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GENERAL INFORMATION

OWNER/
APPLICANT: LF 10, LLC, 5285 Meadows Rd., Ste. 171, Lake Oswego, OR 97035

CONSULTANT: Andrew Tull, 3J Consulting, Inc., 10445 SW Canyon Rd., Ste. 245,
Beaverton, OR 97005

SITE LOCATION: 4997 Summit St.

LEGAL
DESCRIPTION: Clackamas County Assessor's Map 2-1E-25DB, Tax Lot 500

SITE SIZE: 1.02 acres

ZONING: R-10, Single-Family Residential Detached

COMP PLAN
DESIGNATION: Low-Density Residential

120-DAY PERIOD: This application became complete on December 4, 2013. The
120-day maximum application-processing period ends on April
17, 2014 per subsequent agreement by the applicant.

PUBLIC NOTICE: Public notice was mailed to the Sunset, Parker Crest, and
Rosemont Summit neighborhood associations and affected
property owners on January 29, 2014. The property was posted
with a sign on February 5, 2014. Inaddition, the application has
been posted on the City's website and was published in the West
Linn Tidings on February 6, 2014. The notice requirements have
been met.

EXECUTIVE SUMMARY

The application is for a four-lot subdivision in the Sunset neighborhood on a parcel on the
northeast corner of Summit Street and Gloria Drive. All four square-shaped lots are proposed
to take vehicular access from a shared 14 foot paved driveway off of Gloria Drive.

The property is in the R-10 zone and no variances are required or proposed. Therefore the
applicable approval criteria include:

ÿ Chapter 11, Single-Family Residential Detached R-10 zoning district;
ÿ Chapter 85, Land Division General Provisions, criteria in Section 85.200;
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A unique anomaly of the property is a peculiar "unclaimed" four-foot strip of land along the
southeast property line of the site which is not found on the County assessor's map. This is
likely due to a surveying error from the past. While the applicant addresses this surveying
abnormality, Staff asked them to submit two final tentative plat scenarios, Sheet C2.0 and
Sheet C2.0A on pages 46 and 47 of Exhibit PC-4 respectively. One assumes that the four feet
will be incorporated into the sit, the other assumes that itwill remain "unclaimed"; however,
this difference is inconsequential and in either case the all requirements under the Code are
satisfied. The conditions below (see Condition of Approval 1) reflect how these are both
potential scenarios and how Sheet C2.0 should be considered the default unless proof of
relinquishment is provided.

The applicant plans to remove most existing structures and trees on site to create house sites.
Grading is also proposed to accommodate the proposed shared driveway and create
functional house sites. The City is requiring a three foot ROW dedication along a portion of
Summit Street and construction of a six-foot sidewalk with a six-foot planter strip. A six-foot
curbtight sidewalk will be provided along Gloria Drive to match existing conditions to the east.

RECOMMENDATION

Staff recommends approval of application SUB-13-05 subject to the following proposed
conditions:

1. Site Plan. With the exception of modifications required by these conditions, the project
shall conform to the Subdivision Plat- Phase 1,Sheet C2.0, dated January 28, 2014,
located on Page 47 of Exhibit PC-4. If proof of applicant ownership of the hiatus strip
between this property and the property to the northeast is provided by the time of
final platting, the final plat may then conform to the Subdivision Plat- Phase 2, Sheet
C2.0A, dated January 28, 2014 located on Page 48 of Exhibit PC-4.

2. Fire Flow Test. The applicant shall perform a fire flow test to the satisfaction of TVFR.

3. Shared Driveway Width. The shared driveway pavement shall be 14 feet wide.

4. Street Trees. The applicant shall pay the appropriate amount towards street trees as
determined by the City Parks and Recreation Department.

5. Street Lighting. Street lighting shall be directed downward.

6. Significant Trees. The significant 36-inch fir tree proposed for removal at the south
end of the proposed private street/shared driveway shall be mitigated for on an inch-
per-inch basis on site. If that would result in excess trees on site at maturity, as
determined by the City's Arborist, then the appropriate amount of mitigation may
occur off-site in City-owned land. Required street trees shall not count towards
mitigation.
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7. Sanitary Sewer Easement. The final plat shall include a sanitary sewer easement on
Lot 3 covering where Lot 4's sanitary sewer line traverses Lot 3.

8. Stormwater.
A) Prior to recording the final plat, the applicant shall record the proposed

stormwater easement on the property at 2630 Woodsprite Court as shown on the
Subdivision Plat Sheet C2.0 and Subdivision Plat Sheet C2.0A, Page 47-48 of Exhibit
PC-4.

B) The applicant proposes a shared stormwater line located in the proposed shared
driveway/private street and connecting downhill through the adjacent easements
to the existingWoodsprite Court. This line shall be public.

9. Engineering Standards. All public improvements and facilities associated with public
improvement includinggrading, onsite stormwater design, street lighting, easements,
and easement locations are subject to the City Engineer's review, modification, and
approval.

Staff has determined that with the recommended condition of approval as discussed above,
the application meets the criteria of chapters 11and 85.

DISCUSSION OF CONDITIONS

COA 1requires compliance with the submitted site plan and tentative plats except for what is
modified for code compliance via other conditions.

COA 2 requires a fire flow test to satisfy 85.200(A)(11)(d) and 48.030(C)(1).

COA 3 requires a minimum of 14 feet in pavement width for the shared driveway to satisfy
Section 48.030(B)(2).

COA 4 requires the applicant pay the appropriate amount for street tree installation as
determined by Parks, to satisfy 85.200(A)(17), 85.200(J)(3), and 54.020(F)(2).

COA 5 requires new street lighting to be directed downward to meet 85.200(J)(4).

COA 6 satisfies 85.200(J)(9) and 55.100(B)(2)(f) by requiring the significant tree to be
removed for the shared driveway be mitigated for on an inch-per-inch basis.

COA 7 meets the standards of 85.200(G) in ensuring there is an easement for where the sewer
lateral for Lot 4 crosses Lot 3.

COA 8 satisfies 85.200(H) by requiring the stormwater line proposed down the shared
driveway and north through the site be public (8B) and that the easement proposed through
the neighboring property on Woodsprite be recorded (8A).
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COA 9 requires that all public improvements and facilities associated with public
improvement be subject to the City Engineer's review, modification, and approval.
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Site Conditions: A street vacation (Planning file MISC-13-06) was recorded with Clackamas
County in 2013 with a public utility easement over the southernmost 10 feet of the vacated
area. This action made Gloria Drive along the site the same right-of-way width as the section
adjacent to the east. The vacation also made the property large enough for a total of four lots.

The parcel is approximately 209 by 214 feet. The west central area of the site is across
Summit Street from the terminus of Rosemont Road, so the parcel is at the "T" intersection of
two major streets. There was a single-family house at the west central area of the site until
approximately six years ago, and a small circular driveway that served it still exists off of
Summit near this intersection. There is a small concrete building pad in the south central area
of the site. There is no other development on site. The site slopes eastward and
northeastward from Summit Street, sloping steeply to the east just east of Summit, plateauing
for a 50-foot stretch east of this, then sloping steeply east again midway through the parcel.
East of this the parcel is flat to rolling. There are many trees on site, with two large stands of
trees, one in the southeast area of the site that includes many firs, alders, and cherries, and
one in the northeast area of the site that includes mainly firs and apples. There are a few large
firs along Gloria Drive as well, and a row of first and cedars along the north edge of the site in
the western area. To the north and east the site borders areas already developed R-10 sized
lots. The site surrounded by R- 10 zoning and single-family development. It is situated at the
northwest corner of the Sunset neighborhood, borderingboth Parker Crest to the southwest
and Rosemont Summit to the north and northwest.

Site Aerial View

Source: West Linn GIS, 2013
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Zoning/Vicinity Map

SITE \<—$M

/r7>ÿ
Source: West Linn GIS, 2013

Public comments:

No public comments have been received to date.

Notes to Applicant.

• Expiration of Approval. This approval shall expire three years from the effective date of
this decision.

• Additional Permits Required. Your project may require the following additional permits:

o Final Plat.

o Building permit, the final permit after others are completed and conditions of approval
are fulfilled. Contact the Building Division at (503) 656-4211,
jnomie@westlinnoregon.gov.

• Final inspection: Call the Building Division's Inspection Line at (503) 722-5509.
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ADDENDUM
PLANNING COMMISSION STAFF REPORT

February 19,2014

STAFF EVALUATION OF THE PROPOSAL'S COMPLIANCE
WITH APPLICABLE CODE CRITERIA

I. CHAPTER 11,SINGLE-FAMILY RESIDENTIAL DETACHED, R-10

11.030 PERMITTED USES

The following uses are permitted outright in this zone.

1. Single-family detached residential unit.

(...)

Staff Response 1:The only use proposed on site is single-family detached residential units.
Staff determines the criterion is met.

11.070 DIMENSIONAL REQUIREMENTS, USES PERMITTED OUTRIGHT AND USES
PERMITTED UNDER PRESCRIBED CONDITIONS

Except as may be otherwise provided by the provisions of this code, the following are the
requirements for uses within this zone:

1. The minimum lot size shall be 10,000 square feet for a single-family detached unit.

(...)

2. The minimum front lot line length or the minimum lot width at the front lot line shall
be 35 feet.

3. The average minimum lot width shall be 50 feet.

4. The lot depth comprising non-Type Iand II lands shall be less than two and one-half
times the width and more than an average depth of 90 feet.

(...)

8. The minimum width of an accessway to a lot which does not abut a street or a flag lot
shall be 15 feet.

Staff Response 2: As shown on each subdivision plat scenario, the access easement is
proposed to be 16 feet. All other standards above are also met or exceeded by each lot under
either scenario. Staff finds that the criteria are met.
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II.CHAPTER 85, GENERAL PROVISIONS

85.200 APPROVAL CRITERIA

No tentative subdivision or partition plan shall be approved unless adequate public facilities
will be available to provide service to the partition or subdivision area prior to final plat
approval and the Planning Commission or Planning Director, as applicable, finds that the
following standards have been satisfied, or can be satisfied by condition of approval.

A. Streets.

(...)

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-Wav

Minor arterial 60-80

Major collector 60-80

Collector 60 - 80

Local street 40 - 60

Cul-de-sac 40 - 60

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

Staff Response 3: Gloria Drive is a local street/cul-de-sac with a 50-foot right of way, which is
within the range for local and cul-de-sac streets. Summit Street south of Rosemont Road is a
collector street with a right of way over 80 feet wide, which exceeds the range for collectors.
Summit Street north of Rosemont Road is a minor arterial. The applicant is dedicating three
feet of this section of Summit to make the right of way 60 feet wide. Staff determines that the
criterion is met.

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.
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(...)

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-placed 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 within and between residential
and commercial/industrial areas. Collectors differ from arterials in that they provide
more of a Citywide circulation function and do not require as extensive control of access
and that they penetrate residential neighborhoods, distributing trips from the
neighborhood and local street system. Collectors are typically greater than one-half to
one mile in length.

(...)

Local streets have the sole function of providingaccess to immediately adjacent land.
Service to through traffic movement on local streets is deliberately discouraged by
design.

The following table identifies appropriate street width (curb to curb) in feet for various
street classifications. The desirable width shall be required unless the applicant or his
engineer can demonstrate that site conditions, topography, or site design require the
reduced minimum width.

City of West Linn Roadway Cross-Section Standards

Street Element Characteristic Width/Options

Vehicle Lane Widths Arterial 11feet
(minimum widths) Collector 10 feet

Local 12 feet
Turn Lane 10-14 feet

On-Street Parking Arterials Limited (in commercial
Collectors areas)
Local Some (8 feet)

Some (unstriped)

Bicycle Lanes New Construction 5 to 6 feet
(minimum widths) Reconstruction 5 to 6 feet

Sidewalks Arterial 6 feet
(minimum width) Collector 6 feet
(See note below) Neighborhood/Local 6 feet
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Landscape Strips Can be included in all 6 feet
streets

Medians 5-Lane Optional
3-Lane Optional
2-Lane Consider if appropriate

Neighborhood Traffic Arterials Not recommended
Management Collectors Under special conditions

Local Should consider if
appropriate

(...)

Sidewalk Location Sidewalk Width

Residential Development 6 feet (+ 6-foot planter strip)

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:

a. The type of road as set forth in the Transportation Master Plan.
b.The anticipated traffic generation.
c. On-street parking requirements.
d. Sidewalk and bikeway requirements.
e. Requirements for placement of utilities.
f. Street lighting.
g. Drainage and slope impacts.
h. Street trees.
i. Plantingand landscape areas.
j. Existingand future driveway grades.
k. Street geometry.
1. Street furniture needs, hydrants.

5. Additionally, when determining appropriate street width, the decision-making body
shall consider the following criteria:

(...)

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.
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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.

(...)

10.Additional right-of-way for existing streets. Wherever existing street rights-of-way
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.

(...)

Staff Response 4: Half-street improvements are required for both Gloria Drive and Summit
Street. The applicant is dedicating three feet of right of way on Summit north of Rosemont.
No dedication is required on Gloria. Staff determines that the criteria are met.

11. Cul-de-sacs.

(...)

d. Applicants for a proposed subdivision, partition or a multifamily, commercial
or industrial development accessed by an existing cul-de-sac/closed-end street
shall demonstrate that the proposal is consistent with all applicable traffic
standards and TVFR access standards.

(...)

Staff Response 5: This is a proposed subdivision on an existing cul-de-sac. It is located at the
beginning of the cul-de-sac, so all houses are closer to a through street than many of Gloria's
existing houses. The proposal meets traffic standards, and TVFR's comments on Page 39 of
Exhibit PC-4 indicate that their only concern is a fire flow test. This is required by
recommended Condition of Approval 2. Staff determines the criterion is met upon the
inclusion of Condition of Approval 2.

16. Sidewalks. Sidewalks shall be installed per CDC 92.010fH). Sidewalks. The
residential sidewalk width is six feet plus planter strip as specified below. Sidewalks in
commercial zones shall be constructed per subsection (A)(3) of this section. See also
subsection C of this section. Sidewalk width may be reduced with City Engineer
approval to the minimum amount (e.g., four 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.

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 interferingwith
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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.

(...)

Staff Response 6: Along Gloria Drive on the map portion of Sheet C2.1Site Plan the applicant
proposes a curbtight sidewalk with no planter strip to match existing conditions to the east.
The sidewalk along Gloria will be six feet wide. There are not adjacent sidewalks on either
direction on Summit. The applicant proposes a six-foot-wide sidewalk and six-foot wide
planter along Summit,with street trees. Along Gloria the applicant did not propose street
trees due to the lack of a planter strip but street trees are still required, even if they are across
the sidewalk from the street. Condition of Approval 4 is recommended to ensure there are
street trees on Gloria as well (see Staff Response 32 below). Staff determines the criteria are
met upon the inclusion of Condition of Approval 4.

19.All lots in a subdivision shall have access to 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 CDC.

(...)

Staff Response 7: All lots will take access from a private shared access with a 16-foot
easement. The pavement is proposed to be 12 feet inwidth. Subsection 48.030(B)(2)
requires shared driveways to have a width of 14-20 feet. Recommended Condition of
Approval 3 therefore requires the shared driveway to be 14 feet wide instead of 12 feet. See
staff responses 9-20 for analysis of Chapter 48. Staff determines the criterion is met.

B. Blocks and lots.

1. General. The length, width, and shape of blocks shall be designed with due regard for
the provision of adequate buildingsites 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 justifies 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.

Staff Response 7: There are existing streets along the west and south of the site. The areas to
the north and east are built out and there are no opportunities for new street connections.
This is a four-lot infill project with no need to form a new block. This block is adjacent to an
arterial street. Adequate site distances are provided. To reduce traffic conflict and danger the
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access road for all lots will be off of Gloria instead of collector/arterial Summit. Staff
determines the criteria are met.

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).

(...)

Staff Response 8: All lots are proposed to be over 10,000 square feet excluding the access
easements, upon the proposed right of way dedication on Summit Street. There are no
drainageways on site. Depth does not exceed 2.5 times the width of any lot. The only
significant tree proposed for removal is where the shared driveway/private street is planned;
the other two significant trees will be preserved.

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

The appropriate sections of Chapter 48 are excerpted below:

48.025 ACCESS CONTROL
(...)

B. Access control standards.
(...)

2. The City or other agency with access permit jurisdiction may require
the closing or consolidation of existing curb cuts or other vehicle access
points, recording of reciprocal access easements (i.e., for shared
driveways), development of a frontage street, installation of traffic
control devices, and/or other mitigation as a condition of granting an
access permit, to ensure the safe and efficient operation of the street and
highway system. Access to and from off-street parking areas shall not
permit backing onto a public street.

Staff Response 9: The applicant plans to eliminate the existing small circular driveway off of
Summit. Staff determines the criterion is met.

3. Access options. When vehicle access is required for development (i.e.,
for off-street parking, delivery, service, drive-through facilities, etc.),
access shall be provided by one of the following methods (planned access
shall be consistent with adopted public works standards and TSP). These
methods are "options" to the developer/subdivider.
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(...)

b) Option 2. Access is from a private street or driveway connected
to an adjoining property that has direct access to a public street
(i.e., "shared driveway"). A public access easement covering the
driveway shall be recorded in this case to assure access to the
closest public street for all users of the private street/drive.

c) Option 3. Access is from a public street adjacent to the
development parcel. If practicable, the owner/developer may be
required to close or consolidate an existing access point as a
condition of approving a new access. Street accesses shall comply
with the access spacing standards in subsection (B)(6) of this
section.

Staff Response 10:The applicant proposes a private street/shared driveway off of Gloria
from which all lots access, including both those that front Gloria (Option 3 via the driveway)
and those that do not (Option 2 via the driveway). Staff determines that the criteria are met.

4. Subdivisions fronting onto an arterial street. New residential land
divisions fronting onto an arterial street shall be required to provide
alleys or secondary (local or collector) streets for access to individual
lots. When alleys or secondary streets cannot be constructed due to
topographic or other physical constraints, access may be provided by
consolidating driveways for clusters of two or more lots (e.g., includes
flag lots and mid-block lanes).

Staff Response 11:The subdivision fronts Summit Street, which is an arterial along part of
this frontage. All lots would take access from a shared driveway off Gloria Drive, a local street.
Staff determines that the criterion is met.

5. Double-frontage lots. When a lot has frontage onto two or more
streets, access shall be provided first from the street with the lowest
classification. For example, access shall be provided from a local street
before a collector or arterial street. When a lot has frontage opposite that
of the adjacent lots, access shall be provided from the street with the
lowest classification.

Staff Response 12:All lots take access from Gloria Drive, which is a local street and is a lower
classification than Summit Street. Staff determines that the criterion is met.

6. Access spacing. The access spacing standards found in Chapter 8 of the
adopted Transportation System Plan (TSP) shall be applicable to all
newly established public street intersections, private drives, and non-
traversable medians.

o printed on recycled paper 15

2/19/14 PC Meeting
              15 



Staff Response 13:The only proposed access point is on Gloria and is over 50 feet from the
nearest existing driveway on the same side of Gloria. This meets the TSP Chapter 8 standard
of 50 feet between driveways on local streets. Staff determines that the criterion is met.

7. Number of access points. For single-family (detached and attached),
two-family, and duplex housing types, one street access point is
permitted per lot,when alley access cannot otherwise be provided;
except that two access points may be permitted corner lots (i.e., no more
than one access per street), subject to the access spacing standards in
subsection (B)(6) of this section. The number of street access points for
multiple family, commercial, industrial, and public/institutional
developments shall be minimized to protect the function, safety and
operation of the street(s) and sidewalk(s) for all users. Shared access
may be required, in conformance with subsection (B)(8) of this section,
in order to maintain the required access spacing, and minimize the
number of access points.

8. Shared driveways. The number of driveway and private street
intersections with public streets shall be minimized by the use of shared
driveways with adjoining lots where feasible. The City shall require
shared driveways as a condition of land division or site design review, as
applicable, for traffic safety and access management purposes in
accordance with the following standards:

a. Shared driveways and frontage streets may be required to
consolidate access onto a collector or arterial street. When shared
driveways or frontage streets are required, they shall be stubbed
to adjacent developable parcels to indicate future extension.
"Stub" means that a driveway or street temporarily ends at the
property line,but may be extended in the future as the adjacent
parcel develops. "Developable" means that a parcel is either
vacant or it is likely to receive additional development (i.e., due to
infill or redevelopment potential).

b. Access easements (i.e., for the benefit of affected properties)
shall be recorded for all shared driveways, including pathways,
at the time of final plat approval or as a condition of site
development approval.

(...)

Staff Response 14:The four lots will share a shared driveway with an access easement. This
accesses Gloria Drive, a local street. A stub is not appropriate, as the adjacent parcels are
developed. Staff determines the criteria are met.

C. Street connectivity and formation of blocks required. In order to promote efficient
vehicular and pedestrian circulation throughout the City, land divisions and large site
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developments shall produce complete blocks bounded by a connecting network of
public and/or private streets, in accordance with the following standards:

1. Block length and perimeter. The maximum block length shall not exceed 800
feet or 1,800 feet along an arterial.

(„o

Staff Response 15:The block of Gloria between Summit and the cul-de-sac is less than 600
feet long. The block of Summit between Gloria and the next street to the north,Woodsprite
Court, is approximately 325 feet. Staff determines that the criterion is met.

48.030 MINIMUMVEHICULAR 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.
(...)

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:

(...)

2. Two to four single-family residential homes equals a 14- to 20-foot-wide paved or
all-weather surface. Width shall depend upon adequacy of line of sight and number of
homes.

3. Maximum driveway grade shall be 15 percent. The 15 percent shall be measured
along the centerline of the driveway only. Variations require approval of a Class II
variance by the Planning Commission pursuant to Chapter 75 CDC. Regardless, the last
18 feet in front of the garage shall be under 12 percent grade as measured along the
centerline of the driveway only. Grades elsewhere along the driveway shall not apply.

(...)

Staff Response 16:All access will be from one shared driveway off of local street Gloria Drive.
The applicant proposes the pavement to be 12 feet wide. Staff proposes Condition of
Approval 3 which will meet these standards as it requires 14 feet. Driveway grade will be less
than 15%. Staff determines the criteria are met upon the inclusion of Condition of Approval 3.
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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 of this section shall apply inaddition to the
following provisions.

1.A turnaround may be required as prescribed by the Fire Chief.

2. Minimum vertical clearance for the driveway shall be 13 feet, six inches.

3. A minimum centerline turning radius of 45 feet is required unless waived by
the Fire Chief.

4. There shall be sufficient horizontal clearance on either side of the driveway
so that the total horizontal clearance is 20 feet.

(...)

Staff Response 17:TVFR's comments on Page 39 of Exhibit PC-4 show that they are not
requesting changes to the site plan to meet their emergency provision needs, only the fire flow
test required by recommended Condition of Approval 2. Vertical and horizontal clearance
requirements will be met. Staff determines that the criteria are met.

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.

(...)

Staff Response 18:The existing driveway off of Summit Street, an arterial/collector along the
site, will be eliminated, and the only access to the site will be a new shared driveway off of
local street Gloria Drive. Staff determines that the criterion is met.

48.060 WIDTH AND LOCATION OF CURB CUTSAND ACCESS SEPARATION
REQUIREMENTS
A. Minimum curb cut width shall be 16 feet.

B. Maximum curb cut width shall be 36 feet, except along Highway 43 in which case the
maximum curb cut shall be 40 feet. For emergency service providers, including fire
stations, the maximum shall be 50 feet.

C. No curb cuts shall be allowed any closer to an intersectingstreet right-of-way line
than the following:

(„o
6. On a local street when intersecting any other street, 35 feet.

(...)
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F. Curb cuts shall be kept to the minimum, particularly on Highway 43. Consolidation of
driveways is preferred. The standard on Highway 43 is one curb cut per business if
consolidation of driveways is not possible.

G. Adequate line of sight pursuant to engineering standards should be afforded at each
driveway or accessway

(end of Chapter 48 exerpt)

Staff Response 19:The only proposed curb cut (28 feet wide) is on a local street, over 35 feet
from the nearest intersection. The proposed shared driveway meets Chapter 42 clear vision
standards. Engineeringhas reviewed the site plan. Staff determines the criteria are met.

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.

Staff Response 20: Proposed lot lines are at right angles to streets. Staff determines the
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
eight feet inwidth per lot. Common accessways shall have mutual maintenance
agreements and reciprocal access and utility easements. The following dimensional
requirements shall apply to flag lots:

(...)

FLAGLOT STEMS

—4

<u
V)

o
h-

b-
o
z

15 FT.- 3 FT. EACH
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Staff Response 21: Lots 2 and 3 are proposed as flag lots. The site has street frontage to the
south and west; Lot 3 has to be a flag lot as it is at the northeast corner of the site with no
street frontage. Lot 2 borders Summit where Summit is an arterial. Subsection 48.025(B)(4)
states, "New residential land divisions fronting onto an arterial street shall be required to
provide alleys or secondary (local or collector) streets for access to individual lots. When
alleys or secondary streets cannot be constructed due to topographic or other physical
constraints, access may be provided by consolidating driveways for clusters of two or more
lots (e.g., includes flag lots and mid-block lanes)." This parcel is not a workable location for a
new public street or alley. Therefore a flag lot is appropriate for a lot that otherwise only has
frontage on an arterial. As in the example on the right above, lots 2 and 3 each have an eight-
foot-wide stem adjoining the other. The stems will contain a 16-foot-wide access and utility
easement. Staff finds that the criterion is met.

a. Setbacks applicable to the underlying zone shall apply to the flag lot.

b. Front yard setbacks may be based on the rear property line of the parcel which
substantially separates the flag lot from the street from which the flag lot gains
access. Alternately, the house and its front yard may be oriented in other
directions so long as some measure of privacy is ensured, or it is part of a pattern
of development, or it better fits the topography of the site.

c. The lot size shall be calculated exclusive of the accessway; the access strip may
not be counted towards the area requirements.

Staff Response 22: The lots are proposed to allow the 20-foot setbacks opposite each other to
the east and west. This orients the houses towards the private street. The base 10,000-
square-foot minimum lot sizes for all lots are calculated exclusive of access easements and the
flag lot stems. Staff determines that the criteria are met.

d. The lot depth requirement contained elsewhere in this code shall be measured
from the rear property line of the parcel which substantially separates the flag lot
from the street from which the flag lot gains access.

(...)

Staff Response 23: Lot 2 and Lot 3 are both between 104 and 105 feet in depth north-to-
south, perpendicular to Gloria. The minimum depth in the R-10 zone is 90 feet per Section
11.070(4). Staff determines that the criterion is met.

E. Lot grading. Grading of buildingsites 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).
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b. Fill slopes shall not exceed two feet horizontally to one foot vertically (i.e., 50
percent grade). Please see the following illustration.

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.

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

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

Staff Response 24: Cut slopes do not exceed 67% and fill slopes do not exceed 50%. The
grading proposed is the minimum necessary for this sloped site where street stubs are to be
extended and houses built; as demonstrated by the letter from the geotechnical engineer
starting on Page 156 of Exhibit PC-4, the applicant's plan is appropriate for the site. Staff
determines that the criteria are met.

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:

a. Occurrences of geotropism.

b. Visible indicators of slump areas.

c. Existence of known and verified hazards.

d. Existence of unusually erosive soils.

e. 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 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.

Staff Response 25: The site is not identified as a potential landslide area on the Natural
Hazards Mitigation Plan's Potential Landslides Map but is identified as a landslide hazard area
on the Landslide Vulnerability Analysis Map from the same plan. As seen in the report
starting on Page 156 of Exhibit PC-4, a registered geotechnical engineer certifies that the
construction proposed on the site is feasible on site. Staff determines the criterion is met.
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6. All cuts and fills shall conform to the Uniform Building Code.

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 subsection (G)(5) of this section).

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. Retainingwalls 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.

Staff Response 26: The applicant's submitted study by a certified geotechnical engineer
certifies that development planned on site is appropriate. All development on site will meet
buildingcode standards as part of the construction process and the building permit process.
The proposed road provides the minimum amount of intrusion into the site, and while some
fill is necessary to develop downhill areas, the study confirms the road connection to the
northern lots is appropriate. Recommended Condition of Approval 9 ensures all grading will
meet Engineeringstandards. Staff determines that the criteria are met upon the inclusion of
recommended Condition of Approval 9.

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 inaccordance with subsection J of this
section.
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Staff Response 27: There is land in the central area of the site, and some such land more
limitedly around the edges, with over 50% grade. The proposed development can meet the
above standards. Staff determines the criterion is met.

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.

2. Adequate location and sizing of the water lines.

(...)

5. A written statement, signed by the City Engineer, that water service can be made
available to the site by the construction of on-site 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.

Staff Response 28: The applicant proposes service from the water main under Gloria. With
the access/utility easement in the shared driveway, all lots will have access. The Development
Review Engineer's sign-off on this staff report fulfills Subsection (5). Staff determines that the
criteria are met.

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.

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

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

4. Sanitary sewer line should be at a depth that can facilitate connection with 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.

(...)
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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.

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.

Staff Response 29: The plan is designed by an engineer and minimizes the amount of lineal
feet. Lots 1and 2 will connect directly to the main under Summit Street. There is a main
going downhill from just east of the site, located in an existing public utility easement on the
boundary between the properties at 2620 Woodsprite Court and 2679 Gloria Drive,
continuing east downhill between other properties. See the Utility Plan Sheet 3.0 on Page 51
of Exhibit PC-4. A public utility easement also exists along the west edge of 2679 Gloria Drive
along the boundary with the site, which connects to this main. The applicant proposes that
lots 3 and 4 will access the main in the aforementioned easement. This is appropriate as this
is downhill from the building sites of these two lots. Lot 3 directly borders where the existing
main is on the properties to the east. The applicant shows on the Utility Plan that Lot 4's line
would merge with Lot 3's on Lot 3, where they would both enter the easement and main to the
east. Since Lot 4's line has to go through Lot 3 to access the main, the applicant should
provide an easement for this on Lot 3. Recommended Condition of Approval 7 requires the
easement on Lot 4. The Development Review Engineer's sign-off on this staff report fulfills
Subsection [8] above. Staff determines the criteria are met upon the inclusion of Condition of
Approval 7.

H. Storm.

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

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
pondingupstream. 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.

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.

4. Treatment of storm runoff shall meet municipal code standards.
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Staff Response 30: The applicant proposes a raingarden on each lot and treatment for the
new improvements on the streets. The applicant proposes the pipe from the raingardens to
connect to the City system under Woodsprite via a proposed stormwater easement at the east
end of 2630 Woodsprite Court. Proposed Condition of Approval 8A requires this to be
recorded with the county before the final plat is recorded. The applicant has not indicated
whether the proposed stormwater line under the shared driveway and the adjacent
easements, to connect with the Woodsprite Court storm line, is to be public or private. To
best ensure its maintenance Condition of Approval 8B requires it to be public. Staff
determines that the criteria are met upon the inclusion of Condition of Approval 8.

I.Utility easements. Subdivisions and partitions shall establish utility easements to
accommodate the required service providers as determined by the City Engineer. 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.

Staff Response 31: The applicant proposes eight-foot-wide public utility easements along
both right of ways. There is also a 10-foot public utility easement along Gloria Drive that has
been recorded with the street vacation. Staff determines the criterion is met.

J. Supplemental provisions.

(...)

3. Street trees. Street trees are required as identified in the appropriate section of the
municipal code and Chapter 54 CDC.

Staff Response 32: Street trees are shown on the applicant's plans on Summit but not Gloria.
As Gloria will not have a planter strip, trees should be planted along the edge of each adjacent
lawn just beyond the sidewalk. Per 54.020(F)(2) the developer pays for street trees, to be
planted at the appropriate time by the City per 54.020(F)(1). Condition of Approval 4 is
recommended to ensure there are street trees along Gloria as these are not shown on the
plans, by having the applicant the appropriate amount for this project's street trees as
determined by the Parks and Recreation Department. In this part of town there are not street
trees along Summit Street, Rosemont Road, or Gloria Drive. There are also not street trees on
most other streets in the immediate area, so there is not a specific nearby spacing pattern to
emulate. Proper spacing is ensured by Parks and Recreation during construction. Staff
determines that the criterion is met upon the inclusion of Condition of Approval 4.

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.

Staff Response 33: The applicant proposes sodium bulbs but LED bulbs are required by
Public Works standards and will be required during construction. Recommended Condition
of Approval 5 requires light be directed downward. Staff determines the criterion is met upon
the inclusion of Condition of Approval 5.
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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.

Staff Response 34: The applicant proposes three feet of dedication along Summit Street
north of Rosemont as required. Staff determines that the criterion is met.

6. 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.

Staff Response 35: The applicant proposes to underground all utilities. Staff determines the
criterion is met.

7. Density requirement. Density shall occur at 70 percent or more of the maximum
density allowed by the underlyingzoning. These provisions would not apply when
density is transferred from Type Iand IIlands as defined in CDC 02.030. Development
of Type Ior IIlands are exempt from these provisions. Land divisions of three lots or
less would also be exempt.

(...)

Staff Response 36: This is a site in the R-10 zone where the minimum lot size is 10,000
square feet. This site has between 40,000 and 50,000 square feet, and four lots are proposed.
Staff determines that the criterion is met as maximum density is proposed.

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 55.100fB)f2).
Trees are defined per the municipal code as having a trunk six inches in diameter or 19
inches in circumference at a point five feet above the mean ground level at the base of
the trunk.

(...)
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Staff Response 37: There are no heritage trees on site. The City Arborist agrees with the
applicant as to which trees are significant. Two of these three trees are proposed to be
preserved. The other is proposed to be removed for the shared driveway/private street. Per
55.100(B)(2), significant trees removed for street placement shall be mitigated for on an inch-
per-inch basis. Recommended Condition of Approval 6 requires this. Staff determines that
the criterion is met upon the inclusion of Condition of Approval 6.
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EXHIBITS PC-1THROUGH PC-3

AFFIDAVIT AND NOTICE MAILING

PACKET, COMPLETENESS LETTER,TVFR

COMMENTS

FILE NUMBER: SUB-13-05

REQUEST: 4-LOT SUBDIVISION

printed on recycled paper 28

2/19/14 PC Meeting
              28 



AFFIDAVIT OF NOTICE
We, the undersigned do hereby certify that, in the interest of the party (parties) initiating a proposed land use, the
following took place on the dates indicated below:

Kfqÿ-7 ÿ(jjvyYuj- Sfr
GENERAL
File No. Applicant's Name_v

Development Name ÿ ~iC>~h dIV i-S [Ctf\_
Scheduled Meeting/Decision Date _

NOTICE: Notices were sent at least 20 days prior to the scheduled hearing, meeting, or decision date per Section
99.080 of the Community Development Code, (check below)

TYPE A >C
A. The applicant (date)

B.

C.

D.

E.

F.

rue applicant (uaie;_
ÿ J j Q* IS/'

Affected property owners (date) j Iÿ9i /3b IM
School District/Board (date)_

Other affected gov't, agencies (date) \ I
Affected neighborhood assns. (date)

All parties to an appeal or review (date).

iÿifi r
I/ps/ocitf

iM Tvr-u.

(signed)
(signed)jfP
(signed)

(signed)- _
y

(signed)

(signed)

At least 10 days prior to the scheduled hearing or meeting, notice was published/posted:

Tidings (published date) _ If? /ppW I_ (signed) >•

City's website (posted date) . (signed)

SIGN

At least 10 days prior to the scheduled hearing, meeting or decision date, a sign was p
Section 99.080 of the Community Development Code.

on the property per

(date) (signed)

NOTICE: Notices were sent at least 14 days prior to the scheduled hearing, meeting, or decision date per Section
99.080 of tire Community Development Code, (check below)

TYPE B _

A. The applicant (date)

C.

D.

E.

Affected property owners (date)

School District/Board (date)_

Other affected gov't, agencies (date) _

Affected neighborhood assns. (date)

(signed),

(signed),

(signed),

(signed),

(signed),

Notice was posted on the City's website at least 10 days prior to the scheduled hearing or meeting.
Date:_ (signed)_
STAFF REPORT mailed to applicant, City Council/Planning Commission and any other applicable parties 10 days
prior to the scheduled hearing.

(date) A- l-H (signed) of- L ÿl/

FINAL DECISION notice mailed to applicant, all other parties with standing, and, if zone change, the County
surveyor's office.

(date)_ (signed)_
p:\devrvw\forms\affidvt of notice-land use (9/09)
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West Linn

December 17, 2013

John Wyland
LF 10, LLC
5285 Meadows Rd.
Ste. 171
Lake Oswego, OR 97035

SUBJECT: SUB-13-05 application for four lot subdivision at 4997 Summit Street

Dear Mr. Wyland:

You provided a re-submittal on December 4, 2013, with the request that it be deemed
complete upon its receipt. As requested, your application has been declared complete as of
the December 4, 2013 date, pursuant to ORS 227.178(2)(b). The City now has 120 days from that
date (until April 3, 2014) to exhaust all local review per state statute. The application will be scheduled
for a Planning Commission hearing. At least 20 days before the hearing you will be sent a copy of the
hearing notice and the exact hearing date. While the application is declared complete, the new and
modified information discussed with your representatives by Planning and Engineering will need to be
provided shortly to avoid a recommendation of denial regarding the street improvements criteria of
Section 85.200(A) and the lot dimension requirements of Chapter 11.

Please contact me at 503-742-8660 or by email at tsoppe(5)westlinnoregon.gov if you have any
questions or comments.

Tom Soppe
Associate Planner

C: Andrew Tull, 3J Consulting, Inc., 10445 SW Canyon Rd., Ste. 245, Beaverton, OR 97005

Sincerely,
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TVF&t www.tvfr.com

Tualatin Valley
Fire & Rescue

Tom Soppe
22500 Salamo Road
West Linn, OR 97068

Re: 4 Lot Sub-Division, SUB-13-05

October 11, 2013
i©JSD¥E[R\

OCT 1 5 2013

Dear Mr. Soppe,

Thank you for the opportunity to review the proposed site plan surrounding the above named development
project. Tualatin Valley Fire & Rescue endorses this proposal predicated on the following criteria and conditions
of approval:

1) FIRE APPARATUS ACCESS ROAD DISTANCE FROM BUILDING AND TURNAROUNDS: Access roads
shall be within 150 feet of all portions of the exterior wall of the first story of the building as measured by an
approved route around the exterior of the building. An approved turnaround is required if the remaining
distance to an approved intersecting roadway, as measured along the fire apparatus access road, is greater
than 150 feet. (OFC 503.1.1)

2) GRADE: Fire apparatus access roadway grades shall not exceed 10 percent. When fire sprinklers are
installed, a maximum grade of 15% may be allowed. The approval of fire sprinklers as an alternate shall be
accomplished in accordance with the provisions of ORS 455.610(5). (OFC 503.2.7 & D103.2)

3) SINGLE FAMILY DWELLINGS - REQUIRED FIRE FLOW: The minimum available fire flow for single
family dwellings and duplexes served by a municipal water supply shall be 1,000 gallons per minute. If the
structure(s) is (are) 3,600 square feet or larger, the required fire flow shall be determined according to IFC
Appendix B. (OFC B105.2) Prior to issuance of a buildingpermit, provide evidence of a current fire
flow test of the nearest fire hydrant demonstrating available flow at 20 PSIresidualpressure.

If you have questions or need further clarification, please feel free to contact me at (503)298-8448.

Sincerely,

Ty Darby
Deputy Fire Marshal

North Operating Center
20665 SW Blanton Street
Aloha, Oregon 97007-1042
503-259-1400

Command & Business Operations Center
and Central Operating Center
11945 SW 70<h Avenue
Tigard, Oregon 97223-9196
503-649-8577

South Operating Center

7401SW Washo Court

Tualatin, Oregon 97062-8350

503-259-1500

Training Center

12400 SW Tonquin Road

Sherwood, Oregon 97140-9734
503-259-16002/19/14 PC Meeting
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EXHIBIT PC-4

APPLICANT'S SUBMITTAL

FILE NUMBER:

REQUEST:

SUB-13--05

4-LOT SUBDIVISION

printed on recycled paper
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*"2 I ÿivu Engineering

J Water Resources
Land Use Planning

January 28, 2014

City of West Linn
Mr. Tom Soppe
Associate Planner
22500 Salamo Road
West Linn, OR 97068

SUBJECT: HARPER'S TERRACE (SUB-13-05)

Dear Tom,

In preparation for our hearing before the City's Planning Commission on February 19, 2014, we have
modified the site plan to reflect several small changes to the off-site sidewalk and roadway design.
You'll note that within the plan set we've provided two preliminary plat options. As you are aware, the
applicant has been pursuing quit claim deeds for a four foot wide strip of land located along the eastern
boundary of the subject site. At this point, the Applicant has secured one of these quit claims and is
optimistic about the potential to obtain the second. The revised plat options reflect the incorporation
of either the full four foot wide strip of property into the plat or the incorporation of only one section of
the four foot strip within Harper's Terrace Plat.

Please feel free to give me a call or send an email if you have any questions or need any additional
clarification.

Sincerely.

Andrew Tull
Senior Planner
3J Consulting, Inc.

Attachments:

copy: Mr. John Wyland, JT Smith Companies
Mr. Mike Robinson, Perkins Coie
Mr. Brian Feeney, 3J Consulting, Inc
File

3J Consulting, Inc.
10445 SW Canyon Road, Suite 245, Beaverton, OR 97005

Ph: 503-946-9365
www.3j-consulting.com
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LAKE OSWEGO. OR 97035
CONTACT JOHN WYLAND
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CONSULTANT
3J CONSULTING. INC
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CONTACT SCOTT HAROMAN
PHONE: (503) 625-4455
sherdman@gecpacificeng com

SHEET INDEX
co.o COVER SHEET

C1.0 EXISTING CONDITIONS PLAN

C1.1 DEMOLITION PLAN

C12 TREE PROTECTION AND REMOVAL PLAN

C1.3 SLOPE ANALYSIS PLAN

C2.0 TENTATIVE SUBDIVISION PLAT- PH 1

C2.0A TENTATIVE SUBDIVISION PLAT- PH 2

C2.1 SITE PLAN

C2.2 GRADING AND EROSION CONTROL PLAN

C3 0 COMPOSITE UTILITY PLAN

C3.1 STREET LIGHTING PLAN

L1 0 MITIGATION PLANTING

J.T. SM.1TT I
comiotmies

y k.
XPIRES: 12-31-15

I
§ ?.• a
iO §

1
s ÿ &

0|i

00

*
|!
?s
H

I
£

3JJOBID# I 13123

LAND USE# I _
TAX LOT# I 2S1E250B 500

DESIGNED BY | 8CH

CHECKED BY I BKF

SHEET TITLE

COVER SHEET
SHEET NUMBER

co.o

wnprnnummnmnnÿm/inm
w. <itmmum'A

TAX LOT
115

VUUtiJilUMuJA

GLORIA DRIVE

TAX LOT
705

R°SEI\/I0N)
Road

2/19/14 PC Meeting
              42 



•i¥ •:ÿi--i'-rrVsÿ»;i:.--!s~.'«,-,-- - •-r»--v- • ÿ• -•.•+•*»/»*-- -*ÿ •:ir.-V-ete Sw'Sn-H -ÿ,»•
ÿ=igsr-;afsÿ._>&. ':|ls ? ||S J

|!||ÿ |||ffl
• /•titsÿ=..-Tr.*f-i_j£'';>

§: p
,53 &: 1

WMSMM

/»!«. I

ÿ " >V ' "* t i'v®;' J. '
t, i i: J" k ii? 1 lIif II|?& * g I

ÿ'sKSs .XS-'"

£ £>

5.8ft 1
'ii$l 5:pm e

WMsm . ,.# .

I.,, >g|
"ÿ•

m' §|
f

'

# issfeimA 1s* & \ 1 , is- i;.......1"3 Vf>;i*• ÿ
ÿ I

j ®JSiil%?l i%*ar' ;
ÿ -r !-.:.k •?

;„•;?• v)f::ÿÿ& ,..ÿW&!~ f
& WS&s £ ''!: i
a ?;'" a 1

.> s m*04 1

M •$$ÿ;
% ®

ÿÿ.— ;//||j /t8l§ÿ,
ii # #JX-%;: ...mtrnrn

V ? Iyf if %
I2 * £ /

1

%

v \ \ '\ fi ii;i?f
\ \ 1 1 j |lsi

iBSÿÿ .;?%«#n !
'

• ÿ ÿ

'10£$$04%
mwMtm

UJBEft 1

X

ft.
ÿC

¥'ÿW

-.'!!ÿl*--/ÿ;

—-" -in.

,..®wRtefeX'ÿJt'S

»«BW:avÿj«/>.v
.«H4«,c:v--VSÿÿ-VKV,
.>;-- 5'-:'• ' ii*£",.----?ÿ

'•"•ÿ ' w--,:*

__
>e:.

r-f •ÿ•"-ÿ-

.1ÿ i;-;':«g .,Wl
;>-!_,,*u .:

'

:v.;?® <»«?!—4'—~ -m-,!.'j:w-A
ÿ

ÿ ' ';.-JfI

&f|s £&; .:ÿÿ weÿra
si .........•;:"
Vc Z

ÿ?«!-

ÿ SEÿSÿ'
--• g$p§sass

£5«.

«m mr? &

||0 |||p |
i% ÿi
•5- #iv j*" '" ÿ
|r->, ? •- gg :?

•.' •«-Jr '.ft. k;'i;: ~ - ÿ

,'i r iÿ5 3H 5.
;i" W -,s- biri I:

•••:•-• ÿ-' ;:X,
-;|j

flffiSIP ;|

f.
i|

ivij?"**:"!-?.*,ÿ :irysiiniv/ ?£.

ÿ §m md -w ZM •

f § ÿ
•'ÿ X;' '''
"I; WSl

J i1

IV '

I '• ' ' - .• .ÿ;';

•'*•'- •'. » V-: •'•

II3f?

#/# JI
„a ,-.. mi»

Si- J
Ii Iÿ&l® •!

v®ÿ ÿ'

''
'

;i': :

j'Wig.&y.

v a •- -•«-- .•ÿ•ÿ••'•- ÿ

' • ' ' - » • . •ÿ ÿ; •

•
ÿ

.ÿ . -v- ;;:p;;p : .. .
ÿ

, , . . .

imm mmm

msÿm

ÿ "*r, " " „-.v» ._

__
"j„ÿ!£*— _ SSSraSiK''.'.we**

'" &$&&&&&$£ÿ

:MSt .-*£ ','! . £

:i£$SBamem

Mm&t,

1 |

IitoI
1f ip
I& * te |
:«!- sUSSM P

PL,,- %, & |gÿMÿ.. |§; •;«
ÿ............|J ÿp|;|—'ÿ'. '.r- •>. r «AX-*,**.........,|i *§L %: M fmmm " |.; ÿ ÿ I-

IN?MsÿSSg! -.! #
i If«||: S«iS I
j .fjvSSSSa&S §

ftiis ÿ immmÿ . ._ .f

I f n ':;,
|| "ÿgÿSe#? $2/19/14 PC Meeting

              43 



If i"

;!IL stfei
!S'Sr #:,

l> ifff# |j;::fej§<f| %
ÿ - .ÿ. . ÿ

'"' III il

i. --a

'ÿÿ#? ' - »-v'

| f

£ vC *:v -A"

:. ft •ÿ *ÿIP-
.jf ,pp "v. "if

.':ÿÿÿÿÿ'ÿÿÿÿ ' '
ÿ

A 'T.....ÿ -

-v.— ,:,* ->. h
, ' :<

-iC"

". •' * '
_

•

ÿ':' >ÿ

::i01.

fi "? I V !•'•'' ••?>•

; I:f; f j |

•HIi§P !;I'.i&k :~i$i2 &"•. isg

2sJ: fti'vfswrtSi' -|fj.

a-Aa/A -j;

A

3
>ÿ-. . •

|}5 :bfgA

:. :" - .:.t:t- IT S§
'%. felMCfc 1;

Sfatife? • y

'" ' •! . -• 7: - ÿ - A ÿ i. /ÿ

'
*

• f •< . - •.
ÿÿ iy.y$ ÿ-ÿÿ:ÿ'ÿ--ÿ ÿ:.' -,;*{ .; ,y ' . . •->ÿ ."A-

y;ÿ .. -'i-Ste'; S' - ~"'y.S"%'sSri%A
'a/-'.;'

;§1;|--.r.~fffi$ÿ$;ÿ':'€ÿÿ :' ? f.'8' ÿ$• ffi'<xkSiPs£:

;a:;yy; ' "...................' ""•' "•'"""' " '........... ......" .

S-yfv" :ÿÿ;ÿ-ÿ 'AA.y'a'VyA..;-;ÿ:;>vvÿÿ>ViyA\-y.

:ÿ:ÿÿ:ÿ - ÿ«-wv..,- : -,...ÿ.r,.

Awy., .... .....................,. . .........................,,.,. .,...,,

s '-A ""': '" ' '"" '..................' ....................." •' ' -'- • '- .............•••••

' 'f S.'Ayy -r v-ig;v . '-ÿ

-.y-AAk .....A,v' A?"iL ?

ÿ - 4 ;

ÿ

„ -• ÿ
__

_> 'ÿeA -. eA.

.

'

a if;[ill!,,-
''''.......f I ';Jl|Jf|f:'........., . ,w. ., r-vÿ «, f v" ÿ......II ) . ;&"r' I L , . fw-'fe.. ." ,.

ÿ"
.E A A, .«• A:. :/ LaM,.«, 1 -:; :::,."...........ÿ1WS&.U£ffkM ' ÿ' ;i - V" i?" ÿ-- --" - y; rC'A':.. ., I, ig

ÿ ............i .A- ? - ...:3-.A"
ÿÿÿÿ' -

. • '

- ÿ - . . . ÿÿ
- " ÿ , ÿ:ÿ : .--, •.

33fe.v>i«;A;.A3;.Eay3;3;Sv.3A3ÿ3,Aa3:33yy-aAi>vÿ.S.i;;tyyvA'"' ' ' "" "'

ib a'x«;b3%?\f AA?bb?S®iM?5»SS.vy > ÿ5®:. ?

r. Av-A' - ÿaÿ'-,.. " • ". ' ÿÿ•'., "., '. •
-' . . ' ' ÿÿÿ - :- '. ••

>b • ' ' - f ' - ' ' •• •- - •ÿ— , . -r ÿ ÿ
_ , •

- .. 3 . , 3 ...:3-3..3 .
vvj •

I W .,• • " . . I, I . • . , ,. ;;> . . - . ,3v®/;®: "
•
'

1
ÿ • - , •' '3 -• 1 :ÿ 1 i • ,'-, "'

v '"1' ÿ'WmMMMM
J ; !

i 3 '

.,' % 1" : - ' • ' ••"

si

/.:"ÿÿÿ*' ÿ

' .'r-a-'b::.:' ii'3#s;

••Si3r33H3?i:Sfc

ÿ I 3-y' Ayibvia::
y.'V; '.;'.p'.3:-. -a-.. '- •ÿ•- ''|3i«y53?I3; '%j ii;b-k

ÿ ÿ ,W$

:V;y:\.',V ""t
i"

.,.- ... .j.:, -gj
v., ppg;tt

ÿ'33:3

fps|
|%s

&0-
IbS %c;

cs
yÿ.

' '-;.3
••ilfc.
€ ; .;

?S",W
•r"-:'

J. •:.ÿ

I 1;;S' |
I |
il- , -'

jl S: IfiSliS'i .. il
ii s m$mm h
||iiJi|
I|
fe •® :5ÿi ',-JjirY\. %

!•?
!'i "''fi:

|,

i|i

• '• ÿ•• ,- "••: -.'ÿ .-'..ÿ -, •ÿÿ ••••." ||

:us '_v>V' A'ÿv'ÿr12? :
2/19/14 PC Meeting
              44 



'.•*•*.' ÿ-V;a'Av

f lÿ
•? II1 ;? %
ii
|

4 t

ÿ) ? !
;i f j

K 1 J
K" V; >!?:r;

5 ft 7$ i
7 : ;

IV ÿ .

x:~ ' . * '* 8*ÿibWi - "V- ...~.„..7., T ÿ

Vfc. „. •

s- a
A* fe

% #-•
*•?•! K.'

f I -s
£ ! I
I ? ?

i v
* I";;V
:y I Z'S

iv.'-V':V iVVV V.VftV rV'>7V;;,'V|
$Sf t%v
& $

% .

, " A &* ..........|fey;
t-&*•?' t

ÿ ,J*' * .1
<?$& .#J ?if

.8; £ '%. | • •
ÿ

« t >ÿ:.jj. M&M ' SM>. «- W® 1

Nllÿ
\ &%- "v #«gi y*5-

•: ..V5Hg'M«
M;S3 '"

y ;Ii , „ w
V«vffi •ÿ««--. -«*-«»— .-•"=• »' »««.. .....(

1

ÿ4'§$§i:,.

i;
'

|
'fh
1

mmms&sm- %
artlSkfe »&'

:{ |v ,:'|i

13 ! ;
|-g ÿ
|v.; ÿ I £

II fc.u< i« I

?: V:- :-J

r f I *feÿ
& t; Iÿ

ÿ«...
- •" -• yV'T:. I'-;:'; "' Va'

r t,. ÿ ÿ.,-A — ÿ Vj. ;*/'"ÿ A

3'

Mfciv,-: £ S*M

A.'A_iA .tj; |i' "5:
K ksf' •«g ,?| f
|f

%i|
if»s11ml

ÿ ,viA

„ÿ#||iI', i
f |I

ÿXs-ifii:-: s ." M £'• I

ÿÿ |-
<U. II r"®5 Vi f!Is v IJfet - f:

iII I i ?

K II#! % I r
tl :%l l.!«>: i

TJT'ÿ wurig
J Sf Mm r
« .....-.« -T

f

I. ;46toÿSÿ=

II
'3| 1ÿ
':Vv 'ViifX l;':i"'k>

#IS
si?n ....

•??tr:s«y,yv
'--*?;'i ? •&'ÿ>

J|j|l f'
ÿ•y!ÿgS8"
i

v.y ' S ii

{« lil
ÿ" :; i

, #V 'V'V:

ÿj" '"watÿmM
%$>ÿ rxvssfSf* M."i&r<, i !''"• y,,."i'U" ' --V W A f V .*" 'V

ÿÿi', Va: :,:V' :'ÿ.''-

% . ,##p*
:M ÿÿ•Wrf'#- '

iriÿ'*''

:$1Z 4 VT® Wmmn&$ w
•>

« -iA A.-i aV.

II i-M-
1? 5 K|««fWWBWJK

II#!#
.

'S'Siÿ;®v

- >hÿ' -s •
ÿ " h_ r

•' ÿ<ÿÿ

ÿ.;i- f-- :->-'«" .'ÿ.r «w>ÿ. -s»n|wÿ §ÿ 5""*'\"ÿ uy, ÿ

S»- J.f-

SjNKEVS '

§1. '5 it {AI

I 31H#
«< fees "-"* '»£ W

iM
ÿ li

:ÿrs;iT'"' ' 1

i S-

¥ r #ÿ>«rvÿr,r fc* - - « * . ~ ; 'r :t -
i'i;| %,

ÿ.v
• ;•: f ' Vi' . v'..*:-:''*;y"""

1

v; 5 & .

- -v.v.tf5?i.—»_"<ÿ.5;;*-ÿ-w >;ÿa
_

• '-r-yy.ÿV'V-ix . ÿ--jiTjj'.'.

4 I y «p mI- % |; « £
1*M ur« V
I KkP;' V
•f a 4|
-a" : • • ,i-' k,r"•"" •.. • • • '.r.- " --". ' •

•'•yv-y-
i-.'-* ?!.-,,:M>»

::ÿ'ÿ••" -l:--' ;:-,:; -
" "--: g• 4.;-S'"A;cA- -v :-,' .-1'_ • 4;-'-•£•• '

'

Ah?4"' :»-';
,'!.V.:!V'v"/: 7 •;,.'!: -r.vÿy

S'ÿ !k- :4

• -• .. ---«... ' , . -.......•ÿ.' 'V a;.:.....,- ;-:A.. ' ÿÿ•ÿ.> '.'•'>'»>:•?• "•5.-

]•' '«,«'• -5: 3gi?=«C4? X *4 % m&*Li \ ÿ
ÿ• )

I J'4" V %f« j "ÿ" :i "iVAC ;• w« . -J
-w 'jv- ÿ r *<*•• ' * v * "''

Y5 ° 'v t'i- ''" " « V 5
ÿ

"' . * ' „7.v_. .. Js . . r'<ÿ; *
i' 7-0 ÿ ' i€mwi •- f' 1 r-fc-v"'.' - I >ÿ?• ' '- '•?:

' . .tv."V

fi #
i -m .f S;)

Xfaum-'ÿt

'&...J*3»r- .71: &. ....."-"v.- -

7-30
r'T'i
V'-iite-.'.'S--.'-1-'-

Vl'fysg#»*<i<v
;?5.® r,. .ÿ•,

° .. J

;-:- - . Jk,A .. ... ,,. X -4-v. '., .,.3.,:-k3V;4lSvU. ...: r
1 g H V " ' ".......---'•-«ÿ•*• - f- ÿ

' mi>: •.•v;r;c :

ÿ:-y7 v-y- • uX.........,vrA'''yc->'vi. z#,,V
auÿ-;-.'. ii Sfciiti: ÿ -3* «:

.'•••y.'ÿypi >A' "• -4' ÿ: ... •

®mBfi£»ÿaMvsvv*

fvu n j u;
If•>- ;.j: .asagM.........4. :.m f S) :?-: 4 %! > V ÿ * •%

., .....a.., >&-_ 59safei'%" ""? sft.......Itsteefe' 5' 1a t IIs a J 1;

ÿ-ÿ• . .-£'...•:,.v .:• ... :r ..ÿ : ; ... -ÿÿ -.T' -V' i- "•ÿ'•' il ÿ& 3ÿ5! ÿ I' I'4' ÿ 1

fzh'-3&£pi£&

:,; v-

•ftsfeJ,>,.w-iM.iVi{r..:.! vV 'Ife;

sy_V-;ÿf ÿ"ÿjV'- ' '-•—-'•«.

- -*>ÿ4's Z—~- ~P:.

ÿ85WsEiÿte» t|i44

v..i: _..ÿgÿg.r
«wwiÿ| a ;,

'&&$>£&'>? ÿSÿiSSijgÿ.
'ÿ7_Sÿ.;

'ViVv;!., -,• ;v . . •"/<& .-,ÿ'ÿi...

•ÿ.:...,rÿplM---ÿ;,.

„• .. _

• jiK&ÿr "'V-'.Vr ;.v.s"A-"ftÿ.". -'.;•;{ yA.ei'v:;

<7$»r M'MM• ÿ'ÿ** &ia 'ÿÿ - *MHk ÿ

:*ÿ V--

i;%||. '
ÿ ÿ•> •• V ;>.•; iiVxv V

ijgpj. •ÿ•ÿ•W*: -
ÿvt- :-•«*. • c*iÿv..;ÿ 'ÿ' 'ÿ"

j:V;>». .'ÿ• Vaaÿ;V'e4*.*'-.. .
ÿ;ÿ >A--iV......

4»; .M?

:s IIIMU!I'13 A l: 11iff ? j: >" a S ii1
ÿ 1>»' fi ?; a I i;
gjss I:i y lis affe ; 1 < ' ' « ÿV ft ;, >| 5 $!giP.ÿ|: 5 |7 |;si

W fe ';*-

fU 1S :"€S f.ii|i V«'j |
$ ttfi. :ufi4 :t

"M.. f

isis i
isPi!®!!
13
I; ? K 'ÿÿÿ fiill-- ir:; mÿÿ'"-?:)ÿ
IIf ÿ:|| -- i.jt jgjSfe- if:;® i
4 e-# •£»&? aÿA' ÿ;ii

'is?' ?»r.M .5'*ÿ. wfeSfe: M-

I I
T »'« ••'ÿ«••ÿ 1

W|L |fc |
;'8f4l

;g_4g§|.|-

iSffi'
k'.. ÿ;:£», '""S:v ;, "a?

|&*&&:
; MSSisie. V.
'' $s5?SS%

f fWWKSSfeV .w»:-v'
• «asÿi«»-W
•• ;";;... • ÿ•••

f . isisiÿ „

j? W0_

2/19/14 PC Meeting
              45 



-K
' -'v

iW
a

v
.V

'
atf-C

S
v

ÿ
-
ÿ

.
£
ÿ
>

;-v
j£

•
•< -v

.
~

i.- -.v
'ÿ

-•'•y
.

*•
»

<
"ÿ

i.-ic
s
.'v

:

;«
.

r? .
®

«
*•*#

>

:i

f
IM

l

-~
.i. ...•

:.-T
7
T

,~T-:-:
..- ,-.-

t
.y

ÿj
:ÿ

ÿ
. ,..

rrw
ig58®

%
a&g

-a-s"-
"V

'':ÿ.;

g
£
iH

IIb
I

$
R

S
8
iS

»

ÿ
'

2/19/14 PC Meeting
              46 



-h-ikiJ.c*tSVii

,•• *'••.-< -w'-"ÿrv\v-yVyVf.

;ÿ f: /
iit-: ' - mmim ;<

:V -I ÿ

S& 1
#: m*m t

}:- w??#ssca,. "'v%."(,i* A ?|
r *«3& d» ;! tev-'W'vfoY.. 'Jtf* . . ;:.*

i '<&<£ÿ .i'v Vx - - 1? u'ÿV.SkL.V.1?'

?wi®ss

P » g
f' *1(|SIP I :«,
fife ' "'"*" " M .$
•»V '<2 tf

t; irvs
IL'ÿsaw#' ;:. lA

> ., ,>'s.. *S£»

Jf % it;||.:\"tk *4 ÿSgtS* ,V<)<
fe*3%"' ~W«..

'\ , :ÿÿ--ÿÿ5°* ' '' "'t"

/Xpt;,1

_______
ÿÿ$00

;xvx?M0:

r

"TPfcNb. 4r
' Ml: -C-<(i

£ I '•. Si? V" °?« .c=.ÿ'?-' v.WUÿVr--X~-;iViw.J&s?—iVr"«wÿr*£-,- Vÿ,'- L't ".-ÿ i.''V£'2 '•'• t :; 1 iÿ:s- ?;ÿ'••;

*#5'? M-A
% ,.«%;v

' n, " -; : ,«•.
% v#:

-;.,''ft.',vs—.«*r<
.•vfi»,i»3 s
!$$§£& w- .

.mm** .

"rfSIÿg .

m$$m§ '

-W*M»**VliSgj?T,<.wrl
.'ff '|><1V ÿ' V;ÿ;:jÿ;

|1ÿ

ÿ ÿfrffl 1
iiÿ|l ?•
|
if '

,.'. ÿ •»4»a,v-' -j:

•lfKr:«;• '•ÿ -v+A, .I 'V,

1 1 1; i
v' •' V; i.
,- >:ÿ ?'f: % W-

f 4- i X

W& ÿ'"0i
f|:
- -x: .'•'ÿ • v fy

m 1If '1
f 'V •! ,.| i.|i ;!il i«| '\ II
ia S« • a ,a w !.ft?.: ,?: S If f

r . Wf#' t4'ÿSÿttS3ÿ;%S-
ÿ i:#'y;rrf":3itf
? VJ I |Tc\.K amm / 1uÿm

& is ygr ÿ«

'-•- &4 V v %h ÿJt-sjg 5 t-' v «' *•§
I if I I1iUHI

ÿ ;: •'Xtf.;'- |'X' • '" '*','< ••' - .

!• « -iJD-.- -A;{;',.*— 1— ~ ÿ•». • . -. h i--

a, %. V -x..
» ®5 si>- |•1 :f'! -i ,

f 5 . /

-.<; - •-'*-ÿi
A>'»
ÿ--"-.-V

; t " II—-

-----------r %0%$pf$s$00»>
y.K«A---x-a«*W»••••.:.!«»«• ¥';Vf ~.Wfl-",

5S!f| .«->:-fj
v>.,- - '•••,,.=

- ... ÿ_ I
<:— •— - :_ '-ii _ÿ_ -L-. vvr7;v-j y.iy;:.i-riÿii.-.ÿÿjr... .1ÿ

rCZ:ÿ.5i4si:ll3___
-x„..-_.T.vÿi. SSBSWSOTISS. j
.__i:::;ÿ,fi. :

" " " " " ">

ri?;if"7,s''w'J____.. ( . . '?
f.-fvÿÿ'T-tÿÿT — "s. "T4*" ~1
- i •- • '• .. ÿ• -:

I'- ÿ- ÿÿ
ÿ " Srt;-; • v- -x: ,5 ,• ,y

ÿ '

lÿriBcr"""rr'irÿrrrÿiÿri

! "' '
t mm" \:-ÿ.-...v- == -

z&m&'I0'0~.. 1. ,'.-f.'-.-ÿ.
• aivÿOisfrV-Jÿ:.

• •' . •••'--
••'- •• V •••• .• •• •••.•: .:••• ": • •-i-.-i-:..\;y. •: .-.-v'••- ÿ •' • *-' '*** "" ***** *- • •'.'

"5
--V;r,v5j-\>"v..-/;

illliir
i«SS&ss:ÿ'tpS'!"--•i"":'"

ÿfsSSj

~ • ÿ \ pjj ,• -. .
. .. .

!'.$$R"tifv A "W.SSS;l{;rfv -V
' '""' '"' 5 :;" ''"

_ •; •

"-' ÿ' x'"""::,<nS'

|m# i||I|v %I®]t!ÿ- i i; .:ÿ :i; jj;m ÿ if •ÿ) 11II|! 1 I111 i i8 i!11
i 1!t; ! 11

«l " *1 &"ÿÿ r S V si'
ft ' i/? :? I- |I t
•1 |#l !iH f I1.-|m f f ri |f Ift -| Ii : f IfI# |I |? € J?

w*M .1

i,® %ÿ>
W 13

mmm pi
4 & A s'vill:#illil

I.St! ||s :i,*W;|Ifepÿ p|
I

Im "0p -:%4' '0

ÿ ;t ÿ
Sn - ÿ

v .f 'V

i J|r §'

|'wi;ÿ%#2 I

f i.Uifi I& iiK 1
h Sfe »||

iiiy|iiff
11ÿp|

ÿfm-zm. $mmm

><"v*

pt
I2/19/14 PC Meeting

              47 



4 -V ' . • - = '* -ÿ
r; . " • "

; wgm&msMm*mmi
t 44-:

v.' •' y? :_ir _ rli 1.--S • • f "-v ~ •* • ÿ 1- - _ - v *• -- 1S|gf
•: I

E%;

ft * " * . V- I

*f
'j " "ÿe~ t;J'-;>v| .' ÿ1;* i{*.° *!"•'

L.*,,
VV-- ÿ ' " -rM«.,. "v.v%£%?

;g If
f? l|
3$ !li
H £

"p ' " :%
S ' 0
8
% mW%&& w

|I
I '?,

WB«t? X I
L«r< |p— S&.—%sr;:-'- life—A. |fH' W

\iMt :1fc?

*ÿ £&:ÿ£&
i

I
:SS • tl

1L "% %<t &«UvAk?
ÿmSm-'

J:-;:'' .....J:l ' .:r : :v 1 „ fits ;hVm.;vt|«|f

ÿ; :

•4- r.ÿ"'

••;-.'iÿ'{•/.>

% fv
i jr

' ., . i.

jTfp
5 • .paws
Ssÿ' *

v? 1

r- >";' ' Ij f I I
ÿ vf 3. .4:\$r-$fX- #5

i] r;i\

.,/M.v..| 'r?Z:,>_ ''!%(•
•'.ÿ.'vaiv,ia:. ; Vÿf'Sr- .-,ÿÿ.'ÿÿ•ÿ "• v

r% m Hi "ÿv
af iiWi'', "X ÿ
••t:

'

% :'*t% s
1 I:

ÿ*"WsM4i

3V-"Vÿ......v:€/'"=ÿr

I\.
" - T a»®s

-

--T-? — :ÿ:,==£*i=£
rS&fj-

V. «.\-

4i?f

- ,;.*: ÿm£*>

:svv.ÿ --k;k
lf®Si

1'
'u.k

,- -,;_ ...
J,:-

••Jf. ÿ "
_

5t •

ÿ .. __
ÿ

-ÿ' .. •' - .. ...- » , s , , . ' .•

(-"JiSSi ...1." -Z-,V'.<,Vÿ' „

t uTlkr'k"
' '*.'1

JT- .

-.b"ÿ-;: vvÿ;

-i:vdAsawtraK- •ÿ_.-«; -.{

z::mr:2

ZmKZZ ... .

Bmr,I

'"•ÿ ••" 'vv • '""•
:". ÿ •:' ' . .'.•••:• •••'•.- ;..:

ÿ:;y,:r -v." c;;- ,;.

m$|pnii
'

:'"- lySS"::;i"'SM'

K

.ÿi:'y;>ÿvvry;:y,v..- , ;
||J/-ÿ g5 ,ÿ -- ;

' ' ÿ

!$M&$imam:
ÿÿ 'ÿ-ÿ ÿ ??.-&*?ÿ V'~' ;-'y

|kj
it -;?l

wit? s

III:
|4M -ÿ

'?T -'••

M H
.'1 1! M

i.i a
fs p

p5#3 i
teas npy • ÿÿ>,;

W ,3Rj iÿi

liisS ;.'i?'fe;

.'* |M w4lr---. >ÿ4

f|;;.ÿ'4

:x' '• 3

S i
I' :w-ÿ#ÿWP If

fi w«;f
I-< B||
!v. ÿ -ifII||W|IMs,

'J f4i||
11 "V {I i
j* 'ÿ'" ÿZ'f'-

ÿ

® iwSi i|1

ÿS ?s-s--v

:t m '!|
;i«e§!i»a-; ;|

•'4 ,. , ., ...

If"9 ?%A 1;\(l :4<*( ÿ#
ÿ

* 'M*
L" v-_|W-.'-.v.%<w.--.»: %«CwW'Ni.i- ' *' "!'

2/19/14 PC Meeting
              48 



. . i.uaww3-.. S3 /•: - .ÿ • - • - • - *- v *

-7*ÿ ÿ &<£*&ÿ
:;ÿ -'--ÿ ÿ ;:ÿ

\ m a&•. 11# iBBr*
• . • . ..

*# I &,ÿ/'.'$ : . "•. - ••*. -i' 7- ÿ

iijti 1 ?
fli$i -:- ! tMRP*

|r" S snr- HMSti*

?ifSSSff sfJl -i'-! i;

I % 1 I
• ,:, I *

;h—ÿÿ

-!

j fj i/,ÿ1 ,iÿ

$§Mÿ mmmfsmmi -i-i
gr W&£m,&ii

arnÿt . jf 5

Mffimiaez .&.v> '>,' • 8

—-<-f ff"?.-ÿ!4"'';. ÿV%J' Wj?- j"

iK- 'OVR- ;ÿ& &M'~
"iv./'-.W.® •• •,
•| Va*-.'V -3 ******...... ">' ,>

i®if
i -*>

»v>&YÿSsi V" ' *

if 1
b -«x

awa-il I
:

:ÿ! t IWMIw «*&*• 1.

I?• t
?•! i j
fcf .' %
i: j

£§p i-i
% H ' «S* S ' f '

1 5
ÿ m :m
V$& -M -: -.•-'

;f 'S-1:?1' .3
feftsÿi J

14:" ÿ ÿ lr'
:«" %i.

l®ÿ#5 %

w t |Cf l! mm *L4 M&0 if ;ÿ"i

t ÿ S; cfs % f '

.' - '
ÿ

ÿ ÿ -. . ' ÿ

4 ' 'ÿ•:>&,

} :- '

AMi)IT i

--„-----ixcizsÿ'v. ÿ" ,-~

1ÿ
'ÿ. :<*.;. ..'V:'.;ÿi:»\—.v->AV.-t

..vÿ— ----ÿ

_____
_ J

&-. I i
ÿ ? -V Sj. r« -J
f -2 1: "fl

• ÿ -A

••••

'I' <fefi ||;l # lj 'f:

(&S&t88%®$@>®&§PM i$£$
2*3 Is fW 11|S 1 1

,*»«% ÿ "1- if *-ÿj 11 v 1 1 a

-Vv>'- 1 ;ÿÿ;-ÿ,rjÿ,_,

'I M® S |
Ms«i Il

Rj ' ': - * 11

'*~T*'..•*::5-'~ ••~Mj'<|—-
||J j ;| J |f

, ,«,,......,,,„_ÿ
_ ,

ilf ;• «r .ÿ"•k.'ÿRSv cSstvi#

;.fc ™——
> .- j ? vÿ

e-M -

¥*«I p%

mm

v • 1 ! ' - -; 1 1 '

i-n ÿ • 1 ,. '/• -. • •"

il'w* il
11is ri™ 9)
:-i . «

V -'3- ' ' - ".r ¥.
v

'1' V--ÿ ;*;!>,#: x :.&S.*:\4s?- r
III ÿÿ..ÿ- "V. "; i, >.1 ' » .§f«sv, 33 g
as •><'!" MSk;. &»*. «s Si

iCi
®rs. ÿ?-
v*£

m m **wmm -."ÿ iass-m®ommmmmimm

'3

'ir -3 • >R ÿ .r :" -.R:-;R ÿ ÿ' 3 3 .. >.: V iÿ>i'-i,ÿ:ÿ3;:i- ;''3
ÿI.;: ÿ <ÿ'"; ÿ•ÿ.ÿ•: x>':: :K.y r ÿ,,j:5':.-;: ÿ:ÿ• v;'":.'i

fMSÿPIP -™.} ,Ji

« M't' \?i •'ÿ

ÿ - gRSR ,«.;< io-ÿVV3 5-, -r-5~s-

WH I

jj-

I f1Hÿypvi 1
I ÿ? I
| . 1

1 % I
?! X: MifiSfSS M
£' >m Wv&pT $

I ft. 8iSpI
3,1 mk, a-
R ÿ3ÿ-33?', p|ÿ |i

|i?if §J
_L" ' 'L,r «' 1 ÿ -""* -' '-'-i- - ---v =-—'•••ÿ «

|1~kÿ.-l Al

-|

f ~ rrw'. ÿl . -jBftSSaftÿSS , . f •f '»• aalVKMÿjj'ÿ .: i, V 1
ÿ

1 OT

v I-L
" ~

sÿsmsimÿ'''''* " iiÿssÿsiÿÿÿsssagssBsii •':"':'**-v'--

ÿÿ:-:.i ' C-:=:

,ÿ-i-.. - ÿ>c- ---.-.-;.y -|i
i? -gÿÿBqggiy 2/ ggjÿeyws.. -si.

ÿ '- -rrÿm~ ' - m
ÿ i -'l

KSSgSSlili.l '> fe<v &" fl"
M-

\ i. 4

t-': .3»?w»'wfaawÿS'feÿ¥.

H Jm? w
1 -ifCViH*. j ;<ÿ..•!..= t

" "' it
Jii&,. I

.'ÿÿi.ViiT?0<: ii*? IP;!

2/19/14 PC Meeting
              49 



5~:'.lil: '' -'" . /• — •* * '•:?v"*"-.:i.*..; • .""."'v..' •;rr '•••* •syftw'1. ''•'ÿÿ'--'ÿrSs: y~ •ÿ :• ->• -'-• --- • • 1

I llflftl®
.~_ -w- . ÿ"

_•ÿ
'

*
ÿ --- - ÿ ÿ -.ÿ-V

% " »' -S i--'"

f *" &&&£ J

l pÿÿKTcÿ-
f; '

II1 'Mfc** #*«; i.

I- '-?
si-

-,.-W '•- .V-- 51>..

. - . -WrSxfcy

v%# ife

•.•:f.;ÿ:-- ."•-. ' •/ ÿ-ÿ• V/vav, .4

$ ...0... ,f B
M- ÿÿzfZ'&MM 'Si>

Wi 1/flftÿ*ÿÿfc-aeÿa ''P;;>. .?* S»" i&WAW&St Mi---•"• v._* • % ÿmsmm. g& •&

3ÿ;.? •%?•£.'£*

JÿSMsC 1.J*

' - - & . 1

'7 i-

. . Xs4M '"JV
™*k .

?« la.tv:
«& ;-,,sfrv "ÿSsV.' $
'§&• "*!?

4 )g >

ÿ•ÿ* • ' g• ÿ •-&.

•*.. &'V';*v :ÿÿÿ":

IMM
ygk \
!ÿÿÿ5%4teTSWk|K .f 'v- 3i«vf ÿ i1 >Mi- "s * Ittl ®

•v 'N-, -.-. ÿt --,-
!-a.-.s: • :'ri-

r" x
""v.

,«-a -

K«is •, ÿ> ; , "-

v.. & g r *s:$a

M|V

:,-»!, ÿÿ'"••-'.fegf!- ÿ'ÿ•"• -AJ;

:i.«i.'S W?i ÿ. •«f;>?s- JfSUtftc

a®

,4-.ÿ -N:':';'

ÿn

SSMsSrÿ'

VA*

. , ,
* < - :, < - i. -' ÿ

ÿ " ':,

wm$mÿ

. Ij'll',
,i;

* ®.

I •ÿ•I-

imWiy
iit
Iii •• "fl
|""faÿ 2 1M- Js
S $&\ JM
I? Ifes's MI lllfl'I||%M1
1: : !>
1, 1ÿ4; ÿ(;,":r
i 1 $r

Il?StSM
if #ff|#
% i%!' -;4l® II
4- 1x. m,n

;V -f '% rMimW'

%r •:$
|
VN ... fe

% m
1|,,!!•; -

tSKtf1""-

i.|___

____
—1|ÿ|ÿ|s«3?'.:'..:i:»a.- •! - v.,,'. ..;a;.':/. ,.• jv '. H:rS8;

] ~ .
' "• ;•ÿ a'v-1

s

f<k- '-I rl

; • ;>:. -••-'• '-•-.

. -. - - a '< i&mm
Mmlih-ÿ.'*-r:->—*• -"•

I,. I tÿ's ÿvn- jiJÿ* *#ÿ4 $ £ %' ;s§Sÿ2?aS'S ':4

'-'s-vsaÿr- .•••• -.•-• v. >-n- ÿ-ÿ*;: -•>»*« "*•-«••..>-»• '—-:.:' ." ' "• "' ,. - -....r :
• .,

1 '5 Ni w\
..;"1 ? 5®. ';

SaferissM6ÿ»li<$3»ÿ*8rS»««->s.'s

Jv-'iamaif
"T

% I I £ ÿ'ÿ J
S. s;......" K.

rS;

;fj|§V' ' - !•" ' >
'

v - 0 ;- -

'%, lvfi
1 .i*-

"ÿ "" '

1 » :? *>?ÿ '

X -4 >175<=J

"ÿ•- ''it-7:ÿ. n.Vv •-:- j.

IH:I; ; 111
fli ; i i 11'
't ':' '" I1 % Iifa. v 4 5 ';« i; «•• -a
|j _"j IllfHf. S; |t\ I$ £

W 11!!I»lt ij g i
ifJ|H H

|I,? ÿ
ÿis

Si ':ÿ-ÿ '»;'&M
|P life

IS
|g. s %
.1M fe a>:
iiaRw%i
%-wi i
•ill I

»
1 3% if?*' ÿ iA i

1p||?ft
afe JW, fen&i -w •«t r> ÿ #
'1'1* S ÿ ',?!
1-S 5 Ifffi "4i 'ilie m t.

Iÿ '?
>i ÿ • - 1ÿ'jÿ||
,*?**"» 'V>- •ii'-L ~Z- • ~'3 -~~ ''*g ' t
li' J*5fi f

fl! 'i!* . • • -Jia; •aKa '«;ÿ' is

Ityfe? I
I%i«ÿ1&ss?v |.

I1 ill1
t 't.-ifiilll
% _ |#|&ÿit 2?l&$Xi #' V|4®> ÿ # '«&"•11 Jk. if

--'-Vi-!'>ii.'". ÿ. .4 >Xe.

I'"1'ÿ.',,v
' -.-/;"V-A--y'' ''ÿÿ 'ÿ' :ÿ"'|.

ÿi WTOi«r|' y!i\i p
'«|

;|1 |
1 |
3: gmmt $
r- tgf----— ÿ

2/19/14 PC Meeting
              50 



.. ÿ- ÿ ÿ ÿ • - : - ÿ

ÿ ÿ
ÿ ' :' . ~ ;v' ......- '. . V— - ÿ - ÿ ÿ - - - - - - .........• ÿ u '-- 1ÿ-

-I'"-
ÿ .. ..' _ ÿ "" """ " ....................................." .........................i.......%<, ' i" w~ 'S$5*> *««

i !
jSfH -tfW

# '

i. ? IV _,rÿ •'
I i
IIPs

, TG Jikf i|

J & is
I. fc

!ii :i

:» .V .»
J X t

;&>?•'

f %:,, i
i "'X= '•

ÿi
V

: . J

:*-
|S

jiMpI
)$ÿ'

19$'W
ii:- ?" •?

•ÿÿ4- /*ÿ

iH.k
":A\ .

'H />£
ÿT,

$&&&$#< .. ÿ
i'v» .,?/• " "

„t Arscÿm %

.. , . 4,w .v
"

Isi? ÿ

\ > 'ÿ1* M f

"" '

::f|t|| iHI
Pf a: n < -

ii&iIgl
Hi 'V?H
l#!••p.
m. #

P
•s3»;

W- '%«ÿ

ÿim nilip

Ii f 1 S 11|lIs X ?: i> :%ÿ » |te 'fi.ilr i;...'i & s 4' •? 4- l-
s j f > ÿ 4

? m i? » *l-> mi r ia I& s.

• . '*•ÿ'-

«- ' ? ki- s ' / . J'V liliSISili

mJ Iff ill
im nl

If ra

:• ÿÿ

i? ÿ 'i |
1 .. I'M

% ij

i ÿ -il" - ÿ . 4ij|

ii/
"vV t:§

£ l-f%
.,! : !<C?: •''w

4|f ;

His j

a,*'| 0ÿ1
\iU %hM f
-vr;

%fe,. .?•£: i
'X*t{ * SIS :

M&m.. t
.-; * <• "•*'•'*

>

"-•' ÿ: './>a-i, y- •'* ':

' .

J> ~=
_

,ÿ•• .
__

- --- , j
1 . "

bT' ÿ•ÿ"• |] | ||ijjiiiiif
Hf i | h %lHv; ÿ« lÿlÿl ;§ ÿ fe-

H;
4v'

..H.

dfM -
--ÿÿs —

I

gyÿjfrnmrnm
iÿA' .1*ÿ- "'

# "V'
4i -

%JI
if Ml

H4 ÿ ::•ÿ H 45Vÿ4;/;;'::Ms;i:4v.:

> V

I4 ll'SH '.;. r'"ÿf

x ISil/lk! ""iÿj> "jryi! »•

.v;- iS s
% *M- k Sv.Mi s;i
Ml b

Mi'.;' f-
If'i i-:, ..ÿ &%%..§ 4-ÿ. f a ,H • jh5

:-.-.{i:ÿ.s. -Z&iiy:. v:. :;v.-o>-,-. :

ijS ?S'® 'S "%#%:ÿ,
c?H:

*,: -„, . ,>y»-
v\ villi
1 1 fflfS

:., I! ifiill
ifp i f»n# 111 «iil 1i

itei Si
( Sfi5aS»-r5 1r*$!&gs&f ' ;i

ÿ '• . 'j
ÿ -i

iiSHI i| i
Mkmn si -i11

'ÿ \|ÿH i

% -4? ! i'l* ÿ. H, =L ;,

% %
MWi % "ÿ
jikMt% \ %.

IS1A...

. • i- ;

:-viis"-'. i

%
"f§* .

\ »H;.;

'

•:n *
• ÿ -i' x-* rw ÿ .•»".*ÿ hson» ;•

•*•' =-- - : --- —. -£.e-'-5%-.v»«''ÿS.'; ''J

'$$£

«y >y-"jS " •'1I-H!4;' ';S:i;v-ÿ'. &
jbf- '{0 w «•

•'if- &ÿ !'•

15 la? f|
Iips i
11? i«"iiPci s: fe '?-?•:•fey %
*#::w i4l #

4ÿ-sliiv'c:
i>i-ÿ».-

•"-.•i.-y#'ÿ>ÿ
•t . i
'£ .,.. . .A, «"i

i I

$>w§i"f
• - . :,

•if . -P4..

pm:--4-v

limmmsd

•ÿÿ'fe*r%. - '1- HP-I ..-.--.!.
Jj.- J

Vi'!V. ••'/'.Alr vp;:P-- :•ÿi.o

( l|| _ __ j |t' *|-- ÿ rÿ| ÿ
i; ...S ?• % li

j * 1
j %. .,.*« V "IIl®8IS(f§ I

S f ÿ"7- 1 :ii fipÿM I
j. p .l"'.-' .'feT'H.;' "~yj ll"''T

_ ___
•
_ÿ ÿ ÿ ÿÿs.p e

| ÿiJ S rtlfcl
:i •»»

______
p I'- |

;h. m ....._"7 |. *ymIill
"* '•

I
' i 1S" 'Av, il*!

PvHP'HPivÿ pr p:

ÿ'4|-i:p;
iPP&fs-

CjiiS ..jp

'v£.XP"i)«f ,#iy' ........______
•? ,K ;>©3 f.

fe #i! :4#' ÿ •.-'»ÿ-•*'.> -•• ~ÿjjpr;3WiWiÿ*" ,ÿ:

_____
t.

ifsS-

?- Iÿ % ®fr m 'i.«S *•&'' 5-'
[I I 'I g
•5 i?; ÿ-'if h

>SC - - - • .. ir<

i >?r B»i-! -.«J JT'
I: ? %•

-t_" "" ' ' -- -?

WJi-wA'v •— ",_

It-
/

- -
-' '

V

;£.' '-V

y-

;:'HH ••-ÿ'•-
i,%.- V '

;r -='vÿ=ÿ5-••• -x':-• - •>:-. .>: p-v1ÿ.!Sfa'Vi—S?- • •-. • * - •

, • • -- SÿPP'-P- ÿÿ ÿ i 1 ÿ

;ÿ..rv.-'
.ÿ.s«. m**# i

"1- iSÿfpvl? iKp&ffe'1-

f »wp

SSJg&S&S ' - - .1?: •ÿ«.-™---'.-, . • ,•«,»" s,

PPs. i..ppil-ÿ'p;4 i- 4 ii.;--'-P,::PPfv '.

•Jsmfo-tir&igm

'•ÿ ' H

-."•' 'iÿ . ÿ - -

__
2/19/14 PC Meeting
              51 



:
ÿ *?\"S- "vÿ*r,!">ÿ •?*.•* 7?. '«ÿAA.r«Kÿo»ÿ7 >»'>'ÿ+• -V*y*.ÿ» •ÿÿ3ÿ_r* * *** - «•" . ÿ

ÿ -•«-»»>ÿ 3; .. ;.-. * -. '•"<***ÿ"' <• ÿ - T." < ';>•<; • v- •* - ÿ_ *».- *»- - - » • ÿÿ 'I.;

1 x- ..\Jÿ£&'&ÿ; *

#v •

" P 1 f XXxX.- " -'• "*? X'XXX/
I ll It
' i I| m §ÿ
i » i;

.'•?ÿ* .• 'X
X v -r- ÿ•>..

s* &
j$:............ ÿ >i; ._ (s|
XX#XXXX#XS-

'wÿ'XX..,
M|f*'":!:;XXÿIiX

X'"i
fX'ff.® fpf »
ÿ «s J ij:$fi "5

fV* 1 U8
**»*•* *<*. 44# i%«
s'Vx 4 '•-' i* |\'°y \f ,

&. r<V V-ii

•f ÿ X ' si* ÿ• ; | ~i ÿ""-

*•*#* « t yi1 f
»:»>> -aais •:•, L :SC4%. ••

I'll" |S;fe
.4 M.
51 .%
SS "w-

?? S#»i X fe
4. W* X fc

:#s
s&ptfrg
titf v

ÿw-
ÿ.,,

x&. 4 &« *-*« 4$ fftf'
ÿ>ÿ £ & & x "Wr ,L .': '•; -4.M

*V**t IBSs»- 4» r««xx- l*SlrJ riS;f
i. s 4'

.....-'-*..
Tffr,hv'''ÿ'v • 'ÿax; •

ÿ v"f * •« ÿ f"Wp! T
_ ÿ

'#>4 «w m *r v 5
X . Vv 5 ÿS'tÿ|K 3 £ÿi
XXX ;Xc'ÿXXÿfe. ® §|ÿ ÿ•$< * vÿ

«ÿ; jg- k 3*.• fjXyftSir mr
#ir ÿ Si I;|i'fc|;:

-h0$t '%£ÿ

****«ÿ**%Mr ——s«(w»r—!#«»mb>s-.t-ÿ-*> 'i/>?

'Iffi ;.'®'

x-aVi' sswÿ4" -v j
t{ife4f *;* "» % ÿ ? j

ifl I1
.SK ifcy

i:;ÿi |,l ÿ v rS ÿ SÿÿoS< % r

TXrir 4 K! r? %a 2-?ÿ ;-$ÿ"f,v.

v- • .r r-?"' , -- •

£i ili i:- - X X i :l<

fo«f! Ji 5* &• %- Xjgÿa- JÿUl#|11 ÿ ** ÿ %. o.ÿ.

'it-.n,. 41. *'' ™; •t'" ÿ* 'X--i;>:'

1 i
% ife ! mh

.-ÿ4 ÿ -;jf:

*••• s a.-. sj*S4'
R- 40VF!*4< 'i':v 1-.

~i' A ÿp>

itsi®
;-.• •

' S©
i ' lL"' ÿ'<:ÿ.

vr; -ÿ'XrSS;? :" ''XvX ' "~ "ÿSftvT'i'Tÿ — ÿ'4:.i,,.fe"rT" • •7Vrf."*3fc" aK-fSw t~isea<--s-M(taM«>'6:-«;'>!¥-

i

®yX4:5K:'if?fi

r"-' s-v. :-v4XXj;;X4X«iIXXX

•\eas«««ar«ÿ.w*«lis- ÿ ... • . .-•ÿ -:ÿ->

'-'. 5 i"1 * .'ÿ#> <y HV . -,

ÿ "' . tf< W!i '" X;'

f " ,«
r ? if" a S

r:-:;v-.- 'vÿ. ÿÿ:•: . -.>-.i:x; 'Xpi

ÿ3.4vÿsÿt;'-»ÿsKSS ÿv?J c .ÿ

• vr. .,-.;•- •• ,;

wfinr
II"I ;

finli -5,ÿ 1
f si £

I" 4®' ÿ I
PI If
1-iWjf i i; tJ.%ÿ4 I1

'iS'SSBMsir ® -J

§ :S i' 3
5 ,-t !ÿ 4

:ypX4 X53'ÿ:.;

% #'s£i if."ll.
m k- ÿ I
M i
',ÿ> r - •- '-ÿ ';

!•. ?kt :.- i 4-1ÿ
VSl:X'X&X

ÿ:SiX: XX;-4« '|
"KwwÿnaiiUMWiu,o.uw.gnw'ÿ'p
I ÿpi I
ÿ ÿÿ1ÿ%.. I:

..,,.i«:lÿ i: feti
ÿ d Vl|

«*p

!$.°%8am *mm>£ a
«WNtiffBty&Bp §
14 ÿÿrnm.%ÿ ,i>tP- L
*» *ÿwo-iwgaasÿg

"» 1

ÿ# i '--ÿ pt .
?'i <-*ÿÿ. : '»l

« CiSSfej, "12/19/14 PC Meeting
              52 



Tri

a ¥ ? ÿ s

W/l
t;f:"ii 1:1

ÿsHU,
• /.i: '

i 1

3 i •>• . •

;i?:.
i

:'"' >f
ji-

•- \ii.
•"ÿ" *4

i! ft
-?•• y -*•

\ *»<

" •-1-

iifisii
> rfi

n v 'f'
jÿif. a ÿ*ÿ

lafe aÿfi:

$ *®5: ft

Ii
i%K&?kÿ£fcÿÿ£.ÿi_-i -SrS-ÿrt:

f '

1? /vfe :"»*>'• I'& pi* f? r .
Sifer "fr ;

|p| fg|[

|i;?> ; ÿ':
;i»j #f I
IIR X' i
arK f* -1

4-MP jfefc i£s$2 #H~—-
"W,TO~~

f%p f *-« a.
0 r'M? ;;: :

WMM i| £*% '
pir?4#f :'

f, i

i
oi£ I -ll f| £ il® I
|:VM|;;r ,
.jff» ÿ % !r"*s
jÿM % 'H ?%&ÿ u-»f |WL % 4-'-•ÿ i f- % i'-:

ÿ3 "

imt$

SWMt KW'einrfM

"• — •••ÿÿÿ •"• $g
•••X.-J

liP

- -TÿT"

w ÿ
m -e

. •

-ÿ - wmspÿ

;i ,H-¥:«

M -iJ.-•'V '-•'J
iII IJU3X.fMÿX

J ||jf
- .-SSW • 4..ÿ;'-ÿ"..5'"

'• jffIjf
g .>ÿ

{V0Wk

? I'jSSl

ÿ

jit®

:#' ££**ÿ***-

Hiff :• 'ÿ•.

!Jf • I

iiM> i
C'S: ..fUi-**1®,ifinit}%

fc V-f -XT5

11 tÿp-?4'"' f

m ; ; ÿÿ-V
Mil I
* 1 IIf'.....:!

,.J!
S'.-'V ,.„. *, >:*. - J - - _ ~ ._ - . ,,:ÿ ÿ" r ÿ,

_ÿ - . - jSl -•._r* ÿ •ÿ -- - -

:
ÿ"~i ?!ftf ÿ :* TP?*?#* :r& &&ZX ÿ **Z —: -«v:> -i: St.— i« -

?

:- p|%ÿI? .

I' :* '- .. _-s>w

ÿ s

__
IsmemimmsiL j f' -u

%$?'?
(i. J. ' ' ••;"

£|—r WMM0ÿWM 'WMMm '< mm, f 'j ÿ

•p •';. ||!
|5* g |-
':" if; " -S I:'nil

!|'.f;

« % #ÿg
_sa ;-tÿ>

in;i1 I
i- ÿ'• ÿ ":ÿ/' .. rI®' W%S 'Jp J° ,- ... . \. v .
.; |J .. yI
rSl •#-* > . * ' r .r |
;»! -M S#S ?M? <•* ij«f :i
i< ;M Wt 1ÿ-

;:•• v
*v-lit«

%?ÿ ÿ f-m
li«

"C-v S' '•.•'ÿ**,ÿ rsf:fi;.

ÿSi*.smp«<Hi8k8tec8PwiiS,teÿ
•4 i.-: mÿI.,. 1
Ii ::aI

ÿ ÿ A - I
nym-' ---ÿ m$

'&ÿ?% ÿ
js >; .; & $££ ÿ-.

:<ii.
|i ®

!f tmmm &« — |.
|msm mmm w
f !{

••|V IfeliS?'4'ÿ w
I' ; :; ~

• :?i .' t

2/19/14 PC Meeting
              53 



ÿ Civil Engineering
Water Resources

Land Use Planning

December 4, 2013

City of West Linn
Mr. Tom Soppe
Associate Planner
22500 Salamo Road
West Linn, OR 97068

SUBJECT: HARPER'S TERRACE (SUB-13-05)

Dear Tom,

I am writing on behalf of JT Smith Companies to request that the application for the Subdivision of
Harper's Terrace property (SUB-13-05) be deemed complete upon receipt of this letter. We have
prepared this correspondence as well as a revised preliminary development plan set (dated
November 21, 2013) and we believe that the revised plans adequately address the comments
provided by the City in the October 29, 2013 incompleteness notification letter. We believe that all
issues have been satisfactorily resolved within our resubmission to allow for the initiation of the City's
formal project review.

The following has been provided to document our responses to each of the requests listed within the
City's October 29, 2013 incompleteness notification. Code Sections and Staff comments have been
listed to the left and the Applicant's responses have been provided to the right:

Planning Comments
Code Section Staff Comment Applicant's Response
85.160(A) Provide city-wide map

identifying the site.
The Applicant has provided a vicinity map
on the cover page of the project plan set.

85.160(E)(5) Show on plans the percentage
of Non-Type I and II land that
significant tree "dripline +10
feet" areas currently cover, as
well as what percentage they
would cover after
development.

The Applicant has revised the plans to
show the requested calculations.

85.160(E)(8) Clarify that the zoning on
surrounding properties is the
same.

The surrounding properties are zoned R-
10. This detail has not been shown on a
revised plat drawing but it has been
confirmed through a review of the City's
Zoning Maps.

85.170(A)(8) Show all slope categories from
55.110(B)(3) including (c-e)

The Applicant has revised the Slope
Analysis Plan on Sheet C1.3 to include all
slope categories from 55.110(B)(3)(c-e)

85.200(E)(1,5,7) Some areas appear to exceed
these standards; adjust or
respond as to how the
"physical conditions
demonstrate the propriety of
other standards" per
85.200(E). The site does
contain areas that are
"landslide hazard areas" on

Regarding 85.200(E)(5), the Applicant has
provided a letter from the project's
Geotechnical Engineer as an attachment
to this document. The Geotech has
addressed the potential landslide hazard
on this property and has concluded that
hazard overlay is insignificant in this area.

Regarding 85.200(E)(7), the Applicant is in

©EOV

DEC -4 2013

3J Consulting, Inc.
10445 SW Canyon Road, Suite 245, Beaverton, OR 97005

Ph: 503-946-9365
www.3j-consulting.com
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Page 3 of 3
December 4, 2013
Harpers Terrace

We trust that these responses and materials will assist in the City's favorable evaluation of the land
use application. Please feel free to contact us with any questions that you may have. We will be
ready to respond to any questions or requests for any further clarification.

Andrew Tull
Senior Planner
3J Consulting, Inc.

Attachments:
Revised Slope Analysis Plan
Revised Tree Plan
Geotechnical Evaluation of Landslide Hazard Overlay

copy: Mr. John Wyland, JT Smith Companies
Mr. Mike Robinson, Perkins Coie
Mr. Brian Feeney, 3J Consulting, Inc
File

Sincerely
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Engineering, Inc.

November 19, 2013
GeoPacific Project No. 13-3040

John Wyland
J.T. Smith Companies
5282 Meadows Road, Suite 171
Lake Oswego, Oregon 97035

Via e-mail with hard copies mailed

Copy: Andrew Tull, 3J Consulting, Inc.

Subject: Landslide HazardReview
The Summit Subdivision-aka Rosemont 2
Northeast Corner of Summit Street and S.GloriaDrive Intersection
West Linn,Oregon

Reference: Geotechnical EngineeringReport, The Summit Subdivision-aka Rosemont 2, Northeast
Corner ofSummit Street and S. Gloria Drive Intersection, West Linn, Oregon; GeoPacific
Engineering, Inc. report dated July 26, 2013.

GeoPacific Engineering, Inc. (GeoPacific) previously conducted a geotechnical engineering study of the site,
results of which are presented in the above-referenced geotechnical report. Subsequent to that report, the
City has brought to our attention that a small area within the central portion of the site is mapped as a
potential landslide hazard area. At your request, GeoPacific prepared this letter to address potential landslide
hazard and slope stability issues on the site.

For the purpose of evaluating slope stability, we reviewed published geologic and hazard mapping, reviewed
regional site topography and LIDAR images, and reviewed results of our previous geotechnical study which
included a site reconnaissance and backhoe test pit explorations. Published regional geologic maps show a
large ancient landslidejust northof the site (Interpretive Map 29, Landslide Inventory Maps for the Canby,
Oregon Quadrangle, Clackamas, Marionand Washington Counties; Burns, W.J., 2009).

The proposed home sites are situated on a gentle to moderate slope that inclines to the north and northeast at
an average gradient of about 10 percent. LIDAR images reviewed for this study do not show any obvious
geomorphic features of slope instability affecting the proposed home sites (Oregon Department of Geology
and Mineral Industries "SLIDO" website).

Reconnaissance observations indicate that slope geomorphology at the proposed home sites is generally
smooth and uniform, consistent with stable slope conditions. No geomorphic evidence of recent slope
instability (such as hummocky topography, benches or old scarps) was observed. Exploratory test pits
performed during the previous geotechnical study of the site indicate that the area is underlain by stiff
residual soils overlying weathered basalt (Beeson et al., 1989). These materials are characterized by
moderate to high shear strength and a moderate to high resistance to slope instability on moderately steep

Real-World Geotechnical Solutions
Investigation • Design • Construction Support

14835 SW 72nd Avenue
Portland, Oregon 97224

Tel (503) 598-8445
Fax (503) 941-9281
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GENERAL INFORMATION

Property Owner and JT Smith Companies

Applicant: Attn: John Wyland
5285 Meadows Road, Suite #171

Lake Oswego, OR 97035

Applicant's Representative 3J Consulting, Inc

10445 SW Canyon Road

Beaverton, OR 97005

Contact: Andrew Tull

Phone: 503-545-1907

Email: andrew.tull@3j-consulting.com

Contributing Consultant

Contact Details: Land Use Planning and Civil Engineering

3J Consulting, Inc.

10445 SW Canyon Road Suite 245

Beaverton, OR 97005

Contact: Andrew Tull or Brian Feeney, PE

Phone: 503-946-9365

Email: andrew.tull@3j-consulting.com or brian.feeney@3j-consulting.com

SITE INFORMATION
Tax Lot Number:
Address:
Size:

Zoning Designation:

2S1E25DB00500

4997 Summit Road

1.0Acres

R-10 (City of West Linn)

Neighborhood:

Comprehensive Plan:
Existing Use:

Street Functional

Classifications:
Surrounding Zoning:

Sunset

Low Density Residential
Vacant

The site currently takes access from Summit Street, a Collector. As proposed, the lots
would take access from Gloria Drive, a Local Street.

R-10
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INTRODUCTION

APPLICANTS REQUEST
The Applicant seeks approval of an application for Subdivision Preliminary Plat for the development of four

residential lots. This narrative describes the proposed subdivision of the site and documents compliance with the

relevant sections of the City of West Linn's Community Development Code ("CDC").

SITE HISTORY

The project site consists of a total of 1.02 acres. The property is located on Summit Street at the western end of

cul-de-sac Gloria Drive. Along the property's southern boundary, the previous owner dedicated a portion of the

property to the City of West Linn as right-of-way. The dedication was in excess of what the city needed to allow

for the construction of a full street section. In order to request the surplus portion of the right-of-way back from

the city, the current owner prepared a petition to vacate the surplus. On September 10, 2013 the City issued an

ordinance releasing interest in a 3,132 square foot of right-of-way dedication at the south end of the property.

PROPOSED SITE IMPROVEMENTS

The intent of this subdivision is to provide four buildable lots, each a minimum of 10,000 square feet in size, for

development with single-family homes, a use permitted outright in the R-10 zone. The concrete foundation from a

previously removed single-family residence located on the site will need to be demolished as a part of this project.

TRAFFIC AND PARKING

The preliminary plat shows that access to the four parcels will come from a single shared driveway on Gloria Drive,

a local cul-de-sac. Gloria Drive currently terminates in a cul-de-sac east of the subject site. No new access to

Summit Street, a Collector, is proposed.

A traffic study is not being submitted with this application because there are no new access points onto the

Summit Street Right-of-Way and the proposed improvements are not "newly established" under Chapter 8 of the

West Linn TSP (See staff comments on page 4 of the pre-application notes dated August 2, 2012).
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APPLICABLE CRITERIA

The following sections of the West Linn Community Development Code (CDC) have been extracted as

they have been deemed to be applicable to the proposal. Following each applicable criteria or design

standard, the Applicant has provided a series of draft findings. The intent of providing code and detailed
responses and findings is to document that the proposed development has satisfied the approval criteria

for a Subdivision Preliminary Plat.

DIVISION 8. LAND DIVISION

CHAPTER 85. GENERAL PROVISIONS

85.200 APPROVAL CRITERIA

No tentative subdivision or partition plan shall be approved unless adequate public facilities will be

available to provide service to the partition or subdivision area prior to final plat approval and the

Planning Commission or Planning Director, as applicable, finds that the following standards have been

satisfied, or can be satisfied by condition of approval.

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. The functional class of a street aids in defining
the primary function and associated design standards for the facility. The hierarchy of the
facilities within the network in regard to the type of traffic served (through or local trips),
balance of function (providing access and/or capacity), and the level of use (generally measured
in vehicles per day) are generally dictated by the functional class. The street system shall assure
an adequate traffic or circulation system with intersection angles, grades, tangents, and curves
appropriate for the traffic to be carried. Streets should provide for the continuation, or the
appropriate projection, of existing principal streets in surrounding areas and should not impede
or adversely affect development of adjoining lands or access thereto.
To accomplish this, the emphasis should be upon a connected continuous pattern of local,
collector, and arterial streets rather than discontinuous curvilinear streets and cul-de-sacs.
Deviation from this pattern of connected streets should only be permitted in cases of extreme
topographical challenges including excessive slopes (35 percent-plus), hazard areas, steep
drainageways, wetlands, etc. Insuch cases, deviations may be allowed but the connected
continuous pattern must be reestablished once the topographic challenge is passed. Streets
should be oriented with consideration of the sun, as site conditions allow, so that over 50
percent of the front building lines of homes are oriented within 30 degrees of an east-west axis.
Internal streets are the responsibility of the developer. All streets borderingthe development
site are to be developed by the developer with, typically, half-street improvements or to City
standards prescribed by the City Engineer. Additional travel lanes may be required to be
consistent with adjacent road widths or to be consistent with the adopted Transportation
System Plan (TSP) and any adopted updated plans.
An applicant may submit a written request for a waiver of abutting street improvements if the
TSP prohibits the street improvement for which the waiver is requested.Those areas with
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numerous (particularly contiguous) under-developed or undeveloped tracts will be required to

install street improvements. When an applicant requests a waiver of street improvements and
the waiver is granted, the applicant shall pay an in-lieu fee equal to the estimated cost,
accepted by the City Engineer, of the otherwise required street improvements. As a basis for
this determination, the City Engineer shall consider the cost of similar improvements in recent

development projects and may require up to three estimates from the applicant. The amount of
the fee shall be established prior to the Planning Commission's decision on the associated
application. The in-lieu fee shall be used for in kind or related improvements.
Streets shall also be laid out to avoid and protect tree clusters and significant trees, but not to

the extent that it would compromise connectivity requirements per this subsection (A)(1), or
bringthe density below 70 percent of the maximum density for the developable net area. The
developable net area is calculated by taking the total site acreage and deducting Type I and II
lands; then up to 20 percent of the remaining land may be excluded as necessary for the
purpose of protecting significant tree clusters or stands as defined in CDC 55.100(B)(2).

Applicant's A single driveway connecting all four lots will connect to Gloria Drive, an existing local

Finding: cul-de-sac, which will then provide one access to Summit Street, an existing collector.

No other access to Summit Street is proposed.

The requirements of this section have been satisfied

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-Wav

Minor Arterial 60 -- 80

Collector 60 - 80

Local street 40 - 60

Cul-de-sac 40 -- 60

Additional rights-of-way for slopes may be required. Sidewalks shall not be located outside of

the right-of-way unless to accommodate significant natural features or trees.

Applicant's The proposed right-of-way width for Gloria Drive, a cul-de-sac, is 50 feet. The existing

Finding: width of the ROW is sufficient according to the City Engineer. The existing width of

southbound Summit Street, a Collector, is 88 feet, exceeding the required 60-80 foot

window, while northbound Summit Street, an Arterial, is 60 feet, within the 60-80 foot

window.
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The requirements of this section have been satisfied.

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.

Applicant's The applicant's proposal includes half-street improvements to the adjacent Summit

Finding: Street right of way consistent with collector street standards and the adjacent Gloria

Drive right-of way, consistent with local street standards. The proposed street

improvements include a 6-foot sidewalk and 5.5-foot planter strip along the entire

frontage of the property on both Summit Street and Gloria Drive. This is consistent

with the pre-application notes provided by the City.

The requirements of this section have been satisfied.

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:
a. The type of road as set forth in the Transportation Master Plan.

b. The anticipated traffic generation.

c. On-street parking requirements.

d. Sidewalk and bikeway requirements.

e. Requirements for placement of utilities.

f. Street lighting.

g. Drainage and slope impacts.

h. Street trees.

i. Planting and landscape areas.

j. Existing and future driveway grades.

k. Street geometry.

I. Street furniture needs, hydrants.

Applicant's The City Engineer has reviewed the proposal and made recommendations to the
Finding: applicant, which are incorporated into the proposed configuration.

The requirements of this section have been satisfied.

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.
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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.

Applicant's The proposed subdivision will serve an additional four lots, no more than a normal local

Finding: street traffic load. Northbound Summit Street is an arterial; however, this portion of

Summit Street is north of Gloria Drive, the local street that will provide access to the

subject site.

The requirements of this section have been satisfied.

6. Reserve strips. Reserve strips or street plugs controlling the access to streets are not

permitted unless owned by the City.

Applicant's The applicant does not propose reserve strips or street plugs with this application.

Finding:

The requirements of this section have been satisfied.

7. 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.

Applicant's No new streets are proposed.

Finding:

The requirements of this section have been satisfied.

8. 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.)

Applicant's A future street extension is not feasible or necessary on this property.

Finding:

The requirements of this section have been satisfied.

9. 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.
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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.

Applicant's No street intersections are proposed.
Finding:

The requirements of this section have been satisfied.

10. Additional right-of-way for existing streets. Wherever existing street rights-of-way

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.

Applicant's No additional right-of-way dedication is needed as both Summit Street and Gloria Drive

Finding: meet the standards for right-of-way widths along the frontage of the property.

The requirements of this section have been satisfied.

11. Cul-de-sacs.

a. New cul-de-sacs and other closed-end streets (not including stub streets intended

to be connected) on sites containing less than five acres, or sites accommodating uses

other than residential or mixed use development, are not allowed unless the applicant

demonstrates that there is no feasible alternative due to:

1. Physical constraints (e.g., existing development, the size or shape of the

site, steep topography, or a fish bearing stream or wetland protected by

Chapter 32 CDC), or

2. Existing easements or leases.

b. New cul-de-sacs and other closed-end streets, consistent with subsection (A)(ll)(a)

of this section, shall not exceed 200 feet in length or serve more than 25 dwelling units

unless the design complies with all adopted Tualatin Valley Fire and Rescue (TVFR)

access standards and adequately provides for anticipated traffic, consistent with the
Transportation System Plan (TSP).

c. New cul-de-sacs and other closed-end streets (not including stub streets intended to

be connected) on sites containing five acres or more that are proposed to

accommodate residential or mixed use development are prohibited unless barriers

(e.g., existing development, steep topography, or a fish bearing stream or wetland
protected by Chapter 32 CDC, or easements, leases or covenants established prior to

May 1, 1995) prevent street extensions. In that case, the street shall not exceed 200

feet in length or serve more than 25 dwelling units, and its design shall comply with all

adopted TVFR access standards and adequately provide for anticipated traffic,

consistent with the TSP.

d. Applicants for a proposed subdivision, partition or a multifamily, commercial or

industrial development accessed by an existing cul-de-sac/closed-end street shall
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demonstrate that the proposal is consistent with all applicable traffic standards and

TVFR access standards.

e. All cul-de-sacs and other closed-end streets shall include direct pedestrian and

bicycle accessways from the terminus of the street to an adjacent street or pedestrian

and bicycle accessways unless the applicant demonstrates that such connections are

precluded by physical constraints or that necessary easements cannot be obtained at

a reasonable cost.

f. All cul-de-sacs/closed-end streets 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).

Applicant's The four lots will take access from Gloria Drive, an existing cul-de-sac, connecting

Finding: directly to Summit Street, an existing collector Street. Access from Gloria Drive is

consistent with applicable traffic standards, as it is the lower classification street

adjacent to the proposed lots.

The proposed lots will share an access driveway that will be less than 150 feet in length

and therefore will not require a turn-around, in compliance with TVF&R standards for

access. All portions of the exterior walls of the proposed single-family residences will be

within 150 feet of the access driveway, in compliance with TVFR standards.

Direct pedestrian and bicycle accessways will be provided with a 6 foot wide sidewalk

along the frontage of the property along Gloria Drive, and will connect with the

pedestrian accessways along the frontage of Summit Street.

There are 13 homes that currently take access from Gloria Drive. The addition of 4

homes will not exceed the maximum of 25 homes served by the street ending in a cul-

de-sac, per this standard. Cul-de-sac length is existing and has been reviewed by TVF&R.

The requirements of this section have been satisfied.

12. Street names. No street names shall be used which will duplicate or be confused with

the names of existing streets within the City. Street names that involve difficult or unusual

spellings are discouraged. Street names shall be subject to the approval of the Planning

Commission or Planning Director, as applicable. Continuations of existing streets shall have

the name of the existing street. Streets, drives, avenues, ways, boulevards, and lanes shall

describe through streets. Place and court shall describe cul-de-sacs. Crescent, terrace, and

circle shall describe loop or arcing roads.

Applicant's All streets are pre-existing and names will be maintained.
Finding:

The requirements of this section have been satisfied.

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.
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Willamette Drive/Highway 43 shall be designed to a minimum horizontal and vertical design

speed of 45 miles per hour, subject to Oregon Department of Transportation (ODOT)

approval. Arterials shall be designed to a minimum horizontal and vertical design speed of 35

miles per hour. Collectors shall be designed to a minimum horizontal and vertical design
speed of 30 miles per hour. All other streets shall be designed to have a minimum centerline

radii of 50 feet. Super elevations (i.e., banking) shall not exceed four percent. The centerline
profiles of all streets may be provided where terrain constraints (e.g., over 20 percent slopes)

may result in considerable deviation from the originally proposed alignment.

Applicant's The existing grades and curves of Summit Street and Gloria Drive will not change.

Finding:

The requirements of this section have been satisfied.

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.

Applicant's The subject property does not abut nor contain an existing or proposed Major Arterial
Finding: Street, nor is an intersection of a Local Residential Street with an Arterial Street

proposed.

The requirements of this section have been satisfied.

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. While alley intersections and sharp changes in
alignment should be avoided, the corners of necessary alley intersections shall have radii of

not less than 10 feet. Alleys may be provided in residential subdivisions or multi-family

projects. The decision to locate alleys shall consider the relationship and impact of the alley

to adjacent land uses. ***

Applicant's No alleys are proposed with this subdivision.
Finding:

The requirements of this section have been satisfied.

16. Sidewalks. Sidewalks shall be installed per CDC 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 subsection (A)(3) of this section. See also subsection C of this section.
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Sidewalk width may be reduced with City Engineer approval to the minimum amount (e.g.,

four 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.

Applicant's The applicant proposes to install a 6-foot sidewalk plus planter strip along the frontage

Finding: of Summit Street. The sidewalk along Gloria drive has been proposed to use a curb-tight

approach -matching the existing conditions east of the site.

The requirements of this section have been satisfied.

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.

Applicant's The applicant proposes to install a 5.5-foot planter strip between all proposed sidewalks

Finding: along Summit Street. The Applicant has proposed a curb-tight sidewalk along Gloria

Drive as the remainder of the road section utilizes a curb-tight sidewalk. The removal of

the planter strip also allows the Applicant to reduce the risk of damage to the root zone

of the significant tree to be retained on lot 1.

The requirements of this section have been satisfied.

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

Applicant's
Finding:

No reservations or restrictions are proposed with the street dedication.

The requirements of this section have been satisfied.

19. All lots in a subdivision shall have access to 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 CDC.

Applicant's All four lots will have access to a public street via a shared driveway.

Finding:

The requirements of this section have been satisfied.

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.

Applicant's Gated streets are not proposed.

Finding:
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The requirements of this section have been satisfied.

21. Entrywav 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:

a. All entryway treatments except islands shall be located on private property and not

in the public right-of-way.

b. Planter islands may be allowed provided there is no structure (i.e., brick, signs, etc.)

above the curbline, except for landscaping. Landscaped islands shall be set back a

minimum of 24 feet from the curbline of the street to which they are perpendicular.
c. All islands shall be in public ownership. The minimum aisle width between the curb
and center island curbs shall be 14 feet. Additional width may be required as

determined by the City Engineer.

d. Brick or special material treatments are acceptable at intersections with the
understanding that the City will not maintain these sections except with asphalt

overlay, and that they must meet the Americans with Disabilities Act (ADA) standards.
They shall be laid out to tie into existing sidewalks at intersections.
e. Maintenance for any common areas and entryway treatments (including islands)

shall be guaranteed through homeowners association agreements, CC&Rs, etc.

f. Under Chapter 52 CDC, subdivision monument signs shall not exceed 32 square feet
in area.

Applicant's The applicant does not propose to construct any entryway treatments to the subdivision
Finding: at this time.

The requirements of this section have been satisfied.

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

commissioned to address CDC 85.170(B)(2) that are required to mitigate impacts from the
proposed subdivision. The proportionate share of the costs shall be determined by the City

Manager or Manager's designee, who shall assume that the proposed subdivision provides

improvements in rough proportion to identified impacts of the subdivision. Off-site
transportation improvements will include bicycle and pedestrian improvements as identified
in the adopted City of West Linn TSP.

Applicant's Right-of-way dedication and street improvements are proposed with this application
Finding: proportionate to the construction of four new lots. Off-site improvements are not

necessary or proportionate to mitigate impacts from this 4-lot subdivision.

The requirements of this section have been satisfied.

B. Blocks and lots.
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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.

Applicant's The block pattern adjacent to this site is established.
Finding:

The requirements of this section have been satisfied.

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 justifies 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.

Applicant's The block pattern of this site is established, no new blocks are proposed.

Finding:

The requirements of this section have been satisfied.

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).

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.

Chapter 12- Single-Family Residential Detached and Attached, R-10 standards are as follows:

Lot Size (Detached Dwelling Units) 10,000 square feet
Front Lot Line Length/Minimum Lot Width at Front Lot
Line

35 feet

Average Minimum Lot Width 50 feet
Lot Depth Less than 2.5x Width and

greater than Average Depth
of 90 feet

Applicant's All proposed lots are a minimum of 10,000 square feet in size to accommodate single-

Finding: family detached dwelling units. All four proposed lots exceed the minimum

requirements for front lot line length, lot width and lot depth.
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The requirements of this section have been satisfied.

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

Chapter 48 CDC, Access, Egress and Circulation.

Applicant's The proposed access to the subdivision conforms to the provisions of CDC Chapter 48

Finding: because all parcels will take access from a Local Street that will then access the adjacent
Collector.

The requirements of this section have been satisfied.

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.

Applicant's No through lots are proposed with this application.
Finding:

The requirements of this section have been satisfied.

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.

Applicant's All side lot lines run at right angles to the streets upon which they face.
Finding:

The requirements of this section have been satisfied.

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 eight feet in width
per lot. Common accessways shall have mutual maintenance agreements and reciprocal

access and utility easements. ***
a. Setbacks applicable to the underlying zone shall apply to the flag lot.

b. Front yard setbacks may be based on the rear property line of the parcel which
substantially separates the flag lot from the street from which the flag lot gains access.

Alternately, the house and its front yard may be oriented in other directions so long as

some measure of privacy is ensured, or it is part of a pattern of development, or it
better fits the topography of the site.
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c. The lot size shall be calculated exclusive of the accessway; the access strip may not

be counted towards the area requirements.

d. The lot depth requirement contained elsewhere in this code shall be measured from

the rear property line of the parcel which substantially separates the flag lot from the

street from which the flag lot gains access.

e. As per CDC 48.030, the accessway shall have a minimum paved width of 12 feet.

f. If the use of a flag lot stem to access a lot is infeasible because of a lack of adequate

existing road frontage, or location of existing structures, the proposed lot(s) may be

accessed from the public street by an access easement of a minimum 15-foot width

across intervening property.

The two flag lots proposed will have a minimum street frontage of 8 feet in width and

the combined access will be 16 feet. Each of these accessways will have mutual

maintenance agreements and reciprocal access and utility easements. All lot sizes meet

the 10,000 square foot minimum exclusive of the accessway.

All setbacks will meet the requirements of the R-10 zone and the front yard setback

allowance discussed in subsection b., above.

All lots meet the lot depth standard of the R-10 zone when calculating depth from the

rear property line of the parcel which substantially separates the flag lot from the street

from which the lot gains access.

The requirements of this section have been satisfied.

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.

Applicant's The lots of the proposed subdivision, ranging in size from 10,031 square feet to 12,024

Finding: square feet, are not large enough for future division in the R-10 zone.

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 manmade. Trails shall also

Applicant's

Finding:

Based on the location of this site on a collector street, no other reasonable street access

is possible except from Gloria Drive, a local street. Therefore, flag lots are permitted.

The requirements of this section have been satisfied.
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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.
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 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.
3. Defensible space shall also be enhanced by the provision of a three- to four-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.

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.

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.
6. The trail grade shall not exceed 12 percent except in areas of unavoidable topography,
where the trail may be up to a 15 percent 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.

Applicant's No trails are proposed with this application. Sidewalks will be installed along the
Finding: frontages of Summit Street and Gloria Drive, providing pedestrian connectivity.

The requirements of this section have been satisfied.

D. Transit facilities.

1. The applicant shall consult with Tri-Met and the City Engineer to determine the

appropriate location of transit stops, bus pullouts, future bus routes, etc., contiguous to or

within the development site. If transit service is planned to be provided within the next two

years, then facilities such as pullouts shall be constructed per Tri-Met standards at the time of

development. More elaborate facilities, like shelters, need only be built when service is
existing or imminent. Additional rights-of-way may be required of developers to

accommodate buses.

2. The applicant shall make all transit-related improvements in the right-of-way or in

easements abutting the development site as deemed appropriate by the City Engineer.
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3. Transit stops shall be served by striped and signed pedestrian crossings of the street

within 150 feet of the transit stop where feasible. Illumination of the transit stop and crossing

is required to enhance defensible space and safety. ODOT approval may be required.

4. Transit stops should include a shelter structure bench plus eight feet of sidewalk to

accommodate transit users, non-transit-related pedestrian use, and wheelchair users. Tri-

Met must approve the final configuration.

Applicant's Transit facilities have not been identified by Tri-Met or the City Engineer adjacent to this

Finding: property.

The requirements of this section have been satisfied.

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.***

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.
3. If areas are to be graded (more than any four-foot cut or fill), compliance with CDC

85.170(C) is required.

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.

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:

a. Occurrences of geotropism.

b. Visible indicators of slump areas.

c. Existence of known and verified hazards.
d. Existence of unusually erosive soils.

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

6. All cuts and fills shall conform to the Uniform Building Code.
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 subsection (G)(5) of this section).

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.
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 subsection J of this section.

Applicant's All grading on site will be done in conformance with these standards.
Finding:

The requirements of this section have been satisfied.

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.

2. Adequate location and sizing of the water lines.
3. Adequate looping system of water lines to enhance water quality.
4. For all non-single-family developments, there shall be a demonstration of adequate fire
flow to serve the site.

5. A written statement, signed by the City Engineer, that water service can be made

available to the site by the construction of on-site 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.

Applicant's The subject property is located in the Rosemont water pressure zone. The City
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Finding: Engineering Department's comments in the pre-application notes dated June 6, 2013

indicate that there is a surplus in supply capacity during normal conditions and that

there is no storage volume deficit during normal conditions in the Rosemont pressure

zone. The applicant will connect all lots to public water per the submitted public

improvement plans. This plan is consistent with the adopted Comprehensive Water

System Plan.

The requirements of this section have been satisfied.

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.

2. Sanitary sewer information will include plan view of the sanitary sewer lines, including

manhole locations and depth or invert elevations.

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.
4. Sanitary sewer line should be at a depth that can facilitate connection with 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.

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 32 CDC,

Water Resource Area Protection, all trees replaced, and proper permits obtained. Dual sewer

lines may be required so the drainageway is not disturbed.

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.

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.

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.

Applicant's The applicant will connect all lots to public sanitary sewer per the submitted public

Finding: improvement plans. The proposed sanitary sewer system is consistent with the Sanitary

G. Sewer.

Sewer Master Plan, is in the correct basin and allows for full gravity service.

The requirements of this section have been satisfied.

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

Plan.

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.

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.

4. Treatment of storm runoff shall meet municipal code standards.

Applicant's The proposed stormwater treatment and detention is designed to meet city standards,
Finding: as detailed in the submitted stormwater report.

The requirements of this section have been satisfied.

I. Utility easements. Subdivisions and partitions shall establish utility easements to accommodate
the required service providers as determined by the City Engineer. 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.

Applicant's The applicant will establish utility easements as determined by the City Engineer and
Finding: shown on the preliminary plat.

The requirements of this section have been satisfied.

J. Supplemental provisions.

1. Wetland and natural drainageways. Wetlands and natural drainageways shall be
protected as required by Chapter 32 CDC, Water Resource Area Protection. Utilities may be

routed through the protected corridor as a last resort, but impact mitigation is required.

Applicant's The proposed subdivision does not impact any wetlands or natural drainageways.
Finding:

The requirements of this section have been satisfied.

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
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improvements. Refer to Chapter 28 CDC for further information on the Willamette and

Tualatin River Greenways.

Applicant's No greenways have been identified for dedication on this property. This property is not

Finding: adjacent to the Willamette or Tualatin River and, therefore, a river greenway is not

feasible on this site.

The requirements of this section have been satisfied.

3. Street trees. Street trees are required as identified in the appropriate section of the

municipal code and Chapter 54 CDC.

Applicant's Street trees will be installed as part of the public improvements with the development

Finding: of this subdivision.

The requirements of this section have been satisfied.

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.

Applicant's Any street light installation required as part of the subdivision will utilize high or low

Finding: pressure sodium light bulbs.

The requirements of this section have been satisfied.

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.

Applicant's The applicant is proposing right-of-way improvements that are roughly proportional to

Finding: the development of a 4-lot subdivision. Additional dedication and/or public

improvements would exceed rough proportionality of this development.

The requirements of this section have been satisfied.

6. 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
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the direction of the City Engineer. All services shall be underground with the exception of
standard above-grade equipment such as some meters, etc.

Applicant's

Finding:

All utilities will be installed in compliance with this section.

The requirements of this section have been satisfied.

7. 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 Iand II lands as defined in CDC 02.030. Development of Type I or II

lands are exempt from these provisions. Land divisions of three lots or less would also be

exempt.

Applicant's The R-10 zone permits a maximum density of 4.35 dwelling units per net acre. Net acre
Finding: is defined as "The total gross acres less the public right-of-way and other acreage

deductions, as applicable". The net acreage of this site after the vacation of dedicated
right-of way is 0.95 acre. At 4.35 dwelling units per net acre, the maximum number of
dwelling units on this site is 4.58. The proposed 4.21dwelling units would be 92 percent

of the maximum density, exceeding the 70 percent minimum.

The requirements of this section have been satisfied.

8. 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.

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 55.100(B)(2). Trees are defined per the
municipal code as having a trunk six inches in diameter or 19 inches in circumference at a

point five feet above the mean ground level at the base of the trunk.

Applicant's No heritage trees have been identified on this site. However, the applicant's arborist
Finding: worked with the City Arborist to create the tree plan included with this submittal.

Applicant's

Finding:

This property is zoned R-10 and, therefore, the use of the parcel as an entirely

residential development is permitted.

The requirements of this section have been satisfied.

The requirements of this section have been satisfied.
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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.

1377, 1995; Ord. 1382, 1995; Ord. 1401, 1997; Ord. 1403, 1997; Ord. 1408, 1998; Ord. 1425,

1998; Ord. 1442, 1999; Ord. 1463, 2000; Ord. 1526, 2005; Ord. 1544, 2007; Ord. 1584, 2008;

Ord. 1590§ 1,2009; Ord. 1604 § 64, 2011)

Applicant's This property is within the City limits.

Finding:

The requirements of this section have been satisfied.

DIVISION 3 SUPPLEMENTAL PROVISIONS AND EXCEPTIONS

CHAPTER 33. STORMWATER QUALITY AND DETENTION

33.040 APPROVAL CRITERIA

The Planning Director and City Engineer shall make written findings with respect to the following

criteria when approving, approving with conditions, or denying applications for stormwater detention
permits and stormwater quality permits.

A. Stormwater quality facilities shall meet non-point source pollution control standards required by
the Public Works Design Standards.

Applicant's The proposed stormwater design meets non-point source pollution control standards, as

Finding: shown in the stormwater report.

The requirements of this section have been satisfied.

B. Design of stormwater detention and pollution reduction facilities and related detention and
water quality calculations shall meet Public Works Design Standards and shall be prepared by a
professional engineer licensed to practice in the State of Oregon.

Applicant's The stormwater detention and pollution reduction facilities and related calculations

Finding: were prepared by a professional engineer licensed to practice in the state of Oregon.

The requirements of this section have been satisfied.

C. Soil stabilization techniques, erosion control, and adequate improvements to accommodate the
intended drainage through the drainage basin shall be used. Storm drainage shall not be diverted
from its natural watercourse unless no feasible alternatives exist. Interbasin transfers of storm

drainage will not be permitted.

Applicant's Soil stabilization techniques, erosion control and adequate improvements to
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Finding: accommodate drainage are detailed in the stormwater report and meet all standards.

The requirements of this section have been satisfied.

D. Stormwater detention and treatment facilities shall encroach no further than 25 feet into the
outside boundary of a water quality resource area. The area of encroachment must be replaced by
adding an equal area to the water quality resource area on the subject property.

Applicant's No stormwater detention or treatment facilities are proposed near or encroaching into
Finding: the boundary of a water quality resource area.

The requirements of this section have been satisfied.

E. Stormwater detention and treatment facilities shall be vegetated with plants from the Metro's
Native Plant List as described in CDC 33.070.

Applicant's All stormwater detention and treatment facilities will be vegetated with plants from
Finding: Metro's Native Plant List.

The requirements of this section have been satisfied.

F. Projects must either stockpile existing topsoil for reuse on the site or import topsoil, rather than
amend subsoils. Soil amendments are allowed only where the applicant can demonstrate they are the
only practical alternative for enabling the soil to support healthy plantings, promoting better
stormwater treatment, or improving soil infiltration capacity (where appropriate).

Applicant's No soil amendments are proposed. Topsoil will be stockpiled and reused on site
Finding: following bulk earthworks.

The requirements of this section have been satisfied.

G. Interim erosion control measures, such as mulching, shall be placed immediately upon
completion of grading of the facilities. (Ord. 1463, 2000)

Applicant's Interim erosion control measures will be used as necessary.

Finding:

The requirements of this section have been satisfied.

33.060 MAINTENANCE AND ACCESS REQUIREMENTS
Maintenance and access requirements shall meet Public Works Design Standards. (Ord. 1463, 2000)

Applicant's The stormwater report includes maintenance and access pursuant to Public Works
Finding: Design Standards.

The requirements of this section have been satisfied.
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33.070 PLANT MATERIAL FOR WATER QUALITY FACILITIES

Metro's Native Plant List is incorporated by reference as a part of this chapter. The applicant shall
submit a detailed planting plan using species from Metro's Native Plant List. The intent of this plan is
to establish native vegetation to protect against erosion and sediment infiltration. A mix of low
maintenance trees, shrubs, and groundcover is preferred with an even distribution.

A. The planting plan shall be prepared by a professional landscape architect if the development site
contains more than 5,000 square feet of impervious area. The planting plan shall include a table listing
the scientific names, size, and quantity of plants.

B. The plan shall include plant location, species, size, and quantity for stormwater detention and
treatment facilities. Evergreen trees shall have a minimum height of four feet and deciduous trees

shall be at least one-inch caliper in size at the time of planting. Shrubs shall be a minimum of one
gallon in size at the time of planting. Spaces shall be filled at mature growth but not so that
overplanting occurs and overcrowding results. Temporary irrigation systems or other means of
ensuring establishment of the plantings must be specified.

C. Plantings shall be designed to minimize or eliminate the need for herbicides, fertilizers, pesticides,
or soil amendments at any time before, during, or after construction, or on a long-term basis.
Plantings shall be designed to minimize or eliminate the need for frequent mowing and irrigation.

D. The applicant is responsible for implementing the planting plan during the next fall or spring
planting season following permit approval. Prior to planting, noxious vegetation shall be removed. All
soil areas must be covered with specified plants and mulch to prevent erosion.

E. Plantings shall be incorporated into a public improvement guarantee agreement, which includes a

maintenance bond as required by CDC 91.010(C). The maintenance bond is required for any project
involving stormwater quality and detention facilities. (Ord. 1463,2000)

Applicant's The planting plan for the water quality tract is included within the stormwater report

Finding: and meets the requirements of this section.

The requirements of this section have been satisfied.

CHAPTER 42. CLEAR VISION AREAS

42.020 CLEAR VISION AREAS REQUIRED, USES PROHIBITED

A. A clear vision area shall be maintained on the corners of all property adjacent to an intersection
as provided by CDC 42.040 and 42.050.

B. A clear vision area shall contain no planting, fence, wall, structure or temporary or permanent

obstruction (except for an occasional utility pole or tree) exceeding three feet in height, measured
from the top of the curb, or, where no curb exists, from the street centerline grade, except that trees
exceeding this height may be located in this area, provided all branches below eight feet are removed.
(Ord. 1192, 1987)

42.030 EXCEPTIONS

The following described area in Willamette shall be exempt from the provisions of this chapter. The
parcels of land zoned General Commercial which abut Willamette Falls Drive, located between 10th
and 16thStreets. Beginning at the intersection of Willamette Falls Drive and 11thStreet on 7th
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Avenue to 16th Street; on 16thStreet to 9th Avenue; on 9th Avenue to 14th Street to the Tualatin
River; following the Tualatin River and Willamette River to 12thStreet; on 12thStreet to 4th Avenue;
on 4th Avenue to 11thStreet; on 11th Street to Willamette Falls Drive. This described area does not
include the northerly side of Willamette Falls Drive.

42.040 COMPUTATION; STREET AND ACCESSWAY 24 FEET OR MORE IN WIDTH

The clear vision area for all street intersections and street and accessway intersections (accessways
having 24 feet or more in width) shall be that triangular area formed by the right-of-way or property
lines along such lots and a straight line joining the right-of-way or property line at points which are 30
feet distant from the intersection of the right-of-way line and measured along such lines.

42.050 COMPUTATION; ACCESSWAY LESS THAN 24 FEET IN WIDTH

The clear vision area for street and accessway intersections (accessways having less than 24 feet in
width) shall be that triangular area whose base extends 30 feet along the street right-of-way line in
both directions from the centerline of the accessway at the front setback line of a single-family and
two-family residence, and 30 feet back from the property line on all other types of uses.

Applicant's All clear vision areas at the intersections of public streets with driveways or other public
Finding: streets on the subject site will be free of plantings, fences, walls, structures and

CHAPTER 44. FENCES

44.020 SIGHT-OBSCURING FENCE; SETBACK AND HEIGHT LIMITATIONS

A. A sight- or non-sight-obscuring fence may be located on the property line or in a yard setback
area subject to the following:

1. The fence is located within:

a. A required front yard area, and it does not exceed three feet, except pillars and
driveway entry features subject to the requirements of Chapter 42 CDC, Clear Vision Areas,
and approval by the Planning Director;

b. A required side yard which abuts a street and it is within that portion of the side yard
which is also part of the front yard setback area and it does not exceed three feet;

c. A required side yard which abuts a street and it is within that portion of the side yard
which is not also a portion of the front yard setback area and it does not exceed six feet
provided the provisions of Chapter 42 CDC are met;

d. A required rear yard which abuts a street and it does not exceed six feet; or

e. A required side yard area which does not abut a street or a rear yard and it does not
exceed six feet.

obstructions, meeting the requirements for clear vision areas.

The requirements of this section have been satisfied.

Applicant's

Finding:

New fences are not indicated on the proposed plans because the exact locations have

yet to be determined. All fences constructed as part of this subdivision will meet the

requirements of these standards.
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The requirements of this section have been satisfied.

B. Fence or wall on a retaining wall. When a fence is built on a retaining wall or an artificial berm,
the following standards shall apply:

1. When the retaining wall or artificial berm is 30 inches or less in height from finished grade,
the maximum fence or wall height on top of the retaining wall shall be six feet.

2. When the retaining wall or earth berm is greater than 30 inches in height, the combined
height of the retaining wall and fence or wall from finished grade shall not exceed eight and
one-half feet.

3. Fences or walls located on top of retaining walls or earth berms in excess of 30 inches above
finished grade may exceed the total allowed combined height of eight and one-half feet;
provided, that the fence or wall is located a minimum of two feet from the retaining wall and
the fence or wall height shall not exceed six feet.

Applicant's Any fences built on retaining walls will meet these standards.
Finding:

The requirements of this section have been satisfied.

44.030 SCREENING OF OUTDOOR STORAGE

A. All service, repair, and storage activities carried on in connection with any commercial, business
or industrial activity and not conducted within an enclosed building shall be screened from view of all
adjacent properties and adjacent streets by a sight-obscuring fence.

B. The sight-obscuring fence shall be in accordance with provisions of Chapter 42 CDC, Clear Vision

Areas, and shall be subject to the provisions of Chapter 55 CDC, Design Review.

Applicant's This site is residential and no service, repair or storage activities in connection with

Finding: commercial, business or industry activities are proposed.

The requirements of this section have been satisfied.

44.040 LANDSCAPING

Landscaping which is located on the fence line and which impairs sight vision shall not be located
within the clear vision area as provided in Chapter 42 CDC.

44.050 STANDARDS FOR CONSTRUCTION

A. The structural side of the fence shall face the owner's property; and

B. The sides of the fence abutting adjoining properties and the street shall be maintained. (Ord.

1291, 1990

Applicant's Any fences built will meet these standards.
Finding:

The requirements of this section have been satisfied.
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CHAPTER 54. 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. The rationale is that saving a 30-foot-tall
mature tree helps maintain the continuity of the site, they are qualitatively superior to two or three
two-inch caliper street trees, they provide immediate micro-climate benefits (e.g., shade), they soften
views of the street, and they can increase the attractiveness, marketability, and value of the
development.

B. To encourage tree preservation, the parking requirement may be reduced by one space for every
significant tree that is preserved in the parking lot area for a maximum reduction of 10 percent of the
required parking. The City Parks Supervisor or Arborist shall determine the significance of the tree

and/or landscaping to determine eligibility for these reductions.

C. Developers must also comply with the municipal code chapter on tree protection.

D. Heritage trees. Heritage trees are trees which, because of their age, type, notability, or historical
association, are of special importance. Heritage trees are trees designated by the City Council
following review of a nomination. 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). Further discussion of heritage trees is
found in the municipal code.

Applicant's There are no heritage trees identified on this site. Three significant trees have been

Finding: identified on the site. Two of the three significant trees will be preserved throughout
development of the site and one will be removed. One conservation easement for the

preservation of a significant tree protection has been identified on the plat and will be

recorded in the deeds of the future lots.

The requirements of this section have been satisfied.

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. All trees shall be
planted during the first planting season after occupancy. Inselecting types of trees, the City
Arborist may determine the appropriateness of the trees to local conditions and whether that
tree has been overplanted, and whether alternate species should be selected. Also see
subsection (C) of this section.

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:
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a. The cost of the tree;

b. Labor and equipment for original placement;

c. Regular maintenance necessary for tree establishment during the initial two-year

period following the City schedule of maintenance; and

d. A two-year replacement warranty based on the City's established failure rate. (Ord.
1408, 1998; Ord. 1463, 2000)

Applicant's The applicant will pay for the installation of street trees by the City and maintain the

Finding: trees for the two-year establishment period.

The requirements of this section have been satisfied.

54.030 PLANTING STRIPS FOR MODIFIED AND NEW STREETS

All proposed changes in width in a public street right-of-way or any proposed street improvement
shall, where feasible, include allowances for planting strips. Plans and specifications for planting such
areas shall be integrated into the general plan of street improvements.This chapter requires any

multi-family, commercial, or public facility which causes change in public right-of-way or street

improvement to comply with the street tree planting plan and standards.

Applicant's 6-foot-wide planting strips will be installed between the sidewalk and the asphalt for the

Finding: length of the frontage of this property along Summit Street and Gloria Drive.

The requirements of this section have been satisfied.

54.040 INSTALLATION

A. All landscaping shall be installed according to accepted planting procedures.

B. The soil and plant materials shall be of good quality.

C. Landscaping shall be installed in accordance with the provisions of this code.

D. Certificates of occupancy shall not be issued unless the landscaping requirements have been met

or other arrangements have been made and approved by the City such as the posting of a bond.

Applicant's All landscaping installation will meet the requirements of this section.

Finding:

The requirements of this section have been satisfied.

54.050 PROTECTION OF STREET TREES

Street trees may not be topped or trimmed unless approval is granted by the Parks Supervisor or, in
emergency cases, when a tree imminently threatens power lines.

Applicant's There are no existing street trees adjacent to this property.

Finding:
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The requirements of this section have been satisfied.

54.060 MAINTENANCE

A. The owner, tenant and their agent, if any, shall be jointly and severally responsible for the
maintenance of all landscapingwhich shall be maintained in good condition so as to present a
healthy, neat, and orderly appearance and shall be kept free from refuse and debris.

B. All plant growth in interior landscaped areas shall be controlled by pruning, trimming, or
otherwise so that:

1. It will not interfere with the maintenance or repair of any public utility;

2. Itwill not restrict pedestrian or vehicular access; and

3. Itwill not constitute a traffic hazard because of reduced visibility.

Applicant's The owners of this property, including future homeowners, will be responsible for
Finding: maintenance of landscaping.

The requirements of this section have been satisfied.

54.070 SPECIFICATION SUMMARY

***25% of residential/multi-family site must be landscaped.

Applicant's A minimum of 25% of this site will be landscaped as part of the yards of future homes.
Finding:

The requirements of this section have been satisfied.

DIVISION4. DESIGN REVIEW

CHAPTER 55. DESIGN REVIEW

55.100 APPROVAL STANDARDS - CLASS II DESIGN REVIEW

B. Relationship to the natural and physical environment.

1. The buildings and other site elements shall be designed and located so that 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.

Applicant's No heritage trees were identified on this site.

Finding:

The requirements of this section have been satisfied.

2. All heritage trees, as defined in the municipal code, ail trees and clusters of trees ("cluster" is
defined as three or more trees with overlapping driplines; however, native oaks need not have an
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overlapping dripline) that are considered significant by the City Arborist, either individually or in
consultation with certified arborists or similarly qualified professionals, based on accepted
arboricultural standards including consideration of their size, type, location, health, long term

survivability, and/or numbers, shall be protected pursuant to the criteria of subsections (B)(2)(a)
through (f) of this section. In cases where there is a difference of opinion on the significance of a tree

or tree cluster, the City Arborist's findings shall prevail. It is important to acknowledge that all trees

are not significant and, further, that this code section will not necessarily protect all trees deemed
significant.

a. Non-residential and residential projects on Type I and II lands shall protect all heritage trees and all
significant trees and tree clusters by either the dedication of these areas or establishing tree

conservation easements. Development of Type I and II lands shall require the careful layout of streets,
driveways, building pads, lots, and utilities to avoid heritage trees and significant trees and tree

clusters, and other natural resources pursuant to this code. The method for delineating the protected
trees or tree clusters ("dripline + 10 feet") is explained in subsection (B)(2)(b) of this section.
Exemptions of subsections (B)(2)(c), (e), and (f) of this section shall apply.

b. Non-residential and residential projects on non-Type Iand II lands shall set aside up to 20 percent

of the area to protect trees and tree clusters that are determined to be significant, plus any heritage

trees. Therefore, in the event that the City Arborist determines that a significant tree cluster exists at

a development site, then up to 20 percent of the non-Type I and II lands shall be devoted to the
protection of those trees, either by dedication or easement. The exact percentage is determined by
establishing the driplines of the trees or tree clusters that are to be protected. In order to protect the
roots which typically extend further, an additional 10-foot measurement beyond the dripline shall be
added. The square footage of the area inside this "dripline plus 10 feet" measurement shall be the
basis for calculating the percentage (see figure below). The City Arborist will identify which tree(s) are

to be protected. Development of non-Type I and II lands shall also require the careful layout of
streets, driveways, building pads, lots, and utilities to avoid significant trees, tree clusters, heritage
trees, and other natural resources pursuant to this code. Exemptions of subsections (B)(2)(c), (e), and
(f) of this section shall apply. Please note that in the event that more than 20 percent of the non-Type
I and II lands comprise significant trees or tree clusters, the developer shall not be required to save

the excess trees, but is encouraged to do so.

c. Where stubouts of streets occur on abutting properties, and the extension of those streets will
mean the loss of significant trees, tree clusters, or heritage trees, it is understood that tree loss may

be inevitable. In these cases, the objective shall be to minimize tree loss. These provisions shall also
apply in those cases where access, per construction code standards, to a parcel is blocked by a row or
screen of significant trees or tree clusters.

d. For both non-residential and residential development, the layout shall achieve at least 70 percent

of maximum density for the developable net area. The developable net area excludes all Type Iand II
lands and up to 20 percent of the remainder of the site for the purpose of protection of stands or

clusters of trees as defined in subsection (B)(2) of this section.

e. For arterial and collector street projects, including Oregon Department of Transportation street

improvements, the roads and graded areas shall avoid tree clusters where possible. Significant trees,

tree clusters, and heritage tree loss may occur, however, but shall be minimized.
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f. If the protection of significant tree(s) or tree clusters is to occur in an area of grading that is
necessary for the development of street grades, per City construction codes, which will result in an
adjustment in the grade of over or under two feet, which will then threaten the health of the tree(s),
the applicant will submit evidence to the Planning Director that all reasonable alternative grading
plans have been considered and cannot work. The applicant will then submit a mitigation plan to the
City Arborist to compensate for the removal of the tree(s) on an "inch by inch" basis (e.g., a 48-inch
Douglas fir could be replaced by 12 trees, each four-inch). The mix of tree sizes and types shall be
approved by the City Arborist.

Applicant's The applicant has identified three trees located on the site which have been determined to
Finding: be significant by the City's arborist. No heritage trees have been identified.

The site layout has been prepared in order to limit impacts to significant trees on site. The
Applicant is proposing to create one conservation easement for the retention of a 24 inch
Douglas Fir encumbering Lot 1. The Applicant will also retain a 23 inch Maple located on Lot
4 without the use of an easement.

The Applicant is proposing to remove one significant tree from the site A 36 inch Douglass
Fir has been proposed for removal to accommodate the private access driveway. The total
significant caliper inches to be removed is 36 caliper inches.

The Applicant proposes to mitigate for the removal of the significant tree, consistent with
the requirements of this section. As part of this mitigation, a total of 36 caliper inches of
trees will be planted on the site. The Applicant is proposing the planting of five Scarlet Oak
trees and thirteen Western Red Cedar trees, each with a caliper of two inches.

The requirements of this section have been satisfied.

CHAPTER 92. 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:

A. Streets within subdivisions.

1. All streets within a subdivision, includingalleys, shall be graded for the full right-of-way
width and improved to the City's permanent improvement standards and specifications which
include sidewalks and bicycle lanes, unless the decision-making authority makes the following
findings:

a. The right-of-way cannot be reasonably improved in a manner consistent with City road
standards or City standards for the protection of wetlands and natural drainageways.

b. The right-of-way does not provide a link in a continuous pattern of connected local
streets, or, if it does provide such a link, that an alternative street link already exists or the
applicant has proposed an alternative street which provides the necessary connectivity, or
the applicant has proven that there is no feasible location on the property for an
alternative street providing the link.
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2. When the decision-making authority makes these findings, the decision-making authority
may impose any of the following conditions of approval:

a. A condition that the applicant initiate vacation proceedings for all or part of the right-
of-way.

b. A condition that the applicant build a trail, bicycle path, or other appropriate way.

If the applicant initiates vacation proceedings pursuant to subsection (A)(2)(a) of this section, and the
right-of-way cannot be vacated because of opposition from adjacent property owners, the City
Council shall consider and decide whether to process a City-initiated street vacation pursuant to
Chapter 271ORS.

Construction staging area shall be established and approved by the City Engineer. Clearing, grubbing,
and grading for a development shall be confined to areas that have been granted approval in the land
use approval process only. Clearing, grubbing, and grading outside of land use approved areas can

only be approved through a land use approval modification and/or an approved Building Department
grading permit for survey purposes. Catch basins shall be installed and connected to pipe lines leading
to storm sewers or drainageways.

B. Extension of streets to subdivisions. The extension of subdivision streets to the intercepting

paving line of existing streets with which subdivision streets intersect shall be graded for the full right-
of-way width and improved to a minimum street structural section and width of 24 feet.

C. Local and minor collector streets within the rights-of-way abutting a subdivision shall be graded
for the full right-of-way width and approved to the City's permanent improvement standards and
specifications. The City Engineer shall review the need for street improvements and shall specify
whether full street or partial street improvements shall be required. The City Engineer shall also
specify the extent of storm drainage improvements required.The City Engineer shall be guided by the
purpose of the City's systems development charge program in determining the extent of
improvements which are the responsibility of the subdivider.

D. Monuments. Upon completion of the first pavement lift of all street improvements, monuments

shall be installed and/or reestablished at every street intersection and all points of curvature and
points of tangency of street centerlines with an iron survey control rod. Elevation benchmarks shall be
established at each street intersection monument with a cap (in a monument box) with elevations to

a U.S. Geological Survey datum that exceeds a distance of 800 feet from an existing benchmark.

E. Surface drainage and storm sewer system. 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 off site of a 100-year storm, or the plan and statement shall
identify all off-site impacts and measures to mitigate those impacts commensurate to the particular
land use application. Mitigation measures shall maintain pre-existing levels and meet buildout
volumes, and meet planning and engineering requirements.

F. Sanitary sewers. Sanitary sewers shall be installed to City standards to serve the subdivision and
to connect the subdivision to existing mains.

1. If the area outside the subdivision to be directly served by the sewer line has reached a
state of development to justify sewer installation at the time, the Planning Commission may
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recommend to the City Council construction as an assessment project with such arrangement
with the subdivider as is desirable to assure financing his share of the construction.

2. If the installation is not made as an assessment project, the City may reimburse the
subdivider an amount estimated to be a proportionate share of the cost for each connection
made to the sewer by property owners outside of the subdivision for a period of 10years from
the time of installation of the sewers. The actual amount shall be determined by the City
Administrator considering current construction costs.

G. Water system. Water lines with valves and fire hydrants providing service to each building site in
the subdivision and connecting the subdivision to City mains shall be installed. Prior to starting
building construction, the design shall take into account provisions for extension beyond the
subdivision and to adequately grid the City system. Hydrant spacing is to be based on accessible area
served according to the City Engineer's recommendations and City standards. If required water mains
will directly serve property outside the subdivision, the City may reimburse the developer an amount

estimated to be the proportionate share of the cost for each connection made to the water mains by
property owners outside the subdivision for a period of 10years from the time of installation of the
mains. If oversizing of water mains is required to areas outside the subdivision as a general
improvement, but to which no new connections can be identified, the City may reimburse the
developer that proportionate share of the cost for oversizing. The actual amount and reimbursement
method shall be as determined by the City Administrator considering current or actual construction
costs.

H. Sidewalks.

1. Sidewalks shall be installed on both sides of a public street and in any special pedestrian
way within the subdivision, except that in the case of primary or secondary arterials, or special
type industrial districts, or special site conditions, the Planning Commission may approve a
subdivision without sidewalks if alternate pedestrian routes are available.

In the case of the double-frontage lots, provision of sidewalks along the frontage not used for
access shall be the responsibility of the developer. Providing front and side yard sidewalks shall
be the responsibility of the land owner at the time a request for a building permit is received.
Additionally, deed restrictions and CC&Rs shall reflect that sidewalks are to be installed prior to

occupancy and it is the responsibility of the lot or homeowner to provide the sidewalk, except
as required above for double-frontage lots.

2. On local streets serving only single-family dwellings, sidewalks may be constructed during
home construction, but a letter of credit shall be required from the developer to ensure
construction of all missing sidewalk segments within four years of final plat approval pursuant
to CDC 91.010(A)(2).

3. The sidewalks shall measure at least six feet in width and be separated from the curb by a
six-foot minimum width planter strip. Reductions in widths to preserve trees or other
topographic features, inadequate right-of-way, or constraints, may be permitted if approved by
the City Engineer in consultation with the Planning Director.

4. Sidewalks should be buffered from the roadway on high volume arterials or collectors by
landscape strip or berm of three and one-half-foot minimum width.
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5. The City Engineer may allow the installation of sidewalks on one side of any street only if
the City Engineer finds that the presence of any of the factors listed below justifies such waiver:

a. The street has, or is projected to have, very low volume traffic density;

b. The street is a dead-end street;

c. The housing along the street is very low density; or

d. The street contains exceptional topographic conditions such as steep slopes, unstable
soils, or other similar conditions makingthe location of a sidewalk undesirable.

I. Bicycle routes. If appropriate to the extension of a system of bicycle routes, existing or planned,
the Planning Commission may require the installation of separate bicycle lanes within streets and
separate bicycle paths.

J. Street name signs. All street name signs and traffic control devices for the initial signing of the new
development shall be installed by the City with sign and installation costs paid by the developer.

K. Dead-end street signs. Signs indicating "future roadway" shall be installed at the end of all
discontinued streets. Signs shall be installed by the City per City standards, with sign and installation
costs paid by the developer.

L. Signs indicating future use shall be installed on land dedicated for public facilities (e.g., parks,
water reservoir, fire halls, etc.). Sign and installation costs shall be paid by the developer.

M. Street lights. Street lights shall be installed and shall be served from an underground source of
supply. The street lighting shall meet IES lighting standards. The street lights shall be the shoe-box
style light (flat lens) with a 30-foot bronze pole in residential (non-intersection) areas. The street light
shall be the cobra head style (drop lens) with an approximate 50-foot (sized for intersection width)
bronze pole. The developer shall submit to the City Engineer for approval of any alternate residential,
commercial, and industrial lighting, and alternate lighting fixture design. The developer and/or
homeowners association is required to pay for all expenses related to street light energy and
maintenance costs until annexed into the City.

N. Utilities. The developer shall make necessary arrangements with utility companies or other
persons or corporations affected for the installation of underground lines and facilities. Electrical lines
and other wires, including but not limited to communication, street lighting, and cable television, shall
be placed underground.

O. Curb cuts and driveways. Curb cuts and driveway installations are not required of the subdivider
at the time of street construction, but, if installed, shall be according to City standards. Proper curb
cuts and hard-surfaced driveways shall be required at the time buildings are constructed.

P. Street trees. Street trees shall be provided by the City Parks and Recreation Department in
accordance with standards as adopted by the City in the Municipal Code. The fee charged the
subdivider for providing and maintaining these trees shall be set by resolution of the City Council.

Q. Joint mailbox facilities shall be provided in all residential subdivisions, with each joint mailbox
serving at least two, but no more than eight, dwelling units. Joint mailbox structures shall be placed in
the street right-of-way adjacent to roadway curbs. Proposed locations of joint mailboxes shall be
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designated on a copy of the tentative plan of the subdivision, and shall be approved as part of the
tentative plan approval. Inaddition, sketch plans for the joint mailbox structures to be used shall be
submitted and approved by the City Engineer prior to final plat approval. (Ord. 1180, 1986;Ord. 1192,
1987;Ord. 1287, 1990;Ord. 1321, 1992;Ord. 1339, 1993;Ord. 1401, 1997;Ord. 1408, 1998; Ord. 1442,
1999)

Applicant's All improvements will be installed per the submitted plans and in conformance with the
Finding: requirements of this title.

The requirements of this section have been satisfied.

92.030 IMPROVEMENT PROCEDURES

In addition to other requirements, improvements installed by the developer, either as a requirement
of these regulations or at the developer's own option, shall conform to the requirements of this title
and permanent improvement standards and specifications adopted by the City and shall be installed
in accordance with the following procedure:

A. Improvement work shall not be commenced until plans have been checked for adequacy and
approved by the City. To the extent necessary for evaluation of the proposal, the improvement plans
may be required before approval of the tentative plan of a subdivision or partition. Plans shall be
prepared in accordance with the requirements of the City.

B. Improvement work shall not be commenced until the City has been notified in advance, and if
work has been discontinued for any reason, it shall not be resumed until the City has been notified.

C. Improvements shall be constructed under the Engineer.The City may require changes in typical
sections and details in the public interest if unusual conditions arise during construction to warrant
the change.

D. All underground utilities, sanitary sewers, and storm drains installed in streets by the subdivider
or by any utility company shall be constructed prior to the surfacing of the streets. Stubs for service
connections for underground utilities and sanitary sewers shall be placed to a length obviating the
necessity for disturbing the street improvements when service connections are made.

E. A digital and mylar map showing all public improvements as built shall be filed with the City
Engineer upon completion of the improvements. (Ord. 1408, 1998)

Applicant's All improvements will be installed in conformance with the requirements of this title.
Finding:

The requirements of this section have been satisfied.

CHAPTER 99 PROCEDURES FOR DECISION MAKING: QUASI-JUDICIAL

99.030 APPLICATION PROCESS: WHO MAY APPLY, PRE-APPLICATION CONFERENCE, REQUIREMENTS,

REFUSAL OF APPLICATION, FEES

A. Who may apply.

1. Applications for approval required under this chapter may be initiated by:
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a. The owner of the property that is the subject of the application or the owner's duly
authorized representative;

b. The purchaser of such property who submits a duly executed written contract or copy

thereof, which has been recorded with the Clackamas Clerk;

c. A lessee in possession of such property who submits written consent of the owner to

make such application; or

d. Motion by the Planning Commission or City Council.

2. Any person authorized by this chapter to submit an application for approval may be
represented by an agent who is authorized inwriting by such a person to make the application.

Applicant's The owner of the property is initiating this application for approval.

Finding:

The requirements of this section have been satisfied.

B. Pre-application conferences.

1. Subject to subsection (B)(4) of this section, a pre-application conference is required for, but
not limited to, ***j. land divisions.

Applicant's A pre-application meeting was held June 6, 2013.

Finding:

The requirements of this section have been satisfied.

C. The requirements for making an application.

1. The application shall be made on forms provided by the Director as provided by CDC
99.040(A)(1);

2. The application shall be complete and shall contain the information requested on the form,
shall address the appropriate submittal requirements and approval criteria in sufficient detail
for review and action, and shall be accompanied by the deposit or fee required by CDC 99.033.
No application will be accepted if not accompanied by the required fee or deposit. In the event

an additional deposit is required by CDC 99.033 and not provided within the time required, the
application shall be rejected without further processing or deliberation and all application
materials shall be returned to the applicant, notwithstanding any determination of
completeness. (Ord. 1527, 2005; Ord. 1568, 2008; Ord. 1590 § 1, 2009; Ord. 1599 § 6, 2011)

Applicant's This application has been made on forms provided by the City's Planning Department.

Finding: The application contains the necessary information and the required fee.

The requirements of this section have been satisfied.
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99.033 FEES

The Council shall adopt a schedule of fees reasonably calculated to defray the expenses of the
administrative process. The Council may establish either a set fee or a deposit system in which the
applicant pays a deposit and the City determines the total administrative cost at the end of the
process and refunds any unused amount of the deposit to the applicant. No additional deposit shall
be required for additional costs that are incurred because the matter is referred to or called up by a
higher decision-making authority. The Council shall charge no fees for City-initiated land use
applications or appeals filed by a recognized neighborhood association pursuant to the provisions of
CDC 99.240. (Ord. 1527, 2005; Ord. 1568, 2008; Ord. 1604 § 70, 2011)

Applicant's The required fee was submitted with the land use application.
Finding:

The requirements of this section have been satisfied.

99.038 NEIGHBORHOOD CONTACT REQUIRED FOR CERTAIN APPLICATIONS
Prior to submittal of an application for any subdivision, conditional use permit, multi-family project,
planned unit development, commercial, office, or industrial development of over 1,500 square feet, or
a zone change that requires a Comprehensive Plan amendment, the applicant shall contact and
discuss the proposed development with any affected neighborhood as provided in this section.
Although not required for other or smaller projects, contact with neighbors is highly recommended.
The Planning Director may require neighborhood contact pursuant to this section prior to the filing of
an application for any other development permit if the Director deems neighborhood contact to be
beneficial.

A. Purpose.The purpose of neighborhood contact is to identify potential issues or conflicts regarding
a proposed application so that they may be addressed prior to filing. This contact is intended to result
ina better application and to expedite and lessen the expense of the review process by avoiding
needless delays, appeals, remands, or denials. The City expects an applicant to take the reasonable
concerns and recommendations of the neighborhood into consideration when preparing an
application. The City expects the neighborhood association to work with the applicant to provide such
input.

B. The applicant shall contact by letter all recognized neighborhood associations whose boundaries
contain all or part of the site of the proposed development and all property owners within 500 feet of
the site.

C. The letter shall be sent by certified mail, return receipt requested, to the president of the
neighborhood association, and to one designee as submitted to the City by the neighborhood
association, and shall be sent by regular mail to the other officers of the association and the property
owners within 500 feet. If another neighborhood association boundary is located within the 500-foot
notice radius, the letter shall be sent to that association's president, and to one designee as submitted
to the City by the neighborhood association as well. The letter shall briefly describe the nature and
location of the proposed development, and invite the association and interested persons to a meeting
to discuss the proposal in more detail. The meeting shall be scheduled at the association's regularly
scheduled monthly meeting, or at another time at the discretion of the association, and not less than
20 days from the date of mailing of the notice. If the meeting is scheduled as part of the association's
regular monthly meeting, the letter shall explain that the proposal may not be the only topic of
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discussion on the meeting agenda. The letter shall encourage concerned citizens to contact their
association president, or their association designee, with any questions that they may want to relay to

the applicant.

Neighborhood contact shall be initiated by the applicant by mailing the association president, and to

one designee as submitted to the City by the neighborhood association, a letter, return receipt
requested, formally requesting, within 60 days, a date and location to have their required
neighborhood meeting.The 60 days shall be calculated from the date that the applicant mails this
letter to the association. If the neighborhood association does not want to meet within the 60-day
timeframe, or if there is no neighborhood association, the applicant may hold a public meeting during
the evening after 6:00 p.m., or on the weekend no less than 20 days from the date of mailing of the
notice. All meetings shall be held at a location open to the public within the boundaries of the
association or at a public facility within the City of West Linn. If the meeting is held at a business, it
shall be posted at the time of the meeting as the meeting place and shall note that the meeting is
open to the public and all interested persons may attend.

D. On the same date the letters described in subsections A through C of this section are mailed, the
applicant shall provide and post notice on the property subject to the proposed application. The
notice shall be posted at a location visible from the public right-of-way. If the site is not located
adjacent to a through street, then an additional sign shall be posted on the nearest through street.

The sign notice shall be at least 11inches by 17 inches in size on durable material and in clear, legible
writing. The notice shall state that the site may be subject to a proposed development (e.g.,
subdivision, variance, conditional use) and shall set forth the name of the applicant and a telephone
number where the applicant can be reached for additional information. The site shall remain posted
until the conclusion of the meeting.

E. An application shall not be accepted as complete unless and until the applicant demonstrates
compliance with this section by including with the application:

1. A copy of the certified letter to the neighborhood association with a copy of return receipt;

2. A copy of the letter to officers of the association and to property owners within 500 feet,
including an affidavit of mailing and a copy of the mailing list containing the names and
addresses of such owners and residents;

3. A copy of the required posted notice, along with an affidavit of posting;

4. A copy of the minutes of the meetings, produced by the neighborhood association, which
shall include a record of any verbal comments received, and copies of any written comments

from property owners, residents, and neighborhood association members. If there are no

minutes, the applicant may provide a summary of the meeting comments. The applicant shall
also send a copy of the summary to the chair of the neighborhood association. The chair shall be
allowed to supplement the summary with any additional comments regardingthe content of
the meeting, as long as such comments are filed before the record is closed;

5. An audiotape of the meeting; and

6. In the event that it is discovered by staff that the aforementioned procedures of this section
were not followed, or that a review of the audio tape and meeting minutes show the applicant
has made a material misrepresentation of the project at the neighborhood meeting, the
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application shall be deemed incomplete until the applicant demonstrates compliance with this
section. (Ord. 1425, 1998;Ord. 1474,2001; Ord. 1568, 2008; Ord. 1590 § 1,2009)

Applicant's

Finding:

This section requires the applicant to contact and discuss the proposed development
with any affected neighborhood as provided in this section.

A meeting was held with members of the Rosemont, Sunset and Parker Crest

neighborhood associations on August 14, 2013. The meeting was scheduled and noticed

per the requirements of this section, and the required neighborhood meeting

documentation is submitted with this application. The applicant provided renderings

and information regarding the proposed subdivision and answered all questions asked

by the members of the neighborhood association.

This section does not contain any requirements for the presentation or the materials

used to make the presentation. The section describes when a neighborhood meeting is

required, how notice of the meeting is to be accomplished and what the application

must include from the neighborhood meeting. Some changes have occurred in the
proposed plan since the neighborhood meeting; however, the basic information of the
subdivision (location, general lot layout, street connections, etc.) was presented to and

discussed with the neighborhood association members.

The requirements of this section have been satisfied.

SUMMARY AND CONCLUSION

Based upon the materials submitted herein, the Applicant respectfully requests that the City's Planning

Commission approve this Subdivision application.
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West Linn Planning & Development
Telephone 503.656.4211

22500 Salamo Rd #1000 • West Linn, Oregon 97068
Fax 503.656.4106 • westlinnoregon.gov

Development ReviewApplication
For Office Use Onlv

Staff Contact Project No(s).

Non-Refundable Fee(s) Refundable Deposit(s) Total

Type of Review (Please check all that apply):
OAnnexation (ANX)
1 I Appeal and Review (AP) *
I IConditional Use (CUP)
I IDesign Review (DR)
I I Easement Vacation
I I Extraterritorial Ext. of Utilities
O Final Plat or Plan (FP)
ÿ Flood Management Area

Historic Review Subdivision (SUB)

L3 Legislative Plan or Change Q Temporary Uses *
I]Lot Line Adjustment (LLA) */** QTime Extension *

Minor Partition (MIP) (Preliminary Plat or Plan) Q Variance (VAR)
Non-Conforming Lots, Uses & Structures

[]] Planned Unit Development (PUD)

~Z\ Pre-Application Conference (PA) */**
UStreet Vacation

I I Water ResourceArea Protection/Single Lot (WAP)

I I Water Resource Area Protection/Wetland (WAP)
[~~1 Willamette & Tualatin River Greenway (WRG)
I I Zone Change

I~1Hillside Protection & Erosion Control
Home Occupation, Pre-Application, Sidewalk Use, Sign Review Permit, and Temporary Sign Permit applications require
different or additional application forms, available on the City website or at City Hall.

Site Location/Address:
4997 SUMMIT STREET, WEST LINN

Assessor's Map No.: 21E25DB

Tax Lot(s): 00500
Total Land Area: 1.0 Acres +/-

Brief Description of Proposal: APPLICANT PROPOSES A 4 LOT SUBDIVISION

Applicant Name: LF 10, LLC
(please print)

Address:

City State Zip:

5285 MEADOWS ROAD, SUITE 171

LAKE OSWEGO, OR 97035

Phone: 503-209-7555

Email: jwyland@jtsinithco.com

Owner Name (required): LF 10, LLC
(please print)

Address: 5285 MEADOWS ROAD, SUITE 171

Phone:

Email:

City State Zip: LAKE OSWEGO, OR 97035

Consultant Name:ANDREW TULL, 3J CONSULTING, INC.
(please print)

Address:

City State Zip:

10445 SW CANYON ROAD, SUITE 245

BEAVERTON, OR 97005

Phone: 503-545-1907

Email: andrew.tuII@3j-consulting.com

1.All application fees are non-refundable (excluding deposit). Any overruns to deposit will result in additional billing.
2. The owner/applicant or their representative should be present at all public hearings.
3. A denial or approval may be reversed on appeal. No permit will be in effect until the appeal period has expired.
4. Three (3) complete hard-copy sets (single sided) of application materials must be submitted with this application.

One (1) complete set of digital application materials must also be submitted on CD in PDF format.
If large sets of plans are required in application please submit only two sets.

No CD required / ** Only one hard-copy set needed

The undersigned property owner(s) hereby authorizes the filing of this application, and authorizes on site review by authorized staff. Ihereby agree to
comply with all code requirements applicable to my application. Acceptance of this application does not infer a complete submittal. All amendments
to the Communityj9eyeldpment Code and to other regulations adopted after the application is approyettshall be enforced where applicable.
Approved applications and subsequent development is not vested under the provisions in place_?tflietime,of the initjahff)plication.

Applicant's si attire

subdivision_ÿ\pp1ication_Fiiled

Owner s sign
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Fifteen feet at the right edge of this right of way are proposed for vacation so the subject site
can include this edge as part of the proposed lots.

The applicant proposes all four lots to access off of Gloria Drive, which would make the
northern two lots flaglots despite one of them bordering Summit Street. Community
Development Code (CDC) Section 85.200(A)(11) forbids cul-de-sacs from providingvehicular
access to more than 12 houses. Gloria Drive is a cul-de-sac with 13 houses currently. It does
intersect the undeveloped section of the Prospect Street right of way a block east of here, but
Prospect Street is highly unlikely to ever be connected through to Gloria Drive for topographic
reasons. Therefore functionally Gloria Drive is and will remain a cul-de-sac. Therefore while
providing access to the individual houses from Gloria instead of the collector/arterial Summit is
a good idea, it does require a Class IIVariance to get around the provisions of 85.200(A)(11).
The criteria of Chapter 85 of the Community Development Code (CDC) provides for land
divisions. Chapter 11gives the minimum dimensions and other provisions for lots in the R-10
zone.

Flag lots must measure the minimum depth of 90 feet perpendicularly from the street which
they take access, and each flaglot must be served by an access strip at least 8 feet wide (the

easement serving both can overlap both stems). Any lot including the front lots must meet the
base zone lot size requirement by having at least 10,000 square feet free of access easements.
With these stipulations and with the possible approval of the variance, flag lots should be
achievable here. Alternately access easements across the two non-flaglots can substitute for
stems if the applicant prefers.
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Standing at the Rosemont/Summit intersection, looking east approximately down the line that
would separate lots 2 and 3 from lots 1and 4.

While the applicant's proposed plan shows similarly sized and squared-off lots, the exact sizes
and shapes of lots may be affected by the need to achieve the minimum 20% of the site for
significant tree dripline-plus-10-foot area preservation as required by 55.100(B)(2)(B) (referred
to in subdivision criterion 85.200[J][9]). While varying and curved/multi-directional lot lines are
otherwise discouraged, they are encouraged to reasonably achieve significant tree preservation
as much as possible.
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The shared driveway location as proposed may take down this large evergreen.

This grove dominates what is proposed to be Lot 3.
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Grading is also to be kept as minimal as possible per 85.200(E) so if the steep bowl in the
middle area can be graded minimally instead of more severely by modifying lot lines, this would
also be encouraged.

The steep bank that runs diagonally through the site creates the "bowl" effect in the northeast
half of the site.

A Planned Unit Development allows trees and/or hillside area to be in an open space tract

without reducing the number of lots, and/or allows lot sizes to be modified independent of the
base zone minimum (as long as there are not more than four lots) may also be a way to deal
with these tree and topographic issues.

Engineering Notes

Property Address: 4997 Summit Street- West Linn, OR 97068

I. TRANSPORTATION

SUMMIT STREET
EXISTING CONDITIONS POTENTIAL POST

DEVELOPMENT
CONDITIONS

Classification Collector Collector
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B. MINIMUM REQUIRED IMPROVEMENTS
1. Provide treatment for new impervious of 500 square feet or more.
2. Provide detention for new impervious of 5000 square feet or more.
3. Storm Drainage Analysis Report is required.
4. Collect, treat, detain, and provide proper conveying system for new impervious area

created along Summit St and Gloria Dr.
5. A public storm drainage easement through adjacent property, large enough to

accommodate necessary infrastructure, shall be required if conveying through
Woodsprite Ct.

C. SURFACE WATER SDC EFFECTIVE JULY 1st 2012
Unit Factor Reimbursement Improvement Administrative Total

Per Factor of 1 1.00 $780 $234 $52 $1,066
Single
Family

Per
House

1.00 $780 $234 $52 $1,066

III. SANITARY SEWER
A. EXISTING CONDITIONS
1. There is existing 8" sanitary sewer main located on adjacent property to the East within

a public easement for connection.

B. MINIMUM REQUIRED IMPROVEMENTS
1. Existing cleanout must be replaced with a manhole if connection is made to the main

between the existing cleanout and manhole.
2. If the existing house is on septic, decommission the septic tank and drain field in

accordance to DEQ requirements and submit the City with proper paper works.
6. As-Built: No recent as-built of adjacent developments available.

C. SANITARY SEWE R SDC EFFECTIVE JULY 1ST 2012
Unit Meter

Size
Factor Reimbursement Improvement Administrative Total

Per Factor of 1 1.00 $603 $2,348 $109 $3,060
Single
Family

Per
House

1.00 $603 $2,348 $109 $3,060

Tri-City Service District Sewer SDC 1EDU= S2,020

IV. WATER
A. PRESSURE ZONE

1. Zone: Rosemont Pressure Zone
2. Overflow Elevation: 860 Upper Elevation: 750 Lower Elevation: 220

B. RESERVOIR AND PUMP STATION
1. Reservoir: Rosemont Reservoir is located on Suncrest Drive. The reservoir usable

capacity is 0.4 million gallon. The reservoir is filled by Horton and View Drive Pump
Station.
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1. There are 10 water improvement projects listed in the City Water System Plan under the
Rosemont Pressure zone. However none of them is along the subject development
frontage. Thus there is no improvement required along the proposed project frontage.

I. MINIMUM REQUIRED IMPROVEMENTS
1. Existing public water system is available on both Summit St and Gloria Dr for

connection.
2. New water meter shall be set behind curb and out of driveway approaches. No water

meters or water main shall allow to be placed in private drive way.
3. As-Built: No recent as-built of adjacent developments available.

J. WATER SDC EFFECTIVE JULY 1ST 2012
Unit Meter

Size
Factor Reimbursement Improvement Administrative Total

Per Factor of 1 1.00 $576 $6,863 $193 $7,632
5/8"
Meter

1 $576 $6,863 $193 $7,632

Process

Street vacation is required, Subdivision is required, and Class II Variance is required to add four
lots to a cul-de-sac already providing access to 13 developed lots.

Street vacation should be done separately and first, since this is a City Council decision without
CDC criteria. The other two are quasi-judicial Planning Commission applications with CDC
criteria.

A neighborhood meeting is required regarding this proposal per 99.038 as it includes a
Subdivision request. The property is in the Sunset neighborhood but is adjacent to the Parker
Crest and Rosemont Summit neighborhoods across Summit Street, located south and north of
Rosemont Road respectively. Contact Troy Bowers, Sunset NA president at 503-703-7303 or
sunsetna@westlinnoregon.gov. Contact Bill Relyea, Parker Crest NA President, at 503-636-
1292 or parkercrestna@westlinnoregon.gov. Contact Dean Suhr, Rosemont Summit NA
President, at 503-656-4808 or rosemontsummitna@westlinnoregon.gov. If the applicant does
a neighborhood meeting, conceptual plans of the development should be submitted to the
neighborhood association at least 10 days before the meeting. The applicant will need to go to
a title company to find out the names and addresses of the property owners within 500 feet for
notification.

The Street Vacation will require sign off from the property owners abutting the strip to be
vacated (only the property owner for the site and the site to the east) and property owners
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representing 2/3 of the land area in an area 200 feet on each side of the strip and 400 feet
beyond each end of the strip. Specifically this means 2/3 of the area in a rectangle drawn from
these two dimensions. These signatures and a map of how they fulfill the requirements shall be
submitted with the application, plus a description of why the applicant requests the vacation.
The City Council first decides at a meeting whether the petition should be heard. If they decide
it should, notice and hearing then proceed. Oregon Revised Statutes (ORS) 271.110 require the
noticing process start at least 2 weeks prior to the hearing. After the testimony of the hearing,
the City Council decides whether to approve the requested vacation. All relevant ORS
provisions can be found at http://www.leg.state.or.us/ors/271.html.

The Subdivision application will require a full and complete response to the submittal
requirements of CDC 85.150-170, which include a site plan, utilities, a city-wide map showing

the site, the Development Review Application Form, the aforementioned fee, and a narrative
responding to the appropriate criteria. The appropriate criteria are in Section 85.200.

The Variance application will require a complete response to the submittal requirements of
75.050. It will also require a narrative response to the criteria of 75.060.

Submittal requirements may be waived but the applicant must first identify the specific
submittal requirement and request, in letter form, that it be waived by the Planning Director

and must identify the specific grounds for that waiver. The waiver may or may not be granted
by the Planning Director.

The CDC is online at http://westlinnoregon.gov/planning/community-development-code-cdc.

N/A is not an acceptable response to the approval criteria. Prepare the application and submit
to the Planning Department with deposit fees and signed application form.

The fee for Street Vacation is $6,000. The deposit for Subdivision is $4,200 plus $200 per lot,

which in this case would be $5,000 total. PLEASE NOTE that this is an initial deposit,
and staff time is charged against the deposit account. It is common for there to

be more staff time spent on development applications than deposits cover, and
therefore additional billing may be likely to occur. The fee for Class IIVariance is

$2,900.

When the Subdivision and Variance applications are submitted concurrently and deemed
complete, staff will schedule a Planning Commission hearing regarding the concurrent
application approvals and send out notice at least 20 days before the hearing. The decision
may be appealed by the applicant or anyone with standing to City Council, requiring at least
one City Council hearing.

Pre-application notes are void after 18 months. After 18 months with no application approved
or in process, a new pre-application conference is required.
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j o/w; Engineering
' Water Resources

Land Use Planning

July 25, 2013

4997 Summit Road
Proposed Residential Subdivision

To Our Neighbors,

3J Consulting acts on behalf of JT Smith Companies regarding the planned subdivision of a small
property located off of South Gloria and Summit Road. The location of the property and the
proposed project is shown on the attached map. The address of the project is 4997 Summit Road.
The tax lot number for the property is 2s1e25db 00500. The property is currently located inside the
City of West Linn's boundaries and it is zoned R-10 or Single Family Residential.

JT Smith Companies is considering a subdivision of the 0.93 acre property in order to create four
new residential lots. Subject to a pending application for a right-of-way vacation, it is envisaged that
each of the proposed lots will exceed 10,000 square feet which is the minimum lot size within the
zoning R-10 district. The proposed site improvements will include improvements to S. Gloria Street
and Summit Road. The proposed lots will take access to South Gloria Street via a shared driveway.

Before finalizing an application to the City's Planning Department for the proposed subdivision, we
would like to take the opportunity to discuss this proposal with the members of the Rosemont,
Sunset, and Parker Crest neighborhood associations and property owners residing within 500 feet of
the property.

A meeting to discuss this project has been scheduled at the following time and location:

The purpose of this meeting will be to provide a forum for surrounding property owners and residents
to review the proposal and to identify issues so they can be given proper consideration. This
meeting will provide the opportunity for the public to share with the project team any special
information about the property involved. The project team will try to answer questions related to how
the project meets the relevant development standards consistent with West Linn's land use
regulations.

Please note that this will be an informational meeting based upon preliminary development plans and
that these plans may change before the application is submitted to the City.

South Gloria Street Subdivision Informational Meeting
Wednesday, August 14 at 7:00 pm

Willamette Fire Station 59
1860 Willamette Falls Drive, West Linn, OR 97068

3J Consulting, Inc.
10445 SW Canyon Road Suite 245 Beaverton, OR 97005

Ph: 503-946-9365
andrew.tuil@3j-consulting.com
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Page 2 of 2
July 25. 2013 ,
4997 summit Road - Neighborhood Meeting Invitation

We iooh forward «o discussing this proposal with you Please feel free to contact us by emailing

andrew.tull@3j-consulting.com if you have any questions.

Sincerely,

Andrew Tull
Senior Planner
3J Consulting, Inc.

copy: File

4977 Summit

Site Location Map | 4997 Summit Road
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NEIGHBORHOOD MEETING

AFFIDAVIT OF POSTING NOTICE

STATE OF OREGON )

SS

County of Clackamas )

I, Andrew Tull, being duly sworn, state that I represent the party initiating interest in a proposed
subdivision affecting the land located at 4997 Summit Road in West Linn, Oregon and that pursuant to

Community development Code Section 99, did on the 26th day of July, 2013 personally post notice
indicating that the site may be proposed for a subdivision application.

Two signs were posted along the southern and western property lines.

This_26th_ day of_July_ ,2013.

MY COMMISSION EXPIRES JULY 19.2018

OFFICIAL SEAL
KELLY C LINN

NOTARY PUBLIC - OREGON
COMMISSION NO. 470132

Signature

Subscribed and sworn to, or affirmed, before me this day of ,2013.

/V

Notary Public for the State of

County of IaL\S\ai;icjrvi_
My Commission Expires: 11ÿ11
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NEIGHBORHOOD MEETING

AFFIDAVIT OF MAILING

STATE OF OREGON )

SS

County of Clackamas )

I, Andrew Tull, being duly sworn, state that I represent the party initiating interest in a proposed
subdivision affecting the land located at 4997 Summit Road in West Linn, Oregon and that pursuant to

Community development Code Section 99, did on the 26th day of July, 2013 caused to have mailed, to

each of the persons on the attached list, a notice of a meeting to discuss the proposed development of
the aforementioned property.

I further state that said notices were enclosed in plainly addressed envelopes to said persons and were

deposited on the date indicated above in the United States Post Office with postage prepaid thereon.

This_26th_ day of_July_ ,2013.

MY COMMISSION EXPIRESJULY 19,2016

NOTARY PUBLIC-OREGON
sMg/ COMMISSION NO.470132

OFFICIAL SEAL
KELLY C UNN

Signature

Subscribed and sworn to, or affirmed, before me this_S day of -AAi V 2013.

fÿlotary Public for the State of iA.

County of

lll°l|ÿIU
My Commission Expires:
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| Civil Engineering

—J Water Resources

Land Use Planning

Meeting Minutes -Goodall Road - Lake Oswego

Date: August 14, 2013
Meeting No: Neighborhood Meeting
Project: Harpers Terrace
3J No.: 13123
Location: 1860Willamette Falls Drive, West Linn

Presenters Company
Andrew Tull 3J Consulting
John Wyland JT Smith Companies

In preparation for the submission of a land use application for the subdivision or partitioning of the subject
property, the applicant conducted a second neighborhood meeting with the Sunset neighborhood
association.

The meeting began with a presentation by Andrew Tull and John Wyland. The project team started by
explain that the property would be subdivided in accordance with the City's development codes. A
description of the development, the road access, and the proposed lots was provided. The general
timeframe for the land use and construction process was described.

Following the introduction of the project, neighbors and attendees openly asked questions of the project
team. The following is a record of the questions and the project teams' responses.

Item Question Response

1 What will be the SF of the houses? The houses will range in size between 3,200
SF and 4,200 SF

2 A comment was made about the ratio of lot
size to house size.

The Applicant explained the houses will be a
daylight basement or garage under style,
which will allow for larger houses with a
smaller footprint.

3 Where will the shared driveway be? The Applicant explained that the shared
driveway will bisect Lots 1 and 4 and extend to
flag lots 2 and 3.

4 Will you be required to install rain gardens? Yes. The Applicant explained that a
stormwater management report and plan will
be prepared and will provide a system that
meets the City's standards.

5 Will there be a retaining wall or sound
barrier?

The Applicant explained that as they build they
will install any necessary retaining wall or
sound barrier as per the City's standards.

6 Will the houses step in profile with the
contours?

The houses will follow the slope to an extent.

7 Will there be a setback along the edge? A sidewalk and planter strip will be installed as
per the requirements of the City's development
code.

3J Consulting, Inc.
10445 SW Canyon Road, Suite 245 Beaverton, OR 97005

Ph: 503-946-9365
www.3j-consulting.com
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August 21, 2013 NEIGHBORHOOD MEETING MINUTES
Page 2

8 Will the sidewalk continue past the
property?

The Applicant explained that the sidewalk
along the frontage of the property will be
developed at the time of the properties.

9 Will a bike lane be provided? The applicant explained that a bike lane may
be required along Summit Street as per the
City's Development Code, depending on the
classification of the street. If it is required it will
certainly be provided.

10 What will the timeframe be for the project? Construction is not likely to start until summer
2014.

11 A discussion ensued regarding existing
trees on the site, and trees that have not
survived on the site

The Applicant explained that trees may need to
be removed and that significant trees will
require mitigation.

12 Will there be curb cuts? All four lots will be accessed from one shared
drive.

13 Will a sidewalk be provided along Gloria
Drive as well?

A sidewalk will be installed along the frontages
of Gloria Drive and Summit Street.

14 Will you be tying into existing utilities We will be connecting to existing systems.
15 How much grading will be needed? The Applicant does not anticipate there will be

a large amount of grading on the site.
16 What will the grade on the shared driveway

be?
The Applicant explained that the grade will
probably be around 5%.

The meeting concluded at 7:32pm.
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-f Land Use Planning

I Civil Engineering

> H/a/er Resources

NEIGHBORHOOD MEETING
4997 Summit Road - Rosemont II
August 14, 2013

NAME ADDRESS EMAIL
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3J Consulting, Inc.
4780 SW Joshua Street, Tualatin, OR 97062

Ph: 503-946-9365
john.howorth@3j-consulting.com
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PRELIMINARY
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HARPER'S TERRACE SUBDIVISION
WEST LINN, OR

October 1, 2013

PreparedFor:

LF 10, LLC
5285 Meadows Road, Suite #171

Lake Oswego, OR 97035

ijf 7449flflT ÿ
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[EXPIRES:

PreparedBy:
3JConsulting, Inc.

10445 SM/ Canyon Rd, Suite 245
Beaverton, Oregon 97005

Project No: 13123
KEF
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Harper's Terrace Subdivision
Stormwater Report

October 1, 2013
Page 1 of 17

execLATwe summary
The existing site is located on private property at 4997 Summit Street in West Linn, Oregon (See
Figure 2). The property is approximately 1.0 acre and currently contains a vacant lot with several
mature trees and a small patch of concrete. The proposed development will consist of subdividing
the vacant lot to create four buildable lots for single family homes. The purpose of this storm
water report is to describe the design of the stormwater management systems following the City
of West Linn requirements.

Each individual lot will be required to treat and infiltrate all stormwater runoff up to and including
the 10-year storm event, while providing the necessary detention for the 25-year storm event. An
infiltration planter for each lot has been designed following the City of Portland's Presumptive
Approach Calculator.

A geotechnical investigation has been conducted showing that infiltration rates on the site are
between 1.0 and 2.0 in/hr at depths of 3 to 8 feet, respectively. The geotechnical report has been
included in the Technical Appendix.

The purpose of this report is to describe the facilities being proposed and to show that the design
follows the City of West Linn's Public Works Design Standards.
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Harper's Terrace Subdivision
Stormwater Report

October 1, 2013
Page 2 of 17

PRQ15CTDESCRIPTION

The existing site is located on private property at 4997 Summit Street in West Linn, Oregon (See
Figure 1and 2).

The purpose of this report is to describe the facilities being proposed and show that the design
follows the City of West Linn Public Works Design Standards in effect at the time of this report.

SITE LOCATION
Vml

'ieSon-cT.il «

Figure 1- Vicinity Map
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Harper's Terrace Subdivision
Stormwater Report

October 1,2013
Page 3 of 17

Figure 2 - Site Location

eXtSTlNÿ CONDITIONS,

Site
The property slopes from the west and southwest towards the east and northeast with slopes that
vary considerably. The low point on the site is in the northeast corner of the site at 584 feet, while
the high point is at the southwest corner at 612 feet. Currently the lot is vacant containing several
mature trees and a small patch of concrete.

Climate
The site is located in Clackamas County approximately 12 miles south of downtown Portland in
the West Linn foothills. Average annual rainfall recorded in this area is 47 inches.

Flood Map
The flood plain map shows that the site resides in Zone X, where no base flood elevations have
been determined (See Technical Appendix: Exhibits - FIRM Panel 257 of 1175).

Site Geology
The soil type as classified by the United States Department of Agriculture Soil Survey of
Clackamas County is Cornelius silt loam (See Technical Appendix: Exhibits - Hydrologic Soil
Group for Clackamas County Area, Oregon). The soil on the site is classified as hydrologic group
C. Group C soils generally have slow infiltration rates.
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Harper's Terrace Subdivision
Stormwater Report

October 1, 2013
Page 4 of 17

A geotechnical investigation has been conducted showing that infiltration rates on the site are
between 1.0 and 2.0 in/hr at depths of 3 to 8 feet, respectively (See Technical Appendix:
Geotechnical Report).

Existing Drainage

Existing Site
The existing site does not contain a stormwater management system. Stormwater runoff from the
site infiltrates or sheet flows to the east and northeast towards an existing storm line in
Woodsprite Court.

Basin Areas
Table 1 shows the current impervious and pervious areas for the property (See Technical
Appendix: Exhibits - Existing Site Conditions).

Existing Basin Area sq. ft acres
Impervious Area 566 0.01
Brush (Fair Condition) 42,804 0.98
Total Existing Basin Area 43,369 1.00

Table 1- Existing Basin Areas

Curve Number
The major factors for determining the CN values are hydrologic soil group, cover type, treatment,
hydrologic condition, and antecedent runoff condition. The curve number represents runoff
potential from the ground. Tables 2-2a and 2-2c in the TR-55 manual were used to determine the
appropriate curve numbers (See Technical Appendix: Exhibits - Table 2-2a and 2-2c Runoff
Curve Numbers).

The existing pervious portion of the site consists of brush, trees, landscaping and grass. The
pervious area was considered to be in brush fair condition (CN=70) and the impervious surface
has CN=98. The proposed lots will consist of homes on fully landscaped properties. One shared
driveway will be constructed consisting of pervious concrete. The proposed pervious landscape
and open space area is assumed to be open space in good condition (grass covering >75% of
pervious area) with a corresponding curve number of 74. The proposed pervious shared driveway
is assumed to have a curve number equal to gravel (89).

Time of Concentration
The time of concentration was calculated for the existing site using the TR-55 Method. The time
of concentration of 26 minutes was calculated for the existing basin (See Technical Appendix:
Calculations - Time of Concentration). The time of concentration for the post-developed
conditions was assumed to be 5 minutes.

PO<ST-D6V5LOP6Iÿ CONT>ITIDN<S

Post-Developed Site
Each individual lot will be required to provide treatment and infiltration of all impervious
stormwater runoff. A shared driveway will be constructed of a pervious material. All storm events
up to and including the 25-year will be infiltrated through a low impact design approach following
the City of Portland's Stormwater Water Management Manual. A 6-inch pipe will be provided in
each planter to convey overflow to a proposed storm line which will be located in the shared
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Harper's Terrace Subdivision
Stormwater Report

October 1, 2013
Page 5 of 17

pervious driveway. The storm line will convey runoff to the existing storm line in Woodsprite
Court.

Basin Areas
Table 2 shows the post-developed impervious and pervious areas (See Technical Appendix:
Exhibits - Post-Developed Site Conditions). An impervious area of 2,500 ft2 was assumed for
each lot.

Post-Developed Basin Area sq. ft. acres

Lot 1
Impervious Area 2,500 0.06
Landscaping/Open Space 7,465 0.17
Infiltration Rain Garden 275 0.01

Total Lot 1 10,240 0.24

Lot 2
Impervious Area 2,500 0.06
Landscaping/Open Space 8,157 0.19
Infiltration Rain Garden 275 0.01

Total Lot 2 10,932 0.25
Lot 3

Impervious Area 2,500 0.06
Landscaping/Open Space 7,630 0.18
Infiltration Rain Garden 275 0.01

Total Lot 3 10,405 0.24
Lot 4

Impervious Area 2,500 0.06
Landscaping/Open Space 7,245 0.17
Infiltration Rain Garden 275 0.01

Total Lot 4 10,020 0.23
Shared Pervious Driveway 1,774 0.04

Total Post-Developed Area 43,371 1.00

Table 2 - Post-Developed Basin Areas

H-yiÿTÿOLOÿIC ANAL.ySl<S <qi/UD6UN&S

Design Guidelines
The site is located within the jurisdiction of the City of West Linn, which follows the City of
Portland's Stormwater Management Manual for the design of stormwater facilities.

Hydrograph Method
Naturally occurring rainstorms dissipate over long periods of time. An effective way of estimating
storm rainfall is by using the hydrograph method. The Santa Barbara Unit Hydrograph (SBUH)
method was used to develop runoff rates. The computer software XPSTORM was used to
compute runoff rates and volumes.
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Harper's Terrace Subdivision
Stormwater Report

October 1,2013
Page 6 of 17

Design Storm
The rainfall distribution to be used for this area is the design storm of 24-hour duration based on
the standard Type 1A rainfall distribution. Table 3 shows total precipitation depths for the various
storm events, which were used as a multiplier for the Type 1A 24-hour rainfall distribution.

Total
Recurrence

Interval (years)
Precipitation
Depth (in.)

2 2.50
10 3.40
25 3.90
100 4.50

Table 3 - Design Storms

Basin Runoff
Table 4 shows the runoff rates for the existing and post-developed conditions (See Technical
Appendix: Hydrographs -Existing and Post-Developed Runoff Hydrographs). The values for post-
developed release rates were calculated using the City of Portland's Presumptive Approach
Calculator (See Technical Appendix: Hydrographs - Post-Developed Release Rate from
Combined Infiltration Planter). As the table shows, the release rate from the planters will be well
below the runoff rate from the property.

Recurrence
Interval
(years)

Existing
Runoff Rate

(cfs)

Post-Developed
Runoff Rate (cfs)

Post-Developed Release
Rates from Infiltration

Planters (cfs)

2 0.03 0.21 0.000
10 0.11 0.37 0.000
25 0.16 0.46 0.009
100 0.24 0.59 Not Calculated in PAC

Table 4 - Basin Runoff Rates

WATÿR. 62JAAUTy/6?lAANTlTY

Water Quality Guidelines
As mentioned previously, each lot will be required to provide water quality treatment and
infiltration. The City of Portland's Stormwater Management Manual provides guidance on sizing
water quality facilities using their Presumptive Approach Calculator (PAC).

Water Quality/Quantity Facilities

Infiltration Planters
A maximum impervious area of 2,500 ft2 was assumed for each lot. Table 5 shows the
dimensions provided for the infiltration planter on each lot (See Technical Appendix: Presumptive
Approach Calculator). A 6-inch pipe will be provided in each planter to convey overflow to a
proposed storm line which will be located in the shared pervious driveway. The storm line will
convey overflow runoff to the existing storm line in Gloria Drive.
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Harper's Terrace Subdivision
Stormwater Report

October 1, 2013
Page 7 of 17

Bottom ... _.
_ .. Rock_ Side Slope Depth

Lot Basin ... ... Storage
Area (sf) Depth (in)

1-4 "275 Tl 12 24

Table 5 -Stormwater Water Quality/Quantity Facilities

Shared Driveway
The shared driveway will be constructed of a pervious material designed to infiltrate all storm
events up to and including the 100-year storm event, assuming an infiltration rate of 1 in/hr in the
native soil, 4 inches of pervious material and 12 inches of rock section (See Technical Appendix:
Calculations - Pervious Pavement Design). The total effective storage in the rock storage section
during the 100-year storm event will be 2.08 inches.

SUMMARY
The stormwater design for the proposed for the Harper's Terrace Subdivision will meet or exceed
the City of West Linn's requirements. All sizing of water quality/quantity facilities followed the City
of Portland's Stormwater Management Manual.
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TECHNICAL APPENDIX

Exhibits
- FIRM Panel 257 of 1175

Hydrologic Soil Group-Clackamas County Area, Oregon
Table 2-2a and 2-2c Runoff Curve Numbers
Existing Site Conditions
Post-Developed Site Conditions

Drawings-Post-Developed Site Plans to be Included in Final Storm Report

Hydrographs
Existing Runoff Hydrograph
Post Developed Runoff Hydrograph
Post-Developed Release Rate from Combined Infiltration Planter

Presumptive Approach Calculator
Lots 1-4 (4 Pages)

Calculations
Time of Concentration
Pervious Pavement Design

Geotechnical Report
Geotechnical Engineering Report: The Summit Subdivision - AKA Rosemont 2, July 26,
2013

Operations and Maintenance
Operations and Maintenance Plan for Stormwater Facilities

NCES-

1. City of West Linn's Public Works Design Standards Issued in 2010

2. City of Portland's Stormwater Management Manual Issued in August 2008

3. Soil Survey of Clackamas County Area. National Resource Conservation Service

4. Urban Hydrology for Small Watersheds -TR-55 Issued in June 1986 - U.S.
Department of Agriculture, Natural Resources Conservation Service, Conservation
Engineering Division

5. http://westlinnoreqon.gov/publicworks/stormwater-fact-sheet
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EXHIBITS
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PANEL 0257D

FIRM
FLOOD INSURANCE RATE MAP

CLACKAMAS COUNTY,

OREGON
AM) INCORPORATED AREAS

PANEL 257 OF 1175
(SEE MAP INDEX FOR FIRM PANEL LAYOUT)

CQMTAiNg,

COMMUNITY NUMBER PANEL SUFFIX
CLACKAVAS COUNTY
OREGON CITY CITY Of
WE ST LINN CITY Of

4155*8
410021

410024

0257
025/
0257

<=0

c=g

C=!

Nonce >o User Ihe Map Number shown below should be
usedwhen ptacng map orders. Ihe Community Number shown
above should beused on insurance app'catcns tor the sublet
community

MAP NUMBER
41005C0257D

EFFECTIVE DATE
JUNE 17, 2008

Federal Emergency Management Agency

This is an official copy of a portion of the above referenced flood map It
was extracted using F-MIT On-Une This map does not reflect changes
or amendments which may have been made subsequent to the date on the
title block For the latest product information about NationalFlood Insurance
Program flood maps check the FEMA Flood Map Store at www.msc.fema gov
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Hydrologic Soil Group—Clackamas County Area, Oregon

k

Map Scale: 1:608 if printed on A landscape (11" x 8.5") sheet
- —iMeters

0 5 10 20 30
.Feef

0 25 50 100 150
Map projection: Web Mercator Comer coordinates: WGS84 Edge tics: UTM Zone 10NWGS84

45° 21' 56" N

45° 21' 59" N

45° 21' 56" N

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/19/2013
Page 1 of 4
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Hydrologic Soil Group—Clackamas County Area, Oregon

MAP LEGEND

Area of Interest (AOI)

Area of Interest (AOI)

Soils

Soil Rating Polygons

ÿ

ÿ

ÿ

A

A/D

B

B/D

C

C/D

D

Not rated or not available

ÿ

ÿ

ÿ

ÿ

C

C/D

D

Not rated or not available

ÿ

ÿ

ÿ

ÿ

ÿ
Soil Rating Lines

ÿ*>* A

-w* A/D

B

BID

C

-v* C/D

D

- » Not rated or not available

Soil Rating Points

Water Features

Streams and Canals

Transportation

*-*-» Rails

Interstate Highways

• US Routes

Major Roads

Local Roads

Background

Aerial Photography

n A

ÿ A/D

ÿ B

ÿ B/D

MAP INFORMATION

The soil surveys that comprise your AOI were mapped at 1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: http://websoilsurvey.nrcs.usda.gov
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area: Clackamas County Area, Oregon
Survey Area Data: Version 7, Aug 20, 2012

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:
2011

Jul 8, 2010—Sep 4,

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.

USr Natural Resources
Conservation Service

Web Soil '
National Coopera

•ey
oil Survey

8/19/2013
Page 2 of ÿ
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DRAWINGS
(To Be Included in Final Storm Report)
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HYDROGRAPHS
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EXISTING RUNOFF HYDROGRAPH
0.25

100 Year Runoff = 0.24 cfs

0.2

25 Year Runoff = 0.16 cfs

0.15

O
10Year Runoff = 0.11cfs

U-

0.1

0.05

— 2 Year Runoff = 0.03 cfs

12:00:00 PM 12:00:00AM 12:00:00 PM12:00:00 AM 12:00:00 PM 12:00:00 AM 12:00:00 PM

Time (hrs)
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POST-DEVELOPED RUNOFF HYDROGRAPH

100 Year Runoff = 0.59 cfs

----25 Year Runoff = 0.46 cfs___________
10 Year Runoff = 0.37 cfs______
__
_____

Year Runoff = 0.21cfs

12:00:00 PM 12:00:00AM 12:00:00 PM 12:00:00AM 12:00:00 PM 12:00:00 AM 12:00:00 PM

Time (hrs)
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POST-DEVELOPED RELEASE RATE
FROM COMBINED INFILTRATION PLANTER

0.012

0.010

0.008

0.006

0.004

0.002

0.000

_______—- 25 Year Combined Release = 0.009 cfs

—
10 Year Runoff = 0.00 cfs

ÿ 2 Year Runoff = O.OOcfs

12:00 AM 12:00 AM 12:00 AM 12:00 AM 12:00AM 12:00 AM 12:00 AM 12:00 AM

Time (hrs)
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PRESUMPTIVE APPROACH CALCULATOR
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Project Name:
Project Address:

Designer:
Company:

Catchment DataPresumptive Approach Calculator ver. 1.2
Catchment ID:

Harper's Terrace Subdivision_ Date: 10/01//13
Lots 1-4

4997 Summit Street Permit Number: 0
West Linn, OR RunTime 10/1/2013 11:41:39 AM

Kathleen Freeman, PE
3J Consulting, Inc

Drainage Catchment Information
Catchment ID Lots 1-4

Catchment Area
Impervious Area 2,500 SF
Impervious Area 0.06 ac
Impervious Area Curve Number, CNimp 98
Time of Concentration, Tc, minutes 5 min.

Site Soils & Infiltration Testing Data
Infiltration Testing Procedure: | Open Pit Falling Head
Native Soil Field Tested Infiltration Rate (l,est): 1 in/hr

Bottom of Facility Meets Required Separation From
High Groundwater Per BES SWMM Section 1.4: Yes
Correction Factor Component

CFtest (ranges from 1 to 3) 2
Design Infiltration Rates

'dsgn for Native (ltest / CFtest). 0.50 in/hr

Idsgn for Imported Growing Medium: 2.00 in/hr

Execute SBUH

SBUH Results Peak Rate Volume
(cfs) (cf)

-PR 0.01 131

Time (min.)

0.0700

0.0600

0.035

0.0500

0.0400

0.0300

0.0200

0.0100

0.0000
ct>

-0.0100

Printed: 10/1/2013 1:02 PM
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BES - Presumptive Approach Calculator - Ver 1.2 PR Con-A&B

Pollution Reduction Event
Surface Facility Modeling

Project Name
Run Time

Catchment ID
Hierarchy

Facility Type
Facility Configuration

Harper's Terrace Subdivision
10/1/2013 11:41:39 AM
Lots 1-4
1
Planter (I
B

0.0150

0.0100

0.0050

0.0000

-0.0050

-0.0100

-0.0150

Inflow from Rain Event
Infiltration Capacity
Inflow-Infiltration

ÿ Overflow to Approved Discharge
Percolation to Below Grade Storage
% Surface Capacity

1000 1500 2000 2500

0%

100% £

200%
Time (min)

Pollution Reduction Event
Below Grade Modeling

Inflow to Rock Storage

- Infiltration Capacity

— Inflow-Infiltration

— % Rock Capacity

0 0100

0.0080

0.0060

0.0040

0.0020

0.0000
1000

-0.0020

-0.0040

100% £

200%
Time (min)

Printed: 10/1/2013 1:03 PM
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CALCULATIONS
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Engineering. Inc

July 26, 2013
GeoPacific Project No. 13-3040

John Wyland
J.T. Smith Companies
5282 Meadows Road, Suite 171
Lake Oswego, Oregon 97035

Via e-mail with hard copies mailed

Subject: GeotechnicalEngineeringReport

The Summit Subdivision - aka Rosemont 2
Northeast Corner of Summit Street and S. Gloria DriveIntersection
West Linn,Oregon

This report presents the results of a geotechnical engineering study conducted by GeoPacific Engineering,
Inc. (GeoPacific) for the above referenced project. The purpose of this study was to evaluate subsurface
conditions at the site and to provide geotechnical recommendations for site development. This geotechnical
study was performed in accordance with GeoPacific proposal No. P-4526, dated June 5, 2013, and your
subsequent authorization ofour agreement and General Conditionsfor GeotechnicalServices.

SITE DESCRIPTION AND PROPOSED DEVELOPMENT

The site is located on the northeast side of the intersection of Summit Street and S. Gloria Drive inWest
Linn, Oregon (Figure 1). The area of the planned development totals approximately 40,500 square feet and
is roughly rectangular-shaped. The topography on the site is sloping down to the northeast at an average
grade of approximately 10 percent. However, previous grading activity on the site has created steep slopes
of limited height in the northwest and central portions of the site. The previous grading activity has also
created several relatively level areas, most notably the majority of the northeast quarter of the site.
Vegetation on the site consists primarily of grass, brush, and small to large trees. The southeast portionof
the site is densely wooded with large trees.

It is our understanding that the proposed development includes grading the site to support 4 lots for new
single-family homes and associated underground utilities. We anticipate that the maximum depth of cut and
height of fill will be about 5 feet or less.

REGIONAL GEOLOGIC SETTING

Regionally, the subject site lies within the Willamette Valley/Puget Sound lowland, a broad structural
depression situated between the Coast Range on the west and the Cascade Range on the east. A series of
discontinuous faults subdivide the Willamette Valley into a mosaic of fault-bounded, structural blocks (Yeats
et al., 1996). Uplifted structural blocks form bedrock highlands, while down-warped structural blocks form
sedimentary basins.

Real-world Geotechnical Solutions
Investigation • Design • Construction Support

14835 SW 72nd Avenue
Portland, Oregon 97224

Tel (503) 598-8445
Fax (503) 941-9281
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July 26, 2013
GeoPacific Project No. 13-3040

the report was prepared. No warranty, expressed or implied, is made. The scope ofour work did not include
environmental assessments or evaluations regarding the presence or absence of wetlands or hazardous or
toxic substances in the soil, surface water, or groundwater at this site.

0*0-

We appreciate this opportunity to be of service.

Sincerely,

GeoPacific Engineering,Inc. V NÿOREGONÿ/

EXPIRES: 06-30-20 ÿ

Benjamin G. Anderson Scott L. Hardman, G.E., P.E.
Staff Engineer Principal Geotechnical Engineer

Attachments: References
Figure 1-Vicinity Map
Figure 2 -Site Plan and Exploration Locations
Test Pit Logs (TP-1 through TP-6)

13-3040 - The Summit Subdivision GR 11 GeoPacific Engineering,Inc.
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14835 SW 72nd Avenue
Portland, Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

VICINITY MAP
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FIGURE 1Project No. 13-3040

ÿegend
Date: 07/24/13

Approximate Scale 1 in = 2,000 ft Drawn by: BGA
Base maps: U.S. Geological Survey 7.5 minute Topographic Map Series, Canby, Oregon Quadrangle, 1961 (Photorevised 1985).

U.S. Geological Survey 7.5 minute Topographic Map Series, Oregon City, Oregon Quadrangle, 1961 (Photorevised 1985).

Project: The Summit Subdivision
West Linn, Oregon
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14835 SW 72nd Avenue

GeOPaClfiC P°rtland. Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281Engineering.Inc

SITE PLAN AND
EXPLORATION LOCATIONS
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Legend
TP-1
{Eg} Test Pit Designation and Approximate Location

- *U

0 60'
Date: 07/23/13
Drawn by: BGA

APPROXIMATE SCALE 1"=60'

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 FIGURE 2
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ilaPafeifii Portland, Oregon 97224
14835 SW 72nd Avenue

TEST PIT LOG
Engtneorino.lnc Tel: (503) 598-8445 Fax: (503) 941-9281

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP- 1

CL
<u
Q

ÿ E?
o 2 2o *-• £—

C ~
<U
Q.

&

ill-
O

§r

I1
O

5-3
II Material Description

1

2

3-

4-

5-

6-

7-

8-

9-

10

11

12-1

13

14-

15-

16

17

2.0

3.0

2.0
3.0
2.0

>4.5

10" soft, low organic SILT (OL-ML), dark brown, roots throughout, damp to moist
jlqpspil)
Stiff, clayey SILT (ML), reddish brown, dark brown, and brown, non-
homogeneous, moist (Undocumented Fill)

Grades to very stiff, homogenous and brown

Soft to medium stiff, moderately organic SILT (ML-OL), dark brown, fine roots
throughout with chunk of concrete and some gravel, moist (Buried Topsoil)

Stiff, clayey SILT (ML), reddish brown, moist (Residual Soil)

Test Pit Terminated at 11 Feet

Note: Groundwater Not Encountered

LEGEND

* 1
Bag Sample Bucket Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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GeoPacitii
14835 SW 72nd Avenue __ _ _
Portland, Oregon 97224 TEST PIT LOG

| Tel: (503) 598-8445 Fax: (503) 941-9281

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP-2

Depth
(ft)

Pocket Penetrometer (tons/ft2) Sample
Type

In-Situ Dry
Density (lb/ft3) Moisture Content

(%)

Water Bearing
Zone

Material Description

1-

2-

3-

4-

5-

6-

7-

8-

9-

10-

4.0

>4.5

20" soft, moderately organic SILT (OL-ML), dark brown, with fine to large roots,
6 inch root mat, damp to moist (Topsoil)

Very stiff to hard, clayey SILT (ML), reddish brown, moist (Residual Soil)

12

13-

14-

15

16-

17-

Test Pit Terminated at 8 Feet

Note: Groundwater Not Encountered

LEGEND

(100 to]
1,000d

Bag Sample Bucl

5 Gal
Bucket

<el Sample Shelby Tut

fa
ie Sample Seepage WalerB

1 ¥
earing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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GeoPacific Portland, Oregon 97224
Engineering.Inc

14835 SW 72nd Avenue
Portland, Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG

Project: The Summit Subdivision
West Linn, Oregon

Q.
d)

O

d>

O 2 <2o — <=
o. « a,

V
0-
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w aj $=
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Project No. 13-3040 Test Pit No. TP-3

5 = Material Description

1

2-

3-

4-

5

6

7

8

9

10

11

12-

13

14-

15-

16-

17-

Soft SILT (ML), with concrete debris and bricks, brown, moist (Undocumented
Fill)

[ground surface elevation at toe of slope]

Very stiff, clayey SILT (ML), reddish brown, moist (Residual Soil)

Test Pit Terminated at 7.5 Feet

Note: Groundwater Not Encountered

LEGEND

100 to
1,000 c

°
~i—

5 Gal
3uckel

_ fa 1 ÿST

Bag Sample Bucket Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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GeoF acific Portland, Oregon 97224
14835 SW 72nd Avenue

tnalnesring. Inc. Tel: (503) 598-8445 Fax: (503) 941-9281
TEST PIT LOG

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP-4

6-

7

8-

9

10

11-

12-

13"

14-

15"

16

17-

B
~ <u fp
S Et
o 2 «
o - £a £S

a
ijg

o

ir
.2 £
11

o
§1 Material Description

6" soft, highly organic SILT (OL-ML), dark brown, roots throughout, damp to mois
(IqpsojD
Soft, SILT (ML), brown, moist (Undocumented Fill)

Soft, moderately organic SILT (ML-OL), fine roots throughout, with organic
debris, moist (Buried Topsoil)

Very stiff, clayey SILT (ML) to silty CLAY (CL), reddish brown, with black mineral
staining, moist (Residual Soil)

Grades to hard

Extremely soft to very soft (R0-R1), highly weathered BASALT, trace reddish-
brown matrix of silty clay to clayey silt, light gray, black staining, damp to moist
(Columbia River Basalt)

Test Pit Terminated at 10.5 Feet

Note: Groundwater Not Encountered

LEGEND

5 Gal
Suckel * 1 T

Bag Sample Bucket Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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GeoPacific
14835 SW 72nd Avenue n|T ,nrk
Portland, Oregon 97224 ICS1 Kl 1 LUb
Tel: (503) 598-8445 Fax: (503) 941-9281

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP-5

S?
JZ

a.
Q

Pocket Penetrometer (tons/ft2) Sample
Type

In-Situ Dry
Density (lb/ft3) Moisture Content

(%)

Water Bearing
Zone

Material Description

1-

2-

3-

4-

5-

6-

7—

6" loose, silty GRAVEL, 3/4"-0 crushed aggregate, moist (Undocumented Fill)

Soft to medium stiff, highly organic SILT (OL-ML), dark brown, fine to large roots

throughout, with organic debris, moist (Buried Topsoil)

Very stiff, clayey SILT (ML), reddish brown, moist (Residual Soil)

Extremely soft to very soft (R0-R1), highly weathered BASALT, trace reddish-
brown matrix of silty clay to clayey silt, light gray, black staining, damp to moist
(Columbia River Basalt)

Grades to very soft to soft (R1-R2)

8—

9

10-

11-

12-

13-

14-

15

16-

17-

Test Pit Terminated at 8 Feet

Note: Groundwater Not Encountered

LEGE

t
Bag

ND

00 to]
000 d

Sample

r
50
But

Bucket

"N
Sal
kei

Sample Shelby Tutie Sample Seepage Waler B

1 ¥
earing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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GeoPacific Portland, Oregon 97224
Engineering Inc

14835 SW 72nd Avenue
Portland, Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG

Project: The Summit Subdivision
West Linn, Oregon Project No. 13-3040 Test Pit No. TP-6

o

$ If
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o
a.

<D
Q-
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o
if Material Description

1

2

3-

4

5H

6-

7-

8-

9-

10-

11-

12-

13-

14-

15-

16-

17-

1.5

2.0

6" medium dense, silty GRAVEL (GM), dry (Undocumented Fill)

Soft, clayey SILT (ML), with occasional gravel, reddish brown, moist
(Undocumented Fill)

Soft to medium stiff, highly organic SILT (OL-ML), dark brown, fine to medium
roots throughout, with organic debris, moist (Buried Topsoil)

Extremely soft to very soft (R0-R1), highly weathered BASALT, trace reddish-
brown matrix of silty clay to clayey silt, light gray, damp to moist (Columbia
River Basalt)

Grades to very soft to soft (R1-R2), with black mineral staining, and vesicular

Test Pit Terminated at 10 Feet.

Note: No seepage or groundwater encountered.

LEGEND
°

5 Gal
Bucket 4 1

Bag Sample Buckel Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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OPERATIONS AND MAINTENANCE
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OPERATIONS ANP

MAINTENANCE PLAN
FOR.

STORMWATER FACILITIES

HARPER'S TERRACE SUBDIVISION
WEST LINN, OR

August 23, 2013

PreparedFor:

LF 10, LLC
5285 Meadows Road, Suite #171

Lake Oswego, OR 97035

PreparedBy:
3JConsulting, Inc.

10445 SW Canyon Road, Suite 245
Beaverton, OR 97005

Project No: 13123
KEF
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PUR.P035
The purpose of this Operations and Maintenance (O&M) Plan is to bring attention to the on-going needs
of the storm water management facilities located at the proposed Harper's Terrace Subdivision. In order
for the facilities to operate as intended and increase the environmental benefits, a high quality
maintenance program is required.

This document has been prepared to provide Harper's Terrace Subdivision with a single source
document that will explain the maintenance requirements of the storm water facilities. This also serves
the regulatory agencies in which legal requirements have been placed on this site.

STORMWAT5P.FACILITIES
Stormwater runoff from the onsite areas will be infiltrated either utilizing pervious pavement in the shared
driveway or stormwater planters on each lot.

The stormwater planters are infiltration planters designed to treat and infiltrate all storm events up to and
including the 25-year event. An overflow should be constructed to convey larger flows into the propsoed
12 inch pipe at the northeast corner of the site. The pipe will convey overflows to the storm line in
Woodsprite Court.

INSPSCsTION/MAINTSNANCB SChtt&lALE
Each part of the system shall be inspected and maintained quarterly and within 48 hours after each major
storm event. For this O&M plan, a major storm event is defined as 1.0 inches of rain in 24 hours or more.
All components of the storm system as described above must be inspected and maintained frequently or
they will cease to function effectively. The facility owner shall keep a log, recording all inspection dates,
observations, and maintenance activities. Receipts shall be saved when maintenance is performed and
there is a record of expense. Please see the excerpts from the City of Portland Stormwater Management
Manual for Facility Maintenance Guidelines.

Vegetated Facilities
• Remove sediment when:

o Sediment depth reaches 4 inches.
o Sediment depth is damaging or killing vegetation
o Sediment is preventing the facility from draining in the time specified.

Pervious Pavement Material
® Vegetation, large shrubs, and trees that limit access or interfere with porous pavement operations

shall be pruned.
• Vacuum sweeping of the pervious materials shall be implemented.
® Leaves and debris shall be raked and removed biannually.
• Power wash annually or as needed.

5LAMENTS
This document contains the following information.

1. Site Plan(s) of Storm Water Facilities (To be included in final Stormwater Report)
2. Simplified Operations and Maintenance Specifications: Planters
3. Pervious Pavement Operations and Maintenance Plan and Checklist
4. Maintenance Logs
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Simplified Operations and Maintenance Specifications
PLANTERS

What To Look For What To Do

Structural Components, including inlets and outlets/ov

> Clogged inlets or outlets

> Liner and foundation
> Cracked drain pipes

erflows, shall freely convey stormwater.

> Remove sediment and debris from catch basins, trench
drains, curb inlets, and pipes to maintain at least 50%
conveyance capacity at all times.

> Repair/seal cracks. Replace when repair is insufficient.

Vegetation shall cover 90% of the facility.

> Dead or strained vegetation

> Tall or overgrown plants
> Weeds

> Replant per original planting plan,or substitute from
SWMM Appendix F.4 plant list.

> Irrigate as needed. Mulch annually. DO NOT apply
fertilizers, herbicides, or pesticides.

> Prune to allow sight lines and foot traffic.
> Manually remove weeds. Remove all plant debris.

Growing/Filter Medium, including soil and gravels, she

> Gullies

> Erosion

> Ponding

ill sustain healthy plant cover and infiltrate within 48 hours.

> Fill, lightly compact, and plant vegetation to disperse
flow.

> Replace splash blocks or inlet gravel/rock.
> Stabilize soils with plantings from SWMM Appendix

F4.
> Rake, till, or amend to restore infiltration rate.

Annual Maintenance Schedule
Summer. Make any structural repairs. Improvefilter medium as needed. Clear drain. Irrigate as needed.
Fall. Replant exposed soil and replace dead plants. Remove sediment and plant debris.
Winter. Monitor infiltration/flow-through rates. Clear inlets and outlets/overflows to maintainconveyance.
Spring. Remove sediment and plant debris. Replant exposed soil and replace dead plants. Mulch.
All seasons. Weed as necessary.

Maintenance Records: Record date, description, and contractor (if applicable) for all structural repairs, landscape
maintenance, and facility cleanout activities. Keep work orders and invoices on file and make available upon request
of the City inspector.

Access: Maintain ingress/egress to design standards.

Infiltration/Flow Control: All facilities shall drain within 48 hours. Record time/date, weather, and site conditions
when ponding occurs.

Pollution Prevention: All sites shall implement best management practices to prevent hazardous or solid wastes or

excessive oil and sediment from contaminating stormwater. Contact Spill Prevention & Citizen Response at 503-823-
7180 for immediate assistance responding to spills. Record time/date, weather, and site conditions if site activities
contaminate stormwater.

Vectors (Mosquitoes & Rodents): Stormwater facilities shall not harbor mosquito larvae or rats that pose a threat to

public health or that undermine the facility structure. Monitor standing water for small wiggling sticks
perpendicular to the water's surface. Note holes/burrows in and around facilities. Call Multnomah County Vector
Control at 503-988-3464 for immediate assistance to eradicate vectors. Record time/ date, weather, and site conditions
when vector activity observed.

Chapter 3: Operations and Maintenance
Portland Stormwater Management Manual-August 1, 2008

3-11
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PERVIOUS PAVEMENT
Operations and Maintenance Plan and Checklist

train operators on how to avoid surface damage to the pavement by holding the tip
away from the surface.
(Usually pressure washers and "area cleaners" are available to purchase or rent at
local rentalyards or building supply companies. The turbo nozzles are available at
www.Landa.com.)

Snow & Ice: DO NOT use sand, salt, or chemicals to melt ice and snow. Utilize larger aggregate (1/4
inch or larger) without fines for providing winter weather traction. Vacuum surface once
snow and ice has melted. Snow removal should be done with rubber edged snow plows
if necessary.

Repair by saw cutting the pavement at an existing control joint or construction joint. The
section should be cut full depth, removed, and replaced with new pervious concrete. The
new pavement must be compacted and cured the same as when constructing a new
pervious concrete pavement. If doweling is required use corrosion resistant materials
since the pavement allows both air and water to reach the reinforcements.

Measures shall be exercised when handling substances that can contaminate storm
water. A spill prevention plan shall be implemented at all non-residential sites and in
areas where there is likelihood of spills from hazardous materials. However, virtually all
sites, including residential and commercial, present potential danger from spills. All
homes contain a wide variety of toxic materials including gasoline for lawn mowers,
antifreeze for cars, solvents, pesticides, and cleaning aids that can adversely affect storm
water if spilled. It is important to exercise caution when handling substances that can
contaminate storm water. Releases of pollutants shall be corrected as soon as identified.

Maintenance Matrix
Frequency Spring Summer Fall Winter As-Needed

Blowing Weekly d d d d d
Vacuuming Bi-Annually d d d

Flushing Annually d d

Deep Cleaning/Restoration d
Low Pressure Water Nozzle d
Area Washer d

Turbo Nozzle d

Repairs d
Snow and Ice d
Spill Prevention d

Repair:

Spills:
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MAINTSNANCB LOCÿS

Record date, description, and contractor (if applicable) for all structural repairs, landscape maintenance,
and facility cleanout activities. See Pervious Pavement Operations and Maintenance Plan and Checklist
for Maintenance Log.

SAMPLE:

Month:
Year:

Initial &
Date

Vegetated
Facilities,
Inlets and
Overflow

Catch
Basins

Document if
materials are
removed from
catch basins

January
February
March
April
May
June
July
August
September
October
November
December
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Engineering. Inc.

July 26, 2013
GeoPacific Project No. 13-3040

John Wyland
J.T. Smith Companies
5282 Meadows Road, Suite 171
Lake Oswego, Oregon 97035

Via e-mail with hard copies mailed

Subject: GEOTECHNICAL ENGINEERING REPORT
The Summit Subdivision - aka Rosemont 2
Northeast Corner of Summit Street andS.GloriaDriveIntersection
West Linn,Oregon

This report presents the results of a geotechnical engineering study conducted by GeoPacific Engineering,
Inc. (GeoPacific) for the above referenced project. The purpose of this study was to evaluate subsurface
conditions at the site and to provide geotechnical recommendations for site development. This geotechnical
study was performed in accordance with GeoPacific proposal No. P-4526, dated June 5, 2013, and your
subsequent authorization of our agreement and General Conditionsfor GeotechnicalServices.

SITE DESCRIPTION AND PROPOSED DEVELOPMENT

The site is located on the northeast side of the intersection of Summit Street and S. Gloria Drive inWest
Linn, Oregon (Figure 1). The area of the planned development totals approximately 40,500 square feet and
is roughly rectangular-shaped. The topography on the site is sloping down to the northeast at an average
grade of approximately 10 percent. However, previous grading activity on the site has created steep slopes
of limited height in the northwest and central portions of the site. The previous grading activity has also
created several relatively level areas, most notably the majority of the northeast quarter of the site.
Vegetation on the site consists primarily of grass, brush, and small to large trees. The southeast portionof
the site is densely wooded with large trees.

It is our understanding that the proposed development includes grading the site to support 4 lots for new
single-family homes and associated underground utilities. We anticipate that the maximum depth of cut and
height of fill will be about 5 feet or less.

REGIONAL GEOLOGIC SETTING

Regionally, the subject site lies within the Willamette Valley/Puget Sound lowland, a broad structural
depression situated between the Coast Range on the west and the Cascade Range on the east. A series of
discontinuous faults subdivide the Willamette Valley into a mosaic of fault-bounded, structural blocks (Yeats
et ah, 1996). Uplifted structural blocks form bedrock highlands, while down-warped structural blocks form
sedimentary basins.

Real-World Geotechnical Solutions
Investigation • Design • Construction Support

14835 SW 72nd Avenue
Portland, Oregon 97224

Tel (503) 598-8445
Fax (503) 941-9281
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July 26, 2013
GeoPacific Project No. 13-3040

the report was prepared. No warranty, expressed or implied, is made. The scope of our work did not include
environmental assessments or evaluations regarding the presence or absence of wetlands or hazardous or
toxic substances in the soil, surface water, or groundwater at this site.

OO-

GeoPacific Engineering,Inc.

We appreciate this opportunity to be of service.

Sincerely,

Benjamin G. Anderson
Staff Engineer

EXPIRES: 06-30-20 VCJ

Scott L. Hardman, G.E., P.E.
Principal Geotechnical Engineer

Attachments: References
Figure 1-Vicinity Map
Figure 2 - Site Plan and Exploration Locations
Test Pit Logs (TP-1 through TP-6)

13-3040 - The Summit Subdivision GR 11 GeoPacific Engineering,Inc.
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14835 SW 72nd Avenue
Portland, Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

V C N TY MAP
Engineering.Inc.
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Date: 07/24/13
Approximate Scale 1 in = 2,000 ft Drawn by: BGA

Base maps: U.S. Geological Survey 7.5 minute Topographic Map Series, Canby, Oregon Quadrangle, 1961 (Photorevised 1985).
U.S. Geological Survey 7.5 minute Topographic Map Series, Oregon City, Oregon Quadrangle, 1961 (Photorevised 1985)

_egend

Project: The Summit Subdivision
West Linn, Oregon

FIGURE 1Project No. 13-3040
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14835 SW 72nd Avenue

GaoPacific Port,and- 0re9°n 97224
Tel: (503) 598-8445 Fax: (503) 941-9281Inoineenno.Inc.

SITE PLAN AND
EXPLORATION LOCATIONS

H&'l

North

Legend
TP-1

Test Pit Designation and Approximate Location

60'
Date: 07/23/13
Drawn by: BGA

APPROXIMATE SCALE 1"=60'

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 FIGURE 2
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GeoPacific
(nginierino Inc

14835 SW 72nd Avenue
Portland, Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP- 1

o>— Q> ST

ÿ5 9 "2

£

pi
-

a

Q>
C
o

if Material Description

3-

6-

7-

8-

9-

10-

11-

12-

13-

14-

15-

16

17—1

2.0

3.0

2.0
3.0
2.0

>4.5

10" soft, low organic SILT (OL-ML), dark brown, roots throughout, damp to moist
_(Iqpsoil)
Stiff, clayey SILT (ML), reddish brown, dark brown, and brown, non-
homogeneous, moist (Undocumented Fill)

Grades to very stiff, homogenous and brown

Soft to medium stiff, moderately organic SILT (ML-OL), dark brown, fine roots
throughout with chunk of concrete and some gravel, moist (Buried Topsoil)

Stiff, clayey SILT (ML), reddish brown, moist (Residual Soil)

Test Pit Terminated at 11 Feet

Note: Groundwater Not Encountered

LEGEND 0

—«ÿ-ÿ 1

5 Gal
Bucket _ * 1

Bag Sample Bucket Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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14835 SW 72nd Avenue

GeOPfiCiflC Portland' Oregon 97224
" Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG
Inutneerino Inc.

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP-2

1-

2-

3-

4-

5-

6-

7-

8—I
9

10

11-
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14

15

16

17

a
d) sr
E
o

o ~Q.

iS 2
<D O

4.0

>4.5

'n ® F&a >,-

Q

(D

.S3 S
2 o

O

. o

II Material Description

20" soft, moderately organic SILT (OL-ML), dark brown, with fine to large roots,
6 inch root mat, damp to moist (Topsoil)

Very stiff to hard, clayey SILT (ML), reddish brown, moist (Residual Soil)

Test Pit Terminated at 8 Feet

Note: Groundwater Not Encountered

LEGEND rÿ °

5 Gal
Bucket _ 4- 1

Bag Sample Buckel Sample Shelby Tube Sample Seepage Water Bearing Zone

TF
"==?

Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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GeoPacffi
Engineering Inc

14835 SW 72nd Avenue
gs> Portland, Oregon 97224

Tel: (503) 598-8445 Fax: (503) 941-9281
TEST PIT LOG

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP-3

|E?
u P 10
o -c: c

Q.«
or
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£
I-
0)
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E
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,t= "

S
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o
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"K CTI
c5 = Material Description

1-

2

3-

4

5

6

7

8

9

10-

11-

12-

13

14-

15-

16-

17

Soft SILT (ML), with concrete debris and bricks, brown, moist (Undocumented
Fill)

[ground surface elevation at toe of slope]

Very stiff, clayey SILT (ML), reddish brown, moist (Residual Soil)

Test Pit Terminated at 7.5 Feet

Note: Groundwater Not Encountered

LEGEND o °
c' -sa»

5 Gal
Bucket * I "V

Bag Sample Bucket Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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GeoVacifjt Portland, Oregon 97224
Englneartne.Inc

14835 SW 72nd Avenue
Portland,Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP-4

1

2

3

4

5

6-

7-

8-

9-
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Q. 3b
H 3 t/5
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w o

J) =5-
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O

0)
c
o

5 N
O)

1= Material Description

6" soft, highly organic SILT (OL-ML), dark brown, roots throughout, damp to mois
.(Topsoil)
Soft, SILT (ML), brown, moist (Undocumented Fill)

Soft, moderately organic SILT (ML-OL), fine roots throughout, with organic
debris, moist (Buried Topsoil)

Very stiff, clayey SILT (ML) to silty CLAY (CL), reddish brown, with black mineral
staining, moist (Residual Soil)

Grades to hard

Extremely soft to very soft (R0-R1), highly weathered BASALT, trace reddish-
brown matrix of silty clay to clayey silt, light gray, black staining, damp to moist
(Columbia River Basalt)

Test Pit Terminated at 10.5 Feet

Note: Groundwater Not Encountered

LEGEND

5 Gal
Bucket

_ * 1 ÿy
Bag Sample Bucket Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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14835 SW 72nd Avenue
RffnPsirifir Portland, Oregon 97224
Mnnilllllili Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG

Project: The Summit Subdivision
West Linn, Oregon

Project No. 13-3040 Test Pit No. TP-5

o

ill
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I-
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CL
E
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Is Material Description

1-

2-

3-

4-

5-

6-

7-

8H

9-

10-

11-

12-

13"

14-

15-

16-

17

6" loose, silty GRAVEL, 3/4"-0 crushed aggregate, moist (Undocumented Fill)_
Soft to medium stiff, highly organic SILT (OL-ML), dark brown, fine to large roots

throughout, with organic debris, moist (Buried Topsoil)

Very stiff, clayey SILT (ML), reddish brown, moist (Residual Soil)

Extremely soft to very soft (R0-R1), highly weathered BASALT, trace reddish-
brown matrix of silty clay to clayey silt, light gray, black staining, damp to moist
(Columbia River Basalt)

Grades to very soft to soft (R1-R2)

Test Pit Terminated at 8 Feet

Note: Groundwater Not Encountered

LEGEND
°

e-SHSe.
5 Gal
Bucket _ * I

Bag Sample Bucket Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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GeoPacitic Portland, Oregon 97224
14835 SW 72nd Avenue

Engineering, inc Tel: (503) 598-8445 Fax: (503) 941-9281
TEST PIT LOG

Project: The Summit Subdivision
West Linn, Oregon Project No. 13-3040 Test Pit No. TP-6
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16-

17-

1.5

2.0

6" medium dense, silty GRAVEL (GM), dry (Undocumented Fill)

Soft, clayey SILT (ML), with occasional gravel, reddish brown, moist
(Undocumented Fill)

Soft to medium stiff, highly organic SILT (OL-ML), dark brown, fine to medium
roots throughout, with organic debris, moist (Buried Topsoil)

Extremely soft to very soft (R0-R1), highly weathered BASALT, trace reddish-
brown matrix of silty clay to clayey silt, light gray, damp to moist (Columbia
River Basalt)

Grades to very soft to soft (R1-R2), with black mineral staining, and vesicular

Test Pit Terminated at 10 Feet.

Note: No seepage or groundwater encountered.

LEGEND

5Gel
Bucket * 1 ¥

Bag Sample Bucket Sample Shelby Tube Sample Seepage Water Bearing Zone Water Level at Abandonment

Date Excavated: 6/26/13

Logged By: BGA

Surface Elevation:
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OPERATIONS AND MAINTENANCE
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OPERATIONS ANP

MAINTENANCE PLAN
FOR,

STORMWATER. BAC.IUTIBS

HARPER'S TERRACE SUBDIVISION
WEST LINN, OR

August 23, 2013

PreparedFor:

LF 10, LLC
5285 Meadows Road, Suite #171

Lake Oswego, OR 97035

Prepared By:
3J Consulting, Inc.

10445 SW Canyon Road, Suite 245
Beaverton, OR 97005

Project No: 13123
KEF
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PURPOSE
The purpose of this Operations and Maintenance (O&M) Plan is to bring attention to the on-going needs
of the storm water management facilities located at the proposed Harper's Terrace Subdivision. In order
for the facilities to operate as intended and increase the environmental benefits, a high quality
maintenance program is required.

This document has been prepared to provide Harper's Terrace Subdivision with a single source
document that will explain the maintenance requirements of the storm water facilities. This also serves
the regulatory agencies in which legal requirements have been placed on this site.

STORMWATER FACILITIES
Stormwater runoff from the onsite areas will be infiltrated either utilizing pervious pavement in the shared
driveway or stormwater planters on each lot.

The stormwater planters are infiltration planters designed to treat and infiltrate all storm events up to and
including the 25-year event. An overflow should be constructed to convey larger flows into the propsoed
12 inch pipe at the northeast corner of the site. The pipe will convey overflows to the storm line in
Woodsprite Court.

INSPECTION/MAINTENANCESCHEDULE
Each part of the system shall be inspected and maintained quarterly and within 48 hours after each major
storm event. For this O&M plan, a major storm event is defined as 1.0 inches of rain in 24 hours or more.
All components of the storm system as described above must be inspected and maintained frequently or
they will cease to function effectively. The facility owner shall keep a log, recording all inspection dates,
observations, and maintenance activities. Receipts shall be saved when maintenance is performed and
there is a record of expense. Please see the excerpts from the City of Portland Stormwater Management
Manual for Facility Maintenance Guidelines.

Vegetated Facilities
• Remove sediment when:

o Sediment depth reaches 4 inches.
o Sediment depth is damaging or killing vegetation
o Sediment is preventing the facility from draining in the time specified.

Pervious Pavement Material
• Vegetation, large shrubs, and trees that limit access or interfere with porous pavement operations

shall be pruned.
• Vacuum sweeping of the pervious materials shall be implemented.
• Leaves and debris shall be raked and removed biannually.
*• Power wash annually or as needed.

EL-EMENTS
This document contains the following information.

1. Site Plan(s) of Storm Water Facilities (To be included in final Stormwater Report)
2. Simplified Operations and Maintenance Specifications: Planters
3. Pervious Pavement Operations and Maintenance Plan and Checklist
4. Maintenance Logs
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Simplified Operations and Maintenance Specifications
PLANTERS

What To Look For What To Do

Structural Components, including inlets and outlets/ov
> Clogged inlets or outlets

> Liner and foundation
> Cracked drain pipes

erflows, shall freely convey stormwater.

> Remove sediment and debris from catch basins, trench
drains, curb inlets, and pipes to maintain at least 50%
conveyance capacity at all times.

> Repair/seal cracks. Replace when repair is insufficient.

Vegetation shall cover 90% of the facility.

> Dead or strained vegetation

> Tall or overgrown plants
> Weeds

> Replant per original planting plan,or substitute from
SWMM Appendix F.4 plant list.

> Irrigate as needed. Mulch annually. DO NOT apply
fertilizers, herbicides, or pesticides.

> Prune to allow sight lines and foot traffic.
> Manually remove weeds. Remove all plant debris.

Growing/Filter Medium, including soil and gravels, she

> Gullies

> Erosion

> Ponding

11 sustain healthy plant cover and infiltrate within 48 hours.

> Fill, lightly compact, and plant vegetation to disperse
flow.

> Replace splash blocks or inlet gravel/ rock.
> Stabilize soils with plantings from SWMM Appendix

F4.
> Rake, till, or amend to restore infiltrationrate.

Annual Maintenance Schedule
Summer. Make any structural repairs. Improve filter medium as needed. Clear drain. Irrigate as needed.
Fall. Replant exposed soil and replace dead plants. Remove sediment and plant debris.
Winter. Monitor infiltration/flow-through rates. Clear inlets and outlets/overflows to maintainconveyance.
Spring. Remove sediment and plant debris. Replant exposed soil and replace dead plants. Mulch.
All seasons. Weed as necessary.

Maintenance Records: Record date, description, and contractor (if applicable) for all structural repairs, landscape
maintenance, and facility cleanout activities. Keep work orders and invoices on file and make available upon request
of the City inspector.

Access: Maintain ingress/egress to design standards.

Infiltration/Flow Control: All facilities shall drain within 48 hours. Record time/date, weather, and site conditions
when ponding occurs.

Pollution Prevention: All sites shall implement best management practices to prevent hazardous or solid wastes or

excessive oil and sediment from contaminating stormwater. Contact Spill Prevention & Citizen Response at 503-823-
7180 for immediate assistance responding to spills. Record time/date, weather, and site conditions if site activities
contaminate stormwater.

Vectors (Mosquitoes & Rodents): Stormwater facilities shall not harbor mosquito larvae or rats that pose a threat to

public health or that undermine the facility structure. Monitor standing water for small wiggling sticks
perpendicular to the water's surface. Note holes/burrows inand around facilities. Call Multnomah County Vector
Control at 503-988-3464 for immediate assistance to eradicate vectors. Record time/date, weather, and site conditions
when vector activity observed.

Chapter 3: Operations and Maintenance
Portland Stormwater Management Manual-August 1, 2008

3-11
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PERVIOUS PAVEMENT
Operations and Maintenance Plan and Checklist

train operators on how to avoid surface damage to the pavement by holding the tip
away from the surface.
(Usually pressure washers and "area cleaners" are available to purchase or rent at
local rentalyards or building supply companies. The turbo nozzles are available at
www.Landa.com.)

Snow & Ice: DO NOT use sand, salt, or chemicals to melt ice and snow. Utilize larger aggregate (1/4
inch or larger) without fines for providing winter weather traction. Vacuum surface once
snow and ice has melted. Snow removal should be done with rubber edged snow plows
if necessary.

Repair by saw cutting the pavement at an existing control joint or construction joint. The
section should be cut full depth, removed, and replaced with new pervious concrete. The
new pavement must be compacted and cured the same as when constructing a new
pervious concrete pavement. If doweling is required use corrosion resistant materials
since the pavement allows both air and water to reach the reinforcements.

Measures shall be exercised when handling substances that can contaminate storm
water. A spill prevention plan shall be implemented at all non-residential sites and in
areas where there is likelihood of spills from hazardous materials. However, virtually all
sites, including residential and commercial, present potential danger from spills. All
homes contain a wide variety of toxic materials including gasoline for lawn mowers,
antifreeze for cars, solvents, pesticides, and cleaning aids that can adversely affect storm
water if spilled. It is important to exercise caution when handling substances that can
contaminate storm water. Releases of pollutants shall be corrected as soon as identified.

Maintenance Matrix
Frequency Spring Summer Fall Winter As-Needed

Blowing Weekly (t * £ (h A

Vacuuming Bi-Annually A (b

Flushing Annually A A

Deep Cleaning/Restoration A

Low Pressure Water Nozzle (t

Area Washer k

Turbo Nozzle (k

Repairs (A

Snow and Ice *
Spill Prevention >

Repair:

Spills:
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MAINTENANCE LOCÿS

Record date, description, and contractor (if applicable) for all structural repairs, landscape maintenance,
and facility cleanout activities. See Pervious Pavement Operations and Maintenance Plan and Checklist
for Maintenance Log.

SAMPLE:

Month:
Year:

Initial &
Date

Vegetated
Facilities,
Inlets and
Overflow

Catch
Basins

Document if
materials are
removed from
catch basins

January
February
March
April
May
June
July
August
September
October
November
December
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971.409.9354

Morgan Holen | ÿr£ParlT'Suitÿ™
U I Lake Oswego, Oregon 97035
A/yQClATEy-uc. Consulting Arborists and Urban Forest Management _ morgan.holen@comcast.net

October 3, 2013

Planning and Building
City of West Linn
22500 Salamo Road #1000
West Linn, Oregon 97068

Re: Arborist Report and Tree Preservation Plan for the Harper's Terrace Subdivision Project
West Linn, Oregon
Project No. MHA1311Rosemont Ph2

Please find enclosed the Arborist Report and Tree Preservation Plan for the Harper's Terrace Subdivision
project located at 4997 Summit Street in West Linn, Oregon. Please contact us if you have questions or
need any additional information.

Respectfully,
Morgan Holen & Associates, LLC

Tr|«vÿ f-4ÿ
Morgan E. Holen, Owner
ISA Certified Arborist, PN-6145A
ISA Tree Risk Assessment Qualified
Forest Biologist

ppnoffl[i[r
I] OCT 10 2013 [f
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Morgan Nolen
&---A//OCIATC/"

MHA1311 Harper's Terrace Subdivision - Tree Data 6-20-13

Page 1of 2

No. Common Name Species Name DBH* C-RadA Defects and Comments Sig? Recommendation
2715 European white birch Betulo pendula 14 15 invasive species, poor structure, decay no remove

2716 European white birch Betula pendula 14 15 invasive species, poor structure, decay no remove

2717 European white birch Betula pendula 12 12 invasive species, poor structure, decay no remove
3049 lodgepole pine Pinus contorta 17 20 mechanical damage, sweep, 10-degree lean west no remove
3050 princess tree Paulownia tomentosa 41 35 invasive species no remove

3051 black cottonwood Populus trichocarpa 40 40

old broken top, multiple attachments; inherent species
limitations; suspect basal decay on northwest side no remove

3052 Douglas-fir Pseudotsuga menziesii 24 12 no major defects yes retain

3053 Douglas-fir Pseudotsuga menziesii 36 18 no major defects, but removal is necessary for construction yes remove

3054 spruce Picea spp. 16 15 12-degree lean north, poor stem structure no remove

3055 red alder Alnus rubra 27 35 forked top, branch decay; mature, inherent species limitations no remove

3056 grand fir Abies grandis 13 15 broken top, dead branches, small live crown no remove
3057 grand fir Abies grandis 10 10 dead branches, poor crown development no remove

3058 red alder Alnus rubra 24 35
old broken top, multiple new tops; mature, inherent species

limitations no remove

3059 red alder Alnus rubra 18 20 12-degree lean southeast; mature, inherent species limitations no remove

3060 red alder Alnus rubra 18 20 basal and stem decay; mature, inherent species limitations no remove
3061 red alder Alnus rubra 18 30 basal and stem decay; mature, inherent species limitations no remove

3062 red alder Alnus rubra 14 20

mechanical damage, decay; mature, inherent species

limitations no remove

3063 red alder Alnus rubra 18 25

over-grown with ivy, poor condition; mature, inherent species
limitations no remove

3064 bigleaf maple Acer macrophyllum 23
32 S
12 N

8-degree lean, suspected basal decay, and one-sided crown to

southeast; potentially hazardous with adjacent tree removal;
re-eval suitability for preservation with clearing yes likely to be removed

3065 Douglas-fir Pseudotsuga menziesii 6 6 over-topped, suppressed, not viable no remove

3095 grand fir Abies grandis 10 8 dead branches, small live crown, stem decay no remove
3096 bigleaf maple Acer macrophyllum 8 15 over-grown with ivy, poor condition no remove
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971.409.9354

Morgan Holen f
- &- A/yOC-IATEyÿ ffr Consulting Arborists and Urban Forest Management morgan.holen@comcast.net

October 3, 2013

Planning and Building
City of West Linn
22500 Salamo Road #1000
West Linn, Oregon 97068

Re: Arborist Report and Tree Preservation Plan for the Harper's Terrace Subdivision Project
West Linn, Oregon
Project No. MHA1311Rosemont Ph2

Please find enclosed the Arborist Report and Tree Preservation Plan for the Harper's Terrace Subdivision
project located at 4997 Summit Street in West Linn, Oregon. Please contact us if you have questions or
need any additional information.

Respectfully,
Morgan Holen & Associates, LLC

Tyjiÿ
Morgan E. Holen, Owner
ISA Certified Arborist, PN-6145A
ISA Tree Risk Assessment Qualified
Forest Biologist

1) H © H 0 ffl n
OCT 10 2013

.
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Morgan Mole
— &- AfjOC1ATEL Consulting Arborists and Urban Forest Management

971.409.9354
3 Monroe Parkway, Suite P 220

Lake Oswego, Oregon 97035
morgan.holen@comcast.net

October 3, 2013

Planning and Building
City of West Linn
22500 Salamo Road #1000
West Linn, Oregon 97068

Re: Arborist Report and Tree Preservation Plan for the Harper's Terrace Subdivision Project
West Linn, Oregon
Project No. MHA1311 Rosemont Ph2

Please find enclosed the Arborist Report and Tree Preservation Plan for the Harper's Terrace Subdivision
project located at 4997 Summit Street in West Linn, Oregon. Please contact us if you have questions or
need any additional information.

Respectfully,
Morgan Holen & Associates, LLC

Morgan E. Holen, Owner
ISA Certified Arborist, PN-6145A
ISA Tree Risk Assessment Qualified
Forest Biologist
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