
swhite
Stamp



Boeckman Creek Primary School  Temporary Use Application 
April 23, 2019  Page - 1 
 

BOECKMAN CREEK PRIMARY SCHOOL   
Temporary Structure Permit 

April 23, 2019 
 
 
 
APPLICATION SUMMARY 
 
For Temporary Use approval to place one portable classroom building at Boeckman Creek Primary 
School until June 30, 2024.  The school is located on a 60.52-acre property, which includes 
Wilsonville High School to the south.  
 
GENERAL INFORMATION 
 
Location 
 
The site is located immediately north of Wilsonville High School on the east side of Wilsonville Road.  
Its location is shown in Figure 1. 
 
Comprehensive Plan and Zoning Designation  
 
The plan designation is Public, and the zoning is PF - Public Facilities. 
 
Applicant and Owner 
 
Tim Woodley, Director of Operations 
West Linn-Wilsonville School District 
P. O. Box 35 
West Linn, OR 97068 
Phone: 503-673-7976 
Fax: 503-638-9360 
E-mail: woodleyt@wlwv.k12.or.us  
 
Applicant’s Representatives 
 
Keith Liden, AICP 
Bainbridge 
1000 SW Broadway, Suite 1700  
Portland, OR 97205 
Phone: 503-478-2348  
E-mail: keith.liden@gmail.com  
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Attachments and Plan Sheets 
 

1. Attachment 1  DOWA-IBI 
a. BC-A1.00 Site Plan 
b. BC-C1  Site/Utilities Plan 
c. BC-E1.1  Electrical Site Plan 

2. Attachment 2  MODERN BUILDINGS 
a. A0.0  Cover Sheet 
b. A1.0  Floor Plan 
c. A2.0  Exterior Elevations 
d. A3.0  Finish Schedule 
e. A4.0  Interior Elevations 

3. Attachment 3  OWNER SELECTION 
a. 1 Sht  Exterior Colors 

 
 

 
Figure 1 - Vicinity Map 
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BACKGROUND INFORMATION 
 
Site Description  
 
The site is developed with Boeckman Creek Primary School, including a 65,000± square foot 
building, driveway, parking, and play fields as shown on Sheet BC-A1.0 and Figure 2.  The entire site 
is 60.52 acres, including the adjacent Wilsonville High School land and facilities.   
 

Figure 2 – Aerial Photo 
 

 
  Source: Metro 
 
Surrounding Area Description 
 
The plan and zoning designations and current land use of the surrounding area are summarized in 
Table 1. 
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 Table 1 
Land Use Summary 

 
Properties in the Vicinity In 

City? 
Plan 
Designation 

Zone 
Designation 

Land Use 

Subject Property     
3S 1W 13, TL 100 (60.52 
acre school site owned by 
school district) 

Yes 
 
 

Public 
 
 

PF – Public Facility 
 
 
 

Boeckman Creek 
Primary Wilsonville 
High and Schools 
 

Surrounding Properties     
North 
 

Yes 
 

Residential  PDR-4/PDR-5 Single and multi-family 
residences 

     
East 
 

No 
 
 

Clackamas Co. - 
Agriculture  

County EFU 
 
 

Woodland and 
agriculture 

     
South 
 

Yes Residential  RA-H/PDR-2 Single family 
residences 
  

 
West 
 

 
Yes 
 

 
Residential 

 
PDR-5 

 
Multi-family residences 
 

 
 
PRIMARY SCHOOL BUILDING AND RELATED IMPROVEMENTS 
 
School Capacity 
 
Boeckman Creek Primary School was originally conceived as having a capacity of approximately 574 
students.  For this calculation, the district based its school capacity on the desired number of 
students per class times the number of teaching stations.  A district-wide re-evaluations of school 
capacity were conducted in 2006 and 2018, to ensure that school capacity is really based on current 
teaching methods and programs.  Because of how school curriculum has evolved, the additional 
space needs related to special education programs, preschool programs, and all-day kindergarten, 
the school’s ability to accommodate students has changed.  The district concludes that the optimal 
learning space capacity is now 550 students instead of 574.  The enrollment as of September 30, 
2018 was 550 students.  With the residential development occurring in the eastern portion of 
Wilsonville, the district anticipates increased enrollment in the coming years. 
 
Proposed Temporary Classroom Building 
 
The district proposes to install one portable classroom building containing 4 classrooms and 3 
restrooms with a floor area of approximately 4760 square feet.  The building is proposed to be 
located where the district has previously had two portable classroom buildings with a total of four 
classrooms.  The two modular buildings were removed after additional primary school capacity was 
provided with the opening of Lowrie Primary School.  Access is provided via sidewalks, which 
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connect with the covered area on the east end of the building.   The utility lines installed to serve 
the previous modular buildings are still in place and readily available to serve the new building.  
 
As Wilsonville residents are aware, the city has been growing rapidly, and its three primary schools 
(Boeckman Creek, Boones Ferry and Lowrie) have enrollments that are approaching or have 
reached capacity.  The portable classrooms are viewed as only a temporary solution until more 
permanent school capacity is created.  The district is considering placing a school bond before the 
voters to provide facility improvements, including a new primary school in Frog Pond.  A school 
board decision regarding a ballot measure will be made in the coming months. 
 

Table 2  
Project Summary 

 

Improvements Existing With Portables 

Floor Area 64,965± sq. ft. total 69,725± sq. ft. total 

Teaching Stations 28 4 new classrooms for a total of 
32 

Enrollment Capacity of 550 students 
9/30/18 enrollment of 550 
students 

Capacity of 650 w/portable 
student enrollment for 2022 
estimate at 654  
   

Staff 56 60 total 

Vehicle Parking 201 spaces, including 5 
handicapped spaces 

Same 

Bicycle Parking 20 bike parking spaces Bike 
racks are primarily located 
near the main front entrance. 

Same 

Landscaped Areas Landscaping consistent with 
city standards. 

Other than using some existing 
grass area, the landscaping has 
remained. 

Hours of Operation Weekday classes from 8:20 
a.m. to 2:40 p.m. with some 
enrichment classes extending 
to 3:30 p.m. and evening and 
weekend use of the school and 
athletic fields. 

No change 

 
Access and Parking 
 
All vehicle and bus access will continue to be directed through the one driveway on Meadows 
Parkway.  The Meadows Parkway frontage is fully improved.   
 
A parking lot is located between the Boeckman Creek Elementary School and Wilsonville High 
School, and a second is located west of the primary school.  The two lots have a total of 201 parking 
spaces, including five designated handicapped spaces.  The parking is shared between the two 
schools.  The existing bicycle parking is provided near the front building entrance. 
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Landscaping  
 
The existing landscaping will continue to be retained except for the area used to accommodate the 
portable building.       
 
Utilities 
 
On-site utilities are serving the existing school, and no new utility lines or service capacity increases 
are necessary.  Underground utilities are available to the modular building site. 
 
Lighting 
 
The existing exterior lighting will be retained, and the portable building will be equipped with 
exterior wall mounted lighting.  No other additional site lighting is proposed. 
 
Solid Waste 
 
The waste and recycling collection facilities will not be changed. 
 
 
CONSISTENCY WITH THE WILSONVILLE  
PLANNING AND LAND DEVELOPMENT ORDINANCE 
 
The Wilsonville Planning and Land Development Ordinance contains the relevant review criteria for 
the proposed temporary classrooms.  A temporary use application review is governed primarily by 
Sections 4.163 and 4.035 (.03) C 3.  These and other relevant criteria are listed followed by findings, 
which demonstrate that the application is consistent with the ordinance. 
 
4.163 General Regulations – Temporary Structures and Uses. 
 
(.01) The Development Review Board …. may permit the temporary use of a structure or premises in 
any zone for the purpose or use that does not conform to the regulations prescribed elsewhere in 
this Code for the zone in which it is located, provided that such use be of a temporary nature and 
does not involve the erection of a substantial structure.  A permit for such use may be granted in the 
form of a temporary and revocable permit, up to a five (5) year period, subject to showing good 
cause…. 
 
(.03)  Factors and consideration for “good cause” include, but are not limited to: 

A. Availability of appropriately zoned land for the proposed use in the city. 
B. Availability of and need for the subject property for allowed uses. 
C. Market conditions, construction costs and other obstructions to the location of the use on 

appropriately zoned land. 
D. Due diligence of the applicant to site the use on appropriately zoned land. 
E. Circumstances of the applicant bearing on the need for the temporary use permit. 
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As noted in the findings, which follow, the proposed portable classrooms are in substantial 
compliance with the relevant ordinance standards for permanent development.  While the 
proposed portable building will be installed to meet building code requirements for a permanent 
building, it is not “substantial” because: (1) it is relatively small compared to the other permanent 
school facilities on the site; and (2) unlike a truly permanent structure, the modular construction 
allows for efficient removal and reuse. 
 
The temporary portable classrooms are appropriately located because the PF Zone allows school 
use, and the modular building must be close to the main school building in order to be properly 
integrated with all school activities.  They cannot realistically be located anywhere else. 
 
4.035  Site Development Permits. 
 
(.03) C 3.  If the proposed use is to be temporary, the length of time for which it is permitted shall be 
reasonable in terms of the purpose and nature of the use that is proposed. 
 
As mentioned above, the district is seriously considering placing a bond measure before the voters 
in part to fund a new primary school in Frog Pond.  While this action is not yet assured, the district 
has historically demonstrated its commitment to only using modular classrooms for relative short 
periods.  The district would like to request this temporary use permit to be valid until June 30, 2024 
to allow a reasonable amount of time to pass a bond measure and construct a new primary school 
in Frog Pond.   
 
Regarding the portable classrooms as temporary for this period is “reasonable” because the 
buildings are consistent with the relevant site development review criteria as described below. 
 
4.136  PF – Public Facility Zone. 
 
(.02) K. Uses Permitted Outright.  Schools are listed as a permitted use in the PF Zone. 
 
(.04) Dimensional Standards.  The school currently meets the applicable standards in this section, 
and the proposed temporary classrooms will not affect this level of compliance for the following 
criteria: 
 

• The property is over 60 acres, exceeding the minimum 1-acre lot size. 
• The front yard setback is currently over 900 feet to the center of Wilsonville Road and the 

rear yard setback is over 270 feet, both of which exceed the 30-foot minimum, and the 
temporary portable buildings will not reduce these setbacks. 

• The side yard setback is over 688 feet to northern property line, exceeding the 10-foot 
minimum, and the temporary portable classrooms will be located southeast of the existing 
building.  All setback requirements are exceeded.   

• The minimum street frontage far exceeds the 75-foot minimum standard. 
• The temporary portable building is less than 20 feet in height. 

 
Requirements in sections (.05) through (.08) pertaining to off-street parking, signs, landscaping, 
corner vision, and special regulations for site design review are addressed later in this section of the 
application.  
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4.154  On-site Pedestrian Access and Circulation. 
 
(.01)  On-site Pedestrian Access and Circulation.  This section contains a number of requirements for 
safe, convenient and functional pedestrian access on the site.  The Boeckman Creek Primary School 
and Wilsonville High School site was designed and approved to satisfy these requirements.  A part 
of the previous modular classrooms, a sidewalk connection was constructed between the modular 
buildings and the main building.  This sidewalk will again be used to provide a direct connection.   
 
4.155  General Regulations – Parking, Loading and Bicycle Parking. 
 
(.02)  General provisions.  This section includes several applicable subsections, which are addressed 
below: 
C.  In case of enlarging a building, the additional parking required will be based upon what is 
required only for the addition. 
 
See 4.155.03 and 4.191 [Note:  When portable classrooms were approved in 2008 it was determined 
parking, as it exists, was adequate.] 
  
(.03)  Minimum and Maximum Off-Street Parking Requirements.  This code section contains a 
number of standards, which apply to the application.  These requirements are met as described 
below: 
 

• When the original building addition was approved by the city prior to construction in 1990, 
the criteria of this section were successfully addressed.  The parking and loading areas along 
with the associated landscaping will continue to be in their presently approved locations. 

• Except for well-marked crosswalks, pedestrian and vehicular traffic will continue to be 
completely separated for the safety of students and visitors.  

• When the school was originally approved with 201 parking spaces (196 standard and 5 
handicapped) to be shared between the two schools. The standard of 0.2 to 0.3 vehicle 
parking spaces per student and staff would require between 114 and 171 spaces for 
Boeckman Creek Elementary.  This is discussed under the Section 4.191 Non-Conforming 
Site Conditions.   

 
4.156   Sign Regulations. 
 
No signs are proposed. 
 
4.167  General Regulations – Access, Ingress and Egress. 
 
This is satisfied because the existing, approved driveway on Meadows Parkway will not be modified 
in any way. 
 
 
 
4.171  General Regulations – Protection of Natural Features and Other Resources. 
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(.02)  General terrain preparation.  The criteria in this section are satisfied because the project only 
involved a minimal amount of soil disturbance on land that is flat and has been used to 
accommodate modular classrooms in the past.  Accepted building practices and UBC requirements 
will be followed. 
 
4.176  Landscaping, Screening and Buffering. 
 
(.02)  Landscaping and Screening Standards.  Because the portable building is well within the 60+ 
acre site, the general landscaping standards are required. The existing landscaping will continue to 
meet the standards in this section because only a very minor amount of the existing landscaping 
was affected by the two portable buildings, and the disturbed areas were appropriately replanted 
to meet the standards of this section. 
 
(.03)  Landscaped Area.  The school site will continue to have well over a minimum of 15% of the 
area devoted to landscaping. 
 
(.06)  Plant Materials.  This section specifies the minimum sizes and coverage for new landscaping.  
The proposed building will cover approximately 4760 square feet of this 60+ acre property, and 
these standards will continue to be met or exceeded. 
 
(.07)  Installation and Maintenance.  Upon removal of the buildings, the disturbed area will be re-
landscaped. 
 
4.177 Street Improvement Standards. 
 
This section is not applicable because all necessary street improvements have been constructed 
along the Wilsonville Road frontage and clear vision (Section (.01) E.) will not be affected because 
driveway or landscaping changes are not proposed for the school entrance. 
 
 
4.191  Non-Conforming Site Conditions.   
 
(.05) Expansion on a non-conforming site.  This section of the code allows expansion on a non-
conforming site as long as there is a comparable decrease in the level of non-conformity.  When 
Boeckman Creek Elementary School was first approved by the city, the parking requirements 
allowed the applicant and city to exercise judgment in determining the required number of spaces 
for schools.  The 201 spaces were considered appropriate for a student enrollment of approximately 
574.  The portable classrooms will help the school accommodate the anticipated enrollment for 
2019-2024, and the parking remains consistent with the original land use approval for the school.  
In addition, the portable classrooms shall be removed once expanded primary school capacity is 
available in the Wilsonville area. 
 
4.421  Criteria and Application of Design Standards. 
 
(.01)  Evaluation Standards.  The standards of this section are addressed below: 
 

A. Preservation of landscape.  Grading was kept to a minimum around the portable buildings, 
and the general appearance of the landscape was retained.   
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B. Relation of proposed building to the environment.  The portable buildings are next to the 

school, and nearby environmental areas were not affected in any way. 
 
C. Drives, parking and circulation.  Pedestrian, bicycle, vehicle, bus, and emergency access 

were successfully accommodated through the provision of separate and convenient routes, 
which will continue to be available for pedestrians and bicyclists on site and to surrounding 
neighborhoods.  This system was modified with a new sidewalk linking the portables with 
the southeast part of the building.  All other essential elements of the circulation system 
will be retained.  

 
D. Surface water drainage.  The small amount of storm water resulting from the new buildings 

was connected with the existing storm water system 
 
E. Utility service.  All on-site utilities were placed underground.   
 
F. Advertising features.  No advertising features are proposed. 
 
G. Special features.  The existing storage, loading, and solid waste/recycling area were not 

changed by the portable buildings.  
 
(.03)  Guidance by the purpose statement.  The purpose statement in Section 4.400 is also used to 
evaluate development proposals.  The purpose statement and related objectives are addressed 
below. 
 
4.400  Purpose – Site Design Review. 
 
(.01)  Discourage poor design and maintenance.  The school property has proven to be a significant 
community asset.  The design of the building and site improvements were recently approved by the 
city, and the proposed portable building will have a color and design that is consistent with the 
existing buildings. 
 
(.02)  A number of objectives are noted in the purpose section.  These are addressed below: 
 

A. Proper function.  As noted above, the current site plan was approved by the city because of 
its proper design.  The proposal simply builds upon this design, retaining all of its current 
functionality. 

 
B. Encourage originality, flexibility, and innovation.  The design of the school, which creates a 

campus including a high school and a primary school, is larger than the norm.  This 
demonstrates the district’s commitment to innovation that leads to efficiencies and quality 
education. 

 
C. Discourage drab, inharmonious developments.  The existing facility was approved by the 

city, and it has proven to be an excellent design.  The portable building will be removed as 
soon as the district can provide additional primary school capacity in Wilsonville. 
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D. Conserve the city’s beauty.  The architectural integrity of the facility will not be 
compromised by the addition, and the open space on the site will be retained. 

 
E. Promote businesses and industry.  A quality education program is the cornerstone for 

attracting business and industry to a community.  The portable building demonstrates the 
district’s commitment to providing quality education opportunities. 

 
F. Property values.  The portable building is well within the property and should not have any 

negative impact on surrounding properties or their value.   
 
G. Adequate public facilities.  Facilities are currently provided and sufficient capacity is 

available for this relatively small addition. 
 
H. Pleasant environments.  The existing open space on the site will be retained along with the 

visual appeal for the neighborhood. 
 
I. Foster civic pride.  In addition to education, the school serves as a community center, 

fostering civic pride. 
 
J. Sustain comfort, health, tranquility and contentment of residents.  Quality educational 

facilities are certainly a contributing factor to achieving this objective. 
 
CONCLUSION 
 
The installation of the new temporary portable classrooms satisfies all of the relevant criteria as 
demonstrated above. 
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