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OWNER/
APPLICANT:

CONSULTANT:

SITE LOCATION:

SITE SIZE:

LEGAL
DESCRIPTION:

COMP PLAN
DESIGNATION:

ZONING:
APPROVAL
CRITERIA:

120-DAY RULE:

PUBLIC NOTICE:

SPECIFIC DATA

John Decosta- Land Finding, LLC, 120 Cabana Point, Lake Oswego, Or
97034

Tony Weller, CESNW, Inc., 13190 SW 68th Parkway, Ste. 150, Tigard, OR
97223

3777 Mapleton Dr.

43,556 square feet

Assessor’s Map 2-1E-24BC Tax Lot 600

Low-Density Residential

R-10, Single-Family Residential Detached

Community Development Code (CDC) Chapter 85, Land Division, General
Provisions; Chapter 11, Single-Family Residential Detached, R-10

The application became complete on July 14, 2014. The 120-day period
therefore ends on November 11, 2014.

Notice was mailed to property owners within 500 feet of the subject
property and the Robinwood Neighborhood Association on August 7,
2014. The notice was printed in the West Linn Tidings on August 14,
2014. A sign was placed on the property on August 13, 2014. The notice
was also posted on the City’s website. Therefore, public notice
requirements of CDC Chapter 99 have been met.

EXECUTIVE SUMMARY

The application is for a three-lot partition in the Robinwood neighborhood located on the
north side of Mapleton Drive approximately a block east of Willamette Drive. The proposed
parcels would be in a row north-to-south, with each parcel taking access off of a shared
driveway and easement proposed near the west end of the site. While there was once a house
on site it is currently vacant except for the existing driveway stub in this area. As the
protected areas for two different off-site creeks overlap with the site, a Water Resource Area
permit approval is also required. The only development in the water resource area is in the
water resource area for the creek across the street, at the southeast corner of the site; this
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consists of a retaining wall allowing Parcel 1 to be developed with a house above it. Mitigation
and revegetation for this are required and proposed.

The property is in the R-10 zone. Therefore the applicable approval criteria include:

= Chapter 11, Single-Family Residential Detached R-10 zoning district;
= Chapter 85, Land Division General Provisions, criteria in Section 85.200;
= Chapter 32, Water Resource Area Protection, criteria in Section 32.050.

DECISION

Staff approves application MIP-14-05/WAP-14-02 subject to the following proposed
conditions:

1. Site Plan. With the exception of modifications required by these conditions, the
project shall conform to the applicant’s submitted plans 1-6, dated July 8, 2014 on
Page 51-56 of Exhibit PD-4.

Engineering Standards. All public improvements and facilities associated with
public improvements including, grading, onsite stormwater design, easements, and
easement locations are subject to the City Engineer’s review, modification, and
approval. These must be engineered, constructed, and completed by final platting.

L

Utility Easement. The final plat shall include an 8-foot utility easement along the
Mapleton Drive frontage.

e

o

Conservation Easements. The proposed water resource area conservation
easements shall include the City's standard conservation easement language for
water resource area conservation easements (available from the Planning
Department) which prohibits further development and protects native vegetation.

Shared Driveway. Shared driveway width shall be a minimum of 14 feet. All three
parcels shall take access from the shared driveway.

[

o

Mitigation. Mitigation shall occur at North Willamette Park per the Parks and
Recreation Department’s restoration plan but it can be on any other parkland with
an unhealthy transition area should Parks’ plans change. The mitigation for the
project’s square footage of Water Resource Area disturbance must be complete by
the time the final platis recorded. If this cannot be the case due to delays in the
Parks and Recreation Departments project(s), the applicant shall provide bonding
or surety for the mitigation prior to recording of the final plat.

Staff has determined that with the recommended condition of approval as discussed above,
the application meets the criteria of chapters 11 and 85.
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This decision was processed under the provisions of Chapter 99.

—
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TOM SOPPE, Associate Planner DATE

Appeals to this decision must be filed with the West Linn Planning Department within 14 days
of mailing date. Costis $400. The appeal must be filed by an individual who has established
standing by submitting comments prior to or on August 27, 2014. Approval will lapse 3 years
from effective approval date.

A
Mailed thisggday ofﬁwju 3"% , 2014.

Therefore, the 14-day appeal period ends at 5 p.m., on

\TJep b /, 2014

Site Conditions: The parcel is approximately 120 by 360 feet. Itis located on the north side
of Mapleton Drive. The site generally slopes uphill to the west, and the middle area is higher
than the north or south end. At the northwest corner there is a slight overlap with the steep
ravine heading downhill to the west-northwest to Gans Creek. The site slopes steeply
downhill to the south and east at the southeast corner as well towards Trillium Creek, an open
segment of which is across Mapleton Drive. Trillium Creek crosses Mapleton Drive along the
next property to the east and is piped through much of that property. Both of the nearby
creeks are significant riparian corridors. The water resource areas and accompanying
structural setbacks for these (as measured via a combination of distance and slope per
32.050[E]) overlap with the site. Specifically, Gans Creek’s protected area overlaps with
Parcel 3 and Trillium’s overlaps with Parcel 1. The water resource area regulations and
setbacks do apply to Trillium consistently all along the site area even though this creek is
across the street from the site in one area and is still piped in another segment. There are
trees throughout the property especially in the central and northern areas. On whatis to
become Parcel 1 there is a flattened out area where there was once a house. At the southwest
corner is the existing driveway stub which once served this house.



Site Aria View
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Source: West Linn GIS, 2014

Public comments:

No public comments have been received to date.



Notes to Applicant.

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

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

o Final Plat.

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.

o]

Final inspection: Call the Building Division’s Inspection Line at (503) 722-5509.




ADDENDUM
APPROVAL CRITERIA AND FINDINGS
MIP-14-05/WAP-14-02

Staff recommends adoption of the findings for approval contained within the applicant’s
submittal, with the following exceptions and additions:

Chapter 11
SINGLE-FAMILY RESIDENTIAL DETACHED, R-10

11.030 PERMITTED USES
The following are uses permitted outright in this zoning district

1. Single-family detached residential unit.

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 I and Il lands shall be less than two and

one-half times the width, and more than an average depth of 90 feet.

Staff Response 1: The lots are proposed for single-family detached residential development.

Each proposed lot has over 10,000 square feet. Each front lot line is 50 feet long. Each
proposed lot has an average width of over 50 feet. Each lot has a buildable depth 2.5 times
less than its buildable width, and each lot is more than 90 feet deep. Staff determines the
criteria are met.

CHAPTER 85
LAND DIVISION 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.

()

Staff Response 2: The applicant requests to do a fee in lieu of street improvements. This is
acceptable per 92.020. This is appropriate as the entire street is planned for improvements in
the near future. Staff grants the request to do fee in lieu instead of street improvements. Staff
determines that street-related criteria are fulfilled in this way.

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.

B. Blocks and lots.

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

Excerpt from Chapter 48:
48.030 MINIMUM VEHICULAR REQUIREMENTS FOR RESIDENTIAL USES

()

A. 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.

(End of Chapter 48 excerpt)

(..)



Staff Response 3: The applicant proposes a minimum of 12 feet in width for the shared
driveway. Section 48.030(B)(2) above requires that a shared driveway serving two to four
parcels have a width of 14 feet, which is required by proposed Condition of Approval 5. All
three houses shall take access from the driveway, which is an existing access point. There will
be no new access points from the street; Parcel 1 will access from the shared driveway so
there will not be a conflict with the proposed conservation easement in the southeast area of
Parcel and so there will not be a conflict with separation requirements for new driveways.
Therefore Condition of Approval 5 requires all three parcels to take access from the shared
driveway. Staff determines the criteria are met upon the inclusion of Condition of Approval 5.

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. The following dimensional requirements
shall apply to flag lots:

()

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.

Staff Response 4: Per the definitions of this code parcels 2 and 3 are flag lots even though
they are proposed to take access via a shared driveway and its accompanying easement, not
stems. There is not adequate flat road frontage along the west end to allow for appropriately
narrow stems, rather than an easement just east of the west edge. Proposing this easement
instead allows the shared driveway area to be moved further east into Parcel 1 since the
westernmost several feet of the parcel steeply slopes upward to the west. The applicant
provides a 15-foot wide easement. The access easement is also designated as a utility
easement on the applicant’s submitted plans, allowing water and sanitary sewer service for all
lots. While the applicant proposes a minimum of 12 feet in width for the shared driveway
pavement per (e) above, 48.030(B)(2) requires that a shared driveway serving two to four
parcels have a width of 14 feet, which is required by proposed Condition of Approval 5. Upon
the implementation of Condition of Approval 5, the proposed private drive will meet all
necessary criteria to provide access for all three parcels. Staff determines the criteria are met
upon the inclusion of Condition of Approval 5.

E. Lot grading. Grading of building sites shall conform to the following standards unless
physical conditions demonstrate the propriety of other standards:

()



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 5: The only steep area that appears in the Natural Hazards Mitigation Plan as
a landslide vulnerability area is the steep slope in the northwest area of the site. The
conservation easement for the water resource area is proposed here, not development.
Otherwise there are no such hazards on site. Staff determines the criteria are met.

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 6: Condition of Approval 3 requires the standard 8-foot utility easement along
the street frontage. The access easement is also designated as a utility easement on the
applicant’s submitted plans, allowing water and sanitary sewer service for all lots. Staff finds
the criterion is met upon the inclusion of Condition of Approval 3.

J. Supplemental provisions.

()

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
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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 7: The site is in an area that is substantially built out, and in which adjacent
properties have above ground utilities. The development site’s frontage is under 200 feet.

The site is less than one acre in size. Therefore the site fits the exception in which
underground utilities are not required per this section. Staff determines the criterion does not
apply to this site.

Chapter 32
WATER RESOURCE AREA PROTECTION

32.050 APPROVAL CRITERIA

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

()

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

Staff Response 8: The areas of the site proposed for development will continue to drain to the
east and south towards Trillium Creek. The natural drainageways are off site and will be
maintained. Staff determines the criterion is met.

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

Staff Response 9: The only proposed development in the water resource areas will be a
retaining wall. Otherwise the protected areas will be in conservation easements. Mitigation is
proposed for the retaining wall as addressed below.

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

Staff Response 10: The applicant proposes conservation easements which are more
appropriate than dedication for a three-lot partition. Condition of Approval 4 requires that
these use the City’s standard language for water resource area conservation easements. Staff
determines the criterion is met upon the inclusion of Condition of Approval 4.

()

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

Staff Response 11: The water resource areas on site, combined, have tree canopy on over
50% of their land area. Staff determines the criterion is met.

M. Stormwater treatment facilities may only encroach a maximum of 25 feet into the outside
boundary of the water resource area; and the area of encroachment must be replaced by
adding an equal area to the water quality resource area on the subject property. Facilities that
infiltrate stormwater on site, including the associated piping, may be placed at any point
within the water resource area outside of the actual drainage course so long as the forest
canopy and the areas within 10 feet of the driplines of significant trees are not disturbed. Only
native vegetation may be planted in these facilities.

Staff Response 12: The stormwater overflow swale will pass through the water resource
transition area, but the part of it within the transition area will not overlap with the dripline-
plus-10-foot areas of trees considered significant by the City Arborist. The applicant proposes
only native vegetation in the swale. Staff determines the criterion is met.
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32.070 MITIGATION PLAN

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

A. All mitigation plans must contain an alternatives analysis demonstrating that:

1. No practicable alternatives to the requested development exist that will not disturb
the water resource area; and

2. Development in the water resource area has been limited to the area necessary to
allow for the proposed use; and

3. An explanation of the rationale behind choosing the alternative selected, including
how adverse impacts to the water resource area will be avoided and/or minimized.

Staff Response 13: The transition area for Trillium Creek in the southeastern area of the site
will have permanent disturbance from the placement of the retaining wall. This is the only
practical way to develop the site that does not disturb the more environmentally valuable,
steeper, more forested Gans Creek transition area. Most of the site drains towards Trillium
Creek, and mostly towards this southeastern area. Development has been limited to the
necessary area to allow for the partition and its appropriate grading and drainage. Staff
determines the criteria are met.

B. A mitigation plan shall contain the following information:

(..)

6. Assurances shall be established to rectify any mitigation actions that are not
successful. This may include bonding or other surety.

()

C. Mitigation of any water resource areas that are not wetlands that are permanently
disturbed shall be accomplished by creation of a mitigation area equal in size to the area being
disturbed. Mitigation areas may be land that is either:

()

2. Off site, and is characterized by existing vegetation that does not meet the standard
set forth in CDC 32.050(K).

The applicant shall prepare and implement a revegetation plan for the mitigation area
pursuant to CDC 32.080, and which shall result in the area meeting the standards set forth in
CDC 32.050(K). Adequacy of off-site mitigation areas on City property must be consistent with
and meet approval of the City Department of Parks and Recreation. Any off-site mitigation
occurring on privately owned land shall be protected with a conservation easement.
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()

Staff Response 14: The applicant will pay Parks to do the work in a cumulative larger
mitigation area in City-owned land in the Tanner Open Space, which will have better
environmental impact than having the applicant simply restore a small area on site or on City-
owned land only to have it quickly overcome by invasives. This can be done after the
development is done (if Parks has not already completed the work by final platting) if there is
bonding or surety per (B)(6) above. Proposed Condition of Approval 6 requires this. Staff
determines the criteria are met upon the inclusion of Condition of Approval 6.

32.080 REVEGETATION PLAN REQUIREMENTS
Metro’s Native Plant List is incorporated by reference as a part of this chapter, and all plants

used in revegetation plans shall be plants found on the Metro Native Plant List. Performance
standards for planting upland, riparian and wetland plants include the following:

A. Native trees and shrubs will require temporary irrigation from June 15th to October 15th
for the three years following planting.

B. Invasive non-native or noxious vegetation shall be removed within the area to be
revegetated prior to planting.

C. Replacement trees must be at least one-half inch in caliper, measured at six inches above
the ground level for field grown trees or above the soil line for container grown trees (the one-
half inch minimum size may be an average caliper measure, recognizing that trees are not
uniformly round) unless they are oak or madrone, which may be one-gallon size. Shrubs must
be in at least a one-gallon container or the equivalent in ball and burlap and must be at least
12 inches in height.

D. Trees shall be planted between 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
requirements.

E. 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 species.

F. The responsible party shall provide an appropriate level of assurance documenting that 80
percent survival of the plants has been achieved after three years, and shall provide annual
reports to the Planning Director on the status of the revegetation plan during the three-year
period.

Staff Response 15: The small area of the site requiring revegetation will conform to these
criteria per the applicant’s response on Page 36 of Exhibit PC-4. Staff determines the criteria
are met.

14



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:

GENERAL 3 .
File No. JA 1014 b‘zﬂw AP \jp}?]jint‘s Name -ZLehn Dedosta, [and find g LLC

Development Name

Scheduled Meehng/@Date L AAAIE

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¥%*

A The applicant (date) $-1-1 4 (signed) \S W

B Affected property owners (date) ¥-1-19 (signed)__ N3 J‘-ﬂ( 2y

C. School District/Board (date) (signed)

D Other affected gov't. agencies (date) §-7-14 (signed) S -S_juc(\! v

E Affected neighborhood assns. (date) -1-1 4 ( 0—(13 (signed) S \SL‘D:L’(—/‘/
1-1 ¥ e

F All parties to an appeal or review (date) Y-1- (signed) \5—4-4- Q{/ A

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

Tidings (published date) %. i1t (signed) 6 \iAO/LV
City’s website (posted date) $-8- 1% (signed) Loyt
SIGN /

At least 10 days prior to the scheduled hearing, meeting or decisj
Section 99.080 of the Community Development Code.

(date) F\ / l’d / L/ (signed)

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

ign was posted on the property per

A

TYPEB

A The applicant (date) (signed)
B. Affected property owners (date) (signed)
C. School District/Board (date) (signed)
D. Other affected gov't. agencies (date) (signed)
E. Affected neighborhood assns. (date) (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) (signed)

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)



CITY OF WEST LINN
PLANNING MANAGER DECISION
FILE NO. MIP-14-05/WAP-14-02

The West Linn Planning Manager is considering a request for a three-lot minor partition with a
Water Resource Area permit at 3777 Mapleton Drive.

The decision will be based on the approval criteria in chapters 11, 32, and 85 of the Community
Development Code (CDC). The approval criteria from the CDC are available for review at City
Hall, at the City Library, and at http://www.westlinnoregon.gov/cdc.

You have received this notice because County records indicate that you own property within
500 feet of this property (Tax Lot 600 of Clackamas County Assessor’s Map 2-1E-24BC) or as
otherwise required by the CDC.

All relevant materials in the above noted file are available for inspection at no cost at City Hall,
and on the city web site http://westlinnoregon.gov/planning/3777-mapleton-drive-3-lot-
partition-and-water-resource-area-permit or copies may be obtained for a minimal charge per
page. Although there is no public hearing, your comments and ideas are invited and can
definitely influence the final decision of the Planning Manager. Planning staff looks forward to
discussing the application with you. The final decision is expected to be made on, and no
earlier than, August 27, 2014, so please contact us prior to that date. For further information,
please contact Tom Soppe, Associate Planner, City Hall, 22500 Salamo Rd., West Linn, OR
97068, (503) 742-8660, tsoppe @westlinnoregon.gov.

Any appeals to this decision must be filed within 14 days of the final decision date with the
Planning Department. Failure to raise an issue in person or by letter, or failure to provide
sufficient specificity to afford the decision-maker an opportunity to respond to the issue,
precludes the raising of the issue at a subsequent time on appeal or before the Land Use Board
of Appeals.

SHAUNA SHROYER

Planning Administrative Assistant

p:\devrvw\projects folder\projects 2014\mip-14-05 3777 Mapleton Dr\notice MIP-14-05



500 Foot Notification Map
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BAKARI CLOTHILDE M
3951 MAPLETON DR
WEST LINN, OR 97068

BRADY BYRON A & SUSAN K
20182 OLD RIVER DR
WEST LINN, OR 97068

CAMERON SHERI
24955 LAS MARIAS LN
MISSION VIEJO, CA 92691

COOPER MICHAEL W & NATALIE J
3970 MAPLETON DR
WEST LINN, OR 97068

DINH HANG
21892 NE MASON ST
FAIRVIEW, OR 97024

ESNARD STEPHEN M & DARLA R
3786 S KENTHORPE WAY
WEST LINN, OR 97068

FORGETTE PATRICIA A
3851 KENTHORPE WAY
WEST LINN, OR 97068

GOLDSCHMIDT JOSHUA A
3560 KENTHORPE WAY
WEST LINN, OR 97068

HANSEN PAULF & ELLEN E
3810 CEDAROAK DR
WEST LINN, OR 97068

JOHNSON ROBERT CULVER & BARBARA

3700 KENTHORPE WAY
WEST LINN, OR 97068

BARNES ANNETTE D
3840 KENTHORPE WAY
WEST LINN, OR 57068

BUCHOLZ DAVID R
3774 KENTHORPE WAY
WEST LINN, OR 97068

CIMINSKI KEITH A & GINNY T
3753 KENTHORPE WAY
WEST LINN, OR 57068

COX AMY E
3841 MAPLETON DR
WEST LINN, OR 97068

EDWARDS CARLL
PO BOX 571
WEST LINN, OR 97068

ESPINOSA TOBY & LAUREN
3820 KENTHORPE WAY
WEST LINN, OR 97068

FRENCH GLEN LLC
PRINCETON PROPERTY MGMT
7831 SE LAKE RD #200
MILWAUKIE, OR 97267

HACKETT JAMES E & KATHLEEN M
KREUTZER

PO BOX 193

LAKE OSWEGO, OR 97034

HENRY DONALD J & VIRGINIA J
3870 KENTHORPE WAY
WEST LINN, OR 97068

KAUFFMAN DONALD R JR & CINDY L

3993 MAPLETON DR
WEST LINN, OR 97068

BELLE JOHN C 1l & DONNA J
3396 SOUTHVIEW DR
EUGENE, OR 97405

BULLEN DAVID R
3888 KENTHORPE WAY
WEST LINN, OR 97068

COONS BRIAN A & FAVIOLA P
3760 MAPLETON DR
WEST LINN, OR 97068

DAVISSON UJAHN B
1715 BUCK ST
WEST LINN, OR 97068

ELY NEAL E TRUSTEE
13183 SE SPRING MOUNTAIN DR
HAPPY VALLEY, OR 97086

FARRINGTON RICHARD L & D E LYCAN

3847 MAPLETON DR
WEST LINN, OR 97068

GOLDENBERG HAYDEE
3850 KENTHORPE WAY
WEST LINN, OR 97068

HAJIHASHEMI ALI REZA & AMY M
3780 KENTHORPE WAY
WEST LINN, OR 97068

HOPKINS STEPHEN F & NANCY
3910 MAPLETON DR
WEST LINN, OR 97068

JOHN DECOSTA

LAND FINDING LLC

120 CABANA POINTE

LAKE OSWEGO, OR 97034



LEATHERBERRY JOSEPH B & CYNTHIA E
3815 KENTHORPE WAY
WEST LINN, OR 97068

MERRITT MONTY BILL
3701 MAPLETON DR
WEST LINN, OR 97068

MYHRE TERESA C
3780 CEDAROAK DR
WEST LINN, OR 97068

POLLMANN DENNIS A & SHARON M
3879 KENTHORPE WAY
WEST LINN, OR 97068

RIEFF KEITHJ
PO BOX 12
LYLE, WA 958635

RUIZ MARCIEL
3757 MAPLETON DR
WEST LINN, OR 97068

SIU CK TRUSTEE
3718 MAPLETON DR
WEST LINN, OR 97068

STATE OF OREGON
PARKS & RECREATION
2501 SW 1ST #100
PORTLAND, OR 97201

STONEKING TODD K & WENDY J
20240 OLD RIVER DR
WEST LINN, OR 97068

VARELA FRANCISCO
20286 OLD RIVER DR
WEST LINN, OR 97068

LEVEE NORMAN JAY & GAY J
PO BOX 450
CLACKAMAS, OR 97015

MEYER ROBERT M & CAROLE ANN
3830 KENTHORPE WAY
WEST LINN, OR 97068

NEMER JERRY
3876 KENTHORPE WAY
WEST LINN, OR 97068

PREDEEK ERIC D & JENNIFER L
3880 KENTHORPE WAY
WEST LINN, OR 97068

ROBINSON DAVID P & MARY E
3960 MAPLETON DR
WEST LINN, OR 97068

RYAN DANA L TRUSTEE
15975 SW SPRINGTOOTH LN
SHERWOOD, OR 97140

SLEEMAN BEVERLY
19556 WILLAMETTE DR
WEST LINN, OR 97068

STEPHENS SAMUEL |
3990 MAPLETON DR
WEST LINN, OR 97068

TIPPNER DEREK N
3963 MAPLETON DR
WEST LINN, OR 57068

WILLSON ROSS S
3940 KENTHORPE WAY
WEST LINN, OR 97068

MCDONALD CARMEN M & JENNIFER A
3882 KENTHORPE WAY
WEST LINN, OR 97068

MURRAY SETH H & TYRA
805 NW ALDER ST
MCMINNVILLE, OR 97128

NODURFT RAYMOND E & VIKI L
3708 MAPLETON DR
WEST LINN, OR 97068

PRESBYTERY OF PORTLAND
19200 WILLAMETTE DR
WEST LINN, OR 97068

ROWNING ROBERT E JR
4025 MAPLETON DR
WEST LINN, OR 97068

SHREVE WILLIAM D TRUSTEE
10180 SE CRESTHILL RD
HAPPY VALLEY, OR 97086

SMITH STEVEN K & HEIDI L
3750 KENTHORPE WAY
WEST LINN, OR 97068

STONEKING RAYMOND D & GERALDINE
1040 CEDAR ST
LAKE OSWEGO, OR 97035

VANACKER JUDY R
3708 KENTHORPE WAY
WEST LINN, OR 97068

WYSE INVESTMENT SERVICES CO
1501 SW TAYLOR ST STE 100
PORTLAND, OR 97205



TONY WELLER
CESNW, INC

13190 SW 68™ PKWY, STE 150
TIGARD, OR 97223

US ARMY CORPS OF ENGINEERS
ATTN: BILL DAVIS

PO BOX 2946

PORTLAND, OR 97208

STEVE GARNER

BHT NA PRESIDENT
3525 RIVERKNOLL WAY
WEST LINN OR 97068

JEF TREECE

MARYLHURST NA PRESIDENT
1880 HILLCREST DR

WEST LINN OR 97068

KEN PRYOR

SAVANNA OAKS NA VICE PRES
2119 GREENE ST

WEST LINN, OR 97068

TONY BREAULT
SUNSET NA PRESIDENT
1890 SUNSET CT

WEST LINN OR 97068

ODOT REGION 1

DEVELOPMENT REVIEW
123 NW FLANDERS
PORTLAND OR 97209-4307

WEST LINN CHAMBER OF
COMMERCE

1745 WILLAMETTE FALLS DR
WEST LINN OR 97068

SALLY MCLARTY
BOLTON NA PRESIDENT
19575 RIVER RD # 64
GLADSTONE OR 97027

BILL RELYEA

PARKER CREST NA PRESIDENT
3016 SABO LN

WEST LINN OR 97068

ED SCHWARZ

SAVANNA OAKS NA PRESIDENT
2206 TANNLER DR

WEST LINN OR 97068

JULIA SIMPSON
WILLAMETTE NA PRESIDENT
1671 KILLARNEY DR

WEST LINN OR 97068

KEVIN BRYCK

ROBINWOOD NA DESIGNEE
18840 NIXON AVE

WEST LINN OR 97068

OREGON DIVISION OF STATE LANDS
ATTN: TAMI HUBERT

775 SUMMER ST NE

SALEM, OR 97301

ERIK VAN DE WATER

HIDDEN SPRINGS NA PRESIDENT

6433 PALOMINO WAY
WEST LINN OR 97068

AARON BUFFINGTON
ROBINWOOD NA PRESIDENT
3820 RIDGEWOOD WAY
WEST LINN OR 97068

TRACY GILDAY

SKYLINE RIDGE NA PRESIDENT
1341 STONEHAVEN DR

WEST LINN OR 97068

ALMA COSTON
BOLTON NA DESIGNEE
PO BOX 387

WEST LINN OR 97068

DOREEN VOKES
SUNSET NA SEC/TREAS
4972 PROSPECT ST
WEST LINN OR 97068




CITY OF WEST LINN
PLANNING MANAGER DECISION
FILE NO. MIP-14-05/WAP-14-02

The West Linn Planning Manager is considering a request for a three-lot minor partition with a
Water Resource Area permit at 3777 Mapleton Drive (Tax Lot 600 of Clackamas County
Assessor’s Map 2-1E-24BC).

The decision will be based on the approval criteria in chapters 11, 32, and 85 of the Community
Development Code (CDC). The approval criteria from the CDC are available for review at City
Hall, at the City Library, and at http://www.westlinnoregon.gov/cdc.

All relevant materials in the above noted file are available for inspection at no cost at City Hall,
and on the city web site http://westlinnoregon.gov/planning/3777-mapleton-drive-3-lot-
partition-and-water-resource-area-permit or copies may be obtained for a minimal charge per
page. Although there is no public hearing, your comments and ideas are invited and can
definitely influence the final decision of the Planning Manager. Planning staff looks forward to
discussing the application with you. The final decision is expected to be made on, and no
earlier than, August 27, 2014, so please contact us prior to that date. For further information,
please contact Tom Soppe, Associate Planner, City Hall, 22500 Salamo Rd., West Linn, OR
97068, (503) 742-8660, tsoppe@westlinnoregon.gov.

Any appeals to this decision must be filed within 14 days of the final decision date with the
Planning Department. Failure to raise an issue in person or by letter, or failure to provide
sufficient specificity to afford the decision-maker an opportunity to respond to the issue,
precludes the raising of the issue at a subsequent time on appeal or before the Land Use Board
of Appeals.

SHAUNA SHROYER

Planning Administrative Assistant

Publish: West Linn Tidings, August 14, 2014



CITY HALL 22500 Salamo Rd. West Linn Oregon 97068 telephone: (503) 657 0331 fax: (503) 650 9041

West Linn

July 15, 2014

John Decosta

Land Finding, LLC

120 Cabana Point

Lake Oswego, OR 97034

SUBJECT: MIP-14-05/WAP-14-02 application for Minor Partition with Water Resource Area
permit at 3777 Mapleton Drive.

Dear Mr. Decosta:

You submitted this application on June 3, 2014. The Planning Department has determined that this
application is complete as of the July 14 resubmittal. The City now has 120 days (until November 11,
2014) to exhaust all local review per state statute. The application will shortly be scheduled for a
Planning Director decision. At least 20 days before the scheduled decision date you will be sent a copy
of the decision notice.

Please contact me at 503-742-8660, or by email at tsoppe @westlinnoregon.gov if you have any
guestions or comments.

Sincerely,

N

Tom Soppe
Associate Planner

c: Tony Weller, CESNW Inc., 13190 SW 68" Parkway, Ste. 150, Tigard, OR 97223

c: Aaron Buffington, Robinwood NA President, 3820 Ridgewood Way, West Linn, OR 97068

of&c/! 2s

CITY OF TREES, HILLS AND RIVERS ° WESTLINNOREGON.GOV




ﬁWest Li n n Planning & Development « 22500 Salamo Rd #1000 « West Linn, Oregon 97068
L Telephone 503.656.4211 « Fax 503.656.4106 west?mnoregon gov

DEVELOPMENT REVIEW APPLICATION

For Office Use Only

STAFF CONTACT@M %pp& PROJECT NoO(s). /?)P-—»/L/’ﬂéi w-//y.ﬂg
REFUNDABLE DEPOSIT(S) yé@ -— TOTAL .9_/5..0,-

Type of Review (Please check all that apply):

NON-REFUNDABLE FEE(S)

[] Annexation (ANX) [] Historic Review (] subdivision (SUB)

D Appeal and Review (AP) * O Legislative Plan or Change D Temporary Uses *

[] conditional Use (CUP) [] Lot Line Adjustment (LLA) */** ] Time Extension *

[] Design Review (DR} 2‘%0 X4 Minor Partition (MIP) (Preliminary Plat or Plan) [_] Variance (VAR) /g)@

[] Easement Vacation Je g [_] Non-Conforming Lots, Uses & Structures DX Water Resource Area Protection/Single Lot (WAP)
] Extraterritorial Ext. of Utilitie$ ] planned Unit Development (PUD) D Water Resource Area Protection/Wetland (WAP)
|:| Final Plat or Plan (FP) [:I Pre-Application Conference (PA) */** |:| Willamette & Tualatin River Greenway (WRG)
"] Flood Management Area [] street Vacation D Zone Change

[ Hillside 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: Assessor’s Map No.: 21E24BC

Total Land Area: 1 Acre
Brief Description of Proposal: 3-LOT PARTITION AND WATER RESOURCE PERMIT

Aealgac?engrl:\rl‘?me. JOHN DECOSTA - LAND FINDING, LLC Phone: 503-702-0856
Address: 120 CABANA POINT Email:

City State Zip: LAKE OSWEGO, OR 97034

O(\glggl; !:)&Em)e (required): SAME AS APPLICANT Phone:

Address: Email:

City State Zip:

CoPps]ggggr;t“I:l[a)ame :CESNW, INC. - TONY WELLER Phone: 503-968-6655
Address: 13190 SW 68TH PARKWAY, SUITE 150 Email: tweller@cesnw.com

City State Zip: TIGARD, OR 97223

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. | hereby agree to
comply with all code requirements applicable to my application. Acceptance of this application does not infer a complete submittal. Allamendments
to the Commumty Development Code and to other regulations adopted after the appllcati n is approved shall be enforced where applicable.

Approved ap;/j)‘,r atibns 2 nd subseglient d relopment is not vested under the provisions |. pléce a the time efie%mo«
VLK é’/////-‘”/’/‘
éant s signature at Owner’s signature (required) Date”

Ppp-Form([1] . Docx




CESINW

July 14, 2014 R

City of West Linn

Tom Soppe, Associate Planner j ‘ .
22500 Salamo Road L fiiE 0 ;
West Linn, OR 97068 ——

RE: MIP-14-05/WAP-14-02
Resubmittal and Response to Letter of Incomplete dated June 24, 2014

Dear Mr. Soppe:

Enclosed please find three hard copies and one electronic copy of revised drawings and
narrative in is response to your letter of incomplete dated June 24, 2014. The Geotech report
has been included with the electronic copy of the submittal items.

Section 32.070(B): The applicant has met with the Parks Department and a mitigation area has
been identified at the Tanner Open Space. The mitigation will be designed and installed by the
Parks Department or their contractors.

Section 32.080: A revegetation area has been shown on the plans, along the proposed wall and
swale.

Section 32.060(B): The scale of the site plan has been changed to 1”=30".

Section 85.160(D)(2): The scale has been stated on the drawings, it is only valid for 22” x 34”
drawings.

Section 85.160(E)(1): Easements on adjacent properties have been added to the drawings.

Section 85.160(E)(4): The watercourses have been added to the Preliminary Plat and the Tree
Protection/Revegetation Plan in the drawing set, and continue to be shown on the Existing
Conditions Plan as well.

Section 85.160(E)(5): The City Arborist has identified the trees and clusters he finds to be
significant, an exhibit has been added to the Planning file.

Section 85.160(E)(8): Zoning on adjacent parcels has been added to the plans, and continues to
be R-10, as stated in the narrative.

CESNW, INC.
13190 SW 68TH PARKWAY, STE. 150 TIGARD, OR 97223
503.968.6655 TEL 503.968.2595 FAX www.cesnw.com



MIP-14-05/WAP-14-02 Page 2 of 2

Section 85.170(B)(2)(c)(1)(C)(4): The findings have been revised to request a waiver for the
traffic study.

Section 85.170(F): The proposed storm overflow swale has been labeled on the Grading Plan
and is also shown on the Tree Protection and Revegetation Plan.

Sincerely,
CESNW, Inc.

President

\Enclosures

2946\Resub-Itr.doc



Owner/Applicant:

Applicant’s Representative:

Location:

Zoning:
Requested Land Use
Reviews:

June 2014
Initial Submittal

Revised July 2014

Application and Findings

for
a 3-Lot Partition
for

John DeCosta
CES #2946

John DeCosta

Land Finding LLC

120 Cabana Point

Lake Oswego, OR 97034
503-702-0856

CES|NW

Tony Weller, P.E., P.L.S.

13190 SW 68" Parkway, Suite 150
Tigard, Oregon 97223

Phone: 503-968-6655

Fax: 503-968-2595
tweller@cesnw.com

The property is located at 3777 Mapleton Drive.
Map # 21E24BC Tax Lot # 600

Area: Robinwood Neighborhood

R-10, Residential

3-Lot Partition, Water Resource Area Permit

Page 1 of 24
CES|NW

13190 SW 168" PARKWAY, #150 / TIGARD, OR 97035 / PHONE 503-968-6655/F AX 503-968-2595



General Information

Proposal: The request is for a 3-lot partition and water resource area permit on land
designated as Single Family Residential R-10 on the City of West Linn Zoning Map. All lots will
access from a shared driveway off of Mapleton Drive, no new streets are proposed. The site
was previously approved for a 3-lot partition, but that approval has lapsed.

Site and Vicinity: The project site is approximately 1 acre located on Mapleton Drive, and
previously contained a residence and outbuildings that have been removed since the prior
approval. There are a number of mature trees on the site. Two mapped water resource areas
exist near the property, one to the southeast (Trillium Creek) and one to the northwest (Gans
Creek). The adjacent properties are all R-10 zoning, most with existing residential uses.

COMMUNITY DEVELOPMENT CODE STANDARDS

Chapter 11 - Single-Family Residential Detached, R-10

11.030 Permitted Uses

The following are uses permitted outright in this zoning district.

1. Single-family detached residential unit.

Response: The proposal is for a 3-lot partition for construction of single-family detached

residential units.

11.070 Dimensional Requirements, Uses Permitted Outright and Uses Permitted Under Prescribed
Conditions

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

Response: All lots exceed the minimum lot area standard for the district, as demonstrated in

the table below and shown on the plans.

Lot # Front lot line Lot depth Total Lot area /
dimension/width Area w/o Access Esmt
Lot 1 100’ 120° 12,363 / 10.853 sq. ft.
Lot2 100’ 120° 12,003 / 10,503 sq. ft.
Lot 3 120’ 159 19,190 sq. ft.
2. The minimum front lot line fength or the minimum lot width at the front lot line shall be 35 feet.

Response: All proposed lots exceed the minimum front line lot width, as demonstrated in the
table above.

3. The average minimum lot width shall be 50 feet.
Response: All lots widths are greater than 50', as demonstrated in the table above and shown

on the site plan.

4. The lot depth comprising non-Type | and Il lands shall be less than two and one/half time the width, and
more than an average depth of 90 feet.

Response: The proposed lot depths are less than 2.5 times the width, and all lots are more

than 90 feet deep, as shown on the preliminary site plan, and demonstrated in the table above.

Page 2 of 24
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5. The minimum yard dimensions or minimum building setback area from the lot line shall be:

a. Front Yard: 20°
b. Interior Side Yard: 7.5
C. Street Side Yard: 15
d. Rear Yard: 20’

Response: The setbacks for the proposed lots are shown on the plans, and are consistent with
these standards. Additional setbacks are shown for Parcels 1 and 3 to accommodate the water
resource protection area setbacks.

6. The maximum building height shall be 35 feet, except for steeply sloped lots in which case the provisions of
Chapter 41 shall apply. .
Response. The dwellings will not exceed 35’ in height, and will be verified at the time of

building permit review.

7. The maximum lot coverage shall be 35 percent.
Response: Lot coverage will not exceed 35%, and will be verified at the time of building permit

review.

8. The minimum width of an accessway to a lot which does not abut a street or a flag lot, shall be 15’
Response: The proposed access easement width is 15

Chapter 32 - Water Resource Area Protection

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

Response: An application form signed by the owner and the fee check are included with the
application materials.

B. A pre-application conference shall be a prerequisite to the filing of the application.
Response: A pre-application conference was held February 20, 2014.

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

Response: An existing conditions plan with field surveyed topography, and a site plan are

included with the plan set.

D. The site plan map shall be accompanied by a written narrative. ..
Response: Section 32.050 is addressed in this document.

E. All proposed improvements to the drainageway channel or creek which might impact the storm load
carrying ability of the drainageway shall be designed by a registered civil engineer.
Response: The plans included with the application package have been prepared by a

registered civil engineer.

F. The applicant shall present evidence in the form of adopted utility master plans or transportation master
plans, or findings from a licensed engineer, to demonstrate that the development or improvements are
consistent with accepted engineering practices.
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Response: The plans included with the application package have been prepared by a licensed
civil engineer, and have been designed to be consistent with City standards.

G. The applicant shall prepare an assessment of the existing condition of the water resource area consisting
of an inventory of vegetation, including percentage ground and canopy coverage.
Response: The WRA near the southeast corner of the site (Trillium Creek) goes through a
culvert under Mapleton Drive, and is piped on the neighboring property to the east. The
protection area is severed by Mapleton Drive. The portion of the protection area that extends
onto the subject site contains mostly grass and leftover residential landscaping, some of which
has been scraped away in conjunction with a recent waterline project in the area. Since
Mapleton Drive severs the WRA, there is no direct connection to the portion of this WRA to the
resource itself. Most of the canopy in this area is provided by trees on the neighboring property.

The resource protection area in the northwest corner of the site (Gans Creek) contains mature
coniferous and deciduous trees, shrubs and grasses. This area has a full tree canopy and
significant ground cover, and contains some holly, ivy and laurel. Himalayan blackberry was
observed on the site, but mostly outside of the water resource protection areas.

H. If necessary, the applicant shall also submit a mitigation plan pursuant to 32.070, and a revegetation plan
pursuant to 32.080.
Response: Less than 200 square feet of the protection area in the southeast corner of the site
will be impacted by a small wall and storm overflow running to Mapleton. Additionally, street
improvements, including sidewalks, are required to be placed in that resource protection area.
The applicant proposes to pay for equal square feet of off-site mitigation for the wall and storm
overflow, and pay a fee in lieu for required sidewalks. Revegetation will take place upon
completion of the wall and swale, and will be detailed in the construction plans.

32.050 Approval criteria

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

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

Response: Two creeks that are classified as significant riparian corridors pass near the site,

one to the northwest (Gans Creek) and one to the southeast (Trillium Creek). Neither creek

crosses the site, but their protected areas extend into the site. Trillium Creek is piped through
the neighboring property, and runs under Mapleton Drive. Mapleton Drive severs the protection
area from the resource. The locations of both drainages have been field surveyed and are

shown on the plans.

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

the drainageway for maintenance purposes.
Response: The development is designed to have minimal impact on the existing natural
drainageways. Storm drainage will be handled through planter boxes on each lot, the use of
pervious paving, and a small swale to collect the overflow that will be conveyed to the roadside
ditch and then to Trillium Creek. Street improvements required along the Mapleton Drive
frontage will impact the protection area associated with Trillium Creek. The applicant requests
to pay a fee in lieu of constructing the required street improvements.

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

Response: The drainageways do not cross the subject site, however their protected areas

extend into the site. The building envelopes on Parcels 1 and 3 have been modified to

accommodate the transition areas and structural setbacks for the water resource protection
areas. Street improvements are required across the Mapleton Drive frontage, which will impact
the protection area for Trillium Creek, as will the swale and a wall. The applicant requests to
pay a fee in lieu of constructing required street improvements, and provide for offsite mitigation

for the swale.

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

Response: Neither water resource protection area on the site is proposed to be dedicated to
the City. Conservation easements will be shown on the final plat.

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

Response: As shown on the plans, the transition area from the piped resource (Trillium Creek)
is 100" from ‘edge of bankful flow’, plus 15’ into the rear yard and/or 7.5 into the side yard of
Parcel 1. The transition area for the drainage corridor near the northwest corner of the site
(Gans Creek) is 50’ from top of bank or 100’ from ‘edge of bankful’, plus 7.5 structural setback
from transition area. The site plan demonstrates the modified building envelope for Parcels 1
and 3, relative to the transition areas and structural setbacks.

E: Roads, driveways, utilities, or passive use recreation facilities may be built in and across water resource
areas when no other practical alternative exists. Construction shall minimize impacts. Construction to the
minimum dimensional standards for roads is required. Full mitigation and revegetation is required, with the
applicant to submit a mitigation plan pursuant to 32.070 and a revegetation plan pursuant to 32.080. The
maximum disturbance width for utility corridors is as follows:

1. For utility facility connections to utility facilities, no greater than 10 feet wide.
2. For upgrade of existing utility facilities, no greater than 15 feet wide.
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3. For new underground utility facilities, no greater than 25 feet wide, and disturbance of no more than

200 linear feet water quality resource area, or 20 percent of the total linear feet of water quality

resource area, whichever is greater.
Response: The City Pedestrian Master Plan calls for 6’ sidewalks along the Mapleton Drive
frontage, which will encroach into the water resource protection area of Trillium Creek.
Additionally, a wall will be constructed and a swale will pass through the same resource
protection area. The applicant requests to pay a fee in lieu of constructing required street
improvements and provide for offsite mitigation for the portion of the swale and wall that
encroach into the protection area. No impact is proposed for the resource protection area in the
northwest corner of the site.

G. Prior to construction, the water resource area shall be protected with an anchored chain link fence (or
approved equivalent) at its perimeter and shall remain undisturbed except as specifically allowed by an
approved water resource area permit. Such fencing shall be maintained until construction is complete.

The water resource area shall be identified with City-approved permanent markers at all boundary direction
changes and at 30 fo 50-foot intervals that clearly delineate the extent of the protected area.

Response: Fencing will be installed prior to construction, and will be detailed on the

construction plans submitted to the City for review and approval. For the northwest corner,

permanent markers will be installed along the extent of the protected area boundary after
completion of construction. Fencing and markers will not be provided for the resource
protection area in the southeast corner as street improvements, including sidewalk, are required
to pass through it.

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

Response: Sidewalk along the site frontage of Mapleton Drive is required. A portion of that

sidewalk will encroach into the water resource area associated with Trillium Creek. However,

the applicant requests to pay a fee in lieu of constructing the required street improvements to
avoid additional impacts to the water resource protection area.

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

Response: The stormwater plan and calculations have been prepared by a licensed engineer.

No storm drainage is proposed to be diverted from its natural watercourse or transferred to a

different basin.

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

Response: Erosion control measures are included on the preliminary plans. Final construction

plans will be reviewed and approved by the City prior to commencement of construction

activities.

K. Vegetative improvements to areas within the water resource area may be required if the site is found to be
in an unhealthy or disturbed state, or if portions of the site within the water resource area are disturbed
during the development process. “Unhealthy or disturbed” includes those sites that have a combination of
native trees, shrubs, and groundcover on less than 80 percent of the water resource area and less than 50
percent tree canopy coverage in the water resource area. Vegetative improvements will be documented by
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submitting a revegetation plan meeting 32.080 criteria that will result in the water resource area having a
combination of native trees, shrubs, and groundcover on more than 80 percent of its area, and more than
50 percent tree canopy coverage in its area. Where any existing vegetation is proposed to be permanently
removed, or the original land contours disturbed, a mitigation plan meeting 32.070 criteria shall also be
submitted. Interim erosion control measures such as mulching shall be used to avoid erosion on bare
areas. Upon approval of the mitigation plan, the applicant is responsible for implementing the plan during
the next available planting season.
Response: The water resource protection area at the southeast corner of the site has been
disturbed in conjunction with a recent waterline project in Mapleton Drive; the site was used as a
staging area for that project. The area will be further disturbed by the installation of a wall and a
drainage swale. Revegetation plans required for this project will be included for review with the
final construction plans. No disturbance of any kind is proposed in the water resource area to
the northwest.

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

Response: Structural setbacks from the transition area setbacks for Parcels 1 and 3 are shown

on the plans. Parcel 1 includes an additional 15’ in the rear and 7.5’ in the south side portions of

the yards impacted by the resource protection area. Parcel 3 includes an additional 7.5’ in a

portion of the west side yard.

M. Stormwater treatment facilities may only encroach a minimum of 25 feet into the outside boundary of the
water resource area; and the area of encroachment must be replaced by adding an equal area to the water
quality resource area on the subject property. Facilities that infiltrate stormwater on site, including
associated piping, may be placed at any point within the water resource area outside of the actual drainage
course so long as the forest canopy and the areas within 10 feet of the driplines of significant trees are not
disturbed. Only native vegetation may be planted in these facilities.

Response: The stormwater swale proposed along the easterly property line is intended to

accommodate any potential overflows from the onsite planter boxes. The small portion that

extends into the Trillium WRA will be revegetated with native plants, which will be detailed in the

construction plans.

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

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

Continuity with natural contours on adjacent properties.

Continuity of vegetation and habitat values on adjacent properties.

Erosion control.

Creation of filters to enhance water quality.

Provision of water temperature conducive to fish habitat.

Consideration of habitat and water quality goals of the most recently adopted West Linn Surface

Water Management Plan.

Consistency with required site mitigation plans, if such plans are needed.

N AW =

@

Page 7 of 24

CES |NW
13190 SW 168" PARKWAY, #150/ TIGARD, OR 97035 / PHONE 503-968-6655/FAX 503-968-2595



The maximum required setback under any circumstance shall be the setback required as if the
drainageway were already open.
Response: No drainageways cross the subject site, two drainage corridors are nearby,
including Trillium Creek that is culverted under the road and then piped through the neighboring
property. No opening of the piped resource is proposed. The setback from Trillium Creek is
100’ from ‘bankful flow’, plus a structural setback on Parcel 1 of 15’ in the rear and 7.5' on the
side, as shown on the plans.

0. The decision-making authority may approve a reduction in applicable front yard setbacks abutting a public
street to a minimum of 15 feet and a reduction in applicable side yard setbacks abutting a public street to
seven and on-half feet if the applicant demonstrates that the reduction is necessary to create a building
envelope on an existing or proposed lot of at least 5,000 square feet.

Response: No reduction to front or side yard setback is necessary or proposed.

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

Response: No additional storm drainage channels have been identified on or near the site.

32.070 Mitigation Pian

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

Response: No water resource area exists on the site. A swale along the east boundary of the
site will cross the water resource protection area in the southeast corner of the site. A wall in
conjunction with the swale will encroach as well.

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

impacts to the water resource area will be avoided and/or minimized.
Response: A swale is proposed along the east boundary of the site, which will cross the water
resource protection area in the southeast corner of the site and convey overflow drainage to
Mapleton Drive and then to Trillium Creek. City code requires development to utilize
drainageways as the primary method of stormwater conveyance. An alternative would be to
collect and convey overflow toward the drainageway in the northwest corner of the site, which
would require drainage easements across land the applicant does not control and would result
in increased impact to a water resource protection area. The proposed use of planter boxes
and pervious pavement reduces volume of storm drainage from the site, thereby allowing for a
smaller overflow drainage swale and reducing adverse impacts to the water resource area. The
proposed impact area was previously used as an access drive to outbuildings on the property.

B. A mitigation plan shall contain the following information:
1. A description of adverse impacts that will be caused as a result of development.
2 An explanation of how adverse impacts to resource areas will be avoided, minimized, and/or
mitigated in accordance with, but not limited to, the revegetation provisions of CDC 32.050(K).
3. A list of all responsible parties including, but not limited to, the owner, applicant, contractor, or other
persons responsible for work on the development site.
4. A map showing where the specific mitigation activities will occur.
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5. An implementation schedule, including timeline for construction, mitigation, mitigation maintenance,
monitoring, reporting, and a contingency plan. All in-stream work in fish-bearing streams shall be
done in accordance with the Oregon Department of Fish and Wildlife water work periods.

6. Assurances shall be established to rectify any mitigation actions that are not successful. This may
include bonding or other surety.
7 Evidence that a Joint Permit Application (to the U.S. Army Corps and/or DSL) if impacts to

wetlands are greater than 0.10 acres has been submitted and accepted for review.
Response: Less than 200 square feet of mitigation is required for the placement of the wall and
swale through the water resource protection area. The applicant proposes to provide for equal
square footage of off-site mitigation, which will be in the Tanner Open Space, as discussed with
the Parks Department and Planning. The owner/applicant proposes pay into a fund for
approximately 200 square feet of mitigation work, to be designed and installed by the Parks
Department or their contractors.

C. Mitigation of any water resource areas that are not wetlands that are permanently disturbed shall be
accomplished by creation of a mitigation area equal in size to the area being disturbed. Mitigation areas
may be land that is either:

1. On site, not within the water resource area, and is characterized by existing vegetation that does
not meet the standard set forth in CDC32.050(K); or
2. Off site, and is characterized by existing vegetation that does not meet the standard set forth in

CDC 32.050(K).
The applicant shall prepare and implement a revegetation plan for the mitigation area pursuant to CDC 32.080, and
which shall result in the area meeting the standards set forth in CDC 32.050(K). Adequacy of off-site mitigation
areas on City property must be consistent with and meet approval of the City Department of Parks and Recreation.
Any off-site mitigation occurring on privately owned land shall be protected with a conservation easement.
Response: The applicant proposes to provide for off-site mitigation for the less than 200
square feet of permanent disturbance in the water resource protection area. The Parks
Department has been consulted, and an off-site mitigation area has been identified at the
Tanner Open Space.

D. The mitigation plan for any wetland area to be disturbed shall be (1) prepared and implemented with the
guidance of professionals with experience and credentials in wetland areas and values, and (2) be consistent
with requirements set forth by regulatory agencies (U.S. Army Corps and/or DSL) in a joint permit application,
if such an application is necessary for the disturbance. Where the alternatives analysis demonstrates that
there are no practicable alternatives for mitigation on site, off-site mitigation shall be located as follows:

1. As close to the development site as is practicable above the confluence of the next downstream
tributary, or, if this is not practicable,
2. Within the watershed where the development will take place, or as otherwise specified by the City

in an approved wetfand mitigation bank.
Response: No wetland areas are proposed for disturbance.

E. To ensure that the mitigation area will be protected in perpetuity, proof that the area has been dedicated to
the City or that a conservation easement has been placed on the property where the mitigation is to occur is
required. (Ord. 1545, 2007)

Response: Conservation easements will be shown on the final plat.

32.080 Revegetation Plan Requirements

Metro’s Native Plant List is incorporated by reference as a part of this chapter, and all plants used in revegetation
plans shall be plants found on the Metro Native Plant List. Performance standards for planting upland, riparian and
wetland plants include the following:

A Native trees and shrubs will require temporary irrigation from June 15th to October 15th for the three years
following planting.
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B. Invasive non-native or noxious vegetation shall be removed within the area to be revegetated prior to
planting.

C. Replacement trees must be at least one-half inch in caliper, measured at six inches above the ground level
for field grown trees or above the soil line for container grown trees (the one-half inch minimum size may
be an average caliper measure, recognizing that trees are not uniformly round) unless they are oak or
madrone, which may be one-gallon size. Shrubs must be in at least a one-gallon container or the
equivalent in ball and burlap and must be at least 12 inches in height.

D. Trees shall be planted between 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 requirements.

E. 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 species.
F. The responsible party shall provide an appropriate level of assurance documenting that 80 percent survival

of the plants has been achieved after three years, and shall provide annual reports to the Planning Director
on the status of the revegetation plan during the three-year period. (Ord. 1545, 2007)

Response: Revegetation will occur upon completion of the proposed improvements, and will be
detailed with the final construction plans. The revegetation area is shown on the drawings and
will be planted with upland plants from the Metro Native Plant List per City requirements.

Chapter 33 - Stormwater Management
33.040 Approval Criteria

Response: Stormwater management includes planter box-type facilities on each individual lot,
and the use of pervious paving for the accessway and driveways. An overflow swale will be
constructed along the easterly property line to accommodate any overflows to Trillium Creek.
Stormwater facilities are shown on the plans.

Chapter 46 — Off-Street parking, Loading and Reservoir Areas

46.090 Minimum Off-Street Parking Space Requirements
Response: All lots will provide a minimum of one off-street parking space, not in a garage or
carport.

Chapter 55 - Design Review

55.100 Approval Standards — Class Il Design Review
A. The provisions of the following Chapters shall be met:

Response: The applicable chapters are addressed in this document.

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...

Response: No heritage trees are located on the site.

2 All heritage trees, as defined in the municipal code, all trees and clusters of trees (“clusters is
defined as three or more trees with overlapping driplines; however, native oaks need not have
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
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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 [ and Il 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 | and Il lands shall require
the careful layout of streets, driveways, building pads, lots, and utilities to avoid heritage
frees and significant trees and tree clusters, and other natural resources pursuant to this
code. The method of delineating the protected trees or trees 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 | and Il 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 |
and Il lands shall be devoted to the protection of those trees, either by dedication or
easement...

Response: A tree protection plan demonstrating that approximately 38% of the existing
significant tree canopy is proposed to be saved is included on the plans. The applicant
proposes to save significant trees located in and out of the water resource protection
area in the northwest corner of the site, and canopy along the eastern boundary of the
site. The significant tree canopy area includes the dripline plus 10 feet. Calculations for

tree canopy outside the water resource area are as follows:

Existing Canopy area: 14,425 sf
Proposed Tree Protection Area: 5,480 sf
Percent of Canopy Protected: 38%

Section 85 - Land Division — General Provisions

85.150 Application — Tentative Plan

A The applicant shall submit a completed application which shall include:
1. The completed application form(s).
2, Copies of the tentative plan and supplemental drawings shall include three copies at the original

scale plus three copies reduced in paper size not greater than 11 inches by 17 inches. When the
application submittal is determined to be complete, additional copies may be required as
determined by the Planning Department.
3 A narrative explaining all aspects of land division per CDC 85.200.
B. The applicant shall pay the requisite fee.
Response: The required narrative, plans, application forms and fee are included with the

application package.

85.160 Submittal Requirements for the Tentative Plan

A. A City-wide map shall identify the site. A vicinity map covering Y-mile radius from the development site
shall be provided....

Response: A vicinity map and utility plan are included with the drawing set.

B. The tentative subdivision plan shall be prepared by a registered civil engineer and/or a licensed land
surveyor....

Response: The proposal is for a 3-lot partition and this standard does not apply. However the
partition plat was prepared by a licensed land surveyor.
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C.

The tentative plan of a subdivision or partition shall be drawn at a scale not smaller then one inch equals
100 feet...

Response: The preliminary site plan scale is 1"= 30'.

D.

E.

The following general information shall be shown on the tentative plan of subdivision or partition:
1. Proposed name of the subdivision and streets;
Response: The proposed partition is labeled as the “Mapleton Partition”, no new streets

are proposed.

2. Date, north arrow, scale of drawing and graphic bar scale.
Response: The specified items are included on the plans.

3. Appropriate identification clearly stating the drawing as a tentative plan.
Response: The site plan is identified as a preliminary plan.

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

Response: A vicinity map and legal description are included with the application

package.

5. Names and addresses of the owner, developer, and engineer or surveyor.
Response: The specified information is shown on the plans.

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

Response: An existing conditions plan containing the pertinent information is included with the
application package.

F.

The following proposed improvements shall be shown on the tentative plan or supplemental drawings:
1. The street — street location, proposed name, right-of-way width...

Response: No new streets are proposed. Existing improvements to Mapleton are
shown on the plans. The applicant has requested a fee in-lieu for the required street
improvements.

2 The type, method and location of any erosion prevention and sediment control measures and/or
facilities...

Response: Required sediment and erosion control fencing will be installed prior to the

commencement of on-site grading activities in conjunction with construction of the project

infrastructure, and is shown on the preliminary grading plan. A gravel construction

entrance is included on the plans as required to reduce construction impacts to the

adjacent public streets.

3. Any proposed infrastructure improvements that address those identified in the City Transportation
System Plan.
Response: Existing improvements to Mapleton are shown on the plans. The applicant

requests to pay a fee in lieu of constructing required street improvements.

4. Any proposed bicycle or pedestrian paths. The location of proposed transit stops.
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Response: Sidewalks are required across the Mapleton Drive frontage. The applicant
requests to pay a fee in lieu of constructing required street improvements. No bicycle
paths or transit stops are proposed.

5 Any easement(s) — location, width, and purpose of the easement(s).
Response: Proposed easements are shown on the plans.

6. The lot configuration including location and approximate dimensions and lot area of each parcel. ..
Response: The proposed lots and dimensions are shown on the plans.

7 A street tree planting plan and schedule approved by the Parks Department.
Response: The applicant proposes a fee in lieu of constructing required street
improvements, including planter strips and street trees.

8. Any land area to be dedicated to the City or put in common ownership.
Response: No areas are proposed to be dedicated to the City or put in common
ownership.

9. Phase boundaries shall be shown.
Response: The project will be completed in one phase.

85.170 Supplemental Submittal Requirements for a Tentative Subdivision or Partition Plan
The following information shall be submitted to supplement the tentative subdivision plan:

A

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

Response: This document addresses the applicable approval criteria.

2 Statement or affidavit of ownership of the tract (County Assessor's map and tax lot number).
Response: A copy of the current vesting deed is included with the application materials.

3 A legal description of the tract.
Response: A legal description of the tract is included in the vesting deed.

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

Response: The project will be completed in one phase.

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

Response: The parcel will be fully developed upon completion of the proposed project.

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

Response: No hillsides or potential erosion hazards exist on the subject site.
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7

Table and calculations showing the allowable number of lots under the zone and how many lots are
proposed.
Response: Density was calculated as follows: Site = 43,557 sf/ 10,000 sf (min. lot size

in R-10) = 4.3 units maximum density. 4.3 x .8 = 3.4 units-minimum density. The table
below shows allowed and proposed density.

Total Area Right-of-Way Net Acres Max Density | Min. Density | Proposed
+/-1 Acre 0 Acres +/-1 Acre 4 Units 3 Units 3 Units
8. Map and table showing square footage of site comprising slopes by various classifications as

identified in Section §5.110(B)(3).
Response: The onsite slope analysis is as follows:

0% - 5%

5.01% - 15%

15.01% - 25%

25.01% - 35%

35.01% - 50%

50.01+%

13,402 sq. ft.
30.8%

26,434 sq. ft.
60.7%

238 sq. ft.
0.6%

908 sq. ft.
2.1%

1,341 sq. ft.
3%

1,234 sq. ft.
28 %

B.
1.

Transportation.

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

street construction.

Response: No new streets are proposed. Existing and proposed improvements on
Mapleton are shown on the plans.

2

Traffic Impact Analysis

Response: The proposal is for a 3-lot partition. The City Engineer has determined that
this project will not require a traffic analysis. The pre-application notes state that "by
using the existing driveway, even if widened, the applicant avoids meeting new Chapter
48 standards referencing the Transportation System Plan that requires a 150-foot
separation between driveways on collector streets...”. Based on that information, it
doesn’t appear that a Traffic Impact Analysis is required. The applicant requests a
waiver for the traffic study, as allowed by 85.190(B), pursuant to 99.035, which allows the
Planning Director to waive the requirement if found that the specific approval standard is
not applicable to the application.

Grading
1.

2.

Water.

If areas are to be graded, a plan showing the location of cuts, fill, and retaining wall, and

information on the character of soil shall be provided. The grading plan shall show proposed and
existing contours at intervals per Section 85.160(E)(2).
Response: A preliminary grading plan consistent with this section is included with the

application package.

The grading plan shall demonstrate that the proposed grading to accommodate roadway standards
and create appropriate building sites, is the minimum amount necessary.
Response: The proposed grading is the minimum necessary to prepare the site for the

required improvements to serve three single-family detached dwellings.
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1. A plan for domestic potable water supply lines and related water service facilities, such as
reservoirs, etc., shall be prepared by a licensed engineer consistent with the adopted
Comprehensive Water System Plan and most recently adopted updates and amendments.

Response: A preliminary utility plan prepared is included in the plan set. A public water
line exists in Mapleton Drive, the site is already served. Additional laterals will be
extended to serve the two new lots.

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

Response: Existing and proposed water service is shown on the preliminary utility plan.

3. Adequate looping system of water lines to enhance water quality.

Response: The site will continue to be served by the existing water line in Mapleton
Drive, with individual laterals to serve each lot. No looping system is proposed with this
application.

4. For all non single-family developments, calculate fire flow demand of the site and demonstrate to
the Fire Chief. Demonstrate to the City Engineer how the system can meet the demand.

Response: The proposed use is single-family dwellings.

Sewer.

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

Response: Sewer is available in Mapleton Drive, the site is already served. Additional
laterals will be extended to serve Parcels 2 and 3. Proposed sewer facilities are
consistent with Sanitary Sewer Master Plan and are shown on the preliminary utility plan,
which was prepared by a licensed engineer.

2. Sanitary sewer information will include plan view of the sanitary sewer lines, including manhole
locations and depths. Show how each lot would be sewered.
Response: Proposed sanitary sewer facilities are shown on the preliminary utility plan.

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

Response: Sanitary sewer lines exist within Mapleton Drive, a public right-of-way.

Laterals will be extended within an easement to serve the individual lots.

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

Response: The site slopes towards Mapleton Drive and the proposed lots can easily be
served from the existing line. Sewer line depths are shown on the preliminary utility
plans.

5. The sanitary sewer line should be designed to minimize the amount of lineal feet in the system.
Response: The sewer lines to the proposed lots extend only as far as needed.
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6. The sanitary sewer line shall minimize disturbance of natural areas and, in those cases where that
is unavoidable, disturbance shall be mitigated pursuant to the appropriate chapters (e.q., Chapter
32, Water Resource Area Protection). _

Response: The proposed sanitary sewer lines do not impact the water resource area.

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

Response: An existing sewer line is available within SW Mapleton Drive, therefore,
adjacent properties have access to sewer when future development is proposed.

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

Response: Preliminary plans demonstrating consistency with City standards, prepared

by a licensed engineer, are included with the application package. Construction plans

will be reviewed and approved by the City prior to commencement of sanitary sewer
construction.

Storm.
1 A proposal shall be submitted for storm drainage and flood control including profiles of proposed
drainageways with reference to the most recently adopted Storm Drainage Master Plan.

Response: Proposed storm water management is shown on the plans. Storm drainage
from roofs will be collected and conveyed to planter boxes on each individual lot.
Pervious paving will be used to minimize runoff from driveway areas. Overflows from
planters will be collected into a swale along the easterly edge of the lots, which will then
discharge into the roadside ditch along Mapleton and then to Trillium Creek. No new
drainageways are proposed. All proposed facilities are designed to be consistent with
City standards.

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

Response: The applicant has proposed individual Stormwater planter boxes to address

storm water treatment and quantity control on each lot. Pervious paving for driveways is

proposed to reduce storm runoff from the driveway areas. A shallow swale along the
east boundary will collect and convey any overflow to a roadside ditch leading to Trillium

Creek.

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

Response: Proposed storm water management is shown on the plans. Storm drainage
from roofs will be collected and conveyed to planter boxes on each individual lot.
Pervious paving will be used to minimize runoff from driveway areas. Overflows from
planters will be collected into a swale along the easterly edge of the lots, which will then
discharge into the roadside ditch along Mapleton and then to Trillium Creek.
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4. The detention facilities shall be designed by a licensed engineer to meet City standards. The
detention facilities should include a vegetation plan for the facility and environs, if applicable
Response: Proposed storm drainage facilities are designed to be consistent with City

standards, and are detailed on the plans, prepared by a licensed engineer.

85.200 Approval Criteria

A Streets

Response: No new streets are proposed. All three proposed lots will take access from a
shared driveway off of Mapleton Drive. A half street improvement along Mapleton Drive,
including curb and gutter, a 6’-wide sidewalk, street lighting and street trees is required. The
applicant proposes to pay a fee in lieu of constructing required street improvements. According
to the pre-application notes, no additional right-of-way dedication is necessary.

B. Blocks and Lots
. 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.
Response: The request is for a 3-lot partition with a private, shared driveway. The
proposal does not contribute to the creation or completion of blocks. This criterion is not

applicable to this project.

2. Sizes. The recommended block size is 400 feet in length to encourage greater connectivity within
the subdivision. Blocks shall not exceed 800 feet in length between street lines, except for blocks
adjacent to arterial streets or unless topographical conditions or the layout of adjacent streets
Justify a variation. The recommended minimum distance between intersections on arterial streets is
500 feet. Designs of proposed intersections shall demonstrate adequate sight distances to the City
Engineer’s specifications.

Response: As previously stated, the proposal does not contribute to the creation or

completion of blocks.

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).

Response: The proposed partition is designed with minimum lot areas of 10,000 square

feet per lot, and meets all dimensional criteria of the R-10 zoning district. Trees will be

saved to the greatest extend possible. Building pads will not exceed two and one-half
times the average width. Water resource area setbacks are shown on the plans, and do
not preclude construction of single family dwellings on each lot. Each lot is buildable

without variance or adjustment.

4. Access. Access to subdivisions, partitions, and lots shall conform to the provisions of Chapter 48,
Access.
Response: Consistent with Chapter 48, a 12-foot-wide private drive is proposed to

access all three parcels, at the location of the existing driveway stub that served the
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house that has been removed from the site. The access will be through a 15-foot
easement across the front two parcels in lieu of flaglot ‘stems’. The lots are all greater
than 10,000 square feet, not including the easement area.

5. Through Lots and Parcels. Through lots have frontage on a street at the front and rear of the lot...
Response: No through lots are proposed. This criterion does not apply.

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

Response: All 3 lots of the proposed partition are shown at right angles in relation to

Mapleton Drive and the private access. This standard is 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 8 feet in width per lot. Common accessways shall
have mutual maintenance agreements and reciprocal access and utility easements. The following
dimensional requiremnents shall apply to flag lots:

a. Setbacks applicable to the underlying zone shall apply to the flag lot.
Response: All lots are buildable without variance or adjustment from setback

standards of the R10 district.

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.

Response: Setbacks are shown on the plans and meet the criteria specified

herein.

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

Response: The lots all exceed the minimum lot size, not including the easement
area.

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.

Response: Lot lines and setbacks are shown on the plans.

e. As per Section 48.030, the accessway shall have a minimum paved width of 12 feet.
Response: The minimum paved width of the proposed access is 12'.

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 lof(s) may be
accessed from the public street by an access easement of a minimum 15 foot width across
intervening property.

Response: The proposed lots are accessed through an easement, not ‘stems’ of
a flag lot. All three lots will access from a shared driveway, with access

easements across the front 2 lots.
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C.

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

Response: None of the proposed lots are large enough for future division under the

current zoning district standards.

Pedestrian and Bicycle Trails.

Response: The proposal is for a 3-lot partition, no new streets, bicycle or pedestrian trails are
proposed.

D.

Transit facilities.

Response: The proposal is for a 3-lot partition, no transit facilities are proposed. There is an
existing bus stop at the intersection of Mapleton and Willamette Drive, less than ¥ mile away.

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).

Response: A preliminary grading plan is included with the application materials. Final
grading plans will be reviewed and approved by the City prior to commencement of
grading activities.

2 The character of soil for fill and the characteristics of lot and parcels made usable by fill shall be
suitable for the purpose intended.
Response: Lot grading will be reviewed during the building permit application process.

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

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

Response: Grading will be the minimum necessary to meet roadway standards and
provide infrastructure to serve the lots.

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.

Response: No landslide potential has been identified for the subject site.

6. All cuts and fills shall conform to the Uniform Building Code.
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Response: All cuts and fills will conform to the Uniform Building Code. Final grading
plans will be reviewed and approved by the City prior to commencement grading
activities.

7. On land with slopes in excess of 12 percent, cuts and fills shall be regulated as follows:
a. Toes of cuts and fills shall be set back from the boundaries of separate private ownerships
at least three feet, plus one fifth of the vertical height of the cut or fill. Where an exception
is required from that requirement, slope easements shall be provided.

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

the intent of this Code and standard engineering practices, and certified by that engineer
that the fill was constructed as designed. d. Retaining walls shall be constructed pursuant
fo 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.

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

and fill, and provide positive drainage control.
Response: Grading on slopes in excess of 12% is not proposed.

8. Land over 50 percent slope shall be developed only where density transfer is not feasible.
Response: A small area with over 50 percent slope exists on the subject site.

Water.

1. A plan for domestic water supply lines or related water service facilities shall be prepared
consistent with the adopted Comprehensive Water System Plan, plan update, March 1987, and
subsequent superseding revisions or updates.

Response: A utility plan has been submitted that shows existing and proposed water

laterals extended to each of the proposed parcels, consistent with the Comprehensive

Water System Plan.

2. Adequate location and sizing of the water lines.
Response: The site is already served with public water. The two new laterals will be
located and sized to adequately serve the new dwellings.

3. Adequate looping system of water lines to enhance water quality.
Response: No looping system is required for this proposal.

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

Response: The proposal is for single-family development, this standard does not apply.

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

Response: The existing water line in Mapleton Drive is adequate to provide service to

the site. An existing lateral served the house that has been removed from the site, and

new laterals will be installed to serve each additional lot.

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

Response: The site is already served by public sanitary sewer. Additional laterals will
be extended to serve the two new lots. Proposed sewer improvements are shown on the
preliminary utility plan, which was prepared by a licensed engineer.

2. Sanitary sewer information will include plan view of the sanitary sewer lines, including manhole
locations and depth or invert elevations.
Response: Existing and proposed sanitary sewer facilities are shown on the plans.

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

Response: Each lot will be served by an individual connection to the existing sanitary
sewer line in Mapleton Drive.

4. Sanitary sewer line should be at a depth that can facilitate connection with down system properties
in an efficient manner.
Response: The proposed sanitary sewer facilities are designed to be consistent with this

standard.

5. The sanitary sewer line should be designed to minimize the amount of lineal feet in the system.
Response: The proposed sanitary sewer laterals will extend as far as necessary to
serve the lots.

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, Water Resource
Area Protection,, all trees replaced, and proper permits obtained. Dual sewer lines may be required
so the drainageway is not disturbed.

Response. The proposed sanitary sewer laterals will be extended from Mapleton Drive

and will not impact the drainageways.

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

Response: Sanitary sewer is available in Mapleton Drive to serve the site and adjoining
properties. Individual laterals will serve each proposed lot.

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.

Response: The proposed sanitary sewer improvements have been designed by a

licensed engineer to be consistent with the specified standards. Final construction plans

will be reviewed and approved by the City prior to installation of sewer facilities.

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

Response: Final construction plans will be reviewed and approved by the City prior to

installation of sewer facilities.
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H. Storm.

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

Response: Storm treatment and detention will be accomplished with individual planter

boxes on each lot, with any overflow collected and conveyed to a swale, which will then

discharge to a ditch along Mapleton Drive to Trillium Creek.

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.

Response: Planter box-style storm facilities can’t be properly sized until a specific house

plan is selected. Storm calculations prepared by a registered engineer will be included

with the building permit applications. Storm water facilities are designed to be consistent

with this standard.

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.

Response: Roof runoff from the dwellings will be collected and treated in planter boxes

on each lot. Pervious pavement is proposed to minimize runoff from driveway areas.

Overflow will be conveyed to a swale, which will discharge to a ditch along Mapleton

Drive, and then to Trillium Creek. Proposed storm water facilities are shown on the

plans.

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

Response: Existing and proposed utility easements are shown on the plans.

J. Supplemental provisions.

1. Wetland and Natural Drainageways. Wetlands and natural drainageways shall be protected as
required by Chapter 32, Water Resource Area Protection. Ulilities may be routed through the
protected corridor as a last resort, but impact mitigation is required.

Response: Mapped drainageways exist near the site, one to the southeast and one to

the northwest. A swale will be routed through the water resource protection area on the

southeast corner of the site. Chapter 32 is addressed in this document.

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

Response: The project site does not have access to the Willamette or Tualatin

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

Response: Street trees will be part of the required improvements along Mapleton Drive.
The applicant requests to pay a fee in lieu of constructing street improvements.

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

Response: There is an existing street light nearby, no additional street lighting is
proposed.

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.

Response: Mapleton Drive is already fully dedicated. No dedications of right-of-way are

required with this application.

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, elc.

Response: The subject site has less than 200 feet of frontage and is .99 acres.

Therefore, this standard does not apply.

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 |
and Il lands as defined in CDC Section 02.030. Development of Type I or Il lands are exempt from
these provisions. Land divisions of three lots or less would also be exempt.

Response: The following chart indicates how density for the site is calculated.

DENSITY
Maximum Density (43124 / 10,000) 4.4 UNITS
Minimum Density (43,124 / 10,000)* .70) 3 UNITS
Total Number of Lots Proposed 3 UNITS
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.
Response: The entire subject site is zoned R-10, therefore, this criterion does not apply.

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
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considered significant by virtue of their size, type, location, health, or numbers, shall be saved
pursuant to CDC Section 55.100(B)(2). Trees are defined per the Municipal Code as having a trunk
6" in diameter or 19" in circumference at a point five feet above the mean ground level at the base
of the trunk.

Response: Existing trees have been surveyed and are shown on the plans. The
proposed tree protection exceeds the requirement of up to 20% of non-Type | and Il
lands to be set aside for tree protection by allotting approximately 38% of the subject
site’s non-Type | and Type Il lands for tree protection, as demonstrated in the table

below:
Existing Canopy area: ' 14,425 sf
Proposed Tree Protection Area: 5,480 sf
Percent of Canopy Protected: 38%
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.

Response: The site is within the West Linn city limits, therefore, this standards does not
apply.

85.210 Lot Line Adjustments — Approval Standards
Response: No lot line adjustments are proposed.

CONCLUSION

The housing and planning goals of the City of West Linn and the design standards and
regulations of the development code have been met or exceeded in this application. The
applicant requests that approval of this application for a 3-lot partition and water resource area
permit be granted.
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Chicago Title Company

10135 SE Sunnyside Road, Suite 200
Clackamas, Oregon 97015
Phone: 503.786.3940 Fax: 503.653.7833
E-mail: trios@ctt.com

METROSCAN PROPERTY PROFILE
Clackamas (OR)

Owner
CoOwner
Site Address
Mail Address
Telephone

. Land Finding LLC

3777 Mapleton Dr West Linn 97068
: 120 Cabana Pointe Lake Oswego Or 97034

OWNERSHIP INFORMATION

Parcel Number : 00372947
Ref Parcel # : 21E24BC00600
T:02S R:01E S:24 Q: NW QQ: SW

Transfer Date
Sale Price
% Owned

SALES INFORMATION

- 07/14/2006 Document # : 006-064282
: $500,000 Deed Type : Warranty
- 100 Vesting Type : Corporation

Prior Transfer Date
Prior Sales Price

Prior Document #

PROPERTY DESCRIPTION ASSESSMENT AND TAX INFORMATION
Map Page Grid : 686 J3 Mkt Land :$248,172
Census Tract :205.05 Block: 2 Mkt Structure
-~ Neighborhood : Calaroga/Cedar Oaks Mkt Total : $248,172
i Subdivision/Plat : Maple Grove %|mproved :
. Improvement : 131 Sgl Family,R1-3,1-Story AssdTotal 1 $177,279
Land Use . 100 Vacant,Residential Land Mill Rate :18.5815
Legal : 639 MAPLE GROVE LT 4 Levy Code : 003002
! : 13-14 Taxes :%$3,242.26
| Millage Rate  : 18.5815
| e 2 i s e —
PROPERTY CHARACTERISTICS
\ Bedrooms Building SF 5 BldgTotSgFt  : 1,717
j Bathrooms 1st Floor SF 1,717 Lot Acres :1.00
! Full Baths Upper Finished SF : Lot SgFt 1 43,551
. Half Baths Finished SF 1,77 Garage SF :
’ Fireplace - Single Fireplce Above Ground SF  : 1,717 Year Built - 1959
! Heat Type : Elec Baseboard Upper Total SF School Dist : 003
' Floor Cover : Carpet UnFinUpperStorySF; Foundation : Concrete
Stories 1 Basement Fin SF Roof Type : Composition
Int Finish : Drywall Basement Unfin SF : Roof Shape . Hip
Ext Finsh : Bevel Siding Basement Total SF :
o=

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance
Commissioner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds. Indiscriminate use
only benefiting intermediaries will not be permitted. Said services may be discontinued. No liability is assumed for any errors in this report.
Information is deemed reliable but not guaranteed.



THIS SPACE RESERVED FOR RECORDER'S USE

After recording return to:
Land Finding LLC
120 Cabana Point
Lake Oswego, OR 97034

; : 'Clackamas County Offi T
uUntil a ch s ted all tax statements j ¥ Official Records ‘
shall ge s:rr\]tgiol ﬂ;ﬁ;?gvan; addres::emen ‘Sherry Hall, County Clerk 2 006'06‘282 !
Land Finding LLC ' ,

120 atar o o |
Lake Oswego, OR 97034 | 00896712200800642820020025 s

07/14/2006 11:13:06 AM

File No.: 7073-622523 (mah) ey Cnt=1 Stn=13 BARBARA
5 Date:  June 26, 2006 : 1$10.00 $11.00 $10.00 '
S _
S
0
E .
i) :3 Q}\ STATUTORY WARRANTY DEED
B
:g 2 g})\ Keith M. Aden and James S, Aden, as tenants in common, Grantor, conveys and warrants to Land
Fe o Finding, LLC,, an Oregon Limited Liability Company, Grantee, the following described real property
E g free of liens and encumbrances, except as specifically set forth herein:
g | Lot 4, MAPLE GROVE, in the City of West Linn, County of Clackamas and State of Oregon.
Q
r 2

This property is free from liens and encumbrances, EXCEPT:

L Covenants, conditions, restrictions and/or easements, if any, affecting title, which may appear in
the public record, including those shown on any recorded plat or survey.

The true consideration for this conveyance is $500,000.00. (Here comply with requirements of ORS 93.030)

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE SHOULD
INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 197.352. THIS INSTRUMENT DOES NOT
ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE LAND
USE LAWS AND REGULATIONS, BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY
PLANNING DEPARTMENT TO VERIFY APPROVED USES AND TO DETERMINE ANY LIMITS ON LAWSUITS
AGAINST FARMING OR FOREST PRACTICES AS DEFINED IN ORS 30.930 AND TO INQUIRE ABOUT THE
RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 197.352.

Dated this (5 _ day of %{‘f , 2000 .

7

Page 1of 2

/J.d.

Title Data, Inc. CH POR10563 CL 2006064282.001




APN: 00372947 Statutory Warranty Deed File No.: 7073-622523 {mah)
- continued Date: 06/26/2006

f James 8. Aden

Keith M. Aden

STATE OF  Colorado )
)ss.
County of  Larimer )
This instrum, acknow!edqed before me on th|s day of ,200 b
ETINR @um@!f
Notary Public for Colorado Sor 0%
My commission expires: G- "7 ™7 /4
H :

s 08/07/2007
Oregon

Clackamas

by Keith M. Aden.

OFFICIAL SEAL
MAHY ANN HUGHES
2 TAHY PUBUG OREGON
COMMISSION NO. 377009
MY COMMISSION EXPIHES MAR. 18, 2008

STATE OF )
)ss.
County of )
This instrument was acknowledged before me on this day , 20
by

Notary Public for
My Commission Expires:

Page 2of 2

Title Data, Inc. CH POR10563 CL 2006064282.002
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Map No. 21E24BC00600

CHICAGO TITLE COMPANY N

10135 S.E. SUNNYSIDE ROAD Suite 200
® CLACKAMAS, OREGON 97015

"This plat is for your aid in locating your land with reference to streets and other parcels. While this plat is
believed to be correct, the company assumes no liability for any loss occurring by reason of reliance thereon.”

W E



155 27

11994-35

9°40'00" W

3g4l

)

"This plat is for your aid in locating your land with reference
believed to be correct, the company assumes no liability for any

10135 S.E. SUNNYSIDE ROAD Suite 200

CHICAGO TITLE COMPANY

CLACKAMAS, OREGON 97015

00 800 “|
I 3751 ‘ k\: ‘
- Yq Y .
IR : s\
\ \ ? 6|
g k3 b Nk
3 ] N Y
) \ s
: W
W .
3 .
\ :. EEED r
@ L
Vi
= - 4 L. 3 5 o
E SEZO ‘i-.’!' / 6
' DRIVE -
Map No. 21E24BC00600

N

S

o streets and other parcels. While this platis
loss occurring by reason of reliance thereon.”



City of West Linn
PRE-APPLICATION CONFERENCE MEETING

Notes
February 20, 2014

SUBJECT: Minor Partition and Water Resource Area (WRA) permit to partition one
parcel into three at 3777 Mapleton Dr.

ATTENDEES: Applicant: Tony Weller
Staff: Tom Soppe (Associate Planner), Khoi Le, (Engineering)
Neighborhood: (Robinwood NA)

The following is a summary of the meeting discussion provided to you from staff meeting
notes. Additional information may be provided to address any “follow-up” items identified
during the meeting. These comments are PRELIMINARY in nature. Please contact the
Planning Department with any questions regarding approval criteria, submittal requirements,
or any other planning-related items. Please note disclaimer statement below.

Project Summary

The applicant proposes to partition a vacant parcel into three parcels, which would result in a
front parcel and two flaglots with stems along the same shared driveway on the west end of the
site. Until the last few years there was a house on the site, and the driveway stub still exists.

By using this existing driveway (even if widened) the applicant avoids meeting new Chapter 48
standards referencing the Transportation System Plan that requires a 150-foot separation
between driveways on collector streets such as Mapleton. Because of this Parcel 1 should also
access from the stems/access easement that will serve the other two parcels. All lots have over
10,000 square feet without counting the stem, which is the required way to measure the lots to
meet base zone requirements (the parcel is in R-10). The Parcel 3 stem would coincide with the
continuance of an easement that would have to be 15 feet wide, stretching seven more feet
east into Parcel 2. Because this also counts against meeting the 10,000 of the base zone, the
applicant may have to move the proposed rear property line of Parcel 2 slightly further back for
it to be 10,000 square feet excluding access easements and stems.

The applicant can also have an access easement across the front two parcels in lieu of stems.
The area in the easement would also not count towards the required 10,000 square feet, but
having this may help due to the slope on the west side. For example areas west of the
easement, even though they are not really buildable as they are cut off from the rest of the lot,
would count towards the 10,000. Required minimum setbacks would be counted from lot lines
and not the easement.



Two creeks that are classified as significant riparian corridors pass near the site, one to the
northwest and one to the southeast. Trillium Creek is to the southeast, the one to the
northwest does not have a name on GIS. While the creeks themselves do not traverse the
property, their protected areas do overlap with the property. Therefore a Water Resource Area
permit is required, even if no development takes place in the protected areas. However the
required street improvements will overlap with the protected area of the corridor to the east
and appears to possibly overlap with where the entrance to the driveway will be.

As it is not next to steep slopes, the setback from Trillium Creek should be measured from the
edge of maximum bankful flow, 115 feet north into the front of the property or 107.5 feet into
the side of it (the creek runs diagonal but also curves through this area). Trillium is piped
through the neighboring property, but significant corridors still count (measured from above
the edge of the pipe) as protected areas measured with the same required width from
32.050(E) and (L).

As the other creek to the northwest is surrounded by steep slope, the significant riparian
corridor measurement would be 107.5 feet from the creek or 57.5 feet from the top of bank,
whichever is larger. Structures have to stay out of the extra 7.5 feet of side setback from
32.050(L) (or 15 feet of front/rear setback as discussed above) but other development can be
within this extra setback. All protected area remaining undeveloped should be protected in
conservation easements.

Any part of the protected area that is to be developed including with usable yard should be
mitigated for under the provisions of 32.070. Off-site mitigation is available through Parks and
Recreation Department as they work on the restoration of publicly owned protected areas in
the City. On site mitigation must contiguously add land (which would also go in the
conservation easements) to the already protected area setback. Doing only off-site mitigation
is fine if this is not possible.

Per a LUBA ruling regarding another site in the City, temporarily disturbed areas must be both
revegetated under the provisions of 32.080 AND mitigated for.

The applicant should look into using the zoning setback adjustment provision 32.050(0) if this
helps with house placement in keeping development out of the protected area. On flaglots the
front and rear can be parallel or perpendicular to the street, as long as these two setbacks are
opposite each other on the lot.

Due to the wording of 32.050(K) the applicant may be required to also restore some of the

areas on site that are not proposed for disturbance, depending on how much they are
dominated by invasive species.

Engineering Notes

Property Address: 3777 Mapleton Dr.



. TRANSPORTATION

MAPLETON DRIVE
EXISTING CONDITIONS POTENTIAL POST

DEVELOPMENT
CONDITIONS

Classification Collector Collector

Zone R-10 R-10

Right of Way Width 50° 50°

Full Pavement Width 20° 36°

Bike Lane No No

Curb and Gutter No Curb and Gutter

Planter Strip No Yes

Sidewalk No 6’ Sidewalk

Street Light Yes, on utility pole Yes — LED Fixtures optional

Utility Pole Yes New services to be placed
underground

Street Tree None Yes

ADA Ramps None None

Post Speed 25 MPH 25 MPH

Stripe Double Yellow Double Yellow

A. MINIMUM REQUIRED IMPROVEMENT
1. Provide a minimum 18’ pavement improvement with the following sections:

12” of 1-1/2”-0 Crush Rock

e 2" of 34” -0 Leveling Course

requirements.

5” of AC Pavement consisting of 2” Class “C” over 3” Class “B”
See Public Works Standards Section 5.0030 Pavement Design for design

2. Provide curb and gutter. See WL-501 Detail for technical and construction
specifications. See Public Works Standards Section 5.0040 Concrete Curb for design

requirements.

3. Provide 6’ wide concrete sidewalk with sidewalk ramp at each end to allow access for
disability. See WL-508 for sidewalk technical and construction specifications. See WL-
507A and WL-507B for ADA technical and construction specifications. See Public Works
Standards Section 5.0050 Sidewalks and Section 5.0051 Sidewalk Ramps for design

requirements.

4. Provide illumination analysis of the existing conditions. Install street lights as
recommended in accordance to the followings:
e Average Maintained Illumination: 0.5 foot-candles (Residential)
e Uniformity Average to Minimum: 4to 1
e Street Light should match with existing surrounding lights — with LED Beta Fixtures.
5. Provide Street Trees. Coordinate with Parks Department for requirements.




6. In case the access road is determined to be a private road the driveway approach shall

be designed with the following requirements:

7. Driveway needs to be structurally constructed according to West Linn Public Works
Standard Indicated in section 1 above.

e Driveway Approach: 36" maximum width including wings. See WL-504A, 504B, and
505 for technical and construction specifications. Driveway approach serving 3 lots

or more should be designed in accordance with Commercial Driveway Design

Guidelines and Standards. Intersection of new driveway to existing roadway should
be designed in accordance with Public Works Standards Section 5.0015
Intersections.
8. All new utilities along the development must be placed underground.
9. Feein lieu for street improvement is an option.

B. CITY TRANSPORTATION MASTER PLAN

PEDESTRIAN MASTER PLAN
Mapleton Drive is indicated in the City Pedestrian Master Plan as a roadway with sidewalk
deficiencies between Willamette Drive and Nixon Avenue. Mapleton Drive is Project #26
with a medium level of priority on the Pedestrian Master Plan Project List for sidewalks on

both sides of the street. A 6” sidewalk will be included as part of street improvement

requirements, being classified as a collector.

BICYCLE MASTER PLAN

Mapleton Drive is not indicated in the City Bicycle Master Plan as a roadway with bicycle
deficiencies. No bicycle lane improvements were listed on Bicycle Master Plan.

MOTOR VEHICLE MASTER PLAN
Mapleton Drive is not indicated in the City Vehicle Master Plan as a roadway or intersections
with deficiencies. No planned future improvements are listed in the Motor Vehicle Master
Plan. Being classified as a collector requires street improvements to match standard cross
section for collector streets for any development along Mapleton Drive. (See TSP Figure 8.4)

C. STREET SDC AND BIKE/PEDESTRIAN EFFECTIVE JULY 1° 2013

Type of | Trip Factor | Reimbursement | Improvement | Administrative | Total
Use per
Use

Per Factor of 1 1.00 $2,201 $4,717 $179 $7,097

Single | Per 1.01 $2,223 $4,764 $181 $7,168
Family | House

Typeof | Trip | Factor | Reimbursement | Improvement | Administrative | Total
Use per
Use

Per Factor of | 1.00 $0 $1,542 $40 $1,582

Single | Per 1.00 $0 81,357 $40 $1,597




| Family | House |

STORM DRAINAGE

A. EXISTING CONDITIONS
Limited options are available for discharge to public stormwater system,

vhWwN P ®

MINIMUM REQUIRED IMPROVEMENT
Provide treatment for new impervious of 500 square feet or more.

Provide detention for new impervious of 5000 square feet or more.
Storm Drainage Analysis Report is required.
Stormwater may be retained on site if soil infiltration meets or exceeds 2 in/hr
Individual lots can collect, treat and detain storm run-off with rain gardens or equal

storm treatment/detention facilities.

C. SURFACE WATER SDC EFFECTIVE JULY 1°' 2013

Unit Factor | Reimbursement | Improvement | Administrative | Total
Per Factor of 1 1.00 $793 $238 $52 $1,083
Single | Per 1.00 $793 $238 $52 $1,083
Family | House
118 SANITARY SEWER
A. EXISTING CONDITIONS
1. Public sanitary sewer connection available in the Mapleton Drive ROW.
B. SANITARY SEWER SDC EFFECTIVE JULY 1ST 2013
Unit Meter | Factor | Reimbursement | Improvement | Administrative | Total
Size
Per Factor of 1 1.00 $612 $2.,385 $111 $3,108
Single | Per 1.00 | $612 $2,385 $111 $3,108
Family | House
Tri-City Service District Sewer SDC 1 EDU = $2,020
Iv. WATER
A. PRESSURE ZONE
1. Zone: Robinwood Pressure zone
2. Overflow Elevation: 328 Upper Elevation: 300 Lower Elevation: 220
B. RESERVOIR AND PUMP STATION
C. Reservoir: View Drive Reservoir is located on View Drive in the Robinwood

Neighborhood. The reservoir usable capacity is approximate 0.5 million gallon. View
Drive Reservoir also supplies water to Rosemont Reservoir through View Drive Pump
Station.




D. EXISTING POPULATION AND PROJECTED POPULATION AT SATURATION

m

Existing Population:

F. Projected Population at Saturation:

G. WATER DEMAND AT SATURATION

1,915
2,476

Average Day Demand (mgd) Maximum Day Demand Peak Hour Demand (mgd)
(mgd)
0.3 0.8 1.2

H. RESERVOIR AND PUMP STATION CURRENT OPERATNG CONDITIONS
1. In accordance with Water System Plan, both the reservoir and pump station are listed
appearing to be in good conditions.

I.  HORTON PRESSURE ZONE PEFORMANCE

Year MDD Fire Total Normal | Emergency | Normal | Emergency
(mg) Flow | Supply | Supply Supply Supply | Supply
(mg) Need Capacity | Capacity Deficit | Deficit
(mg) (mg) (mg) (mg) (mg)
Current 1.6 0.5 2.1 3.1 0.5 1.0 0.6
2015 1.7 0.5 2.2 3.1 0.5 0.9 0.7
2030 1.9 0.5 2.4 3.1 0.5 0.7 0.8
Saturation | 2.0 0.5 2.5 3.1 0.5 0.6 0.8

1. The table above indicates that there is a surplus in supply capacity during a normal

condition.

J. HORTON PRESSURE ZONE SUPPLY AND STORAGE DEFICIT

Normal Conditions Emergency Conditions

Year Supply Storage Overall Supply Storage Overall

Deficit Volume Deficit Deficit Volume Deficit

(mgd) (mg) (mg)d (mgd) (mg) (mg)d

Current 0 0.4 0 0.6 0.4 0.2
2015 0 0.4 0 0.7 1.1 0.3
2030 0 0.4 0 0.8 0.4 0.4
Saturation | 0 1.1 0 0 1.1 0.4

1. The table above indicates that there is no storage volume deficit during a normal

condition.




K. ROBINWOOD PRESSURE ZONE MASTER PROJECT LIST

1. Mapleton Dr is not listed on the Robinwood Master Project list. However the 6” water
main on Mapleton is being replaces with 8” ductile iron pipe.

MINIMUM REQUIRED IMPROVEMENTS

1. Existing public water system is available on Mapleton Drive for connection.
2. New water meters 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.

K. WATER SDC EFFECTIVE JULY 1ST 2013

Unit Meter | Factor | Reimbursement | Improvement | Administrative | Total

Size
Per Factor of 1 1.00 $585 $6,969 $196 $7,750
5/8” 1 $585 $6,969 $196 $7,750
Meter
Process

A Minor Partition and a Water Resource Area (WRA) permit are required. (This is a Planning
Director’s decision and does not require a public hearing.) A neighborhood meeting per section
99.038 is NOT required for this application. Such meetings are always encouraged however to
let the neighborhood know about an applicant’s plans and obtain input. Contact Aaron
Buffington, President of the Robinwood Neighborhood Association, at
robinwoodna@westlinnoregon.gov. The applicant is required to provide the neighborhood
association with conceptual plans and other material at least 10 days prior to the meeting, if
the applicant decides to have a meeting.

For the Minor Partition the submittal requirements of 85.150-170 shall be addressed and the
approval criteria of Section 85.200 shall be addressed in a narrative. For the WRA permit the
submittal requirements of section 32.040, 32.070, and 32,080 and the approval criteria of
sections 32.050, 32.070, and 32.080, must be addressed. N/A is not an acceptable response to
the approval criteria.

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 Planning Director’s waiver may be subsequently overturned on
appeal at the City Council level.



The deposit for Minor Partition is $2,800 dollars, and the WRA deposit is $1,850, for a total
initial up front deposit of $4,650. 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.

Once the submittal is deemed complete, the staff will schedule a Planning Director’s decision
date and will send out public notice at least 20 days before the decision. The Planning
Director’s decision may be appealed to City Council by the applicant or anyone with standing.

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.

Typical land use applications can take 6-10 months from beginning to end.

DISCLAIMER: This summary discussion covers issues identified to date. It does not imply that
these are the only issues. The burden of proof is on the applicant to demonstrate that all
approval criteria have been met. These notes do not constitute an endorsement of the
proposed application. Staff responses are based on limited material presented at this pre-
application meeting. New issues, requirements, etc. could emerge as the application is
developed. Thus, there is no “shelf life” for pre-apps.

Pre-app2013/Pre-app 2014102.13.2014\3777 Mapleton Drive\Pre-app summary notes PA-14-09
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1.0  GENERAL INFORMATION

PBS Engineering and Environmental (PBS) has completed a geotechnical investigation for the proposed
new three lot partition to be located in West Linn, Oregon. The purpose of the geotechnical investigation
was to evaluate and establish existing subsurface conditions at specific locations, and to assist with the
design as it relates to earthwork and foundations. The seismic hazards study was conducted to evaluate,
on a site-specific basis, the vulnerability of the site to seismically induce geologic hazards, and to
provide related recommendations for foundations and design ground motions. In order to achieve these
purposes, we performed the following scope of work:

1 - visited the property to observe the geotechnical and geologic setting of the area to be developed,
2 - reviewed relevant, readily available published geologic maps;

3 - dug four test pits around the site;

4-  performed two infiltration tests at the site;

5 - performed laboratory testing on collected soil and rock samples;

6 - assessed the collected information and prepared this report.

This report presents the results of our investigation and includes geotechnical engineering
recommendations for the design and construction of the proposed development. The seismic study was
performed in general accordance with Section 1804 of the 1998 Edition of the Oregon Structural
Specialty Code, which provides minimum requirements for the investigation and report.

This report was prepared for your use in the design of the subject facility and the information contained
herein should be made available to potential contractors and/or the Contractor for informational purposes
only. This report should not be used for contractual purposes as a warranty of interpreted subsurface
conditions such as those indicated by the boring logs and/or discussion of subsurface conditions
contained herein.

2.0 PROJECT AND SITE DESCRIPTIONS

The project site is located in West Linn, Clackamas County, Oregon. The project site is located on the
north side of SW Mapleton Drive approximately 400 to 520 feet east of Pacific Highway 43. The site is
approximately 120 feet along SW Mapleton Drive and reaches approximately 390 feet back to the north.

The site has an approximate elevation of 150 feet above mean sea level (see Figure 1 - Site Location
Map). The nearby Willamette River is at an approximate elevation of 10 feet above mean sea level. The
project vicinity has a gentle downwards slope towards the east, though the site itself is basically level.

Report Date: August 23, 2006
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The subject property is located at 3777 SW Mapleton Drive. The street bounds the lot to the south, a
vacant lot to the north and developed lots to the east and west. A house and a shop currently occupy the
site. Vegetation around the property includes clusters of trees, some low growing bushes and blackberry
bushes. The ground surface is covered mostly by blackberry bushes on the north half of the site and grass
lawn around the existing house on the south half of the site. During the original development of the
property, it appears as though some grading work was conducted.

We understand that the proposed development includes the construction of three single-family homes,
with associated driveway/parking and landscaping improvements (see Figure 2 - Site Plan). At this point
in time, no significant cuts or fills are expected to adjust site grades. Additionally, no retaining walls are
currently proposed.

3.0 GEOLOGY

3.1 Regional Geology

The site is located in the Portland basin at the northern end of the Willamette Valley. The valley
is a structural low between the Coast Range Mountains to the west and the Cascade Range
mountains to the east. The region is typically underlain by more than 100 feet of unconsolidated
late-Pliocene and Holocene fluvial sediments. These soil deposits are primarily catastrophic
tflood deposits left near the end of the last ice age (12,000 to 15,000 years ago) by a series of 40
or more floods from glacial Lake Missoula, well to the east of the Cascade Range. The
floodwaters covered the Portland basin to an elevation of about 400 feet above mean sea level.

3.2 Site Geology

Geologic information regarding the site vicinity was published by Beeson (1989). The mapping
indicates that the site is underlain by Lake Missoula catastrophic flood deposits (Pliestocene) of
the fine-grained facies (Qff). These deposits are described as coarse sand to silt. In the immediate
vicinity of the site, these deposits are approximately 40-60 feet thick. Underlying bedrock
materials are mapped as including Wanapum Basalt (middle Miocene) and Grande Ronde Basalt
(middle Miocene).

The relevant portion of the Beeson (1989) map has been attached to this report as Figure 3.

The soils encountered during our subsurface exploration (see Section 5.2 Subsurface Soil
Conditions for more information) appear to be composed of SILTS and sandy SILTS. These
materials appear consistent with the general mapping by Beeson.

33 Slope Hazards

Mabey (1995) mapped relative earthquake hazards in Clackamas County. He indicated the
subject site is located in slope instability Zone 1. Zone 1 is described as areas of “the lowest
slope instability hazard,” and “areas of potential instability because of underlying geologic
conditions and physical characteristics associated with steepness,” respectively.

Report Date: August 23, 2006
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4.0 SITE RECONNAISSANCE

A PBS engineer visited the site on August 3, 2006 to perform a site reconnaissance. During the site visit,
the no geotechnical relevant conditions were noted:

5.0 SITE INVESTIGATION

5.1 Field Exploration
The field exploratory program consisted of the excavation of four test pits (TP-1 through TP-4)
on August 3, 2006, at the approximate locations shown on Figure 2.

A local contractor using a backhoe with a 24-inch wide bucket excavated the exploratory test
pits. One sidewall of each test pit was chipped clear with a geologic pick, so that a PBS engineer
could create logs of the soil materials exposed by the excavations. Representative “grab” samples
of each soil strata were collected from the sidewalls. Pocket penetrometer readings were also
taken at relevant points in the sidewalls of the pits so as to obtain relative strength data.

The final logs are included in Appendix C. Refer to Table 1 in Appendix B for further detail
regarding the classification of the soils collected during the subsurface exploration.

52 Subsurface Soil Conditions

The analysis, conclusions and recommendations contained in this report are based on site
conditions as they existed at the time of explorations and assume the test pits are representative
of'the subsurface conditions throughout the site. If during construction, subsurface conditions are
found to differ from those encountered in the explorations, we should be advised at once so that
we may review these conditions and reconsider our recommendations where necessary.

The subsurface conditions at the site disclosed by the test pits were relatively uniform. The test
pits first penetrated a 0.5-foot thick layer of topsoil. The test pits then penetrated a silt layer that
was approximately 14.5 feet thick. Pocket penetrometer (PP) readings in this soil ranged between
2.0 and 4.5 tsf from 0.5 to 9.0 feet below ground surface and between 1.0 and 2.5 tsf from 9.0 to
15 feet below ground surface. The average reading was about 3.2 tsf for the first 8.5 feetand 1.9
tsf for the final 6.0 feet.

Please refer to the test pit logs (Figures C1 through C4) for a more detailed description of the
soils encountered during our exploration. Our interpretation of the subsurface geologic profile is

as follows:
Ave. Depth (ft) Average Consistency and Soil Unit
0-0.5 Soft, SILT (PP a4, = 0.25)
0.5-9.0 Hard, SILT (PP e = 3.2)
9.0-15.0 Very stiff, sandy SILT (PP 4. = 1.9)
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This site geology has been interpreted from our test pits, which provided information to a depth
ofup to 15 feet below grade. Refer to Table 1 at the end of this report for further detail regarding
the classification of the soils collected during the subsurface exploration. Published geologic
information was used for geologic interpretation below this depth.

53 Groundwater Conditions

Groundwater was not encountered in the test pits. It is likely that during the winter months, static
water levels rise to within a few feet of the ground surface and that during significant storm
events; the wet, rainy, time of year; or flood events, the groundwater level may be even
shallower.

54 Infiltration Testing

Two infiltration pits were dug and percolation testing was conducted. The tests were conducted
in basic conformance with the EPA’s Falling Head Percolation Test procedure. The key
difference in the testing was a reduced “soak™ time.

Infiltration tests were performed within the hard silt materials encountered 3.0 to 3.5 feet below
grade. Soaking of the layer occurred for at least an hour prior to measurement of water
percolation. The testing indicated infiltration rates of approximately 0.25 in/hr.

5.5  Laboratory Testing

All of the soil samples were visually examined in our laboratory to refine the field classification
in general accordance with the Unified Soil Classification system (visual-manual procedure),
described in Table 1 in Appendix B. Laboratory testing included:

e Moisture contents on all applicable samples (ASTM D 4959). Test results are shown on
the right side of the formal test pit logs provided in Appendix C, Figures C1 through C4.
Moisture contents in the uppermost silts varied from 21.3% to 32.7% (average = 28.3%).
Moisture contents of the underlying soils were greater, ranging from 27.0% to 34.3%
(average = 31.3%).

6.0 GEOTECHNICAL DESIGN RECOMMENDATIONS

Based upon our investigation, it is our opinion the proposed development can be constructed using
standard spread footing foundations. Due to moist soil conditions special attention will need to be paid to
earthwork and grading activities. The recommendations contained within this report should be
incorporated into the design and construction of the proposed new development.

6.1 Site Preparation

6.1.1 Demolition

The debris resulting from the demolition of all or part of any existing site improvements
should be removed from the site and may not be used as backfill. Any utilities to be
abandoned should be removed from the building area or should be fully pressure-grouted
and their ends should be capped.

Report Date: August 23, 2006
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6.1.2 Stripping
Prior to mass grading, the topsoil within the new structure footprint and at all areas to

receive new slabs or paving shall be stripped to an average depth of 6-12 inches. Thicker
zones of organic-rich topsoil may be present locally around the site. All strippings shall
be spoiled separately from any cut soils retained for structural backfill. Stripped organic-
rich materials may be retained only for use as landscaping materials.

Tree stumps and all roots greater than | inch in diameter should be removed from any
building, slab, or pavement sub-grade areas. The voids resulting from the removal of the
trees and roots should be backfilled with compacted soil or base rock.

In areas to receive new slabs or paving the exposed sub-grade shall be compacted to at
least 95% of its Maximum Dry Density (MDD) as determined by the Standard Proctor
Test (ASTM D-698).

6.1.3 Wet Soil Conditions

We recommend performing stripping and earthwork activities between late spring and
late-fall (mid-May through mid-October), when extended periods of drier weather are
more prevalent. At the time of our exploration, the superficial soils were moist and in a
soft condition. There is a high likelihood that the in-situ soils will need to be well-aerated
and dried in order to allow for unhindered construction access and to allow for adequate
compaction of sub-grades. During wet weather, development costs will probably increase
significantly as near-surface native materials will have to be spoiled or weatherproofed,
and aggregate sections increased, as the silty soils cannot be practically compacted with
high moisture contents.

6.2 Earthwork
6.2.1 Excavations
In our opinion, all excavations can be accomplished with conventional excavating
equipment. All excavations should be performed with a smooth-faced bucket (no teeth).

Because of safety considerations and the nature of temporary excavations, the Contractor
should be made responsible for maintaining safe temporary cut slopes and supports for
utility trenches, etc. We recommend that the Contractor incorporate all pertinent safety
codes during construction, including the latest OSHA revised excavation requirements,
and based on soil conditions and groundwater evidenced in cuts made during
construction.

6.2.2 Structural Fills

Depending upon finished building pad elevations, structural fills may be required to raise
the site grades. Native or imported material may be used for fill, provided the soil is free
of organics, cobbles larger than 4-inches in maximum diameter, or other deleterious
matter; is of low plasticity; and, is at the proper water content. The existing near-surface
soils may prove to have too high of an organic content and be too wet to utilize for
structural fill.
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Fills should be placed on level benches in thin lifts and compacted to a dry density of at
least 95% of its Maximum Dry Density (MDD) as determined by the Standard Proctor
Test (ASTM D-698). However, within 2-feet of the backs of any retaining walls, the fill
should only be compacted to 92% of its MDD, in order to limit the surcharging of the
walls by the compacting equipment.

Structural fill slopes should be placed and compacted a minimum of 2-feet beyond the
final slope configuration and then trimmed back to final grade.

The thickness of the lifts will need to be determined in the field, but generally for self-
propelled compactors, the lifts should not exceed about 9-inches as measured in a loose
condition. For small vibratory plate compactors, the lifts will need to be reduced to about
3 to 4-inches loose measure.

For any over-excavation completed in the area of footings or slabs, the backfill material
shall consist of free-draining, well-graded, crushed aggregate base with a maximum
particle size of % inch. The rock shall not contain more than 5% fines (material passing
the No. 200 sieve, as tested by ASTM D-1140). The rock shall be compacted to a dry
density of at least 95% of its MDD.

A minimum of three days prior to the placement of any fill, our office should be supplied
with a 30-pound sample (approximately a full S-gallon bucket) of any soil or base rock to
be used as fill (including native and import materials) for testing and approval.

6.2.3 Test Pit Backfilling

As part of our subsurface exploration, four test pits were excavated throughout the site.
These test pits were 12 feet deep on average, though they extended as deep as 15 feet
below grade. The test pits were backfilled with the soil spoils from the excavation. Only
light tamping and tracking with the excavator was used for compaction of the backfill.
During the development of the site, it will be necessary to remove and replace the loose
backfill with properly compacted fill. If this is not completed, then consolidation of the
test pit backfill may cause settlement of new improvements (e.g. buildings, pavements,
sidewalks, etc.). The approximate test pit locations are shown on Figure 2.

6.2.4 Slopes

Cut slopes less than 10 feet tall and engineered fill slopes may have a maximum gradient
of 2:1 (H:V). Cut slopes over 10 feet tall should have a maximum gradient of 2%4:1
(H:V), unless otherwise approved by our office. Furthermore, we recommend the crest of
slopes be rounded (10 foot radius curvature) to reduce superficial sloughing.

Report Date: August 23, 2006
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6.2.5 Erosion Control and Drainage

Newly exposed cut and fill slopes and sub-grade surfaces will be susceptible to erosion
and should be re-vegetated or otherwise protected as soon as practical after construction.
If it is anticipated that an adequate vegetative cover may not be established before the
onset of the winter wet season, a heavy mulch cover or erosion netting may be necessary
to minimize erosion.

Water should not be allowed to pond or stand on any graded pads. Areas that could allow
ponding water should be graded and sloped to drain. The surface runoff from graded
areas should not be allowed to drain over any slopes.

6.3 Foundation Design

Based on the field exploration, laboratory testing, our experience with this soil formation, and
our understanding of the project, it is our opinion that the proposed new foundation system may
consist of continuous spread-footings founded on native soils or on new, compacted structural
fill.

6.3.1 Preparation

Each footing excavation should be evaluated by a qualified Geotechnical Engineer to
confirm suitable bearing conditions. Observations should also confirm that all loose or
soft material, organics, unsuitable fill, prior topsoil zones, and softened sub-grades, if
present, have been removed. Localized deepening of footing excavations may be required
to penetrate through the upper, softer site soils.

In order to reduce disturbance to the silty soil found at the site, we recommend all
excavations for footings be accomplished with an excavator or backhoe equipped with a
smooth-faced bucket (e.g., no teeth). If man or equipment disturbs the bases of the
footing excavations, the bases should be compacted to a smooth, unyielding surface with
a plate compactor.

If construction is undertaken during periods of rain, then we recommend a 2-inch (or
greater) layer of compacted, crushed rock be placed over the bases of the excavations to
help protect them from disturbance due to the elements and workers in the trenches.

6.3.2 Dimensions

Continuous wall footings should have a minimum width of 18 inches, and isolated
column footings should have a minimum width of 2.0-feet. All perimeter footings should
be founded at least 2.0-feet below the lowest exterior grade, and 16 inches below the
finished floor elevation, whichever is deeper. Interior footings may also be founded at a
depth of 16 inches below the finished floor elevation; however, all footings must
penetrate through the weaker upper silty materials.

The bases of all footings should be founded with the stiff silts encountered near the
surface in all test pits.
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The footings should be founded below an imaginary line projecting at a 1:1 slope from
the base of any adjacent, parallel utility trenches. The footings must also be embedded so
there is a minimum of 10 feet of horizontal distance between the face of the footings and
any adjacent, parallel slope.

6.3.3 Capacities

The new footings should be designed for amaximum allowable bearing pressure of 2,000
pounds per square foot (psf). When sizing footings for seismic considerations, the
allowable bearing pressure may be increased by 1/3 to 2,666 psf. Lateral pressures may
be resisted by friction between the bases of the footings and the underlying ground
surface. A frictional coefficient of 0.40 may be utilized.

6.3.4 Settlement

Based on our preliminary knowledge of the project scope, and for footings designed as
described in the preceding paragraphs, we estimate a maximum settlement of 1.0-inch or
less. Differential settlement should be on the order of 50 to 75% of the maximum
settlement over 50 feet. Our settlement estimate assumes that no disturbance to the
foundation soils would be permitted during excavation and construction, and that
footings are prepared as described in the preceding paragraphs.

6.4 Retaining Walls

6.4.1 Soil Forces

Any unrestrained retaining walls required for the proposed construction should be
designed to resist an active pressure of 35 pounds per cubic foot (pef) Equivalent Fluid
Weight (EFW) in supporting soils with retained slopes less than 4:1 (H:V). An active
pressure of 50 pcf EFW should be used for retained slopes with an inclination of 2:1
(H:V). Where retained slopes are greater than 4:1, though less than 2:1, the designer
should linearly interpolate between 35 and 50 pcf EFW.

Any restrained retaining walls required should be designed for the aforementioned active
pressures with an additional surcharge of 10 pcf EFW. We leave it to the design
professional's judgment in determining whether a wall is restrained or not.

All retaining walls should also be designed to account for any surcharge loads (e.g.
footings, vehicles, etc.) that are applied to the ground surface within a zone extending
away from the back of the wall a distance equal to the total height of the wall. Our office
should be contacted for appropriate surcharges to be applied to the back of the wall. The
actual surcharge distribution and magnitude on the wall will vary depending upon the
size and location of the applied load.
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6.4.2 Foundation Design

The proposed site retaining walls may be supported by spread footings. Footings for
walls should be designed using an allowable bearing pressure of 2,500 psf, at a minimum
on competent stiff silt deposits.

Lateral pressures may be resisted by friction between the base of the footings and the
ground surface. A friction coefficient of 0.40 may be assumed. Lateral pressures may also
be resisted by a passive pressure of 300 pcf EFW assumed to be acting against the sides
of the footings (or shear keys, if required). Passive resistance may start at a depth of |
foot below adjacent grade.

The above design values may be increased by 1/3 for seismic loads.

6.4.3 Drainage

The above design parameters have been provided assuming that back-of-wall drains will
be installed to prevent build-up of hydrostatic pressures behind all walls. If drainage
systems are not installed, then our office should be contacted for revised design forces.

The drainage system may consist of a prefabricated drainage panel (i.e. Miradrain, etc.)
or gravel and filter fabric-type system. We also recommend that any walls through which
efflorescence transmission would be undesirable should be waterproofed. Additionally,
the ground surface above all walls should form a drainage swale to carry water to the
sides of the wall. Ideally, excess surface water should not overtop the retaining wall.

The perforated collector pipe for the drain should not be placed on top of the heel of the
wall footing unless seepage through the base of the wall is acceptable. If water
transmission through the base of a wall is not a concern, then weep holes may be used in
place of the pipe.

We remind the reader that all backfill within 2-feet of the backs of any new walls should
be compacted to 92% of the back fill’s MDD. Refer to Section 6.2 Earthwork for
further discussion of fill placement requirements.

6.5 Seismic Design

The seismic analysis of the proposed development should utilize the following UBC factors and
coefficients: soil type = S,; source type = B; zone factor, Z = 0.30; C, = 0.33; C, = 0.45; N, =
1.0; and, N, = 1.2. Based upon our investigation, it is our opinion there is a relatively low risk for
seismic hazards, such as: liquefaction, lateral spreading, ground rupture, land sliding, subsidence,
etc., to affect the subject site. However, it should be noted that a detailed seismic hazards study
was not conducted as part of our scope of work; therefore this assessment of risk of seismic
hazards is preliminary in nature. If a more rigorous analysis is desired, then additional work will
be required.
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6.6

Slabs-on-Grade

6.6.1 Design

Load-bearing concrete slabs (including garage and driveway slabs) shall be designed
assuming a modulus of sub-grade reaction, k, of 150 pounds per square inch per inch
(ps1/1). This assumes a compacted soil sub-grade combined with a minimum 18-inch
thick layer of compacted aggregate base or wet weather preparations described below.

Exterior slabs (e.g. patio, walkway, and driveway) and interior garage slabs shall remain
structurally independent from the building foundations. Expansion joints shall be
provided between the slabs and foundations. This will allow minor shifting of the slabs to
occur as a result of vehicular loading, tree root growth, etc., while reducing the potential
for slab cracking around the perimeter. However, interior slabs may be tied to the
building’s foundation system.

Slabs shall be reinforced according to their proposed use and per the structural engineer’s
recommendations. Adequate control joints should also be provided for all slabs, so as to
control undesirable shrinkage cracking.

6.6.2  Soil Sub-grade Preparation

Prior to placing slab base rock, the upper 12 inches of the soil sub-grade shall be
compacted to 95% of their MDD (per ASTM D-698) or until proof rolling with a fully
loaded dump or water truck indicates an unyielding, non-pumping sub-grade is present. It
may be necessary to rip and moisture condition (wet or dry) the sub-grade in order to
achieve this level of compaction. A woven filter fabric shall be placed on the sub-grade
soils after compaction and prior to placement of the base rock.

At the time of our investigation, the near-surface soils had moisture contents judged to be
above their optimum values for compaction, therefore, there is a reasonable probability
such a condition will exist at the time of construction. If drying and compaction of the
soil is not possible due to wet or winter weather conditions, then additional sub-grade
mitigation work will be required. Refer to Section 6.6.4 Wet Sub-grade Preparation
for further discussion about wet sub-grade conditions.

6.6.3 Base Rock Preparation

Slabs shall be founded on a minimum 6-inch layer of free-draining, well-graded, crushed,
aggregate base with a maximum particle size between % and 1% inch’s. The base rock
shall not contain more than 3% fines (material passing the No. 200 sieve, as tested by
ASTM D 1140). The base rock shall be compacted to a dry density of at least 95% of its
MDD (per ASTM D-698). The clean rock may act as a vapor barrier. Individual builders
may elect to install additional vapor protection at their discretion.

A woven filter fabric shall be placed on the sub-grade soils after compaction and priorto
placement of the base rock.
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6.6.4 Wet Sub-grade Preparation

At the time of our investigation, the sub-grade soils at the site had moisture contents that
were generally judged to be above the soils” optimum moisture content for compaction.
There is a strong probability the sub-grade soils will also contain excessive moisture at
the time of the proposed construction. If wet weather or time constraints do not allow for
drying of the sub-grade, alternative methods will be required. One option would be to
thicken the rock section beneath the slabs by at least 12 inches. Alternatively, the wet
sub-grade materials may be able to be lime- or cement-treated. However, site conditions
should be evaluated by our office prior to choosing a mitigation measure.

If it 1s recommended to place additional rock, then the following procedure should be
used. Prior to the placement of all of the base rock materials, it will be imperative that the
soil sub-grade be lined with a woven geotextile reinforcing fabric (e.g. Mirafi 500X or
approved equivalent). The fabric shall be pulled taut. The fabric should be maintained in
a taut condition by fastening the fabric to the ground with large staples, stakes, or other
similar method. Overlaps of at least 2-feet should be created between adjacent pieces of
fabric. Once the fabric is properly positioned, the base rock shall be placed and
compacted in a single lift, in such a way that prevents direct trafficking of the soil sub-
grade.

6.6.5 Slab Drainage

In order to prevent build-up of water beneath the floor, we recommend footing drain lines
be installed surrounding the footprint of each home foundation. These drain lines should
outlet to an appropriate location away from the building. These lines should not be
connected to any drain lines used for drainage of surface waters.

6.7 Flexible Pavement

A basic study was conducted for the pavement section for the driveway/parking area associated
with the proposed residence. The following considerations were used for the design study: 1)
only asphaltic sections were investigated; 2) pavement design life of 20 years; 3) the maximum
vehicle weight is anticipated to be 48,000, G.V.W. (fire and garbage trucks); and, 4) anticipated
daily traffic for the parking area will consist chiefly of cars and light trucks. If any of the
foregoing assumptions are considered to be substantially inaccurate, reconsideration of the
pavement design may be required.

6.7.1 Pavement Design

Based on the preliminary design analyses, the assumptions outlined above, and our
experience with similar projects, we recommend a section that consists of 2.0-inches of
asphaltic concrete over 8.0-inches of compacted aggregate base over a woven geotextile
fabric. In traffic areas (other than parking) or where an occasional garbage or fire truck
may travel in the parking area, the asphalt should be thickened to 3.0-inches.
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6.8

6.7.2 Sub-grade Preparation

Prior to placing pavement base rock, the upper 12 inches of the soil sub-grade shall be
compacted to 95% of its MDD (per ASTM D-698) or until proof rolling with a fully
loaded dump or water truck indicates an unyielding, non-pumping sub-grade is present. A
woven filter fabric shall be placed on the sub-grade soils after compaction and prior to
placement of the base rock.

If drying and compaction of the soil is not possible due to wet or winter weather
conditions, then additional mitigation work will be required. Refer to Section 6.6.4 Wet
Sub-grade Preparation for further discussion about wet sub-grade conditions.

6.7.3 Base Rock Preparation

The base material should consist of a well-graded crushed rock or gravel with not more
than 5% passing the No. 200 sieve. The aggregate base should have a maximum particle
size between % and 1/ inches. The CBR (California Bearing Ratio) value of the material
should not be less than 50, and preferably greater, and have a sand equivalent not less
than 30. The material should be compacted to a dry density of at least 95% of its MDD
(per ASTM D-698).

The asphalt’s base rock section is not intended to serve as a construction-working
surface. Oftentimes such use will result in contaminated base rock and a soil sub-grade
that has become disturbed.

Site Drainage

6.8.1 Temporary

The Contractor should be made responsible for temporary drainage of surface water and
groundwater as necessary to prevent standing water and/or erosion at the working

surface.

6.8.2 Surface

The ground surface around the structure should be sloped to create a minimum gradient
of 2% away from the building foundations for a distance of at least 5 feet. Surface water
should be directed away from all buildings into drainage swales or into a storm drainage
system. “Trapped” planting areas should not be created next to any buildings without
providing means for drainage.

The roof downspouts should discharge onto splash blocks or paving that direct water
away from the building, or into smooth-walled underground drain lines that carry the
water to appropriate discharge locations at least 10 feet away from the building.

[
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6.8.3 Subsurface

It would be prudent, though not required, to install footing drains around the building
perimeter to help intercept any water migrating towards the building subgrade. Also,
refer to Section 6.6 Slabs-on-Grade for recommendations about drain lines beneath
floor slabs. The footing drain and any slab drains shall remain independent of surface
water drain systems (e.g. downspouts, etc.).

6.8.4 Infiltration Pits/Trenches

As discussed previously, infiltration testing was conducted during our subsurface
exploration. Based upon our testing and our experience with the soil formations in the
site vicinity, it is our opinion that the use of an infiltration system which releases water
into the silty soils encountered 1 or more feet below grade is not acceptable.

6.9 Utility Trenches

Any new utility trenches in paved areas should be backfilled with granular material containing
less than 7% fines (passing #200 wet sieve). The backfill should be compacted to a dry density of
at least 95% of its MDD (per ASTM D-698). Compaction by jetting or flooding is not allowed.

We recommend that typical footing drains be placed on the exterior of the foundations to
intercept any water “chasing” the utility lines, or that an impermeable trench plug (e.g. concrete,
etc.) be installed to stop water before it reaches the building envelope.

If utilities are constructed on bench cuts running parallel to slopes, then the slope should be
reconstructed with engineered fill as described in Section 6.2.

7.0 QUALITY CONTROL

For this site, we recommend the following quality control program:

e Geotechnical review of construction plans and specifications;

e Geotechnical engineering observation of excavations and foundation bearing surfaces;
Observation and/or compaction testing of slab section soil and rock sub-grades;

e Observation and/or compaction testing of pavement section soil and rock sub-grades;

e Observation and/or compaction testing of structural fills; and,

e Observation of the installation of drainage improvements.

The review, observations, and testing should be performed by an individual experienced in geotechnical
construction methods and familiar with the recommendations herein. In order to best assure conformance
with this report, we recommend that PBS provide these services.
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8.0 LIMITATIONS

This report has been prepared for the exclusive use of the addressee, and their architects and engineers
for aiding in the design and construction of the proposed development. It is the addressee's responsibility
to provide this report to the appropriate design professionals, building officials, and contractors to ensure
correct implementation of the recommendations.

The opinions, comments and conclusions presented in this report were based upon information derived
from our literature review, field investigation, and laboratory testing. Conditions between, or beyond, our
exploratory borings may vary from those encountered. Unanticipated soil conditions and seasonal soil
moisture variations are commonly encountered and cannot be fully determined by merely taking soil
samples or soil borings. Such variations may result in changes to our recommendations and may require
that additional expenditures be made to attain a properly constructed project. Therefore, some
contingency fund is recommended to accommodate such potential extra costs.

If there is a substantial lapse of time between the submission of this report and the start of work at the
site; if conditions have changed due to natural causes or construction operations at, or adjacent to, the
site; or, if the basic project scheme is significantly modified from that assumed, it is recommended this
report be reviewed to determine the applicability of the conclusions and recommendations.

Our work has been conducted in general conformance with the standard of care in the field of
geotechnical engineering currently in practice in the Pacific Northwest for projects of this nature and
magnitude. No warranty, express or implied, exists on the information presented in this report. By
utilizing the design recommendations within this report, the addressee acknowledges and accepts the
risks and limitations of development at the site, as outlined within the report.

Sincerely,
PBS Engineering and Environmental

lexpRes 2 =y, 2 ¢ |

{ EXPIRES: //—V“Oﬁg

Mia Mahedy-Sexton, P.E. Rick Thrall, PE.
Project Engineer Senior Geotechnical Engineer
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EXPLANATION

Alluvium (Quaternary) — River and stream deposits of silt, sand. and gravel composed of mixed
lithologies; largely confined to Willamette River channel and valley bottoms of tributary streams;
may include local lacustrine, paludal, and eolian deposits

Catastrophic flood deposits (Pleistocene) — Boulders, gravels, sandy gravels. and sands con-
taining high percentages of Columbia River basalt clasts and representing high-energy, subfluvial
deposition during catastrophic floods caused by the repeated failure of the glacial ice dam that im-
pounded glacial Lake Missoula (sce Bretz and others, 1956: Baker and Nummedal, 1978; Waitt,
1985; Allen and others, 1986). Date of most recent catastrophic flood is estimated to be 15,500 to
13,000 years B.P. 1Muilineaux and others, 1978; Waitt, 1987). Within map area, flood sediments
are subdivided into three facies listed below

Fine-grained facies (Pleistocene) — Coarse sand to silt deposited by catastrophic loods. The
finer sediments are predominantly quartz and feldspar and also contain white mica. The coarser
sediments are predominantly Columbia River basalt fragments. Poorly defined beds of 1- to 3-ft
thickness are observed in outcrop, and complex layering is recorded in boreholes Soil
development commonly introduces significant clay into the upper 6:15 ft of the deposits. The
fine sediments are locally thick in the lower portions of the area and extend upslope as a mantle
to an elevation between 300 and 350 ft

Unnamed conglomerate (Pliocene to Pleistocene?) — Well-rounded pebbles and cobbles of
mainly andesite to dacite, with minor amounts of Columbia River basalt, in a poorly to moderately
indurated lithic sandstone to sandy siltstone matrix. Andesite and dacite clasts often have
weathering rinds, while Columbia River basalt clasts display little evidence of decomposition
Unit varies in thickness from <30 to »200 ft. Conglomerate of the same composition is exposed
within the adjacent Gladstone quadrangle and represents part of a thick (+400-ft) channel fill
Clast and matrix lithologies of this unit differ from that of the Troutdale Formation (see Tolan and
Beeson, 1984, Swanson, 1986) and probably represent deposits of Cascadian streams or an
ancestral Clackamas River during late Troutdale time. Trimble (1963} previously mapped this
unit as cither the “sandy phase of lacustrine deposits” (catastrophic flood deposits) or “Gresham
Formation™

Sentinel Bluffs unit (middle Miocene) — Within the map area. two flows that were
formerly designated as “-1 and -2 flows” of Beeson and Moran (1979 are present. Flows
typically display blocky to columnar jointing and rarely display an entablature/colonnade
jointing pattern. Fresh exposures are light to dark gray: weathered surfaces are greenish
gray to dark grav. The lower flow is typically fine- to medium-grained basalt and sparsely
plagioclase phyric. with small (<05 em) tabular plagioclase phenoerysts. The upper flow is
fine to medium grained, commonly diktytaxitic. and aphyric. Unit thickness ranges from 25
to 150 ft within the map arca. Sentinel Bluffs flows are distinguished from both younger
Frenchman Springs units and older Grande Ronde units on the basis of stratigraphic
position, composition (Table 11, lithology, and normal paleomagnetic polarity (see Reidel and
others, 1989; Beeson and others, 1989). Long and Duncan (1982} report a *Ar/™Ar date of
approximately 15.6 Ma for the youngest flows of this unit on the Columbia Plateau

Basalt of Ginkgo (middle Miocene) — Two flows are present within the map area, Flows
are commonly biocky to columnar jointed, often displaying well-formed prismatic colonnades
Fresh exposures are dark gray to black; weathered surfaces are commonly reddish brown to
gray. Both flows are typically medium-grained, plagioclase-microphyric basalt, with laths
0.1 em in size, and abundantly plagioclase phyric. with phenoerysts and glomerocrysts
ranging from 0.3 to 2 cm in size. The upper Ginkgo flow is commonly diktytaxitic. Thickness
of this unit varies from 50 to - 200 ft within the map area Ginkgo flows can be distinguished
from the plagioclase-phyric Sand Hollow flow on the combined basis of stratigraphic position,
composition (Table 11 and excursional paleomagnetic polarity (Beeson and others, 1985)
This unit commonly overlies a thin (commenly approximately 1-ft-thicki, discontinuous,
sedimentary interbed that ranges from fluvial arkesic. micaceous sandstone to paleosol. This
sediment is equivalent to the Vantage Member of the Ellensburg Formation {Swanson and
others, 1979; Beeson and others, 1985) and is not shown here as a separate map unit because
of its relative thinness

Winter Water unit (middle Miocene) — Within the map area, two flows that were formerly
designated as the “-3 flow” of Beeson and others (1975) or “N, low-MgO flows” of Beesan and
Moran (1979) are present. Winter Water flows display a wide range of jointing patterns, from
columnar to entablature/colonnade. Fresh exposures are dark gray to black; weathered
surfaces are greenish gray to grayish black. Both flows are typically glassy to fine grained
and phyric to abundantly phyric, with small (<0.3 em) plagioclase glomerocrysts that often
display a distinctive radial or spoke-shaped habit. Distribution of glomerocrysts is often
uneven and tends to be less abundant in the basal portion of the low. Unit thickness ranges
from 25 to 100 ft within the map area. Winter Water flows are distinguished from other
Grande Ronde units on the basis of lithology, composition (Table 1), stratigraphic position,
and normal palevmagnetic polarity (see Reidel and others, 1989: Beeson and others, 1989)

Umtanum unit (middle Miocene) — Within the map area, two flows that were formerly
designated as “N, low-MgO flows” of Beeson and Moran (1979) are present. Umtanum flows
commonly display entablature/colonnade jointing style. Fresh surfaces are dark gray to
black; weathered surfaces are gray green to dark gray. Flows are commonly glassy to very
fine grained and abundantly plagioclase microphyric, with small <0,2 cm) acicular
microphenocrysts. Umtanum flows are known to interfinger with Ortley flows on the
Columbia Plateau (Reidel and others, 1989) but can be distinguished from Ortley flows on
the basis of higher Ti0, concentrations (Table 1) and the presence of abundant plagioclase
microphenacrysts
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TABLE 1: Soil Classification Criteria and Terminology

Classification of Terms and Content

USC Grain Size

NAME - MINOR Constituents (12-50%) MAJOR Constituents (>50%)

Slightly (5-12%)

Relative Density or Consistency

Color
Moisture Content

Plasticity

Trace Constituents (0-5%)

Other: Grain Shape, Approximate Gradation, Organics, Cement, Structure, Odor. ..

Geologic Name or Formation: (Fill, Willamette Silt, Till, Alluvium...)

Fines <#200 (.075mm)
Sand Fine #200 - #40 (.425mm)
Medium #40 - £10 (2.0mm)
Coarse #10 - #4 (4.75mm)
Gravel Fine #4 - .75 inch
Coarse .75 inch - 3 inches
Cobbles 3 to 12 inches; scattered <15% est.,
numerous >15% est.
Boulders >12 inches

Relative Density or Relative Consistency (after Terzaghi and Peck, 1967)

Granular Materials Fine-Grained (cohesive) Materials
SPT Relative SPT Relative Torvane (tsf) Pocket Pen. (tsf)
Blows/ft Density Blows/ft  Consistency Shear Strength  Unconfined Manual Penetration Test
0-4 Very Loose <2 Very Soft <0.13 <0.25 Easy several inches by fist
4-10 Loose 2-4 Soft 0.13-0.25 0.25-0.50 Easy several inches by thumb
10-30 Medium Dense 4-8 Medium Stiff 0.25-0.50 0.50 - 1.00 Moderate several mches by thumb
30-50 Dense 8§-15 Stift 0.50-1.00 1.00 - 2.00 Readily indented by thumb
=50 Very Dense 15-30 Very Stiff 1.00 - 2.00 2.00 - 4.00 Readily indented by thumbnail
=30 Hard >2.00 >4.00 Difficult by thumbnail
Moisture Content Structure
Dry: Absence of moisture, dusty, dry to the touch
Damp: Some moisture but leaves no moisture on hand Stratified: Alternating layers of material or color >6mm
Moist: Leaves moisture on hand Laminated: Alternating layers <6mm thick
Wet: Visible free water, from below water table Fissured: Breaks along definite fracture planes
Plasticity Dry Strength Dilatancy Toughness Slickensided: Striated, polished, or glossy fracture planes
ML Mon—Med | Noneto Low Slow to Rapid Low, can’t roll Blocky: Cohcsive soil that can be broken down into small angular lumps
Which resist further breakdown
CL Low-Med | Medium to High None to Slow Medium Lenses: Has small pockets of different soils, note thickness
MH Med - High | Low to Medium None to Slow Low to Med. Homogeneous: Same color and appearance throughout
CH Med - High | Highto V. High None High

Unified Soil Classification Chart (Visual-Manual Procedure); (Similar to ASTM Designation D2488)

Major Divisions Group Symbols Typical Names
Clean GW Well-graded gravels and gravel-sand mixtures, little or no fines
Gravels: 50% or - : =
. ; Gravels GP Poorly graded gravels and gravel-sand mixtures, little or no fines
Coarse-Grained more retained on - s 2 G
Soils: halle 4.sisve Gravels with GM Silty gravels, gravel-sand-silt mixtures
) aLs: = ' Fines GC Clayey gravels, gravel-sand-clay mixtures
More than 50% i
. Clean SW Well-graded sands and gravelly sands, little or no fines
Retained on Sands: more than i i
. £ : Sands SP Poorly graded sands and gravelly sands, little or no fines
No. 200 sieve 50% passing the - : Crv—
Mo disiays Sands with SM Silty sands, sand-silt mixtures
Fines SC Clayey sands, sand-clay mixtures
FiieGainiail Silt and Clays ML Inorganfc silts, rock flour, ck?ycy silts - :
Soils: F PlastEy Fias L. Inorganic clay of low to medium plasticity, gravelly clays, sandy clays, lean clays
" Sy : OL Organic silts and organic silty clays of low plasticity
50% or more = =
. MH Inorganic silts, clayey silts
passes Siitand Clays CH Inorganic clays of high plasticity, fat cl
No. 200 sieve High Plasticity Fines ROTEANIC c1ayS O TEh plasticity, 1t cfays
OH Organic clays of medium to high plasticity
Highly Organic Soils PT Peat, muck, and other highly organic soils
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Client: Land Finding LLC Date Started: 8/3/2006
Project: Mapleton Partition Date Completed: 8/3/2006
Location: SW Mapleton Dr & Mapleton Ct, West | Logged By: P. Hughes

Contractor: Ron Saling

Excavator Type/Size: Spider Hoe

Linn, Oregon

Test Pit Location: West center of Parcel 3
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Client: Land Finding LLC
Project: Mapleton Partition
Location: SW Mapleton Dr & Mapleton Ct, West

Date Started: 8/3/2006
Date Completed: 8/3/2006
Logged By: P. Hughes

Contractor: Ron Saling

Excavator Type/Size: Spider Hoe

PBS GEOTECH TEST PIT LOG TEST PIT LOGS.GPJ PBS TEST PIT LOG.GDT 8/18/06

Linn, Oregon
Test Pit Location: Southeast corner of Parcel 3
Moisture
Depth . Elev. B LE B ¢
L Material ipti S | % Fi emarks
s og aterial Description Depth amples ! A F$”95 .‘
S 0 50 100
=L Soft, brown, SILT, dry, low plasticity, blocky 0.0 &k : :
Trrm~Jepsol) Z 05
_W Very stiff, brown, SILT; damp, low plasticity, ’
homogeneous with trace mica (Missoula Flood
Deposits, fine grained facies)
1 Becomes clayey SILT and moist
5 :
E B : [ ]
ecomes sandy SILT @E :
| V2
10 ;
- B . % .
ecomes stiff @ 7
v I
13 Total depth 15.0 feet 15.0° :
20 0 50 100
———— Engineering and Environmental :
1310 Main Street TeSt P It TP 2
Vancouver, Washington 98660
ph: 360.690.4331 _
fax: 360.696.9064 Project Number: 72307.000 Page 1of 1




Client: Land Finding LLC
Project: Mapleton Partition
Location: SW Mapleton Dr & Mapleton Ct, West

Date Started: 8/3/2006
Date Completed: 8/3/2006
Logged By: P. Hughes

Contractor: Ron Saling

Excavator Type/Size: Spider Hoe

Linn, Oregon

Test Pit Location: West center of Parcel 2

PBS GEOTECH TEST PIT LOG TEST PIT LOGS GPJ PBS TEST PIT LOG.GDT 8/18/06

Moisture
Depth Elev. °®
Feet Log Material Description Depth Samples F’:L % F&nes L}L Remarks
_— 0 50 100
‘L* 3 Soft, brown, SILT; low plasticity, blocky (Topsail) 0.0 Do : .
Hard, brown, SILT; damp, low plasticity, 05 E
. homogeneous with trace of mica (Missoula Flood : i
Deposits, fine grained facies)
Becomes very stiff @ -
5 :
i @ .
] Becomes sandy SILT -
| i
10+
H Becomes stiff and moist :
om
Total depth 12.0 feet 12.0
15
20 0 50 S 100
——— Engineering and Environmental '
—————— 1310 Main Street TeSt Plt TP 3
Vancouver, Washington 98660
ph: 360.690.4331 _
fax: 360.696.9064 Project Number: 72307.000 Page 1of 1




PBS GEOTECH TEST PIT LOG TEST PIT LOGS.GPJ PBS TEST PIT LOG.GDT B/18/06

Client: Land Finding LLC
Project: Mapleton Partition
Location: SW Mapleton Dr & Mapleton Ct, West

Date Started: 8/3/2006
Date Completed: 8/3/2006
Logged By: P. Hughes

Contractor: Ron Saling
Excavator Type/Size: Spider Hoe

Linn, Oregon

Test Pit Location: Narth center of Parcel 1

Moisture
Depth M Sl | PL ® LL Remark
L aterial Description Samples % Fi emarks
Feet e R Depth Amp — i Fg]es i
R 0 50 100
_f‘ * 2 Soft, brown, SILT; fow plasticity, blocky (Topsoil) 0.0 R £ 7 8
[ TI T Very stiff, brown, SILT; damp, low plasticity, | 05 :
b homogeneous with trace of mica (Missoula Flood :
Deposits, fine grained facies)
T : At 2.0 feet bgs hit
concrete pipe drain
fl Becomes sandy SILT EE b
i Hard
57 Becomes moist and very stiff
‘ [
‘ Vi
10 Becomes stiff :
[V
Total depth 12.0 feet 12.0° :
15
20 0 550 100
——— Engineering and Environmental -
—————— 1310 Main Street TeSt Plt TP 4
Vancouver, Washington 98660
ph: 360.690.4331 ]
fax: 360.696.9064 Project Number: 72307.000 Page 1 of 1




APPENDIX D - LABORATORY REPORTS




/ 7408 SW Tech Center Dr. Ste. 145
/‘ Fuse Tigard, OR 97223
oo Ph: 503-443-3799 Fax: 503-620-2748

ons
TESTING, I¥C.

PBS Engineering & Environmental
Mia Mahedy-Sexton

1310 Main Strest

Vancouver, WA 98660

LABORATORY REPORT
Soil Report
Project: MAPLETON PARTITION (72307) Date of report: 8/16/2006
Sontractor:  PBS Job No: 06-1038
‘ype/Use of Aggregate: PO No: Lab No: 2523
Sample Source/Location: SITE Authorized By: Client Date: 8/8/2006
Reference: Sampled By: Client Date:
ypecial Instructions: Submitted By: Client Date: 8/8/2006
|
TEST RESULTS
EVEANALYSIS  [] ASTMCI38 [T]  AASHTOTZ] PHYSICAL PROPERTIES TESTRESULTS' ([ SPEGIRICATIONS
1
I SIEVE SIZE % PASSING | SPECIFICATIONS warer conteNt L) aasrroTzss L astmozers
AS RECEIVED|
1 172 (37.5mm) % WATER 246
ik (250mm) [ seeciriceraviry | | aaswioTioe [ | asTMo8s
I ¥4 (19.0mm) 5F. GR. Al 20d
12 (12.5mm) Minimum Resistivity U AASHTO 1288 L_] ASTM G57
8 (9.5mm) OHM-CC
174 (6.3mm)
I'No. 4 (4.75mm) 100 PH AASHTO T267 P
8 (2.36mm) 100
10 (2.00mm) 100 LABORATORY TEST DRY DENSITY OPTIMUM
16 (1.78mm) a9 MAXZAUM DENSITY METHOD (peh) MOISTURE (%)
30 {600um) 99 D AASHTO T99 D ASTM D638
40 {425um) ag [ ] asswro a0 [ asmmosss
| 50{300um) as PERCENT OVERSIZE MATERIAL %
100 (150um) 95 ATTERBERG LIMITS [} aaswioTee-teo [] asmipeate TEST SPECS
200 (75um}) 85 LIQUID LIMIT 28
I D1140 - PLASTIC LIMIT 20
FINER THAN 75um PLASTIC INDEX 8
Additional Tests & Resulis SAND EQUIVALENT AASHTO TT 176 ASTM D2419
, 0 ] ] ]
SOIL GLASSIFICATION ~ AASHTOMia5 |
ORGANICS 1.3% [] assrmomus [} astmozaar TEST SPECS
i [GROUP SYMBOL [[] ASTMD2¢88 VISUAL { MANUAL A-4
E INAME SILTY SOIL
Lab tas! rusuils repariad harsin apply only o the samplo{s} specific to Lhe tsi(s) run. The above sarvice(s} and repor(s) wars
COMMENTS: parformed pursuant to the ferms and conditions of the contracl between ACS, Tasting, Inc. and the cliend ACS, Testing, Inc

warrants tha testing was performed under (he Standard of Ressonable Cars applicabis fo lesting faciies No other warranty,
guaranty, or rapresealation el Tassod or implied, is included or inlanded
Reviewed By: / 4 Date of Issuance:

Qur reports pertain to the erial tested or inspected cnly. Information contained herein is not to be reproduced
except in full, without pridr authorization from this office.
Zontol Decumenl: ACS 109§(2/9/03 R-1)
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