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INTRODUCTION 
Site Location  
Schott and Associates (S&A) was contracted to conduct a natural resource assessment on 
the 0.75-acre subject property located south of I-205 in West Linn, Clackamas County, 
Oregon (T2S, R1E, Sec. 35C, TL#1500).  
 
Site Description 
The subject property was located south of the Interstate 205 10th Street exit and east of 
13th Street. The property was triangular shaped, the north and south property lines coming 
to a point at the east end of the property. The property included a house with an attached 
garage and an out-building behind the house in the western portion of the property. The 
house was accessed from 13th Street by a concrete driveway. A combination of concrete 
and gravel extended along the north side of the house and wrapped around the east side of 
the house. A sanitary sewer line and associated 20-foot easement ran along the northern 
property boundary. The area around the house was landscaped with ornamental trees, 
shrubs, and a maintained lawn with a few scattered Douglas fir (Pseudotsuga menziesii) 
trees. A hedge row of golden incense cedars (Calocedrus decurrens ‘Berrima gold’) were 
planted along the northern property line.  A wire fence was located along the north 
property line and a wood fence is located along the southern property line.  The site was 
nearly flat, sloping gently east-southeast. An existing conditions survey is included in 
Appendix A. 
 
Bernert Creek was located offsite approximately 10 feet north of the northern property 
line and flowed from west to east parallel to the property line. The creek was bordered by 
reed canarygrass (Phalaris arundinacea) and a few scattered Oregon ash (Fraxinus 
latifolia) trees.  The creek and associated 65-foot-wide buffer has been mapped by the 
City of West Linn as a Water Resource Area (WRA) and is subject to the requirements of 
Chapter 32 of the West Linn Community Development Code (CDC) for Water Resource 
Area Protection 
 
Project Objectives 
The client wishes to partition the property into two parcels as shown in Appendix A1. 
Bernert Creek borders the northern property line and proposed development must meet 
the approval criteria of Chapter 32. The purpose of this report is to establish the actual 
location of the waterway and propose a new WRA width. 
 
This report is intended to document existing site conditions and address the approval 
criteria in CDC Chapter 32.080 Alternate Review Process.  
 

 
1 The applicant has requested recent survey information from ODOT to locate the I-205 ROW line exactly, 
as is required by the County Surveyor for the Partition Plat. This information is pending as of this writing. 
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METHODS 
Assessment consisted of a site visit and review of the following existing data and 
information: 
 

• Clackamas County tax map   
• U.S. Fish and Wildlife Service (USFWS) National Wetland Inventory (NWI) and 

West Linn 2005 Local Wetland Inventory (LWI) 
• West Linn Water Resource Area (WRA) Map (Appendix B) 
• Oregon Department of Forestry (ODF) and Metro stream mapping 
• U.S. Department of Agriculture (USDA) Natural Resource Conservation Service 

(NRCS) gridded Soil Survey Geographic (gSSURGO) database for Clackamas 
County  

• Aerial photographs from the time period between 1994 and 2018, obtained from 
Google Earth 

• Contours derived from the Oregon Department of Geology and Mineral Industries 
(DOGAMI, 2014) 

 
All work on this project has been completed by qualified natural resource specialists 
employed by Schott & Associates, Inc. Onsite assessment and reporting were conducted 
by Cari Cramer, a natural resource specialist with over 12 years of experience in wetland 
delineation, natural resource assessments, mitigation site monitoring, and local natural 
resource permitting. The report was revised by Kim Cartwright, a wetland ecologist with 
over 10 years of experience in conducting natural resource assessments, including 
wetland and other water delineations, habitat and functional assessments, natural resource 
permitting, and mitigation planning.  
 
S&A visited the site in June of 2017 for the purposes of completing a wetland 
determination and natural resource assessment. The site was revisited in December of 
2018. As per CDC 32.020, waterway, wetlands, and riparian corridor boundaries were 
identified and documented in this report.  
 
Delineation data were collected according to methods described in the 1987 Manual and 
the Regional Supplement to the Corps of Engineers Delineation Manual: Western 
Mountains, Valleys, and Coast (Version 2.0). One sample plot was established at the 
lowest-lying portion of the site, adjacent to the stream, to document absence or presence 
of wetland. Data on vegetation, hydrology, and soils was collected at the sample plot, 
recorded in the field, and later transferred to data forms (Appendix C). Plant indicator 
status was determined using the 2020 National Wetland Plant List (Corps 2020). Onsite 
streams, where present, were delineated via the ordinary high-water mark  
(OHWM) as indicated by top of bank, wrack or scour lines, or change in vegetation 
communities. Where defined bed and bank weren't present, direction of water flow was 
mapped by estimated centerline based on topography, drainage patterns, rill erosion, 
sediment deposition, or other indicator of occasional surface flow. 
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Any identified wetlands and waters are classified according to the USFWS Classification 
of Wetlands and Deepwater Habitats of the United States (Cowardin et al. 1979) and the 
Guidebook for Hydrogeomorphic (HGM)-based Assessment of Oregon Wetland and 
Riparian Sites (DSL 2001).  
 
Vegetation communities within the WRA were assessed in the field. Vegetation was 
identified by species and percent cover. The sample plots included in Appendix D 
represent vegetation cover in the WRA. 
 
Ground level photographs were taken to document site conditions (Appendix C). 
 
RESULTS 
Protected Water Features 
 
Bernert Creek 
The West Linn LWI and WRA map (Appendix B) shows a waterway just north of the 
northern property boundary of tax lot 1500 or just on the property line. Based on the 
onsite assessment, no waterway is located on tax lot 1500.  Bernert Creek was located 
offsite approximately 10 feet to the north within ODOT right of way.  The creek flowed 
through a culvert under I-205, emerged near the northwest corner of the property and 
continued east parallel to the entire northern property boundary.  
 
No wetlands were mapped on or near the subject property on the LWI or WRA map. Per 
the Clackamas County soils map, the eastern half of the property was mapped as Cove 
silty clay loam.  The Cove soil series is a listed hydric soil.  Two sample plots were 
established in low lying areas within the eastern half of the property.  Soils were brown 
(10YR3/3) in matrix color without redoximorphic features and did not meet hydric soil 
criteria. Vegetation consisted of a maintained lawn of facultative grasses. No 
hydrological indicators were observed. No wetlands were found onsite.  
 
Riparian Zone 
No Significant Riparian Corridor was mapped on the WRA map, nor was riparian 
corridor found onsite.  The area adjacent to Bernert Creek consisted of a house with 
ornamental vegetation, maintained lawn, concrete and gravel.  
 
Water Resource Area (WRA) 
 
As per Table 32-2, the required width of the WRA on each side of the delineated 
protected water resource shall extend 65 feet from the ordinary high water (OHW) line.  
By this determination, a 65-foot WRA extended approximately 55 feet onto the subject 
property. Between the stream and the northern property boundary, vegetation mainly 
consisted of reed canarygrass with some Himalayan blackberry growing at the northern 
property boundary fence line. There were scattered Oregon ash trees along the creek 
edge.  Onsite vegetation within the WRA consisted of an incense cedar hedge along the 
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northern property line and maintained lawn with a few scattered trees in the eastern 
portion of the site. The western portion of the WRA consisted of a hardscape of asphalt, 
gravel, or buildings.  
 
The WRA between the stream and the northern property line was relatively undisturbed, 
vegetated primarily with reed canary grass and Himalayan blackberry with a few 
scattered Oregon ash trees near the creek. Onsite WRA was partially vegetated with an 
ornamental conifer hedge or maintained lawn area.  The remainder of the WRA consisted 
of impervious material.  The majority of the WRA south of the stream has been disturbed 
by development starting in 1994 through 2007 according to review of Google Earth 
aerials, including the sanitary sewer and associated 20-foot easement along the northern 
property boundary. Since 2007, the subject property has remained the same as per the 
description in the beginning of the report.  
 
Per 32.070, Alternate Review Process can be used if there is reason to believe that the 
width of the WRA prescribed under the standard process (CDC 32.060(D) is larger than 
necessary to protect the functions of the water resource at a particular site.   A reduction 
in width can be requested if per 32.080(B) it can be shown that the WRA is already 
significantly degraded (e.g., native forest and ground cover have been removed or the 
site dominated by invasive plants, debris or development) and the approval authority may 
allow a reduced WRA in exchange for mitigation.  
 
The proposed WRA shall be, at minimum qualitatively equal in terms of maintaining the 
level of functions allowed by the WRA standards of CDC32.060(D).  
 
The undisturbed WRA is all offsite and consists of a minimal tree canopy of Oregon ash 
with an understory of reed canary grass and Himalayan blackberry. The condition of the 
offsite portion of the WRA was degraded. The onsite portion of the 65-foot WRA was 
also in degraded condition as it was all disturbed by landscaped development, of which 
approximately 3,400sf is impervious gravel and concrete.  Tables 1 and 2 below present 
data from representative vegetation sample plots established within the WRA. 
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Table 1.  Offsite WRA Vegetation Cover 
Scientific Name Common Name Layer % Cover 
Phalaris arundinacea Reed canary grass Grass 70 
Rubus armeniacus Himalayan blackberry Shrub 30 
Fraxinus latifolia Oregon ash Tree 20 
% cover by natives 20 
% tree canopy 20 
% invasive/noxious 100 
Condition Degraded 

Table 2.  Onsite WRA Vegetation Cover 
Scientific Name Common Name Layer % Cover 
Calocedrus decurrens 
‘Berima gold’ 

Golden incense cedar Tree 20 

Schedonorus 
arundinaceus 

Tall fescue grass 20 

Agrostis sp Bent grass grass 20 
Lolium perenne Perennial rye grass grass 10 
impervious area 30 
% cover by natives 0 
% tree canopy 0 
% invasive/noxious 0 
Condition Degraded 

DEVELOPMENT PLAN DESCRIPTION 

The applicant proposes to partition the property into two parcels as shown on Appendix 
A. Most of the eastern portion of the property is within the mapped 65-foot WRA.  The 
WRA is within a developed lot and considered degraded. The client wants to establish the 
actual location of the offsite waterway and propose an alternate WRA boundary as 
allowed by this Chapter. The onsite WRA consists of impervious material, an ornamental 
hedge, or maintained lawn.  The proposed future development would take place on the 
eastern portion of the property within the existing lawn area that extends to the north 
property line.  A 20-foot WRA is proposed adjacent to the northeastern property boundary 
encompassing the area which is not already developed with impervious surface.  Any 
future development would stay outside of the proposed 20-foot WRA.

32.080 approval criteria (alternate review process) 
As per CDC 32.070 and 32.110, over half of the site is covered by designated WRA. 
Additional development cannot take place without impacts to the WRA and shall be 
considered with regard to the following sections. 
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Applications reviewed under the alternate review process shall meet the following 
approval criteria: 

A. The proposed WRA shall be, at minimum, qualitatively equal, in terms of
maintaining the level of functions allowed by the WRA standards of CDC
32.060(D).

The water resource is mapped along the entire northern property line or just north
of it offsite. The actual location of the water resource is 10-12 feet north of the site.
The standards of 32.060(D) require a minimum WRA width 65 feet from the OHW
for water resources with slopes less than 25%.  The existing WRA is highly
disturbed and developed and does not provide significant function at present.  As
discussed below, the constraints of the site due to its triangular shape do not allow
further development while maintaining this minimum width.  The proposed onsite
WRA shall extend 20 feet from the edge of northern property boundary in the
eastern portion of the property (30-32 feet from the protected water resource
boundary). The proposed onsite WRA shall be enhanced with native species and
improved from degraded to good condition as described below.  The proposed
WRA shall be, at minimum, qualitatively equal in terms of providing the level of
functions as required.

B. If a WRA is already significantly degraded (e.g., native forest and ground cover
have been removed or the site dominated by invasive plants, debris, or
development), the approval authority may allow a reduced WRA in exchange for
mitigation, if:
1. The proposed reduction in WRA width, coupled with the proposed mitigation,

would result in better performance of functions than the standard WRA
without such mitigation. The approval authority shall make this
determination based on the applicant’s proposed mitigation plan and a
comparative analysis of ecological functions under existing and enhanced
conditions (see Table 32-4).

The existing WRA is degraded as described in this report.  The eastern portion is 
vegetated by maintained lawn grasses and an ornamental hedge, and the western 
portion consists of impervious materials (concrete and gravel driveway and pad 
areas). Offsite WRA consists mainly of non-native and invasive species, 
primarily reed canary grass and Himalayan blackberry with a few scattered Oregon 
ash trees. Proposed mitigation shall consist of enhancement of the entire proposed 
onsite WRA to ‘good’ condition.  The proposed reduction in WRA width, along with 
proposed mitigation, shall provide higher functions as shown in the 
comparative analysis and mitigation plan. Table 3 below presents a summary of 
the existing and proposed functions of the WRA. 
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Table 3.  Ecological Functions Comparison per Table 32-4 
 
Ecological 
Functions 

WRA existing conditions WRA enhanced conditions 

Stream flow 
moderation and/or 
water storage 

Wetland Storage functions 
low, creek water can flow 
across portions of the WRA. 

Storage functions will be 
higher with vegetation density 
increase in WRA to further 
slow flow for better storage 
capacity. 

Sediment or 
pollution control 

Vegetation is within 100’ of 
the waterway. The majority of 
vegetation is non-native 
grasses and Himalayan 
blackberry with few scattered 
trees. 

Increased vegetation and tree 
canopy within the entire 
remaining onsite WRA will 
increase functions by slowing 
water flow, creating more tree 
canopy and increasing the 
capacity to filter nutrients and 
retain sediments. 

Bank stabilization Few trees along bank.  
Predominantly reed canary 
grass. 

NA as resource is 10’ offsite in 
ODOT right of way  

Large wood 
recruitment for a 
fish bearing section 
of stream 

Stream is likely not fish 
bearing. There are scattered 
trees for LWD recruitment. 

Additional trees will eventually 
increase tree canopy and 
increase functions even from 
10’+ away. 

Organic material 
sources 

Few scattered trees. Forest 
habitat absent within adjacent 
WRA 

Additional trees/shrubs will 
increase organic material 
sources throughout the onsite 
WRA 

Shade (water 
temperature 
moderation) and 
microclimate 

Stream is not likely fish 
bearing.  Currently minimal 
shade, with a few scattered 
trees on the eastern side of the 
site. 

Additional trees planting 
through the onsite WRA will 
somewhat increase this 
function, improving 
downstream temperatures as 
well. 

Stream flow that 
sustains in-stream 
and adjacent 
habitats 

Perennial flow. Perennial flow will be 
maintained.  No hydrologic 
impacts anticipated. 
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Other terrestrial 
habitat 

Habitat within 100 feet of the 
resource is predominantly 
non-native and invasive with 
few scattered native trees.   

Removal of invasives and 
planting of diverse native 
species shall increase type and 
diversity of cover and food 
sources, improving terrestrial 
habitat onsite. 

 
 
 
 

2. The mitigation project shall include all of the following components as 
applicable. It may also include other forms of enhancement (mitigation) 
deemed appropriate by the approval authority. 
a. Removal of invasive vegetation. 
b. Planting native, non-invasive plants (at minimum, consistent with CDC 

32.100) that provide improved filtration of sediment, excess nutrients, 
and pollutants. The amount of enhancement (mitigation) shall meet or 
exceed the standards of CDC 32.090(C). 

c. Providing permanent improvements to the site hydrology that would 
improve water resource functions. 

d. Substantial improvements to the aquatic and/or terrestrial habitat of the 
WRA. 

 
Proposed mitigation shall consist of a combination of non-native grass removal and 
replanting with native vegetation as detailed in the mitigation plan below.  These activities 
will improve onsite filtration of sediment, excess nutrients and pollutants, improving water 
quality and erosion control functions by providing additional vegetation appropriate for the 
WRA.  Additionally, the proposed mitigation enhancement will increase native species 
cover and diversity improving wildlife habitat functions by providing greater cover, nesting 
or burrowing sites and food availability and type.   

C. Identify and discuss site design and methods of development as they relate to WRA 
functions. 
 
The approach to maintaining WRA ecological functions is to locate any  
development as far from the water resource as possible; to stay out of the proposed 
WRA entirely; and to mitigate the degraded habitat with native mitigation plantings 
as proposed within this report. 

D. Address the approval criteria of CDC 32.060, with the exception of CDC 
32.060(D). 

32.060 Approval Criteria (Standard Process) 
No application for development on property containing a WRA shall be approved 
unless the approval authority finds that the proposed development is consistent with 
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the following approval criteria, or can satisfy the criteria by conditions of 
approval: 

A. WRA protection/minimizing impacts. 
1. Development shall be conducted in a manner that will avoid or, if 

avoidance is not possible, minimize adverse impact on WRAs. 
2. Mitigation and re-vegetation of disturbed WRAs shall be completed 

per CDC 32.090 and 32.100 respectively. 
 

Any proposed development shall stay out of the proposed 20-foot WRA entirely.  

B. Storm water and storm water facilities. 
1. Proposed developments shall be designed to maintain the existing 

WRAs and utilize them as the primary method of storm water 
conveyance through the project site unless: 
a. The surface water management plan calls for alternate 

configurations (culverts, piping, etc.); or 
b. Under CDC 32.070, the applicant demonstrates that the 

relocation of the water resource will not adversely impact the 
function of the WRA including, but not limited to, circumstances 
where the WRA is poorly defined or not clearly channelized.  Re-
vegetation, enhancement and/or mitigation of the re-aligned 
water resource shall be required as applicable. 

2. Public and private storm water detention, storm water treatment 
facilities and storm water outfall or energy dissipaters (e.g., rip rap) 
may encroach into the WRA if: 
a. Accepted engineering practice requires it; 
b. Encroachment on significant trees shall be avoided when 

possible, and any tree loss shall be consistent with the City’s 
Tree Technical Manual and mitigated per CDC 32.090; 

c. There shall be no direct outfall into the water resource, and any 
resulting outfall shall not have an erosive effect on the WRA or 
diminish the stability of slopes; and 

d. There are no reasonable alternatives available. 
A geotechnical report may be required to make the determination 
regarding slope stability. 

3. Roadside storm water conveyance swales and ditches may be 
extended within rights-of-way located in a WRA. When possible, they 
shall be located along the side of the road furthest from the water 
resource. If the conveyance facility must be located along the side of 
the road closest to the water resource, it shall be located as close to 
the road/sidewalk as possible and include habitat friendly design 
features (treatment train, rain gardens, etc.). 

http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC32.html#32.090
http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC32.html#32.070
http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC32.html#32.090
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4. Storm water detention and/or treatment facilities in the WRA shall be 
designed without permanent perimeter fencing and shall be 
landscaped with native vegetation. 

5. Access to public storm water detention and/or treatment facilities 
shall be provided for maintenance purposes. Maintenance driveways 
shall be constructed to minimum width and use water permeable 
paving materials. Significant trees, including roots, shall not be 
disturbed to the degree possible. The encroachment and any tree loss 
shall be mitigated per CDC 32.090. There shall also be no adverse 
impacts upon the hydrologic conditions of the site. 

 
No stormwater detention facilities are proposed as part of this application.  No public 
stormwater facilities are proposed onsite.  In the case of the subject property over half  of 
the site is covered by designated WRA of which the eastern half is almost entirely 
designated WRA and reasonable development cannot be achieved without an 
encroachment into this WRA.  This criterion will be addressed as needed at the time of 
proposed development. No significant trees will be affected by the development.   

C. Dedications and easements. The City shall request dedications of the WRA 
to the City when acquisition of the WRA by dedication or easement would 
serve a public purpose. When such a dedication or easement is mutually 
agreed upon, the applicant shall provide the documentation for the 
dedication or easement. Nothing in this section shall prohibit the City from 
condemning property if: 
1. The property is necessary to serve an important public purpose; and 
2. Alternative means of obtaining the property are unsuccessful. 
 

As the site is not adjacent to other public property, there is no identified public interest that 
would be served by dedicating the WRA to the City or encumbering the WRA by 
easements.  

E. Roads, driveways and utilities. 
1. New roads, driveways, or utilities shall avoid WRAs unless the 

applicant demonstrates that no other practical alternative exists. In 
that case, road design and construction techniques shall minimize 
impacts and disturbance to the WRA by the following methods: 
a. New roads and utilities crossing riparian habitat areas or 

streams shall be aligned as close to perpendicular to the channel 
as possible. 

b. Roads and driveways traversing WRAs shall be of the minimum 
width possible to comply with applicable road standards and 
protect public safety. The footprint of grading and site clearing 
to accommodate the road shall be minimized. 

c. Road and utility crossings shall avoid, where possible: 
1) Salmonid spawning or rearing areas; 

http://www.codepublishing.com/OR/WestLinn/CDC/WestLinnCDC32.html#32.090
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2) Stands of mature conifer trees in riparian areas; 
3) Highly erodible soils; 
4) Landslide prone areas; 
5) Damage to, and fragmentation of, habitat; and 
6) Wetlands identified on the WRA Map. 
 

No roadways will be part of the development proposal.  No new utilities will encroach 
into the proposed WRA.  

 
2. Crossing of fish bearing streams and riparian corridors shall use 

bridges or arch-bottomless culverts or the equivalent that provides 
comparable fish protection, to allow passage of wildlife and fish and 
to retain the natural stream bed. 

 
There will be no crossing of fish bearing streams and Bernert Stream is not listed as a fish 
bearing stream according to ODFW’s Stream Net website.  
 

3. New utilities spanning fish bearing stream sections, riparian 
corridors, and wetlands shall be located on existing roads/bridges, 
elevated walkways, conduit, or other existing structures or installed 
underground via tunneling or boring at a depth that avoids tree roots 
and does not alter the hydrology sustaining the water resource, unless 
the applicant demonstrates that it is not physically possible or it is 
cost prohibitive. Bore pits associated with the crossings shall be 
restored upon project completion. Dry, intermittent streams may be 
crossed with open cuts during a time period approved by the City and 
any agency with jurisdiction. 

 
There will be no new utilities proposed in the WRA. 
 

4. No fill or excavation is allowed within the ordinary high water mark 
of a water resource, unless all necessary permits are obtained from 
the City, U.S. Army Corps of Engineers and Oregon Department of 
State Lands (DSL). 

 
The water resource is offsite 10-12 feet to the north within ODOT right of way. No fill or 
excavation is proposed within the OHW.  
 

5. Crossings of fish bearing streams shall be aligned, whenever possible, 
to serve multiple properties and be designed to accommodate conduit 
for utility lines. The applicant shall, to the extent legally permissible, 
work with the City to provide for a street layout and crossing location 
that will minimize the need for additional stream crossings in the 
future to serve surrounding properties. 
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There will be no crossing the stream.  It is offsite in ODOT right of way and will 
not be encroached upon by any onsite proposed development.  

 
32.090 MITIGATION PLAN 

A mitigation plan shall only be required if development is proposed within a 
WRA… Temporarily disturbed areas… do not require mitigation, just grade and 
soil restoration and re-vegetation.  The mitigation plan shall satisfy all applicable 
provisions of CDC 32.100 Re-Vegetation Plan Requirements. 
 
If proposing WRA –If a WRA is already significantly degraded the approval 
authority may allow a reduced WRA in exchange for mitigation if: 1. The 
proposed reduction in WRA width, coupled with the proposed mitigation, would 
result in better performance of functions than the standard WRA without such 
mitigation.  

 
 
No development is proposed within the proposed 20-foot WRA.  Mitigation is proposed 
to meet Alternative Review standards.  The proposed 20-foot WRA will be enhanced 
with a mix of native plant material resulting in better performance of functions. 
 
B. Mitigation shall take place in the following locations, according to the following 
priorities of this section. 
 1. Onsite mitigation by restoring, creating, or enhancing WRAs. 
 
Mitigation will take place onsite through enhancement of the proposed WRA.   
 
C. Amount of mitigation 

1. The amount of mitigation shall be based on the square footage of the 
permanent disturbance area by the application.  For every one square foot of 
non-PDA disturbed area, onsite mitigation shall require one square foot of WRA 
to be created, enhanced or restored. 

 
No impacts are proposed, but mitigation is proposed as part of the reduction of the WRA 
proposal.  A total of 2,994sf of enhancement is proposed. 
 

2. A map showing where the specific adverse impacts will occur and where the 
mitigation activities will occur. 
 

Appendix B 
 
3. A re-vegetation plan for the area(s) to be mitigation that meets the standards of 
CDC 32.100. 
 

See revegetation plan below. 
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4. An implementation schedule including timeline for construction, mitigation, 
mitigation maintenance, monitoring and reporting.  All in-stream work in fish 
bearing streams shall be done in accordance with the Oregon Department of Fish 
and Wildlife. 
 

See revegetation plan below. 
 
5. Assurances shall be established to rectify any mitigation actions that are not 
successful within the first three years.  This may include bonding or other surety. 
 

This will be addressed when a development plan has been considered. 
  

32.100 RE-VEGETATION PLAN REQUIREMENTS 
 
A. In order to achieve the goal of re-establishing forested canopy, native shrub and 
groundcover and to meet the mitigation requirements of CDC 32.090, tree and vegetation 
plantings are required according to the following standards. 

1. All trees, shrubs and groundcover to be planted must be native plants selected 
from the Portland Plant List. 
 

As noted in the planting plan, all proposed plant species will be native plants selected 
from the Portland Plant List for enhancement of the proposed WRA. 

 
2. Plant size. Replacement trees must be at least one half inch in caliper, 
measured at six inches above the ground level for field grown trees or above the 
soil line for container grown trees, unless they are oak or madrone which may be 
one gallon size.  Shrubs must be in at least a one-gallon container or the 
equivalent in ball and burlap and must be at least 12 inches in height. 
 

As noted in the planting plan, plant size will meet the above requirements for 
enhancement. 

 
3. Plant coverage. 

a. Native trees and shrubs are required to be planted at a rate of five trees and 
25 shrubs per every 500 square feet of disturbance area… Bare ground must be 
planted or seeded with native grasses or herbs.  Non-native sterile wheat grass 
may also be planted or seeded, in equal or lesser proportion to the native 
grasses or herbs. 

 
b. Trees shall be planted between eight and 12 feet on center and shrubs shall 
be planted between four and five feet on center, or clustered in single species 
groups of no more than four plants, with each cluster planted between eight and 
10 feet on center.  When planting near existing trees, the dripline of the existing 
tree shall be the starting point for plant spacing measurements. 
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As noted in the planting plan, plant coverage shall meet the above requirements in the 
enhancement area that is proposed WRA.  See Table 4 for planting plan. 
 

4. Plant diversity.  Shrubs must consist of at least two different species.  If 10 
trees or more are planted, then no more than 50 percent of the trees may be of the 
same genus. 
 
Plant diversity requirements shall be met as shown in Table 3 and enhancement 
Plan description. 

 
MITIGATION AND ENHANCEMENT PLAN DESCRIPTION 
The proposed mitigation enhancement plan consists of planting the new 20-foot WRA 
(2,994sf) with native trees and shrubs within the subject property.  The proposed 
enhancement shall provide higher functions than what would be provided by the existing 
resource, even though reduced in size.    
 
The goal of the enhancement mitigation is protecting the ecological benefit and water 
quality benefit to the higher quality sensitive areas while maximizing developable area.  
Mitigation shall consist of removal of non-native species (basically lawn) throughout the 
onsite WRA.   
 
The proposed onsite WRA will be planted with native trees, shrubs and groundcover 
consistent with CDC 32.100, meeting or exceeding the standards of CDC 32.090(C) to 
provide a diverse native forested/scrub-shrub community adjacent to the offsite water 
resource.  Tree and shrub species will provide shade, large woody debris, habitat and 
food sources.  In addition, it will increase filtration and replace non-native vegetation 
with a greater diversity of native species.  Species will be selected from the Portland 
Plant list and will include species such as Douglas fir, red alder, big leaf maple, Oregon 
grape, snowberry, and red flowering currant (Table 4) 
 
TABLE 4.   FORESTED WRA ENHANCEMENT PLANTING PLAN ( 2,994SF)  
 Plant 

Type 
Min. 
Size 

Min. 
Height 

Spacing Qty 

Douglas fir 
(Pseudotsuga  
menziesii) 

Tree 2 gal/ 
1/2” 
caliper 

3’ Single 10 

Big leaf maple 
(Acer  
macrophyllum) 

Tree 2 gal/ 
1/2” 
caliper 

3’ Single 5 

Red alder 
(Alnus rubra) 

Tree 2 gal/ 
1/2” 
caliper 

3’ Single 5 

Red flowering currant 
(Ribes sanguineum) 

Shrub 1 gal. 1.5’ Cluster 25 
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Nootka rose 
(Rosa nutkana) 

Shrub 1 gal 1.5’ Cluster 40 

Tall Oregon grape 
(Mahonia  
aquifolium) 

Shrub 1 gal. 12” Single 25 

Snowberry 
(Symphoricarpos  
albus) 

Shrub 1 gal. 1.5’ Cluster 60 

Native California  
brome 
(Bromus carinatus) 

Grass Seed n/a 10lbs. 
pls 

 

Blue Wildrye 
(Elymus glaucus) 

Grass Seed n/a 10lbs. 
pls 
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FIGURE 2. TAX MAP 
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FIGURE 3. Soils Map 
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FIGURE 4. Local Wetland Inventory map 
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FIGURE 5. National Wetland Inventory 
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FIGURE 6. Water Resource Area Map 
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FIGURE 7a AERIAL PHOTOGRAPH-GOOGLE EARTH overall area  
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FIGURE 7b AERIAL PHOTOGRAPH-GOOGLE EARTH  2018 
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APPENDIX A. EXISTING CONDITIONS AND PROPOSED PARTITION PLAT 

  





 

 

 
Appendix B.  Existing Conditions Map with Photo Points, sample plots and proposed WRA 
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Appendix C: Ground Level Photographs 
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PP1 facing north to culvert under 
I-205  

PP1 facing northeast along drainage 
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Appendix C: Ground Level Photographs 
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PP2 facing east 

PP2 facing south, southeast 
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Appendix C: Ground Level Photographs 
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PP2 facing southwest 

PP2 facing west 
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PP3 facing northwest 

PP3 facing southeast 
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PP 4 facing northwest along offsite drainage 

PP4 facing southeast along offsite drainage 
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 

 

Project/Site: 2011 13
th
 St City/County: West Linn/ Clackamas Sampling Date: June 2017 

Applicant/Owner: Scott and Laurie Huskey State:   OR Sampling Point: 1 

Investigator(s): Cari Cramer Section, Township, Range: 35C T2S R1E TL 1500 

Landform (hillslope, terrace, etc.): flat Local relief (concave, convex, none): none Slope (%): 0-2 

Subregion (LRR): A Lat:  Long:  Datum: DD 

Soil Map Unit Name: Cove silt clay loam NWI classification: n/a 

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes x No  (If no, explain in Remarks.) 

Are Vegetation  , Soil  , or Hydrology  Significantly disturbed? Are “Normal Circumstances” present?   Yes x No  

Are Vegetation  , Soil  , or Hydrology  Naturally problematic?  (If needed, explain any answers in Remarks.) 

 
SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
Hydrophytic Vegetation Present? Yes x No     
Hydric Soil Present? Yes  No x  Is the Sampled Area within a Wetland?                    Yes  No x  

Wetland Hydrology Present? Yes  No x    
        
Remarks:  

  
VEGETATION – Use scientific names of plants. 

 

Tree Stratum (Plot size:  )  
Absolute 
% Cover 

Dominant 
Species? 

Indicator 
Status 

1.      

2.      

3.      

4.      

      

   = Total Cover 

Sapling/Shrub Stratum (Plot size:  )     

1.      

2.      

3.      

4.      

5.      

    = Total Cover 

Herb Stratum    (Plot size: 5’ )     

1. Schedonorus arundinaceus  50 X FAC 

2. Agrostis sp  30 X FAC 

3. Lolium perenne  10  FAC 

4.      

5.      

6.      

7.      

8.      

9.      

10.      

11.      

   90 = Total Cover 

Woody Vine Stratum (Plot size:  )     

1.      

2.      

    = Total Cover 

% Bare Ground in Herb Stratum 10   

    

 

Dominance Test worksheet:   

Number of Dominant Species 
That Are OBL, FACW, or FAC: 2 (A) 

Total Number of Dominant 
Species Across All Strata: 2 (B) 

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 100 (A/B) 

 

Prevalence Index worksheet: 

Total % Cover of: Multiply by:  

OBL species  x 1 =   

FACW species  x 2 =   

FAC species  x 3 =   

FACU species  x 4 =   

UPL species  x 5 =   

Column Totals:  (A)    (B) 

Prevalence Index  = B/A =  

Hydrophytic Vegetation Indicators: 

 1 - Rapid Test for Hydrophytic Vegetation 

x 2 - Dominance Test is >50% 

 3 - Prevalence Index is ≤3.0
1
 

 4 - Morphological Adaptations
1
 (Provide supporting 

data in Remarks or on a separate sheet) 

 5 - Wetland Non-Vascular Plants
1
 

 Problematic Hydrophytic Vegetation
1
 (Explain) 

1
Indicators of hydric soil and wetland hydrology must 

be present, unless disturbed or problematic. 
 

 
 
 
 

Hydrophytic  
Vegetation 
Present? Yes x No  

Remarks: 
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SOIL                                                                                                                                      Sampling Point:                    1                       
 Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)  
 Depth 

(inches) 

 Matrix  Redox Features      

  Color (moist)  %  Color (moist)  %  Type
1
  Loc

2
  Texture  Remarks  

 
0-16  10YR3/3  100          SiCL   

 

 
                 

 

 
                 

 

 
                 

 

 
                 

 

 
                 

 

 
                 

 

 
                 

 

 
1
Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.      

2
Location:  PL=Pore Lining, M=Matrix.  

Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils
3
: 

 Histosol (A1)  Sandy Redox (S5)  2 cm Muck (A10) 

 Histic Epipedon (A2)  Stripped Matrix (S6)  Red Parent Material (TF2) 

 Black Histic (A3)  Loamy Mucky Mineral (F1) (except MLRA 1)  Very Shallow Dark Surface (TF12) 

 Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks) 

 Depleted Below Dark Surface (A11)  Depleted Matrix (F3)   

 Thick Dark Surface (A12)  Redox Dark Surface (F6)  3
Indicators of hydrophytic vegetation and 

wetland hydrology must be present, 
unless disturbed or problematic 

 Sandy Mucky Mineral (S1)  Depleted Dark Surface (F7)  

 Sandy Gleyed Matrix (S4)  Redox Depressions (F8)  
 

Restrictive Layer (if present):      

 Type:   Hydric Soil Present?      Yes  No x 

 Depth (inches):        

         
 

Remarks:  

 
HYDROLOGY 

Wetland Hydrology Indicators: 
Primary Indicators (minimum of one required; check all that apply)  Secondary Indicators (2 or more required) 

 Surface Water (A1)  
Water-Stained Leaves (B9) (except 
MLRA 1, 2, 4A, and 4B)   

Water-Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B) 

 High Water Table (A2)  Salt Crust (B11)   Drainage Patterns (B10) 

 Saturation (A3)  Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 

 Water Marks (B1)  Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 

 Sediment Deposits (B2)  
Oxidized Rhizospheres along Living 
Roots (C3)   Geomorphic Position (D2) 

 Drift Deposits (B3)  Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 

 Algal Mat or Crust (B4)  
Recent Iron Reduction in Tilled 
Soils (C6)   FAC-Neutral Test (D5) 

 Iron Deposits (B5)  
Stunted or Stressed Plants (D1) 
(LRR A)   Raised Ant Mounds (D6) (LRR A) 

 Surface Soil Cracks (B6)  Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 

 Inundation Visible on Aerial Imagery (B7)      

 Sparsely Vegetated Concave Surface (B8)      

       
 

Field Observations:             
Surface Water Present? Yes  No x Depth (inches):        

Water Table Present? Yes  No x Depth (inches):   Wetland Hydrology Present? Yes  No x 

Saturation Present? 
(includes capillary fringe) Yes  No x Depth (inches):        

             
 

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 

Remarks:  
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 

 

Project/Site: 2011 13
th
 St City/County: West Linn/ Clackamas Sampling Date: June 2017 

Applicant/Owner: Scott and Laurie Huskey State:   OR Sampling Point: 2 

Investigator(s): Cari Cramer Section, Township, Range: 35C T2S R1E TL 1500 

Landform (hillslope, terrace, etc.): flat Local relief (concave, convex, none): none Slope (%): 0-2 

Subregion (LRR): A Lat:  Long:  Datum: DD 

Soil Map Unit Name: Cove silt clay loam NWI classification: n/a 

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes x No  (If no, explain in Remarks.) 

Are Vegetation  , Soil  , or Hydrology  Significantly disturbed? Are “Normal Circumstances” present?   Yes x No  

Are Vegetation  , Soil  , or Hydrology  Naturally problematic?  (If needed, explain any answers in Remarks.) 

 
SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
Hydrophytic Vegetation Present? Yes x No     
Hydric Soil Present? Yes  No x  Is the Sampled Area within a Wetland?                    Yes  No x  

Wetland Hydrology Present? Yes  No x    
        
Remarks:  

  
VEGETATION – Use scientific names of plants. 

 

Tree Stratum (Plot size:  )  
Absolute 
% Cover 

Dominant 
Species? 

Indicator 
Status 

1.      

2.      

3.      

4.      

      

   = Total Cover 

Sapling/Shrub Stratum (Plot size:  )     

1.      

2.      

3.      

4.      

5.      

    = Total Cover 

Herb Stratum    (Plot size: 5’ )     

1. Schedonorus arundinaceus  40 X FAC 

2. Agrostis sp  30 X FAC 

3. Lolium perenne  10  FAC 

4. Taraxacum officinale  10  FACU 

5.      

6.      

7.      

8.      

9.      

10.      

11.      

   90 = Total Cover 

Woody Vine Stratum (Plot size:  )     

1.      

2.      

    = Total Cover 

% Bare Ground in Herb Stratum 10   

    

 

Dominance Test worksheet:   

Number of Dominant Species 
That Are OBL, FACW, or FAC: 2 (A) 

Total Number of Dominant 
Species Across All Strata: 2 (B) 

Percent of Dominant Species 
That Are OBL, FACW, or FAC: 100 (A/B) 

 

Prevalence Index worksheet: 

Total % Cover of: Multiply by:  

OBL species  x 1 =   

FACW species  x 2 =   

FAC species  x 3 =   

FACU species  x 4 =   

UPL species  x 5 =   

Column Totals:  (A)    (B) 

Prevalence Index  = B/A =  

Hydrophytic Vegetation Indicators: 

 1 - Rapid Test for Hydrophytic Vegetation 

x 2 - Dominance Test is >50% 

 3 - Prevalence Index is ≤3.0
1
 

 4 - Morphological Adaptations
1
 (Provide supporting 

data in Remarks or on a separate sheet) 

 5 - Wetland Non-Vascular Plants
1
 

 Problematic Hydrophytic Vegetation
1
 (Explain) 

1
Indicators of hydric soil and wetland hydrology must 

be present, unless disturbed or problematic. 
 

 
 
 
 

Hydrophytic  
Vegetation 
Present? Yes x No  

Remarks: 
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SOIL                                                                                                                                      Sampling Point:                    2                       
 Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)  
 Depth 

(inches) 

 Matrix  Redox Features      

  Color (moist)  %  Color (moist)  %  Type
1
  Loc

2
  Texture  Remarks  

 
0-16  10YR3/3  100          SiCL   

 

 
                 

 

 
                 

 

 
                 

 

 
                 

 

 
                 

 

 
                 

 

 
                 

 

 
1
Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.      

2
Location:  PL=Pore Lining, M=Matrix.  

Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils
3
: 

 Histosol (A1)  Sandy Redox (S5)  2 cm Muck (A10) 

 Histic Epipedon (A2)  Stripped Matrix (S6)  Red Parent Material (TF2) 

 Black Histic (A3)  Loamy Mucky Mineral (F1) (except MLRA 1)  Very Shallow Dark Surface (TF12) 

 Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks) 

 Depleted Below Dark Surface (A11)  Depleted Matrix (F3)   

 Thick Dark Surface (A12)  Redox Dark Surface (F6)  3
Indicators of hydrophytic vegetation and 

wetland hydrology must be present, 
unless disturbed or problematic 

 Sandy Mucky Mineral (S1)  Depleted Dark Surface (F7)  

 Sandy Gleyed Matrix (S4)  Redox Depressions (F8)  
 

Restrictive Layer (if present):      

 Type:   Hydric Soil Present?      Yes  No x 

 Depth (inches):        

         
 

Remarks:  

 
HYDROLOGY 

Wetland Hydrology Indicators: 
Primary Indicators (minimum of one required; check all that apply)  Secondary Indicators (2 or more required) 

 Surface Water (A1)  
Water-Stained Leaves (B9) (except 
MLRA 1, 2, 4A, and 4B)   

Water-Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B) 

 High Water Table (A2)  Salt Crust (B11)   Drainage Patterns (B10) 

 Saturation (A3)  Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 

 Water Marks (B1)  Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 

 Sediment Deposits (B2)  
Oxidized Rhizospheres along Living 
Roots (C3)   Geomorphic Position (D2) 

 Drift Deposits (B3)  Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 

 Algal Mat or Crust (B4)  
Recent Iron Reduction in Tilled 
Soils (C6)   FAC-Neutral Test (D5) 

 Iron Deposits (B5)  
Stunted or Stressed Plants (D1) 
(LRR A)   Raised Ant Mounds (D6) (LRR A) 

 Surface Soil Cracks (B6)  Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 

 Inundation Visible on Aerial Imagery (B7)      

 Sparsely Vegetated Concave Surface (B8)      

       
 

Field Observations:             
Surface Water Present? Yes  No x Depth (inches):        

Water Table Present? Yes  No x Depth (inches):   Wetland Hydrology Present? Yes  No x 

Saturation Present? 
(includes capillary fringe) Yes  No x Depth (inches):        

             
 

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 

Remarks:  
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