TYPE 3 FRAME - STEEL

27
 1

/2
"

1 1/8'' 1 3/16''

27 1/2"
24 1/4"

27 7/8"

27
 7

/8
"

1"

5 
1/

4"

BA
R

S
IN

SI
D

E
5 

1/
2"

12

GRATE TO PROVIDE H20 LOADING
NOTE:

IN
SI

D
E 

D
IM

INSIDE DIM

CORNER
TYP EA

1 1/2''1/4'' x 1 1/4'' x 12'' IN
MIDDLE OF 2 SIDES

L 2'' x 2'' x 5/16''

1'' = 1'-0''

GEOTEXTILE FABRIC
BELOW ALL PAVEMENT
AREAS TYPICAL

3'' A.C. PAVEMENT (ONE LIFT)
COMPACTED TO 92% PER
ASTM D2041 EACH LIFT.

2'' LEVELING COURSE OF 3/4''-0''
AGGREGATE COMPACTED TO 95%
MODIFIED PROCTOR ASTM D1557
(AASHTO T-180)

8'' MIN THK AT DRY WEATHER
(1'-3'' MIN THK AT WET WEATHER
CONSTRUCTION)

AGGREGATE BASE COURSE OF
1 1/2''-0'' COMPACTED TO 95%
MODIFIED PROCTOR ASTM
D1557 (AASHTO T-180)

COMPACT UPPER 8'' OF NATIVE
SOIL W/O OVERWORKING TO
90% STANDARD PROCTOR PER
ASTM D698 (AASHTO T-99)
UNDER ALL PAVEMENT AREAS

1'' = 1'-0''

GEOTEXTILE FABRIC
BELOW ALL PAVEMENT
AREAS TYPICAL

4'' A.C. PAVEMENT (TWO LIFTS)
COMPACTED TO 92% PER
ASTM D2041 EACH LIFT IN CAR
PARKING AREA. 6" THICK (3)
LIFTS EACH IN STORAGE YARD,
PUBLIC ROW, AND APRONS

2'' LEVELING COURSE OF 3/4''-0''
AGGREGATE COMPACTED TO 95%
MODIFIED PROCTOR ASTM D1557
(AASHTO T-180)

10'' MIN THK AT DRY WEATHER
(1'-3'' MIN THK AT WET WEATHER
CONSTRUCTION)

AGGREGATE BASE COURSE OF
1 1/2''-0'' COMPACTED TO 95%
MODIFIED PROCTOR ASTM
D1557 (AASHTO T-180)

COMPACT UPPER 8'' OF NATIVE
SOIL W/O OVERWORKING TO
90% STANDARD PROCTOR PER
ASTM D698 (AASHTO T-99)
UNDER ALL PAVEMENT AREAS

N.T.S.

8''

6''

TYPICAL
TALL CURB

6" 4" (MIN)

6" 4"

PROVIDE 1/2" DEEP W/ 1/2" TOOLED
RADIUS SCORE AT LOCATIONS
SHOWN PER ARCH.

4" (MIN) COMPACTED
SUB-BASE

6" (MIN) COMPACTED
SUB-GRADE OR FILL

16
"

TYPICAL CONCRETE SIDEWALK.
PROVIDE 1/2" SEALED EXPANSION
JOINT ALONG BLDG. AND
TRANSVERSE AT 30' O.C.

6", TYP U.O.N.
ON GRADING PLAN

8''

1/2'' TOOLED
RADIUS

6''

1'
-4

"
(M

IN
)

1:8 BATTER

FINISH GRADE
TO BE 3" MIN
BELOW T.C.

COMPACT UPPER 8'' OF
NATIVE  SOILS W/O
OVERWORKING TO 90%
PER ASTM D698 UNDER
ALL PAVEMENT AREAS

N.T.S.

FINISH PAVEMENT
SEE GRADING PLAN

6'', TYP U.O.N.
ON GRADING PLAN

1'' = 1'-0''

2'-0"
TYP

TYPICAL PAVEMENT
SEE PAVEMENT SECTION DETAILS

5'-0" LONG PRECAST
CONC TIRE STOP W/
(2) #4 x 1'-6" REBAR
ANCHORS, CENTER IN
PARKING SPACE WIDTH
(SEE PLAN)

1/2"
TOOLED
RADIUS

A.C. PAVEMENT.
SEE PLAN.

6"

8"

16
"

1:8 BATTER

3'' 3'' BASE
CRUSHED ROCK
COMPACTED

1'' = 1'-0''

GEOTEXTILE FABRIC
BELOW ALL PAVEMENT
AREAS TYPICAL

8'' MIN AT DRY WEATHER
(1'-6'' MIN AT WET WEATHER
CONSTRUCTION)

2''

2'' CLR

6''

3/4"x 1 3/4" KEY W/ BEVELED TOP AND
BOT. BEVEL NOT TO EXCEED 1 IN 12.
PROVIDE JOINT AT 15 FT. MAX  O.C.

COMPACT UPPER 10'' OF NATIVE SOILS
W/O OVERWORKING TO 90% PER ASTM
D698 UNDER ALL PAVEMENT AREAS

3 1/2'' MIN. THK.
A.C. PAVEMENT
IN TWO LIFTS

PROVIDE ASPHALTIC
TACK COAT AT ALL EDGES
OF A.C. PAVEMENT

6'' THK. MIN. CONC. PAVEMENT W/
#4 AT 18'' O.C. EA. WAY 2'' CLR.  AT
TOP OF SLAB.  STOP ALL BARS AT
KEY JOINTS

1/8'' RADIUS AT
SLAB EDGES
(TYP.)

NTS

ELEVATION VIEW

12" WIDE CURB CUT,
SEE PLAN VIEW FOR
LAYOUT AND ELEVATION

FINISH
PAVEMENT

TOP OF NEW CURB
SET INSIDE

FACE OF WALL
1" BELOW FP
ELEV SHOWN
ON GRADING

PLAN

PLAN VIEW

R=6"

6"

4'-4"

1'1'

6"

12"

RIP RAP
PAD

1"

6"

18"

6" THK OF 3"-6" RIP RAP
PAD, EXTEND TO
BOTTOM OF FACILITY

N.T.S.

NOTES:

DITCH INLET CONSTRUCTION IN ACCORDANCE WITH ASTM C-478

8" OF 3/4" COMPACTED BASE MATERIAL

PRECAST

PLAN

B B

3/16"

2'-3''

2'
-7

 1
/4

"

2'
-8

"

2 1/2''

3"

SECTION A-A

2'-4 3/4"
2'-3 3/8"

2'
-8

 1
/2

''

3/4"

3/16"

PLAN

A A

1 1/2'' 1 1/2''

SECTION B-B

NOTE:
FRAME AND GRATE TO BE FLAT BAR STEEL OR APPROVED EQUAL.

6" 2'-0"

18"
MAX.

6"

24
"

SU
M

P
VA

R
IE

S

DITCH
BOTTOM

MIN 10°
MAX 30°

21"
MAX.

3.
5'

M
AX

IM
U

M
24

"
SU

M
P

2'-3 3/8" 6"6"

B

B

A A

DITCH

PLAN

SECTION A-A SECTION B-B

1/4''

3'' C TO C

TYP

TYP

TYP

2 1/2" x 1/2" SQ
EDGE FLAT BAR

1/2" X 3" BOLTS
2 EACH END

2 1/2" x 3/8" SQ
EDGE FLAT BAR2 1/2"x 1/4" SQ. EDGE FLAT BAR

TYP. GRATE BAR (17 EA.)

MINIMUM WALL THICKNESS TO
BE 5" REINFORCEMENT TO BE
REBAR MEETING ASTM A615
GRADE 60 OR WELDED WIRE
MEETING ASTM A497

3" x 2 1/2" x 1/4"
ANGLE

CONCRETE CURB WALL 
C3.0 NTS
25

6"

D=H
1.5' (MAX)

1.5' (MAX)

1/2" TOOLED RADIUS

COMPACT UPPER 8'' OF
NATIVE  SOILS W/O
OVERWORKING TO 90%
PER ASTM D698 UNDER
ALL PAVEMENT AREAS

(1) #5 @
16" O.C.

(3) #4 (MIN) CONT EQ
SPACED OR 16" O.C.
PROVIDE 24" LAB AT
CORNERS AND SPLICES1:8 BATTER

8"(MIN)
VERIFY W/

1H:8V BATTER

4" (MIN) COMPACTED
CRUSHED ROCK

H=1.5'
(MAX)

1/2" TOOLED
 RADIUS

3"

05/03/22
CONSTRUCTION

PRELIMINARY
NOT FOR
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GENERAL NOTES: 1. Contractor is to verify all plant quantities. 2. Adjust plantings in the field as necessary. 3. Project is to be irrigated by an automatic, underground system, which will provide full coverage for all plant material. System is to be design/ build by Landscape Contractor. Guarantee system for a minimum one year. Show drip systems as alternate bid only. 4. All plants are to be fully foliaged, well branched and true to form. 5. Contractor is to notify Landscape Architect or Owner's Representative of any site changes or unforeseen conditions that may be detrimental to plant health, or cause future problems to any structural elements of the project.
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OUTLINE SPECIFICATIONS PLANTING AND SEEDING: GENERAL:  All plants shall conform to all applicable standards of the latest edition of the "American Association of Nurserymen Standards", A.N.S.I. Z60.1 - 1973. Meet or   All plants shall conform to all applicable standards of the latest edition of the "American Association of Nurserymen Standards", A.N.S.I. Z60.1 - 1973. Meet or exceed the regulations and laws of Federal, State, and County regulations, regarding the inspection of plant materials, certified as free from hazardous insects, disease, and noxious weeds, and certified fit for sale in Oregon. The apparent silence of the Specifications and Plans as to any detail, or the apparent omission from them of a detailed description concerning any point, shall be regarded as meaning that only the best general practice is to prevail and that only material and workmanship of first quality are to be used.  All interpretations of these Specifications best general practice is to prevail and that only material and workmanship of first quality are to be used.  All interpretations of these Specifications  is to prevail and that only material and workmanship of first quality are to be used.  All interpretations of these Specifications only material and workmanship of first quality are to be used.  All interpretations of these Specifications .  All interpretations of these Specifications shall be made upon the basis above stated. Landscape contractor shall perform a site visit prior to bidding to view existing conditions.  PERFORMANCE QUALITY ASSURANCE: Use adequate numbers of skilled workmen who are thoroughly trained and experienced in the necessary horticultural practices and who are  Use adequate numbers of skilled workmen who are thoroughly trained and experienced in the necessary horticultural practices and who are completely familiar with the specified requirements and methods needed for the proper performance of the work of this section. NOTIFICATION:  Give Landscape Architect minimum of 2 days advance notice of times for inspections.  Inspections at growing site does not preclude Landscape Architect's Give Landscape Architect minimum of 2 days advance notice of times for inspections.  Inspections at growing site does not preclude Landscape Architect's right of rejection of deficient materials at project site.   Each plant failing to meet the above mentioned "Standards" or otherwise failing to meet the specified requirements as set forth shall be rejected and removed immediately from the premises by the Contractor and at his expense, and replaced with satisfactory plants or trees conforming to the specified requirements. SUBSTITUTIONS: Only as approved by the Landscape Architect or the Owner's Representative.  Only as approved by the Landscape Architect or the Owner's Representative.  GUARANTEE AND REPLACEMENT: All plant material shall be guaranteed from final acceptance for one full growing season or one year, whichever is longer.  During this period  All plant material shall be guaranteed from final acceptance for one full growing season or one year, whichever is longer.  During this period the Contractor shall replace any plant material that is not in good condition and producing new growth (except that material damaged by severe weather conditions, due to Owner's negligence, normally unforeseen peculiarities of the planting site, or lost due to vandalism). Guarantee to replace, at no cost to Owner, unacceptable plant materials with plants of same variety, age, size and quality as plant originally specified.   Conditions of guarantee on replacement plant shall be same as for original plant. Landscape Contractor shall keep on site for Owner's Representative's inspection, all receipts for soil amendment and topsoil deliveries. PROTECTION:  Protect existing roads, sidewalks, and curbs, landscaping, and other features remaining as final work.  Verify location of underground utilities prior to doing work.   Protect existing roads, sidewalks, and curbs, landscaping, and other features remaining as final work.  Verify location of underground utilities prior to doing work.  Repair and make good any damage to service lines, existing features, etc. caused by landscaping installation.  make good any damage to service lines, existing features, etc. caused by landscaping installation.  PLANT QUALITY ASSURANCE: Deliver direct from nursery.  Maintain and protect roots of plant material from drying or other possible injury. Store plants in shade and protect Deliver direct from nursery.  Maintain and protect roots of plant material from drying or other possible injury. Store plants in shade and protect them from weather immediately upon delivery, if not to be planted within four hours.   Nursery stock shall be healthy, well branched and rooted, formed true to variety and species, full foliaged, free of disease, injury, defects, insects, weeds, and weed roots.  Trees shall have straight trunks, symmetrical tips, and have an intact single leader.  Any trees with double leaders will be rejected upon inspection.  All Plants: True to name, with one of each bundle or lot tagged with the common and botanical name and size of the plants in accordance with standards of practice of the American Association of Nurserymen, and shall conform to the Standardized Plant Names, 1942 Edition. Standardized Plant Names, 1942 Edition. , 1942 Edition. Container grown stock: Small container-grown plants, furnished in removable containers, shall be well rooted to ensure healthy growth.  Grow container plants in containers a Grow container plants in containers a minimum of one year prior to delivery, with roots filling container but not root bound.   Bare root stock: Roots well-branched and fibrous.  Balled and burlapped (B&B): Ball one year prior to delivery, with roots filling container but not root bound.   Bare root stock: Roots well-branched and fibrous.  Balled and burlapped (B&B): Ball  prior to delivery, with roots filling container but not root bound.   Bare root stock: Roots well-branched and fibrous.  Balled and burlapped (B&B): Ball shall be of natural size to ensure healthy growth. Ball shall be firm and the burlap sound.  No loose or made ball will be acceptable. TOPSOIL AND FINAL GRADES: Landscape Contractor is to supply and place 12" of topsoil in planting beds and 6" in lawn areas. Landscape Contractor is to verify with the  Landscape Contractor is to supply and place 12" of topsoil in planting beds and 6" in lawn areas. Landscape Contractor is to verify with the Landscape Contractor is to supply and place 12" of topsoil in planting beds and 6" in lawn areas. Landscape Contractor is to verify with the  Landscape Contractor is to verify with the General Contractor if the on-site topsoil is or is not conducive to proper plant growth. The topsoil shall be a sandy loam, free of all weeds and debris inimical to lawn or plant growth. Furnish soil analysis by a qualified soil testing laboratory stating percentages of organic matter; gradation of sand, silt and clay content; cation exchange capacity; deleterious material; pH; and plant nutrient content of the topsoil.  Report suitablility of topsoil for plant growth and recommended quantities of nitrogen, phosphorus and potash nutrients and soil amendments (including compost) to be added to produce satisfactory topsoil. If stockpiled topsoil on site is not conducive to proper plant growth, the Landscape Contractor shall import the required amount.   Landscaping shall include finished grades and even distribution of topsoil to meet planting requirements.  Grades and slopes shall be as indicated. Planting bed grades shall be approximately 3" below adjacent walks, paving, finished grade lines, etc., to allow for bark application. Finish grading shall remove all depressions or low areas to provide positive drainage throughout the area. 
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PLANTING SPECIFICATIONS: HERBICIDES: Prior to soil preparation, all areas showing any undesirable weed or grass growth shall be treated with Round-up in strict accordance with the manufacturer's  Prior to soil preparation, all areas showing any undesirable weed or grass growth shall be treated with Round-up in strict accordance with the manufacturer's instructions. SOIL PREPARATION:  Work all areas by rototilling to a minimum depth of 8".  Remove all stones (over 1 " size), sticks, mortar, large clumps of vegetation, roots, debris, or   Work all areas by rototilling to a minimum depth of 8".  Remove all stones (over 1 " size), sticks, mortar, large clumps of vegetation, roots, debris, or 12" size), sticks, mortar, large clumps of vegetation, roots, debris, or extraneous matter turned up in working.  Soil shall be of a homogeneous fine texture.  Level, smooth and lightly compact area to plus or minus .10 of required grades. In groundcover areas add 2" of compost (or as approved) and till in to the top 6" of soil. PLANTING HOLE:  Lay out all plant locations and excavate all soils from planting holes to 2 1/2 times the root ball or root system width.  Loosen soil inside bottom of plant   Lay out all plant locations and excavate all soils from planting holes to 2 1/2 times the root ball or root system width.  Loosen soil inside bottom of plant hole.  Dispose of any "subsoil" or debris from excavation.  Check drainage of planting hole with water, and adjust any area showing drainage problems. SOIL MIX: Prepare soil mix in each planting hole by mixing:  Prepare soil mix in each planting hole by mixing: 2 part native topsoil (no subsoil) 1 part compost (as approved)  Thoroughly mix in planting hole and add fertilizers at the following rates: Small shrubs  -  1/8 lb./ plant Shrubs  -  1/3 to 1/2 lb./ plant  Trees  -  1/3 to 1 lb./ plant FERTILIZER:  For trees and shrubs use Commercial Fertilizer "A" Inorganic (5-4-3) with micro-nutrients and 50% slow releasing nitrogen. For initial application in fine seed   For trees and shrubs use Commercial Fertilizer "A" Inorganic (5-4-3) with micro-nutrients and 50% slow releasing nitrogen. For initial application in fine seed lawn areas use Commercial Fertilizer "B" (8-16-8) with micro-nutrients and 50% slow-releasing nitrogen.  For lawn maintenance use Commercial Fertilizer "C" (22-16-8) with micro-nutrients and 50% slow-releasing nitrogen.  DO NOT apply fertilizer to Water Quality Swale. DO NOT apply fertilizer to Water Quality Swale.  apply fertilizer to Water Quality Swale. PLANTING TREES AND SHRUBS: Plant upright and face to give best appearance or relationship to adjacent plants and structures. Place 6" minimum, lightly compacted layer of Plant upright and face to give best appearance or relationship to adjacent plants and structures. Place 6" minimum, lightly compacted layer of prepared planting soil under root system.  Loosen and remove twine binding and burlap from top 1/2 of root balls.  Cut off cleanly all broken or frayed roots, and spread roots out.  Stagger Plants in rows.  Backfill planting hole with soil mix while working each layer to eliminate voids. When approximately 2/3 full, water thoroughly, then allow water to soak away.  Place remaining backfill and dish surface around plant to hold water.  Final grade should keep root ball slightly above surrounding grade, not to exceed 1".  Water again until no more water is absorbed.  Initial watering by irrigation system is not allowed. STAKING OF TREES: Stake or guy all trees.  Stakes shall be 2" X 2" (nom.) quality tree stakes with point.  They shall be of Douglas Fir, clear and sturdy. Stake to be  Stake or guy all trees.  Stakes shall be 2" X 2" (nom.) quality tree stakes with point.  They shall be of Douglas Fir, clear and sturdy. Stake to be minimum 2/3 the height of the tree, not to exceed 8'-0".  Drive stake firmly  1'-6"  below the planting hole.  Tree ties for deciduous trees shall be "Chainlock" (or better).  For Evergreen trees use "Gro-Strait" Tree Ties (or a reinforced rubber hose and guy wires) with guy wires of a minimum 2 strand twisted 12 ga. wire.  Staking and guying shall be loose enough to allow movement of tree while holding tree upright.  Tree stakes shall be removed after one year. MULCHING OF PLANTINGS: Mulch planting areas with dark, aged, medium grind fir or hemlock bark (aged at least 6 months) to a depth of 2" in ground cover areas and 2 " Mulch planting areas with dark, aged, medium grind fir or hemlock bark (aged at least 6 months) to a depth of 2" in ground cover areas and 2 " 12" in shrub beds. Apply evenly, not higher than grade of plant as it came from the nursery, and rake to a smooth finish.  Water thoroughly, then hose down planting area with fine spray to wash leaves of plants. FINE LAWN AREAS:   In fine lawn area apply Commercial Fertilizer Mix "B" at 4.5 lbs. Per 1,000 sq.ft. and rake into soil surface.  Establish an even, fine textured seedbed    In fine lawn area apply Commercial Fertilizer Mix "B" at 4.5 lbs. Per 1,000 sq.ft. and rake into soil surface.  Establish an even, fine textured seedbed In fine lawn area apply Commercial Fertilizer Mix "B" at 4.5 lbs. Per 1,000 sq.ft. and rake into soil surface.  Establish an even, fine textured seedbed meeting grades, surfaces and texture.   Sow seed with a mechanical spreader at the uniform rates as noted below.  Rake seed lightly to provide cover. ROUGH SEED AREA:   In rough seeded area, establish an evenly graded seedbed.  Sow seed with a mechanical spreader at the uniform rates as noted below.  Rake seed    In rough seeded area, establish an evenly graded seedbed.  Sow seed with a mechanical spreader at the uniform rates as noted below.  Rake seed lightly to provide cover.  SEED:  Bluetag grass seed conforming to applicable State laws.  No noxious weed seeds.  Submit Guaranteed analysis.   Bluetag grass seed conforming to applicable State laws.  No noxious weed seeds.  Submit Guaranteed analysis. Fine Lawn Seed Mix:  To contain 50% Top Hat Perennial Ryegrass, 30% Derby Supreme Ryegrass, 20% Longfellow Chewings Fescue (Hobbs and Hopkins Pro-Time 303 Lawn Mix   To contain 50% Top Hat Perennial Ryegrass, 30% Derby Supreme Ryegrass, 20% Longfellow Chewings Fescue (Hobbs and Hopkins Pro-Time 303 Lawn Mix To contain 50% Top Hat Perennial Ryegrass, 30% Derby Supreme Ryegrass, 20% Longfellow Chewings Fescue (Hobbs and Hopkins Pro-Time 303 Lawn Mix or as approved)  Sow Seed at 5 lbs. / 1000 sq. ft. Rough Seed Mix:  To Contain: 60% Perennial Ryegrass, 15% Eureka Hard Fescue, and 20% Herbaceous Plants and Clover (Hobbs and Hopkins Pro-Time 705 PDX, or approved   To Contain: 60% Perennial Ryegrass, 15% Eureka Hard Fescue, and 20% Herbaceous Plants and Clover (Hobbs and Hopkins Pro-Time 705 PDX, or approved equal).  Sow at 2 lbs. Per 1,000 sq.ft.  MAINTENANCE OF SEEDED AREAS: Fine Lawn Areas:  The lawn areas shall be maintained by watering, mowing, reseeding, and weeding for a minimum of 60 days after seeding.  After 30 days, or after the The lawn areas shall be maintained by watering, mowing, reseeding, and weeding for a minimum of 60 days after seeding.  After 30 days, or after the second mowing, apply Commercial Fertilizer Mix "C" at 5 lbs. per 1,000 sq. ft.  Mow and keep at 1½" to 2" in  height.   Remove clippings and dispose of off site. GENERAL MAINTENANCE:  Protect and maintain work described in these specifications against all defects of materials and workmanship, through final acceptance.  Replace   Protect and maintain work described in these specifications against all defects of materials and workmanship, through final acceptance.  Replace plants not in normal healthy condition at the end of this period.  Water, weed, cultivate, mulch, reset plants to proper grade or upright position, remove dead wood and do necessary standard maintenance operations. Irrigate when necessary to avoid drying out of plant materials, and to promote healthy growth. CLEAN-UP:  At completion of each division of work all extra material, supplies, equipment, etc., shall be removed from the site.  All walks, paving, or other surfaces shall be   At completion of each division of work all extra material, supplies, equipment, etc., shall be removed from the site.  All walks, paving, or other surfaces shall be swept clean, mulch areas shall have debris removed and any soil cleared from surface.  All areas of the project shall be kept clean, orderly and complete.
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GENERAL NOTES - SITE PLAN

1. REFER TO SHEET G.01 FOR 'PROJECT NOTES' APPLICABLE TO ALL PORTIONS OF THE WORK.
2. GENERAL CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS PRIOR TO 

CONSTRUCTION, CONFLICTS ARE TO BE BROUGHT TO THE ATTENTION OF THE ARCHITECT PRIOR 
TO THE START OF CONSTRUCTION RELATED TO SUCH.

3. REFER TO CIVIL DRAWINGS FOR GRADING AND UTILITY INFORMATION.
4. CONTRACTOR SHALL VERIFY ALL LOCATIONS OF EXISTING UTILITIES, CARE SHOULD BE TAKE TO 

AVOID DAMAGE TO OR DISTURBANCE OF EXISTING UTILITIES.
5. THE CONSTRUCTION SHALL NOT RESTRICT A FIVE-FOOT CLEAR UNOBSTRUCTED ACCESS TO ANY 

WATER OR POWER DISTRIBUTION FACILITIES (POWER POLES, PULL BOXES, TRANSFORMERS, 
VAULTS, PUMPS, VALVES, METERS, APPURTENANCES, ETC.) OR THE LOCATION OF THE HOOK-UP.

6. THE CONSTRUCTION SHALL NOT BE WITHIN 10' OF ANY POWER LINES - WHETHER OR NOT THE 
POWER LINES ARE LOCATED ON THE PROPERTY.  FAILURE TO COMPLY MAY CAUSE 
CONSTRUCTION DELAYS OR ADDITIONAL EXPENSES.

7. SLOPE GRADE AND FLATWORK AWAY FROM BUILDING 1/4" PER FT.

LOT COVERAGE:
LOT AREA: 0.9 ACRE = 39,204 SF
BUILDING COVERAGE = 2,815 SF / 39,204 SF = 7.18%
LANDSCAPE COVERAGE = 14,867 SF / 39,204 SF = 38% > 5%, OKAY
IMPERVIOUS AREA = 2,815 SF + 21,522 SF = 24,337 SF = 62%

VEHICLE PARKING:
MIN PARKING = 1 SPACE PER 300 SF OFFICE AREA = 2,815 SF / 300 SF = 10 SPACES
MAX PARKING = 1.5 x MIN = 10 x 1.5 = 15 SPACES
PROPOSED PARKING = 21 SPACES BASED ON PROJECTED STAFF AND CUSTOMER DEMAND.

BICYCLE PARKING:
MIN PARKING, COMMERCIAL = 2 SPACES PER PRIMARY USE OR 1 PER 5 VEHICLE SPACES, WHICHEVER IS 
GREATER. 21 SPACES / 5 = 4 > 2 = 4 BICYCLE SPACES
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KEYNOTES

FUTURE SIGNAGE UNDER SEPARATE
PERMIT, CONTRACTOR COORD POWER &
CONTROL

1 ROAD CENTERLINE

2 PROPERTY LINE

3 LIMITS OF WORK

4 CURB AND SIDEWALK, 6"H

5 CURB, 6"H

6 CURB AND ISLAND, 6"H

7 ASPHALT PAVING

8 LANDSCAPING

9 LANDSCAPE ISLAND

10 CMU TRASH AND RECYCLING ENCLOSURE,
COVERED, CHAINLINK GATES WITH VINYL
SLATS

11 CONCRETE FILLED BOLLARD, 4"DIA,
PAINTED HAZARD YELLOW

12 CONCRETE SITE WALL, 6"W x 30"H

13 PARKING STALL, TYP

14 VAN ACCESSIBLE PARKING SPACE, AISLE,
SIGNAGE AND RAMP - SEE DETAIL

15 ACCESSIBLE SIDEWALK RAMP - SEE DETAIL

16 SANITARY SEWER EASEMENT

17 ONSITE STORM FACILITY

18 PEDESTRIAN AMENITY, CROSSWALK,
PAINTED

19 BIKE RACK, QTY PER SITE PLAN

1/16" = 1'-0"1 SITE PLAN
1/16" = 1'-0"2 SITE PLAN DIMENSIONS
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Kittelson & Associates, Inc. 

May 26, 2022    

 

Project #: 27631 

 

Mr. Dan Zinder 

City of Molalla, OR 

117 N Molalla Ave 

Molalla, OR 97038 

RE: Cascade Center - Clackamas Federal Credit Union 

Dear Dan:  

This document provides an update to the August 2019 Cascade Center Traffic Impact Analysis (TIA) to 

reflect the proposed Clackamas Federal Credit Union at 720 W Main Street (OR 211) in Molalla, Oregon. 

Figure 1 displays a map of the site vicinity, and Figure 2 displays the proposed site plan. As shown in Figure 

2, the proposed credit union will be located on Parcel D of the Cascade Center commercial development 

and will consist of a 2,815 square-foot building with two drive-through lanes. The site will be accessed via a 

driveway on OR 211 bordering the site to the east (to be shared with the parcel to the east of the credit 

union, to be developed by others), as well as an access drive bordering the site to the south, which will 

connect to the OR 211/Leroy Avenue intersection to the west of the site via the internal roadways of 

Cascade Center. The proposed credit union is projected to be completed and fully occupied by 2023. 

The following pages describe the additional trip generation and traffic analysis associated with the 

proposed credit union. As documented herein, while the OR 211/Leroy Avenue intersection is forecast to 

operate over-capacity and with long side street delays, development of the proposed credit union will not 

result in sufficient traffic volumes to warrant signalization of the intersection. Until full signalization can be 

warranted, north-south pedestrian crossings of OR 211 at the Leroy Avenue intersection are now facilitated 

by an enhanced pedestrian crossing installed on the west approach. The pedestrian crossing was 

constructed in conjunction with Cascade Center and features pedestrian-activated rectangular rapid 

flashing beacons (RRFBs).  

Based on the analysis documented herein, we recommend the following mitigation measures in 

conjunction with site development: 

◼ Given the stop-controlled northbound and southbound Leroy Avenue approaches at OR 211 are 

forecast to operate at level of service “F” prior to and after build-out of the proposed credit union, 

we recommend the applicant work with the City to determine what proportionate share contribution 

(if any) is appropriate to partially fund future signalization improvements at OR 211/Leroy Avenue, at 

a time when signalization is warranted. 

◼ All landscaping, signage, and utilities near the site access points should be placed and maintained to 

provide adequate stopping and intersection sight distance. 

  

851 SW 6th Avenue, Suite 600 

Portland, OR 97204 

P 503.228.5230   
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Existing Conditions 

The existing conditions analysis identifies the site conditions and current operational and geometric 

characteristics of the roadways within the study area. These conditions are compared with future 

conditions later in this traffic assessment. Kittelson & Associates, Inc. (Kittelson) staff visited and inventoried 

the proposed development site and surrounding study area in April 2022. At that time, Kittelson collected 

information regarding site conditions, adjacent land uses, existing traffic operations, and transportation 

facilities in the study area. Per discussions with City staff, two study intersections were identified for the 

analysis: 

1. OR 211/Leroy Avenue 

2. OR 211/Future Site Access (East of Leroy Avenue) 

Figure 3 illustrates the existing lane configurations and traffic control devices at the study intersections, as 

well as the proposed site improvements. All access to the site will be provided via OR 211 (Main Street), and 

the main site access will be provided via a shared driveway on the east side of the proposed credit union. 

Additionally, the site will be accessible via internal roadways within the Cascade Center development, 

when completed, allowing access via the south leg of the OR 211/Leroy Avenue intersection.  

TRAFFIC COUNT DATA 

Turning movement count data was collected at the OR 211/Leroy Avenue intersection on Tuesday, April 12, 

2022, which was a typical weekday when school was in session. A 13-hour count was conducted (6:00 AM 

to 7:00 PM) in order to provide additional detailed analysis of traffic signal warrants (discussed later in this 

assessment). The AM peak hour was identified as 6:40 to 7:40 AM, and the PM peak hour was identified as 

3:35 to 4:35 PM. Appendix “A” contains the raw traffic count data for the 13-hour count. 

SEASONAL ADJUSTMENT 

The Oregon Department of Transportation (ODOT) Analysis Procedures Manual (APM), Chapter 5 describes 

how to develop existing year volumes (Reference 1). Consistent with previous traffic studies prepared for 

Cascade Center, the ODOT Automated Traffic Recorder (ATR) Characteristic Table was used to identify an 

ATR with a similar volume, geometry, and seasonal trend to the development site, ATR 24-001. Table 1 

displays the percent of AADT experienced during the peak month (typically July through September) and 

the count month (April) for ATR 24-001. The years shaded in dark grey represent the highest and lowest 

values and were removed from the average percent of AADT calculation per the APM. 

Table 1. Seasonal Adjustment Calculation for ATR 24-001 

Year 2019 2018 2017 2016 2015 

Peak Month 112 107 113 109 110 

Count Month (April) 101 102 102 105 102 

 

The seasonal adjustment was then calculated as (112 + 109 + 110) ÷ (102 + 102 + 102) = 1.082 and applied 

to mainline traffic volumes along OR 211. Figure 4 provides a summary of the seasonally-adjusted turning 

movement counts at the study intersections. 
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COVID-19 ADJUSTMENT 

As of April 2022, all area schools have returned to fully in-person instruction, and stay-at-home orders 

related to the COVID-19 pandemic have been lifted. To assess whether area traffic volumes have returned 

to pre-pandemic levels, the seasonally-adjusted peak hour volumes from 2022 were compared with 

historical seasonally-adjusted peak hour volumes collected in 2018. Note the weekday afternoon peak 

hour shifted from 4:15-5:15 PM in 2018 to 3:35-4:35 PM in 2022. Table 2 compares the two sets of volumes at 

OR 211/Leroy Avenue intersection. 

Table 2. Comparison of Weekday Peak Hour Volumes, 2018 to 2022 

Peak Hour 
Total Entering Volume (Seasonally-Adjusted) 

% Change 
2018 2022 

3:35 PM to 4:35 PM 1,203 1,395 16% 

4:15 PM to 5:15 PM 1,311 1,332 2% 

 

As shown, seasonally-adjusted peak hour volumes have increased slightly since the historical counts were 

conducted in 2018. Therefore, no COVID-19 adjustment was applied. 

EXISTING TRAFFIC CONDITIONS 

All traffic operations analysis described in this assessment were performed in accordance with the 

procedures stated in the Highway Capacity Manual, 6th Edition (Reference 2). The OR 211/Leroy Avenue 

intersection is under the maintenance and jurisdiction of ODOT. The Oregon Highway Plan (Reference 3), 

Policy 1F establishes mobility targets for state highways based on volume-to-capacity ratio (v/c). Within the 

study area, OR 211 is a Regional Highway with a posted speed limit of 35 mph or less, which corresponds to 

a mobility target of 0.90. To meet ODOT standards, signalized intersections must not exceed an overall v/c 

ratio of 0.90. At unsignalized intersections, approaches on OR 211 must not exceed a v/c ratio of 0.90, and 

minor street approaches must not exceed a v/c ratio of 0.95. 

Figure 4 summarizes the operations analysis for the study intersection under the weekday AM and PM peak 

hour existing traffic conditions. As shown, the OR 211/Leroy Avenue intersection currently satisfies the ODOT 

mobility target during the weekday AM and PM peak hours despite long delays to the southbound left-turn 

during the PM peak hour. Appendix “B” includes the existing conditions traffic analysis worksheets.  

Year 2023 Background Traffic Conditions 

The year 2023 background traffic conditions analysis identifies how the study area’s transportation system 

will operate without the proposed credit union. This analysis includes traffic attributed to planned 

developments within the study area and to general growth in the region but does not include traffic from 

the proposed development.  
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BACKGROUND GROWTH RATE 

The year 2023 background traffic volumes were developed by applying a 2.5-percent annual growth rate 

to the existing (seasonally-adjusted) traffic volumes shown in Figure 41. This growth rate was identified from 

population and employment data in the Molalla TSP and is consistent with the growth rate selected for 

previous developments in Cascade Center.  

IN-PROCESS VOLUMES 

Additionally, traffic from the following approved in-process developments was added to the traffic volumes 

at the OR 211/Leroy Avenue intersection and the proposed site access on OR 211 at the request of the City 

of Molalla: 

◼ Cascade Center Commercial Development2, 

◼ Colima Apartments, 

◼ Center Market,  

◼ Cascade Center Multifamily Development, and 

◼ 1000 W Main St Apartments. 

TRAFFIC ANALYSIS 

Figure 5 displays the resulting year 2023 background traffic volumes and the corresponding traffic 

operations. As shown, the northbound two-way stop-controlled Leroy Avenue approach at OR 211 is 

projected to operate at level of service (LOS) “F” during the weekday AM and PM peak hours and exceed 

the ODOT mobility target of 0.95 (projected V/C ratio of 1.39) during the weekday PM peak hour. The 

August 2019 Cascade Center TIA discusses potential improvements at the OR 211/Leroy Avenue, including 

signalization. An updated assessment of signal warrants is discussed later in this document. Appendix “C” 

contains the year 2023 background traffic conditions worksheets. 

 

 

 

 

 

1Applied to all movements except those into/out of Cascade Center. 

2As of April 2022, Dollar General, Dollar Tree and a Grocery Outlet were fully built-out and occupied within the Cascade 

Center commercial development. These land uses were accounted for in the August 2019 Cascade Center TIA. A total 

of four inbound weekday AM peak hour trips, 51 inbound weekday PM peak hour trips, and 74 outbound weekday PM 

peak hour trips were counted at the OR 211/Leroy Avenue intersection in 2022. To reflect the land uses within the 

Cascade Center TIA, these trips were subtracted from the assumed trip generation in the Cascade Center TIA before the 

in-process trips were added to the year 2023 background traffic volumes. 
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Proposed Development Plan 

The proposed credit union will consist of up to 2,815 square feet of credit union space, with two drive-

through teller/ATM lanes. The site will be accessed via a new north-south access roadway bordering the 

site to the east and connecting to OR 211 approximately 490 feet east of Leroy Avenue. This new north-

south roadway will be a shared access with the parcel to the east, to be developed by others. Completion 

and occupancy of the credit union is projected in 2023. 

TRIP GENERATION 

The number of site-generated trips from the proposed credit union was estimated from Trip Generation, 11th 

Edition, published by the Institute of Transportation Engineers (ITE, Reference 4). Pass-by trips were also 

estimated from the Trip Generation Manual , 11th Edition. Table 3 summarizes the estimated net new and 

pass-by trips.  

Table 3. Estimated Trip Generation 

Land Use 
ITE 

Code 
Size 

Weekday 

Trips 

Weekday AM  

Peak Hour Trips 

Weekday PM  

Peak Hour Trips 

Total In Out Total In Out 

Drive-In Bank 912 2,815 ft2 282 28 16 12 59 30 29 

Less Pass-By (29% Daily, 29% AM, 35% PM) 82 8 4 4 20 10 10 

Net New Trips 200 20 12 8 39 20 19 

 

As shown, the proposed credit union is projected to generate approximately 200 weekday net new trips, 

including 20 (12 in, 8 out) in the AM peak hour and 29 (20 in, 19 out) in the PM peak hour. The credit union is 

also projected to generate approximately 82 weekday pass-by trips, including 8 (4 in, 4 out) in the 

weekday AM peak hour and 20 (10 in, 10 out) in the PM peak hour. 

The site-generated trips were distributed onto the study area roadways according to the existing traffic 

patterns, as well as general population centers within the area. The estimated site-generated trips were 

assigned to the surrounding roadway network by distributing the trips shown in Table 3 according to the trip 

distribution pattern shown in Figure 6. Figure 6 also illustrates the site-generated trips that are expected to 

use the roadway system during the weekday AM and PM peak hours. Given the heavy delays on 

northbound Leroy Avenue at OR 211 and the uncertainty of when the internal roadway network will be 

completed, all site-generated and pass-by trips were assigned to the site access on OR 211 east of Leroy 

Avenue. The following section explores this assumption further and presents a sensitivity analysis to assess 

the traffic operations and signal warrants impact of assigning more credit union trips to Leroy Avenue on.  
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Year 2023 Total Traffic Conditions 

The total traffic conditions analysis forecasts how the two study intersections will operate with the traffic 

generated by the proposed credit union. The year 2023 background traffic volumes for the weekday AM 

and PM peak hours (shown in Figure 5) were added to the site-generated trips (shown in Figure 6) to arrive 

at the year 2023 total traffic volumes shown in Figure 7. 

TRAFFIC ANALYSIS 

The year 2023 total traffic volumes shown in Figure 7 were used to conduct an operational analysis at the 

OR 211/Leroy Avenue intersection and at the new site access on OR 211 to estimate the year 2023 total 

traffic operations. As shown, the northbound two-way stop-controlled Leroy Avenue approach at OR 211 is 

projected to continue operating at level of service (LOS) “F” during the weekday AM and PM peak hours 

and exceeding the ODOT mobility target of 0.95 during the weekday PM peak hour. The northbound left 

turn demand is projected to exceed capacity even if a 60-minute analysis period (peak hour factor of 1.00) 

is assumed. The new shared bank access on OR 211 is projected to satisfy the ODOT mobility target during 

both analysis periods, though we note only bank site trips are shown at the access, as none of the adjacent 

development that may share the access is approved at the time this report was prepared. Appendix “D” 

contains the year 2023 total traffic conditions worksheets. 

95TH-PERCENTILE QUEUEING ANALYSIS 

Queuing at the OR 211/Leroy Avenue intersection and at the site access on OR 211 was analyzed in 

Synchro for the weekday AM and PM peak hours for the existing, 2023 background, and 2023 total 

conditions. Table 4 displays the estimated 95th-percentile queues for each movement. Queues are rounded 

up to the next whole vehicle length (approximately 25 feet). 

Table 4. Summary of 95th-percentile Queues 

Intersection Movement 
Storage 

(ft) 

AM Peak Hour  

95th-percentile Queue (ft) 

PM Peak Hour  

95th-percentile Queue (ft) Adequate 

Storage 

Provided? 
Existing 

2023 

Background 

2023 

Total 
Existing 

2023 

Background 

2023 

Total 

1: OR 211/ 

Leroy Ave 

EB L 100 25 25 25 25 25 25 Yes 

EB T/R >500 - - - - - - Yes 

WB L 100 <25 25 25 25 25 25 Yes 

WB T/R 500 - - - - - - Yes 

NB L 250 <25 125 125 25 175 175 Yes 

NB T/R >200 <25 25 25 25 50 50 Yes 

SB L 100 25 50 50 25 50 50 Yes 

SB T/R >500 25 50 50 25 50 50 Yes 

2: OR 211/ 

Site Access 

WB L 100  <25 <25  <25 <25 Yes 

NB L/R >200  <25 25  <25 25 Yes 

EB=eastbound, WB=westbound, NB=northbound, SB=southbound, L=left, T=through, R=right, T/R=shared through/right, L/R=shared left/right 

As shown, the 95th-percentile queue for each movement can be accommodated within the existing and 

proposed turn lane storage lengths.  





Project #: 27631 Cascade Center Credit Union 

Kittelson & Associates, Inc  Page: 14 

ON-SITE CIRCULATION/SITE ACCESS OPERATIONS 

The new driveway requires approval for a private approach as described in Oregon Administrative Rule 

(OAR) 734-051-4020. Given the highway’s classification by ODOT as a district highway, the minimum 

spacing between access points is 350 feet at the posted speed of 35 miles per hour. The site access 

spacing shown on the proposed site plan satisfies this standard, as the proposed site access on OR 211 is 

approximately 490 feet east of Leroy Avenue. 

Landscaping, signage, and utilities near the site accesses and frontage should be placed and maintained 

to allow adequate site distance per applicable City and ODOT standards. 

OR 211/LEROY AVENUE SIGNAL WARRANTS 

The Molalla Transportation System Plan (TSP) identifies an anticipated need for future signalization of the OR 

211/Leroy Avenue intersection (Reference 5). The following section provides an assessment of potential 

intersection signalization considerations associated with the proposed credit union. The Manual on Uniform 

Traffic Control Devices (MUTCD, Reference 6) identifies nine warrants for traffic signal installation. Table 5 

identifies the results of the traffic signal warrant analysis for each of the nine MUTCD signal warrants.  

 

Table 5. Signal Warrant Analysis Results – OR 211/Leroy Avenue Intersection 

Warrant 

Signal 

Warrant 

Met? Assessment 

#1 8-Hour 
Volume No 

This warrant is intended for application where a large volume of intersecting traffic is the principal 
reason to consider a traffic control signal. A review of the counted demand profile indicates there is an 
insufficient amount of intersecting traffic that exists at the intersection for the 8 highest hours of an 
average day.  

#2 4-Hour 
Volume No 

This warrant is intended to be applied where the volume of intersecting traffic is the principal reason 
to consider installing a traffic control signal. A review of the counted demand profile indicates there is 
an insufficient amount of intersecting traffic demand during the four highest hours of an average day.  

#3 Peak Hour No 

This warrant intended for use at a location where traffic conditions are such that for a minimum of 1 
hour of an average day, the minor-street traffic suffers undue delay when entering or crossing the 
major street. A review of the counted demand profile indicates there is an insufficient amount of delay 
on the minor street approaches (Leroy Avenue and the Cascade Center northbound egress) for a 
minimum of one hour of an average day. Specifically, the critical peak hour (weekday PM peak) did not 
meet the warrant.  

#4 Pedestrian 
Volume No 

This warrant is designed to be applied where pedestrians experience excessive delay trying to cross a 
street due to heavy traffic volumes. At the time the Cascade Center analysis was first conducted, full 
signalization of the OR 211/Leroy Avenue intersection was deemed unwarranted by ODOT. 
Accordingly, we prepared a memorandum to ODOT in August 2019 to document a pedestrian crossing 
analysis at the intersection and identified a red signal or beacon as the recommended interim 
pedestrian treatment for the intersection. A rectangular rapid flashing beacon (RRFB) has been 
installed and activated on the west leg of the intersection by Cascade Center in conjunction with 
development of the Center. Furthermore, the Cascade Place Apartments TIA provided a discussion of 
future demand at the crosswalk and projected an increase in demand of 10 pedestrians/hour during 
the AM peak hour and 6 pedestrians/hour during the PM peak hour. The newly-conducted counts in 
April 2022 identified a total of 30 pedestrian crossings of OR 211 over the course of the 13-hour 
weekday count period, which, when combined with the projected demand from Cascade Place, will 
remain well below the warrant threshold for full signalization but is appropriate with the RRFB. 
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Warrant 

Signal 

Warrant 

Met? Assessment 

#5 School 
Crossing No 

This warrant is designed to be applied at locations where school children are trying to cross a major 
street and there are not adequate gaps in the major street traffic stream. The intersection’s proximity 
to Molalla River Middle School to the north and the presence of the Stoneplace Apartments and other 
future residential developments to the south of OR 211 could create additional demand for school 
crossings across the intersection. As documented in the August 2019 memorandum noted in the 
Warrant #4 discussion above, we counted a total of seven pedestrian crossings at the existing 
crosswalk at OR 211/Hezzie Lane near the Stoneplace Apartments during the weekday morning school 
peak hour. Completion of the proposed credit union is not projected to impact the number of school 
crossings of OR 211 in the area. The recently installed pedestrian-activated RRFB on the west approach 
of the intersection will facilitate people crossing OR 211 at Leroy Avenue until a full traffic signal can be 
installed with ODOT’s approval. 

#6 
Coordinated 
Signal 
System 

N/A 

This warrant is intended to facilitate progressed traffic flow within a coordinated traffic signal system 
and allows for installation of traffic control signals at intersections where they would otherwise not be 
needed in order to maintain proper platooning of vehicles. Warrant 6 does not appear applicable at 
this time due to the lack of signals along the OR 211 corridor in the vicinity of Cascade Center. The 
nearest signal is the OR 211/OR 213 intersection, located over 0.8 mile to the west. Signalization of the 
OR 211/Molalla Avenue intersection, located approximately 0.6 mile to the east, is underway in 
conjunction with Cascade Center development. Neither of these intersections is sufficiently close to 
the OR 211/Leroy Ave intersection for this warrant to apply. 

#7 Crash 
Experience No 

This warrant is intended for application where the severity and frequency of crashes are the principal 
reasons to consider traffic signal installation. The OR 211/Leroy Avenue intersection has been 
completely reconstructed in conjunction with Cascade Center development including provision of the 
new south approach, turn lanes on all approaches, new street lighting and an enhanced pedestrian 
treatment (RRFB) on the west leg of the intersection. The intersection crash experience will need to be 
monitored post-implementation of the intersection reconstruction to assess whether a pattern of five 
or more crashes within a 12-month period occurs that would warrant signalization. 

#8 Roadway 
Network No 

This warrant involves installing a traffic signal at an intersection to encourage concentration and 
organization of traffic flow on a roadway network. The warrant requires the intersection of two or 
more major routes that serve as the principal roadway network for through traffic flow. While OR 211 
meets the criteria for a major route, Leroy Avenue does not so the warrant does not apply.  

#9 

Intersection 
Near a 
Grade 
Crossing 

No 

This warrant is intended for use at a location where the proximity to the intersection of a railroad 
grade crossing on an intersection approach controlled by a STOP or YIELD sign in the principal reason 
to consider installing a traffic signal. The warrant requires, among other criteria, an at-grade crossing 
that is located within 140 feet of the intersection stop line. As no at-grade crossing is present near the 
OR 211/Leroy Avenue intersection, this warrant is not appliable. 

 

We note that the traffic volumes along OR 211 are high enough to support signalization; however the north-

south volumes on Leroy Avenue are not projected to be consistently high enough to satisfy the warrant 

thresholds. Note that we evaluated Signal Warrants #1 and #2 assuming the north-south movements as the 

minor street, as well as an alternative option (as allowed by the MUTCD) where the westbound left turns are 

treated as the “minor street” and the eastbound opposing traffic is treated as the “major street.” 

DRIVEWAY TRIP ASSIGNMENT SENSITIVITY ANALYSIS 

As shown in Figure 7, the northbound stop-controlled movement at Leroy Avenue is projected to operate 

at LOS “F” during the PM peak hour, while the northbound movement from the site access on OR 211 is 

projected to operate at LOS “D”. This supports the assumption that most bank-related vehicles will exit the 

site via the site access on OR 211, rather than utilizing the internal roadway network to be constructed by 

Cascade Center to access OR 211 via Leroy Avenue. Given the eventual need for signalization of the OR 

211/Leroy Avenue intersection, we have provided a sensitivity analysis to test whether the volume-based 

signal warrants (#1, #2, and #3) would be met if 50 percent of the outbound left turns from the proposed 

credit union utilized Leroy Avenue to access OR 211 instead of the site access. As shown in Table 6 below, 

none of the volume-based signal warrants are expected to be met under this scenario. 
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Table 6. Signal Warrant Assessment with Trip Assignment Sensitivity Analysis 

Scenario 

Signal Warrant Met? 

#1 #2 #3 

Base Trip Assignment  

(Shown in Figure 6, all trips use site access on OR 211) 
No No No 

Sensitivity Analysis  

(50% of outbound left turns use Leroy Ave./OR 211) 
No No No 

 

Despite traffic signal warrants not yet being satisfied, the eventual need for signalization remains apparent. 

We continue to recommend that applicants whose land use proposals impact the intersection work with 

the City to determine what proportionate share contribution (if any) is appropriate to partially fund future 

signalization improvements at OR 211/Leroy Avenue. Appendix “E” contains the traffic analysis worksheets 

for the volume-related traffic signal warrants.  

Summary 

As documented herein, the proposed credit union will not result in sufficient traffic volumes to warrant 

signalization of the OR 211/Leroy Avenue intersection. Based on the analysis documented herein, we 

recommend the following mitigation measures in conjunction with site development: 

 Given the stop-controlled northbound and southbound Leroy Avenue approaches at OR 211 are 

forecast to operate at level of service “F” prior to and after build-out of the proposed credit union, 

we recommend the applicant work with the City to determine what proportionate share contribution 

(if any) is appropriate to partially fund future signalization improvements at OR 211/Leroy Avenue at a 

time when signalization is warranted. 

 All landscaping, signage, and utilities near the site access points should be placed and maintained to 

provide adequate stopping and intersection sight distance. 

  

We trust this document adequately addresses the transportation-related incompleteness comments 

received from the City of Molalla. If you have any questions, please call us at 910.399.5699.  

Sincerely,  

KITTELSON & ASSOCIATES, INC. 

 

 

 

 

 

 

 

 

 

Zachary Bugg, PhD                                                  Chris Brehmer, PE 

910.399.5699                                                             503.535.7433 

zbugg@kittelson.com                                              cbrehmer@kittelson.com  
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Appendix A. Turning Movement Counts 



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume
LOCATION: LOCATION: Leroy Ave -- OR 211 QC JOB #: QC JOB #: 15775501
CITY/STATE: CITY/STATE: Molalla, OR DATE: DATE: Tue, Apr 12 2022

92 98

69 5 18

549 51 40 548

515 0.960.96 471

575 9 37 591

9 7 58

51 74

Peak-Hour: 3:35 PM -- 4:35 PMPeak-Hour: 3:35 PM -- 4:35 PM
Peak 15-Min: 3:55 PM -- 4:10 PMPeak 15-Min: 3:55 PM -- 4:10 PM

2.2 12.2

1.4 0 5.6

7.8 15.7 10 8.4

8.5 8.9

9 0 0 7.8

0 0 1.7

0 1.4

0

10 0

3

0 0 0

0 0

0 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count5-Min Count
Period Period 

Beginning AtBeginning At

Leroy AveLeroy Ave
(Northbound)(Northbound)

Leroy AveLeroy Ave
(Southbound)(Southbound)

OR 211OR 211
(Eastbound)(Eastbound)

OR 211OR 211
(Westbound)(Westbound) TotalTotal HourlyHourly

TotalsTotals
LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU

6:00 AM 0 0 0 0 0 0 3 0 0 9 0 0 0 21 0 0 33
6:05 AM 0 0 0 0 0 0 2 0 1 10 0 0 0 22 1 0 36
6:10 AM 0 0 0 0 0 0 3 0 2 9 0 0 0 32 1 0 47
6:15 AM 0 0 0 0 0 0 2 0 0 7 0 0 0 31 2 0 42
6:20 AM 0 0 0 0 0 0 4 0 1 15 0 0 0 26 1 0 47
6:25 AM 0 0 0 0 1 0 0 0 0 13 0 0 0 23 0 0 37
6:30 AM 0 0 0 0 1 0 1 0 0 7 0 0 0 33 1 0 43
6:35 AM 0 0 0 0 2 0 1 0 1 23 1 0 0 32 1 0 61
6:40 AM 0 0 0 0 1 0 3 0 2 16 0 0 0 32 4 0 58
6:45 AM 0 0 0 0 1 0 1 0 1 27 0 0 0 29 2 0 61
6:50 AM 0 0 0 0 1 0 2 0 3 23 0 0 1 25 3 0 58
6:55 AM 0 0 0 0 0 0 5 0 3 16 0 0 1 31 3 0 59 582
7:00 AM 0 0 0 0 0 0 3 0 3 22 1 0 0 20 5 0 54 603
7:05 AM 0 0 0 0 5 0 7 0 3 9 0 0 0 29 5 0 58 625
7:10 AM 0 0 0 0 1 1 6 0 1 20 0 0 0 31 3 0 63 641
7:15 AM 0 0 0 0 4 0 14 0 5 21 0 0 0 32 5 0 81 680
7:20 AM 0 0 0 0 8 0 10 0 2 17 0 0 0 31 11 0 79 712
7:25 AM 0 0 0 0 7 0 18 0 6 31 0 0 0 37 4 0 103 778
7:30 AM 0 0 0 0 1 0 5 0 1 24 0 0 0 28 6 0 65 800
7:35 AM 0 0 0 0 1 0 4 0 0 31 0 0 0 29 2 0 67 806
7:40 AM 0 0 0 0 2 0 6 0 0 19 1 0 0 46 0 0 74 822
7:45 AM 0 0 0 0 1 0 3 0 0 25 0 0 3 25 0 0 57 818
7:50 AM 0 0 0 0 0 1 0 0 1 25 0 0 1 31 0 0 59 819
7:55 AM 0 0 1 0 0 0 2 0 2 17 1 0 0 33 2 0 58 818
8:00 AM 0 0 0 0 0 1 2 0 2 19 0 0 0 34 3 0 61 825
8:05 AM 0 0 0 0 0 1 3 0 0 19 0 0 1 35 1 0 60 827
8:10 AM 0 0 2 0 1 0 1 0 0 12 0 0 1 30 0 0 47 811
8:15 AM 1 0 2 0 1 0 1 0 0 12 0 0 0 32 2 0 51 781
8:20 AM 1 0 1 0 1 0 4 0 2 21 0 0 2 23 0 0 55 757
8:25 AM 1 0 1 0 1 0 0 0 3 16 0 0 2 21 4 0 49 703
8:30 AM 1 0 1 0 1 1 4 0 2 17 1 0 0 33 4 0 65 703
8:35 AM 0 0 0 0 1 0 5 0 2 19 0 0 2 24 2 0 55 691
8:40 AM 0 1 1 0 1 0 1 0 1 19 0 0 0 36 3 0 63 680
8:45 AM 0 0 1 0 1 0 4 0 2 20 1 0 0 32 1 0 62 685
8:50 AM 0 0 0 0 1 0 6 0 1 23 0 0 2 27 2 0 62 688
8:55 AM 0 0 0 0 2 0 5 0 3 36 0 0 0 25 0 0 71 701
9:00 AM 0 0 0 0 4 0 2 0 1 29 1 0 1 14 1 0 53 693
9:05 AM 0 0 1 0 0 0 0 0 0 25 2 0 3 31 3 0 65 698
9:10 AM 1 0 0 0 0 0 2 0 0 33 0 0 1 26 3 0 66 717
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9:15 AM 0 0 1 0 2 1 6 0 1 22 1 0 2 26 0 1 63 729
9:20 AM 1 0 5 0 0 0 4 0 3 16 2 0 5 20 2 0 58 732
9:25 AM 1 1 1 0 0 0 2 0 2 16 0 0 0 16 1 0 40 723
9:30 AM 0 0 6 0 0 0 4 0 0 21 1 0 1 37 3 0 73 731
9:35 AM 0 0 3 0 1 1 2 0 2 33 1 0 1 38 0 0 82 758
9:40 AM 0 0 1 0 0 0 3 0 1 27 0 0 1 26 1 0 60 755
9:45 AM 0 0 1 0 0 1 0 0 0 33 2 0 6 23 1 0 67 760
9:50 AM 1 0 3 0 0 0 3 0 0 26 1 0 5 31 0 0 70 768
9:55 AM 1 0 2 0 2 0 1 0 2 17 0 0 2 31 2 0 60 757

10:00 AM 1 0 7 0 0 0 1 1 2 24 0 0 4 20 0 0 60 764
10:05 AM 1 0 2 0 2 1 3 0 3 23 1 0 3 36 2 0 77 776
10:10 AM 1 0 3 0 1 1 1 0 3 23 1 0 1 29 0 0 64 774
10:15 AM 0 0 2 0 2 1 2 0 2 30 0 0 5 34 1 0 79 790
10:20 AM 0 1 4 0 0 0 0 0 1 18 0 0 2 33 0 0 59 791
10:25 AM 1 0 1 0 1 0 3 0 1 20 3 0 3 39 1 0 73 824
10:30 AM 1 0 2 0 0 0 1 0 1 19 1 0 3 28 0 0 56 807
10:35 AM 2 0 2 0 0 0 4 0 3 17 1 0 3 28 1 0 61 786
10:40 AM 2 0 1 0 0 0 1 0 3 26 0 0 2 43 0 0 78 804
10:45 AM 2 0 5 0 2 0 1 0 0 28 0 0 2 27 1 0 68 805
10:50 AM 2 0 1 0 0 0 0 0 2 40 0 0 5 33 0 0 83 818
10:55 AM 0 1 4 0 0 0 1 0 1 34 0 0 5 35 0 0 81 839
11:00 AM 3 0 3 0 0 0 1 0 1 27 1 0 0 41 2 0 79 858
11:05 AM 0 0 4 0 2 0 0 0 1 17 0 0 4 39 2 0 69 850
11:10 AM 2 0 3 0 1 0 3 0 1 22 1 0 1 27 0 0 61 847
11:15 AM 2 0 2 0 0 1 0 0 0 36 0 0 2 34 2 0 79 847
11:20 AM 2 2 4 0 1 1 0 0 0 27 0 0 5 24 1 0 67 855
11:25 AM 0 0 2 0 0 1 3 0 2 22 1 0 3 46 3 0 83 865
11:30 AM 2 1 3 0 2 0 1 0 0 32 0 0 4 34 1 0 80 889
11:35 AM 0 1 2 0 1 0 5 0 2 25 0 0 4 32 2 0 74 902
11:40 AM 0 1 2 0 0 0 4 0 2 25 0 0 4 24 1 0 63 887
11:45 AM 2 1 6 0 1 0 1 0 2 34 2 0 4 40 2 0 95 914
11:50 AM 0 0 2 0 0 0 0 0 3 30 2 0 5 47 3 0 92 923
11:55 AM 0 2 5 0 0 0 1 0 1 30 5 0 1 34 0 0 79 921
12:00 PM 1 1 2 0 0 1 0 0 3 30 2 0 2 39 3 0 84 926
12:05 PM 1 0 4 0 0 0 1 0 2 33 1 0 5 30 3 0 80 937
12:10 PM 2 0 5 0 0 1 2 0 2 31 0 0 1 37 3 0 84 960
12:15 PM 2 2 4 0 3 0 0 0 3 31 1 0 2 25 0 0 73 954
12:20 PM 0 2 3 0 1 0 4 0 4 38 2 0 2 27 1 0 84 971
12:25 PM 1 0 3 0 2 1 2 0 0 33 1 0 3 30 1 1 78 966
12:30 PM 1 0 2 0 0 0 1 0 1 34 2 0 0 35 1 0 77 963
12:35 PM 0 0 4 0 1 0 1 0 0 32 1 0 4 34 1 0 78 967
12:40 PM 0 2 7 0 1 0 0 0 0 25 0 0 3 34 1 0 73 977
12:45 PM 0 0 4 0 2 0 0 0 1 27 1 0 5 29 2 0 71 953
12:50 PM 3 1 4 0 1 1 5 0 1 21 1 0 4 37 0 0 79 940
12:55 PM 0 0 3 0 2 0 1 0 1 45 3 0 3 30 0 0 88 949
1:00 PM 0 0 6 0 0 0 2 0 1 33 1 0 3 45 1 0 92 957
1:05 PM 1 1 2 0 0 0 5 0 1 23 0 0 2 41 0 0 76 953
1:10 PM 1 1 3 0 0 1 6 0 3 33 4 0 1 32 1 0 86 955
1:15 PM 2 1 2 0 2 1 0 0 0 26 0 0 1 37 1 0 73 955
1:20 PM 2 0 5 0 1 0 5 0 0 34 1 0 3 29 1 0 81 952
1:25 PM 1 0 3 0 0 0 2 0 3 32 0 0 7 37 3 0 88 962
1:30 PM 3 1 3 0 1 0 0 0 1 23 2 0 1 29 2 0 66 951
1:35 PM 2 0 4 0 2 1 2 0 3 27 0 0 5 33 1 0 80 953
1:40 PM 2 0 6 0 5 2 2 0 1 27 2 0 4 39 3 0 93 973
1:45 PM 2 2 1 0 0 0 0 0 2 29 2 0 5 27 1 0 71 973
1:50 PM 0 1 4 0 0 0 6 0 1 28 2 0 3 33 1 0 79 973
1:55 PM 1 1 0 0 0 1 4 0 4 26 0 0 4 28 2 0 71 956
2:00 PM 3 1 7 0 0 0 3 0 4 32 0 0 6 38 4 0 98 962
2:05 PM 3 0 5 0 1 0 3 0 2 35 1 0 1 43 2 0 96 982
2:10 PM 1 0 7 0 2 0 2 0 3 33 0 0 3 28 7 0 86 982
2:15 PM 1 1 2 0 0 1 3 0 1 28 1 0 4 38 6 0 86 995
2:20 PM 1 1 3 0 3 1 11 0 0 41 4 0 5 36 4 0 110 1024
2:25 PM 2 0 6 0 4 0 9 0 1 44 1 0 3 40 5 0 115 1051
2:30 PM 3 2 3 0 3 1 6 0 2 31 1 0 5 31 0 0 88 1073
2:35 PM 2 2 5 0 2 0 10 0 2 24 1 0 3 34 2 0 87 1080
2:40 PM 1 0 4 0 4 1 4 0 5 34 1 0 5 40 3 0 102 1089
2:45 PM 2 0 3 0 1 0 3 0 3 31 2 0 3 53 1 0 102 1120
2:50 PM 2 0 2 0 1 0 2 0 1 47 0 0 11 50 1 0 117 1158
2:55 PM 3 1 7 0 2 0 3 0 1 38 1 0 1 38 1 0 96 1183
3:00 PM 4 1 4 0 1 0 3 0 0 50 3 0 5 40 2 0 113 1198
3:05 PM 0 0 7 0 1 0 5 0 6 29 0 0 2 39 7 0 96 1198
3:10 PM 0 1 7 0 1 0 2 0 2 36 1 0 2 45 5 0 102 1214
3:15 PM 0 0 1 0 3 0 6 0 2 28 2 0 3 49 6 0 100 1228
3:20 PM 4 1 3 0 0 0 3 0 1 50 0 0 4 35 3 0 104 1222
3:25 PM 0 1 6 0 0 1 3 0 3 49 1 0 0 27 5 0 96 1203
3:30 PM 2 0 9 0 2 1 5 0 3 37 2 0 1 29 3 0 94 1209
3:35 PM 0 0 6 0 1 0 7 0 4 46 1 0 3 35 3 0 106 1228
3:40 PM 1 0 4 0 1 1 6 0 7 46 1 0 4 31 5 0 107 1233
3:45 PM 0 0 7 0 2 0 9 0 4 41 1 0 4 42 1 0 111 1242
3:50 PM 0 1 7 0 0 1 9 0 8 42 0 0 2 34 4 0 108 1233
3:55 PM 0 0 7 0 0 0 5 0 4 47 1 0 2 38 4 0 108 1245
4:00 PM 0 0 3 0 3 1 9 0 3 39 1 0 3 50 5 0 117 1249
4:05 PM 0 0 6 0 4 1 4 0 5 39 1 0 2 44 4 0 110 1263
4:10 PM 1 0 3 0 1 0 2 0 3 49 1 0 3 39 2 0 104 1265
4:15 PM 2 1 3 0 1 0 6 0 6 33 1 0 4 38 3 0 98 1263
4:20 PM 1 4 2 0 2 0 1 0 1 43 1 0 4 38 5 0 102 1261
4:25 PM 0 1 3 0 1 1 6 0 3 44 0 0 2 43 2 0 106 1271

5-Min Count5-Min Count
Period Period 

Beginning AtBeginning At

Leroy AveLeroy Ave
(Northbound)(Northbound)

Leroy AveLeroy Ave
(Southbound)(Southbound)

OR 211OR 211
(Eastbound)(Eastbound)

OR 211OR 211
(Westbound)(Westbound) TotalTotal HourlyHourly

TotalsTotals
LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU
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4:30 PM 4 0 7 0 2 0 5 0 3 46 0 0 4 39 2 0 112 1289
4:35 PM 0 0 2 0 0 0 5 0 4 43 1 0 2 33 4 0 94 1277
4:40 PM 2 0 3 0 0 0 4 0 2 44 1 0 4 30 3 0 93 1263
4:45 PM 0 0 3 0 1 0 4 0 4 50 0 0 4 38 2 0 106 1258
4:50 PM 0 1 7 0 0 0 4 0 6 48 1 0 2 37 2 0 108 1258
4:55 PM 1 1 3 0 1 0 4 0 5 45 2 0 2 45 6 0 115 1265
5:00 PM 0 0 4 0 4 0 6 0 3 39 0 0 1 37 1 0 95 1243
5:05 PM 0 0 3 0 1 1 5 0 2 41 3 0 0 42 2 0 100 1233
5:10 PM 1 0 2 0 0 2 5 0 3 48 1 0 5 33 2 0 102 1231
5:15 PM 1 0 6 0 2 0 2 0 4 44 2 0 0 48 1 0 110 1243
5:20 PM 1 1 3 0 0 1 6 0 6 36 1 0 1 47 1 0 104 1245
5:25 PM 3 0 7 0 1 0 3 0 6 40 0 0 2 37 3 0 102 1241
5:30 PM 2 0 6 0 0 0 6 0 6 43 1 0 5 34 2 0 105 1234
5:35 PM 0 0 5 0 3 1 7 0 4 41 1 0 6 32 2 0 102 1242
5:40 PM 1 2 2 0 2 0 4 0 0 33 0 0 2 36 1 0 83 1232
5:45 PM 1 0 4 0 0 0 4 0 4 47 1 0 5 17 4 0 87 1213
5:50 PM 2 0 6 0 0 1 2 0 2 32 1 0 1 32 4 0 83 1188
5:55 PM 1 2 3 0 3 1 4 0 3 41 2 0 1 35 3 0 99 1172
6:00 PM 1 1 4 0 2 1 2 0 3 38 1 0 2 36 6 0 97 1174
6:05 PM 2 0 5 0 1 2 5 0 2 36 2 0 1 30 2 0 88 1162
6:10 PM 3 1 1 0 0 0 5 0 4 41 2 0 4 27 4 0 92 1152
6:15 PM 1 3 2 0 1 2 2 0 3 32 0 0 2 18 3 1 70 1112
6:20 PM 0 0 3 0 1 0 0 0 1 42 0 0 1 22 1 0 71 1079
6:25 PM 0 0 5 0 1 0 6 0 6 27 0 0 2 23 2 0 72 1049
6:30 PM 0 2 6 0 3 0 6 0 2 28 1 0 3 30 4 0 85 1029
6:35 PM 1 0 2 0 2 0 10 0 2 28 2 0 2 21 2 0 72 999
6:40 PM 1 0 3 0 0 1 2 0 2 27 0 0 0 23 0 0 59 975
6:45 PM 1 0 2 0 1 0 4 0 1 22 1 0 3 20 2 0 57 945
6:50 PM 1 0 1 0 4 1 2 0 0 32 1 0 6 16 2 0 66 928
6:55 PM 2 0 4 0 0 2 1 0 2 29 0 0 3 17 4 0 64 893

5-Min Count5-Min Count
Period Period 

Beginning AtBeginning At

Leroy AveLeroy Ave
(Northbound)(Northbound)

Leroy AveLeroy Ave
(Southbound)(Southbound)

OR 211OR 211
(Eastbound)(Eastbound)

OR 211OR 211
(Westbound)(Westbound) TotalTotal HourlyHourly

TotalsTotals
LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU

Peak 15-MinPeak 15-Min
FlowratesFlowrates

NorthboundNorthbound SouthboundSouthbound EastboundEastbound WestboundWestbound
TotalTotalLeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU LeftLeft ThruThru RightRight UU

All Vehicles 0 0 64 0 28 8 72 0 48 500 12 0 28 528 52 0 1340
Heavy Trucks 0 0 0 0 0 0 4 40 0 0 64 8 116

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 4/18/2022 4:53 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Appendix B. Existing Conditions Traffic Analysis Worksheets 



HCM 6th TWSC

1: Leroy Ave & OR 211 05/09/2022

Cascade Center Credit Union  10/05/2018 2022 Existing AM Synchro 10 Report

ZHB Page 1

Intersection

Int Delay, s/veh 2.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 30 278 1 2 383 53 0 0 0 30 1 78

Future Vol, veh/h 30 278 1 2 383 53 0 0 0 30 1 78

Conflicting Peds, #/hr 3 0 0 0 0 3 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 100 - - 100 - - 100 - - 100 - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 86 86 86 86 86 86 86 86 86 86 86 86

Heavy Vehicles, % 3 14 100 0 9 2 0 0 0 3 0 26

Mvmt Flow 35 323 1 2 445 62 0 0 0 35 1 91

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 510 0 0 324 0 0 920 908 324 877 877 479

          Stage 1 - - - - - - 394 394 - 483 483 -

          Stage 2 - - - - - - 526 514 - 394 394 -

Critical Hdwy 4.13 - - 4.1 - - 7.1 6.5 6.2 7.13 6.5 6.46

Critical Hdwy Stg 1 - - - - - - 6.1 5.5 - 6.13 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.13 5.5 -

Follow-up Hdwy 2.227 - - 2.2 - - 3.5 4 3.3 3.527 4 3.534

Pot Cap-1 Maneuver 1050 - - 1247 - - 254 277 722 268 289 541

          Stage 1 - - - - - - 635 609 - 563 556 -

          Stage 2 - - - - - - 539 539 - 629 609 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1047 - - 1247 - - 205 266 722 260 278 539

Mov Cap-2 Maneuver - - - - - - 205 266 - 260 278 -

          Stage 1 - - - - - - 614 589 - 543 553 -

          Stage 2 - - - - - - 447 536 - 608 589 -

 

Approach EB WB NB SB

HCM Control Delay, s 0.8 0 0 15.3

HCM LOS A C

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2

Capacity (veh/h) - - 1047 - - 1247 - - 260 533

HCM Lane V/C Ratio - - 0.033 - - 0.002 - - 0.134 0.172

HCM Control Delay (s) 0 0 8.6 - - 7.9 - - 21 13.2

HCM Lane LOS A A A - - A - - C B

HCM 95th %tile Q(veh) - - 0.1 - - 0 - - 0.5 0.6



HCM 6th TWSC

1: Leroy Ave & OR 211 05/09/2022

Cascade Center Credit Union  10/05/2018 2022 Existing PM Synchro 10 Report

ZHB Page 1

Intersection

Int Delay, s/veh 3.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 51 557 9 37 510 40 9 7 58 18 5 69

Future Vol, veh/h 51 557 9 37 510 40 9 7 58 18 5 69

Conflicting Peds, #/hr 2 0 0 0 0 2 1 0 0 0 0 1

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 100 - - 100 - - 100 - - 100 - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95

Heavy Vehicles, % 16 9 0 0 9 10 0 0 2 6 0 1

Mvmt Flow 54 586 9 39 537 42 9 7 61 19 5 73

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 581 0 0 595 0 0 1375 1358 591 1371 1341 561

          Stage 1 - - - - - - 699 699 - 638 638 -

          Stage 2 - - - - - - 676 659 - 733 703 -

Critical Hdwy 4.26 - - 4.1 - - 7.1 6.5 6.22 7.16 6.5 6.21

Critical Hdwy Stg 1 - - - - - - 6.1 5.5 - 6.16 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.16 5.5 -

Follow-up Hdwy 2.344 - - 2.2 - - 3.5 4 3.318 3.554 4 3.309

Pot Cap-1 Maneuver 928 - - 991 - - 124 150 507 121 154 529

          Stage 1 - - - - - - 434 445 - 458 474 -

          Stage 2 - - - - - - 446 464 - 406 443 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 926 - - 991 - - 96 135 507 94 139 527

Mov Cap-2 Maneuver - - - - - - 96 135 - 94 139 -

          Stage 1 - - - - - - 409 419 - 431 455 -

          Stage 2 - - - - - - 365 445 - 330 417 -

 

Approach EB WB NB SB

HCM Control Delay, s 0.8 0.6 19.9 22.3

HCM LOS C C

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2

Capacity (veh/h) 96 391 926 - - 991 - - 94 443

HCM Lane V/C Ratio 0.099 0.175 0.058 - - 0.039 - - 0.202 0.176

HCM Control Delay (s) 46.6 16.2 9.1 - - 8.8 - - 52.7 14.9

HCM Lane LOS E C A - - A - - F B

HCM 95th %tile Q(veh) 0.3 0.6 0.2 - - 0.1 - - 0.7 0.6



Appendix C. Year 2023 Background Conditions Traffic Analysis 

Worksheets 



HCM 6th TWSC

1: Leroy Ave & OR 211 05/13/2022

Cascade Center Credit Union  10/05/2018 2023 Background AM Synchro 10 Report

ZHB Page 1

Intersection

Int Delay, s/veh 11.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 31 311 49 127 408 54 63 9 96 31 10 80

Future Vol, veh/h 31 311 49 127 408 54 63 9 96 31 10 80

Conflicting Peds, #/hr 3 0 0 0 0 3 10 0 0 0 0 10

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 100 - - 100 - - 100 - - 100 - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 86 86 86 86 86 86 86 86 86 86 86 86

Heavy Vehicles, % 3 14 100 0 9 2 0 0 0 3 0 26

Mvmt Flow 36 362 57 148 474 63 73 10 112 36 12 93

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 540 0 0 419 0 0 1327 1299 391 1329 1296 519

          Stage 1 - - - - - - 463 463 - 805 805 -

          Stage 2 - - - - - - 864 836 - 524 491 -

Critical Hdwy 4.13 - - 4.1 - - 7.1 6.5 6.2 7.13 6.5 6.46

Critical Hdwy Stg 1 - - - - - - 6.1 5.5 - 6.13 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.13 5.5 -

Follow-up Hdwy 2.227 - - 2.2 - - 3.5 4 3.3 3.527 4 3.534

Pot Cap-1 Maneuver 1023 - - 1151 - - 134 163 662 131 164 512

          Stage 1 - - - - - - 583 568 - 375 398 -

          Stage 2 - - - - - - 352 385 - 535 552 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1020 - - 1151 - - 89 137 662 90 137 506

Mov Cap-2 Maneuver - - - - - - 89 137 - 90 137 -

          Stage 1 - - - - - - 563 548 - 361 345 -

          Stage 2 - - - - - - 240 334 - 421 533 -

 

Approach EB WB NB SB

HCM Control Delay, s 0.7 1.9 59.5 30.9

HCM LOS F D

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2

Capacity (veh/h) 89 498 1020 - - 1151 - - 90 389

HCM Lane V/C Ratio 0.823 0.245 0.035 - - 0.128 - - 0.401 0.269

HCM Control Delay (s) 134.4 14.6 8.7 - - 8.6 - - 69.5 17.6

HCM Lane LOS F B A - - A - - F C

HCM 95th %tile Q(veh) 4.3 1 0.1 - - 0.4 - - 1.6 1.1



HCM 6th TWSC

2: E Cascade Center Access & OR 211 05/13/2022

Cascade Center Credit Union  10/05/2018 2023 Background AM Synchro 10 Report

ZHB Page 2

Intersection

Int Delay, s/veh 0

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 438 0 1 589 0 1

Future Vol, veh/h 438 0 1 589 0 1

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - 100 - 0 -

Veh in Median Storage, # 0 - - 0 1 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 86 86 86 86 86 86

Heavy Vehicles, % 14 0 0 9 0 0

Mvmt Flow 509 0 1 685 0 1

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 509 0 1196 509

          Stage 1 - - - - 509 -

          Stage 2 - - - - 687 -

Critical Hdwy - - 4.1 - 6.4 6.2

Critical Hdwy Stg 1 - - - - 5.4 -

Critical Hdwy Stg 2 - - - - 5.4 -

Follow-up Hdwy - - 2.2 - 3.5 3.3

Pot Cap-1 Maneuver - - 1066 - 208 568

          Stage 1 - - - - 608 -

          Stage 2 - - - - 503 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1066 - 208 568

Mov Cap-2 Maneuver - - - - 345 -

          Stage 1 - - - - 608 -

          Stage 2 - - - - 502 -

 

Approach EB WB NB

HCM Control Delay, s 0 0 11.4

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 568 - - 1066 -

HCM Lane V/C Ratio 0.002 - - 0.001 -

HCM Control Delay (s) 11.4 - - 8.4 -

HCM Lane LOS B - - A -

HCM 95th %tile Q(veh) 0 - - 0 -



HCM 6th TWSC

1: Leroy Ave & OR 211 05/13/2022

Cascade Center Credit Union  10/05/2018 2023 Background PM Synchro 10 Report
ZHB Page 1

Intersection

Int Delay, s/veh 20.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations
Traffic Vol, veh/h 52 578 76 135 538 41 62 8 120 18 12 71
Future Vol, veh/h 52 578 76 135 538 41 62 8 120 18 12 71
Conflicting Peds, #/hr 2 0 0 0 0 2 7 0 0 0 0 7
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 100 - - 100 - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 16 9 0 0 9 10 0 0 2 6 0 1
Mvmt Flow 55 608 80 142 566 43 65 8 126 19 13 75
 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 611 0 0 688 0 0 1681 1653 648 1699 1672 597
          Stage 1 - - - - - - 758 758 - 874 874 -
          Stage 2 - - - - - - 923 895 - 825 798 -
Critical Hdwy 4.26 - - 4.1 - - 7.1 6.5 6.22 7.16 6.5 6.21
Critical Hdwy Stg 1 - - - - - - 6.1 5.5 - 6.16 5.5 -
Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.16 5.5 -
Follow-up Hdwy 2.344 - - 2.2 - - 3.5 4 3.318 3.554 4 3.309
Pot Cap-1 Maneuver 903 - - 916 - - 76 99 470 71 97 505
          Stage 1 - - - - - - 402 418 - 339 370 -
          Stage 2 - - - - - - 326 362 - 361 401 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 901 - - 916 - - ~ 47 78 470 40 77 501
Mov Cap-2 Maneuver - - - - - - ~ 47 78 - 40 77 -
          Stage 1 - - - - - - 377 393 - 318 312 -
          Stage 2 - - - - - - 223 305 - 243 377 -
 

Approach EB WB NB SB

HCM Control Delay, s 0.7 1.8 146.2 47.8
HCM LOS F E
 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2

Capacity (veh/h) 47 358 901 - - 916 - - 40 279
HCM Lane V/C Ratio 1.389 0.376 0.061 - - 0.155 - - 0.474 0.313
HCM Control Delay (s) $ 404.6 21 9.3 - - 9.7 - - 158.8 23.7
HCM Lane LOS F C A - - A - - F C
HCM 95th %tile Q(veh) 6.2 1.7 0.2 - - 0.5 - - 1.7 1.3

Notes

~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



HCM 6th TWSC

2: E Cascade Center Access & OR 211 05/13/2022

Cascade Center Credit Union  10/05/2018 2023 Background PM Synchro 10 Report
ZHB Page 2

Intersection

Int Delay, s/veh 0

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations
Traffic Vol, veh/h 715 1 1 714 0 1
Future Vol, veh/h 715 1 1 714 0 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 100 - 0 -
Veh in Median Storage, # 0 - - 0 1 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 9 0 0 9 0 0
Mvmt Flow 753 1 1 752 0 1
 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 754 0 1508 754
          Stage 1 - - - - 754 -
          Stage 2 - - - - 754 -
Critical Hdwy - - 4.1 - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy - - 2.2 - 3.5 3.3
Pot Cap-1 Maneuver - - 865 - 134 412
          Stage 1 - - - - 468 -
          Stage 2 - - - - 468 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 865 - 134 412
Mov Cap-2 Maneuver - - - - 275 -
          Stage 1 - - - - 468 -
          Stage 2 - - - - 468 -
 

Approach EB WB NB

HCM Control Delay, s 0 0 13.8
HCM LOS B
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 412 - - 865 -
HCM Lane V/C Ratio 0.003 - - 0.001 -
HCM Control Delay (s) 13.8 - - 9.2 -
HCM Lane LOS B - - A -
HCM 95th %tile Q(veh) 0 - - 0 -



Appendix D. Year 2023 Total Conditions Traffic Analysis Worksheets 



HCM 6th TWSC

1: Leroy Ave & OR 211 05/13/2022

Cascade Center Credit Union  10/05/2018 2023 Total AM Synchro 10 Report

ZHB Page 1

Intersection

Int Delay, s/veh 12.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 31 318 49 127 414 54 63 9 96 32 10 80

Future Vol, veh/h 31 318 49 127 414 54 63 9 96 32 10 80

Conflicting Peds, #/hr 3 0 0 0 0 3 10 0 0 0 0 10

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 100 - - 100 - - 100 - - 100 - -

Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 86 86 86 86 86 86 86 86 86 86 86 86

Heavy Vehicles, % 3 14 100 0 9 2 0 0 0 3 0 26

Mvmt Flow 36 370 57 148 481 63 73 10 112 37 12 93

 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 547 0 0 427 0 0 1342 1314 399 1344 1311 526

          Stage 1 - - - - - - 471 471 - 812 812 -

          Stage 2 - - - - - - 871 843 - 532 499 -

Critical Hdwy 4.13 - - 4.1 - - 7.1 6.5 6.2 7.13 6.5 6.46

Critical Hdwy Stg 1 - - - - - - 6.1 5.5 - 6.13 5.5 -

Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.13 5.5 -

Follow-up Hdwy 2.227 - - 2.2 - - 3.5 4 3.3 3.527 4 3.534

Pot Cap-1 Maneuver 1017 - - 1143 - - 131 160 655 128 160 507

          Stage 1 - - - - - - 577 563 - 371 395 -

          Stage 2 - - - - - - 349 382 - 529 547 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1014 - - 1143 - - 87 134 655 87 134 501

Mov Cap-2 Maneuver - - - - - - 87 134 - 87 134 -

          Stage 1 - - - - - - 556 543 - 357 343 -

          Stage 2 - - - - - - 237 332 - 415 527 -

 

Approach EB WB NB SB

HCM Control Delay, s 0.7 1.8 62.1 32.7

HCM LOS F D

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2

Capacity (veh/h) 87 491 1014 - - 1143 - - 87 384

HCM Lane V/C Ratio 0.842 0.249 0.036 - - 0.129 - - 0.428 0.273

HCM Control Delay (s) 141 14.7 8.7 - - 8.6 - - 74.3 17.9

HCM Lane LOS F B A - - A - - F C

HCM 95th %tile Q(veh) 4.5 1 0.1 - - 0.4 - - 1.8 1.1



HCM 6th TWSC

2: E Cascade Center Access & OR 211 05/13/2022

Cascade Center Credit Union  10/05/2018 2023 Total AM Synchro 10 Report

ZHB Page 2

Intersection

Int Delay, s/veh 0.3

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 436 10 7 587 8 5

Future Vol, veh/h 436 10 7 587 8 5

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - 100 - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 86 86 86 86 86 86

Heavy Vehicles, % 14 0 0 9 0 0

Mvmt Flow 507 12 8 683 9 6

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 519 0 1212 513

          Stage 1 - - - - 513 -

          Stage 2 - - - - 699 -

Critical Hdwy - - 4.1 - 6.4 6.2

Critical Hdwy Stg 1 - - - - 5.4 -

Critical Hdwy Stg 2 - - - - 5.4 -

Follow-up Hdwy - - 2.2 - 3.5 3.3

Pot Cap-1 Maneuver - - 1057 - 203 565

          Stage 1 - - - - 605 -

          Stage 2 - - - - 497 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1057 - 201 565

Mov Cap-2 Maneuver - - - - 201 -

          Stage 1 - - - - 605 -

          Stage 2 - - - - 493 -

 

Approach EB WB NB

HCM Control Delay, s 0 0.1 19.3

HCM LOS C

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 267 - - 1057 -

HCM Lane V/C Ratio 0.057 - - 0.008 -

HCM Control Delay (s) 19.3 - - 8.4 -

HCM Lane LOS C - - A -

HCM 95th %tile Q(veh) 0.2 - - 0 -



HCM 6th TWSC

1: Leroy Ave & OR 211 05/13/2022

Cascade Center Credit Union  10/05/2018 2023 Total PM Synchro 10 Report
ZHB Page 1

Intersection

Int Delay, s/veh 21.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations
Traffic Vol, veh/h 52 591 76 135 550 42 62 8 120 19 12 71
Future Vol, veh/h 52 591 76 135 550 42 62 8 120 19 12 71
Conflicting Peds, #/hr 2 0 0 0 0 2 7 0 0 0 0 7
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 100 - - 100 - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 16 9 0 0 9 10 0 0 2 6 0 1
Mvmt Flow 55 622 80 142 579 44 65 8 126 20 13 75
 

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 625 0 0 702 0 0 1708 1681 662 1726 1699 610
          Stage 1 - - - - - - 772 772 - 887 887 -
          Stage 2 - - - - - - 936 909 - 839 812 -
Critical Hdwy 4.26 - - 4.1 - - 7.1 6.5 6.22 7.16 6.5 6.21
Critical Hdwy Stg 1 - - - - - - 6.1 5.5 - 6.16 5.5 -
Critical Hdwy Stg 2 - - - - - - 6.1 5.5 - 6.16 5.5 -
Follow-up Hdwy 2.344 - - 2.2 - - 3.5 4 3.318 3.554 4 3.309
Pot Cap-1 Maneuver 892 - - 905 - - 73 96 462 68 93 496
          Stage 1 - - - - - - 395 412 - 333 365 -
          Stage 2 - - - - - - 321 357 - 355 395 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 890 - - 905 - - ~ 45 76 462 38 73 492
Mov Cap-2 Maneuver - - - - - - ~ 45 76 - 38 73 -
          Stage 1 - - - - - - 371 386 - 312 307 -
          Stage 2 - - - - - - 219 300 - 237 371 -
 

Approach EB WB NB SB

HCM Control Delay, s 0.7 1.8 156.9 53.1
HCM LOS F F
 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2

Capacity (veh/h) 45 351 890 - - 905 - - 38 269
HCM Lane V/C Ratio 1.45 0.384 0.062 - - 0.157 - - 0.526 0.325
HCM Control Delay (s) $ 436.3 21.5 9.3 - - 9.7 - - 177 24.7
HCM Lane LOS F C A - - A - - F C
HCM 95th %tile Q(veh) 6.4 1.8 0.2 - - 0.6 - - 1.8 1.4

Notes

~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



HCM 6th TWSC

2: E Cascade Center Access & OR 211 05/13/2022

Cascade Center Credit Union  10/05/2018 2023 Total PM Synchro 10 Report
ZHB Page 2

Intersection

Int Delay, s/veh 0.6

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations
Traffic Vol, veh/h 709 21 11 710 17 13
Future Vol, veh/h 709 21 11 710 17 13
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 100 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 9 0 0 9 0 0
Mvmt Flow 746 22 12 747 18 14
 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 768 0 1528 757
          Stage 1 - - - - 757 -
          Stage 2 - - - - 771 -
Critical Hdwy - - 4.1 - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy - - 2.2 - 3.5 3.3
Pot Cap-1 Maneuver - - 855 - 131 411
          Stage 1 - - - - 467 -
          Stage 2 - - - - 460 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 855 - 129 411
Mov Cap-2 Maneuver - - - - 129 -
          Stage 1 - - - - 467 -
          Stage 2 - - - - 454 -
 

Approach EB WB NB

HCM Control Delay, s 0 0.1 28.6
HCM LOS D
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 184 - - 855 -
HCM Lane V/C Ratio 0.172 - - 0.014 -
HCM Control Delay (s) 28.6 - - 9.3 -
HCM Lane LOS D - - A -
HCM 95th %tile Q(veh) 0.6 - - 0 -



Appendix E. Traffic Signal Warrants Traffic Analysis Worksheets 



KITTELSON & ASSOCIATES, INC.

610 SW Alder, Suite 700
Portland, Oregon  97205 Begin End EB WB NB SB
(503) 228-5230 12:00 AM 1:00 AM 0 0 0 0

1:00 AM 0 0 0 0
2:00 AM 0 0 0 0

Project #: 3:00 AM 0 0 0 0

Project Name: 4:00 AM 0 0 0 0

Analyst: 5:00 AM 0 0 0 0

Date: 6:00 AM 223 406 8 8

File: 7:00 AM 392 615 71 42
8:00 AM 327 469 26 16

Intersection: 9:00 AM 404 454 31 15

Scenario: 10:00 AM 429 545 38 16
11:00 AM 475 642 54 19
12:00 PM 549 630 62 26
1:00 PM 500 641 57 23
2:00 PM 593 728 58 37

Warrant Name Analyzed? Met? 3:00 PM 705 709 70 31
#1 Eight-Hour Vehicular Volume Yes No 4:00 PM 738 742 64 29
#2 Four-Hour Vehicular volume Yes No 5:00 PM 698 678 69 30
#3 Peak Hour Yes No 6:00 PM 545 493 59 28
#4 Pedestrian Volume No - 7:00 PM 0 0 0 0
#5 School Crossing No - 8:00 PM 0 0 0 0
#6 Coordinated Signal System No - 9:00 PM 0 0 0 0
#7 Crash Experience No - 10:00 PM 0 0 0 0
#8 Roadway Network No - 11:00 PM 0 0 0 0
#9 Intersection Near a Grade Crossing No -

Volume Adjustment Factor = 1.0
North-South Approach = Minor
East-West Approach = Major
Major Street Thru Lanes = 2
Minor Street Thru Lanes = 1 A 600 150 0 No
Speed > 40 mph? No B 900 75 0 No
Population < 10,000? No A 480 120 0 No
Warrant Factor 100% B 720 60 5 No
Peak Hour or Daily Count? Daily A 420 105 0 No

B 630 53 9 Yes
A 336 84 0 No
B 504 42 9 Yes

56% Yes

70% Yes

100% No

80% No

Warrant #1 - Eight Hour

Warrant 
Factor

Condition
Major Street 
Requirement

Minor Street 
Requirement

Hours That 
Condition Is 

Met

Condition for 
Warrant Factor 

Met?

Signal Warrant 
Met?

Input Parameters

Hour Major Street Minor Street
Analysis Traffic Volumes

OR 211/Leroy Ave

Warrant Summary

Year 2023 Total Traffic

27631
Cascade Center Credit Union
ZHB
5/10/2022
H:\27\27631 - Cascade Center Credit Union\signal 
warrant\[Signal Warrant_OR 211 Leroy_total_2022 
Counts.xls]War #3 - Peak HR
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Warrant #2 - Four-Hour

100% Warrant Factor

2 Major / 2 Minor
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1 Major / 2 Minor

1 Major / 1 Minor

Traffic Volumes
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Warrant #3 - Peak Hour

100% Warrant Factor

2 Major / 2 Minor

2 Major / 1 Minor

1 Major / 2 Minor

1 Major / 1 Minor

Traffic Volumes



Begin End EB WB NB SB

12:00 AM 1:00 AM 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0
3:00 AM 0 0 0 0 0 0
4:00 AM 0 0 0 0 0 0

5:00 AM 0 0 0 0 0 0

6:00 AM 223 406 8 8 629 8 447 No

7:00 AM 392 615 71 42 1007 71 283 No

8:00 AM 327 469 26 16 795 26 369 No

9:00 AM 404 454 31 15 858 31 342 No

10:00 AM 429 545 38 16 974 38 295 No

11:00 AM 475 642 54 19 1117 54 244 No

12:00 PM 549 630 62 26 1179 62 224 No

1:00 PM 500 641 57 23 1141 57 236 No

2:00 PM 593 728 58 37 1320 58 182 No

3:00 PM 705 709 70 31 1414 70 158 No

4:00 PM 738 742 64 29 1480 64 142 No

5:00 PM 698 678 69 30 1376 69 167 No

6:00 PM 545 493 59 28 1037 59 272 No

7:00 PM 0 0 0 0 0 0

8:00 PM 0 0 0 0 0 0

9:00 PM 0 0 0 0 0 0

10:00 PM 0 0 0 0 0 0

11:00 PM 0 0 0 0 0 0

0

Number of lanes for moving traffic on each approach (Major Street) 2

Number of lanes for moving traffic on each approach (Minor Street) 1

Warrant Factor 100%

Row Index for VLOOKUP 2

Index Major Street Minor Street Break Point x2 x c alt

1 1 1 1490 0.00021 0.74456 737.483 100

2 2 or more 1 1940 0.00016 0.69501 820.599 100

3 2 or more 2 or more 1670 0.00021 0.88413 1051.357 150

4 1 2 or more 1490 0.00018 0.74004 840.841 150

5 1 1 1090 0.00030 0.72083 500.179 75

6 2 or more 1 1290 0.00027 0.74307 590.636 75

7 2 or more 2 or more 1190 0.00030 0.88720 740.149 100

8 1 2 or more 1090 0.00033 0.83500 619.667 100

NB SB
Total Stopped Delay Per Vehicle On Minor Approach (sec) 436.3 177.0
Number Of Lanes On Minor Street Approach 1 1
Vehicle-Hours Of Stopped Delay On Minor Approach 8.48 1.52

Yes No

Volume on Minor Street Approach During Same Hour 70 31
No No

Total Entering Volume On All Approaches During Same Hour 1547
Number of Approaches to Intersection 4

Yes

No
Is Warrant #3 met based on Condition A 

criteria?

Traffic Volumes

Combined Major 
Street

Hour Major Street Minor Street

Calculations

Is Threshold 
Met?

Threshold
Higher Minor 

Street

Condition A Criteria

Lookup Table
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applicable warrant factor?
No
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Table C. 2023 Background Growth (2.5%, applied to EB, WB, SB) Table D. 2023 Background Traffic Volumes Table E. 2023 Total Traffic Volumes

Time NB L/T SB L/T EB WB Time NB L/T SB L/T EB WB Major Street Sum Time NB L/T SB L/T EB WB Major Street Sum Time NB LT & TH SB Left & TH EB WB Major Street Sum Time NB LT & TH SB Left & TH EB WB Major Street Sum

6:00 0 7 190 358 6:00 0 7 206 387 593 6:00 0 7 211 397 608 6:00 8 8 222 405 627 6:00 8 8 223 406 629
7:00 0 32 288 419 7:00 0 32 312 453 765 7:00 0 33 318 464 782 7:00 71 41 385 609 994 7:00 71 42 392 615 1007
8:00 5 14 253 384 8:00 5 14 274 415 689 8:00 5 14 281 426 706 8:00 26 15 317 459 775 8:00 26 16 327 469 795
9:00 6 12 321 364 9:00 6 12 347 394 741 9:00 6 12 356 404 760 9:00 31 14 391 441 832 9:00 31 15 404 454 858

10:00 15 11 331 429 10:00 15 11 358 464 822 10:00 15 11 367 476 843 10:00 38 15 415 531 946 10:00 38 16 429 545 974
11:00 21 11 354 478 11:00 21 11 383 517 900 11:00 21 11 393 530 923 11:00 54 18 459 626 1085 11:00 54 19 475 642 1117
12:00 19 17 413 437 12:00 19 17 447 473 920 12:00 19 17 458 485 943 12:00 62 25 533 614 1147 12:00 62 26 549 630 1179
13:00 25 17 375 466 13:00 25 17 406 504 910 13:00 25 17 416 517 933 13:00 57 22 486 627 1113 13:00 57 23 500 641 1141
14:00 32 27 456 555 14:00 32 27 493 601 1094 14:00 32 28 506 616 1121 14:00 58 36 579 714 1292 14:00 58 37 593 728 1320
15:00 16 16 558 524 15:00 16 16 604 567 1171 15:00 16 16 619 581 1200 15:00 70 30 691 695 1386 15:00 70 31 705 709 1414
16:00 19 19 578 550 16:00 19 19 625 595 1220 16:00 19 19 641 610 1251 16:00 64 28 725 729 1454 16:00 64 29 738 742 1480
17:00 18 23 541 485 17:00 18 23 585 525 1110 17:00 18 24 600 538 1138 17:00 69 29 688 668 1356 17:00 69 30 698 678 1376
18:00 20 25 420 344 18:00 20 25 454 372 827 18:00 20 26 466 382 847 18:00 59 28 542 490 1031 18:00 59 28 545 493 1037

Where: NB = Northbound, SB = Southbound, EB = Eastbound, WB = Westbound, Left = Left-turn movement, TH = Through movement
8 Highest Hours Shaded 8 Highest Hours Shaded 8 Highest Hours Shaded 8 Highest Hours Shaded

Notes:

6) The Table E "Total Traffic Volumes" references the "ITE Data" tab where the 13-hour volume profile was extrapolated for the proposed credit union. 

Table A. 2022 Raw Volumes Table B. 2022 Seasonally-adjusted Volumes

5) The Table D "Background Traffic Volumes" references the "ITE Data" tab where the 13-hour volume profile was extrapolated for all in process developments.

1) The “Counts” tab contains the raw turning movement volumes from the 13-hour turn movement count, southbound right-turns were zeroed out.

2) The Table A “Raw Volumes” cells reference the counts tab. 

3) The Table B “Seasonally-adjusted Volumes” apply the ODOT seasonal adjustment factor described in the scoping memo/report (1.035). Note that no seasonal adjustment was applied to the volumes to/from Leroy Avenue, so the approach volumes are adjusted accordingly.

4) The Table C. “Background” volumes apply the background growth rate described in the report.

*Includes site trips 
and in process traffic 

identified in the 
tables on the 

following pages
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Table 1. Cascade Center Trip Assignment (From TIA Figure 6) Table 1A. Storage Trips to Be Removed Table 1B. Center Market Trips

NBLT NBTH SBTH WBLT EBRT EBT WBT NBLT NBTH SBTH WBLT EBRT EBT WBT NBLT NBTH SBTH WBLT EBRT EBT WBT

AM Peak Hour 40 7 9 125 41 -3 -9 AM Peak Hour 2 2 2 AM Peak Hour 21 21
PM Peak Hour 46 8 10 125 51 -17 -9 PM Peak Hour 2 3 3 PM Peak Hour 17 16

Table 2. Cascade Center Trip Assignment Extrapolated Across Day Table 2A. Storage Trip Assignment Extrapolated Across Day Table 2B. Center Market Trip Assignment Extrapolated Across Day 

Hour

ITE Shopping Center 

Percent of Daily Trips NBLT NBTH SBTH WBLT EBRT EBT WBT Hour

ITE Shopping Center 

Percent of Daily Trips NBLT NBTH SBTH WBLT EBRT EBT WBT Hour

ITE 

Shopping 

Center NBLT NBTH SBTH WBLT EBRT EBT WBT

6:00 0.2 1 0 0 3 1 0 0 6:00 0.2 0 0 0 0 0 0 0 6:00 0.2 0 0 0 0 0 0 0
7:00 1.1 40 7 9 125 41 -3 -9 7:00 1.1 2 0 0 2 2 0 0 7:00 1.1 0 0 0 0 0 21 21
8:00 2 10 2 2 27 11 -4 -2 8:00 2 0 0 0 1 1 0 0 8:00 2 0 0 0 0 0 4 3
9:00 3.6 18 3 4 49 20 -7 -4 9:00 3.6 1 0 0 1 1 0 0 9:00 3.6 0 0 0 0 0 7 6

10:00 5.6 28 5 6 76 31 -10 -5 10:00 5.6 1 0 0 2 2 0 0 10:00 5.6 0 0 0 0 0 10 10
11:00 8.3 42 7 9 113 46 -15 -8 11:00 8.3 2 0 0 3 3 0 0 11:00 8.3 0 0 0 0 0 15 14
12:00 10 50 9 11 136 55 -18 -10 12:00 10 2 0 0 3 3 0 0 12:00 10 0 0 0 0 0 18 17
13:00 9.3 47 8 10 126 52 -17 -9 13:00 9.3 2 0 0 3 3 0 0 13:00 9.3 0 0 0 0 0 17 16
14:00 9 45 8 10 122 50 -17 -9 14:00 9 2 0 0 3 3 0 0 14:00 9 0 0 0 0 0 17 16
15:00 8.8 44 8 10 120 49 -16 -9 15:00 8.8 2 0 0 3 3 0 0 15:00 8.8 0 0 0 0 0 16 15
16:00 9.2 46 8 10 125 51 -17 -9 16:00 9.2 2 0 0 3 3 0 0 16:00 9.2 0 0 0 0 0 17 16
17:00 9.3 47 8 10 126 52 -17 -9 17:00 9.3 2 0 0 3 3 0 0 17:00 9.3 0 0 0 0 0 17 16
18:00 8 40 7 9 109 44 -15 -8 18:00 8 2 0 0 3 3 0 0 18:00 8 0 0 0 0 0 15 14

TIA OR 211/Leroy IntersectionTIA OR 211/Leroy IntersectionTIA OR 211/Leroy Intersection
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Table 3. Cascade Place Apartments Trip Assignment Table 3A. Colima Apartments Trip Assignment Table 3B. Stoneplace Apartments Rerouted Trips Table 3C. 1000 W Main ST Trip Assignment

NBLT NBTH SBTH WBLT EBRT EBT WBT NBLT NBTH SBTH WBLT EBRT EBT WBT NBLT NBTH SBTH WBLT EBRT EBT WBT NBLT NBTH SBTH WBLT EBRT EBT WBT

AM Peak Hour 24 2 1 3 9 0 0 AM Peak Hour 3 1 AM Peak Hour 7 0 0 2 0 -4 -2 AM Peak Hour 5 2
PM Peak Hour 17 0 2 12 26 0 0 PM Peak Hour 2 3 PM Peak Hour 3 0 0 4 2 -2 -4 PM Peak Hour 3 5

Table 4. TIA Trip Assignment Extrapolated Across Day Table 4A. Colima Trip Assignment Extrapolated Across Day Table 4B. TIA Trip Assignment Extrapolated Across Day Table 4C. 1000 W Main ST Trip Assignment Extrapolated Across Day

Hour

ITE Multi-Family Percent of 

Daily Trips NBLT NBTH SBTH WBLT EBRT EBT WBT Hour

ITE Multi-

Family 

Percent NBLT NBTH SBTH WBLT EBRT EBT WBT Hour

ITE Multi-

Family 

Percent NBLT NBTH SBTH WBLT EBRT EBT WBT Hour

ITE Multi-

Family 

Percent NBLT NBTH SBTH WBLT EBRT EBT WBT

6:00 2.9 6 0 1 5 10 0 0 6:00 2.9 0 0 0 0 0 1 1 6:00 2.9 1 0 0 2 1 -1 -2 6:00 2.9 0 0 0 0 0 1 2
7:00 7.4 24 2 1 3 9 0 0 7:00 7.4 0 0 0 0 0 3 1 7:00 7.4 7 0 0 2 0 -4 -2 7:00 7.4 0 0 0 0 0 5 2
8:00 6.3 14 0 2 10 22 0 0 8:00 6.3 0 0 0 0 0 2 2 8:00 6.3 2 0 0 3 2 -2 -3 8:00 6.3 0 0 0 0 0 2 4
9:00 5.3 12 0 1 8 18 0 0 9:00 5.3 0 0 0 0 0 1 2 9:00 5.3 2 0 0 3 1 -1 -3 9:00 5.3 0 0 0 0 0 2 3

10:00 4 9 0 1 6 14 0 0 10:00 4 0 0 0 0 0 1 2 10:00 4 2 0 0 2 1 -1 -2 10:00 4 0 0 0 0 0 2 3
11:00 5.3 12 0 1 8 18 0 0 11:00 5.3 0 0 0 0 0 1 2 11:00 5.3 2 0 0 3 1 -1 -3 11:00 5.3 0 0 0 0 0 2 3
12:00 5.4 12 0 1 9 18 0 0 12:00 5.4 0 0 0 0 0 1 2 12:00 5.4 2 0 0 3 1 -1 -3 12:00 5.4 0 0 0 0 0 2 4
13:00 4.6 10 0 1 7 16 0 0 13:00 4.6 0 0 0 0 0 1 2 13:00 4.6 2 0 0 2 1 -1 -2 13:00 4.6 0 0 0 0 0 2 3
14:00 5.7 13 0 2 9 20 0 0 14:00 5.7 0 0 0 0 0 2 2 14:00 5.7 2 0 0 3 2 -2 -3 14:00 5.7 0 0 0 0 0 2 4
15:00 6.2 14 0 2 10 21 0 0 15:00 6.2 0 0 0 0 0 2 2 15:00 6.2 2 0 0 3 2 -2 -3 15:00 6.2 0 0 0 0 0 2 4
16:00 7.6 17 0 2 12 26 0 0 16:00 7.6 0 0 0 0 0 2 3 16:00 7.6 3 0 0 4 2 -2 -4 16:00 7.6 0 0 0 0 0 3 5
17:00 9.1 20 0 2 14 31 0 0 17:00 9.1 0 0 0 0 0 2 4 17:00 9.1 4 0 0 5 2 -2 -5 17:00 9.1 0 0 0 0 0 4 6
18:00 7.9 18 0 2 12 27 0 0 18:00 7.9 0 0 0 0 0 2 3 18:00 7.9 3 0 0 4 2 -2 -4 18:00 7.9 0 0 0 0 0 3 5

TIA OR 211/Leroy IntersectionTIA OR 211/Leroy IntersectionTIA OR 211/Leroy Intersection TIA OR 211/Leroy Intersection
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Table 5. Cascade Center Credit Union Trip Assignment

NBLT NBTH SBTH WBLT EBRT EBT WBT

AM Peak Hour 0 0 1 0 0 7 6
PM Peak Hour 0 0 1 0 0 13 13

Table 6. TIA Trip Assignment Extrapolated Across Day 

Hour

ITE Credit Union Percent of 

Daily Trips NBLT NBTH SBTH WBLT EBRT EBT WBT

6:00 0.85 0 0 0 0 0 1 1
7:00 3.875 0 0 1 0 0 7 6
8:00 7.15 0 0 1 0 0 10 10
9:00 9.125 0 0 1 0 0 13 13

10:00 9.725 0 0 1 0 0 14 14
11:00 10.825 0 0 1 0 0 16 16
12:00 10.975 0 0 1 0 0 16 16
13:00 9.65 0 0 1 0 0 14 14
14:00 9.85 0 0 1 0 0 14 14
15:00 9.425 0 0 1 0 0 14 14
16:00 8.975 0 0 1 0 0 13 13
17:00 6.725 0 0 1 0 0 10 10
18:00 2.075 0 0 0 0 0 3 3

TIA OR 211/Leroy Intersection
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KITTELSON & ASSOCIATES, INC.

610 SW Alder, Suite 700
Portland, Oregon  97205 Begin End EB WB NB SB
(503) 228-5230 12:00 AM 1:00 AM 0 0 0 0

1:00 AM 0 0 0 0
2:00 AM 0 0 0 0

Project #: 3:00 AM 0 0 0 0

Project Name: 4:00 AM 0 0 0 0

Analyst: 5:00 AM 0 0 0 0

Date: 6:00 AM 223 405 8 8

File: 7:00 AM 392 611 71 42
8:00 AM 327 462 26 16

Intersection: 9:00 AM 404 445 31 15

Scenario: 10:00 AM 429 535 38 16
11:00 AM 475 631 54 19
12:00 PM 549 619 62 26
1:00 PM 500 631 57 23
2:00 PM 593 718 58 37

Warrant Name Analyzed? Met? 3:00 PM 705 699 70 31
#1 Eight-Hour Vehicular Volume Yes No 4:00 PM 738 733 64 29
#2 Four-Hour Vehicular volume Yes No 5:00 PM 698 671 69 30
#3 Peak Hour Yes No 6:00 PM 545 491 59 28
#4 Pedestrian Volume No - 7:00 PM 0 0 0 0
#5 School Crossing No - 8:00 PM 0 0 0 0
#6 Coordinated Signal System No - 9:00 PM 0 0 0 0
#7 Crash Experience No - 10:00 PM 0 0 0 0
#8 Roadway Network No - 11:00 PM 0 0 0 0
#9 Intersection Near a Grade Crossing No -

Volume Adjustment Factor = 1.0
North-South Approach = Minor
East-West Approach = Major
Major Street Thru Lanes = 2
Minor Street Thru Lanes = 1 A 600 150 0 No
Speed > 40 mph? No B 900 75 0 No
Population < 10,000? No A 480 120 0 No
Warrant Factor 100% B 720 60 5 No
Peak Hour or Daily Count? Daily A 420 105 0 No

B 630 53 9 Yes
A 336 84 0 No
B 504 42 9 Yes

Warrant Summary

Year 2023 Total Traffic (Sensitivity)

27631
Cascade Center Credit Union
ZHB
5/13/2022
H:\27\27631 - Cascade Center Credit Union\signal 
warrant\[Signal Warrant_OR 211 Leroy_total_2022 
Counts_sensitivity.xls]War #3 - Peak HR

Input Parameters

Hour Major Street Minor Street
Analysis Traffic Volumes

OR 211/Leroy Ave

Warrant #1 - Eight Hour

Warrant 
Factor

Condition
Major Street 
Requirement

Minor Street 
Requirement

Hours That 
Condition Is 

Met

Condition for 
Warrant Factor 

Met?

Signal Warrant 
Met?
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Warrant #3 - Peak Hour

100% Warrant Factor

2 Major / 2 Minor

2 Major / 1 Minor

1 Major / 2 Minor

1 Major / 1 Minor

Traffic Volumes



Begin End EB WB NB SB

12:00 AM 1:00 AM 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0
3:00 AM 0 0 0 0 0 0
4:00 AM 0 0 0 0 0 0

5:00 AM 0 0 0 0 0 0

6:00 AM 223 405 8 8 628 8 447 No

7:00 AM 392 611 71 42 1003 71 284 No

8:00 AM 327 462 26 16 788 26 372 No

9:00 AM 404 445 31 15 849 31 346 No

10:00 AM 429 535 38 16 964 38 299 No

11:00 AM 475 631 54 19 1106 54 248 No

12:00 PM 549 619 62 26 1168 62 227 No

1:00 PM 500 631 57 23 1131 57 239 No

2:00 PM 593 718 58 37 1310 58 185 No

3:00 PM 705 699 70 31 1404 70 160 No

4:00 PM 738 733 64 29 1471 64 144 No

5:00 PM 698 671 69 30 1369 69 169 No

6:00 PM 545 491 59 28 1035 59 273 No

7:00 PM 0 0 0 0 0 0

8:00 PM 0 0 0 0 0 0

9:00 PM 0 0 0 0 0 0

10:00 PM 0 0 0 0 0 0

11:00 PM 0 0 0 0 0 0

0

Number of lanes for moving traffic on each approach (Major Street) 2

Number of lanes for moving traffic on each approach (Minor Street) 1

Warrant Factor 100%

Row Index for VLOOKUP 2

Index Major Street Minor Street Break Point x2 x c alt

1 1 1 1490 0.00021 0.74456 737.483 100

2 2 or more 1 1940 0.00016 0.69501 820.599 100

3 2 or more 2 or more 1670 0.00021 0.88413 1051.357 150

4 1 2 or more 1490 0.00018 0.74004 840.841 150

5 1 1 1090 0.00030 0.72083 500.179 75

6 2 or more 1 1290 0.00027 0.74307 590.636 75

7 2 or more 2 or more 1190 0.00030 0.88720 740.149 100

8 1 2 or more 1090 0.00033 0.83500 619.667 100

NB SB
Total Stopped Delay Per Vehicle On Minor Approach (sec) 492.1 177.0
Number Of Lanes On Minor Street Approach 1 1
Vehicle-Hours Of Stopped Delay On Minor Approach 10.80 1.52

Yes No

Volume on Minor Street Approach During Same Hour 79 31
No No

Total Entering Volume On All Approaches During Same Hour 1457
Number of Approaches to Intersection 4

Yes

Higher Minor 
Street

Condition A Criteria

Lookup Table
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Is Warrant #3 met based on the 

applicable warrant factor?
No
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Is Warrant #3 met based on Condition A 

criteria?
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Calculations
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Table C. 2023 Background Growth (2.5%, applied to EB, WB, SB) Table D. 2023 Background Traffic Volumes Table E. 2023 Total Traffic Volumes

Time NB L/T SB L/T EB WB Time NB L/T SB L/T EB WB Major Street Sum Time NB L/T SB L/T EB WB Major Street Sum Time NB LT & TH SB Left & TH EB WB Major Street Sum Time NB LT & TH SB Left & TH EB WB Major Street Sum

6:00 0 7 190 358 6:00 0 7 206 387 593 6:00 0 7 211 397 608 6:00 8 8 222 405 627 6:00 8 8 223 405 628
7:00 0 32 288 419 7:00 0 32 312 453 765 7:00 0 33 318 464 782 7:00 71 41 385 609 994 7:00 71 42 392 611 1003
8:00 5 14 253 384 8:00 5 14 274 415 689 8:00 5 14 281 426 706 8:00 26 15 317 459 775 8:00 26 16 327 462 788
9:00 6 12 321 364 9:00 6 12 347 394 741 9:00 6 12 356 404 760 9:00 31 14 391 441 832 9:00 31 15 404 445 849

10:00 15 11 331 429 10:00 15 11 358 464 822 10:00 15 11 367 476 843 10:00 38 15 415 531 946 10:00 38 16 429 535 964
11:00 21 11 354 478 11:00 21 11 383 517 900 11:00 21 11 393 530 923 11:00 54 18 459 626 1085 11:00 54 19 475 631 1106
12:00 19 17 413 437 12:00 19 17 447 473 920 12:00 19 17 458 485 943 12:00 62 25 533 614 1147 12:00 62 26 549 619 1168
13:00 25 17 375 466 13:00 25 17 406 504 910 13:00 25 17 416 517 933 13:00 57 22 486 627 1113 13:00 57 23 500 631 1131
14:00 32 27 456 555 14:00 32 27 493 601 1094 14:00 32 28 506 616 1121 14:00 58 36 579 714 1292 14:00 58 37 593 718 1310
15:00 16 16 558 524 15:00 16 16 604 567 1171 15:00 16 16 619 581 1200 15:00 70 30 691 695 1386 15:00 70 31 705 699 1404
16:00 19 19 578 550 16:00 19 19 625 595 1220 16:00 19 19 641 610 1251 16:00 64 28 725 729 1454 16:00 64 29 738 733 1471
17:00 18 23 541 485 17:00 18 23 585 525 1110 17:00 18 24 600 538 1138 17:00 69 29 688 668 1356 17:00 69 30 698 671 1369
18:00 20 25 420 344 18:00 20 25 454 372 827 18:00 20 26 466 382 847 18:00 59 28 542 490 1031 18:00 59 28 545 491 1035

Where: NB = Northbound, SB = Southbound, EB = Eastbound, WB = Westbound, Left = Left-turn movement, TH = Through movement
8 Highest Hours Shaded 8 Highest Hours Shaded 8 Highest Hours Shaded 8 Highest Hours Shaded

Notes:

*Includes site trips 
and in process traffic 

identified in the 
tables on the 

following pages

6) The Table E "Total Traffic Volumes" references the "ITE Data" tab where the 13-hour volume profile was extrapolated for the proposed credit union. 

Table A. 2022 Raw Volumes Table B. 2022 Seasonally-adjusted Volumes

5) The Table D "Background Traffic Volumes" references the "ITE Data" tab where the 13-hour volume profile was extrapolated for all in process developments.

1) The “Counts” tab contains the raw turning movement volumes from the 13-hour turn movement count, southbound right-turns were zeroed out.

2) The Table A “Raw Volumes” cells reference the counts tab. 

3) The Table B “Seasonally-adjusted Volumes” apply the ODOT seasonal adjustment factor described in the scoping memo/report (1.035). Note that no seasonal adjustment was applied to the volumes to/from Leroy Avenue, so the approach volumes are adjusted accordingly.

4) The Table C. “Background” volumes apply the background growth rate described in the report.
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Table 5. Cascade Center Credit Union Trip Assignment

NBLT NBTH SBTH WBLT EBRT EBT WBT

AM Peak Hour 0 4 1 0 0 7 2
PM Peak Hour 0 9 1 0 0 13 4

Table 6. TIA Trip Assignment Extrapolated Across Day 

Hour

ITE Credit Union Percent of 

Daily Trips NBLT NBTH SBTH WBLT EBRT EBT WBT

6:00 0.85 0 1 0 0 0 1 0
7:00 3.875 0 4 1 0 0 7 2
8:00 7.15 0 7 1 0 0 10 3
9:00 9.125 0 9 1 0 0 13 4

10:00 9.725 0 10 1 0 0 14 4
11:00 10.825 0 11 1 0 0 16 5
12:00 10.975 0 11 1 0 0 16 5
13:00 9.65 0 10 1 0 0 14 4
14:00 9.85 0 10 1 0 0 14 4
15:00 9.425 0 9 1 0 0 14 4
16:00 8.975 0 9 1 0 0 13 4
17:00 6.725 0 7 1 0 0 10 3
18:00 2.075 0 2 0 0 0 3 1

TIA OR 211/Leroy Intersection
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KITTELSON & ASSOCIATES, INC.

610 SW Alder, Suite 700
Portland, Oregon  97205 Begin End EB WB NB SB
(503) 228-5230 12:00 AM 1:00 AM 0 0 0 0

1:00 AM 0 0 0 0
2:00 AM 0 0 0 0

Project #: 3:00 AM 0 0 0 0

Project Name: 4:00 AM 0 0 0 0

Analyst: 5:00 AM 0 0 0 0

Date: 6:00 AM 223 0 10 0

File: 7:00 AM 392 0 130 0
8:00 AM 327 0 47 0

Intersection: 9:00 AM 404 0 85 0

Scenario: 10:00 AM 429 0 118 0
11:00 AM 475 0 156 0
12:00 PM 549 0 177 0
1:00 PM 500 0 169 0
2:00 PM 593 0 179 0

Warrant Name Analyzed? Met? 3:00 PM 705 0 160 0
#1 Eight-Hour Vehicular Volume Yes No 4:00 PM 738 0 169 0
#2 Four-Hour Vehicular volume Yes No 5:00 PM 698 0 166 0
#3 Peak Hour Yes No 6:00 PM 545 0 147 0
#4 Pedestrian Volume No - 7:00 PM 0 0 0 0
#5 School Crossing No - 8:00 PM 0 0 0 0
#6 Coordinated Signal System No - 9:00 PM 0 0 0 0
#7 Crash Experience No - 10:00 PM 0 0 0 0
#8 Roadway Network No - 11:00 PM 0 0 0 0
#9 Intersection Near a Grade Crossing No -

Volume Adjustment Factor = 1.0
North-South Approach = Minor
East-West Approach = Major
Major Street Thru Lanes = 1
Minor Street Thru Lanes = 1 A 500 150 6 No
Speed > 40 mph? No B 750 75 0 No
Population < 10,000? No A 400 120 8 Yes
Warrant Factor 100% B 600 60 3 No
Peak Hour or Daily Count? Daily A 350 105 10 Yes

B 525 53 6 No
A 280 84 11 Yes
B 420 42 9 Yes

Warrant Summary

Year 2023 Total Traffic - WB LT

27631
Cascade Center Credit Union
ZHB
5/25/2022
H:\27\27631 - Cascade Center Credit Union\signal 
warrant\[Signal Warrant_OR 211 Leroy_total_WB 
LT.xls]War #3 - Peak HR

Input Parameters

Hour Major Street Minor Street
Analysis Traffic Volumes

OR 211/Leroy Ave

Warrant #1 - Eight Hour

Warrant 
Factor

Condition
Major Street 
Requirement

Minor Street 
Requirement

Hours That 
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Met

Condition for 
Warrant Factor 
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Signal Warrant 
Met?
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Exhibit D: 
 

Molalla Public Works Comments 
  



     Public Works Department 
                                  117 N Molalla Avenue 

                                                                        PO Box 248 
                                           Molalla, Oregon 97038 
                                       Phone: (503) 829-6855 

                        Fax: (503) 829-3676 
 

City of Molalla ◼ Public Works Department  ◼  117 N. Molalla Avenue, Molalla, OR 97038  ◼  (503) 759-0218 

 

               

July 20, 2022 
 
TO: Mac Corthell, Planning Director 
 Dan Zinder, Assistant Planner 
 Ronda Lee, Planning Specialist 
 
FROM: Sam Miller, Sr Engineer Tech. 
 
RE:    720 W Main Street (Cascade Center – Clackamas Federal Credit Union) 

Based on a review of the materials submitted, Staff has prepared the following comments. These 
comments are applicable to the subject application; any subsequent modifications may require 
amendments and/or additions. These conditions do not include requirements already set forth in the 
municipal code. 

CONDITIONS 

1. Specific Requirements To This Site: 
A. Transportation – in accordance with MMC 17-3.6.020 Transportation Standards: 

 
1. A Traffic Impact Analysis analyzing all warrants for the OR-211 and Leroy Ave 

Intersection is required. Applicant has prepared and submitted a Traffic Impact Analysis 
for the proposed development which has been analyzed and accepted by the City and 
ODOT. The Proposed development does not meet signal threshold at the OR 211/Leroy 
intersection and therefor no signal improvements will be required. 

 
2. OR 211 (W Main Street): OR 211 (W Main Street) is an arterial street under Oregon 

Department of Transportation (ODOT) jurisdiction. Applicant will be required to relocate 
existing east access on the west side of the property and take access from a shared 
connection off OR 211 (W Main Street) between the subject site and the commercial 
development to the east. Driveway access shall extend to the southern edge of the 
parcel and connect to adjacent Multi-Family development. 

 
3. Access to the State highway is regulated by OAR 734.51. Applicant is required to obtain 

a State Highway Approach Road Permit; donate right of way to ODOT to implement the 
OR 211 cross section in the city’s TSP, construct frontage improvements consistent with 
the TSP, and obtain permits for work in the ODOT right of way.  

  
4. Right-of-way Dedications/Donations: On ODOT rights of way, applicant will be required 

to donate sufficient right-of-way along variable width improvements and construct curb, 
sidewalk, and bike lanes as necessary to be consistent with Molalla TSP, ODOT and ADA 
standards. ODOT requires donations of right-of-way to follow the requirements of 

https://secure.sos.state.or.us/oard/displayDivisionRules.action?selectedDivision=3317
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Chapter 5.322. Developer Mitigation Donation in the ODOT Right-of-Way Manual.  
 

5. Access to public streets shall be limited to the location identified on the application 
materials or as required by ODOT. All accesses shall be constructed in such a manner as 
to eliminate turning conflicts. The proposed width for access shall meet ODOT 
requirements. 
 

6. Applicant will be required to dedicate a 10-foot-wide public utility easement fronting 
the public right-of-way if one does not exist. Applicant shall provide proof of existing 
dedication. 

7. Roadway lighting is required on all new development. Applicant shall be required to 
install roadway lighting. Location and number shall be determined during design review. 
 

8. Transportation SDC’s – In accordance with MMC 13.14 this design review does increase 
the impacts to the public improvement facility and is therefore not exempt from 
transportation SDC charges. SDC’s shall be calculated and payable in accordance with 
the SDC methodology at the time of building permit authorization.  
 
 

B. Storm - in Accordance with MMC 17-3.6.050 Storm Drainage and Surface Water Management: 
 

1. Applicant proposes to collect and detain all stormwater onsite and shall connect to East 
Access Storm Utility Extension within the Cascade Development. Applicant will be 
required to extended East Access Storm Utility Per NOD (SDR04-2021) Cascade Place 
Apartment in the event they decide not to move forward with said project. 
  

2. Storm connection shall meet ODOTs requirements. Onsite private storm system shall 
comply with plumbing code requirements. The detention and flow control facilities shall 
be reviewed, permitted, and inspected by Public Works. The onsite storm conveyance 
system shall be reviewed and inspected by Clackamas County Building under a plumbing 
permit, in Accordance with MMC 13.13 Surface Water Management. 

 
3. Stormwater SDC’s – In accordance with MMC 13.14 this design review does increase the 

impacts to the public improvement facility and is therefore not exempt from 
stormwater SDC charges. SDC’s shall be calculated and payable in accordance with the 
SDC methodology at the time of building permit authorization. 
 

C.  Sanitary- in accordance with MMC 17-3.6.040 Sanitary Sewer Service Improvements: 
 

1. A 8-inch sanitary main exists on the west side of the property within City Utility 
Easement. Sanitary main is 9 feet deep near proposed Lot and will serve the site and 
some development to the south by gravity system. Applicant will be required to 
extended East Access Sewer Utility Per NOD (SDR04-2021) Cascade Place Apartment in 
the event they decide not to move forward with said project and dedicate a 15-foot-
wide sewer line easement per City requirements. 
 

2. Sanitary SDC’s – In accordance with MMC 13.14 this design review does increase the 
impacts to the public improvement facility and is therefore not exempt from sanitary 
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SDC charges. SDC’s shall be calculated in accordance with the SDC methodology. 
 

D. Water- in accordance with MMC 17-3.6.040 Water Service Improvements: 
 

1. Project will be required to connect to 8-inch main from East Access Extension and 
provide new Fire Hydrant on W Main Street (HWY 211) meeting fire code spacing and to 
Molalla Public Works Standards. Applicant will be required to extended East Access 
Water Utility, Per NOD (SDR04-2021) Cascade Place Apartment in the event they decide 
not to move forward with said project and dedicate a 15-foot-wide water line easement 
per City requirements.  
 

2. Should Fire Department regulations require additional fire flow that results in looping 
the water line through the site, then applicants engineer shall coordinate with Public 
Works for the extension of a public water line, and dedication of easements. 
 

3. Water SDC’s – In accordance with MMC 13.14 this design review does increase the 
impacts to the public improvement facility and is therefore not exempt from water SDC 
charges. SDC’s shall be calculated in accordance with the SDC methodology.  
 

E. Parks: 
1. Parks SDC’s – In accordance with SMC 13.70.110 this commercial design review is 

exempt from parks SDC charges. 
 

F. Franchise Utility Services: 
1. All utilities to the project shall be served underground services. No overhead crossings 

of public right of way shall be approved by the city.  

DESIGN REQUIREMENTS & POLICIES 

1. General Requirements: 
A. For commercial and industrial development projects, No building permit may be issued until all 

required public facility improvements are in place and approved by the City Engineer, or 
otherwise bonded, in conformance with the provision of the Code and the Public Works Design 
Standards in accordance with MMC 17-3.6 Public Facilities. All public facilities shall be 
completed and accepted by the Public Works Department prior to issuance of final occupancy.  

B. From the materials submitted, it appears that the storm drain, domestic water, and sanitary 
sewer facilities will be obtained from main line connections and/or extensions. Separate 
engineering drawings reflecting the installation of these public utilities will be required. 

C. No construction of, or connection to, any existing or proposed public utility/improvements will 
be permitted until all plans are approved by Staff, all fees have been paid, all necessary permits, 
bonding, right-of-way, and easements have been obtained and approved by staff, and Staff is 
notified a minimum of 24 hours in advance. 

D. Staff reserves the right to require revisions/modifications to the public improvement 
construction plans and completed street improvements, if additional modifications or expansion 
of the sight distance onto adjacent streets is required. 
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E. All public utility/improvement plans submitted for review shall be based upon a 22”x 34” format 
and shall be prepared in accordance with the City of Molalla Public Work’s Standards. 

F. All survey monuments on the subject site or that may be subject to disturbance within the 
construction area, or the construction of any off-site improvements shall be adequately 
referenced and protected prior to commencement of any construction activity. If the survey 
monuments are disturbed, moved, relocated, or destroyed as a result of any construction, the 
project shall, at its cost, retain the services of a registered professional land surveyor in the State 
of Oregon to restore the monument to its original condition and file the necessary surveys as 
required by Oregon State law. A copy of any recorded survey shall be submitted to Staff. 

G. Plans submitted for review shall meet the requirements described in Section 1 of the Molalla 
Standard Specifications for Public Works Construction. 

H. The applicant shall contact the Oregon Water Resources Department and inform them of any 
existing wells located on the subject site. Any existing well shall be limited to irrigation purposes 
only. Proper separation, in conformance with applicable State standards, shall be maintained 
between irrigation systems, public water systems, and public sanitary systems. Should the 
project abandon any existing wells, they shall be properly abandoned in conformance with State 
standards and supply the City with a copy of the final document. 

I. All utilities will be stubbed out to the far end of each street for future extension. The project 
shall utilize existing water, sewer, and storm water ‘stub-outs’ wherever possible. Water for 
domestic and fire protection shall be looped through the proposed site. Any ‘stub-outs’ 
determined to be not needed for the proposed development or any future development of the 
subject property shall be abandoned in accordance with the Molalla Standard Specifications for 
Public Works Construction. 

J. All public improvement designs shall meet the requirements of the Molalla Standard 
Specifications for Public Works Construction as amended by the Community Development 
Director. 

K. General Easements – A 10-foot-wide public utility easement shall be dedicated to the City 
adjacent to all public right-of-way and no structures are allowed to encroach into the easement. 
Applicant shall be required to submit a legal description and exhibit map for review and sign City 
easements. Once completed, applicant will be required to record easements with the County 
Recorder’s Office and return the original document to the City prior to final occupancy. 

L. General Erosion Control – The applicant shall install, operate, and maintain adequate erosion 
control measures in conformance with the standards adopted by the City of Molalla and DEQ 
during the construction of any public/private utility and building improvements until such time 
as approved permanent vegetative materials have been installed. Applicant or Applicant’s 
Contractor shall be responsible for all erosion control requirements under the 1200-C permit 
and shall coordinate directly with DEQ for questions related to 1200-C permit compliance. 



 
 

 

 
 

 
 

 
 
 

Exhibit E: 
 

Molalla Fire Department Comments 

 



 

               Molalla Rural Fire Protection District #73 
              P.O. Box 655 ∙ Molalla, OR 97038                 Telephone:  503-829-2200 
             320 N Molalla Ave. Molalla, OR  97038             Fax:   503-829-5794                                                                 

www.molallafire.org   

 
 
 
 

Comments for Clackamas Federal Credit Union 
July 10, 2022 

 
 

1. Molalla fire will need to see a full plan set in either hard copy or digital format prior to issuing 
of permits.  Comments will be made off of the submitted plan set as the plans provided are 
incomplete. 

 
 
 
 
 
 
 

The above comments are based solely on the site plan provided. Molalla Fire reserves the right to review and comment 
on the plans that are to be submitted for full review or revisions to plans that have already been reviewed.  
 
Review of submitted plans is not an approval of omissions, oversights or authorization of non-compliance with any 
regulations of this agency or of the regulations of any other agency.  Comments on these plans should not be considered 
a precedent setting, as we will review each project on a case-by-case basis.  
 
 
 
Michael C. Penunuri 
 

 
 
 
 
 

http://www.molallafire.org/
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CITY OF MOLALLA STAFF REPORT  

Consolidated Review for SDR03-2022 and CUP01-2022 – New 

Fast Food Establishment & Drive Thru 

 
Date: July 27, 2022 for the August 3, 2022 Planning Commission Meeting  

File No.: Consolidated Review for SDR03-2022 and CUP01-2022 

Proposal: Construction of a fast food establishment with drive thru 

Address: 820 W Main ST (OR-211)   

Tax Lot: Taxlot 4200 of Clackamas County Taxmap 52E08C (Lot 4) 

Applicant: Insite Real Estate Investment Properties, LLC 

 1400 16 th St, Suite 300 

 Oak Brook, IL 60523 

 

Property Owners: Cascade Center Molalla, LLC  

 27375 SW Parkway Ave  

 Wilsonville, OR 97070 

 

Previous Applications:  DRW01-2019 (Cascade Center Subdivision 

 

Applicable Standards:  Applicable Standards: Molalla Municipal Code, Title 17,  

 Development Code 

  

 Division II, Zoning Regulations  
 Section 17-2.2.030 Allowed Uses  

 Section 17-2.2.040 Lot and Development Standards 
 

 Division III, Community Design Standards  
 Section 17-3.2.040 Non-Residential Buildings 

 Section 17-3.2.060 Drive-Up and Drive-Through Uses and Facilities 

 Chapter 17-3.3 Access and Circulation 

 Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting 

 Chapter 17-3.5 Parking and Loading  

 Chapter 17-3.6 Public Facilities 



 

 Division IV, Application Review Procedures and Approval 

Standards 
 Section 17-4.1.040 Type III Procedure (Quasi-Judicial Review – Public 

Hearing) 

 Section 17-4.2.050 Approval Standards (Site Design Review) 

Section 17-4.4.040 Criteria, Standards, and Conditions of Approval (Conditional 
Use) 
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I. EXECUTIVE SUMMARY 
 

Proposal: 
The Applicant seeks land use approval for the construction of a 1,937 SF fast food 
establishment with a drive thru facility. The subject property is one lot (Lot 4) that 
was created within the new Cascade Shopping Center Subdivision with access to OR 
211 totaling 0.70 acres. The applicant proposes vehicle access to the site from an 
existing shared private drive that was created for the shopping center. This access 
connects the property to the private drive network through Cascade Center. 
Additionally, the Applicant proposes required pedestrian frontage improvements 
adjacent to the property along OR-211. Per Molalla Municipal Code (MMC) 17-
2.2.030 H a Conditional Use Permit is required in conjunction with the Site Design 
Review because the proposed use includes a drive thru. No change to the existing C-2 
General Commercial zoning designation is proposed as part of these applications. 
 
Site Description: 
The subject site is located on a 0.70 acre parcel of General Commercial (C-2) zoned 
land on OR 211. The parcel is part of the Cascade Shopping Center subdivision. The 
property has been graded previously as part of site preparation for the shopping 
center.  
 
Surrounding Zoning and Land Uses: 
The subject parcel is surrounded by General Commercial zoned (C-2) land. Surrounding 
uses include the retail complex “Cascade Center,” a self-storage facility to the east and 
southeast, and assorted commercial retail and service uses to the north. Several single-
family homes are located along the OR 211 corridor. 
 

Public Agency Responses: 
Staff circulated notice of the project to the City’s Public Works Director, Molalla Fire 
District, and Oregon Department of Transportation (ODOT) on July 8, 2022. The City 
has included responses from Public Works and Fire as Exhibits E and F, respectively, 
and integrated their comments into the proposed findings and conditions of this 
decision. ODOT declined to submit formal comments.  

 
Public Notice and Comments:  
Per MMC 17-4.1.040, notice of the public hearing was sent to all property owners 
within 300 feet of the subject properties and to a group of interested parties on July 
5, 2022. Notice was published in the Molalla Pioneer on July 13, 2022. Signage 
containing public notice information was posted on the property on July 18, 2022. 
As of July 27, 2022 staff had received no written public comment on the 
application.  



I. Recommendation 

Based on the application materials and findings demonstrating present or conditioned 
compliance with the applicable standards, staff recommends approval of Site Design 
Review SDR03-2022 and Conditional Use Permit CUP01-2022 subject to the conditions 
of approval that follow this recommendation. This approval is based on the Applicant’s 
written narrative, site plans, and supplemental application materials. Any modifications 
to the approved plans other than those required by the conditions of this decision will 
require a new land use application and approval. 

 
II. Conditions of Approval 
 

1. Building Permits, Engineering Plan Approvals, and 
Certificate of Occupancy Required: 

 
a. Per Molalla Municipal Code (hereinafter MMC) 17-4.2.070 and the State of Oregon 

Structural Specialty Code, upon approval of this Site Design Review, the applicant 
must submit for building permit authorization from Molalla Planning Staff and 
Engineering Plan Review from Molalla Public Works. Per MMC 17-4.2.070, this site 
design review has an approval period of 1-year from the date of approval. As a 
condition of approval, the Applicant/owner shall submit for both Building Permit 
Authorization for all proposed improvements through the City of Molalla Planning 
Department and Civil Plan Review through the City of Molalla Public Works 
Department within the 1-year approval period. Extension requests for the 1-year 
period are subject to the Code provisions of MMC 17-4.2.070, B. 
 

b. Per MMC 17-4.9.020 and the State of Oregon Structural Specialty Code, upon 
approval of this Site Design Review (change of use), the applicant must obtain a 
Certificate of Occupancy from the Clackamas County Building Official. As a condition 
of approval, the Applicant/owner shall obtain a Certificate of Occupancy through the 
Clackamas County Building Official for all onsite occupants prior to operation of the 
new, proposed use/occupancy. 
 
Note: City approval is required for all Certificates of Occupancy.  

 

2. Conditions Requiring Resolution Prior To Receiving Building 
Permit Authorization From The Molalla Planning Department: 

 

a. The Applicant shall submit plans with building permit authorization showing canopy 
coverage along at least 75% of the street facing facades where walkways are 



proposed adjacent to the building. Additional canopies shall comply with applicable 
building codes and shall be designed to be visually compatible with the architecture 
of a building. In addition, the transparency standard shall be met at build permit 
review to demonstrate compliance with this standard. Alternatively, the applicant 
can propose an exception to the Planning Commission to meet the standard. Trim 
detailing and window display detailing shall also be included and verified at building 
plan review. 

 

b. All walkways and crosswalks connecting to primary building entrances shall be 
designed consistent with ADA requirements. In addition, the design, including 
materials and profile view, shall be submitted for review to comply with the 
walkway standard. A second bike rack (staple) shall be added to the bike parking 
area to comply with the parking standard and confirmed on a revised site plan. 

 

c. Shrub plantings shall be from a minimum container size of 2 gallons and tree 
plantings shall be a minimum of 2” caliper. 
 

d. Separate engineering drawings reflecting the installation of public utilities will be 
required. Civil plans must be accepted prior to building permit authorization by the 
City. All public improvements shall be completed and accepted by the Public Works 
Department prior to issuance of any occupancy (MMC 17-3.6.080). No construction 
of, or connection to, any existing or proposed public utility/improvements will be 
permitted until all plans are approved by Staff, all fees have been paid, all necessary 
permits, bonding, right-of-way and easements have been obtained and approved by 
staff. 

 

For commercial and industrial development projects, no building permit may be 
issued until all required public facility improvements are in place and approved by 
the City Engineer, or otherwise bonded, in conformance with the provision of the 
Code and the Public Works Design Standards in accordance with MMC 17-3.6 Public 
Facilities. All public facilities shall be completed and accepted by the Public Works 
Department prior to issuance of final occupancy. Staff reserves the right to require 
revisions/modifications to the public improvement construction plans and 
completed street improvements if additional modifications or expansion of the sight 
distance onto adjacent streets is required (MMC 17-3.6.080). 
 

I. Applicant shall connect to existing water, sewer, and storm systems provided 

within Cascade Center subdivision (DRW01-2019).  

 

II. Plans submitted for review shall meet the requirements described in Section 1 of 

the Molalla Standard Specifications for Public Works Construction (MMC 17-

3.6.080).  



 

III. All public improvement designs shall meet the requirements of the Molalla 

Standard Specifications for Public Works Construction as amended by the Public 

Works Director (MMC 17-3.6.080). 

 

IV. The Applicant shall confirm that the turning radius for the new parking area can 

accommodate fire apparatus in their engineering plan submittals. 

 

V. All public utility/improvement plans submitted for review shall be based upon a 

22”x 34” format and shall be prepared in accordance with the City of Molalla 

Public Works Standards (MMC 17-3.6.080). 

 

VI. Onsite private storm system shall comply with plumbing code requirements. The 

detention and flow control facilities shall be reviewed, permitted, and inspected 

by Molalla Public Works. The onsite storm conveyance system shall be reviewed 

and inspected by Clackamas County Building under a plumbing permit, in 

accordance with MMC 13.13 Surface Water Management. 

 

VII. All driveway approaches shall be designed and constructed consistent with the 

current version of the Molalla Public Works Design Standards, Molalla 

Transportation Systems Plan, and ODOT standards.  

 

VIII. On ODOT rights of way, the applicant will be required to donate sufficient right-

of-way along variable width improvements and construct curb, sidewalk, and 

bike lanes as necessary to be consistent with Molalla TSP, ODOT and ADA 

standards. ODOT requires donations of right-of-way to follow the requirements 

of Chapter 5.322. Developer Mitigation Donation in the ODOT Right-of-Way 

Manual. 

 

IX. Applicant shall be required to design and install roadway lighting on OR-211. 

Location and number shall be determined during civil plan review. 

 

X. Applicant proposes to connect to existing 6-inch sanitary lateral located on the 

property. Applicant will be required to construct a public sanitary sewer cleanout 

meeting Molalla Standard Specifications for Public Works Construction. 

 

XI. Should Fire Department regulations require additional fire flow that results in 

looping the water line through the site, the applicant’s engineer shall coordinate 

with Public Works for the extension of a public water line, and dedication of 

easements. 



 

XII. The onsite private storm system shall comply with plumbing code requirements. 

The detention and flow control facilities shall be reviewed, permitted, and 

inspected by Public Works. The onsite storm conveyance system shall be 

reviewed and inspected by Clackamas County Building under a plumbing permit, 

in Accordance with MMC 13.13 Surface Water Management. Applicant shall 

record a private stormwater easement with Cascade Center. Staff advises 

confirming with ODOT whether discharge to Cascade Center stormwater 

facilities will result in additional State permitting.   

 

XIII. Access to public streets shall be limited to the location identified on the 

application materials or as required by ODOT. All accesses shall be constructed in 

such a manner as to eliminate turning conflicts. The proposed width for access 

shall meet ODOT requirements (MMC 17-3.6.020). 

 

XIV. All utilities will be stubbed out to the far end of each street for future extension. 

The project shall utilize existing water, sewer, and storm water ‘stub-outs’ 

wherever possible. Water for domestic and fire protection shall be looped 

through the proposed site. Any ‘stub-outs’ determined to be not needed for the 

proposed development or any future development of the subject property shall 

be abandoned in accordance with the Molalla Standard Specifications for Public 

Works Construction.  

 

XV. All utilities to the project shall be served underground services. No overhead 

crossings of public right of way shall be approved by the city (MMC 17-3.6.060). 

 

XVI. All survey monuments on the subject site or that may be subject to disturbance 

within the construction area, or the construction of any off-site improvements 

shall be adequately referenced and protected prior to commencement of any 

construction activity. If the survey monuments are disturbed, moved, relocated, 

or destroyed as a result of any construction, the project shall, at its cost, retain 

the services of a registered professional land surveyor in the State of Oregon to 

restore the monument to its original condition and file the necessary surveys as 

required by Oregon State law. A copy of any recorded survey shall be submitted 

to Staff (MMC 17-3.6.080). 

 

XVII. General Erosion Control – The applicant shall install, operate, and maintain 

adequate erosion control measures in conformance with the standards adopted 

by the City of Molalla and DEQ during the construction of any public/private 

utility and building improvements until such time as approved permanent 

vegetative materials have been installed. Applicant or Applicant’s Contractor 



shall be responsible for all erosion control requirements under the 1200-C 

permit and shall coordinate directly with DEQ for questions related to 1200-C 

permit compliance (MMC 17-3.6.080). 

 

3. Conditions To Be Met Prior To Construction 
 
a. Temporary driveways providing access to a construction site or staging area shall be 

paved or graveled to prevent tracking of mud onto adjacent paved streets (MMC 17-

3.3.030 D 20). 
 

4. Conditions To Be Met Prior To Occupancy: 
 

a. All landscaping, parking, lighting, and other improvements shall be installed and 

approved by the Planning Official prior to occupancy (MMC 17-3.5.020 B). 

 

b. The Applicant shall record cross access easements and maintenance agreements 

between the subject parcel and Cascade Center parcels west of S Leroy Ave for 

utilization of the proposed access to OR-211 and the private drive networks to the 

west. 

 

c. The Applicant shall record cross access easements between the subject parcels and 

parcels to the east to facilitate future development.  

 

d. Applicant will be required to dedicate a 10-foot-wide public utility easement (PUE) 

fronting the public right-of-way if one does not exist and provide a copy of the 

recorded dedication prior to occupancy. No structures are allowed to encroach into 

the easement. Applicant shall be required to submit a legal description and exhibit 

map for review and sign City easements. Once completed, applicant will be required 

to record easements with the County Recorder’s Office and return the original 

document to the City prior to final occupancy. If an existing PUE exists, applicant 

shall provide proof of the existing dedication. 

 

e. Applicant shall obtain all applicable State and Federal permitting associated with the 

food establishment use, as applicable. Failure to obtain applicable permitting may 

result in the revocation of this permit. 

 
5. Ongoing Conditions: 

 



a. All contractors and subcontractors performing work on this property shall obtain 

and maintain a valid, current business license with the City of Molalla.  

 

b. Access to public streets shall be limited to the location identified on the application 

materials or as required by ODOT. All accesses shall be constructed in such a manner 

as to eliminate turning conflicts. The proposed width for access shall meet ODOT 

requirements. 

 
c. All primary building entrances shall open to the sidewalk and shall conform to 

Americans with Disabilities Act (ADA) requirements, as applicable (MMC 17-3.2.040 
D). All approaches and driveways shall meet ADA accessibility requirements where 
they coincide with an accessible route (MMC 17-3.3.030 D 15). Parking shall be 
provided consistent with ADA requirements (MMC 17-3.5.030 H). 

 

d. No visual obstructions shall be placed in vision clearance areas (MMC 17-3.3.030 G). 
 

e. No proposed fencing shall be made of prohibited materials, as detailed in MMC 17-
3.4 

 

f. All landscaping shall be maintained in good condition, or otherwise replaced by the 
property owner (MMC 17-3.4.030 G). 

 

g. Fences and walls shall be maintained in good condition, or otherwise replaced by 
the property owner (MMC 17-3.4.040 F). 

 

h. As an ongoing condition of approval, all outdoor lighting shall be maintained in good 
condition, or otherwise replaced by the property owner (MMC 17-3.4.050 C). 
 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

Exhibit B: 

City Staff’s Findings of Fact for SDR01-2022 
  



Per MMC 17-4.2.050, an application for Site Design Review shall be approved if 

the proposal meets all of the following criteria. The Planning Official, in 

approving the application, may impose reasonable conditions of approval, 

consistent with the applicable criteria; 

A. The application is complete, in accordance with Section 17-4.2.040; 

 

Findings: The City received the Applicant’s proposal on March 29, 2022 and deemed it 

complete in accordance with Section 17-4.2.040 on July 7, 2022.  

 

B. The application complies with all of the applicable provisions of the 

underlying Zoning District (Division II), including, but not limited to, 

building and yard setbacks, lot area and dimensions, density and floor 

area, lot coverage, building height, building orientation, architecture, and 

other applicable standards; 

 
17-2.2.030 Allowed Uses 
 
Findings: The Applicant proposes new uses of a new fast food establishment with a drive thru. 

The fast food portion meets the “Commercial Retail Sales and Services” use category. Because 

the drive-through window is an unenclosed use a Conditional Use Permit is required in 

conjunction with the Site Design Review per MMC 17-2.2.030 H. The Applicant submitted a 

Conditional Use Permit in concurrence with this application. The Standard is met. 

 
17-2.2.040 Lot and Development Standards 
 
Findings:  

 

Minimum Lot Area – There is no minimum lot size in commercial zones. The proposed lots are 

of adequate size to accommodate commercial development. This standard is met.   

 

Minimum Lot Width and Depth – There is no minimum lot width or depth in commercial zones. 

The proposed lots are of adequate size to accommodate commercial development. This 

standard is met.   

 

Building and Structure Height – Maximum building height in the C-2 zone is 55ft. The maximum 

height of the proposed structure is 21.5 ft. This standard is met.   



 

Maximum Lot Coverage - Maximum foundation plane coverage in the C-2 zone is 100%. The 

proposed building covers 6.3% of the subject lot. This standard is met.  

 

Minimum Landscape Area % (includes required parking lot, landscaping, and required 

screening) Minimum landscaped area in the C-2 zone is 5%. The proposed site plan provides a 

total 11,056 SF, which is 36% of Lot 4. This standard is met.   

  

Minimum Setbacks - 6 

Front Setback Requirement: 0ft – This standard is met.  

Garage Setback Requirement: 20ft – No garages are proposed. This standard does not 

apply. 

Alley: 3ft - This property does not abut an alley. This standard does not apply.  

Adjacent to R Districts: 10ft – This proposal is not adjacent to any residential districts. 

This standard does not apply.  

 

Build to Line: 0ft – The site abuts the OR-211 right-of-way. The primary entrance of the 

proposed restaurant is connected to the public right-of-way via a pedestrian pathway along the 

north side of the proposed walkway. Additionally, a required Public Utility Easement prohibits 

building within 10ft of the ROW line. The build-to-line criteria are therefore met under 

exceptions c and f (MMC 17-3.2.040 B 1). 

 
C. The proposal includes required upgrades, if any, to existing development 

that does not comply with the applicable zoning district standards, 

pursuant to Chapter 17-1.4 Nonconforming Situations; 

The proposal is part of an existing development that met the standards at the time. The 
proposal generally meets all of the current zoning district and design standards. Standard does 
not apply.    
 

D. The proposal complies with all the Development and Design Standards of 

Division III, as applicable: 

Findings: Applicable Standards under Division III. Community Design Standards for this project 

include: 

Section 17-3.2.040 Non-Residential Buildings 

Section 17-3.2.060 Drive-Up and Drive-Through Uses and Facilities 

Chapter 17-3.3 Access and Circulation 

Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting 

Chapter 17-3.5 Parking and Loading 



Chapter 17-3.6 Public Facilities 

 

17-3.2.040 Non-Residential Buildings  
 

A. Purpose and Applicability. The following requirements apply to non-residential 
development, including individual buildings and developments with multiple buildings 
such as shopping centers, office complexes, mixed-use developments, and institutional 
campuses. The standards are intended to create and maintain a built environment that 
is conducive to pedestrian accessibility, reducing dependency on the automobile for 
short trips, while providing civic space for employees and customers, supporting natural 
surveillance of public spaces, and creating human-scale design. The standards require 
buildings placed close to streets, with storefront windows (where applicable), with large 
building walls divided into smaller planes, and with architectural detailing. 
 

Findings: This section applies to the proposed commercial development.  
 

 
B. Building Orientation. The following standards apply to new buildings and building 

additions that are subject to Site Design Review. The Planning Official may approve 
adjustments to the standards as part of a Site Design Review approval, pursuant to 
Chapters 17-4.2 and 17-4.7, respectively. 

 
1. Buildings subject to this section shall conform to the applicable build-to line 

standard in Table 17-2.2.040.E, as generally illustrated in Figure 17-3.2-6. The 
standard is met when at least 50 percent of the abutting street frontage has a 
building placed no farther from at least one street property line than the build-to 
line in Table 17-2.2.040.E; except in the Central Commercial C-1 zone, at least 80 
percent of the abutting street frontage shall have a building placed no farther from 
at least one street property line than the required build-to-line. The Planning 
Official, through Site Design Review, may waive the build to line standard where it 
finds that one or more of the conditions in subdivisions a through g occurs. 

 
a. A proposed building is adjacent to a single-family dwelling, and an increased 

setback promotes compatibility with the adjacent dwelling. 
b. The standards of the roadway authority preclude development at the build-to 

line. 
c. The applicant proposes extending an adjacent sidewalk or plaza for public use, or 

some other pedestrian amenity is proposed to be placed between the building 
and public right-of-way, pursuant to Section 17-3.2.050 and subject to Site 
Design Review approval. 

d. The build-to line may be increased to provide a private open space (e.g., 
landscaped forecourt), pursuant to Section 17-3.2.050, between a residential use 



in a mixed-use development (e.g., live-work building with ground floor 
residence) and a front or street property line. 

e. A significant tree or other environmental feature precludes strict adherence to 
the standard and will be retained and incorporated in the design of the project. 

f. A public utility easement or similar restricting legal condition that is outside the 
applicant’s control makes conformance with the build-to line impracticable. In 
this case, the building shall instead be placed as close to the street as possible 
given the legal constraint, and pedestrian amenities (e.g., plaza, courtyard, 
landscaping, outdoor seating area, etc.) shall be provided within the street 
setback in said location pursuant to Section 17-3.2.050. 

g. An existing building that was lawfully created but does not conform to the above 
standard is proposed to be expanded and compliance with this standard is not 
practicable. 

 
Findings: The site abuts the OR-211 right-of-way. The primary entrance of the proposed use 
is connected to the public right-of-way via a pedestrian pathway along the north side of the 
proposed walkway. Additionally, a required Public Utility Easement prohibits building within 
10ft of the ROW line. Build-to-line criteria are therefore met under exceptions c and f. 

 
2. Except as provided in subsections C.5 and 6, all buildings shall have at least one 

primary entrance (i.e., tenant entrance, lobby entrance, breezeway entrance, or 
courtyard entrance) facing an abutting street (i.e., within 45 degrees of the street 
property line); or if the building entrance must be turned more than 45 degrees 
from the street (i.e., front door is on a side or rear elevation) due to the 
configuration of the site or similar constraints, a pedestrian walkway must connect 
the primary entrance to the sidewalk in conformance with Section 17-3.3.040. 

 
Findings: The proposed building has a primary entrance on the northern façade, facing OR-
211. This standard is met.  

 
3. Off-street parking, trash storage facilities, and ground-level utilities (e.g., utility 

vaults), and similar obstructions shall not be placed between building entrances and 
the street(s) to which they are oriented. To the extent practicable, such facilities 
shall be oriented internally to the block and accessed by alleys or driveways. 

 

Findings: The Applicant’s submitted proposal does not include any parking, trash or utilities 

between the building or building entrance and street. Proposed parking is located to the 

east and south of the site. Trash facilities are sited on the south end of the restaurant. This 

standard is met. 

 

4. Off-street parking shall be oriented internally to the site to the extent practicable, 
and shall meet the Access and Circulation requirements of Chapter 17-3.3, the 



Landscape and Screening requirements of Chapter 17-3.4, and the Parking and 
Loading requirements of Chapter 17-3.5. 

 
Findings: The Applicant’s submitted application shows parking located adjacent to the 
building’s east facade. The primary entrance is accessed by both vehicular and pedestrian 
circulation systems along the access on the northern side of the site. This standard is met. 
Standards pertaining to further chapters will be evaluated in staff responses to those 
Chapters respectively.  

 

5. Where a development contains multiple buildings and there is insufficient street 
frontage to meet the above building orientation standards for all buildings on the 
subject site, a building’s primary entrance may orient to plaza, courtyard, or similar 
pedestrian space containing pedestrian amenities and meeting the requirements 
under Section 17-3.2.050, subject to Site Design Review approval. When oriented 
this way, the primary entrance(s), plaza, or courtyard shall be connected to the 
street by a pedestrian walkway conforming to Section 17-3.3.040. 

 
Findings: The proposal is for a single building. This standard does not apply.  
 
C. Large-Format Developments. Plans for new developments, or any phase thereof, with a 

total floor plate area (ground floor area of all buildings) greater than 35,000 square feet, 
shall meet all of the following standards in subsections C.1 through 9, as generally 
illustrated in Figure 17-3.2-7. The Planning Official may approve adjustments to the 
standards as part of a Site Design Review approval, pursuant to Chapters 17-4.2 and 17-
4.7, respectively. 

 
Findings: The proposed development does not include a total floor plate area greater than 
35,000 square feet. These standards do not apply.  
 
D. Primary Entrances and Windows. The following standards, as generally illustrated in 

Figures 17-3.2-8 and 17.3.2-9, apply to new buildings and building additions that are 
subject to Site Design Review. The Planning Official may approve adjustments to the 
standards as part of a Site Design Review approval, pursuant to Chapters 17-4.2 and 17-
4.7, respectively. 

 
1. All Elevations of Building. Architectural designs shall address all elevations of a 

building. Building forms, detailing, materials, textures, and color shall contribute to a 
unified design with architectural integrity. Materials used on the front façade must 
turn the building corners and include at least a portion of the side elevations, 
consistent with the overall composition and design integrity of the building. 

 
Findings: The Applicant’s submitted architectural plans show all elevations of the proposed 
building and show a cohesive design. Materials from the western, street facing, façade turn 
the corner to side elevations and extend through those elevations. This standard is met.  



 
2. Pedestrian Entrances. Ground level entrances oriented to a street shall be at least 

partly transparent for natural surveillance and to encourage an inviting and 
successful business environment. This standard may be met by providing a door with 
a window or windows, a transom window above the door, or sidelights beside the 
door. Where ATMs or other kiosks are proposed on any street-facing elevation, they 
shall be visible from the street for security and have a canopy, awning, or other 
weather protection shelter. 

 
Findings: This standard is met subject to a condition of approval. Applicant’s submitted 
architectural plans show ground level entrances with partial transparency. This standard 
can be met with additional measures to add transparency through transom windows, 
shadow boxes or other architectural treatments.  
 
As a condition of approval, the Applicant shall submit plans with building permit 
authorization showing canopy coverage along at least 75% of the street facing facades 
where walkways are proposed adjacent to the building. 
 

3. Corner Entrances. Buildings on corner lots are encouraged to have corner entrances. 
Where a corner entrance is not provided, the building plan shall provide an 
architectural element or detailing (e.g., tower, beveled corner, art, special trim, etc.) 
that accentuates the corner location. 

 
Findings: The Applicant’s proposal is not for a corner lot. This standard does not apply.  
 

4. Street Level Entrances. All primary building entrances shall open to the sidewalk and 
shall conform to Americans with Disabilities Act (ADA) requirements, as applicable. 
Primary entrances above or below grade may be allowed where ADA accessibility is 
provided. 

 
Findings: This standard is met subject to a condition of approval. Proposed building 
entrances open to the proposed pedestrian walkway, a required.  As a condition of approval 
all primary building entrances shall open to the sidewalk and shall conform to Americans 
with Disabilities Act (ADA) requirements, as applicable. 
 

5. Windows—General. Except as approved for parking structures or accessory 
structures, the front/street-facing elevations of buildings shall provide display 
windows, windowed doors, and where applicable, transom windows to express a 
storefront character. 

 
Findings: The street facing entrance has limited windows and transparent entrances. See 
condition of approval. 
 



6. Storefront Windows. Storefront windows shall consist of framed picture or bay 
windows, which may be recessed. Framing shall consist of trim detailing such as 
piers or pilasters (sides), lintels or hoods (tops), and kick plates or bulkheads 
(base)—or similar detailing—consistent with a storefront character. The ground 
floor, street-facing elevation(s) of all buildings shall comprise at least 60 percent 
transparent windows, measured as a section extending the width of the street-
facing elevation between the building base (or 30 inches above the sidewalk grade, 
whichever is less) and a plane 72 inches above the sidewalk grade. 

 
Findings: This standard is met subject to a condition of approval. The Applicant’s submitted 
application shows glazed storefront windows on the front elevation that account for less 
than 60% of the frontage between 30” and 72” from grade.  
 
As a condition of approval, the transparency standard shall be met at build permit review to 
demonstrate compliance with this standard. Alternatively, the applicant can propose an 
exception to the Planning Commission to meet the standard.  
 

 
7. Defined Upper Story(ies). Building elevations shall contain detailing that visually 

defines street level building spaces (storefronts) from upper stories. The distinction 
between street level and upper floors shall be established, for example, through the 
use of awnings, canopies, belt course, or similar detailing, materials, or fenestration. 
Upper floors may have less window area than ground floors, but shall follow the 
vertical lines of the lower level piers and the horizontal definition of spandrels and 
any cornices. Upper floor window orientation shall primarily be vertical, or have a 
width that is no greater than height. Paired or grouped windows that, together, are 
wider than they are tall, shall be visually divided to express the vertical orientation 
of individual windows. 

 
Findings: The Applicant’s submitted architectural plans are for a one-story building. This 
standard does not apply.  
 

8. Buildings Not Adjacent to a Street. Buildings that are not adjacent to a street or a 
shopping street, such as those that are setback behind another building and those 
that are oriented to a civic space (e.g., internal plaza or court), shall meet the 60 
percent transparency standard on all elevations abutting civic space(s) and on 
elevations containing a primary entrance. 

 
Findings: This standard is met subject to a condition of approval. The proposed building is 
adjacent to a street, but does not meet the 60% transparency requirement on the front 
(street) elevation.  
 



As a condition of approval, the transparency standard shall be met at build permit review to 
demonstrate compliance with this standard. Alternatively, the applicant can propose an 
exception to the Planning Commission to meet the standard.  
 
 

9. Side and Rear Elevation Windows. All side and rear elevations, except for zero lot 
line or common wall elevations, where windows are not required, shall provide not 
less than 30 percent transparency. 

 
Findings: This standard is met subject to a condition of approval. The Applicant has 
proposed storefront entrances on the east (parking) and west (drive thru) non-street facing 
elevations. However, the total is less than the 30% standard.  

 
As a condition of approval, the transparency standard shall be met at build permit review to 
demonstrate compliance with this standard. Alternatively, the applicant can propose an 
exception to the Planning Commission to meet the standard.  
 
 

10. Window Trim. At a minimum, windows shall contain trim, reveals, recesses, or 
similar detailing of not less than four inches in width or depth as applicable. The use 
of decorative detailing and ornamentation around windows (e.g., corbels, 
medallions, pediments, or similar features) is encouraged. 

 
Findings: This standard is met subject to a condition of approval. Applicant’s submitted 
application does not show adequate trim detailing. The building design needs to include 
trim detailing consistent with this requirement. As a condition of approval, trim detailing 
and window display detailing shall be included and verified at building plan review.  
 
 

11. Projecting Windows, Display Cases. Windows and display cases shall not break the 
front plane of the building (e.g., projecting display boxes are discouraged). For 
durability and aesthetic reasons, display cases, when provided, shall be flush with 
the building façade (not affixed to the exterior) and integrated into the building 
design with trim or other detailing. Window flower boxes are allowed, provided they 
do not encroach into the pedestrian through-zone. 

 
Findings: The Applicant has proposed a display case on the parking lot and drive thru 
elevations. If the merchandise displays are included, sufficient detailing is required for 
review at the building permit phase to determine compliance. See condition of approval.  
 

12. Window Exceptions. The Planning Official may approve an exception to the above 
standards where existing topography makes compliance impractical. Where it is not 
practicable to use glass, windows for parking garages or similar structures, the 



building design must incorporate openings or other detailing that resembles window 
patterns (rhythm and scale). 

 
Findings: The Applicant has not proposed an exception to the window standard. See 
conditions of approval. 

 
E. Articulation and Detailing. The following standards apply to new buildings and building 

additions that are subject to Site Design Review. The Planning Official may approve 
adjustments to the standards as part of a Site Design Review approval, pursuant to 
Chapters 17-4.2 and 17-4.7, respectively. 

 
1. Articulation. All building elevations that orient to a street or civic space shall have 

breaks in the wall plane (articulation) of not less than one break for every 30 feet of 
building length or width, as applicable, pursuant to the following standards, which 
are generally illustrated in Figures 17-3.2-10, 17-3.2-11, and 17-3.2-12. 

 
a. A “break” for the purposes of this subsection is a change in wall plane of not less 

than 24 inches in depth. Breaks may include, but are not limited to, an offset, 
recess, window reveal, pilaster, frieze, pediment, cornice, parapet, gable, 
dormer, eave, coursing, canopy, awning, column, building base, balcony, 
permanent awning or canopy, marquee, or similar architectural feature. 

b. The Planning Official through Site Design Review may approve detailing that 
does not meet the 24-inch break-in-wall-plane standard where it finds that 
proposed detailing is more consistent with the architecture of historically 
significant or historic-contributing buildings existing in the vicinity. 

c. Changes in paint color and features that are not designed as permanent 
architectural elements, such as display cabinets, window boxes, retractable and 
similar mounted awnings or canopies, and other similar features, do not meet 
the 24-inch break-in-wall-plane standard. 

d. Building elevations that do not orient to a street or civic space need not comply 
with the 24-inch break-in-wall-plane standard but should complement the 
overall building design. 

 
Findings: The Applicant’s submitted architectural plans show a parapet, canopy, varying 
building materials and colors on the north facing façade that provide the required depth for 
breaks. Other facades are not street facing and these standards do not apply to them. These 
standards are met.  
 

2. Change in Materials. Elevations should incorporate changes in material that define a 
building’s base, middle, and top, as applicable, and create visual interest and relief. 
Side and rear elevations that do not face a street, public parking area, pedestrian 
access way, or plaza may utilize changes in texture and/or color of materials, 
provided that the design is consistent with the overall composition of the building. 

 



Findings: The Applicant’s submitted architectural plans use change of materials from a brick 
base wainscoting to metal siding to a fiber cement board and distinctive red tiling that 
appears in the legend. These materials extend around the building, excepting where 
storefronts are utilized to define the portion of the building along the street facing northern 
frontage. This standard is met if the red tiling accents are confirmed in the final design.  
 

3. Horizontal Lines. New buildings and exterior remodels shall generally follow the 
prominent horizontal lines existing on adjacent buildings at similar levels along the 
street frontage. Examples of such horizontal lines include, but are not limited to: the 
base below a series of storefront windows, an awning or canopy line, a belt course 
between building stories, a cornice, or a parapet line. Where existing adjacent 
buildings do not meet the City’s current building design standards, a new building 
may establish new horizontal lines. 

 
Findings: The Applicant’s submitted architectural plans show horizontal lines through the 
window and canopy profiles on the north facing frontage and by change of materials along 
the western, eastern, and southern frontage. This standard is met. 

 
4. Ground Floor and Upper Floor Division. A clear visual division shall be maintained 

between the ground level floor and upper floors, for example, through the use of a 
belt course, transom, awning, canopy, or similar division. 

 
Findings: The Applicant’s proposal is for a single-story building. This standard does not 
apply.  
 

5. Vertical Rhythms. New construction or front elevation remodels shall reflect a 
vertical orientation, either through breaks in volume or the use of surface details 

 
Findings: The Applicant’s submitted application shows limited vertical rhythms. See 
condition of approval.  
 
F. Pedestrian Shelters. The following standards apply to new buildings and building 

additions that are subject to Site Design Review. The Planning Official may approve 
adjustments to the standards as part of a Site Design Review approval, pursuant to 
Chapters 17-4.2 and 17-4.7, respectively. 

 
1. Minimum Pedestrian Shelter Coverage. Permanent awnings, canopies, recesses, or 

similar pedestrian shelters shall be provided along at least 75 percent of the ground 
floor elevation(s) of a building where the building abuts a sidewalk, civic space, or 
pedestrian access way. Pedestrian shelters used to meet the above standard shall 
extend at least five feet over the pedestrian area; except that the Planning Official, 
through Site Design Review, may reduce the above standards where it finds that 
existing right-of-way dimensions, easements, or building code requirements 
preclude standard shelters. In addition, the above standards do not apply where a 



building has a ground floor dwelling, as in a mixed-use development or live-work 
building, and the dwelling has a covered entrance. The Planning Official shall waive 
the above standards if the pedestrian shelter would extend into the right-of-way and 
the roadway authority does not allow encroachments in the right-of-way. 

 
Findings: This standard is met subject to a condition of approval. The Applicant’s submitted 
architectural plans shows proposed pedestrian walkways abutting the northern frontage of 
the proposed building. The northern façade has less canopy coverage and the west façade 
has slightly more canopy coverage.  
 
As a condition of approval, the Applicant shall submit plans with building permit 
authorization showing canopy coverage along at least 75% of the northern (front) and east 
(parking lot) facades where walkways are proposed adjacent to the building. Additional 
canopies shall comply with applicable building codes and shall be designed to be visually 
compatible with the architecture of the building. 
 

2. Pedestrian Shelter Design. Pedestrian shelters shall comply with applicable building 
codes, and shall be designed to be visually compatible with the architecture of a 
building. If mezzanine or transom windows exist, the shelter shall be below such 
windows where practical. Where applicable, pedestrian shelters shall be designed to 
accommodate pedestrian signage (e.g., blade signs), while maintaining required 
vertical clearance. 

 
Findings: Staff finds that the Applicant’s proposed pedestrian shelters are designed in visual 
concert with the design of the building. This standard is met.  
 
G. Mechanical Equipment. 
 

1. Building Walls. Where mechanical equipment, such as utility vaults, air compressors, 
generators, antennae, satellite dishes, or similar equipment, is permitted on a 
building wall that abuts a public right-of-way or civic space, it shall be screened 
pursuant to Chapter 17-3.4. Standpipes, meters, vaults, and similar equipment need 
not be screened but shall not be placed on a front elevation when other practical 
alternatives exist; such equipment shall be placed on a side or rear elevation where 
practical. 

 
2. Rooftops. Except as provided below, rooftop mechanical units shall be set back or 

screened behind a parapet wall so that they are not visible from any public right-of-
way or civic space. Where such placement and screening is not practicable, the 
Planning Official may approve painting of mechanical units in lieu of screening; such 
painting may consist of colors that make the equipment visually subordinate to the 
building and adjacent buildings, if any. 

 



3. Ground-Mounted Mechanical Equipment. Ground-mounted equipment, such as 
generators, air compressors, trash compactors, and similar equipment, shall be 
limited to side or rear yards and screened with fences or walls constructed of 
materials similar to those on adjacent buildings. Hedges, trellises, and similar 
plantings may also be used as screens where there is adequate air circulation and 
sunlight, and irrigation is provided. The City may require additional setbacks and 
noise attenuating equipment for compatibility with adjacent uses. 

 
Findings: The Applicant indicates mechanical equipment that is screened by a parapet and 
is not visible from the public right-of-way. These standards are met.  
 
H. Civic Space. Commercial development projects shall provide civic space pursuant to 

Section 17-3.2.050. 
 
Findings: The Applicant proposes less than 10,000 SF of leasable floor area. These standards 
do not apply to this application. 
 
I. Drive-Up and Drive-Through Facilities. Drive-up and drive-through facilities shall comply 

with the requirements of Section 17-3.2.060. (Ord. 2017-08 §1) 

 
Findings: This application includes a drive-through facility. See discussion below. 
 
 
17-3.2.060 Drive-Up and Drive-Through Uses and Facilities 

 
B. Standards. Drive-up and drive-through facilities (i.e., driveway queuing areas, 

customer service windows, teller machines, kiosks, drop-boxes, or similar facilities) 
shall meet all of the following standards, as generally illustrated in Figure 17-3.2-
13: 

 
1. The drive-up or drive-through facility shall orient to and receive access from a 

driveway that is internal to the development and not a street, as generally 
illustrated. 

 
Findings: The Applicant’s submitted site plan shows a drive aisle that is internal to the site. 
This standard is met. 

 
2. The drive-up or drive-through portion of the establishment or drive-through window 

shall not be oriented to a street corner. 
 

Findings: The Applicant’s submitted site plan shows a drive-through window of the 
proposed project is on the west building façade. The west façade is across from the private 



shared drive accessway. This criterion is met as the drive-up window is on the façade 
opposite the right-of-way and therefore does not face a street. 

 
3. The entry into a drive-up or drive-through portion of the establishment or drive-

through window shall be located a sufficient distance from a street right-of-way so 
as not to allow for queue into a street right-of-way during any time of the year. 
Applicant shall provide a section within the Traffic Impact Analysis or supply the City 
with a traffic engineer’s report demonstrating that the drive-up or drive-through will 
have no impact to the street right-of-way. 

 
4. Drive-up and drive-through queuing areas shall be designed so that vehicles will not 

obstruct any street, fire lane, walkway, bike lane, or sidewalk. 
 

Findings: The Applicant’s submitted site plan shows that the entry to the drive-up queue is 
located internal to the site with no direct vehicle access to OR 211. The Applicant’s 
submitted Traffic Impact Analysis includes analysis of the drive-through location and queue 
and demonstrates there will be no adverse impacts on the right-of-way.  
 
The Applicant’s submitted site plan shows a pedestrian crossing within the entrance of the 
drive aisle of the queue lane. The Applicant’s narrative does not state the materials or 
design of the pedestrian walkway. See condition of approval. 

 
5. In the General Commercial C-2 district, a new drive-up or drive-through facility must 

comply with the access control distance requirements identified in the City’s 
Transportation System Plan in relation to existing drive-up or drive-through facilities. 

 
Findings: The Applicant’s proposed project is within the C-2 zoning district. The Applicant’s 
submitted TIA looks at the proposed drive-throughs compliance with transportation related 
regulations and has found no issues. In addition, the only access is from an existing private 
shared drive into the shopping center. This standard is met. 

 
 
17-3.3.030 Vehicular Access and Circulation 
 
A. Purpose and Intent. Section 17-3.3.030 implements the street access policies of the City 

of Molalla Transportation System Plan. It is intended to promote safe vehicle access and 
egress to properties, while maintaining traffic operations in conformance with adopted 
standards. “Safety,” for the purposes of this chapter, extends to all modes of 
transportation.  

 
B. Permit Required. Vehicular access to a public street (e.g., a new or modified driveway 

connection to a street or highway) requires an approach permit approved by the 
applicable roadway authority.  



 
Findings: The Cascade Center shopping center has an approved access from OR-211 which 
the applicants plan to use. The access point into the proposed development is located in 
excess of 100 feet from OR 211. Standard is met.  

 

C. Traffic Study Requirements. The City, in reviewing a development proposal or other 
action requiring an approach permit, may require a traffic impact analysis, pursuant to 
Section 17-3.6.020, to determine compliance with this Code.  

 
Findings: The approved Traffic Impact Study from the Cascade Center Development 
accounted for a fast-food use on the subject property. No additional analysis was required 
for this project. This standard is met.  

 

D. Approach and Driveway Development Standards. Approaches and driveways shall 
conform to all of the following development standards:  

 
1. The number of approaches on higher classification streets (e.g., collector and arterial 

streets) shall be minimized; where practicable, access shall be taken first from a 
lower classification street.  

 
Findings: The subject property’s only street frontage is to OR-211, from which the Applicant 
proposes a single access. This access also serves parcels associated with Cascade Center. 
This standard is met.   
 

2. Approaches shall conform to the spacing standards of subsections E and F, below, 
and shall conform to minimum sight distance and channelization standards of the 
roadway authority.  

 
Findings: The subject property is adjacent to OR-211, which is under ODOT jurisdiction. The 
existing access placement is already approved as an approach. This standard is met. 
 

3. Driveways shall be paved and meet applicable construction standards. Where 
permeable paving surfaces are allowed or required, such surfaces shall conform to 
applicable Public Works Design Standards.  

 
Findings: The Applicant has proposed a paved driveway and shall be designed to meet all 
Molalla Public Works Design Standards. This standard is met.  

 
4. The City Engineer may limit the number or location of connections to a street, or 

limit directional travel at an approach to one-way, right-turn only, or other 
restrictions, where the roadway authority requires mitigation to alleviate safety or 
traffic operations concerns.  
 



Findings: Only one access from OR-211 is proposed by the Applicant. The property also 
connects to points within the Cascade Center development by way of a private drive along 
the northern portion of the subject parcel. This standard is met.  

 
5. Where the spacing standards of the roadway authority limit the number or location 

of connections to a street or highway, the City Engineer may require a driveway 
extend to one or more edges of a parcel and be designed to allow for future 
extension and inter-parcel circulation as adjacent properties develop. The City 
Engineer may also require the owner(s) of the subject site to record an access 
easement for future joint use of the approach and driveway as the adjacent 
property(ies) develop(s).  

 
Findings: Cross access easements were addressed in the development of Cascade Center 
subdivision. Standard is met.   

 
6. Where applicable codes require emergency vehicle access, approaches and 

driveways shall be designed and constructed to accommodate emergency vehicle 
apparatus and shall conform to applicable fire protection requirements. The City 
Engineer may restrict parking, require signage, or require other public safety 
improvements pursuant to the recommendations of an emergency service provider.  

 
Findings: This standard is met subject to a condition of approval. As a condition of approval, 
the Applicant shall confirm that the turning radius for the new parking area can 
accommodate fire apparatus in their engineering plan submittals. 
 

7. As applicable, approaches and driveways shall be designed and constructed to 
accommodate truck/trailer-turning movements.  

 
Findings: Truck turning movements were addressed through a previous development of the 
access from OR 211. Standard does not apply. 
 

8. Except where the City Engineer and roadway authority, as applicable, permit an 
open access with perpendicular or angled parking, driveways shall accommodate all 
projected vehicular traffic on-site without vehicles stacking or backing up onto a 
street.  
 

9. Driveways shall be designed so that vehicle areas, including, but not limited to, 
drive-up and drive-through facilities and vehicle storage and service areas, do not 
obstruct any public right-of-way.  

 
Findings: All proposed off-street parking and drive-through facilities are interior to the site 
and the queue is oriented internally to the site so that no queuing will enter the right-of-
way. These standards are met. 
 



10. Approaches and driveways shall not be wider than necessary to safely accommodate 
projected peak hour trips and turning movements, and shall be designed to 
minimize crossing distances for pedestrians.  

 
Findings: The Applicant’s submitted application shows a 30’ wide approach, which is 
designed to accommodate trucks and emergency vehicles and is consistent with Molalla 
Public Works Standards. This standard is met. 
 

11. As it deems necessary for pedestrian safety, the City Engineer, in consultation with 
the roadway authority, as applicable, may require that traffic-calming features, 
textured driveway surfaces (e.g., pavers or similar devices), curb extensions, signage 
or traffic control devices, or other features, be installed on or in the vicinity of a site 
as a condition of development approval.  

 
Findings: Neither the City Engineer nor the roadway authority recommend any traffic 
calming features, nor are any proposed. This standard is met. 
 

12. Construction of approaches along acceleration or deceleration lanes, and along 
tapered (reduced width) portions of a roadway, shall be avoided; except where no 
reasonable alternative exists and the approach does not create safety or traffic 
operations concern.  

 
Findings: The Applicant’s proposal does not include construction of approaches along 
acceleration or deceleration lanes or along tapered portions of the roadway. This standard 
does not apply. 

 
13. Approaches and driveways shall be located and designed to allow for safe 

maneuvering in and around loading areas, while avoiding conflicts with pedestrians, 
parking, landscaping, and buildings.  
 

Findings: The Applicant’s submitted site plan shows separation between pedestrian and 
vehicular circulation areas. There are no proposed loading areas. This standard is met. 
 

14. Where sidewalks or walkways occur adjacent to a roadway, driveway aprons 
constructed of concrete shall be installed between the driveway and roadway edge. 
The roadway authority may require the driveway apron be installed outside the 
required sidewalk or walkway surface, consistent with Americans with Disabilities 
Act (ADA) requirements, and to manage surface water runoff and protect the 
roadway surface.  
 

Findings: The Applicant’s proposal includes a new sidewalk within the right-of-way that 
meets City and ODOT standards for materials and width. This standard is met.  

 



15. Where an accessible route is required pursuant to ADA, approaches and driveways 
shall meet accessibility requirements where they coincide with an accessible route.  

 
Findings: This standard is met subject to a condition of approval. As a condition of approval, 
all approaches and driveways shall meet ADA accessibility requirements where they 
coincide with an accessible route. 

 
16. The City Engineer may require changes to the proposed configuration and design of 

an approach, including the number of drive aisles or lanes, surfacing, traffic-calming 
features, allowable turning movements, and other changes or mitigation, to ensure 
traffic safety and operations.  

 
Findings: With the potential exception of approach modifications to accommodate truck 
and emergency vehicle movements mentioned above, no changes are required to the 
proposed configuration and design of the approach. This standard is met.  

 
17. Where a new approach onto a state highway or a change of use adjacent to a state 

highway requires ODOT approval, the applicant is responsible for obtaining ODOT 
approval. The City Engineer may approve a development conditionally, requiring the 
applicant first obtain required ODOT permit(s) before commencing development, in 
which case the City will work cooperatively with the applicant and ODOT to avoid 
unnecessary delays.  
 

Findings: The Applicant obtained an approach permit from ODOT for the development of 
the shopping center. Standard is met. 
 

18. Where an approach or driveway crosses a drainage ditch, canal, railroad, or other 
feature that is under the jurisdiction of another agency, the applicant is responsible 
for obtaining all required approvals and permits from that agency prior to 
commencing development. 

19. Where a proposed driveway crosses a culvert or drainage ditch, the City Engineer 
may require the developer to install a culvert extending under and beyond the edges 
of the driveway on both sides of it, pursuant to applicable Public Works Design 
Standards. 

 
Findings: The Applicants proposed approach does not cross a feature under the jurisdiction 
of another agency, including a drainage culvert or ditch. These criteria do not apply.  
  

20. Except as otherwise required by the applicable roadway authority or waived by the 
City Engineer temporary driveways providing access to a construction site or staging 
area shall be paved or graveled to prevent tracking of mud onto adjacent paved 
streets.  

 



Findings: These standards are met subject to a condition of approval. As a condition of 
approval, temporary driveways providing access to a construction site or staging area shall 
be paved or graveled to prevent tracking of mud onto adjacent paved streets.  

 
21. Development that increases impervious surface area shall conform to the storm 

drainage and surface water management requirements of Section 17-3.6.050.  
 

Findings: These standards are met subject to conditions of approval. Applicant submitted a 
stormwater drainage plan with their application package. Onsite private storm system shall 
comply with plumbing code requirements. The detention and flow control facilities shall be 
reviewed, permitted, and inspected by Molalla Public Works. The onsite storm conveyance 
system shall be reviewed and inspected by Clackamas County Building under a plumbing 
permit, in accordance with MMC 13.13 Surface Water Management. Additional stormwater 
analysis is provided in Staff responses to Section 17-3.6.050.  

 
E. Approach Separation from Street Intersections. Except as provided by subsection H, 

minimum distances shall be maintained between approaches and street intersections 
consistent with the current version of the Public Works Design Standards and 
Transportation System Plan.  
 

F. Approach Spacing. Except as provided by subsection H or as required to maintain street 
operations and safety, the following minimum distances shall be maintained between 
approaches consistent with the current version of the Public Works Design Standards 
and Transportation System Plan.  

 
Findings: The Applicant’s proposal utilizes an existing, approved access from OR-211. This 

standard is met.  

G. Vision Clearance. No visual obstruction (e.g., sign, structure, solid fence, or shrub 
vegetation) greater than 2.5 feet in height shall be placed in “vision clearance areas” at 
street intersections.. The minimum vision clearance area may be modified by the 
Planning Official through a Type I procedure, upon finding that more or less sight 
distance is required (i.e., due to traffic speeds, roadway alignment, etc.). Placement of 
light poles, utility poles, and tree trunks should be avoided within vision clearance areas.  

 
Findings: This standard is met subject to conditions of approval. As an ongoing condition of 

approval, no visual obstructions shall be placed in vision clearance areas.  

H. Exceptions and Adjustments. The City Engineer may approve adjustments to the 
spacing standards of subsections E and F, above, where an existing connection to a City 
street does not meet the standards of the roadway authority and the proposed 
development moves in the direction of code compliance. The Planning Official through a 
Type II procedure may also approve a deviation to the spacing standards on City streets 
where it finds that mitigation measures (removal of one access), joint use driveways 



(more than one property uses same access), directional limitations (e.g., one-way), 
turning restrictions (e.g., right-in/ right-out only), or other mitigation alleviate all traffic 
operations and safety concerns.  

 

Findings: The Applicant has not submitted any requests for exceptions and adjustment to 

access and spacing standards and none are requested by City Staff or ODOT. This standard is 

met.  

I. Joint Use Access Easement and Maintenance Agreement. Where the City approves a 
joint use driveway, the property owners shall record an easement with the deed 
allowing joint use of and cross access between adjacent properties. The owners of the 
properties agreeing to joint use of the driveway shall record a joint maintenance 
agreement with the deed, defining maintenance responsibilities of property owners. 
The applicant shall provide a fully executed copy of the agreement to the City for its 
records, but the City is not responsible for maintaining the driveway or resolving any 
dispute between property owners.  

 
Findings: This condition is met subject to a condition of approval. The Applicant’s submitted 
application shows that the applicant proposes access from OR-211 and is under the 
jurisdiction of the Oregon Department of Transportation (ODOT). This proposed access 
serves properties on the eastern side of Cascade Center in addition to the proposed 
development. As a condition of approval, the Applicant shall record joint use access and 
maintenance agreements with adjacent properties within the Cascade Center development 
and properties to the east prior to occupancy. 

 
 

17-3.3.040 Pedestrian Access and Circulation 
 
 

B. Standards. Developments shall conform to all of the following standards for pedestrian 
access and circulation as generally illustrated in Figure 17-3.3-3:  

 
1. Continuous Walkway System. A pedestrian walkway system shall extend 

throughout the development site and connect to adjacent sidewalks, if any, and to 
all future phases of the development, as applicable.  

 
Findings: The Applicant’s submitted site plan shows a continuous sidewalk along the OR-
211 frontage connecting with existing sidewalks to the east and west. There is a private 
walkway connecting to the public sidewalk to the proposed development. The onsite 
network connects to the public sidewalk to the proposed building and proposed parking. 
Staff determined during pre-app discussions with the Applicant that there were no suitable 
walkways adjacent to the subject site to provide direct pedestrian connections to points 
within Cascade Center. Pedestrian access to Cascade Center is best achieved by returning to 



the public sidewalk and traversing to the continuous walkway through Cascade Center 
provided on the western portion of the OR-211 access drive and east of the proposed site. 
This standard is met.  

 
2. Safe, Direct, and Convenient. Walkways within developments shall provide safe, 

reasonably direct, and convenient connections between primary building entrances 
and all adjacent parking areas, recreational areas, playgrounds, and public rights-of 
way conforming to the following standards:  

 

a. The walkway is reasonably direct when it follows a route that does not deviate 
unnecessarily from a straight line or it does not involve a significant amount of 
out-of-direction travel.  
 

b. The walkway is designed primarily for pedestrian safety and convenience, 
meaning it is reasonably free from hazards and provides a reasonably smooth 
and consistent surface and direct route of travel between destinations. The 
Planning Official may require landscape buffering between walkways and 
adjacent parking lots or driveways to mitigate safety concerns.  
 

c. The walkway network connects to all primary building entrances, consistent with 
the building design standards of Chapter 17-3.2 and, where required, Americans 
with Disabilities Act (ADA) requirements.  

 
Findings: These standards are met subject to a condition of approval. Proposed sidewalks 
form as direct of a connection as possible between the roadway, building, parking, and 
development within Cascade Center. Proposed walkways promote vehicle/pedestrian 
separation to the extent practicable and are free of hazards.  
 
As a condition of approval, all walkways connecting to primary building entrances shall be 
designed consistent with ADA requirements.  

 
3. Vehicle/Walkway Separation. Except as required for crosswalks, per subsection 4, 

below, where a walkway abuts a driveway or street it shall be raised six inches and 
curbed along the edge of the driveway or street. Alternatively, the Planning Official may 
approve a walkway abutting a driveway at the same grade as the driveway if the 
walkway is physically separated from all vehicle-maneuvering areas. An example of such 
separation is a row of bollards (designed for use in parking areas) with adequate 
minimum spacing between them to prevent vehicles from entering the walkway.  
 

Findings: The Applicant’s submitted narrative does not specify the design of the proposed 
walkway. The prosed walkway shall be raised from vehicle maneuvering areas and curbed 
with the exception of drive aisle crossings. See conditions of approval.  

 



4. Crosswalks. Where a walkway crosses a parking area or driveway (“crosswalk”), it shall 
be clearly marked with contrasting paving materials (e.g., pavers, light-color concrete 
inlay between asphalt, or similar contrasting material). The crosswalk may be part of a 
speed table to improve driver-visibility of pedestrians. Painted or thermo-plastic striping 
and similar types of non-permanent applications are discouraged, but may be approved 
for lesser used crosswalks not exceeding 24 feet in length.  
 

Response: The Applicant’s submitted site plan shows a crosswalk over the drive thru aisle, 
but does not provide details on design or striping, such as thermoplastic. See condition of 
approval.   

 
5. Walkway Width and Surface. Walkways, including access ways required for subdivisions 

pursuant to Chapter 17-4.3, shall be constructed of concrete, asphalt, brick or masonry 
pavers, or other durable surface, as approved by the City Engineer, and not less than six 
feet wide. Multi-use paths (i.e., designed for shared use by bicyclists and pedestrians) 
shall be concrete or asphalt and shall conform to the current version of the Public Works 
Design Standards and Transportation System Plan.  

 
6. Walkway Construction (Private). Walkway surfaces may be concrete, asphalt, brick or 

masonry pavers, or other City-approved durable surface meeting ADA requirements. 
Walkways shall be not less than six feet in width in commercial and mixed use 
developments and where access ways are required for subdivisions under Division IV.  

 
Findings: The Applicant’s submitted site plan shows proposed sidewalks and walkways that 
are at least 6ft in width, but the submitted narrative does not specify the materials to meet 
standards of this code. See condition of approval.   

 

7. Multi-Use Pathways. Multi-use pathways, where approved, shall be a minimum width 
and constructed of materials consistent with the current version of the Public Works 
Design Standards and Transportation System Plan. 
 

Findings: No multi-use pathways are proposed. This standard does not apply.  
 
 

Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting 

17-3.4.030 Landscaping and Screening 

 
A. General Landscape Standard. All portions of a lot not otherwise developed with 

buildings, accessory structures, vehicle maneuvering areas, or parking shall be 

landscaped. 

http://qcode.us/codes/molalla/view.php?topic=17-iii-17_3_4-17_3_4_030&frames=on


Findings: The Applicant’s submitted landscaping plan shows that all areas of the subject 
parcel that are not developed with buildings, vehicular areas or pedestrian areas will be 
landscaped. This standard is met.  

B. Minimum Landscape Area. All lots shall conform to the minimum landscape area 

standards of the applicable zoning district, as contained in Tables 17-2.2.040.D and 17-

2.2.040.E. The Planning Official, consistent with the purposes in Section 17-3.4.010, may 

allow credit toward the minimum landscape area for existing vegetation that is retained 

in the development. 

 

Findings: The Applicant’s submitted landscaping plan shows 11,056 SF of landscaped area, 

which is 36% of the subject parcel. This exceeds the 5% standard for commercial zones in 

Tables 17-2.2.040.E. This standard is met.  

 

C. Plant Selection. A combination of deciduous and evergreen trees, shrubs, and ground 

covers shall be used for all planted areas, the selection of which shall be based on local 

climate, exposure, water availability, and drainage conditions, among other factors. 

When new vegetation is planted, soils shall be amended and irrigation shall be provided, 

as necessary, to allow for healthy plant growth. The selection of plants shall be based on 

all of the following standards and guidelines: 

 

1. Use plants that are appropriate to the local climate, exposure, and water 

availability. The presence of utilities and drainage conditions shall also be 

considered. 

2. Plant species that do not require irrigation once established (naturalized) are 

preferred over species that require irrigation. 

3. Trees shall be not less than two-inch caliper for street trees and one and one-

half-inch caliper for other trees at the time of planting. Trees to be planted 

under or near power lines shall be selected so as to not conflict with power lines 

at maturity. 

4. Shrubs shall be planted from five-gallon containers, minimum, where they are 

for required screens or buffers, and two-gallon containers minimum elsewhere. 

5. Shrubs shall be spaced in order to provide the intended screen or canopy cover 

within two years of planting. 

6. All landscape areas, whether required or not, that are not planted with trees and 

shrubs or covered with allowable non-plant material, shall have ground cover 

plants that are sized and spaced to achieve plant coverage of not less than 75 

percent at maturity. 



7. Bark dust, chips, aggregate, or other non-plant ground covers may be used, but 

shall cover not more than 35 percent of any landscape area. Non-plant ground 

covers cannot be a substitute for required ground cover plants. 

8. Where stormwater retention or detention, or water quality treatment facilities 

are proposed, they shall meet the requirements of the current version of the 

Public Works Design Standards. 

9. Existing mature trees that can thrive in a developed area and that do not conflict 

with other provisions of this Code shall be retained where specimens are in good 

health, have desirable aesthetic characteristics, and do not present a hazard. 

10. Landscape plans shall avoid conflicts between plants and buildings, streets, 

walkways, utilities, and other features of the built environment. 

11. Evergreen plants shall be used where a sight-obscuring landscape screen is 

required. 

12. Deciduous trees should be used where summer shade and winter sunlight is 

desirable. 

13. Landscape plans should provide focal points within a development, for example, 

by preserving large or unique trees or groves or by using flowering plants or 

trees with fall color. 

14. Landscape plans should use a combination of plants for seasonal variation in 

color and yearlong interest. 

15. Where plants are used to screen outdoor storage or mechanical equipment, the 

selected plants shall have growth characteristics that are compatible with such 

features. 

16. Landscape plans shall provide for both temporary and permanent erosion 

control measures, which shall include plantings where cuts or fills, including 

berms, swales, stormwater detention facilities, and similar grading, is proposed. 

17. When new vegetation is planted, soils shall be amended and irrigation provided, 

as necessary, until the plants are naturalized and able to grow on their own. 

Findings: These standards are met subject to a condition of approval. Applicant’s submitted 
landscaping plan shows locally adapted plants. The submitted landscaping plan is compliant 
with coverage specifications. Some proposed plantings do not meet size requirements. As a 
condition of approval, shrub plantings shall be from a minimum container size of 2 gallons 
and tree plantings shall be a minimum of 2” caliper. 
 
D. Central Commercial C-1 District Streetscape Standard. Developers of projects within 

the Central Commercial C-1 zoning district can meet the landscape area requirement of 

subsection B, in part, by installing street trees in front of their projects. The Planning 

Official shall grant credit toward the landscape area requirement using a ratio of 1:1, 

where one square foot of planted area (e.g., tree well or planter surface area) receives 

one square foot of credit. The Planning Official may grant additional landscape area 



credit by the same ratio where the developer widens the sidewalk or creates a plaza or 

other civic space pursuant to Section 17-3.2.050. 

Findings: The subject property is not in the C-1 zone. These standards do not apply.  

E. Parking Lot Landscaping. All of the following standards shall be met for parking lots. If a 

development contains multiple parking lots, then the standards shall be evaluated 

separately for each parking lot. 

 

1. A minimum of 10 percent of the total surface area of all parking areas, as 

measured around the perimeter of all parking spaces and maneuvering areas, 

shall be landscaped. Such landscaping shall consist of shade trees distributed 

throughout the parking area. A combination of deciduous and evergreen trees, 

shrubs, and ground cover plants is required. The trees shall be planned so that 

they provide a partial canopy cover over the parking lot within five years. At a 

minimum, one tree per 12 parking spaces on average shall be planted over and 

around the parking area. 

Findings: The Applicant’s submitted landscaping plan shows 36% of the parking area 
landscaped. Eight trees are proposed on site with three planted in the parking area, 
meeting the two required trees for the proposed 15 parking spaces. This standard is met.  

2. All parking areas with more than 20 spaces shall provide landscape islands with trees 

that break up the parking area into rows of not more than 10 contiguous parking 

spaces. Landscape islands and planters shall have dimensions of not less than 48 

square feet of area and no dimension of less than six feet, to ensure adequate soil, 

water, and space for healthy plant growth. 

Findings: The Applicant’s submitted site plans show 15 parking spaces. These standards do 
not apply. 
 

3. All required parking lot landscape areas not otherwise planted with trees must 

contain a combination of shrubs and groundcover plants so that, within two years of 

planting, not less than 50 percent of that area is covered with living plants. 

Findings: The Applicant’s submitted landscaping plant shows that parking landscaping areas 
not planted with trees have proposed shrubs and groundcover that cover at least 50% of 
the landscaping area. This standard is met.   

4. Wheel stops, curbs, bollards, or other physical barriers are required along the edges 

of all vehicle-maneuvering areas to protect landscaping from being damaged by 

vehicles. Trees shall be planted not less than two feet from any such barrier. 



 

Findings: The Applicant’s submitted site plan shows that areas around parking stalls will 

have either curbs or wheel stops to protect landscaping areas. This standard is met.   

 

5. Trees planted in tree wells within sidewalks or other paved areas shall be installed 

with root barriers, consistent with applicable nursery standards. 

 

Findings: The Applicant’s submitted narrative states that all planned trees will be installed 

with root barriers. This standard is met. 

 

F. Screening Requirements. Screening is required for outdoor storage areas, unenclosed 

uses, and parking lots, and may be required in other situations as determined by the 

Planning Official. Landscaping shall be provided pursuant to the standards of 

subsections F.1 through 3. (See also Figure 17-3.4-4.) 

 

1. Outdoor Storage and Unenclosed Uses. All areas of a site containing or proposed to 

contain outdoor storage of goods, materials, equipment, and vehicles (other than 

required parking lots and service and delivery areas, per Site Design Review), and 

areas containing junk, salvage materials, or similar contents, shall be screened from 

view from adjacent rights-of-way and residential uses by a sight-obscuring fence, 

wall, landscape screen, or combination of screening methods. See also Section 17-

3.4.040 for related fence and wall standards. 

 

Findings: The Applicant’s submitted application includes a trash enclosure that will be 

screened. This standard is met. The application does not include any outdoor storage areas. 

This standard does not apply.  

 

2. Parking Lots. The edges of parking lots shall be screened to minimize vehicle 

headlights shining into adjacent rights-of-way and residential yards. Parking lots 

abutting a sidewalk or walkway shall be screened using a low-growing hedge or low 

garden wall to a height of between three feet and four feet. 

Findings: The Applicant’s submitted landscaping plan shows that all parking areas are 
screened by vegetation. This standard is met. 
 

3. Other Uses Requiring Screening. The Planning Official may require screening in 

other situations as authorized by this Code, including, but not limited to, outdoor 



storage areas, blank walls, Special Uses pursuant to Chapter 17-2.3, flag lots, and as 

mitigation where an applicant has requested an adjustment pursuant to Chapter 17-

4.7. 

 

Findings: Staff does not propose additional requirements for screening with this application.  

 

G. Maintenance. All landscaping shall be maintained in good condition, or otherwise 

replaced by the property owner. 

Findings: This standard can be met with a condition of approval. As an ongoing condition of 
approval all landscaping shall be maintained in good condition, or otherwise replaced by the 
property owner. 

 

17-3.4.040 Fences and Walls 

A. Purpose. This section provides general development standards for fences, and walls that 

are not part of a building, such as screening walls and retaining walls. 

 

B. Applicability. Section 17-3.4.040 applies to all fences, and to walls that are not part of a 

building, including modifications to existing fences and walls. 

 

Findings: The Applicant does not propose a fence around the perimeter. The proposed trash 

enclosure does apply to this section.  

 

C. Height. 

1. Residential Zones.  

Findings: The Applicant’s proposal is in a non-residential zone. These standards do not 

apply.  

2. Non-Residential Zones. Fences and freestanding walls (i.e., exclusive of building 

walls) for non-residential uses shall not exceed the following height above grade, 

where grade is measured from the base of the subject fence or wall. 

a. Within Front or Street-Facing Side Yard Setback. Four feet, except the following 

additional height is allowed for properties located within an industrial, public, or 

institutional zone: 

(1) Where approved by the City Planning Official, a fence constructed of open 

chain link or other “see-through” composition that allows 90 percent light 

transmission may reach a height of up to eight feet. 



 

b. Within an Interior Side or Rear Yard Setback. Eight feet; except the fence or wall 

height, as applicable, shall not exceed the distance from the fence or wall line to 

the nearest primary structure on an adjacent property. 

Findings: The Applicant does not propose any fences or walls within setback areas. These 

standards do not apply.    

3. All Zones. Fences and walls shall comply with the vision clearance standards of Section 

17-3.3.030.G. Other provisions of this Code, or the requirements of the roadway 

authority, may limit allowable height of a fence or wall below the height limits of this 

section. 

Findings: No fences and walls are proposed in vision clearance areas as a part of this 

application. This standard is met.  

 

D. Materials. Prohibited fence and wall materials include straw bales, tarps, barbed or razor 

wire (except in the M-2 Heavy Industrial zone); scrap lumber, untreated wood (except cedar 

or redwood), corrugated metal, sheet metal, scrap materials; dead, diseased, or dying 

plants; and materials similar to those listed herein. 

Findings: The trash enclosure does not use prohibited materials. This standard is met.    

 

E. Permitting. A Type I approval is required to install a fence of six feet or less in height, or a 

wall that is four feet or less in height. All other walls and fences require review and approval 

by the Planning Official through a Type II procedure. The Planning Official may require 

installation of walls or fences as a condition of approval for development, as provided by 

other Code sections. A building permit may be required for some fences and walls, pursuant 

to applicable building codes. Walls greater than four feet in height shall be designed by a 

Professional Engineer licensed in the State of Oregon. 

Findings: Staff recommends approval of the proposed trash enclosure fence as part of this site 

design review.  

F. Maintenance. Fences and walls shall be maintained in good condition, or otherwise 

replaced by the property owner. (Ord. 2017-08 §1) 

Findings: This standard is met subject to a condition of approval. As an ongoing condition of 

approval, fences and walls shall be maintained in good condition, or otherwise replaced by the 

property owner. 

 



17-3.4.050 Outdoor Lighting  

A. Purpose. This section contains regulations requiring adequate levels of outdoor lighting 

while minimizing negative impacts of light pollution. 

B. Applicability. All outdoor lighting shall comply with the standards of this section. 

C. Standards. 

1. Light poles, except as required by a roadway authority or public safety agency, shall 

not exceed a height of 20 feet; pedestal- or bollard-style lighting shall be used to 

illuminate walkways. Flag poles, utility poles, and streetlights are exempt from this 

requirement. 

Findings: The Applicant’s submitted lighting specifications show no proposed poles over 20 

feet in height. This standard is met. 

2. Where a light standard is placed over a sidewalk or walkway, a minimum vertical 

clearance of eight feet shall be maintained. 

Findings: The Applicant’s submitted lighting plan shows no proposed poles over walkways 

with less than 8 feet of clearance. This standard is met.  

3. Outdoor lighting levels shall be subject to review and approval through Site Design 

Review. As a guideline, lighting levels shall be no greater than necessary to provide 

for pedestrian safety, property or business identification, and crime prevention. 

Findings: The Applicant’s submitted narrative states that lighting levels are designed for 

safety. Target lighting levels meet below standards. This standard is met.  

4. Except as provided for up-lighting of flags and permitted building-mounted signs, all 

outdoor light fixtures shall be directed downward, and have full cutoff and full 

shielding to preserve views of the night sky and to minimize excessive light spillover 

onto adjacent properties. 

Findings: The Applicant’s submitted lighting specifications show fixtures that direct light 

downwards with cutoff and shielding toward the night sky and adjacent properties. This 

standard is met. 

5. Lighting shall be installed where it will not obstruct public ways, driveways, or 

walkways. 

Findings: The Applicant’s submitted lighting plan shows that proposed locations do not 

obstruct public ways, driveways, or walkways. This standard is met. 

6. Walkway lighting in private areas shall have a minimum average illumination of not 

less than 0.2 foot-candles. Lighting along public walkways shall meet the current 

version of the Public Works Design Standards and AASHTO lighting requirements. 



Findings: The Applicant’s submitted lighting plan shows that the planned walkway lighting 

has an average illumination of 2.7 foot-candles. This standard is met. 

7. Active building entrances shall have a minimum average illumination of not less than 

two foot-candles. 

 

Findings: The Applicant’s submitted lighting plan shows that the planned walkway lighting 

has an average illumination greater than 2 foot-candles. This standard is met. 

8. Surfaces of signs shall have an illumination level of not more than two foot-candles. 

 

Findings: The Applicant has not submitted signage with this application. This standard does 

not apply. Proposed signs will be held to this standard as submitted.  

 

9. Parking lots and outdoor services areas, including quick vehicle service areas, shall 

have a minimum illumination of not less than 0.2 foot-candles, average illumination 

of approximately 0.8 foot-candles, and a uniformity ratio (maximum-to-minimum 

ratio) of not more than 20:1. 

Findings: For the parking area, the Applicant’s submitted lighting plan shows an overall 

average illumination of 1.34 foot-candles and a ratio of 14.67:1. Standard is met. 

10. Where illumination grid lighting plans cannot be reviewed or if fixtures do not 

provide photometrics and bulbs are under 2,000 lumens, use the following 

guidelines: 

a. Poles should be no greater in height than four times the distance to the property 

line. 

b. Maximum lumen levels should be based on fixture height. 

c. Private illumination shall not be used to light adjoining public right-of-way. 

Findings: The Applicant has submitted a photometrics plan meeting standards. These 

standards do not apply.     

11. Where a light standard is placed within a walkway, an unobstructed pedestrian 

through zone not less than 48 inches wide shall be maintained. 

Findings: The Applicant’s submitted lighting plan includes lighting standards within the 

building sidewalks. This standard is met.  

12. Lighting subject to this section shall consist of materials approved for outdoor use 

and shall be installed according to the manufacturer’s specifications. 

Findings: This Applicant’s submitted lighting specifications show lighting that are intended 

for outdoor use. Applicant states in their narrative that they will install lighting to 

manufacturers specifications. This standard is met. 



D. Permitting. A Type I approval is required to install or replace outdoor lighting. The 

Planning Official may require lighting as a condition of approval for some projects, 

pursuant to other Code requirements. 

E. Maintenance. For public health and safety, outdoor lighting shall be maintained in good 

condition, or otherwise replaced by the property owner. (Ord. 2017-08 §1) 

Findings: These standards are met subject to a condition of approval. As an ongoing 

condition of approval, all outdoor lighting shall be maintained in good condition, or 

otherwise replaced by the property owner.  

 

Chapter 17-3.5 Parking and Loading 

Section 17-3.5.020 Applicability and General Regulations 

A. Where the Regulations Apply. The regulations of this chapter apply to all parking areas 
in all zones, at all times, whether parking is required by this Code or put in for the 
convenience of property owners or users. 

B. Occupancy. All required parking areas must be developed in accordance with the 
requirements of this Code prior to occupancy of any structure on the subject site. 
Where landscaping, screening, or other improvements are required pursuant to this 
Code, all such improvements must be installed and approved by the Planning Official 
prior to occupancy. 

 

Findings: These standards are met subject to a condition of approval. As a condition of 
approval, all landscaping, parking, lighting, and other improvements shall be installed by the 
Applicant and approved by the Planning Official prior to occupancy. 

 

C. Calculations of Amounts of Required and Allowed Parking. 

1. When computing parking spaces based on floor area, parking structures and non-
leasable floor spaces, such as storage closets, mechanical equipment rooms, and 
similar spaces, are not counted. 

2. The number of parking spaces is computed based on the primary uses on the site 
except as stated in subsection C.3. When there are two or more separate primary 
uses on a site, the minimum and maximum parking for the site is the sum of the 
required or allowed parking for the individual primary uses. For shared parking, see 
Section 17-3.5.030.D. 

3. When more than 50 percent of the floor area on a site is in an accessory use, the 
required or allowed parking is calculated separately for the accessory use. An 
example would be a 10,000 square foot building with a 7,000 square foot warehouse 
and a 3,000 square foot accessory retail area. The minimum and maximum parking 
would be computed separately for the retail and warehouse uses. 



4. Required parking spaces periodically used for the storage of equipment or goods 
may be counted toward meeting minimum parking standards, provided that such 
storage is an allowed use under Section 17-2.2.030, and is permitted as a Temporary 
Use under Section 17-2.3.160. 

 

Findings: Fifteen parking spaces are proposed which exceeds the required amount. 
Standard is met.   

 

D. Use of Required Parking Spaces. Except as otherwise provided by this section, required 
parking spaces must be available for residents, customers, or employees of the use. 
Fees may be charged for the use of required parking spaces. Required parking spaces 
may not be assigned in any way to a use on another site, except for shared parking 
pursuant to Section 17-3.5.030.D. 

E. Proximity of Parking to Use. Required parking spaces for residential uses must be 
located on the site of the use or on a parcel or tract owned in common by all the owners 
of the properties that will use the parking area. Required parking spaces for 
nonresidential uses must be located on the site of the use or in a parking area that has 
its closest pedestrian access point within 800 feet of the site. 

 

Findings: Staff finds that the proposed parking spaces are provided for customers and 
employees of the site and that the proposed parking lot is on site and closer than 800 ft 
from primary pedestrian entrances. These standards are met.  

F. Improvement of Parking Areas. Motorized vehicle parking is allowed only on streets 
with an improved shoulder of sufficient width; within garages, carports, and other 
approved structures; and on driveways or parking lots that have been developed in 
conformance with this Code. For applicable design standards, see Chapter 17-3.2 
Building Orientation and Design; Chapter 17-3.3 Access and Circulation; Chapter 17-3.4 
Landscaping, Fences and Walls, Outdoor Lighting and Chapter 17-3.6 Public Facilities. 
(Ord. 2017-08 §1) 

 

Findings: There is no proposed parking within the right-of-way. All parking is onsite. This 

standard is met.  

 

Section 17-3.5.030 Automobile Parking 

A. Minimum Number of Off-Street Automobile Parking Spaces. Except as provided by this 

subsection A, or as required for Americans with Disabilities Act compliance under 

subsection G, off-street parking shall be provided pursuant to one of the following three 

standards: 



1. The standards in Table 17-3.5.030.A; 

2. A standard from Table 17-3.5.030.A for a use that the Planning Official 

determines is similar to the proposed use; or 

3. Subsection B Exceptions, which includes a Parking Demand Analysis option. 

 

Findings: Staff finds that the Applicant is providing parking for 1,937 SF of retail space. 

Minimum parking allowances for the site are 10 vehicular stalls. The Applicant’s proposal 

includes 15 vehicular stalls. These standards are met.  

B. Carpool and Vanpool Parking Requirements. 

2. Carpool and vanpool parking spaces shall be identified for the following uses: 

a. New commercial and industrial developments with 50 or more parking 

spaces; 

b. New institutional or public assembly uses; and 

c. Transit park-and-ride facilities with 50 or more parking spaces. 

3. Of the total spaces available for employee, student, and commuter parking, at 

least five percent, but not fewer than two, shall be designated for exclusive 

carpool and vanpool parking. 

4. Carpool and vanpool parking spaces shall be located closer to the main 

employee, student or commuter entrance than all other parking spaces with the 

exception of ADA parking spaces. 

5. Required carpool/vanpool spaces shall be clearly marked “Reserved—

Carpool/Vanpool Only.” 

 

Findings: The submitted proposal is for a commercial use with fewer than 50 parking 

spaces. No carpool or vanpool spaces have been proposed. This standard does not apply.  

 

C. Exceptions and Reductions to Off-Street Parking. 

Findings: The Applicant has not requested any off-street parking exceptions and Staff finds 

that no exceptions are necessary to meet compliance with this code. This standard does not 

apply.  

 

D. Maximum Number of Off-Street Automobile Parking Spaces. The maximum number of 

off-street automobile parking spaces allowed per site equals the minimum number of 

required spaces for the use pursuant to Table 17-3.5.030.A, times a factor of: 

1. 1.2 spaces for uses fronting a street with adjacent on-street parking spaces; or 

2. 1.5 spaces, for uses fronting no street with adjacent on-street parking; or 



3. A factor based on applicant’s projected parking demand, subject to City 

approval. 

 

Findings: Staff finds that the proposal has available adjacent off-street parking as part of the 

Cascade Center, which already has an approved site plan. The standard allows for a 

maximum number of parking stalls that is 1.5x minimum requirements. Maximum parking 

standards for the proposed development are 15 vehicular stalls. The Applicant proposes 15 

vehicular stalls. This standard is met.   

 

E. Shared Parking. Required parking facilities for two or more uses, structures, or parcels 

of land may be satisfied by the same parking facilities used jointly, to the extent that the 

owners or operators show that the need for parking facilities does not materially 

overlap (e.g., uses primarily of a daytime versus nighttime nature; weekday uses versus 

weekend uses), and provided that the right of joint use is evidenced by a recorded deed, 

lease, contract, or similar written instrument establishing the joint use. Shared parking 

requests shall be subject to review and approval through a Type I Review. 

 

Findings: The Applicant has not requested any shared parking arrangements. This standard 

does not apply.  

F. Parking Stall Design and Minimum Dimensions. Where a new off-street parking area is 

proposed, or an existing off-street parking area is proposed for expansion, the entire 

parking area shall be improved in conformance with this Code. At a minimum the 

parking spaces and drive aisles shall be paved with asphalt, concrete, or other City-

approved materials, provided the Americans with Disabilities Act requirements are met, 

and shall conform to the minimum dimensions in Table 17-3.5.030.F and the figures 

below. All off-street parking areas shall contain wheel stops, perimeter curbing, 

bollards, or other edging as required to prevent vehicles from damaging buildings or 

encroaching into walkways, sidewalks, landscapes, or the public right-of-way. Parking 

areas shall also provide for surface water management, pursuant to Section 17-3.6.050. 

 

Findings: All proposed stalls are at a 90 degree angle from the drive aisle. MMC Table 17-

3.5.030 F requires that 90 degree angled spaces, as proposed, have at least: 

 

18’ stall depth.  

8.5’ stall curb width 

23’ drive aisle (2 way).  



 

The Applicant’s submitted site plan shows 18’ stall depths, 9’ stall widths, and a 24’ drive 

aisle.  This standard is met.  

 

G. Adjustments to Parking Area Dimensions. The dimensions in subsection E are minimum 

standards. The Planning Official, through a Type II procedure, may adjust the dimensions 

based on evidence that a particular use will require more or less maneuvering area. For 

example, the Planning Official may approve an adjustment where an attendant will be 

present to move vehicles, as with valet parking. In such cases, a form of guarantee must 

be filed with the City ensuring that an attendant will always be present when the lot is in 

operation. 

 

Findings: The Applicant has not requested any modifications to parking area dimensions 

and Staff finds that no adjustments are necessary to meet compliance with this code. This 

standard does not apply.  

 

H. Americans with Disabilities Act (ADA). Parking shall be provided consistent with ADA 

requirements, including, but not limited to, the minimum number of spaces for 

automobiles, van-accessible spaces, location of spaces relative to building entrances, 

accessible routes between parking areas and building entrances, identification signs, 

lighting, and other design and construction requirements. 

 

Findings: This standard is met subject to a condition of approval. As a condition of approval, 

parking shall be provided consistent with ADA requirements.  

 

I. Electric Charging Stations. Charging stations for electric vehicles are allowed as an 

accessory use to parking areas developed in conformance with this Code, provided the 

charging station complies with applicable building codes and any applicable state or 

federal requirements. 

 

Findings: No electric charging stations are proposed. This standard does not apply.  

 

17-3.5.040 Bicycle Parking 

A. Standards. Bicycle parking spaces shall be provided with new development and, where a 
change of use occurs, at a minimum, shall follow the standards in Table 17-3.5.040.A. 
Where an application is subject to Conditional Use Permit approval or the applicant has 

http://qcode.us/codes/molalla/view.php?topic=17-iii-17_3_5-17_3_5_030&frames=on


requested a reduction to an automobile-parking standard, pursuant to Section 17-
3.5.030.C, the Planning Official may require bicycle parking spaces in addition to those in 
Table 17-3.5.040.A. 

 
B.  Design. Bicycle parking shall consist of staple-design steel racks or other City-approved 

racks, lockers, or storage lids providing a safe and secure means of storing a bicycle, 
consistent with the Public Works Design Standards. 

 
C.  Exemptions. This section does not apply to single-family and duplex housing, home 

occupations, and agricultural uses. 
 
D.  Hazards. Bicycle parking shall not impede or create a hazard to pedestrians or vehicles 

and shall be located to not conflict with the vision clearance standards of Section 17-
3.3.030.G. 

 
Findings: The Applicant’s submitted site plan shows 1 staple rack. The rack is provided onsite, 

by the east entrance of the proposed building and adjacent to the proposed sidewalk to the 

northern storefront. With 15 proposed on-site vehicle spaces, parking for 3 bicycles is required. 

The proposed bicycle parking area does not impede pedestrian traffic nor does it impede vision. 

Bicycle parking is in close proximity to the primary retail entrances. Applicant shall install an 

additional staple rack to meet standards. See condition of approval.   
 

17-3.5.040 Loading Areas 

A. Purpose. The purpose of Section 17-3.5.050 is to provide adequate loading areas for 

commercial and industrial uses that do not interfere with the operation of adjacent 

streets. 

 

B. Applicability. Section 17-3.5.050 applies to uses that are expected to have service or 

delivery truck visits. It applies only to uses visited by trucks with a 40-foot or longer 

wheelbase, at a frequency of one or more vehicles per week. The Planning Official shall 

determine through a Type I review the number, size, and location of required loading 

areas, if any.  

 

C. Standard. Where an off-street loading space is required, it shall be large enough to 

accommodate the largest vehicle that is expected to serve the use without obstructing 

vehicles or pedestrian traffic on adjacent streets and driveways. The Planning Official 

may restrict the use of other public rights-of-way, so applicants are advised to provide 

complete and accurate information about the potential need for loading spaces. 

 

D. Placement, Setbacks, and Landscaping. Loading areas shall conform to the standards of 

Chapter 17-3.2 Building Orientation and Design; Chapter 17-3.3 Access and Circulation; 

http://qcode.us/codes/molalla/view.php?topic=17-iii-17_3_5-17_3_5_030&frames=on


and Chapter 17-3.4 Landscaping, Fences and Walls, Outdoor Lighting. Where parking 

areas are prohibited between a building and the street, loading areas are also 

prohibited. 

 

E. Exceptions and Adjustments. The Planning Official, through a Type I Review, may 

approve a loading area adjacent to or within a street right-of-way where it finds that 

loading and unloading operations are short in duration (i.e., less than one hour), 

infrequent, do not obstruct traffic during peak traffic hours, do not interfere with 

emergency response services, and are acceptable to the applicable roadway authority. 

(Ord. 2017-08 §1) 

Findings: The Applicant does not propose any loading areas. Standard does not apply.  

 

Chapter 17-3.6 Public Facilities 

17-3.6.020 Transportation Standards  

Findings: Transportation standards are met subject to conditions of approval. 

1. A TIA was submitted and approved for the overall Cascade Center Development. 

Proposed project sits within the Development known as lot 4. The TIA includes a fast-

food restaurant (Burger King) for Cascade Center Development under Notice of Decision 

DRW01-2019 and proposal complies with development plan. No additional review is 

required. 

 
2. This project is within the Cascade Center development. Applicant is not proposing new 

connection to the public street system and the proposed development complies with 
the Cascade Center Development plan. All access to and from the proposed site shall be 
taken from the existing, approved Cascade Center access locations. No Additional 
access will be permitted. 
 

17-3.6.030 Public Use Areas  

Findings: No public use areas are proposed with this application. These standards do not apply.    

 

17-3.6.040 Sanitary Sewer and Water Service Improvements 

Sanitary: 

This project is within the Cascade Center development. Applicant will be required to connect to 
the sanitary system provided within Cascade Center development (Molalla Project File: DRW01-



2019). 
 

Water: 

This project is within the Cascade Center development. Applicant will be required to connect to 
the water system provided within Cascade Center development (Molalla Project File: DRW01-
2019). Should Fire Department regulations require additional fire flow that results in looping 
the water line through the site, then the applicant’s engineer shall coordinate with Public 
Works for the extension of a public water line, and dedication of easements. 

17-3.6.050 Storm Drainage and Surface Water Management Facilities 

Findings: This project is within the Cascade Center development. Applicant will be required to 

connect to the storm system provided within Cascade Center development (Molalla Project 

File: DRW01-2019). 

 

 

17-3.6.060 Utilities 

Findings: All utilities to the project shall be served underground services. No overhead crossings 
of public right of way shall be approved by the city. 
 

17-3.6.070 Easements 

Findings: No additional easements are required with this application.  

 
17-3.6.80 Construction Plan Approval 

Findings: Construction Plan Approval standards are met subject to conditions of approval. From 

the materials submitted, it appears that the storm drain, domestic water, and sanitary sewer 

facilities will be obtained from main line connections and/or extensions. Separate engineering 

drawings reflecting the installation of public utilities will be required. Civil plans must be 

accepted prior to building permit authorization by the City. All public improvements shall be 

completed and accepted by the Public Works Department prior to issuance of any occupancy. 

No construction of, or connection to, any existing or proposed public utility/improvements will 

be permitted until all plans are approved by Staff, all fees have been paid, all necessary permits, 

bonding, right-of-way and easements have been obtained and approved by staff. 

For commercial and industrial development projects, no building permit may be issued until all 

required public facility improvements are in place and approved by the City Engineer, or 



otherwise bonded, in conformance with the provision of the Code and the Public Works Design 

Standards in accordance with MMC 17-3.6 Public Facilities. All public facilities shall be 

completed and accepted by the Public Works Department prior to issuance of final occupancy.  

 

City of Molalla Construction plan approval requirements include:  

A. Staff reserves the right to require revisions/modifications to the public improvement 

construction plans and completed street improvements if additional modifications or 

expansion of the sight distance onto adjacent streets is required.  

 

B. All public utility/improvement plans submitted for review shall be based upon a 22”x 

34” format and shall be prepared in accordance with the City of Molalla Public Works 

Standards.  

 

C. All survey monuments on the subject site or that may be subject to disturbance within 

the construction area, or the construction of any off-site improvements shall be 

adequately referenced and protected prior to commencement of any construction 

activity. If the survey monuments are disturbed, moved, relocated, or destroyed as a 

result of any construction, the project shall, at its cost, retain the services of a registered 

professional land surveyor in the State of Oregon to restore the monument to its 

original condition and file the necessary surveys as required by Oregon State law. A copy 

of any recorded survey shall be submitted to Staff. 

 

D. Plans submitted for review shall meet the requirements described in Section 1 of the 

Molalla Standard Specifications for Public Works Construction.  

 

E. The applicant shall contact the Oregon Water Resources Department and inform them 

of any existing wells located on the subject site. Any existing well shall be limited to 

irrigation purposes only. Proper separation, in conformance with applicable State 

standards, shall be maintained between irrigation systems, public water systems, and 

public sanitary systems. Should the project abandon any existing wells, they shall be 

properly abandoned in conformance with State standards and supply the City with a 

copy of the final document.  

 

F. All utilities will be stubbed out to the far end of each street for future extension. The 

project shall utilize existing water, sewer, and storm water ‘stub-outs’ wherever 

possible. Water for domestic and fire protection shall be looped through the proposed 

site. Any ‘stub-outs’ determined to be not needed for the proposed development or any 

future development of the subject property shall be abandoned in accordance with the 

Molalla Standard Specifications for Public Works Construction.  

 



G. All public improvement designs shall meet the requirements of the Molalla Standard 

Specifications for Public Works Construction as amended by the Public Works Director. 

 

H. General Erosion Control – The applicant shall install, operate, and maintain adequate 

erosion control measures in conformance with the standards adopted by the City of 

Molalla and DEQ during the construction of any public/private utility and building 

improvements until such time as approved permanent vegetative materials have been 

installed. Applicant or Applicant’s Contractor shall be responsible for all erosion control 

requirements under the 1200-C permit and shall coordinate directly with DEQ for 

questions related to 1200-C permit compliance. 

 

 

E. For non-residential uses, all adverse impacts to adjacent properties, such 

as light, glare, noise, odor, vibration, smoke, dust, or visual impact, are 

avoided; or where impacts cannot be avoided, they are minimized; and 

 
Findings: The proposed use is not adjacent to residential uses. Standard does not apply. 

 

F. The proposal meets all existing conditions of approval for the site or use, 

as required by prior land use decision(s), as applicable. Note: Compliance 

with other City codes and requirements, though not applicable land use 

standards, may be required prior to issuance of building permits. (Ord. 

2017-08 §1) 

Findings: This project is preceded by Cascade Center Subdivision (Molalla Project File: 

DRW01-2019). Staff is not aware of any prior applicable land use decisions for which the 

conditions have not been met. This standard is met. 

  



 

 

 

 

 

 

 

 
 
 

Exhibit B: 
Findings of Fact for CUP01-2022 

 
  



17-4.4.040  Criteria, Standards, and Conditions of Approval 

 

Findings: The Applicant’s submitted application is for a new fast food establishment with a 

drive thru facility, which met the criteria for a retail service per MMC 17-2.2.030 Allowed Uses. 

A drive thru requires a conditional use permit. The Applicant’s conditional use permit may be 

granted approval in conjunction with the site design review. Applicable criteria for inclusion and 

staff responses are as follows:  

 

The Planning Commission shall approve, approve with conditions, or deny an application for a 

conditional use, including requests to enlarge or alter a conditional use, based on findings of 

fact with respect to all of the criteria and standards in subsections A and B. 

A. Use Criteria. 

1. The site size, dimensions, location, topography, and access are adequate for the 

needs of the proposed use, considering the proposed building mass, parking, 

traffic, noise, vibration, exhaust/emissions, light, glare, erosion, odor, dust, 

visibility, safety, and aesthetic considerations; 

 

Findings: The Applicant’s proposed design met all applicable zoning and design criteria 

subject to the conditions found in Exhibit A of this staff report. Staff finds the site suitable 

for the proposed development.  

 

2. The negative impacts of the proposed use, if any, on adjacent properties and on 

the public can be mitigated through application of other code standards, or 

other reasonable conditions of approval; 

 

Findings: The Applicant has proposed vegetative screening between vehicle maneuvering 

areas and parking areas and adjacent properties to limit impacts of glare. The Applicant 

submitted a Traffic Impact Analysis showing that the proposed development would not 

cause substantial stress to existing roadways and intersections. Staff does not anticipate 

additional impacts from this use but recommends “as necessary” review after one year of 

issuance of this conditional use permit to address concerns that may arise within the 

community.   

 

3. All required public facilities, including water, sanitary sewer, and streets, have 

adequate capacity or are to be improved to serve the proposal, consistent with 

City standards; and 



 

Findings: The Applicant’s proposed public improvements met all applicable criteria for 

utilities and streets subject to the conditions found in Exhibit A of this staff report. 

 

4. A conditional use permit shall not allow a use that is prohibited or not expressly 

allowed under Division II; nor shall a conditional use permit grant a variance 

without a variance application being reviewed with the conditional use 

application. 

 

Findings: The Applicant’s proposed drive thru is a conditional use under MMC Chapter 17, 

Division II within the General Commercial, C-2 zone. 

 

B. Conditions of Approval. The City may impose conditions that are found necessary to ensure 

that the use is compatible with other uses in the vicinity, and that the negative impact of the 

proposed use on the surrounding uses and public facilities is minimized. These conditions 

include, but are not limited to, one or more of the following: 

 

Findings: The subject property is surrounded by general commercial (C-2) zoned land and 

Staff does not anticipate that the proposed use will create adverse effects on existing land 

uses that would require additional mitigation to conditions required through the site design 

review process (Exhibit B) and mitigation measures proposed by the Applicant. Applicant 

shall obtain all applicable State and Federal permitting associated with the fueling station 

use, as applicable. Failure to obtain applicable permitting may result in the revocation of 

this permit.   
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Consolidated Application Package For SDR03-
2022 and CUP01-2022 
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BEFORE THE DIRECTOR OF THE DEPARTMENT OF 
STATE LANDS OF THE STATE OF OREGON 

 
In the Matter of Removal-Fill Permit ) 
Application 62917-GP ) Proposed Permit Decision and Order; 
 ) Notice of Right to a Hearing 
By Cascade Center Molalla, LLC ) 
 
 
Short and Plain Statement of the Permitting Decision: The permit application is 
approved because the Department of State Lands (DSL or the Department) has 
determined that, when carried out in compliance with all terms and conditions 
outlined in the permit, the proposed removal-fill activity is consistent with the 
protection, conservation, and best use of the water resources of this state and will 
not unreasonable interfere with the paramount policy of this state to preserve the use of its waters for 
navigation, fishing, and recreation.  See ORS 196.825. 
 
I. Applicable Law: 

 
a. ORS Chapter 196 governs removal fill permits in Oregon.  The Department administers 

Oregon’s Removal-Fill Law, Oregon Revised Statutes (ORS) 196.795 to ORS 196.990, which 
protects the state’s wetlands and waterways.  See ORS 196.805.  Unless an exception 
applies, a person may not remove material from waters of this state or fill waters of this state 
without a permit from DSL.  ORS 196.810.  Waters of this state include the all-natural 
waterways, tidal and non-tidal bays, intermittent streams, constantly flowing streams, lakes, 
wetlands, the Pacific Ocean that is in the boundaries of this state, and other water bodies.   
ORS 196.800; Oregon Administrative Rule (OAR) 141-085-0515; OAR 141-093-0100. 

 
b. Specifically, the statutes that govern removal-fill permits in Oregon, including the permit 

application at issue in this case, generally include the following: 
 

ORS 196.795 (Administration of State Removal or Fill Permits; General Permits); 
ORS 196.800 (Definitions); 
ORS 196.805 (Policy); 
ORS 196.810 (Removal from Bed or Banks of Waters; Permits; Exceptions); 
ORS 196.812 (Removal of Large Woody Debris); 
ORS 196.815 (Permit Applications; Fees); 
ORS 196.816 (Removal of Materials for Purpose of Maintaining Drainage and Protecting 
Agricultural Land); 
ORS 196.817 (Removal or Fill General Permits); 
ORS 196.818 (Wetland Delineation Reports; Fees); 
ORS 196.820 (Smith Lake, Bybee Lake Prohibition); 
ORS 196.825 (Permit Criteria; Consultation with Other Agencies); 
ORS 196.830 (Estuarine Resource Replacement; Other Permit Conditions); 
ORS 196.835 (Issuance of Permits; Procedure); 
ORS 196.845(Investigations and Surveys of Location); and 



ORS 196.850 (Waiver of Permit Requirement; Notice; Review). 
 

The full text of these statutes may be viewed online at: 
https://www.oregonlegislature.gov/bills_laws/ors/ors196.html.  

 
The full text of these statutes may also be inspected in person during normal business hours at: 

Oregon Department of State Lands 
775 Summer St NE STE 100 
Salem, OR 97301. 
 

c. OAR Chapter 141, Divisions 85 and 93 implement the above statutory scheme and govern 
removal-fill permits in Oregon.  The rules that govern removal-fill permits in Oregon, including 
the permit application at issue in this case, generally include the following: 

 
Div. 85 Removal-Fill Authorizations: 
OAR 141-085-0500 (General);  
OAR 141-085-0506 (Policy); 
OAR 141-085-0510 (Definitions); 
OAR 141-085-0515 (Removal-Fill Jurisdiction by Type of Water); 
OAR 141-085-0520 (Removal-Fill Jurisdiction by Volume of Material); 
OAR 141-085-0525 (Measuring and Calculating Volume of Removal and Fill); 
OAR 141-085-0530 (Exemptions for Certain Activities and Structures); 
OAR 141-085-0534 (Exemptions for Certain Voluntary Habitat Restoration Activities): 
OAR 141-085-0535 (Exemptions Specific to Agricultural Activities); 
OAR 141-085-0540 (Types of Authorizations);   
OAR 141-085-0545 (Fees; Amounts and Disposition); 
OAR 141-085-0550 (Application Requirements for Individual Permits); 
OAR 141-085-0555 (Individual Removal-Fill Permit Application Review Process); 
OAR 141-085-0560 (Public Review Process for Individual Removal - Fill Permit Applications);   
OAR 141-085-0565 (Department Determinations and Considerations in Evaluating Individual 
Permit Applications);  
OAR 141-085-0575 (Permit Appeals); 
OAR 141-085-0580 (Discovery in Contested Cases); 
OAR 141-085-0585 (Permit Conditions, Permit Expiration Dates and Permit Transfer); 
OAR 141-085-0590 (Renewal and Extension of Individual Removal-Fill Permits);   
OAR 141-085-0595 (Permit Requirements and Interagency Coordination for Department of 
Environmental Quality Approved Remedial Action, Corrections Facilities, Solid Waste Land 
Fills and Energy Facilities); 
OAR 141-085-0665 (Expedited Process for Industrial or Traded Sector Sites); 
OAR 141-085-0676 (Emergency Authorizations); 
OAR 141-085-0680 (Compensatory Mitigation (CM); Applicability and Principal Objectives); 
OAR 141-085-0685 (Functions and Values Assessment); 
OAR 141-085-0690 (Eligibility Requirements for CM); 
OAR 141-085-0692 (Mitigation Accounting); 
OAR 141-085-0694 (Special Requirement for CM);   
OAR 141-085-0695 (Administrative Protection of CM Sites);   
OAR 141-085-0700 (Financial Security for CM Sites);  
OAR 141-085-0705 (Requirements for CM Plans); 
OAR 141-085-0710 (Monitoring Requirements for CWM);   

https://www.oregonlegislature.gov/bills_laws/ors/ors196.html


OAR 141-085-0715 (Mitigation for Temporary Impacts); 
OAR 141-085-0720 (Mitigation Banking Purpose, Applicability and Policies); 
OAR 141-085-0725 (Process for Establishing Mitigation Banks); 
OAR 141-085-0730 (Establishment of Mitigation Credits); 
OAR 141-085-0735 (Release, Use and Sale of Mitigation Credits); 
OAR 141-085-0740 (Authorization for Mitigation Banks); 
OAR 141-085-0745 (In-Lieu Fee Mitigation); 
OAR 141-085-0750 (Payments to and Expenditures from the Oregon Removal-Fill Mitigation Fund); 
OAR 141-085-0755 (Advance Mitigation); and 
OAR 141-085-0768 (Advance Aquatic Resource Plans). 
 
Div. 93: General Permits:  
OAR 141-093-0100 (General); 
OAR 141-093-0103 (Agency Process and Standards for Establishing General Permits); 
OAR 141-093-0104 (Project Applicability); 
OAR 141-093-0105 (Application Requirements and Completeness Review); 
OAR 141-093-0107 (Completeness and Eligibility Review); 
OAR 141-093-0110 (Public Review Process); 
OAR 141-093-0115 (Department Determinations and Considerations in Evaluating Applications); 
OAR 141-093-0120 (Expiration and Annual Billing); 
OAR 141-093-0130 9 (Appeal Process); 
OAR 141-093-0135 (General Conditions); 
OAR 141-093-0155 (Minor Removal-Fill Impacts - Purpose); 
OAR 141-093-0160 (Minor Removal-Fill Impact – Eligibility Requirements); 
OAR 141-093-0165 (Minor Removal-Fill Impacts - Compensatory Wetland Mitigation); 
OAR 141-093-0170 (Minor Removal-Fill Impacts - Authorized Activities); and 
OAR 141-093-0175 (Minor Removal-Fill Impacts - GP-Specific Conditions); 

 
The full text of these rules may be viewed online at: 
https://secure.sos.state.or.us/oard/viewSingleRule.action?ruleVrsnRsn=15700. 

 
The full text of these rules may also be inspected in person during normal business hours at: 

Oregon Department of State Lands 
775 Summer St NE STE 100 
Salem, OR 97301. 

 
II. Findings of Fact and Findings of Ultimate Fact:  

 
1. The Department received a complete, written application from applicant on September 30, 2020 

for the proposed removal-fill activity consisting of permanent fill to 0.08 acre of PEM wetland for 
commerical construction. 

2. The Department circulated the complete application for 15-day public comment period 
October 20, 2020 to November 3, 2020 to parties including, affected local, state and federal 
agencies, affected tribal governments, adjacent landowners, and other parties requesting 
notification. 

3. There were no comments that required a response to the Department  
4. Based on all the information in the agency file in this matter, including the complete 

application, comments received, applicant response to comments, and the agency’s own 

https://secure.sos.state.or.us/oard/viewSingleRule.action?ruleVrsnRsn=15700


investigations, the Department concludes as to the determinations in ORS 196.825(1) and (4), 
OAR 141-085-0565(3), and OAR 141-093-0115: 

 
a. The project described in the permit application and as conditioned in the proposed 

permit, is consistent with the protection, conservation, and best use of the water 
resources of this state as specified in ORS 196.600 to 196.905;  

 
b. The project described in the permit application and as conditioned in the proposed 

permit would not interfere with the paramount policy of this state to preserve the use of 
its waters for navigation, fishing, and public recreation.   

 
5. Based on all the information in the agency file in this matter, including the complete 

application, comments received, applicant response to comments, and the agency’s own 
investigations, the Department concludes, as to the considerations in ORS 196.825(3),OAR 
141-085-0565(4), OAR 141-093-0115. 

 
a. There is not an identified public need for the proposed fill or removal and social, 

economic, or other public benefits likely to result from the proposed fill or removal.  
 

b. There is not an identified economic cost to the public if the proposed fill or removal is 
not accomplished.  

 
c. The application describes 2 alternatives to the project for which the fill or removal is 

proposed. There are no practicable alternatives with lesser impact to waters of this 
state.   
 

d. The application describes multiple alternative sites for the proposed removal or fill. 
There are no practicable alternative sites with lesser impact to waters of this state.   

 
e. The proposed project conforms to sound policies of conservation because adverse 

effects to the aquatic resources have been reduced to the extent practicable and the 
proposed permit contains operating conditions for best management practices to further 
minimize adverse effects.  No interference with public health and safety was identified in 
the application evaluation and public review processes.   

 
f. There is not a conflict with existing public uses of the affected waters or adjacent land 

uses identified in the application evaluation and public review processes.  
 
g. The proposed fill or removal is compatible with the governing comprehensive plan and 

land use regulations as described in the Land Use Compatibility Statement  
 

h. The proposed fill and removal is not for streambank protection. 
 

i. The application describes compensatory mitigation in the form of 0.08 credits of PEM 
wetland mitigation credits from the Garrett Creek Wetalnd Mitigation Bank. The 
mitigation is sufficient to offset anticipated spatial and function attribute losses resulting 
from the proposed fill or removal. 

 
 



III. Conclusions of Law:  
 

Based on the factors laid out in ORS Chapter 196 and OAR Chapter 141, Division 85, 
including ORS 196.825, OAR 141-085-0565, and OAR 141-093-0115, DSL should approve the 
permit application as conditioned in the proposed permit. 

 
IV. Proposed Order:  

 
The Department proposes approving the permit application with conditions and based on the 
factors laid out in ORS Chapter 196 and OAR Chapter 141, Division 85, including ORS 
196.825, OAR 141-085-0565 and OAR 141-093-0130. 
 
As described below, you have the right to request a hearing within 21 days.  Prior to the 
expiration of the 21-day period, this proposed permit decision is not the final agency order on 
the matter, and the permittee should be aware that the decision could be changed prior to the 
expiration of the 21-day appeal period—either because the permittee requests a contested 
case hearing, or as otherwise allowed under the removal fill law.  A permittee who begins work 
under a permit prior to issuance of a final order does so with acceptance of this risk. 

 
V. Hearing: 

 
You are entitled to request a hearing based on this Proposed Order as provided by the Oregon 
Administrative Procedures Act (ORS chapter 183) and the administrative rules implementing 
the Administrative Procedures Act, OAR Chapter 137, Division 3.  See ORS 196.825(7); OAR 
141-001-0005; OAR 141-001-0010; OAR 141-085-0575; OAR 141-093-0130.  

 
If you want a hearing, you must file a written request for a hearing with the Department no later 
than 21 calendar days from the date of the permit decision.  See ORS 196.825(7); OAR 141-
085-0575; OAR 141-093-0130. If you are a corporation, partnership, limited liability company, 
unincorporated association, trust, or government body, you must either have an attorney 
licensed to practice law in Oregon submit a request for a contested case hearing on your 
behalf or ratify your hearing request within 28 days.  See OAR 137-003-0550.   

 
The Department has determined that due to the complexity of removal-fill permitting, a general 
denial of the matters or a general objection to all permit conditions  in the request for a 
contested case proceeding does not provide sufficient information for a fair and efficient 
contested case and a more specific request is warranted. OAR 141-085-0575. All requests for 
a contested case proceeding under this section shall include a specific list of issues for the 
contested case proceeding. OAR 141-085-0575. The requester may amend their request to 
include additional issues or clarify existing issues within 15 days of the date that the case is 
referred to the Office of Administrative Hearings. OAR 141-085-0575. 

 
You may mail a request for a hearing to: 

Department of State Lands 
Aquatic Resource Management Program  
775 Summer Street NE STE 100 
Salem, OR 97301. 

 



If you request a hearing, you will be notified of the time and the place of the hearing.  See OAR 
137-003-0525. You may be represented by legal counsel at the hearing. ORS 183.417; OAR 
137-003-0550. Corporations, partnerships, limited liability companies, unincorporated 
associations, trusts and government bodies must be represented by an attorney except as 
provided in OAR 137-003-0555 or as otherwise authorized by law.  OAR 137-003-0550.  Legal 
aid organizations may be able to represent you if you have limited financial resources. You will 
be given information on the procedures, right of representation, and other rights of parties 
relating to the substance and conduct of the hearing before commencement of the hearing. 
See ORS 183.413.   

 
VI. Jurisdiction and Authority to Hold a Hearing:  
 

The Department has jurisdiction over the issuance of removal-fill permits pursuant to ORS 
Chapter 196, and specifically, ORS 196.810.  A permit decision constitutes an order in a 
contested case.  See ORS 183.310(2)(a); ORS 196.825(7).  If timely requested, a hearing is 
held as laid out in ORS 183.411 to ORS 183. 471, OAR Chapter 137, Division 3, ORS Chapter 
196, and OAR Chapter 141, Division 85.  ORS 196.825(7). 

 
VII. Final Order and Defaults:  

 
If a request for a hearing is not received by the Department within this 21-day period, your right 
to a hearing shall be waived and this Proposed Order shall become the Final Order by default.  
See ORS 196.825(7); OAR 141-085-0575; OAR 141-093-0130.  

 
If you request a hearing and then either withdraw your hearing request, notify the Department 
or administrative law judge that you will not appear, or fail to appear at a scheduled hearing, 
the Department may issue a final order by default.  See ORS 183.417.   

 
If the Department issues a final order by default, it designates its file on this matter, including 
any materials submitted by you that relate to this matter, as the record for purposes of 
supporting its decision.   

 
If you proceed to a contested case hearing, a Final Order will not be issued until after the 
hearing concludes.  See ORS 183.464; OAR 141-085-0575; OAR 141-093-0130. 

 
VIII. Federal Servicemembers Civil Relief Act: 

 
Active duty servicemembers have a right to stay contested case proceedings under the federal 
Servicemembers Civil Relief Act. See generally 50 USC 3901 et seq. For more information, 
contact the Oregon State Bar (800-452-8260), the Oregon Military Department 
(503-584-3571), or the nearest United States Armed Forces Legal Assistance Office 
(http://legalassistance.law.af.mil). The Oregon Military Department does not have a toll-free 
telephone number. 

 
 



Department of State Lands 
775 Summer Street, Suite 100 
Salem, OR 97301-1279 
 503-986-5200

Permit No.: 62917-GP 
Permit Type: Minor Impacts to Wetlands 
Waters: Wetland 
County: Clackamas 
Expiration Date: November 24, 2021 

CASCADE CENTER MOLALLA, LLC 

IS AUTHORIZED IN ACCORDANCE WITH ORS 196.800 TO 196.990 TO PERFORM THE 
OPERATIONS DESCRIBED IN THE REFERENCED APPLICATION, SUBJECT TO THE SPECIAL 
CONDITIONS LISTED ON ATTACHMENT A AND TO THE FOLLOWING GENERAL CONDITIONS: 

1. This permit does not authorize trespass on the lands of others. The permit holder must obtain all
necessary access permits or rights-of-way before entering lands owned by another.

2. This permit does not authorize any work that is not in compliance with local zoning or other local,
state, or federal regulation pertaining to the operations authorized by this permit. The permit holder
is responsible for obtaining the necessary approvals and permits before proceeding under this
permit.

3. All work done under this permit must comply with Oregon Administrative Rules, Chapter 340;
Standards of Quality for Public Waters of Oregon. Specific water quality provisions for this project
are set forth on Attachment A.

4. Violations of the terms and conditions of this permit are subject to administrative and/or legal action,
which may result in revocation of the permit or damages. The permit holder is responsible for the
activities of all contractors or other operators involved in work done at the site or under this permit.

5. Employees of the Department of State Lands (DSL) and all duly authorized representatives of the
Director must be permitted access to the project area at all reasonable times for the purpose of
inspecting work performed under this permit.

6. Any permit holder who objects to the conditions of this permit may request a hearing from the
Director, in writing, within twenty-one (21) calendar days of the date this permit was issued.

7. In issuing this permit, DSL makes no representation regarding the quality or adequacy of the
permitted project design, materials, construction, or maintenance, except to approve the project’s
design and materials, as set forth in the permit application, as satisfying the resource protection,
scenic, safety, recreation, and public access requirements of ORS Chapters 196, 390, and related
administrative rules.

8. Permittee must defend and hold harmless the State of Oregon, and its officers, agents and
employees from any claim, suit, or action for property damage or personal injury or death arising
out of the design, material, construction, or maintenance of the permitted improvements.

9. Authorization from the U.S. Army Corps of Engineers may also be required.

NOTICE: If removal is from state-owned submerged and submersible land, the permittee must comply with leasing and 
royalty provisions of ORS 274.530. If the project involves creation of new lands by filling on state-owned submerged or 
submersible lands, you must comply with ORS 274.905 to 274.940 if you want a transfer of title; public rights to such filled 
lands are not extinguished by issuance of this permit. This permit does not relieve the permittee of an obligation to secure 
appropriate leases from DSL, to conduct activities on state-owned submerged or submersible lands. Failure to comply with 
these requirements may result in civil or criminal liability. For more information about these requirements, please contact 
Department of State Lands, 503-986-5200. 

Anita Huffman, Aquatic Resource Coordinator 
Aquatic Resource Management 
Oregon Department of State Lands November 24, 2020 

Authorized Signature Date



 

ATTACHMENT A 
 

Permit Holder: Cascade Center Molalla, LLC 
 

Project Name: Cascade Center Commercial Development 
 

Special Conditions for Removal/Fill Permit No. 62917-GP 
 

READ AND BECOME FAMILIAR WITH CONDITIONS OF YOUR PERMIT. 
 
The project site may be inspected by the Department of State Lands (DSL) as part of our 
monitoring program. A copy of this permit must be available at the work site whenever 
authorized operations are being conducted.  
 
1. Responsible Party: By signature on the application, Kiril Ivanov is acting as the representative of 

Cascade Center Molalla, LLC. By proceeding under this permit, Cascade Center Mollalla, LLC 
agrees to comply with and fulfill all terms and conditions of this permit, unless the permit is 
officially transferred to another party as approved by DSL. In the event information in the 
application conflicts with these permit conditions, the permit conditions prevail. 

 
2. Authorization to Conduct Removal and/or Fill: This permit authorizes 0.08 acres of wetland 

impacts with associated removal and fill of material in T05S R02E Section 08C, Tax Lots 801, 
900, 700, 800, in Clackamas County, as referenced in the application, map and drawings (See 
Attachment B for project location), dated September 30, 2020.  

 
3. Changes to the Project or Inconsistent Requirements from Other Permits: It is the 

permittee’s responsibility to ensure that all state, federal and local permits are consistent and 
compatible with the final approved project plans and the project as executed. Any changes made 
in project design, implementation or operating conditions to comply with conditions imposed by 
other permits resulting in removal-fill activity must be approved by DSL prior to implementation. 

 
4. DSL May Halt or Modify: DSL retains the authority to temporarily halt or modify the project or 

require rectification in case of unforeseen adverse effects to aquatic resources or permit non-
compliance. 

 
5. DSL May Modify Conditions Upon Permit Renewal: DSL retains the authority to modify 

conditions upon renewal, as appropriate, pursuant to the applicable rules in effect at the time of 
the request for renewal or to protect waters of this state. 

 
Pre-Construction 

  
6. Stormwater Management Approval Required Before Beginning Work: Prior to the start of 

construction, the permittee must obtain a National Pollution Discharge Elimination System (NPDES) 
permit from the Oregon Department of Environmental Quality (DEQ), if one is required by DEQ. 
 

General Construction Conditions 
 
7. Water Quality Certification: The Department of Environmental Quality (DEQ) may evaluate this 

project for a Clean Water Act Section 401 Water Quality Certification (WQC). If the evaluation 
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results in issuance of a Section 401 WQC, that turbidity condition will govern any allowable 
turbidity exceedance and monitoring requirements. 

 
8. Erosion Control Methods: The following erosion control measures (and others as appropriate) 

must be installed prior to construction and maintained during and after construction as 
appropriate, to prevent erosion and minimize movement of soil into waters of this state.  
 

a. All exposed soils must be stabilized during and after construction to prevent erosion and 
sedimentation. 

b. Filter bags, sediment fences, sediment traps or catch basins, leave strips or berms, or other 
measures must be used to prevent movement of soil into waterways and wetlands.  

c. To prevent erosion, use of compost berms, impervious materials or other equally effective 
methods, must be used to protect soil stockpiled during rain events or when the stockpile 
site is not moved or reshaped for more than 48 hours. 

d. Unless part of the authorized permanent fill, all construction access points through, and 
staging areas in, riparian and wetland areas must use removable pads or mats to prevent 
soil compaction. However, in some wetland areas under dry summer conditions, this 
requirement may be waived upon approval by DSL. At project completion, disturbed areas 
with soil exposed by construction activities must be stabilized by mulching and native 
vegetative plantings/seeding. Sterile grass may be used instead of native vegetation for 
temporary sediment control. If soils are to remain exposed more than seven days after 
completion of the work, they must be covered with erosion control pads, mats or similar 
erosion control devices until vegetative stabilization is installed. 

e. Where vegetation is used for erosion control on slopes steeper than 2:1, a tackified seed 
mulch must be used so the seed does not wash away before germination and rooting.  

f. Dredged or other excavated material must be placed on upland areas having stable slopes 
and must be prevented from eroding back into waterways and wetlands. 

g. Erosion control measures must be inspected and maintained as necessary to ensure their 
continued effectiveness until soils become stabilized.  

h. All erosion control structures must be removed when the project is complete, and soils are 
stabilized and vegetated.  

 
9. Fuels, Hazardous, Toxic, and Waste Material Handling: Petroleum products, chemicals, fresh 

cement, sandblasted material and chipped paint, wood treated with leachable preservatives or 
other deleterious waste materials must not be allowed to enter waters of this state. Machinery and 
equipment staging, cleaning, maintenance, refueling, and fuel storage must be at least 150 feet 
from OHW or HMT and wetlands to prevent contaminates from entering waters of the state. 
Refueling is to be confined to a designated area to prevent spillage into waters of this state. 
Barges must have containment system to effectively prevent petroleum products or other 
deleterious material from entering waters of this state. Project-related spills into waters of this 
state or onto land with a potential to enter waters of this state must be reported to the Oregon 
Emergency Response System (OERS) at 1-800-452-0311. 

 
10. Archaeological Resources: If any archaeological resources, artifacts or human remains are 

encountered during construction, all construction activity must immediately cease. The State 
Historic Preservation Office must be contacted at 503-986-0674.  You may be contacted by a 
Tribal representative if it is determined by an affected Tribe that the project could affect Tribal 
cultural or archeological resources. 
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Compensatory Mitigation 
 
11. Mitigation Bank Credit Purchase: Mitigation for the unavoidable loss of 008 acres of PEM, Slope 

wetland has been accomplished via purchase of 0.08 credits from the Garrett Creek Wetland 
Mitigation Bank, per the proof of purchase. 

 



 

ATTACHMENT B 
 

Permit Holder: Cascade Center Molalla, LLC 
 

Project Name: Cascade Center Commercial Development 
 

Maps and Drawings for Removal/Fill Permit No. 62917-GP 
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This report is for the exclusive use of the parties herein shown and is preliminary to the issuance of a 
title insurance policy and shall become void unless a policy is issued, and the full premium paid. 

  
First American Title Insurance Company  

National Commercial Services  
25 West Main Street, Suite 400  

Madison, Wisconsin 53703 

  
Escrow Officer:  Rachael Schroeder    

Phone:  (608)286-3579   

Fax:     

E-mail  RSchroeder@firstam.com  File No:  NCS-1060756-MAD 
  

  
Title Officer:      

Phone:      

Fax:     

E-mail    File No:  NCS-1060756-MAD 
  

PRELIMINARY TITLE REPORT 

  
ALTA Owners Standard Coverage   Liability $ TBD Premium $ TBD 
ALTA Owners Extended Coverage   Liability $  Premium $  
ALTA Lenders Standard Coverage   Liability $  Premium $  
ALTA Lenders Extended Coverage  Liability $  Premium $  
ALTA Leasehold Standard Coverage Liability $  Premium $  
ALTA Leasehold Extended Coverage Liability $  Premium $  
Endorsements  Liability $  Premium $  
Govt Service Charge        Cost $  
Other         $  

  

We are prepared to issue Title Insurance Policy or Policies in the form and amount shown above, insuring 
title to the following described land: 

The land referred to in this report is described in Exhibit "A" attached hereto. 

and as of 03/31/2021 at 8:00 a.m., title to the fee simple estate is vested in: 
  

 Cascade Center Molalla LLC, an Oregon limited liability company 
  

Subject to the exceptions, exclusions, and stipulations which are ordinarily part of such Policy form and 
the following: 
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First American Title 

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority 
that levies taxes or assessments on real property or by the public records; proceedings by  a  public  

agency  which may  result  in  taxes  or assessments, or notices of such proceedings, whether or not 
shown by the records of such agency or by the public records. 

2. Facts, rights, interests or claims which are not shown by the public records but which could be 
ascertained by an inspection of the land or by making inquiry of persons in possession thereof. 

3. Easements, or claims of easement, not shown by the public records; reservations or exceptions in 
patents or in Acts authorizing the issuance thereof; water rights, claims or title to water. 

4. Any encroachment (of existing improvements located on the subject land onto adjoining land or of 
existing improvements located on adjoining land onto the subject land), encumbrance, violation, 
variation, or adverse circumstance affecting the title that would be disclosed by an accurate and 
complete land survey of the subject land. 

5. Any lien, or right to a lien, for services, labor, material, equipment rental or workers compensation 
heretofore or hereafter furnished, imposed by law and not shown by the public records. 

 

6. The county tax roll discloses a mobile home on the herein described premises which is not included in 
title insurance coverage.  Subject to requirements and provisions of O.R.S. 311.280 pertaining to 
mobile home taxes becoming liens on real property. 

  

7. Rights of the public in and to that portion of the Land lying within any road, street and/or highway. 

8. An easement for Ingress, egress, utility and incidental purposes, recorded April 20, 1982 as Fee No. 
82010941 . 
  
In Favor of:  Adjacent property owner 
Affects:  as described therein 
  

9. An easement for Ingress, egress, utility and incidental purposes, recorded July 16, 1986 as Fee No. 
86026162 . 
  
In Favor of:  Adjacent property owner 
Affects:  as described therein 
  

10. Restrictive Covenant to Waive Remonstrance, pertaining to Annexation to the City of Molalla including 
the terms and provisions thereof Recorded: July 23, 1996 as Fee No. 96053377  

11. The terms and provisions contained in the document entitled "City of Molalla Resolution 2010-01" 
recorded April 13, 2010 and June 18, 2013 as Fee Nos. 2010 022085 and 2013 042319 . 

12. An easement for Underground sanitary sewer, storm drain, or water pipeline or pipelines and 
incidental purposes, recorded November 01, 2016 as Fee No. 2016 075479 . 
  
In Favor of:  City of Molalla, a municipal corporation 
Affects:  as described therein 
  

https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8Ts3mkC3FacyptP5pnAeypteYUq9k%3D&h=ae44ee14-2520-46c0-9b18-422abad0c377&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8T6og7Wh1Ieb1hNIh1yIymY%3D&h=bce5ee22-cbd3-48d4-9b01-9bf3dc66c784&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8TDPSkmObXcfOBghHdLcVM0%3D&h=9671b5e8-0cbc-433f-a1a0-7712e571b9bb&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8X5O6gAU4K65g8dud6nAn1Q%3D&h=1dd51feb-72fd-4207-aa56-b2f963a0ca8f&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8feMjXmvLoLtYeyptcyptoo2EEJKc%3D&h=b4f37154-6461-45b3-be32-822499ddd927&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8QXNpUTBzlxcZRYuBaIawy0%3D&h=44a229ab-235d-4331-acd5-e2fc7b3304ef&attach=true
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First American Title 

13. A Deed of Trust to secure an original indebtedness of $1,600,000.00 recorded March 14, 2017 as Fee 
No. 2017 016896 . 
  
Dated: March 10, 2017 
Trustor: Ivanov Investment Group, LLC 
Trustee: Ticor Title 
Beneficiary: Molalla Holdings LLC 
  

A document recorded January 28, 2021 as Fee No. 2021 009334 provides that Chicago Title 
Company of Oregon was substituted as trustee under the deed of trust.  

The Deed of Trust/Mortgage was Partially reconveyed as to portion described in Parcel 
Reconveyance by instrument recorded January 28, 2021 under Fee No. 2021 009335. 

  
Affects: The land and other property.  

  

14. Covenants, conditions, restrictions and easements in the document recorded October 29, 2019 as Fee 
No. 2019 068303, but deleting any covenant, condition or restriction indicating a preference, 
limitation or discrimination based on race, color, religion, sex, handicap, familial status, national 
origin, sexual orientation, marital status, ancestry, source of income or disability, to the extent such 
covenants, conditions or restrictions violate Title 42, Section 3604(c), of the United States Codes. 
Lawful restrictions under state and federal law on the age of occupants in senior housing or housing 
for older persons shall not be construed as restrictions based on familial status.  

Said document contains an erroneous legal description. 

15. Evidence of the authority of the individual(s) to execute the forthcoming document for Cascade 
Center Molalla, LLC, an Oregon limited liability company, copies of the current operating agreement 
should be submitted prior to closing. 

16. Unrecorded leases or periodic tenancies, if any. 

-END OF EXCEPTIONS- 
  

https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8XCHHuhadOsPkhlce8FKT6E%3D&h=90f49d01-9090-4389-ad86-ee2b7e960b62&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8bRM3fVReJ7uhUUHVXcyptnqpM%3D&h=9ab074d3-1f67-45e9-b5bd-56609f4ae212&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8fBrHpBpbX8uQddEQaEMwdI%3D&h=d30fdc84-cea5-4086-a8ce-15a490e7157e&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8TJQLh2sQ1UHxSYcyptZsE887M%3D&h=315236e4-5ea7-4c3c-a226-0e129d2eaa47&attach=true
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INFORMATIONAL NOTES 

  
 
  

NOTE:  This report does not include a search for Financing Statements filed in the office of the Secretary 
of State, or in a county other than the county wherein the premises are situated, and no liability is 
assumed if a Financing Statement is filed in the office of the County Clerk (Recorder) covering fixtures on 
the premises wherein the lands are described other than by metes and bounds or under the rectangular 
survey system or by recorded lot and book. 

NOTE:  Taxes for the year 2020-2021, paid in full. 
  

Tax Amount:   $4,223.35  
Code No.:   035-039 
Map & Tax Lot No.   52E08C 00800 
Property ID/Key No.   01092203 

  

The exceptions to coverage 1-5 inclusive as set forth above will remain on any subsequently 
issued Standard Coverage Title Insurance Policy. 
  
In order to remove these exceptions to coverage in the issuance of an Extended Coverage 
Policy the following items are required to be furnished to the Company; additional 
exceptions to coverage may be added upon review of such information: 
  

A. Survey or alternative acceptable to the company 
B. Affidavit regarding possession 
C. Proof that there is no new construction or remodeling of any improvement located on the 

premises. In the event of new construction or remodeling the following is required: 
i. Satisfactory evidence that no construction liens will be filed; or 
ii. Adequate security to protect against actual or potential construction liens; 
iii. Payment of additional premiums as required by the Industry Rate Filing approved by the 

Insurance Division of the State of Oregon 

THANK YOU FOR CHOOSING FIRST AMERICAN TITLE 
WE KNOW YOU HAVE A CHOICE! 
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First American Title Insurance Company of Oregon 

 SCHEDULE OF EXCLUSIONS FROM COVERAGE 

1. AMERICAN LAND TITLE ASSOCIATION LOAN POLICY - 2006 
EXCLUSIONS FROM COVERAGE 

 

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses 
that arise by reason of: 

 
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or relating to 

 (i) the occupancy, use, or enjoyment of the Land;  
 (ii) the character, dimensions, or location of any improvement erected on the Land;   
 (iii) the subdivision of land; or 

 (iv) environmental protection; 
 or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the coverage provided 

under Covered Risk 5. 
 (b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.   
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.   

3. Defects, liens, encumbrances, adverse claims, or other matters   
 (a) created, suffered, assumed, or agreed to by the Insured Claimant;   

 (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to the 
Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;   

 (c) resulting in no loss or damage to the Insured Claimant;   
 (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13, or 14); or   
 (e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.   

4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business laws of the state 
where the Land is situated. 

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured Mortgage and is 
based upon usury or any consumer credit protection or truth-in-lending law.   

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors? rights laws, that the transaction  
creating the lien of the Insured Mortgage, is 
 (a) a fraudulent conveyance or fraudulent transfer, or   

 (b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.   
7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the date of 

recording of the Insured Mortgage in the Public Records. This Exclusion does not modify or limit the coverage provided  under Covered Risk 11(b). 
 

2. American Land Title Association OWNER POLICY - 2006 
EXCLUSIONS FROM COVERAGE 

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys’ fees, or  

expenses that arise by reason of: 
 

1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or 
relating to 
 (i) the occupancy, use, or enjoyment of the Land; 

 (ii) the character, dimensions, or location of any improvement erected on the Land; 
 (iii) the subdivision of land; or 

 (iv) environmental protection; 
 or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the coverage provided 

under Covered Risk 5. 
 (b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6. 
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8. 

3. Defects, liens, encumbrances, adverse claims, or other matters 
 (a) created, suffered, assumed, or agreed to by the Insured Claimant; 

 (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to the 
Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; 

 (c) resulting in no loss or damage to the Insured Claimant; 
 (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risks 9 and 10); or 
 (e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title. 

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors. rights laws, that the transaction vesting the Title as shown 
in Schedule A, is 

 (a) a fraudulent conveyance or fraudulent transfer; or 
 (b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy. 
5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and 

the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A. 
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Exhibit "A" 

  
Real property in the County of Clackamas , State of Oregon, described as follows:  

  
PART OF THE RACHEL LARKIN DONATION LAND CLAIM IN THE SOUTHWEST ONE-QUARTER OF 
SECTION 8, TOWNSHIP 5 SOUTH, RANGE 2 EAST, OF THE WILLAMETTE MERIDIAN, IN THE COUNTY OF 
CLACKAMAS AND STATE OF OREGON, DESCRIBED AS FOLLOWS: 
 
BEGINNING AT A POINT ON THE NORTH LINE OF SAID DONATION LAND CLAIM SOUTH 81º30' EAST, 
1055.6 FEET FROM THE NORTHWEST CORNER THEREOF;  
THENCE SOUTH 8º30' WEST AT RIGHT ANGLES TO SAID NORTH LINE, 270 FEET TO THE SOUTHWEST 
CORNER OF THAT TRACT CONVEYED TO N. SCOTT MALOY, ET UX, BY DEED RECORDED APRIL 20, 1982 
AS FEE NO. 82010941, CLACKAMAS COUNTY RECORDS, AND THE TRUE POINT OF BEGINNING;  
THENCE CONTINUING SOUTH 8º30' WEST, AT RIGHT ANGLES TO SAID NORTH LINE, 414.20 FEET TO 
THE SOUTH LINE OF THE NIGHTINGALE TRACT DESCRIBED IN VOLUME 196, PAGE 0509, CLACKAMAS 
COUNTY DEED RECORDS,  
THENCE SOUTH 81º30' EAST ALONG SAID SOUTH LINE, 667.0 FEET, MORE OR LESS, TO THE 
SOUTHWEST CORNER OF THAT TRACT CONVEYED TO CHARLES L. ARCHER, ET UX, BY DEED 
RECORDED IN VOLUME 339, PAGE 0523, CLACKAMAS COUNTY DEED RECORDS;  
THENCE NORTH 8º30' EAST ALONG THE WEST LINE OF SAID ARCHER TRACT, 684.2 FEET TO THE 
NORTH LINE OF AFORESAID DONATION LAND CLAIM;  
THENCE NORTH 81º31' WEST ALONG SAID NORTH LINE, 567 FEET, MORE OR LESS, TO THE 
NORTHEAST CORNER OF THAT TRACT CONVEYED TO WALTER T. AHO, ET EX, BY DEED RECORDED 
AUGUST 7, 1962, IN VOLUME 608, PAGE 0284, CLACKAMAS COUNTY DEED RECORDS;  
THENCE SOUTH 8º30' WEST ALONG THE EAST LINE OF SAID AHO TRACT, 180 FEET TO THE 
SOUTHEAST CORNER THEREOF;  
THENCE CONTINUING SOUTH 8º30' WEST ALONG THE EAST LINE OF THE AFORESAID MALOY TRACT, 
90 FEET TO THE SOUTHEAST CORNER THEREOF;  
THENCE NORTH 81º30' WEST ALONG THE SOUTH LINE THEREOF, 100 FEET TO THE TRUE POINT OF 
BEGINNING.  
 
EXCEPT THAT PORTION CONVYED TO STATE OF OREGON, BY AND THROUGH ITS DEPARTMENT OF 
TRANSPORTATION BY DONATION DEED RECORDED FEBRUARY 14, 2020 AS FEE NO. 2020 011076. 
 
THE LEGAL DESCRIPTION WAS CREATED PRIOR TO JANUARY 01, 2008.  

https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8Ts3mkC3FacyptP5pnAeypteYUq9k%3D&h=ae44ee14-2520-46c0-9b18-422abad0c377&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8dQeyptPYuTKYgxUCF5h0EnM6Q%3D&h=1ede26aa-87c0-4de1-83bf-989d5e36f211&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8UX2giHfHIW4PiIMYz2y9fM%3D&h=6d7ec6ae-2bc3-4ab8-93c9-9fce8d89c95c&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8dTYomogkTuJoj9IFpW8g9Q%3D&h=0aa05ca7-890f-4a8f-98e9-2b30333be913&attach=true
https://docs.clarityfirst.com/meta/index?m=dee8e2f2-bf9b-4f32-b343-5267d22cf47e&q=iFHkVbw8fHr2AfHDfG4h8VTfRVBfeEBQwCZZXXUz8WI%3D&h=2e9e8e78-d1f3-4314-99e1-360d6dbb31d1&attach=true


 
 
 
 
 
 
 
 

Exhibit D: 
 

Public Works Comments  



     Public Works Department 
                                  117 N Molalla Avenue 

                                                                        PO Box 248 
                                           Molalla, Oregon 97038 
                                       Phone: (503) 829-6855 

                        Fax: (503) 829-3676 
 

City of Molalla ◼ Public Works Department  ◼  117 N. Molalla Avenue, Molalla, OR 97038  ◼  (503) 759-0218 

 

               

July 14, 2022 
 
TO: Mac Corthell, Planning Director 
 Dan Zinder, Assistant Planner 
 Ronda Lee, Planning Specialist 
 
FROM: Sam Miller, Sr Engineer Tech. 
 
RE:    PROJECT NAME 

Based on a review of the materials submitted, Staff has prepared the following comments. These 
comments are applicable to the subject application; any subsequent modifications may require 
amendments and/or additions. These conditions do not include requirements already set forth in the 
municipal code. 

CONDITIONS 

1. Specific Requirements To This Site: 
A. Transportation – in accordance with MMC 17-3.6.020 Transportation Standards: 

 
1. A TIA was submitted and approved for the overall Cascade Center Development. 

Propose project sits within the Development known as lot 4. The TIA includes a fast-food 
restaurant (Burger King) for Cascade Center Development under Notice of Decision 
DRW01-2019 and proposal complies with development plan.   
 

2. This project is within the Cascade Center development. Applicant is not proposing new 
connection to the public street system and the proposed development complies with 
the Cascade Center Development plan. All access to and from the proposed site shall be 
taken from the existing, approved Cascade Center access locations.  No Additional 
access will be permitted. 
 

3. Transportation SDC’s – In accordance with MMC 13.14 this design review does increase 
the impacts to the public improvement facility and is therefore not exempt from 
transportation SDC charges. SDC’s shall be calculated and payable in accordance with 
the SDC methodology at the time of building permit authorization.  
 

B. Storm - in Accordance with MMC 17-3.6.050 Storm Drainage and Surface Water Management: 
 

1. This project is within the Cascade Center development. Applicant will be required to 
connect to storm system provided under Notice of Decision DRW01-2019 Cascade 
Center development. 
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2. Stormwater SDC’s – In accordance with MMC 13.14 this design review does increase the 
impacts to the public improvement facility and is therefore not exempt from 
stormwater SDC charges. SDC’s shall be calculated and payable in accordance with the 
SDC methodology at the time of building permit authorization. 
 

C.  Sanitary- in accordance with MMC 17-3.6.040 Sanitary Sewer Service Improvements: 
 

1. This project is within the Cascade Center development. Applicant will be required to 
connect to sanitary system provided under Notice of Decision DRW01-2019 Cascade 
Center development. 

 
2. Sanitary SDC’s – In accordance with MMC 13.14 this design review does increase the 

impacts to the public improvement facility and is therefore not exempt from sanitary 
SDC charges. SDC’s shall be calculated and payable in accordance with the SDC 
methodology at the time of building permit authorization.  
 

D. Water- in accordance with MMC 17-3.6.040 Water Service Improvements: 
 

1. This project is within the Cascade Center development. Applicant will be required to 
connect to water system provided under Notice of Decision DRW01-2019 Cascade 
Center development. 
 

2. Should Fire Department regulations require additional fire flow that results in looping 
the water line through the site, then applicants engineer shall coordinate with Public 
Works for the extension of a public water line, and dedication of easements. 

 
3. Water SDC’s – In accordance with MMC 13.14 this design review does increase the 

impacts to the public improvement facility and is therefore not exempt from water SDC 
charges. SDC’s shall be calculated and payable in accordance with the SDC methodology 
at the time of building permit authorization. 
 

E. Parks: 
1. Parks SDC’s – In accordance with SMC 13.70.110 this commercial design review is 

exempt from parks SDC charges. 
 

F. Franchise Utility Services: 
1. All utilities to the project shall be served underground services.  No overhead crossings 

of public right of way shall be approved by the city.   

DESIGN REQUIREMENTS & POLICIES 

1. General Requirements: 
A. For commercial and industrial development projects, No building permit may be issued until all 

required public facility improvements are in place and approved by the City Engineer, or 
otherwise bonded, in conformance with the provision of the Code and the Public Works Design 
Standards in accordance with MMC 17-3.6 Public Facilities. All public facilities shall be 
completed and accepted by the Public Works Department prior to issuance of final occupancy.  
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B. From the materials submitted, it appears that the storm drain, domestic water and sanitary 
sewer facilities will be obtained from main line connections and/or extensions.  Separate 
engineering drawings reflecting the installation of these public utilities will be required. 

C. No construction of, or connection to, any existing or proposed public utility/improvements will 
be permitted until all plans are approved by Staff, all fees have been paid, all necessary permits, 
bonding, right-of-way and easements have been obtained and approved by staff, and Staff is 
notified a minimum of 24 hours in advance. 

D. Staff reserves the right to require revisions/modifications to the public improvement 
construction plans and completed street improvements, if additional modifications or expansion 
of the sight distance onto adjacent streets is required. 

E. All public utility/improvement plans submitted for review shall be based upon a 22”x 34” format 
and shall be prepared in accordance with the City of Molalla Public Work’s Standards. 

F. All survey monuments on the subject site or that may be subject to disturbance within the 
construction area, or the construction of any off-site improvements shall be adequately 
referenced and protected prior to commencement of any construction activity.  If the survey 
monuments are disturbed, moved, relocated or destroyed as a result of any construction, the 
project shall, at its cost, retain the services of a registered professional land surveyor in the State 
of Oregon to restore the monument to its original condition and file the necessary surveys as 
required by Oregon State law.  A copy of any recorded survey shall be submitted to Staff. 

G. Plans submitted for review shall meet the requirements described in Section 1 of the Molalla 
Standard Specifications for Public Works Construction. 

H. All utilities will be stubbed out to the far end of each street for future extension.  The project 
shall utilize existing water, sewer, and storm water ‘stub-outs’ wherever possible.  Water for 
domestic and fire protection shall be looped through the proposed site.  Any ‘stub-outs’ 
determined to be not needed for the proposed development or any future development of the 
subject property shall be abandoned in accordance with the Molalla Standard Specifications for 
Public Works Construction. 

I. All public improvement designs shall meet the requirements of the Molalla Standard 
Specifications for Public Works Construction as amended by the Community Development 
Director. 

J. General Wetland Requirements – The applicant will be required to provide Public Works with a 
letter of concurrence from the Department of State Lands regarding any wetlands on the 
subject property. 

K. General Erosion Control – The applicant shall install, operate, and maintain adequate erosion 
control measures in conformance with the standards adopted by the City of Molalla and DEQ 
during the construction of any public/private utility and building improvements until such time 
as approved permanent vegetative materials have been installed. Applicant or Applicant’s 
Contractor shall be responsible for all erosion control requirements under the 1200-C permit 
and shall coordinate directly with DEQ for questions related to 1200-C permit compliance. 



 

 
 

 
 
 
 
 
 
 

Exhibit E: 
 

Molalla Fire District Comments 



 

               Molalla Rural Fire Protection District #73 
              P.O. Box 655 ∙ Molalla, OR 97038                 Telephone:  503-829-2200 
             320 N Molalla Ave. Molalla, OR  97038             Fax:   503-829-5794                                                                 

www.molallafire.org   

 
 
 
 

Comments for 820 W Mains St 
July 10, 2022 

 
 
 

1. Please identify location of dewar for Co2 and indicate if any monitoring is required.  
2. A Knox box will be required if the business is not open 24/7. The box shall be located at the 

front entrance and not more than 80 inches give or take 2 inches from ground plane. 
3. Please send details of the interior ladder along with the weight rating. 
4. Please send copy of plans for the type one hood. 
5. Molalla Fire will require a full set of plans in either hard copy of digital format prior to 

permitting 
 
 
 
 
 
 
 

The above comments are based solely on the site plan provided. Molalla Fire reserves the right to review and comment 
on the plans that are to be submitted for full review or revisions to plans that have already been reviewed.  
 
Review of submitted plans is not an approval of omissions, oversights or authorization of non-compliance with any 
regulations of this agency or of the regulations of any other agency.  Comments on these plans should not be considered 
a precedent setting, as we will review each project on a case-by-case basis.  
 
 
 
 
 
 
 
Michael C. Penunuri 

 
 

http://www.molallafire.org/
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