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I1.  INTRODUCTION

Under the provisions of Section 99.325(D)(1)& (2) the applicant requests approval of a Two- Year
Extension of the prior Approval for a six-lot subdivision (SUB-06-03) and Wetland and Riparian
Area permit (MIS-06-12) on property located at 2929 S. Parker Road.

The subject site, specifically identified as Tax Lot 3900 on Tax Map 2S 1E 25CD, is approximately
2.28 acres in size and zoned R-10 (10,000 square foot minimum lot size) by the City of West Linn.

The following narrative and supplemental materials demonstrate that the requested extension of the
prior approval is in compliance with the originally approved subdivision, and conditions of approval.
There are two Plan Sets included with this application, including: The basic Planning Set and the
Approved Engineered Construction Plan Set. In addition, to compliance with the original approval,
this narrative specifically addresses how the Plans maintain compliance with applicable provisions
of the City of West Linn Community Development Code, which have been revised subsequent to the
2006 approval.

I11. PROJECT DESCRIPTION

The applicant has acquired a substantially completed subdivision of 2.28 acres into six lots, one
open space tract, one public street, with access and utilities easement, and a stormwater facility. The
lots created range in size from 10,005 to 10,442 square feet, exclusive of the access street and
easement. The lots are developed for single-family detached homes.

A variety of features will provide access to the proposed subdivision. Consistent with the adopted
Conditions of Approval, access to all 6 lots is provided from Parker Road. Primary access is
provided via Chinook Court, a public street, constructed within a 40 foot right-of-way width, up to
the hammerhead turn-around, then, the width tapers to a 22-37 foot access and utilities easement.
The public portion of Chinook Court provides access to Lots 1, 2, and 3, with the easement portion
providing access to Lots 4, 5, and 6. The paved travel lane varies from 28 feet for the public street
to 16 feet within the access easement. There are curbs along both sides of the public street portion.
The easement portion is designed with a V-center drain.

Improvements have also been made along the site’s southern boundary along the Parker Road
frontage. The improvements included a 6-foot wide sidewalk, 5.5-foot wide planter strip, curb, and
6-foot wide bicycle lane.

Pedestrian circulation is provided by improvements made including a six foot wide sidewalk along
the site’s Parker Rd. frontage. This sidewalk will then extend onto the site in an easement along the
west side of the Chinook Court. This sidewalk has been extended as a six foot wide pedestrian path
completing a connection to the pathway in the Rosemont Pointe subdivision.
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Public sewer and water have been extended to the each lot from existing lines in Parker Road. The
storm drainage system has also been installed, including a water quality/detention facility (Tract A),
consistent with the approved 2006 plans.

The site contains 0.28 acres (12,184 square feet) of PEM/Sloped wetland habitat and a man-made
drainageway (see Revised Wetland Delineation Report section of this application packet). The
entire drainageway and majority of the wetland and transition areas will be preserved within an open
space tract (Tract B). A small portion of the wetland will be impacted for construction of the private
street and sidewalk. The applicant proposes to provide all compensatory mitigation on the subject
site. The request for extension of approval does not alter the previously approved plans.

The site contains some deciduous and coniferous trees located mainly in the northwestern and
southeastern corners. The trees were all previously inventoried and are shown on the existing
conditions plan. The City Arborist previously reviewed the trees on the site and determined that six
of the existing trees are significant and ten additional trees are not significant but should still be
preserved. These sixteen trees will all be preserved as identified by the City Arborist. The request
for extension of approval does not alter the previously approved plans.

This application specifically relates to the request for extension of the 2006 approval of the
Tentative Plat (SUB06-03 AND MIS-06-12). The applicant will proceed to complete items listed on
the Engineering Punch List, (see Pre-Application Conference Notes, for work started but not
completed by the prior developer.

Once the extension is granted and the construction punch list items are satisfied, the applicant will,
under a separate application, submit for Final Plat approval.
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IV. COMPLIANCE WITH THE COMMUNITY DEVELOPMENT CODE

Under the provisions of Section 99.325(D)(1)& (2) the applicant requests approval of a Two-Year
Extension of the prior Approval for The Parker Road six-lot subdivision (SUB-06-03) and Wetland
and Riparian Area permit (MIS-06-12) on property located at 2929 S. Parker Road.

99.325 EXTENSIONS OF APPROVAL
A. The Planning Director may grant an extension from the effective date of approval of
two years pertaining to applications listed in Section 99.060(A) upon finding that:
1. The applicant has demonstrated, and staff and the Planning Commission
concur, that the application is in conformance with applicable CDC provisions
and relevant approval criteria enacted since the application was initially
approved, and
2. There are no demonstrated material misrepresentations, errors, omissions, or
changes in facts that directly impact the project, including, but not limited to,
existing conditions, traffic, street alignment and drainage; or
3. The applicant has modified the approved plans to conform with current
approval criteria and remedied any inconsistency with subsection (A)(2) of this
section, in conformance with any applicable limits on modifications to approvals
established by the CDC.
B.  The Planning Commission may grant an extension from the effective date of
approval of two years pertaining to applications listed in Section 99.060(B), consistent
with subsections (A)(1) through (3) of this section.
C. The Historic Review Board may grant an extension from the effective date of
approval of two years for applications listed in Section 99.060(D), consistent with
subsections (A)(1) through (3) of this section.
D. Eligibility for Extensions.
1. Only those applications approved between July 1, 2006, and December 31,
2009, shall be eligible for an extension.
2. Any application eligible for an extension under subsection (D)(1) of this
section that would expire by June 30, 2010, shall be exempt from expiration
pending a decision regarding the extension application; provided, that a complete
application and deposit fee have been submitted to the Planning Director prior to
that date. However, the extension shall begin on the date that the application’s
initial approval lapsed.
E.  Extension Procedures.
1. The application for extension of approval may be submitted only after a pre-
application meeting under Section 99.030(B).
2. The application shall satisfy the neighborhood meeting requirements of
Section 99.038 for those cases that require compliance with that section.
3. Applications for extensions must be submitted along with the appropriate
deposit to the Planning Department.
4. Applications for extensions will be processed if the initial approval lapses
prior to issuance of a decision, consistent with subsection (D)(2) of this section.
5. Notice of the decision shall be issued consistent with Section 99.080.
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6. The decision shall not become effective until resolution of all appeal periods,
including an opportunity for City Council call-up pursuant to this chapter. (ORD.
1589 § 1 (Exh. A), 2010)

RESPONSE

The Parker Road six-lot subdivision was approved November 8, 2006. Construction plans were
approved, permits were issued, and the majority of the public improvements, including street and
utilities, were completed, except for Punch List Items. However the former developer experience
financial difficulties and was not able to complete the work and record the Final Plat.

The current applicant has acquired the property and intends to complete the work and record the
plat. However, the 2006 approval has expired. Therefore and extension is required, prior to
completion of the punch list items and recording of the plat.

Since the original approval was in November 2006, this development is eligible for an extension
under Section 99.325.D. And, the applicant has or will satisfy the extension approval criteria as
follows:

1. The Plan Set provided, together with this Narrative demonstrates for staff and
Planning Commission concurrence, that the application conforms to the original
approval, including Conditions of Approval, as addressed under Chapter 85 below;
and further conforms to revisions to applicable CDC provisions and relevant
approval criteria enacted since the application was initially approved.

2. To the applicant’s knowledge there are no material misrepresentations, errors,
omissions, or changes in facts that directly impact the project, including, but not
limited to, existing conditions, traffic, street alignment and drainage, except to the
extent addressed herein relative to subsequent code revisions.

3. As addressed within this narrative and shown on the Plan Set, the applicant has
modified the approved plans to conform to current approval criteria.

4. The applicant conducted a new Pre-Application Conference with City staff on April
15, 2010, as documented in the submittal packet.

5. The applicant has satisfied the neighborhood meeting requirements of Section
99.038. A neighborhood meeting was held on May 26, 2010, as documented in the
submittal packet.

6. The application includes all required information and plans and was extensions must
be submitted along with the appropriate deposit to the Planning Department, as
specified in the Pre-Application Conference.
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most part, the responses are the same as originally submitted for the 2006 approval. However,
we have specifically provided new responses where code revisions have been adopted
subsequent to the 2006 approval.

11.000 Compliance with the R-10 Zoning District

11.020 Procedures and Approval Process

RESPONSE:

The approved preliminary plat was found to be consistent with the provisions of Section 11.000.
The extension request remains consistent, as the platted lots are for (single-family detached
dwellings), which are a permitted use outright in the R-10 Zoning District.

11.030 Permitted Uses

RESPONSE:

The applicant proposes single-family detached dwellings which are a permitted use in the R-10
Zoning District.

11.070 Dimensional Requirements
I. Minimum Lot Size 10,000 square feet
RESPONSE:

The proposed lots will all exceed 10,000 square feet in size, exclusive of the access easement,
consistent with Condition of Approval #2 (see attached Final Plat). Therefore, this criterion is met.

2. Minimum Front Lot Line
Length or Width 35 feet

RESPONSE:

The proposed lots will all have a front lot line width which exceeds the 35 foot minimum (see
Preliminary Plat in this application packet). Therefore, this criterion is met.
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3. Average Minimum Lot

Width 50 feet
RESPONSE:

The proposed lots all have an average width that exceeds 50 feet (see attached Final Plat).
Therefore, this criterion is met.

4. Lot Depth less than 2.5 times the width
RESPONSE:

The depth of the proposed lots will be less than 2.5 times the width (see attached Final Plat).
Therefore, this criterion is met.

5. Required Yard Setbacks

a. Front 20 feet
b. Side (Detached Structures) 7.5 feet
C. Street Side 15 feet
d. Rear 20 feet

RESPONSE:

The lots are all designed to comply with these setback standards. The builder/ developer will be
responsible for meeting these standards during the development/construction of the homes.

6. Building Height 35 feet

RESPONSE:

The builder/owner will be responsible for meeting the building height requirements of this section.
7. Max. Building Coverage 35%

RESPONSE:

The lots are all designed to comply with this standard. The builder/owner will be responsible for
meeting this standard during the development/construction of the homes.
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8. Minimum Width of

Accessway to a Flag Lot 15-feet for single, 8 feet each for double

RESPONSE:

The proposed subdivision does not include flag lots. Therefore, this criterion does not apply.

30.000 Wetland and Riparian Area

RESPONSE

The original application was reviewed and approved under the provisions of Section 30.000.
However, the City subsequently adopted Code revisions and combined Section 30.000 with the new
Section 32.00, which now addresses all water resources, not just wetlands. Compliance with the
new Section 32.000 is addressed below under Water Resource Area Protection.

31.000 Erosion Control

31.060

Approval Criteria

The City Engineer or designee shall make a written finding, as applicable, with respect to the
following criteria when approving, approving with conditions, or denying an Erosion Control

Permit.
A.

%

oA

&

The Erosion and Sediment Control plan shall follow the guidelines of the Erosion
Prevention and Sediment Control Plans, Technical Guidance Handbook (Clackamas
County Department of Utilities most current edition).

All developments shall be designed to minimize the disturbance of natural topography,
vegetation, and soils.

Designs shall minimize cuts and fills.

The plan shall prevent erosion by employing prevention practices such as non-disturbance,
construction phasing, seeding and mulch covers.

The plan shall be designed to allow no more than 10 percent cumulative increase in natural
stream turbidities, as measured relative to a control point immediately upstream of the
turbidity causing activity. However, limited duration activities necessary to address an
emergency or to accommodate essential dredging, construction, or other legitimate
activities, and that cause the standard to be exceeded, may be authorized provided all
practicable turbidity control techniques have been applied.

The applicant shall actively manage and maintain erosion control measures and utilize
techniques described in the permit to prevent erosion and control sediment during and
following development. Erosion prevention and sediment control measures required by the
permit shall remain in place until disturbed soil areas are permanently stabilized by
landscaping, grass, approved mulch, or other permanent soil stabilizing measure.
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G. No mud, dirt, rock, or other debris shall be deposited upon a public street or any part of the
public stormwater system, surface water system, Water Quality Resource Area, or any part
of a private stormwater system or surface water system that drains or connects to the public
stormwater or surface water system.

H. Projects with a minimum development size of one acre, including subdivisions, apartments,
commercial and industrial, shall meet the following requirements:

1. The Erosion Prevention and Sediment Control plan is designed by a certified erosion
control specialist; and,
2. The developer enters into an agreement with the City stating that in the event an

erosion emergency occurs and is not repaired within 24 hours of the time the City
notifies the developer, the City may hire a contractor or employ City staff to repair
the erosion problem and bill the developer 125% of the cost to the City.

RESPONSE:

The Erosion Control Plan, Grading Plan, and erosion prevention practices remain consistent with the
originally approved plans, which were found to be designed consistent with the guidelines of the
Erosion Prevention and Sediment Control Plans, technical Guidance Handbook (Clackamas County
Department of Utilities most current edition) and consistent with the provisions of this chapter.

Erosion control fencing was installed prior to construction, and will remain in place until all site
work is completed per the City’s punch list.

32.000 Water Resource Area Protection

RESPONSE TO CODE REVISIONS

The original application was reviewed and approved under the provisions of previous applicable
Section 30.000 Wetland and Riparian Area. However, the City subsequently adopted Code revisions
and combined elements of the old Section 30.000 within the new Section 32.000, Water Resource
Area Protection, as addressed in the following responses.

32.020 Applicability

A. This section applies to properties upon which a natural drainageway, wetland, riparian
corridor, and/or associated transition and setback area, is located. For example, the subject
property may be defined as one property that contains a wetland or creek plus an adjacent
property of different ownership that includes the transition area or setback area.
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RESPONSE:

The requested approval extension involves a six lot subdivision on property which contains a
delineated water resource area, including a manmade drainageway and wetland habitat. The
resource boundary was delineated by a Resource Biologist, and shown on the submitted Plan Set.
The subdivision creates lots for detached single family, which are a permitted use in the base R-10
zone applied to the property. The number and placement of the approved lots, streets, and
improvements was designed to conform to the then applicable requirements of Section 30.000,
together with required mitigation for wetland and transition zone impacts.

The submitted Plan set includes the original Existing Conditions and Mitigation Plan Sheets. These
plans reflect the prior approval, based on the old Section 30.000, including the associated 30 foot
wetland transition and 15 foot structural setback boundaries along both sides of the resource. The
Plan Set also includes Updated Existing Conditions and Mitigation Sheets. These updated plans
show the mitigated resource boundary, together with the new Section 32.000 standard, which now
requires a 50 foot Transition Zone and 15 foot Structural Setback.

B. The provisions of this chapter apply to all zones and uses within the City limits. No person,
unless excepted by Section 32.020(C) or (D), may clear, fill, build in, or alter existing water
resource areas without having obtained a permit from the Planning Commission.

RESPONSE:

The applicant understands that the provisions of this revised chapter do not apply to the existing
improvements, which now are reflected as Existing Conditions. But, because the subject site
contains identified water resources, the new standards do apply to any new impact within the
Transition Zone.

The development plan did not and will not include clearing, filling, or building within the
drainageway along the northern property line. However, as originally approved frontage
improvements for Parker Road, did impact a .02 acre area of the delineated wetland boundary, and
well as minor impacts within the transition zone. In addition, construction of the on-site street,
storm facility, and pathway occurred within the transition and setback area, as originally approved.
Therefore a permit was required to provide mitigation for limited impacts to the resources. These
improvements were constructed as approved and completed prior to the amendments to the Code
establishing the new Water Resource Protection standards. Therefore under the new regulations,
these improvements, including the mitigation provided, actually represent Existing Conditions.

However, final construction of driveways will also encroach into the transition area, as reflected in
the Updated Mitigation Plan. These pending improvements will be within the new wider Transition
Zone, and therefore must be addressed as part of this Extension request, as discussed below.

The approved and constructed mitigation provided wetland enhancement adjacent to the delineated
resource. It is noted that any plantings that have died will be replaced consistent with the prior
approval, in order to maintain compliance
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C. The provisions of this chapter shall apply to development proposals that have water
resource areas within their project boundary. Therefore, the actual wetland, creek, open
channel, or stream does not have to be on the subject property under review. This chapter
shall not apply to designated enclosed storm drains that appear in the most recently adopted
West Linn Water Management Plan, unless the enclosed storm drain is opened as a result of
the proposed development. The provisions shall also not apply to small man-made open
roadside drainage swales in residential areas, even if such roadside swales are identified as
open channels by the most recently adopted West Linn Water Management Plan. The
provisions of this chapter also do not apply to drainage ditches and open channel
improvements created in the interior of individual residential lots that are not identified on
the Surface Water Management Plan Map.

RESPONSE:

The subject property contains a man-made drainageway along the western boundary of the site. This
drainageway is identified as an open channel on the 2006 West Linn Surface Water Management
Plan, Figure 6. The development avoids all impacts to this channel and it remains open. There is
also a wetland area, and associated transition and structural setback areas. The Updated Existing
Conditions Plan Sheet reflects the new mitigated wetland boundary, together with the new 50 foot
transition zone and 15 foot structural setback. It also reflects all existing improvements, within the
old 30 foot transition zone, for which mitigation has already been provided.

The applicant has discussed the new regulations with staff and understands the degree to which the
provisions, including sub-sections C &D, Exceptions apply. The Updated Mitigation Plan Sheet
shows planned improvements which will occur within the new Transition Zone. And, the required
square footage of mitigation has been calculated as discussed below. But, the applicant also
understands that all new transition impact mitigation will be provided by fee in-lieu, and constructed
off-site by the City.

32.025 PERMIT REQUIRED

No person shall be permitted to fill, strip, install pipe, undertake construction, or in any way
alter an existing water resource area without first obtaining a permit to do so from the decision
making authority, paying the requisite fee, and otherwise complying with all applicable
provisions of this ordinance.

RESPONSE:

To the degree that a permit was required for new impacts, this application and narrative
addresses the permit requirements and approval criteria and compares the old requirements to the
new standards. The fee was appropriately paid as part of the submittal.
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32.040 The Application

A. An application for development on property containing a water resource area shall be
initiated by the property owner, or the owner's authorized agent, and shall be accompanied
by the appropriate fee.

B. A pre-application conference shall be a prerequisite to the filing of the application.

C. The application shall include a site plan and topographic map of the parcel pursuant to

Section 32.060. The applicant shall include three copies of all maps and diagrams at
original scale and three copies reduced to a paper not greater than 11 x 17 inches, and an
electronic copy of all maps on a compact disc. The Planning Director may require the map
to be prepared by a registered land surveyor to ensure accuracy.

D. The site plan map shall be accompanied by a written narrative addressing the approval
criteria in Section 32.050 and if necessary, addressing the reason why the owner wishes to
alter the natural drainageway.

E. All proposed improvements to the drainageway channel or creek which might impact the
storm load carrying ability of the drainageway shall be designed by a registered civil
engineer.

F. The applicant shall present evidence in the form of adopted utility master plans or

transportation master plans, or findings from a licensed engineer to demonstrate that the
development or improvements are consistent with accepted engineering practices.

G. The applicant shall prepare an assessment of the existing conditions of the water resource
area consisting of an inventory of vegetation, including percentage ground and canopy
coverage.

H. If necessary, the applicant shall also submit a mitigation plan pursuant to CDC 32.070, and
a revegetation plan pursuant to CDC 32.080.

RESPONSE:

The original pre-application conference with the City of West Linn was held on Nov. 17", 2005.
The new owner also held a pre-application conference with the City of West Linn on April 15,2010,
as reflected in the pre-application conference summary contained within this application packet.

This Narrative and supporting Plan Set contain the required elements affected by the new Water
Resource Protection requirements. Copies of the original approved Tentative Plat and Construction
Plans have been provided. In addition, updated Plan Sheets showing the new applicable transition
area and setbacks have also been provided, together with an updated Mitigation Plan. The applicant
has also paid the requisite fees for the permit with this submittal.

Materials submitted address the requirements in Sub-Sections A-H listed above. More specifically,
in response to Staff’s request for supplemental information, the applicant is providing more detail
relative to items D, G, & H as follows:

1. Item (D): As part of the original application, an inventory was completed of the water
resource area, including vegetative ground cover and tree canopy cover. The prior
applicant/developer also completed substantial construction of the development based on the
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approved Preliminary Plat and Mitigation Plan. Mitigation was provided for a minor
alteration (.02 acres) made within the delineated wetland, as addressed in the original
Biologist’s report. This alteration was approved, together with associated mitigation
involving a 1,532 square foot created wetland adjacent to the east side of the stream channel.
In addition, mitigation was provided for street, pathway and utilities impacts within the
transition area, as reflected in the Approved Mitigation Plan and Landscaping Plans.

For this current application for Approval Extension, an Updated Existing Conditions Plan
Sheet has been provided, which reflects the entire 27,571 square foot Water Resource Area
(Tract B). Within Tract B wetland enhancement and mitigation plantings have been
completed including the following:

e 1,532 square foot created wetland,;
1. 12 existing trees
1. 760 square feet of wet area seed mix
e 7,665 planted transition area;
i. 25 Douglas Fir
ii. 25 Red Alder
iii. 20 Big Leaf Maple
1. 50 Hazelnut
2. 140 Snowberry
3. 24 Indian Plum
4. 215 Salal
a. 3,780 square feet of upland seed mix

As reflected in Table 1, at the time of planting, the updated vegetation inventory provided
about 1,000 square (3.6 %) of tree canopy cover; 362 square feet (1.3 %) of shrubbery cover;
and 4,540 square feet (16.5%) of grassy ground cover. Total ground coverage of plantings at
the time of planting was about 5,940 (21.5%).

However as these trees and plantings mature their coverage will increase to around 34.4 % in
10 years, and to around 55% over 20 years.
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Table 1
Tree Canopy and Planting Coverage

Tree/Plant Species Canopy Cover @ 10 year Canopy Cover | 20 year Canopy Cover
Planting Square Feet Square Feet Square Feet
Doug Fir 7x25=175 65x25=1,625 96 x 25 =2,400
Red Alder 21 x 25 =525 145 x 25=13,625 246 x 25 =6,150
Big Leaf Maple 15 x20=300 51 x20=1,020 96 x 20 = 1,380
Total Tree Cover 1,000 4,230 9,930
Percent of Cover 3.6 15.5 36
Hazelnut 88X 50=40
Snowberry B X140=112
Indian Plum 1.6 X 24 =38
Salal B X215=172
Total Shrub Cover 362 362 X 2="724
Percent of Cover 1.3 2.6
Wet Area Seed Mix 760 760
Upland Seed Mix 3,780 3,780
Total Seed Cover 4,540 4,540
Percent of Cover 16.5% 16.5%
TOTAL COVER 5,902 or 21.5% 9,494 or 34.4% 15,194 or 55.1%
2. Because the new Section 32 requires a larger transition area (50 feet versus 30 feet), some

remaining site improvements, such as driveways, will encroach into the new wider transition
area, as reflected in the Updated Existing Conditions Plan Sheet. These existing
improvements are exempt from the new standards.

Given the fact that the site improvements are substantially complete, except minor punch list
items, the applicant understands that all existing improvements shall be considered as the
new applicable “Existing Conditions”, and that only new encroaching improvements are
required to comply with the new requirements under Section 32. The Updated Mitigation
Plan shows the new transition and structural setbacks, and reflects all new encroaching
improvements, for which new mitigation is required.

An Updated Existing Conditions Plan Sheet has been provided reflecting the improvements
completed under the original approval. The Updated Preliminary Plat and Updated
Mitigation Plan reflect the new transition area and structural setback standards, as well as the
planned improvements, such as driveways.
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The original delineated resource boundary has been modified slightly by the constructed
wetland mitigation. The new delineated boundary is shown on the Updated Plans. The
Updated Plans also show the new wider 50 foot transition area. And, consequently, the 15
foot structural setback also moves out farther into the street and lots.

The new transition/setback area effects the development as follows:

1. The driveway serving Lot 6 will be within the wider Transition Zone. Since the
exact location of the driveway is not known, we have estimated the maximum impact
area. A driveway section is shown on the Updated Mitigation Plan to define the
square footage of impact, for which mitigation is required. The maximum area
impacted will be 859 square feet. This new impact area will occur on the east side of
the existing improvements, so new impacts to the resource area are minimized.

2. Driveways for the other 5 lots can be constructed outside of the new Transition Zone.

3. The available Building Envelopes for each lot have been adjusted to accommodate
the new Structural Setback, but the overall lot dimensions are not changed.

3. Item (G): The existing conditions surrounding the Water Resource Area have technically
changed as a result of improvements completed based on the approved Preliminary Plat. As
noted above, the existing improvements made under the approved plat are now considered as
Existing Conditions relative to the new standards. Therefore the Updated Plans only show
new impacts that will occur within the new Transition Zone, see response related to Item H.
The approved and constructed mitigation plans established new tree cover and vegetative
ground cover within the protected resource and transition areas, as reflected in Table 1. The
planting included 70trees, and 429 shrubs, and 4,540 square feet of seeded ground cover.

4. Item (H): An Updated Mitigation Plan pursuant to CDC 32.070 has been provided. Based
on discussions with staff, it is understood that a new revegetation plan is not required. The
applicant will pay a fee in-lieu based on the impacted area, and the City will construct the
mitigation off-site.

The identified impact area is 859 square feet, created by the driveway for lot 6. Therefore
the applicant will pay the fee in-lieu based on this impact area.

32.050 Approval Criteria

No application for development on property containing a water resource area shall be approved
unless the decision-making authority finds that the following standards have been satisfied, or can
be satisfied by conditions of approval.

A. Proposed development submittals shall identify all water resource areas on the
project site. The most currently adopted Surface Water Management Plan shall be
used as the basis for determining existence of drainageways. The exact location of
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drainageways identified in the Surface Water Management Plan, and drainageway
classification (e.g., open channel vs. enclosed storm drains), may have to be verified
in the field by the City Engineer. The Local Wetlands Inventory shall be used as the
basis for determining existing of wetlands. The exact location of wetlands identified
in the Local Wetlands Inventory on the subject site shall be verified in a wetlands
delineation analysis prepared for the applicant by a certified wetlands specialist.
The Riparian Corridor inventory shall be used as the basis for determining existence
of riparian corridors.

RESPONSE:

This narrative addresses the new code provisions as compared to the prior approval and provides the
basis for the required findings for the decision-making authority to approve the requested extension.

The requested approval extension involves a six lot subdivision on property which contains water
resource areas, including an open drainageway and wetland habitat as delineated by a Resource
Biologist, and shown on the submitted Plan Set. Consistent with the prior inventory the Plan Set
shows the location of the man-made drainageway and indicates that it is an open channel.

B. Proposed developments shall be so designed as to maintain the existing natural
drainageways and utilize them as the primary method of stormwater conveyance
through the project site unless the most recently adopted Surface Water Management
Plan calls for alternate configurations (culverts, piping, etc.). Proposed development
shall, particularly in the case of subdivisions, facilitate reasonable access to the
drainageway for maintenance purposes.

RESPONSE:

Consistent with the prior approval, including mitigation plan, the site improvements were
constructed for the development. These site improvements did not alter the open drainageway,
maintaining it in its existing location. All of the new storm drainage improvements associated with
the street and pathway have been installed, subject only to the City’s final acceptance. The new site
related storm systems maintains separation from the open drainageway to protect its natural flow.

3. Development should be conducted in a manner that will minimize adverse impact on
water resource areas. Alternatives which avoid all adverse environmental impacts
associated with the proposed action shall be considered first. For unavoidable
adverse environmental impacts, alternatives which reduce or minimize these impacts
shall be selected. If any portion of the water quality resource area is proposed to be
permanently disturbed, the applicant shall prepare a mitigation plan as specified in
CDC 32.070 designed to restore disturbed areas, either existing prior to
development or disturbed as a result of the development project, to a healthy natural
State.
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RESPONSE:

As part of the original 2006 planning, the applicant considered alternative designs for the proposed
subdivision, as reflected in the Revised Resource Report prepared by Schott & Associates (9-8-06).
At that time the selected alternative was the one presented herein as the approved tentative plat. It
was determined that this design minimized environmental impacts, while maximizing the buildable
portion of the site.

The approved design preserves the vast majority of the wetland and entire open drainageway within
the 27,571 square foot open space tract (Tract B). The development has been and will continue to be
constructed in a manner that minimizes adverse impact on the water resource area. Impacts are
minimized by physical separation, together with separated storm drainage to protect the natural
hydrology, and the approved and constructed mitigation as described herein for the unavoidable
impacts. As discussed below, driveway access to be constructed for Lot 6 will be a new unavoidable
impact, for which mitigation is required.

D. Water resource areas should be protected from development or encroachment by
dedicating the land title deed to the City for public open space purposes if either: 1) a
finding can be made that the dedication is roughly proportional to the impact of the
development; or, 2) the applicant chooses to dedicate these areas. Otherwise, these
areas shall be preserved through a protective easement. Protective or conservation
easements
are not preferred because water resource areas protected by easements have shown to
be harder to manage and, thus, more susceptible to disturbance and damage. Required
15-foot wide structural setback areas do not require preservation by easement or
dedication.

E. The protected water resource area shall include the drainage channel, creek, wetlands,
and the setback and transition area. The setback and transition area shall be determined
using the following table:

RESPONSE

The 2006 approval was based on the old standards in Section 30.000, and provided for appropriate
protection of the open drainageway and the majority of the adjacent wetland and transition area via
Tract B dedicated to the City (27,571 square feet) as public open space area. A portion of the Parker
Road improvements, as well as a portion of Chinook Court created minor encroachments into the
delineated wetland and transition area, but there was no impact to the drainageway. Mitigation in
the form of on-site wetland enhancement was approved and constructed.

It is noted that the Resource Preservation setbacks and transition area standards, as shown in
Table 32-1, have changed since the 2006 approval. The 2006 tentative plat was approved under
the old Chapter 30. The changes to the resource protection setbacks are reflected in Table 2R,
below.
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However, as shown in Table 2R, the criteria from the old code for slopes ranging from 10-25%
actually matches the new code section 32 criteria for slopes ranging from 0-25%, which was the
basis for the 2006 approval.

Table 32-1. Required Widths of Setback and Transition Area.

Protected Water
Feature Type (see CDC
Chapter 2 Definitions)

Slope Adjacent to
Protected Water
Feature

Starting Point for
Measurements from
Water Feature

Width of Setback and Transition Area
on each side of the water feature

Wetland, Major
Drainageway, Minor
Drainageway

0% - 25%

» Edge of bankful
flow or 2-year storm
level;

* Delineated edge
of wetland

50 feet plus structural setback.

Wetland, Major
Drainageway, Minor
Drainageway

>25% to a distinct top
of ravine'

» Edge of bankful
flow or 2-year storm
level;

* Delineated edge
of wetland

Distance from starting point of
measurement to top of ravine' (30 foot
minimum), plus an additional 50-foot
setback, plus structural setback.

Wetland, Major
Drainageway, Minor

> 25% for more than 30
| feet, and no distinct top

» Edge of bankful
flow or 2-year storm

200 feet, plus structural setback

Drainageway of ravine for at least 150 |level;
| feet * Delineated edge

of wetland

Riparian Corridor any » Edge of bankful 100 feet or the setback required under
flow or 2-year storm |major and minor drainageway
level provisions, whichever is greater., plus

structural setback

Formerly Closed n/a » Edge of bankful |Variable: See CDC 32.050(N)

Drainage Channel flow or 2-year storm

Reopened (see level

32.050(N)

"Where the protected water feature is confined by a ravine or gully, the top of ravine is the location where the
slope breaks at least 15% and the slope beyond the break remains less than 25% for at least 50 feet.

At least three slope measurements along the water feature, at no more than 100-foot increments, shall be made
for each property for which development is proposed. Depending upon the width of the property, the width of the
protected corridor will vary.
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TABLE 2R

Table 32-1. Required Widths of Setback and Transition Area.
Compared to Old Section 32.050. Criteria

Protected Water Feature
Type (see CDC Chapter 2
Definitions)

Slope Adjacent to
Protected Water Feature

Starting Point for
Measurements from
Water Feature

Width of Setback and Transition Area on each
side of the water feature

Wetland, Major
Drainageway, Minor
Drainageway

Old Criteria
Intermittent or
Seasonal Stream

Man-Made

0% - 25%

0% - 10%

+ Edge of bankful
flow or 2-year storm
level;

* Delineated edge of
wetland

50 feet plus structural setback.

30 feet, plus structural setback;
15 feet, plus structural setback;

25 feet, plus structural setback

Wetland, Major
Drainageway, Minor
Drainageway

Old Criteria

> 25% to a distinct top of
ravinel

10-25%

+ Edge of bankful
flow or 2-year storm
level;

* Delineated edge of
wetland

Distance from starting point of measurement to
top of ravinel (30 foot minimum), plus an
additional 50-foot setback, plus structural
setback.

a. 50 feet, plus structural setback; or

b. To point where slope tapers to less than 10%
for more than 30 feet, whichever is less. If b
applies, the transition shall be a minimum of 30
feet.

Wetland, Major
Drainageway, Minor
Drainageway

> 25% for more than 30
feet, and no distinct top of
ravine for at least 150 feet

» Edge of bankful
flow or 2-year storm
level;

* Delineated edge of
wetland

200 feet, plus structural setback

Riparian Corridor any » Edge of bankful 100 feet or the setback required under major and
flow or 2-year storm |minor drainageway provisions, whichever is
level greater., plus structural setback

Formerly Closed Drainage |n/a » Edge of bankful Variable: See CDC 32.050(N)

Channel Reopened (see
32.050(N)

flow or 2-year storm
level

F. Roads, driveways, utilities, or passive use recreation facilities may be built in and across water resource areas
when no other practical alternative exists. Construction shall minimize impacts. Construction to the minimum
dimensional standards for roads is required. Full mitigation and revegetation is required, with the applicant to submit
a mitigation plan pursuant to CDC Section 32.070 and a revegetation plan pursuant to CDC Section 32.080. The
maximum disturbance width for utility corridors is as follows:
a. For utility facility connections to utility facilities, no greater than 10 feet wide.
b.  For upgrade of existing utility facilities, no greater than 15 feet wide.
c.  For new underground utility facilities, no greater than 25 feet wide, and
disturbance of no more than 200 linear feet of Water Quality Resource Area, or
20% of the total linear feet of Water Quality Resource Area, whichever is greater.
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RESPONSE

As approved in 2006, the Wetland Transition Zone was set at 25-30 feet from the original
resource boundary (Tract B), with minor encroachments from the street improvements and (Tract
A) Storm facility. The Structural Setback was set at 15 feet from the Transition Zone, as shown
on the Approved Tentative Plat. The lots and building envelopes were designed to accommodate
these protective setbacks. The improvements constructed to date complied with the old code
standards and criteria, and provided the required mitigation.

Consistent with the originally 2006 approval, approximately 40 feet of frontage improvements for
Parker Road occurred within the delineated wetland boundary. In addition, construction of the on-
site street, storm facility and pathway also occurred within the old transition and setback area.

Full mitigation and revegetation, as approved, and has been provided. But some plantings have
since died, so replacement plantings will be required, as addressed prior to Final Plat approval,
consistent with the approved Mitigation Plan, and pursuant to CDC Section 32.070 and a
Revegetation Plan pursuant to CDC Section 32.080.

The new Section 32 Water Resource Protection standards increase the protective transition zone
from 30 feet to 50 feet. The Updated Existing Conditions Plan and the Updated Tentative Plat show
the new mitigated Resource Boundary, together with the new wider 50 foot transition zone and 15
foot structural setback. This change is standards actually only affects Lot 6, relative to construction
of the driveway, at the time the house is built. Mitigation for this encroachment is addressed below.

G. Prior to construction, the water resource area shall be protected with an anchored
chain link fence (or approved equivalent) at its perimeter and shall remain undisturbed
except as specifically allowed by an approved water resource area permit. Such fencing
shall be maintained until construction is complete. The water resource area shall be
identified with City-approved permanent markers at all boundary direction changes and
at 30- to 50-foot intervals that clearly delineate the extent of the protected area.

RESPONSE

All required protective fencing was previously installed, and the applicant will ensure that it
remains or is re-installed until all improvements are completed and accepted by the City. The
applicant further understands that all transition area boundaries must be permanently staked prior
to final approval with City approved markers at all boundary direction changes and at 30- to 50-
foot intervals.

H. Paved trails, walkways, or bike paths shall be located at least 15 feet from the edge
of a protected water feature except for approved crossings. All trails, walkways, and bike
paths shall be constructed so as to minimize disturbance to existing native vegetation. All
trails, walkways, and bike paths shall be constructed with a permeable material and
utilize Low Impact Development (LID) construction practices.
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RESPONSE

Consistent with the 2006 approval, the pathway, within Tract B is located at the outer edge of the
Transition Area. Construction was managed in a manner to minimize disturbance of native
vegetation, utilizing Low Impact Development practices. In addition, mitigation planting was
installed, as addressed below.

1. Sound engineering principles regarding downstream impacts, soil stabilization,
erosion control, and adequacy of improvements to accommodate the intended drainage
through the drainage basin shall be used. Storm drainage shall not be diverted from its
natural watercourse. Inter-basin transfers of storm drainage shall not be permitted.

RESPONSE

The development does not involve any inter-basin transfer of storm water. And, the storm
design and construction techniques employed are consistent with the provisions of this chapter.
However, sound engineering principles were employed in the design and construction of the
storm system.

J.  Appropriate erosion control measures based on CDC Chapter 31 requirements shall
be established throughout all phases of construction.

RESPONSE

Appropriate erosion control measures have been addressed under responses to Chapter 31,
above.

K. Vegetative improvements to areas within the water resource area may be required if
the site is found to be in an unhealthy or disturbed state, or if portions of the site within
the water resource area are disturbed during the development process. "Unhealthy or
disturbed" includes those sites that have a combination of native trees, shrubs, and
groundcover on less than 80% of the water resource area and less than 50% tree canopy
coverage in the water resource area. "Vegetative improvements" will be documented by
submitting a revegetation plan meeting CDC Section 32.080 criteria that will result in
the water resource area having a combination of native trees, shrubs, and groundcover
on more than 80% of its area, and more than 50% tree canopy coverage in its area.
Where any existing vegetation is proposed to be permanently removed, or the original
land contours disturbed, a mitigation plan meeting CDC Section 32.070 criteria shall
also be submitted. Interim erosion control measures such as mulching shall be used to
avoid erosion on bare areas. Upon approval of the mitigation plan, the applicant is
responsible for implementing the plan during the next available planting season.
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RESPONSE

As part of the 2006 application and approval, the applicant at that time provided an alternative
analysis that demonstrated that development completely outside of the wetland was not possible.
Thus, the compensatory mitigation for the unavoidable impacts was proposed, approved, and
constructed, entirely within the subject site.

The original applicant did not propose trimming or removal of trees from the transition area on the
site. However, the prior applicant did propose the trimming and removal of non-native shrubs and
ground cover to assist in reestablishing native vegetation. The prior applicant also proposed the
trimming and removal of a small number of shrubs and ground cover to construct a portion of the
street, sidewalk, and stormwater facility (utilities).

The Alternatives Analysis (See Revised Schott & Associates Report included herein) determined
that the locations for the site improvements were not practicable since there was also a requirement
to maximize separation of intersecting streets on S. Parker Road, an arterial street. The approved
subdivision design utilizes a combination of a public street and access easement to access the 6 lots,
as shown on the Approved Tentative Plat.

Replacement plantings for the prior installed mitigation and revegetation will be provided, as
needed, consistent with the approved Mitigation Plan, and pursuant to CDC Section 32.070 and a
Revegetation Plan pursuant to CDC Section 32.080.

L. Structural Setback area: where a structural setback area is specifically required,
development projects shall keep all foundation walls and footings at least 15 feet from
the edge of the water resource area transition and setback area if this area is located in
the front or rear yard of the lot, and 7 74 feet from the edge of the water resource area
transition and setback area if this area is located in the side yard of the lot. Structural
elements may not be built on or cantilever over the setback area. Roof overhangs of up to
three feet are permitted in the setback. Decks are permitted within the structural setback
area.

RESPONSE

The applicant understands these setback requirements, which will be addressed and confirmed
through the Building Permit review process. The front yard setback (building envelope) for all
the lots have been adjusted to meet these criteria, as reflected on the Updated Tentative Plat and
Updated Mitigation Plan.

M.  Stormwater Treatment Facilities may only encroach a maximum of 25 feet into the
outside boundary of the water resource area; and the area of encroachment must be
replaced by adding an equal area to the water quality resource area on the subject
property. Facilities that infiltrate storm water onsite, including the associated piping,
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may be placed at any point within the water resource area outside of the actual drainage
course so long as the forest canopy and the areas within ten feet of the driplines of
significant trees are not disturbed. Only native vegetation may be planted in these
facilities.

RESPONSE

The on-site storm system, including treatment facility (Tract A) was designed and constructed
consistent with the old code standards, and is now under Section 32 it is considered to be an
“existing condition”. However, its design actually complies with this new criterion. Appropriate
mitigation was provided as previously required.

N. As part of any proposed land division or Class Il Design Review application, any
covered or piped drainageways identified on the Surface Water Quality Management
Plan Map shall be opened, unless the City Engineer determines that such opening would
negatively impact the affected storm drainage system and the water quality within that
affected storm drainage system in a manner that could not be reasonably mitigated by the
project’s site design. The design of the reopened channel and associated transition area
shall be considered on an individualized basis, based upon the following factors:

1. The ability of the reopened storm channel to safely carry storm drainage through the
area.

Continuity with natural contours on adjacent properties

Continuity of vegetation and habitat values on adjacent properties.

Erosion control

Creation of filters to enhance water quality

Provision of water temperature conducive to fish habitat

Consideration of habitat and water quality goals of the most recently adopted West
Linn Surface Water Management Plan.

8. Consistency with required site Mitigation Plans, if such plans are needed.

NS RN

The maximum required setback under any circumstance shall be the setback required as
if the drainage way were already open.

RESPONSE

There are no identified piped drainageways or channels associated with the subject site. The
drainageway along the western boundary is open and will remain so. Therefore this section does
not apply.

O. The decision-making authority may approve a reduction in applicable front yard setbacks
abutting a public street to a minimum of fifteen feet and a reduction in applicable side yard
setbacks abutting a public street to 7 ¥ feet if the applicant demonstrates that the reduction is
necessary to create a building envelope on an existing or proposed lot of at least 5,000 square

feet.
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RESPONSE

The applicant is not requested any reduced setbacks. The Updated Tentative Plat and Updated
Mitigation Plan show the revised setbacks and net building envelope for each lot.

P.  Storm Drainage Channels not identified on the Surface Water Management Plan
Map, but identified through the development review process, shall be subject to the same
setbacks as equivalent mapped storm drainage channels.

RESPONSE

The existing drainage channel along the western boundary was previously identified, and is shown
on the 2006 West Linn Surface Water Management Plan as an open channel, Figure 4.5. The
applicant is not aware of any other storm channels not previously identified. Therefore this criterion
does not apply.

32.060 SITE PLAN
A. All site plans and maps shall include the name, address, and telephone number of
the applicant, the scale of the plan, a north arrow, and a vicinity map.
B.  The applicant shall submit a site plan drawn to a 1"=10"to 1"=30" scale, which
contains the following information:
1. Existing and proposed contour lines at the following minimum intervals:
a. Two foot intervals for slopes from 0-25 percent; and,
b.  Five-foot intervals for slopes in excess of 25 percent.
2. A slope map delineating areas greater than and less than 25% slope.
3. Location of the water resource areas on the site.
4. Location of proposed stormwater facilities;
5. Location of all existing natural features including, but not limited to,
delineation of water resource areas. The widths of the transition and setback areas
described in Table 32-1 shall be shown on the site plan.
6. Location of all trees measured at six inches diameter at breast height (DBH) or
greater and a description of existing vegetation species. Where only a portion of a
water quality resource area is to be disturbed, the tree inventory need only apply to
the impacted area. The remaining treed area shall be depicted by outlining the
canopy cover.
7. Detailed site plans of the proposed development outlining total disturbance
area, including proposed building footprints, site property improvements, grading
plans, accessways, utilities, and landscaping.
8. The presence of wetlands shown on site plans shall be based on wetlands
delineations conducted following methods accepted by the U.S. Army Corps of
Engineers and the Oregon Division of State Lands. Written concurrence by the
Oregon Division of State Lands DSL with the wetlands delineation must be obtained
and submitted as part of the development application. The delineation shall be
prepared by a certified wetlands specialist.
RESPONSE
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The applicant has submitted all required information as set forth in this section, which are also
consistent with the original application documents. Therefore this criterion is met.

32.070 MITIGATION PLAN

A mitigation plan shall be required if any portion of the water resource area is proposed to be
permanently disturbed by development.

A.  All mitigation plans must contain an alternatives analysis demonstrating that:
1. No practicable alternatives to the requested development exist that will not
disturb the water resource area; and,
2. Development in the water resource area has been limited to the area
necessary to allow for the proposed use; and,
3. An explanation of the rationale behind choosing the alternative selected,
including how adverse impacts to the water resource area will be avoided and/or
minimized.

B. A mitigation plan shall contain the following information:
1. A description of adverse impacts that will be caused as a result of
development.
2. An explanation of how adverse impacts to resource areas will be avoided,
minimized, and/or mitigated in accordance with, but not limited to, the
revegetation provisions of CDC Section 32.050(K).
3. A list of all responsible parties including, but not limited to, the owner,
applicant, contractor, or other persons responsible for work on the development
site.
4. A map showing where the specific mitigation activities will occur.
5. An implementation schedule, including timeline for construction, mitigation,
mitigation maintenance, monitoring, reporting, and a contingency plan. All in-
stream work in fish-bearing streams shall be done in accordance with the Oregon
Department of Fish and Wildlife water work periods.
6. Assurances shall be established to rectify any mitigation actions that are not
successful. This may include bonding or other surety.
7. Evidence that a Joint Permit Application (to the U.S. Army Corps and OR
DSL) if impacts to wetlands are greater than 0.10 acres, has been submitted and
accepted for review.

C. Mitigation of any water resource areas that are not wetlands that are permanently

disturbed shall be accomplished by creation of a mitigation area equal in size to the area

being disturbed. Mitigation areas may be land that is either
1. On-site, not within the water resource area, and is characterized by existing
vegetation qualifying that does not meet the standard set forth in CDC Section
32.050(K), or
2. Off-site, and is characterized by existing vegetation that does not meet the
standard set forth in CDC Section 32.050(K).
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The applicant shall prepare and implement a revegetation plan for the mitigation
area pursuant to CDC Section 32.080, and which shall result in the area meeting
the standards set forth in CDC Section 32.050(K). Adequacy of off-site mitigation
areas on city property must be consistent with and meet approval of the City
Department of Parks and Recreation. Any off-site mitigation occurring on
privately-owned land shall be protected with a conservation easement.
D. The Mitigation Plan for any wetland area to be disturbed shall be 1) prepared and
implemented with the guidance of professionals with experience and credentials in
wetland areas and values, and 2) be consistent with requirements set forth by regulatory
agencies (U.S. Army Corps and OR DSL) in a Joint Permit Application, if such an
Application is necessary for the disturbance. Where the alternatives analysis
demonstrates that there are no practicable alternatives for mitigation on site, off-site
mitigation shall be located as follows:
1. As close to the development site as is practicable above the confluence of the
next downstream tributary, or if this is not practicable;
2. Within the watershed where the development will take place, or as otherwise
specified by the City in an approved wetland mitigation bank.
E.  To ensure that the mitigation area will be protected in perpetuity, proof that the area
has been dedicated to the City or a conservation easement has been placed on the
property where the mitigation is to occur is required.

RESPONSE

A original Mitigation Plan was submitted, approved, and constructed, a reflected in the Engineering
Plan Set and documents submitted with this application. For this current application, an Updated
Mitigation Plan has been provided to address new pending and unavoidable impacts within the new
wider Transition Zone, as addressed above. The driveway will be on the east side of the existing
improvements so the new impacts will be minimized.

The drainageway and wetland habitat, as delineated by a Resource Biologist (Schott & Associates),
are shown on the submitted Plan Set, with the Resource Boundary adjusted to reflect the enhanced
wetland area, as well as the new wider transition zone. The existing wetland and wetland values
were identified on the Plan Set and in the Biologist’s Wetland Delineation report, and are unaltered
by this application.

The Mitigation Plan, as approve and constructed, provided the compensatory mitigation so that there
was no overall net loss of resource area or values. In fact, the wetland resource has been enhanced.
The Wetland Delineation report re-submitted with this application was previously submitted for
jurisdictional determination to the Oregon Department of State Lands (DSL). A joint permit
application for cut and fill activities was also submitted to and approved by DSL and the U.S. Army
Corp of Engineers as required. Nothing is this current application alters this prior approval.

The compensatory mitigation was installed, as designed and permitted, as part of the site
development work already completed. However, plant materials have died, so replacement plantings
will be required, prior to Final Plat approval, as listed in the Engineering Department Plat Punch
List. This work was previously permitted, so the City had indicated that the Engineering
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Department Punch List work can be completed at anytime, subject only to final inspection and
acceptance.

Mitigation for the new driveway impact area will be provided by fee in-lieu. The City will install
plantings on publicly owned property as defined by the Parks Department.

Therefore these criteria have been satisfied or will be met through completion of the Engineering
Department Punch List items prior to Recording of the Final Plat.

32.080 REVEGETATION PLAN REQUIREMENTS

Metro’s native plant list is incorporated by reference as a part of CDC Chapter 32, and all
plants used in revegetation plans shall be plants found on the Metro native plant list.
Performance standards for planting upland, riparian and wetland plants include the following:
A. Native trees and shrubs will require temporary irrigation from June 15 to October
15 for the three years following planting.
B.  Invasive non-native or noxious vegetation shall be removed within the area to be
revegetated prior to planting.
C. Replacement trees must be at least one-half inch in caliper, measured at 6 inches
above the ground level for field grown trees or above the soil line for container grown
trees (the one-half inch minimum size may be an average caliper measure, recognizing
that trees are not uniformly round) unless they are oak or madrone, which may be one
gallon size. Shrubs must be in at least a one-gallon container or the equivalent in ball
and burlap and must be at least 12 inches in height.
D. Trees shall be planted between 8 and 12 feet on-center and shrubs shall be planted
between 4 and 5 feet on-center, or clustered in single species groups of no more than 4
plants, with each cluster planted between 8 and 10 feet on center. When planting near
existing trees, the dripline of the existing tree shall be the starting point for plant spacing
requirements.
E.  Shrubs must consist of at least two different species. If 10 trees or more are planted,
then no more than 50% of the trees may be of the same species.
F.  The responsible party shall provide an appropriate level of assurance documenting
that 80 percent survival of the plants has been achieved after three years, and shall
provide annual reports to the Planning Director on the status of the revegetation plan
during the three year period.
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RESPONSE

The originally approved Revegetation Plan is included in the Engineering Plan Set, and is integral to
the Mitigation Plan. As with the Mitigation Plan, much of the approved plan has already been
installed, as designed and permitted. Any items remaining on the City’s punch list will be corrected
prior to Final Plat approval.

The applicant will ensure that any plantings that have died will be replaced, prior to Final Plat
approval, as listed in the Plat Punch List. This work was previously permitted, so the City had
indicated that the Punch List work can be completed at anytime, subject only to final inspection and
acceptance.

As addressed above, the new wider Section 32 transition zone now affects driveway improvements
required for Lot 6. The encroachment area has been defined and will be mitigated by fee in-lieu, as
specified by Staff. Therefore, except for any necessary replacement plantings this application does
not alter the previously approved mitigation plan.

Therefore these criteria have been or will be met through compliance with approved plans and
Conditions of Approval prior to Final Plat approval. As addressed above, the applicant has
demonstrated full compliance with Section 32 requirements.

33.000 Storm water Quality and Detention

33.020 Applicability

CDC Chapter 33 applies to all new development and redevelopment sites, as required by the City’s
Public Works Design Standards, except one- and two-family dwellings that do not involve a land
division.

33.030 The Application
RESPONSE:
As originally approved, the project involves new development and therefore this chapter applies.

The original application packet contained all material as required by this Section, and the current
applicant is not proposing any changes from the approved plans. Applicable Conditions of Approval
remain in affect to ensure compliance with the approval criteria.

The design includes provisions for maintenance and access in compliance with the Public Works
Design Standards. These standards were reviewed during the engineering plan review stage
ensuring compliance. The majority of the site work has been completed, and the applicant will
complete all Punch List items in the near future, as required for approval of the Final Plat.
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The landscape plan for the proposed water quality facility was prepared by a professional landscape
architect and includes a table listing the scientific names, sizes and quantity of plants to be planted.
The applicant will ensure that any plantings that have died will be replaced, as will be required prior
to Final Plat approval.

Therefore these criteria are met.

38.000 Additional Yard Area Required; Exceptions to Yard Requirements; Storage
in Yards; Projections into Yards

38.30 Setback from Street Centerline Required
38.060 Projections into Required Yards

RESPONSE:

As originally approved, access is provided via a combination of a public street and access easement.

The public street right-of-way and easement widths comply with the adopted Conditions of
Approval. Consistent with the approved Tentative Plat the distance between the walls of any
structure to the centerline of the street will not be less than 25-feet plus the yard setback identified in
this narrative.

The applicant is not proposing any specific floor plans at this time. However, the lots have been
designed according to all dimensional standards of the base zone, as reflected on the Tentative Plat.
The future owner/ builder of the homes will be responsible for complying with the criteria in this
section, and compliance will be confirmed through the Building Permit process.

40.000 Building Height Limitations, Exceptions
40.010 Projections Not Used for Human Habitation
RESPONSE:

The lots have been rough graded or terraced consistent with the approved grading plan. The future
homes on the site will comply with the height limitation of the base zoning district, with
confirmation of compliance through the Building Permit review process. Projections off of any
proposed structure such as a chimney, spire, dome, elevator shaft housing, tower, aerial, flag pole, or
other similar object not used for human occupancy are not subject to the height limitation of the base
zone.
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42.000 Clear Vision Areas

42.020 Clear Vision Area Required

RESPONSE:

Consistent with the approved Tentative Plat, the subdivision design includes a public street with a
width greater than 24 feet. Therefore, the triangular area formed by joining (by straight line) two
points that are 30-feet back from the intersecting point of two property lines that are adjacent to a
street intersection or accessway will not contain any planting, fence, wall, structure or temporary or

permanent obstruction (excluding utility poles or trees) that exceeds three feet in height. The clear
vision areas are represented on the Plan Set.

44.000 Fences

44.020 Sight Obscuring Fence, Setback and Height Limitations

RESPONSE:

The applicant is not proposing any fences at this time. However, the lots have been designed
according to all dimensional standards of the base zone and to accommodate fences consistent with
the criteria in this section. The future owner/builder of the homes and property will be responsible
for constructing fencing in compliance with this section.

44.040 Landscaping

RESPONSE:

Fences located within the “Clear Vision Area,” as defined in Chapter 42, will not be landscaped with
sight-obscuring plant material that might impair sight vision.

44.050 Standards for Construction
RESPONSE:

Fences constructed within the proposed subdivision will be constructed with the “structural” side
facing the owner’s property and will be maintained at all times by the property owner.

46.000 Off-Street Parking Areas

46.070 Maximum Distance Allowed Between Parking Area and Use
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RESPONSE:

Consistent with the approved preliminary plat, off-street parking for the future homes will be located
on the proposed lots with the dwellings.

46.090 Minimum Off-Street Parking Requirements
RESPONSE:

The future single-family dwellings on the proposed lots will include two or more off-street parking
spaces. The specific location of off-street parking areas will be identified on individual home
construction plans and physically provided at the time of home construction. Itis expected that at a
minimum each house will have a two-car garage. Therefore, each home will include four off-street
parking spaces with two in the garage and 2 in front of the garage.

Required parking spaces shall be kept available for the parking of resident passenger vehicles at all
times. Required parking spaces will not be used for storage of vehicles or materials or for the
parking of trucks over one-ton connected with a commercial business.

48.000 Access, Egress, and Circulation
48.030 Minimum Vehicular Requirements for Residential Uses

A. Direct individual access from single-family dwellings and duplex lots to an arterial street, as
designated in the Transportation element of the Comprehensive Plan, is prohibited for lots
created after the effective date of this Code where an alternate access is either available or
is expected to be available by imminent development application. Evidence of alternate or
future access may include temporary cul-de-sacs, dedications or stubouts on adjacent
parcels, or tentative street layout plans submitted at one time by adjacent property
owner/developer or by the owner/developer, or previous owner/developer, of the property in
question. In the event that alternate access is not available as determined by the Planning
Director and City Engineer, access may be permitted after review of the following criteria:
1. Topography.

2 Traffic volume to be generated by development (i.e., trips per day).

3. Traffic volume presently carried by the street to be accessed.

4. Projected traffic volumes.

5 Safety considerations such as line of sight, number of accidents at that location,
emergency vehicle access, ability of vehicles to exit the site without backing into

traffic.
6. The ability to consolidate access through the use of a joint driveway.
7. Additional review and access permits may be required by state or county agencies.
B. When any portion of any house is less than 150 feet from the adjacent right-of-way, access to

the home is as follows:
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C. When any portion of one or more homes is more than 150 feet from the adjacent right-of-
way, the provisions of subsection "B" above, shall apply in addition to the following
provisions.

G. The number of driveways or curb cuts shall be minimized on arterials or collectors.
Consolidation or joint use of existing driveways shall be required when feasible.

RESPONSE:

As approved, the plat does not provide direct individual access from the lots to Parker Road, which
is designated as an arterial in the City’s Transportation System Plan. Consistent with the original
approval, access to the first 3 of the lots is provided via a public street (Chinook Court) extended
from Parker Road. Chinook Court has a 28 foot paved travel lane. Access to the remaining 3 lots is
provided by an easement, with 16 foot of paved surface. Therefore direct access to the arterial street
is restricted to a single street intersection.

The future homes on each lot will be accessed from paved or all weather surface driveways with
widths that exceed 12-feet (16-36’). The proposed driveways will also have grades less than 15
percent.

48.060 Width and Location of Curb Cuts and Access Separation Requirements

RESPONSE:

The approved plat design met this criteria and as constructed accordingly. Therefore compliance is
maintained.

48.080 Bicycle and Pedestrian Circulation
RESPONSE:

The public street (Chinook Court) and the extended access easement were constructed as approved.

Frontage improvements for Parker Road have also been completed. The sidewalks along these
streets were also constructed in accordance with the provisions of Section 85.200(A)(3)(e) of the
Community Development Code and the approved Plans.

54.000 Installation and Maintenance of Landscaping

54.020 Approval Criteria

A. Every development proposal requires inventorying existing site conditions, which include
trees and landscaping. In designing the new project, every reasonable attempt should be
made to preserve and protect existing trees and to incorporate them into the new landscape
plan. Similarly, significant landscaping (e.g., bushes, shrubs) should be integrated...

B. To encourage tree preservation, the parking requirement may be reduced by one space for
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every significant tree that is preserved in the parking lot area for a maximum reduction of 10
percent of the required parking.

C. Developers must also comply with the Municipal Code chapter on tree protection.

D. A heritage tree may not be removed without a public hearing at least 30 days prior to the
proposed date of removal. Development proposals involving land with heritage tree(s) shall
be required to protect and save the tree(s).

E. Landscaping — by type, location and amount

F. Landscaping (trees) in new subdivision
1. Street trees shall be planted by the City within the planting strips (minimum six-foot

width) of any new subdivision in conformity with the Street Tree Plan for the area,
and in accordance with the planting specifications of the Parks and Recreation
Department.
2. The cost of street trees shall be paid by the developer of the subdivision.
3. The fee per street tree, as established by the City, shall be based upon the following:
a. The cost of the tree;
b. Labor and equipment for original placement;
c. Regular maintenance necessary for tree establishment during the initial two-
vear period following the City schedule of maintenance; and,
d. A two-year replacement warrantee based on the City’s established failure
rate.
RESPONSE:

The Existing Conditions Plan shows the inventory of existing site conditions. Consistent with the
approved plans, the plan shows that site contains 16 trees and few shrubs or bushes. The Grading /
Storm and Erosion Control Plan shows the trees that will be preserved. The vast majority of the site
was covered by grasses and ground cover.

The approved Tentative Plat shows the 31,560 square feet that will be dedicated in a public open
space (Tract B). In addition, the approved Mitigation Plan provided for enhancement of the existing
wetland in Tract B through non-native vegetation removal and native plantings.

No reductions to parking requirements were requested as part of this development proposal,
therefore this approval criterion does not apply.

The developer has and will comply with all the provisions of the Municipal Code chapter on tree
protection. The subject site does not contain heritage trees. Therefore, the criteria of this section are
not applicable to the proposed development.

The landscaping requirements of this subsection are not applicable to a single-family detached
development. Consistent with the original approval, the applicant has provided the half-street
improvement along Parker Road with planting strips and street trees (see Street and Utility Plan).
The east side of Chinook Court includes a five foot wide planter strip also planted with street trees.
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The developer will pay the fair market value for the purchase, installation and maintenance of street
trees as required by this subsection. And, the City shall plant street trees in accordance with the
provisions of this section and Section 54.030 of the Community Development Code.

54.030 Planting Strips for Modified and New Streets
RESPONSE:

The required half-street improvement along Parker Road with planting strips has been constructed
consistent with the approved plans. The east side of the private street will include a five foot wide
planter strip also planted with street trees. The City is responsible for planting street trees in
accordance with the provisions of this section and Section 54.030 of the Community Development
Code.

54.050 Protection of Street Trees

RESPONSE:

Street trees will not be topped or trimmed without prior approval by the Parks Supervisor, unless in
an emergency when a tree imminently threatens power lines.

54.060 Maintenance
RESPONSE:

Plantings in commonly owned or public areas will be maintained in good condition so as to present a
healthy, neat and orderly appearance. Plant growth will be controlled by pruning or trimming so that
it will not interfere with the maintenance or repair of any public utility; it will not restrict pedestrian
or vehicular access; and it will not constitute a traffic hazard because of reduced visibility.

85.000 Land Divisions — Including Code Revisions Adopted since 2006
85.070 Administration and Approval Process

85.090 Expiration or Extension of Approval

85.140 Pre-Application Conference Required

85.090 Expiration or Extension of Approval

The final plant map shall be submitted to the Planning Director and recorded with the County
within three years from the date of approval of the tentative plan, or as approved under Section
99.325. If the final plat is not recorded by that time, the approval expires.

85.140 Pre-Application Conference Required

85.150 The Application — The Tentative Plan
RESPONSE:
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This application is submitted by the current property owner. A Subdivision Guarantee issued by the
Title Company is included within this application packet.

A pre-application conference was held with staff on April 15, 2010. A copy of the Summary
Notes from staff is included in this application packet.

As previously addressed, the current applicant recently acquired the property from the bank that
financed the original development, approved in 2006. This application specifically requests an
extension of the prior approval, consistent with Section 99.325, as previously addressed. Once
the extension is approved, the applicant will follow-up to complete Punch List Items and with
submittal of the Final Plat, consistent with Section 89.070.

This application includes a completed application form, submittal fee, and appropriate copies of the
tentative plan for the subdivision are provided within this application packet. A complete response
to section 85.200 is also included within this narrative, specifically addressing Code revisions
subsequent to the 2006 Preliminary Plat approval, particularly Section 32 Water Resource
Protection.

A new neighborhood meeting was held for this project in accordance with the requirements of
99.038 of the City of West Linn Development Code. The president of the Parker Crest
Neighborhood Association, Bill Relyea, was mailed confirmation, by certified mailing, specifying
the date, time and place for the meeting. The president of the Sunset Neighborhood Association,
Troy Bowers, was also e-mailed notice of the meeting, as the site is within 500 feet of the
neighborhood’s boundary. Mr. Bowers’ mailing address was not known and not provided by the
City.

The applicant met with the neighborhood association during their regularly scheduled meeting on
May 26, 2010 in the West Linn City Hall. This application packet contains all required
documentation regarding the neighborhood meeting, see Neighborhood Meeting Tab.

85.160 Submittal Requirements

A. A city-wide map shall identify the site. A vicinity map covering 1/4-mile radius from the
development site shall be provided in the application showing existing subdivisions, streets,
and unsubdivided land ownerships adjacent to the proposed subdivision and showing how
proposed streets and utilities may be extended to connect to existing streets and utilities.

RESPONSE:

The Plan Set attached hereto is essentially the same as originally submitted for the 2006 approval. A
city-wide map has been included to identify the site. A vicinity map is also shown on the submitted
plans. The Plan Set shows it is not possible to extend the proposed private street to the north, east, or
west because of existing development and natural features.

B. The tentative subdivision plan shall be prepared by a registered civil engineer and/or a
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licensed land surveyor. A stamp and signature of the engineer or surveyor shall be included
on the tentative subdivision plan. A tentative minor partition plan (3 lots or less) is only
required to be drawn to scale and does not have to be prepared by an engineer or surveyor.

RESPONSE:
The tentative subdivision plat was prepared, stamped and signed by a registered civil engineer.

C. The tentative plan of a subdivision or partition shall be drawn at a scale not smaller than
one inch equals 100 feet, or for areas over 100 acres, one inch equals 200 feet.

RESPONSE:
The tentative plans are drawn at a scale not less than one inch equals 100 feet. This criterion is met.

D. The following general information shall be shown on the tentative plan of subdivision or
partition:

1. Proposed name of the subdivision and streets, these names shall not duplicate nor
resemble the name of any other subdivision or street in the City and shall be
determined by the City Manager or Designee. Street names should be easily spelled,
pronounced, and of limited length. All new street names must, to the greatest extent
possible, respect and be representative of the surrounding geography and existing
street names. Street names should consider any prominent historical City figures or
neighborhood themes that exist. Subdivision street names may not reference names
of the builder or developer.

Date, north arrow, scale of drawing, and graphic bar scale.

Appropriate identification clearly stating the drawing as a tentative plan.

4. Location of the proposed division of land, with a tie to the City coordinate system,
where established, and a description sufficient to define its location and boundaries,
and a legal description of the tract boundaries.

5. Names and addresses of the owner, developer, and engineer or surveyor.

w N

RESPONSE:

The proposed name of the subdivision and street are clearly shown on the Tentative Plat. The plans
also include a date, north arrow, scale and graphic bar scale. The plans are labeled tentative and the
names and addresses or the owner, developer, engineer and surveyor are shown.

The access street was named Chinook Court, as approved on the Construction Plans. The street sign
installed with the completed improvements reflects this name. Therefore, this criterion is met.

37

Two-Year Extension of Parker Road: 6-lot Subdivision
SUB-06-03 & MIS-06-12

June 2010; Revised for Completeness July 9, 2010
271-001



E. The following existing conditions shall be shown on the tentative plan of a subdivision or
partition:

1. The location, widths, and names of all existing or platted streets and right-of-ways
within or adjacent to the tract (within 50 feet), together with easements and other
important features such as section lines, donation land claim corners, section
corners, City boundary lines, and monuments.

RESPONSE:

The location, widths and names of the existing streets and rights-of-way adjacent to the tract and
within 50 feet are shown on the plans along with easements and other features as applicable and
described in this section. The Updated Tentative Plat also reflects the improvements already
constructed consistent with the 2007 approval. Therefore this criterion is met.

2. Contour lines related to the U.S. Geological Survey datum or some other established
benchmark, or other datum approved by the Planning Director and having the
following minimum intervals:

a. Two-foot contour intervals for ground slopes less than 20 percent.
b. Five-foot contour intervals for ground slopes exceeding 20 percent.

RESPONSE:

Contour lines related to the US Geological Survey datum are shown on the plans. The two foot
contours are used since slopes are less than 20 percent. This criterion is met.

3. The location of any control points that are the basis for the applicant's mapping.
RESPONSE:
Control points have been shown on the tentative plans.
4. The location, by survey, and direction of all watercourses and areas subject to
periodic inundation or storm drainageway overflow or flooding, including

boundaries of flood hazard areas as established by the U.S. Corps of Engineers or
the City zoning ordinance.

RESPONSE:

The Plan Set shows the location and direction of the man-made drainageway on the site. The plans
also show that this drainageway will be preserved in an open space (Tract B). The site does not
contain any areas subject to periodic flooding.
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5. Natural features such as rock outcroppings, wetlands tied by survey, wooded areas,
heritage trees, and isolated trees (six-inch diameter at five feet above grade)
identified by size, type, and location. All significant trees and tree clusters identified
by the City Arborist using the criteria of CDC Section 55.100(B)(2) and all heritage
trees, shall be delineated. Trees on non-Type I and Il lands shall have their "dripline
plus 10 feet" protected area calculated per CDC Section 55.100(B)(2) and expressed
in square feet, and also as a percentage of total non-Type I and Il area.

RESPONSE:

The Plan Set shows that the site contains wetland habitat, a man-made drainageway, and existing
trees. The City Arborist determined that the site does not include any heritage trees, but does have
six significant trees and ten additional trees that are not significant but should still be preserved. The
significant coniferous trees (#1557, 1559, 1561, 1562, 1563, and 1564) are located in the southeast
corner of the site and will be preserved using a tree protection easement. The ten other deciduous
trees (#1875, 1876, 1889, 1890, 1891, 1895, 1896, 1917, 1918, and 1925) located in the northwest
corner will be preserved within the open space (Tract B).

6. Existing uses of the property, including location of all existing structures. Label all
structures to remain on the property after platting.

RESPONSE:

The site includes one existing single-family home as shown on the Plan Set which will be removed
prior to construction of homes within the proposed subdivision.

7. Identify the size and location of existing sewers, water mains, culverts, drain pipes,
gas, electric, and other utility lines within the site, and in the adjoining streets and
property.

RESPONSE:

The size and location of existing sewers, water mains, culverts, drain pipes, gas, electric and other
utility lines within the site and in adjoining streets and property are shown on the plans. This
criterion is met.

8. Zoning on and adjacent to the tract.

RESPONSE:

The Plan Set shows the zoning on and adjacent to the site. This criterion is met.
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9. Existing uses to remain on the adjoining property and their scaled location.
RESPONSE:

The applicant assumes that all existing uses will remain on adjoining property. The plans show
those uses directly adjacent to the subject site.

10. The location of any existing bicycle or pedestrian ways.
RESPONSE:

The Aerial and Circulation Plan shows the pedestrian/bicycle path to the northeast of the site that
will extend east from Coho Lane within the Rosemont Pointe subdivision. No other
pedestrian/bicycle path exists or is planned for the area adjacent to the subject site. This criterion is
met.

11. The location of adjacent transit stops.
RESPONSE:

The closest Tri-met transit routes to the subject site include route 35-on Willamette Dr.
approximately 0.81 mile to the east and route 154-Willamette along Blankenship Rd. and Willamette
Falls Dr. approximately 1.0 mile to the south.

F. The following proposed improvements shall be shown on the tentative plan or supplemental
drawings:
1. The street - street location, proposed name, right-of-way width, and approximate
radius of curves of each proposed street and street grades. Proposed street names
shall comply with the street naming method explained in Section 85.200(4)(12).

RESPONSE:

The plan set in this application packet shows the required information for streets as proposed for the
subdivision.

2. The type, method, and location of any erosion prevention and sediment control
measures and/or facilities in accordance with the most current version of Clackamas
County's Erosion/Sedimentation Control Plans Technical Guidance Handbook,
which are necessary to prevent and control visible or measurable erosion as
determined by the following criteria:

a. Deposition of soil, sand, dirt, dust, mud, rock, gravel, refuse, or any other
organic or inorganic material exceeding one cubic foot in volume in a public
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right-of-way or public property, or into the City surface water management

system either by direct deposit, dropping, discharge, or as a result of erosion; or,

b. Flow of water over bare soils, turbid or sediment laden flows, or evidence of
on-site erosion such as rivulets or bare soil slopes, where the flow of water is
not filtered or captured on the development site, or,

C. Earth slides, mud flows, land slumping, slope failure, or other earth
movement that is likely to leave the property of origin. Additional on-site
measures may later be required if original measures prove to be inadequate
in meeting these attainment standards. For the purposes of this Code, "one
cubic foot in volume" is defined to include the volume of material, wet or dry,
at the time of deposition and includes any water of a discolored or turbid
nature. (ORD. 1382)

RESPONSE:

The types, methods and locations of all erosion prevention and sediment control measures and
facilities are shown on the tentative plans. Erosion control has been designed in accordance with the
most current version of Clackamas County’s Erosion/Sedimentation Control Plans Technical
Guidance Handbook. This criterion is met.

3. Any proposed infrastructure improvements that address those identified in
the City Transportation System Plan.
4. Any proposed bicycle or pedestrian paths. The location of proposed transit
stops.
RESPONSE:

The Transportation System Plan (TSP) identifies bike & pedestrian improvements along Parker
Road. It also identifies a future traffic signal at the intersection of Parker and Solamo, when
warranted. There are no other street extensions or connectivity improvements identified in the
immediate are of the development.

The proposed subdivision includes a continuation of the side walk along the Parker Road frontage.
The plans also include a pedestrian/bicycle path extending from the private street, through the site,
to the northern boundary. In addition, half-street frontage improvements for Parker Road are
included with this development, consistent with the 2006 approval.

Tri-met does not provide any transit routes along Parker Road or within the general vicinity of the
proposed project. Therefore, no stops are proposed on the Plan Set submitted with this application
packet. These criteria are met.
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5. Any easement(s) - location, width, and purpose of the easement(s).
RESPONSE:
The Plan Set shows all easements including location, width and purpose. This criterion is met.

6. The lot configuration including location and approximate dimensions and lot area of
each parcel, and in the case of a subdivision, the proposed lot and block number.

RESPONSE:

The lot configuration including location and approximate dimensions and lot area for each parcel are
shown on the plans. This criterion is met.

7. A street tree planting plan and schedule approved by the Parks Department.
RESPONSE:
The plan set submitted with this application shows the street tree planting plan. This criterion is met.
8. Any land area to be dedicated to the City or put in common ownership.
RESPONSE:

The site includes one tract to be dedicated to the City. Tract ‘B’ includes the 31,560 square feet to
be dedicated as public open space. This criterion has been met.

9. Phase boundaries shall be shown. (ORD. 1382)
RESPONSE:
The proposed subdivision does not include phasing. The site and public improvements will be
completed in a single phase. This item does not apply.
85.170 Supplemental Submittal Requirements For A Tentative Subdivision
The following information shall be submitted to supplement the tentative subdivision plan:
A. General.

1. Narrative stating how the plan meets each of the applicable approval criteria and
each subsection below.
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RESPONSE:

This document serves as the narrative stating how the plan meets each of the applicable approval
criteria. This criterion is met.

2. Statement or affidavit of ownership of the tract (County Assessor's map and tax lot
number).

RESPONSE:

A Subdivision Guarantee issued by a Title Company is included, which demonstrates ownership is
included within the submittal. A County Tax Map is also included. This criterion is met.

3. A legal description of the tract.
RESPONSE:

Legal descriptions for the subject site are contained in the Legal Description section of this
application packet.

4. If the project is intended to be phased, then such a proposal shall be submitted at this
time with drawing and explanation as to when each phase will occur and which lots
will be in each phase.

RESPONSE:

The site improvements will be constructed as shown on the plans in a single phase. This criterion
does not apply.

5. Where the land to be subdivided or partitioned contains only a part of the contiguous
land owned by the developer, the Commission or Planning Director, as applicable,
shall require a master plan of the remaining portion illustrating how the remainder
of the property may suitably be subdivided.

RESPONSE:
The entire site is being developed. This criterion does not apply.

6. Where the proposed subdivision site includes hillsides or where erosion hazard
potential exists, including Type I and Il lands as defined in Section 24.060(C), and
any lands identified as a hazard site in the West Linn Comprehensive Inventory Plan
Report, the standards and requirements of Chapter 24, Planned Unit Development,
as well as the requirements for erosion control as described in Section 85.170(C),
shall be addressed in a narrative. (ORD. 1425)

RESPONSE:
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This subdivision site does not include hillsides, erosion hazard potential, or Type I and II lands. This
criterion does not apply.

7. Table and calculations showing the allowable number of lots under the zone and how
many lots are proposed.

RESPONSE:

The total gross area of the site equals 99,317 square feet (2.28 acres). The site contains wetland
habitat, manmade drainage, and requisite transition area, which is preserved in a 31,560 square foot
(0.72 acres) open space (Tract B). In addition, the site design includes a 2,149 square foot (0.05
acre) stormwater facility (Tract A) and access via a public street and access easment. Therefore, the
net buildable area equals 60,695 square feet (1.39 acres) allowing six (6) lots (60,695 square feet /
10,000 square foot minimum lot size = 6 lots).

Table 1 (below) shows the requested analysis.

Table 1. Number of Lots Allowed and Proposed in Parker Road Subdivision
(Area Numbers in Square Feet)

Total Gross Area: 99,317
Less Undevelopable Land:

Street and Easement (4,913)

Storm Water Detention (2,149)

Wetland & Transition Area (31,560)
Total Net Area: (38,622)
R-10 Minimum Lot Size: 10,000
Allowable No. of Lots in R-10 Zone: (60,695 / 10,000) 6.07
No. of Lots Proposed: 6

8. Map and table showing square footage of site comprising slopes by various

classifications as identified in Section 55.110(B)(3).
RESPONSE:

Table 2 (below) shows the slopes of the project site taken from Sheet 6 — Slope Analysis in the Plan
Set contained within this application packet.
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Table 2. Square Footage of Site Comprising Slopes by Various Classifications

Slope Classification Total Gross Area Percentage of Site
(Square Feet)

0-5 percent 7,121 7.2

5-15 percent 70,975 71.5

15-25 percent 21,144 21.3

25-35 percent 0 0

35-50 percent 36 0.1

50 percent or more 0 0

The Slope Analysis shows that almost the entire site (99.9 percent) has an existing slope less than 25
percent. In addition, the analysis shows that 78.7 percent of the site has an existing slope of 15
percent or less. The large portion of the site with a slope in the 15-25 percent classification is
located along the man-made drainageway on the west side of the site where development is not
proposed. The 36 square feet having a slope in the 35-50 percent classification is located in the
man-made drainage on the southwest corner of the site

B. Transportation

1. Centerline profiles with extensions shall be provided beyond the limits of the
proposed subdivision to the point where grades meet, showing the finished grade of
streets and the nature and extent of street construction.

RESPONSE:

The existing development to the north and east and natural features to the west do not allow for any
future extension of streets from the site.

2. Traffic Impact Analysis (TIA).

A. Purpose. The purpose of this section of the code is to implement

Section 660-012-0045(2)(e) of the State Transportation Planning Rule
that requires the City to adopt a process to apply conditions to
development proposals in order to minimize adverse impacts to and
protect transportation facilities. This section establishes the standards
for when a proposal must be reviewed for potential traffic impacts,
when a Traffic Impact Analysis must be submitted with a development
application in order to determine whether conditions are needed to
minimize impacts to and protect transportation facilities;, what must be
in a Traffic impact Study, and who is qualified to prepare the Study.

. Typical Average Daily Trips. The latest edition of the Trip Generation

manual, published by the Institute of Transportation Engineers (ITE)
shall be used as the standards by which to gauge average daily vehicle
trips.

. When Required. A Traffic Impact Analysis may be required to be

submitted to the City with a land use application, when the following
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conditions apply:
a. The development application involve one or more of the
following actions:
1. A change in zoning or a plan amendment
designation; or
2. Any proposed development or land use
action that ODPT states may have
operational or safety concerns along a
state highway, and
3. The development shall cause one or more
of the following effects, which can be
determined by field counts, site
observation, traffic impact analysis or
study, filed measurements, crash history,
Institute of Transportation Engineers Trip
General manual; and information and
studies provided by the local reviewing
Jjurisdiction and/or ODTO:
a. An increase is site traffic volume
generation by 250 Average Daily
Trips (ADT) or more (or as
required by the City Engineer), or
b. An increase in use of adjacent
streets by vehicles exceeding the
20,000 pound gross vehicle
weights by 10 vehicles or more per
day, or
C. The location of the access
driveway does not meet minimum
intersection  sight  distance
requirements, or is located where
vehicles entering the property are
restricted, or such vehicles queue
or hesitate on the State Highway,
creating a safety hazard; or
d. The location of the access
driveway does not meet the access
spacing standards of the roadway
on which the driveway is located;
or
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e. A change internal traffic patterns
that may cause safety problem,
such as back-up onto the highway
or traffic crashes in the approach
area.

RESPONSE:

This development has prior approval, and no traffic impact analysis was required as part of that
review and approval. This is a new Code Section, added since the 2006 approval, and therefore
must be addressed.

City Staff did not indicate the need for a traffic impact analysis during the pre-application
conference. This development does not include a zone change or plan amendment, and does not
directly impact a state highway. With only 6 new lots and an ADT of 7-10 trips per new home, this
development will only create 42-60 trips, which is less than trigger point of 250 average daily trips
that requires a TIA to be submitted. Consistent with the 2006 approval, access to the site has been
constructed with a single street connection to Parker Road, as recommended and approved by the
City Engineer. The street intersection meets sight distance and access spacing standards and does
not create any safety hazards. As aresidential development it will not generate heavy truck traffic
exceeding the gross vehicle weights by 10 or more vehicles per day.

Therefore a TIA is not required.

C. Grading.
1. If areas are to be graded, a plan showing the location of cuts, fill, and retaining wall,
and information on the character of soil shall be provided. The grading plan shall
show proposed and existing contours at intervals per Section 85.160(E)(2).

RESPONSE:

A grading plan showing the criteria of this item is included in the submittal. The majority of the soils
on the site are labeled in the Soil Survey of Clackamas County Area, Oregon as Delena silt loam
(30C) along with a small area of Cornelius silt loam (23C).

The Delena silt loam is described as deep, poorly drained soil typically with a very dark grayish
brown silt loam about 12 inches thick. The upper 13 inches of the subsoil is dark grayish brown and
grayish brown silty clay loam, and the lower 35 inches is grayish brown, dark grayish brown, and
yellowish red cemented silty.

The Cornelius silt loam is described as deep, moderately well drained soil typically with surface
layer of very dark grayish brown and dark brown silt loam about nine inches thick. The upper seven
inches of the subsoil is brown silt loam and the lower 18 inches is dark yellowish brown silty clay
loam.

2. The grading plan shall demonstrate that the proposed grading to accommodate
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roadway standards and create appropriate building sites, is the minimum amount
necessary. (ORD. 1382)

RESPONSE:

The grading plan demonstrates that the proposed grading to accommodate roadway standards and
create appropriate building sites is the minimum amount necessary.

D. Water.

1. A plan for domestic potable water supply lines and related water service facilities,
such as reservoirs, etc., shall be prepared by a licensed engineer consistent with the
adopted Comprehensive Water System Plan and most recently adopted updates and
amendments.

RESPONSE:

A plan for domestic potable water supply lines completed by a licensed engineer is included in the
plans submitted. The plan is consistent with the adopted Comprehensive Water System Plan and
most recently adopted updates and amendments. This criterion is met.

2. Location and sizing of the water lines within the development and off-site extensions.
Show on-site water line extensions in street stubouts to the edge of the site, or as
needed to complete a loop in the system.

RESPONSE:

The location and sizing of the water line within the development is shown on the plans. The
proposal will extend a water line north into the site from the existing line in Parker Rd. The
proposed water line is not extended to the edge of the site because of existing development to the
north and east and wetland to the west. This criterion is met.

3. Adequate looping system of water lines to enhance water quality.
RESPONSE:
The proposed design for water does not include looping.
4. For all non single-family developments, calculate fire flow demand of the site and

demonstrate to the Fire Chief. Demonstrate to the City Engineer how the system can
meet the demand.
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RESPONSE:
The project is single family and therefore fire flow calculations are not necessary.

E. Sewer.
1. A plan prepared by a licensed engineer shall show how the proposal is consistent
with the Sanitary Sewer Master Plan and subsequent updates and amendments.
Agreement with that plan must demonstrate how the sanitary sewer proposal will be
accomplished and how it is efficient. The sewer system must be in the correct zone.

RESPONSE:

A plan prepared by a licensed engineer and included within the plan set shows how the sanitary
proposal is consistent with the Sanitary Sewer Master Plan. The applicant will extend a sanitary line
from the existing line in Parker Road to serve the future homes. The system has been design to
minimize pipe lengths and maximize efficiency. The sewer system is in the correct zone.

2. Sanitary sewer information will include plan view of the sanitary sewer lines,
including manhole locations and depths. Show how each lot would be sewered.

RESPONSE:
The sanitary sewer information is shown in plan view and includes manhole locations and depths.

3. Sanitary sewer lines shall be located in the public right-of-way, particularly the
street, unless the applicant can demonstrate why the alternative location is necessary
and meets accepted engineering standards.

RESPONSE:

The proposed design does not include public right-of-way. The extension of the sanitary sewer line
onto the site has been constructed within the Chinook Court street right-of-way and a variable width
utility and access easement. The location and design of the line meet all accepted engineering
standards, as demonstrated by the approved Engineering Plans.

4. Sanitary sewer line should be at a depth that can facilitate connection with down
system properties in an efficient manner.

RESPONSE:

The sanitary sewer line is proposed at a depth that can facilitate its connection to the down system
properties. The sanitary sewer line does not have to be extended to the adjacent property to the south
as it has yet to develop.

3. The sanitary sewer line should be designed to minimize the amount of lineal feet in
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the system.
RESPONSE:
The sanitary sewer line has been designed to minimize the lengths of the system.

6. The sanitary sewer line shall minimize disturbance of natural areas and, in those
cases where that is unavoidable, disturbance shall be mitigated pursuant to the
appropriate chapters (e.g., Chapter 30, Wetland and Natural Drainageway).

RESPONSE:

The sanitary sewer line will not disturb the wetland habitat or man-made drainageway on the site.
This criterion is met.

7. Sanitary sewer shall be extended or stubbed out to the next developable subdivision
or a point in the street that allows for reasonable connection with adjacent or nearby
properties.

RESPONSE:

The existing development to the north and east and proposed preservation of the open space (Tract
B) precludes the ability for further development and thus, the need to stub the sanitary line out at any
site boundary.

8. The sanitary sewer system shall be built pursuant to Department of Environmental
Quality (DEQ), City, and Tri-City Service District sewer standards. This report
should be prepared by a licensed engineer, and the applicant must be able to
demonstrate the ability to satisfy these submittal requirements or standards at the
preconstruction phase.

RESPONSE:

The sanitary sewer system will be built pursuant to DEQ, City and Tri-City Service District
standards. The plans and information prepared regarding sanitary sewer was completed by a licensed
engineer. The applicant has and will continue to demonstrate the ability to satisfy these submittal
requirements and standards at the preconstruction phase.

F. Storm.
1. A proposal shall be submitted for storm drainage and flood control including
profiles of proposed drainageways with reference to the most recently adopted Storm
Drainage Master Plan.
RESPONSE:
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The plans demonstrate the proposed storm drainage facilities for the site including piping, catch
basins and a water quality facility. The design lends itself to reducing the rate of run-off and
therefore not requiring flood control systems. The existing man-made drainageway will be preserved
in the open space (Tract B).

2. Storm treatment and detention facilities shall be sized to accommodate a 25-year
storm incident. A registered civil engineer shall prepare a plan and statement which
shall be supported by factual data that clearly shows that there will be no adverse
impacts from increased intensity of runoff downstream or constriction created
upstream impacts. The plan and statement shall identify all on- or off-site impacts
and measures to mitigate those impacts. The plan and statement shall, at a minimum,
determine the off-site impacts from a 25-year storm. (ORD. 1442)

RESPONSE:

The new water quality/detention facility in the south-central portion of the property will
accommodate the necessary detention for a 25-year storm incident. A statement by a registered civil
engineer supported by factual data that demonstrates that there will be no adverse impacts from
increased intensity of runoff downstream or constriction created upstream impacts (see Water
Quality/Detention section of this application packet). The proposed facility will be surrounded by a
minimum four-foot high black vinyl clad chain link fence.

3. Plans shall demonstrate how storm drainage will be collected from all impervious
surfaces including roof drains. Storm drainage connections shall be provided to each
dwelling unit/lot. The location, size, and type of material selected for the system shall
correlate with the 10-year storm incident and agree with the factual information
provided in response to F(2) above.

RESPONSE:

The Plan Set submitted with this application packet shows the proposed storm lines including the
sizes of all lines. The plan clearly demonstrates how drainage will be collected from all impervious
surfaces including roof drains. The location, size, and type of material selected for the system
correlates with the 10-year storm incident and agrees with the factual information provided in
response to F(2) above.

4. The detention facilities shall be designed by a licensed engineer to meet City
standards. The detention facilities should include a vegetation plan for the facility
and environs, if applicable.

RESPONSE:

The detention facility for the 2 year storm event has been designed by a licensed engineer to meet
City standards. The Plan Set submitted with this application packet demonstrates the plantings for
the facility and environs.
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85.180 Redivision Plan Requirement

A re-division plan shall be required for a partition or subdivision, where the property could be
developed at a higher density, under existing/proposed zoning, if all services were available and
adequate to serve the use.

RESPONSE:

The site is being fully developed with no future development to occur. No re-division plan is
necessary.

85.200 Approval Criteria
A. Streets
1. General. The location, width and grade of streets shall be considered in their

relation to existing and planned streets, to the generalized or reasonable layout of
streets on adjacent undeveloped parcels, to topographical conditions, to public
convenience and safety, to accommodate various types of transportation
(automobile, bus, pedestrian, bicycle), and to the proposed use of land to be served
by the streets...

RESPONSE:

The project has street frontage on Parker Road, which is classified as an Arterial. The Parker Road
frontage has been improved with half-street improvements including curb, gutter, sidewalk, and
planter strip (see Street and Utility Plan). Consistent with the 2006 approval, the applicant has
constructed a public street (Chinook Court) for primary access with 40 feet of right-of-way width,
resulting in a single access intersection on Parker Road.

The Aerial and Circulation Plan, included in the original application, shows how this street connects
to Parker Road. The existing development to the north and east and the natural resources to the west
preclude the ability to extend the private street in any direction.

Pedestrian circulation has been provided onto the site by the sidewalk constructed along the site’s
Parker Road frontage. This sidewalk then extends onto the site in easements along the west side of
Chinook Court, and extends through to the abutting development to the north.

2. Right-of-way and Roadway Widths. In order to accommodate larger tree lined
boulevards and sidewalks, particularly in residential areas, the standard right-of-
way widths for the different street classifications shall be within the range listed
below. But, instead of filling in the right-of-way with pavement, they shall
accommodate the amenities (e.g., boulevards, street trees, sidewalks). The exact
width of the right-of-way shall be determined by the City Engineer or the approval
authority. The following ranges will apply:

Street Classification Right-of-Way
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Highway 43 60-80

Major arterial 60-80
Minor arterial 60-80
Major collector 60-80
Collector 60-80
Local Street 40-60

Additional right-of-ways for slopes may be required. Sidewalks shall not be located outside of the
right-of-way unless to accommodate significant natural features or trees.

RESPONSE:

The approved and constructed right-of-way and street widths are within the range specified in the
Roadway/Right-of-Way Table found in this section. Parker Road, designated an arterial, currently
has 60-feet of right of way. Therefore, Parker Road has been improved with the required 30-foot
half street right-of-way for an arterial.

The new public street (Chinook Court) has a 40-foot right of way, which includes 28 feet of travel
lane width and curbs with a width of 2 foot along both sides of the street. The street construction
has complied with the right-of-way width as determined by the City Engineer and approval
authority.
3. Street Widths. Street widths shall depend upon which classification of street is
proposed. The classifications and required cross sections are established in Chapter
8 of the adopted TSP. Streets are classified as follows:
Freeways ...
Principal Arterials ...
Arterial Streets serve to interconnect the City. These streets link major
commercial, residential, industrial and institutional areas. Arterial streets
are typically spaced about one mile apart to assure accessibility and reduce
the incidence of traffic using collectors or local streets for through traffic in
lieu of a well planned arterial street. Access control is the key feature of an
arterial route. Arterials are typically multiple miles in length.
Collector Streets provide both access and circulation...
Neighborhood Routes are usually long relative to local streets and provide
connectivity to collectors or arterials...
Local Streets have the sole function of providing access to immediately
adjacent land. Service to “through traffic movement” on local streets is
deliberately discouraged by design.
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RESPONSE:

Parker Road, classified an arterial, currently has the 60 feet of right of way which meets the
minimum requirement. Therefore, the road has the required 30-foot half street right-of-way for an
arterial, and the frontage improvements have been constructed. The subject site is adjacent to an
arterial (Parker Road), therefore, a six-foot wide bike lane has also bee proved, as part of the half-
street improvements.

Consistent with the approved plans, Chinook Court, the on-site public street has a 40-foot right of
way, and has been constructed with 28 feet of travel lane width up to the hammerhead turn-around.
At the turn-around the pavement narrows to 16 feet, within the access easement serving Lots 4, 5 &
6, as reflected in the Engineering Plans.

4. The decision-making body shall consider the City Engineer's recommendations on
the desired right-of-way width, pavement width and street geometry of the various
street types within the subdivision after consideration by the City Engineer of the
following criteria:...

5. Additionally, when determining appropriate street width, the decision-making body
shall consider the following criteria...
a. When a local street is the only street serving a residential area and is
expected to carry more than the normal local street traffic load, the designs
with two travel and one parking lane are appropriate.

b. Streets intended to serve as signed but unstriped bike routes should have the
travel lane widened by two feet.

c. Collectors should have two travel lanes and may accommodate some
parking. Bike routes are appropriate.

d. Arterials should have two travel lanes. On-street parking is not allowed

unless part of a Street Master Plan. Bike lanes are required as directed by
the Parks Master Plan and Transportation Master Plan.

RESPONSE:

The decision making body approved the street design based on the City Engineers recommendations
regarding the right-of-way widths for Parker Road and Chinook Court. No code changes affect
compliance with street related issues.

The on-site public street (Chinook Court) has been constructed with 28 feet of travel lane width for
two-way traffic consistent with the approved plans.

The subject site fronts onto Parker Road, an arterial with 60-feet of right of way. Therefore, the 30-
foot half street right of way for this street complies with the required half street width. No on-street
parking was proposed or required.
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6.

RESPONSE:

Reserve Strips. Reserve strips or street plugs controlling the access to streets are not
permitted unless owned by the City.

The applicant was not required to provide and is not proposing any reserve strips. This criterion does

not apply.

7.

RESPONSE:

Alignment. All streets other than local streets or cul-de-sacs, as far as practical,
shall be in alignment with existing streets by continuations of the centerlines thereof.
The staggering of street alignments resulting in "T" intersections shall, wherever
practical, leave a minimum distance of 200 feet between the centerlines of streets
having approximately the same direction and otherwise shall not be less than 100

feet.

The subdivision includes only one new public street which is proposed to provide access to all 6.
No streets exist directly across Parker (to the south) with which to align the new street, so itisa T-

intersection.

8.

RESPONSE:

The proposed

Future Extension of Streets. Where necessary to give access to, or permit a
satisfactory future subdivision of adjoining land, streets shall be extended to the
boundary of the subdivision and the resulting dead-end streets may be approved
without turnarounds. (Temporary turnarounds built to Fire Department standards
are required when the dead-end street is over 100 feet long.)

subdivision includes only one public street which cannot be extended to the north,

east, or west because of existing development and natural features. However, a pathway connection

is provided to

9.

the adjacent development to the north.

Intersection Angles. Streets shall be laid out to intersect angles as near to right
angles as practical, except where topography requires lesser angles, but in no case
less than 60 degrees unless a special intersection design is approved. Intersections
which are not at right angles shall have minimum corner radii of 15 feet along right-
of-way lines which form acute angles. Right-of-way lines at intersections with
arterial streets shall have minimum curb radii of not less than 35 feet. Other street
intersections shall have curb radii of not less than 25 feet. All radii shall maintain a
uniform width between the roadway and the right-of-way lines. The intersection of
more than two streets at any one point will not be allowed unless no alternative
design exists.
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RESPONSE:

The intersection of Chinook Court with Parker Rd. was designed and constructed at a right angle.
This development does not create an intersection of more than two streets at any one point.
Therefore this criterion is met.

10.  Additional Right-of-Way for Existing Streets. Wherever existing street right-of-ways
adjacent to or within a tract are of inadequate widths based upon the standards of
this chapter, additional right-of-way shall be provided at the time of subdivision or
partition.

RESPONSE:

Parker Road, classified an arterial, currently has the 60 feet of total right of way and 30 feet of half
street with which meet the minimum requirements. Therefore, the applicant is not dedicating any
additional right of way along the north side of Parker Road.

11. Cul-de-sacs. Cul-de-sacs are not allowed except as required by topography, slope,
site limitations, and lot shapes. Cul-de-sacs shall have maximum lengths of 400 feet
and serve no more than 12 dwelling units, unless by variance per CDC Chapter 75.
All cul-de-sacs shall terminate with a turnaround built to one of the following
specifications (measurements are for the traveled way and do not include planter
strips or sidewalks. (ORD. 1463)

RESPONSE:
The proposal does not include cul-de-sacs. This criterion does not apply.

12. Street Names. No street names shall be used which will duplicate or be confused with
the names of existing streets within the City.

RESPONSE:

The proposed subdivision includes only one public street which has been approved as Chinook
Court.

13. Grades and Curves. Grades shall not exceed 8 percent on major or secondary
arterials, 10 percent on collector streets, or 15 percent on any other street unless by
variance.

RESPONSE:

The grade for the new street is in compliance with this criterion.
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14.  Access to Local Streets. Intersection of a local residential street with an arterial
street may be prohibited by the decision-making authority if suitable alternatives
exist for providing interconnection of proposed local residential streets with other
local streets. Where a subdivision or partition abuts or contains an existing or
proposed major arterial street, the decision-making authority may require marginal
access streets, reverse frontage lots with suitable depth, visual barriers, noise
barriers, berms, no access reservations along side and rear property lines, and/or
other measures necessary for adequate protection of residential properties from
incompatible land uses, and to ensure separation of through traffic and local traffic.

RESPONSE:

The applicant has designed the Parker Road/Chinook Court intersection as approved by the City
Engineer and shown on the Construction Plans.

15.  Alleys. Alleys shall be provided in commercial and industrial districts unless other
permanent provisions for access to off-street parking and loading facilities are made
as approved by the decision-making authority.

RESPONSE:
The proposal does not include alleys. This item does not apply.

16. Sidewalks. Sidewalks shall be installed per Section 92.010(H), Sidewalks. The
residential sidewalk width is six feet plus planter strip as specified below. Sidewalks
in commercial zones shall be constructed per Section 85.200(A)(3)(e). See also
Section 85.200(C). Sidewalk width may be reduced with City Engineer approval to
the minimum amount (e.g., 4 feet wide) necessary to respond to site constraints such

as grades, mature trees, rock outcroppings, etc., or to match existing sidewalks or
right-of-way limitations. (ORD. 1408)

RESPONSE:

Sidewalks have been installed on the Parker Road and Chinook Court consistent with the approved
plans.

17.  Planter Strip. The planter strip is between the curb and sidewalk providing
space for a grassed or landscaped area and street trees. The planter strip shall be at
least 6 feet wide to accommodate a fully matured tree without the boughs interfering
with pedestrians on the sidewalk or vehicles along the curbline. Planter strip width
may be reduced or eliminated, with City Engineer approval, when it cannot be
corrected by site plan, to the minimum amount necessary to respond to site
constraints such as grades, mature trees, rock outcroppings, etc., or in response to
right-of-way limitations. (ORD. 1408)
RESPONSE:
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The constructed public street improvements on Parker Road include the 6-foot wide planting strip.
In addition, the proposed design includes a 5.5 foot wide planter strip on the east side of the private
street which will be planted with street trees.

18. Streets and roads shall be dedicated without any reservations or restrictions.

RESPONSE:

Consistent with the approved plans, the applicant will dedicate the 40 foot right-of-way for Chinook
Court. In addition, the street improvements to Parker Road have been made without any
reservations or restrictions.

19.  All lots in a subdivision shall have frontage on a public street. Lots created by
partition may have access to a public street via an access easement pursuant to the
standards and limitations set forth for such accessways in Chapter 48. (ORD. 1442)

RESPONSE:

The proposed design of the subdivision includes one new public street (Chinook Court). The design
also includes approximately 231 feet of frontage on S. Parker Road, a public street. These frontage
improvements have been completed. Therefore street access is consistent with this criterion and the
approved plans.

20. Gated Streets. Gated streets are prohibited in all residential areas on both public
and private streets. A driveway to an individual home may be gated. (ORD. 1408)

RESPONSE:
The proposal does not include gated streets. This criterion does not apply.
21 Entryway Treatments and Street Isle Design. When the applicant desires to construct

certain walls, planters, and other architectural entryway treatments within a
subdivision, the following standards shall apply:

RESPONSE:
The proposal does not include entryway treatments. This criterion does not apply.
22. Based upon the determination of the City Manager or the Manager’s designee, the

applicant shall construct or cause to be constructed, or contribute a proportionate share of
the costs, for all necessary off-site improvements identified by the transportation analysis...

RESPONSE:
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The applicant considers all completed improvements proportionate to the impacts of the
development. Appropriate and proportionate contributions to the costs of all off-site improvements
consistent with those identified in the 2006 approval will be made, including payment of SDC’s.

B. Blocks and Lots

1. General. The length, width, and shape of blocks shall be designed with due regard
for the provision of adequate building sites for the use contemplated; consideration
of the need for traffic safety, convenience, access, circulation, and control; and
recognition of limitations and opportunities of topography and solar access.

2. Sizes. The recommended block size is 400 feet in length to encourage greater
connectivity within the subdivision. Blocks shall not exceed 800 feet in length
between street lines, except for blocks adjacent to arterial streets or unless
topographical conditions or the layout of adjacent streets justify a variation. Designs
of proposed intersections shall demonstrate adequate sight distances to the City
Engineer's specifications. Block sizes and proposed accesses must be consistent with
the adopted TSP.

RESPONSE:

The subdivision does not create distinct blocks surrounded by streets since only one new street has
been provided through the middle of the subject site. And, Chinook Court does not connect through
to another street. The length, width, and shape of the buildable area to the east of the proposed street
has been designed in consideration of providing adequate building sites, traffic safety, ease of access
and overall circulation. The street was constructed consistent with the prior approval. The street
and block configuration is also consistent with the adopted TSP. No code changes affect the street
and block design.

3. Lot Size and Shape. Lot size, width, shape, and orientation shall be appropriate for
the location of the subdivision, for the type of use contemplated, for potential
utilization of solar access, and for the protection of drainageways, trees, and other
natural features. No lot shall be dimensioned to contain part of an existing or
proposed street. All lots shall be buildable, and the buildable depth should not
exceed two and one-half times the average width. Buildable describes lots that are
free of constraints such as wetlands, drainageways, etc., that would make home
construction impossible. Lot sizes shall not be less than the size required by the
zoning code unless as allowed by Planned Unit Development (PUD). (ORD. 1401)

Depth and width of properties reserved or laid out for commercial and industrial
purposes shall be adequate to provide for the off-street parking and service facilities
required by the type of use proposed.
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RESPONSE:

The approved lot sizes, widths, shape and orientation were found to be appropriate for the location
of the subdivision and for the type of use proposed. The (buildable) area of the site does not contain
drainageways or wetlands. Existing trees have and will be preserved in compliance with the City’s
Development Code. No lot is dimensioned to contain part of an existing or proposed street right-of-
way. The lot sizes will not be less than what is required by the Development Code, all equal or
exceed 10,000 square feet, exclusive of the access easement, per Condition of Approval #2.

This request for Extension of Approval does not alter the plat design, except as addressed relative to
the new Section 32 Water Resource Protection standards.

4. Access. Access to subdivisions, partitions, and lots shall conform to the provisions of
Chapter 48, Access.

RESPONSE:
Access to all lots has been provided for in accordance with the provisions of Chapter 48.

5. Through Lots and Parcels. Through lots have frontage on a street at the front and
rear of the lot. They are also called double frontage lots. Through lots and parcels
shall be avoided except where they are essential to provide separation of residential
development from arterial streets or adjacent non-residential activities, or to
overcome specific disadvantages of topography and orientation. A planting screen or
impact mitigation easement at least 10 feet wide, and across which there shall be no
right of access, may be required along the line of building sites abutting such a
traffic artery or other incompatible use.

RESPONSE:

No through lots or parcels are proposed. This criterion does not apply.

6. Lot and Parcel Side Lines. The lines of lots and parcels, as far as is practicable,
should run at right angles to the street upon which they face, except that on curved
streets they should be radial to the curve.

RESPONSE:

The lines of all lots are designed to run at right angles to the public street and access easement. This
criterion is met.

7. Flag Lots. Flag lots can be created where it can be shown that no other reasonable
street access is possible to achieve the requested land division. A single flag lot shall
have a minimum street frontage of 15 feet for its accessway. Where two to four flag
lots share a common accessway, the minimum street frontage and accessway shall be
8 feet in width per lot. Common accessways shall have mutual maintenance
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agreements and reciprocal access and utility easements. The following dimensional
requirements shall apply to flag lots:

RESPONSE:
The proposed subdivision does not create any flag lots. Therefore, this criterion does not apply.

8. Large Lots. In dividing tracts into large lots or parcels which, at some future time,
are likely to be redivided, the approval authority may require that the blocks be of
such size and shape, and be so divided into building sites, and contain such
easements and site restrictions as will provide for extension and opening of streets at
intervals which will permit a subsequent division of any tract into lots or parcels of
smaller size. Alternately, in order to prevent further partition of oversized lots,
restrictions may be imposed on the subdivision or partition plat.

RESPONSE:

This project does not create large lots that can be developed in the future; therefore this criterion
does not apply.

C. Pedestrian and Bicycle Trails

1. Trails or multi-use pathways shall be installed, consistent and compatible with
federal ADA requirements and with the Oregon Transportation Planning Rule,
between subdivisions, cul-de-sacs, and streets that would otherwise not be connected
by streets due to excessive grades, significant tree(s), and other constraints natural
or man-made. Trails shall also accommodate bicycle or pedestrian traffic between
neighborhoods and activity areas such as schools, libraries, parks, or commercial
districts. Trails shall also be required where designated by the Parks Master Plan.
(ORD. 1425)

RESPONSE:

The development provides a 6-foot wide pedestrian path through the proposed subdivision. The
pedestrian path is an extension of the on-site sidewalk on the west side of Chinook Court. The path
extends beyond the end of the public street, and connects to the pathway constructed within the
Private Drive ‘L’ in the Rosemont Pointe subdivision, providing a connection between both
neighborhoods.

2. The all-weather surface (asphalt, etc.) trail should be eight feet wide at minimum for
bicycle use and six feet wide at minimum for pedestrian use. Trails within 10 feet of a
wetland or natural drainageway shall not have an all-weather surface, but shall
have a soft surface as approved by the Parks Director. These trails shall be
contained within a corridor dedicated to the City that is wide enough to provide trail
users with a sense of defensible space. Corridors that are too narrow, confined, or
with vegetative cover may be threatening and discourage use. Consequently, the
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minimum corridor width shall be 20 feet. Sharp curves, twists, and blind corners on
the trail are to be avoided as much as possible to enhance defensible space.
Deviations from the corridor and trail width are permitted only where topographic
and ownership constraints require it. (ORD. 1463)

RESPONSE:

The pedestrian path has been constructed at a width of six feet from the point where it extends
beyond the end of the Chinook Court, to where it connects to Private Drive ‘L’ in the Rosemont
Pointe subdivision.

Although the proposal for the site includes enhancement of the wetland and transition area with
plantings, defensible space will be maintained. The pathway alignment does not include sharp
curves, twists, and blind corners.

3. Defensible space shall also be enhanced by the provision of a 3-4 foot high matte
black chain link fence or acceptable alternative along the edge of the corridor. The
fence shall help delineate the public and private spaces.

RESPONSE:

The 3-4 foot high matte black chain link fencing has been provided to delineate public and private
spaces surrounding the pedestrian path.

4. The bicycle or pedestrian trails that traverse multi-family and commercial sites
should follow the same defensible space standards but do not need to be defined by a
fence unless required by the decision-making authority.

RESPONSE:

The subdivision does not include any multi-family or commercial sites. Therefore, this criterion
does not apply.

5. Except for trails within 10 feet of a wetland or natural drainageway, soft surface or
gravel trails may only be used in place of a paved, all-weather surface where it can
be shown to the Planning Director that the principal users of the path will be
recreational, non-destination oriented foot traffic, and that alternate paved routes
are nearby and accessible.
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RESPONSE:

The pedestrian path has been paved with asphalt on the subject site except for the small section next
to the northern site boundary which is within 10 feet of the wetland (see Plan Set within this
application packet). This section has a soft surface as approved by the Parks Director. The path
then extends north into the Rosemont Pointe subdivision where it includes two sections of elevated
boardwalk, where it crosses separate stormwater facilities designed as part of Rosemont Pointe.

6. The trail grade shall not exceed 12% except in areas of unavoidable topography,
where the trail may be up to a 15% grade for short sections no longer than 50 feet.
In any location where topography requires steeper trail grades than permitted by
this section, the trail shall incorporate a short stair section to traverse the area of
steep grades. (ORD. 1442)

RESPONSE:

The Plan Set within this application packet shows that the vast majority of the pedestrian path has a
grade less than 12 percent. The path runs between 12 and 15 percent towards the north end of the
site, but in these areas the sections of the trail do not exceed 50 feet. The pathway has been
constructed as approved.

D. Transit Facilities.
RESPONSE:

Tri-met does not include transit routes along Parker Road or within the general vicinity of the
proposed project. Therefore, no stops are proposed with the proposed subdivision.

The closest Tri-met transit routes to the subject site include route 35-on Willamette Dr.
approximately 0.81 mile to the east and route 154-Willamette along Blankenship Rd. and Willamette
Falls Dr. approximately 1.0 mile to the south.

E. Lot Grading. Grading of building sites shall conform to the following standards unless
physical conditions demonstrate the propriety of other standards:
1. All cuts and fills shall comply with the excavation and grading provisions of the
Uniform Building Code and the following:
a. Cut slopes shall not exceed one and one-half feet horizontally to one foot
vertically (i.e., 67 percent grade).
b. Fill slopes shall not exceed two feet horizontally to one foot vertically (i.e.,
50 percent grade). Please see the following illustration. (ORD. 1408)
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RESPONSE:

A detailed Grading Plan has been attached as part of this application package. The grading was
designed in accordance with the applicable criteria of the Uniform Building Code and approved
Construction Plans.

2. The character of soil for fill and the characteristics of lot and parcels made usable
by fill shall be suitable for the purpose intended.

RESPONSE:

The character of soil for fill and the characteristics of lot and parcels made usable by fill will be
suitable for the residential purpose.

3. If areas are to be graded (more than any four-foot cut or fill), compliance with
Section 85.170(C) is required.

RESPONSE:
The applicant has addressed Section 85.170(C) within this narrative, demonstrating compliance.

4. The proposed grading shall be the minimum grading necessary to meet roadway
standards, and to create appropriate building sites, considering maximum allowed
driveway grades.

RESPONSE:

The completed grading is the minimum grading necessary to meet roadway standards and to create
appropriate building sites. The driveway grades are designed at less than the maximum allowed.

5. Where landslides have actually occurred, where the area is identified as a hazard
site in the West Linn Comprehensive Plan Report, or where field investigation by the
City Engineer confirms the existence of a severe landslide hazard, development shall
be prohibited unless satisfactory evidence is additionally submitted by a registered
geotechnical engineer which certifies that methods of rendering a known hazard site
safe for construction are feasible for a given site. The City Engineer's field
investigation shall include, but need not be limited to, the following elements:

Occurrences of geotropism.

Visible indicators of slump areas.

Existence of known and verified hazards.

Existence of unusually erosive soils.

Occurrences of unseasonably saturated soils. The City Engineer shall

determine whether the proposed methods or designs are adequate to prevent

landslide or slope failure.

The City Engineer may impose conditions consistent with the purpose of these

& A0S SR
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ordinances and with standard engineering practices including limits on type and
intensity of land use, which have been determined necessary to assure landslide or
slope failure does not occur.

RESPONSE:

The subject site does not contain any existing landslide features and the area is not identified as a
hazard site in the West Linn Comprehensive Plan.

6. All cuts and fills shall conform to the Uniform Building Code.
RESPONSE:
All cuts and fills have or will conform to the UBC.

7. On land with slopes in excess of 12 percent, cuts and fills shall be regulated as
follows:

a. Toes of cuts and fills shall be set back from the boundaries of separate
private ownerships at least three feet, plus one-fifth of the vertical height of
the cut or fill. Where an exception is required from that requirement, slope
easements shall be provided.

b. Cuts shall not remove the toe of any slope where a severe landslide or
erosion hazard exists (as described in Section 85.170.C.3.).
C. Any structural fill shall be designed by a registered engineer in a manner

consistent with the intent of this Code and standard engineering practices,
and certified by that engineer that the fill was constructed as designed.

d. Retaining walls shall be constructed pursuant to Section 2308(b) of the
Oregon State Structural Specialty Code.
e. Roads shall be the minimum width necessary to provide safe vehicle access,

minimize cut and fill, and provide positive drainage control.
RESPONSE:

In areas where slope exceeds 12 percent, the grading has been regulated for cuts and fills using a
combination of the following measures: (a) toes of cuts and fills will be set back from the boundaries
of separate private ownerships at least three feet, plus one-fifth of the vertical height of the cut or
fill; (b) cuts will not remove the toe of any slope where a severe landslide or erosion hazard exists;
(c) any structural fill will be designed by a registered engineer in a manner consistent with the intent
of this Code and standard engineering practices, and certified by that engineer that the fill was
constructed as designed; (d) retaining walls will be constructed pursuant to Section 2308(b) of the
Oregon State Structural Specialty Code; and (e) roads will be the minimum width necessary to
provide safe vehicle access, minimize cut and fill, and provide positive drainage control. All cuts
and fills have been completed consistent with the approved grading plan.

65

Two-Year Extension of Parker Road: 6-lot Subdivision
SUB-06-03 & MIS-06-12

June 2010; Revised for Completeness July 9, 2010
271-001



8. Land over 50 percent slope shall be developed only where density transfer is not
feasible. The development will provide that:

a. At least 70 percent of the site will remain free of structures or impervious
surfaces.

b. Emergency access can be provided.

C. Design and construction of the project will not cause erosion or land
slippage.

d. Grading, stripping of vegetation, and changes in terrain are the minimum

necessary to construct the development in accordance with Section

85.200(J). (ORD. 1382)
RESPONSE:
The site does not contain any areas exceeding 50% slope. This criterion does not apply.
F. Water
1. A plan for domestic water supply lines or related water service facilities shall be

prepared consistent with the adopted Comprehensive Water System Plan, plan
update, March 1987, and subsequent superseding revisions or updates.

RESPONSE:

The approved Utility Plan illustrates how domestic water service has been provided through the site
consistent with the adopted Comprehensive Water System Plan.

2. Adequate location and sizing of the water lines.
RESPONSE:
The eight-inch water line is appropriately located and sized for the type of service.
3. Adequate looping system of water lines to enhance water quality.
RESPONSE:
The water line does not loop and is designed to stub before the northern property boundary.

4. For all non single-family developments, there shall be a demonstration of adequate
fire flow to serve the site.

RESPONSE:
The subdivision is a single-family development. Therefore, this item does not apply.

5. A written statement, siened by the City Engineer, that water service can be made
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available to the site by the construction of onsite and off-site improvements and that
such water service has sufficient volume and pressure to serve the proposed
development's domestic, commercial, industrial, and fire flows.

RESPONSE:

The project is single family, and neither proof of adequate fire flow, nor a statement from the City
Engineer is necessary.

G. Sewer
1. A plan prepared by a licensed engineer shall show how the proposal is consistent
with the Sanitary Sewer Master Plan (July 1989). Agreement with that plan must
demonstrate how the sanitary sewer proposal will be accomplished and how it is
gravity efficient. The sewer system must be in the correct basin and should allow for
full gravity service.

RESPONSE:
The Utility Plan, as approved, illustrates how gravity sanitary sewer service has been provided to
each lot. The plan was prepared by a licensed engineer and it is consistent with the Sanitary Sewer

Master Plan.

2. Sanitary sewer information will include plan view of the sanitary sewer lines,
including manhole locations and depth or invert elevations.

RESPONSE:
The Utility Plan demonstrates the plan view layout and also includes manhole locations and depths.
3. Sanitary sewer lines shall be located in the public right-of-way, particularly the
street, unless the applicant can demonstrate why the alternative location is necessary
and meets accepted engineering standards.

RESPONSE:

The utilities are designed within public right-of-way to the greatest extent possible. The location
and design of the line, as approved meets all accepted engineering standards.

4. Sanitary sewer line should be at a depth that can facilitate connection with down
system properties in an efficient manner.
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RESPONSE:

The sanitary sewer line is at a depth that can facilitate connection with the down system properties in
an efficient manner.

5. The sanitary sewer line should be designed to minimize the amount of lineal feet in
the system.

RESPONSE:

The sanitary sewer system has been designed using the shortest routes possible to minimize the
lineal feet in the system while staying within the service drives for maintenance access.

6. The sanitary sewer line shall avoid disturbance of wetland and drainageways. In
those cases where that is unavoidable, disturbance shall be mitigated pursuant to
Chapter 30, Wetland, and Chapter 32, Natural Drainageway, all trees replaced, and
proper permits obtained. Dual sewer lines may be required so the drainageway is
not disturbed.

RESPONSE:

The sanitary sewer line does not impact the wetland or drainageway.

7. Sanitary sewer shall be extended or stubbed out to the next developable subdivision
or a point in the street that allows for reasonable connection with adjacent or nearby
properties.

RESPONSE:

The area immediately south of Parker Road and west of the open space (Tract B) are the only
adjacent properties not fully developed (see Plan Set in this application packet). Therefore, the
proposed sanitary line for the subdivision cannot be extended or stubbed our next to either of these
developable areas.

8. The sanitary sewer system shall be built pursuant to DEQ, City, and Tri-City Service
District sewer standards. The design of the sewer system should be prepared by a
licensed engineer, and the applicant must be able to demonstrate the ability to satisfy
these submittal requirements or standards at the pre-construction phase.
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RESPONSE:

The sanitary sewer system has been built pursuant to DEQ, City and Tri-City Service District
standards. The design was been prepared by a licensed engineer and the applicant has through the
submitted materials demonstrated the ability to satisfy the submittal requirements and demonstrated
this again through the construction plan review process.

9. A written statement, signed by the City Engineer, that sanitary sewers with sufficient
capacity to serve the proposed development and that adequate sewage treatment
plant capacity is available to the City to serve the proposed development.

RESPONSE:

The City Engineer indicated at the pre-application conference that sufficient capacity exists to serve
the development. No issues with service capacity were raised as part of the 2006 approval.

H. Storm
1. A storm water quality and detention plan shall be submitted which complies with the
submittal criteria and approval standards contained within CDC Chapter 33. It shall
include profiles of proposed drainageways with reference to the adopted Storm

Drainage Master Plan. (ORD. 1463)
RESPONSE:

The Utility Plan illustrates how storm water runoff is managed that is generated by the development.
Flood control will be handled by the new detention facility constructed at the south-central portion
of the site, west of Chinook Court.

The facility has been designed and constructed to handle the impervious surface runoff from the
proposed development, as supported by the calculations of the Drainage Report contained in this
application packet. The development does not include any new drainageways for the subject site.

2. Storm treatment and detention facilities shall be sized to accommodate a 25-year
storm incident. A registered civil engineer shall prepare a plan and statement which
shall be supported by factual data that clearly shows that there will be no adverse
off-site impacts from increased intensity of runoff downstream or constriction
causing ponding upstream. The plan and statement shall identify all on- or off-site
impacts and measures to mitigate those impacts. The plan and statement shall, at a
minimum, determine the off-site impacts from a 25-year storm. (ORD. 1408)
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RESPONSE:

The treatment and detention facility was sized to accommodate runoff from the subject site. The
Drainage Report provides the calculations of a registered civil engineer that show there will be no
adverse off-site impacts from increased intensity of runoff downstream.

3. Plans shall demonstrate how storm drainage will be collected from all impervious
surfaces including roof drains. Storm drainage connections shall be provided to each
dwelling unit/lot. The location, size, and type of material selected for the system shall
correlate with the 25-year storm incident. (ORD. 1408)

RESPONSE:

The Utility Plan demonstrates a collection system from all impervious surfaces including roof
drains. However, the precise location of individual roof gutters and downspouts will not be known
until time of building permit. Individual home construction plans will illustrate conveyance from
collected roof runoff to the proposed storm water management system. Connections are provided to
each lot and the location, size and type of material selected correlate with the 25-year storm incident.

4. Treatment of storm runoff shall meet Municipal Code standards.
RESPONSE:
The treatment facility has been designed and constructed to meet Municipal Code standards.

L Utility Easements. All subdivisions and partitions shall establish, at minimum, five-foot
utility easements on front and rear lot lines. Easements may be wider and side yard
easements established, as determined by the City Engineer to accommodate the particular
service. The developer of the subdivision shall make accommodation for cable television
wire in all utility trenches and easements so that cable can fully serve the subdivision.

RESPONSE:

Five foot utility easements at a minimum will be established on the front and rear lot lines of each
lot, as part of the Final Plat. The City Engineering will make the final width determination and
whether side yard easements need to be established. The developer of the subdivision has ensured
franchise utilities are accommodated and easements are designated to serve the entire subdivision.

J. Supplemental Provisions
1. Wetland and Natural Drainageways. Wetlands and natural drainageways shall be
protected as required by Chapter 30, Wetland and Riparian Area Protection, and
Chapter 32, Natural Drainageway Areas. Utilities may be routed through the
protected corridor as a last resort, but impact mitigation is required. (ORD. 1463)

RESPONSE:
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The wetland habitat and open drainageway on the site is protected in a public open space (Tract B)
as originally approved under Section 30. This protection remains in place (Tract B) and has been
expanded as reflected in the updated Tentative Plat and Updated Mitigation Plan. The Updated plat
and mitigation plan provide for the wider 50 foot transition zone, consistent with the new
requirements of Section 32. Responses to the provisions of the new Chapter 32 are provided above,
under that section of this narrative. No utilities are constructed within this dedicated open space
tract.

2. Willamette and Tualatin Greenways. The approval authority may require the
dedication to the City, or setting aside of, greenways which will be open or
accessible to the public. Except for trails or paths, such greenways will usually be
left in a natural condition without improvements. Refer to CDC Chapters 28 and 29
for further information on the Willamette and Tualatin River Greenways.

RESPONSE:
The site is not located in the Willamette or Tualatin Greenways. This criterion does not apply.

3. Street Trees. Street trees are required as identified in the appropriate section of the
Municipal Code and Chapter 54 of this Code.

RESPONSE:

Street trees have or will be installed as shown in the plan set within this application packet and in
accordance with the Municipal Code and Chapter 54 of the CDC.

4. Lighting. To reduce ambient light and glare, high or low pressure sodium light bulbs
shall be required for all subdivision street or alley lights. The light shall be shielded
so that the light is directed downwards rather than omni-directional.

RESPONSE:

The street lighting for the site has been installed consistent with approved plans, using sodium light
bulbs to reduce ambient light and glare. The lights are shielded so that the light is directed
downwards.

5. Dedications and Exactions. The City may require an applicant to dedicate land
and/or construct a public improvement that provides a benefit to property or persons
outside the property that is the subject of the application when the exaction is
roughly proportional. No exaction shall be imposed unless supported by a
determination that the exaction is roughly proportional to the impact of development.
(ORD. 1442)

RESPONSE:

71

Two-Year Extension of Parker Road: 6-lot Subdivision
SUB-06-03 & MIS-06-12

June 2010; Revised for Completeness July 9, 2010
271-001



The applicant will dedicate the public open space tract (Tract B) to the City as part of the Final Plat.

6.

RESPONSE:

Underground Utilities. All utilities, such as electrical, telephone, and television
cable, that may at times be above ground or "overhead" shall be buried underground
in the case of new development. The exception would be in those cases where the
area is substantially built out and adjacent properties have above ground utilities
and where the development site's frontage is under 200 feet and the site is less than
one acre. High voltage transmission lines, as classified by Portland General Electric
or electric service provider, would also be exempted. Where adjacent future
development is expected or imminent, conduits may be required at the direction of
the City Engineer. All services shall be underground with the exception of standard
above-grade equipment such as some meters, etc.

The utilities have all been placed underground.

7.

RESPONSE:

Density Requirement. Density shall occur at 70 percent or more of the maximum
density allowed by the underlying zoning. These provisions would not apply when
density is transferred from Type I and Il lands as defined in CDC Section 02.000.
Development of Type I or 11 lands are exempt from these provisions. Land divisions
of three lots or less would also be exempt. (ORD. 1408)

The approved Plat creates six lots which is allowed by the underlying R-10 (10,000 square foot min.
lot size) zoning district.

8.

RESPONSE:

Mix Requirement. The "mix" rule means that developers shall have no more than 15
percent of the R-2.1 and R-3 development as single-family residential. The intent is
that the majority of the site shall be developed as medium high density multi-family
housing.

The site does not contain any areas zoned R-2.1 or R-3. This criterion does not apply.
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9. Heritage Trees/Significant Tree and Tree Cluster Protection. All heritage trees, as
defined in the Municipal Code, shall be saved. Diseased heritage trees, as
determined by the City Arborist, may be removed at his/her direction. All non-
heritage trees and clusters of trees (three or more trees with overlapping dripline;
however, native oaks need not have an overlapping dripline) that are considered
significant by virtue of their size, type, location, health, or numbers, shall be saved
pursuant to CDC Section 55.100(B)(2). Trees are defined per the Municipal Code as
having a trunk 6" in diameter or 19" in circumference at a point five feet above the
mean ground level at the base of the trunk. (ORD. 1403)

RESPONSE:

The City Arborist (Mike Perkins) previously reviewed the proposed Tree Preservation Plan and
conducted a field inventory of all existing trees located on the site. The trees on site were reviewed
for their size, type, health, location and numbers.

The City Arborist determined that the site does not include any heritage trees, but does have six
significant trees and ten additional trees that are not significant but should still be preserved. The
significant coniferous trees (#1557, 1559, 1561, 1562, 1563, and 1564) are located in the southeast
corner of the site and will be preserved using a tree protection easement. The ten other deciduous
trees (#1875, 1876, 1889, 1890, 1891, 1895, 1896, 1917, 1918, and 1925) located in the northwest
corner will be preserved within the dedicated open space (Tract B). Therefore, these criteria are
met.

10. Annexation and street lights. Developer and/or homeowners’ association shall, as a
condition of approval, pay for all expenses related to street light energy and
maintenance costs until annexed into the City, and state that: “This approval is
contingent on receipt of a final order by the Portland Boundary Commission,
approving annexation of the subject property.” This means, in effect, that any
permits, public improvement agreements, final plats, and certificates of occupancy
may not be issued until a final order is received. (ORD. 1408)

RESPONSE:

The site is located within the City. This criterion does not apply.
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92.000 Required Improvements

92.010 PUBLIC IMPROVEMENTS FOR ALL DEVELOPMENT

The following improvements shall be installed at the expense of the developer and meet all City
Codes and standards ...

RESPONSE:

The applicant understands the expenses required to improve the site before it develops. The
majority of the required improvements have already been constructed. Only a few punch list items
remain to be corrected, prior to Final Plat. Compliance with the adopted Conditions of Approval are
addressed in the following section of this narrative.

COMPLIANCE WITH ADOPTED CONDITIONS OF APPROVAL
The applicant has or will comply with the 2006 adopted Conditions of Approval as follows:

1. The approved tentative plat is the shown on Sheet 1 of the applicant’s submittal, dated
September 2006.

RESPONSE

The Tentative Plat (2006 Sheet 1) has been revised and submitted with this application consistent
with the Conditions of Approval and approved Construction Plans. Therefore this Condition has
been met.

2. The applicant shall adjust the boundaries of the lots and access easements so that each lot
has as least 10,000 square feet of area exclusive of any access easements.

RESPONSE

The Partition Plat submitted with this application has been revised to provide a minimum of 10,000
square feet of lot area, exclusive of the street and access easement. Therefore this Condition has
been met.

3. The new public street shall be dedicated with a width of 40 feet, a pavement width of 28 feet,
and 6-foot sidewalks on each side, to the point where the hammerhead turnaround begins.
No sidewalks shall be required in the hammerhead area.

RESPONSE

The Partition Plat submitted with this application has been revised to be consistent with the
approved Engineering Construction Plans, and provided a 40 foot wide right-of-way for Chinook
Court, the on-site public street. The pavement width has been constructed at 28 feet, which meets
the minimum standard approved by this Condition.
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As approved in the Engineering Construction Plans, the access easement has been paved to 16 feet in
width. The sidewalk and pathway has been constructed along the west side. The sidewalks on the
east side will be constructed as each home is built on the 6 lots. Therefore this Condition has been
partially met, and full compliance with occur through the construction of each home on the 6 lots.

4. A pedestrian access easement shall be placed over portions of the pedestrian pathways not
within the publicly dedicated tract, and shall begin at the termination of the sidewalk on the
east side of the proposed public street.

RESPONSE

This easement is identified on the tentative plat and will be recorded on the Final Plat. Therefore
this Condition has been partially met, and full compliance with occur through review, approval, and
recordation of the Final Plat.

5. The applicant shall submit a proposed street name for the new public street, to be approved
by the Planning Director.

RESPONSE

The street name (Chinook Court) was submitted as part of the Construction Plans and approved.
The street name is shown on the revised Tentative Plat.

6. Prior to commencement of any site clearing or grading, the applicant shall place anchored
and secured chain link fencing at the location as shown on the tentative plan to protect the
trees at the southeast corner of the site. The city arborist shall inspect and approve this
location prior to the start of work. The fencing shall remain in place throughout the
development of the site and construction of the homes, to be removed only upon the
completion of all construction activity.

7. Prior to commencement of any site clearing or grading, the applicant shall place anchored
and secured chin link fencing along the entire eastern boundary of the riparian and wetland
transition area and at the boundary of the storm detention pond located adjacent to Parker
Road. City staff shall inspect and verify the proper location prior to the start of work. The

fencing shall remain in place throughout the development of the site and construction of the
homes, to be removed only upon the completion of all construction activity.

RESPONSE

All required protective fencing, as required by Conditions 6 & 7 was installed and approved by the
City prior to any site work. The fencing will remain in place until all site construction, including the
homes has been completed.
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8. The applicant shall implement the proposed mitigation and revegetation plan for the wetland
and riparian area. The plan must be completed, except for any ongoing maintenance
activities, prior to recordation of the final plat.

RESPONSE

The mitigation and revegetation plans were implemented as part of the approved construction.
However, as noted, some plantings will require replacement, prior to Final Plat approval. The
applicant understands the obligations for on-going maintenance.

9. Once the protective fencing is removed, the protected wetland and riparian area shall be
identified with City-approved permanent markers at all boundary direction changes and at
30-50 foot intervals that clearly delineate the extent of the protected area.

RESPONSE

The applicant understands this requirement for permanent marking of the wetland and riparian area
boundaries. This action is also listed on the Engineering Departments Punch List (item 9).

10. The applicant must pay contribution towards future traffic signal at intersection of
Salamo/Rosemont/Santa Anita. Applicant’s traffic engineer must determine trips contributed
to the intersection by applicant’s proposed subdivision. Contribution has been established
at 81,071.43/PM peak hour trip.

RESPONSE

The applicant understands the requirement for contribution to future traffic signal improvements and
will ensure that the funds are paid prior to Final Plat recordation.

11. All public improvements must comply with the City of West Linn Public Works Design and
Construction Standards.

RESPONSE

Consistent with the approved Engineering Construction Plans all public improvements have been
designed and constructed in compliance with City of West Linn Public Works Design and
Construction Standards.

12. The six-inch water main serving subdivision must be looped between Parker Road and Coho
Lane through a public easement.
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RESPONSE

Consistent with the approved Engineering Construction Plans the water line serving the site has been
looped connecting to the line in Coho Lane. The appropriate public easement is shown on the
Tentative Plat and will be recorded with the Final Plat.

13. No retaining walls shall be constructed in public utility easements unless approved by the
City Engineer.

RESPONSE
No retaining walls, affecting public utility easements are proposed.

14. All required City, Sate, and Federal permits must be obtained prior to working in the natural
drainageway, wetland area, and transition area.

RESPONSE

The appropriate agency permits were obtained prior to the initial construction within the resource
areas. These permits were part of the submittal for the Engineering Construction Plans, which were
approved by the City.

15. Public improvements in Parker Road must match and coordinate with Maxfield and Parker
Crest subdivisions.

RESPONSE

Improvements to Parker Road have been constructed, as approved, consistent with those made by
the Maxfield and Parker Crest developments.
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V. CONCLUSION

Based on the responses and findings provided herein, the previously approved subdivision complies
with all applicable criteria of the West Linn Development Code, including subsequent code
revisions. Public facilities and services exist to adequately serve the proposed development and all
improvements have or will be constructed to City Standards.

The applicant has or will comply with all previously adopted plans and conditions of approval, and
has appropriately addressed applicable code revisions adopted subsequent to the 2006 approval,
particularly Section 32, Water Resources Protection.

No significant changes to the approved plans were found to be necessary, except to reflect the wider
50 foot transition zone required by Section 32. The Update Plat and Mitigation Plan provide
compliance with Section 32, including identified mitigation for minor encroachment into the
Transition Zone. Therefore the only remaining work is to complete punch list items, prior to
submitting for Final Plat approval.

Therefore, the applicant respectfully requests approval of this application for an Extension of the
prior Approval under Section 99.325.
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SFA Design Group, LLC

STRUCTURAL | CIVIL | LAND USE PLANNING | SURVEYING

July 9, 2010

Tom Soppe, Associate Planner
City of West Linn

22500 Salamo Road

West Linn, OR, 97068

RE: Second Response to Incomplete Application — Parker Road Extension MI-10-12
Dear Tom:

I have made revisions to the Narrative and Plan Set to address the new Code sections
listed in your June 28, 2010 letter. | also included a photo of the Neighborhood Meeting
Notice Sign, which is needed to complete our application. The following items are
included:

1. CD, with Revised Narrative and Plan Set;
2. Revised Narrative
3. Revised Plan Set:
a. Updated Tentative Plat, showing Section 32 transition and structural
setbacks;
b. Original Existing Conditions;
c. Updated Existing Conditions;
d. Updated Mitigation Plan, showing Section 32 transition and structural
setbacks, and new impact area of Lot 6 driveway;
e. Approved and Constructed Plans:
i. Wetland Revegetation;
ii. Water Quality Landscaping; and
iii. Wetland/Resource Area Landscaping

I am providing 3 sets of all documents.

If you have any questions, or need additional information, please give me a call, or just
respond by email.

Sincerely,
SFA Design Group

Ben Altman

Senior Planner/Project Manager
503-641-8311
baltman@sfadg.com
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PART 1 GENERAL

1.01 DESCRIPTION: Furnish all materials, equipment, and labor necessary for the completion
of planting as indicated on drawings and specified hereinafter. Work includes, but is not limited
to site preparation, planting and seeding, fertilizing, mulching, maintenance and guarantee of
planted areas.

1.02  QUALITY ASSURANCE/GUARANTEE: All plant material and planting locations are
to be approved by a wetland biologist or mitigation specialist from Schott & Associates
(hereinafter referred to as Schott) prior to planting. During planting, Schott is to be on-site.

Plant substitution is not permitted. The seed mix specified in the plant schedule is to be adhered
to and used for all areas designated.

All plant material is to be guaranteed for a full year from the date of planting. Any planted

material (woody, herbaceous, or seeded) which proves to be other then specified or is not in 3.01 PREPARATION FOR PLANTING: ~ Remove topsoil to 12-inch depth from upland and TRANSITION AREA (7,665 SF/0.18 ACRES)
vigorous condition within a period of one year from acceptance of the work will be replaced by wetland areas to be disturbed to wetland mitigation. Stockpile the topsoil, which does not have COMMON TREE NAME WATER LIGHT MIN. ROOTING MIN. PLANT ON CENTER/ SPACING
the Contractor without cost to the Owner. An 80% minimum survival rate is expected after five reed canary grass, and remove the reed canary grass contaminated topsoil from the wetland area. SCIENTIFIC NAME REQUIREMENTS REQUIREMENTS SIZE HEIGHT SEEDING RATE FORMAT
years. 3.02 EARTHWORK: Perform earthwork as necessary to achieve elevations as described, , ,
) ) . oo ) ) ) ) with sufficient excavation to allow placement of 12 inches of stockpiles topsoil. 25 DOFL;J SG LAS IR DRY SUN 2 GAL. 3 12 SINGLE
Furnish certificate of compliance with indicated seed mixture and any certificates of inspection EUDOTSUGA MENZIESII
and compliance as required by Federal and State laws and regulation for plant and soil additives. Following major earthwork, confirm with Schott the subgrades are approved before 25 RED ALDER MOIST SUN 2 GAL. o’ 12’ SINGLE
. . redistributing stockpiled soils over the restored wetland area. ALNUS RUBRA
1.03 SITE CONDITIONS/DAMAGE/CLEANUP: A filter fabric fence is also to be placed 20 BIG=LEAF MAPLE DRY SUN 5 GAL Y 19’ SINGLE =
between the existing wetlands and construction areas. The fence will remain in place until Rototill or use other approved means, thoroughly blending topsoil and subsoil to reduce ACER MACROPHYLLUM ' ;l
planted‘veg‘etatlon 15 established as de’fermmed by Schott and/or the permitting agency. Once the interface, to a minimum depth of six inches into subgrade. Compact soils to 75-85% density. 4
vegetation is established the filter fabric fence shall be removed. Remove all surface rocks over 6 inches in any dimension. Grades must be even and smooth, and SHRUBS -
e . . .. relate to adjacent surfac indicated. ” , T
Locate all underground utilities prior to digging or driving stakes. ! SHrlaces as mdicate S0 HAZELNUT DRY PART 1 GAL. 2 8 CLUSTER S
CORYLUS CORNUTA O
. .. 3.03 PLANT INSTALLATION: Plant per specified scheduling and after all major construction @
Any existing buildings, equipment, underground utilities, walks, roads, and/or forms damaged by s complete. Orient plants as di . . 140  SNOWBERRY DRY PART 1 GAL. 1.5’ 4 CLUSTERS OF 15 =
’ ’ ’ ’ . . s directed for best a . Plant as sh detail drawings. =
the Contractor are to be replaced and/or repaired at the Contractor's expense, in a manner P P rected for best appearance. Tlant as shown on cetat & SYMPHORICARPOS ALBA o
satisfactory to the Owner's Representatlve before final payment 1s made. 3.04 SCALPING: A 30 inch diameter circle will be scalped for each woody plant The pla.nt 24 INDIAN PLUM MOIST SHADE 2 GAL. 2’ 8’ SINGLE §
. . . debri K and sand will be installed in the middle of the circle. For non-root sprouting species some form of weed OEMLERIS CERASIFORMIS
The Contractor is to be responsible for keeping planted areas free of debris, rock, and san barrier will be installed around each plant. 2-4 inches of mulch will be placed on top of the weed 215 SALAL MOIST PART 1 GAL. 4" VARIABLE CLUSTERS OF 5
throughout the course of the work. Upon completion of the contract, the Contractor's to remove barrier. For the root sprouting species the weed barrier shall not be installed, but the mulch layer GAULTHERIA SHALLON
all surplus material, equipment, and debris from the site. All planted areas are to be rake-clean. is required. :
SEED MIXTURE >
1.04 MAINTENANCE: Maintenance is to include regular visits at least monthly to the 3.05 STAKING: Since the survivorshi : . @
R ' ! i . : p of each woody species needs to be determined, a color N/A NATIVE CALIFORNIA BROME
project site for the purpose of weeding, supplemental watering, and other items necessary to coded stake shall be placed adjacent to each plant, or planting group. The number of plants per / BROMUS CARINATUS DRY SUN SEEDS N/A 1 5728}??5 MASS
maintain planted areas in a healthy condition. Weeding is to consist only of cleared and ml.chhed grouping shall be noted and provided to Schott. In addition, the color codes shall be provided to
areas maintained around each woody plant, and removal of exotic species such as blackberries, Schott to assist with the monitoring efforts. The larger trees will be staked to provide support. N/A  BLUE WILDRYE DRY PART SEEDS N/A 15—-30 LBS MASS
Scot's Broom, or others as determined from the resorted or created wetland areas. No spraying of ELYMUS GLAUCUS /ACRE z
herbicides or other chemicals, or application of fertilizer (other than noted on the plan), is to 3.07 SEEDING: For hydroseeding or broadcast seeding of the wetland mitigation and buffer N/A  LUPINE DRY SUN SEEDS N /A 15—30 LBS MASS %
occur within the mitigation wetland areas without specific direction from Schott. No pruning is areas, use the rate specified on the mitigation plans of the seed mix per acre. LUPINUS ALBICAULUS /ACRE E
to occur unless authorized by Schott and/or the permitting agency. The maintenance period shall N/A  WESTERN YARROW DRY TO MOIST PART SEEDS N /A 15—30 LBS MASS (12
be for two years following the completion date of planting as determined by Schott and/or the 3.08 IRRIGATION: The woody plants within the mitigation area shall be irrigated for the first ACHILLEA MILLEFOLIUM /ACRE
permitting agency. growing season following planting. The irrigation can be by hand, drip or sprinklers.
1.05: Imigation shall be done on an as needed basis. Any temporary irrigation system will be 3.09 FINAL ACCEPTANCE AND INSPECTION:  Following completion of all the above
removed following the second growing season. - . , . .
items and with Schott's approval, a pre-warranty acceptance of the project will be granted. From "
. : : . . L
1.06 SCHEDULE:  Any earthwork must be approved by the project representative prior to thls date forwar(.i, fgr a period of one year, the landscape Plantmg warranty Wll.l be n effect. All =
C e . . maintenance as indicated of seeded and planted areas during the guarantee period will be by the
commencement of such work. At that time, it will be determined what extra measures, if any, 4 will include i ndicated o full blish all seeded and planted arcas to a
should be taken to prevent damage due to earthwork in saturated soils. contracto.r and will include items as ndicated to fully establish all seeded and planted areas o
: healthy vigorous state. z
Planting is to occur during the cool season months (November to March) to take advantage of
seasonal rains and the greater availability of plant material. Other planting time, if authorized,
may require plant substitutions and supplemental irrigation. g g g
¥ 9 -
1.06 EXISTING VEGETATION: Protect all existing vegetation designated to remain. Any
existing vegetation damaged by Contractor will be replaced with plants of equal or better size R B U
and condition at contractor's expense. O o a @,
3 < o
o o 9 &L = =
PART 2 PRODUCTS <‘ <‘ 3" 3‘ Y| B 2
o
> E Sl =
2.01 PLANT MATERIALS: Plant materials are to conform to Standards and Regulations as b % m S %
specified. Rooted plants are to be first quality, well-foliated, with well-developed root systems, o g — e
and normal well-shaped trunks, limbs, stems, and heads. Schott will approve for quality Z <§[ i § L
conformance. All rooted plant material is to be labeled by genus, species and variety. Plants a5 o 28
deemed unsuitable may be rejected before or after delivery. All plant material is to be free from e & ® a v
damage, disease, insects, insect eggs and larvae.
2.02 SOIL AMENDMENTS: Soil amendment is to consist of screened mill-run fir and/or _
hemlock sawdust blended with composted manure or air digested sewage sludge. The blended L 0 5 W
ingredients are to be composted to a minimum of one year. Bassett Western Fertil - Mulch or GRAPHIC SCALE 5
approved equal. 20 0 10 20 40 80
PROJECT PARKER ROAD
(INFEET) NO. 271-001
Pheh = 201 TYPE Planning

Mulch is to consist of shredded wood and/or bark.

Fertilizer for tree and shrub plantings is to be in 21 - gram tablet form and contain 20% nitrogen,
10% phosphoric acid and 5% potash.

2.03 SEEDING MATERIALS: If hydroseeding, use seed mix as indicated in specifications,
wood cellulose fiber from Douglas Fir or Western hemlock dyed to facilitate placement, and non-
toxic, biodegradable J-TAC or approved equal.

If broadcast seeding, use seed mix as directed.

PART 3 EXECUTION

VEGETATED CORRIDOR LEGEND

TRANSITION AREA (7,665 SF)

PLAN IS BASED UPON THE REPORT DONE BY
SCHOTT AND ASSOCIATES, 9/8/06.

Portland, Oregon 97223
p: (503) 641-8311 f: (503) 643-7905

STRUCTURAL | CIVIL | LAND USE PLANNING
sfadesigngroup.com

9020 SW Washington Square Dr. Suite 350
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