
Planning Commission

City of Oregon City

Meeting Agenda

625 Center Street

Oregon City, OR 97045

503-657-0891

Commission Chambers7:00 PMMonday, January 12, 2015

1. Call to Order

2. Public Comments

3. Public Hearing

3a. SP 14-16: Site Plan and Design Review, CD 14-01: Code Interpretation 

/ Similar Use Determination and US 14-05: Geologic Hazards Overlay 

District.  The applicant submitted a request to construct a specialty retail 

structure for Discount Tire (formally known as America's Tire) within the 

Mixed Use Downtown District at 2002 Washington Street (near the 

intersection of highway 213 and Prairie Schooner Way).  The application 

includes a Code Interpretation / Similar Use Determination to confirm 

the use is permitted as well as  Geologic Hazards Overlay District 

Review.
Commission Report

Staff Report

Exhibit 1: Vacinity Map

Exhibit 2: Application and Supplemental

Exhibit 2: Narriative

Exhibit 2: Plans

Exhibit 2: Neighborhood Association Notes and Sign In

Exhibit 2: Materials Board

Exhibit 2: Title Report

Exhibit 2: Pre-Application Conference Notes

Exhibit 2: Traffic Study

Exhibit 2: Stormwater Memo

Exhibit 2: Stormwater Calculations

Exhibit 2: Geotech Report

Exhibit 2: Old Application Information

Exhibit 3: Planning Staff Report SP 99-11R

Exhibit 4: Comments by John Replinger of Replinger and Associates

Attachments:

4. Communications
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January 12, 2015Planning Commission Meeting Agenda

5. Adjournment

_____________________________________________________________

Public Comments: The following guidelines are given for citizens presenting information or raising 

issues relevant to the City but not listed on the agenda.  

• Complete a Comment Card prior to the meeting and submit it to the staff member.

• When the Chair calls your name, proceed to the speaker table and state your name and city of 

residence into the microphone.

• Each speaker is given 3 minutes to speak. To assist in tracking your speaking time, refer to the 

timer at the dais.

• As a general practice, Oregon City Officers do not engage in discussion with those making 

comments.

 

Agenda Posted at City Hall, Pioneer Community Center, Library, and City Web 

site(oregon-city.legistar.com).

Video Streaming & Broadcasts: The meeting is streamed live on Oregon City’s Web site at 

www.orcity.org and is available on demand following the meeting. 

ADA:  City Hall is wheelchair accessible with entry ramps and handicapped parking located on the east 

side of the building. Hearing devices may be requested from the City staff member prior to the meeting. 

Disabled individuals requiring other assistance must make their request known 48 hours preceding the 

meeting by contacting the City Recorder’s Office at 503-657-0891.
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Staff Report

City of Oregon City 625 Center Street

Oregon City, OR 97045

503-657-0891

File Number: PC 14-143

Agenda Date: 1/12/2015  Status: Agenda Ready

To: Planning Commission Agenda #: 3a.

From: Planner Laura Terway File Type: Land Use Item

SUBJECT: 

SP 14-16: Site Plan and Design Review, CD 14-01: Code Interpretation / Similar Use 

Determination and US 14-05: Geologic Hazards Overlay District.  The applicant submitted a 

request to construct a specialty retail structure for Discount Tire (formally known as America's 

Tire) within the Mixed Use Downtown District at 2002 Washington Street (near the intersection 

of highway 213 and Prairie Schooner Way).  The application includes a Code Interpretation / 

Similar Use Determination to confirm the use is permitted as well as  Geologic Hazards 

Overlay District Review.

 

RECOMMENDED ACTION (Motion):

Staff recommends the Planning Commission accept all public testimony and approve Planning 

files SP 14-16, CD 14-01 and US 14-05.

BACKGROUND:

The first Planning Commission hearing on this matter was on December 8, 2014 where the 

applicant received a continuance to January 12, 2015.

BUDGET IMPACT:

Amount:

FY(s):       

Funding Source:      
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TYPE II LIMITED LAND USE RECOMMENDATION 

Staff Report and Recommended Conditions of Approval 
January 5, 2015 

 
FILE NO.:   SP 14-16: Site Plan and Design Review 

CD 14-01: Code Interpretation/Similar Use 
US 14-05: Geologic Hazards Overlay District 

     
OWNER:   Home Depot 

Jeff Hardman  
3800 W Chapman Avenue 
Orange, CA 92868 

 
APPLICANT:   America’s Tire (Discount Tire) 

Scott M. Fournier 
20225 N Scottsdale Road 
Scottsdale, AZ 85255 

 
REPRESENTATIVE:  AAI Engineering 

Craig Harris 
4875 SW Griffith Drive #300 
Beaverton, OR 97005 

 
REQUEST: The applicant submitted a Site Plan and Design Review, Code 

Interpretation/Similar Use and Geologic Hazards Overlay District 
application to construct a new structure within the Mixed Use 
Downtown District.   

 
LOCATION:   2002 Washington Street, Oregon City, OR 97045 

Clackamas County Map 2-2E-29, Tax Lot 906 
 
REVIEWER:   Laura Terway, AICP, Planner 
    Todd Martinez, P.E. 
   
RECOMMENDATION:  Approval with Conditions. 
 
Type III decisions involve the greatest amount of discretion and evaluation of subjective approval standards, yet 
are not required to be heard by the city commission, except upon appeal. Applications evaluated through this 
process include conditional use permits. The process for these land use decisions is controlled by ORS 197.763. 
Notice of the application and the planning commission hearing is published and mailed to the applicant, recognized 
neighborhood association and property owners within three hundred feet of the subject property. Notice must be 
issued at least twenty days pre-hearing, and the staff report must be available at least seven days pre-hearing. At 
the evidentiary hearing held before the planning commission, all issues are addressed. The decision of the planning 

221 Molalla Ave.  Suite 200   | Oregon City OR 97045  
Ph (503) 722-3789 | Fax (503) 722-3880 

Community Development – Planning 

Application Submitted: 9/14/2014 
Date Incomplete: 10/8/2014  
Date Complete: 10/27/2014 

1st Planning Commission Hearing: 12/8/2014 
120 Date: 4/24/2014 
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commission is appealable to the city commission within fourteen days of the issuance of the final decision.  The city 
commission hearing on appeal is on the record and no new evidence shall be allowed. Only those persons or a city-
recognized neighborhood association who have participated either orally or in writing have standing to appeal the 
decision of the planning commission.  Grounds for appeal are limited to those issues raised either orally or in 
writing before the close of the public record. A city-recognized neighborhood association requesting an appeal fee 
waiver pursuant to OCMC 17.50.290.C must officially approve the request through a vote of its general 
membership or board at a duly announced meeting prior to the filing of an appeal.  The city commission decision 
on appeal from the planning commission is the city's final decision and is appealable to the Land Use Board of 
Appeals (LUBA) within twenty-one days of when it becomes final. 
 
I. BACKGROUND 
 
A. Summary of Project. The applicant is seeking a Type III Site Plan and Design Review and Geologic 

Hazards approval as well as a Code Interpretation/Similar Use Determination to construct an 11,582 
square foot specialty retail tire store with an associated parking lot at 2002 Washington Street. The 
Code Interpretation/Similar Use Determination request will determine if the use is permitted within 
the “MUD” Mixed Use Downtown District (Exhibits 1 and 2). 

 
Figure 1: Map of Subject Site 

  
 

Figure 2: Existing Conditions 
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Figure 3: Proposed Development 

 
 Figure 4: Proposed Landscaping 
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Figure 5: Proposed Building Elevations 

 

 
Figure 6: Proposed Building Profile 
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B. Overlay District Zoning.  The subject site is within the geologic hazard overlay, natural resource 
overlay district overlay and the flood management overlay districts. 

C. Previous Approval.  The subject site received approval for the Home Depot and two building pads in 
1999 with file number SP 99-11.  The approval was subsequently revised under file SP 99-11R 
(Exhibit 3).  The revised site plan included an 117,064-square foot store; a 19,686-square foot 
garden center; two future building pads (pad “A” 15,000 square feet and pad “B” 5,000 square feet), 
and 615 parking spaces to accommodate the proposed Home Depot structure and future 
development on the two building pads.  The applicant has proposed to construct a retail building on 
building pad “A”.  

 
II. DECISION CRITERIA:  
The following sections of the Oregon City Municipal Code are applicable: 
 Chapter 12.04 – STREETS, SIDEWALKS AND PUBLIC PLACES 
 Chapter 12.08 – PUBLIC AND STREET TREES 
 Chapter 13.12 – STORMWATER MANAGEMENT 

Chapter 15.48 – GRADING, FILLING AND EXCAVATING 
Chapter 17.34 – MUD - MIXED-USE DOWNTOWN  

 Chapter 17.41 – TREE PROTECTION 
 Chapter 17.42- FLOOD MANAGEMENT OVERLAY DISTRICT 

Chapter 17.44- GEOLOGIC HAZARDS 
Chapter 17.49- NATURAL RESOURCE OVERLAY DISTRICT 
Chapter 17.50 - ADMINISTRATION AND PROCEDURES 

 Chapter 17.52 - OFF-STREET PARKING AND LOADING 
 Chapter 17.54 – SUPPLEMENTAL ZONING REGULATIONS AND EXCEPTIONS  
 Chapter 17.58 – LAWFUL NONCONFORMING USES, STRUCTURES AND LOTS 
 Chapter 17.62 - SITE PLAN AND DESIGN REVIEW 
 
III. SITE PLAN ANALYSIS AND FINDINGS: 
  
 CHAPTER 17.34 – MIXED USE DOWNTOWN DISTRICT 
 
17.34.020 Permitted uses. 
Finding: Complies as Proposed.  A Code Interpretation/Similar Use request was submitted to verify that 
the proposed use is permitted within the Mixed Use Downtown District.  The applicant has described 
the proposed use (Discount Tire, formally known as America’s Tires) as a specialty retail store that sells 
tires and wheels. As an ancillary service, customers may elect to have typical services associated with 
the product purchased onsite such as installation, rotation or balancing.  No other automotive services, 
such as repair or installation of brakes, transmission shocks or batteries, are performed.  The store 
maintains regular business hours Monday – Friday from 8 am – 6 pm, Saturday 8 am – 5 pm and closed 
on Sunday.  The store would receive two deliveries a week (occurring when the store is closed) and no 
outdoor storage would occur. 
 
Specialty stores are identified as a permitted use within the Mixed Use Downtown District in OCMC 
17.34.020.E.  The applicant has identified the proposed use as a specialty store for the following reasons 
(text in italics indicates the applicant’s statement): 

• First, America’s Tire (which does not provide automotive repair services) is a retail establishment.  
Although “specialty store” is not defined in the OCMC, a retail store is defined as “a business 
establishment where goods are sold in small quantities to the ultimate consumer.”  OCMC 
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17.04.1050.  America’s Tire sells generally not more than four tires at a time at retail prices; thus, 
it is properly understood as a retail use under the City’s definition.   
Independent support for characterizing the America’s Tire as a retail use is the North American  

Industry Classification System (NAICS), which is the standard used by the Federal 
statistical agencies in classifying business establishments for the purpose of collecting, analyzing, 
and publishing statistical data related to the US business economy.  NAICS code 441320, defines 
“Tire Dealers” as “establishments primarily engaged in retailing new and/or used tires and tubes 
or retailing new tires in combination with automotive repair services”.  Emphasis added.  The 
NAICS code recognizes that all tire dealers are retailers, but there are essentially two kinds of tire 
dealers -- ones like America’s Tire that are exclusively retail stores, and ones like Les Schwab that 
perform automotive repair services in addition to being a retail store.  Therefore, a tire dealer 
that does not perform general repairs, such as America’s Tire, qualifies as a retail trade use, both 
under the OCMC and the NAICS code.  

• Second, the specialty store category of retail use is reserved for types of retail not otherwise 
defined by the OCMC.  The MUD zone permits several specific types of uses—grocery stores, 
hardware and gift shops, bakeries, delicatessens, florists, and pharmacies—but does not include 
a definition of “specialty store,” and the term is not defined anywhere else in the OCMC.  
Therefore, the “specialty store” category includes retail uses not otherwise specified in the 
zoning code.  The OCMC does not specify a “tire store” as a permitted use in any zone, nor does it 
define the use.  As a tire store is not otherwise specified or defined in the OCMC, the most 
appropriate use designation for a tire store is the more generalized “specialty store” use.   
The Applicant recognizes that “motor vehicle and recreational vehicle repair/service” uses are 
prohibited in the MUD zone.  OCMC 17.34.040.  The code does not define this use category.  The 
NAICS provides guidance, and defines “General Automotive Repair as “…establishments primarily 
engaged in providing (1) a wide range of mechanical and electrical repair and maintenance 
services for automotive vehicles, such as passenger cars, trucks, and vans, and all trailers or (2) 
engine repair and replacement.”  NAICS 811111.  As noted above, America’s Tire does not 
engage in any mechanical, electrical or engine repair or replacement.  Its use is limited to selling 
tires and wheels, and the optional ancillary service of installing tires and wheels.  America’s Tire 
is not a motor vehicle repair/service use, and is therefore permitted in the MUD zone. 

• The proposed America’s Tire Store is consistent with the intent of the MUD Zone. 
The proposed America’s Tire is consistent with the development characteristics desired in the 
MUD zone.  Land uses in the MUD zone are characterized in OCMC 17.34.010 as follows:   

“[H]igh-volume establishments constructed at the human scale such as retail, 
service, office, multi-family residential, lodging or similar as defined by the 
community development director.  […] The design standards for this sub-district 
require a continuous storefront façade featuring streetscape amenities to 
enhance the active and attractive pedestrian environment.”  

In addition to being a permissible “specialty store” use in the MUD zone, the proposed America’s 
Tire store is consistent with the stated use and design objectives of the MUD zone.  The provision 
above, by noting that “land uses are characterized by high volume establishments…as defined by 
the community development director,” indicates that the uses permitted in the MUD zone are 
subject to interpretation.  An interpretation that a tire store use is a permitted retail use in the 
MUD zone is consistent with the City’s characterization of the MUD zone for the following 
reasons. 

The proposed America’s Tire store is consistent with the urban design objectives for the 
MUD zone.  Although the Site is not located within the Downtown Design District, the proposed 
America’s Tire store is designed to convey a sense of pedestrian scale, street engagement, and 
multi-story appearance.  As demonstrated by the included building elevations (Sheets A.2 and 
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A.4), the storefront will be pedestrian-friendly and function as a retail product display area, 
consistent with the design objectives of the MUD zone.  The product display area includes several 
customer amenities and the gracious building façade is a two story design, with large expanses 
of windows and generous landscaping.  It is therefore consistent with the design objectives for 
the portions of the MUD zone located outside of the Downtown Design District.   

• Additionally, the proposed America’s Tire store will be consistent in terms of scale and use 
intensity with other nearby uses and development.  An America’s Tire store is complementary to, 
and supportive of, the established uses in the vicinity, including the nearby Home Depot, Metro 
transfer station, and gas station.   

 
The primary use of the site is retail sales.  Motor vehicle and recreational vehicle repair, sales and 
incidental service is prohibited in OCMC 17.34.040.E and F.  The proposed retail sales of tires and the 
ancillary service of installing the tires is not considered motor vehicle and recreational vehicle repair, 
sales and incidental service.  The proposed use: 

• Is similar in impacts as other retail specialty stores (business hours, no indoor or outdoor 
automobile storage),  

• Does not include working on the engine or body of the automobile,  
• Includes a relatively short length of time the car is being worked on, and  
• A relatively small portion of the structure is dedicated to installation of the retail product.  

Lastly, the design of the structure complies with the design standards for retail structures and may be 
transitioned to another permitted use in the future.   
 
Staff concurs with the applicant’s statement and that the applicant has proposed a permitted specialty 
retail use and ancillary related installation.   
 
17.34.030 Conditional uses. 
Finding: Not Applicable. A Code Interpretation/Similar Use request was submitted to verify that the 
proposed use is permitted within the Mixed Use Downtown District.  Please refer to the analysis in 
chapter 17.34.020. 
 
17.34.040 Prohibited uses in the Mixed Use Downtown District. 
Finding: Not Applicable. A Code Interpretation/Similar Use request was submitted to verify that the 
proposed use is permitted within the Mixed Use Downtown District.  Please refer to the analysis in 
chapter 17.34.020. 
 
17.34.060  Mixed-use downtown dimensional standards—For properties located outside of the 
downtown design district. 
Finding: Applicable. The site is not within the downtown design district. 
 
17.34.060.A.  Minimum lot area: None. 
Finding: Complies as Proposed.  The applicant did not propose to alter the boundaries of the existing 
lot.  The proposed development will occur within a lease area of a larger lot. 
 
17.34.060.B. Minimum floor area ratio: 0.30. 
Finding: Complies as Proposed.  The proposed development would consist of an 11,582 square foot 
building within a 35,911 square foot lease area. The structure will have a FAR of approximately 0.323 
(11,582/35,911=0.323), in excess of the minimum requirement. 
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17.34.060.C. Minimum building height: Twenty-five feet or two stories except for accessory structures or 
buildings under one thousand square feet. 
Finding: Complies as Proposed.  The proposed building height is a two-story structure with attic space 
and second story windows as indicated on the submitted floor plans.  A majority of the structure is 26 
feet in height to the top of the parapet while a portion of the structure extends up to 35 feet in height.  
 
17.34.060.D. Maximum building height: Seventy-five feet, except for the following locations where the 
maximum building height shall be forty-five feet: 

1. Properties between Main Street and McLoughlin Boulevard and 11th and 16th streets; 
2. Property within five hundred feet of the End of the Oregon Trail Center property; and 
3. Property within one hundred feet of single-family detached or detached units. 

Finding: Complies as Proposed.  The proposed building height is a two-story structure.  A majority of the 
structure is 26 feet in height to the top of the parapet while a portion of the structure extends up to 35 
feet in height.  
 
17.34.060.E. Minimum required setbacks, if not abutting a residential zone: None. 
Finding: Complies as Proposed.  The site does not abut a residential zone.  
 
17.34.060.F. Minimum required interior side yard and rear yard setback if abutting a residential zone: 
Fifteen feet, plus one additional foot in yard setback for every two feet in height over thirty-five feet. 
Finding: Not Applicable.  The site does not abut a residential zone and thus no minimum setbacks are 
required.   
 
17.34.060.G. Maximum Allowed Setbacks 
1. Front yard: Twenty feet provided the site plan and design review requirements of Section 17.62.055 
are met. 
2. Interior side yard: No maximum. 
3. Corner side yard abutting street: Twenty feet provided the site plan and design review requirements of 
Section 17.62.055 are met. 
4. Rear yard: No maximum. 
5. Rear yard abutting street: Twenty feet provided the site plan and design review requirements of 
Section 17.62.055 are met. 
Finding: Complies as Proposed.  See also findings under OCMC 17.62.055. The subject site consists of a 
lease area at the corner of Prairie Schooner Way and Highway 213 within a much larger lot.  Due to the 
configuration of the site and the location of the lease area, the applicant shall comply with the 
maximum setbacks for the front yard setbacks as well as the corner yard setback.  Per OCMC 
17.62.055.C.5 and OCMC 17.62.055.D.1, the proposed structure is required to be a maximum of 5 feet 
from the Prairie Schooner Way/Washington Street frontage as well as the Highway 213 frontage, unless 
a larger setback is approved in OCMC 17.62.055.  The applicant proposed mitigation in the form of 
pedestrian site amenities under OCMC 17.62.055.D to allow the structure to be placed further from the 
property line. 
 
17.34.060.H. Maximum site coverage including the building and parking lot: Ninety percent. 
Finding: Complies as Proposed.  The applicant indicated that 30,263 square feet or 64 percent of the 
35,911 lease area would be covered with the building and associated parking lot.  
 
17.34.060.I. Minimum landscape requirement (including parking lot): Ten percent. 
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Finding: Complies as Proposed.  The development proposal includes installation of 15.7% landscaping 
consisting of 5,648 square feet of landscaping within the 35,911 square foot lease area 
(5,648/35,911=0.157), exceeding the minimum requirement.   
 
CHAPTER 17.62 - SITE PLAN AND DESIGN REVIEW 
 
17.62.015 Modifications That Will Better Meet Design Review Requirements. 
The review body may consider modification of site-related development standards. These modifications 
are done as part of design review and are not required to go through the Variance process pursuant to 
section 17.60.020. Adjustments to use-related development standards (such as floor area ratios, 
intensity of use, size of the use, number of units, or concentration of uses) are required to go through the 
Variance process pursuant to section 17.60.020. Modifications that are denied through design review 
may be requested as Variance through the Variance process pursuant to section 17.60.020. The review 
body may approve requested modifications if it finds that the applicant has shown that the following 
approval criteria are met: 
A. The modification will result in a development that better meets design guidelines; and 
B. The modification meets the intent of the standard. On balance, the proposal will be consistent with the 
purpose of the standard for which a modification is requested. 
Finding: Complies as Proposed. The subject site is located at the corner of Prairie Schooner Way and 
Highway 213.  OCMC 17.62.055.D.3 requires the primary entranceway face the major street, which is 
Highway 213.  The purpose of the criteria is to create a pedestrian oriented environment by allowing 
easy access from locations where pedestrians are likely to be walking from and to create an 
environment where the buildings are more inviting along major roadways.  The applicant has proposed 
to place the primary entranceway on the northern façade of the structure facing Prairie Schooner Way.  
The topography adjacent to Prairie Schooner Way is much flatter than that of Highway 213, making the 
site more visibly accessible.  In addition the Prairie Schooner Way frontage is designed with sidewalks 
and landscaping to accommodate pedestrians, a design which Highway 213 is not anticipated to have.  
The modification will create an environment which is consistent with the purpose of the standard. 
 
17.62.030 When Required.  
Site plan and design review shall be required for all development of real property in all zones except the 
R-10, R-8, R-6, R-5 and R-3.5 zoning districts, unless otherwise provided for by this title or as a condition 
of approval of a permit. Site plan and design review shall also apply to all conditional uses, cottage 
housing development, multi-family and non-residential uses in all zones. No building permit or other 
permit authorization for development shall be issued prior to site plan and design review approval. 
Parking lots and parking areas accessory to uses regulated by this chapter also shall require site plan and 
design review approval. Site plan and design review shall not alter the type and category of uses 
permitted in zoning districts.  
Finding: Applicable.  The applicant proposed to construct a specialty retail building and an associated 
parking lot.  The development is subject to compliance with Site Plan and Design Review.  
 
17.62.035 Minor Site Plan and Design Review.  
Finding: Not Applicable.  A new structure and associated parking lot exceed the threshold for Minor Site 
Plan and Design Review.  
 
17.62.040 Plans Required.  
Finding: Complies as Proposed.  The application was reviewed and determined to be complete. 
 
17.62.050 Standards.  
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A. All development shall comply with the following standards: 
 
17.62.050.A.1. Landscaping, A minimum of fifteen percent of the lot shall be landscaped. Existing native 
vegetation shall be retained to the maximum extent practicable. All plants listed on the Oregon City 
Nuisance Plant List shall be removed from the site prior to issuance of a final occupancy permit for the 
building.  
Finding: Complies as Proposed.  The development proposal includes installation of 15.7% landscaping 
consisting of 5,648 square feet of landscaping within the 35,911 square foot lease area 
(5,648/35,911=0.157), exceeding the minimum requirement.  The applicant indicated that there is no 
nuisance vegetation on the lease area. 
  
17.62.050.A.1.a. Except as allowed elsewhere in the zoning and land division Chapters of this Code, all 
areas to be credited towards landscaping must be installed with right-of-way plant materials. A 
reduction of up to twenty-five percent of the overall required landscaping may be approved by the 
community development director if the same or greater amount of pervious material is incorporated in 
the non-parking lot portion of the site plan (pervious material within parking lots are regulated in OCMC 
17.52.070).  
Finding: Not Applicable.  The applicant did not request this reduction. 
 
17.62.050.A.1.b. Pursuant to Chapter 17.49, landscaping requirements within the Natural Resource 
Overlay District, other than landscaping required for parking lots, may be met by preserving, restoring 
and permanently protecting native vegetation and habitat on development sites.  
Finding: Please refer to the analysis in chapter 17.49 of this report. 
 
17.62.050.A.1.c. The landscaping plan shall be prepared by a registered landscape architect and include 
a mix of vertical (trees and shrubs) and horizontal elements (grass, groundcover, etc.) that within three 
years will cover one hundred percent of the Landscape area. No mulch, bark chips, or similar materials 
shall be allowed at the time of landscape installation except under the canopy of shrubs and within two 
feet of the base of trees. The community development department shall maintain a list of trees, shrubs 
and vegetation acceptable for landscaping.  
Finding: Complies with Condition.  The applicant submitted a landscaping plan prepared by Michael 
O’Brien, registered landscape architect, which includes a variety of trees, shrubs and groundcover.  The 
applicant indicated that that within three years the landscaping will cover one hundred percent of the 
landscape area.   
 
The applicant did not identify that no mulch, bark chips, or similar materials shall be allowed at the time 
of landscape installation except under the canopy of shrubs and within two feet of the base of trees.  
Prior to issuance of a building permit associated with the proposed development the applicant shall 
submit documentation demonstrating that no mulch, bark chips, or similar materials shall be allowed at 
the time of landscape installation except under the canopy of shrubs and within two feet of the base of 
trees.  Staff determined that it is likely and reasonable that the applicant can meet this standard 
through Condition of Approval 19. 
 
17.62.050.A.1.d. For properties within the Downtown Design District, or for major remodeling in all 
zones subject to this Chapter, landscaping shall be required to the extent practicable up to the ten 
percent requirement.  
Finding: Not Applicable.  The site is not within the Downtown Design District. 
 
17.62.050.A.1.e. Landscaping shall be visible from public thoroughfares to the extent practicable. 
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Finding: Complies as Proposed.  The proposed landscaping is located adjacent to or visible from the 
right-of-way.  
 
17.62.050.A.1.f. Interior parking lot landscaping shall not be counted toward the fifteen percent 
minimum, unless otherwise permitted by the dimensional standards of the underlying zone district.  
Finding: Not Applicable.  Per 17.34.060.I parking lot landscaping may be counted in the landscaping 
percentage. 
 
17.62.050.A.2. Vehicular Access and Connectivity 
17.62.050.A.2.a Parking areas shall be located behind buildings, below buildings, or on one or both sides 
of buildings. 
Finding: Complies as Proposed.  The parking lot is located behind the most architecturally significant 
façade of the structure (west facade) and adjacent to or behind the main entranceway (northern 
façade). 
 
17.62.050.A.2.b Ingress and egress locations on thoroughfares shall be located in the interest of public 
safety. Access for emergency services (fire and police) shall be provided. 
Finding: Not Applicable.  The applicant has not proposed to alter the ingress egress to the public right-
of-way.  The proposed development will be accessible through an existing parking lot. 
 
17.62.050.A.2.c Alleys or vehicular access easements shall be provided in the following Districts: R-2, 
MUC-1, MUC-2, MUD and NC zones unless other permanent provisions for access to off-street parking 
and loading facilities are approved by the decision-maker. The corners of alley intersections shall have a 
radius of not less than ten feet.  
Finding: Complies with Condition.  The subject site is constrained by ODOT right-of-way of Highway 213, 
Prairie Schooner Way and the adjacent existing development. Adequate permanent provisions for 
access to off-street parking are already constructed. Due to the configuration and existing development 
on the site, an alley is not required. 
 
The proposed development is proposed within a lease area of a larger property and vehicular access to 
the site is obtained thought the larger site.  Prior to issuance of the certificate of occupancy associated 
with the proposed development the applicant shall submit a copy of a recorded public access and utility 
easement for the 80-foot section extending along the western portion of the property which is 
constructed with a street section, planter strip, sidewalk and utility strip.  Staff has determined it is 
possible, likely and reasonable the applicant can meet this standard by complying with Conditions of 
Approval 19. 

 
17.62.050.A.2.d Sites abutting an alley shall be required to gain vehicular access from the alley unless 
deemed impracticable by the Community Development Director.  
Finding: Not Applicable.  The subject site does not abut an alley. 
 
17.62.050.A.2.e Where no alley access is available, the development shall be configured to allow only 
one driveway per frontage. On corner lots, the driveway(s) shall be located off of the side street (unless 
the side street is an arterial) and away from the street intersection. Shared driveways shall be required as 
needed to accomplish the requirements of this section. The location and design of pedestrian access from 
the sidewalk shall be emphasized so as to be clearly visible and distinguishable from the vehicular access 
to the site. Special landscaping, paving, lighting, and architectural treatments may be required to 
accomplish this requirement  
Finding: Not Applicable.  The proposed development will be accessed through an existing parking lot.  
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No new driveways are proposed or required. 
 
17.62.050.A.2.f Driveways that are at least 24 feet wide shall align with existing or planned streets on 
adjacent sites. 
Finding: Not Applicable.  The proposed development will be accessed through an existing parking lot.  
No new driveways are proposed or required. 
 
17.62.050.A.2.g Development shall be required to provide existing or future connections to adjacent sites 
through the use of a vehicular and pedestrian access easements where applicable.  Such easements shall 
be required in addition to applicable street dedications as required in Chapter 12.04.  
Finding: Complies with Condition.  The proposed development is proposed within a lease area of a 
larger property.  The larger property was partially developed and the lease area was created with 
Planning file SP 99-11R.  Vehicular access to the lease area may only occur by traveling through the 
larger site.   
 
When the larger site was developed with the Home Depot and the lease area was created, an 80-foot 
wide public access and utility easement and associated improvements were required along the west 
property line of the larger site in order to comply with the Transportation System Plan and provide 
access through the larger subject site to the adjoining property.  Though the associated improvements 
were completed, staff could not verify that the easement was recorded.  The need for the connection 
and the designation of the road within the Transportation System Plan remains.  Due to the nature of 
the site on a landfill, an easement is required rather than dedication of public right-of-way.  Prior to 
issuance of the certificate of occupancy associated with the proposed development the applicant shall 
submit a copy of a recorded public access and utility easement for the 80-foot section extending along 
the western portion of the property which is constructed with a street section, planter strip, sidewalk 
and utility strip.  Staff has determined it is possible, likely and reasonable the applicant can meet this 
standard by complying with Condition of Approval 20. 
 
17.62.050.A.2.h Vehicle and pedestrian access easements may serve in lieu of streets when approved by 
the decision maker only where dedication of a street is deemed impracticable by the city.  
Finding: Please refer to the analysis in 17.62.050.A.2.g. 
 
17.62.050.A.2.i  Vehicular and pedestrian easements shall allow for public access and shall comply with 
all applicable pedestrian access requirements. 
Finding: Please refer to the analysis in 17.62.050.A.2.g. 
 
17.62.050.A.2.j  In the case of dead-end stub streets that will connect to streets on adjacent sites in the 
future, notification that the street is planned for future extension shall be posted on the stub street until 
the street is extended and shall inform the public that the dead-end street may be extended in the future.  
Finding: Not Applicable.  The development proposal does not include and is not required to have any 
new streets onsite. 
 
17.62.050.A.2.k Parcels larger than three acres shall provide streets as required in Chapter 12.04. The 
streets shall connect with existing or planned streets adjacent to the site. 
Finding: Please refer to the analysis in 17.62.050.A.2.g.  
 
17.62.050.A.2.l Parking garage entries shall not dominate the streetscape. They shall be designed and 
situated to be ancillary to the use and architecture of the ground floor. This standard applies to both 
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public garages and any individual private garages, whether they front on a street or private interior 
access road. 
Finding: Not Applicable.  The proposed development does not include a parking garage.  
 
17.62.050.A.2.m Buildings containing above-grade structured parking shall screen such parking areas 
with landscaping or landscaped berms, or incorporate contextual architectural elements that 
complement adjacent buildings or buildings in the area. Upper level parking garages shall use 
articulation or fenestration treatments that break up the massing of the garage and/or add visual 
interest. 
Finding: Not Applicable.  The proposed development does not include an above ground parking garage.  
 
17.62.050.A.3. Building structures shall be complimentary to the surrounding area. All exterior surfaces 
shall present a finished appearance. All sides of the building shall include materials and design 
characteristics consistent with those on the front. Use of inferior or lesser quality materials for side or 
rear facades or decking shall be prohibited. 
a. Alterations, additions and new construction located within the McLoughlin Conservation District, 
Canemah National Register District, and the Downtown Design District and when abutting a designated 
Historic Landmark shall utilize materials and a design that incorporates the architecture of the subject 
building as well as the surrounding district or abutting Historic Landmark. Historic materials such as 
doors, windows and siding shall be retained or replaced with in kind materials unless the Community 
Development Director determines that the materials cannot be retained and the new design and 
materials are compatible with the subject building, and District or Landmark. The Community 
Development Director may utilize the Historic Review Board’s Guidelines for New Constriction (2006) to 
develop findings to show compliance with this section.  
b. In historic areas and where development could have a significant visual impact, the review authority 
may request the advisory opinions of appropriate experts designated by the Community Development 
Director from the design fields of architecture, landscaping and urban planning. The applicant shall pay 
the costs associated with obtaining such independent professional advice; provided, however, that the 
review authority shall seek to minimize those costs to the extent practicable. 
Finding: Complies as Proposed.  The applicant proposed to construct a building which, with the 
attached conditions of approval, will comply with the design and building material standards for 
commercial and retail buildings in Oregon City. 
 
17.62.050.A.4. Grading shall be in accordance with the requirements of Chapter 15.48 and the public 
works stormwater and grading design standards. 
Finding: Please refer to the analysis within this report.   
 
17.62.050.A.5. Development subject to the requirements of the Geologic Hazard Overlay district shall 
comply with the requirements of that district.  
Finding: Please refer to the analysis in Chapter 17.44 of this report.  
 
17.62.050.A.6. Drainage shall be provided in accordance with city’s drainage master plan, Chapter 13.12, 
and the public works stormwater and grading design standards. 
Finding: Please refer to the analysis in Chapter 13.12 of this report. 
 
17.62.050.A.7. Parking, including carpool, vanpool and bicycle parking, shall comply with city off-street 
parking standards, Chapter 17.52.  
Finding: Please refer to the analysis in Chapter 17.52 of this report. 
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17.62.050.A.8. Sidewalks and curbs shall be provided in accordance with the city’s transportation master 
plan and street design standards. Upon application, the Community Development Director may waive 
this requirement in whole or in part in those locations where there is no probable need, or comparable 
alternative location provisions for pedestrians are made. 
Finding: Please refer to the analysis in Chapter 12.04 of this report. 
 
17.62.050.A.9. A well-marked, continuous and protected on-site pedestrian circulation system meeting 
the following standards shall be provided: 
17.62.050.A.9.a Pathways between all building entrances and the street are required. Pathways 
between the street and buildings fronting on the street shall be direct. Exceptions may be allowed by the 
Director where steep slopes or protected natural resources prevent a direct connection or where an 
indirect route would enhance the design and/or use of a common open space. 
Finding: Complies as Proposed.  The proposed development includes construction of a sidewalk which 
connects to the main entrance of the Home Depot onsite as well as the adjacent Prairie Schooner Way. 
 
17.62.050.A.9.b The pedestrian circulation system shall connect all main entrances on the site. For 
buildings fronting on the street, the sidewalk may be used to meet this standard. Pedestrian connections 
to other areas of the site, such as parking areas, recreational areas, common outdoor areas, and any 
pedestrian amenities shall be required. 
Finding: Complies as Proposed.  The proposed development includes construction of a sidewalk which 
connects to the main entrance of the Home Depot onsite. 
 
17.62.050.A.9.c Elevated external stairways or walkways, that provide pedestrian access to multiple 
dwelling units located above the ground floor of any building are prohibited. The Community 
Development Director may allow exceptions for external stairways or walkways located in, or facing 
interior courtyard areas provided they do not compromise visual access from dwelling units into the 
courtyard. 
Finding: Not Applicable.  The applicant did not propose to install elevated external stairways. 
 
17.62.050.A.9.e The pedestrian circulation system shall connect the main entrances of adjacent buildings 
on the same site. 
Finding: Complies as Proposed.  The proposed development includes construction of a sidewalk which 
connects to the primary entrance of the proposed retail building with the main entrance of the Home 
Depot onsite. 
 
17.62.050.A.9.f The pedestrian circulation system shall connect the principal building entrance to those 
of buildings on adjacent commercial and residential sites where practicable. Walkway linkages to 
adjacent developments shall not be required within industrial developments or to industrial 
developments or to vacant industrially-zoned land. 
Finding: Please refer to the analysis in 17.62.050.A.2.g. 
 
17.62.050.A.9.g On-site pedestrian walkways shall be hard surfaced, well drained and at least five feet 
wide. Surface material shall contrast visually to adjoining surfaces. When bordering parking spaces other 
than spaces for parallel parking, pedestrian walkways shall be a minimum of seven feet in width unless 
curb stops are provided. When the pedestrian circulation system is parallel and adjacent to an auto 
travel lane, the walkway shall be raised or separated from the auto travel lane by a raised curb, bollards, 
landscaping or other physical barrier. If a raised walkway is used, the ends of the raised portions shall be 
equipped with curb ramps for each direction of travel. Pedestrian walkways that cross drive isles or other 
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vehicular circulation areas shall utilize a change in textual material or height to alert the driver of the 
pedestrian crossing area.  
Finding: Complies as Proposed.  The applicant propose to install walkways, approximately 7 feet in 
width which line the side of the parking lot and cross a drive aisle.  The sidewalk will be constructed of 
visually contrasting concrete and raised when adjacent to the parking lot.  When crossing the drive aisle, 
the pedestrian accessway is distinguishable with visually contrasting concrete . 
 
17.62.050.A.10. There shall be provided adequate means to ensure continued maintenance and 
necessary normal replacement of private common facilities and areas, drainage ditches, streets and 
other ways, structures, recreational facilities, landscaping, fill and excavation areas, screening and 
fencing, groundcover, garbage storage areas and other facilities not subject to periodic maintenance by 
the city or other public agency. 
Finding: Complies as Proposed.  The applicant indicated continued maintenance of the site. 
 
17.62.050.A.11. Site planning shall conform to the requirements of OCMC Chapter 17.41 Tree Protection 
Finding: Please refer to the analysis in Chapter 17.41 of this report. 
 
17.62.050.A.12. Development shall be planned, designed, constructed and maintained to protect water 
resources and habitat conservation areas in accordance with the requirements of the city’s Natural 
Resources Overlay District, Chapter 17.49, as applicable. 
Finding: Please refer to the analysis in Chapter 17.49 of the Oregon City Municipal Code. 
 
17.62.050.A.13. All development shall maintain continuous compliance with applicable federal, state, 
and city standards pertaining to air and water quality, odor, heat, glare, noise and vibrations, outdoor 
storage, radioactive materials, toxic or noxious matter, and electromagnetic interference. Prior to 
issuance of a building permit, the Community Development Director or building official may require 
submission of evidence demonstrating compliance with such standards and receipt of necessary permits. 
The review authority may regulate the hours of construction or operation to minimize adverse impacts 
on adjoining residences, businesses or neighborhoods. The emission of odorous gases or other matter in 
such quantity as to be readily detectable at any point beyond the property line of the use creating the 
odors or matter is prohibited. 
Finding: Complies with Condition.  The applicant indicated: 

America’s Tire only sell and service tires and wheels. They do not perform any mechanical work such as 
brakes, shocks or batteries which would impact the air and water quality, or produce odor, heat, glare, 
noise or vibrations. They do not handle any hazardous wastes such as oil or antifreeze. All of the work is 
performed within the building in a safe, clean environment. There is no outdoor storage. 

Prior to issuance of a building permit associated with the proposed development, the applicant shall 
submit documentation demonstrating that all development shall maintain continuous compliance with 
applicable federal, state, and city standards pertaining to air and water quality, odor, heat, glare, noise 
and vibrations, outdoor storage, radioactive materials, toxic or noxious matter, and electromagnetic 
interference. Prior to issuance of a building permit, the Community Development Director or building 
official may require submission of evidence demonstrating compliance with such standards and receipt 
of necessary permits. The review authority may regulate the hours of construction or operation to 
minimize adverse impacts on adjoining residences, businesses or neighborhoods. The emission of 
odorous gases or other matter in such quantity as to be readily detectable at any point beyond the 
property line of the use creating the odors or matter is prohibited. Staff determined that it is likely and 
reasonable that the applicant can meet this standard through Condition of Approval 23. 
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17.62.050.A.14. Adequate public water and sanitary sewer facilities sufficient to serve the proposed or 
permitted level of development shall be provided. The applicant shall demonstrate that adequate 
facilities and services are presently available or can be made available concurrent with development. 
Service providers shall be presumed correct in the evidence, which they submit. All facilities shall be 
designated to city standards as set out in the city’s facility master plans and public works design 
standards. A development may be required to modify or replace existing offsite systems if necessary to 
provide adequate public facilities. The city may require over sizing of facilities where necessary to meet 
standards in the city’s facility master plan or to allow for the orderly and efficient provision of public 
facilities and services. Where over sizing is required, the developer may request reimbursement from the 
city for over sizing based on the city’s reimbursement policy and fund availability, or provide for recovery 
of costs from intervening properties as they develop. 
Finding: Complies with Conditions. Please see the analysis below. 
 
Water 
An existing 10-inch and 12-inch water main is located in Washington St.  A 10-inch pipe enters the 
property at the intersections of the two driveways and Washington St and loops around the Home 
Depot building. The applicant has proposed connecting a new 6-inch fire service line to the existing 10 
inch service main loop.  The proposed connection is located near the northern edge of the existing 
parking lot within the Home Depot property lines. The existing 12-inch public water main and the exiting 
10-inch main will most likely provide adequate capacity for the proposed service.  The 6-inch fire service 
shall be constructed per City standards with backflow prevention assembly and vault. 
 
The applicant shall provide a domestic water service line and water meter to be located within the 
property line.  A backflow prevention assembly is required, complying with City standards. 
 
The applicant also proposed construction of a new private 4-inch fire department connection 
approximately 50-feet from an existing fire hydrant on the private side of the 6-inch fires service.  The 
applicant shall receive approval for the proposed project from the Clackamas County Fire District prior 
to construction plan approval associated with the proposed development. 
 
Sewer 
An existing public 8-inch sanitary sewer main is located in Washington St.  An existing 8-inch sanitary 
sewer main also extends into the property with an existing private 6-inch lateral branching from a 
manhole near the location of the proposed development.  The applicant proposed connecting a new 6-
inch sanitary sewer service to an existing cleanout located at the end of that 6-inch service lateral.  The 
existing 6-inch service lateral is located within the property line and just north of the existing parking lot.  
No pavement cuts within the right of way are required for the connection.  
 
The applicant shall provide a 6-inch sanitary sewer lateral. The connection shall be made at the end of 
the existing 6-inch sanitary sewer and is located entirely within the property lines. The applicant shall 
provide an oil-water separator at the sanitary sewer connection to the service area.  As the pipe will 
constructed over the landfill the design shall be submitted to the DEQ for review and approval prior to 
approval of the plans by the City. Since the proposed gravity sanitary sewer lateral is being constructed 
on a landfill site, differential settlement is expected.  The sanitary sewer lateral shall be ductile iron with 
locking joints.  The sanitary sewer lateral shall be video inspected each year to verify the pipe’s grade 
and integrity.  A copy of the tape shall be provided to the City for review, comment, and approval.   
 
The existing sanitary sewer system most likely has capacity for the proposed development.  No public 
sanitary sewer improvements are anticipated to be required. 
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The proposed onsite domestic water and fire services shall be adequately supported and restrained to 
accommodate installation in a landfill area where differential settlement is expected.   The fire service 
line shall be constructed of ductile iron with locking joints; all angles and fittings shall be mechanically 
restrained.  No thrust blocks will be allowed in the landfill area.  The water line design shall be part of 
the design package submitted to the DEQ for review with regards to the impacts to the landfill. Prior to 
the engineering construction plan approval, the applicant shall provide 15 feet wide easements for all 
public water and sanitary sewer infrastructure on the property. The easement areas shall include all 
public utility facilities that were constructed as part of the Home Depot development and the proposed 
public facilities that are proposed to be constructed as part of the applicant’s development on this 
property parcel. If the utility easements already exist, then the applicant shall provide copies of the 
recorded documents to the City.   
 
The applicant is responsible for this project’s compliance with Engineering Policy 00-01.  The policy 
pertains to any land use decision requiring the applicant to provide any public improvements and 
includes a requirement to attend a pre-design meeting with the City. 
 
Prior to final plat approval, the applicant shall sign a Non-Remonstrance Agreement for the purpose of 
making sanitary sewer, storm sewer, water and/or street improvements in the future that benefit the 
Property and assessing the cost to benefited properties pursuant to the City’s capital improvement 
regulations in effect at the time of such improvement. Staff has determined it is possible, likely and 
reasonable the applicant can meet this standard by complying with conditions of approval 1, 2, 3, 4, 5, 
6, 7, 8, 9, 10 and 11.  
 
17.62.050.A.15. Adequate right-of-way and improvements to streets, pedestrian ways, bike routes and 
bikeways, and transit facilities shall be provided and be consistent with the city’s transportation master 
plan and design standards and this title. Consideration shall be given to the need for street widening and 
other improvements in the area of the proposed development impacted by traffic generated by the 
proposed development. This shall include, but not be limited to, improvements to the right-of-way, such 
as installation of lighting, signalization, turn lanes, median and parking strips, traffic islands, paving, 
curbs and gutters, sidewalks, bikeways, street drainage facilities and other facilities needed because of 
anticipated vehicular and pedestrian traffic generation. Compliance with 12.04 - Streets, Sidewalks and 
Public Places shall be sufficient to achieve right-of-way and improvement adequacy. 
Finding:  Compliance with this criteria is implemented within the standards in chapter 12.04 of the 
Oregon City Municipal Code. Please refer to the analysis in chapter 12.04 of this report. 
 
17.62.050.A.16. If a transit agency, upon review of an application for an industrial, institutional, retail or 
office development, recommends that a bus stop, bus turnout lane, bus shelter, accessible bus landing 
pad, lighting, or transit stop connection be constructed, or that an easement or dedication be provided 
for one of these uses, consistent with an agency adopted or approved plan at the time of development, 
the review authority shall require such improvement, using designs supportive of transit use. 
Improvements at a major transit stop may include intersection or mid-block traffic management 
improvements to allow for crossings at major transit stops, as identified in the Transportation System 
Plan. 
Finding: Not Applicable.  The development proposal was transmitted to Tri-Met whom did not provide a 
comment on the application.  No transit improvements are proposed or required from the City or Tri-
Met. 
 
17.62.050.A.17. All utility lines shall be placed underground. 
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Finding: Complies as Proposed. All new utilities will be placed underground. 
 
17.62.050.A.18. Access and facilities for physically handicapped people shall be incorporated into the site 
and building design consistent with applicable federal and state requirements, with particular attention 
to providing continuous, uninterrupted access routes. 
Finding: Complies with Condition.  The applicant indicated: 

Both the site and building have been designed to accommodate required handicap 
access. The project will provide ADA parking stalls with required ramps.  The sidewalk 
to the public right of way and around building is designed based on the current ADA 
requirements.   

The Building Division will review the proposal for compliance with applicable codes upon submission of a 
permit application.  Prior to initiating development onsite, the applicant shall receive issuance/approval 
for any necessary permits onsite by the Oregon City Building Division. Staff has determined it is 
possible, likely and reasonable the applicant can meet this standard by complying with Condition of 
Approval 13. 
 
17.62.050.A.19. For a residential development, site layout shall achieve at least eighty percent of the 
maximum density of the base zone for the net developable area. Net developable area excludes all areas 
for required right-of-way dedication, land protected from development through Natural Resource or 
Geologic Hazards protection, and required open space or park dedication. 
Finding: Not Applicable.  This project is not a residential development. 
 
17.62.050.A.20. Screening of Mechanical Equipment: 
a. Rooftop mechanical equipment, including HVAC equipment and utility equipment that serves the 
structure, shall be screened. Screening shall be accomplished through the use of parapet walls or a sight-
obscuring enclosure around the equipment constructed of one of the primary materials used on the 
primary facades of the structure, and that is an integral part of the building’s architectural design. The 
parapet or screen shall completely surround the rooftop mechanical equipment to an elevation equal to 
or greater than the highest portion of the rooftop mechanical equipment being screened. In the event 
such parapet wall does not fully screen all rooftop equipment, then the rooftop equipment shall be 
enclosed by a screen constructed of one of the primary materials used on the primary facade of the 
building so as to achieve complete screening.  
Finding: Complies as Proposed.  The applicant has proposed to install rooftop mechanical equipment 
which will be screened by parapets on the roof and landscaping on the ground. 
 
17.62.050.A.20.b Wall-mounted mechanical equipment shall not be placed on the front facade of a 
building or on a facade that faces a right-of-way. Wall-mounted mechanical equipment, including air 
conditioning or HVAC equipment and groups of multiple utility meters, that extends six inches or more 
from the outer building wall shall be screened from view from streets; from residential, public, and 
institutional properties; and from public areas of the site or adjacent sites through the use of (a) sight-
obscuring enclosures constructed of one of the primary materials used on the primary facade of the 
structure, (b) sight-obscuring fences, or (c) trees or shrubs that block at least 80 percent of the 
equipment from view or (d) painting the units to match the building. Wall-mounted mechanical 
equipment that extends six inches or less from the outer building wall shall be designed to blend in with 
the color and architectural design of the subject building. 
Finding: Not Applicable.  The applicant has not proposed to install wall mounted mechanical units. 
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17.62.050.A.20.c Ground-mounted above-grade mechanical equipment shall be screened by ornamental 
fences, screening enclosures, trees, or shrubs that block at least 80 percent of the view. Placement and 
type of screening shall be determined by the Community Development Director. 
Finding: Not Applicable.  The applicant has not proposed to install ground mounted mechanical units. 
 
17.62.050.A.20.d All mechanical equipment shall comply with the standards in this section. If mechanical 
equipment is installed outside of the Site Plan and Design Review process, planning staff shall review the 
plans to determine if additional screening is required. If the proposed screening meets this section, no 
additional Planning review is required. 
Finding: Not Applicable.  The applicant proposed to install the mechanical equipment within the Site 
Plan and Design Review process. 
 
17.62.050.A.20.e This section shall not apply to the installation of solar energy panels, photovoltaic 
equipment or wind power generating equipment. 
Finding: Not Applicable.  The applicant has not proposed to install solar energy panels, photovoltaic 
equipment or wind power generating equipment. 
 
17.62.050.A.21. Building Materials 
a. Preferred building materials. Building exteriors shall be constructed from high quality, durable 
materials. Preferred exterior building materials that reflect the City’s desired traditional character are as 
follows: 

i. Brick. 
ii. Basalt stone or basalt veneer 

iii. Narrow horizontal wood or composite siding (generally 5 inches wide or less); wider siding will be 
considered where there is a historic precedent. 

iv. Board and baton siding  
v. Other materials subject to approval by the Community Development Director.  

vi. Plywood with battens or fiber/composite panels with concealed fasteners and contagious aluminum 
sections at each joint that are either horizontally or vertically aligned.  

vii. Stucco shall be trimmed in wood, masonry, or other approved materials and shall be sheltered from 
extreme weather by roof overhangs or other methods. 

Finding: Complies as Proposed.  The applicant proposed to construct the building with split-faced CMU, 
brick veneer, and metal awnings.  All of the materials proposed comply with the list of appropriate 
building materials identified within this chapter.   
 
17.62.050.A.21.b Prohibited materials. The following materials shall be prohibited in visible locations 
unless an exception is granted by the Community Development Director based on the integration of the 
material into the overall design of the structure. 

i. Vinyl or plywood siding(including T-111 or similar plywood). 
ii. Glass block or highly tinted, reflected, translucent or mirrored glass (except stained glass) as more 

than 10 percent of the building façade 
iii. Corrugated fiberglass.  
iv. Chain link fencing (except for temporary purposes such as a construction site or as a 
v. gate for a refuse enclosure). 

vi. Crushed colored rock/crushed tumbled glass. 
vii. Non-corrugated and highly reflective sheet metal. 
Finding: Complies as Proposed.  The applicant did not identify any prohibited materials on the plans or 
within the associated narrative.   
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17.62.050.A.21.c Special material standards: The following materials are allowed if they comply with the 
requirements found below: 
1. Concrete block. When used for the front façade of any building, concrete blocks shall be split, rock- or 
ground-faced and shall not be the prominent material of the elevation. Plain concrete block or plain 
concrete may be used as foundation material if the foundation material is not revealed more than 3 feet 
above the finished grade level adjacent to the foundation wall. 
2. Metal siding.  Metal siding shall have visible corner moldings and trim and incorporate masonry or 
other similar durable/permanent material near the ground level (first two feet above ground level). 
3. Exterior Insulation and Finish System (EIFS) and similar troweled finishes shall be trimmed in wood, 
masonry, or other approved materials and shall be sheltered from extreme weather by roof overhangs or 
other methods. 
4. Building surfaces shall be maintained in a clean condition and painted surfaces shall be maintained 
to prevent or repair peeling, blistered or cracking paint. 
Finding: Complies as Proposed.  The proposed structure contains a split faced CMU block on all building 
elevations, but not as the dominate material.  The applicant has additionally proposed EFIS beneath 
metal coping at the top of the structure. 
 
17.62.050.A.22. Conditions of Approval. The review authority may impose such conditions as it deems 
necessary to ensure compliance with these standards and other applicable review criteria, including 
standards set out in city overlay districts, the city’s master plans, and city public works design standards. 
Such conditions shall apply as described in Sections 17.50.310, 17.50.320 and 17.50.330. The review 
authority may require a property owner to sign a waiver of remonstrance against the formation of and 
participation in a local improvement district where it deems such a waiver necessary to provide needed 
improvements reasonably related to the impacts created by the proposed development. To ensure 
compliance with this chapter, the review authority may require an applicant to sign or accept a legal and 
enforceable covenant, contract, dedication, easement, performance guarantee, or other document, 
which shall be approved in form by the city attorney.  
Finding: Complies with Conditions.  As demonstrated within this report, the proposal will comply with 
the standards of the Oregon City Municipal Code with conditions.  
 
The following items were conditions of the previous approval of the site with Planning file SP 99-11R and 
the City does not have documentation the items were complete: 
 
Condition of Approval #10: 

 
 
Analysis:  
In addition to the previous conditions of approval, the aforementioned easement is a requirement of 
section 17.62.050.A.2 and 17.62.050.A.9.  Prior to issuance of the certificate of occupancy associated 
with the proposed development the applicant shall submit a copy of a recorded public access and utility 
easement for the 80-foot section extending along the western portion of the property which is 
constructed with a street section, planter strip and sidewalk.   
 
Condition of Approval #32 
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An 80-foot wide street access easement width is required along the property’s west property
line and along the proposed west entrance for a future arterial road, which connects
Washington Street and Abemethy Road. The applicant shall provide an 80-foot wide street
access easement along the westerly boundary of the subject 16.5-acre development site.



 
 
Analysis: 
In addition to the previous condition of approval, this section allows the review authority to require a 
property owner to sign a waiver of remonstrance against the formation of and participation in a local 
improvement district where it deems such a waiver necessary to provide needed improvements 
reasonably related to the impacts created by the proposed development.  As the subject site is within 
the Mixed Use downtown District and within the Oregon City Regional Center, prior to issuance of a 
certificate of occupancy for the proposed development the property owner shall sign a waiver of 
remonstrance against the formation of and participation in a local improvement district.   
 
Staff has determined it is possible, likely and reasonable the applicant can meet this standard by 
complying with Conditions of Approval 3 and 20.  
 
17.62.055 Institutional and commercial building standards. 
B. Applicability. In addition to Section 17.62.050 requirements, institutional and commercial buildings 
shall comply with design standards contained in this section. 
Finding: Applies. The proposed retail structure requires compliance with this section. 
 
C. Relationship between zoning district design standards and requirements of this section. 
1. Building design shall contribute to the uniqueness of the underlying zoning district by applying 
appropriate materials, elements, features, color range and activity areas tailored specifically to the site 
and its context. 
Finding: Complies as Proposed. As demonstrated within this report, the design of the structure, with 
the conditions of approval, will comply with the standards within the Oregon City Municipal Code.  In 
addition, the applicant indicated that: 

The building is designed with a tower element projecting from the main building wall and is 
considered the predominant architectural feature of the building. This tower faces the streets 
(Prairie Schooner Way and highway 213) and is provided with glazing and a metal awning. The 
building design also includes massing on the east and west elevations with full height storefront 
system. 

 
17.62.055.C.2. A standardized prototype or franchise design shall be modified if necessary to meet the 
provisions of this section. 
Finding: Complies with Conditions. The applicant indicated that “The building design and site layout 
have been substantially modified from the standard Discount Tire franchise design standards, as 
required by the Oregon City Code”. As demonstrated within this report, the design complies with the 
standards of the Oregon City Municipal Code, with the conditions of approval. Staff determined that it 
is likely and reasonable that the applicant can meet this standard through all Conditions of Approval. 
 
17.62.055.C.3. In the case of a multiple building development, each individual building shall include 
predominant characteristics, architectural vocabulary and massing shared by all buildings in the 
development so that the development forms a cohesive place within the underlying zoning district or 
community. 
Finding: Complies as Proposed. The applicant indicated that: 
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The applicant shall sign a Non-Remonstrance Agreement for the purpose of making sanitary
sewer, storm sewer, water or street improvements in the future that benefit the property and
assessing the cost to benefited properties pursuant to the City's capital improvement
regulations in effect at the time of such improvement.



Both the Home Depot and proposed Discount Tire buildings have shared architectural 
characteristics which serve to unite the development of the site as a whole. The proposed 
Discount Tire building is designed with a tower element and architectural massing on the east 
and west facades complimenting the adjacent Home Depot building. 
This tower which is the predominant feature of the building design is provided with brick 
columns, metal awnings and storefront glazing as well as clerestory windows. The south 
elevation is also designed with architectural massing to provide consistency in building design for 
the proposed structure. 

 
17.62.055.C.4 With the exception of standards for building orientation and building front setbacks, in the 
event of a conflict between a design standard in this section and a standard or requirement contained in 
the underlying zoning district, the standard in the zoning district shall prevail. 
Finding: Complies as Proposed.  The maximum corner setback for properties within the Mixed Use 
Downtown District but outside of the Downtown Design District in OCMC 17.34.060.G.3 is 20 feet 
provided the site plan and design review requirements of 17.62.055 are met.  However, OCMC 
17.62.055.C.5 identifies a maximum of a 5 foot setback, unless a greater setback is accepted under the 
provisions of 17.62.055(D).  As the most restrictive standard, and in order to comply with the Site Plan 
and Design Review requirements in OCMC 17.62.055, the maximum corner setback is identified as 5 
feet.  
 
17.62.055.C.5 On sites with 100 feet or more of frontage at least 60 percent of the site frontage width 
shall be occupied by buildings placed within five feet of the property line, unless a greater setback is 
accepted under the provisions of 17.62.055(D). For sites with less than 100 feet of street frontage, at 
least 50 percent of the site frontage width shall be occupied by buildings placed within five feet of the 
property line unless a greater setback is accepted under the provisions of 17.62.055(D), 
Finding: Complies as Proposed.  The proposed structure is located adjacent to both the Highway 213 
and Prairie Schooner Way.  The frontage parallel to the lease area exceeds 100 feet on both frontages, 
requiring a 5 foot maximum setback unless a greater setback is approved in OCMC 17.62.055.D.  The 
subject site was developed prior to adoption of this standard and there are no structures within 5 feet of 
the Prairie Schooner Way or Highway 213 frontage and a greater maximum setback was not previously 
approved per OCMC 17.62.055.D.   
 
As the site does not comply with this standards, the proposed structure is required to be within 5 feet 
from the Prairie Schooner Way and Highway 213 frontage unless a greater setback is approved in 
17.62.055.D.  The applicant proposed mitigation within OCMC 17.62.055.D to allow the structure to be 
placed further from the property line. 
 
17.62.055.D.1 Relationship of Buildings to Streets and Parking. 
1. Buildings shall be placed no farther than five feet from the front property line. A larger front yard 
setback may be approved through site plan and design review if the setback area incorporates  at least 
one element from the following list for every 5 feet of increased setback requested: 
a. Tables, benches or other approved seating area 
b. Cobbled, patterned or paved stone or enhanced concrete   
c. Pedestrian scale lighting 
d. Sculpture / public art 
e. Fountains / Water feature 
f. At least 20 square feet of landscaping or planter boxes for each tenant façade fronting on the 
activity area  
g. Outdoor cafe 

SP 14-16, CD 14-01 and US 14-05: America’s Tire  Page 23 
 



h.  Enhanced landscaping or additional landscaping. 
i. Other elements, as approved by the Community Development Director, that can meet the intent of 
this section. 
Finding: Complies with Condition.  Per OCMC 17.62.055.C.5, the proposed structure is required to be a 
maximum of 5 feet from the Prairie Schooner Way and the Highway 213 frontage, unless a greater 
setback is approved within this criterion.  This criterion additionally requires the building to be a 
maximum of 5 feet from Prairie Schooner Way, unless a greater setback is approved under this 
standard. 

• Prairie Schooner Way/Washington Street frontage- Due to the topography adjacent to the 
building as well as an existing sign, the structure is located up to 39.95 feet from the frontage.  
Seven (7) mitigating elements from this section between the structure and the Prairie Schooner 
Way property line are required.  The applicant proposed to install some of the mitigation to the 
west of the structure, adjacent to the right-of-way.  The location of the mitigation provide 
superior access for pedestrians as it is physically closer to the adjacent sidewalks on Prairie 
Schooner Way and more appropriate for the site given the topography and angle of the right-of-
way.  The proposal included the following mitigation: 

1. 17.62.055.D.1.a- Two 6-foot long wood benches located within a plaza as shown on 
sheet L1.0. 

2. 17.62.055.D.1.b- Enhanced concrete.  The concrete, as shown on page C0.1 and L1.0, 
extends along the length of the north side of the structure as well as pavers within the 
plaza. 

3. 17.62.055.D.1.c.- Pedestrian scale lighting along western sidewalk and within the plaza. 
However, the pedestrian scale lighting was not identified on the plans submitted. Prior 
to issuance of a grading or building permit associated with the proposed development 
the applicant shall submit revised plans demonstrating pedestrian scale lighting along 
western sidewalk and within the plaza. 

4. 17.62.055.D.1.d- The applicant proposed to install sculpture/art near the southwest 
corner of the building as shown on sheet L 1.0.   

5. 17.62.055.D.1.e- The applicant proposed to install a columnar rock fountain within a 
plaza as shown on sheet L 1.0.  Example fountain designs were provided in the 
application.  

6. 17.62.055.D.1.f- The applicant proposed to install 20 square feet of landscaping adjacent 
to the building as shown on the supplemental information provided by the applicant. 

7. 17.62.055.D.1.h- Enhanced and additional landscaping along the north side of the 
building.  The landscaping, as identified on sheet L1.0, includes groundcover and shrubs 
between the building and the street, where no landscaping is proposed.  Some of the 
shrubs are a minimum of 5 gallons when most shrubs are generally 2 gallons upon 
planting.   

The applicant provided 7 of the 7 required elements. 
• Highway 213 frontage- The structure is located up to 15 feet from the frontage, requiring 2 

elements from this section between the structure and the Highway 213 property line.  The 
proposal included the following mitigation: 

1. 17.62.055.D.1.b- Enhanced concrete. The concrete, shown on sheet C0.1 and L1.0 
extends 60 feet along the north side of the structure. 

2. 17.62.055.D.1.h- Enhanced and additional landscaping along the west side of the 
building.  The landscaping, shown on sheet L1.0 extends along a majority of the length 
of the lease area between the structure and Highway 213. 

The applicant provided 2 of the 2 required elements.   
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Prior to issuance of building permits associated with the proposed the applicant shall submit a revised 
photometric demonstrating compliance with the luminosity standards in Chapter 17.62.065 of the 
Oregon City Municipal Code.  Staff determined that it is likely and reasonable that the applicant can 
meet this standard through Condition of Approval 25. 
 
17.62.055.D.2 The front most architecturally significant façade shall be oriented toward the street and 
shall be accessed from a public sidewalk. Primary building entrances shall be clearly defined and recessed 
or framed by a sheltering element such as an awning, arcade or portico in order to provide shelter from 
the summer sun and winter weather. 
Finding: Complies as Proposed.  The east elevation is the longest building façade and contains more 
architectural details than all other frontages and is thus considered the most architecturally significant 
façade.  The east elevation is oriented toward Highway 213 frontage and a portion of the façade is 
accessible by a pedestrian accessway which is connected to the public sidewalk on the Prairie Schooner 
Way frontage.  
 
The primary entranceway is located on the northern portion of the building and faces Prairie Schooner 
Way.  Due to the changes in elevation of the site, the Prairie Schooner Way frontage is more visible and 
physically accessible from the right-of-way than Highway 213.  The entranceway is clearly defined with a 
metal awning, an increase in the building height, a gabled roof and is easily accessed from the public 
right-of-way.  
 
17.62.055.D.3 Entryways. The primary entranceway for each commercial or retail establishment shall 
face the major street. The entrance may be recessed behind the property line a maximum of five feet 
unless a larger setback is approved pursuant to Section17.62.055.D.1 and shall be accessed from a public 
sidewalk. Primary building entrances shall be clearly defined, highly visible and recessed or framed by a 
sheltering element including at least four of the following elements, listed below. 
a. Canopies or porticos; 
b. Overhangs; 
c. Recesses/projections; 
d. Arcades; 
e. Raised corniced parapets over the door; 
f. Peaked roof forms; 
g. Arches; 
h. Outdoor patios; 
i. Display windows; 
j. Architectural details such as tile work and moldings which are integrated into the building structure 
and design; 
k. Integral planters or wing walls that incorporate landscaped areas and/or places for sitting. 
l. Planter boxes and street furniture placed in the right-of-way shall be approved for use according to 
materials, scale and type. 
Finding: Complies as Proposed. The subject site is located at the corner of Prairie Schooner Way and 
Highway 213.  OCMC 17.62.055.D.3 requires the primary entranceway face the major street, which is 
Highway 213.  The purpose of the criteria is to make a better pedestrian oriented environment by 
allowing easy access from locations where pedestrians are likely to be walking from and to create an 
environment where the buildings are more inviting along major roadways.  The applicant has proposed 
to place the primary entranceway on the northern façade of the structure facing Prairie Schooner Way.  
The topography adjacent to Prairie Schooner Way is much flatter than that of Highway 213, making the 
site more visibly accessible.  In addition the Prairie Schooner Way frontage is designed with sidewalks 
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and landscaping to accommodate pedestrians, a design which Highway 213 is never anticipated to have.  
The modification was approved in OCMC 17.62.015 of this report. 
 
The primary entranceway is clearly defined by the following: 

1. 17.62.055.D.3.a- A metal canopy is located over the entranceway. 
2. 17.62.055.D.3.c- The building has elements which project 2 feet from the structure near the 

entranceway. 
3. 17.62.055.D.3.f- The roof is gabled over the entranceway. 
4. 17.62.055.D.3.j- Architectural detailing such as second story windows and multiple building 

materials are located on the northern façade.   
 
The entranceway is setback greater than 5 feet and thus the applicant is required to install mitigation 
elements per OCMC 17.62.055.D.1.   
 
17.62.055.d.4 Where additional stores will be located in the large retail establishment, each such store 
shall have at least one exterior customer entrance, which shall conform to the same requirements.  
Finding: Not Applicable. Though there is another retail store on the subject site, the applicant has 
proposed to construct a standalone single-tenant space. 
 
17.62.055.D.5 Trellises, canopies and fabric awnings may project up to five feet into front setbacks and 
public rights-of-way, provided that the base is not less than eight feet at the lowest point and no higher 
than ten feet above the sidewalk. Awnings shall be no longer than a single storefront. 
Finding: Not Applicable. The applicant did not propose to project into the setback. 
 
17.62.055.E Corner Lots. 
For buildings located at the corner of intersections, the primary entrance of the building shall be located 
at the corner of the building or within 25 feet of the corner of the building. Additionally, one of the 
following treatments shall be required: 
1. Incorporate prominent architectural elements, such as increased building height or massing, 
cupola, turrets, or pitched roof, at the corner of the building or within 25 feet of the corner of the 
building. 
2. Chamfer the corner of the building (i.e. cut the corner at a 45-degree angle and a minimum of 10 
feet from the corner) and incorporate extended weather protection (arcade or awning), special paving 
materials, street furnishings, or plantings in the chamfered area. 
Finding: Complies as Proposed. The primary entranceway faces Prairie Schooner Way and is within 25 
feet of the corner of the building.  In addition, the building design includes predominant architectural 
elements as required in OCMC 17.62.055.E.1 including an increase in building height and a gabled roof. 
 
17.62.055.F. Commercial First Floor Frontage. 
In order to ensure that the ground floor of structures have adequate height to function efficiently for 
retail uses, the first floor height to finished ceiling of new infill buildings in the mixed use and 
neighborhood commercial districts shall be no lower than 14 feet floor to floor  Where appropriate, the 
exterior façade at the ceiling level of new structures shall include banding, a change of materials or relief 
which responds to the cornice lines and window location of existing buildings that abut new structures. 
Finding: Complies as Proposed. The floor to floor height in the proposed structure is 14 feet. 
 
17.62.055.G.1 Variation in Massing  
1. A single, large, dominant building mass shall be avoided in new buildings and, to the extent 
reasonably feasible, in development projects involving changes to the mass of existing buildings. 
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Finding: Complies with Conditions.  The proposed development, with the conditions of approval will 
provide adequate massing to avoid a single, large dominant building mass.  Staff has determined it is 
possible, likely and reasonable the applicant can meet this standard by complying with all of the 
Conditions of Approval. 
 
17.62.055.G.2 Horizontal masses shall not exceed a height: width ratio of one-to-three without 
substantial variation in massing that includes a change in height and projecting or recessed elements. 
Finding: Complies as Proposed.  The tallest portion of the structure is measured at the front 
entranceway (on the north, west and east facades) and is 32.5 feet in height.  With a height to width 
ratio of 3:1, every 97.5 feet there must be a substantial variation in massing that includes a change in 
height and projecting or recessed elements. 

• North Façade- The face length is 68.25 feet, less than 97.5 feet.  This standard is not applicable. 
• East Façade- The façade length is 141.33 feet and thus a substantial variation in massing that 

includes a change in height and projecting or recessed elements is required.  The proposed 
structure includes increased building heights on the northern and southern portions of the 
structure and substantial projecting or recessed elements on the west façade. 

• South Façade- The face length is 68.25 feet, less than 97.5 feet. This standard is not applicable. 
• West Façade- The façade length is 141.33 feet and thus a substantial variation in massing that 

includes a change in height and projecting or recessed elements is required.  The proposed 
structure includes increased building heights on the northern and southern portions of the 
structure and substantial projecting or recessed elements on the west façade. 

 
17.62.055.G.3. Changes in mass shall be related to entrances, the integral structure and/or the 
organization of interior spaces and activities and not merely for cosmetic effect.  
Finding: Complies as Proposed.  The significant changes to mass are related to the interior space. 
 
17.62.055.H. Minimum Wall Articulation.  
1. Facades shall add architectural interest and variety and avoid the effect of a single, long or massive 
wall with no relation to human size. No wall that faces a street or connecting walkway shall have a 
blank, uninterrupted length exceeding thirty feet without including, but not be limited to, at least two of 
the following: 
i. Change in plane, 
ii. Change in texture or masonry pattern or color, 
iii. Windows, treillage with landscaping appropriate for establishment on a trellis. 
iv. An equivalent element that subdivides the wall into human scale proportions. 
Finding: Complies as Proposed.  Each façade of the structure contains a variety of elements to visually 
defuse the massing of the structure including changes in texture, pattern, color and windows at intervals 
of less than 30 feet. 

• North Façade- The 68.25 foot long façade contains a change in plane of up to 4.25 feet, 
windows, a change in color, and a change in building materials at intervals greater than 30 feet. 

• East Façade- The 141’-4” long façade contains a change in plane of up to 4’-4”, windows, a 
change in color, and a change in building materials at intervals greater than 30 feet. 

• South Façade- The 68.25 foot long façade contains a change in plane of up to 17 feet, windows, 
a change in color, and a change in building materials at intervals greater than 30 feet. 

• West Façade- The 141’-4” long façade contains a change in plane of up to 24 feet, windows, a 
change in color, and a change in building materials at intervals greater than 30 feet. 
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17.62.055.H.2. Facades greater than one hundred feet in length, measured horizontally, shall 
incorporate wall plane projections or recesses having a depth of at least three percent of the length of 
the facade and extending at least twenty percent of the length of the facade. No uninterrupted length of 
any facade shall exceed one hundred horizontal feet. 
Finding: Complies as Proposed. The east and the west elevations are 141’-4” in length while the north 
and south elevations are 68.25 feet in width.  The projections or recesses are required to extend 20% of 
the length of the structure or 28’ 4” (141.33*.2=28’ 4”) and be a depth of 3% or 4’ 3” (141.33*.03=4’ 3”).  
The east façade contains projections of 4’-4” for a length of 79’-4” and the west façade contains a 4’-8” 
projection extending 27’-4” and a 20’ recess extending 15’-4”. 
 
17.62.055.H.3. Ground floor facades that face public streets shall have arcades, display windows, entry 
areas, awnings or other such features along no less than sixty percent of their horizontal length. 
Finding: Complies as Proposed.  The north and east elevations face the street and thus are required to 
have arcades, display windows, entry areas, awnings or other such features along no less than sixty 
percent of their horizontal length. 
• North- The north façade faces the street and thus is required to have 60% transparency at 

pedestrian level.  The applicant has proposed 68.9% transparency (47/68.25=68.9%), in excess of 
the minimum requirement.  The applicant did not identify any windows which would be opaque 
on this façade. 

• East- The east façade faces a street and thus is required to have 60% transparency at pedestrian 
level.  The applicant has proposed 63.2% transparency (89.3/141.33=63.2%), in excess of the 
minimum requirement.  Of the windows proposed 10% or 9 feet is proposed to be opaque. 

 
17.62.055.H.4. Building facades must include a repeating pattern that includes any one or more of the 
following elements: 
a. Color change; 
b. Texture change; 
c. Material module change. 
Finding: Complies as Proposed. All facades contain a repeating pattern of color changes, texture 
changes and material changes.  
 
17.62.055.H.5 Facades shall have an expression of architectural or structural bays through a change in 
plane no less than twelve inches in width, such as an offset, reveal or projecting rib. 
Finding: Complies as Proposed. Each façade contains projections of up to 2 feet. 
 
17.62.055.H.6 Facades shall have at least one of elements subsections (H) 4 or 5 of this section repeat 
horizontally. All elements shall repeat at intervals of no more than thirty feet, either horizontally or 
vertically. 
Finding: Complies as Proposed. Each façade of the structure contains windows and changes to the 
material of the structure which repeat horizontally. 
 
17.62.055.I. Façade Transparency.  
1. Transparent windows or doors facing the street are required. The main front elevation shall provide at 
least sixty percent (60%) windows or transparency at the pedestrian level. Facades on corner lots shall 
provide at least sixty percent (60%) windows or transparency on all corner-side façades.  All other side 
elevations shall provide at least thirty percent (30%) transparency. The transparency is measured in 
lineal fashion. For example, a one-hundred-foot long building elevation shall have at least sixty feet (60% 
of 100 feet) of transparency in length. Reflective, glazed, mirrored or tinted glass is limited to ten percent 
(10%) of the lineal footage of windows on the street facing façade. Highly reflective or glare-producing 
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glass with a reflective factor of .25 or greater is prohibited on all building facades. Any glazing materials 
shall have a maximum fifteen (15) percent outside visual light reflectivity value. No exception shall be 
made for reflective glass styles that appear transparent when internally illuminated. 
2. Side or rear walls that face walkways may include false windows and door openings only when actual 
doors and windows are not feasible because of the nature of the use of the interior use of the building. 
False windows located within 20 feet of a Right of Way shall be utilized as display windows with a 
minimum display depth of 36 inches. 
Finding: Complies as Proposed.  The calculations for transparency are provided below.   
• North- The north façade faces the street and thus is required to have 60% transparency at 

pedestrian level.  The applicant has proposed 68.9% transparency (47/68.25=68.9%), in excess of 
the minimum requirement.  The applicant did not identify any windows which would be opaque 
on this façade. 

• East- The east façade faces a street and thus is required to have 60% transparency at pedestrian 
level.  The applicant has proposed 63.2% transparency (89.3/141.33=63.2%), in excess of the 
minimum requirement.  Of the windows proposed 10% or 9 feet is proposed to be opaque. 

• South-The south faced is considered the rear of the site and thus does not have a minimum 
transparency requirement.  The applicant has proposed 23.4% transparency (16/68.25=23.4%), in 
excess of the 0% requirement. 

• West- The west façade is identified as a side elevation and thus is required to have 30% 
transparency at pedestrian level.  The applicant has proposed 65.6.5% transparency 
(92.66/141.33=65.6%), in excess of the minimum requirement.   

 
17.62.055.J. Roof Treatments. 
1. All facades shall have a recognizable “top” consisting of, but not limited to: 
a. Cornice treatments, other than just colored “stripes” or “bands,” with integrally textured materials 
such as stone or other masonry or differently colored materials; or 
b. Sloping roof with overhangs and brackets; or 
c. Stepped parapets; 
d. Special architectural features, such as bay windows, decorative roofs and entry features may project 
up to three feet into street rights-of-way, provided that they are not less than nine feet above the 
sidewalk. 
2. Mixed use buildings: For flat roofs or facades with a horizontal eave, fascia, or parapet, the minimum 
vertical dimension of roofline modulation is the greater of two feet or 0.1 multiplied by the wall height 
(finish grade to top of wall). The maximum length of any continuous roofline shall be 75 feet. 
3 Other roof forms consistent with the design standards herein may satisfy this standard if the 
individual segments of the roof with no change in slope or discontinuity are less than 40 feet in width 
(measured horizontally). 
Finding: Complies as Proposed. The building design incorporates EFIS cornices as well as sloping roofs.  
The subject site is not a mixed use building. 
 
17.62.055.K. Drive-through facilities shall: 
1. Be located at the side or rear of the building 
2. Be designed to maximize queue storage on site. 
Finding: Not Applicable. No drive through is proposed. 
 
17.62.056 - Additional standards for large retail establishments. 
A. This section is intended to ensure that large retail building development is compatible with its 
surrounding area. 
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B. Large retail establishment shall mean a retail building occupying more than ten thousand gross 
square feet of floor area. 
C. In addition to Sections 17.62.050 and 17.62.055 requirements, large retail buildings shall comply 
with design standards contained in this section. 
Finding: Applicable.  The applicant proposed to construct an 11,582 square foot structure.  
Compliance with this section is applicable. 
 
D. Development Standards. 
17.62.056.D.1. Roofs. Roofs shall include at least two of the following features: 
a. Parapets concealing flat roofs and rooftop equipment from public view. The average height of such 
parapets shall not exceed fifteen percent of the height of the supporting wall and such parapets shall 
not at any point exceed one-third of the height of the supporting wall. Such parapets shall feature 
three-dimensional cornice treatment; 
b. Overhanging eaves, extending no less than three feet past the supporting walls; 
c. Sloping roofs that do not exceed the average height of the supporting walls, with an average slope 
greater than or equal to one foot of vertical rise for every three feet of horizontal run and less than or 
equal to one foot of vertical rise for every one foot of horizontal run; 
d. Three or more roof slope planes. 
Finding: Complies with Condition.  The proposed development includes a variety of roof features 
such as a roof plane with four slope planes on the northern and southern side of the structure and 
parapets with a cornice.  The applicant provided the total wall heights of 22’ 8” (or 22.66’) and the 
average parapet height (3’-4’).  The tallest height of the parapet was not provided.  This section 
identifies that parapets shall not average more than 15% of parapet wall height or 3.399 feet 
(22.66*0.15=3.399 feet).  Prior to issuance of building permits associated with the proposed 
development the applicant shall submit documentation demonstrating that the average height of 
such parapets shall not exceed fifteen percent of the height of the supporting wall and such parapets 
shall not at any point exceed one-third of the height of the supporting wall. Staff determined that it 
is likely and reasonable that the applicant can meet this standard through Condition of Approval 
24. 
 
17.62.056.D.2. Site Design and Relationship to Surrounding Community. Retail buildings occupying 
more than twenty-five thousand gross square feet of floor area shall contribute to the establishment 
or enhancement of community and public spaces by providing at least two of the following: 
a. Patio/seating area; 
b. Pedestrian plaza with benches; 
c. Transportation center; 
d. Window shopping walkway; 
e. Outdoor playground area; 
f. Kiosk area, water feature; 
g. Clock tower; 
h. Or other such deliberately shaped area and/or a focal feature or amenity that, in the judgment of 
the appropriate decision maker, adequately enhances such community and public spaces. Any such 
areas shall have direct access to the public sidewalk network and such features shall not be 
constructed of materials that are inferior to the principle materials of the building and landscape. 
Finding: Not Applicable.  The proposed retail building is approximately 11,582 square feet and thus not 
subject to this standard. 
 
17.62.065 Outdoor Lighting 
17.62.065.B Applicability. 
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Finding: Applicable.  The applicant proposed to install exterior lighting with this proposed development.  
The development is subject to the standards in OCMC 17.62.065. 
 
17.62.065.C General Review Standard. If installed, all exterior lighting shall meet the functional security 
needs of the proposed land use without adversely affecting adjacent properties or the community. For 
purposes of this section, properties that comply with the design standards of subsection D. below shall be 
deemed to not adversely affect adjacent properties or the community.  
Finding: Please refer to the analysis under OCMC 17.62.065.D within this report. 
 
17.62.065.D Design and Illumination Standards. 
General Outdoor Lighting Standard and Glare Prohibition.  
17.62.065 .D.1 Outdoor lighting, if provided, shall be provided in a manner that enhances security, is 
appropriate for the use, avoids adverse impacts on surrounding properties, and the night sky through 
appropriate shielding as defined in this section. Glare shall not cause illumination on other properties in 
excess of a measurement of 0.5 footcandles of light as measured at the property line. In no case shall 
exterior lighting add more than 0.5 footcandle to illumination levels at any point off-site. Exterior lighting 
is not required except for purposes of public safety. However, if installed, all exterior lighting shall meet 
the following design standards:  
Finding: Complies as Proposed.  The applicant submitted a photometric plan (sheet ES1.0) which 
displayed the luminosity at the property lines.  The site is adjacent to the street right-of-way and by 
policy, lighting may exceed 0.5 foot-candles in the right-of-way, provided it does not exceed 0.5 foot-
candles on any nearby property.  The photometric plan complies with this standard. 
 
17.62.065 .D.2 Any light source or lamp that emits more than nine hundred lumens (thirteen watt 
compact fluorescent or sixty watt incandescent) shall be concealed or shielded with a full cut-off style 
fixture in order to minimize the potential for glare and unnecessary diffusion on adjacent property. All 
fixtures shall utilize one of the following bulb types: metal halide, induction lamp, compact fluorescent, 
incandescent (including tungsten-halogen), or high pressure sodium with a color rendering index above 
seventy.  
Finding: Complies as Proposed.  The applicant proposed to install a variety of lighting types on the site.  
All fixtures have full cut off shields to prevent light pollution. 
 
17.62.065 .D.3 The maximum height of any lighting pole serving a multi-family residential use shall be 
twenty feet. The maximum height serving any other type of use shall be twenty-five feet, except in 
parking lots larger than five acres, the maximum height shall be thirty-five feet if the pole is located at 
least one hundred feet from any residential use.  
Finding: Not Applicable.  The applicant did not propose multi-family residential development. 
 
17.62.065 .D.4 Lighting levels: 
Table 1-17.62.065. Foot-candle Levels  
Location Min Max Avg 

Pedestrian Walkways 0.5 7:1 max/min ratio 1.5 

Pedestrian Walkways in Parking Lots  10:1 max/min ratio 0.5 

Pedestrian Access ways 0.5 7:1 max/min ratio 1.5 

Building Entrances 3   

Bicycle Parking Areas 3   
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Finding: Complies with Condition.  The purpose of this standard is to provide minimum lighting levels 
for easy navigation of the site as well as avoid locations where the lighting levels are so bright, they 
become distracting to drivers.  By policy, lighting may exceed 0.5 foot-candles in the right-of-way, 
provided it does not exceed 0.5 foot-candles on any nearby property.  The photometric plan complies 
with this standard. 
 
The applicant submitted a revised photometric plan (sheet ES1.0) which displayed the luminosity of a 
majority of the site.  However, the photometric did not show the lighting levels in locations such as 
adjacent to the southern portion of the building and along the entire portion of the pedestrian 
accessway within the parking lot.  The applicant should note that the lighting on pedestrian accessways 
did not comply with the max/minimum ratio and average requirements.  Prior to issuance of building 
permits associated with the proposed the applicant shall submit a revised photometric demonstrating 
compliance with the luminosity standards in Chapter 17.62.065 of the Oregon City Municipal Code.  Staff 
determined that it is likely and reasonable that the applicant can meet this standard through 
Condition of Approval 25. 
 
17.62.065.D.5 Parking lots and other background spaces shall be illuminated as unobstrusively as 
possible while meeting the functional needs of safe circulation and protection of people and property. 
Foreground spaces, such as building entrances and outside seating areas, shall utilize pedestrian scale 
lighting that defines the space without glare.  
Finding: Complies with Condition.  The applicant submitted a revised photometric plan (sheet ES1.0) 
which displayed the luminosity of a majority of the site.  However, the photometric did not show the 
lighting levels in locations such as adjacent to the northern portion of the building and on the adjacent 
right-of-way.  Prior to issuance of building permits associated with the proposed the applicant shall 
submit a revised photometric demonstrating compliance with the luminosity standards in Chapter 
17.62.065 of the Oregon City Municipal Code.  Staff determined that it is likely and reasonable that the 
applicant can meet this standard through Condition of Approval 25. 
 
17.62.065.D.6 Any on-site pedestrian circulation system shall be lighted to enhance pedestrian safety 
and allow employees, residents, customers or the public to use the walkways at night. Pedestrian 
walkway lighting through parking lots shall be lighted to light the walkway and enhance pedestrian 
safety pursuant to Table 1.  
Finding: Complies with Condition.  The applicant submitted a revised photometric plan (sheet ES1.0) 
which displayed the luminosity of a majority of the site.  However, the photometric did not show the 
lighting levels in locations such as adjacent to the northern portion of the building and on the adjacent 
right-of-way.  Prior to issuance of building permits associated with the proposed the applicant shall 
submit a revised photometric demonstrating compliance with the luminosity standards in Chapter 
17.62.065 of the Oregon City Municipal Code.  Staff determined that it is likely and reasonable that the 
applicant can meet this standard through Condition of Approval 25. 
 
17.62.065.D.7 Pedestrian Accessways. To enhance pedestrian and bicycle safety, pedestrian accessways 
required pursuant to OCMC 12.28 shall be lighted with pedestrian-scale lighting. Accessway lighting shall 
be to a minimum level of one-half foot-candles, a one and one-half foot-candle average, and a maximum 
to minimum ratio of seven-to-one and shall be oriented not to shine upon adjacent properties. Street 
lighting shall be provided at both entrances. Lamps shall include a high-pressure sodium bulb with an 
unbreakable lens.  

Abutting property N/A .05  
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Finding: Complies with Condition.  The applicant submitted a revised photometric plan (sheet ES1.0) 
which displayed the luminosity of a majority of the site.  However, the photometric did not show the 
lighting levels in locations such as adjacent to the northern portion of the building and on the adjacent 
right-of-way.  Prior to issuance of building permits associated with the proposed the applicant shall 
submit a revised photometric demonstrating compliance with the luminosity standards in Chapter 
17.62.065 of the Oregon City Municipal Code.  Staff determined that it is likely and reasonable that the 
applicant can meet this standard through Condition of Approval 25. 
 
17.62.065 .D.8 Floodlights shall not be utilized to light all or any portion of a building facade between ten 
p.m. and six a.m. 
Finding: Complies as Proposed.  The proposed development does not include any floodlights.  Building 
mounted lights will be controlled with a clock to assure compliance with this criteria. 
 
17.62.065 .D.9 Lighting on automobile service station, convenience store, and other outdoor canopies 
shall be fully recessed into the canopy and shall not protrude downward beyond the ceiling of the 
canopy.  
Finding: Not Applicable.  No outdoor lighting on a canopy has been proposed. 
 
17.62.065 .D.10 The style of light standards and fixtures shall be consistent with the style and character 
of architecture proposed on the site.  
Finding: Complies as Proposed.  The applicant submitted drawings of the proposed light fixtures 
demonstrating they are consistent with the Oregon City Municipal Code and with the proposed 
architecture. 
 
17.62.065 .D.11 In no case shall exterior lighting add more than one foot-candle to illumination levels at 
any point off-site. 
Finding: Please refer to the analysis in chapter 17.62.065.D.1 of this report. 
 
17.62.065 .D .12 All outdoor light not necessary for security purposes shall be reduced, activated by 
motion sensor detectors, or turned off during non-operating hours.  
Finding: Complies as Proposed.  The applicant indicated compliance with this section.  
 
17.62.065 .D.13 Light fixtures used to illuminate flags, statues, or any other objects mounted on a pole, 
pedestal, or platform shall use a right-of-way cone beam of light that will not extend beyond the 
illuminated object.  
Finding: Not Applicable.  The development proposal does not include illumination of anything other 
than the proposed structure. 
 
17.62.065 .D.14 For upward-directed architectural, landscape, and decorative lighting, direct light 
emissions shall not be visible above the building roofline.  
Finding: Not Applicable.  No upward directional lighting is proposed. 
 
17.62.065 .D.15 No flickering or flashing lights shall be permitted, except for temporary decorative 
seasonal lighting. 
Finding: Complies as Proposed.  The application indicated compliance with this section.  No flickering or 
flashing lighting is proposed. 
 
17.62.065 .D.16 Wireless Sites. Unless required by the Federal Aviation Administration or the Oregon 
Aeronautics Division, artificial lighting of wireless communication towers and antennas shall be 
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prohibited. Strobe lighting of wireless communication facilities is prohibited unless required by the 
Federal Aviation Administration. Security lighting for equipment shelters or cabinets and other on-the-
ground auxiliary   
Finding: Not Applicable.  The applicant has not proposed a wireless site. 
 
17.62.065.D.17 Lighting for outdoor recreational uses such as ball fields, playing fields, tennis courts, and 
similar uses, provided that such uses comply with the following standards:  
i. Maximum permitted light post height: eighty feet. 
ii . Maximum permitted illumination at the property line: 0.5 foot-candles 
Finding: Not Applicable.   The proposed development does not involve an outdoor recreation site. 
 
17.62.080 Special Development Standards along Transit Streets. 
B. Applicability. Except as otherwise provide in this section, the requirements of this section shall apply to 
the construction of new retail, office and institutional buildings which front on a transit street. 
Finding: Not Applicable.  The subject site is not located on a transit street.   
 
17.62.085: Refuse and Recycling Standards For Commercial, Industrial, and Multi-family Developments 
The purpose and intent of these provisions is to provide an efficient, safe and convenient refuse 
and recycling enclosure for the public as well as the local collection firm. All new development, 
change in property use, expansions or exterior alterations to uses other than single-family or 
duplex residences shall include a refuse and recycling enclosure.  The area(s) shall be: 
A. Sized appropriately to meet the needs of current and expected tenants, including an expansion area 
if necessary; 
B. Designed with sturdy materials, which are compatible to the primary structure(s);   
C. Fully enclosed and visually screened; 
D. Located in a manner easily and safely accessible by collection vehicles; 
E. Located in a manner so as not to hinder travel lanes, walkways, streets or adjacent properties; 
F. On a level, hard surface designed to discharge surface water runoff and avoid ponding; 
G. Maintained by the property owner; 
H. Used only for purposes of storing solid waste and recyclable materials; 
I. Designed in accordance with applicable sections of the Oregon City Municipal Code (including 
Chapter 8.20-Solid Waste Collection and Disposal) and City adopted policies. 
Finding: Complies as Proposed.  An approximately 250 square foot refuse and recycling area is proposed 
to be located south of the building.  The applicant indicated compliance with this standard and 
submitted the details of the enclosure including the elevations.   
 
17.62.090 Enforcement. 
A. Applications for site plan and design review shall be reviewed in the manner provided in Chapter 
17.50. The city building official may issue a certificate of occupancy only after the improvements required 
by site plan and design review approval have been completed, or a schedule for completion and a bond 
or other financial guarantee have been accepted by the city.  
B. In performing site plan and design review, the review authority shall consider the effect of additional 
financial burdens imposed by such review on the cost and availability of needed housing types. 
Consideration of such factors shall not prevent the imposition of conditions of approval found necessary 
to meet the requirements of this section. The cost of such conditions of approval shall not unduly 
increase the cost of housing beyond the minimum necessary to achieve the provisions of this title, nor 
shall such cost prevent the construction of needed housing types. The use of the site plan and design 
review provisions of this section shall have no effect on dwelling unit densities.  
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Finding: Complies as Proposed.  The proposed development was reviewed in compliance with OCMC 
17.50. 
 
17.62.095 Performance Guarantees. 
A. Purpose. This section states the requirements for performance guarantees when they are required of 
an applicant by this Section or as a condition of a site plan and design review approval. 
B. Types of guarantees. Guarantees by the applicant may be in the form of a performance bond 
payable to the City in cash, by certified check, time certificate of deposit, irrevocable letter of credit, or 
other form acceptable to the City. Indemnity agreements may be used by other governmental agencies. 
Guarantees must be accompanied by a contract. The form of the guarantee and contract must be 
approved by the City Attorney. The Community Development Director is authorized to accept and sign 
the contract for the City, and to accept the guarantee. The guarantee must be filed with the City 
Recorder. 
C. Amount of guarantee. The amount of the performance guarantee must be equal to at least 110 
percent of the estimated cost of performance. The applicant must provide written estimates by three 
contractors with their names and addresses. The estimates must include as separate items all materials, 
labor, and other costs of the required action. 
D. Completion. An inspection and approval of the action or improvement covered by the performance 
guarantee is required before the performance guarantee is returned. The inspection is done by the 
Planning Division or by other appropriate City departments. If the action or improvement is not 
completed satisfactorily within the stated time limits, the City may have the necessary action or 
improvement completed and seek reimbursement for the work from the performance guarantee. Any 
remaining funds will be returned to the applicant. 
Finding: Not Applicable.  The applicant has not proposed a performance guarantee at this time.  The 
applicant may utilize this section of the Oregon City Municipal Code to utilize performance guarantees in 
the future. 
 
17.62.100 Fees. 
Pursuant to Section 17.50.480, a nonrefundable application fee shall accompany the application for site 
plan and review.  
Finding: Complies as Proposed.  All necessary fees were paid and the application was deemed complete 
on October 27, 2014. 
 
CHAPTER 17.52 - OFF-STREET PARKING AND LOADING 
 
17.52.010 Applicability. 
The construction of a new structure or parking lot, or alterations to the size or use of an existing 
structure, parking lot or property use shall require site plan review approval and compliance with this 
chapter.  This chapter does not apply to single- and two-family residential dwellings. 
Finding: Applicable.  The applicant proposed to construct a retail building and associated parking lot 
within the Mixed Use Downtown District, this section is applicable. 
 
17.52.15 Planning Commission Adjustment of Parking Standards. 
Finding: Not Applicable. The development application does not include a Planning Commission 
adjustment of parking standards. 
 
17.52.020 Number of Automobile Spaces Required. 
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A. The number of parking spaces shall comply with the minimum and maximum standards listed in 
Table 17.52.020. The parking requirements are based on spaces per 1,000 square feet net 
leasable area unless otherwise stated. 

Finding: Complies with Condition.  The parking lot is proposed to support a 11,582 square foot retail 
building.  The applicant proposed a 32 stall parking lot. 
 
 
 
 
 
 
The previous Site Plan and Design Review application approved for the site (Planning file SP 99-11R) 
included condition of approval #3 which stated: 

The number of on-site parking spaces for the 16.67-acre Home Depot lease area, including the 
proposed Home Depot building and future “Pad A” and “Pad B”, shall be limited to 615 parking 
spaces.  

 
The applicant’s narrative indicated: 

The minimum required parking is 46 spaces and the maximum allowed is 55 spaces. The project proposes 
31 parking spaces including two ADA accessible spaces within its lease area. America’s Tire will enter into 
a shared parking agreement with Home Depot to accommodate the 15 minimum space discrepancy.   

Subsequent to the proposed development the subject site will be constructed with 586 parking stalls 
including 33 stalls allocated to the proposed development, 456 stalls allocated to the Home Depot (13 of 
which would be shared with the proposed development) and 83 stalls allocated to a future lease area.  
The construction of the proposed development will result in an overall loss of 10 parking stalls onsite.  
As the Home Depot parking minimum is 228 parking stalls and Home Depot will have 456 parking stalls, 
the 15 stalls shared between the subject site and the Home Depot are acceptable and do not require a 
parking reduction.   
 
Prior to issuance of an occupancy permit onsite the applicant shall submit documentation 
demonstrating a signed parking agreement allowing the proposed development to utilize 13 parking 
stalls within the Home Depot parking (outside of the lease area).  Staff has determined it is possible, 
likely and reasonable the applicant can meet this standard by complying with Condition of Approval 
26. 
 
17.52.020.A.1. Multiple Uses. In the event several uses occupy a single structure or parcel of land, the 
total requirements for off-street parking shall be the sum of the requirements of the several uses 
computed separately.  
Finding: Complies as Proposed.  The applicant provided the parking calculations onsite based on 
multiple uses such as sales of bulky merchandise (as identified in the previous approval, file SP 99-11R) 
as well as retail. 
 
17.52.020.A.2. Requirements for types of buildings and uses not specifically listed herein shall be 
determined by the community development director, based upon the requirements of comparable uses 
listed.  
Finding: Not Applicable.  The proposed use was identified. 
 

Table 17.52.020 
Number of automobile spaces required. 
LAND USE 

PARKING REQUIREMENTS 

MINIMUM MAXIMUM 

Retail Store, Shopping Center, Restaurants 4.10 (47 stalls) 5 (57 stalls) 
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17.52.020.A.3.Where calculation in accordance with the above list results in a fractional space, any 
fraction less than one-half shall be disregarded and any fraction of one-half or more shall require one 
space.  
Finding: Complies as Proposed. The applicant used the rounding techniques identified in this Chapter. 
 
17.52.020.A.4. The minimum required parking spaces shall be available for the parking of operable 
passenger automobiles of residents, customers, patrons and employees only, and shall not be used for 
storage of vehicles or materials or for the parking of vehicles used in conducting the business or use.  
Finding: Complies with Condition. The applicant did not respond to this section.  The applicant indicated 
that “The minimum required parking spaces (33) shall be available for residents, customers, patrons and 
employees”.  As 47 parking stalls are required at a minimum, prior to issuance of a building permit 
associated with the proposed development the applicant shall submit documentation assuring the 
minimum required parking spaces for the proposed development shall be available for the parking of 
operable passenger automobiles of residents, customers, patrons and employees only, and shall not be 
used for storage of vehicles or materials or for the parking of trucks used in conducting the business or 
use. Staff determined that it is likely and reasonable that the applicant can meet this standard 
through Condition of Approval 26. 
 
17.52.020.A.5. A Change in use within an existing building located in the MUD Design District is exempt 
from additional parking requirements. Additions to an existing building and new construction are 
required to meet the minimum parking requirements for the areas as specified in Table 17.52.020 for the 
increased square footage. 
Finding: Not Applicable.  The proposed development includes the construction of a new structure. 
 
17.52.020.B. Parking requirements can be met either onsite, or offsite by meeting the following 
conditions: 
1. Mixed uses. If more than one type of land use occupies a single structure or parcel of land, the total 
requirements for off-street automobile parking shall be the sum of the requirements for all uses, unless it 
can be shown that the peak parking demands are actually less (e.g. the uses operate on different days or 
at different times of the day). In that case, the total requirements shall be reduced accordingly, up to a 
maximum reduction of 50%, as determined by the community development director.  
2. Shared parking. Required parking facilities for two or more uses, structures, or parcels of land may be 
satisfied by the same parking facilities used jointly, to the extent that the owners or operators show that 
the need for parking facilities does not materially overlay (e.g., uses primarily of a daytime versus 
nighttime nature), that the shared parking facility is within 1,000 feet of the potential uses, and provided 
that the right of joint use is evidenced by a recorded deed, lease, contract, or similar written instrument 
authorizing the joint use.  
3. On-Street Parking. On-street parking may be counted toward the minimum standards when it is on the 
street face abutting the subject land use. An on-street parking space must not obstruct a required clear 
vision area and it shall not violate any law or street standard. On-street parking for commercial uses 
shall conform to the following standards: 
a. Dimensions. The following constitutes one on-street parking space: 
1. Parallel parking, each [22] feet of uninterrupted and available curb; 
2. [45/60] degree diagonal, each with [15] feet of curb; 
3. 90 degree (perpendicular) parking, each with [12] feet of curb. 
4.  Public Use Required for Credit. On-street parking spaces counted toward meeting the parking 
requirements of a specific use may not be used exclusively by that use, but shall be available for general 
public use at all times. Signs or other actions that limit general public use of on-street spaces are 
prohibited. 
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Finding: Not Applicable.  The applicant has proposed to utilize any of the parking strategies identified in 
this section. 
 
17.52.020.C. Reduction of the Number of Automobile Spaces Required. The required number of parking 
stalls may be reduced in the Downtown Parking Overlay District: 50% reduction in the minimum number 
of spaces required is allowed prior to seeking further reductions in sections 2 and 3 below 
1. Transit Oriented Development. For projects not located within the Downtown Parking Overlay 
District, the Community Development Director may reduce the required number of parking stalls up to 
25% when it is determined that a project in a commercial center (60,000 square feet or greater of retail 
or office use measured cumulatively within a 500 foot radius)  or multi-family development with over 80 
units, is adjacent to or within 1,320 feet of an existing or planned public transit street and is within 1,320 
feet of the opposite use (commercial center or multi-family development with over 80 units)  
2. Reduction in Parking for Tree Preservation. The Community Development Director may grant an 
adjustment to any standard of this requirement provided that the adjustment preserves a regulated tree 
or grove so that the reduction in the amount of required pavement can help preserve existing healthy 
trees in an undisturbed, natural condition. The amount of reduction must take into consideration any 
unique site conditions and the impact of the reduction on parking needs for the use, and must be 
approved by the Community Development Director. This reduction is discretionary. 
3. Transportation Demand Management. The Community Development Director may reduce the 
required number of parking stalls up to 25% when a parking-traffic study prepared by a traffic engineer 
demonstrates: 
a. Alternative modes of transportation, including transit, bicycles, and walking, and/or special 
characteristics of the customer, client, employee or resident population will reduce expected vehicle use 
and parking space demand for this development, as compared to standard Institute of Transportation 
Engineers vehicle trip generation rates and further that the Transportation Demand Management 
Program promotes or achieves parking utilization lower than minimum city parking requirements.  
b. Transportation Demand Management (TDM) Program has been developed for approval by, and 
is approved by the City Engineer. The plan will contain strategies for reducing vehicle use and parking 
demand generated by the development and will be measured annually. If, at the annual assessment, the 
City determines the plan is not successful, the plan may be revised. If the City determines that no good-
faith effort has been made to implement the plan, the City may take enforcement actions.  
Finding: Not Applicable.  The applicant has not proposed a reduction in automobile parking stalls at this 
time. 
 
17.52.030. Standards for Automobile Parking. 
17.52.030.A.   Access. Ingress and egress locations on public thoroughfares shall be located in the interests 
of public traffic safety. Groups of more than four parking spaces shall be so located and served by 
driveways so that their use will require no backing movements or other maneuvering within a street right-
of-way other than an alley. No driveway with a slope of greater than fifteen percent shall be permitted 
without approval of the city engineer. 
Finding: Complies as Proposed.  The proposed development will be accessed from the existing Home 
Depot parking lot.  No changes to access on the public right-of-way is proposed or required.  The 
development proposal included a Traffic Impact Analysis (TIA) prepared by Brian Dunn, PE of Kittelson 
and Associates (Exhibit 2).  The traffic study was reviewed by John Replinger, P.E. of Replinger and 
Associates, a City consultant whom concluded “I find that the TIA provides an adequate basis upon 
which to assess the impacts of the proposed tire store. I agree that off-site mitigation for traffic impacts 
is not required” (Exhibit 4). 
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17.52.030.B.   Surfacing. Required off-street parking spaces and access aisles shall have paved surfaces 
adequately maintained. The use of pervious asphalt/concrete and alternative designs that reduce storm 
water runoff and improve water quality pursuant to the city’s Stormwater and Low Impact Development 
Design Standards are encouraged. 
Finding: Complies as Proposed.  The proposed parking lot would be paved and maintained by America’s 
Tire. 
 
17.52.030.C.   Drainage. Drainage shall be designed in accordance with the requirements of Chapter 13.12 
and the city public works stormwater and grading design standards. 
Finding: Please refer to the analysis in chapter 13.12 of this report.  
 
17.52.030.D. Dimensional Standards. 
1. Requirements for parking developed at varying angles are according to the table included in this 
section. A parking space shall not be less than seven feet in height when within a building or structure, 
and shall have access by an all-weather surface to a street or alley.  Parking stalls in compliance with the 
American with Disabilities Act may vary in size in order to comply with the Building Division 
requirements.  Up to 35% of the minimum required parking may be compact, while the remaining 
required parking stalls are designed to standard dimensions.  The Community Development Director may 
approve alternative dimensions for parking stalls in excess of the minimum requirement which comply 
with the intent of this chapter.   
2. Alternative parking/ plan. Any applicant may propose an alternative parking plan. Such 
plans are often proposed to address physically constrained or smaller sites, however innovative 
designs for larger sites may also be considered. In such situations, the Community Development 
Director may approve an alternative parking lot plan with variations to parking dimensions of this 
section.  The alternative shall be consistent with the intent of this chapter and shall create a safe 
space for automobiles and pedestrians while providing landscaping to the quantity and quality 
found within parking lot landscaping requirements.   

PARKING STANDARD 
PARKING ANGLE SPACE DIMENSIONS  

 
A 

Parking 
Angle 

 B 
Stall 

Width 

C 
Stall to Curb 

D 
Aisle Width 

E 
Curb Length 

F 
Overhang 

90 
degrees 

Standard 
Compact 

9’ 
8’ 

19.0’ 
16.0’ 

24’ 
22’ 

9’ 
8’ 

1.5 

All dimensions are to the nearest tenth of a foot. 
OVERHANG 
NOTE: Overhang dimensions are intended to indicate possible location from parking area edge for 
location of bumpers. 
Finding: Complies as Proposed.  The proposed parking stalls are all at 90 degree angles and are 9 feet in 
width and 19 feet in depth.  The drive aisles proposed are 24 feet in width. 
 
As demonstrated in chapter 17.58 of this report, the applicant is required to upgrade the existing 
parking stalls and associated landscaping.   
 
17.52.030.E. Carpool and Vanpool Parking. New developments with  seventy-five or more parking 
spaces, and new hospitals, government offices, group homes, nursing and retirement homes, schools and 
transit park-and-ride facilities with fifty or more parking spaces, shall identify the spaces available for 
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employee, student and commuter parking and designate at least 5%, but not fewer than two, of those 
spaces for exclusive carpool and vanpool parking. Carpool and vanpool parking spaces shall be located 
closer to the main employee, student or commuter entrance than all other employee, student or 
commuter parking spaces with the exception of ADA accessible parking spaces. The carpool/vanpool 
spaces shall be clearly marked “Reserved - Carpool/Vanpool Only.” 
Finding: Not Applicable.  The proposed development is for a retail use.  
 
17.52.040. Bicycle Parking Standards- 
17.52.040.A. Purpose-Applicability. To encourage bicycle transportation to help reduce principal reliance 
on the automobile, and to ensure bicycle safety and security, bicycle parking shall be provided in 
conjunction with all uses other than single-family dwellings or duplexes. 
Finding: Applicable.  The proposed parking lot supports retail use. Bicycle parking standards are 
applicable.   
 
17.52.040.B. Number of Bicycle Spaces Required. For any use not specifically mentioned in Table A, the 
bicycle parking requirements shall be the same as the use which, as determined by the Community 
Development Director is most similar to the use not specifically mentioned. Calculation of the number of 
bicycle parking spaces required shall be determined in the manner established in Section 17.52.020 for 
determining automobile parking space requirements.  Modifications to bicycle parking requirements may 
be made through the Site Plan and Design, Conditional Use, or Master Plan review process. 
 
TABLE A Required Bicycle Parking Spaces* 
Where two options for a requirement are provided, the option resulting in more bicycle parking applies. 
Where a calculation results in a fraction, the result is rounded up to the nearest whole number. 

USE  MINIMUM BICYCLE 
PARKING  

MINIMUM BICYCLE PARKING –  
COVERED – The following 
percentage of bicycle parking is 
required to be covered 

Retail stores and shopping centers 1 per 20 auto spaces 
(minimum of 2) 

50% (minimum of 2) 

*Covered bicycle parking is not required for developments with 2 or fewer stalls. 
Finding: Complies as Proposed.  The applicant proposed to install three bicycle covered parking stalls on 
the north side of the structure near the main entranceway.  As identified in OCMC 17.52.020, 45 parking 
stalls are required to support the proposed structure.  Per this criterion, three bicycle parking stalls is 
required to support the proposed retail building (45/20=2.25, rounded up to the nearest whole 
number).   
 
17.52.040.C. Security of Bicycle Parking  
Bicycle parking facilities shall be secured.  Acceptable secured bicycle parking area shall be in the form of 
a lockable enclosure onsite, secure room in a building onsite, a covered or uncovered rack onsite, bicycle 
parking within the adjacent right-of-way or another form of secure parking where the bicycle can be 
stored, as approved by the decision maker. All bicycle racks and lockers shall be securely anchored to the 
ground or to a structure. Bicycle racks shall be designed so that bicycles may be securely locked to them 
without undue inconvenience and, when in the right-of-way shall comply with clearance and ADA 
requirements. 
Finding: Complies as Proposed.  The applicant stated that a secure bicycle rack will be provided under 
the awning at the north side of the building. 
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17.52.040.D.   Bicycle parking facilities shall offer security in the form of either a lockable enclosure in 
which the bicycle can be stored or a stationary rack to which the bicycle can be locked. All bicycle racks 
and lockers shall be securely anchored to the ground or to a structure. Bicycle racks shall be designed so 
that bicycles may be securely locked to them without undue inconvenience. 
Location of Bicycle Parking 
1. Bicycle parking shall be located on-site, in one or more convenient, secure and accessible location. 
The City Engineer and the Community Development Director may permit the bicycle parking to be 
provided within the right-of-way provided adequate clear zone and ADA requirements are met. If sites 
have more than one building, bicycle parking shall be distributed as appropriate to serve all buildings. If a 
building has two or more main building entrances, the review authority may require bicycle parking to be 
distributed to serve all main building entrances, as it deems appropriate.  
 
Finding: Complies as Proposed.  The applicant stated that a secure bicycle rack will be provided under 
the awning at the north side of the building.  A bicycle rack could be securely locked to the bicycle rack. 
 
17.52.040.D.2. Bicycle parking areas shall be clearly marked or visible from on-site buildings or the 
street. If a bicycle parking area is not plainly visible from the street or main building entrance, a sign 
must be posted indicating the location of the bicycle parking area. Indoor bicycle parking areas shall not 
require stairs to access the space unless approved by the community development director.  
Finding: Complies as Proposed.  The applicant stated that a secure bicycle rack will be provided under 
the awning at the north side of the building. 
 
17.52.040.D.3. All bicycle parking areas shall be located to avoid conflicts with pedestrian and motor 
vehicle movement. 
a. Bicycle parking areas shall be separated from motor vehicle parking and maneuvering areas and 
from arterial streets by a barrier or a minimum of five feet.  
b. Bicycle parking areas shall not obstruct pedestrian walkways; provided, however, that the review 
authority may allow bicycle parking in the right-of-way where this does not conflict with pedestrian 
accessibility.  
Finding: Complies as Proposed.  The bicycle rack will be provided under the awning at the north side of 
the building, away from automobile access. 
 
17.52.040.D.4. Accessibility. 
a. Outdoor bicycle areas shall be connected to main building entrances by pedestrian accessible 
walkways. 
b. Outdoor bicycle parking areas shall have direct access to a right-of-way. 
c.  Outdoor bicycle parking should be no farther from the main building entrance than the distance 
to the closest vehicle space, or 50 feet, whichever is less, unless otherwise determined by the community 
development director, city engineer, or planning commission. 
Finding: Complies as Proposed.  The bicycle rack will be provided on the pedestrian accessway, adjacent 
to the main entrance of the building. 
 
17.52.060. Parking Lot Landscaping. 
17.52.060.A. Development Standards 
17.52.060.A.1. The landscaping shall be located in defined landscaped areas that are uniformly 
distributed throughout the parking or loading area. 
Finding: Complies as Proposed. The applicant proposed to install landscaping throughout the parking 
lot. 
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17.52.060.A.2. All areas in a parking lot not used for parking, maneuvering, or circulation shall be 
landscaped. 
Finding: Complies as Proposed. All areas within the parking lot will be utilized for parking, maneuvering 
or circulation. 
 
17.52.060.A.3. Parking lot trees shall be a mix of deciduous shade trees and coniferous trees. The trees 
shall be evenly distributed throughout the parking lot as both interior and perimeter landscaping to 
provide shade.  
Finding: Complies as Proposed. The proposed landscaping plan includes a mix of deciduous and 
coniferous trees throughout the parking lot. 
 
17.52.060.A.4. Required landscaping trees shall be of a minimum two-inch minimum caliper size (though 
it may not be standard for some tree types to be distinguished by caliper), planted according to American 
Nurseryman Standards, and selected from the Oregon City Street Tree List; 
Finding: Complies as Proposed.  The landscaping plan was prepared by Michael O’Brien a registered 
landscape architect and the plant species were selected for their appropriateness.  None of the plants 
identified on the plan are on the Oregon City Nuisance Plant List.  All trees are a minimum of 2 inches in 
caliper and the applicant indicated that the landscaping is planted according to American Nurseryman 
Standards.   
 
17.52.060.A.5.   Landscaped areas shall include irrigation systems unless an alternate plan is submitted, 
and approved by the Community Development Director, that can demonstrate adequate maintenance. 
Finding: Complies as Proposed.  The proposed development will include irrigation. 
 
17.52.060.A.6. All plant materials, including trees, shrubbery and ground cover should be selected for 
their appropriateness to the site, drought tolerance, year-round greenery and coverage and staggered 
flowering periods. Species found on the Oregon City Native Plant List are strongly encouraged and 
species found on the Oregon City Nuisance Plant List are prohibited. 
Finding: Complies as Proposed.  The landscaping plan was prepared by Michael O’Brien, a registered 
landscape architect and the plant species were selected for their appropriateness.  None of the plants 
identified on the plan are on the Oregon City Nuisance Plant List. 
 
17.52.060.A.7. The landscaping in parking areas shall not obstruct lines of sight for safe traffic operation 
and shall comply with all requirements of Chapter 10.32, Traffic Sight Obstructions. 
Finding: Complies as Proposed.  The applicant submitted a Transportation Analysis Letter (TAL) 
prepared under the direction of Brian J. Dunn, PE of Kittelson & Associates, Inc.  (Exhibit 2). 
 
The TAL was reviewed by John Replinger, a City consultant at Replinger and Associates whom 
determined that “The engineer measured sight distance at the two existing site access locations on 
Washington Street and verified the adequacy. I concur with his analysis and conclusions about the 
adequacy of sight distance” (Exhibit 4).  
 
17.52.060.A.8.  Landscaping shall incorporate design standards in accordance with Chapter 13.12,   
Stormwater Management. 
Finding: Please refer to the analysis in Chapter 13.12 of this report. 
 
17.52.060.B. Perimeter Parking Lot Landscaping and Parking Lot Entryway/Right-of-Way Screening. 
Parking lots shall include a 5-foot wide landscaped buffer where the parking lot abuts the right-of-way 
and/or adjoining properties.  In order to provide connectivity between non-single-family sites, the 
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Community Development Director may approve an interruption in the perimeter parking lot landscaping 
for a single driveway where the parking lot abuts property designated as multi-family, commercial or 
industrial.  Shared driveways and parking aisles that straddle a lot line do not need to meet perimeter 
landscaping requirements.  
Finding: Complies as Proposed. The proposed development plan includes landscaping (exceeding 5 feet 
in width) between the parking lot and the adjacent right-of-way in the locations where no building is 
present.  The plan does not include perimeter parking lot landscaping between the parking lot and the 
adjacent parking lot for Home Deport which is on the same lot but outside of the lease area.  As the 
parking lot does not abut the property line in this location, the perimeter parking lot landscaping is not 
required. 
 
17.52.060.B.1.a The  perimeter parking lot area shall  include:   
a.    Trees spaced a maximum of thirty-five feet apart (minimum of one tree on either side of the 
entryway is required). When the parking lot is adjacent to a public right-of-way, the parking lot trees 
shall be offset from the street trees;  
Finding: Complies as Proposed. The landscaping trees spaced no more than 35 feet apart.  The lease 
area does not include the entryway to the right-of-way and thus a tree is not proposed adjacent to the 
site ingress/egress.  
 
17.52.060.B.1.b. Ground cover, such as wild flowers, spaced a maximum of 16-inches on center covering 
one hundred percent of the exposed ground within 3 years. No bark mulch shall be allowed except under 
the canopy of shrubs and within two feet of the base of trees; and  
Finding: Complies with Condition. The applicant proposed ground cover, such as wild flowers, spaced a 
maximum of 16-inches on center within the perimeter parking lot area and indicated that the 
groundcover would cover one hundred percent of the exposed ground within 3 years.   
 
The plan did not indicate that no bark mulch shall be allowed except under the canopy of shrubs and 
within two feet of the base of trees.  Prior to issuance of permits associated with this development the 
applicant shall submit a revised landscaping plan displaying that for the perimeter parking lot 
landscaped area no bark mulch shall be allowed except under the canopy of shrubs and within two feet 
of the base of trees.  Staff determined that it is likely and reasonable that the applicant can meet this 
standard through Condition of Approval 21. 
 
17.52.060.B.1.c. An evergreen hedge screen of thirty to forty-two inches high or shrubs spaced no more 
than four feet apart on average. The hedge/shrubs shall be parallel to and not nearer than two feet from 
the right-of-way line. The required screening shall be designed to allow for free access to the site and 
sidewalk by pedestrians. Visual breaks, no more than five feet in width, shall be provided every thirty feet 
within evergreen hedges abutting public right-of-ways. 
Finding: Complies as Proposed. The landscaping plan includes english laurel shrubs spaced no more 
than 4 feet apart on average. 
 
17.52.060.C. Parking Area/Building Buffer. Parking areas shall be separated from the exterior wall of a 
structure, exclusive of pedestrian entranceways or loading areas, by one of the following: 
1.    Minimum five-foot wide landscaped planter strip (excluding areas for pedestrian connection) 
abutting either side of a parking lot sidewalk with: 
a. Trees spaced a maximum of thirty-five feet apart; 
b. Ground cover such as wild flowers, spaced a maximum of 16-inches on center covering one hundred 
percent of the exposed ground within three years. No bark mulch shall be allowed except under the 
canopy of shrubs and within two feet of the base of trees; and 

SP 14-16, CD 14-01 and US 14-05: America’s Tire  Page 43 
 



c. An evergreen hedge of thirty to forty-two inches or shrubs placed no more than four feet apart on 
average; or 
2.    Seven-foot sidewalks with shade trees spaced a maximum of thirty-five feet apart in three-foot by 
five-foot tree wells. 
Finding: Complies with Condition.  The standard allows for either a 5 foot wide landscaped strip with 
trees, groundcover and shrubs or a 7 foot wide sidewalk with trees in tree wells every 35 feet.  The 
applicant proposed a design which includes a 16 foot sidewalk with a tree in a tree well for the 
northwestern most 32 feet abutting the building, an alternative design for 73 feet between the bay 
doors and the parking lot (which consists of a 16 foot wide visually contrasting concrete and four 
islands) and a 5 foot wide landscaped area planted with groundcover for 21 feet at the southwest 
portion of the structure.  This standard does not apply to the southernmost 15 feet of the structure 
abutting loading area. 
 
The design of the northwestern most 32 feet of the parking area/building buffer complies with the 
standards in this section with a 3 foot by 5 foot tree well.  In addition the applicant proposed a 10 foot 
sidewalk with a3 foot by 5 foot tree well adjacent to the southernmost portion of the building and the 
parking lot.  
 
The alternative design abutting the bays is analyzed below in section 17.52.070. 
 
The design of the 5 foot wide landscaped area planted with groundcover for 21 feet at the southwest 
portion of the structure does not comply with this section, as no trees or groundcover is proposed.  Prior 
to issuance of a grading or building permit for the proposed development the applicant shall submit a 
revised landscaping plan demonstrating landscaping within 5 foot wide parking area/building buffer on 
the southwest portion of the building in compliance with OCMC 17.52.060.C.1 including a 2 inch caliper 
tree and an evergreen hedge of thirty to forty-two inches or shrubs placed no more than four feet apart 
on average.   Staff determined that it is likely and reasonable that the applicant can meet this 
standard through Condition of Approval 21. 
 
17.52.060.D.   Interior Parking Lot Landscaping. Surface parking lots shall have a minimum ten percent of 
the interior of the gross area of the parking lot devoted to landscaping to improve the water quality, 
reduce storm water runoff, and provide pavement shade. Interior parking lot landscaping shall not be 
counted toward the fifteen percent minimum total site landscaping required by Section 17.62.050(1) 
unless otherwise permitted by the dimensional standards of the underlying zone district.  Pedestrian 
walkways or any impervious surface in the landscaped areas are not to be counted in the percentage. 
Interior parking lot landscaping shall include: 
Finding: Complies with Condition.  The applicant noted that the landscaping exceeds 10% of the interior 
gross area of the parking lot but did not provide the calculation.  Prior to issuance of a grading or 
building permit associated with this proposed development the applicant shall submit documentation 
demonstrating compliance with the interior parking lot landscaping standards in chapter 17.52.060.D of 
the Oregon City Municipal Code. Staff determined that it is likely and reasonable that the applicant can 
meet this standard through Condition of Approval 21. 
 
17.52.060.D.a.   A minimum of one tree per six parking spaces. 
Finding: Complies as Proposed.  The applicant proposed to install 33 new parking stalls within the lease 
area and 2 new parking stalls outside of the lease area, requiring 5 (2 inch caliper) interior parking lot 
landscaping tree (35/6=5.8). The development proposal included 5 trees within the interior parking lot 
landscaping. 
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17.52.060.D.b.   Ground cover, such as wild flowers, spaced a maximum of 16-inches on center covering 
one hundred percent of the exposed ground within three years. No bark mulch shall be allowed except 
under the canopy of shrubs and within two feet of the base of trees.  
Finding: Complies with Condition. The applicant indicated that ground cover, such as wild flowers, 
spaced a maximum of 16-inches on center and that it would cover one hundred percent of the exposed 
ground within 3 years.  The applicant did not indicate that no bark mulch shall be allowed except under 
the canopy of shrubs and within two feet of the base of trees for all locations in which there is interior 
parking lot landscaping.  Prior to issuance of building permits associated with this development the 
applicant shall submit a revised landscaping plan displaying that for the interior landscaping no bark 
mulch shall be allowed except under the canopy of shrubs and within two feet of the base of trees.   
 
The applicant proposed to install a 5 foot by 5 foot interior parking lot landscaping island within the 
existing parking stalls on the west side of lease area per the requirements of  section 17.58.  The design 
and landscaping within the island is analyzed under an alternative landscape plan in section 17.52.070. 
Staff determined that it is likely and reasonable that the applicant can meet this standard through 
Condition of Approval 21. 
 
17.52.060.D.c.   Shrubs spaced no more than four feet apart on average. 
Finding: Complies with Condition. The landscape plan (sheet L 1.0) did not include shrubs space no 
more than 4 feet apart over all of the interior parking lot landscaping (including but not limited to the 
island proposed to the west of the structure as well as the island proposed to the south of the 
structure).  Prior to issuance of building permits associated with this development the applicant shall 
submit a revised landscaping plan displaying shrubs are spaced no more than four feet apart on average 
over all interior parking lot landscaping.   
 
The applicant proposed to install a 5 foot by 5 foot interior parking lot landscaping island within the 
existing parking stalls on the west side of lease area per the requirements of  section 17.58.  The design 
and landscaping within the island is analyzed under an alternative landscape plan in section 17.52.070. 
Staff determined that it is likely and reasonable that the applicant can meet this standard through 
Condition of Approval 21. 
 
17.52.060.D.d.   No more than eight contiguous parking spaces shall be created without providing an 
interior landscape strip between them. Landscape strips shall be provided between rows of parking shall 
be a minimum of six feet in width and a minimum of 10 feet in length. 
Finding: Complies as Proposed.  The applicant did not propose to install more than 7 contiguous parking 
stalls.  However, the applicant proposed to utilize some existing parking stalls within the lease site which 
are configured with 10 contiguous stalls.  In conjunction with the nonconforming upgrades to the site, 
the applicant proposed to add 5 foot by 5 foot landscaped island between the 10 contiguous parking 
stalls.  The size of the landscape island is analyzed under an alternative landscape plan in section 
17.52.070. 
 
17.52.060.D.e.  Pedestrian walkways shall have shade trees spaced a maximum of every thirty-five feet 
in a minimum three-foot by five-foot tree wells; or 
Trees spaced every thirty-five feet, shrubs spaced no more than four feet apart on average, and ground 
cover covering one hundred percent of the exposed ground. No bark mulch shall be allowed except under 
the canopy of shrubs and within two feet of the base of trees. 
Finding: Complies with Condition.  The proposed development provides a pedestrian accessway though 
the middle of the subject sit, connecting with an existing pedestrian path on the Home Depot property.  
The applicant has provided three trees spaced no more than 35 feet apart along the accessway as well 
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as groundcover.  No shrubs are proposed.  Prior to issuance of a grading or building permit associated 
with this proposed development the applicant shall submit a revised landscaping plan with shrubs 
spaced no more than 4 feet apart on average adjacent to the pedestrian walkway within the parking lot 
(exclusive of where it crosses the drive aisle). Staff determined that it is likely and reasonable that the 
applicant can meet this standard through Condition of Approval 21. 
 
17.52.060.E. Installation. 
1.   All landscaping shall be installed according to accepted planting procedures, according to American 
Nurseryman Standards. 
2.   The site, soils and proposed irrigation systems shall be appropriate for the healthy and long-term 
maintenance of the proposed plant species. 
3.   Certificates of occupancy shall not be issued unless the landscaping requirements have been met or 
other arrangements have been made and approved by the city, such as the posting of a surety. 
Finding: Complies as Proposed.  A landscaping plan by Michael O’Brien was submitted which included 
installation requirements, however, the development proposal did not indicate compliance with this 
section.  The applicant noted that all landscaping would be installed according to accepted planting 
procedures, according to American Nurseryman Standards. 
 
17.52.070. Alternative landscaping plan.  
Any applicant may propose an alternative landscaping plan. Such plans are often proposed to address 
physically constrained or smaller sites, however innovative designs for larger sites may also be 
considered. Alternative plans may include the use of low impact development techniques and minimized 
landscaping requirements. In such situations, the Community Development Director may approve 
variations to the landscaping standards of section 17.52.060. 
A. General Review Standard.  The alternative shall be meet or exceed the intent of this chapter and 
shall create a safe space for automobiles and pedestrians. The alternative landscaping plan shall be 
prepared by a licensed landscape architect. 
B. Credit for Pervious / Low Impact Development. The Community Development Director may count 
up to 50% of the square footage of any pervious hardscaped landscape material within a parking lot that 
is designed and approved pursuant to the City’s adopted Stormwater and Low Impact Development 
Design Standards toward minimum landscaping requirements for the site. (This includes porous 
pavement detention, open celled block pavers, porous asphalt, porous concrete pavement, porous turf, 
porou gravel, etc). 
Finding: Complies with Condition.  The applicant proposed an alternative landscaping plan for two 
items: 
 
Alternative Landscaping #1: 
The applicant proposed an alternative landscaping plan for a portion of the parking area/building buffer 
in OCMC 17.52.060.C.  The standard allows for either a 5 foot wide landscaped strip with trees, 
groundcover and shrubs or a 7 foot wide sidewalk with trees in tree wells every 35 feet.  The applicant 
proposed a design which includes a 16 foot sidewalk with a tree in a tree well for the northwestern most 
32 feet abutting the building, an alternative design for 73 feet between the bay doors and the parking 
lot (which consists of a 16 foot wide visually contrasting concrete and four islands) and a 5 foot wide 
landscaped area planted with groundcover for 21 feet at the southwest portion of the structure.  This 
standard does not apply to the southernmost 15 feet of the structure abutting loading area. 
 
The applicant proposed an alternative design for the middle portion of the parking area/building buffer 
adjacent to the bay doors.  The purpose of the standard is to provide visual relief between the parking 
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lot and the building, provide a sufficient space for pedestrians, as well as reduce stormwater by 
providing landscaping.  In order to mitigate the design alternative, the applicant proposed: 

• Increasing the width of the pedestrian accessway from 7 feet to 16 feet in width.  The increase 
width provide additional space for pedestrians. 

• Provided a visually contrasting concrete walkway to distinguish the space for pedestrians. The 
visually contrasting ground treatment defines a space for pedestrians, similar to a sidewalk. 

• Provide four islands between the bay doors to provide refuge for pedestrians.  The islands 
provide a safe space for pedestrians to walk.  Two of the islands adjacent to the building include 
ground cover while the two island adjacent to the parking lot do not.  In order to increase the 
amount of impervious surfaces and comply with the parking area/building buffer, prior to 
issuance of a grading or building permit for the proposed development the applicant shall 
submit a revised landscaping plan demonstrating shrubs and groundcover within the two 
islands adjacent to the structure and groundcover within the two islands adjacent to the 
parking lot within the parking area/building buffer.   

• Relocate the trees within the western interior parking lot landscaping island.  The western 
façade of the structure (exclusive of the loading area in which this standard does not apply) is 
125 feet in length.  With one tree required every 35 feet, the building requires 3 trees 
(125/35=3.57).  The applicant proposed to plant one 2 inch caliper tree within a tree well along 
the northwest portion of the building and is required to plant one 2 inch caliper tree on the 
southwest portion of the building within the 5 foot landscape area.  Rather than plant the third 
tree within adjacent to the bay doors, the applicant proposed to relocate the tree to within the 
western interior parking lot landscaping island.  This location provides stormwater benefits and 
also provides visual relief for the building. 

• Increase the size of the trees within the interior parking lot landscaping islands. The applicant 
proposed to increase the size of 3 interior parking lot landscaping trees from 2 inches in caliper 
to 3 inches in caliper.   

The mitigation proposed is adequate and meets the intent of the standard. The alternative design will 
accommodate automobiles driving into the three bays on the west side of the structure as well as 
provide a space for pedestrians and opportunities for stormwater.   
 
Prior to issuance of a grading or building permit for the proposed development the applicant shall 
submit a revised landscaping plan demonstrating landscaping within 5 foot wide parking area/building 
buffer on the southwest portion of the building in compliance with OCMC 17.52.060.C.1 as well as 
shrubs and groundcover within the four islands in the parking area/building buffer.   
 
Alternative Landscaping #2: 
The applicant proposed an alternative landscaping plan for interior parking lot landscaping in OCMC 
17.52.060.D.  The standard requires no more than eight contiguous parking spaces without a landscape 
strips which is a minimum of six feet in width and a minimum of 10 feet in length.  In addition, the 
landscaping requirements for groundcover, shrubs and trees are also applicable.  The applicant 
proposed to install a 5 foot by 5 foot interior parking lot landscaping island planted with groundcover 
and a tree within the existing parking stalls on the west side of lease area.  The island is a proposed 
upgrade per the Nonconforming requirements in section 17.58. 
 
The purpose of the standard is to allow shade throughout the parking lot, increase the amount of 
impervious surfaces and visually soften the parking lot.  The applicant has proposed the following 
mitigation: 

• Construct more interior parking lot landscaping islands than required.  The existing design 
includes two existing interior parking lot landscaping island spaced on either side of a walkway 
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within the lease area to provide protection to pedestrians walking from the proposed retail 
store to other buildings onsite.  The applicant proposed to install an additional interior island 
rather than remove one of the existing island and relocate it.  By retaining the existing island, 
pedestrians are provided a buffer from the parking lot and the existing mature trees will be 
retained in addition to the construction of an additional island with landscaping. 

• Install a tree and groundcover within the proposed island.  An additional tree would be planted 
to provide shade and visually soften the parking lot. 

• Increase the size of a tree within the interior parking lot landscaping island. The applicant 
proposed to increase the size of an interior parking lot landscaping tree from 2 inches in caliper 
to 3 inches in caliper.   

 
The mitigation proposed is adequate and meets the intent of the standard. The alternative design 
will increase the amount of pervious surfaces onsite, provide additional shade as well as visual relief 
within the parking lot.   

Staff determined that it is likely and reasonable that the applicant can meet this standard through 
Condition of Approval 21. 
 
17.52.080. Maintenance.  
The owner, tenant and their agent, if any, shall be jointly and severally responsible for the maintenance 
of the site including but not limited to the off-street parking and loading spaces, bicycle parking and all 
landscaping which shall be maintained in good condition so as to present a healthy, neat and orderly 
appearance and shall be kept free from refuse and debris.   
All plant growth in interior landscaped areas shall be controlled by pruning, trimming, or otherwise so 
that: 
a. It will not interfere with the maintenance or repair of any public utility; 
b. It will not restrict pedestrian or vehicular access; and 
c. It will not constitute a traffic hazard due to reduced visibility.  
Finding: Complies as Proposed.  The applicant indicated that the site would be continually maintained. 
 
17.52.090. - Loading Areas 
A. Purpose. 
1. The purpose of this section is to provide adequate loading areas for commercial, office, retail and 
industrial uses that do not interfere with the operation of adjacent streets. 
B. Applicability. 
1. Section 17.52.090 applies to uses that are expected to have service or delivery truck visits with a forty-
foot or longer wheelbase, at a frequency of one or more vehicles per week. The city engineer and 
decision maker shall determine through site plan and design review the number, size, and location of 
required loading areas, if any. 
C. Standards. 
1. The off-street loading space shall be large enough to accommodate the largest vehicle that is expected 
to serve the use without obstructing vehicles or pedestrian traffic on adjacent streets and driveways. 
Applicants are advised to provide complete and accurate information about the potential need for 
loading spaces because the city engineer or decision maker may restrict the use of other public right-of-
way to ensure efficient loading areas and reduce interference with other uses. 
2. Where parking areas are prohibited between a building and the street, loading areas are also 
prohibited. 
Finding: Complies as Proposed.  The applicant indicated that “a specific loading area is not proposed or 
needed for this project. Delivery of incoming inventory and pick up of recycled tires take place during off 
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hours. This allows the trucks to park in front of the bay doors for loading and unloading without 
disturbing the functions of the site”. 
 
17.52.090.C.3. The city engineer and decision maker, through site plan and design review, may approve 
a loading area adjacent to or within a street right-of-way when all of the following loading and 
unloading operations conditions are met: 
a. Short in duration (i.e., less than one hour); 
b. Infrequent (less than three operations daily between 5:00 a.m. and 12:00 a.m. or all operations 
between 12:00 a.m. and 5:00 a.m. at a location that is not adjacent to a residential zone); 
c. Does not obstruct traffic during peak traffic hours; 
d. Does not interfere with emergency response services; and 
e. Is acceptable to the applicable roadway authority. 
Finding: Not Applicable.  A loading area has not been proposed within the right-of-way. 
 
CHAPTER 17.58 – NONCONFORMING USES, STRUCTURES AND LOTS 
Nonconforming situations are created when the application of zoning district to a site changes or the 
zoning regulations change. As part of the change, existing uses, density, or development might no longer 
be allowed or are further restricted. Nonconforming uses, structures and lots are those uses, structures 
and lots that were lawfully established but do not conform to the provisions of this title or the provisions 
of the zoning district in which the use, structure or lot is located. The intent of these provisions is not to 
force all nonconforming situations immediately to be brought into conformance. Instead, the intent is to 
guide nonconforming situations in a new direction consistent with city policy, and, eventually, bring them 
into conformance. 
 
17.58.040.C.2. An expansion of a nonconforming structure with alterations that exceed the threshold of 
Subparagraph C.2.a below shall comply with the development standards listed in Subparagraph C.2.b. 
The value of the alterations and improvements is based on the entire project and not individual building 
permits. 
Findings: Applicable.  The applicant has proposed to construct a new building within a lease area of a 
larger development.  Though most of the lease area will be developed in accordance with the Oregon 
City Municipal Code, the applicant has proposed to utilize existing parking stalls within the lease area 
which were constructed prior to the adoption of existing standards for parking lot landscaping and do 
not comply.  In addition, the applicant proposed small alterations within the parking lot outside of the 
lease area to the south of the building.  The remainder of the site contains parking stalls and interior 
parking lot landscaping which were similarly constructed prior to the existing standards for parking lot 
landscaping and do not comply.  The existing site is nonconforming and subject to compliance with 
OCMC 17.58.040.C.2.   
 
17.58.040.C.2.a Thresholds triggering compliance. The standards of Subparagraph C.2.b below shall be 
met when the value of the proposed exterior alterations or additions to the site, as determined by the 
Community Development Director, is more then $75,000. The following alterations and improvements 
shall not be included in the threshold calculation: 
(1) Proposed alterations to meet approved fire and life safety agreements;  
(2) Alterations related to the removal of existing architectural barriers, as required by the Americans 
with Disabilities Act, or as specified in Section 1113 of the Oregon Structural Specialty Code; 
(3) Alterations required to meet Seismic Design Requirements; and 
(4) Improvements to on-site stormwater management facilities in conformance with Oregon City 
Stormwater Design Standards. 
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Findings: Complies with Condition.  The applicant did not identify the cost of the project.  It is assumed 
that the cost of the project is greater than $75,000 and upgrades are required.  Prior to issuance of a 
building or grading permit associated with the proposed development the applicant shall submit 
documentation identifying compliance with the nonconforming requirements in Chapter 17.58 of the 
Oregon City Municipal Code. Staff determined that it is likely and reasonable that the applicant can 
meet this standard through Condition of Approval 27. 
 
17.58.040.C.2.b Standards that shall be met. Developments not complying with the development 
standards listed below shall be brought into conformance.  

(1) Pedestrian circulation systems, as set out in the pedestrian standards that apply to the sites; 
(2) Minimum perimeter parking lot landscaping; 
(3) Minimum interior parking lot landscaping; 
(4) Minimum site landscaping requirements; 
(5) Bicycle parking by upgrading existing racks and providing additional spaces in order to comply with 

17.52 Off-Street Parking and Loading; 
(6) Screening; and 
(7) Paving of surface parking and exterior storage and display areas. 

Findings: Complies with Condition.  The applicant proposed to install a tree greater than 2 inches in 
caliper within the interior of the parking lot (half within the lease area and half outside of the lease 
area).  It is unknown if additional nonconforming upgrades are required.  Prior to issuance of a grading 
or building permit associated with the proposed development the applicant will be required to 
demonstrate compliance with chapter 17.58 of the Oregon City Municipal Code.  The applicant shall 
calculate the nonconforming improvements both within and outside of the lease area. 
 
If upgrades are required per OCMC 17.58.040.C.2.a, the applicant shall submit documentation 
identifying upgrades as required in OCMC 17.58.040.C.2.b. The applicant can assure this standard is 
met through Condition of Approval 27. 
 
17.58.040.C.2.c Area of required improvements. 
 (1) Generally. Except as provided in C.2.c(2) below, required improvements shall be made for the entire 

site. 
(2) Exception for sites with ground leases. Required improvements may be limited to a smaller area if 

there is a ground lease for the portion of the site where the alterations are proposed. If all of the 
following are met, the area of the ground lease will be considered as a separate site for purposes of 
required improvements. The applicant shall meet the following: 
i. The signed ground lease – or excerpts from the lease document satisfactory to the City Attorney 

– shall be submitted to the Community Development Director. The portions of the lease shall 
include the following: 
• The term of the lease. In all cases, there must be at least one year remaining on the ground 

lease; and  
• A legal description of the boundaries of the lease. 

ii. The boundaries of the ground lease shall be shown on the site plan submitted with the 
application. The area of the lease shall include all existing and any proposed development that is 
required for, or is used exclusively by, those uses within the area of the lease; and 

iii. Screening shall not be required along the boundaries of ground leases that are interior to the 
site.  

Findings: Complies with Condition.  A majority of the work will be within the lease area and a small 
portion of work would be located outside of the ground lease area (such as alterations to the parking lot 
and landscaping).  The lease area and proposed development is identified on sheet C0.1.  Prior to 
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issuance of a building or grading permit associated with the proposed development the applicant shall 
submit the lease documentation identified in OCMC 17.58.040.C.2.c, as applicable. The applicant shall 
calculate the nonconforming improvements both within and outside of the lease area.  The applicant 
can assure this standard is met through Condition of Approval 27. 
 
17.58.040.C.2.d. Timing and cost of required improvements. The applicant may choose one of the two 
following options for making the required improvements: 
(1) Option 1. Required improvements may be made as part of the alteration that triggers the required 
improvements. The cost of the standards that shall be met, identified in Subparagraph C.2.b above, is 
limited to 10% of the value of the proposed alterations. It is the responsibility of the applicant to 
document to the Community Development Director the value of the required improvements. Additional 
costs may be required to comply with other applicable requirements associated with the proposal. When 
all required improvements are not being made, the priority for the improvements shall be as listed in 
Subparagraph C.2.b above.  
(2) Option 2. Required improvements may be made over several years, based on the compliance period 
identified in Table 17.58 – 1 below.  
Findings: Complies with Condition.  No documentation associated with this criterion was submitted.  
This criterion identifies limitations for how much the applicant is required to spend to upgrade the 
nonconforming portions of the site identified in OCMC 17.58.040.C.2.b.  The 10% limitation is calculated 
for the development within the lease area separate from the 10% limitation for the work outside of the 
lease area. Prior to issuance of a building or grading permit associated with the proposed development 
the applicant shall submit documentation demonstrating compliance with OCMC 17.58.040.C.2.d. The 
applicant shall calculate the nonconforming improvements both within and outside of the lease area.  
The applicant can assure this standard is met through Condition of Approval 27. 
 
CHAPTER 17.41 – TREE PROTECTION STANDARDS 
 
17.41.020 Tree Protection – Applicability. 
1. Applications for development subject to Chapter 16.08 or 16.12 (Subdivision or Minor Partition) or 
Chapter 17.62 (Site Plan and Design Review) shall demonstrate compliance with these standards as part 
of the review proceedings for those developments.  
2. For public capital improvement projects, the City Engineer shall demonstrate compliance with these 
standards pursuant to a Type II process.   
3. Tree canopy removal greater than 25% on sites greater than 25% percent slope, unless exempted 
under section 17.41.040, shall be subject to these standards. 
4.  A heritage tree or grove which has been designated pursuant to the procedures of Chapter 12.08.050 
shall be subject to the standards of this section. 
Finding: Complies as Proposed. The application is for Site Plan and Design Review, therefore this section 
applies. 
 
17.41.030 – Tree Protection - Conflicting Code Provisions. 
Except as otherwise specified in this section, where these standards conflict with adopted City 
development codes or policies, the provision which provides the greater protection for regulated trees or 
groves, as defined in section 17.04, shall govern. 
Finding: Not Applicable. There are no conflicts. 
 
17.41.040 – Tree Protection – Exemptions. 
These regulations are not intended to regulate normal cutting, pruning and maintenance of trees on 
private property except where trees are located on lots that are undergoing development review or are 
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otherwise protected within the Natural Resource Overlay District (NROD) of section 17.49. These 
standards are not intended to regulate farm and forest practices as those practices are defined under 
ORS 30.930. 
Farm or forest resources. An applicant for development may claim exemption from compliance with 
these standards if  the development site containing the regulated grove or trees was a designated farm 
or forest use, tree farm, Christmas tree plantation, or other approved timber use within one year prior to 
development application. “Forest practices” and “forestlands” as used in this subsection shall have the 
meaning as set out in ORS 30.930. The Community Development Director has the authority to modify or 
waive compliance in this case.  
Finding: Not Applicable. The applicant has not requested exemption under this section.  
 
17.41.050 - Tree Protection – Compliance Options. 
Applicants for review shall comply with these requirements through one or a combination of the 
following procedures: 

A. Option 1 - Mitigation. Retention and removal of trees, with subsequent mitigation by replanting 
pursuant to section 17.41.060 or 17.41.070. All replanted and saved trees shall be protected by a 
permanent restrictive covenant or easement approved in form by the city. 

B. Option 2 – Dedicated Tract. Protection of trees or groves by placement in a tract within a new 
subdivision or partition plat pursuant to sections 17.41.080-100; or 

C. Option 3 – Restrictive Covenant. Protection of trees or groves by recordation of a permanent 
restrictive covenant pursuant to section 17.41.110-120.; or 

D. Option 4 - Cash-in-lieu of planting pursuant to Section 17.41.130. 
A regulated tree that has been designated for protection pursuant to this section must be retained or 
permanently protected unless it has been determined by a certified arborist to be diseased or hazardous, 
pursuant to the following applicable provisions. 
The Community Development Director, pursuant to a Type II procedure, may allow a property owner to 
cut a specific number of trees within a regulated grove if preserving those trees would: 

(1) Preclude achieving 80% of minimum density with reduction of lot size; or 
(2) Preclude meeting minimum connectivity requirements for subdivisions. 

Finding: Complies as Proposed. The development proposal includes the removal of an existing interior 8 
inch caliper parking lot landscaping tree in order to accommodate the proposed development.  
Mitigation is required in accordance with this chapter.  The applicant has chosen to mitigate the tree 
removal by replanting onsite with mitigation option #1.  A covenant is not required for the remaining 
save or the newly replanted trees, as they are already subject to compliance with this chapter due to the 
zoning designation of the site. 
 
17.41.060. through 17.41.130. 
Finding: Complies as Proposed. The applicant proposed to mitigate the removal of an existing 8 inch 
caliper tree by replanting onsite.  Per table 17.41.060-1, the applicant is required to mitigate by planting 
one 2 inch caliper tree.  The applicant may propose to upsize the minimum caliper of two interior 
parking lot landscaping trees from 2 inches in caliper to 3 inches in caliper.  This approach has the effect 
of reducing the overall number of trees required to be planted, while maintaining the same mitigation 
inches required.  
 
17.41.130. Regulated Tree Protection Procedures During Construction. 
A. No permit for any grading or construction of public or private improvements may be released prior 
to verification by the community development director that regulated trees designated for protection 
or conservation have been protected according to the following standards. No trees designated for 
removal shall be removed without prior written approval from the community development director. 
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B. Tree protection shall be as recommended by a qualified arborist or, as a minimum, to include the 
following protective measures: 

1. Except as otherwise determined by the community development director, all required tree 
protection measures set forth in this section shall be instituted prior to any development 
activities, including, but not limited to clearing, grading, excavation or demolition work, and such 
measures shall be removed only after completion of all construction activity, including necessary 
landscaping and irrigation installation, and any required plat, tract, conservation easement or 
restrictive covenant has been recorded. 
2. Approved construction fencing, a minimum of four feet tall with steel posts placed no farther 
than ten feet apart, shall be installed at the edge of the tree protection zone or dripline, 
whichever is greater. An alternative may be used with the approval of the community 
development director. 
3. Approved signs shall be attached to the fencing stating that inside the fencing is a tree 
protection zone, not to be disturbed unless prior approval has been obtained from the 
community development director. 
4. No construction activity shall occur within the tree protection zone, including, but not limited 
to; dumping or storage of materials such as building supplies, soil, waste items; nor passage or 
parking of vehicles or equipment. 
5. The tree protection zone shall remain free of chemically injurious materials and liquids such as 
paints, thinners, cleaning solutions, petroleum products, and concrete or dry wall excess, 
construction debris, or run-off. 
6. No excavation, trenching, grading, root pruning or other activity shall occur within the tree 
protection zone unless directed by an arborist present on site and approved by the community 
development director. 
7. No machinery repair or cleaning shall be performed within ten feet of the dripline of any trees 
identified for protection. 
8. Digging a trench for placement of public or private utilities or other structure within the critical 
root zone of a tree to be protected is prohibited. Boring under or through the tree protection 
zone may be permitted if approved by the community development director and pursuant to the 
approved written recommendations and on-site guidance and supervision of a certified arborist. 
9. The city may require that a certified arborist be present during any construction or grading 
activities that may affect the dripline of trees to be protected. 
10. The community development director may impose conditions to avoid disturbance to tree 
roots from grading activities and to protect trees and other significant vegetation identified for 
retention from harm. Such conditions may include, if necessary, the advisory expertise of a 
qualified consulting arborist or horticulturist both during and after site preparation, and a special 
maintenance/management program to provide protection to the resource as recommended by 
the arborist or horticulturist. 

C. Changes in soil hydrology due to soil compaction and site drainage within tree protection areas 
shall be avoided. Drainage and grading plans shall include provision to ensure that drainage of the site 
does not conflict with the standards of this section. Excessive site run-off shall be directed to 
appropriate storm drainage facilities and away from trees designated for conservation or protection. 
Finding: Complies as Proposed. The site plan identified a few existing trees near the construction area.  
The applicant has included a plan to protect the existing trees on sheet L2.0, which was prepared by a 
landscape architect.  The applicant did not indicate compliance with the tree protection requirements in 
section 17.41.030.B.   The applicant can assure this standard is met through compliance with Condition 
of Approval 22. 
 
CHAPTER 17.50 - ADMINISTRATION AND PROCEDURES 
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Finding: Complies as Proposed. The proposed Site Plan and Design Review is subject to a Type III 
discretionary approval. The applicant’s narrative and the accompanying plans and supporting studies are 
all provided in an effort to present comprehensive evidence to support the proposed development. 
 
Notice was posted in the newspaper, onsite, online and mailed to property owners within 300 feet of 
the proposed development site as well as all affected agencies and the neighborhood association 
(Exhibit 5). No public comments were received by City staff. 
 
CHAPTER 12.04 – STREETS, SIDEWALKS AND PUBLIC PLACES 
12.04.003 Applicability 
A. Compliance with this chapter is required for all Land Divisions, Site Plan and Design Review, Master 
Plan, Detailed Development Plan and Conditional Use applications and all public improvements. 
B. Compliance with this chapter is also required for new construction or additions which exceed 50 
percent of the existing square footage, of all single and two-family dwellings.  All applicable single and 
two-family dwellings shall provide any necessary dedications, easements or agreements as identified in 
the Transportation System Plan and this Chapter.  In addition, the frontage of the site shall comply with 
the following prioritized standards identified in this chapter:  

1. Improve street pavement, construct curbs, gutters, sidewalks and planter strips; and Plant street 
trees 

The cost of compliance with the standards identified in 12.04.003.B.1 and 12.04.003.B.2 is limited to ten 
(10%) percent of the total construction costs.  The value of the alterations and improvements as 
determined by the Community Development Director is based on the entire project and not individual 
building permits. It is the responsibility of the applicant to submit to the Community Development 
Director the value of the required improvements. Additional costs may be required to comply with other 
applicable requirements associated with the proposal such as access or landscaping requirements. 
Finding: Applicable. The subject site is within the Mixed Use Downtown District. 
 
12.04.005 Jurisdiction and management of the public rights-of-way. 
A.   The city has jurisdiction and exercises regulatory management over all public rights-of-way within 
the city under authority of the City Charter and state law by issuing separate Public Works right-of-way 
permits or permits as part of issued public infrastructure construction plans. No work in the public right-
of-way shall be done without the proper permit. Some public rights-of-way within the City are regulated 
by the State of Oregon Department of Transportation (ODOT) or Clackamas County and as such, any 
work in these streets shall conform to their respective permitting requirements. 
B.   Public rights-of-way include, but are not limited to, streets, roads, highways, bridges, alleys, 
sidewalks, trails, paths, public easements and all other public ways or areas, including the subsurface 
under and air space over these areas. 
C.   The city has jurisdiction and exercises regulatory management over each public right-of-way whether 
the city has a fee, easement, or other legal interest in the right-of-way. The city has jurisdiction and 
regulatory management of each right-of-way whether the legal interest in the right-of-way was obtained 
by grant, dedication, prescription, reservation, condemnation, annexation, foreclosure or other means. 
D.   No person may occupy or encroach on a public right-of-way without the permission of the city. The 
city grants permission to use rights-of-way by franchises and permits. 
E.   The exercise of jurisdiction and regulatory management of a public right-of-way by the city is not 
official acceptance of the right-of-way, and does not obligate the city to maintain or repair any part of 
the right-of-way. 
Finding: Complies as Proposed. The site abuts City right-of-way and State (Oregon Department of 
Transportation) right-of-way.  The application was transmitted to ODOT whom did not submit any 
comments on the development. 
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12.04.007 Modifications.  
 The review body may consider modification of this standard resulting from constitutional limitations 
restricting the City’s ability to require the dedication of property or for any other reason, based upon the 
criteria listed below and other criteria identified in the standard to be modified. All modifications shall be 
processed through a Type II Land Use application and may require additional evidence from a 
transportation engineer or others to verify compliance. Compliance with the following criteria is 
required:  
A. The modification meets the intent of the standard;  
B. The modification provides safe and efficient movement of pedestrians, motor vehicles, bicyclists and 

freight; 
C. The modification is consistent with an adopted plan; and 
D. The modification is complementary with a surrounding street design; or, in the alternative, 
E.    If a modification is requested for constitutional reasons, the applicant shall demonstrate the 
constitutional provision or provisions to be avoided by the modification and propose a modification that 
complies with the state or federal constitution.  The City shall be under no obligation to grant a 
modification in excess of that which is necessary to meet its constitutional obligations.    
Finding: Not Applicable.  No modifications are proposed with this development.   The street system 
parallel to the lease area was recently improved and fully constructed.  No new streets or modifications 
to the existing street system are proposed or required with the proposed development.    
 
12.04.010 Construction specifications—Improved streets.  
All sidewalks hereafter constructed in the city on improved streets shall be constructed to city standards 
and widths required in the Oregon City Transportation System Plan. The curb shall be constructed at the 
same time as the construction of the sidewalk and shall be located as provided in the ordinance 
authorizing the improvement of said street next proceeding unless otherwise ordered by the city 
commission. Both sidewalks and curbs are to be constructed according to plans and specifications 
provided by the city engineer.  
Finding: Not Applicable. The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system are proposed or required with the proposed 
development.    
 
12.04.020 Construction specifications—Unimproved streets.  
Sidewalks constructed on unimproved streets shall be constructed of concrete according to lines and 
grades established by the city engineer and approved by the city commission. On unimproved streets 
curbs do not have to be constructed at the same time as the sidewalk. 
Finding: Not Applicable. No unimproved streets are proposed. 
 
12.04.025 - Street design—Driveway Curb Cuts. 
A. One driveway shall be allowed per frontage. In no case shall more than two driveways be allowed on 
any single or two-family residential property with multiple frontages.  
B. With the exception of the limitations identified in 12.04.025.C, all driveway curb cuts shall be limited 
to the following dimensions. 

Property Use 
Minimum Driveway 
Width at  sidewalk or 
property line 

Maximum Driveway 
Width at sidewalk or 
property line 

Single or Two-Family Dwelling with one 
Car Garage/Parking Space  

10 feet 12 feet 
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Single or Two-Family Dwelling with two  
Car Garage/Parking Space  

12 feet 24 feet 

Single or Two-Family Dwelling with three 
or more Car Garages/Parking Space  

18 feet 30 feet 

Non Residential or Multi-Family 
Residential Driveway Access 

15 feet 40 feet 

The driveway width abutting the street pavement may be extended 3 feet on either side of the driveway 
to accommodate turn movements. Driveways may be widened onsite in locations other than where the 
driveway meets sidewalk or property line (for example between the property line and the entrance to a 
garage).   
 
Figure 12.04.025: Example Driveway Curb Cut 

 
C. The decision maker shall be authorized through a Type II process, unless another procedure applicable 
to the proposal applies, to minimize the number and size of curb cuts (including driveways) as far as 
practicable for any of the following purposes:  
1. To provide adequate space for on-street parking; 
2. To facilitate street tree planting requirements; 
3. To assure pedestrian and vehicular safety by limiting vehicular access points; and 
4. To assure that adequate sight distance requirements are met. 
Where the decision maker determines any of these situations exist or may occur due to the approval of a 
proposed development for non-residential uses or attached or multi-family housing, a shared driveway 
shall be required and limited to twenty-four feet in width adjacent to the sidewalk or property line and 
may extend to a maximum of thirty feet abutting the street pavement to facilitate turning movements.  
Where the decision maker determines any of these situations exist or may occur due to approval of a 
proposed development for detached housing within the “R-5” Single –Family Dwelling District or “R-3.5” 
Dwelling District, driveway curb cuts shall be limited to twelve feet in width adjacent to the sidewalk or 
property line and may extend to a maximum of eighteen feet abutting the street pavement to facilitate 
turning movements.  
D. For all driveways, the following standards apply. 
1. Each new or redeveloped curb cut shall have an approved concrete approach or asphalted street 
connection where there is no concrete curb and a minimum hard surface for at least ten feet and 
preferably twenty feet back into the lot as measured from the current edge of street pavement to 
provide for controlling gravel tracking onto the public street. The hard surface may be concrete, asphalt, 
or other surface approved by the city engineer.  
2. Driving vehicles, trailers, boats, or other wheeled objects across a sidewalk or roadside planter strip at 
a location other than an approved permanent or city-approved temporary driveway approach is 
prohibited. Damages caused by such action shall be corrected by the adjoining property owner.  
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3. Placing soil, gravel, wood, or other material in the gutter or space next to the curb of a public street 
with the intention of using it as a permanent or temporary driveway is prohibited. Damages caused by 
such action shall be corrected by the adjoining property owner.  
4. Any driveway built within public street or alley right-of-way shall be built and permitted per city 
requirements as approved by the city engineer.  
E.  Exceptions. The public works director reserves the right to waive this standard, if it is determined 
through a Type II decision including written findings, that it is in the best interest of the public to do so.  
Finding: Not Applicable. No additional driveways are proposed or required.  The existing driveways 
appear to meet the Oregon City standards. 
 
12.04.030 Maintenance and repair.  
The owner of land abutting the street where a sidewalk has been constructed shall be responsible for 
maintaining said sidewalk and abutting curb, if any, in good repair.  
Finding: Not Applicable. The applicant has not proposed to repair a sidewalk with the proposed 
development. 
 
12.04.031 Liability for sidewalk injuries.  
A. The owner or occupant of real property responsible for maintaining the adjacent sidewalk shall be 
liable to any person injured because of negligence of such owner or occupant in failing to maintain the 
sidewalk in good condition. 
B. If the city is required to pay damages for an injury to persons or property caused by the failure of a 
person to perform the duty that this ordinance imposes, the person shall compensate the city for the 
amount of the damages paid. The city may maintain an action in a court of competent jurisdiction to 
enforce this section.  
Finding: Not Applicable.  No sidewalk injury is included in this development application. 
 
12.04.032 Required sidewalk repair.  
A. When the public works director determines that repair of a sidewalk is necessary he or she shall issue 
a notice to the owner of property adjacent to the sidewalk. 
B. The notice shall require the owner of the property adjacent to the defective sidewalk to complete the 
repair of the sidewalk within ninety days after the service of notice. The notice shall also state that if the 
repair is not made by the owner, the city may do the work and the cost of the work shall be assessed 
against the property adjacent to the sidewalk. 
C. The public works director shall cause a copy of the notice to be served personally upon the owner of 
the property adjacent to the defective sidewalk, or the notice may be served by registered or certified 
mail, return receipt requested. If after diligent search the owner is not discovered, the public works 
director shall cause a copy of the notice to be posted in a conspicuous place on the property, and such 
posting shall have the same effect as service of notice by mail or by personal service upon the owner of 
the property. 
D. The person serving the notice shall file with the city recorder a statement stating the time, place and 
manner of service or notice.  
Finding: Not Applicable. The applicant has not proposed and is not required to repair a sidewalk with 
the proposed development. 
 
12.04.033 City may do work.  
If repair of the sidewalk is not completed within ninety days after the service of notice, the public works 
director shall carry out the needed work on the sidewalk. Upon completion of the work, the public works 
director shall submit an itemized statement of the cost of the work to the finance director. The city may, 
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at its discretion, construct, repair or maintain sidewalks deemed to be in disrepair by the public works 
director for the health, safety and general welfare of the residents of the city.  
Finding: Not Applicable. The applicant has not proposed and is not required to repair a sidewalk with 
the proposed development. 
 
12.04.034 Assessment of costs.  
Upon receipt of the report, the finance director shall assess the cost of the sidewalk work against the 
property adjacent to the sidewalk. The assessment shall be a lien against the property and may be 
collected in the same manner as is provided for in the collection of street improvement assessment.  
Finding: Not Applicable. The applicant has not proposed and is not required to repair a sidewalk with 
the proposed development. 
 
12.04.040 Streets--Enforcement.  
Any person whose duty it is to maintain and repair any sidewalk, as provided by this chapter, and who 
fails to do so shall be subject to the enforcement procedures of Chapters 1.16, 1.20 and 1.24. Failure to 
comply with the provisions of this chapter shall be deemed a nuisance. Violation of any provision of this 
chapter is subject to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.  
Finding: Not Applicable.  The City has not initiated Code Enforcement regarding maintenance within the 
right-of-way with the proposed development.  
 
12.04.050 Retaining walls--Required.  
Every owner of a lot within the city, abutting upon an improved street, where the surface of the lot or 
tract of land is above the surface of the improved street and where the soil or earth from the lot, or tract 
of land is liable to, or does slide or fall into the street or upon the sidewalk, or both, shall build a retaining 
wall, the outer side of which shall be on the line separating the lot, or tract of land from the improved 
street, and the wall shall be so constructed as to prevent the soil or earth from the lot or tract of land 
from falling or sliding into the street or upon the sidewalk, or both, and the owner of any such property 
shall keep the wall in good repair.  
Finding: Not Applicable. Retaining walls abutting the street are neither proposed nor required with the 
proposed development. 
 
12.04.060 Retaining walls--Maintenance.  
When a retaining wall is necessary to keep the earth from falling or sliding onto the sidewalk or into a 
public street and the property owner or person in charge of that property fails or refuses to build such a 
wall, such shall be deemed a nuisance. The violation of any provision of this chapter is subject to the code 
enforcement procedures of Chapters 1.16, 1.20 and 1.24. 
Finding: Not Applicable. Retaining walls abutting the street are neither proposed nor required with the 
proposed development. 
 
12.04.070 Removal of sliding dirt. 
It shall be the duty of the owner of any property as mentioned in Section 12.04.050, and in case the 
owner is a nonresident, then the agent or other person in charge of the same, to remove from the street 
or sidewalk or both as the case may be, any and all earth or dirt falling on or sliding into or upon the 
same from the property, and to build and maintain in order at all times, the retaining wall as herein 
required; and upon the failure, neglect or refusal of the land owner, the agent or person in charge of the 
same to clean away such earth or dirt, falling or sliding from the property into the street or upon the 
sidewalk, or both, or to build the retaining wall, shall be deemed guilty of a misdemeanor.  
Finding: Not Applicable.  Removal of sliding dirt is not proposed or required with this development 
application. 
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12.04.080 Excavations--Permit required.  
It shall be unlawful for any person to dig up, break, excavate, disturb, dig under or undermine any public 
street or alley, or any part thereof or any macadam, gravel, or other street pavement or improvement 
without first applying for and obtaining from the engineer a written permit so to do.  
Finding: Not Applicable. No excavation within the public right of way is proposed or required. 
 
12.04.090 Excavations--Permit restrictions. 
The permit shall designate the portion of the street to be so taken up or disturbed, together with the 
purpose for making the excavation, the number of days in which the work shall be done, and the trench 
or excavation to be refilled and such other restrictions as may be deemed of public necessity or benefit.  
Finding: Not Applicable. No excavation within the public right of way is proposed or required. 
 
12.04.100 Excavations – Restoration of Pavement 
Whenever any excavation shall have been made in any pavement or other street improvement on any 
street or alley in the city for any purpose whatsoever under the permit granted by the engineer, it shall 
be the duty of the person making the excavation to put the street or alley in as good condition as it was 
before it was so broken, dug up or disturbed, and shall remove all surplus dirt, rubbish, or other material 
from the street or alley.  
Finding: Not Applicable. No excavation within the public right of way is proposed or required. 
 
12.04.110 Excavations--Nuisance--Penalty. 
Any excavation in violation of this chapter shall be deemed a nuisance. Violation of any provision of this 
chapter is subject to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24. 
Finding: Not Applicable. No excavation within the public right of way is proposed or required. 
 
12.04.120 Obstructions – Permit Required 
A. Permanent Obstructions. It is unlawful for any person to place, put or maintain any obstruction, other 
than a temporary obstruction, as defined in subsection B of this section, in any public street or alley in 
the city, without obtaining approval for a right-of-way permit from the commission by passage of a 
resolution. 
1. The city engineer shall provide applicants with an application form outlining the minimum submittal 
requirements. 
2. The applicant shall submit at least the following information in the permitting process in order to 
allow the commission to adequately consider whether to allow the placement of an obstruction and 
whether any conditions may be attached: 
a. Site plan showing right-of-way, utilities, driveways as directed by staff; 
b. Sight distance per Chapter 10.32, Traffic Sight Obstructions; 
c. Traffic control plan including parking per Manual on Uniform Traffic Control Devices (MUTCD); 
d. Alternative routes if necessary; 
e. Minimizing obstruction area; and 
f . Hold harmless/maintenance agreement. 
3. If the commission adopts a resolution allowing the placement of a permanent obstruction in the right-
of-way, the city engineer shall issue a right-of-way permit with any conditions deemed necessary by the 
commission. 
B. Temporary Obstructions. 
1. A "temporary obstruction" is defined as an object placed in a public street, road or alley for a period of 
not more than sixty consecutive days. A "temporary obstruction" includes, but is not limited to, moving 
containers and debris dumpsters. 
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2. The city engineer, or designee, is authorized to grant a permit for a temporary obstruction. 
3. The city engineer shall provide applicants with an application form outlining the minimum submittal 
requirements. 
4. The applicant shall submit, and the city engineer, or designee, shall consider, at least the following 
items in the permitting process. Additional information may be required in the discretion of the city 
engineer: 
a. Site plan showing right-of-way, utilities, driveways as directed by staff; 
b. Sight distance per Chapter 10.32, Traffic Sight Obstructions; 
c. Traffic control plan including parking per Manual on Uniform Traffic Control Devices (MUTCD); 
d. Alternative routes if necessary; 
e. Minimizing obstruction area; and 
f. Hold harmless/maintenance agreement. 
5. In determining whether to issue a right-of-way permit to allow a temporary obstruction, the city 
engineer may issue such a permit only after finding that the following criteria have been satisfied: 
a. The obstruction will not unreasonably impair the safety of people using the right-of-way and nearby 
residents;  
b. The obstruction will not unreasonably hinder the efficiency of traffic affected by the obstruction; 
c. No alternative locations are available that would not require use of the public right-of-way; and 
d. Any other factor that the city engineer deems relevant. 
6. The permittee shall post a weatherproof copy of the temporary obstruction permit in plain view 
from the right-of-way. 
C. Fees. The fee for obtaining a right-of-way permit for either a permanent obstruction or a temporary 
obstruction shall be set by resolution of the commission. 
Finding: Not Applicable.  The applicant has not proposed any obstructions.   
 
12.04.170 Street Design - Purpose and General Provisions. 
All development shall be in conformance with the policies and design standards established by this 
chapter and with applicable standards in the City 's Public Facility Master Plan and City design standards 
and specifications. In reviewing applications for development, the City Engineer shall take into 
consideration any approved development and the remaining development potential of adjacent 
properties. All street, water, sanitary sewer, storm drainage and utility plans associated with any 
development must be reviewed and approved by the city engineer prior to construction. All streets, 
driveways or storm drainage connections to another jurisdiction's facility or right-of-way must be 
reviewed by the appropriate jurisdiction as a condition of the preliminary plat and when required by law 
or intergovernmental agreement shall be approved by the appropriate jurisdiction.  
Finding: Not Applicable.  The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system are proposed or required with the proposed 
development.    
 
12.04.175 Street Design--Generally. 
The location, width and grade of street shall be considered in relation to: existing and planned streets, 
topographical conditions, public convenience and safety for all modes of travel, existing and identified 
future transit routes and pedestrian/bicycle accessways, and the proposed use of land to be served by 
the streets. The street system shall assure an adequate traffic circulation system with intersection angles, 
grades, tangents and curves appropriate for the traffic to be carried considering the terrain. To the 
extent possible, proposed streets shall connect to all existing or approved stub streets that abut the 
development site. The arrangement of streets shall either: 
A.   Provide for the continuation or appropriate projection of existing principal streets in the surrounding 
area and on adjacent parcels or conform to a plan for the area approved or adopted by the city to meet a 
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particular situation where topographical or other conditions make continuance or conformance to 
existing streets impractical; 
B.   Where necessary to give access to or permit a satisfactory future development of adjoining land, 
streets shall be extended to the boundary of the development and the resulting dead-end street (stub) 
may be approved with a temporary turnaround as approved by the city engineer. Notification that the 
street is planned for future extension shall be posted on the stub street until the street is extended and 
shall inform the public that the dead-end street may be extended in the future.  Access control in 
accordance with section 12.04 shall be required to preserve the objectives of street extensions.  
Finding: Not Applicable.  The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system are proposed or required with the proposed 
development.    
 
 12.04.180 Street Design. 
All development regulated by this Chapter shall provide street improvements in compliance with the 
standards in  Figure 12.04.180 depending on the street classification set forth in the Transportation 
System Plan and the Comprehensive Plan designation of the adjacent property, unless an alternative 
plan has been adopted. The standards provided below are maximum design standards and may be 
reduced with an alternative street design which may be approved based on the modification criteria in 
12.04.007. The steps for reducing the maximum design below are found in the Transportation System 
Plan. 
 
Table 12.04.180 Street Design 
To read the table below, select the road classification as identified in the Transportation System Plan and 
the Comprehensive Plan designation of the adjacent properties to find the maximum design standards 
for the road cross section. If the Comprehensive Plan designation on either side of the street differs, the 
wider right-of-way standard shall apply.  
 

Road 
Classificatio
n 

Comprehensiv
e Plan 
Designation 

Right-
of-Way 
Width 

Pavemen
t Width 

Public 
Access Sidewalk Landscap

e Strip 
Bike 
Lane 

Street 
Parkin
g 

Travel 
Lanes Median 

Major  
Arterial 

Mixed Use, 
Commercial or 
Public/Quasi 
Public 

116 ft. 94 ft. 

 
0.5 ft. 10.5 ft. sidewalk 

including 5 ft.x5 ft. 
tree wells 

6 ft. 8 ft. 
(5) 12 
ft. 
Lanes 

6 ft. 

Industrial 120 ft. 88 ft. 
0.5 ft. 

5 ft. 10.5 ft. 6 ft. N/A 
(5) 14 
ft. 
Lanes 

6 ft. 

Residential 126 ft. 94 ft. 
0.5 ft. 

5 ft. 10.5 ft. 6 ft. 8 ft. 
(5) 12 
ft. 
Lanes 

6 ft. 

 

Road 
Classificatio
n 

Comprehensiv
e Plan 
Designation 

Right-
of-
Way 
Width 

Pavemen
t Width 

Public 
Access Sidewalk Landscap

e Strip 
Bike 
Lane 

Street 
Parkin
g 

Travel 
Lanes Median 

Minor  
Arterial 

Mixed Use, 
Commercial or 
Public/Quasi 

116 ft. 94 ft. 

 
0.5 ft. 

10.5 ft. sidewalk 
including 5 ft.x5 ft. 
tree wells 

6 ft. 8 ft. 
(5) 12 
ft. 
Lanes 

6 ft. 
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Public 

Industrial 118 ft. 86 ft. 
0.5 ft. 

5 ft. 10.5 ft. 6 ft. 7 ft. 
(5) 12 
ft. 
Lanes 

N/A 

Residential 100 ft. 68 ft. 
0.5 ft. 

5 ft. 10.5 ft. 6 ft. 7 ft. 
(3) 12 
ft. 
Lanes 

6 ft. 

 

Road 
Classificatio
n 

Comprehensiv
e Plan 
Designation 

Right-
of-
Way 
Width 

Pavement 
Width 

Public 
Access Sidewalk Landscap

e Strip 
Bike 
Lane 

Street 
Parkin
g 

Travel 
Lanes Median 

Collector 

Mixed Use, 
Commercial or 
Public/Quasi 
Public 

86 ft. 64 ft. 

 
0.5 ft. 10.5 ft. sidewalk 

including 5 ft.x5 ft. 
tree wells 

6 ft. 8 ft. 
(3) 12 
ft. 
Lanes 

N/A 

Industrial 88 ft. 62 ft. 
0.5 ft. 

5 ft. 7.5 ft. 6 ft. 7 ft. 
(3) 12 
ft. 
Lanes 

N/A 

Residential 85 ft. 59 ft. 
0.5 ft. 

5 ft. 7.5 ft. 6 ft. 7 ft. 
(3) 11 
ft. 
Lanes 

N/A 

 

Road 
Classificatio
n 

Comprehensiv
e Plan 
Designation 

Right-
of-
Way 
Width 

Pavement 
Width 

Public 
Access Sidewalk Landscap

e Strip 
Bike 
Lane 

Street 
Parkin
g 

Travel 
Lanes Median 

Local 

Mixed Use, 
Commercial or 
Public/Quasi 
Public 

62 ft. 40 ft. 

 
0.5 ft. 10.5 ft. sidewalk 

including 5 ft.x5 ft. 
tree wells 

N/A 8 ft. 
(2) 12 
ft. 
Lanes 

N/A 

Industrial 60 ft. 38 ft. 

0.5 ft. 

5 ft. 5.5 ft. (2) 19 ft. Shared Space N/A 

Residential 54 ft. 32 ft. 

0.5 ft. 

5 ft. 5.5 ft. (2) 16 ft. Shared Space N/A 

 
1. Pavement width includes, bike lane, street parking, travel lanes and median. 
2. Public access, sidewalks, landscape strips, bike lanes and on-street parking are required on both sides 
of the street in all designations.  The right-of-way width and pavement widths identified above include 
the total street section. 
3. A 0.5’ foot curb is included in landscape strip or sidewalk width. 
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4. Travel lanes may be through lanes or turn lanes. 
5. The 0.5’ foot public access provides access to adjacent public improvements. 
6. Alleys shall have a minimum right-of-way width of 20 feet and a minimum pavement width of 16 feet.  
If alleys are provided, garage access shall be provided from the alley. 
Finding: Not Applicable.  The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system are proposed or required with the proposed 
development.    
 
12.04.185 Street Design--Access Control. 
A. A Street which is dedicated to end at the boundary of the development or in the case of half-streets 
dedicated along a boundary shall have an access control granted to the City as a City controlled plat 
restriction for the purposes of controlling ingress and egress to the property adjacent to the end of the 
dedicated street. The access control restriction shall exist until such time as a public street is created, by 
dedication and accepted, extending the street to the adjacent property. 
B.   The City may grant a permit for the adjoining owner to access through the access control. 
C.   The plat shall contain the following access control language or similar on the face of the map at the 
end of each street for which access control is required: “Access Control (See plat restrictions).”  
D.   Said plats shall also contain the following plat restriction note(s): “Access to (name of street or tract) 
from adjoining tracts (name of deed document number[s]) shall be controlled by the City of Oregon City 
by the recording of this plat, as shown. These access controls shall be automatically terminated upon the 
acceptance of a public road dedication or the recording of a plat extending the street to adjacent 
property that would access through those Access Controls.”  
Finding: Complies with Condition.  The proposed development will be accessed through an existing 
parking lot.  When the Home Depot property was developed an 80-foot wide public access easement 
was required along the property’s west property line for a future street as well as to provide access to 
the adjoining property.  Staff could not verify if the easement was recorded.  Prior to issuance of the 
certificate of occupancy associated with the proposed development the applicant shall submit a copy of 
a recorded public access easement for the 80-foot section extending along the western portion of the 
property which is constructed with a street section, planter strip and sidewalk.  Staff has determined it 
is possible, likely and reasonable the applicant can meet this standard by complying with Conditions 
of Approval 5 and 20.  
 
12.04.190 Street Design--Alignment. 
The centerline of streets shall be: 
A. Aligned with existing streets by continuation of the centerlines; or  
B. Offset from the centerline by no more than five (5) feet, provided appropriate mitigation, in the 
judgment of the City Engineer, is provided to ensure that the offset intersection will not pose a safety 
hazard.  
Finding: Not Applicable.  The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system are proposed or required with the proposed 
development.    
 
12.04.194 Traffic Sight Obstructions 
All new streets shall comply with the Traffic Sight Obstructions in Chapter 10.32. 
Finding: Complies as Proposed. The applicant submitted a traffic impact study prepared by Brian Dunn, 
P.E. of Kittelson and Associates, Inc.  The analysis was reviewed by John Replinger of Replinger and 
Associates whom noted “The engineer measured sight distance at the two existing site access locations 
on Washington Street and verified the adequacy. I concur with his analysis and conclusions about the 
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adequacy of sight distance” (Exhibit 4).  The applicant has not proposed any alterations to the ingress or 
egress of the site.   
 
12.04.195 Spacing Standards. 
A. All new streets shall be designed as local streets unless otherwise designated as arterials and 

collectors in Figure 8 in the Transportation System Plan.  The maximum block spacing between 
streets is 530 feet and the minimum block spacing between streets is 150 feet as measured between 
the right-of-way centerlines.  If the maximum block size is exceeded, pedestrian accessways must be 
provided every 330 feet.  The spacing standards within this section do not apply to alleys.   

B. All new development and redevelopment shall meet the minimum driveway spacing standards 
identified in Table 12.04.195.B. 

 
Table 12.04.195.B Minimum Driveway Spacing Standards  
Street 
Functional 
Classification Minimum Driveway Spacing Standards Distance 

Major Arterial 
Streets 

Minimum distance from a street corner to a 
driveway for all uses and  
Minimum distance between driveways for uses 
other than single and two-family dwellings 

175 ft. 

Minor Arterial 
Streets 

Minimum distance from a street corner to a 
driveway for all uses and  
Minimum distance between driveways for uses 
other than single and two-family dwellings 

175 ft. 

Collector 
Streets 

Minimum distance from a street corner to a 
driveway for all uses and  
Minimum distance between driveways for uses 
other than single and two-family dwellings 

100 ft. 

Local  
Streets 

Minimum distance from a street corner to a 
driveway for all uses and  
Minimum distance between driveways for uses 
other than single and two-family dwellings 

25 ft. 

The distance from a street corner to a driveway is measured along the right-of-way 
from the edge of the intersection right-of-way to the nearest portion of the driveway 
and the distance between driveways is measured at the nearest portions of the 
driveway at the right-of-way. 

Finding: Not Applicable.  The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system or driveways are proposed or required with the 
proposed development.      
 
12.04.199 Pedestrian and Bicycle Accessways  
Pedestrian/bicycle accessways are intended to provide direct, safe and convenient connections between 
residential areas, retail and office areas, institutional facilities, industrial parks, transit streets, 
neighborhood activity centers, rights-of-way, and pedestrian/bicycle accessways which minimize out-of-
direction travel, and transit-orientated developments where public street connections for automobiles, 
bicycles and pedestrians are unavailable. Pedestrian/bicycle accessways are appropriate in areas where 
public street options are unavailable, impractical or inappropriate. Pedestrian and bicycle accessways 
are required through private property  or as right-of-way connecting development to the right-of-way at 
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intervals not exceeding three-hundred-and-thirty feet of frontage; or where the lack of street continuity 
creates inconvenient or out of direction travel patterns for local pedestrian or bicycle trips. 
 
A. Entry points shall align with pedestrian crossing points along adjacent streets and with adjacent street 
intersections. 
B. Accessways shall be free of horizontal obstructions and have a nine-foot, six-inch high vertical 
clearance to accommodate bicyclists. To safely accommodate both pedestrians and bicycles, accessway 
right-of-way widths shall be as follows:  
1. Accessways shall have a fifteen-foot-wide right-of-way with a seven-foot wide paved surface 

between a five foot planter strip and a three foot planter strip.  
2. If an accessway also provides secondary fire access, the right-of-way width shall be at least twenty-

three feet wide with a fifteen-foot paved surface a five foot planter strip and a three foot planter 
strip.  

C. Accessways shall be direct with at least one end point of the accessway always visible from any point 
along the accessway. On-street parking shall be prohibited within fifteen feet of the intersection of the 
accessway with public streets to preserve safe sight distance and promote safety.  
D. To enhance pedestrian and bicycle safety, accessways shall be lighted with pedestrian-scale lighting. 
Accessway lighting shall be to a minimum level of one-half foot-candles, a one and one-half foot-candle 
average, and a maximum to minimum ratio of seven-to-one and shall be oriented not to shine upon 
adjacent properties. Street lighting shall be provided at both entrances.  
E.  Accessways shall comply with Americans with Disabilities Act (ADA). 
F. The planter strips on either side of the accessway shall be landscaped along adjacent property by 
installation of the following: 
1. Within the three foot planter strip, an evergreen hedge screen of thirty to forty-two inches high or 

shrubs spaced no more than four feet apart on average; 
2. Ground cover covering one hundred percent of the exposed ground. No bark mulch shall be allowed 

except under the canopy of shrubs and within two feet of the base of trees;  
3. Within the five foot planter strip, two-inch minimum caliper trees  with a maximum of thirty-five feet 

of separation between the trees to increase the tree canopy over the accessway;  
4. In satisfying the requirements of this section, evergreen plant materials that grow over forty-two 

inches in height shall be avoided. All plant materials shall be selected from the Oregon City Native 
Plant List.  

G. Accessways shall be designed to prohibit unauthorized motorized traffic. Curbs and removable, 
lockable bollards are suggested mechanisms to achieve this.  
H. Accessway surfaces shall be paved with all-weather materials as approved by the city. Pervious 
materials are encouraged. Accessway surfaces shall be designed to drain stormwater runoff to the side 
or sides of the accessway. Minimum cross slope shall be two percent.  
I. In parks, greenways or other natural resource areas, accessways may be approved with a five-foot 
wide gravel path with wooden, brick or concrete edgings .  
J. The Community Development Director may approve an alternative accessway design due to existing 
site constraints through the modification process set forth in Section 12.04.007. 
K. Ownership, liability and maintenance of accessways.  
To ensure that all pedestrian/bicycle accessways will be adequately maintained over time, the hearings 
body shall require one of the following:  
1 Dedicate the accessways to the public as public right-of-way prior to the final approval of the 

development; or 
2 The developer incorporates the accessway into a recorded easement or tract that specifically 

requires the property owner and future property owners to provide for the ownership, liability and 
maintenance of the accessway.  
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Finding: Not Applicable. An additional bicycle and pedestrian accessway is not required in this location. 
 
12.04.205 Mobility Standards. 
Development shall demonstrate compliance with intersection mobility standards. When evaluating the 
performance of the transportation system, the City of Oregon City requires all intersections, except for 
the facilities identified in subsection D below, to be maintained at or below the following mobility 
standards during the two-hour peak operating conditions. The first hour has the highest weekday traffic 
volumes and the second hour is the next highest hour before or after the first hour.  Except as provided 
otherwise below, this may require the installation of mobility improvements as set forth in the 
Transportation System Plan or as otherwise identified by the City Transportation Engineer.  
 

A. For intersections within the Regional Center, the following mobility standards apply: 
1. During the first hour, a maximum v/c ratio of 1.10 shall be maintained. For signalized 
intersections, this standard applies to the intersection as a whole.  For unsignalized intersections, this 
standard applies to movements on the major street.  There is no performance standard for the minor 
street approaches. 
2. During the second hour, a maximum v/c ratio of 0.99 shall be maintained at signalized 
intersections. For signalized intersections, this standard applies to the intersection as a whole.  For 
unsignalized intersections, this standard applies to movements on the major street.  There is no 
performance standard for the minor street approaches. 
3. Intersections located on the Regional Center boundary shall be considered within the Regional 
Center. 
B.   For intersections outside of the Regional Center but designated on the Arterial and Throughway 
Network, as defined in the Regional Transportation Plan, the following mobility standards apply: 
1. During the first hour, a maximum v/c ratio of 0.99 shall be maintained. For signalized 
intersections, this standard applies to the intersection as a whole.  For unsignalized intersections, this 
standard applies to movements on the major street.  There is no performance standard for the minor 
street approaches. 
2. During the second hour, a maximum v/c ratio of 0.99 shall be maintained at signalized 
intersections. For signalized intersections, this standard applies to the intersection as a whole.  For 
unsignalized intersections, this standard applies to movements on the major street.  There is no 
performance standard for the minor street approaches. 
C.   For intersections outside the boundaries of the Regional Center and not designated on the Arterial 
and Throughway Network, as defined in the Regional Transportation Plan, the following mobility 
standards apply: 
1. For signalized intersections: 
a. During the first hour, LOS “D” or better will be required for the intersection as a whole and no 
approach operating at worse than LOS “E” and a v/c ratio not higher than 1.0 for the sum of the critical 
movements. 
b. During the second hour, LOS “D” or better will be required for the intersection as a whole and no 
approach operating at worse than LOS “E” and a v/c ratio not higher than 1.0 for the sum of the critical 
movements. 
2. For unsignalized intersections outside of the boundaries of the Regional Center: 

a. For unsignalized intersections, during the peak hour, all movements serving more than 20 vehicles 
shall be maintained at LOS “E” or better.  LOS “F” will be tolerated at movements serving no more 
than 20 vehicles during the peak hour.  

D.  Until the City adopts new performance measures that identify alternative mobility targets, the City 
shall exempt proposed development that is permitted, either conditionally, outright, or through detailed 
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development master plan approval, from compliance with the above-referenced mobility standards for 
the following state-owned facilities: 
 I-205 / OR 99E Interchange 
 I-205 / OR 213 Interchange 
 OR 213 / Beavercreek Road 
 State intersections located within or on the Regional Center Boundaries 
1. In the case of conceptual development approval for a master plan that impacts the above 
references intersections:  
a.  The form of mitigation will be determined at the time of the detailed development plan review for 
subsequent phases utilizing the Code in place at the time the detailed development plan is submitted; 
and 
b. Only those trips approved by a detailed development plan review are vested. 
2.     Development which does not comply with the mobility standards for the intersections identified in 
12.04.205.D shall provide for the improvements identified in the Transportation System Plan (TSP) in an 
effort to improve intersection mobility as necessary to offset the impact caused by development. Where 
required by other provisions of the Code, the applicant shall provide a traffic impact study that includes 
an assessment of the development’s impact on the intersections identified in this exemption and shall 
construct the intersection improvements listed in the TSP or required by the Code. 
Finding: Complies as Proposed. The applicant submitted a traffic impact study prepared by Brian Dunn, 
P.E. of Kittelson and Associates, Inc.  The analysis was reviewed by John Replinger of Replinger and 
Associates (Exhibit 4).  The applicant evaluated traffic patterns and traffic volumes and analyzed the 
operations at the following locations:  

• OR 213/Prairie Schooner Way  
• Washington Street/Prairie Schooner Way  
• Home Depot signalized access/Prairie Schooner Way  
• Home Depot unsignalized, right-in, right-out access/Prairie Schooner Way  

Mr. Replinger wrote:  
The TIA presents information on trip generation from the construction of an 11,059 square-foot 

tire store. The trip generation rates were taken from the Institute of Transportation Engineers’ Trip 
Generation. The tire store predicted to produce 23 PM peak hour trips and 35 Saturday mid-day peak 
hour trips.  

Traffic volumes were calculated for the intersections described in #1, above. At each location, the 
level of service (LOS) and delay calculations were provided to assess operations relative to ODOT and 
city’s operational standard. The analysis was undertaken for the PM and the Saturday mid-day peak 
hours and included year 2014 existing conditions, 2015 background conditions, and year 2015 total 
traffic conditions. According to the engineer, all four intersections will operate better than the 
operational standards specified by ODOT and the city. Under 2015 total traffic conditions with the tire 
store included, all intersections will operate at LOS “A” or “B.” Even for the OR 213/Prairie Schooner Way 
intersection, the intersection volume-to-capacity ratio (v/c) is predicted to be 0.70 or better under all 
conditions. For the three intersections under city jurisdiction, each easily meets the city’s operational 
standard. The performance of all study area intersections is predicted to meet city standards during the 
peak hours. The engineer also analyzed the queuing at the intersections and found that there is 
adequate capacity for queued vehicles on all approaches. The engineer concluded no mitigation 
measures were necessary. I concur with his conclusions. 

The engineer concludes that traffic operations would be adequate at all analyzed intersections. 
He concludes no mitigation is needed for traffic operations. He concludes no safety mitigation is 
necessary. I concur with the conclusions of the applicant’s engineer.  
 
12.04.210 Street design--Intersection Angles. 
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Except where topography requires a lesser angle, streets shall be laid out to intersect at angles as near 
as possible to right angles. In no case shall the acute angles be less than eighty degrees unless there is a 
special intersection design. An arterial or collector street intersecting with another street shall have at 
least one hundred feet of tangent adjacent to the intersection unless topography requires a lesser 
distance. Other streets, except alleys, shall have at least fifty feet of tangent adjacent to the intersection 
unless topography requires a lesser distance. All street intersections shall be provided with a minimum 
curb return radius of twenty-five feet for local streets. Larger radii shall be required for higher street 
classifications as determined by the city engineer. Additional right-of-way shall be required to 
accommodate curb returns and sidewalks at intersections. Ordinarily, intersections should not have more 
than two streets at any one point.  
Finding: Complies as Proposed. There are no street intersections proposed. 
 
12.04.215 Street design--Off-Site Street Improvements. 
During consideration of the preliminary plan for a development, the decision maker shall determine 
whether existing streets impacted by, adjacent to, or abutting the development meet the city’s 
applicable planned minimum design or dimensional requirements. Where such streets fail to meet these 
requirements, the decision-maker shall require the applicant to make proportional improvements 
sufficient to achieve conformance with minimum applicable design standards required to serve the 
proposed development. 
Finding: Not Applicable. No off-site street improvements are proposed or required for the proposed 
development. 
 
12.04.220 Street Design--Half Street. 
Half streets, while generally not acceptable, may be approved where essential to the development, when 
in conformance with all other applicable requirements, and where it will not create a safety hazard. 
When approving half streets, the decision maker must first determine that it will be practical to require 
the dedication of the other half of the street when the adjoining property is divided or developed. Where 
the decision maker approves a half street, the applicant must construct an additional ten feet of 
pavement width so as to make the half street safe and usable until such time as the other half is 
constructed. Whenever a half street is adjacent to property capable of being divided or developed, the 
other half of the street shall be provided and improved when that adjacent property divides or develops. 
Access Control may be required to preserve the objectives of half streets.  
 
When the remainder of an existing half-street improvement is made it shall include the following items: 
dedication of required right-of-way, construction of the remaining portion of the street including 
pavement, curb and gutter, landscape strip, sidewalk, street trees, lighting and other improvements as 
required for that particular street.  It shall also include at a minimum the pavement replacement to the 
centerline of the street.  Any damage to the existing street shall be repaired in accordance with the City’s 
“Moratorium Pavement Cut Standard” or as approved by the City Engineer.  
Finding: Not Applicable.  No half-street is proposed. 
 
12.04.225 Street Design--Cul-de-sacs and Dead-End Streets. 
The city discourages the use of cul-de-sacs and permanent dead-end streets except where construction of 
a through street is found by the decision maker to be impracticable due to topography or some 
significant physical constraint such as geologic hazards, wetland, natural or historic resource areas, 
dedicated open space, existing development patterns, arterial access restrictions or similar situation as 
determined by the Community Development Director. When permitted, access from new cul-de-sacs and 
permanent dead-end streets shall be limited to a maximum of 25 dwelling units and a maximum street 
length of two hundred feet, as measured from the right-of-way line of the nearest intersecting street to 
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the back of the cul-de-sac curb face.  In addition, cul-de-sacs and dead end roads shall include 
pedestrian/bicycle accessways as required in this Chapter. This section is not intended to preclude the 
use of curvilinear eyebrow widening of a street where needed.  
 
Where approved, cul-de-sacs shall have sufficient radius to provide adequate turn-around for emergency 
vehicles in accordance with Fire District and City adopted street standards. Permanent dead-end streets 
other than cul-de-sacs shall provide public street right-of-way / easements sufficient to provide turn-
around space with appropriate no-parking signs or markings for waste disposal, sweepers, and other 
long vehicles in the form of a hammerhead or other design to be approved by the decision maker. 
Driveways shall be encouraged off the turnaround to provide for additional on-street parking space. 
Finding: Not Applicable. The applicant has not proposed a cul-de-sac or permanent dead-end street. 
 
12.04.230 Street Design--Street Names. 
Except for extensions of existing streets, no street name shall be used which will duplicate or be confused 
with the name of an existing street. Street names shall conform to the established standards in the City 
and shall be subject to the approval of the City.  
Finding: Not Applicable. The names of the streets are not proposed to change with this proposal. 
 
12.04.235 Street Design--Grades and Curves. 
Grades and center line radii shall conform to the standards in the City's street design standards and 
specifications.  
Finding: Not Applicable.  The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system are proposed or required with the proposed 
development.    
 
12.04.240 Street Design--Development Abutting Arterial or Collector Street. 
Where development abuts or contains an existing or proposed arterial or collector street, the decision 
maker may require: access control; screen planting or wall contained in an easement or otherwise 
protected by a restrictive covenant in a form acceptable to the decision maker along the rear or side 
property line; or such other treatment it deems necessary to adequately protect residential properties or 
afford separation of through and local traffic. Reverse frontage lots with suitable depth may also be 
considered an option for residential property that has arterial frontage. Where access for development 
abuts and connects for vehicular access to another jurisdiction's facility then authorization by that 
jurisdiction may be required.  
Finding: Not Applicable. The applicant has not proposed and is not required to alter the access to the 
site or construct a wall or other such treatment. 
 
12.04.245 Street Design--Pedestrian and Bicycle Safety. 
Where deemed necessary to ensure public safety, reduce traffic hazards and promote the welfare of 
pedestrians, bicyclists and residents of the subject area, the decision maker may require that local streets 
be so designed as to discourage their use by nonlocal automobile traffic.  
 
All crosswalks shall include a large vegetative or sidewalk area which extends into the street pavement 
as far as practicable to provide safer pedestrian crossing opportunities.  These curb extensions can 
increase the visibility of pedestrians and provide a shorter crosswalk distance as well as encourage 
motorists to drive slower.  The decision maker may approve an alternative design that achieves the same 
standard for constrained sites or where deemed unnecessary by the City Engineer. 
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Finding: Not Applicable.  The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system are proposed or required with the proposed 
development.    
 
12.04.255 Street design--Alleys. 
Public alleys shall be provided in the following districts R-5, R-3.5, R-2, MUC-1, MUC-2 and NC zones 
unless other permanent provisions for private access to off-street parking and loading facilities are 
approved by the decision maker. The corners of alley intersections shall have a radius of not less than ten 
feet. 
Finding: Not Applicable. Public alleys are not required in this location. 
 
12.04.260 Street Design--Transit. 
Streets shall be designed and laid out in a manner that promotes pedestrian and bicycle circulation. The 
applicant shall coordinate with transit agencies where the application impacts transit streets as 
identified in 17.04.1310. Pedestrian/bicycle access ways shall be provided as necessary in Chapter 12.04 
to minimize the travel distance to transit streets and stops and neighborhood activity centers. The 
decision maker may require provisions, including easements, for transit facilities along transit streets 
where a need for bus stops, bus pullouts or other transit facilities within or adjacent to the development 
has been identified.  
Finding: Complies as Proposed. The application was forwarded to Tri-Met, the city’s primary transit 
provider, who did not comment on the proposal.  
 
12.04.265 Street design--Planter Strips. 
All development shall include vegetative planter strips that are five feet in width or larger and located 
adjacent to the curb. This requirement may be waived or modified if the decision maker finds it is not 
practicable. The decision maker may permit constrained sites to place street trees on the abutting 
private property within 10 feet of the public right-of-way if a covenant is recorded on the title of the 
property identifying the tree as a city street tree which is maintained by the property owner.  
Development proposed along a collector, minor arterial, or major arterial street may use tree wells with 
root barriers located near the curb within a wider sidewalk in lieu of a planter strip, in which case each 
tree shall have a protected area to ensure proper root growth and reduce potential damage to 
sidewalks, curbs and gutters.  
 
To promote and maintain the community tree canopy adjacent to public streets, trees shall be selected 
and planted in planter strips in accordance with Chapter 12.08, Street Trees. Individual abutting lot 
owners shall be legally responsible for maintaining healthy and attractive trees and vegetation in the 
planter strip. If a homeowners' association is created as part of the development, the association may 
assume the maintenance obligation through a legally binding mechanism, e.g., deed restrictions, 
maintenance agreement, etc., which shall be reviewed and approved by the city attorney. Failure to 
properly maintain trees and vegetation in a planter strip shall be a violation of this code and enforceable 
as a civil infraction.  
Finding: Not Applicable.  The street systems abutting the subject site are fully constructed.  No new 
streets or modifications to the existing street system are proposed or required with the proposed 
development.    
 
12.04.270  Standard Construction Specifications. 
The workmanship and materials for any work performed under permits issued per this chapter shall be in 
accordance with the edition of the "Standard Specifications for Public Works Construction," as prepared 
by the Oregon Chapter of American Public Works Association (APWA) and as modified and adopted by 
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the city, in effect at the time of application. The exception to this requirement is where this chapter and 
the Public Works Street Design Drawings provide other design details, in which case the requirements of 
this chapter and the Public Works Street Design Drawings shall be complied with. In the case of work 
within ODOT or Clackamas County rights-of-way, work shall be in conformance with their respective 
construction standards. 
Finding: Applicable. The applicant is subject to this requirement.  
 
Chapter 12.08 – PUBLIC AND STREET TREES 
12.08.015 Street tree planting and maintenance requirements. 
All new construction or major redevelopment shall provide street trees adjacent to all street frontages. 
Species of trees shall be selected based upon vision clearance requirements, but shall in all cases be 
selected from the Oregon City Street Tree List or be approved by a certified arborist. If a setback sidewalk 
has already been constructed or the Development Services determines that the forthcoming street design 
shall include a setback sidewalk, then all street trees shall be installed with a planting strip. If existing 
street design includes a curb-tight sidewalk, then all street trees shall be placed within the front yard 
setback, exclusive of any utility easement.  
A. One street tree shall be planted for every thirty-five feet of property frontage. The tree spacing 
shall be evenly distributed throughout the total development frontage. The community development 
director may approve an alternative street tree plan if site or other constraints prevent meeting the 
placement of one street tree per thirty-five feet of property frontage.  
B. The following clearance distances shall be maintained when planting trees: 
1. Fifteen feet from streetlights; 
2. Five feet from fire hydrants; 
3. Twenty feet from intersections; 
4. A minimum of five feet (at mature height) below power lines. 
C. All trees shall be a minimum of two inches in caliper at six inches above the root crown and 
installed to city specifications.  
D. All established trees shall be pruned tight to the trunk to a height that provides adequate 
clearance for street cleaning equipment and ensures ADA complaint clearance for pedestrians.  
Finding: Complies with Condition.  The lease area abuts Highway 213 and Washington Street/ Prairie 
Schooner Way.   
 
The Highway 213 frontage extends 187.5 feet, requiring 5 street trees (187.5/35=5.36).  The applicant 
proposed to install 7 street trees along the Highway 213 frontage, in excess of the minimum 
requirement of 5.  Highway 213 is controlled by Oregon Department of Transportation (ODOT) and thus 
prior to planting, the applicant shall receive approval from ODOT for the street trees within the ODOT 
right-of-way.  If approval is not granted, the applicant may plant the trees on the subject site, or provide 
a fee in lieu prior to issuance of an occupancy for the structure. 
 
The Washington Street/ Prairie Schooner Way extends 269.7’, requiring 7 trees (269.7/35=7.7).  The 
applicant provided a plan demonstrating 9 trees within the right-of-way in excess of 2 inches in caliper 
which were planted with the recent roadway construction.  Though the trees are not spaced evenly 
along the frontage, no additional street trees are required.  The applicant can assure this standard is 
met through compliance with Condition of Approval 28. 
 
12.08.020 Street tree species selection. 
The community development director may specify the species of street trees required to be planted if 
there is an established planting scheme adjacent to a lot frontage, if there are obstructions in the 
planting strip, or if overhead power lines are present.  
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Finding: Complies as Proposed.  The applicant submitted a landscape plan signed by a landscape 
architect which includes Acer Rubrum ‘Gerling’ (Armstrong Maple) to be planted as street trees.  As the 
plan is signed by a landscape architect, the species is acceptable. 
 
12.08.025 General tree maintenance. 
Abutting property owners shall be responsible for the maintenance of street trees and planting strips. 
Topping of trees is permitted only under recommendation of a certified arborist, or other qualified 
professional, if required by city staff. Trees shall be trimmed appropriately. Maintenance shall include 
trimming to remove dead branches, dangerous limbs and to maintain a minimum seven-foot clearance 
above all sidewalks and ten-foot clearance above the street. Planter strips shall be kept clear of weeds, 
obstructing vegetation and trash.  
Finding: Applies.  The applicant shall be responsible for maintenance of the abutting street trees. 
 
12.08.030 Public property tree maintenance. 
The city shall have the right to plant, prune, maintain and remove trees, plants and shrubs in all public 
rights-of-way and public grounds, as may be necessary to ensure public safety or to preserve and 
enhance the symmetry or other desirable characteristics of such public areas. The natural resources 
committee may recommend to the community development director the removal of any tree or part 
thereof which is in an unsafe condition, or which by reason of its nature is injurious to above or below-
ground public utilities or other public improvements.  
Finding: Applies.  The City shall have the right to maintain the street trees as required.  
 
12.08.035 Public tree removal. 
Finding: Not Applicable. The applicant has not proposed to remove any street trees with the proposed 
development. 
 
CHAPTER 13.12 – STORMWATER MANAGEMENT 
 
13.12.050.A. Stormwater Conveyance. The stormwater conveyance requirements of this chapter shall 
apply to all stormwater systems constructed with any development activity, except as follows:  
1. The conveyance facilities are located entirely on one privately owned parcel; 
2. The conveyance facilities are privately maintained; and 
3. The conveyance facilities receive no stormwater runoff from outside the parcel's property limits. 
Those facilities exempted from the stormwater conveyance requirements by the above subsection will 
remain subject to the requirements of the Oregon Uniform Plumbing Code. Those exempted facilities 
shall be reviewed by the building official.  
Finding:  Please refer to section 13.12.090 of this report.     
 
13.12.050.B. Stormwater Quantity Control. The stormwater quantity control requirements of this 
chapter shall apply to the following proposed activities, uses or developments:  
13.12.050.B.1. Activities located wholly or partially within water quality resource areas pursuant to 
Chapter 17.49 that will result in the creation of more than five hundred square feet of impervious surface 
within the WQRA or will disturb more than one thousand square feet of existing impervious surface 
within the WQRA as part of a commercial or industrial redevelopment project. These square footage 
measurements will be considered cumulative for any given seven-year period;  
Finding: Not Applicable.  The proposed development is not in a Natural Resource Overlay District. 
 
13.12.050.B.2 Activities that create more than two thousand square feet of impervious surface, 
cumulated over any given seven year period; or  
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Finding: Applicable.  Stormwater quantity control is required, except that the site qualifies for an 
exemption under 13.12050 B4. 
 
13.12.050.B.3 Redevelopment of a commercial or industrial land use that will disturb more than five 
thousand square feet of existing impervious surface. This five thousand square foot measurement 
cumulates over any given seven year period;  
Finding: Not Applicable.  The development proposal is not redevelopment of land or of impervious 
surfaces.    
 
13.12.050.B.4 An exemption to the stormwater quantity control requirements of this chapter will be 
granted in the following circumstances: 
a. The development site discharges to a stormwater quantity control facility approved by the city 
engineer to receive the developed site runoff after verification that the facility is adequately sized to 
receive the additional stormwater, or,  
b. The development site discharges to one of the following receiving bodies of water: Willamette River, 
Clackamas River or Abernethy Creek; and either lies within the one hundred year floodplain or is up to 
ten feet above the design flood elevation as defined in Chapter 17.42  
Finding: Complies as Proposed.  The discharge from the development will go to the Clackamas River, 
the flood plain elevation is this area is 50.7-feet and the development is predominantly at 54-feet.  
Therefore, the development is within 10-feet of the flood elevation.  Based upon this, detention is not 
required unless the downstream elements do not have capacity for the additional flow. 
 
13.12.050.C. Stormwater Quality Control. The stormwater quality control requirements of this 
chapter shall apply to the following proposed activities, uses or developments:  
13.12.050.C.1. Category A. Activities subject to general water quality requirements of this chapter: 
a. The construction of four or more single-family residences; 
b. Activities located wholly or partially within water quality resource areas pursuant to Chapter 17.49 
that will result in the creation of more than five hundred square feet of impervious surface within the 
WQRA or will disturb more than one thousand square feet of existing impervious surface within the 
WQRA as part of a commercial or industrial redevelopment project. These square footage measurements 
will be considered cumulative for any given seven year period; or  
c. Activities that create more than eight thousand square feet of new impervious surface for other than a 
single-family residential development. This eight thousand square foot measurement will be considered 
cumulative for any given seven year period;  
d. An exemption to the stormwater quantity control requirements of this subsection will be granted if the 
development site discharges to a stormwater quality control facility approved by the city engineer to 
receive the developed site runoff after verification that the facility is adequately sized to receive the 
additional stormwater.  
Finding:  Applicable.  The proposed development results in more than 8000 square feet of new 
impervious surface, so storm water treatment is required.   
 
13.12.050.C.2 Category B. Uses Requiring Additional Management Practices. In addition to any other 
applicable requirements of this chapter, the following uses are subject to additional management 
practices as contained in the Public Works Stormwater and Grading Design Standards:  
a. Fuel dispensing facilities; 
b. Bulk petroleum storage in multiple stationary tanks; 
c. Solid waste storage areas for commercial, industrial or multi-family uses; 
d. Loading and unloading docks for commercial or industrial uses; or 
e. Covered vehicle parking for commercial or industrial uses. 
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Finding: Not Applicable. The proposed work does not include these elements. 
 
13.12.050.C.3 Category C. Clackamas River Watershed. In addition to any other applicable requirements 
of this chapter, any development that creates new waste discharges and whose stormwater runoff may 
directly or indirectly flow into the Clackamas River is subject to additional requirements associated with 
Oregon Administrative Rules (OAR) 340-41-470 (Thee Basin Rule).  
Finding: Applicable.  The site is in the Clackamas River watershed.   
 
13.12.090 Approval criteria for engineered drainage plans and drainage report. 
An engineered drainage plan and/or drainage report shall be approved only upon making the following 
findings:  
A. The plan and report demonstrate how the proposed development and stormwater management 
facilities will accomplish the purpose statements of this chapter;  
B. The plan and report meet the requirements of the Public Works Stormwater and Grading Design 
Standards adopted by resolution under Section 13.12.020;  
C. Unless otherwise exempted by Section 13.12.050(B), the plan and report includes adequate 
stormwater quantity control facilities, so that when the proposed land development activity takes place, 
peak rates and volumes of runoff:  
1. Do not exceed the capacity of receiving drainage conveyance facilities; 
2. Do not increase the potential for streambank erosion; and 
3. Do not add volume to an off-site closed depression without providing for mitigation. 
D. Unless otherwise exempted by Section 13.12.050(C), the proposed development includes: 
1. Adequate stormwater quality control facilities, so that when the proposed land development 
activity takes place, the temperature and overall pollution level of stormwater runoff is no greater than 
the water entering. When no water enters a project, then stormwater runoff shall be compared to rain 
samples; and  
2. Stormwater quality control facilities which: 
a. Are in compliance with applicable National Pollutant Discharge Elimination System (NPDES) 
requirements;  
b. Minimize the deterioration of existing watercourses, culverts, bridges, dams and other 
structures; and  
c. Minimize any increase in nonpoint source pollution. 
E. The storm drainage design within the proposed development includes provisions to adequately control 
runoff from all public and private streets and roof, footing, and area drains and ensures future extension 
of the current drainage system.  
F. Streambank erosion protection is provided where stormwater, directly or indirectly, discharges to open 
channels or streams. The post-development peak stormwater discharge rate from a development site for 
the two year, twenty-four hour duration storm event shall not exceed fifty percent of the two year, 
twenty-four hour predevelopment peak runoff rate.  
G. Specific operation and maintenance measures are proposed that ensure that the proposed 
stormwater quantity control facilities will be properly operated and maintained. 
Finding: Complies with Conditions. The applicant submitted a preliminary Stomwater Report that is 
based on Oregon City Stormwater Design Standards for Quantity Control Facilities, Quality Treatment 
Facilities, and Collection and Conveyance.  The initial report called for collection of storm water and 
discharge to the treatment facility constructed for Home Depot. The facility was sized for the future 
development of the area proposed for America’s Tire.  
 
A final stormwater report shall be required that reflects the final design.  This shall include an evaluation 
of the water quality facilities to insure they are sized properly for the additional flow, and to insure that 
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protection of the adjacent salmon-bearing rivers and creeks.  In addition, it shall include the evaluation 
of downstream conveyance to determine if there is sufficient capacity for the additional flow.  Detention 
may be required depending upon the outcome of the downstream evaluation. In addition, the Home 
Depot Storm Drainage Report shall be submitted as an appendix to the final storm drainage report. 
 
The applicant must analyze and incorporate water quality (which includes temperature control)             
infrastructure to protect the adjacent salmon-bearing rivers and creeks from the developed site’s storm 
runoff. The applicant must consider these impacts for the storm design and site construction.  The storm 
sewer system shall be designed so all runoff from impervious development is collected and  goes 
through an appropriate pollution control water quality control structure.  This design will also require 
DEQ approval.   
 
The applicant shall submit a final Stormwater Report that is based on Oregon City Stormwater Design 
Standards for quality treatment facilities, and collection and conveyance.  The final report shall include 
in the appendix a copy of the Home Depot Storm Drainage Report by WRG Design, Inc, dated March 14, 
2001.  The report shall also include an evaluation of the water quality facilities to insure they are sized 
properly for the additional flow, and to insure that protection of the adjacent salmon-bearing rivers and 
creeks.  This shall include the evaluation of downstream conveyance to determine if there is sufficient 
capacity for the additional flow.  Detention may be required depending upon the outcome of the 
downstream evaluation.   
 
The proposed application includes significant increases in impervious surface that will result in 
stormwater discharges to the Clackamas River (via Clackamette Cove) and Abernethy Creek (via Park 
Place Creek).  The Willamette River, the Clackamas River, and Abernethy Creek have been identified by 
the Oregon Department of Fish and Wildlife as anadromous fish-bearing streams. Development that 
increases impervious surface area represents activities that do not conserve or protect the listed 
species. The Clackamas River and the Willamette River are currently listed as “water quality limited.”  
The Department of Environmental Quality identified the Clackamas River as water quality limited for 
summer temperature.  The lower Willamette River was listed as water quality limited for toxins, 
biological criteria, bacteria, and temperature.  The National Marine Fisheries Service (NMFS) recently 
listed several salmon species as threatened and endangered throughout many areas of the state. Under 
this new rule (NMFS’s “4d” rule), local governments must subject development reviews to the “4d” rule 
requirements. Since the rule was adopted in September 2000, any future development on Pad “A” and 
Pad “B” would be subject to 4d rule requirements. Staff has determined it is possible, likely and 
reasonable the applicant can meet this standard by complying with conditions of approval 1, 2, 3, 18 
and 19. 
 
CHAPTER 15.48 - GRADING, FILLING AND EXCAVATING 
 
15.48.030 Applicability—Grading permit required.  
A. A city-issued grading permit shall be required before the commencement of any of the following filling 
or grading activities:  
1. Grading activities in excess of ten cubic yards of earth; 
2. Grading activities which may result in the diversion of existing drainage courses, both natural and 

man-made, from their natural point of entry or exit from the grading site;  
3.Grading and paving activities resulting in the creation of impervious surfaces greater than two 

thousand square feet or more in area;  
4. Any excavation beyond the limits of a basement or footing excavation, having an unsupported soil 

height greater than five feet after the completion of such a structure; or  
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5. Grading activities involving the clearing or disturbance of one-half acres (twenty-one thousand seven 
hundred eighty square feet) or more of land.  

Finding:  Applicable. Proposed grading activities are greater than 10 cubic yards of earth.  Also, the 
creation of an impervious area greater than 2000 square feet is proposed.     
 
15.48.090 Submittal requirements.  
An engineered grading plan or an abbreviated grading plan shall be prepared in compliance with the 
submittal requirements of the Public Works Stormwater and Grading Design Standards whenever a city 
approved grading permit is required. In addition, a geotechnical engineering report and/or residential lot 
grading plan may be required pursuant to the criteria listed below.  
A. Abbreviated Grading Plan. The city shall allow the applicant to submit an abbreviated grading plan in 
compliance with the submittal requirements of the Public Works Stormwater and Grading Design 
Standards if the following criteria are met:  

1. No portion of the proposed site is within the flood management area overlay district pursuant 
to Chapter 17.42, the unstable soils and hillside constraints overlay district pursuant to Chapter 
17.44, or a water quality resource area pursuant to Chapter 17.49; and  
2. The proposed filling or grading activity does not involve more than fifty cubic yards of earth.  

B. Engineered Grading Plan. The city shall require an engineered grading plan in compliance with the 
submittal requirements of the Public Works Stormwater and Grading Design Standards to be prepared by 
a professional engineer if the proposed activities do not qualify for abbreviated grading plan.  
C. Geotechnical Engineering Report. The city shall require a geotechnical engineering report in 
compliance with the minimum report requirements of the Public Works Stormwater and Grading Design 
Standards to be prepared by a professional engineer who specializes in geotechnical work when any of 
the following site conditions may exist in the development area:  

1. When any publicly maintained facility (structure, street, pond, utility, park, etc.) will be 
supported by any engineered fill;  
2. When an embankment for a stormwater pond is created by the placement of fill; 
3. When, by excavation, the soils remaining in place are greater than three feet high and less 
than twenty feet wide.  

D .Residential Lot Grading Plan. The city shall require a residential lot grading plan in compliance with 
the minimum report requirements of the Public Works Stormwater and Grading Design Standards to be 
prepared by a professional engineer for all land divisions creating new residential building lots or where 
a public improvement project is required to provide access to an existing residential lot.  
Finding: Complies with Conditions.  The applicant submitted a preliminary site grading plan that shows 
minimal grading for the proposed project. 
 
The site is located on a portion of the decommissioned Rossman Landfill, which contains uncontrolled 
solid waste. The landfill was closed in 1983, and since then has undergone remediation.  The 
development requires a modification of the landfill site closure design. The proposed development 
cannot move forward without a modification of the landfill closure permit, which the property owner 
must request from the Department of Environmental Quality (DEQ). 
 
Grading and site work must be conducted such that the landfill closure design is not impaired.  A full 
geotechnical report must be submitted that addresses the decommissioned landfill site and proposed 
alterations or modifications. The DEQ must review and approve of site improvement plans prior to the 
City’s engineering plan approval. 
 
During construction the earthwork shall be inspected by the applicant’s geotechnical engineer, who shall 
provide written documentation that the work was constructed as specified.  There shall also be test 
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reports and certifications that the landfill closure design including the gas collection system has not be 
disturbed, and is operational and show compliance with the requirements of the DEQ landfill closure 
permit modification. 
 
Prior to the issuance of a grading permit the applicant shall submit an erosion control permit and 
provide an Erosion Prevention and Sedimentation Control Plan to the City for approval.  A final site 
Grading Plan shall be required as part of the final construction plans per the City’s Grading Criteria and 
the International Building Code.  If significant grading is required due to the location or the nature of the 
site, rough grading shall be required of the developer prior to the acceptance of the public 
improvements.  The applicant shall obtain DEQ’s written approval of the final site plans prior to the 
City’s site grading plan approval. There shall not be more than a maximum grade differential of two (2) 
feet at all site boundaries.  
 
The applicant is responsible for this project’s compliance with Engineering Policy 00-01.  The policy 
pertains to any land use decision requiring the applicant to provide any public improvements and 
includes a requirement to attend a pre-design meeting with the City. 
 
Prior to City construction plan approval or issuance of a grading or building permit associated with the 
proposed development the property and building owners shall provide written acknowledgement and 
statement to assume responsibility for risks associated with the selected foundation and construction 
alternatives.  The applicant shall submit a final geotechnical engineering report to DEQ, the City’s 
Building Official, and the City’s Public Works Engineering Development Services for review and approval. 
The final Geotechnical Engineering Investigation Report shall document the following: 

• A comprehensive subsurface investigation, 
• Settlement calculations and assumed material properties, 
• Foundation recommendations and capacity calculations, 
• Pavement and utility construction and maintenance recommendations, 
• Floor slab and other flat concrete construction and maintenance recommendations, and 
• Surcharge recommendations including dimension and time criteria. 
• Details, as necessary, to address DEQ requirements relative to increased leachate and 

landfill gas migration due to consolidation of the landfill, penetrating the landfill cap 
(including alternatives that allow landscaping to address water quality concerns), and 
limiting sub-landfill aquifer contamination via pile penetration as may be applicable.  

• Recommendations to minimize risks of negative impacts for proposed building structure, 
site grading, cuts and fill, foundations, seismic, utility infrastructure including connections 
between the underground utilities and the building structure, methane gas migration and 
accumulation including consideration of the gas migration through utility trenches and 
accumulation in utility infrastructure such as light pole bases, manholes and junction boxes. 
and differential settlement of the proposed development.  

• Recommendations for applicable safety measures needed to minimize the risks of excessive 
differential building settlement, uneven settlements of the non-building areas affecting 
surface drainage, building and site settlements affecting gravity flow sewers, and methane 
accumulation and migration.  

• Recommendations for development to be in compliance with applicable 2012 International 
Building Codes and 2014 Oregon Structural Specialty Code. 

• Evaluation of impacts to the Highway 213 embankment from the site development and 
appropriate recommendations to mitigate for impacts.  
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The City’s geotechnical engineer shall provide a peer review of the final Geotechnical Engineering Report 
at the applicant’s cost.  The applicant shall have all comments and requirements from DEQ and the City 
addressed in the final report as applicable. 
 
Prior to City construction plan approval or issuance of a grading or building permit associated with the 
proposed development the applicant’s geotechnical engineer shall provide written documentation that 
the final construction plans and specifications comply with his/her recommendations.  Prior to City 
acceptance and issuance of certificate of occupancy, the geotechnical engineer shall provide written 
documentation that the subgrade, grades, and fills have been prepared and constructed as specified. 
There shall also be test reports and certifications that document the landfill closure design including the 
gas collection system has not been disturbed, and is operational.  
 
Prior to City construction plan approval or issuance of a grading or building permit associated with the 
proposed development the applicant shall demonstrate the design and construction of this 
development shall not disturb the existing gas collection system.  The geotechnical engineer shall 
provide test reports and certification that all engineered fills have been placed as specified.  A summary 
report shall be supplied to the City Engineer and Building Official certifying that the structural fill has 
been placed and tested in accordance with the requirements of the geotechnical evaluation and City 
requirements.  
 
Prior to City construction plan approval or issuance of a grading or building permit associated with the 
proposed development an Erosion Prevention and Sedimentation Control Plan in compliance with all 
applicable standards shall be submitted for City approval. Dewatering excavations shall not be allowed 
unless the discharge water meets DEQ standards, and the turbidity standards (see below) or is 
adequately clarified before it enters on-site wetlands, drainage courses, and before it leaves the site.  
Discharge from man-made, natural, temporary, or permanent ponds shall meet the same standard.  
Effective erosion control shall be maintained after site work is complete and throughout building permit 
issuance.  Construction activities shall not result in greater than 10 percent turbidity increase between 
points located upstream and downstream of construction activities.  Plans shall document erosion 
prevention and control measures that will remain effective and be maintained until all construction is 
complete and permanent vegetation has been established on the site.  Responsible party (site steward) 
for erosion control maintenance throughout construction process shall be shown on the Erosion Control 
Plan.  The applicant shall implement high performance erosion control alternatives to minimize the 
potential for water quality and fish habitat degradation in receiving waters.  Staff has determined it is 
possible, likely and reasonable the applicant can meet this standard by complying with Conditions of 
Approval 1, 2, 11, 12, 15, 16 and 17.  
 
EROSION AND SEDIMENT CONTROL – CHAPTER 17.47 
 
17.47.070  Erosion and sediment control plans. 
A. An application for an erosion and sediment control permit shall include an erosion and sediment 
control plan, which contains methods and interim measures to be used during and following construction 
to prevent or control erosion prepared in compliance with City of Oregon City public works standards for 
erosion and sediment control. These standards are incorporated herein and made a part of this title and 
are on file in the office of the city recorder.  
Finding: Approved with Conditions. The applicant has provided an erosion control plan.  The applicant 
shall obtain an erosion control permit.  Staff has determined it is possible, likely and reasonable the 
applicant can meet this standard by complying with Conditions of Approval 1 and 17. 
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GEOLOGIC HAZARDS – CHAPTER 17.44 
17.44.025 - When required; regulated activities; permit and approval requirements. 
No person shall engage in any of the following regulated activities within the adopted Oregon City 
Geologic Hazards Overlay Zone as defined in section 17.04.515 of the Oregon City Municipal Code 
without first obtaining permits or approvals as required by this chapter: 
A. Installation or construction of an accessory structure greater than 500 square feet in area; 
B. Development of land, construction, reconstruction, structural alteration, relocation or enlargement of 
any building or structure for which permission is required pursuant to the Oregon City Municipal Code; 
C. Tree removal on slopes greater than 25 percent where canopy area removal exceeds 25 percent of the 
lot. 
D. Excavation which exceeds two feet in depth, or which involves twenty-five or more cubic yards of 
volume; 
The requirements of this chapter are in addition to other provisions of the Oregon City Municipal Code. 
Where the provisions of this chapter conflict with other provisions of the Oregon City Municipal Code, the 
provisions that are the more restrictive of regulated development activity shall govern. 
 
Finding: Complies with Conditions.   The proposed development is subject to geologic hazard overlay 
district review for steep slopes. However, the portions of the site that are identified as geologic hazard, 
steep slopes greater than 25%, are the constructed roadway embankment of Highway 213. The roadway 
embankment is located on the eastern side of the property and the toe of the engineered embankment 
is within 50 feet of the site development.  The development and Highway 213 are both within the 
Rossman landfill boundaries. The applicant has not proposed any grading activities or excavations within 
50 feet of the toe of the engineered embankment, although primary, secondary and long-term 
settlements of the entire project site are expected from the proposed development activity.   The 
applicant’s Geotechnical Engineering Report does not include an evaluation of the impacts of the 
development on the Highway 213 embankments.  The applicant’s final geotechnical report shall include 
an evaluation of the potential impacts to the Hwy 213 embankment from the site development and 
applicable recommendations.  
 
Prior to the issuance of a grading permit the applicant shall submit an erosion control permit and 
provide an Erosion Prevention and Sedimentation Control Plan to the City for approval.  Prior to 
approval of construction plans the applicant shall provide a Preliminary Grading Plan in compliance with 
Chapter 3 of the City of Oregon City Stormwater and Grading Design Standards to the City.  A final site 
Grading Plan shall be required as part of the final construction plans per the City’s Grading Criteria and 
the International Building Code.  If significant grading is required due to the location or the nature of the 
site, rough grading shall be required of the developer prior to the acceptance of the public 
improvements.  The applicant shall obtain DEQ’s written approval of the final site plans prior to the 
City’s site grading plan approval. There shall not be more than a maximum grade differential of two (2) 
feet at all site boundaries.  
 
The applicant is responsible for this project’s compliance with Engineering Policy 00-01.  The policy 
pertains to any land use decision requiring the applicant to provide any public improvements and 
includes a requirement to attend a pre-design meeting with the City. 
 
Prior to City construction plan approval or issuance of a grading or building permit associated with the 
proposed development the property and building owners shall provide written acknowledgement and 
statement to assume responsibility for risks associated with the selected foundation and construction 
alternatives.  The applicant shall submit a final geotechnical engineering report to DEQ, the City’s 
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Building Official, and the City’s Public Works Engineering Development Services for review and approval. 
The final Geotechnical Engineering Investigation Report shall document the following: 

• A comprehensive subsurface investigation, 
• Settlement calculations and assumed material properties, 
• Foundation recommendations and capacity calculations, 
• Pavement and utility construction and maintenance recommendations, 
• Floor slab and other flat concrete construction and maintenance recommendations, and 
• Surcharge recommendations including dimension and time criteria. 
• Details, as necessary, to address DEQ requirements relative to increased leachate and 

landfill gas migration due to consolidation of the landfill, penetrating the landfill cap 
(including alternatives that allow landscaping to address water quality concerns), and 
limiting sub-landfill aquifer contamination via pile penetration as may be applicable.  

• Recommendations to minimize risks of negative impacts for proposed building structure, 
site grading, cuts and fill, foundations, seismic, utility infrastructure including connections 
between the underground utilities and the building structure, methane gas migration and 
accumulation including consideration of the gas migration through utility trenches and 
accumulation in utility infrastructure such as light pole bases, manholes and junction boxes. 
and differential settlement of the proposed development.  

• Recommendations for applicable safety measures needed to minimize the risks of excessive 
differential building settlement, uneven settlements of the non-building areas affecting 
surface drainage, building and site settlements affecting gravity flow sewers, and methane 
accumulation and migration.  

• Recommendations for development to be in compliance with applicable 2012 International 
Building Codes and 2014 Oregon Structural Specialty Code. 

• Evaluation of impacts to the Highway 213 embankment from the site development and 
appropriate recommendations to mitigate for impacts.  

The City’s geotechnical engineer shall provide a peer review of the final Geotechnical Engineering Report 
at the applicant’s cost.  The applicant shall have all comments and requirements from DEQ and the City 
addressed in the final report as applicable. 
 
Prior to City construction plan approval or issuance of a grading or building permit associated with the 
proposed development the applicant’s geotechnical engineer shall provide written documentation that 
the final construction plans and specifications comply with his/her recommendations.  Prior to City 
acceptance and issuance of certificate of occupancy, the geotechnical engineer shall provide written 
documentation that the subgrade, grades, and fills have been prepared and constructed as specified. 
There shall also be test reports and certifications that document the landfill closure design including the 
gas collection system has not been disturbed, and is operational.  
 
Prior to City construction plan approval or issuance of a grading or building permit associated with the 
proposed development the applicant shall demonstrate the design and construction of this 
development shall not disturb the existing gas collection system.  The geotechnical engineer shall 
provide test reports and certification that all engineered fills have been placed as specified.  A summary 
report shall be supplied to the City Engineer and Building Official certifying that the structural fill has 
been placed and tested in accordance with the requirements of the geotechnical evaluation and City 
requirements.  
 
Prior to City construction plan approval or issuance of a grading or building permit associated with the 
proposed development an Erosion Prevention and Sedimentation Control Plan in compliance with all 
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applicable standards shall be submitted for City approval. Dewatering excavations shall not be allowed 
unless the discharge water meets DEQ standards, and the turbidity standards (see below) or is 
adequately clarified before it enters on-site wetlands, drainage courses, and before it leaves the site.  
Discharge from man-made, natural, temporary, or permanent ponds shall meet the same standard.  
Effective erosion control shall be maintained after site work is complete and throughout building permit 
issuance.  Construction activities shall not result in greater than 10 percent turbidity increase between 
points located upstream and downstream of construction activities.  Plans shall document erosion 
prevention and control measures that will remain effective and be maintained until all construction is 
complete and permanent vegetation has been established on the site.  Responsible party (site steward) 
for erosion control maintenance throughout construction process shall be shown on the Erosion Control 
Plan.  The applicant shall implement high performance erosion control alternatives to minimize the 
potential for water quality and fish habitat degradation in receiving waters.  Staff has determined it is 
possible, likely and reasonable the applicant can meet this standard by complying with conditions of 
approval 1, 2, 11, 12, 15, 16 and 17. 
 
NATURAL RESOURCE OVERLAY DISTRICT – CHAPTER 17.49 
Finding: Not Applicable. Though the subject site has portions which are within the Natural Resources 
Overlay District, the construction area is not within the Natural Resource Overlay District (NROD).  No 
development is proposed within the NROD boundary and thus this standard is not applicable. 
 

Figure 4: Map of Natural Resource Overlay District 

 
 
FLOOD MANAGEMENT OVERLAY DISTRICT – CHAPTER 17.42 
17.42.020 Applicability. 
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Finding: Complies with Condition. This chapter is applicable for all development located in the Flood 
Management Overlay District.  The Home Depot property and proposed development are located within 
the overlay district.  The base flood elevation is 50.7, the flood elevation of the 1996 flood and FEMA 
100-year flood plain elevation.  The applicant indicated that the project is  
 
 The applicant indicated that the lowest point of development would be 57.0 feet in elevation.  Prior to 
issuance of a building or grading permit associated with the proposed development the applicant shall 
submit documentation stamped by a registered engineer demonstrating that all development (including 
but not limited to grading and construction) will be above the base flood elevation of 50.7 feet.  Prior to 
issuance of a certificate of occupancy associated with the proposed development the applicant shall 
submit documentation stamped by a registered engineer demonstrating that all development (including 
but not limited to grading and construction) occurred above the base flood elevation of 50.7 feet.  Staff 
has determined it is possible, likely and reasonable the applicant can meet this standard by complying 
with Condition of Approval 14. 
 
CHAPTER 17.54.100 FENCES, HEDGES AND WALLS 
Finding: Complies as Proposed.  The applicant indicated that no walls or fences are proposed with the 
development. 
 
V. CONCLUSION AND RECOMMENDATION: 
Staff has reviewed the criteria for files SP 14-16, CD 14 and US 14-05 and provided findings to 
determine a recommendation of if the criteria have been met or can be met with conditions of 
approval.  As demonstrated within this report, staff has determined that each criterion is or can be met 
with the attached conditions of approval and recommends the Planning Commission approve the 
application with the conditions identified within this report.  The Planning Commission may choose to 
agree or disagree with the findings and revise the findings and/or conditions of approval as needed.   
 
V. EXHIBITS 
The following exhibits are attached to this staff report.* 

1. Vicinity Map  
2. Land Use Application and Site Plans  
3. Planning Staff Report SP 99-11R 
4. Comments by John Replinger of Replinger and Associates 

 
*Please Note: Exhibits listed as “On-File” are part of the complete land use decision and record and 
may be reviewed upon request at the Planning Division office. 
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Recommended Conditions of Approval 
SP 14-16: Site Plan and Design Review, CD 14-01: Code Interpretation/Similar Use and US 14-05: 

Geologic Hazards Overlay District 
 
1. Prior to the issuance of a grading permit the applicant shall submit an erosion control permit and 

provide an Erosion Prevention and Sedimentation Control Plan to the City for approval.  Prior to 
approval of construction plans the applicant shall provide a Preliminary Grading Plan in compliance 
with Chapter 3 of the City of Oregon City Stormwater and Grading Design Standards to the City.  A 
final site Grading Plan shall be required as part of the final construction plans per the City’s Grading 
Criteria and the International Building Code.  If significant grading is required due to the location or 
the nature of the site, rough grading shall be required of the developer prior to the acceptance of 
the public improvements.  The applicant shall obtain DEQ’s written approval of the final site plans 
prior to the City’s site grading plan approval. There shall not be more than a maximum grade 
differential of two (2) feet at all site boundaries.  (DS) 

2. The applicant is responsible for this project’s compliance with Engineering Policy 00-01.  The policy 
pertains to any land use decision requiring the applicant to provide any public improvements and 
includes a requirement to attend a pre-design meeting with the City. (DS) 

3. Prior to final plat approval, the applicant shall sign a Non-Remonstrance Agreement for the purpose 
of making sanitary sewer, storm sewer, water and/or street improvements in the future that benefit 
the Property and assessing the cost to benefited properties pursuant to the City’s capital 
improvement regulations in effect at the time of such improvement. (DS) 

4. The applicant shall provide a 6-inch fire service line and connection to existing 10-inch waterline 
with appropriate fittings, gate valves, and backflow prevention assembly and vault, a separate 
connection shall be made to the existing 2-inch water service line for the domestic water service 
with appropriate fitting(s), meter box, meter, valve(s) and backflow prevention assembly per the 
City’s standards.  The existing 2-inch service line shall be checked to confirm the condition and new 
connection required if the existing line cannot be used. The private 1-inch irrigation line shall also be 
constructed with the appropriate backflow prevention assembly. (DS) 

5. Prior to the engineering construction plan approval, the applicant shall provide 15 feet wide 
easements for all public water and sanitary sewer infrastructure on the property. The easement 
areas shall include all public utility facilities that were constructed as part of the Home Depot 
development (Planning file SP 99-11R) and the proposed public facilities that are proposed to be 
constructed as part of the applicant’s development on this property parcel. If the utility easements 
already exist, then the applicant shall provide copies of the recorded documents to the City.  (DS) 

6. The proposed onsite domestic water and fire services shall be adequately supported and restrained 
to accommodate installation in a landfill area where differential settlement is expected.   The fire 
service line shall be constructed of ductile iron with locking joints; all angles and fittings shall be 
mechanically restrained.  No thrust blocks will be allowed in the landfill area.  The water line design 
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shall be part of the design package submitted to the DEQ for review with regards to the impacts to 
the landfill. (DS) 

7. Fire hydrants shall be located as specified by the Clackamas County Fire District. (F) 
8. The applicant shall connect to the existing 6-inch private sanitary sewer within the Home Depot 

parking lot, and shall obtain permission to do so from the property owner.  (DS) 
9. The applicant shall provide an oil/water separator in the service area location.  (DS)    
10. Since the proposed gravity sanitary sewer lateral is being constructed on a landfill site, differential 

settlement is expected.  The sanitary sewer lateral shall be ductile iron with locking joints.  The 
sanitary sewer lateral shall be video inspected each year to verify the pipe’s grade and integrity.  A 
copy of the tape shall be provided to the City for review, comment, and approval.  (DS) 

11. The applicant shall obtain DEQ written approval of this development prior to engineering 
construction plan approval.  The applicant shall also comply with any additional comments, or 
recommendations from DEQ.  The City shall be provided copies of the DEQ approval of the 
development. (DS) 

12. Prior to City construction plan approval or issuance of a grading or building permit associated with 
the proposed development the property and building owners shall provide written 
acknowledgement and statement to assume responsibility for risks associated with the selected 
foundation and construction alternatives.  The applicant shall submit a final geotechnical 
engineering report to DEQ, the City’s Building Official, and the City’s Public Works Engineering 
Development Services for review and approval. The final Geotechnical Engineering Investigation 
Report shall document the following: 
a. A comprehensive subsurface investigation, 
b. Settlement calculations and assumed material properties, 
c. Foundation recommendations and capacity calculations, 
d. Pavement and utility construction and maintenance recommendations, 
e. Floor slab and other flat concrete construction and maintenance recommendations,  
f. Surcharge recommendations including dimension and time criteria, 
g. Details, as necessary, to address DEQ requirements relative to increased leachate and landfill 

gas migration due to consolidation of the landfill, penetrating the landfill cap (including 
alternatives that allow landscaping to address water quality concerns), and limiting sub-landfill 
aquifer contamination via pile penetration as may be applicable.  

h. Recommendations to minimize risks of negative impacts for proposed building structure, site 
grading, cuts and fill, foundations, seismic, utility infrastructure including connections between 
the underground utilities and the building structure, methane gas migration and accumulation 
including consideration of the gas migration through utility trenches and accumulation in utility 
infrastructure such as light pole bases, manholes and junction boxes. and differential settlement 
of the proposed development.  

i. Recommendations for applicable safety measures needed to minimize the risks of excessive 
differential building settlement, uneven settlements of the non-building areas affecting surface 
drainage, building and site settlements affecting gravity flow sewers, and methane accumulation 
and migration.  

j. Recommendations for development to be in compliance with applicable 2012 International 
Building Codes and 2014 Oregon Structural Specialty Code. 

k. Evaluation of impacts to the Highway 213 embankment from the site development and 
appropriate recommendations to mitigate for impacts.  

The City’s geotechnical engineer shall provide a peer review of the final Geotechnical Engineering 
Report at the applicant’s cost.  The applicant shall have all comments and requirements from DEQ 
and the City addressed in the final report as applicable. (DS) 
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13. Prior to initiating development onsite, the applicant shall receive issuance/approval for any 
necessary permits onsite by the Oregon City Building Division.  (B) 

14. Prior to issuance of a building or grading permit associated with the proposed development the 
applicant shall submit documentation stamped by a registered engineer demonstrating that all 
development (including but not limited to grading and construction) will be above the base flood 
elevation of 50.7 feet.  Prior to issuance of a certificate of occupancy associated with the proposed 
development the applicant shall submit documentation stamped by a registered engineer 
demonstrating that all development (including but not limited to grading and construction) occurred 
above the base flood elevation of 50.7 feet. (P) 

15. Prior to City construction plan approval or issuance of a grading or building permit associated with 
the proposed development the applicant’s geotechnical engineer shall provide written 
documentation that the final construction plans and specifications comply with his/her 
recommendations.  Prior to City acceptance and issuance of certificate of occupancy, the 
geotechnical engineer shall provide written documentation that the subgrade, grades, and fills have 
been prepared and constructed as specified. There shall also be test reports and certifications that 
document the landfill closure design including the gas collection system has not been disturbed, and 
is operational. (DS) 

16. Prior to City construction plan approval or issuance of a grading or building permit associated with 
the proposed development the applicant shall demonstrate the design and construction of this 
development shall not disturb the existing gas collection system.  The geotechnical engineer shall 
provide test reports and certification that all engineered fills have been placed as specified.  A 
summary report shall be supplied to the City Engineer and Building Official certifying that the 
structural fill has been placed and tested in accordance with the requirements of the geotechnical 
evaluation and City requirements. (DS) 

17. Prior to City construction plan approval or issuance of a grading or building permit associated with 
the proposed development an Erosion Prevention and Sedimentation Control Plan in compliance 
with all applicable standards shall be submitted for City approval. Dewatering excavations shall not 
be allowed unless the discharge water meets DEQ standards, and the turbidity standards (see 
below) or is adequately clarified before it enters on-site wetlands, drainage courses, and before it 
leaves the site.  Discharge from man-made, natural, temporary, or permanent ponds shall meet the 
same standard.  Effective erosion control shall be maintained after site work is complete and 
throughout building permit issuance.  Construction activities shall not result in greater than 10 
percent turbidity increase between points located upstream and downstream of construction 
activities.  Plans shall document erosion prevention and control measures that will remain effective 
and be maintained until all construction is complete and permanent vegetation has been 
established on the site.  Responsible party (site steward) for erosion control maintenance 
throughout construction process shall be shown on the Erosion Control Plan.  The applicant shall 
implement high performance erosion control alternatives to minimize the potential for water quality 
and fish habitat degradation in receiving waters.  (DS) 

18. Prior to City construction plan approval or issuance of a grading or building permit associated with 
the proposed development the applicant must analyze and incorporate water quality (which 
includes temperature control) infrastructure to protect the adjacent salmon-bearing rivers and 
creeks from the developed site’s storm runoff. The applicant must consider these impacts for the 
storm design and site construction.  The storm sewer system shall be designed so all runoff from 
impervious development is collected and  goes through an appropriate pollution control water 
quality control structure.  This design will also require DEQ approval.  (DS) 

19. Prior to City construction plan approval or issuance of a grading or building permit associated with 
the proposed development the applicant shall submit a final Stomwater Report that is based on 
Oregon City Stormwater Design Standards for quality treatment facilities, and collection and 
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conveyance.  The final report shall include in the appendix a copy of the Home Depot Storm 
Drainage Report by WRG Design, Inc, dated March 14, 2001.  The report shall also include an 
evaluation of the water quality facilities to insure they are sized properly for the additional flow, and 
to insure that protection of the adjacent salmon-bearing rivers and creeks.  This shall include the 
evaluation of downstream conveyance to determine if there is sufficient capacity for the additional 
flow.  Detention may be required depending upon the outcome of the downstream evaluation.  (DS) 

20. Prior to issuance of the certificate of occupancy associated with the proposed development the 
applicant shall submit a copy of a recorded public access easement for the 80-foot section extending 
along the western portion of the property which is constructed with a street section, planter strip 
and sidewalk.  (DS) 

21. The applicant shall submit revised plans and documentation demonstrating compliance with the 
landscaping standards identified below and within the Oregon City Municipal Code prior to issuance 
of a building permit associated with the proposed development. All landscaping shall be planted 
prior to issuance of an occupancy for the structure. 

a. General 
i. No mulch, bark chips, or similar materials shall be allowed at the time of landscape 

installation except under the canopy of shrubs and within two feet of the base of trees.   
b. Parking Area/Building Buffer 

i. A 2 inch caliper tree and an evergreen hedge of thirty to forty-two inches or shrubs placed 
no more than four feet apart on average within the 5 foot wide parking area/building buffer 
adjacent to the southwest portion of the building. 

ii. Shrubs and groundcover within the two islands adjacent to the structure and groundcover 
within the two islands adjacent to the parking lot.   

c. Interior Parking Lot Landscaping 
i. A minimum ten percent of the interior of the gross area of the parking lot devoted to 

landscaping. 
ii. Shrubs spaced no more than four feet apart on average over all interior parking lot 

landscaping (including but not limited to the island proposed to the west of the structure as 
well as the island proposed to the south of the structure).   

iii. Shrubs spaced no more than 4 feet apart on average adjacent to the pedestrian walkway 
within the parking lot (exclusive of the drive aisle crossing). (P) 

22. The applicant shall comply with the tree protection requirements in OCMC 17.41.030.B.    
23. Prior to issuance of a building permit associated with the proposed development, the applicant shall 

submit documentation demonstrating that all development shall maintain continuous compliance 
with applicable federal, state, and city standards pertaining to air and water quality, odor, heat, 
glare, noise and vibrations, outdoor storage, radioactive materials, toxic or noxious matter, and 
electromagnetic interference. The emission of odorous gases or other matter in such quantity as to 
be readily detectable at any point beyond the property line of the use creating the odors or matter 
is prohibited. (P) 

24. Prior to issuance of a building or grading permit associated with the proposed development the 
applicant shall submit revised plans and documentation demonstrating that the average height of all 
parapets shall not exceed fifteen percent of the height of the supporting wall and such parapets 
shall not at any point exceed one-third of the height of the supporting wall. (P) 

25. Prior to issuance of building permits associated with the proposed the applicant shall submit a 
revised photometric demonstrating compliance with the luminosity standards in Chapter 17.62.065 
of the Oregon City Municipal Code (including but not limited to the western sidewalk and within the 
plaza).  (P) 
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26. The applicant shall submit revised plans and documentation demonstrating compliance with the 
parking lot standards identified below and within the Oregon City Municipal Code prior to issuance 
of a building or grading permit associated with the proposed development. 

a. A signed parking agreement allowing the proposed development to utilize 13 parking stalls 
within the Home Depot parking (outside of the lease area).   

b. Documentation that the minimum required parking spaces for the proposed development shall 
be available for the parking of operable passenger automobiles of residents, customers, 
patrons and employees only, and shall not be used for storage of vehicles or materials or for 
the parking of trucks used in conducting the business or use. (P) 

27. Prior to issuance of a building or grading permit associated with the proposed development the 
applicant shall submit documentation identifying compliance with the nonconforming requirements 
in Chapter 17.58 of the Oregon City Municipal Code. The applicant shall calculate the 
nonconforming improvements both within and outside of the lease area. (P) 

28. Prior to planting, the applicant shall receive approval from ODOT for the street trees within the 
ODOT right-of-way.  If approval is not granted, the applicant may plant the trees on the subject site, 
or provide a fee in lieu prior to issuance of an occupancy for the structure. (P) 

 
(P) = Verify that condition of approval has been met with the Planning Division. 

(DS) = Verify that condition of approval has been met with the Development Services Division. 
(B) = Verify that condition of approval has been met with the Building Division. 

(F) = Verify that condition of approval has been met with Clackamas County Fire Department #1. 
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afglian associates, inc.

September 12, 2014

City of Oregon City
221 Molalla Ave. Suite 200
Oregon City, Oregon 97045
Attention: Ms. Kelly Moosbrugger

RE: Design Review and Code Interpretation Application

Dear Kelly,
Please accept this submittal for Design Review and Code Interpretation. This

submittal is comprised of two (2) full size and one (1) reduced set of the following:
Form and Fees
Narrative with Attachments:

Property Zoning Report
Oregon City Municipal Code Chapter 17.34
Preliminary Storm Water Calculations
Letter from America’s Tire
Pre-application Conference Summary Sheet

Site Plan
Landscape Plan
Exterior Lighting Plan
Architectural Drawings
Erosion and Sediment Control Plan
Materials Board
Neighborhood Meeting Summary
Title Report
Traffic Report

Please fee free to call with any questions or concerns regarding this application. I
can be reached at 503-231-3902, or you can also speak with Craig Harris at 503-620-
3030. We look forward to working with you.

4875 SW Griffith Drive | Suite 300 | Beaverton, OR | 97005

503.620.3030 | tel 503.620.5539 | fax w w w . a a i e n g . c o m



OREGON Community Development - Planning
221 Molalla Ave. Suite 200 |Oregon City OR 97045

Ph (503] 722-3789|Fax [503] 722-3880

LAND USE APPLICATION FORM
Type I (OCMC 17.50.030.Al

Compatibility Review
Lot Line Adjustment
Non-Conforming Use Review
Natural Resource (NROD)
Verification

Type II (OCMC 17.50.030.BI
Extension
Detailed Development Review
Geotechnical Hazards
Minor Partition (<4 lots)
Minor Site Plan & Design Review
Non-Conforming Use Review
Site Plan and Design Review
Subdivision (4+ lots)-
Minor Variance
Natural Resource (NROD) Review

Type III / IV (OCMC 17.50.030.Cl
Annexation

£(Code Interpretation / Similar Use
Concept Development Plan
Conditional Use
Comprehensive Plan Amendment (Text/Map)
Detailed Development Plan
Historic Review
Municipal Code Amendment
Variance
Zone Change

i

i

'

i

I

File Number(s):
Proposed Land Use or Activity:

~^g-ku 1 Ti r<g, Otg>rcr.
\

Project Name: A|T) xZ-TC & T's CQ Number of Lots Proposed (If Applicable):

/X ',Physical Address of Site: ^COJ2.. MJ/f phi / c'A K -( , PK C1 Vi rjy i

Clackamas County Map and Tax Lot Number(s):

Applicant(s):
Applicant(s) Signature:

Applicant(s) Name Printed: A'i ) )r j .
Mailing Address: j\l

1 1 /?-. ~ ScoH- M . T-poi-mi'e/- Date: ^6 3~oly 2oUj

Iterate \C A7L
Phone / I n H 7 r' jL-> Fax: ^W < (p0 £>- ty27O Email: v*iey <s> c/<sco<jfrhb'

/'e . c* m
/

Property Ownertsl:
Property Owner(s) Signature: if
Property Owner(s) Name Printedi^r£>W\A -IX* JO>Ar~~ ZTsfT' AAfljQfoflfiJ Date: p/z&Zl ^Mailing Address: 3&QO U>CST /&& Oftf /vAe,

(pH) &73-ZJSS
<r

Email: H/jfiDMJQ/V &Phone: Fax:

cam.Representative(s):
Representative(s) Signature;

Representative (s) Name Printed: C )( />. \ / ,\

Mailing Address: A9> \ P> S'AAJ IAC
Phone:(bVA - ' ll* I <P>

n\'bh\ : ) nlL\̂
OH- UQ&

I (/TV >/ Date:
bsU Or.W ^ j /^Q fx'OLMt' i j ) 7 \

Fax:i/ iY'JA io'l.O- Email V I .* MX f , C..& iY )i /i
J J

All signatures represented must have the full legal capacity and hereby authorize the filing of this application and certify that the
information and exhibits herewith are correct and indicate the parties willingness to comply with all code requirements.

www.orcitv.org/plannine



Taxlot Detail Report Taxlot: 2-2E-29 -00906

Aber/ietV*S
Overview Map

Taxlot Information
APN: 2-2E-29 -00906
Alt ID: 05020358
Site Address: 2002 WASHINGTON ST

OREGON CTTY, OR 97045
Year Built: 0

Taxlot highlighted in blue

Taxpayer Information
Taxpayer: Suppressed
Address: Suppressed

Planning Designations

Zoning: MUD
- Mixed Use Downtown District

Comprehensive Plan: mud
- Mixed Use - DowntownReference Information

Parcel Area (acres - approx): 16.7
Parcel Area (sq. ft. - approx): 726,580
Twn/Rng/Sec: 02S 02E 29
Tax Map Reference: 22E29

Subdivision:
PUD (if known):
Neighborhood Assn: Two Rivers NA
Urban Renewal District: Downtown Urban Renewal Area
Historic District:

Historic Designated Structure? N
In Willamette Greenway? N
In Geologic Hazard? Y
In Nat. Res. Overlay District (NROD)? Y
In1996 Floodplain? Y

Values
Mkt Values as of: 10/10/2012
Land Value (Mkt): $5,285,406
Building Value (Mkt): $0
Exempt Amount: $0
Net Value (Mkt): $5,285,406
Note: These are Market, NOT Assessed values.
Assessed Value: $5,026,264

The City of Oregon City makes no representations, express or implied, as to the accuracy,
completeness and timeliness of the information displayed. This map is not suitable for legal,
engineering, surveying or navigation purposes. Notification of any errors is appreciated.

City of Oregon City
PO Box 3040
625 Center St
Oregon City, OR 97045
(503) 657-0891
www orcity orgReport generated 11/11/2013 11:52 AM
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Oregon City, Oregon, Code of Ordinances»Title 17 - ZONING » Chapter 17.34 - "MUD"—MIXED-USE
DOWNTOWN DISTRICT»

[28]Chapter 17.34 - "MUD"—MIXED-USE DOWNTOWN DISTRICT

Sections:
17.34.010 - Designated.
17.34.020 - Permitted uses.
17.34,030 - Conditional uses.
17.34.040 - Prohibited uses.
17.34.050 - Pre-existing industrial uses.
17.34.060 - Mixed-use downtown dimensional standards—For properties located outside of the downtown design district.
1T34.070 - Mixed-use downtown dimensional standards—For properties located within the downtown design district.
17.34.080 - Explanation of certain standards.

17.34.010 - Designated.
The mixed-use downtown (MUD) district is designed to apply within the traditional downtown

core along Main Street and includes the "north-end" area, generally between 5th Street and Abernethy
Street, and some of the area bordering McLoughlin Boulevard. Land uses are characterized by
high-volume establishments constructed at the human scale such as retail, service, office, multi-family
residential, lodging or similar as defined by the community development director. A mix of high-density
residential, office and retail uses are encouraged in this district, with retail and service uses on the
ground floor and office and residential uses on the upper floors. The emphasis is on those uses that
encourage pedestrian and transit use. This district includes a Downtown Design District overlay for
the historic downtown area. Retail and service uses on the ground floor and office and residential
uses on the upper floors are encouraged in this district. The design standards for this sub-district
require a continuous storefront fagade featuring streetscape amenities to enhance the active and
attractive pedestrian environment.

(Ord. No. 08-1014, §§ 1—3(Exhs. 1—3), 7-1-2009)

17.34.020 - Permitted uses.
Permitted uses in the MUD district are defined as:

A. Any use permitted in the mixed-use corridor without a size limitation, unless otherwise
restricted in Sections 17.34.020. 17.34.030 or 17,34.040
Hotel and motel, commercial lodging;
Marinas;
Religious institutions;
Retail trade, including grocery, hardware and gift shops, bakeries, delicatessens, florists,
pharmacies, specialty stores provided the maximum footprint of a freestanding building
with a single store does not exceed sixty thousand square feet (a freestanding building
over sixty thousand square feet is allowed as long as the building contains multiple
stores);

B.
C.
D.
E.

1 of 5 3/7/2013 3:21 Pfv
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F. Live/work units.
(Ord. No. 08-1014, §§ 1—3(Exhs. 1—3), 7-1-2009)

17.34.030 - Conditional uses.
The following uses are permitted in this district when authorized and in accordance with the

process and standards contained in Chapter 17.56.

A. Ancillary drive-in or drive-through facilities;
B- Emergency services;

Hospitals;
D. Outdoor markets that do not meet the criteria of Section 17.34,020
E. Parks, playgrounds, play fields and community or neighborhood centers;
F- Parking structures and lots not in conjunction with a primary use;
G- Retail trade, including grocery, hardware and gift shops, bakeries, delicatessens, florists,

pharmacies and specialty stores in a freestanding building with a single store exceeding
a foot print of sixty thousand square feet;

H. Public facilities such as sewage and water treatment plants, water towers and recycling
and resource recovery centers;

I - Public utilities and services such as pump stations and sub-stations;
Distributing, wholesaling and warehousing;

K. Gas stations;
Public and or private educational or training facilities;

M. Stadiums and arenas;
N- Passenger terminals (water, auto, bus, train);
O- Recycling center and/or solid waste facility.

(Ord. No. 08-1014, §§ 1—3(Exhs. 1—3), 7-1-2009)

c.

J.

L.

17.34.040 - Prohibited uses.
The following uses are prohibited in the MUD district:

Kennels;
Outdoor storage and sales, not including outdoor markets allowed in Section 17.34.030
Self-service storage;
Single-Family and two-family residential units;
Motor vehicle and recreational vehicle repair/service;
Motor vehicle and recreational vehicle sales and incidental service;

Heavy equipment service, repair, sales, storage or rental2 (including but not limited to
construction equipment and machinery and farming equipment)

(Ord. No. 08-1014, §§ 1—3(Exhs. 1—3), 7-1-2009)

A.
B.
C.
D.
E.
F.
G.

17.34.050 - Pre-existing industrial uses.
Tax lot 5400 located at Clackamas County Tax Assessors Map #22E20DD, Tax Lots 100 and

two hundred located on Clackamas County Tax Assessors Map #22E30DD and Tax Lot 700 located
on Clackamas County Tax Assessors Map #22E29CB have special provisions for industrial uses.
These properties may maintain and expand their industrial uses on existing tax lots. A change in use is

3/7/2013 3:21 PI2 of 5
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allowed as long as there is no greater impact on the area than the existing use.

(Ord. No. 08-1014, §§ 1—3(Exhs. 1—3), 7-1-2009)

17.34.060 - Mixed-use downtown dimensional standards—For properties located
outside of the downtown design district.

A. Minimum lot area: None.
B- Minimum floor area ratio: 0.30.

Minimum building height: Twenty-five feet or two stories except for accessory structures or
buildings under one thousand sguareJeet.

D- Maximum building height: Seventy-five feet, except for the following locations where the
maximum building height shall be forty-five feet:

Properties between Main Street and McLoughlin Boulevard and 11th and 16th streets;
2. Property within five hundred feet of the End of the Oregon Trail Center property; and
3- Property within one hundred feet of single-family detached or detached units.

E. Minimum required setbacks, if not abutting a residential zone: None.
F. Minimum required interior side yard and rear yard setback if abutting a residential zone: Fifteen

feet, plus one additional foot in yard setback for every two feet in height over thirty-five feet.
G. Maximum Allowed Setbacks.

Front yard: Twenty feet provided the site plan and design review requirements of Section
17.62.055 are met.

2 - Interior side yard: No maximum.
3 - Corner side yard abutting street: Twenty feet provided the site plan and design review

requirements of Section 17.62.055 are met.
4. Rear yard: No maximum.
5- Rear yard abutting street: Twenty feet provided the site plan and design review

requirements of Section 17.62.055 are met.
H. Maximum site coverage including the building and parking lot: Ninety percent.

Minimum landscape requirement (including parking lot): Ten percent.
(Ord. No. 08-1014, §§ 1—3(Exhs. 1—3), 7-1-2009)

C.

1.

r.

i .

17.34.070 - Mixed-use downtown dimensional standards—For properties located
within the downtown design district.

A. Minimum lot area: None.
B. Minimum floor area ratio: 0.5.
C. Minimum building height:Twenty-five feet or two stories except for accessory structures or

buildings under one thousand square feet.
D- Maximum building height: Fifty-eight feet.
E. Minimum required setbacks, if not abutting a residential zone: None.
F. Minimum required interior and rear yard setback if abutting a residential zone: Twenty feet, plus

one foot additional yard setback for every three feet in building height over thirty-five feet.
G. Maximum Allowed Setbacks.

Front yard setback: Ten feet provided the site plan and design review requirements of
Section 17.62.055 are met.

2 - Interior side yard setback: No maximum.

1.
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Corner side yard setbackabutting street: Ten feet provided the site plan and design
review requirements of Section 17.62.055 are met.
Rear yard setback: No maximum.
Rear yard setback abutting street: Ten feet provided the site plan and design review
requirements of Section 17.62.055 are met.

Parking Standards. The minimum number of off-street vehicular parking stalls required in
Chapter 17.52 may be reduced by fifty percent.
Maximum site coverage of the building and parking lot: One hundred percent.
Minimum Landscape Requirement. Development within the downtown design district overlay is
exempt from required landscaping standards in Section 17.62.050A.1. However, landscaping
features or other amenities are required, which may be in the form of planters, hanging baskets
and architectural features such as benches and water fountains that are supportive of the
pedestrian environment. Where possible, landscaped areas are encouraged to facilitate
continuity of landscape design. Street trees and parking lot trees are required and shall be
provided per the standards of Chapter 12.08 and Chapter 17.52

(Ord. No. 08-1014, §§ 1—3(Exhs. 1—3), 7-1-2009)

3.

4.
5.

H.

I.
J.

17.34.080 - Explanation of certain standards.
A. Floor Area Ratio (FAR).

Purpose. Floor area ratios are a tool for regulating the intensity of development.
Minimum FARs help to achieve more intensive forms of building development in areas
appropriate for larger-scale buildings and higher residential densities.

2 - Standards.

1.

a. The minimum floor area ratios contained in sections 17.34.060 and 17.34.070
apply to all non-residential and mixed-use building developments.
Required minimum FARs shall be calculated on a project-by-project basis and may
include multiple contiguous blocks. In mixed-use developments, residential floor
space will be included in the calculations of floor area ratio to determine
conformance with minimum FARs.
An individual phase of a project shall be permitted to develop below the required
minimum floor area ratio provided the applicant demonstrates, through covenants
applied to the remainder of the site or project or through other binding legal
mechanism, that the required density for the project will be achieved at project
build out.

b.

c.

B. Building height.
Purpose.
a - The Masonic Hall is currently the tallest building in downtown Oregon City, with a

height of fifty-eight feet measured from Main Street. The maximum building height
limit of fifty-eight feet will ensure that no new building will be taller than the
Masonic Hall.

b- A minimum two-story (twenty-five feet) building height is established for the
Downtown Design District Overlay sub-district to ensure that the traditional
building scale for the downtown area is maintained.

(Ord. No. 08-1014, §§ 1—3(Exhs. 1—3), 7-1-2009)

1 .

FOOTNOTE(S):
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^Editor's note— Ord. No. 08-1014, adopted Jul. 1, 2009, repealed Chapter 17.34 in its entirety and enacted new
provisions to read as herein set out. Prior to amendment, Chapter 17.34 pertained to similar subject matter. See
Ordinance Disposition List for derivation. (Back)
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afghan associates, inc.

MEMORANDUM

DATE: September 8, 2014

Craig Harris, PEBY:

SUBJECT: Stormwater Memo

America's Tire - Oregon City, ORPROJECT:

PROJECT NO.: A12023.11

This memorandum is to outline the Stormwater requirements for the proposed America's
Tire project at 2002 Washington Street in Oregon City, OR. The project is proposing to build
a new retail building (11,087SF) and parking. The project site area is 0.82 acres of leased
property within a 16.7 acre parcel.

The total 16.7 parcel is divided into two stormwater drainage basins. The proposed project
is included in the southeast quality facility. The approved stormwater system was designed
to include the proposed project site. Refer to The Home Depot Storm Drainage Report by
WRG Design, Inc, dated March 14, 2001. According to the report, the stormwater
requirements as outlined in the "City of Oregon City Public Works Stormwater and Grading
Design Standards", dated December 17, 1999, were met.

For the proposed project site, impervious area was compared and it was found that there is
a difference of 0.25 ac from WRG's design and the proposed improvements. WRG
assumed a total project site area of 0.61 ac with an impervious area of 0.20 ac and a
pervious area of 0.41ac (Basin D-3). The proposed project site area will actually have an
impervious area of 0.45 ac. and a pervious area of 0.16 ac. The addition of 0.25 acres will
not change the existing orifice diameter or swale length.

cc: File

4875 SW Griffith Drive | Suite 300 | Beaverton, OR | 97005

w w w . a a i e n g . c o m503.620.3030 | tel 503.620.5539 | fax
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18 June 2014

Oregon City Planning Department
Attn: Tony Konkol et al
221 Molalla Ave, Suite 200
Oregon City, OR 97045

Re: Discount Tire -Business Operations Overview

Discount Tire is working to establish a new location at the SW corner of Washington St and State Highway
213 as a sub-parcel of the existing Home Depot. We believe that our business will be a valuable asset to
the community.
Specialty retail sale of passenger car and light truck tires and wheels is our only business. We are the most
successful, largest, and fastest growing independent retail tire dealer in the United States. We are currently
closing in on 900 locations throughout the country and are adding approximately forty locations each year,

We have been in business for over fifty years, and our annual sales exceed $4 Billion.

Our unique success is based on some very simple but solid principals. Each day we strive to be the best by
caring for and cultivating people, delighting our customers, and growing responsibly. We have an
unequaled passion to serve our customers, provide valuable services to the community, and create
opportunity. This commitment to our customers, to our employees, and to the community is the essence of
our success.

Discount Tire provides a customer experience in facilities that are clean, modern, and efficient. Our
showrooms are similar to upscale retail establishments, like an electronics specialty store. Our floors are
polished, our lighting is bright and cheerful, and our restrooms are spotless. We take superb care of our
stores because our customers deserve the best.

We bring a unique approach to our business. For example, we only sell and service tires and wheels. We
do not perform any mechanical work such as brakes, shocks, or batteries, nor do we handle any hazardous
wastes such as oil or antifreeze. All of our work is performed within the building in a safe, clean
environment. Discount Tire is not in the automobile repair business.

The proposed store does not keep unattended vehicles overnight so the parking lot is kept clean. The policy
of the store is to service all vehicles that come in and to leave the facility on the same day. This type of
operation does bring a sense of uniqueness to the automotive retail industry and thus, make this store a
favorable business within the area.

Our passion for customer service, the limited products we sell, and our immaculate facilities differentiate us
from the industry. Perhaps we are a bit misunderstood when we talk about a clean tire store, but our
customers and the communities in which we do business embrace us. We also create great opportunity for
employment and sales tax revenue.

Enthusiasm and positive altitudes are the hallmark of our employee’s interaction with our customers. You
may wonder how we attract and keep the best and brightest people to our organization and keep such a
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positive, professional outlook. The answer is simple. Our employees and their interaction with our
customers is the reason for our success and success creates opportunity for our employees. Everyone that
joins the organization starts with an entry-level position. They work hard and learn the business from the
inside and as their skills grow, so do their careers. AH our promotions are from within the organization.
We expect to create ten to fifteen new jobs in Oregon City and generate $5,500,000-6,000,000 in retail
sales annually. Our employees typically live in the community and contribute a positive and professional
vision of success to society. Discount Tire is a very family oriented company that provides medical, dental,
and retirement benefits, paid vacations, and a network of support. One small example of our commitment
to each other is our hours of operation. We are open Monday through Friday, 8 a.m. to 6 p.m., Saturday 8
a.m. to 5 p.m., and are closed on Sundays. We are not open at night or on Sunday because we want our
employees to have time with their families.

Discount Tire would be a wonderful company and a great asset to the business community in Oregon City.
We look forward to being a part of your community.

Sincerely,

Scott M. Fournier, BSME
Project Engineer

SMF
Enc.



 
 

 
 
 

  Oct. 12, 2014 
 
  
  City of Oregon City 
  221 Molalla Ave. Suite 200 
  Oregon City, Oregon 97045 
  Attention: Ms. Laura Terway 
 
  RE:  Incomplete Application Response. 
 
 
  Dear Laura,  

Please accept this submittal of materials to establish a complete application for the 
America’s Tire project. This submittal is comprised of a check for $84.00 and two 
copies of the following documents: 

 
  Calculations and Report to accompany the Stormwater Memo. 
  A copy of the geotechnical report. 
  Response to section 13.12.050. 

 
Margie Hughes, with the neighborhood association is dropping off the sign-in 

sheet from the neighborhood association meeting. Please feel free to call with any 
questions or concerns regarding this application. I can be reached at 503-231-3902, or 
you can also speak with Craig Harris at 503-620-3030. We look forward to working 
with you. 

 
Sincerely, 

 
Beth Zauner 
 
 
 
 
 
 

    4875 SW Griffith Drive | Suite 300 | Beaverton, OR | 97005      

503.620.3030 | tel      503.620.5539 | fax                w w w . a a i e n g . c o m

 

QMIalghan associates, inc.
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AMERICA’S TIRE -- SPECIALTY RETAIL STORE 
 

CONSOLIDATED TYPE III APPLICATION FOR 
DESIGN REVIEW AND CODE INTERPRETATION  

 
 
Property Owner:  Home Depot  

2002 Washington Street 
Oregon City, Oregon  

      
Applicant:   America’s Tire 

20225 N. Scottsdale Road 
  Scottsdale AZ 85255 
 
Representative: AAI Engineering  
  Craig Harris 
  4875 SW Griffith Dr. #300 
  Beaverton, Oregon 97005 
  (503) 620-3030 
 
  Perkins Coie LLP 
  Dana Krawczuk  
  1120 NW Couch Street, Tenth Floor 
  Portland, Oregon 97209 
 
Request: The applicant is requesting Site Plan/Design Review for a 

proposed 11,087 square foot tire store and a Code Interpretation 
which confirms that the use is permitted in the Mixed Use 
Downtown zone as a “specialty store” that is a “retail trade” use. 

 
Location:   2002 Washington Street 

Oregon City, Oregon  
    Clackamas County Map 22E2900906 
 
Zoning Designation: “MUD” Mixed Use Downtown District  
 

REQUEST:  

America’s Tire (the “Applicant”) requests through this consolidated application (the 

“Application”) Site Plan/Design Review approval for a proposed 11,087 square foot tire store at 

2002 Washington Street in Oregon City and a Code Interpretation that confirms that the use is 

permitted in the MUD zone as a “specialty store” that is a “retail trade” use.   
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PROCESS: 

The Site Plan/Design Review portion of the Application is a Type II process that is 

considered by the Community Development Director, and the Code Interpretation portion of the 

Application is a Type III application that is evaluated by the Oregon City Planning Commission 

(the “Commission”).  The Applicant requests that the applications be considered in a 

consolidated Type III proceeding before the Commission.  OCMC 17.50.030. 

DESCRIPTION OF SITE AND PROPOSAL: 

The America’s Tire is proposed to be located at the intersection of OR-213, Prairie 

Schooner Way and Washington Street.  The project site is an approximately 0.82 acres leased 

area (the “Site”) in the northeast corner of the approximately 16.7-acre parcel, which currently 

contains a Home Depot.1   

The Site was formerly the Rossman Landfill.  In 2000, the now-existing Home Depot was 

approved (SP 99-11R).  At the time, the Site and many surrounding properties were zoned for 

industrial uses.  At some point after 2000, the Site and other properties were rezoned Mixed-Use 

Downtown (“MUD”).   

Despite the rezoning, the vicinity remains characterized by relatively high-volume retail 

and industrial uses.  Such uses include a Metro transfer station, landscape supply area, 

warehousing and transportation, and a gas station.  Recent improvement of the OR-213/I-205 

interchange and Washington Street/Prairie Schooner Way/OR-213 intersection has increased 

street capacity, traffic volume, and highway connectivity around the Site.  Additionally, 

pedestrians are prohibited on OR-213.  Existing uses and roadways in this area generally do not 

reflect the uses and development character permitted by the MUD zone.   

1 The Home Depot approval included pads for two future retail uses.  The America’s Tire is proposed for the 
pad in the far northeast corner of the property.  The second, still undeveloped, pad is located along 
Washington Street. 
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The MUD zone allows retail trade uses, including specialty retail.  America’s Tire is a 

specialty retail store that sells only tires and wheels.  A letter from America’s Tire that describes 

its business operation and practices is attached to this document as Exhibit D.  As detailed in that 

letter, America’s Tire is not a vehicle repair shop.  As a specialty retailer, America’s Tire boasts 

one of the industry’s widest selections of tires and wheels, and is known for its knowledgeable 

staff.  While customers may elect to have tires and wheels installed on Site, that is an ancillary 

service.  No other automotive services, such as repair or installation of brakes, transmission 

shocks or batteries, are performed.   

America’s Tire’s primary business is retailing tires and wheels directly to the customer.  

The proposed specialty tire store is similar to other specialty retailers related to vehicles that also 

install their product, such as Car Toys or Re-Rack (specializing in roof racks).  Some details of 

America’s Tire’s retail operations include: 

• Limited Hours of Operation: Monday – Friday 8 am – 6 pm, Saturday 8 am – 
5 pm and the store is closed on Sunday.  These limited hours reflect the specialty 
retail nature of the store, and provide employees a full weekend day off to spend 
with their families. 
 

• Employees: The facility will have 10 - 15 full time employees, creating new jobs 
in Oregon City.   
 

• Hazardous Materials:  No hazardous materials will be used, produced or stored 
on the Site. 
 

• Material Deliveries: There will be a maximum of 2 tire deliveries a week.  
 

• Recycling Program and Sustainability Efforts: America’s Tire participates in a 
recycling program.  Tires are recycled from an indoor storage area once a week. 
The project will follow many of the established LEED Guidelines.  It will not, 
however, be pursuing a LEED certification, as the size of the garage doors needed 
for this use is prohibitive to qualifying for certification.  
 

• No Outdoor Storage or Use:  There will be no outdoor storage or product 
installation of any kind at the Site.  Customer vehicles are rarely kept overnight, 
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and when it is necessary, they are stored inside.  There is no outside storage of 
vehicles. 
 

America’s Tire’s commitment to customer satisfaction and the customer’s shopping 

experience is reflected in their store’s design.  America’s Tire’s storefront area is pedestrian 

friendly and the comfortable retail product display area includes a polished floor and customer 

amenities.  The gracious façade of the building includes a second story and large expanses of 

windows, which is enhanced with a palate of materials and generous landscaping.  Pedestrians 

are prohibited on OR-213, which is the Site’s eastern frontage.  As a result, there is no door on 

the OR-213 frontage, but it retains a storefront character.  Pedestrian features are focused toward 

Prairie Schooner Way (the front lot line) and Washington Street.  For example, there are doors 

on the north elevation (which is along Prairie Schooner Way) and west elevation (facing 

Washington Street), and the entrances are connected by a wide pedestrian area that wraps the 

northwestern corner of the building.   

As noted in the attached Traffic Impact Analysis (“TIA”), only about 1/3 of the trips to 

the Site will come from Washington Street, and OR-213 is classified as a high volume District 

Highway/Expressway.  The proposed design responds to this traffic pattern by orienting the 

vehicle bays west, which is the rear of the building, and results in the bays being screened from 

OR-213 and Prairie Schooner Way.  Therefore, most of the vehicles that travel by or to the Site 

will not see the vehicle bays. 

A constraint that is unique to the Site (and nearby area) is due to the Site’s former use as 

a landfill, methane emissions are present.  Based upon the methane levels, DEQ regulations 

prohibit food-oriented businesses.  Therefore, many of the uses allowed in the MUD zone, such 

as grocery stores, bakeries, and delicatessens could not be located on the Site.  However, DEQ’s 

regulations allow retail uses (such as Home Depot or America’s Tire) on the Site. 
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The proposed America’s Tire is compatible with the existing Home Depot because we 

expect that customers who elect to have their new tires installed will combine their visit with 

shopping at Home Depot while they wait.  Not only is this symbiotic relationship good for both 

businesses, it helps the transportation system because trips are combined.  The attached TIA 

further elaborates upon the projected impacts from the proposed store, and concludes that the 

transportation system has adequate capacity for the new America’s Tire.  On balance, the 

proposed design and use are appropriate for this MUD-zoned Site. 

SECTION 1:  CODE INTERPRETATION REQUEST 

A. The Proposed America’s Tire store qualifies as a specialty store that is a 
retail use permitted in the MUD Zone. 

America’s Tire is comparable and complementary to the uses permitted within the MUD 

zoning designation, and the proposed America’s Tire is also consistent with the development 

character desired in the MUD zone.  Pursuant to OCMC 17.34.020, the uses permitted in the 

MUD zone include:  

• Any use permitted in the mixed-use corridor without a size limitation, 
unless otherwise restricted in Sections 17.34.020, 17.34.030 or 17.34.040;  

• Hotel and motel, commercial lodging; 
• Marinas; 
• Religious institutions; 
• Retail trade, including grocery, hardware and gift shops, bakeries, 

delicatessens, florists, pharmacies, specialty stores provided the 
maximum footprint of a freestanding building with a single store does not 
exceed sixty thousand square feet (a freestanding building over sixty 
thousand square feet is allowed as long as the building contains multiple 
stores);  

• Live/work units. 
 
[Emphasis added.] 
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As noted above, the “retail trade” use category includes “specialty store.”  The America’s 

Tire store properly qualifies as a “specialty store” and is therefore permissible in the MUD zone 

for the following reasons. 

First, America’s Tire (which does not provide automotive repair services) is a retail 

establishment.  Although “specialty store” is not defined in the OCMC, a retail store is defined as 

“a business establishment where goods are sold in small quantities to the ultimate consumer.”  

OCMC 17.04.1050.  America’s Tire sells generally not more than four tires at a time at retail 

prices; thus, it is properly understood as a retail use under the City’s definition.   

Independent support for characterizing the America’s Tire as a retail use is the North 

American Industry Classification System (NAICS), which is the standard used by the Federal 

statistical agencies in classifying business establishments for the purpose of collecting, 

analyzing, and publishing statistical data related to the US business economy.  NAICS code 

441320, defines “Tire Dealers” as “establishments primarily engaged in retailing new and/or 

used tires and tubes or retailing new tires in combination with automotive repair services”.  

Emphasis added.  The NAICS code recognizes that all tire dealers are retailers, but there are 

essentially two kinds of tire dealers -- ones like America’s Tire that are exclusively retail stores, 

and ones like Les Schwab that perform automotive repair services in addition to being a retail 

store.  Therefore, a tire dealer that does not perform general repairs, such as America’s Tire, 

qualifies as a retail trade use, both under the OCMC and the NAICS code.  

Second, the specialty store category of retail use is reserved for types of retail not 

otherwise defined by the OCMC.  The MUD zone permits several specific types of uses—

grocery stores, hardware and gift shops, bakeries, delicatessens, florists, and pharmacies—but 

does not include a definition of “specialty store,” and the term is not defined anywhere else in the 
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OCMC.  Therefore, the “specialty store” category includes retail uses not otherwise specified in 

the zoning code.  The OCMC does not specify a “tire store” as a permitted use in any zone, nor 

does it define the use.  As a tire store is not otherwise specified or defined in the OCMC, the 

most appropriate use designation for a tire store is the more generalized “specialty store” use.   

The Applicant recognizes that “motor vehicle and recreational vehicle repair/service” 

uses are prohibited in the MUD zone.  OCMC 17.34.040.  The code does not define this use 

category.  The NAICS provides guidance, and defines “General Automotive Repair as 

“…establishments primarily engaged in providing (1) a wide range of mechanical and electrical 

repair and maintenance services for automotive vehicles, such as passenger cars, trucks, and 

vans, and all trailers or (2) engine repair and replacement.”  NAICS 811111.  As noted above, 

America’s Tire does not engage in any mechanical, electrical or engine repair or replacement.  

Its use is limited to selling tires and wheels, and the optional ancillary service of installing tires 

and wheels.  America’s Tire is not a motor vehicle repair/service use, and is therefore permitted 

in the MUD zone. 

For all of these reasons, the proposed America’s Tire is a permitted “specialty store” 

retail trade use in the MUD zone.   

B. The proposed America’s Tire Store is consistent with the intent of the MUD 
Zone. 

The proposed America’s Tire is consistent with the development characteristics desired 

in the MUD zone.  Land uses in the MUD zone are characterized in OCMC 17.34.010 as 

follows:   

“[H]igh-volume establishments constructed at the human scale such as 
retail, service, office, multi-family residential, lodging or similar as 
defined by the community development director.  […] The design 
standards for this sub-district require a continuous storefront façade 
featuring streetscape amenities to enhance the active and attractive 
pedestrian environment.”  
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In addition to being a permissible “specialty store” use in the MUD zone, the proposed 

America’s Tire store is consistent with the stated use and design objectives of the MUD zone.  

The provision above, by noting that “land uses are characterized by high volume 

establishments…as defined by the community development director,” indicates that the uses 

permitted in the MUD zone are subject to interpretation.  An interpretation that a tire store use is 

a permitted retail use in the MUD zone is consistent with the City’s characterization of the MUD 

zone for the following reasons. 

The proposed America’s Tire store is consistent with the urban design objectives for the 

MUD zone.  Although the Site is not located within the Downtown Design District, the proposed 

America’s Tire store is designed to convey a sense of pedestrian scale, street engagement, and 

multi-story appearance.  As demonstrated by the included building elevations (Sheets A.2 and 

A.4), the storefront will be pedestrian-friendly and function as a retail product display area, 

consistent with the design objectives of the MUD zone.  The product display area includes 

several customer amenities and the gracious building façade is a two story design, with large 

expanses of windows and generous landscaping.  It is therefore consistent with the design 

objectives for the portions of the MUD zone located outside of the Downtown Design District.   

Additionally, the proposed America’s Tire store will be consistent in terms of scale and 

use intensity with other nearby uses and development.  An America’s Tire store is 

complementary to, and supportive of, the established uses in the vicinity, including the nearby 

Home Depot, Metro transfer station, and gas station.   

Therefore, the Commission can find that the proposed America’s Tire is consistent with 

the use and design objectives of the MUD zone.  
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C. Conclusion. 

For the reasons stated above, the Commission should confirm that the proposed 

America’s Tire store is properly defined as a specialty store and therefore is a permissible use in 

the MUD zone. 

SECTION 2:  SITE PLAN AND DESIGN REVIEW  

A. Proposal 

The Application proposes an 11,087 gross square foot specialty retail tire store with associated 

parking, utilities and landscaping. 

B. Applicable Standards 

The following narrative addresses the compliance of this project with all applicable codes and 

standards of the MUD District.  

Chapter 17.34 – MUD – Mixed-use Downtown District 

Chapter 17.41 – Tree Protection Standards 

Chapter 17.42 – Flood Management Overlay District 

Chapter 17.44 – US Geological Hazards 

Chapter 17.49 – Natural Resource Overlay District 

Chapter 17.52 – Off-Street Parking and Loading 

Chapter 17.62 – Site Plan and Design Review 

Chapter 12.04 – Streets, Sidewalks and Public Spaces 

Chapter 12.08 – Public and Street Trees 

C. Response to Applicable Criteria 

Chapter 17.34 – MUD – Mixed-use Downtown District 

17.34.060 Mixed-use downtown dimensional standards—For properties located outside of the 
downtown design district.  
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A. Minimum lot area: None. 
B. Minimum floor area ratio: 0.30. 
 

RESPONSE: The project FAR will be 0.31.  As shown on Sheet CO.1, the development site is 35,911 

sf (approximately 0.82 acres) and building will include 11,087 square feet of gross floor area. 

C. Minimum building height: Twenty-five feet or two stories except for accessory structures 
  or buildings under one thousand square feet.  

D. Maximum building height: Seventy-five feet, except for the following locations where  
  the maximum building height shall be forty-five feet: 

  
RESPONSE: The structure varies in height from 26’-0” (main building parapet height) to 35’-2 for the 

architectural tower elements on the corner of the building facing the intersection of Prairie Schooner 

Way and Hwy 213 intersection.  

E. Minimum required setbacks, if not abutting a residential zone: None. 
F. Minimum required interior side yard and rear yard setback if abutting a residential zone:  

  Fifteen feet, plus one additional foot in yard setback for every two feet in height over  
  thirty-five feet.  

 
RESPONSE: The Site abuts the MUD-zoned Home Depot, and does not abut a residential zone.  

Therefore, no minimum setback is required. 

G. Maximum Allowed Setbacks. 
1. Front yard: Twenty feet provided the Site plan and design review requirements of 

Section 17.62.055 are met.  
2. Interior side yard: No maximum. 
3. Corner side yard abutting street: Twenty feet provided the Site plan and design 

review requirements of Section 17.62.055 are met.  
4. Rear yard: No maximum. 
5. Rear yard abutting street: Twenty feet provided the Site plan and design review 

requirements of Section 17.62.055 are met.  
 

RESPONSE:  The Site is on a corner, with Prairie Schooner Way as the front lot line, and OR-

213 as a side lot line.  As demonstrated on Sheet C0.1, the building is setback from OR-213 by 

20-feet and therefore meets the maximum allowed setback. The building is set back from Prairie 

Schooner Way by 35 feet, which does not meet the maximum, allowed front yard setback (20 

feet) but is permitted pursuant to the design standards in Section 17.62.055. Moreover, because 
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pedestrian access from both Prairie Schooner Way and OR-213 is completely prohibited at this 

corner, the proposed setback does not conflict with the intent of the code. As stated in Section 

17.62.055 A. Purpose. 

“this section is intended to promote the design of an urban environment 
that is built to human scale by creating buildings and streets that are 
attractive to pedestrians, create a sense of enclosure, provide activity and 
interest at the intersection of the public and private spaces, while also 
accommodating vehicular movement.” 

  
If the building was placed to comply with the maximum 20 foot front yard setback to Prairie Schooner 

Way, the intent of the code would be violated in the sense that the pedestrian access to the building 

would appear to be located at a place in which pedestrian access is both prohibited and dangerous. 

Locating the front of the building within 20 feet of a roadway with no pedestrian access, could 

potentially encourage conflict between the pedestrian and vehicular movement. Additionally, the 

increased setback is appropriate due to the location  of the existing  Home Depot sign, topographical 

change between the Site and OR 213, and because it provides additional pedestrian buffer from the high 

volume District Highway/Expressway roadway.   

H. Maximum Site coverage including the building and parking lot: Ninety percent. 

RESPONSE: As shown on Sheet CO.1, the proposed impervious Site coverage is 84.3% because the 

total development site area is 35,911 sf and the post-development impervious area is 30,263 sf.   

I. Minimum landscape requirement (including parking lot): Ten percent. 

RESPONSE: As shown on sheet CO.1, the proposed pervious area is 5,648 sf, and the entirety of this 

area will be landscaped.  Therefore, the total landscaped area of the 35,911 sf Site is 15.7%. Please refer 

to the included Landscape Plan (Sheet L.1). 

Chapter 17.62 – Site Plan and Design Review 

17.62.050 Standards. 
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All development shall comply with the following standards: 
1. Landscaping, a minimum of fifteen percent of the lot shall be landscaped. 

Existing native vegetation shall be retained to the maximum extent practicable. 
All plants listed on the Oregon City Nuisance Plant List shall be removed from 
the Site prior to issuance of a final occupancy permit for the building.  
All development shall comply with the following standards: 
a. Except as allowed elsewhere in the zoning and land division chapters of 

this Code, all areas to be credited towards landscaping must be installed 
with growing plant materials. A reduction of up to twenty-five percent of 
the overall required landscaping may be approved by the community 
development director if the same or greater amount of pervious material is 
incorporated in the non-parking lot portion of the Site plan (pervious 
material within parking lots are regulated in OCMC 17.52.070). 

b. Pursuant to Chapter 17.49, landscaping requirements within the Natural 
Resource Overlay District, other than landscaping required for parking 
lots, may be met by preserving, restoring and permanently protecting 
native vegetation and habitat on development Sites. 

c. The landscaping plan shall be prepared by a registered landscape architect 
and include a mix of vertical (trees and shrubs) and horizontal elements 
(grass, groundcover, etc.) that within three years will cover one hundred 
percent of the Landscape area. No mulch, bark chips, or similar materials 
shall be allowed at the time of landscape installation except under the 
canopy of shrubs and within two feet of the base of trees. The community 
development department shall maintain a list of trees, shrubs and 
vegetation acceptable for landscaping. 

e. Landscaping shall be visible from public thoroughfares to the extent 
practicable. 

f. Interior parking lot landscaping shall not be counted toward the fifteen 
percent minimum, unless otherwise permitted by the dimensional 
standards of the underlying zone district. 
 

RESPONSE: The Site was prepared as a pad for future development at the time the Home Depot was 

constructed, so the only existing vegetation on Site is grass.  There is no native or nuisance vegetation 

on Site.  The attached landscape plans are prepared by a registered landscape architect.  As shown on 

Sheet CO.1, the proposed pervious area is 5,648 sf, and the entirety of this area will be landscaped.  

Therefore, the total landscaped area of the 35,911 sf site is 15.7%.  The vegetation will be visible from 

the right of way, and meets the qualitative and quantitative standards. 

2. Vehicular Access and Connectivity. 
a. Parking areas shall be located behind buildings, below buildings, or on one or 

both sides of buildings. 
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RESPONSE:  The proposed building is on the corner, and is oriented towards OR-213 and Prairie 

Schooner Way.  Parking is located behind the building. 

b. Ingress and egress locations on thoroughfares shall be located in the interest of 
public safety. Access for emergency services (fire and police) shall be 
provided. 

c. Alleys or vehicular access easements shall be provided in the following 
Districts:  R-2, MUC-1, MUC-2, MUD and NC zones unless other permanent 
provisions for access to off-street parking and loading facilities are approved 
by the decisionmaker.  The corners of alley intersections shall have a radius of 
not less than ten feet. 

d. [not applicable] 
e. Where no alley access is available, the development shall be configured to 

allow only one driveway per frontage.  
f. Driveways that are at least twenty-four feet wide shall align with existing or 

planned streets on adjacent Sites. 
g. Development shall be required to provide existing or future connections to 

adjacent Sites through the use of vehicular and pedestrian access easements 
where applicable. Such easements shall be required in addition to applicable 
street dedications as required in Chapter 12.04. 

i. Vehicular and pedestrian easements shall allow for public access and shall 
comply with all applicable pedestrian access requirements. 
 

RESPONSE:  No new access is proposed.  Access to the Site is through the existing Home Depot’s 

internal driveways and two access points on Washington Street, pursuant to an access easement. 

3. Building structures shall be complimentary to the surrounding area. All exterior 
surfaces shall present a finished appearance. All sides of the building shall include 
materials and design characteristics consistent with those on the front. Use of 
inferior or lesser quality materials for side or rear facades or decking shall be 
prohibited.  
 

RESPONSE: The building façade facing the streets had been designed with raised tower and 

architectural feature incorporating clerestory windows to give a contemporary retail design. The east and 

west sides of the building have sections of glazed storefront system or glazed sectional doors and arched 

colonnades which also gives a recessed design to the exterior of the building. All four sides of the 
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building facades use matching and high quality materials which complement the surrounding 

development.  The materials are compatible with the abutting Home Depot. 

4. Grading shall be in accordance with the requirements of Chapter 15.48 and the 
public works stormwater and grading design standards.  

5. Development subject to the requirements of the Geologic Hazard overlay district 
shall comply with the requirements of that district.  
 

RESPONSE: A Geotechnical Report is included in this submittal package. The project will comply 

with all recommendations of the geotechnical engineer and his report. 

6. Drainage shall be provided in accordance with city's drainage master plan, 
Chapter 13.12, and the public works stormwater and grading design standards.  
 

RESPONSE: Please refer to the Stormwater Report and Calculations included in this submittal 

package. As designed and submitted, this project complies with all applicable codes and standards.  

7. Parking, including carpool, vanpool and bicycle parking, shall comply with city 
off-street parking standards, Chapter 17.52.  
 

RESPONSE: As discussed in more detail in the Application’s response to the parking standards criteria, 

the project proposes thirty-one parking spaces including two ADA accessible spaces, all of which 

comply with the required quantitative and dimensional requirements.   

8. Sidewalks and curbs shall be provided in accordance with the city's transportation 
master plan and street design standards. Upon application, the community 
development director may waive this requirement in whole or in part in those 
locations where there is no probable need, or comparable alternative location 
provisions for pedestrians are made.   

9. A well-marked, continuous and protected on-Site pedestrian circulation system 
meeting the following standards shall be provided:  
 

RESPONSE: Sidewalks are currently provided on Washington Street in the vicinity of the site.  No 

sidewalks existing on Prairie Schooner Way or OR 213.  However, pedestrians are prohibited on 

OR 213.  As depicted on Sheet C0.1, clear and direct pedestrian access is proposed from the parking lot 

Page 14 
LEGAL123060774.4  



areas to the main entrance of the building. The walkways through the parking areas are denoted by a 

change of material (concrete).   

10. There shall be provided adequate means to ensure continued maintenance and 
necessary normal replacement of private common facilities and areas, drainage 
ditches, streets and other ways, structures, recreational facilities, landscaping, fill 
and excavation areas, screening and fencing, groundcover, garbage storage areas 
and other facilities not subject to periodic maintenance by the city or other public 
agency.  
 

RESPONSE: This facility will be maintained as all America’s Tire Stores, to the utmost degree of 

cleanliness. Maintenance issues are all addressed in a timely manner. 

11. Site planning shall conform to the requirements of OCMC Chapter 17.41 Tree 
Protection.  
 

RESPONSE: There are no existing trees on the Site, so the tree protection and mitigation standards are 

not applicable. 

12. Development shall be planned, designed, constructed and maintained to protect 
water resources and habitat conservation areas in accordance with the 
requirements of the city's Natural Resources Overlay District, Chapter 17.49, as 
applicable.  
 

RESPONSE: The proposed project is within the Natural Resource Overlay District.  However, 

City’s maps do not identify any natural resources on the Site, so the project does not create issues 

between development and conservation of habitat, stream corridors, wetlands, and floodplains identified 

in the city's maps.  Furthermore, the existing Home Depot development on the Site has not raised 

concerns in this area.   

13. All development shall maintain continuous compliance with applicable federal, 
state, and city standards pertaining to air and water quality, odor, heat, glare, noise 
and vibrations, outdoor storage, radioactive materials, toxic or noxious matter, 
and electromagnetic interference. Prior to issuance of a building permit, the 
community development director or building official may require submission of 
evidence demonstrating compliance with such standards and receipt of necessary 
permits. The review authority may regulate the hours of construction or operation 
to minimize adverse impacts on adjoining residences, businesses or 
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neighborhoods. The emission of odorous gases or other matter in such quantity as 
to be readily detectable at any point beyond the property line of the use creating 
the odors or matter is prohibited.  
 

RESPONSE: America’s Tire only sell and service tires and wheels. They do not perform any 

mechanical work such as brakes, shocks or batteries which would impact the air and water quality, or 

produce odor, heat, glare, noise or vibrations. They do not handle any hazardous wastes such as oil or 

antifreeze. All of the work is performed within the building in a safe, clean environment. There is no 

outdoor storage. 

14. Adequate public water and sanitary sewer facilities sufficient to serve the 
proposed or permitted level of development shall be provided. The applicant shall 
demonstrate that adequate facilities and services are presently available or can be 
made available concurrent with development. Service providers shall be presumed 
correct in the evidence, which they submit.  
 

RESPONSE: As indicated in the Pre-application Conference notes, which are attached as Exhibit E, no 

sanitary sewer or public water line improvements are anticipated to be required.   

15. Adequate right-of-way and improvements to streets, pedestrian ways, bike routes 
and bikeways, and transit facilities shall be provided and be consistent with the 
city's transportation master plan and design standards and this title.  
 

RESPONSE: As indicated in the Pre-application Conference notes and confirmed by the TIA, no public 

street improvements or ROW dedications are anticipated or needed at this time. 

16. If a transit agency, upon review of an application for an industrial, institutional, 
retail or office development, recommends that a bus stop, bus turnout lane, bus 
shelter, accessible bus landing pad, lighting, or transit stop connection be 
constructed, or that an easement or dedication be provided for one of these uses, 
consistent with an agency adopted or approved plan at the time of development, 
the review authority shall require such improvement, using designs supportive of 
transit use. Improvements at a major transit stop may include intersection or mid-
block traffic management improvements to allow for crossings at major transit 
stops, as identified in the transportation system plan.  
 

RESPONSE:  Tri-Met has not requested that a transit facility be accommodated on Site.   
 

17. All utility lines shall be placed underground. 
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RESPONSE: Utilities to the proposed project will be made via underground connections, as show on 

the included Utility Plan (Sheet C2.0). 

18. Access and facilities for physically handicapped people shall be incorporated into 
the Site and building design consistent with applicable federal and state 
requirements, with particular attention to providing continuous, uninterrupted 
access routes. 
 

RESPONSE: Handicap access and facilities are provided as required throughout the Site (parking and 

pedestrian ramps) and the building, as shown on Sheets C0.1 and A.1. 

20. Screening of Mechanical Equipment: 

RESPONSE: All roof top and above ground mechanical equipment is screened with the roof parapet 

and landscaping. 

21. Building Materials. 

RESPONSE: Please refer to Section 17.62.055 below.  As discussed in that section, the proposed 

building meets all applicable building material requirements. 

17.62.055 Institutional and commercial building standards. 

C. Relationship between zoning district design standards and requirements of this section. 
 1. Building design shall contribute to the uniqueness of the underlying zoning 

 district by applying appropriate materials, elements, features, color range and 
 activity areas tailored specifically to the site and its context.  

 2. A standardized prototype or franchise design shall be modified if necessary to 
 meet the provisions of this section. 

 3. n/a 
4. With the exception of standards for building orientation and building front 

setbacks, in the event of a conflict between a design standard in this section and a 
standard or requirement contained in the underlying zoning district, the standard 
in the zoning district shall prevail.  

5. On sites with one hundred feet or more of frontage at least sixty percent of the site 
frontage width shall be occupied by buildings placed within five feet of the 
property line, unless a greater setback is accepted under the provisions of Section 
17.62.055D. For sites with less than one hundred feet of street frontage, at least 
fifty percent of the site frontage width shall be occupied by buildings placed 
within five feet of the property line unless a greater setback is accepted under the 
provisions of Section 17.62.055D.  
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D. Relationship of Buildings to Streets and Parking. 
1. Buildings shall be placed no farther than five feet from the front property line. A 

larger front yard setback may be approved through Site plan and design review if 
the setback area incorporates at least one element from the following list for every 
five feet of increased setback requested:  
a. Tables, benches or other approved seating area. 
b. Cobbled, patterned or paved stone or enhanced concrete. 
c. Pedestrian scale lighting. 
d. Sculpture/public art. 
e. Fountains/Water feature. 
f. At least twenty square feet of landscaping or planter boxes for each tenant 

facade fronting on the activity area.  
g. Outdoor café. 
h. Enhanced landscaping or additional landscaping. 
i. Other elements, as approved by the community development director, that 

can meet the intent of this section.  

RESPONSE: As stated previously, the proposed front setback of the building from Prairie Schooner 

Way is 35 feet. This proposed setback meets the intent of the code and provides for safe pedestrian and 

vehicular movement at this corner. However, in order to meet this specific standard (17.62.055 D.1.), the 

project has provided 6 elements from the above list to allow for the additional 30 feet of setback. 

Specifically, the project proposes; 

1. A bench located on the north side of the building adjacent to the front entry, 

2. Enhanced concrete at the entrance on the north side of the building, 

3. Pedestrian scale lighting is provided along the north side of the building, 

4. Two (2) twenty square foot planter boxes have been placed at the edge of the pavement along the 

north side of the single tenant building,  

5. Enhanced and additional landscape (beyond that required by code) has been placed along the 

north side of the building. 

 
2.  The front most architecturally significant facade shall be oriented toward the 

street and shall be accessed from a public sidewalk. Primary building entrances 
shall be clearly defined and recessed or framed by a sheltering element such as an 
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awning, arcade or portico in order to provide shelter from the summer sun and 
winter weather.  

3. Entryways. The primary entranceway for each commercial or retail establishment 
shall face the major street. The entrance may be recessed behind the property line 
a maximum of five feet unless a larger setback is approved pursuant to Section 
17.62.055.D.1 and shall be accessed from a public sidewalk. Primary building 
entrances shall be clearly defined, highly visible and recessed or framed by a 
sheltering element including at least four of the following elements, listed below.  

 a. Canopies or porticos; 
 b. Overhangs; 
 c. Recesses/projection; 
 d. Arcades; 
 e. Raised corniced parapets over the door; 
 f. Peaked roof forms; 
 g. Arches; 
 h. Outdoor patios; 
 i. Display windows; 
 j. Architectural details such as tile work and moldings which are integrated 

into the building structure and design; 
 k. Integral planters or wing walls that incorporate landscaped areas and/or 

places for sitting. 
  

E. Corner Lots. 
 
For buildings located at the corner of intersections, the primary entrance of the building shall be 

 located at the corner of the building or within twenty-five feet of the corner of the building. 
 Additionally, one of the following treatments shall be required:  

1. Incorporate prominent architectural elements, such as increased building height or 
massing, cupola, turrets, or pitched roof, at the corner of the building or within 
twenty-five feet of the corner of the building.  

2. Chamfer the corner of the building (i.e. cut the corner at a forty-five-degree angle 
and a minimum of ten feet from the corner) and incorporate extended weather 
protection (arcade or awning), special paving materials, street furnishings, or 
plantings in the chamfered area.  

 
RESPONSE: The Site is a corner lot so the proposed building is oriented so that the building’s major 

architectural elements face the streets -- Prairie Schooner Way (the front lot line), as it transitions to 

Washington Street, and OR 213 (the side lot line).  Specifically, the corner of the building facing the 

street intersection is provided with a tower element with pitched tile roof, clerestory windows and metal 

awning which give a prominent architectural feature for the building entryway. This tower element is 

built up 2’ from the main building wall with an increased height of 35’ to the top of the tile roof.   
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Pedestrians are prohibited on OR-213, which is the Site’s eastern frontage.  As a result, 

there is no door on the OR-213 frontage, but it retains a storefront character.  Pedestrian features 

are focused toward Prairie Schooner Way and Washington Street.  For example, there are doors 

on the north elevation (which is along Prairie Schooner Way) and west elevation (facing 

Washington Street), both of which are within 25 ft of the corner of the building.  These entrances 

are connected by a wide pedestrian area that wraps the northwestern corner of the building.  The 

pedestrian connection from the street extends from the sidewalk on Washington Street to the 

Site’s internal walkways. 

F. Commercial First Floor Frontage. 
 
In order to ensure that the ground floor of structures have adequate height to function efficiently 

for retail uses, the first floor height to finished ceiling of new infill buildings in the mixed use and 
neighborhood commercial districts shall be no lower than fourteen feet floor to floor. Where appropriate, 
the exterior facade at the ceiling level of new structures shall include banding, a change of materials or 
relief which responds to the cornice lines and window location of existing buildings that abut new 
structures.  

 
RESPONSE: The proposed structure is not an infill building; it is the development of a retail pad that 

was approved in 2000.  Accordingly, this criterion does not apply. However, the building design 

proposed for the primary entryway and the facade of the building is collaborated by sections of 

aluminum storefront system with metal awnings at a height of 12’ to delineate ground floor level. This 

storefront system is also present on the East and West Elevations to maintain the retail design concept.  
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G. Variation in Massing. 
 
 1. A single, large, dominant building mass shall be avoided in new buildings and, to  

   the extent reasonably feasible, in development projects involving changes to the  
   mass of existing buildings.  

 2. Horizontal masses shall not exceed a height: width ratio of one-to-three without  
   substantial variation in massing that includes a change in height and projecting or  
   recessed elements.  

 3.  Changes in mass shall be related to entrances, the integral structure and/or the  
   organization of interior spaces and activities and not merely for cosmetic effect. 

 
RESPONSE: The building design proposed incorporates the raised tower and architectural elements on 

3 corners of the building.  These architectural features extend out of the building by about 16” to 24”. 

H. Minimum Wall Articulation. 
1. Facades shall add architectural interest and variety and avoid the effect of a 

single, long or massive wall with no relation to human size. No wall that faces a 
street or connecting walkway shall have a blank, uninterrupted length exceeding 
thirty feet without including, but not be limited to, at least two of the following:  

 i. Change in plane, 
 ii. Change in texture or masonry pattern or color, 
 iii. Windows, treillage with landscaping appropriate for establishment on a 

 trellis. 
 iv. An equivalent element that subdivides the wall into human scale 

 proportions. 
2. Facades greater than one hundred feet in length, measured horizontally, shall 

incorporate wall plane projections or recesses having a depth of at least three 
percent of the length of the facade and extending at least twenty percent of the 
length of the facade. No uninterrupted length of any facade shall exceed one 
hundred horizontal feet.  

3. Ground floor facades that face public streets shall have arcades, display windows, 
entry areas, awnings or other such features along no less than sixty percent of 
their horizontal length.  

4. Building facades must include a repeating pattern that includes any one or more 
of the following elements:  

  a.  Color change; 
  b. Texture change; 
  c. Material module change. 
5. Facades shall have an expression of architectural or structural bays through a 

change in plane no less than twelve inches in width, such as an offset, reveal or 
projecting rib.  

6. Facades shall have at least one of elements subsections H.4. or H.5. of this section 
repeat horizontally. All elements shall repeat at intervals of no more than thirty 
feet, either horizontally or vertically. 
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RESPONSE: The building façade facing the streets had been designed with raised tower and 

architectural feature incorporating clerestory windows to give a contemporary retail design.  These 

architectural features are provided with aluminum storefront system to provide visual interest to the 

pedestrians and customers as well as providing a view to the interior sales area of the facility.   

The longer sides of the building (East & West elevations) have been provided with sections of glazed 

storefront system or glazed sectional doors and arched colonnades with a depth ranging from 16” to 24” 

which also gives a recessed design to the exterior of the building, thereby eliminating a rather long, 

massive blank wall. The total length of the glazing provided is 87.57’ and 90’ respectively which 

exceeds the required 60% of the total length of the wall. No façade has an area in excess of thirty feet 

that is uninterrupted by a qualifying architectural feature. The maximum length of a blank wall in this 

proposed design is 13 ft and is indicated on the South elevation 

I. Facade Transparency. 
1.  Transparent windows or doors facing the street are required. The main front 

elevation shall provide at least sixty percent windows or transparency at the 
pedestrian level. Facades on corner lots shall provide at least sixty percent 
windows or transparency on all corner-side facades. All other side elevations shall 
provide at least thirty percent transparency. The transparency is measured in lineal 
fashion. For example, a one hundred-foot long building elevation shall have at 
least sixty feet (sixty percent of one hundred feet) of transparency in length. 
Reflective, glazed, mirrored or tinted glass is limited to ten percent of the lineal 
footage of windows on the street facing facade. Highly reflective or glare-
producing glass with a reflective factor of one-quarter or greater is prohibited on 
all building facades. Any glazing materials shall have a maximum fifteen percent 
outside visual light reflectivity value. No exception shall be made for reflective 
glass styles that appear transparent when internally illuminated.  

2.  Side or rear walls that face walkways may include false windows and door 
openings only when actual doors and windows are not feasible because of the 
nature of the use of the interior use of the building. False windows located within 
twenty feet of a right-of-way shall be utilized as display windows with a 
minimum display depth of thirty-six inches.  

 
RESPONSE:  The building façade facing the streets have been designed with aluminum storefront and 

entry door system with transparent glazing to provide pedestrians and customers a view of the interior 
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sales area of the facility. Refer to North Elevations for compliance on percentage of transparency. Due 

to the interior use of the facility, the East Elevation facing Hwy 213 has been provided with false 

storefront system. The South and West elevations are not subject to this standard because they do not 

face the walkways. 

J. Roof Treatments. 
1. All facades shall have a recognizable "top" consisting of, but not limited to: 

a. Cornice treatments, other than just colored "stripes" or "bands," with 
integrally textured materials such as stone or other masonry or differently 
colored materials; or  

b. Sloping roof with overhangs and brackets; or 
c. Stepped parapets; 
d. Special architectural features, such as bay windows, decorative roofs and 

entry features may project up to three feet into street rights-of-way, 
provided that they are not less than nine feet above the sidewalk.  

 
RESPONSE:  The building design incorporates a decorative eifs cornice treatment at a varying level 

with the parapet cornice at 26’ level representing the main building height. Sloping roofs and cornices 

are also integrated into the building design which provides a variety of parapet design. Other features 

include clerestory windows and metal awnings. 

17.62.056 Additional standards for large retail establishments.  

A. This section is intended to ensure that large retail building development is compatible  
  with its surrounding area.  

B. Large retail establishment shall mean a retail building occupying more than ten thousand  
  gross square feet of floor area.  

C. In addition to Sections 17.62.050 and 17.62.055 requirements, large retail buildings shall  
  comply with design standards contained in this section.  

D. Development Standards.   
1. Roofs. Roofs shall include at least two of the following features: 

a. Parapets concealing flat roofs and rooftop equipment from public view. 
The average height of such parapets shall not exceed fifteen percent of the 
height of the supporting wall and such parapets shall not at any point 
exceed one-third of the height of the supporting wall. Such parapets shall 
feature three-dimensional cornice treatment;  

b. Overhanging eaves, extending no less than three feet past the supporting 
walls; 

c. Sloping roofs that do not exceed the average height of the supporting 
walls, with an average slope greater than or equal to one foot of vertical 
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rise for every three feet of horizontal run and less than or equal to one foot 
of vertical rise for every one foot of horizontal run;  

d. Three or more roof slope planes. 
 

RESPONSE: The building is designed to encompass a 2-story retail building integrating varying 

heights of parapet cornice and sloping roofs with the topmost cornice at 28’ level providing screening to 

the rooftop units as shown on north elevation. These parapet cornices are designed to provide a 3-

dimensional feature cornice and different colors to give contrast to the roofline and are capped with a 

pre-finished metal coping.  The height of the parapets varies from 2’-6” to 4’-6” above the roof level 

which is well below one-third of the height of the supporting wall. A raised tower is provided on the 

NEC of the building with a sloping roof of 1 foot vertical for every 3 feet of horizontal run. The height 

of the sloping roof is about 5’, which is one-sixth of the height of the supporting wall. 

Chapter 17.41 – Tree Protection Standards 

RESPONSE: There are no existing trees on the Site that will require protection or mitigation. 

Chapter 17.42 – Flood Management Overlay District 

17.42.160 Flood management area standards. 

D. Site Development Standards. All development in the floodplain shall conform to the 
following balanced cut and fill standards:  

 
2. No net fill in any floodplain is allowed. All fill placed in a floodplain shall be 

balanced with at least an equal amount of soil material removed. For the purpose 
of calculating net fill, fill shall include any structure below the design flood 
elevation that has been flood proofed pursuant to subsection (E)(5) of this section.  

3.  Any excavation below bankfull stage shall not count toward compensating for fill. 
4. Excavation to balance a fill shall be located on the same parcel as the fill unless it 

is not practicable to do so. In such cases, the excavation shall be located in the 
same Oregon City floodplain, so long as the proposed excavation and fill will not 
increase flood impacts for surrounding properties as determined through 
hydrologic and hydraulic analysis.  

7. Parking areas in the floodplain shall be accompanied by signs that inform the 
public that the parking area is located in a flood management area and that care 
should be taken when the potential for flooding exists.   
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RESPONSE: The project is located within a Flood Management Overlay District.  Based on the FIMA 

FIRM map the base flood elevation for the Site is 48.0’.  The entirety of the Site is above this elevation 

and no grading below 48’ will be required.  Therefore, the project is not required to maintain a cut/fill 

balance, the grading has been provided to maintain positive drainage and minimum cut/fill. Please refer 

to the Grading and Erosion Control Plans included in this application package (Sheet C1.0).  

E. Construction Standards. 
1. Anchoring. 
2. Construction Materials and Methods. 
3. Utilities. 

RESPONSE: The 100 year flood plain elevation is 48 feet. The proposed finished floor for the building 

is 57.88 feet. The entirety of the Site is above 48’ and no grading below this elevation will be required. 

Therefore the Flood management area standards (17.42.160) are not applicable. 

CHAPTER 17.44 – US GEOLOGICAL HAZARDS 

17.44.050 Development—Application requirements and review procedures and approvals. 

Except as provided by subsection B. of this section, the following requirements apply to all 
 development proposals subject to this chapter:  

A. A geological assessment and geotechnical report  
B. Review procedures and approvals require the following: 
C. The city engineer may waive one or more requirements of subsections A and B of this  

  section if the city engineer determines that Site conditions, size or type or development of 
  grading requirements do not warrant such detailed information.  

 
RESPONSE: A Geotechnical Report is included in this submittal package.  

17.44.060 Development standards.  

Notwithstanding any contrary dimensional or density requirements of the underlying zone, the 
following standards shall apply to the review of any development proposal subject to this chapter.  
Requirements of this chapter are in addition to other provision of the Oregon City Municipal Code. 
Where provision of this chapter conflict with other provision of the Oregon City Municipal Code, the 
provisions that are more restrictive of regulated development activity shall govern.  

A. All developments shall be designed to avoid unnecessary disturbance of natural   
  topography, vegetation and soils. To the maximum extent practicable as determined by  
  the review authority, tree and ground cover removal and fill and grading for residential  
  development on individual lots shall be confined to building footprints and driveways, to  
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  areas required for utility easements and for slope easements for road construction, and to  
  areas of geotechnical remediation.  

B. All grading, drainage improvements, or other land disturbances shall only occur from  
  May 1 to October 31. Erosion control measures shall be installed and functional prior to  
  any disturbances. The city engineer may allow grading, drainage improvements or other  
  land disturbances to begin before May 1 (but no earlier than March 16) and end after  
  October 31 (but no later than November 30), based upon weather conditions and in  
  consultation with the project geotechnical engineer. The modification of dates shall be  
  the minimum necessary, based upon the evidence provided by the applicant, to   
  accomplish the necessary project goals. Temporary protective fencing shall be   
  established around all trees and vegetation designed for protection prior to the   
  commencement of grading or other soil disturbance.  

C. Designs shall minimize the number and size of cuts and fills. 
 

RESPONSE: Please refer to the Grading Plan included in this submittal package. Minimum disturbance 

and cut/fill is proposed as the majority of the area to be developed is already paved and being used for 

parking for the Home Depot.  The undeveloped area was previously graded to a “pad” condition. The 

project construction schedule has not been determined at this time; however attention will be given to 

the designated construction window.   

E. Any structural fill shall be designed by a suitably qualified and experienced civil or  
  geotechnical engineer licensed in Oregon in accordance with standard engineering  
  practice. The applicant's engineer shall certify that the fill has been constructed as   
  designed in accordance with the provisions of this chapter.  

 
RESPONSE: The project civil engineer and geotechnical engineer are both licensed professionals in the 

State of Oregon.  

H. Density shall be determined as follows: 
1. For those areas with slopes less than twenty-five percent between grade breaks, 

the allowed density shall be that permitted by the underlying zoning district;  
 

RESPONSE: The Site’s slope is less than 25%.  The maximum allowed site coverage of the zone, 

including the building and parking lot is ninety percent. The Site’s proposed impervious coverage is 

84.3%.  

J. The geotechnical engineer of record shall review final grading, drainage, and foundation  
  plans and specifications and confirm in writing that they are in conformance with the  
  recommendations provided in their report.  
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RESPONSE: The project will comply with all recommendations of the geotechnical engineer and his 

report as well as all determinations made by City staff in regard to these issues. The future submittal of 

the ‘As Constructed Drawings’ will include written verification from the geotechnical engineer of 

project compliance. 

17.44.070 Access to property.  

RESPONSE:  No new access is proposed.  Access to the Site is through the existing Home Depot, 

which has two access points on Washington Street.  The shared access will be supported by required 

shared access easements and will eliminate the need for additional curb cuts on Washington Street. 

17.44.080 Utilities.  

All new service utilities, both on-Site and off-Site, shall be placed underground and under 
roadbeds where practicable. Every effort shall be made to minimize the impact of utility construction. 
Underground utilities require the geologic hazards permitting and review prescribed herein.  

 
RESPONSE: Utilities to the proposed project will be made via underground connections. 

17.44.090 Stormwater drainage.  

The applicant shall submit a permanent and complete stormwater control plan. The program shall 
include, but not be limited to the following items as appropriate: curbs, gutters, inlets, catch basins, 
detention facilities and stabilized outfalls. Detention facilities shall be designed to city standards as set 
out in the city's drainage master plan and design standards. The review authority may impose conditions 
to ensure that waters are drained from the development so as to limit degradation of water quality 
consistent with Oregon City's Title III section of the Oregon City Municipal Code Chapter 17.49 and the 
Oregon City Public Works Stormwater Management Design Manual and Standards Plan or other 
adopted standards subsequently adopted by the city commission. Drainage design shall be approved by 
the city engineer before construction, including grading or other soil disturbance, has begun.  
 

RESPONSE: Please refer to the Stormwater Report and Calculations included in this submittal package 

as Exhibit C. As designed and submitted, this project complies with all applicable codes and standards.  
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17.44.100 Construction standards.  

RESPONSE: All standards pertaining to construction, as described in Section 17.44.100 will be met.  

Chapter 17.49 – Natural Resource Overlay District 

17.49.010 Purpose.  

The Natural Resource Overlay District designation provides a framework for protection of Metro 
Titles 3 and 13 lands, and Statewide Planning Goal 5 resources within Oregon City. The Natural 
Resource Overlay District (NROD) implements the Oregon City Comprehensive Plan Natural Resource 
Goals and Policies, as well as Federal Clean Water Act requirements for shading of streams and 
reduction of water temperatures, and the recommendations of the Metro ESEE Analysis. It is intended to 
resolve conflicts between development and conservation of habitat, stream corridors, wetlands, and 
floodplains identified in the city's maps. The NROD contributes to the following functional values:  
 

RESPONSE: The City’s maps do not identify any natural resources on the Site, so the project does not 

create issues between development and conservation of habitat, stream corridors, wetlands, and 

floodplains identified in the city's maps. 

Chapter 17.52 – Off-Street Parking and Loading 

17.52.020 Number of automobile spaces required. 

A. The number of parking spaces shall comply with the minimum and maximum standards 
listed in Table 17.52.020. The parking requirements are based on spaces per one thousand square feet 
net leasable area unless otherwise stated.  

 
Table 17.52.020  

Number of automobile spaces required. 

  

LAND USE  

PARKING REQUIREMENTS  

 MINIMUM  MAXIMUM  

Retail Store, Shopping Center, Restaurants 4.10 5.00 

   
3. Where calculation in accordance with the above list results in a fractional space, any 

fraction less than one-half shall be disregarded and any fraction of one-half or more shall require one 
space.  
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RESPONSE: The proposed building will contain 11,087 GSF of retail/sales use.  As such, the minimum 

required parking is 46 spaces and the maximum allowed is 55 spaces. The project proposes 31 parking 

spaces including two ADA accessible spaces within its lease area. America’s Tire will enter into a 

shared parking agreement with Home Depot to accommodate the 15 minimum space discrepancy.  

Section 17.52.020.B.2. 

Currently there are 596 parking spaces provided at Home Depot. The America’s Tire development will 

necessitate the removal of nineteen of the existing spaces and the addition of seven spaces. The total 

number of spaces after the construction of America’s Tire will be 584 parking spaces, below the 600 

parking space limit for the entire Home Depot site. 

The TIA performed by Kittelson analyzed Home Depot’s demands in the portion of the Home Depot lot 

adjacent to the America’s Tire site. Once the America’s Tire is constructed, Home Depot will have 142 

parking spaces in the vicinity of America’s Tire. During the peak parking demand, Home Depot 

occupied 117 of the 142 spaces, meaning that 25 spaces are vacant. Additionally, 6 to 7 parking spaces 

could be freed up in the portion of Home Depot’s parking lot near the America’s Tire by moving Home 

Depot’s bulk building materials to another location on the Home Depot site. Further, the proposed tire 

center has 6 bays where cars will be parked while being serviced. Accordingly, the Home Depot and 

America’s Tire’s parking demands do not materially overlay in the localized parking area, even during 

the most congested 15-minute parking period. 

17.52.030 Standards for automobile parking.  

A. Access. Ingress and egress locations on public thoroughfares shall be located in the 
interests of public traffic safety. Groups of more than four parking spaces shall be so located and served 
by driveways so that their use will require no backing movements or other maneuvering within a street 
right-of-way other than an alley. No driveway with a slope of greater than fifteen percent shall be 
permitted without approval of the city engineer.   

C. Drainage.  Drainage shall be designed in accordance with the requirements of Chapter 
13.12 and the city public works stormwater and grading design standards.  
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D. Dimensional Standards. 
 

RESPONSE:  Access to the Site is through the existing Home Depot, which has two access points on 

Washington Street.  The parking lot area has been designed to comply with all applicable standards and 

dimensions.   

17.52.040 Bicycle parking standards.  

USE  MINIMUM 
BICYCLE 
PARKING  

MINIMUM BICYCLE PARKING - COVERED -  
The following percentage of bicycle parking is required to be  
covered  

Retail stores and  
shopping centers 

1 per 20  
auto spaces 
(minimum  
of 2) 

50% (minimum of 2) 

RESPONSE: The project requires 2 bicycle parking spaces, both of which must be covered. These 

spaces are provided on the north side of the building beneath a building awning and close to the main 

building entrance located on the NW corner of the building. The design of the spaces shall comply with 

all applicable codes and standards. 

17.52.060 Parking lot landscaping.  
A. Development Standards. 

1. The landscaping shall be located in defined landscaped areas that are uniformly 
distributed throughout the parking or loading area.  

2. All areas in a parking lot not used for parking, maneuvering, or circulation shall 
be landscaped.  

3. Parking lot trees shall be a mix of deciduous shade trees and coniferous trees. The 
trees shall be evenly distributed throughout the parking lot as both interior and 
perimeter landscaping to provide shade.  

4. Required landscaping trees shall be of a minimum two-inch minimum caliper size 
(though it may not be standard for some tree types to be distinguished by caliper), 
planted according to American Nurseryman Standards, and selected from the 
Oregon City Street Tree List;  

5. Landscaped areas shall include irrigation systems unless an alternate plan is 
submitted, and approved by the community development director, that can 
demonstrate adequate maintenance;  

6. All plant materials, including trees, shrubbery and ground cover should be 
selected for their appropriateness to the Site, drought tolerance, year-round 
greenery and coverage and staggered flowering periods. Species found on the 
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Oregon City Native Plant List are strongly encouraged and species found on the 
Oregon City Nuisance Plant List are prohibited.  

7. The landscaping in parking areas shall not obstruct lines of sight for safe traffic 
operation and shall comply with all requirements of Chapter 10.32, Traffic Sight 
Obstructions.  

 
RESPONSE: Zelkova, Douglas Fir and Katsura trees are proposed for the parking lot, as depicted on 

the landscaping plan (Sheet L1.0).  All materials chosen for this area are adaptable to the parking lot 

environment. All plant spacing, sizing, sight lines and material requirements have been complied with. 

The irrigation system will be an underground design build system. 

 
B. Perimeter Parking Lot Landscaping and Parking Lot Entryway/Right-of-Way Screening. 

Parking lots shall include a five-foot wide landscaped buffer where the parking lot abuts the right-of-
way and/or adjoining properties. In order to provide connectivity between non-single-family Sites, the 
community development director may approve an interruption in the perimeter parking lot landscaping 
for a single driveway where the parking lot abuts property designated as multi-family, commercial or 
industrial. Shared driveways and parking aisles that straddle a lot line do not need to meet perimeter 
landscaping requirements.  

1. The perimeter parking lot are[a] shall include: 
a. Trees spaced a maximum of thirty-five feet apart (minimum of one tree on 
either side of the entryway is required). When the parking lot is adjacent to a 
public right-of-way, the parking lot trees shall be offset from the street trees;  
b. Ground cover, such as wild flowers, spaced a maximum of 16-inches on 
center covering one hundred percent of the exposed ground within three years. No 
bark mulch shall be allowed except under the canopy of shrubs and within two 
feet of the base of trees; and  
c. An evergreen hedge screen of thirty to forty-two inches high or shrubs 
spaced no more than four feet apart on average. The hedge/shrubs shall be parallel 
to and not nearer than two feet from the right-of-way line. The required screening 
shall be designed to allow for free access to the Site and sidewalk by pedestrians. 
Visual breaks, no more than five feet in width, shall be provided every thirty feet 
within evergreen hedges abutting public right-of-ways.  
 

RESPONSE: An Otto Luyken Laurel hedge is proposed for parking lot screening and buffering.  The 

perimeter parking lot landscaping plan is depicted on Sheet L1.0, which demonstrates compliance with 

all plant spacing requirements.  

C. Parking Area/Building Buffer. Parking areas shall be separated from the exterior wall of a 
structure, exclusive of pedestrian entranceways or loading areas, by one of the following:  
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1. Minimum five-foot wide landscaped planter strip (excluding areas for pedestrian 
connection) abutting either side of a parking lot sidewalk with:  
a. Trees spaced a maximum of thirty-five feet apart; 
b. Ground cover such as wild flowers, spaced a maximum of sixteen-inches 

on center covering one hundred percent of the exposed ground within 
three years. No bark mulch shall be allowed except under the canopy of 
shrubs and within two feet of the base of trees; and  

c. An evergreen hedge of thirty to forty-two inches or shrubs placed no more 
than four feet apart on average; or  

2. Seven-foot sidewalks with shade trees spaced a maximum of thirty-five feet apart 
in three-foot by five-foot tree wells.  

 
RESPONSE: The ADA parking area abuts a pedestrian walkway. A single shade tree has been placed 

in a tree well in this area (adjacent to the main entrance) as required by Section 17.52.060 C.1.   

D. Interior Parking Lot Landscaping. Surface parking lots shall have a minimum ten percent 
of the interior of the gross area of the parking lot devoted to landscaping to improve the water quality, 
reduce storm water runoff, and provide pavement shade. Interior parking lot landscaping shall not be 
counted toward the fifteen percent minimum total Site landscaping required by Section 17.62.050(1) 
unless otherwise permitted by the dimensional standards of the underlying zone district. Pedestrian 
walkways or any impervious surface in the landscaped areas are not to be counted in the percentage. 
Interior parking lot landscaping shall include:  

a. A minimum of one tree per six parking spaces. 
b. Ground cover, such as wild flowers, spaced a maximum of sixteen-inches 

on center covering one hundred percent of the exposed ground within 
three years. No bark mulch shall be allowed except under the canopy of 
shrubs and within two feet of the base of trees.  

c. Shrubs spaced no more than four feet apart on average. 
d. No more than eight contiguous parking spaces shall be created without 

providing an interior landscape strip between them. Landscape strips shall 
be provided between rows of parking shall be a minimum of six feet in 
width and a minimum of ten feet in length.  

e. Pedestrian walkways shall have shade trees spaced a maximum of every 
thirty-five feet in a minimum three-foot by five-foot tree wells; or  

Trees spaced every thirty-five feet, shrubs spaced no more than four feet apart on average, and 
ground cover covering one hundred percent of the exposed ground. No bark mulch shall be allowed 
except under the canopy of shrubs and within two feet of the base of trees.  

 
RESPONSE: A minimum of six parking lot trees are required by code. A total of eleven parking lot 

trees have been proposed.  The interior parking lot landscaping plan is depicted on Sheet L1.0, which 

demonstrates compliance with all plant spacing requirements. 

17.52.090 Loading areas.   
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A. Purpose. 
 1. The purpose of this section is to provide adequate loading areas for commercial, office, 
 retail and industrial uses that do not interfere with the operation of adjacent streets.  
B. Applicability. 
 1. Section 17.52.090 applies to uses that are expected to have service or delivery truck visits 
 with a forty-foot or longer wheelbase, at a frequency of one or more vehicles per week. The city 
 engineer and decision maker shall determine through site plan and design review the number, 
 size, and location of required loading areas, if any.  
C. Standards. 
 1. The off-street loading space shall be large enough to accommodate the largest vehicle 
 that is expected to serve the use without obstructing vehicles or pedestrian traffic on adjacent 
 streets and driveways. Applicants are advised to provide complete and accurate information 
 about the potential need for loading spaces because the city engineer or decision maker may 
 restrict the use of other public right-of-way to ensure efficient loading areas and reduce 
 interference with other uses.  
 2. Where parking areas are prohibited between a building and the street, loading areas are 
 also prohibited.  
  
 
RESPONSE: A specific loading area is not proposed or needed for this project. Delivery of incoming 

inventory and pick up of recycled tires take place during off hours. This allows the trucks to park in 

front of the bay doors for loading and unloading without disturbing the functions of the site. 

17.62.065 Outdoor lighting. 

D. Design and Illumination Standards. 
General Outdoor Lighting Standard and Glare Prohibition.  

1. Outdoor lighting, if provided, shall be provided in a manner that enhances 
security, is appropriate for the use, avoids adverse impacts on surrounding 
properties, and the night sky through appropriate shielding as defined in this 
section. Glare shall not cause illumination on other properties in excess of a 
measurement of 0.5 footcandles of light as measured at the property line. In no 
case shall exterior lighting add more than 0.5 footcandle to illumination levels at 
any point off-Site. Exterior lighting is not required except for purposes of public 
safety. However, if installed, all exterior lighting shall meet the following design 
standards:  

2. Any light source or lamp that emits more than nine hundred lumens (thirteen watt 
compact fluorescent or sixty watt incandescent) shall be concealed or shielded 
with a full cut-off style fixture in order to minimize the potential for glare and 
unnecessary diffusion on adjacent property. All fixtures shall utilize one of the 
following bulb types: metal halide, induction lamp, compact fluorescent, 
incandescent (including tungsten-halogen), or high pressure sodium with a color 
rendering index above seventy.  
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3. The maximum height of any lighting pole serving a multi-family residential use 
shall be twenty feet. The maximum height serving any other type of use shall be 
twenty-five feet, except in parking lots larger than five acres, the maximum height 
shall be thirty-five feet if the pole is located at least one hundred feet from any 
residential use.  

4. Lighting levels: 
 

Table 1-17.62.065.  Foot-candle Levels  
Location Min Max Avg 
Pedestrian Walkways 0.5 7:1 max/min ratio 1.5 
Pedestrian Walkways in 
Parking Lots 

 10:1 max/min ratio 0.5 

Pedestrian Accessways 0.5 7:1 max/min ratio 1.5 
Building Entrances 3   
Bicycle Parking Areas 3   
Abutting property N/A .05  

5. Parking lots and other background spaces shall be illuminated as unobtrusively as 
possible while meeting the functional needs of safe circulation and protection of 
people and property. Foreground spaces, such as building entrances and outside 
seating areas, shall utilize pedestrian scale lighting that defines the space without 
glare.  

6. Any on-Site pedestrian circulation system shall be lighted to enhance pedestrian 
safety and allow employees, residents, customers or the public to use the 
walkways at night. Pedestrian walkway lighting through parking lots shall be 
lighted to light the walkway and enhance pedestrian safety pursuant to Table 1.  

7. Pedestrian Accessways. To enhance pedestrian and bicycle safety, pedestrian 
accessways required pursuant to OCMC 12.28 shall be lighted with pedestrian-
scale lighting. Accessway lighting shall be to a minimum level of one-half foot-
candles, a one and one-half foot-candle average, and a maximum to minimum 
ratio of seven-to-one and shall be oriented not to shine upon adjacent properties. 
Street lighting shall be provided at both entrances. Lamps shall include a high-
pressure sodium bulb with an unbreakable lens.  

8. Floodlights shall not be utilized to light all or any portion of a building facade 
between ten p.m. and six a.m.  

9. Lighting on automobile service station, convenience store, and other outdoor 
canopies shall be fully recessed into the canopy and shall not protrude downward 
beyond the ceiling of the canopy.  

10. The style of light standards and fixtures shall be consistent with the style and 
character of architecture proposed on the Site.  

11. In no case shall exterior lighting add more than one foot-candle to illumination 
levels at any point off-Site.  

12. All outdoor light not necessary for security purposes shall be reduced, activated 
by motion sensor detectors, or turned off during non-operating hours.  
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13. Light fixtures used to illuminate flags, statues, or any other objects mounted on a 
pole, pedestal, or platform shall use a narrow cone beam of light that will not 
extend beyond the illuminated object.  

14. For upward-directed architectural, landscape, and decorative lighting, direct light 
emissions shall not be visible above the building roofline.  

15. No flickering or flashing lights shall be permitted, except for temporary 
decorative seasonal lighting.  

 
RESPONSE: The building is provided with a wall mounted light fixture with a cut-off lens to avoid 

adverse impact on the adjacent properties as well as night sky.  Site lighting will be provided in the 

parking lot complying with the City’s design standards. The light poles to be used for this development 

shall be similar to the adjacent Home Depot development. See Photometric Plan, Sheet ES1.0. 

 
17.62.085 Refuse and recycling standards for commercial, industrial, and multi-family 
developments.  

The purpose and intent of these provisions is to provide an efficient, safe and convenient refuse 
and recycling enclosure for the public as well as the local collection firm. All new development, change 
in property use, expansions or exterior alterations to uses other than single-family or duplex residences 
shall include a refuse and recycling enclosure. The area(s) shall be:  

A. Sized appropriately to meet the needs of current and expected tenants, including an 
expansion area if necessary;  

B. Designed with sturdy materials, which are compatible to the primary structure(s); 
C. Fully enclosed and visually screened; 
D. Located in a manner easily and safely accessible by collection vehicles; 
E. Located in a manner so as not to hinder travel lanes, walkways, streets or adjacent 

properties;  
F. On a level, hard surface designed to discharge surface water runoff and avoid ponding; 
G. Maintained by the property owner; 
H. Used only for purposes of storing solid waste and recyclable materials; 
I. Designed in accordance with applicable sections of the Oregon City Municipal Code 

(including Chapter 8.20—Solid Waste Collection and Disposal) and city adopted policies. 
 

RESPONSE: The refuse and recycling area is located to the SE of the building. Access to the facility 

does not require the service provider to cross auto travel or pedestrian access ways. It is enclosed by a 6-

foot high, concrete block wall which matches the building. It is also screened from the parking area and 

off-street views by landscaping. The enclosure has four doors and is approximately 250 sf. Please refer 

to Sheet No. A.2 for the Trash Enclosure Plan/Elevations. 
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TITLE 12 – STREETS, SIDEWALKS AND PUBLIC SPACES 

12.04 – Streets, Sidewalks and Public Spaces  

RESPONSE: No public street improvements are proposed or required with this application. 

12.08 – Public and Street Trees   

RESPONSE: No new street trees are proposed or required with this application. 

 

EXHIBITS: 

A. Property Zoning Report for the Site 

B. Oregon City Municipal Code Chapter 17.34, “MUD” Mixed Use Downtown District  

C. Preliminary Storm Water Calculations 

D. Letter from America’s Tire 

E. Pre-application Conference Notes 
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AMERICA’S TIRE -- SPECIALTY RETAIL STORE 
 

CONSOLIDATED TYPE III APPLICATION FOR 
DESIGN REVIEW AND CODE INTERPRETATION  

 
 
Property Owner:  Home Depot  

2002 Washington Street 
Oregon City, Oregon  

      
Applicant:   America’s Tire 

20225 N. Scottsdale Road 
  Scottsdale AZ 85255 
 
Representative: AAI Engineering  
  Craig Harris 
  4875 SW Griffith Dr. #300 
  Beaverton, Oregon 97005 
  (503) 620-3030 
 
  Perkins Coie LLP 
  Dana Krawczuk  
  1120 NW Couch Street, Tenth Floor 
  Portland, Oregon 97209 
 
Request: The applicant is requesting Site Plan/Design Review for a 

proposed 11,087 square foot tire store and a Code Interpretation 
which confirms that the use is permitted in the Mixed Use 
Downtown zone as a “specialty store” that is a “retail trade” use. 

 
Location:   2002 Washington Street 

Oregon City, Oregon  
    Clackamas County Map 22E2900906 
 
Zoning Designation: “MUD” Mixed Use Downtown District  
 

REQUEST:  

America’s Tire (the “Applicant”) requests through this consolidated application (the 

“Application”) Site Plan/Design Review approval for a proposed 11,087 square foot tire store at 

2002 Washington Street in Oregon City and a Code Interpretation that confirms that the use is 

permitted in the MUD zone as a “specialty store” that is a “retail trade” use.   
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13.12.050 Applicability and exemptions. 

This chapter establishes performance standards for stormwater conveyance, quantity 
and quality.  

Pursuant to each of the subsections below, proposed activities may be required to 
meet the performance standards for stormwater conveyance, stormwater quantity or 
stormwater quality.  

A. Stormwater Conveyance. The stormwater conveyance requirements of this chapter 
shall apply to all stormwater systems constructed with any development activity, 
except as follows:  

1. The conveyance facilities are located entirely on one privately owned 
parcel; 
2. The conveyance facilities are privately maintained; and 
3. The conveyance facilities receive no stormwater runoff from outside the 
parcel's property limits.  

Those facilities exempted from the stormwater conveyance 
requirements by the above subsection will remain subject to the requirements 
of the Oregon Uniform Plumbing Code. Those exempted facilities shall be 
reviewed by the building official.  

RESPONSE: Our project site is a portion of the original Home Depot site.  During 
the Home Depot design, our project site was included in the stormwater 
conveyance and quality control.  Please refer to The Home Depot Storm Drainage 
Report by WRG Design, Inc., dated March 14, 2001.  We have designed the new 
conveyance pipes with the Rational Method. 

B. Stormwater Quantity Control. The stormwater quantity control requirements of this 
chapter shall apply to the following proposed activities, uses or developments:  

1. Activities located wholly or partially within water quality resource areas 
pursuant to Chapter 17.49 that will result in the creation of more than five 
hundred square feet of impervious surface within the WQRA or will disturb 
more than one thousand square feet of existing impervious surface within the 
WQRA as part of a commercial or industrial redevelopment project. These 
square footage measurements will be considered cumulative for any given 
seven-year period;  
2. Activities that create more than two thousand square feet of impervious 
surface, cumulated over any given seven year period; or  
3. Redevelopment of a commercial or industrial land use that will disturb 
more than five thousand square feet of existing impervious surface. This five 
thousand square foot measurement cumulates over any given seven year 
period;  
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4. An exemption to the stormwater quantity control requirements of this 
chapter will be granted in the following circumstances:  

a. The development site discharges to a stormwater quantity control 
facility approved by the city engineer to receive the developed site 
runoff after verification that the facility is adequately sized to receive 
the additional stormwater, or,  
b. The development site discharges to one of the following receiving 
bodies of water: Willamette River, Clackamas River or Abernethy 
Creek; and either lies within the one hundred year floodplain or is up 
to ten feet above the design flood elevation as defined in Chapter 
17.42  

RESPONSE:  We are redeveloping commercial land and will disturb more than 
five thousand square feet of existing impervious surface.  We are exempt from 
the quantity control requirements because our site is part of The Home Depot 
overall site where the existing Park Place Creek is used for quantity control.  

C. 

Stormwater Quality Control. The stormwater quality control requirements of 
this chapter shall apply to the following proposed activities, uses or 
developments:  
1. Category A. Activities subject to general water quality requirements of this 
chapter: 

a. The construction of four or more single-family residences; 
b. Activities located wholly or partially within water quality resource 
areas pursuant to Chapter 17.49 that will result in the creation of 
more than five hundred square feet of impervious surface within the 
WQRA or will disturb more than one thousand square feet of existing 
impervious surface within the WQRA as part of a commercial or 
industrial redevelopment project. These square footage 
measurements will be considered cumulative for any given seven 
year period; or  
c. Activities that create more than eight thousand square feet of new 
impervious surface for other than a single-family residential 
development. This eight thousand square foot measurement will be 
considered cumulative for any given seven year period;  
d. An exemption to the stormwater quantity control requirements of 
this subsection will be granted if the development site discharges to a 
stormwater quality control facility approved by the city engineer to 
receive the developed site runoff after verification that the facility is 
adequately sized to receive the additional stormwater.  

RESPONSE: We are redeveloping commercial land and will create more than eight 
thousand square feet on new impervious surface.  We are exempt from quality 
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control requirements because our site is part of The Home Depot overall site with 
an existing stormwater quality facility.  The facility calculations have been 
reviewed and the existing facility will function as designed. 

2. Category B. Uses Requiring Additional Management Practices. In addition 
to any other applicable requirements of this chapter, the following uses are 
subject to additional management practices as contained in the Public Works 
Stormwater and Grading Design Standards:  

a. Fuel dispensing facilities; 
b. Bulk petroleum storage in multiple stationary tanks; 
c. Solid waste storage areas for commercial, industrial or multi-family 
uses; 

RESPONSE: There are no fuel dispensing facilities or bulk petroleum storage 
proposed. Solid waste storage areas will use leak-proof dumpsters. 

d. Loading and unloading docks for commercial or industrial uses; or 
e. Covered vehicle parking for commercial or industrial uses. 

RESPONSE: The parking bays will drain to an oil/water separator and be 
conveyed to the sanitary system. There is no covered vehicle parking or loading 
docks proposed. 

3. Category C. Clackamas River Watershed. In addition to any other 
applicable requirements of this chapter, any development that creates new 
waste discharges and whose stormwater runoff may directly or indirectly flow 
into the Clackamas River is subject to additional requirements associated 
with Oregon Administrative Rules (OAR) 340-41-470 (Thee Basin Rule).  

RESPONSE: We are using an existing stormwater facility that releases flow to 
Park Place Creek. 
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Chapter 17.42 – Flood Management Overlay District 

17.42.160 Flood management area standards. 

D. Site Development Standards. All development in the floodplain shall conform to the 
following balanced cut and fill standards:  

 
2. No net fill in any floodplain is allowed. All fill placed in a floodplain shall be 

balanced with at least an equal amount of soil material removed. For the purpose 
of calculating net fill, fill shall include any structure below the design flood 
elevation that has been flood proofed pursuant to subsection (E)(5) of this section.  

3.  Any excavation below bankfull stage shall not count toward compensating for fill. 
4. Excavation to balance a fill shall be located on the same parcel as the fill unless it 

is not practicable to do so. In such cases, the excavation shall be located in the 
same Oregon City floodplain, so long as the proposed excavation and fill will not 
increase flood impacts for surrounding properties as determined through 
hydrologic and hydraulic analysis.  

7. Parking areas in the floodplain shall be accompanied by signs that inform the 
public that the parking area is located in a flood management area and that care 
should be taken when the potential for flooding exists.   

 
RESPONSE: The project is located within a Flood Management Overlay District.  Based on the FIMA 

FIRM map the base flood elevation for the Site is 48.0’. Additionally, Oregon City has established a 

Flood Plain based on the 1996 flood, of 50.7.   The entirety of the Site is above these elevations and no 

grading below 48’ will be required.  Therefore, the project is not required to maintain a cut/fill balance, 

the grading has been provided to maintain positive drainage and minimum cut/fill. Please refer to the 

Grading and Erosion Control Plans included in this application package (Sheet C1.0).  

E. Construction Standards. 
1. Anchoring. 
2. Construction Materials and Methods. 
3. Utilities. 

RESPONSE: The 100 year flood plain elevation is 48 feet. Additionally, Oregon City has established a 

Flood Plain based on the 1996 flood, of 50.7. The proposed finished floor for the building is 57.88 feet. 

The entirety of the Site is above 48’ and no grading below this elevation will be required. Therefore the 

Flood management area standards (17.42.160) are not applicable. 

 



Narrative Response Revisions 
Discount Tire Store 
FILE # SP 14-16: Site Plan and Design Review 
 
SUMMARY 
 
The applicant appreciates staff’s time and guidance on the proposed Discount Tire Store.  In 
response to preliminary comments from staff, the applicant has revised the proposal’s design, 
orientation and landscaping.  Below is a revised narrative document that details the revisions to 
the proposal.  A summary of the revisions include: 
 

• The building was moved as close to the corner of Highway 213 and Prairie Schooner 
Way as feasible, considering the topography of the area and the existing Home Depot 
sign.  The building’s proposed 39 foot setback is mitigated by seven project elements. 

• Additional architectural features have been added to the building, including additional 
building projections and glazing for transparency.  All prescriptive design standards are 
now met.  

• The parking lot has been revised to narrow the drive aisle, add landscaping and to include 
a buffer between the building and parking area. 

• A modification is requested to OCMC 17.52.060.D.d so that an existing, nonconforming, 
row of 10 contiguous parking spaces and the related more-mature trees can remain.  
Mitigation for the requested modification includes the installation of a tree in the middle 
of the row (as opposed to a full size landscaping strip) and more parking lot landscaping 
than is required.  Additionally, the total caliper of trees required by the landscaping 
standards in OCMC 17.52.060 are met, in part through the use over larger than required 
trees. 

 
DETAILED RESPONSES 
 
17.34.050.G. Maximum Allowed Setbacks 
1. Front yard: Twenty feet provided the site plan and design review requirements of Section 17.62.055 
are met. 
2. Interior side yard: No maximum. 
3. Corner side yard abutting street: Twenty feet provided the site plan and design review requirements of 
Section 17.62.055 are met. 
4. Rear yard: No maximum. 
5. Rear yard abutting street: Twenty feet provided the site plan and design review requirements of 
Section 17.62.055 are met. 
Finding: Complies with Condition.  The subject site consists of a lease area at the corner of Prairie 
Schooner Way and Highway 213 within a much larger lot.  Due to the configuration of the site and the 
location of the lease area, the applicant shall comply with the maximum setbacks for the front yard 
setbacks as well as the corner yard setback.  Per OCMC 17.62.055.C.5 and OCMC 17.62.055.D.1, the 
proposed structure is required to be a maximum of 5 feet from the Prairie Schooner Way/Washington 
Street frontage as well as the Highway 213 frontage, unless a larger setback is approved in OCMC 
17.62.055.  The applicant proposed mitigation in OCMC 17.62.055.D to allow the structure to be placed 
further from the property line, however, the mitigation did not comply with the criteria in OCMC 
17.62.055.  Prior to issuance of a grading or building permit associated with the proposed development, 
the applicant shall submit revised plans demonstrating compliance with OCMC 17.62.055.C.5 and 
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17.62.055.D.1.  Staff has determined it is possible, likely and reasonable the applicant can meet this 
standard by complying with condition of approval 22. 
RESPONSE: The building has been moved as close to the corner of Highway 213 and 
Prairie Schooner Way as feasible, considering the topography of the area and the existing 
Home Depot sign.  As revised, the proposed building is set back thirty nine feet (39’) from 
the property line along Prairie Schooner Way and fifteen (15’) from the property line along 
Highway 213.  OCMC 17.62.055, allows five feet of additional setback to be earned for each 
mitigating element added to the project.  The project’s mitigating elements are detailed in 
response to section OCMC 17.62.055, below.   
 
CHAPTER 17.62 - SITE PLAN AND DESIGN REVIEW 
17.62.050.A.1.c. The landscaping plan shall be prepared by a registered landscape architect and include 
a mix of vertical (trees and shrubs) and horizontal elements (grass, groundcover, etc.) that within three 
years will cover one hundred percent of the Landscape area. No mulch, bark chips, or similar materials 
shall be allowed at the time of landscape installation except under the canopy of shrubs and within two 
feet of the base of trees. The community development department shall maintain a list of trees, shrubs 
and vegetation acceptable for landscaping.  
Finding: Complies with Condition.  The applicant submitted a landscaping plan prepared by Michael 
O’Brien, a registered landscape architect which includes a variety of trees, shrubs and groundcover.   
The applicant did not indicate that that within three years the landscaping will cover one hundred 
percent of the Landscape area or that no mulch, bark chips, or similar materials shall be allowed at the 
time of landscape installation except under the canopy of shrubs and within two feet of the base of 
trees.  Prior to issuance of a building permit associated with the proposed development the applicant 
shall submit documentation demonstrating that within three years the landscaping will cover one 
hundred percent of the Landscape area or that no mulch, bark chips, or similar materials shall be 
allowed at the time of landscape installation except under the canopy of shrubs and within two feet of 
the base of trees.  Staff determined that it is likely and reasonable that the applicant can meet this 
standard through Condition of Approval 21. 
RESPONSE: As proposed, the groundcover materials will provide 100% coverage after 
three years of installation. Mulch and bark chips will be installed as specified during the 
first three years to provide additional erosion control and ground cover. 
 
17.62.050.A.9.g On-site pedestrian walkways shall be hard surfaced, well drained and at least five feet 
wide. Surface material shall contrast visually to adjoining surfaces. When bordering parking spaces other 
than spaces for parallel parking, pedestrian walkways shall be a minimum of seven feet in width unless 
curb stops are provided. When the pedestrian circulation system is parallel and adjacent to an auto 
travel lane, the walkway shall be raised or separated from the auto travel lane by a raised curb, bollards, 
landscaping or other physical barrier. If a raised walkway is used, the ends of the raised portions shall be 
equipped with curb ramps for each direction of travel. Pedestrian walkways that cross drive isles or other 
vehicular circulation areas shall utilize a change in textual material or height to alert the driver of the 
pedestrian crossing area.  
Finding: Complies with Condition.  The applicant propose to install walkways, approximately 7 feet in 
width.  As described within this report, the applicant may install an additional sidewalk between the 
structure and the parking lot, though is not proposing to add or alter any existing pedestrian accesses 
that cross a drive aisle.  All existing drive aisle crossings are visually contrasting.  Prior to issuance of a 
building or grading permit associated with the proposed development the applicant shall submit 
documentation demonstrating compliance with the pedestrian walkway requirements in OCMC 
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17.62.050.9.g. Staff determined that it is likely and reasonable that the applicant can meet this 
standard through Condition of Approval 22. 
RESPONSE: The Site Plan has been revised to provide required pedestrian walkways 
through the parking area. Two sets of the proposed planter islands flank the designated 
pedestrian access way through the parking area and the walkway is paved with concrete 
for further definition. The project is also providing a raised sidewalk across the south side 
of the building between the drive aisle and the proposed building. 
 
17.62.050.A.18. Access and facilities for physically handicapped people shall be incorporated into the site 
and building design consistent with applicable federal and state requirements, with particular attention 
to providing continuous, uninterrupted access routes. 
Finding: Complies with Condition.  The Building Division will review the proposal for compliance with 
applicable codes upon submission of a permit application.  Prior to initiating development onsite, the 
applicant shall receive issuance/approval for any necessary permits onsite by the Oregon City Building 
Division. Staff has determined it is possible, likely and reasonable the applicant can meet this standard 
by complying with Condition of Approval 13. 
RESPONSE: Both the site and building have been designed to accommodate required 
handicap access. The project will provide ADA parking stalls with required ramps.  The 
sidewalk to the public right of way and around building is designed based on the current 
ADA requirements.   
 
17.62.055 Institutional and commercial building standards. 
C. Relationship between zoning district design standards and requirements of this section. 
1. Building design shall contribute to the uniqueness of the underlying zoning district by applying 
appropriate materials, elements, features, color range and activity areas tailored specifically to the site 
and its context. 
Finding: Complies with Condition. As demonstrated within this report, the design of the structure, with 
the conditions of approval, will comply with the standards within the Oregon City Municipal Code.  Staff 
determined that it is likely and reasonable that the applicant can meet this standard through all 
Conditions of Approval. 
RESPONSE: The building is designed with a tower element projecting from the main 
building wall and is considered the predominant architectural feature of the building. This 
tower faces the streets (Prairie Schooner Way and highway 213) and is provided with 
glazing and a metal awning. The building design also includes massing on the east and west 
elevations with full height storefront system. 
 
17.62.055.C.2. A standardized prototype or franchise design shall be modified if necessary to meet the 
provisions of this section. 
Finding: Complies with Conditions. As demonstrated within this report, the design complies with the 
standards of the Oregon City Municipal Code, with the conditions of approval. Staff determined that it 
is likely and reasonable that the applicant can meet this standard through all Conditions of Approval. 
RESPONSE: The building design and site layout have been substantially modified from the 
standard Discount Tire franchise design standards, as required by the Oregon City Code. 
 
17.62.055.C.3. In the case of a multiple building development, each individual building shall include 
predominant characteristics, architectural vocabulary and massing shared by all buildings in the 
development so that the development forms a cohesive place within the underlying zoning district or 
community. 
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Finding: Complies with Condition. The applicant did not respond to this criterion.  Prior to issuance of a 
building permit associated with the proposed development the applicant shall submit documentation 
demonstrating that each building on the subject site has predominant characteristics, architectural 
vocabulary and massing shared by all buildings in the development so that the development forms a 
cohesive place within the underlying zoning district or community.  Staff determined that it is likely and 
reasonable that the applicant can meet this standard through Condition of Approval 24. 
RESPONSE: Both the Home Depot and proposed Discount Tire buildings have shared 
architectural characteristics which serve to unite the development of the site as a whole. 
The proposed Discount Tire building is designed with a tower element and architectural 
massing on the east and west facades complimenting the adjacent Home Depot building. 
This tower which is the predominant feature of the building design is provided with brick 
columns, metal awnings and storefront glazing as well as clerestory windows. The south 
elevation is also designed with architectural massing to provide consistency in building 
design for the proposed structure. 
 
17.62.055.C.5 On sites with 100 feet or more of frontage at least 60 percent of the site frontage width 
shall be occupied by buildings placed within five feet of the property line, unless a greater setback is 
accepted under the provisions of 17.62.055(D). For sites with less than 100 feet of street frontage, at 
least 50 percent of the site frontage width shall be occupied by buildings placed within five feet of the 
property line unless a greater setback is accepted under the provisions of 17.62.055(D), 
Finding: Complies with Condition.  The proposed structure is located adjacent to both the Highway 213 
and Prairie Schooner Way.  The frontage parallel to the lease area exceeds 100 feet on both frontages, 
requiring a 5 foot maximum setback unless a greater setback is approved in OCMC 17.62.055.D.  The 
subject site was developed prior to adoption of this standard and there are no structures within 5 feet of 
the Prairie Schooner Way or Highway 213 frontage and a greater maximum setback was not previously 
approved per OCMC 17.62.055.D.   
As the site does not comply with this standards, the proposed structure is required to be within 5 feet 
from the Prairie Schooner Way and Highway 213 frontage unless a greater setback is approved in 
17.62.055.D.  The applicant proposed mitigation within OCMC 17.62.055.D to allow the structure to be 
placed further from the property line, however, the proposed development did not comply with the 
criteria in OCMC 17.62.055.  Prior to issuance of a grading or building permit associated with the 
proposed development, the applicant shall submit revised plans demonstrating compliance with OCMC 
17.62.055.C.5 and 17.62.055.D.1.  Staff has determined it is possible, likely and reasonable the 
applicant can meet this standard by complying with Condition of Approval 22.  
RESPONSE: The building has been moved as close to the corner of Highway 213 and 
Prairie Schooner Way as feasible, considering the topography of the area and the existing 
Home Depot sign.  As revised, the proposed building is set back thirty nine feet (39’) from 
the property line along Prairie Schooner Way and fifteen (15’) from the property line along 
Highway 213.  OCMC 17.62.055, allows five feet of additional setback to be earned for each 
mitigating element added to the project.  The project’s mitigating elements are detailed in 
response to section OCMC 17.62.055, below.   
 
17.62.055.D.1 Relationship of Buildings to Streets and Parking. 
1. Buildings shall be placed no farther than five feet from the front property line. A larger front yard 
setback may be approved through site plan and design review if the setback area incorporates  at least 
one element from the following list for every 5 feet of increased setback requested: 
a. Tables, benches or other approved seating area 
b. Cobbled, patterned or paved stone or enhanced concrete   
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c. Pedestrian scale lighting 
d. Sculpture / public art 
e. Fountains / Water feature 
f. At least 20 square feet of landscaping or planter boxes for each tenant façade fronting on the 
activity area  
g. Outdoor cafe 
h.  Enhanced landscaping or additional landscaping. 
i. Other elements, as approved by the Community Development Director, that can meet the intent of 
this section. 
Finding: Complies with Condition.  Per OCMC 17.62.055.C.5, the proposed structure is required to be a 
maximum of 5 feet from the Prairie Schooner Way and the Highway 213 frontage, unless a greater 
setback is approved within this criterion.  This criterion additionally requires the building to be a 
maximum of 5 feet from Prairie Schooner Way, unless a greater setback is approved under this 
standard. 

• Prairie Schooner Way/Washington Street frontage- The structure is located up to 52 feet from 
the frontage, requiring 10 mitigating elements from this section between the structure and the 
Prairie Schooner Way property line.  The proposal included the following mitigation: 

1. 17.62.055.D.1.a- A bench located on the north side of the building adjacent to the front 
entry.  However, the bench is not identified on the plans submitted.  Prior to issuance of 
a grading or building permit associated with the proposed development the applicant 
shall submit revised plans demonstrating the location of the bench on the north side of 
the structure. 

2. 17.62.055.D.1.b- Enhanced concrete.  The concrete, as shown on page C0.1 and L1.0, 
extends along the length of the north side of the structure. 

3. 17.62.055.D.1.c.- Pedestrian scale lighting along the north side of the building. However, 
the pedestrian scale lighting (in addition to the requirements in OCMC 17.62.065) was 
not identified on the plans submitted. Prior to issuance of a grading or building permit 
associated with the proposed development the applicant shall submit revised plans 
demonstrating pedestrian scale lighting (in addition to the requirements in OCMC 
17.62.065) on the north side of the structure. 

4. 17.62.055.D.1.f- Two 20 square foot planter boxes located at the edge of the pavement 
along the north side of the building. However, the two planter boxes are not identified 
on the plans submitted.  Prior to issuance of a grading or building permit associated with 
the proposed development the applicant shall submit revised plans demonstrating the 
location of the two 20 square foot planter boxes on the north side of the structure. 

5. 17.62.055.D.1.h- Enhanced and additional landscaping along the north side of the 
building.  The landscaping, as identified on sheet L1.0, extends along majority of the 
length of the building. 

The applicant provided 5 of the 10 required elements. Prior to issuance of a grading or building 
permit associated with the proposed development the applicant shall submit revised plans 
demonstrating compliance with 17.62.055.D.1 between the building and the Prairie Schooner 
Way frontage or relocate the structure closer to Prairie Schooner Way. 

• Highway 213 frontages- The structure is located up to 20 feet from the frontage, requiring 3 
elements from this section between the structure and the Highway 213 property line.  The 
proposal included the following mitigation: 

1. 17.62.055.D.1.b- Enhanced concrete. The concrete, shown on sheet C0.1 and L1.0 
extends 60 feet along the north side of the structure. 
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2. 17.62.055.D.1.h- Enhanced and additional landscaping along the west side of the 
building.  The landscaping, shown on sheet L1.0 extends along a majority of the length 
of the lease area between the structure and Highway 213. 

The applicant provided 2 of the 3 required elements.  Prior to issuance of a grading or building 
permit associated with the proposed development the applicant shall submit revised plans 
demonstrating compliance with 17.62.055.D.1 between the building and the Highway 213 
frontage or relocate the structure closer to Highway 213. 

Prior to issuance of a grading or building permit associated with the proposed development, the 
applicant shall submit revised plans demonstrating compliance with OCMC 17.62.055.C.5 and 
17.62.055.D.1.  The plans many include relocating the building or adding additional design elements. 
Staff has determined it is possible, likely and reasonable the applicant can meet this standard by 
complying with Condition of Approval 22. 
RESPONSE: The proposed building is set back thirty nine feet (39’) from the property line 
along Prairie Schooner Way.  This setback will require seven elements to mitigate for the 
additional distance.  Those elements are: 

• The project has provided benches in a plaza area next to the parking lot along the 
frontage.  Due to the busy intersection, we are proposing to move the benches west 
so that the public would have better access from the Right of Way, Discount Tire, 
and Home Depot. 

• The project is proposing to use a patterned concrete. 
• The project will provide pedestrian scale lighting along the western sidewalk and 

plaza.   
• The project will be installing a public art feature at the SW corner of the building.  

No art has currently been selected yet, but once selected it would be submitted to 
City staff for review.   

• We are proposing a columnar rock fountain in next to the provided benches.   
• The project has added 20 square feet of enhanced landscaping for the tenant façade.  

The enhanced landscaping will incorporate larger than required plants to expedite 
the growth.  

• The project will be adding additional landscaping along the frontage in the street 
right of way.   

With these seven added features the project will be compliant with the setback 
requirements. 
 
The proposed building is setback of 15 feet from the property line along Highway 213. The 
2 proposed mitigation elements (17.62.055.D.1.b- Enhanced concrete and 17.62.055.D.1.h- 
Enhanced and additional landscaping) allows the project to comply with the setback 
requirement. 
 
 
17.62.055.D.3 Entryways. The primary entranceway for each commercial or retail establishment shall 
face the major street. The entrance may be recessed behind the property line a maximum of five feet 
unless a larger setback is approved pursuant to Section17.62.055.D.1 and shall be accessed from a public 
sidewalk. Primary building entrances shall be clearly defined, highly visible and recessed or framed by a 
sheltering element including at least four of the following elements, listed below. 
a. Canopies or porticos; 
b. Overhangs; 
c. Recesses/projections; 
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d. Arcades; 
e. Raised corniced parapets over the door; 
f. Peaked roof forms; 
g. Arches; 
h. Outdoor patios; 
i. Display windows; 
j. Architectural details such as tile work and moldings which are integrated into the building structure 
and design; 
k. Integral planters or wing walls that incorporate landscaped areas and/or places for sitting. 
l. Planter boxes and street furniture placed in the right-of-way shall be approved for use according to 
materials, scale and type. 
Finding: Complies with Condition. The subject site is located at the corner of Prairie Schooner Way and 
Highway 213.  OCMC 17.62.055.D.3 requires the primary entranceway face the major street, which is 
Highway 213.  The purpose of the criteria is to make a better pedestrian oriented environment by 
allowing easy access from locations where pedestrians are likely to be walking from and to create an 
environment where the buildings are more inviting along major roadways.  The applicant has proposed 
to place the primary entranceway on the northern façade of the structure facing Prairie Schooner Way.  
The topography adjacent to Prairie Schooner Way is much flatter than that of Highway 213, making the 
site more visibly accessible.  In addition the Prairie Schooner Way frontage is designed with sidewalks 
and landscaping to accommodate pedestrians, a design which Highway 213 is never anticipated to have.  
The modification was approved in OCMC 17.62.015 of this report. 
The primary entranceway is clearly defined by the following: 

1. 17.62.055.D.3.a- A metal canopy is located over the entranceway. 
2. 17.62.055.D.3.c- The building has elements which project 2 feet from the structure near the 

entranceway. 
3. 17.62.055.D.3.f- The roof is gabled over the entranceway. 
4. 17.62.055.D.3.j- Architectural detailing such as second story windows and multiple building 

materials are located on the northern façade.   
The entranceway is setback greater than 5 feet and thus the applicant is required to install mitigation 
elements per OCMC 17.62.055.D.1.  Prior to issuance of a grading or building permit associated with the 
proposed development, the applicant shall submit revised plans demonstrating compliance with OCMC 
17.62.055.D.1.  Staff has determined it is possible, likely and reasonable the applicant can meet this 
standard by complying with Condition of Approval 22. 
RESPONSE: As detailed in response to OCMC 17.62.055.D.1, the applicant has 
incorporated mitigation elements into the project that justify the larger setback. 
 
17.62.055.F. Commercial First Floor Frontage. 
In order to ensure that the ground floor of structures have adequate height to function efficiently for 
retail uses, the first floor height to finished ceiling of new infill buildings in the mixed use and 
neighborhood commercial districts shall be no lower than 14 feet floor to floor  Where appropriate, the 
exterior façade at the ceiling level of new structures shall include banding, a change of materials or relief 
which responds to the cornice lines and window location of existing buildings that abut new structures. 
Finding: Complies with Condition. The applicant indicated that: 

The proposed structure is not an infill building; it is the development of a retail pad that was 
approved in 2000.  Accordingly, this criterion does not apply. However, the building design 
proposed for the primary entryway and the facade of the building is collaborated by sections of 
aluminum storefront system with metal awnings at a height of 12’ to delineate ground floor 
level. This storefront system is also present on the East and West Elevations to maintain the 
retail design concept. 

SP 14-16, CD 14-01 and US 14-05: America’s Tire  Page 7 



The proposed structure is subject to compliance with this section.  Prior to issuance of a building permit 
the applicant shall submit revised plans demonstrating the first floor height to finished ceiling shall be 
no lower than 14 feet floor to floor per OCMC 17.62.055.F.  Staff has determined it is possible, likely 
and reasonable the applicant can meet this standard by complying with Conditions of Approval 24. 
RESPONSE: As shown on Sheet A.3, the building has been redesigned to have a floor to 
floor height (ground floor to upper floor) of 14’-0” high.  
 
17.62.055.G.1 Variation in Massing  
1. A single, large, dominant building mass shall be avoided in new buildings and, to the extent 
reasonably feasible, in development projects involving changes to the mass of existing buildings. 
Finding: Complies with Conditions.  The proposed development, with the conditions of approval will 
provide adequate massing to avoid a single, large dominant building mass.  Staff has determined it is 
possible, likely and reasonable the applicant can meet this standard by complying with all of the 
Conditions of Approval. 
RESPONSE: The proposed building design incorporates a tower element as the major 
architectural feature with a variation in massing considered for the east and west façade 
pop-outs projecting out from the building wall by about 4’-4”. Additional architectural 
elements projecting out from the building  at about 16” -24” are provided on the south 
portion of the building which includes metal awnings and clerestory windows. 
 
17.62.055.G.1 Horizontal masses shall not exceed a height: width ratio of one-to-three without 
substantial variation in massing that includes a change in height and projecting or recessed elements. 
Finding: Complies with Condition.  The tallest portion of the structure is measured at the front 
entranceway (on the north, west and east facades) and is 32.5 feet in height.  With a height to width 
ratio of 3:1, every 97.5 feet there must be a substantial variation in massing that includes a change in 
height and projecting or recessed elements. 

• North Façade- The face length is 64 feet, less than 97.5 feet.  This standard is not applicable. 
• West Façade- The façade length is 145.25 feet and thus a substantial variation in massing that 

includes a change in height and projecting or recessed elements is required.  The proposed 
building design includes a 20 foot recess on the southern portion of the building adjacent to the 
dead tire storage.  In addition, the proposed structure provides varying heights, with increased 
building heights on the northern and southern portions of the structure. 

• South Façade- The face length is 64 feet, less than 97.5 feet. This standard is not applicable. 
• East Façade- The façade length is 145.25 feet and thus a substantial variation in massing that 

includes a change in height and projecting or recessed elements is required.  Though the 
proposed structure includes increased building heights on the northern and southern portions 
of the structures, the structure does not include substantial projecting or recessed elements on 
the west façade.  The proposed building design includes a series of projections which are less 
than 2 feet in depth and are not integrated into the interior of the structure.   

Prior to issuance of building permits associated with the proposed development the applicant shall 
submit revised building plans demonstrating that the east façade of the structure contains a substantial 
variations in massing that includes projecting or recessed elements as identified in OCMC 17.62.055.G.1.  
Staff has determined it is possible, likely and reasonable the applicant can meet this standard by 
complying with Condition of Approval 24. 
RESPONSE: The east and west facades have been redesigned to incorporate a section or 
sections of projected retail design elements that are integral use of the building interior. 
The west façade which is the secondary entry to the facility has a projected element of 
about 4’-4” x 36’ long and thus comply with the 20% required of the horizontal length of 
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the structure (145.25’). The east façade is provided with a series of sections of colonnades 
with storefront glazing projecting out of the building by 4’-4” with a total length of 79.25’ 
which exceed the min. 20% required of the horizontal length of the structure (145.25’) and 
is designed as an integral part of the building interior. 
 
 
17.62.055.G.3. Changes in mass shall be related to entrances, the integral structure and/or the 
organization of interior spaces and activities and not merely for cosmetic effect.  
Finding: Complies with Condition.  The applicant will be required to alter the massing of the proposed 
structure in order to comply with the standards of OCMC 17.62.055.  Prior to issuance of grading or 
building permits associated with the proposed development the applicant shall submit documentation 
demonstrating compliance with 17.62.055.G.3. Staff has determined it is possible, likely and 
reasonable the applicant can meet this standard by complying with Condition of Approval 24. 
RESPONSE: The north façade which is considered to be the main entry to the facility is 
provided with a tower element at higher roof elevation and is the predominant 
architectural feature of the building. The secondary entry on the west façade provides a 
change in mass to the tower feature and the pop-out elements to the east and south 
elevations provide that same concept of integrating an architectural element to a mere 
horizontal blank wall. 
 
17.62.055.H.2. Facades greater than one hundred feet in length, measured horizontally, shall 
incorporate wall plane projections or recesses having a depth of at least three percent of the length of 
the facade and extending at least twenty percent of the length of the facade. No uninterrupted length of 
any facade shall exceed one hundred horizontal feet. 
Finding: Complies with Condition. The east and the west elevations are 145.25 feet in length while the 
north and south elevations are 64 feet in width.  The projections or recesses are required to extend 20% 
of the length of the structure or 29.05 feet (145.25*.2=29.05) and be a depth of 3% or 4.3 feet 
(145.25*.03=4.3).  Both the west and east facades contain projections of 2 feet or less, which extend less 
than 29.05 feet of the building.  Prior to issuance of a grading or building permit for the proposed 
development the applicant shall submit revised building plans in which the west and east facades have 
projections or recesses in compliance with OCMC 17.62.055.H.2.  Staff determined that it is likely and 
reasonable that the applicant can meet this standard through Condition of Approval 24. 
RESPONSE: The east façade of the structure has been revised to include a projection of 4’-
4” for a minimum of 20% of building length, complying with the requirement for a façade 
exceeding one hundred horizontal feet. 
 
17.62.055.H.3. Ground floor facades that face public streets shall have arcades, display windows, entry 
areas, awnings or other such features along no less than sixty percent of their horizontal length. 
Finding: Complies with Condition.  The north and east elevations face the street and thus are required 
to have arcades, display windows, entry areas, awnings or other such features along no less than sixty 
percent of their horizontal length. 
• North- The north façade includes windows for 45.66 feet of the 64 foot wide façade, in excess of 

70% (45.66/64=71.9%). 
• East- The east elevation includes a combination of metal awnings and transparent windows for a 

total of 33.75 feet of the 145.25 foot wide façade or 23.2% (33.75/145.25=23.2%).  There are 
additional windows on the façade which are identified as opaque on the plans and thus are not 
identified as display windows.  Prior to issuance of a permit associated with the proposed 
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development, the applicant shall submit revised plans demonstrating compliance with the design 
requirements identified in OCMC 17.62.055.H.3 for the east facade.   

Staff determined that it is likely and reasonable that the applicant can meet this standard through 
Condition of Approval 24. 

RESPONSE: Ground floor facades facing public streets have been designed with entry 
areas, metal awnings and windows exceeding sixty percent of the horizontal length. Please 
refer to North and East Elevations of Sheet A-2. 
 
17.62.055.I. Façade Transparency.  
1. Transparent windows or doors facing the street are required. The main front elevation shall provide at 
least sixty percent (60%) windows or transparency at the pedestrian level. Facades on corner lots shall 
provide at least sixty percent (60%) windows or transparency on all corner-side façades.  All other side 
elevations shall provide at least thirty percent (30%) transparency. The transparency is measured in 
lineal fashion. For example, a one-hundred-foot long building elevation shall have at least sixty feet (60% 
of 100 feet) of transparency in length. Reflective, glazed, mirrored or tinted glass is limited to ten percent 
(10%) of the lineal footage of windows on the street facing façade. Highly reflective or glare-producing 
glass with a reflective factor of .25 or greater is prohibited on all building facades. Any glazing materials 
shall have a maximum fifteen (15) percent outside visual light reflectivity value. No exception shall be 
made for reflective glass styles that appear transparent when internally illuminated. 
2. Side or rear walls that face walkways may include false windows and door openings only when actual 
doors and windows are not feasible because of the nature of the use of the interior use of the building. 
False windows located within 20 feet of a Right of Way shall be utilized as display windows with a 
minimum display depth of 36 inches. 
Finding: Complies with Condition.  The calculations for transparency are provided below.   
• North- The north façade faces the street and thus is required to have 60% transparency at 

pedestrian level.  The applicant has proposed 71.9% transparency (45.66/64=71.9%), in excess of 
the minimum requirement.  The applicant did not identify any windows which would be opaque 
on this façade. 

• East- The east façade faces a street and thus is required to have 60% transparency at pedestrian 
level.  The applicant has proposed 78.75 feet of windows at pedestrian level for the 145.25 foot 
wall.  However an opaque glazing is proposed for approximately 67.25 feet of the façade. Per this 
criterion, reflective, glazed, mirrored or tinted glass is limited to ten percent (10%) of the lineal 
footage of windows on the street facing façade (14.5 feet). Highly reflective or glare-producing 
glass with a reflective factor of .25 or greater is prohibited on all building facades. Any glazing 
materials shall have a maximum fifteen (15) percent outside visual light reflectivity value. No 
exception shall be made for reflective glass styles that appear transparent when internally 
illuminated.  The proposed 67.25 of glazing exceeds the 14.5 feet allowed in this section and the 
applicant did not identify compliance with the maximum reflective factor or visual light reflectivity 
value. 
The applicant indicated that due to the interior use of the proposed structure, the east elevation 
includes a false storefront system.  The standard specifies that corner side elevations shall have 
60% windows or transparency and of the windows there is a limitation to the amount of glazing 
allowed.  Under OCMC 17.62.055.I.2, side and rear walls which face walkways may be allowed to 
have false windows when actual doors and windows are not feasible because of the nature of the 
use of the interior use of the building.  False windows are not allowed on the corner side façade 
because they are not specified in OCMC 17.62.055.I.2 as they are in 17.62.055.I.1.   

• South-The south faced is considered the rear of the site and thus does not have a minimum 
transparency requirement.  The applicant has proposed 25% transparency (16/64=25%), in excess 
of the 0% requirement. 
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• West- The west façade is identified as a side elevation and thus is required to have 30% 
transparency at pedestrian level.  The applicant has proposed 16.5% transparency 
(24/145.25=16.5%).  As the transparency is taken at pedestrian level, the windows within the roll-
up doors are not considered because the lowest point is 6 feet in height. 

Prior to issuance of a permit associated with the proposed development, the applicant shall submit 
revised plans demonstrating compliance with the transparency requirements identified in OCMC 
17.62.055.I. Staff determined that it is likely and reasonable that the applicant can meet this standard 
through Condition of Approval 24. 
RESPONSE: North and east facades have been designed with entry areas, metal awnings 
and windows exceeding sixty percent of the horizontal length. The South façade exceeds 
these requirements and the west façade has been redesigned to provide additional 
transparency, exceeding the 30% requirement. 
 
17.62.056 - Additional standards for large retail establishments. 
D. Development Standards. 
1. Roofs. Roofs shall include at least two of the following features: 
a. Parapets concealing flat roofs and rooftop equipment from public view. The average height of such 
parapets shall not exceed fifteen percent of the height of the supporting wall and such parapets shall 
not at any point exceed one-third of the height of the supporting wall. Such parapets shall feature 
three-dimensional cornice treatment; 
b. Overhanging eaves, extending no less than three feet past the supporting walls; 
c. Sloping roofs that do not exceed the average height of the supporting walls, with an average slope 
greater than or equal to one foot of vertical rise for every three feet of horizontal run and less than or 
equal to one foot of vertical rise for every one foot of horizontal run; 
d. Three or more roof slope planes. 
Finding: Complies with Condition.  The proposed development includes a variety of roof features 
such as a roof plane with four slope planes on the northern and southern side of the structure and 
parapets with a cornice.  The applicant provided the total wall heights including the parapet, but the 
height of the supporting wall beneath the parapet is unknown.  Prior to issuance of building permits 
associated with the proposed development the applicant shall submit documentation demonstrating 
that the average height of such parapets shall not exceed fifteen percent of the height of the 
supporting wall and such parapets shall not at any point exceed one-third of the height of the 
supporting wall. Staff determined that it is likely and reasonable that the applicant can meet this 
standard through Condition of Approval 24. 
RESPONSE: The average height of the parapet wall is designed for 3’-4’ which is below 
15% of the height of the parapet wall at 22’-8”. Please refer to the Line of Sight Exhibit. 
 
17.62.065.D Design and Illumination Standards. 
General Outdoor Lighting Standard and Glare Prohibition.  
17.62.065 .D.1 Outdoor lighting, if provided, shall be provided in a manner that enhances security, is 
appropriate for the use, avoids adverse impacts on surrounding properties, and the night sky through 
appropriate shielding as defined in this section. Glare shall not cause illumination on other properties in 
excess of a measurement of 0.5 footcandles of light as measured at the property line. In no case shall 
exterior lighting add more than 0.5 footcandle to illumination levels at any point off-site. Exterior lighting 
is not required except for purposes of public safety. However, if installed, all exterior lighting shall meet 
the following design standards:  
Finding: Complies with Condition.  The applicant submitted a photometric plan (sheet ES1.0) which 
displayed the luminosity of a majority of the site.  However, the photometric did not show the lighting 
levels in locations such as adjacent to the northern portion of the building and on the adjacent right-of-
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way.  Prior to issuance of building permits associated with the proposed the applicant shall submit a 
revised photometric demonstrating compliance with the luminosity standards in Chapter 17.62.065 of 
the Oregon City Municipal Code.  Staff determined that it is likely and reasonable that the applicant 
can meet this standard through Condition of Approval 25. 
RESPONSE: Please refer to the revised photometric plan for lighting levels adjacent to the 
northern portion of the building and on the adjacent right-of-way.  
 
17.62.065 .D.2 Any light source or lamp that emits more than nine hundred lumens (thirteen watt 
compact fluorescent or sixty watt incandescent) shall be concealed or shielded with a full cut-off style 
fixture in order to minimize the potential for glare and unnecessary diffusion on adjacent property. All 
fixtures shall utilize one of the following bulb types: metal halide, induction lamp, compact fluorescent, 
incandescent (including tungsten-halogen), or high pressure sodium with a color rendering index above 
seventy.  
Finding: Complies with Condition.  The applicant proposed to install a variety of lighting types on the 
site.  Compliance with this section was not explicitly stated.  Prior to issuance of a permit associated with 
the proposed development, the applicant shall submit documentation identifying compliance with the 
lighting standards identified in OCMC 17.62.065.D.2.  Staff determined that it is likely and reasonable 
that the applicant can meet this standard through Condition of Approval 25. 
RESPONSE: All fixtures provided have full cutoff shields to prevent light pollution. See 
cut sheets on Sheet ES1.0 
 
17.62.065 .D.4 Lighting levels: 
Table 1-17.62.065. Foot-candle Levels  

Finding: Complies with Condition.  The purpose of this standard is to provide minimum lighting levels 
for easy navigation of the site as well as avoid locations where the lighting levels are so bright, they 
become distracting to drivers.  By policy, development may illuminate the adjacent right-of-way slightly 
more than 0.5 foot-candles.   
The applicant submitted a photometric plan (sheet ES1.0) which displayed the luminosity of a majority of 
the site.  However, the photometric did not show the lighting levels in locations such as adjacent to the 
northern portion of the building and on the adjacent right-of-way.  The lighting level at all of the building 
entrances, on the abutting right-of-way, and at bicycle parking areas was not identified on the plan 
submitted.  The applicant should note that the lighting on pedestrian accessways did not comply with 
the max/minimum ratio and average requirements.  Prior to issuance of building permits associated with 
the proposed the applicant shall submit a revised photometric demonstrating compliance with the 
luminosity standards in Chapter 17.62.065 of the Oregon City Municipal Code.  Staff determined that it 
is likely and reasonable that the applicant can meet this standard through Condition of Approval 25. 
RESPONSE: Calculations have been revised to provide additional lighting along 
pedestrian walkways and to meet the above lighting level criteria. 

Location Min Max Avg 

Pedestrian Walkways 0.5 7:1 max/min ratio 1.5 

Pedestrian Walkways in Parking Lots  10:1 max/min ratio 0.5 

Pedestrian Access ways 0.5 7:1 max/min ratio 1.5 

Building Entrances 3   

Bicycle Parking Areas 3   

Abutting property N/A .05  
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17.62.065.D.5 Parking lots and other background spaces shall be illuminated as unobstrusively as 
possible while meeting the functional needs of safe circulation and protection of people and property. 
Foreground spaces, such as building entrances and outside seating areas, shall utilize pedestrian scale 
lighting that defines the space without glare.  
Finding: Complies with Condition.  The applicant submitted a photometric plan (sheet ES1.0) which 
displayed the luminosity of a majority of the site.  However, the photometric did not show the lighting 
levels in locations such as adjacent to the northern portion of the building and on the adjacent right-of-
way.  Prior to issuance of building permits associated with the proposed the applicant shall submit a 
revised photometric demonstrating compliance with the luminosity standards in Chapter 17.62.065 of 
the Oregon City Municipal Code.  Staff determined that it is likely and reasonable that the applicant 
can meet this standard through Condition of Approval 25. 
RESPONSE: Additional lighting along pedestrian walkways has been provided and meets 
the above lighting level criteria. 
 
17.62.065.D.6 Any on-site pedestrian circulation system shall be lighted to enhance pedestrian safety 
and allow employees, residents, customers or the public to use the walkways at night. Pedestrian 
walkway lighting through parking lots shall be lighted to light the walkway and enhance pedestrian 
safety pursuant to Table 1.  
Finding: Complies with Condition.  The applicant submitted a photometric plan (sheet ES1.0) which 
displayed the luminosity of a majority of the site.  However, the photometric did not show the lighting 
levels in locations such as adjacent to the northern portion of the building and on the adjacent right-of-
way.  Prior to issuance of building permits associated with the proposed the applicant shall submit a 
revised photometric demonstrating compliance with the luminosity standards in Chapter 17.62.065 of 
the Oregon City Municipal Code.  Staff determined that it is likely and reasonable that the applicant 
can meet this standard through Condition of Approval 25. 
RESPONSE: Lighting levels have been included for the majority of the site including the 
northern pedestrian walkway. 
 
17.62.065.D.7 Pedestrian Accessways. To enhance pedestrian and bicycle safety, pedestrian accessways 
required pursuant to OCMC 12.28 shall be lighted with pedestrian-scale lighting. Accessway lighting shall 
be to a minimum level of one-half foot-candles, a one and one-half foot-candle average, and a maximum 
to minimum ratio of seven-to-one and shall be oriented not to shine upon adjacent properties. Street 
lighting shall be provided at both entrances. Lamps shall include a high-pressure sodium bulb with an 
unbreakable lens.  
Finding: Complies with Condition.  The applicant submitted a photometric plan (sheet ES1.0) which 
displayed the luminosity of a majority of the site.  However, the photometric did not show the lighting 
levels in locations such as adjacent to the northern portion of the building and on the adjacent right-of-
way.  Prior to issuance of building permits associated with the proposed the applicant shall submit a 
revised photometric demonstrating compliance with the luminosity standards in Chapter 17.62.065 of 
the Oregon City Municipal Code.  Staff determined that it is likely and reasonable that the applicant 
can meet this standard through Condition of Approval 25. 
RESPONSE: Lighting levels have been included for the majority of the site including the 
northern pedestrian walkway which meet the stated criteria. 
 
17.62.065 .D.8 Floodlights shall not be utilized to light all or any portion of a building facade between ten 
p.m. and six a.m. 
Finding: Complies with Condition.  The application did not indicate compliance with this section.  Prior 
to issuance of a permit associated with the proposed development, the applicant shall submit 
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documentation identifying compliance with the lighting standards identified in OCMC 17.62.065.  Staff 
has determined it is possible, likely and reasonable the applicant can meet this standard by complying 
with Condition of Approval 25. 
RESPONSE: There is no flood lighting proposed as part of the building exterior lighting 
package. Building mounted lighting will be controlled via time clock to comply with this 
requirement. 
 
17.62.065 .D.9 Lighting on automobile service station, convenience store, and other outdoor canopies 
shall be fully recessed into the canopy and shall not protrude downward beyond the ceiling of the 
canopy.  
Finding: Complies with Condition.  The application did not indicate compliance with this section.  Prior 
to issuance of a permit associated with the proposed development, the applicant shall submit 
documentation identifying compliance with the lighting standards identified in OCMC 17.62.065.  Staff 
has determined it is possible, likely and reasonable the applicant can meet this standard by complying 
with Condition of Approval 25. 
RESPONSE: There are no building mounted canopies containing lighting scheduled for the 
development of this site. 
 
17.62.065 .D.11 In no case shall exterior lighting add more than one foot-candle to illumination levels at 
any point off-site. 
Finding: Please refer to the analysis in chapter 17.62.065.D.1 of this report. 
RESPONSE: Lighting design complies with this criterion. Lighting from adjacent parking 
lot and major intersection has not been included in this calculation and will impact lighting 
levels. 
 
17.62.065 .D .12 All outdoor light not necessary for security purposes shall be reduced, activated by 
motion sensor detectors, or turned off during non-operating hours.  
Finding: Complies with Condition.  The application did not indicate compliance with this section.  Prior 
to issuance of a permit associated with the proposed development, the applicant shall submit 
documentation identifying compliance with the lighting standards identified in OCMC 17.62.065.  Staff 
has determined it is possible, likely and reasonable the applicant can meet this standard by complying 
with Condition of Approval 25. 
RESPONSE: All outdoor lighting not necessary for security purposes will comply with 
OCMC 17.62.065.  
 
17.62.065 .D.13 Light fixtures used to illuminate flags, statues, or any other objects mounted on a pole, 
pedestal, or platform shall use a right-of-way cone beam of light that will not extend beyond the 
illuminated object.  
Finding: Complies with Condition.  The application did not indicate compliance with this section.  Prior 
to issuance of a permit associated with the proposed development, the applicant shall submit 
documentation identifying compliance with the lighting standards identified in OCMC 17.62.065.  Staff 
has determined it is possible, likely and reasonable the applicant can meet this standard by complying 
with Condition of Approval 25. 
RESPONSE: There is no special highlighting of non-building item. 
 
17.62.065 .D.14 For upward-directed architectural, landscape, and decorative lighting, direct light 
emissions shall not be visible above the building roofline.  
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Finding: Complies with Condition.  The application did not indicate compliance with this section.  Prior 
to issuance of a permit associated with the proposed development, the applicant shall submit 
documentation identifying compliance with the lighting standards identified in OCMC 17.62.065.  Staff 
has determined it is possible, likely and reasonable the applicant can meet this standard by complying 
with Condition of Approval 25. 
RESPONSE: There are no fixtures proposed for upward highlighting planned for this site. 
 
17.62.065 .D.15 No flickering or flashing lights shall be permitted, except for temporary decorative 
seasonal lighting. 
Finding: Complies with Condition.  The application did not indicate compliance with this section.  Prior 
to issuance of a permit associated with the proposed development, the applicant shall submit 
documentation identifying compliance with the lighting standards identified in OCMC 17.62.065.  Staff 
has determined it is possible, likely and reasonable the applicant can meet this standard by complying 
with Condition of Approval 25. 
RESPONSE: All fixtures are to be either parking lot lighting or building mounted lighting. 
No flickering or flashing lights are proposed. 
 
CHAPTER 17.52 - OFF-STREET PARKING AND LOADING 
17.52.020.A.4. The minimum required parking spaces shall be available for the parking of operable 
passenger automobiles of residents, customers, patrons and employees only, and shall not be used for 
storage of vehicles or materials or for the parking of vehicles used in conducting the business or use.  
Finding: Complies with Condition. The applicant did not respond to this section.  Prior to issuance of a 
building permit associated with the proposed development the applicant shall submit documentation 
assuring the minimum required parking spaces shall be available for the parking of operable passenger 
automobiles of residents, customers, patrons and employees only, and shall not be used for storage of 
vehicles or materials or for the parking of trucks used in conducting the business or use. Staff 
determined that it is likely and reasonable that the applicant can meet this standard through 
Condition of Approval 26. 
RESPONSE: The minimum required parking spaces (33) shall be available for residents, 
customers, patrons and employees, and the applicant will submit documentation in support 
of the parking prior to the issuance of a building permit. 
 
17.52.030.D. Dimensional Standards. 
1. Requirements for parking developed at varying angles are according to the table included in this 
section. A parking space shall not be less than seven feet in height when within a building or structure, 
and shall have access by an all-weather surface to a street or alley.  Parking stalls in compliance with the 
American with Disabilities Act may vary in size in order to comply with the Building Division 
requirements.  Up to 35% of the minimum required parking may be compact, while the remaining 
required parking stalls are designed to standard dimensions.  The Community Development Director may 
approve alternative dimensions for parking stalls in excess of the minimum requirement which comply 
with the intent of this chapter.   
2. Alternative parking/ plan. Any applicant may propose an alternative parking plan. Such 
plans are often proposed to address physically constrained or smaller sites, however innovative 
designs for larger sites may also be considered. In such situations, the Community Development 
Director may approve an alternative parking lot plan with variations to parking dimensions of this 
section.  The alternative shall be consistent with the intent of this chapter and shall create a safe 
space for automobiles and pedestrians while providing landscaping to the quantity and quality 
found within parking lot landscaping requirements.   

PARKING STANDARD 
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PARKING ANGLE SPACE DIMENSIONS  
 

A 
Parking 
Angle 

 B 
Stall 

Width 

C 
Stall to Curb 

D 
Aisle Width 

E 
Curb Length 

F 
Overhang 

90 
degrees 

Standard 
Compact 

9’ 
8’ 

19.0’ 
16.0’ 

24’ 
22’ 

9’ 
8’ 

1.5 

All dimensions are to the nearest tenth of a foot. 
OVERHANG 
NOTE: Overhang dimensions are intended to indicate possible location from parking area edge for 
location of bumpers. 
Finding: Complies with Conditions.  The proposed parking stalls are all at 90 degree angles and are 9 
feet in width and 19 feet in depth.  The proposed configuration includes creating a large drive aisle 
approximately 70 by 120 feet, exceeding the maximum aisle width of 24 feet.  The applicant shall submit 
a revised parking lot configuration demonstrating compliance with the aisle widths identified in OCMC 
17.52.030.D.  
As demonstrated in chapter 17.58 of this report, the applicant is required to upgrade the existing 
parking stalls and associated landscaping.  Prior to issuance of a grading or building permit associated 
with the proposed development the applicant shall submit documentation demonstrating compliance 
with the standards in chapter 17.52 of the Oregon City Municipal Code for all locations of the parking lot 
being altered.  Staff determined that it is likely and reasonable that the applicant can meet this 
standard through Conditions of Approval 21 and 26. 
RESPONSE: The parking lot layout has been revised to comply with Chapter 17.52. 
Specifically, the large drive aisle has been narrowed to 24-feet. A large landscape island has 
been placed to accommodate this narrowing.  The new island is landscaped as required by 
Section 17.52.060. Please refer to discussion above for plant materials and placements.  
The drive aisle accesses a maneuvering area at the SW corner of the building, and this 
maneuvering area varies in width to accommodate delivery vehicles.  
 
17.52.040.B. Number of Bicycle Spaces Required. For any use not specifically mentioned in Table A, the 
bicycle parking requirements shall be the same as the use which, as determined by the Community 
Development Director is most similar to the use not specifically mentioned. Calculation of the number of 
bicycle parking spaces required shall be determined in the manner established in Section 17.52.020 for 
determining automobile parking space requirements.  Modifications to bicycle parking requirements may 
be made through the Site Plan and Design, Conditional Use, or Master Plan review process. 
TABLE A Required Bicycle Parking Spaces* 
Where two options for a requirement are provided, the option resulting in more bicycle parking applies. 
Where a calculation results in a fraction, the result is rounded up to the nearest whole number. 

USE  MINIMUM BICYCLE 
PARKING  

MINIMUM BICYCLE PARKING –  
COVERED – The following 
percentage of bicycle parking is 
required to be covered 

Retail stores and shopping centers 1 per 20 auto spaces 
(minimum of 2) 

50% (minimum of 2) 

*Covered bicycle parking is not required for developments with 2 or fewer stalls. 
Finding: Complies with Condition.  The applicant proposed to install two covered bicycle parking stalls 
on the north side of the structure near the main entranceway.  As identified in OCMC 17.52.020, 45 
parking stalls are required to support the proposed structure.  Per this criterion, three bicycle parking 
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stalls is required to support the proposed retail building (45/20=2.25, rounded up to the nearest whole 
number).  Prior to issuance of a building permit associated with the proposed development the 
applicant shall submit documentation demonstrating compliance with the bicycle parking standards 
identified in chapter 17.52.040 of the Oregon City Municipal Code.   
The number of bicycle parking for the Home Depot portion of the site is unknown.  If it were 
nonconforming, upgrades could not be required per OCMC 17.58.040.C.2.c.2.  Staff determined that it 
is likely and reasonable that the applicant can meet this standard through Condition of Approval 22. 
RESPONSE: An additional bicycle parking space, for a total of three spaces, has been added 
to the Site Plan. 
 
17.52.040.C. Security of Bicycle Parking  
Bicycle parking facilities shall be secured.  Acceptable secured bicycle parking area shall be in the form of 
a lockable enclosure onsite, secure room in a building onsite, a covered or uncovered rack onsite, bicycle 
parking within the adjacent right-of-way or another form of secure parking where the bicycle can be 
stored, as approved by the decision maker. All bicycle racks and lockers shall be securely anchored to the 
ground or to a structure. Bicycle racks shall be designed so that bicycles may be securely locked to them 
without undue inconvenience and, when in the right-of-way shall comply with clearance and ADA 
requirements. 
Finding: Complies with Condition.  The applicant indicated compliance with all applicable codes and 
standards but did not identify specific compliance with this section.  Prior to issuance of a building 
permit associated with the proposed development the applicant shall submit documentation 
demonstrating compliance with the bicycle parking standards identified in the Oregon City Municipal 
Code.  Staff determined that it is likely and reasonable that the applicant can meet this standard 
through Condition of Approval 22. 
RESPONSE: A secure and functional bicycle rack will be provided under the awning along 
the north side of the building. 
 
17.52.040.D.   Bicycle parking facilities shall offer security in the form of either a lockable enclosure in 
which the bicycle can be stored or a stationary rack to which the bicycle can be locked. All bicycle racks 
and lockers shall be securely anchored to the ground or to a structure. Bicycle racks shall be designed so 
that bicycles may be securely locked to them without undue inconvenience. 
Location of Bicycle Parking 
1. Bicycle parking shall be located on-site, in one or more convenient, secure and accessible location. 
The City Engineer and the Community Development Director may permit the bicycle parking to be 
provided within the right-of-way provided adequate clear zone and ADA requirements are met. If sites 
have more than one building, bicycle parking shall be distributed as appropriate to serve all buildings. If a 
building has two or more main building entrances, the review authority may require bicycle parking to be 
distributed to serve all main building entrances, as it deems appropriate.  
2. Bicycle parking areas shall be clearly marked or visible from on-site buildings or the street. If a 
bicycle parking area is not plainly visible from the street or main building entrance, a sign must be posted 
indicating the location of the bicycle parking area. Indoor bicycle parking areas shall not require stairs to 
access the space unless approved by the community development director.  
3. All bicycle parking areas shall be located to avoid conflicts with pedestrian and motor vehicle 
movement. 
a. Bicycle parking areas shall be separated from motor vehicle parking and maneuvering areas and 
from arterial streets by a barrier or a minimum of five feet.  
b. Bicycle parking areas shall not obstruct pedestrian walkways; provided, however, that the review 
authority may allow bicycle parking in the right-of-way where this does not conflict with pedestrian 
accessibility.  
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4. Accessibility. 
a. Outdoor bicycle areas shall be connected to main building entrances by pedestrian accessible 
walkways. 
b. Outdoor bicycle parking areas shall have direct access to a right-of-way. 
c.  Outdoor bicycle parking should be no farther from the main building entrance than the distance 
to the closest vehicle space, or 50 feet, whichever is less, unless otherwise determined by the community 
development director, city engineer, or planning commission. 
Finding: Complies with Condition.  The applicant proposed to install covered bicycle parking adjacent to 
the main entrance on the northern portion of the building.  The location is visible from the public right-
of-way and avoids conflicts with vehicular traffic.   
The applicant indicated compliance with all applicable codes and standards but did not identify specific 
compliance with this section.  Prior to issuance of a building permit associated with the proposed 
development the applicant shall submit documentation demonstrating compliance with the bicycle 
parking standards identified in the Oregon City Municipal Code.  Staff determined that it is likely and 
reasonable that the applicant can meet this standard through Condition of Approval 22. 
RESPONSE: The proposed bicycle parking area is conveniently located close to the main 
entry, secure, does not obstruct pedestrian or vehicular flow, is clearly visible from the 
parking, public streets and access drives, and is separated from the vehicular parking area 
by more than 5-feet.  
 
17.52.060. Parking Lot Landscaping. 
17.52.060.A. Development Standards 
17.52.060.A.1. The landscaping shall be located in defined landscaped areas that are uniformly 
distributed throughout the parking or loading area. 
Finding: Complies with Condition. The applicant proposed to install landscaping near the edges of the 
lease area, but very little landscaping is proposed near the middle of the parking lot for the lease area 
and no landscaping is proposed between the building and the parking lot.  Prior to issuance of a 
building or grading permit associated with the proposed development the applicant shall submit a 
revised landscaping plan in compliance with chapter 17.52 of the Oregon City Municipal Code which 
includes landscaping within the middle of the proposed drive aisle.  Staff determined that it is likely 
and reasonable that the applicant can meet this standard through Condition of Approval 21. 
RESPONSE: The large drive aisle has been narrowed to 24-feet. A large landscape island 
has been placed to accommodate this narrowing and to better distribute landscaping 
throughout the parking area.  The new island is landscaped as required by Section 
17.52.060. Please refer to discussion above for plant materials and placements. 
 
17.52.060.A.2. All areas in a parking lot not used for parking, maneuvering, or circulation shall be 
landscaped. 
Finding: Complies with Condition. The proposed configuration includes creating a large drive aisle 
approximately 70 by 120 feet with no landscaping.  Prior to issuance of grading permits or building 
permits associated with the proposed development the applicant shall submit a revised parking lot 
layout which complies with the standards in OCMC 17.52 which includes landscaping within the middle 
of the proposed drive aisle.  Staff determined that it is likely and reasonable that the applicant can 
meet this standard through Condition of Approval 21. 
RESPONSE: The large drive aisle has been narrowed to 24-feet. A large landscape island 
has been placed to accommodate this narrowing and to better distribute landscaping 
throughout the parking area.  The new island is landscaped as required by Section 
17.52.060. Please refer to discussion above for plant materials and placements. 
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17.52.060.A.3. Parking lot trees shall be a mix of deciduous shade trees and coniferous trees. The trees 
shall be evenly distributed throughout the parking lot as both interior and perimeter landscaping to 
provide shade.  
Finding: Complies with Condition. The proposed landscaping plan includes a mix of deciduous and 
coniferous trees. However, a majority of the trees are located around the perimeter of the parking lot.  
The proposed configuration includes creating a large drive aisle approximately 70 by 120 feet with no 
landscaping.  Prior to issuance of grading permits or building permits associated with the proposed 
development the applicant shall submit a revised parking lot layout which complies with the standards 
in OCMC 17.52 which includes landscaping within the middle of the proposed drive aisle.  Staff 
determined that it is likely and reasonable that the applicant can meet this standard through 
Condition of Approval 21. 
RESPONSE: The large drive isle has been narrowed to 24-feet. A large landscape island 
has been placed to accommodate this narrowing.  The new island is landscaped as required 
by Section 17.52.060. Please refer to discussion above for plant materials and placements. 
 
17.52.060.A.4. Required landscaping trees shall be of a minimum two-inch minimum caliper size (though 
it may not be standard for some tree types to be distinguished by caliper), planted according to American 
Nurseryman Standards, and selected from the Oregon City Street Tree List; 
Finding: Complies with Condition.  The landscaping plan was prepared by Michael O’Brien a registered 
landscape architect and the plant species were selected for their appropriateness.  None of the plants 
identified on the plan are on the Oregon City Nuisance Plant List. 
The landscaping plan included trees which are primarily identified as 2-inches in caliper, with the 
exception of the vine maple and douglas fir. Prior issuance of building permits associated with the 
proposed development the applicant shall install a revised landscaping plan in which all vine maple and 
douglas fir trees are a minimum of 2-inches in caliper.  Staff determined that it is likely and reasonable 
that the applicant can meet this standard through Condition of Approval 21. 
RESPONSE: A revised landscape plan indicates all trees are specified as 2-inches in caliper 
or larger. 
 
17.52.060.B.1.b. Ground cover, such as wild flowers, spaced a maximum of 16-inches on center covering 
one hundred percent of the exposed ground within 3 years. No bark mulch shall be allowed except under 
the canopy of shrubs and within two feet of the base of trees; and  
Finding: Complies with Condition. The applicant proposed ground cover, such as wild flowers, spaced a 
maximum of 16-inches on center within the perimeter parking lot area.  The plan did not indicate if the 
groundcover would cover one hundred percent of the exposed ground within 3 years and that no bark 
mulch shall be allowed except under the canopy of shrubs and within two feet of the base of trees.  
Prior to issuance of permits associated with this development the applicant shall submit a revised 
landscaping plan displaying that for the perimeter parking lot landscaped area ground cover shall cover 
one hundred percent of the exposed ground within 3 years and that no bark mulch shall be allowed 
except under the canopy of shrubs and within two feet of the base of trees.  Staff determined that it is 
likely and reasonable that the applicant can meet this standard through Condition of Approval 21. 
RESPONSE: There are several groundcovers planted 12- 16 inches on center proposed 
within the parking lot area (see above). As proposed, the groundcover materials will 
provide 100% coverage after three years of installation.  
 
17.52.060.C. Parking Area/Building Buffer. Parking areas shall be separated from the exterior wall of a 
structure, exclusive of pedestrian entranceways or loading areas, by one of the following: 
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1.    Minimum five-foot wide landscaped planter strip (excluding areas for pedestrian connection) 
abutting either side of a parking lot sidewalk with: 
a. Trees spaced a maximum of thirty-five feet apart; 
b. Ground cover such as wild flowers spaced a maximum of 16-inches on center covering one hundred 
percent of the exposed ground within three years. No bark mulch shall be allowed except under the 
canopy of shrubs and within two feet of the base of trees; and 
c. An evergreen hedge of thirty to forty-two inches or shrubs placed no more than four feet apart on 
average; or 
2.    Seven-foot sidewalks with shade trees spaced a maximum of thirty-five feet apart in three-foot by 
five-foot tree wells. 
Finding: Complies with Condition. The proposed design consists of a 15-foot wide sidewalk extending 
approximately 27 feet between the parking lot and the structure at the northwest corner of the 
structure.  The sidewalk contains a tree within a tree well at the northern portion of the sidewalk.  The 
remaining approximately 114 feet on the western side of the structure and approximately 50 feet on the 
southern side of the structure which the building is adjacent to the parking lot is proposed to be 
developed with a concrete apron.  There are three 22-foot wide bays within this distance in which 
automobiles would be driven into and out of the structure.  Compliance with this section can occur in all 
locations between the building and the parking lot.  For example, the applicant may choose to install 7 
foot wide sidewalks with shade trees spaced a maximum of 35 feet apart in 3-foot by 5-foot tree wells 
and install curb cuts/driveway approaches directly adjacent to the three 22-foot wide bays.  Prior to 
issuance of a grading or building permit for the proposed development the applicant shall submit 
documentation identifying compliance with the parking area/building buffer requirements in chapter 
17.52.060.C of the Oregon City Municipal Code.  Staff determined that it is likely and reasonable that 
the applicant can meet this standard through Condition of Approval 21. 
RESPONSE: Landscaping is provided between the building and parking area at the NW 
and SW corners of the building including two 2-inch caliper trees. There is also a 5-foot 
wide landscaping planter strip along the SW corner of the building.  Because of the 
presence of the bay entries on the western façade, the landscaping is concentrated in 
landscaped islands between the bays.  Trees cannot be planted in the bay area for safety 
and functionality reasons, similar to why pedestrian connections and loading bays are 
exempt from the landscaped buffer standard.  The landscaped areas along the SW side 
of the building include groundcover plants at 16” on center and Cornus sericea are 
proposed in these areas. The ground cover is planted 24” on center to achieve 100% 
coverage within a three year period.  
 
The west side of the building is 141.33 feet in length. At the 35-foot tree spacing 
requirement, four minimum 2-inch caliper trees (or a total 8 caliper inches) are required 
along the west side of the building. As stated above, there are two 2-inch caliper trees 
proposed at the corners of the building which leaves a total of 4-caliper inches that must 
be mitigated. In order to mitigate these 4-caliper inches, two of the trees in the large 
island and two trees in the parking area have been specified at 3-inch caliper. 
Additionally, the other 2 trees in the large island have been specified at 3-inch caliper to 
mitigate for the single tree that was removed.  
 
 17.52.060.D.   Interior Parking Lot Landscaping. Surface parking lots shall have a minimum ten percent 
of the interior of the gross area of the parking lot devoted to landscaping to improve the water quality, 
reduce storm water runoff, and provide pavement shade. Interior parking lot landscaping shall not be 
counted toward the fifteen percent minimum total site landscaping required by Section 17.62.050(1) 
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unless otherwise permitted by the dimensional standards of the underlying zone district.  Pedestrian 
walkways or any impervious surface in the landscaped areas are not to be counted in the percentage. 
Interior parking lot landscaping shall include: 
Finding: Complies with Condition.  The applicant did not indicate compliance with this section.  Prior to 
issuance of a grading or building permit associated with this proposed development the applicant shall 
submit documentation demonstrating compliance with the interior parking lot landscaping standards in 
chapter 17.52.060.D of the Oregon City Municipal Code. Staff determined that it is likely and 
reasonable that the applicant can meet this standard through Condition of Approval 21. 
RESPONSE: Interior parking lot landscape exceeds 10%. 
 
17.52.060.D.b.   Ground cover, such as wild flowers, spaced a maximum of 16-inches on center covering 
one hundred percent of the exposed ground within three years. No bark mulch shall be allowed except 
under the canopy of shrubs and within two feet of the base of trees.  
Finding: Complies with Condition. The applicant did not indicate that ground cover, such as wild 
flowers, spaced a maximum of 16-inches on center covering one hundred percent of the exposed 
ground within 3 years and that no bark mulch shall be allowed except under the canopy of shrubs and 
within two feet of the base of trees for all locations in which there is interior parking lot landscaping.  
Prior to issuance of building permits associated with this development the applicant shall submit a 
revised landscaping plan displaying that for the interior landscaping ground cover, such as wild flowers, 
spaced a maximum of 16-inches on center covering one hundred percent of the exposed ground within 
3 years and that no bark mulch shall be allowed except under the canopy of shrubs and within two feet 
of the base of trees.  Staff determined that it is likely and reasonable that the applicant can meet this 
standard through Condition of Approval 21. 
RESPONSE: There are several groundcovers planted a minimum of 16 inches on center 
proposed within the parking lot area (see above). As proposed, the groundcover materials 
will provide 100% coverage after three years of installation.  
  
17.52.060.D.c.   Shrubs spaced no more than four feet apart on average. 
Finding: Complies with Condition. The applicant did not indicate shrubs spaced no more than four feet 
apart on average in all locations in which there is interior parking lot landscaping.  Prior to issuance of 
building permits associated with this development the applicant shall submit a revised landscaping plan 
displaying that for the interior landscaping, shrubs are spaced no more than four feet apart on average.  
Staff determined that it is likely and reasonable that the applicant can meet this standard through 
Condition of Approval 21. 
RESPONSE: There are several shrubs proposed within the parking lot area (see above), 
planted a minimum 48 –inches on center. 

 
17.52.060.D.d No more than eight contiguous parking spaces shall be created without providing an 
interior landscape strip between them. Landscape strips shall be provided between rows of parking 
shall be a minimum of six feet in width and a minimum of ten feet in length.  

RESPONSE: One existing stretch of parking that was developed as part of the Home Depot 
has ten contiguous parking spaces, so it is a nonconforming development.  There are 
oversized planters at each end of the existing row of ten parking spaces, which include four 
existing trees.  The applicant proposes to add an additional tree in a 5’ x 5‘ diamond-
shaped planter to be added in the middle of the 10 parking space row rather than remove 
and relocate the existing mature trees.  The applicant requests a modification to 
17.52.060.D.d so that the two existing landscaping strips with relatively mature vegetation 
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may remain.  The intent of the parking lot landscaping standards is to soften parking lots 
with landscaping so that they are inviting and because landscaping provides environmental 
benefits such as reducing air and water pollution.  Maintaining existing more vegetation 
meets the purpose of the parking lot landscaping standards because larger vegetation is a 
more effective way to screen parking and provide environmental benefits.  Additionally, as 
detailed elsewhere in the application, more landscaping (including larger caliper trees) is 
provided on site than is required, which further enhances the aesthetics and green 
infrastructure of the site. 

17.52.060.D.e.  Pedestrian walkways shall have shade trees spaced a maximum of every thirty-five feet 
in a minimum three-foot by five-foot tree wells; or 
Trees spaced every thirty-five feet, shrubs spaced no more than four feet apart on average, and ground 
cover covering one hundred percent of the exposed ground. No bark mulch shall be allowed except under 
the canopy of shrubs and within two feet of the base of trees. 
Finding: Complies with Condition.  The proposed development provides a pedestrian accessway 
through the parking lot to the entranceway of the site.  Within the interior of the parking lot, the 
landscaping standards of this section are not met.  Prior to issuance of a grading or building permit 
associated with this proposed development the applicant shall submit documentation demonstrating 
compliance with the interior parking lot landscaping standards in chapter 17.52.060.D of the Oregon City 
Municipal Code. Staff determined that it is likely and reasonable that the applicant can meet this 
standard through Condition of Approval 21. 
RESPONSE: Trees are provided a minimum of 35-feet on center along all pedestrian 
walkways within the interior of the parking area, except along the western building façade. 
Mitigation for this is discussed in Section  17.52.060.C.  All proposed groundcovers in these 
areas are planted 16-inches on center. All proposed shrubs in this area are planted 4-feet 
on center.  

17.52.060.E. Installation. 
1.   All landscaping shall be installed according to accepted planting procedures, according to American 
Nurseryman Standards. 
2.   The site, soils and proposed irrigation systems shall be appropriate for the healthy and long-term 
maintenance of the proposed plant species. 
3.   Certificates of occupancy shall not be issued unless the landscaping requirements have been met or 
other arrangements have been made and approved by the city, such as the posting of a surety. 
Finding: Complies with Condition.  A landscaping plan by Michael O’Brien was submitted which included 
installation requirements, however, the development proposal did not indicate compliance with this 
section.  Prior to issuance of a grading or building permit associated with this proposed development the 
applicant shall submit documentation demonstrating compliance with the plant installation 
requirements in chapter 17.52.060.E of the Oregon City Municipal Code. Staff determined that it is 
likely and reasonable that the applicant can meet this standard through Condition of Approval 21. 
RESPONSE: All proposed landscape materials and installation practices will conform to the 
American Nurseryman Standards to assure the health and long life of the landscape. 
 
CHAPTER 17.58 – NONCONFORMING USES, STRUCTURES AND LOTS 
17.58.040.C.2.a Thresholds triggering compliance. The standards of Subparagraph C.2.b below shall be 
met when the value of the proposed exterior alterations or additions to the site, as determined by the 
Community Development Director, is more then $75,000. The following alterations and improvements 
shall not be included in the threshold calculation: 
(1) Proposed alterations to meet approved fire and life safety agreements;  
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(2) Alterations related to the removal of existing architectural barriers, as required by the Americans 
with Disabilities Act, or as specified in Section 1113 of the Oregon Structural Specialty Code; 
(3) Alterations required to meet Seismic Design Requirements; and 
(4) Improvements to on-site stormwater management facilities in conformance with Oregon City 
Stormwater Design Standards. 
Findings: Complies with Condition.  The applicant did not identify the cost of the project.  It is assumed 
that the cost of the project is greater than $75,000 and upgrades are required.  Prior to issuance of a 
building or grading permit associated with the proposed development the applicant shall submit 
documentation identifying compliance with the nonconforming requirements in Chapter 17.58 of the 
Oregon City Municipal Code. Staff determined that it is likely and reasonable that the applicant can 
meet this standard through Condition of Approval 27. 
RESPONSE: As detailed in response to 17.52.060.D.d, the project proposes to provide 
additional landscaping in the nonconforming area of the parking lot adjacent to the 
project, and a modification is requested in order to maintain an existing tree that is more-
mature than the required new 2-inch caliper tree.   
 
17.58.040.C.2.b Standards that shall be met. Developments not complying with the development 
standards listed below shall be brought into conformance.  

(1) Pedestrian circulation systems, as set out in the pedestrian standards that apply to the sites; 
(2) Minimum perimeter parking lot landscaping; 
(3) Minimum interior parking lot landscaping; 
(4) Minimum site landscaping requirements; 
(5) Bicycle parking by upgrading existing racks and providing additional spaces in order to comply with 

17.52 Off-Street Parking and Loading; 
(6) Screening; and 
(7) Paving of surface parking and exterior storage and display areas. 

Findings: Complies with Condition.  A response to this section was not provided in the development 
proposal.  Prior to issuance of a grading or building permit associated with the proposed development 
the applicant will be required to demonstrate compliance with chapter 17.58 of the Oregon City 
Municipal Code. 
If upgrades are required per OCMC 17.58.040.C.2.a, the applicant shall submit documentation 
identifying upgrades as required in OCMC 17.58.040.C.2.b. The applicant can assure this standard is 
met through Condition of Approval 27. 
RESPONSE: As detailed in response to 17.52.060.D.d, the project proposes to provide 
additional landscaping in the nonconforming area of the parking lot adjacent to the 
project, and a modification is requested in order to maintain an existing tree that is more-
mature than the required new 2-inch caliper tree.   
 
17.58.040.C.2.d. Timing and cost of required improvements. The applicant may choose one of the two 
following options for making the required improvements: 
(1) Option 1. Required improvements may be made as part of the alteration that triggers the required 
improvements. The cost of the standards that shall be met, identified in Subparagraph C.2.b above, is 
limited to 10% of the value of the proposed alterations. It is the responsibility of the applicant to 
document to the Community Development Director the value of the required improvements. Additional 
costs may be required to comply with other applicable requirements associated with the proposal. When 
all required improvements are not being made, the priority for the improvements shall be as listed in 
Subparagraph C.2.b above.  
(2) Option 2. Required improvements may be made over several years, based on the compliance period 
identified in Table 17.58 – 1 below.  

SP 14-16, CD 14-01 and US 14-05: America’s Tire  Page 23 



Findings: Complies with Condition.  No documentation associated with this criterion was submitted.  
This criterion identifies limitations for how much the applicant is required to spend to upgrade the 
nonconforming portions of the site identified in OCMC 17.58.040.C.2.b.  The 10% limitation is calculated 
for the development within the lease area separate from the 10% limitation for the work outside of the 
lease area. Prior to issuance of a building or grading permit associated with the proposed development 
the applicant shall submit documentation demonstrating compliance with OCMC 17.58.040.C.2.d. The 
applicant can assure this standard is met through Condition of Approval 27. 
RESPONSE: The project is proposing to meet the 10% requirement at the time of 
construction of this project.   
 
CHAPTER 17.41 – TREE PROTECTION STANDARDS 
17.41.050 - Tree Protection – Compliance Options. 
Applicants for review shall comply with these requirements through one or a combination of the 
following procedures: 

A. Option 1 - Mitigation. Retention and removal of trees, with subsequent mitigation by replanting 
pursuant to section 17.41.060 or 17.41.070. All replanted and saved trees shall be protected by a 
permanent restrictive covenant or easement approved in form by the city. 

B. Option 2 – Dedicated Tract. Protection of trees or groves by placement in a tract within a new 
subdivision or partition plat pursuant to sections 17.41.080-100; or 

C. Option 3 – Restrictive Covenant. Protection of trees or groves by recordation of a permanent 
restrictive covenant pursuant to section 17.41.110-120.; or 

D. Option 4 - Cash-in-lieu of planting pursuant to Section 17.41.130. 
A regulated tree that has been designated for protection pursuant to this section must be retained or 
permanently protected unless it has been determined by a certified arborist to be diseased or hazardous, 
pursuant to the following applicable provisions. 
The Community Development Director, pursuant to a Type II procedure, may allow a property owner to 
cut a specific number of trees within a regulated grove if preserving those trees would: 

(1) Preclude achieving 80% of minimum density with reduction of lot size; or 
(2) Preclude meeting minimum connectivity requirements for subdivisions. 

Finding: Complies with Condition. The development proposal includes the removal of an existing 
interior parking lot landscaping tree in order to accommodate the proposed development.  Mitigation is 
required in accordance with this chapter.  Prior to issuance of permits associated with the proposed 
development the applicant shall submit a tree mitigation plan to the City in accordance with chapter 
17.41 of the Oregon City Municipal Code.  If option 1 is chosen, all replanted and saved trees shall be 
protected by a permanent restrictive covenant or easement approved in form by the city.  The applicant 
can assure this standard is met through compliance with Condition of Approval 28. 
RESPONSE: Tree mitigation information is included on the Planting Plan.  One 8” caliper 
tree is to be removed from the site for this project as noted on the plan.  Code requires one 
2” caliper tree for mitigation.  As noted on the Planting Plan six parking lot trees (Zelkova 
serrata ‘Halka’) have been increased in size from 2” to 3” caliper providing six mitigation 
inches. Two of these inches are used to mitigate the removed tree. The remained of the 
mitigated inches are use as indicated in Section 17.52.060.C. 
 
17.41.060. through 17.41.130. 
Finding: Complies with Condition. Prior to issuance of permits associated with the proposed 
development the applicant shall submit a tree mitigation plan to the City in accordance with chapter 
17.41 of the Oregon City Municipal Code for the removal of the existing interior parking lot landscaping 
tree.  If option 1 is chosen, all replanted and saved trees shall be protected by a permanent restrictive 
covenant or easement approved in form by the city.  The plan may include: 
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a. Plant the trees within the right-of-way.  Submit a plan displaying the mitigation trees to be planted 
within the public right-of-way specifying the location, size and species of the trees.  The trees shall 
comply with chapter 12.08 of the Oregon City Municipal Code. 

b. Plant the trees on the subject site.  Submit a plan displaying mitigation trees on private property 
within the proposed development.  Prior to issuance of a certificate of occupancy the trees shall 
be planted and a copy of a recorded covenant identifying the tree as subject to Chapter 17.41 of 
the Oregon City Municipal Code shall be submitted to the City.   

c. Increase the size of the trees onsite or within the right-of-way.  The applicant may propose to 
upsize the minimum caliper of any mitigation tree, street tree, or landscaping tree in order to 
meet the total tree requirement at the time of planting.  This approach would have the effect of 
reducing the overall number of trees required to be planted, while maintaining the same 
mitigation inches required. The plan shall identify the type, caliper and location of all mitigation 
trees to be planted.  If the trees are planted within the right-of-way, the tree shall be planted in 
accordance with OCMC 12.08.  Prior to issuance of a certificate of occupancy the trees shall be 
planted and a copy of a recorded covenant identifying the tree as subject to Chapter 17.41 of the 
Oregon City Municipal Code shall be submitted to the City if the trees are planted on private 
property.   

d. Plant the trees off-site. If this option is chosen, the applicant shall demonstrate why none of the 
other options are feasible and have the trees planted with all associated documentation 
completed prior to issuance of a certificate of occupancy permit. If the trees are planted within 
the right-of-way, the applicant shall obtain permission from the abutting property owner and the 
tree shall be planted in accordance with OCMC 12.08.  If the trees are planted on private property, 
the applicant shall submit a copy of a recorded covenant identifying the tree as subject to Chapter 
17.41 of the Oregon City Municipal.   

e. Provide a fee-in-lieu. If the applicant can demonstrate that none of the above are feasible, the 
applicant may be permitted to provide a fee-in-lieu of planting for any mitigation trees that 
cannot be accommodated on site.  The fee is applicable for each tree being mitigated.  If this 
option is chosen, the applicant shall demonstrate why the trees cannot be planted onsite and the 
fee shall be paid to issuance of a certificate of occupancy permit.  

The applicant can assure this standard is met through compliance with Condition of Approval 28. 
RESPONSE: Tree mitigation information is included on the Planting Plan.  One 8” caliper 
tree is to be removed from the site for this project as noted on the plan.  Code requires one 
2” caliper tree for mitigation.  As noted on the Planting Plan six parking lot trees (Zelkova 
serrata ‘Halka’) have been increased in size from 2” to 3” caliper providing six mitigation 
inches. Two of these inches are used to mitigate the removed tree. The remained of the 
mitigated inches are use as indicated in Section 17.52.060.C. 
 
17.41.130. Regulated Tree Protection Procedures During Construction. 
Finding: Complies as Proposed. The site plan identified a few existing trees near the construction area.  
The applicant has included a plan to protect the existing trees on sheet L2.0, which was prepared by a 
landscape architect.  All trees identified for protection by the landscape architect shall be identified on a 
separate tree protection plan.   The applicant can assure this standard is met through compliance with 
Condition of Approval 29. 
RESPONSE: All trees proposed to be retained are shown on the Planting Plan. 
 
Chapter 12.08 – PUBLIC AND STREET TREES 
12.08.015 Street tree planting and maintenance requirements. 
All new construction or major redevelopment shall provide street trees adjacent to all street frontages. 
Species of trees shall be selected based upon vision clearance requirements, but shall in all cases be 
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selected from the Oregon City Street Tree List or be approved by a certified arborist. If a setback sidewalk 
has already been constructed or the Development Services determines that the forthcoming street design 
shall include a setback sidewalk, then all street trees shall be installed with a planting strip. If existing 
street design includes a curb-tight sidewalk, then all street trees shall be placed within the front yard 
setback, exclusive of any utility easement.  
A. One street tree shall be planted for every thirty-five feet of property frontage. The tree spacing 
shall be evenly distributed throughout the total development frontage. The community development 
director may approve an alternative street tree plan if site or other constraints prevent meeting the 
placement of one street tree per thirty-five feet of property frontage.  
B. The following clearance distances shall be maintained when planting trees: 
1. Fifteen feet from streetlights; 
2. Five feet from fire hydrants; 
3. Twenty feet from intersections; 
4. A minimum of five feet (at mature height) below power lines. 
C. All trees shall be a minimum of two inches in caliper at six inches above the root crown and 
installed to city specifications.  
D. All established trees shall be pruned tight to the trunk to a height that provides adequate 
clearance for street cleaning equipment and ensures ADA complaint clearance for pedestrians.  
Finding: Complies with Condition.  The subject site has street trees along the Washington Street/ Prairie 
Schooner Way frontage with the exception of the approximately 175 feet nearest to Highway 213.  In 
addition, there are no street trees along the Highway 213 frontage of the site.  This criterion requires 1 
street tree be planted for every 35 feet of frontage.   
Prior to issuance of a building permit associated with the proposed development the applicant shall 
submit a plan for street trees for the right-of-way parallel to the lease site abutting Prairie Schooner 
Way and highway 213 in compliance with OCMC 12.08.  The applicant may choose any of the options 
below to demonstrate compliance with OCMC 12.08:   

i. Plant the trees within the right-of-way.  Submit a plan displaying the mitigation trees to be 
planted within the public right-of-way specifying the location, size and species of the trees.  The 
trees shall comply with chapter 12.08 of the Oregon City Municipal Code. 

ii. Plant the trees on the subject site.  Submit a plan displaying the street trees on private property 
within the proposed development.  Prior to issuance of a certificate of occupancy the street 
trees shall be planted and a copy of a recorded covenant identifying the tree as subject to 
Chapter 12.08 of the Oregon City Municipal Code shall be submitted to the City.  If this option is 
chosen, the applicant shall demonstrate why the trees could not be planted within the right-of-
way. 

iii. Increase the size of the trees onsite or within the right-of-way.  If this option is chosen, the 
applicant shall demonstrate why the additional trees cannot be planted within the right-of-way.  
The applicant may propose to upsize the minimum caliper of any mitigation tree, street tree, or 
landscaping tree in order to meet the total tree requirement at the time of planting.  This 
approach would have the effect of reducing the overall number of trees required to be planted, 
while maintaining the same mitigation inches required. The plan shall identify the type, caliper 
and location of all mitigation trees to be planted.  If the trees are planted within the right-of-
way, the tree shall be planted in accordance with OCMC 12.08.  Prior to issuance of a certificate 
of occupancy the trees shall be planted and a copy of a recorded covenant identifying the tree 
as subject to Chapter 17.41 of the Oregon City Municipal Code shall be submitted to the City if 
the trees are planted on private property.   

iv. Plant the trees off-site. If this option is chosen, the applicant shall demonstrate why none of the 
other options are feasible and have the trees planted with all associated documentation 
completed prior to issuance of a certificate of occupancy permit. If the trees are planted within 
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the right-of-way, the applicant shall obtain permission from the abutting property owner and 
the tree shall be planted in accordance with OCMC 12.08.  If the trees are planted on private 
property, the applicant shall submit a copy of a recorded covenant identifying the tree as 
subject to Chapter 17.41 of the Oregon City Municipal.   

v. Provide a fee-in-lieu. If the applicant can demonstrate that none of the above are feasible, the 
applicant may be permitted to provide a fee-in-lieu of planting for any mitigation trees that 
cannot be accommodated on site.  The fee is applicable for each tree being mitigated.  If this 
option is chosen, the applicant shall demonstrate why the trees cannot be planted onsite and 
the fee shall be paid to issuance of a certificate of occupancy permit. (P) 

Prior to issuance of a building permit associated with the proposed development the applicant shall 
submit a list of the street tree species proposed.  The tree species shall either be identified on a street 
tree list for the appropriate planter strip for Oregon City or a nearby location, or signed by a registered 
arborist as an appropriate species for the planting location.  The applicant can assure this standard is 
met through compliance with Condition of Approval 30. 
RESPONSE:  The lease site adjacent to Hwy 213 is 187.5’ in length.  Six 2” caliper street 
trees (Acer rubrum ‘Gerling’) are shown on the planting Plan to meet the requirements.  
The frontage on Prairie Schooner Way is 269.7’ in length and would require eight street 
trees.  However, the Planting Plan shows nine existing trees within the ROW.  All of these 
trees are in excess of 2” caliper and therefore meet the requirements.  It should also be 
noted that intersection improvements recently completed necessitated removal of street 
trees along the previous alignment, and were not subsequently replaced. 
 
12.08.020 Street tree species selection. 
The community development director may specify the species of street trees required to be planted if 
there is an established planting scheme adjacent to a lot frontage, if there are obstructions in the 
planting strip, or if overhead power lines are present.  
Finding: Complies with Condition.  The applicant did not identify the species of street tree proposed.  
Prior to issuance of a building permit associated with the proposed development the applicant shall 
submit a list of the street tree species proposed.  The tree species shall either be identified on a street 
tree list for the appropriate planter strip for Oregon City or a nearby location, or signed by a registered 
arborist as an appropriate species for the planting location. The applicant can assure this standard is 
met through compliance with Condition of Approval 30. 
RESPONSE: The lease site adjacent to Hwy 213 is 187.5’ in length.  six 2” caliper street 
trees (Acer rubrum ‘Gerling’) are shown on the planting Plan to meet the requirements.  
The frontage on Prairie Schooner Way is 269.7’ in length and would require eight street 
trees.  However, the Planting Plan shows nine existing trees within the ROW.   
 
FLOOD MANAGEMENT OVERLAY DISTRICT – CHAPTER 17.42 
17.42.020 Applicability. 
Finding: Complies with Conditions. This chapter is applicable for all development located in the Flood 
Management Overlay District.  The Home Depot property and proposed development are located within 
the overlay district.  The base flood elevation is 50.7, the flood elevation of the 1996 flood and FEMA 
100-year flood plain elevation.  The applicant indicated that the project is located within the Flood 
Management Overlay District.  Based on the FEMA FIRM map the base flood elevation for the site is 
48.0’. Oregon City has established a Flood Plain based on the 1996 flood, with the base flood elevation 
of 50.7 feet.   The entirety of the site is above these elevations ranging from 57 to 60 feet ground 
surface elevations. In 2007, FEMA sent the City a letter in response to the City’s request to remove the 
Home Depot area from the 1% flood line because Home Depot area had been raised above the 50.7 
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base flood elevation.  FEMA stated that in their letter that “Home Depot site has received a Conditional 
Letter of Map Revision (CLOMR). Therefore the final LOMR is conditional upon the remaining 
requirements stated on page 1 and 3 of the CLOMR. After those requirements are met, a mappable 
Letter of Map Revision can be issued for the Home Depot site.  The applicant must provide a copy of the 
“Mappable Letter of Map Revision” from FEMA to be exempt from the provisions of the flood 
management overlay district. Therefore, the project is not exempted from the flood overlay district until 
the Home Depot property is removed from the 1% flood line through FEMA with obtaining the official 
Letter of Map Revision that is mappable.    In addition, the applicant did not indicate if any grading or 
disturbance will occur below 50.7 feet in elevation.  Prior to issuance of a building or grading permit 
associated with the proposed development the applicant shall submit documentation demonstrating 
compliance with chapter 17.42 of the Oregon City Municipal Code.  Staff has determined it is possible, 
likely and reasonable the applicant can meet this standard by complying with Conditions of Approval 
1 and 31. 
RESPONSE: This condition has been deemed not applicable due to the previously 
approved Home Depot conditions of approval Case File #SP 99-11R. 
 
CHAPTER 17.54.100 FENCES, HEDGES AND WALLS 
Finding: Complies with Condition.  It is unknown if any fences, hedges or retaining walls will be 
constructed onsite with the proposed development.  Prior to issuance of a grading or building permit 
associated with the proposed development the applicant shall submit documentation demonstrating 
compliance with the fence and retaining wall height requires identified in chapter 17.54.100 for all 
structures proposed to be erected or altered.  Staff has determined that it is possible, likely and 
reasonable that the applicant can meet this standard through Condition of Approval 14. 
RESPONSE: No additional fences or walls are proposed by this project at this time.  There 
is an existing chain link fence installed by ODOT at the right of way line.   
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From: Laura Terway
To: "Craig Harris"
Cc: bethz@aaieng.com
Subject: RE: Oregon City America"s Tire Store
Date: Thursday, October 30, 2014 1:04:00 PM

Craig,
I will add this email to the record demonstrating your development will be above the flood area. 
 Thanks
 
 

Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200
Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.
 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.
 
 
 

From: Craig Harris [mailto:craigh@aaieng.com] 
Sent: Thursday, October 30, 2014 12:19 PM
To: Laura Terway
Cc: bethz@aaieng.com
Subject: RE: Oregon City America's Tire Store
 
Laura,
I received your voice mail about the flood plain elevation for the 96 flood.  I believe that you stated
 that the elevation used for that event was 50.7’.  The lowest elevation on our site that we are
 affecting is 57.0’.  So I believe our statement is still accurate, but we will add the information about
 the 96 flood to the FEMA 100yr flood. 
Will that work?  Thanks for your help.
Regards,
Craig Harris, P.E.
Principal 

Structural · Civil · Landscape Architecture · Planning

OREGON
CITY

alijltiKtotiilg;. inc

E N G I N E E R I N G

mailto:craigh@aaieng.com
mailto:bethz@aaieng.com
http://www.orcity.org/
file:////c/webmaps.orcity.org
http://www.facebook.com/
http://twitter.com/orcity


503.352.7678 | dir
503.620.3030 | tel
503.348.5064 | cell
503.620.5539 | fax
craigh@aaieng.com
www.aaieng.com
4875 SW Griffith Drive | Suite 300 | Beaverton, OR | 97005
 

From: Craig Harris [mailto:craigh@aaieng.com] 
Sent: Wednesday, October 29, 2014 10:30 AM
To: 'Laura Terway'
Subject: RE: Oregon City America's Tire Store
 
Laura,
I posted the site yesterday.  Attached is the signed form. 
Do you have a hearing date yet? 
Regards,
Craig Harris, P.E.
Principal 

Structural · Civil · Landscape Architecture · Planning
503.352.7678 | dir
503.620.3030 | tel
503.348.5064 | cell
503.620.5539 | fax
craigh@aaieng.com
www.aaieng.com
4875 SW Griffith Drive | Suite 300 | Beaverton, OR | 97005
 

From: Laura Terway [mailto:lterway@ci.oregon-city.or.us] 
Sent: Thursday, October 09, 2014 11:21 AM
To: BETH ZAUNER
Cc: craigh@aaieng.com
Subject: RE: Oregon City America's Tire Store
 
Afternoon,
Two hard copies and one electronic copy will be sufficient.  Thanks
-Laura Terway
 

From: BETH ZAUNER [mailto:bzauner@msn.com] 
Sent: Thursday, October 09, 2014 11:10 AM
To: Laura Terway
Cc: craigh@aaieng.com
Subject: RE: Oregon City America's Tire Store
 

sfjkiBtOCUUi, me

E N G I N E E R I N G

mailto:craigh@aaieng.com
http://www.aaieng.com/
mailto:craigh@aaieng.com
mailto:craigh@aaieng.com
http://www.aaieng.com/
mailto:lterway@ci.oregon-city.or.us
mailto:craigh@aaieng.com
mailto:bzauner@msn.com
mailto:craigh@aaieng.com


Laura, How many copies of the Storm Drainage and Geo report do you need?
TXS.
Beth
 

From: lterway@ci.oregon-city.or.us
To: bzauner@msn.com
CC: craigh@aaieng.com
Date: Wed, 8 Oct 2014 13:10:38 -0700
Subject: RE: Oregon City America's Tire Store

Beth,
The City has reviewed the application ad determined it to be incomplete.  The letter of
 incompleteness is attached.  Please feel free to contact me with any additional questions or
 concerns.
 
 

Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200
Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.
 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.
 
 
 

From: BETH ZAUNER [mailto:bzauner@msn.com] 
Sent: Tuesday, October 07, 2014 10:18 AM
To: Laura Terway
Cc: craigh@aaieng.com
Subject: RE: Oregon City America's Tire Store
 
Hi Laura,
I spoke with Peter Walter at Oregon City regarding the America's Tire application. He said you
 would be in tomorrow morning and would be able to give us an update. You can reach me
 and/or Craig Harris at 503-620-3030. 

I'T

OREGON
CITY

mailto:lterway@ci.oregon-city.or.us
mailto:bzauner@msn.com
mailto:craigh@aaieng.com
http://www.orcity.org/
https://webmaps.orcity.org/
http://www.facebook.com/
http://twitter.com/orcity
mailto:bzauner@msn.com
mailto:craigh@aaieng.com


Thanks!
Beth Zauner
AAI Engineering
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CWEGON

'It#'DISC0UNT TIEE MtNEWAl «/30/15

2002 WASHINGTON STREET
M o

zOREGON CITY, OREGON or
UJ* UJ

TAXLOT 906 OF SEC. 29, T2S, R2E, W.M.
CLACKAMAS COUNTY, OREGON

z

5 0
Z
UJ

5 s
LU
CO
<LU SHEET INDEXLU

HALLE PROPERTIES LLC OWNER cr

DAN WAINWRIGHT
20225 N. SCOTTSDALE RD.
SCOTTSDALE, AZ 85255
PH: 480-606-5755
FAX: 480-606-4370

CIVIL
T1.0 TITLE SHEET
CO.O EXISTING CONDITIONS PLAN

© C0.1 SITE PLAN
C0.2 OVERALL SITE PLAN©

PLUMP GROUP ARCHITECT C1.0 GRADING k EROSION CONTROL PLAN
© C1.1 EROSION CONTROL DETAILS

C2.0 UTILITY PLAN©CONTACT: NOEL ANASCO
914 E. KATELLA AVE.
ANAHEIM, CA 92805
PH: 714-385-1835
FAX: 714-385-1834

O© C3.0 DETAILS OC3.1 DETAILS
C3.2 DETAILS

© LU
cr
O£ C3.3 DETAILS

L1.0 LANDSCAPE PLAN
12.0 LANDSCAPE NOTES >
L3.0 LANDSCAPE DETAILS
A.1 CONCEPTUAL aOOR PLANS
A2 CONCEPTUAL ELEVATIONS

© ©AAI ENGINEERING CIVIL ENGINEER o
© © oA3 RTU UNIT - UNE OF SIGHT EXHIBIT

A4 CONCEPTUAL ELEVATIONS
ES1.0 SITE PHOTOMETRIC PLAN

© ©CONTACT: CRAIG HARRIS
4875 SW GRIFFITH DRIVE, SUITE 300
BEAVERTON, OREGON 97005
PH: 503-620-3030
FAX: 503-620-5539

VICWITY MAP o
LU© crN.T.S. o

NORTHWEST SURVEYING INC. SURVEYOR
CONTACT: CLINT STUBBS
1815 NW 169TH PLACE, SUITE 2090
BEAVERTON, OREGON 97006
PH: 503-848-2127
FAX: 503-848-2179

TITLE SHEET

12/10/13DATE:

DRAWN: JRT

Know what's below.
Call before you dig.

CNHCHECKED:GENERAL NOTES 12023.T10FILE:

1- HOME DEPOT PROJECT MANAGER (HDPM) AND HOME DEPOT STORE MANAGER (HDSM)
TO BE NOTIFIED 30 DAYS PRIOR TO CONSTRUCTION. THE HDPM SHOULD BE GALLOWAY. REVISIONS:

*2. ANY DAMAGES TO UTILITIES SERVING THE HOME DEPOT SHALL BE CORRECTED
IMMEDIATELY. 2

3. ANY DAMAGE TO HOME DEPOT PROPERTY SHALL BE RESTORED TO PRE-CONSTRUCTION
CONDITION.

li

© **i «Nonrr"»*G?0«4. *41 "(QHTS 7
a4. ANY WORK OUTSIDE THE PROPERTY LINES SHALL BE COORDINATED WITH THE HDPM AND

THE STORE MANAGER PRIOR TO START. THESE MAWIMOS AAE TK PAOPEATY
Of **> EHSWEERMG NO AMO *P£
1*01 TO BE USED 0« AEfAOOCCEO M
AMY HAMMER EXCEPT WITH THE PBK»
AWT TEN PtAWSSIOM Of AAJ
EN3NEEPMQ HC.

i

5. AS-BUILTS FOR THE DEVELOPMENT SITE AND ANY IMPROVEMENTS ON THE HOME DEPOT
SITE SHALL BE PROVIDED TO THE HDPM POST CONSTRUCTION. S'

-SHEET
;;
5r

f
:T1.0 £
3
5
§

JOB NUMBER:

A12023.11
5-

«

5
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PRELIM
IN

ARYLEGENDr- TRAFFIC SIGNAL CONTROL
\ CABINETS ON CONCRETE PAD or-r DECIDUOUS TREE GUY WE ANCHOR

UTUTYPOlf
POKR JUNCTION BOX
TRAFFIC SWML VAULT

"STOP HERE”

* CWCGONDFDFSTRIAN SIGNAL POLE CONFEROUS ME

AFK HYDRANT
MCMTCRNG VEIL
WATER METER
WATER VALVE
RRGATWN VALVE
SAHTARY SE*R OEAN OUT
SAMTARY SEKR MANHOLE

© 9GN
PtNEWAl «/30/15u STORM SEKR CATCH BASH

STORM SEKR MANHOLETRAFFIC SIGNAL POLE x
cm
d*

M O<S> z"CROSSWALK
orSLOSED" UJRIGHT-OF-WAY IfC * UJ

DITCH UNE Z

5PROPERTY LIC 0
ZCENTERUNE UJ

CURB

EDGE OF PAYMENT
EASEMENT

FENCE UC

GUARD RAL
POWER UNE
OVERHEAD WE
TELEPHONE UNE — — — —
GAS UNE — o*s
STORM SEKR UNE
SAMTARY SEIER UNE Ml — — v* —
WATER IK

z
STORM DRAINAGE NOTES oo

LIUGS) TRENCH DRAIN
RIM (NW) » 55.92'
RIM (SE) = 56.36’
IE. VERTICAL OUTLET PIPE = 55.6'
I.E. ANGLE 6* PIPE OUT (SE) = 53.9'

TRENCH DRAIN
RIM (NW) = 56.47’
RIM (SE) = 56.71'
I.E. VERTICAL OUTLET PIPE = 56.0'
Lt ANGLE 6' PIPE OUT (SW) = 53.8’

TRENCH DRAIN
RIM (NW) - 56.73’
RIM (SE) = 56.72’
I.E. VERTICAL OUTLET PIPE = 55.7’
I.E. ANGLE 6' PIPE OUT (SW) = 53.0’

MANHCLE
RIM = 57.05’
I.E. 8" IN (NW) = 53.5’
I.E. 18“ OUT (SE) = 53.1’

MANHCLE
RIM = 57.50’
F10W.INE - 52.6’
I.E. 18“ IN (NW)
Lt 18" OUT (S)

cr
O
>
o2 £5 (SD2)
Oo> LU

70 >- cr
O

dD

GD

(SD5)
HIGHWAY
DIRECTIONAL EXISTING CONDITIONS

PLAN

12/10/13DATE:

DRAWN: JRT
CNHCHECKED:N 12023.C00FILE:ORTHWEST REVISIONS:1815 NW 169th PLACE, SUITE 2090

BEAVERTON. OR 97006
PH:(503) 848-2127 FAX:(503) 848-2179

EMAIL* nwsurveylngOnw8rvy.com

£

S 2

RVEYING, INC.
© **i (NONrraiNa wo

?0«4. *41 "(QMTS HESCHVCOSURVEYOR: CLINTON H. STUBBS JR., PLS
DATE: JANUARY 1. 2014 THESE MAWWOS ARE TK MOPEATY

Of AAJ EWSWEERMG WC AMO APE«>ITO BE USED 0« REWtOOCClO M
AMY HAMMER EXCEPT WITH THE POK»
AWT TEN PtHWSSOM Of AAJ
EN3WEEPMQ WC.

i
?

SHEET i
J
ico.o £
3
l
5

JOB NUMBER:

A12023.11 l( IN FEET )
1 inch - 20 ft. I

ui
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PRELIM
IN

ARYLEGEND EXISTING
5'-8' DEC0UCUS TREE GUY WRE ANCHOR

UTILITY POLE
POWER JUNCTION BOXCONIFEROUS TREE

FIRE HYDRANT
MONITORING WELL
WATER METER
WATER VALVE
IRRIGATION VALVE
SANITARY SEWER CLEAN OUT
SANITARY SEWER MANHOLE

TRAFFIC SJGNAL VAULT
SIGN

STORM SEWER CATCH BASIN
STORM SEWER MANHCLE <D>

RIGHT-OF-WAY UNE
DITCH UNE > —
PROPERTY UNE
CENTERUNE

EDGE OF PAVEMENT

EASEMENT

FENCE UNELR
GUARD RAIL

LISTING ROW
CURB LINE

m EXISTING CONCRETE *I 4

HI
ozn

-< LEGEND PROPOSED
ho PROPOSED BUILDING

PROPOSED CURB
PROPOSED EDGE OF CONCRETE
PROPOSED SAWCUT LINE
PROPOSED SANITARY AND STORM
OIL/WATER SEPARATORS

PROPOSED CONCRETE SURFACE

o
LU
cr|o~

o| o
>-K 7 *
o

inCATCH BASIN
OLIGHT CD
LUcr
O

SITE DATA
FAR:

36.843SF
11.582SF
0.314

TOTAL SITE AREA:
TOTAL BUILDING AREA:
FAR:

SITE PLANEXISTING SITE:

24.084SF
12.759SF

0.55AC
0.29AC

EXISTING PERVIOUS AREA:
EXISTING IMPERVIOUS AREA:

12/10/13TOTAL AREA: 36.843SF 0.84AC DATE:

DRAWN: JRTPOST DEVELOPMENT:
CNHCHECKED:

PROPOSED PERVIOUS AREA:
PARKING LANDSCAPE:
OTHER LANDSCAPE:

PROPOSED IMPERVIOUS AREA:
BUILDING:
PARKING:
SIDEWALKS:

KEY NOTES 12023.C01FILE:3.983SF
204SF

0.09AC
O.OOAC<5> <3>SCALE f • REVISIONS:CONSTRUCT NEW ASPHALT PAVEMENT. MATCH NEW AC WITH EXISTING AC ELEVATIONS AND

SLOPES.GRAPHIC SCALE I8.813SF
20.295SF

3.548SF

0.20AC
0.47AC
0.08AC

CONSTRUCT INTEGRAL CONCRETE APRON PER
<^> 12’X35* LOADING BERTH. 12' CLEAR HEIGHT.80 ARCHITECTURAL DRAWINGS. CL

i:

DEMO AND REMOVE EXISTING TRENCH DRAIN.
PLUG EXISTING LATERAL TO TRENCH DRAIN.

CONSTRUCT CONCRETE SIDEWALK.
( IN FEET )

1 inch = 20 ft © *«i iNONfrwwi nc
JOM. *11 SIGHTS RESCOVTOTOTAL AREA: 0.84AC36.843SF

CONSTRUCT VERTICAL CONCRETE CURB. »•

REMOVE TREE. THESE CRAVINGS ARE T« PSOff* TV
0* AAV E«*SNEEWKG NC AHO AP*«>T TO 8f USED 0« REMIOClXeD *ASV WAMHEO. EXCEPT WTN THE PSICR
WRITTEN P*«IASS)0« 0* AAJ
ENOMEPIHQ NC.

JlONSITE PARKINGCONSTRUCT ADA ACCESSIBLE RAMP. PROTECT EXISTING HOME DEPOT SIGN TO REMAIN.
ISTANDARD

COMPACT
31INSTALL ADA PARKING SYMBOL. STRIPING AND SIGN. o 80DEMO AND REMOVE 71 LF EXISTING TRENCH DRAIN.

CONNECT REMAINING TRENCH DRAIN TO EXISTING
LATERAL.

SHEETADA 23> SSWITCHGEAR CABINET. TOTAL 33

<§> TREE WELL. fSAWCUT.

I -REFER TO SHEET C0.2 FOR
OVERALL SITE PLAN. C0.1<?> £REMOVE EXISTING CURBING.

3
CONSTRUCT CURBING TO THE NORTHEAST.
(MATCH EXISTING ALIGNMENT AND GRADES).

<n> CONSTRUCT TRASH ENCLOSURE.
I
§

JOB NUMBER:

A12023.11 5
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PRELIM
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ARY
OVERALL SITE DATA
TOTAL AREA: 726191.79SF 16.67AC CWEGON

RENEWAL «/30/15

OVERALL ONSITE PARKING
STANDARD
COMPACT

568
0 o

ADA 18 Z
TOTAL 586 or

LU* LU
Z

$I
I BJREFER TO SHEET C0.1 FOR

ENLARGED PROJECT SITE PLAN.

zoo
LU
cr
O

>
o
oo
LU
cr
O

OVERALL
SITE PLAN

12/10/13DATE:

DRAWN: JRT
CNHCHECKED:

12023.C02FILE:

REVISIONS:

I
2

© **i (NONrrmNG wc
?0«4. *41 "(QMTS HESCRVCO

3
THESE MAWIMOS ARE TK PROPERTY
Of AAJ E«*SNEERKG NO AMO *B£
1*>T TO BE USED 0« REPRODUCED «
AMY HAMMER. EXCEPT WITH THE POICfl
WRITTEN PtHWSSIOM Of AAJ
ENOMEPHIQ HC.

£

I
2SHEET
:

IC0.2 £
3
5
§

JOB NUMBER:

A12023.11
5-
' «( IN FEET ) 51 Inch = 60 ft



48
75

 S
W

 G
rif

fit
h 

D
riv

e 
| S

ui
te

 3
00

 | 
B

ea
ve

rto
n,

 O
R

 | 
97

00
5

50
3.

62
0.

30
30

 te
l |

 5
03

.6
20

.5
53

9 
 fa

x 
| w

w
w

.a
ai

en
g.

co
m

PRELIM
IN

ARY

JB

V \ LEGEND EXISTING\ \ \
\ \

S
LEASE BOUNDARY OF SITE
CONTOUR—1 TO 4 FOOT INTERVALS
CONTOUR—5 FOOT INTERVALS
SANITARY SEWER MANHOLE
SANITARY SEWER CLEAN OUT
STORM DRAINAGE MANHOLE
STORM DRAINAGE AREA DRAIN
STORM DRAINAGE TRAP DRAIN
STORM DRAINAGE CLEAN OUT
WATER VALVE
WATER METER
FIRE HYDRANT
WATER IRRIGATION CONTROL VALVE
GAS VALVE
ELECTRIC HAND HOLE (JUNCTION BOX)
STREET LIGHT POLE
ORNAMENTAL ILLUMINARY
ORNAMENTAL TREE
EDGE OF VEGETATION
SIGN POST
CALCULATED PROPERTY CORNER
POSITION. NO MONUMENT FOUND OR SET
MONUMENT FOUND AS NOTED

CURB LINE (6" EXPOSURE TYPICAL)

EXISTING CONCRETE

S v V\ Uz
\ s CWtGON-100 -\v ©\ \ oI

oi RENEWAL 6/30/150

o
t-1
a 2
i

a'1' UJ*_
LU
2o-W

5t O 0
Z
UJ

BJXL

on

m
n:
o

LEGEND PROPOSED
PROPOSED BUILDING
PROPOSED CURB
PROPOSED EDGE OF CONCRETEro

20̂ 1 PROPOSED SANITARY AND STORM
OIL/WATER SEPARATORS

PROPOSED CONCRETE SURFACE

O
LU
cr«4 o

•102NEW CONTOUR —1 TO 4 FOOT INTERVALS
NEW CONTOUR —5 FOOT INTERVALS
SEDIMENT FENCE

>-100
o

nINLET PROTECTION
O
0mCATCH BASIN LUcr100 -00SPOT ELEVATION O

TOP OF WALL (TOP OF BLOCK-FINISHED GRADE +6”) TOW

BOTTOM OF WALL (FINISHED GRADE) BOW

TCTOP FACE OF CURB ELEVATION

ACASPHALT ELEVATION

SIDEWALK SW

GRADE 5

DOOR SILL

GRADING &
EROSION CONTROL

(E)EXISTING

PLAN

GRADING AND EROSION CONTROL PLAN 12/10/13GENERAL NOTES DATE:
SCALE r •20* DRAWN: JRT

GRAPHIC SCALE 1. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF THE JURISDICTION. THE
GEOTECHNICAL INVESTIGATION FOR THIS PROJECT. AND THE PROJECT SPECIFICATIONS. CNHCHECKED:

12023.C10FILE:
2. THE CONTRACTOR SHALL HAVE A FULL SET OF THE CURRENT APPROVED

CONSTRUCTION DOCUMENTS INCLUDING ADDENDA ON THE PROvECT SITE AT ALL TIMES. REVISIONS:
l IN FEET )

3. THE CONTRACTOR SHALL COMPLY WITH ORS 757.541 TO 757.571 REOUIRING
NOTIFICATION OF INTENDED EXCAVATION TO UTILITY PROVIDERS.

I inch = 20 ft 5.
i

4. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATION OF PRIVATE UTILITIES SUCH
AS GAS. TELEPHONE. POWER. CABLE TELEVISION. ETC. CONFIRM VAULT LOCATIONS
WITH ENGINEER.

UTILITY INFO
© *«i iNONfrwirt nc

J0M. *11 WIGHTS RESCOVTO

660-SA VAULT
NOTE:
PRIOR TO CONSTRUCTION CONTRACTOR
SHALL PROVIDE HOME DEPOT STORE
MANAGER TRAFFIC CONTROL PLANS
INCLUDING: LOCATION OF
CONSTRUCTION FENCE AROUND
PROJECT, BARRIER TO PREVENT
ACCESS EXCEPT THROUGH THE SITE
VTC. AND IDENTIFYING CONTRACTOR
STAGING/PARKING AREA.

»•

5. THE CONTRACTOR SHALL KEEP THE ENGINEER AND JURISDICTION INFORMED OF
CONSTRUCTION PROGRESS TO FACIUTATE SITE OBSERVATIONS AT REQUIRED
INTERVALS. 24-HOUR NOTICE IS REQUIRED.

56.09 5 /.50 THES* CWAWNGS ME T« PSOff* TV
0* »*J EHSWEEWKG NC AMO APE
MOT TO BE USED 0« «EM* OC<XeO *AM* WAMMEO. EXCEPT WITH THE PBIC«
WRITTEN PEHIASSiOM 0* AAJ
EIWiMEPIMO NO.

4OR APPROVFO F04IIVAIFNT
RIM=57.46

!AD2
6. EXISTING CONDITIONS BASED ON TOPOGRAPHIC BOUNDARY AND UTILITY SURVEY

PREPARED BY NORTHWEST SURVEY DATED JANUARY 1. 2014.
RIM=56.61 RlM=57.10

0SHEET
S

AD3 7. FINISH GRADES ARE TO BE BROUGHT TO WITHIN 0.08 FT IN 10 FT OF THE GRADES
SHOWN AT SUBGRADE AND TO WITHIN 0.03 FT IN 10 FT AT FINISH GRADE.
CONTRACTOR TO ALLOW FOR PLACEMENT OF REQUIRED TOPSOIL IN ROUGH GRADING.

RIM=56.28 RIM=57.50

SC1.08. GRADING ELEVATIONS AS SHOWN ON SITE AND LANDSCAPE PLANS ARE FINISHED
GRADE WHICH INCLUDES SUBGRADE SOIL, TOPSOIL. SOIL AMENDMENTS. ROCKERY AND
RUNOFF PROTECTION CONTRACTOR IS RESPONSIBLE TO COORDINATE GRADING WITH
BOTH EXCAVATOR AND LANDSCAPE CONTRACTOR.

£
3
l
§

JOB NUMBER:

A12023.11 o*ISCALE r - 10*



48
75

 S
W

 G
rif

fit
h 

D
riv

e 
| S

ui
te

 3
00

 | 
B

ea
ve

rto
n,

 O
R

 | 
97

00
5

50
3.

62
0.

30
30

 te
l |

 5
03

.6
20

.5
53

9 
 fa

x 
| w

w
w

.a
ai

en
g.

co
m

PRELIM
IN

ARYFigure 4.2-A Rock Construction Entrance

Figure 4.3-A Temporary Sediment Control (Silt) Fence
Figure 4.3-B Filtration Bags, Socks, and Rolls for Temporary Inlet Protection

CWEGON

MtNEWAl «/30/15

o
z
or
UJ* UJ
z

5 0
z
UJ

zoo
LIU
cr
O

EROSION CONTROL MANUAL GRAVEL CONSTRUCTION ENTRANCE >
Detail Drawing 4.2-A O

m 131 PUT IIFILE Note:Use insert sacks along with biobags to protect inlets. z
Oo
LUFigure 4.3-G Inlet InsertFigure 4.3-F Inlet Protection Measures cr
OFigure 4.5-E Plastic Sheeting

EROSION CONTROL
DETAILS

12/10/13DATE:

DRAWN: JRT
CNHCHECKED:

12023.C11FILE:

REVISIONS:

::

*3
<u

© **i iNONrraiNa »*c?0«4. AU "(QMTS RESCRVCO

THESE MAWIMCS ARE T* PROPERTY
OF AAJ E«*SNEERKG NO AMO APE
1F)T TO eE USED 0« REWtOOCCEO M
AMY HAMMER. EXCEPT WITH THE POICfl•WITTEN PERWSSIOM OF AAJ
ETOMERINa HC. ;

L.SHEET
:

sC1.1 £
3
5
BIMAvumj rvxjT xa

JOB NUMBER:

A12023.11
5-NOTE: REMOVE INSERT AT PROJECT COMPLETION
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PRELIM
IN

ARYLEGEND EXISTING
5’-8’ DEC0UCUS TREE GUY WRE ANCHOR

UTILITY POLE
CONIFEROUS TREE PO'AER JUNCTION BOX [tbj CWEGON

FIRE HYDRANT
MONITORING WELL
WATER METER
WATER VALVE
IRRIGATION VALVE
SANITARY SEWER CLEAN OUT
SANITARY SEWER MANHOLE

TRAFFIC SIGNAL VAULT
SIGN
STORM SEWER CATCH BASIN
STORM SEWER MANHCLE

RtNEWAl 6/30/15

<D>

2RIGHT-OF-WAY UNE

aDITCH LINE > —»
LU*PROPERTY UNE LU
2

CENTERLINE 5 0
EDGE Cf PAVEMENT Z

LUEASEMENT

FENCE LINE

GUARD RAIL4" BACKWATER VAL
MANUFACTURED B POIKR UNE rm
CLEAN CHECK

OVERHEAD WIRE CWrt DM* -

TELEPHONE UNE
GAS LINE

STORM SEWER LINE STH S'* —
SANITARY SEWER UNE — -M —
WATER UNE *»i

CURB LINE

EXISTING CONCRETE *

2LEGEND PROPOSED o
LU
crPROPOSED BUILDING

PROPOSED CURB
PROPOSED EDGE OF CONCRETE

O

>-
O

PROPOSED SANITARY
OIL/WATER SEPARATOR

PROPOSED CONCRETE SURFACE
O
0•a LUcrSANITARY SEWER LINE

STORM SEWER LINE
FIRE WATER LINE
DOMESTIC WATER LINE
ELECTRIC LINE
NATURAL GAS LINE

O

E
G

CATCH BASIN
/RIM-100.00

CATCH BASIN RIM ELEVATION

INVERT ELEVATION IE=100.00

(E)EXISTING

•DSDOWN SPOUT

'MFIRE DEPARTMENT CONNECTION
CATCH BASIN
WATER METER
BACK FLOW PREVENTOR
LIGHT

PRIVATE
UTILITY PLANno

s
CHS

GENERAL NOTES 12/10/13PRIVATE UTILITY PLAN DATE:

DRAWN: JRT8CALK r 20- ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF THE CURRENT EDITION OF
THE UNIFORM PLUMBING CODE, INTERNATIONAL BUILDING CODE. AND THE INTERNATIONAL
FIRE COOE. WORK SHALL ALSO CONFORM TO THE STANDARDS OF THE JURISDICTION.
HOME DEPOT CRITERIA AND SPECIFICATIONS AND TO THE PROJECT SPECIFICATIONS.

THE CONTRACTOR SHALL VERIFY AND CONFIRM EXISTING CONDITIONS. NOTIFY
ENGINEER OF VARIATIONS IN CONDITIONS SHOWN ON THE PLANS. POINTS OF
CONNECTION TO EXISTING UHUTIES AND LOCATIONS WHERE NEW UTILITIES WILL
CROSS EXISTING UHUTIES SHALL BE VERIFIED BY POTHOLLING PRIOR TO
CONSTRUCTION OR ORDERING MATERIALS. IT IS THE CONTRACTORS RESPONSIBILITY
TO SCHEDULE POTHOLLING SUCH THAT IF CONFLICTS ARE ENCOUNTERED. SUFFICIENT
TIME EXISTS TO PREPARE MODIFIED DESIGNS AND HAVE THE MODIFICATIONS
APPROVED BY THE JURISDICTION WITHOUT IMPACTING THE PROJECT SCHEDULE.

1. 9. CNHCHECKED:GRAPHIC SCALE
12023.C20FILE:JO 10 JO <00

REVISIONS:2. THE CONTRACTOR SHALL HAVE A FULL SET OF THE CURRENT APPROVED
CONSTRUCTION DOCUMENTS INCLUDING ADDENDA ON THE PROJECT SITE AT ALL
TIMES.

CONNECT PROPOSED SANITARY LINE TO EXISTING STUB. CONTRACTOR TO
VERIFY LOCATION. DEPTH. SIZE. TYPE. SLOPE AND AUGNMENT OF EXISTING STUB
PRIOR TO ORDERING OR PLACEMENT OF ANY PROPOSED SANITARY COMPONENT.
NOTIFY ENGINEER OF ACTUAL SITE CONDITIONS.

( IN FECT )
1 inch = 20 ft. I

l
3. THE CONTRACTOR SHALL COMPLY WITH ORS 757.541 TO 757.571 REQUIRING

NOTIFICATION OF INTENDED EXCAVATION TO UTILITY PROVIDERS. 10. STORM DRAIN FITTINGS ARE TO BE ECCENTRIC. 'S

\ 11. SITE RUNOFF HAS BEEN QUANTIFIED USING RATIONAL METHOD ANALYSIS. PIPE
SIZING IS BASED ON MANNING'S FORMULA WITH N-0.013. IF THE CONTRACTOR
DESIRES TO SUBSTITUTE MATERIAL WITH A DIFFERENT N-VALUE. REVISION OF
CALCULATIONS WILL BE NECESSARY. THE CONTRACTOR MAY CONTACT THE ENGINEER
FOR THE REVISIONS.

ALL STORM PIPING TO BE PVC. ASTM 3034.
UNLESS NOTED OTHERWISE. © *«i iNONfrwirt nc

JOM. *11 WIGHTS RESCOVTOTHE CONTRACTOR IS RESPONSIBLE FOR COORDINATION OF PRIVATE UTILITIES SUCH
AS GAS. TELEPHONE. POWER. CABLE TELEVISION. ETC. CONFIRM VAULT LOCATIONS
WITH ENGINEER.

4.UTILITY INFO
THESE CRAWNGS A*t T« PSOff* TV
0* AAJ E«*SNEERKG WC A»D APE
W>T TO BE USED 0« REPSOCUDEO *AS* MANSES. EXCEPT WTH THE PSCR
AHiTTEN PEHIASSiON 0* AAJ
EIWiMEPINO NO.

1

\ALL SANITARY PIPING TO BE DUCTILE IRON
WITH LOCKING JOINTS.CBJ

RIM-56.09
IE=53.59_
50.9LF10 C900@0.9%

AD1 DS1
660-SA VAULT
OR APPROVED EQUIVALENT

5. THE CONTRACTOR SHALL KEEP THE ENGINEER AND JURISDICTION INFORMED OF
CONSTRUCTION PROGRESS TO FACILITATE SITE OBSERVATIONS AT REQUIRED INTERVALS.
24-HOUR NOTICE IS REQUIRED.

I
87”0LF6®92.4%

RIM-57.50
IE= 55.00
78.0LF6 PVC@1.2%

PROVIDE DRAINAGE FROM WATER METER AND CHECK VALVE VAULTS AS REQUIRED
BY THE JURISDICTION.12. iiSHEETRIM=57.46

IE IN=54.40
IE OUT-53.90

DS2 SCB2 AD2 IE=55.38
43.5LF6"@5.7% ALL FIRE WATER SERVICE PIPING TO BE

DUCTILE IRON WITH LOCKING JOINTS; ALL
BENDS AND FITTING SHALL BE MECHANICALLY
RESTRAINED.

6. THIS PLAN IS GENERALLY DIAGRAMMATIC. IT DOES NOT SHOW EVERY JOINT. BEND.
FITTING, OR ACCESSORY REQUIRED FOR CONSTRUCTION. 13. DOMESTIC WATER UNES AND ACCESSORIES BETWEEN THE WATER METER AND THE

BUILDING SHALL BE INSTALLED BY A LICENSED PLUMBER EMPLOYED BY A LICENSED
PLUMBING CONTRACTOR.

RIM-56.61
IE-53.6J5.9LF10 PVC@6.8%

RIM-57.10
IE-54.0368.4LF8 PVC@1.2%

7. CLEAN OUTS SHALL BE INSTALLED IN CONFORMANCE WITH UPC CHAPTER SEVEN.
SECTION 707 AND SECTION 719. NOT ALL REQUIRED CLEAN OUTS ARE SHOWN.CB3 AD3 -C2.014. UTILITIES WITHIN FIVE FEET OF A BUILDING SHALL BE CONSTRUCTED OF MATERIALS

APPROVED FOR INTERIOR USE AS DESCRIBED IN THE CURRENT EDITION OF THE UPC £RIM-56.28

3.8LF312 P̂VCSO.5%MIN. 7LF8SPVC@1.2%

RIM-57.50
38. EXISTING CONDITIONS BASED ON TOPOGRAPHIC BOUNDARY AND UTILITY SURVEY

PREPARED BY NORTHWEST SURVEY DATED JANUARY 1. 2014. I15. CHANGES IN DIRECTION OF DRAINAGE PIPING SHALL BE MADE BY THE APPROPRIATE
USE OF APPROVED FITTINGS AND SHALL BE OF THE ANGLES PRESENTED BY
ONE-SIXTEENTH BEND. ONE-EIGHTH BEND. ONE-SIXTH BEND OR OTHER APPROVED
FITTINGS OF EQUIVALENT SWEEP.

§
JOB NUMBER:

A12023.11 04
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PRELIM
IN

ARY6' 5 -0" MIN. £
:
q PLANTER AREA OREGON
H2 %

"VAN" PLACARD
THIS POST3’

^3 HANDICAP PARKING SIGNS - TYP.L SEE NOTE 5s RENEWAL 6/30/15Ji

t V 6’ CURBSLOPE SLOPEVERTICAL CURB
PER DETAIL 3" OF r-0" BASEROCKBASEROCK 1:12 MAX 1:12 MAX

oSIDEWALK — SEE
SITE PLAN 6’ CURB 2COMPACTED SUBGRADE

a
TACTILE WARNING PER
TRUNCATED DOME DETAIL5’-0" MIN. ROW UJFACE OF CURB * LU6'

2SEE 5PLAN6' 0
6’ 4* WIDE WHITE

PARKING STRIPES
PAINTED WHITE - TYP.

zTRUNCATED DOMES
AS SHOWN BELOWJ % V_4 UJ

*T7 FACE OF CURB;V,-o.Wor'fo.oy.
SEE NOTE 5 >/ .

if*v.:
VERTICAL CURB
PER DETAIL. 3" OF T-0" BASE ROCK HANDICAP PARKING

EMBLEM - TYP. _ /• 1.66" MIN.
2.35" MAX. FACE OF CURBirCOMPACTED SUBGRADE

I L_NOTES
@ @ ©

CONCRETE SHALL BE 3000 P.S.I. AT 28 DAYS. 6 SACK MIX. SLUMP RANGE OF 1-1/2" TO 3".
PANELS SHALL BE 5 FEET LONG.

1. I V 2’ 60.2"2-
3. EXPANSION JOINTS TO BE PLACED AT SIDES OF DRIVEWAY APPROACHES. UTILITY VAULTS.

WHEELCHAIR RAMPS, AND AT SPACING NOT TO EXCEED 45 FEET.
FOR SIDEWALKS ADJACENT TO THE CURB AND POURED AT THE SAME TIME AS THE CURB.
THE JOINT BETWEEN THEM SHALL BE A TROWELED JOINT WITH A MINIMUM 1/2" RADIUS.
SIDEWALK SHALL HAVE A MINIMUM THICKNESS OF 6 INCHES IF MOUNTABLE CURB IS USED OR
IF SIDEWALK IS INTENDED AS PORTION OF DRIVEWAY. OTHERWISE SIDEWALK SHALL HAVE A MINIMUM
THICKNESS OF 4 INCHES.
DRAIN BLOCKOUTS IN CURBS SHALL BE EXTENDED TO BACK OF SIDEWALK WITH 3’ DIA. PVC
PIPE AT 2% SLOPE. CONTRACTION JOINT TO BE PLACED OVER PIPE.

"VAN" TEXT PER —
LOCAL JURISDICTION

4.
RAMP W1£TH VAR

SEE PLAN5.
TRUNCATED DOME

DETAIL
RAMP TEXTURE PATTERN

DETAIL LOADING AREA - 8‘ MIN.PARKING STALL - 9' MIN.
6. VERIFY W/ PLANS SEE PLANS 2o

LU
cr
O1 PRIVATE CONCRETE SIDEWALK 3 TRUNCATED DOME DETAIL 3 DOUBLE LOADED HANDICAP PARKING STALL
>-3. 3J 3.iNOT TO SCALE NOT TO SCALE NOT TO SCALE
O

o
0
LUcrSection 7: CIVIL DRAWING REQUIREMENTS Section 7:CIVIL DRAWING REQUIREMENTS Section 7:CIVIL DRAWING REQUIREMENTS O

Figure 26-C1 Figure 26-E2

i-o-170(18%060 GftRHtHD
HEFUCTOfleH) AUJMMM SION WITH
PAJ1KING BY PEBWT ONLY"TEXT

INTERNATIONAL SYMBOL OF
ACCESS8UTY 00««« AAD LETTERNG
IN WHITE ON BLUE BACKGROUND

ADJACENTPAV1MJ

&P»1‘RACE’Of OX®- *b
rCLUDECW ALL

ACCESSBLE SONPOLES
A SIGNLOCATING
MINMUM IP OFS-PNE)
FCflUEGALPAWNS.
REFERTO LOCAL CCCCS
FCflFINEAMOUNT

DETAILS
STANDARD’reSON WHEN
BECAIRED BY LOCAL COEE—..

V TjV tjV •' * is
STANDARD VAN ACCESSHE SPACE'AT
SPACE ADJACENT TO 80IOAONG SPACE

§ 1 2/1 0/1 3r SQUARE QALVAMZED SION —POST SETN6'PIPE BOLLARD.
PAINT YELLOW.FILLWITHGROUT JjJ

DATE:WHITE C«YELLOW PAINT POPE

a CONTRASTING B.UE
SACKCBO-NO PANT. MO
BACKQPCLfSO PANT
HEQUFEDIF WHUE OR
YELLOWFIGURESONBLACK
ASMALT

DRAWN: JRT
UJ * : J -.l CNHl : CHECKED:HH IVf EXPANBCN JOINT FILLED

WITH SELF-LEVELING
ELASTOMERICSEALANT WH; 12023.C30A8 ORAST -̂

AGGREGATE
FILE:s

CURB NOTES 51 REVISIONS:4'DEEPX 18* 0iAVCTER
CONCRETE FOOTN3PRMDF <6 <18* LCN3 SMOOTH DOWELSATALL EXPANSION JOINTS

Y.‘ ElASTOMERC EXPANSION XWTS AT»MUJMIMNTEWALS FERAO
RECOMMENDATIONSAND ATALL RADII AAT CfiAJNAGE STRUCTURES.
CONCRETE SHALL HAVE A MINIVAjM 28 DAY CCMPRESSNE STHEM3TH Of«0»PS
LIGHT BRDOM RNSHON ALL SURFACES.ALL RACXI TO BE TRIE ARCS.
PftOVOE C3 A* BARS.W-V LONG. CENTERED OVER ALL TRENCH CROSSNGS
PTOVOE0 #6.2-e LONG BAPS TO CONNECT EXISTINGAND MEWCURBS
PftOVOE 4'PVC / MCPEWHENRECOMMENDED BY Tit GEOTECHNICAL REPORT
CONNECTTO THE STORM

5A
R r

C INTERNATIONAL SYMBOL OF ACCESSIBIUTV NOTES ACCESSIBILITY PARKING SIGN NOTES 3i 18A SYMBOL TO EE CENTERED ON WOTH OF PARKNG STALL
B BOTTOM OF SYMBOL TO BE LOCATED FROM ACCESS CRfVE. NTO PARKIN3SPACE
C SYMBOL IS RECMFED TO CONTRAST WITH BACKGROUND

A SPECIFC CC06 SHOULD BE REFERENCED FOR LOCALAND STATE
FEOUIftVENTS

8 (1) SIGN AT EACH ACCESSIBLE SPACE. SEE SITE IMPROVEMENT FLAN
FOR LOCATION

I
'F.

a

© AAI (NGNtlBIKC, NC
TOM. All BIGHTS RESCRVTO

DESQMERNOTE: PANTED SYMBOL ONLY NECESSARYWHERE PEOURED BY LOCAL CCOES N
THESE CRAWNOS ABE TIC PROPEBTY l0* AAJ ENSWEERKG WC AHO APE
NOT TO BE USED 0« BEtWOCLCEO *ANY MANNER. EXCEPT WITH THE PRIOR
WWiTTEN NRMSSlON 0* AAJ

SENWCERtNO NO.
-iSHEET J

S20_p HANDICAP PARKING
<r26-C2HANPICAP SYMB0LSTRAIGHT CONCRETE CURB26-C1 IMS OCTAL IS FOR RETEROCC OM.Y. IT IS THE RESPONSBUTY V Tit

OWL ENGINEER TO VCRFY ALL LOCAL. STATE AND IE0ERAL COOES PROO
TO USE. THE HOME DEPOT AND HO PARTNERS APE NOT UAELE FOR
ANY ERRORS CR OMISSONS RELATED HUH TIC USE Cf THIS OETAIL

THS OCTAL 0 FCB REFERENCE ONLY. IT IS TIC RCS’CNSIBIUTY CF THE
V1L ENGINEER TO WRFY ALL LOCAL.STATE AND FEDERAL CCXtS PRICK

TO USE. THE HOME DEPOT AM) W PARTNERS APE NOT UABLE FCK
ANY ERRORS CR OMISSIONS RELATED WTH THE USE OF THS OCTAL.

THS OCTAL IS FCR REFERENCE ONLY. IT IS THE RESPONSBUTY CF TIC
CIVIL ENCWEER TO VERFV ALL LOCAL. STATE AM) FEDERAL COOES PROP
TO USE. THE HOME DEPOT AND «0 PARTNERS ARE NOT UAELE FOR
ANY ERRORS 0« OM5SONS RELATED YRIH 1>C USE 0» THIS OETAIL

:C3.0 £
3
I

SECTION 7
Page 10

SECTION 7
Page 20

SECTION 7
Page 24 §

JOB NUMBER:

A12023.11DESIGN CRITERIA MANUAL - 02/21/14 Edition
6 a»1 70U HCACR TICNCIUFIGHTS RESERVED

DESIGN CRITERIA MANUAL - 02/21/14 Edition•MOI»14 HOMER TIC.INC ALLRI3HT8RESERVED
DESIGN CRITERIA MANUAL - 02/21/14 Edition•»ei »MMCACR TIC,WC AUFIGHTS RESERVED 5
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CflEGON
660-SA-550 660-SA-550:a - 2-Tot un Mine*!10' (AGGREGATE BASE) »"-o*TO viw v-r

ter «7

RENEWAL 6/30/15

0 !i»cm«M) note 5«»«
Alis'iil -hvSls OHII

:CWPACTED SUBGRADE

o
PROPOSED ASPHALT SECTION - J2 T«o urt Ar<*<r*(1 COCA Cĉ er) 26<*«* P.C

OJ1ET P*<
*/>•• 43. DRIVE AISLES aNOT TO SCALE

lilt W Bt"W «TO *»•P«t» / <» * No 1012P /MXIM Oâ id -'i /
ta -r c*.t«it LU*n»

Bat faJBASE ASSEMBLY
Ho. 660-B-SA
5.781 t»

«<•. CU*» Ha XSO>
CoMriM DOwd PUt.Oca
•AocMtg Late*

LU
B --0- (a - 2-1*.un•««<i 24* PvC

f HUT RtPC
tj'L

PLAN VIEW
lea."Ml»ero. BM Tea >W»I 5TOP VIEW*’ P»C

**£T PPS
•A- 0Byira

zTotal 6’85 ita U....1«. t*<y s«»«*1» OiTOw
Bo*1f r <vt LU4- Pit:— amt' "JT f iUSE OPTIONAL TOP

660-T—SA-HDt i ; BJ*I4 r.*«r J t
J- & to 3y-o’ -6.5’ (CONCRETE) a iI

-i [ I‘VMMMm
r tattT’'"’06' (AGGREGATE BASE)

'y yy > COMPACTED SUBGRADE 2h o iOPTIONAL TOP - HEAVY TRAFFIC
No. 660-T-SA-HD
1AM II

- a

iSMiruat »»* > ?
fc".»o tl * CaaUtgi

1B PROPOSED CONCRETE SECTION ! I :-3 1TO 24 M 4 ClUtVn
<2i* oroi# “—I3. VEHICLE ACCESS AREAHOT TO SCALE USE OPTIONAL TOP

660-T-SA-HD
— r-4* r-4* t'-o* — t 4* —

SECTION AAWTO*- [»J-IH lOOJn.«18 Aim C t»0 to AABOO 1020-44 v~.J.MA19
- ru.»ot.J> cru at II m». ir.«itin.

Ij VatUcA. KKti .id to .
2) fW» to "Slut Up * «•SaTO". Id nMt Holt to Xdln” ol oulUt p*>0 (1

F« »44tl-ltt to to.ITO
1) Mo. H»y.ty hemTO Cmi « MHnH.SaotUo < 5«» eta Oat 4 IMMaunx).

at. toot dw> XI'-O*

2

|^|oidcastle Precasi'
660-SA-550 660- SA-550

OIL / WATER SEPARATOR
550 GALLON - API STYLE

oREFER TO GEOTECHNICAL REPORT
FOR PAVEMENT SPECIFICATIONS
AND COMPACTION REQUIREMENT.

660-SA-550 660-SA-550
OIL / WATER SEPARATOR
550 GALLON - API STYLE

Oldcastle Precast* FTO TO 020E(X««SA4M
LUFTO TO .G20EC06OS*MO TOutTOro Pont.0 4-1*12 crPO Bo< »3.Wtoenrito.Oe*»ti 970maZ3

Fat (503)TOt-D— Rt-WJ4-1*12PO 80.323. Yfliomlk. Ooa«n97070-0323
T»: ( SCO) 662-2544 Fat <503)«2-2057

Tat 1503) 6022441 o
110.1 >-1100

o
o
0

Section 7:CIVIL DRAWING REQUIREMENTS Section 7: CIVIL DRAWING REQUIREMENTS Section 7: CIVIL DRAWING REQUIREMENTS LUcr
O

Figure 26-G1 Figure 26-H1 Figure 26-K

* Vzxv

5SaH a••*4 • XWPAVEV&JT Cfl "PATCHMG" TO MATCH
EXISTM3.SAWCUT-OUT*«THEMXSION
APPLE)BEFCflE PAVNG.PATCHNG — XXfDFINGER CflAJNS

TYPCA- FCLWSCtS.
[CMTO DESIGNFER
SOUS REPORT)

SEE SIZE TABLE

BACKFILL 6 •/-

3 t\

-I
[FNSHED GRADE
fOTOPCf PF?)
3RAVTTY PIPEL BACKFILL SCHEDULE s BEE PLAN ORm -SELECT

MATERIAL
>«>FLEPCONDITION It Pi*E DETAILSMATERIAL JFESSUREPF>EPFt SUES

MATERRL
PER PLAN

DUCTILE ROJRFE
WOFPNARrSOtL*
RCPPPEN
CRDHARY SOL*

SANOCR BENEATH PAVINGGROUTPFt
NTO OPENING -
MAX OPENNG /- PPE -? (

>"TYPE!Ml - 4-0" PFCSSUFt
SANOOR
TYPE III

>P£ P£MEATHI B- WvCE ANGLE I r
FRAME FOR GRATEY— VTYPEII.II6" >PAVED AREAS

**t2* * D - *tr-
SELECT

MATTFML ,
D-PPE Df£
Y= UNING J

ALL PIPE OXER
BECBOCKOlLEDGE

SAND OR
TYPE II

3-eOJT B3TTCW
BASNTODR*

TYPEII.II fJm PLAN 1 2/1 0/1 3DUCTILE RtM fFE
N CLAY CRIAXKm DATE:SAND ** HAND PLACEDV TYPEII.IIUK . AM)COMPACTEDPLOW

SIZE TABLE RCPPPENCLAY TYPEII.II SAND f DRAWN: JRTm** *<
SAND Cfl
YDf ||

SOLOflROCKLHPLASTC-AU**.T4 6" m DfcevSON SIZE l«l IYPEIII CNHCHECKED:ATffOCi jxr * SUITABLE MATERVL SKXAD CONTAJN MD STONES GREATER THAN 4" IN DLAWCTER AND NO FROZENLUVPS
ALL MATH4AL TO BE F1ACTOINMAXIMM OF12" LF1S AND COVPACTED BEFOFE PLACNO NEXT LFT
TYPEIMATERIAL SHALL BE GRAVEL CONTAINMiMG STONES GREATER THAN 1 1/2*IN DIAMETER NO
FROZEN LUMPS NO CLAY.ANDM)ORGANIC MATERIAL
TYPE IIAMTERAL SHALL BE CLEAN. HARD.CRUSHED CflNATLRAL STONEWITHA GRADATONBYYEGUT
OF1CO% PASSIN3 A 1 1/?SQUARE CPENIM3.NOT MCflE THAN&% PASSING A 3*4* SOUAPE OP0SINO AND
ACT MCflt THAN 5%PASSING A 1/2" SQUARE CPENN3

*•TYPEIIIMATERIALSHALL BE CLEAN.HAJO.CFUS- D STONE FFEE FROM COATW3S AND TK»*XGH.Y
WASKDMTH A GRADATION BY VABGHTOF 10»PASSW3 A 1"9QUARE OFENM3 AM)0»TO 5%PASSIN3
A 1/4" SQUARE OPENING

12023.C31FILE:*.<yCATCH BASIN NOTES
A. GRATE SHALL BE MEENAH»4»*C Cfl EAST JDFOAN 51I0 TYPEM3.OR EQUAL Y/H6N APPROVED BY ENGINEER
B TEXT SHNL PE CAST W TOP OF GRATE "OJMP NO WASTE"ANO‘DRAMS TOWATERWAY-INYt MINM-MHEIGHT.
C STEPS SHUL BE PROAOED WHERE DEPTHS EXCEED6 FEET.AM)9-LAU MEETOSHA STANOAFOS
D. EWCKOflCASTINFLACE WALLS9MU.HAVE AMDMNALTHCKAESS CEB" PFECAST WALLS&4ALL HAVE A
MNIMJV THCKNESS CE 6" (150] ANO BE FENFOIOED SUFFC1ENTLY TO PERVn SHPHNGWTHCUT DAMAGE
BASTVS OVEK 12 FEET IN CCPTH SHALL HAVEWALLS REINFORCED WITH #4 BARS VERTCAL & HDR2CNTAL12"

OC W1TH2"CLEAR FROMISOEFACE OFWALL ANY CAST INPLACE CONCRETE TO BE CLASS "C"
E. MNIMlMDEPTHSHAa BE OUISOE DIAMETER OF OUTLET PPE •SEVENl*»CS

REVISIONS:

r

t
TRENCH INSTALLATION NOTES
A WHERE BACKFILL SDESIGNATED "COMPACTED".THS MEANS9»TO95% STANDARD PROCTOR AASHTO T -99.ALL

FILL PLACS)Bacw PPES ANO STRUCTURES LUST MEET THISREQUREMENT
B. FOR ALL TIEMSKSYflTH A GRADE GREATER THAN AM>Cfl WHERE GROUNDWATER IS APPARENT. NSTALLCLAY

DAMSAROUND PPE AT ICO INTERVALS

DESGNER M3TE: CV1L ENGNEER SHALL REFER TO STATE DOT ANDIXCAL CRY DETAILS FORPROPER STCflM
STRUCTURE.A3CAE G ACCSIGN MNMM • ALL STOFW SEWER DETAILS MENDED&VALL BE
SHOWN CN THE DHAY/NGS

© AAI f NC.NIrmKf. roc
20H. All RIGHTS RESCRVTO

THESE CRAWNGS ARE TK PROPERTY
0* AAJ ENSWEERKG NO AH0 APE
NOT TO BE USED OR REPRODUCED *ARY WANNER. EXCEPT WITH THE PBICfl
WRITTEN PIRUSSION 0* AAJ IEN3PEEP1NO WO. -t
SHEET J

20 STORM STRUCTURE DETAIL TRENCH DETAIL S26-K SCALE: NTS
<rTHS CCTAJL IS FCR REFERENCE OM.Y. IT IS THE RESPONSBUTY CF TIC

am ENOTOEER TO VERFY ALL LOCAL. STATE AM) FEDERAL COOES PRXW
TO USE. THE HOC DEPOT AND *D PARTNERS ARE NOT UA3.E FOR
ANY ERRORS OR 014S90NS RELATED MTH TX USE CF THIS OETAIL

ms DETAIL IS FCR REFERENCE ONLY. IT IS THE RESPONSBUTY CF TIC
am ENOTOEER TO VERFY ALL LOCAL. STATE AM) FEDERAL COOES PROR
TO USE. THE HOC DEPOT AND «D PARTNERS ARE NOT UA3.E FOR
ANY ERRORS OR 014S90NS RELATED M1H TX USE CF THIS OETAIL

:C3.1 £
3
ISECTION 7

Page 25
SECTION 7

Page 28
SECTION 7

Page 33
§DESIGN CRITERIA MANUAL - 02/21/14 Edition•202120«MCWCR TIC. TOC. ALL F30MT8 RESERVED

DESIGN CRITERIA MANUAL - 02/21/14 Edition
e 2091 -20«“CWCRno TOC ALL FBCHTS RESERVED

DESIGN CRITERIA MANUAL - 02/21/14 Edition
e 2091.20«“CWCRno TOC ALL FBCHTS RESERVED JOB NUMBER:

A12023.11 5
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WITHIN STREET OR
SURFACED AREAS

OUTSIDE STREET OR SURFACED AREAS
AS APPROVED BY CITY ENGINEER.

(HORIZONTAL)
BEARING AREA OF THRUST BLOCKS

IN SQUARE FEET

(VERTICAL)
ME OF THRESURFACING COMPACTION - SEE NOTE #7 VOLU

BLOCK IN CUBIC YARDS
RUSTR/W

SEE NOTEEXISTING
SECTION o\ °^ ^ O n ^o

TEE«7 £ «) IEE. WYE.
OMJ END

AJO MYC**NT

80" BEND
PUXSCtO

CROSS

PIWSCED
ON RUN

OREGON22-1/2*
BEND

11-1/4-
BENDs F1TTKG

SIZE
STRADOlE

BLOCK
45* 90 45* 22-1/2*

BEND
11-1/4*

BENDBEK) BEND BENDu
A-2A — 1

0?§«0
O * o O

0 o ^o C7

V°0o
-°« o 0

-o O o

°^ o^ o0

<7> UJ 4 1.0 1.6 1.4 1.9 1.4 1.0d .CLASS B 3/4"-0" (W
GRANULAR BACKFILL^COMPACTED TO 95%
MAXIMUM RELATIVE
DENSITY AS PER 'AASHTO T180.
SEE NOTE #8 FOR
ARTERIAL & COLLECTOR
STREET DESIGNATIONS

£CLASS A BACKFILL
BACKFILL TO 85%
MAXIMUM RELATIVE
DENSITY.

d Z of 6 2.1 3.7 3.0 4.3 3.0 1.6 1.0 1J5 cisID RENEWAL 6/30/153 l g - 38 8.5 5.3 7.8 5.4 2.9 1.5 1.0 2.3 1.1it

i sg 10 5.9 10.2 8.4 11« 8.4 4.6 2.4 1.2 3.7 18|'I §“ 12 68 14.7 12.0 17.0 12.0 6.6 3.4 1.7 5.5 28 1.2-rIi'O o

?I £ 37* 8 14 11.5 16.3 23.0 16.3 8.9 4.6 28 7.6 3.9 1.7a.- 2 CJ Z I-XSL 16 15.0 28.1 21.3 30.0 21.3 11.6 8.0 30 9.9 31 2.3 0.9

§ ^ :i>- L £ £ 3 gI 2
Dj 2 018 19.0 27.0 36.0 27.0 14.6 7.8 38VARIABLE DEPTH OF CUT r

r??°*oO
2Q ~IN e l 20 238 408 33.3 47.0 333 16.1 9.4 4.7gNin.oc N

ait 24 34.0 568 48.0 68.0 46.0 26.2 13.6 6.6

*°0 ® 0 a
gb £ g
o

"1 •- *>
Sg g "

N6 LUNOTTS:
1. A8CNE r *

POUIOS .
STRESSES. *K1

BEAMING AREAS BASED ON TEST PRESSURE Cf 150 PSJ AND AN ALLOWABLE SOIL BEARNC STRESS Of 2003
< PER SOUNTE FOOT. TO COMMUTE BEARING AREAS FOR DIFFERENT TEST PRESSURES AND SOI BEARING

USE THE F0LL0WHG
BEARING AREA - ( TEST PRESSURE / 150 ) x ( 2000 / SOL BEARING STRESS ) x ( TABLE VALUE >

2. ABO.E VOLUMES BASED ON TEST PRESSURE Of 150 PSI AND THE WDCHT OF CONCRETE - 4050 POUKIS PER OJBC
YARD. TO COMPUTE FOR DIFFERENT TEST PRESSURES. USE THE FOLLCWNC EQUATION.

VOLUI* - ( TEST PRESSURE / 150 ) « < TABLE VALUE)

LU- * ° a iCO,° * o-/ o* •

#.o
» (71 COUATON: 212' o * oPIPE ZONE 5PIPE BEDDING &

ZONE MATERIAL
3/4--0 .

-i* •* * •j)o CN 0n° * - «
* o
1 ft -<1 o

I "D
m z

;© 5Q <*
f

gce UJO 5 BJo OD2 nBEDDING OC* * Zoo. 5 **S1
£ “Ig

6' g
± s‘ -TRENCH FOUNDATION

STABILIZATION AS
REQUIRED. N 3|*|s §

£ 8 $ “- S i;

i is § g

o
:

PIPE DIA. + 18'
MINIMUM

T)

NOTES: croAPiru c DI nr </

1. ALL CUTS IN PAVEMENT SHALL BE SAW CUT.
2. ALL CUT EDGES SHALL BE SAND SEALED.
3. RESURFACING TO BE MINIMUM 4 INCHES 1/2-INCH LEVEL 2 HMAC (PG 64-22) OR

MATCH EXISTING. WHICHEVER IS GREATER.
4. THIS TRENCH BACKFILL REQUIREMENT APPUES TO ALL UNDERGROUND CONDUITS.
5. CLASS ”B

_
BACKFILL SHALL EXTEND 3 FEET BEYOND EDGE OF STREET

OR SURFACED AREA.
6. BACKFILL SHALL BE PLACED AND COMPACTED IN A MAX. OF 24-INCH LIFTS. COMPACTION

TESTING REQUIRED AT A FREQUENCY OF 1 TEST EVERY 100 FEET OF TRENCH.
7. FOR TRENCH PATCHING STANDARDS, REFER TO THE CITY’S PAVEMENT CUT STANDARD.

8. ARTERIAL & COLLECTOR STREET DESIGNATIONS REQUIRE CDF FOR ALL TRENCH CROSSINGS
LOCATED IN VEHICLE TRAVEL LANES.

I/)

< if < •KXIKCH
LU

CROSS WYE VERTICAL BENDz a HJ<i MOTES:
1. CONCRETE BLOCKMG TO BE POUTED AGAMST

CMOSTUIBED EARTH.
2. ALL CONCRETE TO BE CLASS 2400 MNMUM.
3 MSTALL ISOLATION MATERIAL BETWEEN PIPE AND/OR

FITTINGS BEFCRE POJRNG CONCRETE BLOCKING.

tt a2 RCCS FOR VERTXAL BENDSz a. a.
FITTING SIZE ROD SIZE QCEDACNTQ n IO

#612” AND LESS 30”

#814--16” 36”
24- BE KEPT CLEAR OF ALL JQNTS AND
O
O3 TIE RCOS SHALL BE DEFORMED GALVANZED COLD ROLLED

STEEL. 40CCO PSI TENSILE STRENGTH LU»**"* SLW CCCity of Oregon City
Public Works Standard Drawings

»>** N.T.S.tw* J.W.H. O* S.L.W. City of Oregon City
Public Works Standard Drawings

S.L.W City of Oregon City
Public Works Standard Drawings

SCALE NTS. SCALE N.T.S.REV. DATE APPR. DATE APRIL 1993 INCH. JWH J W H
08/12
05/13

l REV. DATE APPR. °*rt APRIL 1993 REV. DATE A**. wrc APRIL 1993 >-PIPE BEDDING
AND BACKFILL

APPR. AFG2 AFG 1 3/06 NJK APPR. APPR.THRUST BLOCKINGOK. NO. 313* STANDARD 1" WATER SERVICE O
OK. NO. 402 WAC. NO. 407•REPLACES DWG NO. 414

O
0
LUcr
O

JCM 432 TAPPING SLEEVE
OR CITY APPROVED EQUAL ADD A SECTION OF —

2-INCH DIAMETER PVC
PIPE WITH THE INSCRIPTION
'FIRELINE - DO NOT CLOSE*

> 11 CAST IRON VALVE BOX.
LID, & PVC EXTENSION
(SEE STD. DETAJLS)

VALVE BOX TO BE PCC —
ENCASED IF NDT IN

PAVED AREA.
(SEE NOTE 5)

r— VALVE BOX TO BE PCC
ENCASED IF NOT IN
PAVED AREA.
(SEE NOTE 5)

DETAILSz
a 3*

£ a 3/4* MINUS
CRUSHED ROCK
UNDER VALVE BOXVARIES (40‘ MAX) a*

/ 8 12/10/13UNDISTURBED -
EARTH ,̂—r DATE:

SECTION END VIEW DRAWN: JRT
CNHCHECKED:(SEE NOTE 3)

12023.C32FILE:< $NOTES:
REVISIONS:

RESTRAINED BETWEEN VALVES
USE ROMAGRIP. MEGALUG.
OR APPROVED EQUAL.

FIANCEO OUTLET
ON MAJNUNE TEE1. WATER MAIN SHALL BE CLEANED BEFORE ATTACHING SLEEVE. r

THRUST
BLOCKPRfVATE

PROPERTY
PUBLIC RIGHT-OF-WAY2. SLEEVE AND VALVE SHALL BE PRESSURE TESTED BEFORE MAKING TAP. 3VALVE SHALL

BE CONNECTED
AT WATER MAIN a3. PRESSURE TEST AND TAP SHALL BE MADE IN THE PRESENCE OF AN

AUTHORIZED CITY REPRESENTATIVE.
PROPERTY LINE
(SEE NOTE 4)

© *41 INGWtriBMG MC
ZOM. *11 BIGHTS RESCBVTO

NOTES:4. PROPER TAPPING MACHINE SHALL BE USED TO MAKE TAP. N
THES* CRAVINGS W T« PSOff* TV
0* AAJ EMSNEfWKG NC A»D AP*MOT TO 8C US80 0« WPBOClXeO *AH* MANSES. EXCEPT WITH THE PBICR
ART TEN P(MISSION 0* AA1
ENOMEPING NC.

I1. ALL WIVES SHALL BE RESIDENT SEAT GATE VALVE ONLY.
2. USE CLASS 52 DUCTILE IRON FOR PIPES 4-INCH ANO GREATER IN DIAMETER. USE COPPER

PIPE FOR DIAMETERS 2-INCH AND SMALLER.
3. BACKFLOW PREVENTER SHALL BE LOCATED INSIDE A BUILDING OR UNDERGROUND VAULT. AS DETERMINED

BY OREGON CITY WATER QUALITY STAFF.
4. IF VALVE CANNOT BE BUILT IN PUBLIC RIGHT-OF-WAY, AN EASEMENT SHALL BE PROVIDED

BY THE PROPERTY OWNER.
5. CONCRETE PAD SHALL BE 20*X20* WITH A DEPTH OF 3* OVER 3/4*-MINUS BASE ROCK. CONCRETE

SHALL HAVE A MINIMUM BREAKING STRENGTH OF 4000 PSI AT 28 DAYS. TOP Of PAD SHALL BE
FLUSH WITH THE EXISTING GROUND LEVEL.

5. 3/4 INCH CRUSHED AGGREGATE SHALL BE PLACED AND COMPACTED TO
95% OF MAX. DENSITY AS DETERMINED BY AASHTO T-180.

6. THRUST BLOCKING REQUIREMENTS SHALL BE DETERMINED BY THE ENGINEER.
?
3SHEET §

7. TAP SHALL BE MADE NO CLOSER THAN 18 INCHES FROM THE NEAREST JOINT. <*

SC3.2 £
3
IJRF City of Oregon City

Public Works Standard Drawings
JRF City of Oregon City

Public Works Standard Drawings
sem5C*L£ N T S. N T S.J W H EKCB. NJK

§«cv. o*ir *«* . WTt APRIL 1993 RTV. CMTt *pp» DATt OCT. 2011
1 3/06 NJK JOB NUMBER:

A12023.11
STANDARD WET

TAP DETAIL
STANDARD FIRELINE

INSTALLATION
AP*>*. >N
OK. MO. 411 OK. NO. 416 5
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OREGON

CITY WATER DEPT STANDARDS PLUMBING CODE
RENEWAL 6/30/15

CITY APPROVED
BACKFLOW DEVICE

THRUST BLOCK -
RETAINER GLAND FLANGE COUPUNG

ADAPTOR &2’*4' STUDS UNDER
H SIDE OF SLOT

SCREW
LID ON1 4", 6“ OR 8“ STAND PIPE

AS NOTED ON PLANS
o

t
212" MINFi OW j a

CHECK VALVEMEGA FLG
FLG OR EQUAL

AUTOMATIC BALL DRIP VALVE- LU* LUa2 FIRE DEPARTMENT
CONNECTION
OPTIONAL AT THIS
LOCATION

2
MIN 3 55’ STORTZ CONNECTIONOSHA APPROVED LADDER x

WITH ALUMINUM LADDER ^EXTENSION BY UTILITY
VAULT

0
LID TO BE ’MARINE’ TYPE 3/4’—*PLYWOOD OR 1/4* CHECKERED
STEEL PLATE LID TO REST
WITHIN BELL OF PIPE, CUT SLOT
FOR STAND PIPE. OR SPLIT STEEL
PLATES. SEE DETAJL

FIRE SPRINKLER CONTRACTOR TO
VERIFY NUMBER AND CONFIGURATION
Of PORTS REQUIRED ON FDC. PER
LOCAL JURISDICTION

z& LU
<o

BJPLAN
CONTRACTOR TO SEAL ALL
OPENINGS IN VAULT WITH
NON SHRINK GROUT PRIOR
TO BACKFILLING

2
5 REFLECTIVE MARKING TAPE

BARREL-PAINTED YaLOW PER
JURISDICTION REQUIREMENTS
4’. 6" OR 8’ F.D.C. STAND PIPE
AS NOTED ON PLANS

I sr DRAIN TO CURB OR
DAYLIGHT

21
GROUND LINE x

i!5
l

3“ MIN CLEARANCE
ON OPENED
OSicY VALVE‘MEGA FLG OR EQUAL

z-INLINE CHECK VALVE >
NON-SHRINK GROUT

8LI RODENT
SCREEN

CONTRACTOR TO INSTALL
CONCRETE BALLAST 3 CU.
YD. MIN. WHERE FLOODING
HIGH GROUNDWATER EXIST

PIPING SHALL SLOPE TO
AUTOMATIC BALL DRIP VALVEVS /

'
[ 3f FLOW

\ VDRAIN TO DAYLIGHT OR
INSTALL SUMP PUMP
CONTACT CITY FOR
PUMP SPECIFICATIONS

<©

2ELEVATION o
C0

FIRE DOUBLE CHECK VALVE ASSEMBLY LUINSTALL AUTOMATIC BALL DRIP VALVE
MIN. 30’ BELOW FINISH GRADES crzUTIUIY VAULT CR "EQUAL BILCO DOOR

OR "EQUAL 12" MIN
24" MAX
FLOOR TO BOTTOM
OF DEVICE

3i/i X oSIZE MTH F.D.C. WTHCUT F.D.C.
<0 4'4 577/676 577/676 J-5AL NOTES:

USE FLANGE OR THREADED FITTINGS
>-

I 676/687 676 J-SAL
8 687/5106 676/687 -Q-3AL o10 687/5106 687 JD-3AL WHEN FDC IS CONNECTED TO DCDA

IN A VAULT, AUTOMATIC BALL DRIP
VALVE MAY BE INSTALLED IN VAULT.

CITY ENGINEER APPROVED EQUAL
O
0
LUcr
O

1 DOUBLE DETECTOR CHECK VALVE 2 FDC AUTOMATIC BALL DRIP
3. 3.NOT TO SCALE 02530-06 NOT TO SCALE

DETAILS

12/10/13DATE:

DRAWN: JRT
CNHCHECKED:

12023.C33FILE:

REVISIONS:

r

3
a

© **i MONMNNS nc
JOM. All SIGHTS RFSCOVTO

N
THESE CNAW1HGS AWE TK PSOff* TV l0* AAJ ENSWEERKG NC AHO APE«>T TO BE USED 0« WEPWOCIXED «
AS* WASHES. EXCEPT WITH THE PBIC«
WHITTEN PEWUSSOH 0* AAJ

SENOMEPIhQ ISC. a
SHEET J

S

f
-C3.3 £

3
\
§

JOB NUMBER:

A12023.11 5
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MICHAEL O'BRIEN

OREGON

11/31/98

410

PR
ELIM

IN
A

R
Y

PLANTING LEGEND
TREES

>*
ACER CIRCINATUM 'PACIFIC FIRE" - VINE MAPLE
2* CAL., WELL BRANCHED, 3 STEM MIN. AT BASE

ACER RUBRUM 'GERLING' - ARMSTRONG MAPLE
2* CAL. B&B. WELL BRANCHED.LIMBED TO 6'

CERCIDIPHYLLUM JAPONICUM - KATSURA TREE
2" CAL. B&B, WELL BRANCHED.UMBED TO 6'

PSEUDOTSUGA MENZIESII - DOUGLAS FIR
2* CAL.,FULL TREES, BRANCHED TO GROUND

4"
ZELKOVA SERRATA 'HALKA' - JAPANESE ZELKOVA
2* CAL. B&B. WELL BRANCHED.UMBED TO 6’

TFDAfi

5"
CEDAR

ZELKOVA SERRATA 'HALKA' - JAPANESE ZELKOVA
3'CAL.B&B. WELL BRANCHED.LIMBED TO 6’
(UPSIZED FOR MITIGATION)

4"

4*
4*

CEDAR CEQAR
EXISTING TREES TO REMAIN
PROTECT DURING CONSTRUCTION

4“
4" r.FOAR

CEDAR

EXISTING TREE TO BE REMOVED
SEE PLAN NOTES FOR MITIGATIONX

SHRUBS AND GROUNDCOVER

BERBERIS THUNBERGII 'CRIMSON PYGMY* - JAPANESE BARBERRY
2 GAL.CONT.,FULL PLANTS,30H O.C.
CEANOTHUS THYRSIFLORUS VICTORIA’- CALIFORNIA LILAC
3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN (9'MAX.HT.)
CORNUS SERICEA KELSEYI' - REDTWIG DOGWOOD
1 GAL CONT., FULL PLANTS. 24" O.C.

CT z
O
O
LU
cr
Om
>-ni COTONEASTER HORIZONTALIS 'VARIEGATUS' - ROCK COTONEASTER

2 GAL. CONT.,FULL PLANTS, 30" O.C.
LIRIOPE SPICATA - LILYTURF
1 GAL.CONT., FULL PLANTS, 12" O.C.

O
O

Oo
LUcr© oMYRICA CALIFORNIA - PACIFIC WAXMYRTLE

3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN-<
®hO PIERIS JAPONICA VALLEY VALENTINE' - LILY-OF-THE-VALLEY

3 GAL. CONT.FULL PLANTS, SPACE AS SHOWNO-J
PRUNUS LAUROCERASUS 'OHO LUYKEN' - ENGLISH LAUREL
3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN (4'O.C. MAX.)
RHODODENDRON 'GIRARD'S FUCHSIA' - EVERGREEN AZALEA
18-21" B&B, FULL PLANTS, SPACE AS SHOWN (4' O.C.MAX.)

©

® RIBES SANGUINEUM 'KING EDWARD VII' - RED CURRANT
5 GAL. CONT.FULL PLANTS, SPACE AS SHOWN (4'O.C.MAX.)
ROSA 'MEIKROTAL' - SCARLET MEIDILAND ROSE
5 GAL. CONT.FULL PLANTS, SPACE AS SHOWN (3'O.C. MAX.)
RUBUS PENTALOBUS - TAIWAN BRAMBLE
4* POTS, FULL PUNTS, 16" O.C.

LANDSCAPE PLAN

12/10/13DATE:

DRAWN: MEOSPIREA JAPONICA 'YAN' - DOUBLE PLAY SPIREA
1 GAL.CONT.. FULL PUNTS, 16" O.C. (2' MAX.HT.) CNHCHECKED:

12023.L10FILE:RESEEDED FIELDGRASS TO MATCH EXIST.
SEE SPECIFICATIONS REVISIONS:

EXISTING LANDSCAPE TO REMAIN
PROTECT DURING CONSTRUCTION I

3
5NOTES

© **i iNGNtcmNG r*cson. «u ntGMts nrscovso r>

ALL PLANTS SHALL BE IRRIGATED BY A FULLY AUTOMATIC. PERMANENT,
UNDERGROUND IRRIGATION SYSTEM UNLESS OTHERWISE NOTED.

1. THESE CftAWNGS APi TK PflOPiAIV
Of »AJ EV3WEEPKG *C At® APS
MOT TO BS USED OR REMOOUCEO N
ART MARREO. EXCEPT WITH THE PRtCfl
WWtUN Pf *«RSSlOR 0* AAJ
EM3AEER1RQ IRC. !-2. IRRIGATION SYSTEM TO OPERATE SEPARATELY FROM ON-SITE SYSTEM.
SHEET I3. LANDSCAPE TO BE INSTALLED ACCORDING TO AMERICAN NURSERYMAN

STANDARDS. 2a
I
i4. ALL INTERIOR LANDSCAPE SHRUBS SHALL BE SPACED NO MORE THAN 4'

ON CENTER. L1.0 $
3
l5. OWNER TO MAINTAIN LANDSCAPE TO ACHIEVE FULL COVERAGE OF

UNPAVED AREAS WITHIN THREE YEARS. %( IK FEET )
1 inch - 20 fL

JOB NUMBER:

A12023.11
5-STREET TREES CONTINGENT ON ODOT APPROVAL. TREES WILL BE

LOCATED ELSEWHERE ON THE SITE IF NOT APPROVED.
6.

I
ui
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IN

ARY
Landscape Construction Specifications
General

Rough Grade Inspection

Distribute following soil amendments to ail landscape areas in even layers and power rototill or spade to a minimum depth of 4-6 inches
into topsoil, os follows:

Planting Beds
a. Compost: Apply nine cubic yards per 1000
fc>. Commercial Fertilizer: Apply 50 pounds per

6.Conditions and quality of rough grade shall be inspected and approved by Owner's Representative prior to the commencement of specified
work in oreas to be landscaped. The contractor sholl then be responsible for completion of activities specified herein, and defined on the plon.

The Owner's Representative, at their discretion, sholl direct further rough groding
a surfoce satisfactory for further work to commence. Compensation for additional

1.
1. Municipal, County, State and Federal lows, ordinances and code regulations governing or relating to any portion of the work depicted on
these plans ore hereby incorporated into ond mode part of these specifications, and their provisions sholl be carried out by the contractor. It
Is the responsibility of the contractor to verify these before commencement of construction.

The Contractor shall verify the locations of all existing utilities, structures, and services before commencing work. The location of utJIties.
structures, services shown on these plons ore approximate only. Any discrepancies between these plans ond the actual field conditions shall be
reported to the Owner’s representative.

The Contractor sholl locate ond protect all existing utilities ond features on and adjacent to the project site djring construction.
Contractor shall repair, at their own expense, all damage resulting from Contractor's operations or negligence.

The Contractor sholl obtain all necessary valid licenses, permits, and insuronce required to perform the work indicated herein before
commencing work, ond shall be responsible for coordinating work with all parties involved, including jjrisdictional agencies.

The Contractor shall use all means necessary to protect the public at all times during the construction process.

or soil preparation if specified activities hove not created
surfoce work created by conditions unknown ot the outset

and os directed in writing by the Owner's Representative shall be negotiated ot the time of the directive, and prior to the commencement of
particular construction activities.

2. ft.
CWEGONsq. ft.

2.
Lowns

a. Compost: Apply nine cubic yards per 1000 sq. ft.
b. Agricultural lime: Apply 50 lbs. per 1000 sq.ft.
c. Commercial fertilizer: Apply 8 lbs. per 1000 sq.ft.

Preparation of bockfill planting soil mix shall be as follows:

Thoroughly blend and mix the following proportion of materials while In o moist condition:

Finish Grading3.
RENEWAL 6/30/15

Verify that rough grade in landscape oreos is sufficiently below preposed Final grade for planting beds ond lawn areas to allow for
placement of topsoil mix. Refer to grading plans for finish grade references. Verify that grades provide positive drainage ot all landscape
oreos. ond slope oway from structures at a minimum of 2% slope. Final grodes in all landscape oreos sholl be crowned at center to facilitate
proposed drainage.

Installation Of Irrigation Sleeving Conduit Prior to Paving Operations

1. 7.
4.

Three cubic yards topsoil
1 1/2 cubic yards compost
1 1/2 cubic yards medium bark
10 pounds commercial fertilizer
Five pounds boncmcal

5.
In the event of conflict between pertinent codes, regulations, structural notes, and/or requirements, or the referenced standards of these

Specifications, the provisions of the more stringent sholl govern.

Scope of work: Furnish labor, moteriols, equipment ond supervision necessary to complete all work shown on the drowings and specified

O6. Sleeving conduit shall be installed ot locations os per plans ond specifications, or os directed by the Owner's Representative. Irrigation
sleeving shall occur prior to preparation for paving construction. Set piping to provide minimum covers of:
1.

2
7. a18 inches for sleeving beneath walkways

24 Inches for sleeving beneath pedestrian paving
36 inches for sleeving beneath vehicular, public, ond asphaltic concrete paving

herein. Keep project free from accumulation of debris, topsoil ond other material. At completion of each orea of work, remove debris, equipment
and surplus materials. Any paved area or surfaces stained or soied from londscoping materials shall be cleaned with o power sweeper using
water under pressure. Building surfoces shall be washed with proper equipment and moteriols as opproved by the Owner's representative.

8.
UJ* LU

Mandatory Site Inspection Schedule 2

5Mork eoch end of sleeving with o 2 x 4 stoke with 24" exposure, clearly marked 'SLEEVE LOCATION*. Contractor shall mointoin staking
identification and location throughout construction process. Protect all existing paving when Installing sleeving. Restore all paving damaged by
sleeve installation. Seeded Lawn InstallationSchedule for Mandatory site Inspection procedures. The mondotory site inspections Include but ore not limited to the following:

Pre-Construction Site Meeting - Contractor sholl be notified a minimum of 48 hours prior to meeting to review site conditions, proposed
construction and construction schedule, ond review construction specifications prior to commencement of construction operations.

Rough.
so3 grodes.
in areas to be landscaped should occur until written approval by Owner’s Representative has been issued.

Topsoil Inspection - No transportation or placement sholl occur untl written opproval of import or stockpiled topsoil by Owner’s
Representative is issued. (Refer to Soil Preparation Specification for soil inspection procedures)

Open Trench Irrigation Inspection - Contracted shall notify Owner’s Representative 24 hours prior to inspection for written approval of
irrigation trench depths, piping conditions, and pressure testing. Contractor is responsible to install barricode. bockfill. ond/or aiuminate open
trenches at all times untl final inspection approval ond bockfill occurs. Protect the public at all times. (Refer to Irrigation Specification for
inspection procedures)

Plont Material Inspection - Plant material quality and layout inspection ond written approval shall occur with 24 hours notice to Owner’s
Representative prior to installation of any plont material. (Refer to Planting Specification for inspection procedures)

Fxiol Landscape Areas ond Irrigation Performance Inspection - Contractor sholl notify Owner’s Representative 48 hours prior to inspection
for approval of londscopc ond irrigation work. Irrigation operations ond coverage shall be inspected. Plant quality ond layout shall be
inspected. WVitten opproval shall be issued upon inspection approve* of specified construction. (Refer to relative specification sections)

Periodic Maintenance Inspection - Owner's representative sholl perform periodic site inspection throughout specified maintenance time
frame. Contractor shall notify Owner's Representative for final inspection and approval of maintenance procedures at the cessation of the
specified maintenance period. Final Inspection sholl require that all specified maintenance tasks hove been completed. Obligations to perform
maintenance tasks under originol controct will ceose only upon written approval of Owner's Representative.

1. 0
ZContractor sholl roll prepared seedbed with 200 lb. water filled roller to firm seedbed. Remove rocks, dumps, or debris at surface.

Lightly rokc to scarify surfoce.
Contractor sholl opply 50 pounds commercial fertilizer per 1,000 square feet of surface area before spreading seed.

Contractor sholl apply eight pounds of Pro-Time Supreme grass seed per 1,000 square feet of surface orea. Divide seed In equal ports,
opply one half in north-south direction, and the other half in on east-west direction. Apply 1/8’peat or mulch cover to maintain moisture
throughout germination.

The Contractor sholl protect ond maintain the seeded area by fencing, watering, feeding, reseeding, mowing and repairing os necessary,
through ond including two mowings, or as long as necessary to establish a thick, uniform stond of gross acceptable to the Owner's
representative.

1.
LU2. Size of sleeving conduit pipe shall be o minimum of two times the dlometer of the bell end of the pipe thot is to be fed Into the sleeve.

Set sleeving In a compacted bed of material that will not damage the pipe during compaction of surface backfill material.- Contractor sholl notify Owner's Representative a minimum 48 hours prior to request for inspection of rough
All rough grading operations shall be completed per specifications and prepared for inspection. No topsoil placement or backfilling

Grading Inspection 2.3.
3.

Design / Build Irrigation Soecificotion

Contractor sholl provide a design / buld automatic underground irrigation system for all ornomentd landscape oreas. Contractor sholl
provide irrigation design drawing to Owner's representative for review at least two weeks prior to commencement of installation. Sprinkler heads
sholl be spoccd at o maximum of 50% of the diometer of the proposed spray pattern. All oreas sholl be sprayed from ot Icost two directions.
Verify gollonoge. pressure, size, and location of service water line. Contractor shall install all piping sized so that each lateral line does not
exceed 10% net pressure loss for entire length of lateral. The moin line sholl exceed 10% pressure loss for entire main line system. The
Contractor shall guarantee on irrigation system functioning to manufacturer’s specifications with the source volume ond pressure offorded to
site.

1. 4.

Hvdro-Mulch SecdioG
Hydro mulch slurry distribution shall be a minimum 25 psi and a minimum capoclty of 2000 gallons ond shall be operated so as to reoch

all seeded areas without tracking through prepared seedbed. Slurry mix shall be os per manufacturer's specifications.

Roll or floot seeded areas to provide a smooth even surfoce. Apply the following hydro-mulching slurry mixture at the following rates:

Seed Mix: As Indicated In applicable specification
Fertilizer: Webfoot Orgonic Base 10-10-5 9 50 Ibs./IOOO sq. ft.
Wood Cellulose: Weyerhauser "Silva-Fiber" O 1500 lbs./ ocre

2. Verify sleeving installation requirements at existing ond proposed paved areas prior to preparing design. Combine wire and piping where
possible.

2.Protect existing buBdings. walls, pavements, reference points, monuments, ond markers on this site. Verify location of and protect all
utilities. Protect adjacent property. Protect work and materials of other trades. Protect irrigation system moteriols before, during, and after
installation. In the event of domoge, repair or replace items os necessary to the approval of the Owner’s representative and ot no additional
cost to the Owner. Use all means necessary to protect the public from injury at all times.

3.

Guarantee all installed moteriols ond work for a minimum of one yeor beyond the date of final acceptance of the irrigation system
Installation.4.

Trees. Shrubs. Sc Groundcover Installation
5. Make arrangements for water shut-off during construction if necessary, notify owner 24 hours prior to suspension of water service.
Minimize disturbance to existing conditions ot site.
6. Irrigation trenches sholl be a depth to provide a minimum cover of 18 Inches for sleeving beneath walkways; 18 Inches for all pressurized
main lines; 36 inches for sleeving beneath asphalt poving, and 12 inches for oil loteral lines. Bockfifi with dean fill void of material injurious to
system components. All sleeving under vehicular traffic to be Class 200 PVC, all other sleeving shall be doss 200 PVC Locate top of zone
valves a minimum of 6’ below finish grade.
7. Contractor shall follow manufacturer’s Instructions for solvent welding of PVC pipe and fittings to ochieve tight and inseparable joints.
Utaize single wrap Teflon tape at oil threaded joints.
8. Install all valves with fittings that facilitate maintenance removal and place valve boxes ot locotlon thot ore easily serviced but not In
conspicuous locations. Locote in planting beds wherever possible, awoy from mower, edger, or de-thotcher or utility maintenance operations.
9. Contractor sholl install one monuol drain valve at discharge side of each remote control valve ond at all low points in mainline pipe so os
to allow for complete drainage of all moin lines. Mork with a painted sleeve cover ond indicate locations on As-Buat drawings.

10. Contractor sholl provide backflow prevention as required per local ond state codes, installed os per manufacturer's specifications.
11. Contractor shall Install irrigation controller In accordance with manufacturer’s specifications. Verify a 120 V.A.C. electrical source ond a
min. 1 1/2' conduit from controller location open to oil electrical zone valves in field. Weatherproof any exterior wall penetrations.
12. Install all wire In accordance with manufacturer’s specifications with a minimum of 18 Inch looped Inside valve box at eoch remote control
valve ond ot the controller. All splices shall occur within valve boxes with waterproof connectors.
13. Contractor sholl instoll all piping sized so that each lateral line docs not exceed 10% net pressure loss for entire length of lateral. The
main line sholl exceed 10% pressure loss for entire main line system.

14. Contractor sholl install all sprinkler heads with flexible risers, using flexible polyethylene pipe not to exceed 18 inches in length or PVC
swing joints. Tee fittings shall extend horizontally from pipe .

15. Contractor sholl thoroughly flush irrigation system after piping, risers, ond valves ore installed but prior to installing sprinkler heods.
Thoroughly clean, adjust ond balance the Installed irrigation system. Adjust sproy pattern of nozzles to minimize throw of water onto buildings,
walls, roods and parking lots. Adjust controller for optimum performance and precipitation rotes utilizing proper water conservation measures.
16. Amended Plan Information - Upon completion of the irrigation system installation ond os a condition of its acceptance, deliver the
following to the Owner's representative:

Two copies of the Controller Zone Reference chart laminated for waterproofing.

Instruct the owner of system components operation, system winterizotion, ond controller adjustment processes. Instruct owner of precipitation
requirements and schedule of anticipated controller adjustments as landscape matures.

Contractor sholl guarantee moteriols and workmanship for one year from date of conditional occeptonce. Plant material shall be in
accc'dance with American Nursery Association standards set for grading and root boll sizes ond sholl comply with Stole ond Federal laws with
respect to inspection for insect infestation ond plant diseases and shall be free of insect pests and plant diseases.

Plant materials shall have a minimum of 6 inches of prepared soil under the root ball, and a minimum of 6 inches on each side of the
root boll. Tree roots or root ball sholl hove a minimum of 12 inches of plant soil under the root boll and a minimum of 12 inches on each
side of the root boll, or bo»e roots. Find grade should maintain root boll slightly above surrounding grode (not to exceed one Inch) for
specified mulch installation. Ploce Best Pak fertilizer pock in bottom of planting pit prior to bockfin os per manufacturer’s specifications.

Mulch all planting beds ofter planting, find raking, grading and leveling of the planting beds with 2 Inch loyer of Hem/FIr medium dork
screened bark mulch.

1.qndscape Arco Prsporotioo 2o1. Verify location of delineated horizontal ond vertical project limits prior to commencement of construction. Verify thot stoking, survey
markings, elevations, station points, phase lines, etc. coordinate with specified parameters indicated on drowings and specifications, prior to
commencement of construction. 2. LUContractor to cleorly exhfcit and maintain barricodes for project limits throughout the construction process. cr

O2. Verify thot completed rough grades ore to be held sufficiently below finish grade in landscape areas for placement of specified tcpsoll mix.
igh grade to facaitatc all proposed drainogc patterns and slope
2% grade. Prior to landscape operations, rough grading sholl be cleon

(Refer to Soil Preparation Section for depths of topsoil placement .) Rou
substantially away from all structures or site facilities at o minimum of
ond not exhibit clods, roots, stones or construction debris in landscape oreas. Landscape oreos shall be completely accessible for
commencement of irrigation ond landscape installation at the time specified for installation.

>-3.
O

4. Balled and burlopped trees, boxed trees or bare root trees shall be cither guyed or staked as detailed on the plons.
Remove all dead or dying branches ond criss-crossing branches from trees. Do not cut leader.
Keep project free from accumulation of debris, topsoil and other material. At completion of each oreo of work, remove debris, equipment

and surplus material. All paved areas or surfaces stoined or soiled from landscape material shall be cleaned with a water-pressure power
sweeper. Building surfaces sholl be woshed with proper equipment ond materials as opproved by the Owner.

3. Install irrigation sleeving for piping and wiring os required by irrigation system installation, at depths ond types specified in the Irrigation
Specifications. Install sleeving at all locations specified for irrigation and wiring installation, and verify locations prior to installation. Notify
Owner's Representative of conflicts with sleeving installation os specified.

Verify thot a 120 V.A.C. electrical source for the automatic irrigation controller shall be available at the location required by irrigation
system. Verify thot o minimum 1 1/2’ conduit (within sufficient sleeve) from controller location sholl doylight Into the landscape area with
access to all automatic zone valves for wiring. Contoct Owner’s Representative prior to installation if any field deviations occur.

Inspection and testing of existing ond proposed soil conditions shall be performed by on independent testing laboratory, at the discretion
of the Owner's Representative. The cost for these services shall be paid by the Owner, upen prior notification, by the Contractor upon direction
by Owner’s Representative.

2o5.
06. LU4. a:
O

5. Maintenance
Contractor sholl mointoin all landscape areas for 60 doys after accepted completion of project.

Maintenance shall include; all grade resettlement, mowing, edging, weeding, policing and removal of plant material debris during
maintenance period. Seasonal fall leaf removal is outside the scope of this maintenance specification.

Bark mulch shall be maintained or brought up to the two-inch depth during this maintenance period.

Any unsatisfactory condition arising during this maintenance period shall be brought to the attention of the Owner immediately.

I.
2.

Project Conditions
1. Inspection of the site: The contractor shall inspect the site prior to construction and verify the extent of the construction process for
londscopc orco preparation. Immediately notify Owner’s Representative of job conditions detrimental to construction process. Commencement
of construction designates acceptance of conditions apparent at outset.

Property lines are provided as reference only ond are
of construction.

3. Weather Limitations: Soil work sholl be performed only when the weather conditions do not detrimentally affect the quolity of work.

4. Protection: The contractor shall inspect and verify existing and proposed underground and overhead utilities ond other items specified to
remain. Barricade open excavations, limited access oreos or public right of way, as specified by governing authority, and provide adequate
wom'mg 24 hours per day during construction process. Prior notification to affected utaitics monogement is required o minimum of 48 hours
prior to disturbance, or os specified by utility or municipality. Contractor shall be responsible to protect, maintain, ond repair all utilities
affected by construction specified herein.

5. Verify existing landscape or irrigation conditions that are designated for protection or restoration by plans, specifications, or Owner's
Representative. If required, see respective specifications for restoration directives.
6. Notify Owner's representative 24 hours prior to schedule inspection of the soil surfoce in the oreas designated for landscape planting.
Landscape construction sholl not commence untl soil surfoce inspection has inspected ond approved by Owner’s Representative.

3.

4.
2. not represented os a survey. Verify all legal limits of work prior to commencement

Preservotion Of Existing Treps And Veqetotion

Provide temporary fencing, barricades, ond guords os necessary or required to protect trees which are to remain from damage above and
directed by Owner's Representative.

Protect root systems from smothering ond compaction. Do not store construction materials or permit vehicles to drive or park within the
drip line oreo of any tree to remain.

Protect all plant growth, including root systems of trees, from the dumping of refuse or chemically Injjrlous materlol or liquids. Do not
allow stonding or running water within plont root zones.

Inspect all trees ond existing conditions prior to construction, Document with written memorandum and photographs ony unusual existing
conditions. Submit copies to Owner’s Representative prior to beginning work.

The Owner’s Representative must be present during demolition of existing conditions within the drip line of trees to remain.
Protect root systems of trees to remoin from damage due to noxious moteriols In solution caused by run-off cr spillage during mixing

ond placement of construction materials.
Protect root systems of trees to remain from flooding, erosion, or excessive wetting resulting from dewoter'mg operations and compaction.
Protect all existing trees to remain ogolnst unauthorized cutting, breaking, or skinning roots and branches, skinning, and bruising of bark.

Do not ollow fires on the project site.

1.
below grade. Erect

LANDSCAPE NOTES2.

3.

Topsoil Placement ond Soil Prenorotion
4,

Tcpsoil shall be imported, with added soil amendments as specified. Imported topsoil shall be without odmixture of subsoil, clay, free of
stones, lumps, noxious weeds, gross plants, (such as quack grass. Johnson grass, or their roots) and other extraneous motter. It shall not be
delivered while in a frozen or muddy condition. Protect from erosion ot all times. Utilize existing stockpiled topsoil only under the direction of
the Owner's Representative. Do not ploce topsoil in areas thot have not been cleared of weeds listed herein. Verify prior to placement.

Commercial Mix A fertilizer shall be on organic base, complete fertaizer containing in ovaaoble form by within o minimum of 1CN ICP 5K -
with 50 percent of the ovailoble nitrogen in slow-release formulo. Webfoot Organic Delux. or approved equal. Bonemeal shall be a commercial
mix. Commercial Mix B fertilizer shall be 10-10-5 slow release. Lime shall be Colpril and agricultural g>psum. Planting fertaizer pockets sholl
be Best-Poks. or equal.

Soi amendment compost shall be produced form ot least one the following sources:

A. Rotted, unlcochcd cow monure, free of weed seeds and free from sawdust or shovings,
B. Commercially prepared, composted yard debris compost.
C. Previously approved substitution.

And shall possess the following characteristics and meet the following criteria:

1. 12/10/13DATE:
5.

DRAWN: JRT
6.

Verify staging oreos, ond obtoin opproval from owner for staging areas and scheduling. Provide protection and barricades for stoged
materials left unattended on site.
7. CNH2. CHECKED:

7. 12023.L20FILE:8. Remove deleterious materials from site cleanly and as soon as practicable.
8.

REVISIONS:3.
9.

Erosion Control r

Excavation Around Existing Trees1. Provide and mointoin temporary and/or permanent positive drainage patterns throughout the construction process, and as directed by the
Owner's Representative if wcothcr or construction activity crcotcs drainage conflicts detrimental to construction process or environmental
conditions. Comply with all jurisdictional requirements.

2. Maintain erosion measures throughout the londscoping process. Restore erosion contrd measures disturbed by landscaping operations.
Remove only upon inspection ond approval of Owner’s Representative.

Invasive Weed Control Prior to Construction

1. Verify ond identify conditions requiring eradication of invasive weeds ond grasses prior to existing soil surface disturbance os directed by
Owner's Representative. Stockpiled topsoil shall be treated to eradicate weeds prior to soil ripping and stockpiling.

Weed eradication shall Include herbicide and non-herbicide methods only administered by o currently licensed oppllcator. Erodlcotlon shall
include and is not limited to elimination of the following invasive species from areas to be landscaped:

Cirsium orvense (Conadion Thistle); Lotus corniculotus (Bird's foot Trefoi);
Convolvulus spp. (Morning dory); Lythrium solicoria (Purple Loose Strife);
Cytisus scoporus (Scotch Broom); Meiilotus spp. (Sweet Dover);
Dlpsocus sylvestris (Common Teosel); Myriophyllum splcotum (Eurasian Milfoil);
Equisetum spp. (Horsetail); Phaloris arundinoceoe (Reed Canary Grass);
Festuca arundinoceoe (Tall Fescue): Rubus discolor (Himaloyan Blackberry);
Hedero helix (English Ivy); Soionum spp. (Nightshade);
HOcus conotus (Velvet Grass); Trifolium spp. (Dovers);
Lolium spp. (Rye Grasses);

3
S1. Excavate within drip line of trees only where indicated on Drawings or as approved by the Owner's representative.

Where trenching for utilities is required within drip lines, tunnel under or around roots by hand digging or boring. Do not cut main lateral
roots or tap roots over one Inch diameter; cut smoller roots which Interfere with Installation of new work. Cut roots with sharp pruning
instruments; do not break or chop.

Do not ollow exposed roots to dry out before permanent backfill is ploced; provide temporary eorth cover, or pock with peot moss ond
wrap with burlap. Water ond maintain in moist condition and temporarily support and protect from damage until permanently relocated ond
covered with bockfill.

A:
PH of the material shall be 7.4 +/- .2
CVgonlc Nitrogen content shall be no greoter thon 1.25 ports per million (ppm).
Potassium content shall be no greater than 325 ppm
Phosphorus content sholl be no greater than 325 ppm.
Pesticide residues shall not exceed 0.05 ppm.
Heavy Metals (trace) shall not exceed .5 ppm.
Material shall have been aged a minimum of six (6) months prior to delivery to the site.
The material sholl not contain seeds, rocks, larger than !4 ,or visible pieces of plastic, metal, glass, or other Inorganic materials.
Contractor shall remove all debris, rocks one inch in diameter or larger, sticks, mortar, concrete, ospholt. paper, contaminated soil ond

ony moteriol harmful to plant life, in all planting oreas.
Topsoil: Contractor sholl rip ond rototill subgrode six Inches deep before placing topsoil. Specified imported topsoil shall be ploced at a

minimum depth of:

2.1.
© **l INGWriBNG KC

Z0U. All RIGHTS RESCRVTO2.
3. -f
4. THESE DRAWINGS ARE T« PSOff* TV

0* AAJ ENSNEERKG INC AND AP*NOT TO BE USED OS REPRODUCED «
AN* WASHES. EXCEPT WITH THE PBIC*WRITTEN PEWIWSSiOH 0* AAJ
EN0MEPIHQ NO.

43.5.
6.
7. !8.

Mointoin existing grade within drip line of trees unless otherwise indicated on the Drowing ond approved by the Owner's Representative.4.
SHEET4. sProtection

5.
Contractor to protect existing material, features ond facilities at oil times during construction. Protect ond mointoin existing irrigation

functions (Airing construction. Protect all existing utilities during construction. Review site prior to commencement of construction ond notify
subject parties of any condition not acceptable for protection practices. Commencement of construction designates acceptance of existing
conditions. Obtoin permission from subject portles prior to any alteration of existing conditions.

Protect entire project in specified conditions until final written approval is issued by the Owner’s Representative. Specified worranty and
maintenance time frame commences at the date of written approval.

1.
f

6" in all planting oreos
3" in all lawn and bioswale oreos L2.0 £

32.Tcpsoil sholl be flooted to o level, sloped or mounded grode between ony existing or constructed point on the site, such as curbs, walls,
walks, paving ond the like. . Refer to plons for grading ond contour information. Finol soil grodes in planting beds shdl be 2" below adjacent
paving ond curbs for mulch application. Finol soil grades in sod lawn areas shall be 3/4’ below adjacent pavfng ond curbs for sod application. I
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RENEWAL 6/30/15

PREVAILING o
WINDS 2SPECIFIED TREE

a
LUi(3) 2' x 2' x 8' DOUGLAS FIR STAKES.

ATTACH TO TREE WITH TWO STRANDS
TWISTED #12 NEW GALV. WIRE & NEW
5/8“ RUBBER HOSE

LU
2SlAKING PLAN 5 0
Z

SET CROWN OF ROOTBALL 1' ABOVE
FINISH GRADE

LU

REMOVE BURLAP FROM TOP 1/3 OF
ROOTBALL AFTER STAKING

SET CROWN OF ROOTBALLr ABOVE FINISH GRADE
BARK MULCH - 2' DEPTH/

REMOVE BURLAP FROM TOP 1/3
OF ROOTBALLFINISH

3ARK MULCH CIRCLE SHALL EXTEND
6' BEYOND TREE STAKES IN TURF AREAS

GRADE /
FINISH •

GRADE 2" BARK MULCH

BACKFILL SOIL MIXTURE
SCARIFY SIDES AND BOTTOM
BACKFILL SOIL MIXTURECOMPACTED BACKFILL SOIL MIXTURE MIN. DEPTH -2 x ROOTBALL

o-
C-J ia STAKES SHALL EXTEND MINIMUM OF

THREE FEET INTO UNDISTURBED SOIL 4 COMPATED BACKFILL SOIL MIXTURE
2

MIN. 2 x DIA. ROOT BALL NOTE: STAIN TREE STAKES WITH TWO
COATS OF # 707 OLYMPIC STAINSCARIFY SIDES ft BOTTOM MIN. DIAMETER - 2 x 2

ROOTBALL WIDTH O
LU

1 ATYPICAL DECIDUOUS TREE PLANTING DETAIL 2 TYPICAL SHRUB PLANTING DETAIL cr
O

2.a 2.0 NOT TO SCALE 02950-03NOT TO SCALE >-
o

o
0
LU
CCo

REVISED FINISH GRADE
(VERIFY)

(1) ALL GROUND COVER SHALL BE
PLANTED AT EQUAL TRIANGULAR
SPACING PER ON CENTER SPACING
AS SPECIFIED ON PLANTING PLAN

rfnOr

LANDSCAPE DETAILS

(2) LOCATE GROUND COVER ONE HALF
OF SPECIFIED SPACING DISTANCE
FROM ANY CURB, SIDEWALK. OR
OTHER HARD SURFACE. UNLESS
OTHERWISE SPECIFIED

"T
2" MULCH

EARTH BERM TO FORM SAUCER (4* MIN. SHRUBS)
(8' MIN. TREES) 12/10/13DATE:

DRAWN: JRT
CNHCHECKED:TURN BACK BURLAP

2 X DIA. OF 12023.L30FILE:PLANTING BACKFILL
ROOTBALL MIN.

(3“ MIN. SHRUBS)
(6H MIN. TREES)

REVISIONS:COMPACTED TOPSOIL

r

EQUAL 3
PER NOTES) SHRUB OR TREE PLANTING ON SLOPE4 S

2.Q © **i iNONfrwirt nc
JOM. All WIGHTS RESCOVTO3 TYPICAL GROUND COVER PLANTING DETAIL NOT TO SCALE i

2.0 THESE CRAVINGS ARE T« PSOff* TV
0* AAV EHSNEEWHG NC AHO APE
HOT TO BE USED 0« REPRODUCED *AH* WASHES. EXCEPT WITH THE PBICR
WRITTEN P(Mission 0* AA1
EWiMERIHQ NO.

NOT TO SCALE 02950-04

NOTE:
SLOPES AS PER CITY STANDARDS. VERIFY AND
INSTALL PRIOR TO CONSTRUCTION. MAINTAIN
CONTROLS THROUGHOUT CONSTRUCTION.

CONTROL ALL EROSION POTENTIAL ON

SHEET
S

-

L3.0 £
3
\
§

JOB NUMBER:

A12023.11 04

5



CONCEPTUAL 1ST FLOOR PLAN

CONCEPTUAL MEZZ. FLOOR PLAN

CONCEPTUAL FLOOR PLANS

A.1

  OFFICE                                         113.69 S.F. 

'M' OCCUPANCY:

SALES / DISPLAY                         1,326 S.F. 

'S-1' OCCUPANCY:
 MEZZANINE LEVEL AREA:

  STORAGE # 1:                                   176.72 S.F. 
  STORAGE # 2:                                   244.38 S.F. 

  STORAGE # 3:                                   592.89 S.F. 

  JANITOR ROOM:                           30.91  S.F. 

  WOMEN                                          55.38  S.F.
  MEN                                                55.69  S.F. 

'S-1' OCCUPANCY:              

                                                        2,768.99 S.F. (NET AREA / USABLE) 

GROUND FLOOR AREA

  COMPUTER                                    29.51 S.F. 
  HALL                                             106.88 S.F. 

  SERVICE                                       5828 S.F.              
RECYCLE TIRE                              381.33  S.F.              
COMPRESSOR ROOM                  176 S.F.              

                                                      8,160 .37 S.F. (NET AREA / USABLE)              

TOTAL GROUND FLOOR AREA:  8,813 S.F. (BLDG FOOTPRINT)              

BUILDING AREA CALCS

  WALKING GRATE:                            1755 S.F. 

 EMPLOYEE                                     56.98  S.F.

TOTAL BUILDING FLOOR AREA:  8,813 + 2,768.99 = 11,581.99 SF              
(INCLUDING MEZZ LEVEL)

JOB #  A.131156

2002 Washington St.
OREGON CITY, OR 97045

THIS PLAN IS PROPERTY OF PLUMP GROUP ARCHITECTURE &
ENGINEERING. THIS DRAWING IS LOANED WITHOUT OTHER
CONSIDERATION THAN THE AGREEMENT AND CONDITION
THAT IT IS NOT BE REPRODUCED, COPIED, OR OTHERWISE
DISPOSED OF, DIRECTLY OR INDIRECTLY, AND IS NOT TO BE
USED IN WHOLE OR IN PART TO ASSIST IN MAKING OR TO
FURNISH ANY INFORMATION FOR THE MAKING OF DRAWINGS,
PRINTS, APPARATUS OR PARTS THEREOF. THE ACCEPTANCE
OF THIS DRAWING WILL BE CONSTRUED AS AN ACCEPTANCE
OF THE FOREGOING CONDITIONS.

DATE: 12.19.14

Sheet No.

914 E. KATELLA AVENUE, ANAHEIM, CA 92805
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www.plumpgroup.com
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TWO RIVERS
i, OCT It, (NEIGHBORHOOD ASSOCIATION

13285 S. Clackamas River Drive
Oregon City, OR 97045

MINUTES OF July 23, 2014
Rivershore Bar & Grill

1900 Clackamette Drive
Oregon City, OR 97045

The meeting was Call to Order by Chairman,Bryan Boyce at 7:05pm.
Minutes of the April 23, 2014 Meeting were approved.

RECEIVED
I'C rvr cr ; v T1

Guests and members where asked to introduce themselves.

Commissioner Kathy Ross reported on the Development taking place in the City ofOregon City. Commissioner Ross is running for re-election in November 2014, pleasefeel free to contact regarding her campaign.

Bob LaSalle-Candidate for Mayor of Oregon City, gave points he hopes to work onwhen he is elected Mayor. Please feel free to contact him if you have questions orconcerns regarding Oregon City.

Detective Andy Kiesel reported on the crime activities in Two Rivers Neighborhood area.Discussion followed (See attached Report)

Maureen Cole from the Oregon City Library gave a report on the Library expansion.
They hope to complete the project by late Spring 2016. Questions and discussion
followed.

A presentation was presented by Craig Harris, AAI Engineering, who was joined by Scott
Fournier and David Hollister from American Tire and Discount Tires. Questions and
discussion followed. A motion was made and seconded to give approval and support to
their developing an America’s Tire Store on the current Home Depots lot.

Chair Boyce asked for announcements. Jerry Herrmann announced that The Portland
Sprit will be coming to Oregon City.

Chair Boyce adjourned the meeting at 8:30pm.
lly SubmittedRest

Secretary
Two Rivers NA
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MEMORANDUM

DATE: 7/23/2014

TO: City of Oregon City

Craig HarrisBY:

SUBJECT: Neighborhood Meeting Summary

PROJECT:
PROJECT NO.:

America’s Tires
A12023.11

The Neighborhood meeting was held on July 23, 2014 at the Riverview Hotel. Mr. Brian Boise
coordinated the presentation to the Two Rivers Neighborhood Association, at their regularly
scheduled neighborhood meeting. The project was presented by Mr. Scott Fournier and David
Hollister, both with America’s Tires and Mr. Craig Harris with AAI Engineering. Consensus
was that the project, as proposed would be a welcome addition to the area. A vote was taken
which indicated that the project would be fully supported by the Two Rivers Neighborhood
Association.

4875 SW Griffith Drive |Suite 300 | Beaverton, OR | 97005

503.620.3030 | tel 503.620.5539 | fax w w w . a a e n g . c o m
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Chicago Title Insurance Company of Oregon
1211 SW 5th Avenue, Suite 2130, Portland, OR 97204

(503)973-7400 FAX (503)248-0324

PRELIMINARY REPORT
ORDER NO.: 472513512627KN-CT50

SECOND SUPPLEMENTAL
ESCROW OFFICER: Kelly Norton
TITLE OFFICER: Tony Schadle

TO: Chicago Title Company of Oregon
1211 SW 5th Avenue, Suite 2130
Portland, OR 97204

BUYER/BORROWER:Home Depot U.S.A., Inc.

PROPERTY ADDRESS: 2002 Washington Street
Oregon City, Oregon 97045

EFFECTIVE DATE: August 14, 2014, 08:00 AM

1. THE POLICY AND ENDORSEMENTS TO BE ISSUED AND THE RELATED CHARGES ARE:
AMOUNT PREMIUM

Owner's Standard (Short Term Rate)

Governmental Service Fee $ 25.00

2. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO
COVERED BY THIS REPORT IS:
Leasehold

TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:
Park Place Development, Inc., an Oregon corporation, as to the Fee; Home Depot U.S.A. Inc., a Delaware
corporation as to the Leasehold

THE LAND REFERRED TO IN THIS REPORT IS SITUATED IN THE CITY OF OREGON CITY IN THE
COUNTY OF CLACKAMAS, STATE OF OREGON, AND IS DESCRIBED AS FOLLOWS:
SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

3.

4.

FDOR0212.rdw



PRELIMINARY REPORT
(Continued)

Order No.: 472513512627KN-CT50

EXHIBIT "A"

A tract of land being a portion of that property conveyed to Park Place Development, Inc. by deed recorded on
August 4, 2011 as Document Number 2011-044176, Clackamas County Deed Records, located in Section 29,
Township 2 South, Range 2 East, Willamette Meridian, City of Oregon City, Clackamas County, Oregon, and
being more particularly described as follows:

Commencing at a 5/8 inch iron rod with a yellow plastic cap stamped "Compass Engineering" located at the most
easterly corner of said Park Place Development property, also being located on the westerly right-of-way line of
State Highway 213; Thence along said westerly right-of-way line, North 05°52'40" West 310.47 feet; Thence
leaving said westerly right-of-way line, South 84°07'20" West 10.00 feet to a point located 10.00 feet westerly
from said westerly right-of-way line, when measured at right angles, and the Point of Beginning;

Thence South 84°07'20" West 60.21 feet; Thence North 59°41’02' West 48.69 feet; Thence South 29o10'17"
West 29.93 feet; Thence North 58°05'06" West 176.73 feet; Thence North 31o58'08" East 73.58 feet; Thence
South 58°05'13" East 29.77 feet; Thence North 31°57,27" East 26.65 feet; Thence North 69058’34" East 69.28
feet; Thence North 84o09'13" East 104.15 feet to a point located 10.00 feet westerly from said westerly
right-of-way line, when measured at right angles; Thence parallel with and 10.00 feet westerly of said westerly
right-of-way, when measured at right angles, South 05°52'40" East 190.33 feet to the Point of Beginning.

The basis of bearings for this description is Survey Number 2011-114, Clackamas County Survey Records.

FDOR0212.rdw



Order No.: 472513512627KN-CT50

AS OF THE DATE OF THIS REPORT, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN
ADDITION TO THE PRINTED EXCEPTIONS AND EXCLUSIONS IN THE POLICY FORM WOULD BE AS
FOLLOWS:

GENERAL EXCEPTIONS:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that
levies taxes or assessments on real property or by the Public Records; proceedings by a public agency
which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the
records of such agency or by the Public Records.

2. Facts, rights, interests or claims which are not shown by the Public Records but which could be
ascertained by an inspection of the Land or by making inquiry of persons in possession thereof.

3. Easements, or claims of easement, not shown by the Public Records; reservations or exceptions in patents
or in Acts authorizing the issuance thereof; water rights, claims or title to water.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that
would be disclosed by an accurate and complete land survey of the Land. The term "encroachment"
includes encroachments of existing improvements located on the Land onto adjoining land, and
encroachments onto the Land of existing improvements located on adjoining land.

5. Any lien for services, labor or material heretofore or hereafter furnished, or for contributions due to the
State of Oregon for unemployment compensation or worker’s compensation, imposed by law and not
shown by the Public Records.

SPECIFIC ITEMS AND EXCEPTIONS:

6. “DELETED**

City Liens, if any, in favor of the City of Oregon City. An inquiry has been directed to the City Clerk
concerning the status of said liens and a report will follow if such liens are found.

The herein described Land has no rights of ingress and egress to the thoroughfare named below, except
across that portion of the boundary line herein after set forth, such rights having been:
Taken by decree in favor of the State of Oregon by decree filed in the Circuit Court of Clackamas County,
Oregon;
Filing Date: December 21, 1970
Case No: 68930
Street Name: Washington Street
Affects: The Northwesterly portion

As amended by Indenture of Access, including the terms and provisions thereof;
Recording Date: July 6, 1982
Recording No.: 82-018423

Easement for the purpose shown below and rights incidental thereto as set forth in a document;
In favor of: State of Oregon, by and through its Department of Transportation, Highway Division
Purpose: Public Highway and appurtenances and related facilities including fills and slopes
Recording Date: February 9, 1984
Recording No: 84-004772
Affects: The Easterly portion

7.

8.

9.

FDOR0390.rdw



Order No.: 472513512627KN-CT50

10. Limited access provisions contained in Highway Easement granted to the State of Oregon, by and through
its State Highway Commission, which provides that no right or easement of right of access to, from or
across the State Highway other than expressly therein provided for shall attach to the abutting property:
Recording Date: February 9, 1984
Recording No: 84-004772

11. Agreement, including the terms and provisions thereof;
Executed by: Tri-City Service District, Park Place Development, Inc. and Parker Development Co., dba
Rossman's Landfill, Inc.
Recording Date: July 15, 1994
Recording No.: 94-057504

And amended by instrument;
Recording Date: November 14, 1995
Recording No.: 95-071013

12. Grant of Access, including the terms and provisions thereof;
From: The State of Oregon, by and through its Department of Transportation
Recording Date: August 8, 2001
Recording No.: 2001-063322
Affects: A 30 foot strip along the Northwesterly property line

13. "DELETED**

14. Easement Agreement, including the terms and provisions thereof;
Executed by: Park Place Development, Inc., Home Depot U.S.A., Inc. and The State of Oregon, by and
through the Department of transportation ("ODOT")
For: Access to swale
Recording Date: June 26, 2002
Recording No.: 2002-059825

15. Deed of Trust, Security Agreement, fixture Filing and Assignment of Leases and Rents to secure an
indebtedness in the amount shown below,
Amount: $2,200,000.00
Dated: November 10, 2011
Trustor/Grantor: Park Place Development Inc., an Oregon corporation
Trustee: Chicago Title Insurance Company
Beneficiary: Ameriprise Certificate Company, a Delaware corporation
Loan No.: 121047355
Recording Date: November 14, 2011
Recording No: 2011-065195
(Affects other property also)

16. Assignment of Leases and Rents
Recording Date: November 14, 2011
Recording No: 2011-065196
Assignor: Park Place Development, Inc., an Oregon corporation
Assignee: Ameriprise Certificate Company, a Delaware corporation
(Affects other property also)

FDOR0390.rdw
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17. A Memorandum of Lease with certain terms, covenants, conditions and provisions set forth therein.
Dated: October 25, 2000
Lessor: Park Place Development, Inc., an Oregon corporation
Lessee: Home Depot U.S.A., a Delaware corporation
Recording Date: November 6, 2000
Recording No: 2000-072090
(Affects other property also)

Subordination, non-disturbance and attornment agreement, including the terms and provisions thereof:
Recording Date: November 14, 2011
Recording No: 2011-065197
By and Between: Home Depot U.S.A., Inc., a Delaware corporation (Tenant) and Ameriprise Certificate
Company, a Delaware corporation

The Company will require that a full copy of any unrecorded lease referred to herein be furnished to the
Company, together with all supplements, assignments and amendments for review.

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.

18. If requested to issue an extended coverage ALTA owner’s and/or loan policy, the following matters must
be addressed: t

a) The rights of tenants holding under unrecorded leases or tenancies
b) Any facts which would be disclosed by an accurate survey of the Land
c) Matters disclosed by a statement as to parties in possession and as to any construction, alterations or
repairs to the Land within the last 75 days. The Company must be notified in the event that any funds are
to be used for construction, alterations or repairs.

19. "DELETED**

20. "ADDED**
Property taxes in an undetermined amount, which are a lien but not yet due and payable, including any
assessments collected with taxes to be levied for the fiscal year 2014-2014.

ADDITIONAL REQUIREMENTS AND NOTES

FDOR0390.rdw
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A. Note: Property taxes for the fiscal year shown below are paid in full.
Fiscal Year: 2013-14

Amount: $93,883.67
Levy Code: 062-057
Account No.: 05020358
Map No.: 22E29 00906
(Affects land only and also affects property outside the bounds of the herein described property)

Amount: $152,150.30
Levy Code: 062-057
Account No.: 05011413
Map No.: 22E29 00906A1
(Affects improvements only - situated outside the bounds of the herein described property)

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing,
including current fiscal year taxes, supplemental taxes, escaped assessments and any
delinquencies.

B. In addition to the standard policy exceptions, the exceptions enumerated above shall appear on the
final 2006 ALTA policy unless removed prior to issuance.

C. NOTE: No search has been made or will be made for water, sewer, or storm drainage charges
unless the city/service district claims them as liens (i.e., foreclosable) and reflects them on its lien
docket at the date of closing. Buyers should check with the appropriate city bureau or water/service
district and obtain a billing cutoff. Such charges must be adjusted outside of escrow.

D. The Company will require the following in order to insure title vested in, or a conveyance from, the
entity named below

Name: Home Depot U.S.A., Inc., a Delaware corporation

a) Proof of incorporation from the state or other place of incorporation.
b) A copy of the Articles of Incorporation and By-law.
c) A copy of the resolution authorizing the purchase, sale or encumbrance of real property and

designating appropriate officers to execute same.

The Company reserves the right to add additional items or make further requirements after review
of the requested documentation.

E. A copy of the terms and provisions of the operating agreement for the limited liability company set
forth below should be furnished for our examination prior to closing. Any conveyance or
encumbrance of said company's property must be executed by all of the members unless otherwise
provided for in the operating agreement. In addition, if there have been any changes in
membership from the date of original creation of the limited liability company to the present date,
copies of approval of withdrawal and/or acceptance of such member should be furnished for our
examination.

Limited Liability Company: Halle Properties, L.L.C.
We find no record of this entity filed with Oregon Corporation Commission

FDOR0390.rdw
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Note: The only conveyance(s) affecting said Land, which recorded within 24 months of the date of
this report, are as follows:

F.

Grantor: Park Place Development, Inc.
Grantee: Park Place Development, Inc.
Recording Date: August 4, 2011
Recording No: 2011-044176

Note: There are no matters against the party(ies) shown below which would appear as exceptions
to coverage in a title insurance product:

Parties: Home Depot U.S.A., Inc. and Halle Properties, L.L.C.

Note: Effective January 1, 2008, Oregon law (ORS 314.258) mandates withholding of Oregon
income taxes from sellers who do not continue to be Oregon residents or qualify for an exemption.
Please contact your Escrow Closer for further information.

G.

H.

THE FOLLOWING NOTICE IS REQUIRED BY STATE LAW; YOU WILL BE REVIEWING,
APPROVING AND SIGNING IMPORTANT DOCUMENTS AT CLOSING. LEGAL
CONSEQUENCES FOLLOW FROM THE SELECTION AND USE OF THESE DOCUMENTS. YOU
MAY CONSULT AN ATTORNEY ABOUT THESE DOCUMENTS. YOU SHOULD CONSULT AN
ATTORNEY IF YOU HAVE QUESTIONS OR CONCERNS ABOUT THE TRANSACTION OR
ABOUT THE DOCUMENTS. IF YOU WISH TO REVIEW TRANSACTION DOCUMENTS THAT
YOU HAVE NOT SEEN, PLEASE CONTACT THE ESCROW AGENT.

I.

FDOR0390.rdw



dOREGON Public Works - Development Services

jkJJOITY 625 Center Street |Oregon City OR 97045
Ph (503) 657-08911 Fax (503) 657-7829

PRE-APPLICATION MEETING NOTES

Project Number:
Project Name:
Meeting Date:

PA14-23
America’s Tire
July 8, 2014

Proposed Project:
The applicant has proposed a 11,000 sf building for a tire store with associated parking.
General Information:

• Location: 2002 Washington St., Clackamas County Map 2-2E-29 taxlot 906
• Zoning: "MUD” Mixed Use Downtown District
• Applicable Overlay Districts: Natural Resource, Geologic Hazard, Floodplain
• Applications anticipated:Site Plan and Design Review, Code Interpretation

Planning Comments:
• Staff supports the application for code interpretation. The applicant may combine this with

the site plan application, meaning the Planning Commission will review the proposal. The
applications may be separated, with the code interpretation going before the Commission
on its own prior to submittal of the site plan application.

• The site plan appears to meet standards with the following notes or changes:
o The applicant shall provide responses to all standards in the applicable code

chapters that explains why the proposal meets the standard or describes and
justifies a modification to the standard.

o Entrances:The primary entranceway for each commercial or retail establishment
shall face the major street (McLoughlin). For buildings located at the corner of
intersections, the primary entrance of the building shall be located at the corner of
the building or within twenty-five feet of the corner of the building. A modification
will be required.

o The minimum floor to ceiling height on ground floor is 14 feet
o Parking: Minimum and maximum parking requirements for an 11,000 square foot

retail building are 45 and 55 spaces. The original approval for the Home Depot was
for 615 total spaces maximum on site to serve the Home Depot and the two pads.

o Lighting: The submittal must include an exterior lighting plan with plans and
specifications for streetlights, parking lot lights, and exterior building lights. The
specifications shall include details of the pole, fixture height and design, lamp type,
wattage, and spacing of lights.

o Bicycle parking will be required: one per 20 auto spaces. This applies to the entire
site.

o A modification/alternative parking lot landscaping plan will be needed due to the
buildihg buffer standard not being met.

o Floodplain requirements of balance cut and fill must be met.

1



OREGON Public Works - Development Services

HLJOITV 625 Center Street |Oregon City OR 97045
Ph (503) 657-08911 Fax (503) 657-7829

GENERAL ENGINEERING COMMENTS

1. The Applicant is responsible for this project's compliance with Engineering Policy 00-01.
The policy pertains to any land use decision requiring the Applicant to provide any public
improvements.

2. The Applicant shall sign a Non-Remonstrance Agreement for the purpose of making
sanitary sewer, storm sewer, water or street improvements in the future that benefit the
Property and assessing the cost to benefited properties pursuant to the City’s capital
improvement regulations in effect at the time of such improvement.

3. The Applicant shall provide an Erosion Prevention and Sedimentation Control Plan to the
City for approval.

4. All applicable System Development Charges (SDC) shall be due and payable upon building
permit issuance.

5. A grading permit shall be obtained from Development Services for the on-site work.

ENGINEERING - UTILITIES

Streets

1. The site has frontage on Washington Street, Prairie Schooner Way and Highway 213. All of
these streets were recently improved, and no public street improvements or ROW
dedications are anticipated at this time.

2. It is assumed that access will be through the Home Depot parking lot and no new accesses
will be constructed.

Stormwater

3. Storm detention and treatment will be required. A preliminary storm report is required for
the land use application.

4. It is suggested that the storm report for Home Depot be reviewed to determine if it included
the possible build-out of this area.

5. The preliminary plan shows the storm drainage being connected to the private system for
Home Depot. A review of the capacity of that system (pipe, detention, treatment] would be
required. Additional capacity may be needed.

2



OREGON Public Works - Development Services

CITY 625 Center Street |Oregon City OR 97045
Ph (503] 657-08911 Fax [503]657-7829

Water

6. There is a 12-inch water main on Washington Street, and a 10-inch water main on the Home
Depot site. Public water line improvements are not anticipated to be required.

7. The new service water line is shown to have a backflow prevention device. A water meter
will also be required.

Sanitary Sewer

8. There is a 6-inch sanitary sewer on the Home Depot site that the applicant has proposed to
connect to.

9. There is an 8-inch sanitary sewer on Washington Street. No public sanitary sewer
improvements are anticipated to be required.

10. The sanitary sewer connection to the service area (where tires are put on vehicles] will be
required to have an oil-water separator.

Other

11. There is a steep slope area on the edge of the property along Highway 213. This is likely
due to the construction of the Highway. In the application, chapter 17.44 will need to be
addressed; however, if you explain that the steep slope is part of the highway construction
then the detailed evaluation would not be required.

12. The site is in the 100 year floodplain, so chapter 17.42 of the code will need to be addressed.
From the perspective of public works the requirements of this chapter is no net cut/fill.
There are other requirements with regard to planning and building that will need to be met.

Transportation Impacts:
Your application will be reviewed by John Replinger of Replinger and Associates, the City's
transportation consultant. ODOT will likely need to be contacted.
Your transportation engineer may contact Mr. Replinger at 503-719-3383 or repiinger-
associates@comcast.net regarding the transportation review. The transportation impact of the
proposal will be reviewed to determine frontage improvements.

Clackamas County Fire:
Your application was reviewed by Mike Boumann, Lieutenant Deputy Fire Marshal of Clackamas
County Fire District #1. You may contact Mr. Boumann at (503]742-2660 or msthaelhou@ccfdl.com.
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CITY 625 Center Street |Oregon City OR 97045
Ph (503) 657-08911 Fax (503) 657-78291

Notes:
•A neighborhood meeting is required with the Two Rivers Neighborhood Association.

o For contact info, please see http://www.orcitv.org/communitv/two-rivers-
neighborhood-association

o If the neighborhood cannot accommodate you at a meeting within 30 days of your
contact, you may schedule your own meeting within the boundaries of the NA in the
evening or weekend and you must provide public notice of the meeting (contact us
for details)

•The planning department will provide notice of your proposed development to the State
Historic Preservation Office (SHPO) and all affected tribes per OCMC chapter 17.62.040.H. This
notice requirement applies to any project that involves ground disturbance involving
movement of native soils.

Planning Review and Application Fees:
The 2014 Planning applications and fees include-

• Site Plan and Design Review
FeeProject Cost

Less than $500,000 $2022 plus 0.7% project cost
$500,000 to $3,000,000 $3368 plus 0.5% project cost

$11,454 plus 0.3% project cost (Max $53,728)Over $3,000,000

• Code Interpretation: $1,024
• Transportation Study Impact Review: depends on scope, see fee sheet
• Geologic Hazards Review:$849
• Geo-Technical Review:$582
• Mailing Labels: $15- Optional

Pre-application conferences are required by Section 17.50.050 of the City Code, as follows:
A. Preapplication Conference.Prior to submitting an application for any form of permit,the applicant
shall schedule and attend a preapplication conference with City staff to discuss the proposal. To
schedule a preapplication conference, the applicant shall contact the Planning Division, submit the
required materials, and pay the appropriate conference fee. At a minimum,an applicant should submit
a short narrative describing the proposal and a proposed site plan,drawn to a scale acceptable to the
City,which identifies the proposed land uses,traffic circulation,and public rights-of-way and all other
required plans.The purpose of the preapplication conference is to provide an opportunity for staff to
provide the applicant with information on the likely impacts, limitations, requirements,approval
standards, fees and other information that may affect the proposal. The Planning Division shall
provide the applicant(s) with the identity and contact persons for all affected neighborhood
associations as well as a written summary of the preapplication conference. Notwithstanding any
representations by City staff at a preapplication conference,staff is not authorized to waive any
requirements of this code, and any omission or failure by staff to recite to an applicant all relevant
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610 SW Alder Street, Suite 700, Portland, OR 97205 503.228.5230 - 503.273.8169

Project ft: 18076August 13, 2014

John Replinger,PE
City of Oregon City
221Molalla Avenue,Suite 200
Oregon City,OR 97045

RE: Traffic Impact Analysisfor the Americas Tire Store - Oregon City, OR

Dear John,

This letter presents the findings of the traffic impact analysis for the proposed Americas Tire Store in

Oregon City,Oregon.

The applicant,Discount Tire is proposing to develop an 11,059 square foot tire super store located west

of OR 213, south of Prairie Schooner Way, and southeast of Washington Street. The site is located
northeast of the existing Home Depot and will share access with the two existing Home Depot

driveways. Additional detail of the proposed development plan is provided later in this report. For the

purposes of this traffic analysis,the development is assumed to be built out and occupied by year 2015.

This study concludes that the proposed development can be constructed while maintaining acceptable
traffic operations at the identified public intersections and site accesses. No capacity or safety based
mitigation needs were identified. The remainder of this letter provides further documentation of the
study methodology, findings, and recommendations.
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EXECUTIVE SUMMARY

This study concludes that the proposed tire super store development can be constructed while
maintaining acceptable traffic operations and safety at the study intersections and site accesses.

Findings

Existing Traffic Operations

The two public study intersections and two site access driveways satisfy applicable mobility
standards during the weekday p.m. and Saturday midday peak hours.
No crash patterns were identified at the site accesses. The two public study intersections
were recently constructed or reconstructed to new design standards with additional
capacity. No safety-based mitigations are recommendation as a result of the proposed
development.

Proposed Development Plan

The proposed development includes construction of an 11,059 square foot tire super store.
The proposed development will remove 12 net parking spaces from the existing Home
Depot parking field.
The proposed development is estimated to generate approximately 23 (11 in / 12 out)
weekday p.m. and 35 (16 in / 19 out) Saturday midday peak hour trips.

Year 2015 Total Traffic Operations

All of the study intersections and site accesses are forecast to continue to satisfy applicable
mobility standards during the weekday p.m. and Saturday midday peak hours.
Sight distance observations indicate that adequate intersection sight distance is currently
available at the existing site accesses to Washington Street.

Parking Analysis

The proposed parking field is anticipated to provide adequate parking for the existing Home
Depot demand and the additional demand of the proposed development.

Recommendations

The following list summarizes the measures recommended as part of this proposed development.

Portland,OregonKittelson & Associates, Inc.
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No capacity-based mitigations are recommended as a result of the proposed development
traffic impacts.
No safety-based mitigations are recommended as a result of the proposed development
traffic impacts.

Site-development related landscaping as well as above-ground utilities or signing near the
site access points should be located and maintained to ensure adequate intersection sight
distance is provided.

Portland,OregonKittelson & Associates, Inc.
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INTRODUCTION
Discount Tire is proposing to develop an 11,059 square foot tire super store located west of OR 213,
south of Prairie Schooner Way, and southeast of Washington Way. The site is located northeast of the
existing Home Depot and will share access with the two existing Home Depot driveways. Figure 1
illustrates a site vicinity map and Figure 2 illustrates the proposed development plan. For the purposes
of this traffic analysis, the development is assumed to be built out and occupied by year 2015.

Scope of the Report

This document summarizes the expected transportation-related impacts of the proposed development
and has been prepared in accordance with the City of Oregon City Guidelines for Traffic Impact
Analyses. The study intersections and scope of this project were based on direction from with the City's
traffic engineering consultant. Operational analyses were conducted at the following four intersections:

OR 213/Prairie Schooner Way (Signalized)

Prairie Schooner Way/Washington Street (Signalized)

Washington Street/Right-In Right-out Access (Unsignalized)

Washington Street/Home Depot Access Road (Signalized)

This report evaluates the following transportation issues:

Year 2014 existing transportation system conditions within the site vicinity during the
weekday p.m. peak and Saturday midday peak hour periods;

Forecast year 2015 background traffic conditions during the weekday p.m. peak and
Saturday midday peak hour periods without build-out of the site;

Trip generation estimates and distribution for the proposed development;

Forecast year 2015 total traffic conditions during the weekday p.m. peak and Saturday
midday peak hour periods with build-out of the site;

Sight distance at the existing site accesses;

Vehicle queuing for ingress and egress movements at the site accesses to Washington
Street; and

Adequacy of the parking field capacity with the proposed development in place.

Kittelson & Associates, Inc. Portland,Oregon
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EXISTING CONDITIONS

The existing conditions analysis identifies the site conditions and current operational and geometric
characteristics of roadways within the study area. These conditions will be compared with future
conditions later in this report.

The proposed development site and surrounding study area was inventoried in August 2014. At that
time, information was collected regarding site conditions, adjacent land uses, existing traffic
operations, and transportation facilities in the study area.

Site Conditions and Adjacent Land Uses

The proposed development will consist of an 11,059 square foot tire super store located on an
approximately 35,911 square foot unoccupied parcel of land. The site is currently zoned Mixed-Use
Downtown (MUD) and no change to the existing zoning is proposed.

The site is located immediately west of OR 213, south of Prairie Schooner Way, and southeast of
Washington Way. The Metro South Station transfer and recycling facility is located across Washington
Street to the northwest of the proposed development. 1-205 is located approximately 34 mile to the
northwest of the development site. A Home Depot, and associated parking field, is located to the south
of the site. The proposed development will share and modify the existing Home Depot parking field.
The proposed development will use, without alteration, the existing two Washington Street accesses to
this parking field. The Trails End Golf center is located farther to the south of the site. The development
is anticipated to be built out and occupied by year 2015.

Roadway Facilities

Table 1summarizes the primary roadways in the vicinity of the proposed development.

Existing Transportation Facilities and Roadway DesignationsTable 1

Number of
Lanes

Posted Speed
(miles per hour)

Bicycle
Lanes

On-Street
ParkingSidewalksRoadway Functional Classification

45/551District Highway/ExpresswayOregon 213 3-5 Lanes No Yes No

Minor Arterial Not PostedPrairie Schooner Way 4-5 No Yes No

Washington Street Minor Arterial 4-5 30 Yes Yes No
Home Depot Access
Road Yes2Collector Not Posted3 Yes No

1 45 miles per hour north of Prairie Schooner Way and 55 miles per hour south of Prairie Schooner Way.
2 Northbound only.

Figure 3 illustrates the existing lane configurations and traffic control devices at the study intersections
and site accesses.

Kitteison & Associates, Inc. Portland, Oregon
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In 2013 the intersection of OR 213/Prairie Schooner Way was constructed at part of an O'xing or
Jughandle crossing. This intersection only allows right-turns to and from OR 213. Vehicles that would
otherwise make a left-turn to or from OR 213 are rerouted so that they can approach the intersection
and make an allowed right-turn movement.

Pedestrian and Bicycle Facilities

Sidewalks are currently provided on Washington Street in the vicinity of the site. To the west of the
Washington Street/Home Depot Access Road these sidewalks end. No sidewalks exist on Prairie
Schooner Way or OR 213 in the vicinity of the site. Crosswalks and pedestrian pushbuttons are provide
at the intersection of OR 213/Prairie Schooner Way. Bicycle lanes are currently provided along all roads
in the study area.

Crash Data Review

Crash data was obtained from the Oregon Department of Transportation (ODOT) at the two site
accesses to Washington Street for the most recent 5-year period. The OR 213/Prairie Schooner Way
and Washington Street/Prairie Schooner Way study intersections were built/reconstructed in 2013 as
part of the Jughandle crossing. As such, there is not a sufficient length of crash history at these new
intersections to analyze. The crash data at the site accesses to Washington Street is summarized in
Table 2 below.

Crash Data Summary (January 2008- December 2012)Table 2

Crash Type Severity

I
1 8 g £ Crashes

i l l ! ICD g
Ol
X

Total
Crashes

5 per
MEV1<Intersection

Washington Street/
RIRO Access

0 0 0 0 1 0 1 0 1 0.060 0

Washington
Street/Home Depot

Access Road
0 1 1 0.110 1 1 0 0 0 0 2

1MEV: million entering vehicles
2 PDO: property damage only

As shown in Table 2, no more than one crash of any type was identified at the study intersections
analyzed. As such, no pattern of crashes was identified and no safety-based mitigation measures are
suggested.

Portland, OregonKittelson & Associates, Inc.
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Transit Facilities
No fixed route transit service is currently provided in the site vicinity. TriMet Route 34 (Milwaukie
Center to Oregon City Transit Center) stops can be accessed on Abernathy Road or Washington Street

approximately V* mile from the proposed site. Additionally, the Oregon City Amtrak Station is
approximately % mile west of the proposed site.

Traffic Volumes and Peak Hour Operations

Manual turning movement counts were obtained for all existing study intersections in July 2014. All
counts used in this analysis were conducted on a typical weekday afternoon (4:00 to 6:00 p.m.) peak
and Saturday midday (11:00 a.m. to 1:00 p.m.) peak travel periods. The system-wide weekday
afternoon and Saturday midday peak hours were found to occur between 4:20 and 5:20 p.m. and
between 11:55 a.m. and 12:55 p.m., respectively.

Per ODOT requirement for analysis, the existing traffic volumes were seasonally adjusted to the 30th

Highest hour Volume (30 HV) consistent with the methodology provided in the Analysis Procedures
Manual (Reference 1). A seasonal factor 1.017% was calculated based on the ODOT seasonal
adjustment tables. To insure a conservative estimate of the existing traffic conditions, this factor was
rounded to 1.02% and applied to all turning movements at the study intersections. Figure 4 provides a
summary of the seasonally adjusted year 2014 turning movement counts for the weekday p.m. and
Saturday midday peak hours. Attachment "A" contains the traffic count worksheets used in this study
and a seasonal adjustment worksheet

Operational Standards

All level-of-service analyses described in this report were performed in accordance with the procedures
stated in the 2000 Highway Capacity Manual (Reference 2). A description of level of service and the
criteria by which they are determined is presented in Attachment "B". Attachment "B" also indicates
how level of service is measured and what is generally considered the acceptable range of level of
service.

All intersection level-of-service evaluations used the peak 15-minute flow rate during the weekday p.m.

and Saturday midday peak hours. Using the peak 15-minute flow rate ensures that this analysis is based
on a reasonable worst-case scenario. For this reason, the analysis reflects conditions that are only likely
to occur for 15 minutes out of each average peak hour. The transportation system will likely operate
under conditions better than those described in this report during all other time periods.

The site is located in the Oregon City Regional Center. As such, the following performance standards
from the City's Transportation System Plan (TSP, Reference 3) apply to City intersections.

"During the highest one-hour period of the day a maximum v/c ratio of 1.10 shall be
maintained at all intersections. For signalized intersections, this standard applies to the

Kittelson & Associates, Inc. Portland,Oregon
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intersection os a whole. For unsignalized intersections, this standard applies to the worst

movement. For the second hour (either the hour before or hour after the peak hour) a
maximum v/c ratio of 0.99 shall be maintained at all intersections. For signalized
intersections, this standard applies to the intersection as a whole. For unsignalized
intersections, this standard applies to the worst movement."

The intersection of OR 213/Prairie Schooner Way is an ODOT intersection where mobility standards
from the Oregon Highway Plan (Reference 4) apply.

Table 3 presents a summary of the applicable performance standards for each study area intersection.
Applicable Intersection Performance StandardsTable 3

Traffic Control Performance StandardRoadway JurisdictionIntersection

OR 213/
Prairie Schooner Way V/C < 0.99SignalizedODOT

V/C <1.10 for first hour;
V/C < 0.99 for second hour

Prairie Schooner Way/
Washington Street City of Oregon City Signalized

V/C <1.10 for first hour;
V/C < 0.99 for second hour

Washington Street/
RIRO Access City of Oregon City Two-Way Stop-Control

V/C 21.10 for first hour;
V/C < 0.99 for second hour

Washington Street/
Home Depot Access Road SignalizedCity of Oregon City

V/C: Volume-to-Capacity Ratio

Current Operations

Figure 4 summarizes the level-of-service analysis for the study intersections and site accesses to
Washington Street under the weekday p.m. and Saturday midday peak hour existing traffic conditions.
All intersections are shown to operate within acceptable operations thresholds during the weekday
p.m. and Saturday midday peak. Attachment "D" includes the level-of-service worksheets under year
2014 existing traffic conditions.

Portland,OregonKittelson & Associates, Inc.
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TRAFFIC IMPACT ANALYSIS
The traffic impact analysis identifies how the study area's transportation system will operate upon
buildout of the proposed development. The impact of traffic generated by the proposed development
during the typical weekday p.m. and Saturday midday peak hours was examined as follows:

Planned developments and transportation improvements in the site vicinity were identified;

Year 2015 (build-out year) background traffic conditions (without site traffic) were analyzed

at each of the study intersections during the weekday p.m. and Saturday midday peak

hours;

Site-generated trips were estimated for build-out of the site;

Site trip-distribution patterns were determined based on a review of the existing traffic
patterns network and the nature of the proposed development;

Year 2015 (build-out year) total traffic conditions (with site traffic) were analyzed at each of

the study intersections during the weekday p.m. and Saturday midday peak hours;

Sight distance was reviewed at the unsignalized study intersection; and

Vehicle queuing was evaluated at site accesses to Washington Street that provide ingress
and egress for site traffic.

Planned Developments and Transportation Improvements

The City of Oregon City's traffic consultant was contacted to identify any in-process developments or
transportation improvement projects that may affect the roadway network in the vicinity of the
proposed project. No in-process or transportation projects were identified to occur before the buildout
year of the proposed development.

Regional Background Traffic Growth
This analysis considers the impact of the proposed development's site-generated trips on the roadway
network using future year (2015) traffic volumes. After reviewing historical traffic volumes and per a
discussion with the City of Oregon City's traffic consultant, a two-percent annual growth rate was
applied to account for regional growth over the next year. This rate was applied to all through and
turning movements at the study intersections.

The weekday p.m. and Saturday midday peak hour turning-movement volumes shown in Figure 4 were
grown by the two-percent annual rate described above. The traffic volumes and results of this 2015
background traffic condition analysis are shown in Figure 5.

Kitteison & Associates, Inc. Portland,Oregon
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2015 Background Traffic Operations

As shown in Figure 5, all intersections are forecast to continue to operate acceptably during the
weekday p.m. and Saturday midday peak hours. Attachment "E" includes the level-of-service
worksheets under year 2015 background traffic conditions.

Proposed Development Plan

The proposed development consists of an 11,059 square foot tire super store located northeast of the
existing Home Depot. The development will remove 19 sparking spaces from the existing Home Depot
parking field and add 7 spaces next to the tire store, resulting in a net loss of 12 overall parking spaces.
The existing Home Depot parking field contains 582 parking spaces (including 16 ADA).

Trip Generation

The trip generation for the proposed site is based on empirical data from the standard reference
manual Trip Generation, 9th Edition, published by the Institute of Transportation Engineers (ITE,
Reference 5). Table 4 summarizes the estimated site trip generation of the proposed development plan
during the typical weekday, as well as the weekday p.m. and Saturday midday peak hours.

Estimated Trip GenerationTable 4

Size
(square

feet)

Saturday Midday Peak HourWeekday PM Peak HourWeekday
Daify TripsLand Use

Total InTotal In Out Out

Tire
35 16 19225 23 11 12Superstore

(ITE Code 849)
11,059

Site Trip Distribution/Trip Assignment

The distribution of site-generated trips was determined based on a review of the existing
transportation network, current turning movement patterns, and the nature of the proposed
development. The estimated trip distribution pattern is shown in Figure 6. The estimated site-

generated trips were assigned to the network by distributing the trips shown in Table 4 according to
the trip distribution pattern shown in Figure 6.

Portland,OregonKittelson & Associates, Inc.



August 2014America’s Tire Store in Oregon City

k.s
Q

£
©
5=E
a
a

I-J

I
I

I
S'

S’
I
S
s's
to
.s'K
Vi

.3§
E

s
§

it
>-<
Q _

^ o
>-1< ^a <CC LJJ
3 Q_

tooooo

*".0S V 0o> V.G 5"\ B*— 0

^10
6 —

§
V~*-tr .u tI f

OT
M/*'O &<E (OOO

C/3ss
s
£
y>cn
c
P
©

£
P

SITE TRIP DISTRIBUTION AND ASSIGNMENT
OREGON CITY, OREGON1

2fi KITTELSON& ASSOCIATES, INC.
TRANSPORTATION ENGINEERING / PLANNING



America’s TireStore in Oregon City
August 14, 2014

Project #: 18076
Page: 18

Year 2015 Total Traffic Conditions

The total traffic conditions analysis forecasts how the study area's transportation system will operate
with the traffic generated by the proposed development. The estimated site-generated traffic (shown
in Figure 6) was added to the background traffic volumes (shown in Figure 5). Figure 7 shows the
resulting total traffic volumes anticipated during the weekday p.m. and Saturday midday peak hours.
These volumes were used to conduct an operational analysis at the study intersections.

The results of this total traffic analysis are also shown in Figure 7. All study intersections are forecast to
continue to operate acceptably during the weekday p.m. and Saturday midday peak hours. As such, no
mitigations associated with the proposed development traffic impact are recommended at this time.
Attachment "F" includes the level-of-service worksheets under year 2015 total traffic conditions.

Intersection Sight Distance

The recommended design value for intersection sight distance for a right-turn from a stop is 290 feet
(with a 30 mile per hour design speed) based on AASHTO's A policy on geometric Design of Highways
and Streets (Reference 6). The existing RIRO site access provides greater than 500 feet of intersection
sight distance to the southwest along Washington Street. The other site access to Washington Street is
signalized and therefore the right-turn on red is the critical sight distance consideration. The existing
configuration at this access provides greater than 300 feet of intersection sight distance to the
southwest along Washington Street. The available intersection sight distance at both accesses exceeds
recommended design value, and therefore sight distance is adequate.

Queuing

A 95th percentile queuing analysis was conducted for the site accesses that provide ingress and egress
for the site. Synchro 8 was used to conduct the queue length estimates at the site driveways. Table 5
displays the results 95th percentile queues. Queuing results for unsignalized intersections are contained
within the Attachment "F" 2015 total traffic conditions level-of-service worksheets. Attachment "G"
includes the queuing worksheets under total traffic conditionsfor signalized intersections.

95th Percentile QueuesTable 5
PM Peak Hour
95th Percentile
Queue Length

(feet)

Saturday Midday
Peak Hour as’11

Percentile Queue
Length (feet)

Available
Storage

(feet)
Is Storage
Adequate?

Location/Movement

Eastbound Right-Turn 50 50 350 Yes

Westbound Left-Turn 100 175 275 YesWashington Street/Home Depot
Access Road Northbound Left-Turn 75 125 350 Yes

Northbound Right-Turn 25 25 350 Yes

Washington Street/RIRO Right Out 25 25 75 Yes

Kittelsort & Associates, Inc. Portland, Oregon
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As shown in Table 5, the forecast 95th percentile queues for vehicles entering and exiting the site
accesses to Washington Street are forecast to be adequate during the weekday p.m. and Saturday
midday peak hours.

Parking Conditions Analysis

The proposed development will remove 19 parking spaces from the existing parking field and add 7
parking spaces on the proposed development site. A parking analysis of the portion of the existing
Home Depot parking field adjacent to the development site was conducted to determine if adequate
parking is provided to service the existing Home Depot demand and the demand for the proposed tire
center. Exhibit1show the extents of the parking study area. Parking counts were taken in this area on a
typical weekday and typical Saturday every 15 minutes from 8:00 a.m. to 6:00 p.m. in July of 2014
Attachment "H" includes the parking count worksheets used in this study.

Exhibit 8: Parking Study Area

Portland,OregonKittelson & Associates, Inc.
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The parking study area shown in the exhibit above contains 154 parking spaces and with the proposed
tire store development this number will be reduced to 142 spaces. The parking spaces observed in the
study area were occupied for one of three purposes. The predominate use of the parking spaces was
for passenger vehicle parking for the Home Depot, but a significant number of space were occupied by
rental equipment or bulk building material storage for the Home Depot. Exhibits 2 and 3 display the
total number of parking spaces occupied by each use during each 15 minute period for the weekday
and Saturday observations, respectively.

Exhibit 2: Weekday Parking Space Utilization Summary
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Exhibit 3:Saturday Parking Space Utilization Summary
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As shown in Exhibits 2 and 3, the maximum number of parking space occupied was 112 during the
weekday and 117 during Saturday. These findings indicate 18% of capacity is unfilled during the peak
parking time period. Additionally, 6 to 7 parking spaces could be freed up by moving the bulk building
materials to another location on the Home Depot site. Further, the proposed tire center has 6 bays
where cars will be parked while being serviced. In total, approximately 37 available spaces should
remain available within the localized parking area during the most congested 15-minute parking period.
Additional parking is available in the original Home Depot parking field (as shown in Figure 2).

As shown in Table 4, the total forecast p.m. peak hour trip generation is 23 trips and the total Saturday
midday peak hour trip generation is 35 trips. If all of vehicles associated with the 35 Saturday midday
peak hour trips were to park a vehicle during the peak 15-minute parking period and no vehicles both
entered and exited during the same hour, there would still be 2 unoccupied parking spaces in the study
area. Therefore, the proposed development (including the loss of 12 net parking spaces) is anticipated
to provide adequate parking.

Portland, OregonKittelson & Associates, Inc.
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CONCLUSIONS

Based on the analysis and findings herein, the proposed development can be constructed while
maintaining acceptable operations and safety at the adjacent study roadways and intersections.
Additionally, the proposed site is anticipated to provide adequate parking conditions for shared parking
between the Home Depot and the proposed tire store.

Findings

Existing Traffic Operations

The two public study intersections and two site access driveways satisfy applicable mobility
standards during the weekday p.m. and Saturday midday peak hours.
No crash patterns were identified at the site accesses. The two public study intersections
were recently constructed or reconstructed to new design standards with additional
capacity. No safety-based mitigations are recommendation as a result of the proposed
development.

Proposed Development Plan

The proposed development includes construction of an 11,059 square foot tire super store.

The proposed development will remove 12 net parking spaces from the existing Home

Depot parking field.

The proposed development is estimated to generate approximately 23 (11 in / 12 out)
weekday p.m. and 35 (16 in / 19 out) Saturday midday peak hour trips.

Year 2015 Total Traffic Operations

All of the study intersections and site accesses are forecast to continue to satisfy applicable
mobility standards during the weekday p.m. and Saturday midday peak hours.
Sight distance observations indicate that adequate intersection sight distance is currently

available at the existing site accesses to Washington Street.

Parking Analysis

The proposed parking field is anticipated to provide adequate parking for the existing Home

Depot demand and the additional demand of the proposed development.

Recommendations

The following list summarizes the measures recommended as part of this proposed development.
Portland, OregonKittelson & Associates, Inc.
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No capacity-based mitigations are recommended as a result of the proposed development
traffic impacts.

No safety-based mitigations are recommended as a result of the proposed development
traffic impacts.

Site-development related landscaping as well as above-ground utilities or signing near the
site access points should be located and maintained to ensure adequate intersection sight
distance is provided.

We trust this letter adequately addresses the traffic impacts associated with the proposed Americas
Tire Center development. Please feel free to contact us if you have any questions.

Sincerely,
KITTELSON & ASSOCIATES, INC.

Patrick Marnell, E.l.T.
Transportation Analyst

Brian Dunn, P.E.
Associate Engineer

Portland,OregonKitteison & Associates, Inc.



America's Tire Store in Oregon City
August14,2014

Project #: 18076
Page: 25

REFERENCES
1. Oregon Department of Transportation. Analysis Procedures Manual. April 2010.

2. Transportation Research Board. Highway Capacity Manual. 2000.

3. City of Oregon City. Transportation System Plan Update. 2013.

4. Oregon Department of Transportation. 1999 Oregon Highway Plan. March 1999.

5. Institute of Transportation Engineers. Trip Generation: 9th Edition. 2012.

6. AASHTO. A Policy on Geometric Design of Highways and Streets, 6th Edition. 2011.

ATTACHMENTS

A. Traffic Count Data and Seasonal Adjustment Data
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 MEMORANDUM 
 
 
DATE:   September 8, 2014 
 
BY:   Craig Harris, PE 
 
SUBJECT:  Stormwater Memo 
 
PROJECT:  America's Tire - Oregon City, OR 
 
PROJECT NO.:  A12023.11 
 
 

This memorandum is to outline the Stormwater requirements for the proposed America's 
Tire project at 2002 Washington Street in Oregon City, OR.  The project is proposing to build 
a new retail building (11,087SF) and parking.  The project site area is 0.82 acres of leased 
property within a 16.7 acre parcel.   
 
The total 16.7 parcel is divided into two stormwater drainage basins.  The proposed project 
is included in the southeast quality facility.  The approved stormwater system was designed 
to include the proposed project site.  Refer to The Home Depot Storm Drainage Report by 
WRG Design, Inc, dated March 14, 2001.  According to the report, the stormwater 
requirements as outlined in the "City of Oregon City Public Works Stormwater and Grading 
Design Standards", dated December 17, 1999, were met.   
 
For the proposed project site, impervious area was compared and it was found that there is 
a difference of 0.25 ac from WRG's design and the proposed improvements.  WRG 
assumed a total project site area of 0.61 ac with an impervious area of 0.20 ac and a 
pervious area of 0.41ac (Basin D-3).  The proposed project site area will actually have an 
impervious area of 0.45 ac. and a pervious area of 0.16 ac. The addition of 0.25 acres will 
not change the existing orifice diameter or swale length.  
 
  

cc: File 
 
 

    4875 SW Griffith Drive | Suite 300 | Beaverton, OR | 97005      

503.620.3030 | tel      503.620.5539 | fax                                                   w w w . a a i e n g . c o m  

QMIalghan associates, inc.

E N G I N E E R I N G
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EXECUTIVE SUMMARY 

A geotechnical investigation including existing data review, visual reconnaissance and subsurface 

exploration was conducted at the site to develop geotechnical design and construction 

recommendations for the proposed building and site improvements. Based on the subsurface 

conditions encountered, the primary geotechnical considerations associated with the proposed 

development are summarized below. 

 

 Undocumented Fill, Landfill Cover Soils, and Landfill Waste: The project site is within 

the Rossman Landfill boundaries, which was a permitted municipal solid waste landfill that 

operated from approximately 1969 to 1983. The landfill accepted the majority of the 

residential and commercial solid waste from the Portland metro area during that period. Our 

explorations encountered an approximately 19- to 21-foot thickness of landfill wastes in the 

building pad area. The landfill was capped with several feet of soil cover upon closure. The 

site may have received several more feet of soil fill during the development of the adjacent 

Home Depot parking lot in 2001. Typically, undocumented fill soils pose a certain level of risk 

of settlement if the fill was placed in an uncontrolled manner or documentation, such as 

density test reports, are not available to rely on the compaction of the fill. Landfill wastes 

represent a significantly higher level of risk of unanticipated settlement due to the much 

higher variability in the type of fill materials (e.g., wood waste, trash, construction debris, 

etc.), relatively loose and uncontrolled manner of placement and compaction, and the 

associated biodegradation of organic wastes over time. Any development on a landfill must 

involve the owner accepting a moderate to high level of risk tolerance for long-term total and 

differential settlements of the landfill and any structures placed on top of it. 

 

 Reduction of New Loads:  Any new loads on the landfill, such as buildings, pavements, and 

new fills, will increase the primary settlement of the landfill wastes and cover soils.  We 

recommend that the subject site be designed to have as little fill placed as possible to reduce 

the settlements of the site. If feasible from a civil grading and structural perspective, the site 

should be designed to be a net zero increase to the existing ground pressure. 

 

 Foundations:  We understand that deep foundations would likely be cost-prohibitive for this 

size of a development based on previous discussions with the design engineer (AMEC). In 

addition, pile foundations, while reducing the risk for intolerable building settlement, present 

a unique set of challenges and risks for the owner. Some of these risks include cost overruns 

due to pile length overruns during driving, inability or delay in schedule of driven piles to 

penetrate debris-laden landfill waste, corrosion risks of pile types to name a few. Therefore, 

assuming the owner is willing to accept the risk of unforeseen and/or excessive short-term 

and long-term settlements, this report has been prepared assuming the owner would prefer 

the structure to be supported on either a mat foundation or a continuously-tied shallow 

foundation system (i.e. no isolated pads, similar to grade-beams) capable of tolerating 

relatively large differential settlements on the order of 6 inches within a 20-year design life 

across the building pad. In addition, the structure should be designed to be leveled in the 
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future should excessive settlements be experienced. For design periods greater than 20 

years, continued settlement is expected. 

 

 Preloading: In order to maintain the settlements discussed in this report, we recommend 

that the building pad (and 10 feet beyond the building limits) be preloaded so that primary 

settlements associated with the building loads are completed prior to constructing the 

building. We estimate that, according to previous data from fills and settlement data) that 

primary settlement should be complete in 2 to 3 months. 

 

 Site Specific Seismic Spectral Response: Based on the subsurface conditions 

encountered at the site, we interpret the subsurface conditions within the upper 100 feet of 

the ground surface to be consistent with the Site Class F according to the 2014 Oregon 

Structural Specialty Code (OSSC). Therefore, we recommend a site specific seismic spectral 

response analysis be completed to support the seismic structural design of the structure. 

 

 Disposition of Landfill Wastes Generated: We recommend that all excavations and 

utilities be designed shallow enough to not penetrate the landfill cover soils.  Otherwise, 

excavated waste would have to be segregated in a stockpile, sampled and tested for 

contaminants, and disposed of off-site as non-hazardous or hazardous waste depending on 

the analytical laboratory test results. We recommend that waste characterization analyses of 

the surface soils be undertaken to evaluate special soil management requirements, if any. 

 

 Methane Mitigation: Methane is produced during the biodegradation process of the landfill 

wastes and must be mitigated from accumulating under or within the building and 

pavements. Methane testing and mitigation design was not part of our geotechnical scope of 

services. Types of mitigation systems are discussed in this report, but we understand that 

the methane mitigation systems will be designed by others. 

 

 Use of Non-Gravity Utilities: Due to the expected long-term settlements of the entire 

project site as secondary settlements and biodegradation of the landfill continues, we 

recommend that sanitary and storm sewer pipes be designed as a pressurized system that 

can tolerate the settlements. Alternatively, they can be designed with an exaggerated slope 

to allow gravity flow even after differential settlements have occurred at the higher end.  

 

This summary should be used in conjunction with the entire report for design purposes. It should be 

recognized that details were not included or fully developed in this section, and the report must be 

read in its entirety for a comprehensive understanding of the items contained herein.  
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DRAFT GEOTECHNICAL ENGINEERING REPORT 
PROPOSED DISCOUNT TIRE STORE 

WASHINGTON STREET AND HIGHWAY 213 

OREGON CITY, OREGON 
Terracon Project No. 82145031 

August 27, 2014 

 

 INTRODUCTION 1.0

This geotechnical engineering report has been completed for the proposed Discount Tire Store to 

be located at Washington Street and Highway 213 in Oregon City, Oregon. Five (5) borings, 

designated B-1 through B-5 were completed to depths of approximately 11½ to 61 feet below the 

existing ground surface (bgs) within proposed development areas. In addition, cone penetration 

tests (CPTs) were completed within the building pad in multiple phases due to refusal within and 

above the landfill waste. One boring encountered drilling refusal in dense to very dense gravels 

shallower than the termination depth. Logs of the borings and CPTs, along with location diagrams 

for proposed development plans, are included in Appendix A of this report.  

 

The purpose of our evaluation is to provide geotechnical recommendations and considerations for 

the following with respect to the proposed development: 

 

 subsurface soil conditions 

 earthwork 

 foundation design and construction 

 pavement design and construction 

 seismic considerations  floor slab design and construction 

 groundwater conditions  

 

 PROJECT INFORMATION 2.0

2.1 Site Location and Description 

 

ITEM DESCRIPTION 

Location 

The project site is located at Washington Street and Highway 213, Oregon City, 

Oregon. It is the northern outlot of 2002 Washington Street in Oregon City (Home 

Depot development). Latitude 45.37031° N, Longitude 122.58622° W 

Existing 

improvements 

None in proposed lease area, with the exception of the Home Depot pylon sign 

and two rows of Home Depot parking stalls along the south one-third of the 

proposed lease area. 
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ITEM DESCRIPTION 

Site Surroundings 

North: Washington Street  

South: Home Depot parking lot 

East: Highway 213 

West: Home Depot parking lot and Washington Street 

Current ground 

cover 

Mostly grass with some curb and asphaltic concrete pavement along the south 

one-third of the lease area. 

Existing 

topography 

Relatively flat with a slight slope up towards the north along the base of the 

Highway 213 embankment. Overall topographic relief within the proposed lease 

area is on the order of 5 feet, based on visual estimates. A topographic plan was 

not available for our review. 

 

2.2 Project Description 

 

ITEM DESCRIPTION 

Site layout See Exhibit A-2: Site and Exploration Plan.  

Structures 
A one-story building measuring approximately 141.3 feet by 60 feet (~8,290 

SF). 

Building construction
 

Typical prototypes consist of reinforced masonry 

Maximum loads 

planned (provided to 

Terracon)
 

Column/Walls: Loads should not 

impose bearing pressures exceeding 

3,000 psf  

Floor Slabs: 150 psf (assumed by 

Terracon) 

Maximum allowable 

settlement 

Not yet determined, but this information will be crucial for determining 

foundation support options.  

Grading 
Finish grades are assumed to be at or slightly above existing grades. The 

exact fill thickness, if any, will be crucial for foundation support options. 

Cut and fill slopes None anticipated. 

Pavements 
Asphaltic concrete and Portland cement concrete. Assumed to be typical 

retail passenger vehicle and delivery truck traffic loads and frequencies. 

Free-standing 

retaining walls 

None anticipated. 

Below grade areas None anticipated. 

 

2.3 Review of Information by Others  

 

We reviewed the following relevant documents provided by AMEC, the Oregon Department of 

Transportation (ODOT), and the Oregon Department of Environmental Quality (DEQ): 
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 Geotechnical Considerations for Site Plan and Development Review Application, 

Home Depot Store OR-66G, SW Washington Street and Cascade Highway (Hwy 

213), Oregon City, Oregon, by GRI Consultants, dated July 8, 1999. 

  

 Preliminary Geotechnical Investigation, Home Depot Store OR-66G, SW 

Washington Street and Cascade Highway (Hwy 213), Oregon City, Oregon, by 

GRI Consultants, dated November 1, 1999. 

 

 Supplemental Settlement Estimates, Proposed Home Depot Store OR-66G, SW 

Washington Street and Cascade Highway (Hwy 213), Oregon City, Oregon, by 

GRI Consultants, dated April 5, 2000. 

 

 Draft Geotechnical & Pavement Design Report, OR 213: I-205 – Redland Road 

Overcrossing, Oregon City, Oregon, by Shannon & Wilson, Inc., dated August 

31, 2010. 

 

 January – December 2011 Annual Operation, Maintenance, and Monitoring 

Report, Gas Monitoring and Control System, Home Depot Development, Oregon 

City, Oregon, by Geosyntec Consultants, dated March 2012.  

 

 Oregon City Bypass, Park Place – Newell Creek file review, ODOT District 1 

office, on August 21, 2014. 

 

 Personal communication with Tim Spencer, DEQ Project Manager for the 

Rossman Landfill, on August 25, 2014. 

 

 Google Earth™ historical images, dated 7/28/2000 and 7/25/2001. 

 

In summary, there are two main structures on the Rossman Landfill. The Trails End Golf Center 

was constructed in 2000 near the center of the landfill, and the Home Depot store was 

constructed on the landfill just north of the golf center starting in 2001. There are also a few 

other commercial/industrial properties along the southern edge of the landfill, but those 

developments were not deemed as relevant to the subject site and were not reviewed.  

 

Approximately 5 to 10 feet of fill was used to raise grade in the Home Depot development. The 

Home Depot store and concrete apron were reportedly supported on driven steel H-piles with 

the asphaltic concrete paved parking lot supported on fill only.  Primary settlements of 0.35 to 

3.70 feet were estimated from the fills, and secondary settlements of 0.6 to 1.6 feet were 

estimated with approximately 1 foot of it occurring as differential settlement in the parking lot. 

Based on our observations of the Home Depot store, the large concrete apron around the entire 

store was pile supported to maintain a level ground surface with the store entrances.  The 

unsupported asphalt-paved parking lot appears to have settled relative to the concrete apron, 
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but is maintained by concrete ramps that allow vehicle access across the transition zone.  The 

Home Depot building, concrete apron, and parking areas are underlain by a gas monitoring and 

collection system to mitigate the explosion risk of methane accumulation.  

 

We were not able to review a geotechnical report for the Trails End Golf Center, but from 

personal communication with DEQ we understand that the buildings were not pile supported. 

We further understand that the building area was surcharged with a soil preload, crushed rock 

structural fill was added over the subgrade for additional support, and the structures were 

equipped with adjustable stilt foundations.  It was also reported that settlement did not appear to 

be an issue.  For methane mitigation, the structure was constructed with an open crawlspace 

covered with a decorative lattice that would not allow methane to accumulate under the building. 

Presumably, this crawlspace also serves as access for the adjustable stilt foundations should 

they be needed.  It should be noted that the main building appears to be a single-story wood-

framed building similar to a house and should be a relatively lightweight and settlement tolerant 

structure.  

 

The Shannon and Wilson report for the OR 213 roadway improvement project did not have 

much more information relevant to the subject site. It was also reported by ODOT that the 

observed settlement for the OR 213 to Redlands Road embankment crossing the landfill were 

approximately up to 13 feet, which was much higher than the what the geotechnical report 

anticipated. The settlements of the OR 213 roadway were reportedly uneven resulting in an 

undulating roadway that requires periodic maintenance.  

 

Our review of the settlement monitoring data in the ODOT file revealed plots of data that 

included initial fills. However, the GRI Supplement Settlement Estimates letter referenced above 

includes additional data for additional fills that were not available for our review, but are re-

plotted in the GRI letter. Our analysis of the available ODOT settlement data is discussed in 

section 4.2 of this report. For the loads anticipated for the subject site, the initial settlement 

monitoring data available in the ODOT file is sufficient because it appears to be more 

representative of the proposed project loads and subsurface conditions.  

 

 SUBSURFACE CONDITIONS 3.0

3.1 Geology 

 

Based on the Geologic Map of the Oregon City 7.5’ Quadrangle, Clackamas County, Oregon, 

GMS 119, 2009, the site is underlain by Artificial Fill (Af), further defined as man-made deposits of 

mixed clay, silt, sand, gravel, and debris and rubble. These deposits continue south and west of 

the site and are associated with the historic landfill in the area. The fill soils encountered in the 

borings confirm the presence of the artificial fill generally described within the publications and 

as expected with landfill deposits.  
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 Seismic Hazards 3.1.1

Seismic hazards resulting from earthquake motions can include slope instability, liquefaction, 

and surface rupture due to faulting or lateral spreading. Liquefaction is the phenomenon 

wherein soil strength is dramatically reduced when subjected to vibration or shaking.  

 

We reviewed the Relative Earthquake Hazard Map of the Portland Metro Region, Clackamas, 

Multnomah, and Washington Counties (IMS-1) published by the Oregon Department of Geology 

and Mineral Industries (DOGAMI) in 1997, scale 1:62,500. The hazard maps show the project 

site to be located in an area that is mapped as: high relative hazard for ground motion 

amplification, high relative liquefaction hazard, no hazard for slope instability hazard, and 

designated Zone A high hazard based on all three relative earthquake hazards. 

 

We reviewed the USGS Earthquake Hazards Program Quaternary Faults and Folds Database 

available online (http://earthquake.usgs.gov/regional/qfaults/usmap.php). The nearest faults to 

the project site are the Oatfield and Portland Hills faults approximately 1 mile to 1½ miles to the 

north and northeast of the project site, respectively.  According to this source, both faults’ ages 

are in the less than 1,600,000 years category, have been mapped with reverse strike features, 

and are in the slip rate category of less than 0.2 millimeters per year.  Based on the information 

described above, we estimate that the risk associated with surface rupture at the site is low.  

 

3.2 Typical Profile 

 

Based on the results of the borings, subsurface conditions on the project site can be generalized 

as follows: 

 

 

Stratum 

Approximate Depth to 

Bottom of Stratum (feet) 
Material Encountered Consistency/Density 

Stratum 1  

(Cover Fill) 

6 to 6½, or Undetermined: 

borings B-4 and B-5 

terminated at the planned 

depths in this stratum.   

Silt, sandy silt, silt with 

gravel, silty sand, lean clay  

Medium stiff to very 

stiff/dense 

Stratum 2  

(Cover Fill) 
9 to 11½ Well graded gravel with silt 

Medium dense to 

dense 

Stratum 3  

(Landfill 

Waste) 

38½ 

Landfill debris: wood and 

other organics, plastic, 

fabric, glass, foam, metal, 

newspaper, with silt and 

sand 

Medium Dense to very 

dense 

Stratum 4  

(Sandy silt) 
47 Sandy Silt Soft to medium stiff 
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Stratum 

Approximate Depth to 

Bottom of Stratum (feet) 
Material Encountered Consistency/Density 

Stratum 5 

(Gravel with 

silt and sand) 

Undetermined: boring B-2 

terminated at the planned 

depths in this stratum. 

Boring B-1met refusal within 

this stratum. 

Gravel with cobbles, 

boulders, silt, and sand  
Very dense 

Conditions encountered at each boring location are indicated on the individual boring logs found in 

Appendix A of this report. Stratification boundaries on the boring logs represent the approximate 

location of changes in soil types; in-situ, the transition between materials may be gradual. A 

discussion of field sampling procedures is included in Appendix A and laboratory testing 

procedures and test results are presented in Appendix B. 

 

3.3 Groundwater 

 

Groundwater was observed at approximately 15 feet in boring B-1 and B-2 at the time of drilling. 

However, groundwater level fluctuations occur due to seasonal variations in the amount of 

rainfall, runoff and other factors not evident at the time the borings were completed. Therefore, 

groundwater levels during construction or at other times may be higher or lower than the levels 

indicated on the logs. The possibility of groundwater level fluctuations should be considered 

when developing the design and construction plans for the project. 
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 RECOMMENDATIONS FOR DESIGN AND CONSTRUCTION 4.0
 

4.1 Geotechnical Considerations 

 

The subsurface conditions at the site were evaluated to develop geotechnical related design 

and construction recommendations for site development. In our opinion, the site is feasible for 

the proposed development provided the owner understands and accepts the risks associated 

with developing on highly compressible landfill waste as described in this report. The main 

geotechnical risks involved include excessive and/or unanticipated total and differential building 

settlements, uneven settlements of the non-building areas affecting surface drainage, building 

and site settlements affecting gravity flow sewers, methane accumulation and migration, and 

higher maintenance costs associated with these risks.  

 

We understand that pile supporting the building will be cost-prohibitive for the proposed 

development. However, to reduce total and differential settlements to typical building tolerances, 

the building would need to be supported on deep foundations, such as driven steel piles, 

bearing below the compressible landfill waste and soft alluvial soils below the landfill. These 

piles would likely be over 50 feet long, based on our explorations. Even though pile foundations 

would reduce the risk associated with building settlements, pile foundations present their own 

unique challenges and risks. Some of these include differential settlement of development 

around the structure and gravity utilities, cost and schedule overruns due to pile driving difficulty 

or excessive lengths during driving, additional maintenance costs due to maintaining ADA 

access between surface supported pavements and the structure to name a few.  Therefore, this 

report will focus on pre-loading the building area with a removable soil fill (i.e., a preload fill), 

and supporting the building on a shallow mat foundation capable of tolerating moderate 

differential settlements.  

 

Other options for building support include, supporting the structure on an adjustable stilt 

foundation similar to the nearby golf center building, reducing the total weight of the building 

and/or making the structure more settlement tolerant include designing it as a lightweight metal 

structure or wood-framed structure rather than masonry or concrete walls.  All of these options 

appear feasible to include with the mat foundation recommendation; however, these are 

additional features to include based on discussions between the design team and owner and 

are not necessarily geotechnical requirements with respect to the recommendations in this 

report. 
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4.2 Settlement Analyses 

 

Settlement of landfill deposits occur in three basic components: mechanical, creep, and 

biodegradation (Babu, et al, 20101).  Babu describes primary settlement of landfill waste as the 

significant settlement that occurs during or shortly after loading due to a load’s physical and 

mechanical processes that reorient the particles and fill or collapse voids. Babu further 

describes secondary settlement of landfill waste as the substantial settlement that occurs at a 

slower rate over an extended period of time due to chemical and biological processes.  

 

We reviewed the ODOT settlement monitoring data of the adjacent OR 213 embankment for 

two nearby monitoring points at station 75+50 and station 78+25 (the northernmost and 

southernmost settlement points available near the centerline of the adjacent roadway). The 

estimated locations of these road stations are shown on the attached Exhibit A-2, Site and 

Exploration Plan.  The embankment fill heights were reportedly 19 and 21 feet, for stations 

75+50 and 78+25, respectively, for the period of data reviewed (plots undated but presumably 

August 1984 to April 1985). 

 

The embankment fills were constructed 30 years ago in 1984. We plotted the data and 

projected the long-term secondary settlements trendline shown in the graphs below. Projecting 

out another 20 years for the typical life-span of a project, we estimate the additional settlement 

from secondary settlement to be on the order of 6 to 9 inches (total). Please note that this 

assumes no additional primary settlement occurs from new loads on the landfill and that 

secondary settlement rates within the building pad are similar to the secondary settlement rates 

within the roadway. We believe the assumed similarity this to be a valid (or possibly 

conservative) since the landfill thickness in the roadway appears to be greater than our project 

site and the loads imposed by the roadway fills were greater than the fills on our project site. 

 

                                                
1
 Babu, G.L. Sivakumar, et al., “Prediction of Long-Term Municipal Solid Waste Landfill Settlement Using 

Constitutive Model”, April 1, 2010, Practice Periodical of Hazardous, Toxic, and Radioactive Waste 
Management, Vol. 14, No. 2. 
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As discussed above, any new loads on the ground surface will likely result in additional primary 

settlement of the fill. Therefore, we recommend that the building pad and 10 feet beyond be 

preloaded with removable fill, the settlement monitored to determine when the primary 

settlement has been substantially completed, the preload fill removed, and the building 

constructed. Based on previous data, it appears that the primary settlement could be complete 

within about 2 to 3 months. 

 

4.3 Earthwork 

 

The following sections present recommendations for site preparation, excavation, subgrade 

preparation, placement and compaction of structural fill, and grading, The recommendations 

presented for design and construction of earth supported elements are contingent upon 

following the recommendations outlined in this section. 

 

 Site Preparation 4.3.1

Site preparation and initial construction activities should be planned to reduce disturbance to the 

existing ground surface. Construction traffic should be restricted to dedicated driveway and 

laydown areas. Preparation should begin with procedures intended to drain ponded water and 

control surface water runoff. It will be difficult to maintain stable subgrades if accumulated water 

is not controlled during construction. Attempting to grade the site without adequate drainage 

control measures will reduce the amount of on-site soil effectively available for use, increase the 

amount of import fill materials required, and ultimately increase the cost of the earthwork and 

foundation construction phases of the project. 

 

In our opinion, earthwork should be completed during periods of the year when the moisture 

content can be controlled by aeration and drying. If earthwork or construction activities take 

place during extended periods of wet weather, or if the in-situ moisture conditions are elevated 

above the optimum moisture content, the soils could become unstable or not be compactable. In 

the event the exposed subgrade becomes unstable, yielding, or unable to be compacted due to 

high moisture conditions, we recommend that the materials be removed to a sufficient depth in 

order to develop stable subgrade soils that can be compacted to the minimum recommended 

levels. The severity of construction problems will be dependent, in part, on the precautions that 

are taken by the contractor to protect the subgrade soils.   

 

 Subgrade Preparation 4.3.2

Since the landfill cover soils are undocumented and can be of variable relative density and 

consistency, we recommend the upper two feet below foundations and slabs be recompacted to 

the requirements for structural fill in Fill Materials and Compaction sections of this report. The 

lateral extent of the recompaction zone for footing excavations should include extending the 
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excavation eight inches laterally for every one foot vertically, as shown in the figure in the 

Foundation section of this report. 

 

We recommend that testing of the exposed pavement subgrades include proofrolling to help 

locate weak or unstable areas at or just below the exposed subgrade level. Proofrolling should 

be performed using heavy rubber-tired equipment, such as a fully-loaded dump truck, having a 

minimum gross weight of about 20 tons. Unsuitable areas observed at this time should be 

excavated and replaced with structural fill. Those soils which are soft, yielding, or unable to be 

compacted to the specified criteria should be overexcavated and replaced with structural fill 

material later described in the Fill Materials section of this report.  

 

Based on the outcome of the proofrolling operations, some additional undercutting or subgrade 

stabilization should be expected, especially during wet periods of the year. Methods of 

stabilization, which are outlined below, could include scarification and recompaction, removal of 

unstable materials and replacement with granular fill (with or without geotextiles) and chemical 

stabilization. The most suitable method of stabilization, if required, will be dependent upon 

factors such as schedule, weather, size of area to be stabilized, and the nature of the instability. 

More detailed recommendations can be provided during construction, as the need for subgrade 

stabilization occurs. Performing site grading operations during the warmer and drier months 

would aid in reducing potential need for subgrade stabilization. 

 

 Granular Fill - The use of crushed aggregate or gravel could be considered to improve 

subgrade stability. Typical additional undercut depths could range from about 1 to 2 feet. 

The use of high modulus geotextiles (i.e., engineering fabric, such as Mirafi HP370) 

could also be considered after underground work such as utility construction is 

completed. Equipment should not be operated above the geotextile fabric until one full 

lift of granular fill is placed above it. Geotextiles can also be considered for severe 

subgrade conditions during winter months. It should be expected that a minimum of 18 

inches of granular fill will be required with any geotextile application. Overexcavation and 

backfill with granular fill is typically recommended and economical for isolated shallow 

areas containing soft unsuitable soils. 

 

 Chemical Stabilization – For unstable and plastic soils, consider improving the 

subgrades with Portland cement, lime, kiln dust, or Class C fly ash could be considered. 

Chemical modification should be performed by a pre-qualified contractor having 

experience with successfully stabilizing subgrades in the project area on similar sized 

projects with similar soil conditions. Chemical stabilization is generally recommended for 

large areas with exposed soils too wet to scarify and recompact and/or during wet 

weather. 

Overexcavations should be backfilled with structural fill material placed and compacted in 

accordance with the Fill Material Types and Compaction Requirements sections of this 

ITerracon



Draft Geotechnical Engineering Report  
Proposed Discount Tire Store ■ Oregon City, Oregon 
August 27, 2014 ■ Terracon Project No. 82145031 

 

 

 

Responsive ■ Resourceful ■ Reliable  Page 12 

report. Subgrade preparation and selection, placement, and compaction of structural fill should 

be performed under engineering controlled conditions in accordance with the project 

specifications. 

 Fill Material Types 4.3.3

Engineered or structural fill should meet the following material property requirements: 

 

Fill Type 
1
 Specification Acceptable for Placement 

Common Fill 

2008 Oregon Standard 

Specification for Construction 

(OSSC) 00330.13 Selected 

General Backfill with the 

additional requirements of 

Liquid Limits < 40 and Plasticity 

Index < 10 

All locations across the site. Dry Weather only. 

Select Fill 

OSSC 00330.14 Selected 

Granular Backfill with exception 

of no more than 8% passing the 

No. 200 sieve by weight  

All locations across the site,  

Wet Weather and Dry Weather acceptable. 

Crushed 

Aggregate 

Base (CAB) 

OSSC 02630.10 Dense Graded 

Aggregate (2”-0 to ¾”-0) with 

exception of no more than 8% 

passing the No. 200 sieve by 

weight 

All locations across the site. Recommended for 

finished base course materials for floor slabs and 

pavements. 

Wet Weather and Dry Weather acceptable. 

1. Controlled, compacted fill should consist of approved materials that are free (free = less than 3% by weight) of 

organic matter and debris (i.e. wood sticks greater than ½-inch in diameter). Frozen material should not be used, 

and fill should not be placed on a frozen subgrade. A sample of each material type should be submitted to the 

geotechnical engineer for evaluation. 

If open-graded materials with large void spaces, such as quarry spalls, are used over fine-

grained soils, we recommend that the materials be placed over a geotextile fabric separator to 

prevent fines migration as well as to stabilize the subgrade. The geotextile fabric should be a 

woven product (Mirafi HP370 or equivalent).  
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 Compaction Requirements 4.3.4

The following compaction requirements are recommended for the prepared subgrade and 
structural fill expected to be placed for this site: 
 

Item Description 

Fill Lift 

Thickness 

Common Fill, Select Fill and CAB: 8 inches or less in loose thickness when 

heavy, compaction equipment is used.  

Compaction 

Requirements 
1
 

Common Fill, Select Fill & CAB: 95% of the material’s maximum Proctor dry 

density (ASTM D1557) within the building pad limits and upper 2 feet below site 

pavements and 92% of the materials maximum Proctor dry density (ASTM 

D1557) elsewhere. Fine-grained soils used as fill outside the building pad should 

be compacted to 98% of the material’s standard Proctor maximum dry density 

(ASTM D 698) in the upper two feet below pavement and 95% below two feet. 

Moisture Content  

Common Fill, Select Fill and CAB: Within ±2 percent of optimum moisture 

content as determined by ASTM D1557 for coarse-grained soils. From -1 to +3 

percent optimum moisture content as determined by ASTM D 698 for fine-grained 

soils. 

1. We recommend that fill be tested for moisture content and compaction during placement. Should the 

results of the in-place density tests indicate the specified moisture or compaction limits have not 

been met, the area represented by the test should be reworked and retested as required until the 

specified moisture and compaction requirements are achieved. 

 

 Grading and Drainage 4.3.5

Positive drainage should be provided during construction and maintained throughout the life of 

the development. Infiltration of water into utility trenches or foundation excavations should be 

prevented during construction. Backfill against footings, exterior walls, and in utility and sprinkler 

line trenches should be well compacted and free of all construction debris to reduce the 

possibility of moisture infiltration. 

 

Downspouts, roof drains or scuppers should discharge into tightline storm sewers when the 

ground surface is not protected by exterior slabs or paving. Sprinkler systems should not be 

installed within five feet of foundation elements. Landscaped irrigation adjacent to the 

foundation systems should be minimized or eliminated. Infiltration of stormwater is not allowed 

on landfills. 

 

 Construction Considerations 4.3.6

Unstable subgrade conditions are anticipated during wet weather or in areas subjected to 

repetitive construction traffic. The use of light construction equipment would aid in reducing 

subgrade disturbance. The use of remotely operated equipment, such as a backhoe, would be 

beneficial to perform cuts and reduce subgrade disturbance. Should unstable subgrade 

conditions develop, stabilization measures will need to be employed. 
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Upon completion of filling and grading, care should be taken to maintain the subgrade moisture 

content prior to construction of floor slabs and pavements. Construction traffic over the 

completed subgrade should be avoided to the extent practical. The site should also be graded 

to prevent ponding of surface water on the prepared subgrades or in excavations. If the 

subgrade should become frozen, desiccated, saturated, or disturbed, the affected material 

should be removed or these materials should be scarified, moisture conditioned, and re-

compacted prior to floor slab and pavement construction. 

 

The contractor is responsible for designing and constructing stable, temporary excavations 

(including utility trenches) as required to maintain stability of both the excavation sides and 

bottom. Excavations should be sloped or shored in the interest of safety following local and 

federal regulations, including current OSHA excavation and trench safety standards. 

 

The geotechnical engineer should be retained during the construction phase of the project to 

observe earthwork and to perform necessary tests and observations during subgrade 

preparation; proof-rolling; placement and compaction of controlled compacted fills; backfilling of 

excavations to the completed subgrade. 

 

4.4 Preload 

 

As discussed previously, the new building loads will induce significant primary settlement. 

Therefore, we recommend that the building pad plus a 10-foot width around the building 

perimeter be preloaded with a soil fill. We anticipate the net load from the building constructed 

over a mat foundation to be on the order of about 500 psf areal load. To induce this load over 

the building pad, an approximately 4-foot thick preload fill should be constructed, assuming the 

total unit weight of the fill is approximately 125 pcf. The fill should be density tested for unit 

weight and the height adjusted accordingly to match the 500 psf areal load.  The 500 psf load 

may be adjusted after feedback from the structural engineer on the actual building loads, or 

reduced if the building pad is cut below existing grades.   

 

Prior to placing the preload, the foundation and slab subgrades should be prepared per the 

Subgrade Preparation section above. This will help limit the amount of subgrade rebound that 

occurs if excavation occurred after preloading.  Settlement monitoring plates should be installed 

(minimum of six) across the building pad and surveyed for the initial elevations, then the preload 

fill placed around the settlement plate risers.  Terracon can provide settlement plate details for 

inclusion in the project plans.  The settlement plates should be surveyed twice a week for the 

first month, then once a week afterwards until Terracon determines that primary settlement has 

completed. Based on the information reviewed for this project, we anticipate approximately 3 

months for primary settlement to complete to acceptable levels. Terracon can also provide a 

remotely automated settlement plates system that uses a cellular connection to send data from 

the site.     
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4.5 Foundations 

 

Assuming the owner accepts the risks of unanticipated settlement described previously in this 

report, the proposed building may be supported by a mat foundation or continuously-connected 

grid foundations bearing on a minimum of 2 feet of properly compacted structural fill. The 

purpose of the mat foundation or grid foundation is to spread the loads out over as large an area 

as possible to minimize compression of the underlying landfill waste. Based on our previous 

experience, we anticipate the average load over the entire mat to be on the order of 500 psf. 

This value should be checked by the structural engineer so that we may adjust the preload fill 

height accordingly. Design recommendations for foundations for the proposed structures and 

related structural elements are presented in the following sections. 

 

 Design Recommendations 4.5.1

DESCRIPTION Wall 

Net allowable bearing pressure
 1
  

Directly supported a minimum of 2-foot of 

compacted structural fill  

1,500 psf 

Minimum dimensions 18 inches 

Minimum embedment below finished grade for frost 

protection
 2
 

12 inches 

Approximate total static settlement 
3
 

Primary: <1 inch 

Secondary: ~4 to 9 inches  

Estimated differential settlement 
3
 

Primary: <¾ inch over 40 feet 

Secondary: 4 to 6 inches over max length 

of building  

Allowable passive pressure 
4
 250 psf/ft 

Allowable coefficient of sliding friction 
4 

0.3 

1. The recommended net allowable bearing pressure is the pressure in excess of the minimum 

surrounding overburden pressure at the footing base elevation. Assumes any unsuitable fill or soft 

soils, if encountered, will be undercut and replaced with structural fill. These values may be 

increased by one-third to resist transient, dynamic loads such as wind or seismic forces.  

2. And to reduce the effects of seasonal moisture variations in the subgrade soils. For perimeter 

footing and footings beneath unheated areas.  

3. The Primary foundation settlement will depend upon the variations within the subsurface soil profile, 

the structural loading conditions, the embedment depth of the footings, the thickness of 

compacted fill, and the quality of the earthwork operations. The Secondary settlement, also known 

as creep, includes chemical and biological degradation over time and the value is estimated over 

20 years based on the ODOT settlement monitoring data reviewed for this report. 

4. The value presented is an equivalent fluid pressure. The sides of the excavation for the spread 
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DESCRIPTION Wall 

footing foundation must be nearly vertical and the concrete should be placed neat against these 

vertical faces for the passive earth pressure values to be valid. Passive resistance in the upper 12 

inches of the soil profile should be neglected.  

 

The secondary settlements and differential estimated above will occur over the next 20 years, 

with additional settlement continuing beyond that period. These settlements may be tolerable 

from a structural standpoint, but should also be considered from an operations and maintenance 

point of view. Differential settlement can cause uneven flooring and problems with closing doors 

and windows.  It may be possible to incorporate some type of adjustable foundations, such as 

stilts or posts, or have the ability to re-adjust or shim a lightweight metal building or re-level 

wood-framed structures.   

 

Excessive total settlements should be mitigated with flexible utility connections into the building, 

as well as either exaggerated pipe slopes for gravity flow sewers, or a grinder pump and 

pressurized system for sanitary sewers.  Differential settlement is also expected across the 

remainder of the landfill as the secondary settlement of the landfill waste occurs unevenly due to 

variability in the type and location of the wastes.  

 

 Footing Subgrade Preparation 4.5.2

Foundations should not be supported on soft 

loose soils, existing fill or soils that do not meet 

the minimum recommended compaction levels. 

Undercuts for compacted backfill placement 

below footings should extend laterally beyond all 

edges of the footings at least 8 inches per foot of 

over-excavation depth below footing base 

elevation. Zones of loose, soft or otherwise 

unsuitable soil encountered in or below the 

footing subgrade should be over-excavated and 

replaced with properly compacted engineered fill.  

 

The compactive effort should be in accordance with recommendations provided in the 

Earthwork section of this report. If construction takes place in wet weather, we recommend that 

the upper 6 inches of foundations subgrades consist of crushed aggregate base, such as 2008 

Oregon Standard Specifications for Construction gradation Section 02630 Dense graded 

Aggregate (1”-0 or 3/4”-0) to help provide a stable platform for construction of the foundation 

elements. It is recommended that the geotechnical engineer be retained to observe and test the 

soil foundation bearing materials. 
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 Footing Drains 4.5.3

We recommend that footing drains be installed around the perimeter of the proposed building at 

the base of the foundations. Footing drains should consist of a minimum 4-inch diameter, 

Schedule 40, rigid, perforated PVC pipe placed at the base of the heel of the footing with the 

perforations facing down. The pipe should be surrounded by a minimum of 4 inches of clean 

free-draining granular material with less than 5 percent fines (material passing the #200 sieve). 

If an open-graded drainage material is used, such as uniform washed gravel, we recommend 

enveloping the drain rock with a non-woven geotextile, such as Mirafi 140N, or equivalent. 

Footing drains should be directed toward appropriate storm water drain with a backflow 

preventer valve. Water from downspouts and surface water should be independently collected 

and routed to stormdrain. 

 

4.6 Floor Slab 

 

 Design Recommendations 4.6.1

ITEM DESCRIPTION 

Interior floor system  Concrete slab-on-grade. 

Base / Capillary Break
1 

6 inches of CAB material (¾”-0) 

Subgrade 
Upper 12 inches of subgrade soil recompacted to 

structural fill requirements 

Modulus of subgrade reaction 150 pci for point load conditions 

1. The floor slab design should include a capillary break, comprised of free-draining, compacted, 

granular material, at least 6 inches thick. Free-draining granular material should have less than 8 

percent fines (material passing the #200 sieve).  

 

If floor tile or other product manufacturer’s specifications require a vapor retarder, we 

recommend that it be installed with their recommendations. Since methane mitigation will be 

required in or near the landfill, the gas vapor barrier used will also serve as a moisture barrier. 

 

 Construction Considerations 4.6.2

On most project sites, the site grading is generally accomplished early in the construction phase. 

However as construction proceeds, the subgrade may be disturbed due to utility excavations, 

construction traffic, desiccation, rainfall, etc. As a result, the floor slab subgrade may not be 

suitable for placement of base rock and concrete and corrective action will be required. 

 

We recommend the area underlying the floor slab be rough graded and then thoroughly 

proofrolled with a loaded tandem axle dump truck prior to final grading and placement of base 

rock. Particular attention should be paid to high traffic areas that were rutted and disturbed earlier 

and to areas where backfilled trenches are located. Areas where unsuitable conditions are located 

should be repaired by removing and replacing the affected material with properly compacted 
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engineered fill. All floor slab subgrade areas should be moisture conditioned and properly 

compacted to the recommendations in this report immediately prior to placement of the base rock 

and concrete. 

 

4.7 Seismic Considerations 

 

The site should be classified as a site class “F” per the 2014 Oregon Structural Specialty Code 

due to the interpretation that the organic landfill wastes behaves similar to a peat deposit with a 

total thickness over 10 feet. Therefore, we recommend a site specific seismic spectral response 

analysis be completed for the site. 

 

 Seismic Liquefaction Hazard 4.7.1

Liquefaction is the phenomenon wherein soil strength is dramatically reduced when subjected to 

vibration or shaking. Liquefaction generally occurs in saturated, loose sand and non-plastic silt 

deposits. We performed a liquefaction analysis of the alluvial sediments below the landfill waste, 

and it is our opinion that the risks associated with seismic liquefaction are low. To our 

knowledge, liquefaction does not occur in landfill wastes although some seismic settlement may 

occur. Since the structure will be designed to tolerate significant differential settlement, no 

additional mitigations are required, in our opinion. 

 

4.8 Pavements 
 

We understand that the majority of site pavements will be asphaltic concrete pavements. For areas 

subject to concentrated and repetitive loading conditions such as dumpster pads and 

ingress/egress aprons, we recommend using a reinforced concrete pad at least 7 inches thick with 

the adjacent asphaltic concrete thickened to match the concrete section.  
 

It should be noted that pavement areas will also experience secondary settlement from 

biodegradation of the landfill.  Additional fills used to raise grade will also settle from primary 

settlement as discussed previously in this report. Pavements constructed over landfills should 

be considered a higher maintenance item that on non-landfill sites due to the uneven differential 

settlement that can cause random areas of ponding and reduce slope for surface drainage.  

Therefore, we recommend that site grades be exaggerated slightly for surface drainage 

purposes, while still trying to minimize the total fill thickness to reduce significant primary 

settlement.  The Home Depot parking area appears to be a moderately sloped down toward the 

parking lot perimeters with a continuous trench drain at the pavement edge instead of focusing 

surface water to individual catch basins. While this design should help maintain routing of 

surface water into the drains, the fill height used to establish the moderate slope over the entire 

site was relatively thick, reportedly up to 10 feet in thickness.  
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 Design Recommendations 4.8.1

Listed below are pavement component thicknesses, which may be used as a guide for 

pavement systems at the site for typical commercial building traffic patterns. It should be noted 

that these systems were derived based on general characterization of the pavement support as 

predominantly one foot of compacted structural fill over silt/clay landfill cover soils. No specific 

testing (such as CBR, resilient modulus test, etc.) was performed for this project to evaluate the 

support characteristics of the subgrade. 
 

FLEXIBLE (BITUMINOUS) PAVEMENT SYSTEM 

COMPONENT 
Material Thickness, Inches 

Light Duty Heavy Duty 

Bituminous Pavement 3 4 

Crushed Aggregate Base (CAB) 8 6 

 

RIGID (CONCRETE) PAVEMENT SYSTEM 

COMPONENT 
Material Thickness, Inches 

Light Duty Heavy Duty 

Reinforced Concrete 5 7 

Crushed Aggregate Base (CAB) 6 6 

 

Prior to placement of the CAB the pavement subgrades should be prepared as per the 

recommendations in the Earthwork section of this report. Long-term pavement performance will 

be dependent upon several factors, including maintaining subgrade moisture levels and 

providing for preventive maintenance. The following recommendations should be considered the 

minimum: 

 
 The subgrade and the pavement surface have a minimum ¼-inch per foot slope (or more 

per differential settlement discussion above) to promote proper surface drainage; 

 Consider appropriate edge drainage and pavement under drain systems; 

 Install joint sealant and seal cracks immediately; 

 Seal all landscaped areas in, or adjacent to pavements to minimize or prevent moisture 

migration to subgrade soils; 

 Placing compacted, low permeability backfill against the exterior side of curb and gutter. 

 
Preventive maintenance should be planned and provided for through an on-going pavement 

management program. Preventive maintenance activities are intended to slow the rate of 

pavement deterioration, and to preserve the pavement investment. Preventive maintenance 

consists of both localized maintenance (e.g. crack and joint sealing and patching) and global 

maintenance (e.g. surface sealing). Preventive maintenance is usually the first priority when 
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implementing a planned pavement maintenance program and provides the highest return on 

investment for pavements. Prior to implementing any maintenance, additional engineering 

observation is recommended to determine the type and extent of preventive maintenance. 

 

In addition to typical preventative maintenance, the owner should understand that additional 

maintenance costs will be necessary for this site above and beyond “normal wear and tear” 

maintenance of asphalt pavement. Due to significant total and possible differential settlement 

risks, regular maintenance of ADA threshold maintenance (or potential trip hazards) will be 

necessary in addition to overlay and or crack sealing of pavements due to settlement and/or 

cracking. Unfortunately, due to the variability of the potential settlement, we cannot provide an 

estimate frequency of this needed maintenance. 

 

 Asphalt, Concrete, Base Course, and Subbase Materials 4.8.2

Specifications for manufacturing and placement of pavements and crushed base course should 

conform to specifications presented in Sections 00745 Hot Mix Asphalt Concrete, 02000 

Concrete Materials and Additives, and 02630 Base Aggregate of the 2008 Oregon Standard 

Specifications for Construction. All subgrade and base course materials should be compacted to 

at least 95 percent of the maximum dry density determined in accordance with ASTM D1557. 

We recommend that all base courses be proofrolled with a loaded dump truck prior to placing 

the following lift of material. We recommend that asphalt be compacted to a between 92 and 97 

percent of the Rice (theoretical maximum) density. 

 

 Construction Considerations 4.8.3

On most project sites, the site grading is accomplished relatively early in the construction phase. 

Fills are placed and compacted in a uniform manner. However, as construction proceeds, 

excavations are made into these areas, rainfall and surface water saturates some areas, heavy 

traffic from concrete trucks and other delivery vehicles disturbs the subgrade and many surface 

irregularities are filled in with loose soils to improve trafficability temporarily. As a result, the 

pavement subgrades, initially prepared early in the project, should be carefully evaluated as the 

time for pavement construction approaches.  

 

We recommend the moisture content and density of the top 1 foot of the subgrade be evaluated 

and the pavement subgrades be proofrolled prior to commencement of actual paving operations. 

Areas not in compliance with the required ranges of moisture or density should be stabilized as 

described in the Earthwork section. Particular attention should be paid to high traffic areas that 

were rutted and disturbed earlier and to areas where backfilled trenches are located. Areas where 

unsuitable conditions are located should be repaired by removing and replacing the materials with 

properly compacted fills.  
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If a significant precipitation event occurs after the evaluation or if the surface becomes disturbed, 

the subgrade should be reviewed by qualified personnel immediately prior to paving. The 

subgrade should be in its finished form at the time of the final review. 

 

4.9 Methane Mitigation 

 

Landfills generate methane gas as a result of the biodegradation of the organic waste materials. 

Methane is colorless and odorless, and can present an explosion hazard if allowed to 

accumulate under buildings, pavements, and low permeability structures. We understand that 

DEQ will require methane accumulation and migration to be mitigated for the project. We will 

discuss several types of methane mitigations, but we understand the actual collection and 

monitoring systems will be designed by others.  

 

Typical methane mitigations to reduce accumulation include the installation of a gas barrier 

under the building, such as Liquid Boot®. We understand that the Home Depot store used the 

Liquid Boot system, as did several other buildings in the Portland metro area constructed over 

landfills. The gas barrier is constructed over a porous aggregate base with perforated pipes or 

other type of gas collection media that allows the methane to be vented to the open air. Some 

systems will require a blower to aid in venting the gases.  

 

Another accumulation mitigation option used by the Trails End Golf Center, was to construct an 

open crawlspace (not a closed crawlspace with occasional vents typical of residential 

construction). The open crawlspace does not allow methane to accumulate, and was 

decoratively covered with wood lattice.   

 

Methane migration can also occur along buried utilities within the relatively porous aggregate 

typically used for pipe bedding, haunching, and backfill. Typical mitigation for migration along 

these utilities is to construct low permeability trench dams at building penetrations, and at 

regularly spaced intervals along the trench, as well as where the pipes leave the site 

boundaries. The trench dams typically consist of low permeability cement-bentonite slurry that is 

keyed into the trench sidewalls to cutoff the gas.  

 

4.10 Soil Management 

 

We recommend that buried site infrastructure be planned for depths that are within the landfill 

cover soils to reduce the potential for excavating into the landfill waste materials. If waste 

materials are encountered, higher disposal fees will occur than is typical for unimpacted soils. 

Furthermore, even the landfill cover soils appear to have some waste mixed in and may also 

require special handling and disposal.  All existing excavated soils and waste materials should 

be segregated, stockpiled on top of plastic sheeting, and sampled for waste characterization 

and disposal options.  A site-specific Soil and Waste Management Plan should be prepared to 
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guide the contractor as to the proper disposal options. Terracon is available to prepare the 

management plan, and we anticipate that DEQ will need to review for concurrence.  

 

Since the landfill is a permitted non-hazardous, solid waste disposal site, the contents of the 

waste can vary dramatically. Terracon sampled and tested a composite sample of the drill 

cuttings through the waste and this information can be helpful for planning purposes on mixed 

material disposition. The analytical laboratory test results are included in the appendix of this 

report for information only.  

 

 

 GENERAL COMMENTS 5.0
 

Terracon should be retained to review the final design plans and specifications so comments 

can be made regarding interpretation and implementation of our geotechnical recommendations 

in the design and specifications. Terracon also should be retained to provide observation and 

testing services during grading, excavation, foundation construction and other earth-related 

construction phases of the project. 

 

The analysis and recommendations presented in this report are based upon the data obtained 

from the borings performed at the indicated locations and from other information discussed in 

this report. This report does not reflect variations that may occur between borings, across the 

site, or due to the modifying effects of construction or weather. The nature and extent of such 

variations may not become evident until during or after construction. If variations appear, we 

should be immediately notified so that further evaluation and supplemental recommendations 

can be provided. 

 

The scope of services for this project does not include either specifically or by implication any 

environmental or biological (e.g., mold, fungi, bacteria) assessment of the site or identification or 

prevention of pollutants, hazardous materials or conditions. If the owner is concerned about the 

potential for such contamination or pollution, other studies should be undertaken. 

 

This report has been prepared for the exclusive use of our client for specific application to the 

project discussed and has been prepared in accordance with generally accepted geotechnical 

engineering practices. No warranties, either express or implied, are intended or made. Site 

safety, excavation support, and dewatering requirements are the responsibility of others. In the 

event that changes in the nature, design, or location of the project as outlined in this report are 

planned, the conclusions and recommendations contained in this report shall not be considered 

valid unless Terracon reviews the changes and either verifies or modifies the conclusions of this 

report in writing. 
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Field Exploration Description 

Five borings with depths ranging from 10½ to 61 feet below the ground surface (bgs) were 

performed. The boring locations were located in the field by Terracon personnel based on 

estimated dimension from site features and the provided site plan by America’s Tire, dated June 

19, 2014. Terracon personnel estimated ground surface elevations of the borings based on 

measurements made while onsite using a rod and level and a temporary site benchmark. The 

locations and elevations of the borings should be considered accurate only to the degree implied 

by the means and methods used to define them. 
 

The borings were drilled with truck-mounted hollow-stem auger drill rig under subcontract to 

Terracon. A geologist from our firm continuously observed the borings, logged the subsurface 

conditions, and obtained representative soil samples. Samples of the soil encountered in the 

borings were obtained using the split barrel and thin-walled tube sampling procedures. The 

samples were stored in moisture tight containers and transported to our laboratory for further visual 

classification and testing. After we logged each boring, the operator backfilled each boring in 

general conformance of local regulations. Drill cuttings were containerized in 55-gallon drums on 

the site until the contents were analyzed for disposal purposes.  
 

In the split-barrel sampling procedure, the number of blows required to advance a standard 2-inch 

O.D. split-barrel sampler the last 12 inches of the typical total 18-inch penetration by means of a 

140-pound auto-hammer with a free fall of 30 inches, is the standard penetration resistance value 

(SPT-N). This value is used to estimate the in-situ relative density of cohesionless soils and 

consistency of cohesive soils.  
 

In the thin-walled tube sampling procedure, a thin-walled, seamless steel tube with a sharp cutting 

edge is pushed hydraulically into the soil to obtain a relatively undisturbed sample.  The samples 

were tagged for identification, sealed to reduce moisture loss, and taken to our laboratory for 

further examination, testing, and classification.  Information provided on the boring logs attached to 

this report includes soil descriptions, consistency evaluations, boring depths, sampling intervals, 

and groundwater conditions. 
 

A field log of each boring was prepared by the field geologist. These logs included visual 

classifications of the materials encountered during drilling as well as the driller’s interpretation of 

the subsurface conditions between samples. Final boring logs included with this report represent 

the engineer's interpretation of the field logs and include modifications based on laboratory 

observation and tests of the samples. 
 

Cone Penetration Tests (CPT) were also performed on 7/22/14 using a truck-mounted 10-ton CPT 

rig. Four locations labeled CPT-1 to CPT-4 were attempted during the first round of CPT 

explorations, but encountered relatively shallow refusal at depths ranging from 5.9 to 11.5 feet bgs. 

An additional attempt was made approximately 5 feet away from each location resulting in similar 

depth refusals and labeled CPT-1a to CPT-4a. We revisited the site on 8/4/14 and pre-drilled the 

CPT locations with a hollow-stem auger drill and made three more attempts, labeled CPT-1b to 

CPT-3b. Two of these CPTs were able to penetrate down through the landfill and into the 

sediments below the landfill zone. 
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                    Oregon City, Oregon
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Page 1 of 2

Advancement Method:
Hollow stem auger, diamond bit coring, and rotary wash
boring methods

Abandonment Method:
Borings backfilled with cement-bentonite grout upon
completion.

4103 SE International Way, # 300
Portland, Oregon

Notes:

Project No.: 82145031

Drill Rig: D-90

Boring Started: 7/23/2014

BORING LOG NO. B-1
AMEC Environment & Infrastructure, Inc.CLIENT:
Phoenix, Arizona

Driller: STI

Boring Completed: 7/23/2014

Exhibit: A-4
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Page 2 of 2

Advancement Method:
Hollow stem auger, diamond bit coring, and rotary wash
boring methods

Abandonment Method:
Borings backfilled with cement-bentonite grout upon
completion.

4103 SE International Way, # 300
Portland, Oregon

Notes:

Project No.: 82145031

Drill Rig: D-90

Boring Started: 7/23/2014

BORING LOG NO. B-1
AMEC Environment & Infrastructure, Inc.CLIENT:
Phoenix, Arizona

Driller: STI

Boring Completed: 7/23/2014

Exhibit: A-4
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See Appendix B for description of laboratory
procedures and additional data (if any).

See Appendix C for explanation of symbols and
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Page 1 of 2
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Hollow stem auger, and rotary wash boring methods

Abandonment Method:
Borings backfilled with cement-bentonite grout upon
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4103 SE International Way, # 300
Portland, Oregon

Notes:
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Page 2 of 2
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completion.

4103 SE International Way, # 300
Portland, Oregon

Notes:

Project No.: 82145031

Drill Rig: D-90

Boring Started: 7/23/2014

BORING LOG NO. B-2
AMEC Environment & Infrastructure, Inc.CLIENT:
Phoenix, Arizona

Driller: STI

Boring Completed: 7/23/2014

Exhibit: A-5

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).

See Appendix C for explanation of symbols and
abbreviations.

PROJECT:  Proposed Discount Tire Store
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7.5

9.5

11.5

Grass and 4-inch root zone over
FILL - SILT WITH SAND , brown to gray, very stiff

medium stiff to stiff

FILL - WELL GRADED GRAVEL WITH SILT , trace
sand, dark gray, dense

FILL - LEAN CLAY , trace organics, dark gray, stiff

Boring Terminated at 11.5 Feet

3-9-9
N=18

5-4-4
N=8

3-4-5
N=9

8-22-16
N=38

5-4-5
N=9

94+/-

92+/-

90+/-

14

12

14

14

16

Hammer Type:  Automatic SPT HammerStratification lines are approximate. In-situ, the transition may be gradual.

LOCATION

DEPTH

Latitude: 45.37033°    Longitude:  -122.58641°
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                    Washington Street & Highway 213
                    Oregon City, Oregon
SITE:

Page 1 of 1

Advancement Method:
Hollow stem auger

Abandonment Method:
Borings backfilled with bentonite chips upon completion

4103 SE International Way, # 300
Portland, Oregon

Notes:

Project No.: 82145031

Drill Rig: D-50 truck

Boring Started: 8/4/2014

BORING LOG NO. B-3
AMEC Environment & Infrastructure, Inc.CLIENT:
Phoenix, Arizona

Driller: STI

Boring Completed: 8/4/2014

Exhibit: A-6

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).

See Appendix C for explanation of symbols and
abbreviations.

PROJECT:  Proposed Discount Tire Store
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9.0

11.5

Grass and 3-inch root zone over
FILL - SILT , trace sand and gravel, brown, hard

very stiff

gray

medium stiff

trace organics and glass

FILL - SILTY SAND , trace plastic debris, gray, very
loose, Possible start of landfill waste layer.

Boring Terminated at 11.5 Feet

2-5-35
N=40

9-12-21
N=33

6-4-6
N=10

2-2-1
N=3

1-1-1
N=2

92+/-

89.5+/-
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2

16
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Hammer Type:  Automatic SPT HammerStratification lines are approximate. In-situ, the transition may be gradual.

LOCATION

DEPTH

Latitude: 45.37001°    Longitude:  -122.58591°

G
R

A
P

H
IC

 L
O

G See Exhibit A-2
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                    Washington Street & Highway 213
                    Oregon City, Oregon
SITE:

Page 1 of 1

Advancement Method:
Hollow stem auger

Abandonment Method:
Borings backfilled with bentonite chips upon completion

4103 SE International Way, # 300
Portland, Oregon

Notes:

Project No.: 82145031

Drill Rig: D-50 truck

Boring Started: 8/7/2014

BORING LOG NO. B-4
AMEC Environment & Infrastructure, Inc.CLIENT:
Phoenix, Arizona

Driller: STI

Boring Completed: 8/7/2014

Exhibit: A-7

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).

See Appendix C for explanation of symbols and
abbreviations.

PROJECT:  Proposed Discount Tire Store
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2.5

11.5

Grass and 3-inch root zone over
FILL - SILT WITH SAND AND GRAVEL , brown,
hard

FILL - SILT WITH SAND , trace organics, gray, very
stiff

concrete in tip, stiff

medium stiff to stiff

Boring Terminated at 11.5 Feet

5-14-29
N=43

9-7-9
N=16

5-9-2
N=11

4-6-5
N=11

5-4-4
N=8

98.5+/-

89.5+/-

14

14

4

4
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Hammer Type:  Automatic SPT HammerStratification lines are approximate. In-situ, the transition may be gradual.

LOCATION

DEPTH

Latitude: 45.37018°    Longitude:  -122.58635°
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                    Washington Street & Highway 213
                    Oregon City, Oregon
SITE:

Page 1 of 1

Advancement Method:
Hollow stem auger

Abandonment Method:
Borings backfilled with bentonite chips upon completion

4103 SE International Way, # 300
Portland, Oregon

Notes:

Project No.: 82145031

Drill Rig: D-50 truck

Boring Started: 8/7/2014

BORING LOG NO. B-5
AMEC Environment & Infrastructure, Inc.CLIENT:
Phoenix, Arizona

Driller: STI

Boring Completed: 8/7/2014

Exhibit: A-8

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).

See Appendix C for explanation of symbols and
abbreviations.

PROJECT:  Proposed Discount Tire Store
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Subsurface Technologies
Operator:   SAM

Sounding:   CPT-1

Cone Used:  DSG0457

CPT Date/Time:  7/22/2014 12:11:25 PM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 7.55 feet Depth Increment = 0.328 feet

 �RETAIL

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
2500

0

1

2

3

4

5

6

7

8

Depth
(ft)

Local Friction 

 Fs TSF
50

Pore Pressure  

 Pw PSI
100-20

Friction Ratio  

 Fs/Qc (%)    
100

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100-20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

120
T



Subsurface Technologies
Operator:   SAM

Sounding:   CPT-1A

Cone Used:  DSG0457

CPT Date/Time:  7/22/2014 12:25:57 PM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 8.20 feet Depth Increment = 0.328 feet

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
2500

0

1
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4
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8

9

Depth
(ft)

Local Friction 

 Fs TSF
50

Pore Pressure  

 Pw PSI
100-20

Friction Ratio  

 Fs/Qc (%)    
100

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100-20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

120
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Subsurface Technologies
Operator:   SAM

Sounding:   CPT-1

Cone Used:  DDG1296

CPT Date/Time:  8/4/2014 1:42:56 PM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 11.48 feetDepth Increment = 0.328 feet

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
250 0

0

2

4

6

8

10

12

Depth
(ft)

Local Friction 

 Fs TSF
5 0

Pore Pressure  

 Pw PSI
100 -20

Friction Ratio  

 Fs/Qc (%)    
10 0

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100 -20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

12 0

Predrill to this 
depth.
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Subsurface Technologies
Operator:   SAM

Sounding:   CPT-2

Cone Used:  DSG0457

CPT Date/Time:  7/22/2014 11:05:26 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 5.91 feet Depth Increment = 0.328 feet

 �RETAIL

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
2500

0

1

2

3

4

5

6

Depth
(ft)

Local Friction 

 Fs TSF
50

Pore Pressure  

 Pw PSI
100-20

Friction Ratio  

 Fs/Qc (%)    
100

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100-20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

120
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Subsurface Technologies
Operator:   SAM

Sounding:   CPT-2A

Cone Used:  DSG0457

CPT Date/Time:  7/22/2014 11:16:49 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 5.91 feet Depth Increment = 0.328 feet

 �RETAIL

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
2500

0

1

2

3

4

5

6

Depth
(ft)

Local Friction 

 Fs TSF
50

Pore Pressure  

 Pw PSI
100-20

Friction Ratio  

 Fs/Qc (%)    
100

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100-20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

120
T T I I I I I I I TT



Subsurface Technologies
Operator:   SAM

Sounding:   CPT-2

Cone Used:  DDG1296

CPT Date/Time:  8/4/2014 2:11:06 PM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 48.23 feetDepth Increment = 0.328 feet

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
250 0

0

5

10

15

20

25

30

35

40

45

50

Depth
(ft)

Local Friction 

 Fs TSF
5 0

Pore Pressure  

 Pw PSI
100 -20

Friction Ratio  

 Fs/Qc (%)    
10 0

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100 -20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

12 0

Predrill to this 
depth.

B



Subsurface Technologies
Operator:   SAM

Sounding:   CPT-3

Cone Used:  DSG0457

CPT Date/Time:  7/22/2014 11:36:16 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 11.48 feet Depth Increment = 0.328 feet

 �RETAIL

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
2500

0

2

4

6

8

10

12

Depth
(ft)

Local Friction 

 Fs TSF
50

Pore Pressure  

 Pw PSI
100-20

Friction Ratio  

 Fs/Qc (%)    
100

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100-20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

120
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Subsurface Technologies
Operator:   SAM

Sounding:   CPT-3A

Cone Used:  DSG0457

CPT Date/Time:  7/22/2014 11:53:43 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 8.86 feet Depth Increment = 0.328 feet

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
2500

0

1

2

3

4

5

6

7

8

9

Depth
(ft)

Local Friction 

 Fs TSF
50

Pore Pressure  

 Pw PSI
100-20

Friction Ratio  

 Fs/Qc (%)    
100

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100-20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

120
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Subsurface Technologies
Operator:   SAM

Sounding:   CPT-3

Cone Used:  DDG1296

CPT Date/Time:  8/4/2014 11:53:24 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 49.54 feetDepth Increment = 0.328 feet

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
250 0

0

5

10

15

20

25

30

35

40

45

50

Depth
(ft)

Local Friction 

 Fs TSF
5 0

Pore Pressure  

 Pw PSI
100 -20

Friction Ratio  

 Fs/Qc (%)    
10 0

Diff PP Ratio   

(Pw-Ph)/Qc (%)  
100 -20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

12 0

Predrill to this 
depth 
(bentonite 
backfill above 
to keep the 
hole open)

B



Subsurface Technologies
Operator:   SAM

Sounding:   CPT-3

Cone Used:  DDG1296

CPT Date/Time:  8/4/2014 11:53:24 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 49.54 feet Depth Increment = 0.328 feet

*Soil behavior type and SPT based on data from UBC-1983

Tip Resistance 

 Qc TSF
2500

0

5

10

15

20

25

30

35

40

45

50

Depth
(ft)

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  

120

SPT N*
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500

Seismic Delay

(milliseconds)

 12.66 

 23.05 

 31.83 

 50.43 

 67.42 

 80.27 

 91.36 

1000

Seismic Velocity

(ft/s)

 528.1824 

 698.2939 

 341.0105 

 378.248 
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 585.6627 

8000
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depth 
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Pressure
(psi)

Time: (minutes)

Subsurface Technologies
Operator   SAM

Sounding:   CPT-3

Cone Used:  DDG1296

CPT Date/Time:  8/4/2014 11:53:24 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Pressure = 5.734 psi
Hydrostatic Pressure = 11.249 psi

0123456789
    5

    6

Selected Depth(s)
       (feet)

35.761

B



Pressure
(psi)

Time: (minutes)

Subsurface Technologies
Operator   SAM

Sounding:   CPT-3

Cone Used:  DDG1296

CPT Date/Time:  8/4/2014 11:53:24 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Pressure = 46.547 psi
Hydrostatic Pressure = 12.673 psi
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Subsurface Technologies
Operator:   SAM

Sounding:   CPT-4

Cone Used:  DSG0457

CPT Date/Time:  7/22/2014 10:23:10 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 7.87 feet Depth Increment = 0.328 feet

*Soil behavior type and SPT based on data from UBC-1983
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Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  
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Subsurface Technologies
Operator:   SAM

Sounding:   CPT-4A

Cone Used:  DSG0457

CPT Date/Time:  7/22/2014 10:43:33 AM

Location:  OREGON CITY RETAIL

Job Number:  82145031

Maximum Depth = 7.87 feet Depth Increment = 0.328 feet

 �RETAIL

*Soil behavior type and SPT based on data from UBC-1983
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(Pw-Ph)/Qc (%)  
100-20

Soil Behavior Type*

Zone: UBC-1983

 1   sensitive fine grained   
 2      organic material      
 3            clay            

 4     silty clay to clay     
 5  clayey silt to silty clay 
 6  sandy silt to clayey silt 

 7  silty sand to sandy silt  
 8     sand to silty sand     
 9            sand            

 10    gravelly sand to sand   
 11 very stiff fine grained (*)
 12   sand to clayey sand (*)  
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APPENDIX B 

LABORATORY TESTING 

 



  

 

 

Responsive ■ Resourceful ■ Reliable  Exhibit B-1 

Laboratory Testing 

Samples retrieved during the field exploration were taken to the laboratory for further 

observation by the project geotechnical engineer and were classified in general accordance with 

the Unified Soil Classification System (USCS) as shown in Appendix C. At that time, the field 

descriptions were confirmed or modified as necessary and an applicable laboratory testing 

program was formulated to determine engineering properties of the subsurface materials.  

 

Laboratory tests were conducted on selected soil samples and the test results are presented in 

this appendix. The laboratory test results were used for the geotechnical engineering analyses, 

and the development of foundation and earthwork recommendations. Laboratory tests were 

performed in general accordance with the applicable ASTM, local or other accepted standards. 

 

Selected soil samples obtained from the site were tested for the following engineering 

properties: 

 

 In-situ Water Content (ASTM D 2216) 

 Atterberg Limits (ASTM D 4318) 

 Grain Size Distribution (ASTM D 422) 

 Unconfined Compression Test (ASTM D2166) 

  

Procedural standards noted above are for reference to methodology in general. In some cases, 

variations to methods are applied as a result of local practice or professional judgement. 
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4103 SE International Way, # 300
Portland, Oregon

PROJECT NUMBER:  82145031
PROJECT:  Proposed Discount Tire Store

SITE:  Washington Street & Highway 213
           Oregon City, Oregon

CLIENT:  AMEC Environment & Infrastructure,
Inc.
                Phoenix, Arizona

EXHIBIT:  B-4
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DESCRIPTION: FILL: SANDY SILT(ML)
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4103 SE International Way, # 300
Portland, Oregon

PROJECT NUMBER:  82145031
PROJECT:  Proposed Discount Tire Store

SITE:  Washington Street & Highway 213
           Oregon City, Oregon

CLIENT:  AMEC Environment & Infrastructure,
Inc.
                Phoenix, Arizona

EXHIBIT:  B-5
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12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
1-800-767-5859
Fax (615) 758-5859

Tax I.D. 62-0814289

Est. 1970

Martin Eversaul
Terracon - Portland, OR
4103 SE International Way, Suite 300
Portland, OR 97222

Report Summary

Wednesday August 13, 2014

Report Number: L712369

Samples Received: 07/26/14

Client Project: 82145031

Description: Proposed Retail

The analytical results in this report are based upon information supplied
by you, the client, and are for your exclusive use.  If you have any
questions regarding this data package, please do not hesitate to call.

Entire Report Reviewed By: ____________________________________

Jarred Willis , ESC Representative

Laboratory Certification Numbers
A2LA - 1461-01, AIHA - 100789, AL - 40660, CA - 01157CA, CT - PH-0197,
FL - E87487, GA - 923, IN - C-TN-01, KY - 90010, KYUST - 0016,
NC - ENV375/DW21704/BIO041, ND - R-140. NJ - TN002, NJ NELAP - TN002,
SC - 84004, TN - 2006, VA - 460132, WV - 233, AZ - 0612,
MN - 047-999-395, NY - 11742, WI - 998093910, NV - TN000032011-1,
TX - T104704245-11-3, OK - 9915, PA - 68-02979, IA Lab #364, EPA - TN002

Accreditation is only applicable to the test methods specified on each scope of accreditation held
by ESC Lab Sciences.

This report may not be reproduced, except in full, without written approval from ESC Lab Sciences.
Where applicable, sampling conducted by ESC is performed per guidance provided
in laboratory standard operating procedures: 060302, 060303, and 060304.

Page 1 of 13 

*ESC
L * A Q S * C * I * E • N * C ' E - S



12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
1-800-767-5859
Fax (615) 758-5859

Tax I.D. 62-0814289

Est. 1970

REPORT OF ANALYSIS                                                                               
Martin Eversaul                                                       August 13,2014                     
Terracon - Portland, OR                                                                                  
4103 SE International Way, Suite 30                                                                      
Portland, OR 97222                                                                                       

ESC Sample # :   L712369-01        
Date Received   :   July      26, 2014                                                                   
Description     :   Proposed Retail                                                                      

Site ID  :                         
Sample ID       :   COMPOSITE A                                                                          

Project # :   82145031             
Collected By    :   Martin Eversaul                                                                      
Collection Date :   07/23/14 12:45                                                                      

Parameter                            Dry Result    Det. Limit    Units     Method          Date   Dil.       

Total Solids                          39.0                       %       2540 G-2011  07/31/14  1          

Mercury                                1.1         0.051       mg/kg     7471         07/31/14  1          

Arsenic                                BDL          51.        mg/kg     6010B        07/31/14  10         
Barium                                 220          13.        mg/kg     6010B        07/31/14  10         
Cadmium                                BDL          13.        mg/kg     6010B        07/31/14  10         
Chromium                               77.          26.        mg/kg     6010B        07/31/14  10         
Lead                                   240          13.        mg/kg     6010B        07/31/14  10         
Selenium                               BDL          51.        mg/kg     6010B        07/31/14  10         
Silver                                 BDL          26.        mg/kg     6010B        07/31/14  10         

Volatile Organics                  
Acetone                                BDL          3.2        mg/kg     8260B        07/29/14  25         
Acrylonitrile                          BDL          0.64       mg/kg     8260B        07/29/14  25         
Benzene                                BDL         0.064       mg/kg     8260B        07/29/14  25         
Bromobenzene                           BDL         0.064       mg/kg     8260B        07/29/14  25         
Bromodichloromethane                   BDL         0.064       mg/kg     8260B        07/29/14  25         
Bromoform                              BDL         0.064       mg/kg     8260B        07/29/14  25         
Bromomethane                           BDL          0.32       mg/kg     8260B        07/29/14  25         
n-Butylbenzene                         BDL         0.064       mg/kg     8260B        07/29/14  25         
sec-Butylbenzene                       BDL         0.064       mg/kg     8260B        07/29/14  25         
tert-Butylbenzene                      BDL         0.064       mg/kg     8260B        07/29/14  25         
Carbon tetrachloride                   BDL         0.064       mg/kg     8260B        07/29/14  25         
Chlorobenzene                          BDL         0.064       mg/kg     8260B        07/29/14  25         
Chlorodibromomethane                   BDL         0.064       mg/kg     8260B        07/29/14  25         
Chloroethane                           BDL          0.32       mg/kg     8260B        07/29/14  25         
2-Chloroethyl vinyl ether              BDL          3.2        mg/kg     8260B        07/29/14  25         
Chloroform                             BDL          0.32       mg/kg     8260B        07/29/14  25         
Chloromethane                          BDL          0.16       mg/kg     8260B        07/29/14  25         
2-Chlorotoluene                        BDL         0.064       mg/kg     8260B        07/29/14  25         
4-Chlorotoluene                        BDL         0.064       mg/kg     8260B        07/29/14  25         
1,2-Dibromo-3-Chloropropane            BDL          0.32       mg/kg     8260B        07/29/14  25         
1,2-Dibromoethane                      BDL         0.064       mg/kg     8260B        07/29/14  25         
Dibromomethane                         BDL         0.064       mg/kg     8260B        07/29/14  25         
1,2-Dichlorobenzene                    BDL         0.064       mg/kg     8260B        07/29/14  25         
1,3-Dichlorobenzene                    BDL         0.064       mg/kg     8260B        07/29/14  25         
1,4-Dichlorobenzene                   0.087        0.064       mg/kg     8260B        07/29/14  25         
Dichlorodifluoromethane                BDL          0.32       mg/kg     8260B        07/29/14  25         
1,1-Dichloroethane                     BDL         0.064       mg/kg     8260B        07/29/14  25         
1,2-Dichloroethane                     BDL         0.064       mg/kg     8260B        07/29/14  25         
1,1-Dichloroethene                     BDL         0.064       mg/kg     8260B        07/29/14  25         
cis-1,2-Dichloroethene                 BDL         0.064       mg/kg     8260B        07/29/14  25         
trans-1,2-Dichloroethene               BDL         0.064       mg/kg     8260B        07/29/14  25         

Results listed are dry weight basis.                                                                     
BDL - Below Detection Limit                                                                              
Det. Limit -  Practical Quantitation Limit(PQL)                                                          
Note:                                                                                                    
This report shall not be reproduced, except in full, without the written approval from ESC.              
The reported analytical results relate only to the sample submitted                                      
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12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
1-800-767-5859
Fax (615) 758-5859

Tax I.D. 62-0814289

Est. 1970

REPORT OF ANALYSIS                                                                               
Martin Eversaul                                                       August 13,2014                     
Terracon - Portland, OR                                                                                  
4103 SE International Way, Suite 30                                                                      
Portland, OR 97222                                                                                       

ESC Sample # :   L712369-01        
Date Received   :   July      26, 2014                                                                   
Description     :   Proposed Retail                                                                      

Site ID  :                         
Sample ID       :   COMPOSITE A                                                                          

Project # :   82145031             
Collected By    :   Martin Eversaul                                                                      
Collection Date :   07/23/14 12:45                                                                      

Parameter                            Dry Result    Det. Limit    Units     Method          Date   Dil.       

1,2-Dichloropropane                    BDL         0.064       mg/kg     8260B        07/29/14  25         
1,1-Dichloropropene                    BDL         0.064       mg/kg     8260B        07/29/14  25         
1,3-Dichloropropane                    BDL         0.064       mg/kg     8260B        07/29/14  25         
cis-1,3-Dichloropropene                BDL         0.064       mg/kg     8260B        07/29/14  25         
trans-1,3-Dichloropropene              BDL         0.064       mg/kg     8260B        07/29/14  25         
2,2-Dichloropropane                    BDL         0.064       mg/kg     8260B        07/29/14  25         
Di-isopropyl ether                     BDL         0.064       mg/kg     8260B        07/29/14  25         
Ethylbenzene                          0.067        0.064       mg/kg     8260B        07/29/14  25         
Hexachloro-1,3-butadiene               BDL         0.064       mg/kg     8260B        07/29/14  25         
Isopropylbenzene                       BDL         0.064       mg/kg     8260B        07/29/14  25         
p-Isopropyltoluene                     1.2         0.064       mg/kg     8260B        07/29/14  25         
2-Butanone (MEK)                       BDL          0.64       mg/kg     8260B        07/29/14  25         
Methylene Chloride                     BDL          0.32       mg/kg     8260B        07/29/14  25         
4-Methyl-2-pentanone (MIBK)            BDL          0.64       mg/kg     8260B        07/29/14  25         
Methyl tert-butyl ether                BDL         0.064       mg/kg     8260B        07/29/14  25         
Naphthalene                            BDL          0.32       mg/kg     8260B        07/29/14  25         
n-Propylbenzene                        BDL         0.064       mg/kg     8260B        07/29/14  25         
Styrene                                BDL         0.064       mg/kg     8260B        07/29/14  25         
1,1,1,2-Tetrachloroethane              BDL         0.064       mg/kg     8260B        07/29/14  25         
1,1,2,2-Tetrachloroethane              BDL         0.064       mg/kg     8260B        07/29/14  25         
1,1,2-Trichlorotrifluoroethane         BDL         0.064       mg/kg     8260B        07/29/14  25         
Tetrachloroethene                      BDL         0.064       mg/kg     8260B        07/29/14  25         
Toluene                                BDL          0.32       mg/kg     8260B        07/29/14  25         
1,2,3-Trichlorobenzene                 BDL         0.064       mg/kg     8260B        07/29/14  25         
1,2,4-Trichlorobenzene                 BDL         0.064       mg/kg     8260B        07/29/14  25         
1,1,1-Trichloroethane                  BDL         0.064       mg/kg     8260B        07/29/14  25         
1,1,2-Trichloroethane                  BDL         0.064       mg/kg     8260B        07/29/14  25         
Trichloroethene                        BDL         0.064       mg/kg     8260B        07/29/14  25         
Trichlorofluoromethane                 BDL          0.32       mg/kg     8260B        07/29/14  25         
1,2,3-Trichloropropane                 BDL          0.16       mg/kg     8260B        07/29/14  25         
1,2,4-Trimethylbenzene                0.17         0.064       mg/kg     8260B        07/29/14  25         
1,2,3-Trimethylbenzene                0.10         0.064       mg/kg     8260B        07/29/14  25         
1,3,5-Trimethylbenzene                0.077        0.064       mg/kg     8260B        07/29/14  25         
Vinyl chloride                         BDL         0.064       mg/kg     8260B        07/29/14  25         
Xylenes, Total                        0.25          0.19       mg/kg     8260B        07/29/14  25         

Surrogate Recovery                 
Toluene-d8                            101.                     % Rec.    8260B        07/29/14  25         
Dibromofluoromethane                  86.6                     % Rec.    8260B        07/29/14  25         
a,a,a-Trifluorotoluene                108.                     % Rec.    8260B        07/29/14  25         
4-Bromofluorobenzene                  102.                     % Rec.    8260B        07/29/14  25         

Polychlorinated Biphenyls          
PCB 1016                               BDL         0.044       mg/kg     8082         07/31/14  1          
PCB 1221                               BDL         0.044       mg/kg     8082         07/31/14  1          

Results listed are dry weight basis.                                                                     
BDL - Below Detection Limit                                                                              
Det. Limit -  Practical Quantitation Limit(PQL)                                                          
Note:                                                                                                    
This report shall not be reproduced, except in full, without the written approval from ESC.              
The reported analytical results relate only to the sample submitted                                      
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12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
1-800-767-5859
Fax (615) 758-5859

Tax I.D. 62-0814289

Est. 1970

REPORT OF ANALYSIS                                                                               
Martin Eversaul                                                       August 13,2014                     
Terracon - Portland, OR                                                                                  
4103 SE International Way, Suite 30                                                                      
Portland, OR 97222                                                                                       

ESC Sample # :   L712369-01        
Date Received   :   July      26, 2014                                                                   
Description     :   Proposed Retail                                                                      

Site ID  :                         
Sample ID       :   COMPOSITE A                                                                          

Project # :   82145031             
Collected By    :   Martin Eversaul                                                                      
Collection Date :   07/23/14 12:45                                                                      

Parameter                            Dry Result    Det. Limit    Units     Method          Date   Dil.       

PCB 1232                               BDL         0.044       mg/kg     8082         07/31/14  1          
PCB 1242                               BDL         0.044       mg/kg     8082         07/31/14  1          
PCB 1248                               BDL         0.044       mg/kg     8082         07/31/14  1          
PCB 1254                               BDL         0.044       mg/kg     8082         07/31/14  1          
PCB 1260                               BDL         0.044       mg/kg     8082         07/31/14  1          

PCBs Surrogates                    
Decachlorobiphenyl                    72.6                     % Rec.    8082         07/31/14  1          
Tetrachloro-m-xylene                  88.0                     % Rec.    8082         07/31/14  1          

Base/Neutral Extractables          
Acenaphthene                           BDL          1.7        mg/kg     8270D        08/01/14  20         
Acenaphthylene                         BDL          1.7        mg/kg     8270D        08/01/14  20         
Anthracene                             BDL          1.7        mg/kg     8270D        08/01/14  20         
Benzidine                              BDL          17.        mg/kg     8270D        08/01/14  20         
Benzo(a)anthracene                     BDL          1.7        mg/kg     8270D        08/01/14  20         
Benzo(b)fluoranthene                   BDL          1.7        mg/kg     8270D        08/01/14  20         
Benzo(k)fluoranthene                   BDL          1.7        mg/kg     8270D        08/01/14  20         
Benzo(g,h,i)perylene                   BDL          1.7        mg/kg     8270D        08/01/14  20         
Benzo(a)pyrene                         BDL          1.7        mg/kg     8270D        08/01/14  20         
Bis(2-chlorethoxy)methane              BDL          17.        mg/kg     8270D        08/01/14  20         
Bis(2-chloroethyl)ether                BDL          17.        mg/kg     8270D        08/01/14  20         
Bis(2-chloroisopropyl)ether            BDL          17.        mg/kg     8270D        08/01/14  20         
4-Bromophenyl-phenylether              BDL          17.        mg/kg     8270D        08/01/14  20         
2-Chloronaphthalene                    BDL          1.7        mg/kg     8270D        08/01/14  20         
4-Chlorophenyl-phenylether             BDL          17.        mg/kg     8270D        08/01/14  20         
Chrysene                               BDL          1.7        mg/kg     8270D        08/01/14  20         
Dibenz(a,h)anthracene                  BDL          1.7        mg/kg     8270D        08/01/14  20         
3,3-Dichlorobenzidine                  BDL          17.        mg/kg     8270D        08/01/14  20         
2,4-Dinitrotoluene                     BDL          17.        mg/kg     8270D        08/01/14  20         
2,6-Dinitrotoluene                     BDL          17.        mg/kg     8270D        08/01/14  20         
Fluoranthene                           BDL          1.7        mg/kg     8270D        08/01/14  20         
Fluorene                               BDL          1.7        mg/kg     8270D        08/01/14  20         
Hexachlorobenzene                      BDL          17.        mg/kg     8270D        08/01/14  20         
Hexachloro-1,3-butadiene               BDL          17.        mg/kg     8270D        08/01/14  20         
Hexachlorocyclopentadiene              BDL          17.        mg/kg     8270D        08/01/14  20         
Hexachloroethane                       BDL          17.        mg/kg     8270D        08/01/14  20         
Indeno(1,2,3-cd)pyrene                 BDL          1.7        mg/kg     8270D        08/01/14  20         
Isophorone                             BDL          17.        mg/kg     8270D        08/01/14  20         
Naphthalene                            BDL          1.7        mg/kg     8270D        08/01/14  20         
Nitrobenzene                           BDL          17.        mg/kg     8270D        08/01/14  20         
n-Nitrosodimethylamine                 BDL          17.        mg/kg     8270D        08/01/14  20         
n-Nitrosodiphenylamine                 BDL          17.        mg/kg     8270D        08/01/14  20         
n-Nitrosodi-n-propylamine              BDL          17.        mg/kg     8270D        08/01/14  20         
Phenanthrene                           BDL          1.7        mg/kg     8270D        08/01/14  20         

Results listed are dry weight basis.                                                                     
BDL - Below Detection Limit                                                                              
Det. Limit -  Practical Quantitation Limit(PQL)                                                          
Note:                                                                                                    
This report shall not be reproduced, except in full, without the written approval from ESC.              
The reported analytical results relate only to the sample submitted                                      
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ESC Sample # :   L712369-01        
Date Received   :   July      26, 2014                                                                   
Description     :   Proposed Retail                                                                      
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Sample ID       :   COMPOSITE A                                                                          
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Collected By    :   Martin Eversaul                                                                      
Collection Date :   07/23/14 12:45                                                                      

Parameter                            Dry Result    Det. Limit    Units     Method          Date   Dil.       

Benzylbutyl phthalate                  BDL          17.        mg/kg     8270D        08/01/14  20         
Bis(2-ethylhexyl)phthalate             100          43.        mg/kg     8270D        08/05/14  50         
Di-n-butyl phthalate                   BDL          17.        mg/kg     8270D        08/01/14  20         
Diethyl phthalate                      BDL          17.        mg/kg     8270D        08/01/14  20         
Dimethyl phthalate                     BDL          17.        mg/kg     8270D        08/01/14  20         
Di-n-octyl phthalate                   BDL          17.        mg/kg     8270D        08/01/14  20         
Pyrene                                 BDL          1.7        mg/kg     8270D        08/01/14  20         
1,2,4-Trichlorobenzene                 BDL          17.        mg/kg     8270D        08/01/14  20         

Acid Extractables                  
4-Chloro-3-methylphenol                BDL          17.        mg/kg     8270D        08/01/14  20         
2-Chlorophenol                         BDL          17.        mg/kg     8270D        08/01/14  20         
2,4-Dichlorophenol                     BDL          17.        mg/kg     8270D        08/01/14  20         
2,4-Dimethylphenol                     BDL          17.        mg/kg     8270D        08/01/14  20         
4,6-Dinitro-2-methylphenol             BDL          17.        mg/kg     8270D        08/01/14  20         
2,4-Dinitrophenol                      BDL          17.        mg/kg     8270D        08/01/14  20         
2-Nitrophenol                          BDL          17.        mg/kg     8270D        08/01/14  20         
4-Nitrophenol                          BDL          17.        mg/kg     8270D        08/01/14  20         
Pentachlorophenol                      BDL          17.        mg/kg     8270D        08/01/14  20         
Phenol                                 BDL          17.        mg/kg     8270D        08/01/14  20         
2,4,6-Trichlorophenol                  BDL          17.        mg/kg     8270D        08/01/14  20         

Surrogate Recovery                 
2-Fluorophenol                        51.0                     % Rec.    8270D        08/01/14  20         
Phenol-d5                             72.0                     % Rec.    8270D        08/01/14  20         
Nitrobenzene-d5                       103.                     % Rec.    8270D        08/01/14  20         
2-Fluorobiphenyl                      55.1                     % Rec.    8270D        08/01/14  20         
2,4,6-Tribromophenol                  82.8                     % Rec.    8270D        08/01/14  20         
p-Terphenyl-d14                       52.2                     % Rec.    8270D        08/01/14  20         

Results listed are dry weight basis.                                                                     
BDL - Below Detection Limit                                                                              
Det. Limit -  Practical Quantitation Limit(PQL)                                                          
Note:                                                                                                    
This report shall not be reproduced, except in full, without the written approval from ESC.              
The reported analytical results relate only to the sample submitted                                      
Reported: 08/13/14 10:17 Revised: 08/13/14 14:19                                                         
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Attachment A
List of Analytes with QC Qualifiers

Sample           Work        Sample                                           Run                   
Number           Group       Type    Analyte                                  ID         Qualifier  
________________ ___________ _______ ________________________________________ __________ __________ 

L712369-01       WG734684    SAMP    Acenaphthene                             R2971950   O          
WG734684    SAMP    Acenaphthylene                           R2971950   O          
WG734684    SAMP    Anthracene                               R2971950   O          
WG734684    SAMP    Benzidine                                R2971950   OJ         
WG734684    SAMP    Benzo(a)anthracene                       R2971950   O          
WG734684    SAMP    Benzo(b)fluoranthene                     R2971950   O          
WG734684    SAMP    Benzo(k)fluoranthene                     R2971950   O          
WG734684    SAMP    Benzo(g,h,i)perylene                     R2971950   O          
WG734684    SAMP    Benzo(a)pyrene                           R2971950   O          
WG734684    SAMP    Bis(2-chlorethoxy)methane                R2971950   O          
WG734684    SAMP    Bis(2-chloroethyl)ether                  R2971950   O          
WG734684    SAMP    Bis(2-chloroisopropyl)ether              R2971950   OJ3        
WG734684    SAMP    4-Bromophenyl-phenylether                R2971950   O          
WG734684    SAMP    2-Chloronaphthalene                      R2971950   O          
WG734684    SAMP    4-Chlorophenyl-phenylether               R2971950   O          
WG734684    SAMP    Chrysene                                 R2971950   O          
WG734684    SAMP    Dibenz(a,h)anthracene                    R2971950   O          
WG734684    SAMP    3,3-Dichlorobenzidine                    R2971950   O          
WG734684    SAMP    2,4-Dinitrotoluene                       R2971950   O          
WG734684    SAMP    2,6-Dinitrotoluene                       R2971950   O          
WG734684    SAMP    Fluoranthene                             R2971950   O          
WG734684    SAMP    Fluorene                                 R2971950   O          
WG734684    SAMP    Hexachlorobenzene                        R2971950   O          
WG734684    SAMP    Hexachloro-1,3-butadiene                 R2971950   O          
WG734684    SAMP    Hexachlorocyclopentadiene                R2971950   OJ         
WG734684    SAMP    Hexachloroethane                         R2971950   O          
WG734684    SAMP    Indeno(1,2,3-cd)pyrene                   R2971950   O          
WG734684    SAMP    Isophorone                               R2971950   O          
WG734684    SAMP    Naphthalene                              R2971950   O          
WG734684    SAMP    Nitrobenzene                             R2971950   O          
WG734684    SAMP    n-Nitrosodimethylamine                   R2971950   O          
WG734684    SAMP    n-Nitrosodiphenylamine                   R2971950   O          
WG734684    SAMP    n-Nitrosodi-n-propylamine                R2971950   O          
WG734684    SAMP    Phenanthrene                             R2971950   O          
WG734684    SAMP    Benzylbutyl phthalate                    R2971950   O          
WG734684    SAMP    Di-n-butyl phthalate                     R2971950   O          
WG734684    SAMP    Diethyl phthalate                        R2971950   O          
WG734684    SAMP    Dimethyl phthalate                       R2971950   O          
WG734684    SAMP    Di-n-octyl phthalate                     R2971950   O          
WG734684    SAMP    Pyrene                                   R2971950   O          
WG734684    SAMP    1,2,4-Trichlorobenzene                   R2971950   O          
WG734684    SAMP    4-Chloro-3-methylphenol                  R2971950   O          
WG734684    SAMP    2-Chlorophenol                           R2971950   O          
WG734684    SAMP    2,4-Dichlorophenol                       R2971950   O          
WG734684    SAMP    2,4-Dimethylphenol                       R2971950   O          
WG734684    SAMP    4,6-Dinitro-2-methylphenol               R2971950   O          
WG734684    SAMP    2,4-Dinitrophenol                        R2971950   O          
WG734684    SAMP    2-Nitrophenol                            R2971950   O          
WG734684    SAMP    4-Nitrophenol                            R2971950   O          
WG734684    SAMP    Pentachlorophenol                        R2971950   O          
WG734684    SAMP    Phenol                                   R2971950   O          
WG734684    SAMP    2,4,6-Trichlorophenol                    R2971950   O          
WG734684    SAMP    2-Fluorophenol                           R2971950   J7         
WG734684    SAMP    Phenol-d5                                R2971950   J7         
WG734684    SAMP    Nitrobenzene-d5                          R2971950   J7         
WG734684    SAMP    2-Fluorobiphenyl                         R2971950   J7         
WG734684    SAMP    2,4,6-Tribromophenol                     R2971950   J7         
WG734684    SAMP    p-Terphenyl-d14                          R2971950   J7         
WG734231    SAMP    Arsenic                                  R2970536   O          
WG734231    SAMP    Selenium                                 R2970536   O          
WG734231    SAMP    Silver                                   R2970536   O          
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Attachment B
Explanation of QC Qualifier Codes

Qualifier           Meaning                                                                         
__________________  _______________________________________________________________________________ 

J                   (EPA) - Estimated value below the lowest calibration point.  Confidence
correlates with concentration.

J3                  The associated batch QC was outside the established quality control range
for precision.

J7                  Surrogate recovery cannot be used for control limit evaluation due to
dilution.

O                   (ESC) Sample diluted due to matrix interferences that impaired the ability
to make an accurate analytical determination.  The detection limit is
elevated in order to reflect the necessary dilution.

Qualifier Report Information

ESC utilizes sample and result qualifiers as set forth by the EPA Contract Laboratory Program and
as required by most certifying bodies including NELAC.  In addition to the EPA qualifiers adopted
by ESC, we have implemented ESC qualifiers to provide more information pertaining to our analytical
results.  Each qualifier is designated in the qualifier explanation as either EPA or ESC.
Data qualifiers are intended to provide the ESC client with more detailed information concerning
the potential bias of reported data.  Because of the wide range of constituents and variety of
matrices incorporated by most EPA methods,it is common for some compounds to fall outside of
established ranges.  These exceptions are evaluated and all reported data is valid and useable
"unless qualified as 'R' (Rejected)."

Definitions
Accuracy - The relationship of the observed value of a known sample to the

true value of a known sample.  Represented by percent recovery and
relevant to samples such as: control samples, matrix spike recoveries,
surrogate recoveries, etc.

Precision - The agreement between a set of samples or between duplicate samples.
Relates to how close together the results are and is represented by
Relative Percent Differrence.

Surrogate - Organic compounds that are similar in chemical composition, extraction,
and chromotography to analytes of interest.  The surrogates are used to
determine the probable response of the group of analytes that are chem-
ically related to the surrogate compound.  Surrogates are added to the
sample and carried through all stages of preparation and analyses.

TIC - Tentatively Identified Compound: Compounds detected in samples that are
not target compounds, internal standards, system monitoring compounds,
or surrogates.
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12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
1-800-767-5859
Fax (615) 758-5859

Tax I.D. 62-0814289

Est. 1970
Terracon - Portland, OR                 
Martin Eversaul                                 
4103 SE International Way, Suite 300                Quality Assurance Report

Level II
Portland, OR 97222                                                                                         August 13, 2014

L712369

Laboratory Blank
Analyte                                 Result          Units        % Rec            Limit            Batch    Date Analyzed  

Total Solids                            < .1            %                                              WG734341 07/31/14 08:12 

Mercury                                 < .02           mg/kg                                          WG734252 07/31/14 08:18 

Arsenic                                 < 1             mg/kg                                          WG734231 07/31/14 12:53 
Barium                                  < .25           mg/kg                                          WG734231 07/31/14 12:53 
Cadmium                                 < .25           mg/kg                                          WG734231 07/31/14 12:53 
Chromium                                < .5            mg/kg                                          WG734231 07/31/14 12:53 
Lead                                    < .25           mg/kg                                          WG734231 07/31/14 12:53 
Selenium                                < 1             mg/kg                                          WG734231 07/31/14 12:53 
Silver                                  < .5            mg/kg                                          WG734231 07/31/14 12:53 

PCB 1016                                < .017          mg/kg                                          WG734453 07/31/14 13:27 
PCB 1221                                < .017          mg/kg                                          WG734453 07/31/14 13:27 
PCB 1232                                < .017          mg/kg                                          WG734453 07/31/14 13:27 
PCB 1242                                < .017          mg/kg                                          WG734453 07/31/14 13:27 
PCB 1248                                < .017          mg/kg                                          WG734453 07/31/14 13:27 
PCB 1254                                < .017          mg/kg                                          WG734453 07/31/14 13:27 
PCB 1260                                < .017          mg/kg                                          WG734453 07/31/14 13:27 
Decachlorobiphenyl                                      % Rec.        67.10           10-145           WG734453 07/31/14 13:27 
Tetrachloro-m-xylene                                    % Rec.        75.10           21.1-148         WG734453 07/31/14 13:27 

1,1,1,2-Tetrachloroethane               < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,1,1-Trichloroethane                   < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,1,2,2-Tetrachloroethane               < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,1,2-Trichloroethane                   < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,1,2-Trichlorotrifluoroethane          < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,1-Dichloroethane                      < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,1-Dichloroethene                      < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,1-Dichloropropene                     < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,2,3-Trichlorobenzene                  < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,2,3-Trichloropropane                  < .0025         mg/kg                                          WG734040 07/28/14 22:58 
1,2,3-Trimethylbenzene                  < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,2,4-Trichlorobenzene                  < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,2,4-Trimethylbenzene                  < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,2-Dibromo-3-Chloropropane             < .005          mg/kg                                          WG734040 07/28/14 22:58 
1,2-Dibromoethane                       < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,2-Dichlorobenzene                     < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,2-Dichloroethane                      < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,2-Dichloropropane                     < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,3,5-Trimethylbenzene                  < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,3-Dichlorobenzene                     < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,3-Dichloropropane                     < .001          mg/kg                                          WG734040 07/28/14 22:58 
1,4-Dichlorobenzene                     < .001          mg/kg                                          WG734040 07/28/14 22:58 
2,2-Dichloropropane                     < .001          mg/kg                                          WG734040 07/28/14 22:58 
2-Butanone (MEK)                        < .01           mg/kg                                          WG734040 07/28/14 22:58 
2-Chloroethyl vinyl ether               < .05           mg/kg                                          WG734040 07/28/14 22:58 
2-Chlorotoluene                         < .001          mg/kg                                          WG734040 07/28/14 22:58 
4-Chlorotoluene                         < .001          mg/kg                                          WG734040 07/28/14 22:58 
4-Methyl-2-pentanone (MIBK)             < .01           mg/kg                                          WG734040 07/28/14 22:58 
Acetone                                 < .05           mg/kg                                          WG734040 07/28/14 22:58 
Acrylonitrile                           < .01           mg/kg                                          WG734040 07/28/14 22:58 
Benzene                                 < .001          mg/kg                                          WG734040 07/28/14 22:58 
Bromobenzene                            < .001          mg/kg                                          WG734040 07/28/14 22:58 
Bromodichloromethane                    < .001          mg/kg                                          WG734040 07/28/14 22:58 

* Performance of this Analyte is outside of established criteria.
For additional information, please see Attachment A 'List of Analytes with QC Qualifiers.'
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Laboratory Blank
Analyte                                 Result          Units        % Rec            Limit            Batch    Date Analyzed  

Bromoform                               < .001          mg/kg                                          WG734040 07/28/14 22:58 
Bromomethane                            < .005          mg/kg                                          WG734040 07/28/14 22:58 
Carbon tetrachloride                    < .001          mg/kg                                          WG734040 07/28/14 22:58 
Chlorobenzene                           < .001          mg/kg                                          WG734040 07/28/14 22:58 
Chlorodibromomethane                    < .001          mg/kg                                          WG734040 07/28/14 22:58 
Chloroethane                            < .005          mg/kg                                          WG734040 07/28/14 22:58 
Chloroform                              < .005          mg/kg                                          WG734040 07/28/14 22:58 
Chloromethane                           < .0025         mg/kg                                          WG734040 07/28/14 22:58 
cis-1,2-Dichloroethene                  < .001          mg/kg                                          WG734040 07/28/14 22:58 
cis-1,3-Dichloropropene                 < .001          mg/kg                                          WG734040 07/28/14 22:58 
Di-isopropyl ether                      < .001          mg/kg                                          WG734040 07/28/14 22:58 
Dibromomethane                          < .001          mg/kg                                          WG734040 07/28/14 22:58 
Dichlorodifluoromethane                 < .005          mg/kg                                          WG734040 07/28/14 22:58 
Ethylbenzene                            < .001          mg/kg                                          WG734040 07/28/14 22:58 
Hexachloro-1,3-butadiene                < .001          mg/kg                                          WG734040 07/28/14 22:58 
Isopropylbenzene                        < .001          mg/kg                                          WG734040 07/28/14 22:58 
Methyl tert-butyl ether                 < .001          mg/kg                                          WG734040 07/28/14 22:58 
Methylene Chloride                      < .005          mg/kg                                          WG734040 07/28/14 22:58 
n-Butylbenzene                          < .001          mg/kg                                          WG734040 07/28/14 22:58 
n-Propylbenzene                         < .001          mg/kg                                          WG734040 07/28/14 22:58 
Naphthalene                             < .005          mg/kg                                          WG734040 07/28/14 22:58 
p-Isopropyltoluene                      < .001          mg/kg                                          WG734040 07/28/14 22:58 
sec-Butylbenzene                        < .001          mg/kg                                          WG734040 07/28/14 22:58 
Styrene                                 < .001          mg/kg                                          WG734040 07/28/14 22:58 
tert-Butylbenzene                       < .001          mg/kg                                          WG734040 07/28/14 22:58 
Tetrachloroethene                       < .001          mg/kg                                          WG734040 07/28/14 22:58 
Toluene                                 < .005          mg/kg                                          WG734040 07/28/14 22:58 
trans-1,2-Dichloroethene                < .001          mg/kg                                          WG734040 07/28/14 22:58 
trans-1,3-Dichloropropene               < .001          mg/kg                                          WG734040 07/28/14 22:58 
Trichloroethene                         < .001          mg/kg                                          WG734040 07/28/14 22:58 
Trichlorofluoromethane                  < .005          mg/kg                                          WG734040 07/28/14 22:58 
Vinyl chloride                          < .001          mg/kg                                          WG734040 07/28/14 22:58 
Xylenes, Total                          < .003          mg/kg                                          WG734040 07/28/14 22:58 
4-Bromofluorobenzene                                    % Rec.       100.0            71-126           WG734040 07/28/14 22:58 
Dibromofluoromethane                                    % Rec.        95.10           78.3-121         WG734040 07/28/14 22:58 
Toluene-d8                                              % Rec.       101.0            88.5-111         WG734040 07/28/14 22:58 
a,a,a-Trifluorotoluene                                  % Rec.       110.0            85-114           WG734040 07/28/14 22:58 

1,2,4-Trichlorobenzene                  < .333          mg/kg                                          WG734684 08/01/14 02:25 
2,4,6-Trichlorophenol                   < .333          mg/kg                                          WG734684 08/01/14 02:25 
2,4-Dichlorophenol                      < .333          mg/kg                                          WG734684 08/01/14 02:25 
2,4-Dimethylphenol                      < .333          mg/kg                                          WG734684 08/01/14 02:25 
2,4-Dinitrophenol                       < .333          mg/kg                                          WG734684 08/01/14 02:25 
2,4-Dinitrotoluene                      < .333          mg/kg                                          WG734684 08/01/14 02:25 
2,6-Dinitrotoluene                      < .333          mg/kg                                          WG734684 08/01/14 02:25 
2-Chloronaphthalene                     < .033          mg/kg                                          WG734684 08/01/14 02:25 
2-Chlorophenol                          < .333          mg/kg                                          WG734684 08/01/14 02:25 
2-Nitrophenol                           < .333          mg/kg                                          WG734684 08/01/14 02:25 
3,3-Dichlorobenzidine                   < .333          mg/kg                                          WG734684 08/01/14 02:25 
4,6-Dinitro-2-methylphenol              < .333          mg/kg                                          WG734684 08/01/14 02:25 
4-Bromophenyl-phenylether               < .333          mg/kg                                          WG734684 08/01/14 02:25 
4-Chloro-3-methylphenol                 < .333          mg/kg                                          WG734684 08/01/14 02:25 
4-Chlorophenyl-phenylether              < .333          mg/kg                                          WG734684 08/01/14 02:25 
4-Nitrophenol                           < .333          mg/kg                                          WG734684 08/01/14 02:25 
Acenaphthene                            < .033          mg/kg                                          WG734684 08/01/14 02:25 
Acenaphthylene                          < .033          mg/kg                                          WG734684 08/01/14 02:25 
Anthracene                              < .033          mg/kg                                          WG734684 08/01/14 02:25 
Benzidine                               < .333          mg/kg                                          WG734684 08/01/14 02:25 

* Performance of this Analyte is outside of established criteria.
For additional information, please see Attachment A 'List of Analytes with QC Qualifiers.'
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Laboratory Blank
Analyte                                 Result          Units        % Rec            Limit            Batch    Date Analyzed  

Benzo(a)anthracene                      < .033          mg/kg                                          WG734684 08/01/14 02:25 
Benzo(a)pyrene                          < .033          mg/kg                                          WG734684 08/01/14 02:25 
Benzo(b)fluoranthene                    < .033          mg/kg                                          WG734684 08/01/14 02:25 
Benzo(g,h,i)perylene                    < .033          mg/kg                                          WG734684 08/01/14 02:25 
Benzo(k)fluoranthene                    < .033          mg/kg                                          WG734684 08/01/14 02:25 
Benzylbutyl phthalate                   < .333          mg/kg                                          WG734684 08/01/14 02:25 
Bis(2-chlorethoxy)methane               < .333          mg/kg                                          WG734684 08/01/14 02:25 
Bis(2-chloroethyl)ether                 < .333          mg/kg                                          WG734684 08/01/14 02:25 
Bis(2-chloroisopropyl)ether             < .333          mg/kg                                          WG734684 08/01/14 02:25 
Bis(2-ethylhexyl)phthalate              < .333          mg/kg                                          WG734684 08/01/14 02:25 
Chrysene                                < .033          mg/kg                                          WG734684 08/01/14 02:25 
Di-n-butyl phthalate                    < .333          mg/kg                                          WG734684 08/01/14 02:25 
Di-n-octyl phthalate                    < .333          mg/kg                                          WG734684 08/01/14 02:25 
Dibenz(a,h)anthracene                   < .033          mg/kg                                          WG734684 08/01/14 02:25 
Diethyl phthalate                       < .333          mg/kg                                          WG734684 08/01/14 02:25 
Dimethyl phthalate                      < .333          mg/kg                                          WG734684 08/01/14 02:25 
Fluoranthene                            < .033          mg/kg                                          WG734684 08/01/14 02:25 
Fluorene                                < .033          mg/kg                                          WG734684 08/01/14 02:25 
Hexachloro-1,3-butadiene                < .333          mg/kg                                          WG734684 08/01/14 02:25 
Hexachlorobenzene                       < .333          mg/kg                                          WG734684 08/01/14 02:25 
Hexachlorocyclopentadiene               < .333          mg/kg                                          WG734684 08/01/14 02:25 
Hexachloroethane                        < .333          mg/kg                                          WG734684 08/01/14 02:25 
Indeno(1,2,3-cd)pyrene                  < .033          mg/kg                                          WG734684 08/01/14 02:25 
Isophorone                              < .333          mg/kg                                          WG734684 08/01/14 02:25 
n-Nitrosodi-n-propylamine               < .333          mg/kg                                          WG734684 08/01/14 02:25 
n-Nitrosodimethylamine                  < .333          mg/kg                                          WG734684 08/01/14 02:25 
n-Nitrosodiphenylamine                  < .333          mg/kg                                          WG734684 08/01/14 02:25 
Naphthalene                             < .033          mg/kg                                          WG734684 08/01/14 02:25 
Nitrobenzene                            < .333          mg/kg                                          WG734684 08/01/14 02:25 
Pentachlorophenol                       < .333          mg/kg                                          WG734684 08/01/14 02:25 
Phenanthrene                            < .033          mg/kg                                          WG734684 08/01/14 02:25 
Phenol                                  < .333          mg/kg                                          WG734684 08/01/14 02:25 
Pyrene                                  < .033          mg/kg                                          WG734684 08/01/14 02:25 
2,4,6-Tribromophenol                                    % Rec.        72.10           21.6-142         WG734684 08/01/14 02:25 
2-Fluorobiphenyl                                        % Rec.        67.50           34.9-129         WG734684 08/01/14 02:25 
2-Fluorophenol                                          % Rec.        72.60           21.1-116         WG734684 08/01/14 02:25 
Nitrobenzene-d5                                         % Rec.        65.50           21.9-129         WG734684 08/01/14 02:25 
Phenol-d5                                               % Rec.        76.60           26.3-121         WG734684 08/01/14 02:25 
p-Terphenyl-d14                                         % Rec.        63.40           21.5-128         WG734684 08/01/14 02:25 

Duplicate
Analyte                                 Units      Result     Duplicate    RPD           Limit          Ref Samp      Batch    

Total Solids                            %        84.7         85.3         0.729        5               L712372-01    WG734341 

Mercury                                 mg/kg    0.170        0.130        27.0*        20              L712346-03    WG734252 

Laboratory Control Sample
Analyte                                 Units       Known Val          Result         % Rec            Limit          Batch    

Total Solids                            %           50               50.0             100.             85-115         WG734341 

Mercury                                 mg/kg       12.4             12.4             100.             71.6-128       WG734252 

Arsenic                                 mg/kg       237              230.             97.0             83.1-117       WG734231 
Barium                                  mg/kg       252              257.             102.             84.1-116       WG734231 

* Performance of this Analyte is outside of established criteria.
For additional information, please see Attachment A 'List of Analytes with QC Qualifiers.'
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Laboratory Control Sample
Analyte                                 Units       Known Val          Result         % Rec            Limit          Batch    

Cadmium                                 mg/kg       191              167.             88.0             83.2-117       WG734231 
Chromium                                mg/kg       128              124.             97.0             81.3-118       WG734231 
Lead                                    mg/kg       103              96.5             94.0             83.1-117       WG734231 
Selenium                                mg/kg       110              107.             98.0             78.7-122       WG734231 
Silver                                  mg/kg       47.3             45.1             95.0             66.2-134       WG734231 

PCB 1016                                mg/kg       .167             0.147            87.8             63.2-118       WG734453 
PCB 1260                                mg/kg       .167             0.139            83.4             64.6-123       WG734453 
Decachlorobiphenyl                                                                     82.40           10-145         WG734453 
Tetrachloro-m-xylene                                                                   88.60           21.1-148       WG734453 

1,1,1,2-Tetrachloroethane               mg/kg       .025             0.0255           102.             72.9-124       WG734040 
1,1,1-Trichloroethane                   mg/kg       .025             0.0251           100.             73.7-124       WG734040 
1,1,2,2-Tetrachloroethane               mg/kg       .025             0.0235           93.8             69.4-122       WG734040 
1,1,2-Trichloroethane                   mg/kg       .025             0.0257           103.             79.1-118       WG734040 
1,1,2-Trichlorotrifluoroethane          mg/kg       .025             0.0216           86.2             70-146         WG734040 
1,1-Dichloroethane                      mg/kg       .025             0.0225           89.9             75-124         WG734040 
1,1-Dichloroethene                      mg/kg       .025             0.0203           81.2             70.4-129       WG734040 
1,1-Dichloropropene                     mg/kg       .025             0.0243           97.2             74.9-124       WG734040 
1,2,3-Trichlorobenzene                  mg/kg       .025             0.0260           104.             69.3-131       WG734040 
1,2,3-Trichloropropane                  mg/kg       .025             0.0243           97.0             71.4-123       WG734040 
1,2,3-Trimethylbenzene                  mg/kg       .025             0.0255           102.             73.6-113       WG734040 
1,2,4-Trichlorobenzene                  mg/kg       .025             0.0255           102.             71.9-137       WG734040 
1,2,4-Trimethylbenzene                  mg/kg       .025             0.0240           96.0             75.5-122       WG734040 
1,2-Dibromo-3-Chloropropane             mg/kg       .025             0.0245           97.9             62.8-133       WG734040 
1,2-Dibromoethane                       mg/kg       .025             0.0256           103.             78.6-120       WG734040 
1,2-Dichlorobenzene                     mg/kg       .025             0.0266           106.             78.3-118       WG734040 
1,2-Dichloroethane                      mg/kg       .025             0.0241           96.5             70.1-124       WG734040 
1,2-Dichloropropane                     mg/kg       .025             0.0259           104.             77.9-119       WG734040 
1,3,5-Trimethylbenzene                  mg/kg       .025             0.0247           98.8             75.9-124       WG734040 
1,3-Dichlorobenzene                     mg/kg       .025             0.0246           98.5             72-126         WG734040 
1,3-Dichloropropane                     mg/kg       .025             0.0251           101.             79.1-117       WG734040 
1,4-Dichlorobenzene                     mg/kg       .025             0.0248           99.3             78.3-117       WG734040 
2,2-Dichloropropane                     mg/kg       .025             0.0249           99.5             61.3-136       WG734040 
2-Butanone (MEK)                        mg/kg       .125             0.112            89.7             53.7-153       WG734040 
2-Chloroethyl vinyl ether               mg/kg       .125             0.132            106.             37.7-157       WG734040 
2-Chlorotoluene                         mg/kg       .025             0.0251           100.             75.6-121       WG734040 
4-Chlorotoluene                         mg/kg       .025             0.0243           97.1             77.3-120       WG734040 
4-Methyl-2-pentanone (MIBK)             mg/kg       .125             0.128            102.             70.4-137       WG734040 
Acetone                                 mg/kg       .125             0.0978           78.3             35.1-175       WG734040 
Acrylonitrile                           mg/kg       .125             0.121            96.8             56.4-128       WG734040 
Benzene                                 mg/kg       .025             0.0234           93.6             77.1-121       WG734040 
Bromobenzene                            mg/kg       .025             0.0233           93.1             78.2-115       WG734040 
Bromodichloromethane                    mg/kg       .025             0.0250           99.9             74.9-115       WG734040 
Bromoform                               mg/kg       .025             0.0263           105.             65.9-132       WG734040 
Bromomethane                            mg/kg       .025             0.0196           78.4             48.7-165       WG734040 
Carbon tetrachloride                    mg/kg       .025             0.0250           100.             70-124         WG734040 
Chlorobenzene                           mg/kg       .025             0.0255           102.             79.1-119       WG734040 
Chlorodibromomethane                    mg/kg       .025             0.0261           105.             73.5-121       WG734040 
Chloroethane                            mg/kg       .025             0.0186           74.5             66.2-132       WG734040 
Chloroform                              mg/kg       .025             0.0226           90.3             76.7-122       WG734040 
Chloromethane                           mg/kg       .025             0.0215           86.2             63.4-131       WG734040 
cis-1,2-Dichloroethene                  mg/kg       .025             0.0240           95.8             78.2-119       WG734040 
cis-1,3-Dichloropropene                 mg/kg       .025             0.0261           105.             79.6-120       WG734040 
Di-isopropyl ether                      mg/kg       .025             0.0219           87.8             70.4-133       WG734040 
Dibromomethane                          mg/kg       .025             0.0260           104.             79.4-120       WG734040 
Dichlorodifluoromethane                 mg/kg       .025             0.0230           92.0             57.1-137       WG734040 

* Performance of this Analyte is outside of established criteria.
For additional information, please see Attachment A 'List of Analytes with QC Qualifiers.'
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Laboratory Control Sample
Analyte                                 Units       Known Val          Result         % Rec            Limit          Batch    

Ethylbenzene                            mg/kg       .025             0.0258           103.             79.7-122       WG734040 
Hexachloro-1,3-butadiene                mg/kg       .025             0.0268           107.             68.2-123       WG734040 
Isopropylbenzene                        mg/kg       .025             0.0253           101.             80-135         WG734040 
Methyl tert-butyl ether                 mg/kg       .025             0.0226           90.2             73-129         WG734040 
Methylene Chloride                      mg/kg       .025             0.0215           85.9             72.6-120       WG734040 
n-Butylbenzene                          mg/kg       .025             0.0259           104.             77.5-126       WG734040 
n-Propylbenzene                         mg/kg       .025             0.0249           99.5             77.9-123       WG734040 
Naphthalene                             mg/kg       .025             0.0243           97.3             69.8-128       WG734040 
p-Isopropyltoluene                      mg/kg       .025             0.0257           103.             75.8-129       WG734040 
sec-Butylbenzene                        mg/kg       .025             0.0248           99.4             75.8-126       WG734040 
Styrene                                 mg/kg       .025             0.0257           103.             82.4-126       WG734040 
tert-Butylbenzene                       mg/kg       .025             0.0260           104.             76.4-126       WG734040 
Tetrachloroethene                       mg/kg       .025             0.0261           104.             73.9-125       WG734040 
Toluene                                 mg/kg       .025             0.0255           102.             79.7-118       WG734040 
trans-1,2-Dichloroethene                mg/kg       .025             0.0236           94.5             73.8-122       WG734040 
trans-1,3-Dichloropropene               mg/kg       .025             0.0258           103.             75.9-124       WG734040 
Trichloroethene                         mg/kg       .025             0.0261           105.             77.9-118       WG734040 
Trichlorofluoromethane                  mg/kg       .025             0.0220           88.1             67.7-131       WG734040 
Vinyl chloride                          mg/kg       .025             0.0204           81.4             66.7-130       WG734040 
Xylenes, Total                          mg/kg       .075             0.0741           98.8             78.8-121       WG734040 
4-Bromofluorobenzene                                                                   93.70           71-126         WG734040 
Dibromofluoromethane                                                                   88.60           78.3-121       WG734040 
Toluene-d8                                                                            102.0            88.5-111       WG734040 
a,a,a-Trifluorotoluene                                                                104.0            85-114         WG734040 

1,2,4-Trichlorobenzene                  mg/kg       .333             0.208            62.5             39.8-100       WG734684 
2,4,6-Trichlorophenol                   mg/kg       .333             0.264            79.3             44.4-108       WG734684 
2,4-Dichlorophenol                      mg/kg       .333             0.258            77.5             46.2-109       WG734684 
2,4-Dimethylphenol                      mg/kg       .333             0.254            76.2             42.2-110       WG734684 
2,4-Dinitrophenol                       mg/kg       .333             0.182            54.7             10-105         WG734684 
2,4-Dinitrotoluene                      mg/kg       .333             0.277            83.0             53-112         WG734684 
2,6-Dinitrotoluene                      mg/kg       .333             0.271            81.3             51.6-110       WG734684 
2-Chloronaphthalene                     mg/kg       .333             0.276            82.8             47.1-105       WG734684 
2-Chlorophenol                          mg/kg       .333             0.240            72.0             40.8-103       WG734684 
2-Nitrophenol                           mg/kg       .333             0.254            76.3             44.2-113       WG734684 
3,3-Dichlorobenzidine                   mg/kg       .333             0.256            76.9             21-101         WG734684 
4,6-Dinitro-2-methylphenol              mg/kg       .333             0.246            73.7             23.1-119       WG734684 
4-Bromophenyl-phenylether               mg/kg       .333             0.265            79.5             51.4-110       WG734684 
4-Chloro-3-methylphenol                 mg/kg       .333             0.278            83.3             51.1-113       WG734684 
4-Chlorophenyl-phenylether              mg/kg       .333             0.292            87.7             48.1-108       WG734684 
4-Nitrophenol                           mg/kg       .333             0.269            80.9             34.8-109       WG734684 
Acenaphthene                            mg/kg       .333             0.287            86.3             48.9-107       WG734684 
Acenaphthylene                          mg/kg       .333             0.244            73.4             49.2-111       WG734684 
Anthracene                              mg/kg       .333             0.261            78.3             52-112         WG734684 
Benzidine                               mg/kg       .333             0.0167           5.03             0-48           WG734684 
Benzo(a)anthracene                      mg/kg       .333             0.277            83.3             52.3-106       WG734684 
Benzo(a)pyrene                          mg/kg       .333             0.253            76.1             51.9-106       WG734684 
Benzo(b)fluoranthene                    mg/kg       .333             0.306            91.8             51.3-106       WG734684 
Benzo(g,h,i)perylene                    mg/kg       .333             0.242            72.8             45.8-108       WG734684 
Benzo(k)fluoranthene                    mg/kg       .333             0.269            80.7             52.9-107       WG734684 
Benzylbutyl phthalate                   mg/kg       .333             0.235            70.6             47.5-115       WG734684 
Bis(2-chlorethoxy)methane               mg/kg       .333             0.275            82.6             44.9-108       WG734684 
Bis(2-chloroethyl)ether                 mg/kg       .333             0.244            73.4             32.5-112       WG734684 
Bis(2-chloroisopropyl)ether             mg/kg       .333             0.228            68.4             40.4-99        WG734684 
Bis(2-ethylhexyl)phthalate              mg/kg       .333             0.226            67.7             48.1-116       WG734684 
Chrysene                                mg/kg       .333             0.271            81.4             54.4-110       WG734684 
Di-n-butyl phthalate                    mg/kg       .333             0.248            74.5             49.7-113       WG734684 
Di-n-octyl phthalate                    mg/kg       .333             0.234            70.3             49.6-112       WG734684 

* Performance of this Analyte is outside of established criteria.
For additional information, please see Attachment A 'List of Analytes with QC Qualifiers.'
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Laboratory Control Sample
Analyte                                 Units       Known Val          Result         % Rec            Limit          Batch    

Dibenz(a,h)anthracene                   mg/kg       .333             0.235            70.6             45.7-111       WG734684 
Diethyl phthalate                       mg/kg       .333             0.261            78.5             52-112         WG734684 
Dimethyl phthalate                      mg/kg       .333             0.262            78.7             51.4-108       WG734684 
Fluoranthene                            mg/kg       .333             0.268            80.5             53.7-110       WG734684 
Fluorene                                mg/kg       .333             0.268            80.4             51.1-109       WG734684 
Hexachloro-1,3-butadiene                mg/kg       .333             0.227            68.2             41.5-112       WG734684 
Hexachlorobenzene                       mg/kg       .333             0.252            75.7             43.2-104       WG734684 
Hexachlorocyclopentadiene               mg/kg       .333             0.158            47.6             13.5-123       WG734684 
Hexachloroethane                        mg/kg       .333             0.224            67.4             36.2-103       WG734684 
Indeno(1,2,3-cd)pyrene                  mg/kg       .333             0.249            74.7             47.5-109       WG734684 
Isophorone                              mg/kg       .333             0.302            90.6             28.8-104       WG734684 
n-Nitrosodi-n-propylamine               mg/kg       .333             0.315            94.5             43.3-109       WG734684 
n-Nitrosodimethylamine                  mg/kg       .333             0.298            89.5             18.1-122       WG734684 
n-Nitrosodiphenylamine                  mg/kg       .333             0.267            80.0             48.8-107       WG734684 
Naphthalene                             mg/kg       .333             0.199            59.9             43.4-103       WG734684 
Nitrobenzene                            mg/kg       .333             0.266            79.9             40.7-109       WG734684 
Pentachlorophenol                       mg/kg       .333             0.233            70.1             16.2-102       WG734684 
Phenanthrene                            mg/kg       .333             0.254            76.4             51.6-107       WG734684 
Phenol                                  mg/kg       .333             0.287            86.3             41.5-106       WG734684 
Pyrene                                  mg/kg       .333             0.242            72.7             47.1-108       WG734684 
2,4,6-Tribromophenol                                                                   76.60           21.6-142       WG734684 
2-Fluorobiphenyl                                                                       75.80           34.9-129       WG734684 
2-Fluorophenol                                                                         72.40           21.1-116       WG734684 
Nitrobenzene-d5                                                                        82.10           21.9-129       WG734684 
Phenol-d5                                                                              81.60           26.3-121       WG734684 
p-Terphenyl-d14                                                                        65.20           21.5-128       WG734684 

Laboratory Control Sample Duplicate
Analyte                                 Units  Result     Ref        %Rec           Limit        RPD         Limit    Batch    

Arsenic                                 mg/kg  232.       230.       98.0           83.1-117     0.0         20       WG734231 
Barium                                  mg/kg  258.       257.       102.           84.1-116     1.00        20       WG734231 
Cadmium                                 mg/kg  169.       167.       89.0           83.2-117     1.00        20       WG734231 
Chromium                                mg/kg  125.       124.       98.0           81.3-118     1.00        20       WG734231 
Lead                                    mg/kg  95.5       96.5       93.0           83.1-117     1.00        20       WG734231 
Selenium                                mg/kg  106.       107.       96.0           78.7-122     1.00        20       WG734231 
Silver                                  mg/kg  46.4       45.1       98.0           66.2-134     3.00        20       WG734231 

PCB 1016                                mg/kg  0.150      0.147      90.0           63.2-118     1.93        20       WG734453 
PCB 1260                                mg/kg  0.146      0.139      87.0           64.6-123     4.43        20.8     WG734453 
Decachlorobiphenyl                                                    83.50         10-145                            WG734453 
Tetrachloro-m-xylene                                                  89.00         21.1-148                          WG734453 

1,1,1,2-Tetrachloroethane               mg/kg  0.0279     0.0255     112.           72.9-124     8.94        20       WG734040 
1,1,1-Trichloroethane                   mg/kg  0.0259     0.0251     103.           73.7-124     3.09        20       WG734040 
1,1,2,2-Tetrachloroethane               mg/kg  0.0259     0.0235     104.           69.4-122     10.1        20       WG734040 
1,1,2-Trichloroethane                   mg/kg  0.0267     0.0257     107.           79.1-118     3.78        20       WG734040 
1,1,2-Trichlorotrifluoroethane          mg/kg  0.0233     0.0216     93.0           70-146       7.66        20       WG734040 
1,1-Dichloroethane                      mg/kg  0.0238     0.0225     95.0           75-124       5.65        20       WG734040 
1,1-Dichloroethene                      mg/kg  0.0205     0.0203     82.0           70.4-129     1.10        20       WG734040 
1,1-Dichloropropene                     mg/kg  0.0252     0.0243     101.           74.9-124     3.46        20       WG734040 
1,2,3-Trichlorobenzene                  mg/kg  0.0260     0.0260     104.           69.3-131     0.0700      20       WG734040 
1,2,3-Trichloropropane                  mg/kg  0.0272     0.0243     109.           71.4-123     11.3        20       WG734040 
1,2,3-Trimethylbenzene                  mg/kg  0.0250     0.0255     100.           73.6-113     1.64        20       WG734040 
1,2,4-Trichlorobenzene                  mg/kg  0.0264     0.0255     106.           71.9-137     3.51        20       WG734040 
1,2,4-Trimethylbenzene                  mg/kg  0.0260     0.0240     104.           75.5-122     7.91        20       WG734040 
1,2-Dibromo-3-Chloropropane             mg/kg  0.0262     0.0245     105.           62.8-133     6.59        20       WG734040 

* Performance of this Analyte is outside of established criteria.
For additional information, please see Attachment A 'List of Analytes with QC Qualifiers.'
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Est. 1970
Terracon - Portland, OR                 
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4103 SE International Way, Suite 300                Quality Assurance Report

Level II
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L712369

Laboratory Control Sample Duplicate
Analyte                                 Units  Result     Ref        %Rec           Limit        RPD         Limit    Batch    

1,2-Dibromoethane                       mg/kg  0.0266     0.0256     106.           78.6-120     3.86        20       WG734040 
1,2-Dichlorobenzene                     mg/kg  0.0258     0.0266     103.           78.3-118     2.90        20       WG734040 
1,2-Dichloroethane                      mg/kg  0.0255     0.0241     102.           70.1-124     5.41        20       WG734040 
1,2-Dichloropropane                     mg/kg  0.0256     0.0259     102.           77.9-119     1.22        20       WG734040 
1,3,5-Trimethylbenzene                  mg/kg  0.0269     0.0247     108.           75.9-124     8.66        20       WG734040 
1,3-Dichlorobenzene                     mg/kg  0.0272     0.0246     109.           72-126       9.93        20       WG734040 
1,3-Dichloropropane                     mg/kg  0.0254     0.0251     102.           79.1-117     1.00        20       WG734040 
1,4-Dichlorobenzene                     mg/kg  0.0246     0.0248     98.0           78.3-117     0.920       20       WG734040 
2,2-Dichloropropane                     mg/kg  0.0275     0.0249     110.           61.3-136     10.0        20       WG734040 
2-Butanone (MEK)                        mg/kg  0.117      0.112      94.0           53.7-153     4.63        21.2     WG734040 
2-Chloroethyl vinyl ether               mg/kg  0.126      0.132      101.           37.7-157     4.65        20       WG734040 
2-Chlorotoluene                         mg/kg  0.0262     0.0251     105.           75.6-121     4.17        20       WG734040 
4-Chlorotoluene                         mg/kg  0.0263     0.0243     105.           77.3-120     7.80        20       WG734040 
4-Methyl-2-pentanone (MIBK)             mg/kg  0.134      0.128      107.           70.4-137     4.42        20       WG734040 
Acetone                                 mg/kg  0.106      0.0978     85.0           35.1-175     7.86        26.1     WG734040 
Acrylonitrile                           mg/kg  0.127      0.121      102.           56.4-128     4.84        20       WG734040 
Benzene                                 mg/kg  0.0243     0.0234     97.0           77.1-121     4.02        20       WG734040 
Bromobenzene                            mg/kg  0.0252     0.0233     101.           78.2-115     8.12        20       WG734040 
Bromodichloromethane                    mg/kg  0.0256     0.0250     102.           74.9-115     2.37        20       WG734040 
Bromoform                               mg/kg  0.0283     0.0263     113.           65.9-132     7.33        20       WG734040 
Bromomethane                            mg/kg  0.0207     0.0196     83.0           48.7-165     5.54        20       WG734040 
Carbon tetrachloride                    mg/kg  0.0264     0.0250     106.           70-124       5.32        20       WG734040 
Chlorobenzene                           mg/kg  0.0262     0.0255     105.           79.1-119     2.71        20       WG734040 
Chlorodibromomethane                    mg/kg  0.0271     0.0261     108.           73.5-121     3.48        20       WG734040 
Chloroethane                            mg/kg  0.0204     0.0186     81.0           66.2-132     8.88        20       WG734040 
Chloroform                              mg/kg  0.0236     0.0226     94.0           76.7-122     4.38        20       WG734040 
Chloromethane                           mg/kg  0.0228     0.0215     91.0           63.4-131     5.74        20       WG734040 
cis-1,2-Dichloroethene                  mg/kg  0.0250     0.0240     100.           78.2-119     4.39        20       WG734040 
cis-1,3-Dichloropropene                 mg/kg  0.0257     0.0261     103.           79.6-120     1.73        20       WG734040 
Di-isopropyl ether                      mg/kg  0.0230     0.0219     92.0           70.4-133     4.81        20       WG734040 
Dibromomethane                          mg/kg  0.0262     0.0260     105.           79.4-120     0.840       20       WG734040 
Dichlorodifluoromethane                 mg/kg  0.0243     0.0230     97.0           57.1-137     5.41        20       WG734040 
Ethylbenzene                            mg/kg  0.0267     0.0258     107.           79.7-122     3.51        20       WG734040 
Hexachloro-1,3-butadiene                mg/kg  0.0278     0.0268     111.           68.2-123     3.78        20       WG734040 
Isopropylbenzene                        mg/kg  0.0271     0.0253     108.           80-135       6.80        20       WG734040 
Methyl tert-butyl ether 
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12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
1-800-767-5859
Fax (615) 758-5859

Tax I.D. 62-0814289

Est. 1970

Martin Eversaul
Terracon - Portland, OR
4103 SE International Way, Suite 300
Portland, OR 97222

Report Summary

Monday August 18, 2014

Report Number: L715711

Samples Received: 07/26/14

Client Project: 82145031

Description: Proposed Retail

The analytical results in this report are based upon information supplied
by you, the client, and are for your exclusive use.  If you have any
questions regarding this data package, please do not hesitate to call.

Entire Report Reviewed By: ____________________________________

Jarred Willis , ESC Representative

Laboratory Certification Numbers
A2LA - 1461-01, AIHA - 100789, AL - 40660, CA - 01157CA, CT - PH-0197,
FL - E87487, GA - 923, IN - C-TN-01, KY - 90010, KYUST - 0016,
NC - ENV375/DW21704/BIO041, ND - R-140. NJ - TN002, NJ NELAP - TN002,
SC - 84004, TN - 2006, VA - 460132, WV - 233, AZ - 0612,
MN - 047-999-395, NY - 11742, WI - 998093910, NV - TN000032011-1,
TX - T104704245-11-3, OK - 9915, PA - 68-02979, IA Lab #364, EPA - TN002

Accreditation is only applicable to the test methods specified on each scope of accreditation held
by ESC Lab Sciences.

This report may not be reproduced, except in full, without written approval from ESC Lab Sciences.
Where applicable, sampling conducted by ESC is performed per guidance provided
in laboratory standard operating procedures: 060302, 060303, and 060304.

Page 1 of 4  

*ESC
L * A Q S * C * I * E • N * C ' E - S



12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
1-800-767-5859
Fax (615) 758-5859

Tax I.D. 62-0814289

Est. 1970

REPORT OF ANALYSIS                                                                               
Martin Eversaul                                                       August 18,2014                     
Terracon - Portland, OR                                                                                  
4103 SE International Way, Suite 30                                                                      
Portland, OR 97222                                                                                       

ESC Sample # :   L715711-01        
Date Received   :   July      26, 2014                                                                   
Description     :   Proposed Retail                                                                      

Site ID :                          
Sample ID       :   COMPOSITE A                                                                          

Project :   82145031               
Collected By    :   Martin Eversaul                                                                      
Collection Date :   07/23/14 00:00                                                                      

Parameter                             Result   Det. Limit Units   Limit  Method   Date/Time    By  Dil   

TCLP Extraction                       -                                1311    08/15/14 0742 CCS 1     

Lead                                 BDL        0.45     mg/l    5.0   6010B   08/15/14 1841 WBD 1     

BDL - Below Detection Limit                                                                              
Det. Limit - Estimated Quantitation Limit(EQL)                                                           
Limit - Maximum Contaminant Level as established by the US EPA                                           
Note:                                                                                                    
The reported analytical results relate only to the sample submitted.                                     
This report shall not be reproduced, except in full, without the written approval from ESC.              
.                                                                                                        
Reported: 08/18/14 11:41 Printed: 08/18/14 11:41                                                         
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Summary of Remarks For Samples Printed
08/18/14 at 11:41:56

TSR Signing Reports: 358
R4 - Rush: Three Day

Sample: L715711-01 Account: TERRPOR Received: 07/26/14 09:00 Due Date: 08/18/14 00:00 RPT Date: 08/18/14 11:41 
Relogged from L712369.  TD 8/13



12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
1-800-767-5859
Fax (615) 758-5859

Tax I.D. 62-0814289

Est. 1970
Terracon - Portland, OR                 
Martin Eversaul                                 
4103 SE International Way, Suite 300                Quality Assurance Report

Level II
Portland, OR 97222                                                                                         August 18, 2014

L715711

Laboratory Blank
Analyte                                 Result          Units        % Rec            Limit            Batch    Date Analyzed  

Lead                                    < .45           mg/l                                           WG737541 08/15/14 16:53 

Laboratory Control Sample
Analyte                                 Units       Known Val          Result         % Rec            Limit          Batch    

Lead                                    mg/l        9                9.75             108.             80-120         WG737541 

Laboratory Control Sample Duplicate
Analyte                                 Units  Result     Ref        %Rec           Limit        RPD         Limit    Batch    

Lead                                    mg/l   9.81       9.75       109.           80-120       1.00        20       WG737541 

Matrix Spike
Analyte                                 Units    MS Res    Ref Res    TV     % Rec        Limit        Ref Samp       Batch    

Lead                                    mg/l     10.5      0.995     9       100.         75-125       L715462-02     WG737541 
Lead                                    mg/l     8.65      0.0139    9       96.0         75-125       L715247-01     WG737541 

Matrix Spike Duplicate
Analyte                                 Units  MSD      Ref      %Rec        Limit       RPD     Limit Ref Samp       Batch    

Lead                                    mg/l   10.4     10.5     105.        75-125      0.0     20    L715462-02     WG737541 
Lead                                    mg/l   8.54     8.65     94.8        75-125      1.00    20    L715247-01     WG737541 

Post Spike

Serial Dilution

Batch number /Run number / Sample number cross reference

WG737257: R2976632: L715711-01
WG737541: R2976888: L715711-01

* * Calculations are performed prior to rounding of reported values.
* Performance of this Analyte is outside of established criteria.
For additional information, please see Attachment A 'List of Analytes with QC Qualifiers.'
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12065 Lebanon Rd.
Mt. Juliet, TN 37122
(615) 758-5858
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Est. 1970
Terracon - Portland, OR                 
Martin Eversaul                                 
4103 SE International Way, Suite 300                Quality Assurance Report

Level II
Portland, OR 97222                                                                                         August 18, 2014

L715711

The data package includes a summary of the analytic results of the quality
control samples required by the SW-846 or CWA methods.  The quality control
samples include a method blank, a laboratory control sample, and the matrix
spike/matrix spike duplicate analysis.  If a target parameter is outside
the method limits, every sample that is effected is flagged with the
appropriate qualifier in Appendix B of the analytic report.

Method Blank - an aliquot of reagent water carried through the
entire analytic process.  The method blank results indicate if
any possible contamination exposure during the sample handling,
digestion or extraction process, and analysis.  Concentrations of
target analytes above the reporting limit in the method blank are
qualified with the "B" qualifier.

Laboratory Control Sample - is a sample of known concentration
that is carried through the digestion/extraction and analysis
process.  The percent recovery, expressed as a percentage of the
theoretical concentration, has statistical control limits
indicating that the analytic process is "in control".  If a
target analyte is outside the control limits for the laboratory
control sample or any other control sample, the parameter is
flagged with a "J4" qualifier for all effected samples.

Matrix Spike and Matrix Spike Duplicate  - is two aliquots of an
environmental sample that is spiked with known concentrations of
target analytes.  The percent recovery of the target analytes
also has statistical control limits.  If any recoveries that are
outside the method control limits, the sample that was selected
for matrix spike/matrix spike duplicate analysis is flagged with
either a "J5" or a "J6".  The relative percent difference (%RPD)
between the matrix spike and the matrix spike duplicate
recoveries is all calculated.  If the RPD is above the method
limit, the effected samples are flagged with a "J3" qualifier.
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Exhibit:  C-1

Unconfined Compressive Strength
Qu, (psf)

500 to 1,000

2,000 to 4,000

4,000 to 8,000

1,000 to 2,000

less than 500

> 8,000

Non-plastic
Low
Medium
High

DESCRIPTION OF SYMBOLS AND ABBREVIATIONS
S

A
M

P
L

IN
G

W
A

T
E

R
 L

E
V

E
L

F
IE

L
D

 T
E

S
T

S

GENERAL NOTES

Over 12 in. (300 mm)
12 in. to 3 in. (300mm to 75mm)
3 in. to #4 sieve (75mm to 4.75 mm)
#4 to #200 sieve (4.75mm to 0.075mm
Passing #200 sieve (0.075mm)

Particle Size

< 5
5 - 12
> 12

Percent of
Dry Weight

Descriptive Term(s)
of other constituents

RELATIVE PROPORTIONS OF FINES

0
1 - 10
11 - 30

> 30

Plasticity Index

Soil classification is based on the Unified Soil Classification System. Coarse Grained Soils have more than 50% of their dry
weight retained on a #200 sieve; their principal descriptors are: boulders, cobbles, gravel or sand. Fine Grained Soils have
less than 50% of their dry weight retained on a #200 sieve; they are principally described as clays if they are plastic, and
silts if they are slightly plastic or non-plastic. Major constituents may be added as modifiers and minor constituents may be
added according to the relative proportions based on grain size. In addition to gradation, coarse-grained soils are defined
on the basis of their in-place relative density and fine-grained soils on the basis of their consistency.

LOCATION AND ELEVATION NOTES

Percent of
Dry Weight

Major Component
of Sample

Trace
With
Modifier

RELATIVE PROPORTIONS OF SAND AND GRAVEL GRAIN SIZE TERMINOLOGY

Trace
With
Modifier

DESCRIPTIVE SOIL CLASSIFICATION

Boulders
Cobbles
Gravel
Sand
Silt or Clay

Descriptive Term(s)
of other constituents

N

(HP)

(T)

(DCP)

(PID)

(OVA)

< 15
15 - 29
> 30

Term

PLASTICITY DESCRIPTION

Water levels indicated on the soil boring
logs are the levels measured in the
borehole at the times indicated.
Groundwater level variations will occur
over time. In low permeability soils,
accurate determination of groundwater
levels is not possible with short term
water level observations.

Water Level After
a Specified Period of Time

Water Level After a
Specified Period of Time

Water Initially
Encountered

Rock Core Shelby
Tube

Standard
Penetration
Test

Unless otherwise noted, Latitude and Longitude are approximately determined using a hand-held GPS device. The accuracy
of such devices is variable. Surface elevation data annotated with +/- indicates that no actual topographical survey was
conducted to confirm the surface elevation. Instead, the surface elevation was approximately determined from topographic
maps of the area.

Standard Penetration Test
Resistance (Blows/Ft.)

Hand Penetrometer

Torvane

Dynamic Cone Penetrometer

Photo-Ionization Detector

Organic Vapor Analyzer

S
T

R
E

N
G

T
H

 T
E

R
M

S Standard Penetration or
N-Value

Blows/Ft.

Descriptive Term
(Consistency)

Descriptive Term
(Density)

CONSISTENCY OF FINE-GRAINED SOILS

(50% or more passing the No. 200 sieve.)
Consistency determined by laboratory shear strength testing, field

visual-manual procedures or standard penetration resistance

Standard Penetration or
N-Value

Blows/Ft.

(More than 50% retained on No. 200 sieve.)
Density determined by Standard Penetration Resistance

RELATIVE DENSITY OF COARSE-GRAINED SOILS

Hard > 30

> 50 15 - 30Very Stiff

Stiff

Medium Stiff

Very Soft 0 - 1

Medium Dense

SoftLoose

Very Dense

8 - 1530 - 50Dense

4 - 810 - 29

2 - 44 - 9

Very Loose 0 - 3

_SZ_

D I



Exhibit C-2 

UNIFIED SOIL CLASSIFICATION SYSTEM 

Criteria for Assigning Group Symbols and Group Names Using Laboratory Tests A 
Soil Classification 

Group 
Symbol Group Name B 

Coarse Grained Soils: 
More than 50% retained 
on No. 200 sieve 

Gravels: 
More than 50% of 
coarse fraction retained 
on No. 4 sieve 

Clean Gravels: 
Less than 5% fines C 

Cu  4 and 1  Cc  3 E GW Well-graded gravel F 
Cu  4 and/or 1  Cc  3 E GP Poorly graded gravel F 

Gravels with Fines: 
More than 12% fines C 

Fines classify as ML or MH GM Silty gravel F,G,H 
Fines classify as CL or CH GC Clayey gravel F,G,H 

Sands: 
50% or more of coarse 
fraction passes No. 4 
sieve 

Clean Sands: 
Less than 5% fines D 

Cu  6 and 1  Cc  3 E SW Well-graded sand I 
Cu  6 and/or 1  Cc  3 E SP Poorly graded sand I 

Sands with Fines: 
More than 12% fines D 

Fines classify as ML or MH SM Silty sand G,H,I 
Fines classify as CL or CH SC Clayey sand G,H,I 

Fine-Grained Soils: 
50% or more passes the 
No. 200 sieve 

Silts and Clays: 
Liquid limit less than 50 

Inorganic: 
PI  7 and plots on or above “A” line J CL Lean clay K,L,M 
PI  4 or plots below “A” line J ML Silt K,L,M 

Organic: 
Liquid limit - oven dried 

 0.75 OL 
Organic clay K,L,M,N 

Liquid limit - not dried Organic silt K,L,M,O 

Silts and Clays: 
Liquid limit 50 or more 

Inorganic: 
PI plots on or above “A” line CH Fat clay K,L,M 
PI plots below “A” line MH Elastic Silt K,L,M 

Organic: 
Liquid limit - oven dried 

 0.75 OH 
Organic clay K,L,M,P 

Liquid limit - not dried Organic silt K,L,M,Q 
Highly organic soils: Primarily organic matter, dark in color, and organic odor PT Peat 
 

A Based on the material passing the 3-inch (75-mm) sieve 
B If field sample contained cobbles or boulders, or both, add “with cobbles 

or boulders, or both” to group name. 
C Gravels with 5 to 12% fines require dual symbols:  GW-GM well-graded 

gravel with silt, GW-GC well-graded gravel with clay, GP-GM poorly 
graded gravel with silt, GP-GC poorly graded gravel with clay. 

D Sands with 5 to 12% fines require dual symbols:  SW-SM well-graded 
sand with silt, SW-SC well-graded sand with clay, SP-SM poorly graded 
sand with silt, SP-SC poorly graded sand with clay 

E Cu = D60/D10     Cc = 
6010

2

30

DxD

)(D
 

F If soil contains  15% sand, add “with sand” to group name. 
G If fines classify as CL-ML, use dual symbol GC-GM, or SC-SM. 

 

H If fines are organic, add “with organic fines” to group name. 
I If soil contains  15% gravel, add “with gravel” to group name. 
J If Atterberg limits plot in shaded area, soil is a CL-ML, silty clay. 
K If soil contains 15 to 29% plus No. 200, add “with sand” or “with gravel,” 

whichever is predominant. 
L If soil contains  30% plus No. 200 predominantly sand, add “sandy” to 

group name. 
M If soil contains  30% plus No. 200, predominantly gravel, add 

“gravelly” to group name. 
N PI  4 and plots on or above “A” line. 
O PI  4 or plots below “A” line. 
P PI plots on or above “A” line. 
Q PI plots below “A” line. 
 

 

 
  



4
8

7
5

 S
W

 G
ri
ff

it
h

 D
ri
v
e

 |
 S

u
it
e

 3
0

0
 |
 B

e
a

v
e

rt
o

n
, 

O
R

 |
 9

7
0

0
5

5
0

3
.6

2
0

.3
0

3
0

 t
e

l 
| 
5

0
3

.6
2

0
.5

5
3

9
  

fa
x
 |
 w

w
w

.a
a

ie
n

g
.c

o
m

P
R
E
L
IM

IN
A

R
Y

P
R
E
LI

M
IN

A
R
Y

CWCCON

AMERICA’S TIRE K1NEWAL «/30/15

2002 WASHINGTON STREET
tt O

zOREGON CITY, OREGON a
HII LU

TAXLOT 906 OF SEC. 29, T2S, R2E, W.M.
CLACKAMAS COUNTY, OREGON

z

5 o
z
LU

8
LU
CO
<LU SHEET INDEXLU

HALLE PROPERTIES LLC OWNER cr

DAN WAINWRIGHT
20225 N. SCOTTSDALE RD.
SCOTTSDALE, AZ 85255
PH: 480-606-5755
FAX: 480-606-4370

CIVIL
T1.0 TITLE SHEET
CO.O EXISTING CONDITIONS PLAN
C0.1 SITE PLAN
C0.2 OVERALL SITE PLAN©

PLUMP GROUP ARCHITECT C1.0 GRADING & EROSION CONTROL PLAN
© C1.1 EROSION CONTROL DETAILS

C2.0 UTILITY PLAN©CONTACT: NOEL ANASCO
914 E. KATELLA AVE.
ANAHEIM, CA 92805
PH: 714-385-1835
FAX: 714-385-1834

O© C3.0 DETAILS OC3.1 DETAILS
C3.2 DETAILS

© LU
cr
O© C3.3 DETAILS

L1.0 LANDSCAPE PLAN
L2.0 LANDSCAPE NOTES

© >
© L3.0 LANDSCAPE DETAILS

A.1 CONCEPTUAL ROOR PLANS
A.2 CONCEPTUAL ELEVATIONS

AAI ENGINEERING CIVIL ENGINEER o
© oA3 RTU UNIT - UNE OF SIGHT EXHIBIT

A4 CONCEPTUAL ELEVATIONS
ES1.0 SITE PHOTOMETRIC PLAN

©CONTACT: CRAIG HARRIS
4875 SW GRIFFITH DRIVE, SUITE 300
BEAVERTON, OREGON 97005
PH: 503-620-3030
FAX: 503-620-5539

O
LUcrN.T.S. o

NORTHWEST SURVEYING INC. SURVEYOR
CONTACT: CLINT STUBBS
1815 NW 169TH PLACE, SUITE 2090
BEAVERTON, OREGON 97006
PH: 503-848-2127
FAX: 503-848-2179

TITLE SHEET

12/10/13DATE:

DRAWN: JRT

Know what's below.
Call before you dig.

CNHCHECKED:

12023.T10FILE:

REVISIONS:

I
l
?
ui

© **l INOWWaNG WO
?0«4. *41 "tQHTS «*ES “* 0 *

THESE CWAWWOS AWE TK MOPEWTT
Of **> E«*5WEEWKG WC AMO *P£
1*>T TO BE USED 0« WEWtOOUCEO W
AMT HAMMER EXCEPT WITH THE POICfl•WITTEN PEBWSSOM Of A*JEN3PCEPIMG WC. S'

-SHEET
;;

f
f
:T1.0 £
3
5

JOB NUMBER:

A12023.11 *»

5
ul
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YLEGENDr- TRAFFIC SIGNAL CONTROL

\ CABINETS ON CONCRETE PAD o5'-8” DECIDUOUS TREE GUY WE ANCHOR
UTUTYPOE
POKR JUNCTION BOX
TRAFFIC SWML VAULT

"STOP HERE”

* CWCCOHDFDFSTRIAN SIGNAL POLE COMFEROUS ME

AARE HTORANT
1KNTCKNG VEIL
WATER UETER
WATER VALVE
WBGATWN VALVE
SAMTARY SEVER ttEAH OUT
SAMTARY SEKR UANHOLE

© 9GN
K1NEWAL «/30/15u STORM SEKR CATCH BASK

STORM SEKR MANHOLETRAFFIC SIGNAL POLE x
cm
d*

M O<s> z"CROSSWALK
aSLOSED" HIRIGHT-OF-WAY IfC I LU

DITCH UNE Z

5PROPERTY LIC O
ZCENTERUNE LU

CURB

EDGE CF PAVEMENT
EASEMENT

FENCE UC

GUARD RAL
POWER UNE
OVERHEAD WE
TELEPHONE UNE VI

GAS UNE — o*s
STORM SEKR UNE
SAMTARY SEVER UNE — s** — — —
WATER LiC

z
STORM DRAINAGE NOTES Oo

LUGS) TRENCH DRAIN
RIM (NW) » 55.92'
RIM (SE) = 56.36’
IE. VERTICAL OUTLET PIPE = 55.6’
I.E. ANGLE 6* PIPE OUT (SE) = 53.9'

TRENCH DRAIN
RIM (NW) = 56.47’
RIM (SE) = 56.71'
I.E. VERTICAL OUTLET PIPE = 56.0'
I.E. ANGLE 6' PIPE OUT (SW) = 53.8’

TRENCH DRAIN
RIM (NW) - 56.73’
RIM (SE) = 56.72’
I.E. VERTICAL OUTLET PIPE = 55.7’
I.E. ANGLE 6' PIPE OUT (SW) = 53.0’

MANHOLE
RIM = 57.05’
IE. S’ IN (NW) = 53.5’
I.E. 18” OUT (SE) = 53.1’

MANHCLE
RIM = 57.50’
F10W.INE - 52.6’
I.E. 18” IN (NW)
I.E. 18” OUT (S)

C£o
>
o2 £5 (SD2)
Oo> LU

*2 a:
O-<

dD

GD

(SD5)
HIGHWAY
DIRECTIONAL EXISTING CONDITIONS

PLAN

12/10/13DATE:

DRAWN: JRT
CNHCHECKED:N 12023.C00FILE:ORTHWEST REVISIONS:1815 NW 169th PLACE, SUITE 2090

BEAVERTON. OR 97006
PH:(503) 848-2127 FAX:(503) 848-2179

EMAIL* nwsurveyTngOnw3rvy.com
Is 5

RVEYING, INC.
s

© **l INONWHNG WO
?0«4. *41 "tQHTS «*ES “V 0 r

SURVEYOR: CLINTON H. STUBBS JR., PLS
DATE: JANUARY 1. 2014 THESE CWAWWOS AWE TK MOPEATT

Of AA> E«*5WEEWKG WC AMO *P£
1*>T TO BE USED 0« MEWtOOUCEO W
AMT HAMMER EXCEPT WITH THE POK»•WITTEN PEWWS90M Of AAJ
EN3PCEPIMQ WC.

&

i
iiSHEET 1
f
f
Ico.o £
3
l
5

JOB NUMBER:

A12023.11 l( IN FEET )
1 inch - 20 ft. I

ul
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YLEGEND EXISTING

5'-8' DEC0UCUS TREE GUY WRE ANCHOR
UTILITY POLE
POWER JUNCTION BOXCONIFEROUS TREE OREGON

FIRE HYDRANT
MONITORING WELL
WATER METER
WATER VALVE
IRRIGATION VALVE
SANITARY SEWER CLEAN OUT
SANITARY SEWER MANHOLE

TRAFFIC SIGNAL VAULT
SIGN

RENEWAL 6/30/15
'JSTORM SEWER CATCH BASIN

STORM SEWER MANHCLE <D>

a 0
Z

RIGHT-OF-WAY UNE a
LUIDITCH UNE > — LU
ZPROPERTY UNE

5 0CENTERUNE
Z

EDGE OF PAVEMENT LU

EASEMENT

FENCE UNELf
GUARD RAIL

;XISTINf, ROW
CURB LINE

m EXISTING CONCRETE *I 4

HI
ozz

LEGEND PROPOSED
ho PROPOSED BUILDING

PROPOSED CURB
PROPOSED EDGE OF CONCRETE
PROPOSED SAWCUT LINE
PROPOSED SANITARY AND STORM
OIL/WATER SEPERATORS

PROPOSED CONCRETE SURFACE

Zo
LU
cr|o~

o| o
>-K 7 *
o

CATCH BASIN
O
0
LUcro

SITE DATA
FAR:

35,911SF
11.087SF
0.308

TOTAL SITE AREA:
TOTAL BUILDING AREA:
FAR:

SITE PLANEXISTING SITE:

22.466SF
13.445SF

0.52AC
0.31AC

EXISTING PERVIOUS AREA:
EXISTING IMPERVIOUS AREA:

12/10/13TOTAL AREA: 35.911SF 0.82AC DATE:

DRAWN: JRTPOST DEVELOPMENT:
CNHCHECKED:

PROPOSED PERVIOUS AREA:
PROPOSED IMPERVIOUS AREA:

BUILDING:
AC/SIDEWALKS:

5.648SF 0.13ACSITE PLAN KEY NOTES 12023.C01PILE:

oSCALE r •20* 8,318SF
21.945SF

0.19AC
0.50AC

REVISIONS:CONSTRUCT NEW ASPHALT PAVEMENT. MATCH NEW AC WITH EXISTING AC ELEVATIONS AND
SLOPES.GRAPHIC SCALE £

CONSTRUCT INTEGRAL CONCRETE APRON PER
ARCHITECTURAL PLANS. A2.0. <^> 12’X35’ LOADING BERTH. 12' CLEAR HEIGHT.80 TOTAL AREA: 35,911SF 0.82AC ?

5ONSITE PARKINGDEMO AND REMOVE EXISTING TRENCH DRAINS.
PLUG EXISTING LATERAL TO TRENCH DRAINS.

iiCONSTRUCT CONCRETE SIDEWALK.
( IN FEET )

I Inch = 20 ft. © *«i «NGnrr"!»»G NC
JOM. All BIGHTS RESCBrtOSTANDARD

COMPACT
29

CONSTRUCT VERTICAL CONCRETE CURB. REMOVE TREE. 0 THEM CRAVINGS ABE TK PBOPtRTY
0* AAV ENSNEEHKG NC AHO APE

*>T TO BE USED OB REPRODUCED *AHY UAHNEB. EXCEPT WITH THE PBIC*WRITTEN PtRMSSHM 0* AAJ
ENOMEPIHQ NC.

*ADA 2<§> CONSTRUCT ADA ACCESSIBLE RAMP. EXISTING HOME DEPOT SIGN. TOTAL 31
I

INSTALL ADA PARKING SYMBOL, STRIPING AND SIGN. 8SHEET
:

SWITCHGEAR CABINET.

fSAWCUT.

I 3REFER TO SHEET C0.2 FOR
OVERALL SITE PLAN. C0.1 £REMOVE EXISTING CURBING.

3
<0> 5CONSTRUCT CURBING TO THE NORTHEAST.

(MATCH EXISTING ALIGNMENT AND GRADES).

^ CONSTRUCT TRASH ENCLOSURE. §
JOB NUMBER:

A12023.11 5
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OVERALL SITE DATA
TOTAL AREA: 726191.79SF 16.67AC C*£GON

K1NEWAL «/30/15

OVERALL ONSITE PARKING
STANDARD
COMPACT

566
0 S O

ADA 18 Z
TOTAL 584 a

111I LU
z

5 o
z
LU

IREFER TO SHEET C0.1 FOR
ENLARGED PROJECT SITE PLAN.

zoo
LU
CC
O

>
o

oo
LUa:
O

OVERALL
SITE PLAN

12/10/13DATE:

DRAWN: JRT
CNHCHECKED:

12023.C02FILE:

REVISIONS:

i
i
9

© **l tNONCCAMO «0
?0«4. *41 "tQHTS AESCATCO

THESE CftAWIMOS AAE TK PAOPEATT
Of AA> E«*5NEEWKG NO AMO *P£
1*>T TO BE USED 0« AEfAOOACEO «
AMT HAMMER EXCEPT VMTM THE POICfl

*»'TEN PEAMS90M Of A*JENOMEPHIQ HC.

£

i
2SHEET
:
<r

f
iC0.2 £

3
5
£JOB NUMBER:

A12023.11 *»( IN FEET ) 51 Inch = 60 ft
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JB

Os\\ \ \
LEGEND EXISTING

S
\s

LEASE BOUNDARY OF SITE
CONTOUR—1 TO 4 FOOT INTERVALS
CONTOUR—5 FOOT INTERVALS
SANITARY SEWER MANHOLE
SANITARY SEWER CLEAN OUT
STORM DRAINAGE MANHOLE
STORM DRAINAGE AREA DRAIN
STORM DRAINAGE TRAP DRAIN
STORM DRAINAGE CLEAN OUT
WATER VALVE
WATER METER
FIRE HYDRANT
WATER IRRIGATON CONTROL VALVE
GAS VALVE
ELECTRIC HAND HOLE (JUNCTION BOX)
STREET LIGHT POLE
ORNAMENTAL ILLUMINARY
ORNAMENTAL TREE
EDGE OF VEGETATION
SIGN POST
CALCULATED PROPERTY CORNER
POSITION. NO MONUMENT FOUND OR SET
MONUMENT FOUND AS NOTED

CURB LINE (6" EXPOSURE TYPICAL)

EXISTING CONCRETE

S v v
\ u/

\ S C*EGON100\ \ \
©

o RENEWAL 6/30/15©
[DID
O

a 0a zx
aT.i
LUI_
LU
Zo-W

5o 0
z
LU

J2.

on 3

m
n:
o

LEGEND PROPOSED
PROPOSED BUILDING
PROPOSED CURB
PROPOSED EDGE OF CONCRETE

-<
oo

zPROPOSED SANITARY AND STORM
OIL/WATER SEPERATORS
PROPOSED CONCRETE SURFACE

O
0
LU
cr«4 o

•102NEW CONTOUR —1 TO 4 FOOT INTERVALS
NEW CONTOUR —5 FOOT INTERVALS
SEDIMENT FENCE

>-100
o

nINLET PROTECTION
O
0CATCH BASIN LUcr100 -00SPOT ELEVATION O

TOP OF WALL (TOP OF BLOCK-FINISHED GRADE +6”) TOW

BOTTOM OF WALL (FINISHED GRADE) BOW

TCTOP FACE OF CURB ELEVATION

ACASPHALT ELEVATION

SIDEWALK SW

GRADE 3

DOOR SILL

GRADING &
EROSION CONTROL

(E)EXISTING

PLAN

GRADING AND EROSION CONTROL PLAN 12/10/13GENERAL NOTES DATE:
SCALE r •20* DRAWN: JRT

GRAPHIC SCALE i. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF THE JURISDICTION. THE
GEOTECHNICAL INVESTIGATION FOR THIS PROJECT. AND THE PROJECT SPECIFICATIONS. CNHCHECKED:

12023.C10FILE:
2. THE CONTRACTOR SHALL HAVE A FULL SET OF THE CURRENT APPROVED

CONSTRUCTION DOCUMENTS INCLUDING ADDENDA ON THE PROJECT SITE AT ALL TIMES. REVISIONS:
l IN FEET )

3. THE CONTRACTOR SHALL COMPLY WITH ORS 757.541 TO 757.571 REQUIRING
NOTIFICATION OF INTENDED EXCAVATION TO UTILITY PROVIDERS.

I inch = 20 ft £

?
4. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATION OF PRIVATE UTILITIES SUCH

AS GAS. TELEPHONE. POWER. CABLE TELEVISION. ETC. CONFIRM VAULT LOCATIONS
WITH ENGINEER.

SUTILITY INFO ii

© *«i CHONMNNG nc
J0M. *11 BIGHTS RESCBrtO

|
660-SA VAULT 5. THE CONTRACTOR SHALL KEEP THE ENGINEER AND JURISDICTION INFORMED OF

CONSTRUCTION PROGRESS TO FACIUTATE SITE OBSERVATIONS AT REQUIRED
INTERVALS. 24-HOUR NOTICE IS REQUIRED.' / Kh , K 56.08 5 /.65 THEM CRAVINGS ABE T* PBOPtBTY

0* AAV EHSWEEWKG NC AHO *Pt

*>' TO 8C USED OB BEPBOCIXED «
AKV UAHNEB. EXCEPT WITH THE PBIC*WRITTEN ttMSSXM 0* AAJ
ENOMEPIHQ NC.

*OR APPROVED EQUIVALENT
RIM=57.61

!CB2 AD2
6. EXISTING CONDITIONS BASED ON TOPOGRAPHIC BOUNDARY AND UTILITY SURVEY

PREPARED BY BLUEDOT GROUP DATED MARCH 23. 2011.RIM=56.70 RlM=57.65
aSHEET
:

AD3 7. FINISH GRADES ARE TO BE BROUGHT TO WITHIN 0.08 FT IN 10 FT OF THE GRADES
SHOWN AT SUBGRADE AND TO WITHIN 0.03 FT IN 10 FT AT FINISH GRADE.
CONTRACTOR TO ALLOW FOR PLACEMENT OF REQUIRED TOPSOIL IN ROUGH GRADING.

RIM=57.65
f57.62TC

57.53AC
57.62TC

3C1.0IMQIEL
MAXIMUM CROSS SLOPE
IS 27. ANY DIRECTION \
IN ADA PARKINC AREA

8. GRADING ELEVATIONS AS SHOWN ON SITE AND LANDSCAPE PLANS ARE FINISHED
GRADE WHICH INCLUDES SUBGRADE SOIL, TOPSOIL. SOIL AMENDMENTS. ROCKERY AND
RUNOFF PROTECTION CONTRACTOR IS RESPONSIBLE TO COORDINATE GRADING WITH
BOTH EXCAVATOR AND LANDSCAPE CONTRACTOR.

£
357.62AC

l57 59G

§MAIN ENTRY/ADA GRADING DETAIL JOB NUMBER:

A12023.11 ISCALE r - 10*
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LEGEND EXISTING
5’-8’ DEC0UCJ5 TREE GUY WRE ANCHOR

UTILITY POLE
CONIFEROUS TREE PO'AER JUNCTION BOX [tbj C*EGON

FIRE HYDRANT
MONITORING WELL
WATER METER
WATER VALVE
IRRIGATION VALVE
SANITARY SEWER CLEAN OUT
SANITARY SEWER MANHOLE

TRAFFIC SIGNAL VAULT
SIGN
STORM SEWER CATCH BASIN
STORM SEWER MANHCLE

RENEWAL 6/30/15

<D>

a 0
ZRIGHT-OF-WAY UNE

aDITCH LINE > —»
LUIPROPERTY UNE LU
Z

CENTERUNE 5 0
EDGE Cf PAVEMENT Z

LUEASEMENT

FENCE LINE

GUARD RAIL
POIKR UNE ft*
OVERHEAD WIRE CH* — Du* -

TELEPHONE UNE TR m —
GAS LINE G*S —
STORM SEWER LINE STW sm —
SANITARY SEWER UNE

WATER UNE *«i M

CURB LINE

EXISTING CONCRETE *

ZLEGEND PROPOSED o
LU
crPROPOSED BUILDING

PROPOSED CURB
PROPOSED EDGE OF CONCRETE

O

>-
O

PROPOSED SANITARY
OIL/WATER SEPERATOR

PROPOSED CONCRETE SURFACE
O
0•a LUcrSANITARY SEWER LINE

STORM SEWER LINE
FIRE WATER LINE
DOMESTIC WATER LINE
ELECTRIC LINE
NATURAL GAS LINE

O

-E
G

CATCH BASIN
/RIM-100.00

CATCH BASIN RIM ELEVATION

INVERT ELEVATION IE=100.00

(E)EXISTING

•DSDOWN SPOUT

'MFIRE DEPARTMENT CONNECTION
CATCH BASIN
WATER METER
BACK FLOW PREVENTER

PRIVATE
UTILITY PLAN

Bi

12/10/13DATE:

DRAWN: JRT8CALK r 20- ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF THE CURRENT EDITION OF
THE UNIFORM PLUMBING CODE, INTERNATIONAL BUILDING CODE. AND THE INTERNATIONAL
FIRE COOE. WORK SHALL ALSO CONFORM TO THE STANDARDS OF THE JURISDICTION

9. THE CONTRACTOR SHALL VERIFY AND CONFIRM EXISTING CONDITIONS. NOTIFY
ENGINEER OF VARIATIONS IN CONDITIONS SHOWN ON THE PLANS. POINTS OF
CONNECTION TO EXISTING UTIUTIES AND LOCATIONS WHERE NEW UTILITIES WILL
CROSS EXISTING UTIUTIES SHALL BE VERIFIED BY POTHOLLING PRIOR TO
CONSTRUCTION OR ORDERING MATERIALS. IT IS THE CONTRACTORS RESPONSIBILITY
TO SCHEDULE POTHOLLING SUCH THAT IF CONFLICTS ARE ENCOUNTERED, SUFFICIENT
TIME EXISTS TO PREPARE MODIFIED DESIGNS AND HAVE THE MODIFICATIONS
APPROVED BY THE JURISDICTION WITHOUT IMPACTING THE PROJECT SCHEDULE.

1. CNHCHECKED:GRAPHIC SCALE
12023.C20FILE:JO 10 JO <0 to AND TO THE PROJECT SPECIFICATIONS.o

REVISIONS:2. THE CONTRACTOR SHALL HAVE A FULL SET OF THE CURRENT APPROVED
CONSTRUCTION DOCUMENTS INCLUDING ADDENDA ON THE PROJECT SITE AT ALL
TIMES.

CONNECT PROPOSED SANITARY LINE TO EXISTING STUB. CONTRACTOR TO
VERIFY LOCATION. DEPTH. SIZE. TYPE. SLOPE AND AUGNMENT OF EXISTING STUB
PRIOR TO ORDERING OR PLACEMENT OF ANY PROPOSED SANITARY COMPONENT.
NOTIFY ENGINEER OF ACTUAL SITE CONDITIONS.

( IN FECT )
1 inch = 20 ft. 5.

CL
3. THE CONTRACTOR SHALL COMPLY WITH ORS 757.541 TO 757.571 REQUIRING

NOTIFICATION OF INTENDED EXCAVATION TO UTILITY PROVIDERS. 10. STORM DRAIN FITTINGS ARE TO BE ECCENTRIC. 5

i 11. SITE RUNOFF HAS BEEN QUANTIFIED USING RATIONAL METHOD ANALYSIS. PIPE
SIZING IS BASED ON MANNING'S FORMULA WITH N-0.013. IF THE CONTRACTOR
DESIRES TO SUBSTITUTE MATERIAL WITH A DIFFERENT N-VALUE, REVISION OF
CALCULATIONS WILL BE NECESSARY. THE CONTRACTOR MAY CONTACT THE ENGINEER
FOR THE REVISIONS.

ALL STORM AND SANITARY PIPING TO BE PVC
ASTM 3034, UNLESS NOTED OTHERWISE. © «NGnrr"H»G nc

JOM. All OtQHTS RESCOrtOTHE CONTRACTOR IS RESPONSIBLE FOR COORDINATION OF PRIVATE UTILITIES SUCH
AS GAS. TELEPHONE. POWER. CABLE TELEVISION. ETC. CONFIRM VAULT LOCATIONS
WITH ENGINEER.

4.UTILITY INFO
THESE CRAVINGS ARE T* MOPERTV
0* AAV E«*SNEERKG NC AHO

*>T TO BE USED 0« REPROCUDEO «
AKV HASHER. EXCEPT WTH THE PBIC*•RiTTEN PERUSSOH 0* AAJ
EW5MEHSQ NC.

A
Qfi!
RIM-56.08 RIM-57.65
IE-53.58 IE-55.15
46.8LF10 C900@0.8% 78.0LF6 PVC@1.1%

AD1 DS1
660-SA VAULT
OR APPROVED EQUIVALENT

5. THE CONTRACTOR SHALL KEEP THE ENGINEER AND JURISDICTION INFORMED OF
CONSTRUCTION PROGRESS TO FACILITATE SITE OBSERVATIONS AT REQUIRED INTERVALS.
24-HOUR NOTICE IS REQUIRED.

£
69.2LF6803.5%. 12. PROVIDE DRAINAGE FROM WATER METER AND CHECK VALVE VAULTS AS REQUIRED

BY THE JURISDICTION. 3SHEETRIM=57.61
IE IN=54.40
IE OUT-53.90

DS2 :CB2 AD2 IE=55.38
45.0LF6"@5.1% 6. THIS PLAN IS GENERALLY DIAGRAMMATIC. IT DOES NOT SHOW EVERY JOINT. BEND.

FITTING, OR ACCESSORY REQUIRED FOR CONSTRUCTION. 13. DOMESTIC WATER UNES AND ACCESSORIES BETWEEN THE WATER METER AND THE
BUILDING SHALL BE INSTALLED BY A LICENSED PLUMBER EMPLOYED BY A LICENSED
PLUMBING CONTRACTOR.

RIM-56.70 RIM-57.65
lE=53.7p IE=54.2Z3.8LF12 PVC@0.5%MIN. 68.4LF8 PVC@1.1%

7. CLEAN OUTS SHALL BE INSTALLED IN CONFORMANCE WITH UPC CHAPTER SEVEN.
SECTION 707 AND SECTION 719. NOT ALL REQUIRED CLEAN OUTS ARE SHOWN.AD3 3C2.014. UTILITIES WITHIN FIVE FEET OF A BUILDING SHALL BE CONSTRUCTED OF MATERIALS

APPROVED FOR INTERIOR USE AS DESCRIBED IN THE CURRENT EDITION OF THE UPC £RIM-57.65

36.9LF8 P̂ VC@1.1% 38. EXISTING CONDITIONS BASED ON TOPOGRAPHIC BOUNDARY AND UTILITY SURVEY
PREPARED BY NORTHWEST SURVEY DATED JANUARY 1. 2014. 515. CHANGES IN DIRECTION OF DRAINAGE PIPING SHALL BE MADE BY THE APPROPRIATE

USE OF APPROVED FITTINGS AND SHALL BE OF THE ANGLES PRESENTED BY
ONE-SIXTEENTH BEND. ONE-EIGHTH BEND. ONE-SIXTH BEND OR OTHER APPROVED
FITTINGS OF EQUIVALENT SWEEP. IJOB NUMBER:

A12023.11 04
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Y6’ 5'-0" MIN. 2

q C*EGON
il2 %

r1L LH */

*§ L SEE NOTE 5iiS RENEWAL 6/30/15
•;K

VERTICAL CURB
PER DETAIL 3" OF l"-0" BASEROCKBASEROCK

a 0
ZCOMPACTED SUBGRADE

a
5’-0* MIN. ROW LUI LU6'

Z

56'W/ LIGHT BROOM FINISH 0
1/2* RADIUS TYP. z

<4
4 LU

NISH GRADE O BACK OF CURB
SEE NOTE 5 -

VERTICAL CURB
PER DETAIL.* 3' OF r-0" BASE ROCK10

L Vj SIDEWALK — SEE
SITE PLANCOMPACTED SUBGRADE

SIDEWALK — SEE
SITE PLAN

r X r X NOTES7 v y \
CURB RAMP CURB4- CONCRETE SHALL BE 3000 P.S.I. AT 28 DAYS. 6 SACK MIX. SLUMP RANGE OF 1-1/2’ TO 3’.

PANELS SHALL BE 5 FEET LONG.
EXPANSION JOINTS TO BE PLACED AT SIDES OF DRIVEWAY APPROACHES. UTILITY VAULTS.
WHEELCHAIR RAMPS, AND AT SPACING NOT TO EXCEED 45 FEET.
FOR SIDEWALKS ADJACENT TO THE CURB AND POURED AT THE SAME TIME AS THE CURB,
THE JOINT BETWEEN THEM SHALL BE A TROWELED JOINT WITH A MINIMUM 1/2“ RADIUS.

SIDEWALK SHALL HAVE A MINIMUM THICKNESS OF 6 INCHES IF MOUNTABLE CURB IS USED OR
IF SIDEWALK IS INTENDED AS PORTION OF DRIVEWAY. OTHERWISE SIDEWALK SHALL HAVE A MINIMUM
THICKNESS OF 4 INCHES.
DRAIN BLOCKOUTS IN CURBS SHALL BE EXTENDED TO BACK OF SIDEWALK WITH 3" DIA. PVC
PIPE AT 2% SLOPE. CONTRACTION JOINT TO BE PLACED OVER PIPE.

o 1.0 » c
C? O < 1r co.'•'tx—v°. TACTILE WARNING PER —

TRUNCATED DOME DETAILPAVING — SEE PLANS 2.
NJ 124*. O s13.T? o CURBCRUSHED ROCK

2' CRUSHED ROCK
UNDISTURBED NATIVE SUBGRADE

<o "OV '
I4. 1

SEE12 12 '— TACTILE WARNING PER
TRUNCATED DOME DETAIL

PLANMAX. SLOPE
6’-0“

MAX. SLOPE
6 -0"

5.
SEE

9' PLAN
6. ZOPTION 1 OPTION 2NOTE: EXPANSION JOINTS 0 15' O.C. MAX. O

LU
cr
O1 VERTICAL CONCRETE CURB 2 PRIVATE CONCRETE SIDEWALK 3 ADA DETECTABLE CURB RAMP
>-3. 3. 3.NOT TO SCALE NOT TO SCALE 02550-04NOT TO SCALE
O

o
0
LUcro

PLANTER AREA
3'

*
HANDICAP PARKING SIGNS - TYP.

SIDEWALK — SEE
SITE PLANt 'X- 6“ CURB SIGN AND POST (TO MEET HANDICAP CODE

REQUIREMENTS). CONTRACTOR TO COORDINATE
SPECIFIC REQUIREMENTS W/ JURISDICTION.

SLOPE SLOPE
1:12 MAX 1:12 MAX

6" CURB VAN ACCESSIBLE SIGN - SIGH SHALL
STATE IN 1’ HIGH LETTERS: “VAN
ACCESSIBLE’TACTILE WARNING PER

TRUNCATED DOME DETAIL SLOPfFACE OF CURB
6’ INSTALL SIGN POST PER MANUFACTURER'S

RECOMMENDATIONS DETAILSSEE
PLAN

SET PLASTIC BASE IN EPOXY BED PER
MANUFACTURER’S RECOMMENDATIONS AT
CONCRETE SIDEWALK

6’4“ WIDE WHITE
PARKING STRIPES
PAINTED WHITE - TYP.

TRUNCATED DOMES
AS SHOWN BELOW o

12/10/13DATE:r--
DRAWN: JRTEMBEDDED POST PER

MANUFACTURER’S RECOMMENDATIONS
AT PLANTER CNHCHECKED:

HANDICAP PARKING
EMBLEM - TYP. _ ft•1.66“ MIN.

2.35“ MAX.
12023.C30FILE:1r -

2’-0“ REVISIONS:
PAINTED EMBLEM ON ASPHALT
PAVING - TYP. AT ALL HANDICAP
PARKING. PAINT WHITE. s.r r 2'% 0.2“

CL

5K1

© CNONMNNO KC
JOM. All BIGHTS RESCBrtO

FACE Of CURB <NRAMP WIDTH VAR

SEE PLAN
THEM CBAWNGS ABE TK PROPERTY
0* AAJ ENSWEEWKG NC AHO«>T TO 8C USED OB REPBOClCED «
ARY UAHNEB. EXCEPT WITH THE PRIC*

5r
•BITTEN PIBUSSlOH 0* AAJ £ENOMEPIHQ NO.TRUNCATED DOME

DETAIL
RAMP TEXTURE PATTERN

DETAILPARKING STALL - 9’ MIN. LOADING AREA - 6' MIN. iSHEETVERIFY W/ PLANS SEE PLANS :

f
4 DOUBLE LOADED HANDICAP PARKING STALL 5 TRUNCATED DOME DETAIL 6 HANDICAP PARKING EMBLEM AND SIGN 3C3.0 £3. 3. 3. 3NOT TO SCALE NOT TO SCALE NOT TO SCALE

5
§

JOB NUMBER:

A12023.11 04
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C*EGON
WITHIN STREET/PAVING 660-SA-550LANDSCAPE AREA ONLY

31 - un
la. 30?or
in**-if* Ott"M Hal. C-x»
IAO'O'-J loici
9»d0wHHBhSi» ixtRESURFACING TO WATCH EXISTING PAVING

SECTION. SAW CUT AT LOCATION OF JOINTSAWCUT
EXIST. A.C. RENEWAL 6/30/15

1012T
l*»r»riHit*l>xroMETAL GRATE —RATED FOR H20. EXISTING

SECTION
telbia-HH&D OMd

RESURFACINC

& 6'CAST IRON PIPE SLEEVE CONNECTOR
PROVIDED BY LYNCH CO.

o o
MIN& °/ a 0APPROVED

NATIVE BACKFILL
(COMPACTED)

z1 1/2"-0’ CRUSHED
AGGREGATE BACKFILL
(COMPACTED)

-i a55 o LU1BASE ASSEMBLY
No 660-&-8A -
A.7RS b.I & LU

3 zV £/r E 3? os B*4t» .<o
NOTE: Z-0*9 «.’« lb.LU_

/// LUCLEAN OUT
PIPE SIZE
BAFFLE
2'-0" ROUND OR SQUARE SHEET
METAL CATCH BASIN — DEPTH AS
REQUIRED. COAT WITH ASPHALT
EMULSION INSIDE AND OUT. AS
MFG. BY LYNCH CO. OR EQUAL.
PAN WALL TO BE 1/4".
CAULK SOIL PIPE INTO HUB. USE
D.I. PIPE UNTIL 18' BELOW GRADE.

VERIFY ALL
REQUIREMENTS W/
JURISDICTION
PRIOR TO START OF
CONSTRUCTION

o a>tIE AS CALLED
OUT ON PLAN

toPIPE ZONE

5̂OjCN

BEDDING
V

V
AND

-0 PIPE BEDDING
PIPE ZONE MATERIAL

STABILIZE SUB-GRADE AS NECESSARY
PER GEOENGINEER RECOMMENDATIONS.

OPTIONAL TOP •HfcAVY TRAFFIC
Ko MO-T-SA-HO
i •>« 9*or'«1•‘•r

Ci) - '1. « Cortngi
0* ws»» ***»•)1 2CATCH BASIN SECTION TRENCH BACKFILL DETAIL H» *4 » 4 Ooslhf

!»' "lwr» AuMM}C3. ,C3. IUSE OPTIONAL TOP
660-T-SA-HD

NOT TO SCALE NOT TO SCALE

Zo660- SA-550 660-SA-550
OIL / WATER SEPARATOR
550 GALLON - API STYLE

Oldcastle Precnst* LU
crowe HariM 4-1*12BO Bov »3. WMO'-.I «.C**ga>9TO0 -0322

Tot ItfOt bO-t/M Fax: (503)bb/ ibbr o
>-110 0

O

o
LUcr660-SA-550 O

10*

3.5' AC I.1 T

iA I w

2 -10* DIA. 10' (AGGREGATE BASE)CLEANOUT HUB

Br-o* 10' r-o*
CONCRETE -Fb=3500 PSI fau *» DtWi im «** n«— / - rFINISH GRADE m - *. xi2»

CM-—)
9>1t Iona •nv*COMPACTED SUBGRADE CmnJ IYVM U-I[J ) - M* IM Kvfcm lain.PUK yi&w

Alt >6*̂ . ilv Tcfi
4' DIA CLEANOUT to’view< mu

(Ul *1'. DETAILS
n<t.i &».ir no.PROPOSED ASPHALT SECTION r
V-Mlx:7./S.**t»1 T» IUSE OPTIONAL TOP

660-T-SA-HD} JDRIVE ASILESNOT TO SCALE
\ y- jf i3/4"-0 CRUSHED ROCK -

COMPACT TO 95% OF AASHT0
T-180 STANDARDS

d- 5 * 12/10/13DATE::
•
r

.U—-p.— n..j*. DRAWN: JRTt o
18 GA. INSULATED TRACER WIRE \ CNHCHECKED:Ul <rzMyiq

MUt

a : 12023.C31FILE:o
SANITARY SEWER - PVC ASTM 3034
DR EQUAL - SEE PLANS FOR SIZE iL ?LE

J H I ;
REVISIONS:/

/ <•6’ (CONCRETE) £1yPIPE BEDDING - PEA GRAVEL OR V
©:• * SANDv ?d !• -V” 5T6’ (AGGREGATE BASE)0’s.

i— -* —f— r < —T *" —- SfCTIQKAA © *«i «NOnrr"»»s ttc
30«. *11 BIGHTS RESCOrtO*»U«:- lm-4I" .ih Aim C WO b.MSHO MBil-44 -FX.Iwfr*COMPACTED SUBGRADE - ilia lou J» ciM taual Of II nl nlntXri tnv;

THESE CRAWNGS ARE TK PROPER!'0* AAJ ETFSNEERKG NC AHO AP«
aOT TO 8C USED OR REPRODUCED -ARY HASHER. EXCEPT WITH THE PBC«

I.) ftido-a fO m to all .
I : frt la ~Mtfl IW’ 0« l^Srr. II »•« Uai nUir» Mil fnuli. Ill la ’kv il—SJ Tot — ‘i(Uir

»•••«< «•«>OfI

:4a\ CniH A IPlFramrca btaMa ti« CM CM a M-oHH.a^a.V
RRiTTEN PERUSSOS 0* AAI f3 4B ENOMEPIhQ ISC.TYPICAL CLEANOUT SECTION PROPOSED CONCRETE SECTION (JoWcastle Precasi'1

660-SA-550 660-SA-550
OIL / WATER SEPARATOR
550 GALLON - API STYLE

sSHEETr-kM,C0XCOMOSA -I,C3. 3. VEHICLE ACCESS AREANOT TO SCALE :NOT TO SCALE luu< R^IW9 4-I0L12FO Bo«Di VOtamCR.Cngm«16704023
T*- FOf!

110.1

3C3.1 £
3REFER TO GEOTECHNICAL REPORT

FOR PAVEMENT SPECIFICATIONS
AND COMPACTION REQUIREMENT. I

§
JOB NUMBER:

A12023.11 04
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WITHIN STREET OR
SURFACED AREAS

OUTSIDE STREET OR SURFACED AREAS
AS APPROVED BY CITY ENGINEER.

(VERTICAL)
VOLUME OF TH

BLOCK IN CUBIC YARDS

(HORIZONTAL)
AREA OF THRUST BLOCKS

IN SQUARE FEET
RESURFACING COMPACTION - SEE NOTE #7 BEARING RUST

7Z mmSEE NOTEEXISTING
SECTDN o\

ft ft Or—° © * ***o*
ICE«7 X It. *rr1

_
OVO IT*)

AID HYDIWMT

9(7 6040
PUXSGtD

CROSS ’uaim
ON WIN

CRtGONFITTM3 STAACOif
fi-CXX

«1- II w <9 w 11
Sl7f BEND 9TM) “END

1-1 1-2

0?£ftO
° ° °»rt- ° fto o

1.0 1.6 IS4 1.* 1.4 1.0
CLASS 0 3/4"—0" (W
GRANULAR BACKFILL
COMPACTED TO 95%
MAXIMUM RELATIVE
DENSITY AS PER ‘AASHTO T180.
SEE NOTE #8 FOR
ARTERIAL & COLLECTOR
STREET DESIGNATIONS

CLASS A BACKFILL
BACKFILL TO 85%
MAXIMUM RELATIVE
DENSITY.

F 2. 5.7 3.0 *.3 3.0 1.6 IQ 1.3
RCNCWAL 6/30/15- 36 »5 5.3 7« 5.4 2 # 1.5 1.0 2.3 '

Ooo 0 10 5.9 10.2 6.4 11.6 8.4 4.6 2.4 1.2 »7 16o o 0> 0 12 66 14.7 12.0 176 12.0 6.6 3« 1.7 56 2.B 1.2O Q

\0°0*
°°^o,o0

?°' 0°.°o°o

14 11.3 16.3 23.0 16.3 69 4.6 2.3 7.6 3 0 1.7

16 15.0 26.1 21J 300 2IJ 11.6 6.0 30 >J 5.1 20 0.»
a 018 19.0 27.0 36.0 27.0 14.6 7.6 36VARIABLE DEPTH OF CUT z20 236 406 33.3 47.0 33-3 18.1 04 4.7

a24 340 366 46.D ea.o 460 26.7 13.6 68

LUSOUS:
1. *4"7>* aVUK A*fAS BASED ON ICST PfCSBJV OF 150 PS **0 AN‘Uptaax SOI BfARNC STHfF-S OF 20»

B0L6CS PW SQUIRE FOOF. TO OWtlTI BCAfllNS AA4EAH FCR OWTERENT TtST (WEBSIHE5 AND SM- 8EARMS
srncBcs. LSCYHE

BC*f*0 AREA - ( TtST PPE5SUPI / 130 > < 2030 / SOI 3CAW 4*3 STRESS ) » ( TABIC VALUE >
2. AfeC>< VOLUMES BASE: ON TEST PMSSMK Cf 130 PS4 AND THE WE»T OF CONCRETE - 4C50 POUNDS PER OBC

TARD. TO CCVPUTI FOR 04FEIHENT TEST PW39JRE5. USE THE FOIUMBW EQUATION.
VOUB* = ( TEST PRESSURE / 150 ) » ( HALE VALUE)

1 LU•*
v° * o ;. * Qft . rOUOBNG CO.ATOM: Z12'

ft°* * ^* - * ft

PIPE ZONE IPIPE BEDDING &
ZONE MATERIAL
3/4'-0 .

o O
zx.© * o

? LU

^ * o ' aBEDDING Oft •o.6' A

‘ TRENCH FOUNDATION
STABILIZATION AS
REQUIRED.

PIPE DIA. + 18'
MINIMUMNOTES: C'DAIMM r CJI r\nv

1. ALL CUTS IN PAVEMENT SHALL BE SAW CUT.
2. ALL CUT EDGES SHALL BE SAND SEALED.
3. RESURFACING TO BE MINIMUM 4 INCHES 1/2-INCH LEVEL 2 HMAC (PG 64-22) OR

MATCH EXISTING. WHICHEVER IS GREATER.

4. THIS TRENCH BACKFILL REQUIREMENT APPUES TO ALL UNDERGROUND CONDUITS.
5. CLASS ’te" BACKFILL SHALL EXTEND 3 FEET BEYOND EDGE OF STREET

OR SURFACED AREA.
6. BACKFILL SHALL BE PLACED AND COMPACTED IN A MAX. OF 24-INCH LIFTS. COMPACTION

TESTING REQUIREO AT A FREQUENCY OF 1 TEST EVERY TOO FEET OF TRENCH.
7. FOR TRENCH PATCHING STANDARDS. REFER TO THE CITY'S PAVEMENT CUT STANDARD.

8. ARTERIAL & COLLECTOR STREET DESIGNATIONS REQUIRE CDF FOR ALL TRENCH CROSSINGS
LOCATED IN VEHICLE TRAVEL LANES.

raoss wrr VFRTICAI BFND
NQ’tSi
1. IC«*£IE 8lfi»ISC TO 0C 901180 ACAKST

J*US*U*SCD EARTH.
2. All CCNCNE1E TO BC ClASS 2400 UNMUL

3. *£TA1L ISCLATOH MtfCTM BFIVitFK PIPt A.SO/OR
FITTINGS BtFOat 9CTJRHG CONCRETE 91COCNG.

*

RCOS FOR VFRIC1L 8ENOS

'ITTNG SZ! 600 SIZE D-BECRCNT

h17* INI) ICJS 30'

#814*-16* 36*
zK KEPT CUAP OF AU JO NTS AND
O

5 HE BOOS SHAH BE DHTOSWO GA1VAHZED COLO (MlLED
STED_

400» PSI TEKSl£ STROCTH. LU
crs i w City of Oregon City

Public Works Standard Drawings
N T SJ.WH. OR»»H SL.W City of Oregon City

Public Works Standard Drawings
KAl£ NTS.rev. ** APRIL 1993 EDS* J.WH

38/12
05/13

l &U* AJVBPEV APRIL 1S93 >-PIPE BEDDING
AND BACKFILL

A"PR AFT.I *FG
A***THRUST BLOCKING<*= HO. 313* O

r.D. 407*REP_ACES DWG NO. 414

o
LUcro

JCM 432 TAPPING SLEEVE
OR CITY APPROVED EQUAL ADD A SECTION OF —

2-HNCH DIAMETER PVC
PIPE WITT" THE INSCRIPTION

“FlREJNE - DO NOT CLOSE*r CAST IRON VALVE BCX.
LID. & PVC EXTENSION
(SEE SID. DETAILS)

VALVE BOX TO BT PCC —ENCASED IF NOT III
PAVED AREA.

(SEE NOTE 5)

— VALVE BDX TO BE PCC
ENCASED IF NOT IN
PAVED AREA
(SEE NOTE 5)

*? v \ :
;U Hr H1 Hf ] DETAILSz

3'5 3/4* MINUS
CRUSHED RCCK
UNDER VALVE GOXrVARIES (40‘ MAX'.n 12/10/13UND^RECD; DATE:

SECTIDN END VIEW DRAWN: JRT
CNHCHECKED:( SEE NOTE 3)

12023.C32FILE:4 'S

NOTES:
REVISIONS:

RESTRAINED BETWEEN VALVES
USE ROMAGRIP. MEGALUG.
OR APPROVED EQUAL

FIAMGCO OUTLET
OH MA»IUNF TEE1 . WATER MAIN SHALL BE CLEANED BEFORE ATTACHING SLEEVE. £

THRUST
BLOCKPRVATE

PEOPERTY
PU6UC W3HT-0F-WAY2. SLEEVE AND VALVE SHALL BE PRESSURE TESTED BEFORE MAKING TAP. ?VALVE SHALL

BE CONNECTED
AT WATER VUIN

5
3. PRESSURE TEST AND TAP SHALL BE MADE IN THE PRESENCE OF AN

AUTHORIZED CITY REPRESENTATIVE.
PROPERTY LINE
(SEE NOTE 4)

21

© *41 CMONMNNG KC
20«. All BIGHTS RESCBrtO

NOTES:4. PROPER TAPPING MACHINE SHALL BE USED TO MAKE TAP.
THES6 CB4WNGS *Bt TK MOFtATV
0* **J EWSF6EBHG NC *»0 *P6
1»' TO K USED 0« BEPBOClCED *4KY U4HNEB. EXCEPT *11« THE PBK*•*ITTIN PEBUSSIOH 0* »*iE1*3P6EWHG NO.

&1. ALL VALVES SHALL 3£ RESIUENT SEAT GATE VALVE ONLY.
2. USE CUSS 52 DUCTILE IRON FOR PIPES 4-HCH AND GREATER *. DIAMETER. USE COPPER

PIPE FOR Cl*METERS 2-INCH ANO SUALLER.
3. BACKFLOW PREVENTER SHALL BE LOCATED NSICC A BUILD NG OR UNDERGROUND VAULT. AS DETERMINED

BY C#EGON CITY WATER QU/VJTY STALE.
4. IF VALVE CANNOT 3£ BUILT IN PUSUC RIGHT-OF-WAY, AN EASEMENT SHALL BE PROVDED

BY THE PROPERTY OWNER.
5. CONCRETE PAD SHALL BE 20'X20‘ WITH A DEPTH OF 3* OVER 3/4'-WNUS BASE ROCK. CONCRETE

SHALL HAVE A MINIMUM BREAKING STRENGTH OF 4030 PSI AT 28 DAYS. TOP 0# PAD SHALL BE
FLUSH WITH THE EXISTING GROUND LEVEL

5. 3/4 INCH CRUSHED AGGREGATE SHALL BE PLACED AND COMPACTED TO
95% OF MAX. DENSITY AS DETERMINED BY MSHTO T-180.

6. THRUST BLOCKING REQUIREMENTS SHALL BE DETERMINED BY THE ENGINEER.
?
8SHEET §

7. TAP SHALL BE MADE NO CLOSER THAN 18 INCHES FROM THE NEAREST JOINT.

3C3.2 £
3
5City of Oregon City

Pubic Works Standard Drawings
JRF City of Oregon City

Public Works Standard Drawings
sxt tCAXNTS. N T S.EM*. JWH NJK

§OAK W. A=RIL 1S93 PtV. DU* Ai*-n DATE OCT 2011rev D»T*1 3/06 NJK JOB NUMBER:

A12023.11
STANDARD WET

TAP DETAIL
STANDARD FIRELINE

INSTALLATION
»«

Ofi. NO. 411 MB. NO. 416 5
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OREGON

CITY WATER DEPT STANDARDS PLUMBING CODE
RENEWAL 6/30/15

CITY APPROVED
BACKFLOW DEVICE

THRUST BLOCK -
RETAINER GLAND FLANGE COUPUNG

ADAPTOR &2’*4' STUDS UNDER
H SIDE OF SLOT

SCREW
LID ON1 4", 6“ OR 8“ STAND PIPE

AS NOTED ON PLANS
tt 0

t
Z12" MINFi OW j a\%W1 !*'’** >'-? CHECK VALVEMEGA FLG

FLG OR EQUAL
AUTOMATIC BALL DRIP VALVE- LUI LUa2 FIRE DEPARTMENT

CONNECTION
OPTIONAL AT THIS
LOCATION

Z
MIN 3 55' STORTZ CONNECTIONOSHA APPROVED LADDER x

WITH ALUMINUM LADDER ^EXTENSION BY UTILITY
VAULT

0
LID TO BE ’MARINE’ TYPE 3/4'—*PLYWOOD OR 1/4* CHECKERED
STEEL PLATE LID TO REST
WITHIN BELL OF PIPE, CUT SLOT
FOR STAND PIPE. OR SPLIT STEEL
PLATES. SEE DETAJL

FIRE SPRINKLER CONTRACTOR TO
VERIFY NUMBER AND CONFIGURATION
Of PORTS REQUIRED ON FDC. PER
LOCAL JURISDICTION

ze UJ
<o

aPLAN
CONTRACTOR TO SEAL ALL
OPENINGS IN VAULT WITH
NON SHRINK GROUT PRIOR
TO BACKFILLING

2
5 REFLECTIVE MARKING TAPE

BARREL-PAINTED YaLOW PER
JURISDICTION REQUIREMENTS
4". 6" OR 8’ F.D.C. STAND PIPE
AS NOTED ON PLANS

I sr DRAIN TO CURB OR
DAYLIGHTGROUND LINE x

i!z
5 z

3“ MIN CLEARANCE
ON OPENED
OSicY VALVE

CN

‘MEGA FLG OR EQUAL
2-INLINE CHECK VALVE >

NON-SHRINK GROUT
8LI RODENT

SCREEN
CONTRACTOR TO INSTALL
CONCRETE BALLAST 3 CU.
YD. MIN. WHERE FLOODING
HIGH GROUNDWATER EXIST

PIPING SHALL SLOPE TO
AUTOMATIC BALL DRIP VALVE/

(TYP.) ^
r 3¥ aow

\ VDRAIN TO DAYLIGHT OR
INSTALL SUMP PUMP
CONTACT CITY FOR
PUMP SPECIFICATIONS

<©

ZELEVATION o
FIRE DOUBLE CHECK VALVE ASSEMBLY LUINSTALL AUTOMATIC BALL DRIP VALVE

MIN. 30’ BELOW FINISH GRADES crzUTIUIY VAULT CR “EQUAL BILCO DOOR
OR "EQUAL 12" MIN

24" MAX
FLOOR TO BOTTOM
OF DEVICE

3i/i X oSIZE MTH F.D.C. WTHOUT F.D.C.
<o 4’4 577/676 577/676 J-5AL NOTES:

USE FLANGE OR THREADED FITTINGS
>-

1 676/687 676 J-5AL
8 687/5106 676/687 -Q-3AL o10 667/5106 687 JD-3AL WHEN FDC IS CONNECTED TO DCDA

IN A VAULT, AUTOMATIC BALL DRIP
VALVE MAY BE INSTALLED IN VAULT.

CITY ENGINEER APPROVED EQUAL
O
0
LUcro01 DOUBLE DETECTOR CHECK VALVE FDC AUTOMATIC BALL DRIP
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MICHAEL O'BRIEN

OREGON

11/31/98

410

c
N°̂ PE t$&

PLANTING LEGEND
TREES

ACER CIRCINATUM 'PACIFIC FIRE” - VINE MAPLE
10' B&B,WELL BRANCHED, 3 STEM MIN. AT BASE

CERCIDIPHYLLUM JAPONICUM - KATSURA TREE
2" CAL.B&B, WELL BRANCHED.LIMBED TO 6'

PSEUDOTSUGA MENZIESII - DOUGLAS FIR
8' B&B,FULL TREES, BRANCHED TO GROUND

ZELKOVA SERRATA 'HALKA' - JAPANESE ZELKOVA
2" CAL.B&B, WELL BRANCHED.LIMBED TO 6'

EXISTING TREES TO REMAIN
PROTECT DURING CONSTRUCTION

SHRUBS AND GROUNDCOVER

BERBERIS THUNBERGII 'CRIMSON PYGMY* - JAPANESE BARBERRY
2 GAL. CONT.,FULL PLANTS,30” O.C.
CEANOTHUS THYRSIFLORUS VICTORIA’- CALIFORNIA LILAC
3 GAL. CONT., FULL PLANTS, SPACE AS SHOWN

CT
Ooo LU
cr
Om CORNUS SERICEA 'KELSEYI' - REDTWIG DOGWOOD

1 GAL. CONT.. FULL PLANTS. 24" O.C. >-HI
OCOTONEASTER HORIZONTALIS 'VARIEGATUS' - ROCK COTONEASTER

2 GAL. CONT.,FULL PLANTS,30'O.C.
MYRICA CALIFORNIA - PACIFIC WAXMYRTLE
3 GAL. CONT.,FULL PLANTS, SPACE AS SHOWN

o
oo
ID< > cr
O-< PIERIS JAPONICA 'VALLEY VALENTINE’- LILY-OF-THE-VALLEY

3 GAL. CONT., FULL PLANTS. SPACE AS SHOWN<£>ho
PRUNUS LAUROCERASUS 'OTTO LUYKEN' - ENGLISH LAUREL
3 GAL. CONT.,FULL PLANTS, SPACE AS SHOWN

O-J ©
RHODODENDRON 'GIRARD'S FUCHSIA' - EVERGREEN AZALEA
18-21" B&B, FULL PUNTS, SPACE AS SHOWN©
RIBES SANGUINEUM 'KING EDWARD VII' - RED CURRANT
5 GAL. CONT., FULL PLANTS, SPACE AS SHOWN<§>
RUBUS PENTALOBUS - TAIWAN BRAMBLE
4’POTS, FULL PUNTS, 16" O.C. LANDSCAPE PLAN

SPIREA JAPONICA VAN' - DOUBLEPUY SPIREA
1 GAL. CONT.. FULL PLANTS.18” O.C.Rx>a

8/4/14SEEDED FIELDGRASS (NON-IRRIGATED)
SEE SPECIFICATIONS

DATE:

DRAWN: MEO
EXISTING LANDSCAPE TO REMAIN
PROTECT DURING CONSTRUCTION

CNHCHECKED:

FILE:

REVISIONS:

INOTES

3
1. ALL PLANTS SHALL BE IRRIGATED BY A FULLY AUTOMATIC, PERMANENT,

UNDERGROUND IRRIGATION SYSTEM UNLESS OTHERWISE NOTED. :
a
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Landscape Construction Specifications
General

Rough Grade Inspection

Distribute following soil amendments to all landscape areas in even layers and power rototill or spade to a minimum depth of 4-6 inches
into topsoil, os follows:

Planting Beds
o. Compost: Apply nine cubic yards per 1000
fc>. Commercial Fertilizer: Apply 50 pounds per

6.Conditions and quality of rough grade shall be inspected ond approved by Owner's Representative prior to the commencement of specified
work in oreos to be landscaped. The contractor sholl then be responsible for completion of activities specified herein, and defined on the plan.

The Owner's Representative, at their discretion, shall direct further rough groding
a surfoce satisfactory for further work to commence. Compensation for additional

1.
1. Municipal, County, State and Federal lows, ordinances ond code regulations governing or relating to any portion of the work depicted on
these plans ore hereby incorporated into ond mode part of these specifications, and their provisions shall be carried out by the contractor. It
Is the responsibility of the contractor to verify these before commencement of construction.

The Contractor shall verify the locations of all existing utilities, structures, and services before commencing work. The location of utilities,
structures, services shown on these plons ore approximate only. Any discrepancies between these plans ond the actual field conditions shall be
reported to the Owner’s representative.

The Contractor shall locate ond protect oil existing utilities ond features on ond adjacent to the project site Ajring construction.
Contractor shall repair, at their own expense, all damage resulting from Contractor's operations or negligence.

The Contractor shall obtain all necessary valid licenses, permits, and insuronce required to perform the work indicated herein before
commencing work, ond shall be responsible for coordinating work with all parties involved, including jurisdictional agencies.

The Contractor shall use all means necessary to protect the public ot oil times during the construction process.

or soil preparation if specified activities hove not created
surfoce work created by conditions unknown at the outset

and os directed in writing by the Owner's Representative shall be negotiated ot the time of the directive, and prior to the commencement of
particular construction activities.

2. ft.
C*EGONsq. ft.

2.
Lowns

a. Compost: Apply nine cubic yards per 1000 sq. ft.
b. Agricultural lime: Apply 50 lbs. per 1000 sq.ft.
c. Commercial fertilizer: Apply 8 lbs. per 1000 sq.ft.

Preparation of bockfill planting soil mix shall be as follows:

Thoroughly blend and mix the following proportion of materials while in o moist condition:

Finish Grading3.
RENEWAL 6/30/15

Verify that rough grade in landscape oreos is sufficiently below preposed Final grade for planting beds ond lawn oreos to allow for
placement of topsoil mix. Refer to grading plans for finish grade references. Verify that grades provide positive drainage ot all landscape
oreos. ond slope oway from structures at a minimum of 2% slope. Final grodes in all landscape oreos shall be crowned at center to facilitate
proposed drainage.

Installation Of Irrigation Sleeving Conduit Prior to Paving Operations

1. 7.
4.

Three cubic yards topsoil
1 1/2 cubic yards compost
1 1/2 cubic yards medium bark
10 pounds commercial fertilizer
Five pounds bcocmcal

5.
In the event of conflict between pertinent codes, regulations, structural notes, and/or requirements, or the referenced stondords of these

Specifications, the provisions of the more stringent shall govern.

Scope of work: Furnish labor, moteriols, equipment ond supervision necessary to complete all work shown on the drowings and specified

6. Sleeving conduit shall be installed ot locations os per plans ond specifications, or os directed by the Owner's Representative. Irrigation
sleeving shall occur prior to preparation for paving construction. Set piping to provide minimum covers of:
1. z

7. a18 inches for sleeving beneath walkways
24 Inches for sleeving beneath pedestrian paving
36 inches for sleeving beneath vehicular, public, ond asphaltic concrete paving

herein. Keep project free from accumulation of debris, topsoil ond other material. At completion of each orea of work, remove debris, equipment
and surplus materials. Any paved area or surfaces stained or soled from londscoping materials shall be cleaned with a power sweeper using
water under pressure. Bulding surfoces shall be washed with proper equipment and moteriols as opproved by the Owner's representative.

8.
HiI LU

Mandatory Site Inspection Schedule Z

5Mork eoch end of sleeving with o 2 x 4 stoke with 24" exposure, clearly marked 'SLEEVE LOCATION'. Contractor shall maintain staking
identification and location throughout construction process. Protect all existing paving when Installing sleeving. Restore all paving damaged by
sleeve installation. Seeded Lawn InstallationSchedule for Mandatory site Inspection procedures. The mondotory site inspections Include but ore not limited to the following:

Pre-Construction Site Meeting - Contractor shall be notified o minimum of 48 hours prior to meeting to review site conditions, proposed
construction and construction schedule, ond review construction specifications prior to commencement of construction operations.

Groding
sol grodes. All rough grading operations shall be completed per specifications and prepared for inspection. No topsoil placement or backfilling
in areas to be landscaped should occur until written approval by Owner’s Representative has been issued.

Topsoil Inspection - No transportation or placement sholl occur untl written opproval of import or stockpiled topsoil by Owner’s
Representative is issued. (Refer to Soil Preparation Specification for soil inspection procedures)

Open Trench Irrigation Inspection - Contracted shall notify Owner’s Representative 24 hours prior to inspection for written approval of
irrigation trench depths, piping conditions, and pressure testing. Contractor is responsible to install borricode. bockfill. ond/or Sluminote open
trenches at all times untl final inspection opproval ond backfill occurs. Protect the public at all times. (Refer to Irrigation Specification for
inspection procedures)

Plont Material Inspection - Plant material quality and layout inspection ond written approval shall occur with 24 hours notice to Owner’s
Representative prior to installation of any plont material. (Refer to Planting Specification for inspection procedures)

Final Landscape Areas ond Irrigation Performance Inspection - Contractor shall notify Owner’s Representative 48 hours prior to inspection
for approval of londscopc and irrigation work. Irrigation operations ond coverage shall be inspected. Plant quality ond layout shall be
inspected. WVitten opproval shall be issued upon inspection approve* of specified construction. (Refer to relative specification sections)

Periodic Maintenance Inspection - Owner's representative shod perform periodic site inspection throughout specified maintenance time
frame. Contractor shad notify Owner's Representative for final inspection ond approval of maintenance procedures at the cessation of the
specified maintenance period. Final Inspection shall require that all specified maintenance tasks hove been completed. Obligations to perform
maintenance tasks under original controct will cease only upon written approval of Owner's Representative.

1. o
zContractor shall roll prepared seedbed with 200 lb. water filled roller to firm seedbed. Remove rocks, dumps, or debris at surface.

Lightly rokc to scorify surfoce.
Contractor shall opply 50 pounds commercial fertilizer per 1,000 squore feet of surface area before spreading seed.

Contractor shall apply eight pounds of Pro-Time Supreme grass seed per 1,000 squore feet of surface orea. Divide seed in equal ports,
opply one half in north-south direction, and the other half in on east-west direction. Apply 1/8’peat or mulch cover to maintain moisture
throughout germination.

The Contractor shod protect ond mointoin the seeded crco by fencing, watering, feeding, reseeding, mowing and repairing os necessary,
through ond including two mowings, or as long as necessary to establish a thick, uniform stond of grass acceptable to the Owner's
representative.

1.
LU2. Size of sleeving conduit pipe shall be o minimum of two times the dlometer of the bell end of the pipe thot is to be fed Into the sleeve.

Set sleeving In a compacted bed of material that will not damage the pipe during compaction of surface backfill material.- Contractor 9holl notify Owner's Representative a minimum 48 hours prior to request for inspection of roughRough Inspection 2.3.
3.

Design / Build Irrigation Specification

Contractor sholl provide a design / buld automatic underground irrigation system for ad ornomental landscape oreos. Contractor shod
provide irrigation design drawing to Owner’s representative for review at least two weeks prior to commencement of installation. Sprinkler heads
shoil be spoccd at o maximum of 50% of the diometer of the proposed spray pattern. All orcas shod be sprayed from ot least two directions.
Verify gollonoge. pressure, size, and location of service water line. Contractor shall install all piping sized so that each lateral line does not
exceed 10% net pressure loss for entire length of lateral. The moin line shod exceed 10% pressure loss for entire main line system. The
Contractor shall guarantee an irrigation system functioning to manufacturer’s specifications with the source volume ond pressure afforded to
site.

1. 4.

Hvdro-Mulch Secdino
Hydro mulch slurry distribution shall be a minimum 25 psi ond a minimum capoclty of 2000 gdlons ond shall be operated so as to reoch

all seeded areas without tracking through prepared seedbed. Slurry mix shall be os per manufacturer's specifications.

Rod or fioot seeded areas to provide a smooth even surfoce. Apply the following hydro-mulching slurry mixture at the following rates:

Seed Mix: As Indicated In applicable specification
Fertilizer: Webfoot Orgonic Base 10-10-5 O 50 Ibs./IOOO sq. ft.
Wood Cellulose: Weyerhauser "Silva-Fiber" O 1500 lbs./ ocre

2. Verify sleeving installation requirements at existing ond proposed paved areas prior to preparing design. Combine wire and piping where
possible.

2.3. Protect existing buldings. walls, pavements, reference points, monuments, ond markers on this site. Verify location of and protect ad
utilities. Protect adjacent property. Protect work and materials of other trades. Protect irrigation system moteriols before, during, and after
installation. In the event of damage, repair or replace items os necessary to the approval of the Owner’s representative and ot no additional
cost to the Owner. Use all means necessary to protect the public from injury at all times.

Guarantee all installed materials ond work for a minimum of one yeor beyond the date of final acceptance Of the irrigation system
installation.4.

Trees. Shrubs. & GTQundcover Installation
5. Make arrangements for water shut-off during construction if necessary, notify owner 24 hours prior to suspension of water service.
Minimize disturbance to existing conditions ot site.
6. Irrigation trenches shod be a depth to provide a minimum cover of 18 Inches for sleeving beneath wolkways; 18 Inches for all pressurized
main lines: 36 inches for sleeving beneath asphalt poving, and 12 inches for oil loteral lines. Bockfill with dean fill void of material injurious to
system components. AII sleeving under vehicular traffic to be Class 200 PVC, all other sleeving shall be class 200 PVC Locate top of zone
valves a minimum of 6’ below finish grade.
7. Contractor shad follow manufacturer’s Instructions for solvent welding of PVC pipe and fittings to achieve tight and inseparable joints.
Utlize single wrap Teflon tape at oil threaded joints.
8. Install all valves with fittings thot facilitate maintenance removal and place valve boxes ot locotlon thot ore easily serviced but not In
conspicuous locations. Locote in planting beds wherever possible, awoy from mower, edger, or de-thotcher or utility maintenance operations.
9. Contractor shod instoll one manuol drain valve at discharge side of each remote control valve and at all low points in mainline pipe so os
to allow for complete drainage of all moin lines. Mark with a painted sleeve cover and indicate locations on As-Bult drawings.

10. Contractor shod provide backflow prevention as required per local ond state codes, installed os per manufacturer's specifications.
11. Contractor shad Install irrigation controller In accordance with manufacturer’s specifications. Verify a 120 V.A.C. electrical source ond a
min. 1 1/2' conduit from controller location open to oil electrical zone valves in field. Weatherproof any exterior woll penetrations.
12. Install all wire In accordance with manufacturer’s specifications with a minimum of 18 Inch looped Inside valve box at eoch remote control
valve ond ot the controller. AII splices shall occur within valve boxes with waterproof connectors.
13. Contractor shod instoll all piping sized so thot each loterol line docs not exceed 10% net pressure loss for entire length of lateral. The
main line shod exceed 10% pressure loss for entire main line system.

14. Contractor shod install ad sprinkler heads with flexible risers, using flexible polyethylene pipe not to exceed 18 inches in length or PVC
swing joints. Tee fittings shad extend horizontally from pipe .

15. Contractor shod thoroughly flush irrigation system after piping, risers, and valves ore installed but prior to installing sprinkler heods.
Thoroughly clean, odjust ond balance the Installed Irrigation system. Adjust sproy pattern of nozzles to minimize throw of water onto buildings,
wolls. roods ond parking lots. Adjust controller for optimum performance and precipitation rotes utilizing proper water conservation measures.
16. Amended Plan Information - Upon completion of the irrigation system installation and as o condition of its acceptance, deliver the
following to the Owner's representative:

Two copies of the Controller Zone Reference chart laminated for waterproofing.

Instruct the owner of system components operation, system winten'zotion, ond controller adjustment processes. Instruct owner of precipitation
requirements ond schedule of anticipated controller adjustments as londscope matures.

1. Contractor shall guarantee moteriols and workmanship for one year from date of conditional occeptonce. Plont material shad be in
accordance with American Nursery Association stondords set for grading and root bod sizes ond shad comply with Stole ond Federal laws with
respect to inspection for insect infestation ond plant diseases and shod be free of insect pests and plant diseoses.

Plant materials shall have a minimum of 6 inches of prepared soil under the root ball, ond a minimum of 6 inches on each side of the
root boll. Tree roots or root bad shod hove a minimum of 12 inches of plant soil under the root boll and a minimum of 12 inches on each
side of the root boll, or bo»e roots. Final grade should molntoln root bod slightly above surrounding grode (not to exceed one Inch) for
specified mulch installation. Ploce Best Pok fertilizer pock in bottom of planting pit prior to bockfin os per manufacturer's specifications.

Mulch all planting beds ofter planting, finol raking, grading and leveling of the planting beds with 2 Inch layer of Hem/FIr medium dork
screened bark mulch.

qndscape Arco Prsporotioo Zo1. Verify location of delineated horizontal ond vertical project limits prior to commencement of construction. Verify thot stoking, survey
markings, elevations, station points, phase lines, etc. coordinate with specified parameters Indicated on drowings and specifications, prior to
commencement of construction. o2. LUContractor to cleorly exhfcit and maintain borricodes for project limits throughout the construction process. cr

O2. Verify thot completed rough grades ore to be held sufficiently below finish grade in londscope oreas for placement of specified tcpsoll mix.
igh grode to facaitotc oil proposed drainoge patterns and slope
2% grade. Prior to landscape operations, rough grading shall be clean

(Refer to Soil Preparation Section for depths of topsoil placement .) Rou
substantially away from all structures or site facilities at o minimum of
ond not exhibit clods, roots, stones or construction debris in londscope oreas. Landscape oreos sholl be completely accessible for
commencement of irrigation ond londscope installation at the time specified for installation.

>-3.
O

4. Boiled ond burlopped trees, boxed trees or bore root trees shall be either guyed or stoked os detailed on the plons.
Remove all dead or dying branches ond criss-crossing branches from trees. Do not cut leader.
Keep project free from accumulation of debris, topsoil and other material. At completion of each oreo of work, remove debris, equipment

ond surplus material. All paved areas or surfaces stoined or soiled from landscape material shall be cleaned with a water-pressure power
sweeper. Building surfaces sholl be woshed with proper equipment ond materials os opproved by the Owner.

3. Install irrigation sleeving for piping ond wiring os required by irrigation system installation, at depths ond types specified in the Irrigation
Specifications. Instoll sleeving at all locations specified for irrigation and wiring installation, and verify locations prior to installation. Notify
Owner's Representative of conflicts with sleeving Installation as specified.

Verify thot a 120 V.A.C. electrical source for the automatic irrigation controller shall be ovalloble at the location required by irrigation
system. Verify thot o minimum 1 1/2’ conduit (within sufficient sleeve) from controller location sholl doylight Into the londscope area with
access to all automatic zone valves for wiring. Contoct Owner’s Representative prior to installation if any field deviations occur.

Inspection and testing of existing ond proposed soil conditions shall be performed by on independent testing laboratory, at the discretion
of the Owner's Representative. The cost for these services shall be paid by the Owner, upon prior notification, by the Contractor upon direction
by Owner’s Representative.

Z
O5.
cs>6. LU4. cro

5. Maintenance
Contractor sholl mointoin all londscope areas for 60 doys after accepted completion of project.

Maintenance shall include: oil grade resettlement, mowing, edging, weeding, policing and removal of plont material debris during
maintenance period. Seasonal fall leaf removal Is outside the scope of this maintenance specification.

Bark mulch shall be maintained or brought up to the two—inch depth during this maintenance period.

Any unsatisfactory condition arising during this maintenance period shall be brought to the attention of the Owner immediately.

1.

2.
Project Conditions
1. Inspection of the site: The contractor shall inspect the site prior to construction and verify the extent of the construction process for
londscope oreo preparation. Immediately notify Owner’s Representative of job conditions detrimental to construction process. Commencement
of construction designates acceptance of conditions apparent at outset.

Property lines are provided as reference only ond are
of construction.

3. Weather Limitations: Soil work sholl be performed only when the weather conditions do not detrimentally affect the quolity of work.

4. Protection: The contractor shall inspect and verify existing and proposed underground and overhead utilities ond other items specified to
remain. Barricade open excavations, limited access oreas or public right of way, as specified by governing authority, and provide odequote
wom'mg 24 hours per day during construction process. Pn'or notification to affected utiities monogement is required o minimum of 48 hours
prior to disturbance, or os specified by utility or municipality. Contractor shall be responsible to protect, maintain, ond repair all utilities
affected by construction specified herein.

5. Verify existing landscape or irrigation conditions that are designated for protection or restoration by plons. specifications, or Owner's
Representative. If required, see respective specifications for restoration directives.
6. Notify Owner's representative 24 hours prior to schedule inspection of the soil surfoce In the oreas designated for landscape planting.
Londscope construction sholl not commence unti soil surfoce inspection has inspected ond approved by Owner’s Representative.

3.

4.
2. not represented os a survey. Verify all legal limits of work prior to commencement

Preservation Of Existing Trees And Vegetotion

Provide temporary fencing, barricades, ond guords os necessary or required to protect trees which ore to remain from damage above and
below grade. Erect

Protect root systems from smothering ond compaction. Do not store construction materials or permit vehicles to drive or park within the
drip line area of any tree to remain.

1.
directed by Owner s Representative.

LANDSCAPE NOTES2.

Protect all plant growth, including root systems of trees, from the dumping of refuse or chemically Injurious moterlol or liquids. Do not
allow stonding or running water within plant root zones.

Inspect all trees ond existing conditions prior to construction, Document with written memorandum and photographs any unusual existing
conditions. Submit copies to Owner’s Representative prior to beginning work.

The Owner’s Representative must be present during demolition of existing conditions within the drip line of trees to remain.
Protect root systems of trees to remoin from damage due to noxious moteriols In solution caused by run-off or spillage during mixing

ond placement of construction materials.
Protect root systems of trees to remain from flooding, erosion, or excessive wetting resulting from dewoter'mg operations and compaction.
Protect all existing trees to remain ogolnst unauthorized cutting, breaking, or skinning roots and branches, skinning, ond bruising of bark.

3.

Topsoil Placement ond Soil Prenorotion
4,

Topsoil shall be imported, with added soil amendments as specified. Imported topsoil shall be without odmixture of subsoil, clay, free of
9tones, lumps, noxious weeds, gross plants, (such as quack grass. Johnson grass, or their roots) ond other extraneous motter. It shall not be
delivered while in a frozen or muddy condition. Protect from erosion ot all times. Utilize existing stockpiled topsoil only under the direction of
the Owner's Representative. Do not ploce topsoil in areas thot have not been cleared of weeds listed herein. Verify prior to plocement.

Commercial Mix A fertilizer sholl be on organic base, complete fertiizer containing in avaloble form by within o minimum of 1CN ICP 5K -
with 50 percent of the ovailoble nitrogen in slow-release formulo. Webfoot Organic Delux. or approved equal. Bonemeal shall be a commercial
mix. Commercial Mix B fertilizer shall be 10-10-5 slow release. Lime shall be Cdpril ond agricultural gypsum. Planting fertiizer pockets sholl
be Best-Poks. or equal.

Soil amendment compost shall be produced form ot least one the following sources:

A. Rotted, unlcoched cow monure. free of weed seeds and free from sawdust or shovings,
B. Commercially prepared, composted yard debris compost.
C. Previously approved substitution.

And shall possess the following characteristics and meet the following criterio:

1. 12/10/13DATE:
5.

DRAWN: JRT
6.

Verify staging oreos, ond obtain approval from owner for staging oreos and scheduling. Provide protection and borricodes for stoged
materials left unattended on site.
7. CNH2. CHECKED:

7. 12023.L20FILE:8. Remove deleterious materials from site cleanly ond os soon as practicable.
8.

REVISIONS:3.
9. Do not ollow fires on the project site.

Erosion Control £
Excavation Around Existing Trees1. Provide and ma’mtoln temporary and/or permanent positive drainage patterns throughout the construction process, and as directed by the

Owner’s Representative if wcother or construction activity crcotcs drainage conflicts detrimental to construction process or environmental
conditions. Comply with all jurisdictional requirements.

2. Maintain erosion measures throughout the londscoping process. Restore erosion control measures disturbed by londscoping operations.
Remove only upon inspection ond opproval of Owner’s Representative.

Invasive Weed Control Prior to Construction

1. Verify ond identify conditions requiring eradication of invasive weeds ond grasses prior to existing soil surface disturbance os directed by
Owner’s Representative. Stockpiled topsoil sholl be treated to eradicate weeds prior to soil ripping and stockpiling.

Weed eradication shall Include herbicide ond non-herbicide methods only administered by o currently licensed oppllcator. Erodlcotlon sholl
include and is not limited to elimination of the following invasive species from areas to be landscaped:

Cirsium orvense (Conadion Thistle); Lotus corniculotus (Bird's foot Trefoi);
Convolvulus spp. (Morning dory); Lythrium solicoria (Purple Loose Strife);
Cytisus scoporus (Scotch Broom): Meiilotus spp. (Sweet Dover);
Dlpsocus sylvestris (Common Teosel); Myrlophytlum splcotum (Eurasian Milfoil);
Equisetum spp. (Horsetail); Phaloris arundihoceoe (Reed Canary Grass);
Festuca orundinoceae (Toll Fescue): Rubus discolor (Himaloyan Blackberry);
Hedero helix (English Ivy); Solonum spp. (Nightshade);
HOcus conotus (Velvet Grass); Trifolium spp. (Dovers);
Lolium spp. (Rye Grosses);

?
Excavate within drip line of trees only where indicated on Drawings or as approved by the Owner's representative.

Where trenching for utilities is required within drip lines, tunnel under or around roots by hand digging or boring. Do not cut main lateral
roots or tap roots over one Inch diameter; cut smoller roots which Interfere with Installation of new work. Cut roots with sharp pruning
instruments; do not break or chop.

Do not ollow exposed roots to dry out before permanent backfill is ploced; provide temporary eorth cover, or pock with peot moss ond
wrap with burlap. Water ond maintain in moist condition and temporarily support and protect from damage until permanently relocated ond
covered with bockfill.

1. 9

PH of the material shall be 7.4 +/- .2
CVgonlc Nitrogen content shall be no greoter thon 1.25 ports per million (ppm).
Potassium content shall be no greater than 325 ppm
Phosphorus content sholl be no greater than 325 ppm.
Pesticide residues shall not exceed 0.05 ppm.
Heavy Metals (trace) shall not exceed .5 ppm.
Material shall hove been aged a minimum of six (6) months prior to delivery to the site.
The material sholl not contain seeds, rocks, larger than !4 ,or visible pieces of plastic, metal, glass, or other inorganic materials.
Contractor shall remove all debris, rocks one inch in diameter or larger, sticks, mortar, concrete, ospholt. paper, contaminated soil ond

any moteriol harmful to plant life, in all planting orcas.
Topsoil: Contractor sholl rip ond rototill subgrode six Inches deep before placing topsoil. Specified imported topsoil shall be ploced at a

minimum depth of:

2.1.
© **l C NONI(BIKO *c

Z0M. ALL BIGHTS RFSCBrtO2.
3.
4. THESE CBAWNGS ABE T* MOBERTY

0* AAJ ENSWEEWKG INC AH0 *Pt
NOT TO BE USED OB BEWtOCLCEO «
ABY UANNEB. EXCEPT WITH THE PBIC*WWiTTEN PEBWSSIOH 0* AAJ
EN0MEPIHQ NO.

*3.5.
6.
7.
8.

Mointain existing grode within drip line of trees unless otherwise indicated on the Drowing ond approved by the Owner's Representative.4.
SHEET4.

Protection
5.

Contractor to protect existing material, features ond facilities at oil times during construction. Protect ond mointoin existing irrigation
functions Airing construction. Protect all existing utilities during construction. Review site prior to commencement of construction ond notify
subject parties of any condition not acceptable for protection practices. Commencement of construction designates acceptance of existing
conditions. Obtoln permission from subject porties prior to any alteration of existing conditions.

Protect entire project in specified conditions until final written opproval is issued by the Owner’s Representative. Specified worranty and
maintenance time frame commences at the date of written approval.

1.
f

6" in all planting oreos
3" in all lawn and bioswale oreos

3

L2.0 £
32.Tcpsoil sholl be flooted to o level, sloped or mounded grade between any existing or constructed point on the site, such as curbs, walls,

walks, paving ond the like. . Refer to plons for grading ond contour information. Finol soil grodes in planting beds shall be 2’ below adjacent
pavfng ond curbs for mulch application. Finol soil grades in sod lawn areas shall be 3/4’ below adjacent pavfng ond curbs for sod application. I

IJOB NUMBER:
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RENEWAL 6/30/15

PREVAILING a 0
WINDS ZSPECIFIED TREE

a
LUI(3) 2' x 2' x 8' DOUGLAS FIR STAKES.

ATTACH TO TREE WITH TWO STRANDS
TWISTED #12 NEW GALV. WIRE & NEW
5/8" RUBBER HOSE

LU
ZSlAKING PLAN 5 0
Z

SET CROWN OF ROOTBALL 1' ABOVE
FINISH GRADE

LU

REMOVE BURLAP FROM TOP 1/3 OF
ROOTBALL AFTER STAKING

SET CROWN OF ROOTBALL
1" ABOVE FINISH GRADE

BARK MULCH - 2' DEPTH/

REMOVE BURLAP FROM TOP 1/3
OF ROOTBALLFINISH

3ARK MULCH CIRCLE SHALL EXTEND
6' BEYOND TREE STAKES IN TURF AREAS

GRADE /
FINISH •

GRADE 2" BARK MULCH

BACKFILL SOIL MIXTURE
SCARIFY SIDES AND BOTTOM
BACKFILL SOIL MIXTURECOMPACTED BACKFILL SOIL MIXTURE MIN. DEPTH -2 x ROOTBALL

oN
C-J <D STAKES SHALL EXTEND MINIMUM OF

THREE FEET INTO UNDISTURBED SOIL 4 COMPATED BACKFILL SOIL MIXTURE
2

MIN. 2 x DIA. ROOT BALL NOTE: STAIN TREE STAKES WITH TWO
COATS OF # 707 OLYMPIC STAINSCARIFY SIDES & BOTTOM MIN. DIAMETER - 2 x Z

ROOTBALL WIDTH O
LU

1 ATYPICAL DECIDUOUS TREE PLANTING DETAIL 2 TYPICAL SHRUB PLANTING DETAIL cr
O

2.a 2.0 NOT TO SCALE 02950-03NOT TO SCALE >-
o

o
0
LUcro

REVISED FINISH GRADE
(VERIFY)

(1) ALL GROUND COVER SHALL BE
PLANTED AT EQUAL TRIANGULAR
SPACING PER ON CENTER SPACING
AS SPECIFIED ON PLANTING PLAN

rfnO r

LANDSCAPE DETAILS

(2) LOCATE GROUND COVER ONE HALF
OF SPECIFIED SPACING DISTANCE
FROM ANY CURB, SIDEWALK. OR
OTHER HARD SURFACE. UNLESS
OTHERWISE SPECIFIED

2" MULCH

EARTH BERM TO FORM SAUCER (4* MIN. SHRUBS)
(8' MIN. TREES) 12/10/13DATE:

DRAWN: JRT
CNHCHECKED:TURN BACK BURLAP

2 X DIA. OF 12023.L30FILE:PLANTING BACKFILL
ROOTBALL MIN.

(3“ MIN. SHRUBS)
(6H MIN. TREES)

REVISIONS:COMPACTED TOPSOIL

£
EQUAL

?PER NOTES) SHRUB OR TREE PLANTING ON SLOPE4 ii

2.0 © *«i «NGnrr"H»G NC
JOM. All BIGHTS RFSCOrtO3 TYPICAL GROUND COVER PLANTING DETAIL NOT TO SCALE i

2.0, THEM CRAVINGS ABE T* (‘BOCffiTV
0* AAV ENSNEEHKG NC AHO APE

*>T TO BE USED OB REPRO&XED *AKV UAMHER. EXCEPT WITH THE PBIC*WRITTEN PERUSSOH 0* AAJ
EN3PCEWH0 NC.

*NOT TO SCALE 02950-04

NOTE:
SLOPES AS PER CITY STANDARDS. VERIFY AND
INSTALL PRIOR TO CONSTRUCTION. MAINTAIN
CONTROLS THROUGHOUT CONSTRUCTION.

CONTROL ALL EROSION POTENTIAL ON

SHEET
:

3

L3.0 £
3
5
IJOB NUMBER:

A12023.11 04
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CONCEPTUAL 1ST FLOOR PLAN

CONCEPTUAL MEZZ. FLOOR PLAN

CONCEPTUAL FLOOR PLANS

A.1

  OFFICE                                         113.69 S.F. 

'M' OCCUPANCY:

SALES / DISPLAY                     1,204.78 S.F. 

'S-1' OCCUPANCY:

 MEZZANINE LEVEL AREA:

  STORAGE # 1:                                   176.72 S.F. 

  STORAGE # 2:                                   244.38 S.F. 

  STORAGE # 3:                                   592.89 S.F. 

  JANITOR ROOM:                           30.91  S.F. 

  WOMEN                                          55.38  S.F.

  MEN                                                55.69  S.F. 

'S-1' OCCUPANCY:              

                                                        2,768.99 S.F. (NET AREA / USABLE) 

GROUND FLOOR AREA

  COMPUTER                                    29.51 S.F. 

  HALL                                             106.88 S.F. 

  SERVICE                                       5574 S.F.              

RECYCLE TIRE                              381.33  S.F.              

COMPRESSOR ROOM                  176 S.F.              

                                                      7,785 .15 S.F. (NET AREA / USABLE)              

TOTAL GROUND FLOOR AREA:  8,318 S.F. (BLDG FOOTPRINT)              

BUILDING AREA CALCS

  WALKING GRATE:                            1755 S.F. 

 EMPLOYEE                                     56.98  S.F.

TOTAL BUILDING FLOOR AREA:  8,318 + 2,768.99 = 11,086.99 SF              

(INCLUDING MEZZ LEVEL)
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0 0 0 0
STEEL STAIRWAY DOWN

TO 1ST FLOOR LEVEL
STEEL STAIRWAY DOWN

TO 1ST FLOOR LEVEL
I , , I

•_[© ©5=3.I,--.,1 I.— —.I
1\L

CO w«o

_mTIRE STORAGE RACKS

©:© ai

tS -
: : : •in

\RUNG LADDER
TO ROOF

WATER
HFATFR

i l
r

M !!
L _

b :

miw 5SS== • - J >—i
4'-5" 8 -11"

18 -0“ ==
==
II
==
IIn

6

7" J'ATTIC SPACE ABOVE OPEN TO SERVICE AREA BELOWvT

NORTH

£=b ©~“tssr—j L-ZT-J ^Ui|

© © © © © © © ©
© © SCALE: 1/8" = 1 -0"1 4T — 4“
2' 2*14'-8" 1 7 -4 9 4 -0' 1 5 -4

-2’ 21 -8" 5-2" .2’ 6' 79 -4' 7'-4" 18'-8"5

STEEL STAIRWAY
UP TO MEZZ.
rW

STEEL STAIRWAY
UP TO MEZZ.
FLOORI© " r a

Iin

O,
<o ' COMPRESSORS

FIRE RISER
COMPRESSOR RMnTH

rO

TIRE STORAGE RACKS 3\ \ ~ T \ ' ' \ i \ r:

© CO
ELECTRI
SW1TCHC

:AI
EARN

: o
: :—l >-• — -V r- OMr - J to1 §

<ob
o oto

<N DEAD STOR. 1 a
i—1 •D© CO 4”

bSERVICE
M09T oo-

S3

PjSPLy%-V nCJ
> >1 Vv8

VEHICLE LIFT. TYP.b© 1-4“ NORTH4*-8“ 3 '-4“ 5’-4" 2’F F I;CM T-*1 oo o o

n i_r mr o1 IN

n TRENCH DRAIN
i

SCALE: 1/8” = 1 -0”L = •

CO
J l 0% 3»®i L SAND/ OIL

INTERCEPTORV

4'-8“
6'-0'4 -8' 24 -0' 22 -0' ' 4' 22 -0' 3 — 4' 22 -0' 4-8' 13 -4"

16“ ALT - 2L.C14'-8” 12’-8” 4 -4" 25 -4“ 25 -4' 25 -4' 18'— 4"
1 -4“ 27 -4" 98 -8' IS

©© © © ©© © © ©
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FINISH LEGEND

CONCEPTUAL ELEVATIONS
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CLAY TILE ROOF

35’-2".0. ROOF — ILLUMINATED WALL-MOUNTED
SIGN WITH 30" LETTERS (75SF)
ON PAINTED ElFS^

12 ANOOIZED ALUMINUM STOREFRONT SYSTEM - MANUFACTURER'S
STANDARD FINISH "CLEAR ANODIZED"®® A

COPING.^METAL3Q'-6"METAL COPING. <§> INTEGRAL COLOR CMU (SPLIT FACE OR BURNISHED AS NOTED)
BY ORCO. COLOR TO MATCH "WORSTED TAN"

GRAY SPLIT FACE CMU BY ORCO. PAINTED TO MATCH
"WORSTED TAN"

T.O. COPING
28'-0

<j$>ElFS CORNICE -O. CT.O. COPING

^ElFS CORNICE <§>> ElFS CORNICE

EIFS<E>
.= *Z1 oAMERICACLERESTORY^WINDOW v

ElFS ON CMU

L INTEGRAL COLOR COA ElFS TO MATCH SHERWIN WILLIAMS PAINT
SW #6119 "ANTIQUE WHITE"

INTEGRAL COLOR COAT ElFS TO MATCH SHERWIN WILLIAMS PAINT
SW #6092 "LIGHTWEIGHT BEIGE"

INTEGRAL COLOR COAT ElFS TO MATCH "BURGUNDY" COLOR

ElFS 4ElFS ACCENT
BAND * (

AWNING^ METAL AWNING 4METAL STEEL LINTELElFS ->
12'-0

INTEGRAL COLOR COAT ElFS TO MATCH "WORSTED TAN"1.0. SIOHthKONI- <g><8> 1- BRICK VENEER<-BRICK VENEER V V <0>V BRICK VENEER <- BRICK VENEER EXPOSED STEEL/METAL DOORS - PAINTED TO MATCH
"WORSTED TAN"

V
*'/

4
** vi'Y OPAQUE GLAZING IN

ALUM. FRAME
COILING DOOR
PRE-FINISHED
"TAN" COLOR

> ALUMINUM STOREFRONTy

<s> METAL COPING - FACTORY PAINTED / INTEGRAL COLOR
PAC-CLAD FINISH TO MATCH ElFS COPING COLOR

ALUMINUM
STOREFRONT 2 -8"

I B.O. MULLION
O'-O"

INTEGRAL COLOR SPLIT-

^FACE C.M.U. WAINSCOT
7~<»'r. v ' A* VV./ . i.vI ...i. - ..

FIN. FLR.^O'-O t i METAL AWNING - STANDING SEAM METAL BY BERRIDGE. SNAP-ON
TEE PANEL SYSTEM ® 16"0C. COLOR: "BURGUNDY"
PAINT FRAMES TO MATCH "WORSTED TAN"

CLAY TILE ROOF - REDLANDS CLAY TILE. INC. / STYLE #2251
COLOR" OLD SEDONA BLEND

< W/^
FIN. FLR.16 —1 8 -0 13-3 8

• INTEGRAL COLOR
SPLIT-FACE C.M.U.

24 -0"<§>BRICK VENEER <S>BURNISHED C.M.U. <$>ACCENT BAND v
FRONTAGE WALL LIN. FT.= 63'-6"
MIN.GLAZING REQUIREMENT @ 60%- 38'
GLAZING PROVIDED = 45'-8"

21-8"
HOLLOW METAL DOORS

^PAINT TO MATCH 63'-6"

<8> BRICK VENEER - QUIK-BRIK BY OLDCASTLE "SANDALWOOD
BLEND"

CLERESTORY WINDOW - 1/4" SPANDREL GLAZING IN CLEAR ANOD.
ALUM. FRAME

SOUTH ELEVATION NORTH ELEVATION (Prairie Schooner Wy)
1/8" - I'-O"SCALE: SCALE: 1 /8" - 1 '-0"

35'-2"ILLUMINATED WALL-MOUNTED
SIGN WITH 30“ LETTERS (75SF)

ON INTEGRAL COLOR ElFS^EIFS CORNICE

<D>EIFS WITH
V REVEALS

T.O. ROOF12
4[^p. INTEGRAL COLOR

BURNISHED CMU
ACCENT BAND-MATCH
BLDG

1ElFS

r.O. COPING^30'-6CORNICE28'-0"

^METAL COPING A.0. COPING «4 ElFS WITH
REVEALS
CLERESTORY
WINDOW

SOLDIER COURSE
BRICK VENEER TO
MATCH BLDG26'-0"

\IT.O. PARAPET A 12* SPUT FACE CMU
WALL - INTEGRAL
COLOR TO MATCH
BLDGAMERICA'S TIRECLERESTORY

WINDOW
-•

r
18'-4"

T.O. AWNING^18’-0 1 1/2" * 1 1/2" * 3/16"
STEEL TUBE CATE FRAME.
FULLY WELD - PA«T.

B.O. SOFFIT

METAL AWNING f> METAL AWNING
6* « 6* x 6' TALL
STEEL PIPE. FILL
SOLID WITH
CONCRETE. WELD
HINGES TO FACE
OF PIPE.

12'-0"-- v 2'T.O. STOREFRONT\ \>/vw '*X'

<G> EIFS WITH DIAG.v REVEALS
BRICK VENEER

. . .
>4* ' y 12* SPUT FACE CMU

WALL - INTEGRAL
COLOR TO MATCH
BLDG W/ BURNISHED
CMU ACCEN

BRICK VENEER <$><-vv ^y
b

ILLTO/ r ID T BANOwmI H.U. MUV V
V'v -'v 4 ff. . .. . . .

FIN. FLR.

i i \ i O3R
22’-0“ 22'-0” 22’-0" 21’-8"<s>- ALUMINUM

/^STOREFRONT.
'C'DOOR TO MATCH.

ElFS WITH DIAGONAL
REVEALS. TYP.

INTEGRAL COLOR A
SPLIT-FACE C.M.U.Ny

FACADE FACING STREET
TOTAL LIN. FT. = 145 -4’
MIN. GLAZING REOMT © 60%-87.18‘
GLAZING PROVIDED = 87.67’

HEAVY DUTY CANE BOLT WTH
SLEEVES IN CONC. SLAB - OPEN AND
CLOSED POSITIONS.

CORRUGATED METAL DECK - WELDED TO INSIDE OF
GATE FRAME. PAINT "WORSTED TAN*

BURNISHED C.M.U.<& -
ACCENT BAND v

ALUMINUM STOREFRONT
(OPAQUE)<A>

HOLLOW METAL D
PAINTED TO MATCH

<§>SPLIT FACE CMU ALUMINUM STOREFRONT
(OPAQUE)<A>145 -4" FRONT ELEVATION

EAST ELEVATION (Hwy 213)
6* CONC. SLAB WITH # 3'S
© 18" O.C. EACH WAY OVER
AGG. BASE. SEE SITE PLAN
FOR CONFIGURATION

SCALE: 1/8” = I'-O"

ROOF-MOUNTED HVAC UNITS
(SHOWN BEHIND PARAPET WALL)

— ElFS CORNICE

CLERESTORY W1ND0
W1TH<E>REVEALS V COPING^ElFS METAL STEEL LINTEL 1" DIA. SLEEVES FOR CANE

BOLTS (TYP. OF FOUR).0. COPING^30'-6
E.I.F.S. CORNICE<§>CMU <^ ElFS CORNICEElFS ON CMUElFS ON8'-0"

PAINTED 6’-0" HIGH GATES.
STEEL DECK FASTENED TO
INSIDE CF METAL FRAME.

T.O. COPING 26’-0

¥ z i
T.O. PARAPETHE>̂EIFS WITH REVEALS V

ElFS ON CMU \ V 12" CMU WALL. REFER TO
BUILDING ELEVATIONS.
TRASH ENCLOSURE BUILDING
MATERIALS TO MATCH REST
OF BUILDING UNLESS NOTED
OTHERWSE.

\

AMERICA'S TIRE \\ILLUMINATED WALL-MTD SIGN
WITH 27" LETTERS (60.75SF)

^$>0N PAINTED ElFS
\ \v
\
\ •*

METAL AWNING <K> \f V
\ O

3 -0* 3’—8* y-8* 3’-4
12'-0" \ \T.O. STOREFRONT \ 6" DIA. PAINTED BOLLARDS

VENEER \\J o o o K1 ^ ° _ KsBRICK<-

^ALUMINUM STOREFRONT >
V < HOLLOW METAL DOOR

PAINT TO MATCH 26’-8*2 '-8"
B.O. MULLION
O'-O"

y.. .*/** vv/.' » yv
>

FIN. FLR.^O'-O•V- -i -y TRASH ENCLOSURE PLAN / ELEVATIONSFIN. FLR.
24’—0" 22'-0” 2’-0" 22’-0"2

-BURNISHED C.M.U. ACCENT BAND <§>
-INTEGRAL COLOR SPLIT-FACE C.M.U.^BRICK VENEER

BRICK VENEER
SCALE: NOT TO SCALEOVERHEAD SECTIONAL DOOR

PRE-FINISHED “TAN" COLOR WITH
2 ROWS OF GLAZING SECTIONS

ALUMINUM STOREFRONT.
DOOR TO MATCH

BRICK
VENEER

BURNISHED C.M.U.
ACCENT BAND<g> oFACADE FACING HD PARKING LOT

TOTAL LIN. FT. - 145'-4"
MIN. GLAZING REQMT 9 30%=43.33’
GLAZING PROVIDED = 90’

<s>
WEST ELEVATION

ALT - 2L.Ci/8" = r-o"SCALE:
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©
26 -0"

T.O. PARAPE

£§5

PROPOSED AMERCA'S TIRE BUILDING

RTU UNIT - LINE OF SIGHT ALONG STATE HIGHWAY 213
SCALE: 1/8” - f-0"

9
26’-0” (+85.50’1

T.O. PARAPET (CMU)

a a
PROPOSED AMERCA’S THE BULDING

i

RTU UNIT - LINE OF SIGHT ALONG PRAIRIE SCHOONER WY
SCALE: 1/8" = Y-0"

ALT - 2LO
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FINISH LEGEND<£> CLAY TILE ROOF

4m <$>OOF ILLUMINATED WALL-MOUNTED
SIGN WITH 30' LETTERS (75SF)
ON PAINTED EIFS

ANODIZED ALUMINUM STOREFRONT SYSTEM - MANUFACTURER’S
STANDARD FINISH “CLEAR ANODIZED"

12®® S341

METAL COPING.^<J> METAL COPING. Vv^ 4 30'—6“ <S> INTEGRAL COLOR CMU (SPUT FACE OR BURNISHED AS NOTED)
BY ORCO, COLOR TO MATCH “WORSTED TAN"

GRAY SPUT FACE CMU BY ORCO. PAINTED TO MATCH
“WORSTED TAN’

T.O. COPINGT 44 28-0"28’-0" T
<^EIFS CORNICE T.O. COPINGT.O. COPING <§>r

T
EIFS CORNICE i-K ^ <S>X iWZJ

si
EIFS CORNICE

EIFS <§>
- L--~ N <§>CLERESTORY <N>WINDOW v

EIFS ON CMU _
METAL AWNING<K>

L INTEGRAL COLOR COA EIFS TO MATCH SHERWIN W1UJAMS PAINT
SW #6119 “ANTIQUE WHITE"

INTEGRAL COLOR COAT EIFS TO MATCH SHERWIN WILUAMS PAINT
SW #6092 “LIGHTWEIGHT BEIGE"

INTEGRAL COLOR COAT EIFS TO MATCH “BURGUNDY" COLOR

-
EIFS

METAL AWNING

<e> <§> *EIFS ACCENT
BAND

-)

A
}\\ <8>STEEL UNTEL<£> EIFS

E
1
F
2
RO
-

N°TV <§>1 INTEGRAL COLOR COAT EIFS TO MATCH "WORSTED TAN"T.O. STOR

BRICK VENEER <$>
ALUMINUM STOREFRONT^2 ~8"^B.O. MULLIONV^

Q'-Q"0
FIN. FLR.

K VENEER <M>BRICBRICK VENEER <M> BRICK VENEER EXPOSED STEEL/METAL DOORS - PAINTED TO MATCH
"WORSTED TAN"
METAL COPING - FACTORY PAINTED / INTEGRAL COLOR
PAC-CLAD FINISH TO MATCH EIFS COPING COLOR

,QUE
M. FF

OPA
ALUI

GLAZING IN
FRAME

COILING DOOR
PRE-FINISHED
"TAN" COLOR I<A> ALUMINUMV STOREFRONT

JNTEGRAL COLOR SPUT—<E^FACE C.M.U. WAINSCOT *» 4 <8>4o'-o" METAL AWNING - STANDING SEAM METAL BY BERRIDGE, SNAP-ON
TEE PANEL SYSTEM O 16"0C. COLOR: "BURGUNDY"
PAINT FRAMES TO MATCH "WORSTED TAN"

CLAY TILE ROOF - REDLANDS CLAY TILE, INC. / STYLE #2251
COLOR" OLD SEDONA BLEND

BRICK VENEER - QUIK-BRIK BY OLDCASTLE "SANDALWOOD
BLEND’
CLERESTORY WINDOW - 1/4" SPANDREL GLAZING IN CLEAR ANOD.
ALUM. FRAME

FIN. FLR.16 —1 8-0" <g> INTEGRAL COLOR
SPUT-FACE C.M.U.

24’—0"
BRICK VENEER < >̂
HOLLOW METAL DOORS

^PAINT TO MATCH
BURNISHED C.M.U.<§>

ACCENT BAND v
FRONTAGE WALL UN. FT.- 63-6"
MIN.GLAZING REQUIREMENT O 60%
= 38’
GLAZING PROVIDED = 45-8"

21-8"
63 -6"

<g>SOUTH ELEVATION NORTH ELEVATION (Prairie Schooner Wy)
<S>1/8’ = 1-0"SCALE: SCALE: 1/8" = I’-O"

ILLUMINATED WALL-MOUNTED

<§>EIFS SIGN WITH 30" LETTERS (75SF)CORNICE® BRICK VENEER CAPON INTEGRAL COLOR EIFS INTEGRAL COLOR
BURNISHED CMU
ACCENT BAND-MATCH
BLDG

<&EJFSv REVEALS
EIFS<S> WITH — 30'-6"CORNICE428’—0" T.O. COPINGT.O. COPING \ J>METAL COPING <5> IEIFS WITH

REVEALS
CLERESTORY
WINDOW

SOLDIER COURSE
BRICK VENEER TO
MATCH BLDG^T?0. PARAPET

-0" 5 12* SPUT FACE CMU
WALL - INTEGRAL
COLOR TO MATCH

<N> CLERESTORYv WINDOW
BLDG

418’— 4" 18-0 ^Y
AWNING^ 1 1/2*

STEEL
FULLY MELD - PAINT.

x 1 1/2* x 3/16*
TUBE GATE FRAME.B.O. soni REAR ELEVATIONT.O.

ING <^<g>METAL AWNING METAL AWN
6* x 6* x 6' TALL
STEEL PIPE. FILL
SOUD WITH
CONCRETE. WELD
HINGES TO FACE
OF PIPE.

12*-0"-0" 6 -0*e’-o*T.O. STORE

<M>BRICK VENEER 12* SPUT FACE CMU
WALL - INTEGRAL
COLOR TO MATCH
BLDG W/ BURNISHED
CMU ACCENT BANO

BRICK
o

B.O. M

4FIN. FLR.̂
ALUMINUM
STOREFRONT.
DOOR TO MATCH.

22 -0" 22’—0" 22’—0"O"EIFS WITH DIAGONAL
REVEALS. TYP.

INTEGRAL COLOR ^SPUT-FACE C.M.U.^
FACADE FACING STREET
TOTAL UN. FT. = 145-4"
MIN. GLAZING REQMT O 60%=87.18’
GLAZING PROVIDED = 87.67’

HEAVY DUTY CANE BOLT WITH
SLEEVES IN CONC. SLAB - OPEN AND
CLOSED POSITIONS.

CORRUGATED METAL DECK - WELDED TO INSIOE OF
GATE FRAME. PAINT ’MORSTED TAN*

BURNISHED C.M.U.<Eh>
ACCENT BAND V

HOLLOW METAL DOOR
PAINTED TO MATCH

<§>SPLIT FACE CMU
<§>

ALUMINUM STOREFRONT
(OPAQUE) <£>

ALUMINUM STOREFRONT
(OPAQUE)145’-4" FRONT ELEVATION

EAST ELEVATION (Hwy 213)
6" CONC. SLAB WITH # 3’S
O 18" O.C. EACH WAY OVER
AGG. BASE. SEE SITE PLAN
FOR CONFIGURATION

SCALE: 1/8" - I’-O"

ROOF-MOUNTED HVAC UNITS
(SHOWN BEHIND PARAPET WALL)

0FS CORNICE
<8> ©CLERESTORY WINDOWWITHIN

REVEALS V METAL COPING

EIFS ON CMU <§>
STEEL LINTEL <H>

—- EIFS CORNICE <§>
EIFS 1* DIA. SLEEVES FOR CANE

BOLTS (TYP. OF FOUR)a30’—6"
CORNICE^T.O. COPINz' EIFS ON CMU <§> E.I.F.S.48’-0"

PAINTED 6 -0" HIGH GATES.
STEEL DECK FASTENED TO
INSIDE OF METAL FRAME.ST.O. COPING 426’-0"

T.O. PARAPET
I KM<D>EIFS WITH REVEALS VL.._
AMERICA'STIRE

-EIFS ON CMU <§>51'J 12" CMU WALL. REFER TO
BUILDING ELEVATIONS.
TRASH ENCLOSURE BUILDING
MATERIALS TO MATCH REST
OF BUILDING UNLESS NOTED
OTHERWISE.

k
ILLUMINATED WALL-MTD SIGN
WITH 27" LETTERS (60.75SF)

<g> ON PAINTED EIFS

3 METAL AWNING <£>A. o
r-0" 3-8* 3*-8" 3*-4

12-0" rr 6" DIA. PAINTED BOLLARDS
BRICK VENEER <$> y *o oo

<£> ALUMINUM STOREFRONT

^B.O.8MULUON
^ hQ'-Ql^FIN. -Fft*. —BRICK VENEER —

I as HOLLOW METAL DOOR
PAINT TO MATCH 26’—8"

A. O’-O" TRASH ENCLOSURE PLAN / ELEVATIONSHNTFLR.
24’—0" 22’-0" 2 -0" 22’-0"2

-BURNISHED C.M.U. ACCENT BAND

— INTEGRAL COLOR SPUT-FACE C.M.U.^>
BRICK VENEER

SCALE: NOT TO SCALEOVERHEAD SECTIONAL DOOR
PRE-FINISHED "TAN" COLOR WITH

2 ROWS OF GLAZING SECTIONS
ALUMINUM STOREFRONT.
DOOR TO MATCH

yv BRICK
Sy VENEER

BURNISHED C.M.U.
ACCENT BAND<3> <§> REV:

DATE: 07.15.14
JOB # A.131156

FACADE FACING HD PARKING LOT
TOTAL UN. FT. = 145-4’
MIN. GLAZING REQMT O 30%=43.33’
GLAZING PROVIDED = 90’ WEST ELEVATION

ALT - 2L.C1/8" = T-0"SCALE:
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CONCEPTUAL ELEVATIONSmssssms THIS PLAN IS PROPERTY OF PLUMP GROUP ARCHITECTURE 4
ENGINEERING. THIS DRAWING IS LOANED WITHOUT OTHER
CONSIDERATION THAN THE AGREEMENT AND CONDITION
THAT IT IS NOT BE REPRODUCED.COPIED, OR OTHERWISE
DISPOSED OF.OIRECTLY OR INDIRECTLY, AND ISNOT TOBE
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FURNISH ANY INFORMATION FOR THE MAKING OF DRAWINGS,
PRINTS, APPARATUS OR PARTS THEREOF. THE ACCEPTANCE
OF THIS DRAWING WILL BE CONSTRUED AS AN ACCEPTANCE
OF THE FOREGOING CONDITIONS. A.42002 Washington St
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

Parking Area 1.44 fc 8.23 fc 0.04 fc 205.8:1 36.0:1 0.2:1

Rear Exit North 5.27 fc 8.33 fc 2.69 fc 3.1:1 2.0:1 0.6:1

Rear Exit South 4.70 fc 8.16 fc 2.00 fc 4.1:1 2.4:1 0.6:1

Sidewalk 6.04 fc 13.58 fc 0.24 fc 56.6:1 25.2:1 0.4:1

Luminaire Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp
Number 

Lamps
Filename

Lumens Per 

Lamp

Light Loss 

Factor
Wattage

2 COOPER 

LIGHTING - 

LUMARK

XTOR3A-N LUMARK CROSSTOUR LED  

WALL PACK - 30W - 3500K 

WITH SPECULAR REFLECTOR, 

CLEAR LENS, AND ALUMINUM 

HEAT SINK.

1 Type D - 

Lumark 

XTOR3A.ies

2271.8 0.85 31.4

4 COOPER 

LIGHTING - 

LUMARK

XTOR9A LUMARK CROSSTOUR MAXX 

LED 85W - 5000K, FULL 

CUTOFF

1 Type D - 

Lumark 

XTOR9A.ies

7190.929 0.85 85.5

1 Lithonia 

Lighting

KAD 250M R4 HS 

(PROBE)

Area Luminaire, 250W MH, R4 

Reflector, Full Cutoff, 

Houseside Shield MEETS THE 

'NIGHTTIME FRIENDLY' 

CRITERIA

ONE 250-WATT CLEAR 

BT-28 METAL HALIDE, 

HORIZONTAL 

POSITION.

1 KAD_250M_R

4_HS_(PROBE

).ies

19500 0.75 297

8.62

8.98

7.52

4.88

2.81

7.63

8.62

8.03

7.30

8.02

10.21

11.12

9.84

8.27

8.91

11.53

12.46

9.91

5.74

2.84

1.13

1.21

0.76

0.32

0.66

1.48

3.41

6.74

10.60

12.11

10.41

8.17

8.84

11.71

12.77

10.66

7.63

7.79

10.62

11.75

8.86

4.43

2.02

1.90

2.33

2.62

1.75

0.24

0.54

1.29

2.77

5.93

10.04

11.55

9.06

5.90

5.85

8.22

9.19

2.12

3.29

4.62

5.70

4.54

1.60

2.60

4.56

7.29

10.08

9.65

1.59

2.72

5.00

8.71

12.86

13.58

0.90

1.50

2.57

4.76

8.24

11.81

11.99

6.92

0.58

0.87

1.37

2.18

3.75

6.33

8.39

8.34

4.38

0.53

0.78

1.12

1.62

8.16

7.42

5.28

3.08

7.32

6.95

5.38

3.47

5.02

4.87

3.95

2.75

3.43

3.38

2.80

2.00

8.33

7.47

5.55

7.18

6.78

5.21

4.92

4.72

3.79

3.36

3.27

2.69

0.11

0.25

0.23

0.20

0.16

0.29

0.28

0.30

0.35

0.33

0.29

0.25

0.17

0.05

0.07

0.28

0.34

0.42

0.38

0.43

0.53

0.48

0.42

0.40

0.26

0.04

0.06

0.09

0.12

0.17

0.23

0.29

0.34

0.42

0.48

0.45

0.52

0.76

0.79

0.64

0.62

0.42

0.24

0.05

0.07

0.10

0.14

0.20

0.27

0.34

0.41

0.50

0.61

0.62

0.61

0.79

0.96

0.93

0.95

0.70

0.37

0.05

0.06

0.08

0.11

0.16

0.24

0.32

0.40

0.48

0.62

0.82

0.81

0.76

1.16

1.45

1.36

1.42

1.11

0.55

0.06

0.06

0.07

0.09

0.12

0.19

0.28

0.36

0.46

0.56

0.73

1.06

1.02

0.99

1.59

2.12

1.93

2.02

1.64

0.77

0.59

0.08

0.09

0.10

0.12

0.16

0.24

0.34

0.42

0.53

0.65

0.79

1.13

1.15

1.14

1.85

2.59

2.46

2.70

2.34

1.08

0.78

0.10

0.12

0.14

0.16

0.19

0.23

0.32

0.43

0.53

0.64

0.77

0.94

1.22

1.29

1.36

2.03

2.70

2.93

3.13

2.88

1.29

0.95

0.17

0.20

0.24

0.28

0.32

0.39

0.49

0.61

0.73

0.86

1.01

1.18

1.38

1.50

1.61

2.11

2.83

3.28

3.29

3.14

1.42

1.02

0.71

0.24

0.30

0.36

0.42

0.49

0.58

0.68

0.78

0.89

1.03

1.19

1.34

1.47

1.61

1.70

1.80

2.18

2.94

3.20

3.17

3.08

1.46

0.94

0.67

0.39

0.49

0.56

0.64

0.76

0.90

1.01

1.11

1.20

1.34

1.52

1.67

1.75

1.89

1.96

1.95

2.18

2.95

3.01

2.80

2.65

1.37

0.80

0.58

0.43

0.54

0.69

0.80

0.89

1.05

1.28

1.44

1.51

1.58

1.73

1.98

2.16

2.19

2.27

2.37

2.21

2.28

2.79

2.76

2.25

2.05

1.19

0.60

0.45

0.32

0.53

0.72

0.95

1.12

1.28

1.51

1.83

2.03

2.15

2.20

2.36

2.65

2.84

2.92

2.91

3.04

2.74

2.54

2.58

2.20

1.73

1.50

0.94

0.46

0.34

0.24

0.43

0.63

0.95

1.29

1.63

1.90

2.21

2.64

2.93

3.05

3.08

3.26

3.61

3.88

3.97

4.02

4.07

3.76

3.05

2.40

1.82

1.35

1.08

0.68

0.33

0.24

0.17

0.42

0.65

1.13

1.77

2.43

3.00

3.45

3.92

4.27

4.49

4.79

5.09

5.37

5.53

5.77

6.32

6.43

5.85

4.20

2.74

1.80

1.10

0.78

0.34

0.40

0.67

1.29

2.43

3.87

5.26

5.97

6.19

6.08

6.50

7.65

8.23

7.91

0.68

0.51

0.36

0.65

1.33
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AMERICA’S TIRE -- SPECIALTY RETAIL STORE 
 

CONSOLIDATED TYPE III APPLICATION FOR 
DESIGN REVIEW AND CODE INTERPRETATION  

 
 
Property Owner:  Home Depot  

2002 Washington Street 
Oregon City, Oregon  

      
Applicant:   America’s Tire 

20225 N. Scottsdale Road 
  Scottsdale AZ 85255 
 
Representative: AAI Engineering  
  Craig Harris 
  4875 SW Griffith Dr. #300 
  Beaverton, Oregon 97005 
  (503) 620-3030 
 
  Perkins Coie LLP 
  Dana Krawczuk  
  1120 NW Couch Street, Tenth Floor 
  Portland, Oregon 97209 
 
Request: The applicant is requesting Site Plan/Design Review for a 

proposed 11,087 square foot tire store and a Code Interpretation 
which confirms that the use is permitted in the Mixed Use 
Downtown zone as a “specialty store” that is a “retail trade” use. 

 
Location:   2002 Washington Street 

Oregon City, Oregon  
    Clackamas County Map 22E2900906 
 
Zoning Designation: “MUD” Mixed Use Downtown District  
 

REQUEST:  

America’s Tire (the “Applicant”) requests through this consolidated application (the 

“Application”) Site Plan/Design Review approval for a proposed 11,087 square foot tire store at 

2002 Washington Street in Oregon City and a Code Interpretation that confirms that the use is 

permitted in the MUD zone as a “specialty store” that is a “retail trade” use.   
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PROCESS: 

The Site Plan/Design Review portion of the Application is a Type II process that is 

considered by the Community Development Director, and the Code Interpretation portion of the 

Application is a Type III application that is evaluated by the Oregon City Planning Commission 

(the “Commission”).  The Applicant requests that the applications be considered in a 

consolidated Type III proceeding before the Commission.  OCMC 17.50.030. 

DESCRIPTION OF SITE AND PROPOSAL: 

The America’s Tire is proposed to be located at the intersection of OR-213, Prairie 

Schooner Way and Washington Street.  The project site is an approximately 0.82 acres leased 

area (the “Site”) in the northeast corner of the approximately 16.7-acre parcel, which currently 

contains a Home Depot.1   

The Site was formerly the Rossman Landfill.  In 2000, the now-existing Home Depot was 

approved (SP 99-11R).  At the time, the Site and many surrounding properties were zoned for 

industrial uses.  At some point after 2000, the Site and other properties were rezoned Mixed-Use 

Downtown (“MUD”).   

Despite the rezoning, the vicinity remains characterized by relatively high-volume retail 

and industrial uses.  Such uses include a Metro transfer station, landscape supply area, 

warehousing and transportation, and a gas station.  Recent improvement of the OR-213/I-205 

interchange and Washington Street/Prairie Schooner Way/OR-213 intersection has increased 

street capacity, traffic volume, and highway connectivity around the Site.  Additionally, 

pedestrians are prohibited on OR-213.  Existing uses and roadways in this area generally do not 

reflect the uses and development character permitted by the MUD zone.   

1 The Home Depot approval included pads for two future retail uses.  The America’s Tire is proposed for the 
pad in the far northeast corner of the property.  The second, still undeveloped, pad is located along 
Washington Street. 
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The MUD zone allows retail trade uses, including specialty retail.  America’s Tire is a 

specialty retail store that sells only tires and wheels.  A letter from America’s Tire that describes 

its business operation and practices is attached to this document as Exhibit D.  As detailed in that 

letter, America’s Tire is not a vehicle repair shop.  As a specialty retailer, America’s Tire boasts 

one of the industry’s widest selections of tires and wheels, and is known for its knowledgeable 

staff.  While customers may elect to have tires and wheels installed on Site, that is an ancillary 

service.  No other automotive services, such as repair or installation of brakes, transmission 

shocks or batteries, are performed.   

America’s Tire’s primary business is retailing tires and wheels directly to the customer.  

The proposed specialty tire store is similar to other specialty retailers related to vehicles that also 

install their product, such as Car Toys or Re-Rack (specializing in roof racks).  Some details of 

America’s Tire’s retail operations include: 

• Limited Hours of Operation: Monday – Friday 8 am – 6 pm, Saturday 8 am – 
5 pm and the store is closed on Sunday.  These limited hours reflect the specialty 
retail nature of the store, and provide employees a full weekend day off to spend 
with their families. 
 

• Employees: The facility will have 10 - 15 full time employees, creating new jobs 
in Oregon City.   
 

• Hazardous Materials:  No hazardous materials will be used, produced or stored 
on the Site. 
 

• Material Deliveries: There will be a maximum of 2 tire deliveries a week.  
 

• Recycling Program and Sustainability Efforts: America’s Tire participates in a 
recycling program.  Tires are recycled from an indoor storage area once a week. 
The project will follow many of the established LEED Guidelines.  It will not, 
however, be pursuing a LEED certification, as the size of the garage doors needed 
for this use is prohibitive to qualifying for certification.  
 

• No Outdoor Storage or Use:  There will be no outdoor storage or product 
installation of any kind at the Site.  Customer vehicles are rarely kept overnight, 
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and when it is necessary, they are stored inside.  There is no outside storage of 
vehicles. 
 

America’s Tire’s commitment to customer satisfaction and the customer’s shopping 

experience is reflected in their store’s design.  America’s Tire’s storefront area is pedestrian 

friendly and the comfortable retail product display area includes a polished floor and customer 

amenities.  The gracious façade of the building includes a second story and large expanses of 

windows, which is enhanced with a palate of materials and generous landscaping.  Pedestrians 

are prohibited on OR-213, which is the Site’s eastern frontage.  As a result, there is no door on 

the OR-213 frontage, but it retains a storefront character.  Pedestrian features are focused toward 

Prairie Schooner Way (the front lot line) and Washington Street.  For example, there are doors 

on the north elevation (which is along Prairie Schooner Way) and west elevation (facing 

Washington Street), and the entrances are connected by a wide pedestrian area that wraps the 

northwestern corner of the building.   

As noted in the attached Traffic Impact Analysis (“TIA”), only about 1/3 of the trips to 

the Site will come from Washington Street, and OR-213 is classified as a high volume District 

Highway/Expressway.  The proposed design responds to this traffic pattern by orienting the 

vehicle bays west, which is the rear of the building, and results in the bays being screened from 

OR-213 and Prairie Schooner Way.  Therefore, most of the vehicles that travel by or to the Site 

will not see the vehicle bays. 

A constraint that is unique to the Site (and nearby area) is due to the Site’s former use as 

a landfill, methane emissions are present.  Based upon the methane levels, DEQ regulations 

prohibit food-oriented businesses.  Therefore, many of the uses allowed in the MUD zone, such 

as grocery stores, bakeries, and delicatessens could not be located on the Site.  However, DEQ’s 

regulations allow retail uses (such as Home Depot or America’s Tire) on the Site. 
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The proposed America’s Tire is compatible with the existing Home Depot because we 

expect that customers who elect to have their new tires installed will combine their visit with 

shopping at Home Depot while they wait.  Not only is this symbiotic relationship good for both 

businesses, it helps the transportation system because trips are combined.  The attached TIA 

further elaborates upon the projected impacts from the proposed store, and concludes that the 

transportation system has adequate capacity for the new America’s Tire.  On balance, the 

proposed design and use are appropriate for this MUD-zoned Site. 

SECTION 1:  CODE INTERPRETATION REQUEST 

A. The Proposed America’s Tire store qualifies as a specialty store that is a 
retail use permitted in the MUD Zone. 

America’s Tire is comparable and complementary to the uses permitted within the MUD 

zoning designation, and the proposed America’s Tire is also consistent with the development 

character desired in the MUD zone.  Pursuant to OCMC 17.34.020, the uses permitted in the 

MUD zone include:  

• Any use permitted in the mixed-use corridor without a size limitation, 
unless otherwise restricted in Sections 17.34.020, 17.34.030 or 17.34.040;  

• Hotel and motel, commercial lodging; 
• Marinas; 
• Religious institutions; 
• Retail trade, including grocery, hardware and gift shops, bakeries, 

delicatessens, florists, pharmacies, specialty stores provided the 
maximum footprint of a freestanding building with a single store does not 
exceed sixty thousand square feet (a freestanding building over sixty 
thousand square feet is allowed as long as the building contains multiple 
stores);  

• Live/work units. 
 
[Emphasis added.] 
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As noted above, the “retail trade” use category includes “specialty store.”  The America’s 

Tire store properly qualifies as a “specialty store” and is therefore permissible in the MUD zone 

for the following reasons. 

First, America’s Tire (which does not provide automotive repair services) is a retail 

establishment.  Although “specialty store” is not defined in the OCMC, a retail store is defined as 

“a business establishment where goods are sold in small quantities to the ultimate consumer.”  

OCMC 17.04.1050.  America’s Tire sells generally not more than four tires at a time at retail 

prices; thus, it is properly understood as a retail use under the City’s definition.   

Independent support for characterizing the America’s Tire as a retail use is the North 

American Industry Classification System (NAICS), which is the standard used by the Federal 

statistical agencies in classifying business establishments for the purpose of collecting, 

analyzing, and publishing statistical data related to the US business economy.  NAICS code 

441320, defines “Tire Dealers” as “establishments primarily engaged in retailing new and/or 

used tires and tubes or retailing new tires in combination with automotive repair services”.  

Emphasis added.  The NAICS code recognizes that all tire dealers are retailers, but there are 

essentially two kinds of tire dealers -- ones like America’s Tire that are exclusively retail stores, 

and ones like Les Schwab that perform automotive repair services in addition to being a retail 

store.  Therefore, a tire dealer that does not perform general repairs, such as America’s Tire, 

qualifies as a retail trade use, both under the OCMC and the NAICS code.  

Second, the specialty store category of retail use is reserved for types of retail not 

otherwise defined by the OCMC.  The MUD zone permits several specific types of uses—

grocery stores, hardware and gift shops, bakeries, delicatessens, florists, and pharmacies—but 

does not include a definition of “specialty store,” and the term is not defined anywhere else in the 
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OCMC.  Therefore, the “specialty store” category includes retail uses not otherwise specified in 

the zoning code.  The OCMC does not specify a “tire store” as a permitted use in any zone, nor 

does it define the use.  As a tire store is not otherwise specified or defined in the OCMC, the 

most appropriate use designation for a tire store is the more generalized “specialty store” use.   

The Applicant recognizes that “motor vehicle and recreational vehicle repair/service” 

uses are prohibited in the MUD zone.  OCMC 17.34.040.  The code does not define this use 

category.  The NAICS provides guidance, and defines “General Automotive Repair as 

“…establishments primarily engaged in providing (1) a wide range of mechanical and electrical 

repair and maintenance services for automotive vehicles, such as passenger cars, trucks, and 

vans, and all trailers or (2) engine repair and replacement.”  NAICS 811111.  As noted above, 

America’s Tire does not engage in any mechanical, electrical or engine repair or replacement.  

Its use is limited to selling tires and wheels, and the optional ancillary service of installing tires 

and wheels.  America’s Tire is not a motor vehicle repair/service use, and is therefore permitted 

in the MUD zone. 

For all of these reasons, the proposed America’s Tire is a permitted “specialty store” 

retail trade use in the MUD zone.   

B. The proposed America’s Tire Store is consistent with the intent of the MUD 
Zone. 

The proposed America’s Tire is consistent with the development characteristics desired 

in the MUD zone.  Land uses in the MUD zone are characterized in OCMC 17.34.010 as 

follows:   

“[H]igh-volume establishments constructed at the human scale such as 
retail, service, office, multi-family residential, lodging or similar as 
defined by the community development director.  […] The design 
standards for this sub-district require a continuous storefront façade 
featuring streetscape amenities to enhance the active and attractive 
pedestrian environment.”  
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In addition to being a permissible “specialty store” use in the MUD zone, the proposed 

America’s Tire store is consistent with the stated use and design objectives of the MUD zone.  

The provision above, by noting that “land uses are characterized by high volume 

establishments…as defined by the community development director,” indicates that the uses 

permitted in the MUD zone are subject to interpretation.  An interpretation that a tire store use is 

a permitted retail use in the MUD zone is consistent with the City’s characterization of the MUD 

zone for the following reasons. 

The proposed America’s Tire store is consistent with the urban design objectives for the 

MUD zone.  Although the Site is not located within the Downtown Design District, the proposed 

America’s Tire store is designed to convey a sense of pedestrian scale, street engagement, and 

multi-story appearance.  As demonstrated by the included building elevations (Sheets A.2 and 

A.4), the storefront will be pedestrian-friendly and function as a retail product display area, 

consistent with the design objectives of the MUD zone.  The product display area includes 

several customer amenities and the gracious building façade is a two story design, with large 

expanses of windows and generous landscaping.  It is therefore consistent with the design 

objectives for the portions of the MUD zone located outside of the Downtown Design District.   

Additionally, the proposed America’s Tire store will be consistent in terms of scale and 

use intensity with other nearby uses and development.  An America’s Tire store is 

complementary to, and supportive of, the established uses in the vicinity, including the nearby 

Home Depot, Metro transfer station, and gas station.   

Therefore, the Commission can find that the proposed America’s Tire is consistent with 

the use and design objectives of the MUD zone.  
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C. Conclusion. 

For the reasons stated above, the Commission should confirm that the proposed 

America’s Tire store is properly defined as a specialty store and therefore is a permissible use in 

the MUD zone. 

SECTION 2:  SITE PLAN AND DESIGN REVIEW  

A. Proposal 

The Application proposes an 11,087 gross square foot specialty retail tire store with associated 

parking, utilities and landscaping. 

B. Applicable Standards 

The following narrative addresses the compliance of this project with all applicable codes and 

standards of the MUD District.  

Chapter 17.34 – MUD – Mixed-use Downtown District 

Chapter 17.41 – Tree Protection Standards 

Chapter 17.42 – Flood Management Overlay District 

Chapter 17.44 – US Geological Hazards 

Chapter 17.49 – Natural Resource Overlay District 

Chapter 17.52 – Off-Street Parking and Loading 

Chapter 17.62 – Site Plan and Design Review 

Chapter 12.04 – Streets, Sidewalks and Public Spaces 

Chapter 12.08 – Public and Street Trees 

C. Response to Applicable Criteria 

Chapter 17.34 – MUD – Mixed-use Downtown District 

17.34.060 Mixed-use downtown dimensional standards—For properties located outside of the 
downtown design district.  
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A. Minimum lot area: None. 
B. Minimum floor area ratio: 0.30. 
 

RESPONSE: The project FAR will be 0.31.  As shown on Sheet CO.1, the development site is 35,911 

sf (approximately 0.82 acres) and building will include 11,087 square feet of gross floor area. 

C. Minimum building height: Twenty-five feet or two stories except for accessory structures 
  or buildings under one thousand square feet.  

D. Maximum building height: Seventy-five feet, except for the following locations where  
  the maximum building height shall be forty-five feet: 

  
RESPONSE: The structure varies in height from 26’-0” (main building parapet height) to 35’-2 for the 

architectural tower elements on the corner of the building facing the intersection of Prairie Schooner 

Way and Hwy 213 intersection.  

E. Minimum required setbacks, if not abutting a residential zone: None. 
F. Minimum required interior side yard and rear yard setback if abutting a residential zone:  

  Fifteen feet, plus one additional foot in yard setback for every two feet in height over  
  thirty-five feet.  

 
RESPONSE: The Site abuts the MUD-zoned Home Depot, and does not abut a residential zone.  

Therefore, no minimum setback is required. 

G. Maximum Allowed Setbacks. 
1. Front yard: Twenty feet provided the Site plan and design review requirements of 

Section 17.62.055 are met.  
2. Interior side yard: No maximum. 
3. Corner side yard abutting street: Twenty feet provided the Site plan and design 

review requirements of Section 17.62.055 are met.  
4. Rear yard: No maximum. 
5. Rear yard abutting street: Twenty feet provided the Site plan and design review 

requirements of Section 17.62.055 are met.  
 

RESPONSE:  The Site is on a corner, with Prairie Schooner Way as the front lot line, and OR-

213 as a side lot line.  As demonstrated on Sheet C0.1, the building is setback from OR-213 by 

20-feet and therefore meets the maximum allowed setback. The building is set back from Prairie 

Schooner Way by 35 feet, which does not meet the maximum, allowed front yard setback (20 

feet) but is permitted pursuant to the design standards in Section 17.62.055. Moreover, because 
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pedestrian access from both Prairie Schooner Way and OR-213 is completely prohibited at this 

corner, the proposed setback does not conflict with the intent of the code. As stated in Section 

17.62.055 A. Purpose. 

“this section is intended to promote the design of an urban environment 
that is built to human scale by creating buildings and streets that are 
attractive to pedestrians, create a sense of enclosure, provide activity and 
interest at the intersection of the public and private spaces, while also 
accommodating vehicular movement.” 

  
If the building was placed to comply with the maximum 20 foot front yard setback to Prairie Schooner 

Way, the intent of the code would be violated in the sense that the pedestrian access to the building 

would appear to be located at a place in which pedestrian access is both prohibited and dangerous. 

Locating the front of the building within 20 feet of a roadway with no pedestrian access, could 

potentially encourage conflict between the pedestrian and vehicular movement. Additionally, the 

increased setback is appropriate due to the location  of the existing  Home Depot sign, topographical 

change between the Site and OR 213, and because it provides additional pedestrian buffer from the high 

volume District Highway/Expressway roadway.   

H. Maximum Site coverage including the building and parking lot: Ninety percent. 

RESPONSE: As shown on Sheet CO.1, the proposed impervious Site coverage is 84.3% because the 

total development site area is 35,911 sf and the post-development impervious area is 30,263 sf.   

I. Minimum landscape requirement (including parking lot): Ten percent. 

RESPONSE: As shown on sheet CO.1, the proposed pervious area is 5,648 sf, and the entirety of this 

area will be landscaped.  Therefore, the total landscaped area of the 35,911 sf Site is 15.7%. Please refer 

to the included Landscape Plan (Sheet L.1). 

Chapter 17.62 – Site Plan and Design Review 

17.62.050 Standards. 
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All development shall comply with the following standards: 
1. Landscaping, a minimum of fifteen percent of the lot shall be landscaped. 

Existing native vegetation shall be retained to the maximum extent practicable. 
All plants listed on the Oregon City Nuisance Plant List shall be removed from 
the Site prior to issuance of a final occupancy permit for the building.  
All development shall comply with the following standards: 
a. Except as allowed elsewhere in the zoning and land division chapters of 

this Code, all areas to be credited towards landscaping must be installed 
with growing plant materials. A reduction of up to twenty-five percent of 
the overall required landscaping may be approved by the community 
development director if the same or greater amount of pervious material is 
incorporated in the non-parking lot portion of the Site plan (pervious 
material within parking lots are regulated in OCMC 17.52.070). 

b. Pursuant to Chapter 17.49, landscaping requirements within the Natural 
Resource Overlay District, other than landscaping required for parking 
lots, may be met by preserving, restoring and permanently protecting 
native vegetation and habitat on development Sites. 

c. The landscaping plan shall be prepared by a registered landscape architect 
and include a mix of vertical (trees and shrubs) and horizontal elements 
(grass, groundcover, etc.) that within three years will cover one hundred 
percent of the Landscape area. No mulch, bark chips, or similar materials 
shall be allowed at the time of landscape installation except under the 
canopy of shrubs and within two feet of the base of trees. The community 
development department shall maintain a list of trees, shrubs and 
vegetation acceptable for landscaping. 

e. Landscaping shall be visible from public thoroughfares to the extent 
practicable. 

f. Interior parking lot landscaping shall not be counted toward the fifteen 
percent minimum, unless otherwise permitted by the dimensional 
standards of the underlying zone district. 
 

RESPONSE: The Site was prepared as a pad for future development at the time the Home Depot was 

constructed, so the only existing vegetation on Site is grass.  There is no native or nuisance vegetation 

on Site.  The attached landscape plans are prepared by a registered landscape architect.  As shown on 

Sheet CO.1, the proposed pervious area is 5,648 sf, and the entirety of this area will be landscaped.  

Therefore, the total landscaped area of the 35,911 sf site is 15.7%.  The vegetation will be visible from 

the right of way, and meets the qualitative and quantitative standards. 

2. Vehicular Access and Connectivity. 
a. Parking areas shall be located behind buildings, below buildings, or on one or 

both sides of buildings. 
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RESPONSE:  The proposed building is on the corner, and is oriented towards OR-213 and Prairie 

Schooner Way.  Parking is located behind the building. 

b. Ingress and egress locations on thoroughfares shall be located in the interest of 
public safety. Access for emergency services (fire and police) shall be 
provided. 

c. Alleys or vehicular access easements shall be provided in the following 
Districts:  R-2, MUC-1, MUC-2, MUD and NC zones unless other permanent 
provisions for access to off-street parking and loading facilities are approved 
by the decisionmaker.  The corners of alley intersections shall have a radius of 
not less than ten feet. 

d. [not applicable] 
e. Where no alley access is available, the development shall be configured to 

allow only one driveway per frontage.  
f. Driveways that are at least twenty-four feet wide shall align with existing or 

planned streets on adjacent Sites. 
g. Development shall be required to provide existing or future connections to 

adjacent Sites through the use of vehicular and pedestrian access easements 
where applicable. Such easements shall be required in addition to applicable 
street dedications as required in Chapter 12.04. 

i. Vehicular and pedestrian easements shall allow for public access and shall 
comply with all applicable pedestrian access requirements. 
 

RESPONSE:  No new access is proposed.  Access to the Site is through the existing Home Depot’s 

internal driveways and two access points on Washington Street, pursuant to an access easement. 

3. Building structures shall be complimentary to the surrounding area. All exterior 
surfaces shall present a finished appearance. All sides of the building shall include 
materials and design characteristics consistent with those on the front. Use of 
inferior or lesser quality materials for side or rear facades or decking shall be 
prohibited.  
 

RESPONSE: The building façade facing the streets had been designed with raised tower and 

architectural feature incorporating clerestory windows to give a contemporary retail design. The east and 

west sides of the building have sections of glazed storefront system or glazed sectional doors and arched 

colonnades which also gives a recessed design to the exterior of the building. All four sides of the 
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building facades use matching and high quality materials which complement the surrounding 

development.  The materials are compatible with the abutting Home Depot. 

4. Grading shall be in accordance with the requirements of Chapter 15.48 and the 
public works stormwater and grading design standards.  

5. Development subject to the requirements of the Geologic Hazard overlay district 
shall comply with the requirements of that district.  
 

RESPONSE: A Geotechnical Report is included in this submittal package. The project will comply 

with all recommendations of the geotechnical engineer and his report. 

6. Drainage shall be provided in accordance with city's drainage master plan, 
Chapter 13.12, and the public works stormwater and grading design standards.  
 

RESPONSE: Please refer to the Stormwater Report and Calculations included in this submittal 

package. As designed and submitted, this project complies with all applicable codes and standards.  

7. Parking, including carpool, vanpool and bicycle parking, shall comply with city 
off-street parking standards, Chapter 17.52.  
 

RESPONSE: As discussed in more detail in the Application’s response to the parking standards criteria, 

the project proposes thirty-one parking spaces including two ADA accessible spaces, all of which 

comply with the required quantitative and dimensional requirements.   

8. Sidewalks and curbs shall be provided in accordance with the city's transportation 
master plan and street design standards. Upon application, the community 
development director may waive this requirement in whole or in part in those 
locations where there is no probable need, or comparable alternative location 
provisions for pedestrians are made.   

9. A well-marked, continuous and protected on-Site pedestrian circulation system 
meeting the following standards shall be provided:  
 

RESPONSE: Sidewalks are currently provided on Washington Street in the vicinity of the site.  No 

sidewalks existing on Prairie Schooner Way or OR 213.  However, pedestrians are prohibited on 

OR 213.  As depicted on Sheet C0.1, clear and direct pedestrian access is proposed from the parking lot 
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areas to the main entrance of the building. The walkways through the parking areas are denoted by a 

change of material (concrete).   

10. There shall be provided adequate means to ensure continued maintenance and 
necessary normal replacement of private common facilities and areas, drainage 
ditches, streets and other ways, structures, recreational facilities, landscaping, fill 
and excavation areas, screening and fencing, groundcover, garbage storage areas 
and other facilities not subject to periodic maintenance by the city or other public 
agency.  
 

RESPONSE: This facility will be maintained as all America’s Tire Stores, to the utmost degree of 

cleanliness. Maintenance issues are all addressed in a timely manner. 

11. Site planning shall conform to the requirements of OCMC Chapter 17.41 Tree 
Protection.  
 

RESPONSE: There are no existing trees on the Site, so the tree protection and mitigation standards are 

not applicable. 

12. Development shall be planned, designed, constructed and maintained to protect 
water resources and habitat conservation areas in accordance with the 
requirements of the city's Natural Resources Overlay District, Chapter 17.49, as 
applicable.  
 

RESPONSE: The proposed project is within the Natural Resource Overlay District.  However, 

City’s maps do not identify any natural resources on the Site, so the project does not create issues 

between development and conservation of habitat, stream corridors, wetlands, and floodplains identified 

in the city's maps.  Furthermore, the existing Home Depot development on the Site has not raised 

concerns in this area.   

13. All development shall maintain continuous compliance with applicable federal, 
state, and city standards pertaining to air and water quality, odor, heat, glare, noise 
and vibrations, outdoor storage, radioactive materials, toxic or noxious matter, 
and electromagnetic interference. Prior to issuance of a building permit, the 
community development director or building official may require submission of 
evidence demonstrating compliance with such standards and receipt of necessary 
permits. The review authority may regulate the hours of construction or operation 
to minimize adverse impacts on adjoining residences, businesses or 
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neighborhoods. The emission of odorous gases or other matter in such quantity as 
to be readily detectable at any point beyond the property line of the use creating 
the odors or matter is prohibited.  
 

RESPONSE: America’s Tire only sell and service tires and wheels. They do not perform any 

mechanical work such as brakes, shocks or batteries which would impact the air and water quality, or 

produce odor, heat, glare, noise or vibrations. They do not handle any hazardous wastes such as oil or 

antifreeze. All of the work is performed within the building in a safe, clean environment. There is no 

outdoor storage. 

14. Adequate public water and sanitary sewer facilities sufficient to serve the 
proposed or permitted level of development shall be provided. The applicant shall 
demonstrate that adequate facilities and services are presently available or can be 
made available concurrent with development. Service providers shall be presumed 
correct in the evidence, which they submit.  
 

RESPONSE: As indicated in the Pre-application Conference notes, which are attached as Exhibit E, no 

sanitary sewer or public water line improvements are anticipated to be required.   

15. Adequate right-of-way and improvements to streets, pedestrian ways, bike routes 
and bikeways, and transit facilities shall be provided and be consistent with the 
city's transportation master plan and design standards and this title.  
 

RESPONSE: As indicated in the Pre-application Conference notes and confirmed by the TIA, no public 

street improvements or ROW dedications are anticipated or needed at this time. 

16. If a transit agency, upon review of an application for an industrial, institutional, 
retail or office development, recommends that a bus stop, bus turnout lane, bus 
shelter, accessible bus landing pad, lighting, or transit stop connection be 
constructed, or that an easement or dedication be provided for one of these uses, 
consistent with an agency adopted or approved plan at the time of development, 
the review authority shall require such improvement, using designs supportive of 
transit use. Improvements at a major transit stop may include intersection or mid-
block traffic management improvements to allow for crossings at major transit 
stops, as identified in the transportation system plan.  
 

RESPONSE:  Tri-Met has not requested that a transit facility be accommodated on Site.   
 

17. All utility lines shall be placed underground. 
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RESPONSE: Utilities to the proposed project will be made via underground connections, as show on 

the included Utility Plan (Sheet C2.0). 

18. Access and facilities for physically handicapped people shall be incorporated into 
the Site and building design consistent with applicable federal and state 
requirements, with particular attention to providing continuous, uninterrupted 
access routes. 
 

RESPONSE: Handicap access and facilities are provided as required throughout the Site (parking and 

pedestrian ramps) and the building, as shown on Sheets C0.1 and A.1. 

20. Screening of Mechanical Equipment: 

RESPONSE: All roof top and above ground mechanical equipment is screened with the roof parapet 

and landscaping. 

21. Building Materials. 

RESPONSE: Please refer to Section 17.62.055 below.  As discussed in that section, the proposed 

building meets all applicable building material requirements. 

17.62.055 Institutional and commercial building standards. 

C. Relationship between zoning district design standards and requirements of this section. 
 1. Building design shall contribute to the uniqueness of the underlying zoning 

 district by applying appropriate materials, elements, features, color range and 
 activity areas tailored specifically to the site and its context.  

 2. A standardized prototype or franchise design shall be modified if necessary to 
 meet the provisions of this section. 

 3. n/a 
4. With the exception of standards for building orientation and building front 

setbacks, in the event of a conflict between a design standard in this section and a 
standard or requirement contained in the underlying zoning district, the standard 
in the zoning district shall prevail.  

5. On sites with one hundred feet or more of frontage at least sixty percent of the site 
frontage width shall be occupied by buildings placed within five feet of the 
property line, unless a greater setback is accepted under the provisions of Section 
17.62.055D. For sites with less than one hundred feet of street frontage, at least 
fifty percent of the site frontage width shall be occupied by buildings placed 
within five feet of the property line unless a greater setback is accepted under the 
provisions of Section 17.62.055D.  
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D. Relationship of Buildings to Streets and Parking. 
1. Buildings shall be placed no farther than five feet from the front property line. A 

larger front yard setback may be approved through Site plan and design review if 
the setback area incorporates at least one element from the following list for every 
five feet of increased setback requested:  
a. Tables, benches or other approved seating area. 
b. Cobbled, patterned or paved stone or enhanced concrete. 
c. Pedestrian scale lighting. 
d. Sculpture/public art. 
e. Fountains/Water feature. 
f. At least twenty square feet of landscaping or planter boxes for each tenant 

facade fronting on the activity area.  
g. Outdoor café. 
h. Enhanced landscaping or additional landscaping. 
i. Other elements, as approved by the community development director, that 

can meet the intent of this section.  

RESPONSE: As stated previously, the proposed front setback of the building from Prairie Schooner 

Way is 35 feet. This proposed setback meets the intent of the code and provides for safe pedestrian and 

vehicular movement at this corner. However, in order to meet this specific standard (17.62.055 D.1.), the 

project has provided 6 elements from the above list to allow for the additional 30 feet of setback. 

Specifically, the project proposes; 

1. A bench located on the north side of the building adjacent to the front entry, 

2. Enhanced concrete at the entrance on the north side of the building, 

3. Pedestrian scale lighting is provided along the north side of the building, 

4. Two (2) twenty square foot planter boxes have been placed at the edge of the pavement along the 

north side of the single tenant building,  

5. Enhanced and additional landscape (beyond that required by code) has been placed along the 

north side of the building. 

 
2.  The front most architecturally significant facade shall be oriented toward the 

street and shall be accessed from a public sidewalk. Primary building entrances 
shall be clearly defined and recessed or framed by a sheltering element such as an 
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awning, arcade or portico in order to provide shelter from the summer sun and 
winter weather.  

3. Entryways. The primary entranceway for each commercial or retail establishment 
shall face the major street. The entrance may be recessed behind the property line 
a maximum of five feet unless a larger setback is approved pursuant to Section 
17.62.055.D.1 and shall be accessed from a public sidewalk. Primary building 
entrances shall be clearly defined, highly visible and recessed or framed by a 
sheltering element including at least four of the following elements, listed below.  

 a. Canopies or porticos; 
 b. Overhangs; 
 c. Recesses/projection; 
 d. Arcades; 
 e. Raised corniced parapets over the door; 
 f. Peaked roof forms; 
 g. Arches; 
 h. Outdoor patios; 
 i. Display windows; 
 j. Architectural details such as tile work and moldings which are integrated 

into the building structure and design; 
 k. Integral planters or wing walls that incorporate landscaped areas and/or 

places for sitting. 
  

E. Corner Lots. 
 
For buildings located at the corner of intersections, the primary entrance of the building shall be 

 located at the corner of the building or within twenty-five feet of the corner of the building. 
 Additionally, one of the following treatments shall be required:  

1. Incorporate prominent architectural elements, such as increased building height or 
massing, cupola, turrets, or pitched roof, at the corner of the building or within 
twenty-five feet of the corner of the building.  

2. Chamfer the corner of the building (i.e. cut the corner at a forty-five-degree angle 
and a minimum of ten feet from the corner) and incorporate extended weather 
protection (arcade or awning), special paving materials, street furnishings, or 
plantings in the chamfered area.  

 
RESPONSE: The Site is a corner lot so the proposed building is oriented so that the building’s major 

architectural elements face the streets -- Prairie Schooner Way (the front lot line), as it transitions to 

Washington Street, and OR 213 (the side lot line).  Specifically, the corner of the building facing the 

street intersection is provided with a tower element with pitched tile roof, clerestory windows and metal 

awning which give a prominent architectural feature for the building entryway. This tower element is 

built up 2’ from the main building wall with an increased height of 35’ to the top of the tile roof.   
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Pedestrians are prohibited on OR-213, which is the Site’s eastern frontage.  As a result, 

there is no door on the OR-213 frontage, but it retains a storefront character.  Pedestrian features 

are focused toward Prairie Schooner Way and Washington Street.  For example, there are doors 

on the north elevation (which is along Prairie Schooner Way) and west elevation (facing 

Washington Street), both of which are within 25 ft of the corner of the building.  These entrances 

are connected by a wide pedestrian area that wraps the northwestern corner of the building.  The 

pedestrian connection from the street extends from the sidewalk on Washington Street to the 

Site’s internal walkways. 

F. Commercial First Floor Frontage. 
 
In order to ensure that the ground floor of structures have adequate height to function efficiently 

for retail uses, the first floor height to finished ceiling of new infill buildings in the mixed use and 
neighborhood commercial districts shall be no lower than fourteen feet floor to floor. Where appropriate, 
the exterior facade at the ceiling level of new structures shall include banding, a change of materials or 
relief which responds to the cornice lines and window location of existing buildings that abut new 
structures.  

 
RESPONSE: The proposed structure is not an infill building; it is the development of a retail pad that 

was approved in 2000.  Accordingly, this criterion does not apply. However, the building design 

proposed for the primary entryway and the facade of the building is collaborated by sections of 

aluminum storefront system with metal awnings at a height of 12’ to delineate ground floor level. This 

storefront system is also present on the East and West Elevations to maintain the retail design concept.  
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G. Variation in Massing. 
 
 1. A single, large, dominant building mass shall be avoided in new buildings and, to  

   the extent reasonably feasible, in development projects involving changes to the  
   mass of existing buildings.  

 2. Horizontal masses shall not exceed a height: width ratio of one-to-three without  
   substantial variation in massing that includes a change in height and projecting or  
   recessed elements.  

 3.  Changes in mass shall be related to entrances, the integral structure and/or the  
   organization of interior spaces and activities and not merely for cosmetic effect. 

 
RESPONSE: The building design proposed incorporates the raised tower and architectural elements on 

3 corners of the building.  These architectural features extend out of the building by about 16” to 24”. 

H. Minimum Wall Articulation. 
1. Facades shall add architectural interest and variety and avoid the effect of a 

single, long or massive wall with no relation to human size. No wall that faces a 
street or connecting walkway shall have a blank, uninterrupted length exceeding 
thirty feet without including, but not be limited to, at least two of the following:  

 i. Change in plane, 
 ii. Change in texture or masonry pattern or color, 
 iii. Windows, treillage with landscaping appropriate for establishment on a 

 trellis. 
 iv. An equivalent element that subdivides the wall into human scale 

 proportions. 
2. Facades greater than one hundred feet in length, measured horizontally, shall 

incorporate wall plane projections or recesses having a depth of at least three 
percent of the length of the facade and extending at least twenty percent of the 
length of the facade. No uninterrupted length of any facade shall exceed one 
hundred horizontal feet.  

3. Ground floor facades that face public streets shall have arcades, display windows, 
entry areas, awnings or other such features along no less than sixty percent of 
their horizontal length.  

4. Building facades must include a repeating pattern that includes any one or more 
of the following elements:  

  a.  Color change; 
  b. Texture change; 
  c. Material module change. 
5. Facades shall have an expression of architectural or structural bays through a 

change in plane no less than twelve inches in width, such as an offset, reveal or 
projecting rib.  

6. Facades shall have at least one of elements subsections H.4. or H.5. of this section 
repeat horizontally. All elements shall repeat at intervals of no more than thirty 
feet, either horizontally or vertically. 
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RESPONSE: The building façade facing the streets had been designed with raised tower and 

architectural feature incorporating clerestory windows to give a contemporary retail design.  These 

architectural features are provided with aluminum storefront system to provide visual interest to the 

pedestrians and customers as well as providing a view to the interior sales area of the facility.   

The longer sides of the building (East & West elevations) have been provided with sections of glazed 

storefront system or glazed sectional doors and arched colonnades with a depth ranging from 16” to 24” 

which also gives a recessed design to the exterior of the building, thereby eliminating a rather long, 

massive blank wall. The total length of the glazing provided is 87.57’ and 90’ respectively which 

exceeds the required 60% of the total length of the wall. No façade has an area in excess of thirty feet 

that is uninterrupted by a qualifying architectural feature. The maximum length of a blank wall in this 

proposed design is 13 ft and is indicated on the South elevation 

I. Facade Transparency. 
1.  Transparent windows or doors facing the street are required. The main front 

elevation shall provide at least sixty percent windows or transparency at the 
pedestrian level. Facades on corner lots shall provide at least sixty percent 
windows or transparency on all corner-side facades. All other side elevations shall 
provide at least thirty percent transparency. The transparency is measured in lineal 
fashion. For example, a one hundred-foot long building elevation shall have at 
least sixty feet (sixty percent of one hundred feet) of transparency in length. 
Reflective, glazed, mirrored or tinted glass is limited to ten percent of the lineal 
footage of windows on the street facing facade. Highly reflective or glare-
producing glass with a reflective factor of one-quarter or greater is prohibited on 
all building facades. Any glazing materials shall have a maximum fifteen percent 
outside visual light reflectivity value. No exception shall be made for reflective 
glass styles that appear transparent when internally illuminated.  

2.  Side or rear walls that face walkways may include false windows and door 
openings only when actual doors and windows are not feasible because of the 
nature of the use of the interior use of the building. False windows located within 
twenty feet of a right-of-way shall be utilized as display windows with a 
minimum display depth of thirty-six inches.  

 
RESPONSE:  The building façade facing the streets have been designed with aluminum storefront and 

entry door system with transparent glazing to provide pedestrians and customers a view of the interior 

Page 22 
LEGAL123060774.4  



sales area of the facility. Refer to North Elevations for compliance on percentage of transparency. Due 

to the interior use of the facility, the East Elevation facing Hwy 213 has been provided with false 

storefront system. The South and West elevations are not subject to this standard because they do not 

face the walkways. 

J. Roof Treatments. 
1. All facades shall have a recognizable "top" consisting of, but not limited to: 

a. Cornice treatments, other than just colored "stripes" or "bands," with 
integrally textured materials such as stone or other masonry or differently 
colored materials; or  

b. Sloping roof with overhangs and brackets; or 
c. Stepped parapets; 
d. Special architectural features, such as bay windows, decorative roofs and 

entry features may project up to three feet into street rights-of-way, 
provided that they are not less than nine feet above the sidewalk.  

 
RESPONSE:  The building design incorporates a decorative eifs cornice treatment at a varying level 

with the parapet cornice at 26’ level representing the main building height. Sloping roofs and cornices 

are also integrated into the building design which provides a variety of parapet design. Other features 

include clerestory windows and metal awnings. 

17.62.056 Additional standards for large retail establishments.  

A. This section is intended to ensure that large retail building development is compatible  
  with its surrounding area.  

B. Large retail establishment shall mean a retail building occupying more than ten thousand  
  gross square feet of floor area.  

C. In addition to Sections 17.62.050 and 17.62.055 requirements, large retail buildings shall  
  comply with design standards contained in this section.  

D. Development Standards.   
1. Roofs. Roofs shall include at least two of the following features: 

a. Parapets concealing flat roofs and rooftop equipment from public view. 
The average height of such parapets shall not exceed fifteen percent of the 
height of the supporting wall and such parapets shall not at any point 
exceed one-third of the height of the supporting wall. Such parapets shall 
feature three-dimensional cornice treatment;  

b. Overhanging eaves, extending no less than three feet past the supporting 
walls; 

c. Sloping roofs that do not exceed the average height of the supporting 
walls, with an average slope greater than or equal to one foot of vertical 
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rise for every three feet of horizontal run and less than or equal to one foot 
of vertical rise for every one foot of horizontal run;  

d. Three or more roof slope planes. 
 

RESPONSE: The building is designed to encompass a 2-story retail building integrating varying 

heights of parapet cornice and sloping roofs with the topmost cornice at 28’ level providing screening to 

the rooftop units as shown on north elevation. These parapet cornices are designed to provide a 3-

dimensional feature cornice and different colors to give contrast to the roofline and are capped with a 

pre-finished metal coping.  The height of the parapets varies from 2’-6” to 4’-6” above the roof level 

which is well below one-third of the height of the supporting wall. A raised tower is provided on the 

NEC of the building with a sloping roof of 1 foot vertical for every 3 feet of horizontal run. The height 

of the sloping roof is about 5’, which is one-sixth of the height of the supporting wall. 

Chapter 17.41 – Tree Protection Standards 

RESPONSE: There are no existing trees on the Site that will require protection or mitigation. 

Chapter 17.42 – Flood Management Overlay District 

17.42.160 Flood management area standards. 

D. Site Development Standards. All development in the floodplain shall conform to the 
following balanced cut and fill standards:  

 
2. No net fill in any floodplain is allowed. All fill placed in a floodplain shall be 

balanced with at least an equal amount of soil material removed. For the purpose 
of calculating net fill, fill shall include any structure below the design flood 
elevation that has been flood proofed pursuant to subsection (E)(5) of this section.  

3.  Any excavation below bankfull stage shall not count toward compensating for fill. 
4. Excavation to balance a fill shall be located on the same parcel as the fill unless it 

is not practicable to do so. In such cases, the excavation shall be located in the 
same Oregon City floodplain, so long as the proposed excavation and fill will not 
increase flood impacts for surrounding properties as determined through 
hydrologic and hydraulic analysis.  

7. Parking areas in the floodplain shall be accompanied by signs that inform the 
public that the parking area is located in a flood management area and that care 
should be taken when the potential for flooding exists.   
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RESPONSE: The project is located within a Flood Management Overlay District.  Based on the FIMA 

FIRM map the base flood elevation for the Site is 48.0’.  The entirety of the Site is above this elevation 

and no grading below 48’ will be required.  Therefore, the project is not required to maintain a cut/fill 

balance, the grading has been provided to maintain positive drainage and minimum cut/fill. Please refer 

to the Grading and Erosion Control Plans included in this application package (Sheet C1.0).  

E. Construction Standards. 
1. Anchoring. 
2. Construction Materials and Methods. 
3. Utilities. 

RESPONSE: The 100 year flood plain elevation is 48 feet. The proposed finished floor for the building 

is 57.88 feet. The entirety of the Site is above 48’ and no grading below this elevation will be required. 

Therefore the Flood management area standards (17.42.160) are not applicable. 

CHAPTER 17.44 – US GEOLOGICAL HAZARDS 

17.44.050 Development—Application requirements and review procedures and approvals. 

Except as provided by subsection B. of this section, the following requirements apply to all 
 development proposals subject to this chapter:  

A. A geological assessment and geotechnical report  
B. Review procedures and approvals require the following: 
C. The city engineer may waive one or more requirements of subsections A and B of this  

  section if the city engineer determines that Site conditions, size or type or development of 
  grading requirements do not warrant such detailed information.  

 
RESPONSE: A Geotechnical Report is included in this submittal package.  

17.44.060 Development standards.  

Notwithstanding any contrary dimensional or density requirements of the underlying zone, the 
following standards shall apply to the review of any development proposal subject to this chapter.  
Requirements of this chapter are in addition to other provision of the Oregon City Municipal Code. 
Where provision of this chapter conflict with other provision of the Oregon City Municipal Code, the 
provisions that are more restrictive of regulated development activity shall govern.  

A. All developments shall be designed to avoid unnecessary disturbance of natural   
  topography, vegetation and soils. To the maximum extent practicable as determined by  
  the review authority, tree and ground cover removal and fill and grading for residential  
  development on individual lots shall be confined to building footprints and driveways, to  
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  areas required for utility easements and for slope easements for road construction, and to  
  areas of geotechnical remediation.  

B. All grading, drainage improvements, or other land disturbances shall only occur from  
  May 1 to October 31. Erosion control measures shall be installed and functional prior to  
  any disturbances. The city engineer may allow grading, drainage improvements or other  
  land disturbances to begin before May 1 (but no earlier than March 16) and end after  
  October 31 (but no later than November 30), based upon weather conditions and in  
  consultation with the project geotechnical engineer. The modification of dates shall be  
  the minimum necessary, based upon the evidence provided by the applicant, to   
  accomplish the necessary project goals. Temporary protective fencing shall be   
  established around all trees and vegetation designed for protection prior to the   
  commencement of grading or other soil disturbance.  

C. Designs shall minimize the number and size of cuts and fills. 
 

RESPONSE: Please refer to the Grading Plan included in this submittal package. Minimum disturbance 

and cut/fill is proposed as the majority of the area to be developed is already paved and being used for 

parking for the Home Depot.  The undeveloped area was previously graded to a “pad” condition. The 

project construction schedule has not been determined at this time; however attention will be given to 

the designated construction window.   

E. Any structural fill shall be designed by a suitably qualified and experienced civil or  
  geotechnical engineer licensed in Oregon in accordance with standard engineering  
  practice. The applicant's engineer shall certify that the fill has been constructed as   
  designed in accordance with the provisions of this chapter.  

 
RESPONSE: The project civil engineer and geotechnical engineer are both licensed professionals in the 

State of Oregon.  

H. Density shall be determined as follows: 
1. For those areas with slopes less than twenty-five percent between grade breaks, 

the allowed density shall be that permitted by the underlying zoning district;  
 

RESPONSE: The Site’s slope is less than 25%.  The maximum allowed site coverage of the zone, 

including the building and parking lot is ninety percent. The Site’s proposed impervious coverage is 

84.3%.  

J. The geotechnical engineer of record shall review final grading, drainage, and foundation  
  plans and specifications and confirm in writing that they are in conformance with the  
  recommendations provided in their report.  
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RESPONSE: The project will comply with all recommendations of the geotechnical engineer and his 

report as well as all determinations made by City staff in regard to these issues. The future submittal of 

the ‘As Constructed Drawings’ will include written verification from the geotechnical engineer of 

project compliance. 

17.44.070 Access to property.  

RESPONSE:  No new access is proposed.  Access to the Site is through the existing Home Depot, 

which has two access points on Washington Street.  The shared access will be supported by required 

shared access easements and will eliminate the need for additional curb cuts on Washington Street. 

17.44.080 Utilities.  

All new service utilities, both on-Site and off-Site, shall be placed underground and under 
roadbeds where practicable. Every effort shall be made to minimize the impact of utility construction. 
Underground utilities require the geologic hazards permitting and review prescribed herein.  

 
RESPONSE: Utilities to the proposed project will be made via underground connections. 

17.44.090 Stormwater drainage.  

The applicant shall submit a permanent and complete stormwater control plan. The program shall 
include, but not be limited to the following items as appropriate: curbs, gutters, inlets, catch basins, 
detention facilities and stabilized outfalls. Detention facilities shall be designed to city standards as set 
out in the city's drainage master plan and design standards. The review authority may impose conditions 
to ensure that waters are drained from the development so as to limit degradation of water quality 
consistent with Oregon City's Title III section of the Oregon City Municipal Code Chapter 17.49 and the 
Oregon City Public Works Stormwater Management Design Manual and Standards Plan or other 
adopted standards subsequently adopted by the city commission. Drainage design shall be approved by 
the city engineer before construction, including grading or other soil disturbance, has begun.  
 

RESPONSE: Please refer to the Stormwater Report and Calculations included in this submittal package 

as Exhibit C. As designed and submitted, this project complies with all applicable codes and standards.  
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17.44.100 Construction standards.  

RESPONSE: All standards pertaining to construction, as described in Section 17.44.100 will be met.  

Chapter 17.49 – Natural Resource Overlay District 

17.49.010 Purpose.  

The Natural Resource Overlay District designation provides a framework for protection of Metro 
Titles 3 and 13 lands, and Statewide Planning Goal 5 resources within Oregon City. The Natural 
Resource Overlay District (NROD) implements the Oregon City Comprehensive Plan Natural Resource 
Goals and Policies, as well as Federal Clean Water Act requirements for shading of streams and 
reduction of water temperatures, and the recommendations of the Metro ESEE Analysis. It is intended to 
resolve conflicts between development and conservation of habitat, stream corridors, wetlands, and 
floodplains identified in the city's maps. The NROD contributes to the following functional values:  
 

RESPONSE: The City’s maps do not identify any natural resources on the Site, so the project does not 

create issues between development and conservation of habitat, stream corridors, wetlands, and 

floodplains identified in the city's maps. 

Chapter 17.52 – Off-Street Parking and Loading 

17.52.020 Number of automobile spaces required. 

A. The number of parking spaces shall comply with the minimum and maximum standards 
listed in Table 17.52.020. The parking requirements are based on spaces per one thousand square feet 
net leasable area unless otherwise stated.  

 
Table 17.52.020  

Number of automobile spaces required. 

  

LAND USE  

PARKING REQUIREMENTS  

 MINIMUM  MAXIMUM  

Retail Store, Shopping Center, Restaurants 4.10 5.00 

   
3. Where calculation in accordance with the above list results in a fractional space, any 

fraction less than one-half shall be disregarded and any fraction of one-half or more shall require one 
space.  

Page 28 
LEGAL123060774.4  



 
RESPONSE: The proposed building will contain 11,087 GSF of retail/sales use.  As such, the minimum 

required parking is 46 spaces and the maximum allowed is 55 spaces. The project proposes 31 parking 

spaces including two ADA accessible spaces within its lease area. America’s Tire will enter into a 

shared parking agreement with Home Depot to accommodate the 15 minimum space discrepancy.  

Section 17.52.020.B.2. 

Currently there are 596 parking spaces provided at Home Depot. The America’s Tire development will 

necessitate the removal of nineteen of the existing spaces and the addition of seven spaces. The total 

number of spaces after the construction of America’s Tire will be 584 parking spaces, below the 600 

parking space limit for the entire Home Depot site. 

The TIA performed by Kittelson analyzed Home Depot’s demands in the portion of the Home Depot lot 

adjacent to the America’s Tire site. Once the America’s Tire is constructed, Home Depot will have 142 

parking spaces in the vicinity of America’s Tire. During the peak parking demand, Home Depot 

occupied 117 of the 142 spaces, meaning that 25 spaces are vacant. Additionally, 6 to 7 parking spaces 

could be freed up in the portion of Home Depot’s parking lot near the America’s Tire by moving Home 

Depot’s bulk building materials to another location on the Home Depot site. Further, the proposed tire 

center has 6 bays where cars will be parked while being serviced. Accordingly, the Home Depot and 

America’s Tire’s parking demands do not materially overlay in the localized parking area, even during 

the most congested 15-minute parking period. 

17.52.030 Standards for automobile parking.  

A. Access. Ingress and egress locations on public thoroughfares shall be located in the 
interests of public traffic safety. Groups of more than four parking spaces shall be so located and served 
by driveways so that their use will require no backing movements or other maneuvering within a street 
right-of-way other than an alley. No driveway with a slope of greater than fifteen percent shall be 
permitted without approval of the city engineer.   

C. Drainage.  Drainage shall be designed in accordance with the requirements of Chapter 
13.12 and the city public works stormwater and grading design standards.  
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D. Dimensional Standards. 
 

RESPONSE:  Access to the Site is through the existing Home Depot, which has two access points on 

Washington Street.  The parking lot area has been designed to comply with all applicable standards and 

dimensions.   

17.52.040 Bicycle parking standards.  

USE  MINIMUM 
BICYCLE 
PARKING  

MINIMUM BICYCLE PARKING - COVERED -  
The following percentage of bicycle parking is required to be  
covered  

Retail stores and  
shopping centers 

1 per 20  
auto spaces 
(minimum  
of 2) 

50% (minimum of 2) 

RESPONSE: The project requires 2 bicycle parking spaces, both of which must be covered. These 

spaces are provided on the north side of the building beneath a building awning and close to the main 

building entrance located on the NW corner of the building. The design of the spaces shall comply with 

all applicable codes and standards. 

17.52.060 Parking lot landscaping.  
A. Development Standards. 

1. The landscaping shall be located in defined landscaped areas that are uniformly 
distributed throughout the parking or loading area.  

2. All areas in a parking lot not used for parking, maneuvering, or circulation shall 
be landscaped.  

3. Parking lot trees shall be a mix of deciduous shade trees and coniferous trees. The 
trees shall be evenly distributed throughout the parking lot as both interior and 
perimeter landscaping to provide shade.  

4. Required landscaping trees shall be of a minimum two-inch minimum caliper size 
(though it may not be standard for some tree types to be distinguished by caliper), 
planted according to American Nurseryman Standards, and selected from the 
Oregon City Street Tree List;  

5. Landscaped areas shall include irrigation systems unless an alternate plan is 
submitted, and approved by the community development director, that can 
demonstrate adequate maintenance;  

6. All plant materials, including trees, shrubbery and ground cover should be 
selected for their appropriateness to the Site, drought tolerance, year-round 
greenery and coverage and staggered flowering periods. Species found on the 
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Oregon City Native Plant List are strongly encouraged and species found on the 
Oregon City Nuisance Plant List are prohibited.  

7. The landscaping in parking areas shall not obstruct lines of sight for safe traffic 
operation and shall comply with all requirements of Chapter 10.32, Traffic Sight 
Obstructions.  

 
RESPONSE: Zelkova, Douglas Fir and Katsura trees are proposed for the parking lot, as depicted on 

the landscaping plan (Sheet L1.0).  All materials chosen for this area are adaptable to the parking lot 

environment. All plant spacing, sizing, sight lines and material requirements have been complied with. 

The irrigation system will be an underground design build system. 

 
B. Perimeter Parking Lot Landscaping and Parking Lot Entryway/Right-of-Way Screening. 

Parking lots shall include a five-foot wide landscaped buffer where the parking lot abuts the right-of-
way and/or adjoining properties. In order to provide connectivity between non-single-family Sites, the 
community development director may approve an interruption in the perimeter parking lot landscaping 
for a single driveway where the parking lot abuts property designated as multi-family, commercial or 
industrial. Shared driveways and parking aisles that straddle a lot line do not need to meet perimeter 
landscaping requirements.  

1. The perimeter parking lot are[a] shall include: 
a. Trees spaced a maximum of thirty-five feet apart (minimum of one tree on 
either side of the entryway is required). When the parking lot is adjacent to a 
public right-of-way, the parking lot trees shall be offset from the street trees;  
b. Ground cover, such as wild flowers, spaced a maximum of 16-inches on 
center covering one hundred percent of the exposed ground within three years. No 
bark mulch shall be allowed except under the canopy of shrubs and within two 
feet of the base of trees; and  
c. An evergreen hedge screen of thirty to forty-two inches high or shrubs 
spaced no more than four feet apart on average. The hedge/shrubs shall be parallel 
to and not nearer than two feet from the right-of-way line. The required screening 
shall be designed to allow for free access to the Site and sidewalk by pedestrians. 
Visual breaks, no more than five feet in width, shall be provided every thirty feet 
within evergreen hedges abutting public right-of-ways.  
 

RESPONSE: An Otto Luyken Laurel hedge is proposed for parking lot screening and buffering.  The 

perimeter parking lot landscaping plan is depicted on Sheet L1.0, which demonstrates compliance with 

all plant spacing requirements.  

C. Parking Area/Building Buffer. Parking areas shall be separated from the exterior wall of a 
structure, exclusive of pedestrian entranceways or loading areas, by one of the following:  
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1. Minimum five-foot wide landscaped planter strip (excluding areas for pedestrian 
connection) abutting either side of a parking lot sidewalk with:  
a. Trees spaced a maximum of thirty-five feet apart; 
b. Ground cover such as wild flowers, spaced a maximum of sixteen-inches 

on center covering one hundred percent of the exposed ground within 
three years. No bark mulch shall be allowed except under the canopy of 
shrubs and within two feet of the base of trees; and  

c. An evergreen hedge of thirty to forty-two inches or shrubs placed no more 
than four feet apart on average; or  

2. Seven-foot sidewalks with shade trees spaced a maximum of thirty-five feet apart 
in three-foot by five-foot tree wells.  

 
RESPONSE: The ADA parking area abuts a pedestrian walkway. A single shade tree has been placed 

in a tree well in this area (adjacent to the main entrance) as required by Section 17.52.060 C.1.   

D. Interior Parking Lot Landscaping. Surface parking lots shall have a minimum ten percent 
of the interior of the gross area of the parking lot devoted to landscaping to improve the water quality, 
reduce storm water runoff, and provide pavement shade. Interior parking lot landscaping shall not be 
counted toward the fifteen percent minimum total Site landscaping required by Section 17.62.050(1) 
unless otherwise permitted by the dimensional standards of the underlying zone district. Pedestrian 
walkways or any impervious surface in the landscaped areas are not to be counted in the percentage. 
Interior parking lot landscaping shall include:  

a. A minimum of one tree per six parking spaces. 
b. Ground cover, such as wild flowers, spaced a maximum of sixteen-inches 

on center covering one hundred percent of the exposed ground within 
three years. No bark mulch shall be allowed except under the canopy of 
shrubs and within two feet of the base of trees.  

c. Shrubs spaced no more than four feet apart on average. 
d. No more than eight contiguous parking spaces shall be created without 

providing an interior landscape strip between them. Landscape strips shall 
be provided between rows of parking shall be a minimum of six feet in 
width and a minimum of ten feet in length.  

e. Pedestrian walkways shall have shade trees spaced a maximum of every 
thirty-five feet in a minimum three-foot by five-foot tree wells; or  

Trees spaced every thirty-five feet, shrubs spaced no more than four feet apart on average, and 
ground cover covering one hundred percent of the exposed ground. No bark mulch shall be allowed 
except under the canopy of shrubs and within two feet of the base of trees.  

 
RESPONSE: A minimum of six parking lot trees are required by code. A total of eleven parking lot 

trees have been proposed.  The interior parking lot landscaping plan is depicted on Sheet L1.0, which 

demonstrates compliance with all plant spacing requirements. 

17.52.090 Loading areas.   
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A. Purpose. 
 1. The purpose of this section is to provide adequate loading areas for commercial, office, 
 retail and industrial uses that do not interfere with the operation of adjacent streets.  
B. Applicability. 
 1. Section 17.52.090 applies to uses that are expected to have service or delivery truck visits 
 with a forty-foot or longer wheelbase, at a frequency of one or more vehicles per week. The city 
 engineer and decision maker shall determine through site plan and design review the number, 
 size, and location of required loading areas, if any.  
C. Standards. 
 1. The off-street loading space shall be large enough to accommodate the largest vehicle 
 that is expected to serve the use without obstructing vehicles or pedestrian traffic on adjacent 
 streets and driveways. Applicants are advised to provide complete and accurate information 
 about the potential need for loading spaces because the city engineer or decision maker may 
 restrict the use of other public right-of-way to ensure efficient loading areas and reduce 
 interference with other uses.  
 2. Where parking areas are prohibited between a building and the street, loading areas are 
 also prohibited.  
  
 
RESPONSE: A specific loading area is not proposed or needed for this project. Delivery of incoming 

inventory and pick up of recycled tires take place during off hours. This allows the trucks to park in 

front of the bay doors for loading and unloading without disturbing the functions of the site. 

17.62.065 Outdoor lighting. 

D. Design and Illumination Standards. 
General Outdoor Lighting Standard and Glare Prohibition.  

1. Outdoor lighting, if provided, shall be provided in a manner that enhances 
security, is appropriate for the use, avoids adverse impacts on surrounding 
properties, and the night sky through appropriate shielding as defined in this 
section. Glare shall not cause illumination on other properties in excess of a 
measurement of 0.5 footcandles of light as measured at the property line. In no 
case shall exterior lighting add more than 0.5 footcandle to illumination levels at 
any point off-Site. Exterior lighting is not required except for purposes of public 
safety. However, if installed, all exterior lighting shall meet the following design 
standards:  

2. Any light source or lamp that emits more than nine hundred lumens (thirteen watt 
compact fluorescent or sixty watt incandescent) shall be concealed or shielded 
with a full cut-off style fixture in order to minimize the potential for glare and 
unnecessary diffusion on adjacent property. All fixtures shall utilize one of the 
following bulb types: metal halide, induction lamp, compact fluorescent, 
incandescent (including tungsten-halogen), or high pressure sodium with a color 
rendering index above seventy.  
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3. The maximum height of any lighting pole serving a multi-family residential use 
shall be twenty feet. The maximum height serving any other type of use shall be 
twenty-five feet, except in parking lots larger than five acres, the maximum height 
shall be thirty-five feet if the pole is located at least one hundred feet from any 
residential use.  

4. Lighting levels: 
 

Table 1-17.62.065.  Foot-candle Levels  
Location Min Max Avg 
Pedestrian Walkways 0.5 7:1 max/min ratio 1.5 
Pedestrian Walkways in 
Parking Lots 

 10:1 max/min ratio 0.5 

Pedestrian Accessways 0.5 7:1 max/min ratio 1.5 
Building Entrances 3   
Bicycle Parking Areas 3   
Abutting property N/A .05  

5. Parking lots and other background spaces shall be illuminated as unobtrusively as 
possible while meeting the functional needs of safe circulation and protection of 
people and property. Foreground spaces, such as building entrances and outside 
seating areas, shall utilize pedestrian scale lighting that defines the space without 
glare.  

6. Any on-Site pedestrian circulation system shall be lighted to enhance pedestrian 
safety and allow employees, residents, customers or the public to use the 
walkways at night. Pedestrian walkway lighting through parking lots shall be 
lighted to light the walkway and enhance pedestrian safety pursuant to Table 1.  

7. Pedestrian Accessways. To enhance pedestrian and bicycle safety, pedestrian 
accessways required pursuant to OCMC 12.28 shall be lighted with pedestrian-
scale lighting. Accessway lighting shall be to a minimum level of one-half foot-
candles, a one and one-half foot-candle average, and a maximum to minimum 
ratio of seven-to-one and shall be oriented not to shine upon adjacent properties. 
Street lighting shall be provided at both entrances. Lamps shall include a high-
pressure sodium bulb with an unbreakable lens.  

8. Floodlights shall not be utilized to light all or any portion of a building facade 
between ten p.m. and six a.m.  

9. Lighting on automobile service station, convenience store, and other outdoor 
canopies shall be fully recessed into the canopy and shall not protrude downward 
beyond the ceiling of the canopy.  

10. The style of light standards and fixtures shall be consistent with the style and 
character of architecture proposed on the Site.  

11. In no case shall exterior lighting add more than one foot-candle to illumination 
levels at any point off-Site.  

12. All outdoor light not necessary for security purposes shall be reduced, activated 
by motion sensor detectors, or turned off during non-operating hours.  
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13. Light fixtures used to illuminate flags, statues, or any other objects mounted on a 
pole, pedestal, or platform shall use a narrow cone beam of light that will not 
extend beyond the illuminated object.  

14. For upward-directed architectural, landscape, and decorative lighting, direct light 
emissions shall not be visible above the building roofline.  

15. No flickering or flashing lights shall be permitted, except for temporary 
decorative seasonal lighting.  

 
RESPONSE: The building is provided with a wall mounted light fixture with a cut-off lens to avoid 

adverse impact on the adjacent properties as well as night sky.  Site lighting will be provided in the 

parking lot complying with the City’s design standards. The light poles to be used for this development 

shall be similar to the adjacent Home Depot development. See Photometric Plan, Sheet ES1.0. 

 
17.62.085 Refuse and recycling standards for commercial, industrial, and multi-family 
developments.  

The purpose and intent of these provisions is to provide an efficient, safe and convenient refuse 
and recycling enclosure for the public as well as the local collection firm. All new development, change 
in property use, expansions or exterior alterations to uses other than single-family or duplex residences 
shall include a refuse and recycling enclosure. The area(s) shall be:  

A. Sized appropriately to meet the needs of current and expected tenants, including an 
expansion area if necessary;  

B. Designed with sturdy materials, which are compatible to the primary structure(s); 
C. Fully enclosed and visually screened; 
D. Located in a manner easily and safely accessible by collection vehicles; 
E. Located in a manner so as not to hinder travel lanes, walkways, streets or adjacent 

properties;  
F. On a level, hard surface designed to discharge surface water runoff and avoid ponding; 
G. Maintained by the property owner; 
H. Used only for purposes of storing solid waste and recyclable materials; 
I. Designed in accordance with applicable sections of the Oregon City Municipal Code 

(including Chapter 8.20—Solid Waste Collection and Disposal) and city adopted policies. 
 

RESPONSE: The refuse and recycling area is located to the SE of the building. Access to the facility 

does not require the service provider to cross auto travel or pedestrian access ways. It is enclosed by a 6-

foot high, concrete block wall which matches the building. It is also screened from the parking area and 

off-street views by landscaping. The enclosure has four doors and is approximately 250 sf. Please refer 

to Sheet No. A.2 for the Trash Enclosure Plan/Elevations. 

Page 35 
LEGAL123060774.4  



TITLE 12 – STREETS, SIDEWALKS AND PUBLIC SPACES 

12.04 – Streets, Sidewalks and Public Spaces  

RESPONSE: No public street improvements are proposed or required with this application. 

12.08 – Public and Street Trees   

RESPONSE: No new street trees are proposed or required with this application. 

 

EXHIBITS: 

A. Property Zoning Report for the Site 

B. Oregon City Municipal Code Chapter 17.34, “MUD” Mixed Use Downtown District  

C. Preliminary Storm Water Calculations 

D. Letter from America’s Tire 

E. Pre-application Conference Notes 
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MICHAEL O'BRIEN
OREGON
11/31/98
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PRELIM
IN

ARYPLANTING LEGEND
TREES

>*
ACER CIRCINATUM 'PACIFIC FIRE" - VINE MAPLE
101 B&B. WELL BRANCHED, 3 STEM MIN. AT BASE

ACER RUBRUM 'GERLING' - ARMSTRONG MAPLE
2" CAL. B&B. WELL BRANCHED.LIMBED TO 6'

CERCIDIPHYLLUM JAPONICUM - KATSURA TREE
2" CAL. B&B. WELL BRANCHED.UMBED TO 6'

PSEUDOTSUGA MENZIESII - DOUGLAS FIR
8' B&B,FULL TREES. BRANCHED TO GROUND

ZELKOVA SERRATA 'HALKA' - JAPANESE ZELKOVA
2* CAL. B&B. WELL BRANCHED.UMBED TO 6’

ZELKOVA SERRATA 'HALKA' - JAPANESE ZELKOVA
3'CAL.B&B. WELL BRANCHED.UMBED TO 6’

EXISTING TREES TO REMAIN
PROTECT DURING CONSTRUCTION

EXISTING TREE TO BE REMOVED
SEE TREE MITIGATION PLAN

SHRUBS AND GROUNDCOVER

BERBERIS THUNBERGII 'CRIMSON PYGMY1- JAPANESE BARBERRY
2 GAL. CONT.,FULL PLANTS, 30" O.C.
CEANOTHUS THYRSIFLORUS VICTORIA' - CALIFORNIA LILAC
3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN (9'MAX.HT.)
CORNUS SERICEA KELSEY!' - REDTWIG DOGWOOD
1 GAL.CONT.. FULL PLANTS. 24" O.C.

CT O
Oo/ / / / / / / / /

—I—Ixm o
COTONEASTER HORIZONTALIS 'VARIEGATUS' - ROCK COTONEASTER
2 GAL. CONT..FULL PLANTS, 30" O.C.
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1 GAL.CONT., FULL PLANTS,12" O.C.

>-HI
oo
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c j
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3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN

(s> X
O-<
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3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN<5>hO
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o
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CNHCHECKED:RESEEDED FIELDGRASS TO MATCH EXIST.
SEE SPECIFICATIONS 12023.L10FILE:
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3
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!-2. IRRIGATION SYSTEM TO OPERATE SEPARATELY FROM ON-SITE SYSTEM.
SHEET I3. LANDSCAPE TO BE INSTALLED ACCORDING TO AMERICAN NURSERYMAN

STANDARDS. a
I
i4. ALL INTERIOR LANDSCAPE SHRUBS SHALL BE SPACED NO MORE THAN 4'

ON CENTER. L1.0 $
3
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CONCEPTUAL 1ST FLOOR PLAN

CONCEPTUAL MEZZ. FLOOR PLAN

CONCEPTUAL FLOOR PLANS

A.1

  OFFICE                                         113.69 S.F. 

'M' OCCUPANCY:

SALES / DISPLAY                     1,204.78 S.F. 

'S-1' OCCUPANCY:

 MEZZANINE LEVEL AREA:

  STORAGE # 1:                                   176.72 S.F. 

  STORAGE # 2:                                   244.38 S.F. 

  STORAGE # 3:                                   592.89 S.F. 

  JANITOR ROOM:                           30.91  S.F. 

  WOMEN                                          55.38  S.F.

  MEN                                                55.69  S.F. 

'S-1' OCCUPANCY:              

                                                        2,768.99 S.F. (NET AREA / USABLE) 

GROUND FLOOR AREA

  COMPUTER                                    29.51 S.F. 

  HALL                                             106.88 S.F. 

  SERVICE                                       5574 S.F.              

RECYCLE TIRE                              381.33  S.F.              

COMPRESSOR ROOM                  176 S.F.              

                                                      8,039 .15 S.F. (NET AREA / USABLE)              

TOTAL GROUND FLOOR AREA:  8,668 S.F. (BLDG FOOTPRINT)              

BUILDING AREA CALCS

  WALKING GRATE:                            1755 S.F. 

 EMPLOYEE                                     56.98  S.F.

TOTAL BUILDING FLOOR AREA:  8,668 + 2,768.99 = 11,436.99 SF              

(INCLUDING MEZZ LEVEL)
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FINISH LEGEND

CONCEPTUAL ELEVATIONS
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CONCEPTUAL 1ST FLOOR PLAN

CONCEPTUAL MEZZ. FLOOR PLAN

CONCEPTUAL FLOOR PLANS

A.1

  OFFICE                                         113.69 S.F. 

'M' OCCUPANCY:

SALES / DISPLAY                     1,204.78 S.F. 

'S-1' OCCUPANCY:

 MEZZANINE LEVEL AREA:

  STORAGE # 1:                                   176.72 S.F. 

  STORAGE # 2:                                   244.38 S.F. 

  STORAGE # 3:                                   592.89 S.F. 

  JANITOR ROOM:                           30.91  S.F. 

  WOMEN                                          55.38  S.F.

  MEN                                                55.69  S.F. 

'S-1' OCCUPANCY:              

                                                        2,768.99 S.F. (NET AREA / USABLE) 

GROUND FLOOR AREA

  COMPUTER                                    29.51 S.F. 

  HALL                                             106.88 S.F. 

  SERVICE                                       5828 S.F.              

RECYCLE TIRE                              381.33  S.F.              

COMPRESSOR ROOM                  176 S.F.              

                                                      8,039 .15 S.F. (NET AREA / USABLE)              

TOTAL GROUND FLOOR AREA:  8,668 S.F. (BLDG FOOTPRINT)              

BUILDING AREA CALCS

  WALKING GRATE:                            1755 S.F. 

 EMPLOYEE                                     56.98  S.F.

TOTAL BUILDING FLOOR AREA:  8,668 + 2,768.99 = 11,436.99 SF              

(INCLUDING MEZZ LEVEL)
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OREGON
11/31/98

410

PRELIM
IN

ARYPLANTING LEGEND
TREES

>*
ACER CIRCINATUM 'PACIFIC FIRE" - VINE MAPLE
2* CAL., WELL BRANCHED, 3 STEM MIN. AT BASE

ACER RUBRUM 'GERLING' - ARMSTRONG MAPLE
2* CAL. B&B. WELL BRANCHED.LIMBED TO 6'

CERCIDIPHYLLUM JAPONICUM - KATSURA TREE
2* CAL. B&B, WELL BRANCHED.UMBED TO 6'

PSEUDOTSUGA MENZIESII - DOUGLAS FIR
2* CAL.,FULL TREES, BRANCHED TO GROUND

4"
ZELKOVA SERRATA 'HALKA' - JAPANESE ZELKOVA
2* CAL. B&B. WELL BRANCHED.UMBED TO 6’

TFDAfi

5"
CEDAR

v"/ ZELKOVA SERRATA 'HALKA' - JAPANESE ZELKOVA
3'CAL.B&B. WELL BRANCHED.UMBED TO 6’

.LU-"X X
V4"

/\
CEDAR

4*
4*

CEDAR CEQAR EXISTING TREES TO REMAIN
PROTECT DURING CONSTRUCTION4“

4" r.FOAR
CEDAR

EXISTING TREE TO BE REMOVED
SEE PLAN NOTES FOR MITIGATION

SHRUBS AND GROUNDCOVER

BERBERIS THUNBERGII 'CRIMSON PYGMY1- JAPANESE BARBERRY
2 GAL. CONT.,FULL PLANTS, 30” O.C.
CEANOTHUS THYRSIFLORUS VICTORIA' - CALIFORNIA LILAC
3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN (9'MAX.HT.)
CORNUS SERICEA KELSEYI' - REDTWIG DOGWOOD
1 GAL.CONT.. FULL PLANTS. 24” O.C.

CT O Oo
LU/ / / / / / / / /

cr/</^/ /< / /

/ / / / / / / / /

Om
COTONEASTER HORIZONTALIS 'VARIEGATUS' - ROCK COTONEASTER
2 GAL. CONT..FULL PLANTS. 30" O.C.

>-zz o
O LIRIOPE SPICATA - LILYTURF

1 GAL.CONT., FULL PLANTS,12" O.C.zz oo
LUMYRICA CALIFORNIA - PACIFIC WAXMYRTLE

3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN
cr(s> o-<

PIERIS JAPONICA VALLEY VALENTINE' - LILY-OF-THE-VALLEY
3 GAL. CONT.FULL PLANTS, SPACE AS SHOWN<5>hO

C/J PRUNUS LAUROCERASUS 'OHO LUYKEN' - ENGLISH LAUREL
3 GAL. CONT.,FULL PLANTS, SPACE AS SHOWN (4'O.C. MAX.)
RHODODENDRON 'GIRARD'S FUCHSIA' - EVERGREEN AZALEA
18-21'B&B, FULL PLANTS, SPACE AS SHOWN (4' O.C.MAX.)

0

0
RIBES SANGUINEUM 'KING EDWARD VII' - RED CURRANT
5 GAL. CONT.FULL PLANTS, SPACE AS SHOWN (4’O.C. MAX.)
ROSA 'MEIKROTAL' - SCARLET MEIDILAND ROSE
5 GAL. CONT.FULL PLANTS, SPACE AS SHOWN (3'O.C. MAX.)
RUBUS PENTALOBUS - TAIWAN BRAMBLE
4* POTS, FULL PUNTS, 16' O.C.

0
LANDSCAPE PLANo

12/10/13DATE:SPIREA JAPONICA VAN' - DOUBLE PLAY SPIREA
1 GAL.CONT., FULL PUNTS, 16" O.C. (2' MAX.HT.)OOP DRAWN: MEO

CNHCHECKED:
RESEEDED FIELDGRASS TO MATCH EXIST.
SEE SPECIFICATIONS 12023.L10FILE:

REVISIONS:EXISTING LANDSCAPE TO REMAIN
PROTECT DURING CONSTRUCTION i

?
?

NOTES A

© **i (XGNtruivs r*cJO«. *11 BIGHTS BES “V«>
SI-ALL PLANTS SHALL BE IRRIGATED BY A FULLY AUTOMATIC. PERMANENT,

UNDERGROUND IRRIGATION SYSTEM UNLESS OTHERWISE NOTED.
1. THESE CftAWNOS AS! TK PflOPfAIV

Of »AJ ENGMEEMtQ WC »HO APS
MOT TO BS USED OR REMOOCCEO *ART MASHER. EXCEPT VMM THE PRICfl•WITTEN PEBMSSIOH 0* AAJ
EM3AEERIHQ ISC.

Jl

l
3

2. IRRIGATION SYSTEM TO OPERATE SEPARATELY FROM ON-SITE SYSTEM.
SHEET 13. LANDSCAPE TO BE INSTALLED ACCORDING TO AMERICAN NURSERYMAN

STANDARDS. a
I
i4. ALL INTERIOR LANDSCAPE SHRUBS SHALL BE SPACED NO MORE THAN 4'

ON CENTER. L1.0 $
S
l5. OWNER TO MAINTAIN LANDSCAPE TO ACHIEVE FULL COVERAGE OF

UNPAVED AREAS WITHIN THREE YEARS. %( IK FEET )
1 inch - 20 fL

JOB NUMBER:

A12023.11
5-STREET TREES CONTINGENT ON ODOT APPROVAL. TREES WILL BE

LOCATED ELSEWHERE ON THE SITE IF NOT APPROVED.
6.

I
ui



CITY OF OREGON CITY
LIMITED LAND USE DECISION

OREGON CITY, OREGON 97045
FAX 503- 657-7892

320 WARNER MILNE ROAD
TEL 503-657-0891

NOTICE OF TYPE II LAND USE DECISION
SP 99-1IR, Site Plan & Design Review

Date: October 19, 2000

FILE: SP 99-11R

APPLICANT: Home Depot USA, Inc.
9450 SW Commerce Circle, Suite 325
Willsonville, OR 97070
Contact: Jim Lyon

Park Place Development, Inc.
11265 SW Willsonville Road
Willsonville, OR 07070-7502
Contact: Jack Parker

PROPERTY OWNER:

Southwest comer of Highway 213 and Washington StreetLOCATION:

LEGAL DESCRIPTION: Map 2S-2E-29, 16.56-acre portion of Tax Lot 900, Clackamas
County.

PRESENT ZONING: “M-2” Heavy Industrial District

PROPOSAL: A 117,064-square foot Home Depot store with a 19,686-square foot
Garden Center (revised site plan)

Title 17, Zoning: Chapters 17.38 M-2 Heavy Industrial District, 17.42
Flood Management Overlay District; 17.49 Water Quality Resource
Overlay District; 17.50 Administration and Procedures; 17.52 Off-
Street Parking and Loading; 17.62 Site Plan and Design Review

CRITERIA:

DECISION: The Planning Manager approved the proposed site plan & design
review application SP 99-11R, with conditions.

The staff report, decision and specific conditions of
approval were mailed to all parties of record. Supporting
documents are available for inspection at the Oregon City
Planning Division. Copies of these documents are
available (for a fee) upon request.

IF YOU HAVE ANY QUESTIONS ABOUT THIS
APPLICATION, PLEASE CONTACT THE PLANNING
DIVISION OFFICE AT 503-657-0891.

H:\WRDFILES\BARBARA\CURRENT\SPR\HDRV\SP991lrmod.doc



CITY OF OREGON CITY
LIMITED LAND USE DECISION

OREGON CITY, OREGON 97045
FAX 657-7892

320 WARNER MILNE ROAD
TEL 657-0891

120-day Oct. 18, 2000

STAFF REPORT
Date: October 2, 2000

SP 99-11(R)FILE NO.:

Home Depot USA, Inc.
9450 SW Commerce Circle, Suite 325
Wilsonville, OR 97070
Contact: Jim Lyon

APPLICANT:

Park Place Development, Inc.
11265 SW Wilsonville Road
Wilsonville, OR 07070-7502
Contact: Jack Parker

OWNER:

An 117,064-square foot Home Depot store with a 19,686-
square foot Garden Center (revised site plan)

REQUEST:

Southwest comer of Highway 213 and Washington Street
Map 2S-2E-29, 16.56-acre portion of Tax Lot 900,
Clackamas County.

LOCATION:

Approval of SP 00-11R, subject to conditionsDECISION:

REVIEWERS: Barbara Shields, Senior Planner
Maggie Collins, Planning Manager

See Exhibit 2VICINITY MAP:

SP 99-11-R
I of 18



REQUEST:
The revised site plan includes an 117,064-square foot store; a 19,686-square foot garden
center; two future building pads (pad “A” 15,000 square feet and pad “B” 5,000 square
feet), and 615 parking spaces to accommodate the proposed Home Depot structure and
future development on the two building pads. The site plan includes also approximately
170,000 square feet of landscaping.

SITE LOCATION:
The subject property consists of approximately 16.56 acres of a 105-acre property (Tax
Lot 900). The Highway 213 borders the site to the northwest by Washington Street and
to the east. The southern portion of the 105-acre property is occupied by a golf course
driving range.

BACKGROUND:
The original Site Plan and Design Review SP99-11 for the Home Depot development
was approved by the Planning Manager on March 10, 2000, subject to 87 conditions of
approval. The applicant appealed the Planning Manager’s decision on March 20, 2000.
Since that time the applicant and City staff have held a number of discussions that have
resulted in modifications to the applicant’s original request. In order to allow additional
time for these discussions the applicant requested, in subsequent letters, an extension of
the 120-day period to October 18, 2000.

On August 16, 2000, the applicant filed a revised site plan (SP 99-11-R) for the Home
Depot development on the subject property.

In general, the objective of the revisions proposed by the applicant is to set a tone in
anticipation of future development and redevelopment of this part of the Oregon City
Downtown Community Plan area. The design of the Home Depot project anticipates
future development on the Rossman Landfill as a combination of mixed uses connected
by a multi-modal transportation network, including transit and pedestrian walkways.

SUMMARY OF SITE CHARACTERSISTCS AND DEVELOPMENT IMPACTS:
The revised site plan proposed by Home Depot is an outcome of balancing the existing
site’s natural constraints, an attempt to provide a harmonious transition between
freeway-oriented land uses to the east and the Oregon City historic downtown area to the
west, and Home Depot functional characteristics.

Oregon City Downtown Community Plan. The subject site is within the boundaries of
the Oregon City Downtown Community Plan. The Home Depot revised site plan starts
a new design theme for the Rossman Landfill (Tax Lot 900), which, over time, can
become an attractive northern urban gateway to the City. The revised site design of the
SP 99-11-R
2 of 18



Home Depot project also anticipates future development on the landfill as a combination
of uses connected by pedestrian walkways and served by public transit.

Brownfield. The site is located on a portion of the decommissioned Rossman Landfill,
which contains uncontrolled solid waste. The landfill was closed in 1983, and since then
has undergone remediation. The Home Depot development request requires a
modification of the landfill site closure design. The proposed development cannot move
forward without a modification of the landfill closure permit, which the property owner
must request from the Department of Environmental Quality (DEQ).

Water Resources. The proposed application includes significant increases in impervious
surface that will result in stormwater discharges to the Clackamas River (via
Clackamette Cove) and Abemethy Creek (via Park Place Creek). The Willamette River,
the Clackamas River, and Abemethy Creek have been identified by the Oregon
Department of Fish and Wildlife as anadromous fish-bearing streams. Development that
increases impervious surface area represents activities that do not conserve or protect the
listed species. The Clackamas River and the Willamette River are currently listed as
“water quality limited.” The Department of Environmental Quality identified the
Clackamas River as water quality limited for summer temperature. The lower
Willamette River was listed as water quality limited for toxins, biological criteria,
bacteria, and temperature. The National Marine Fisheries Service (NMFS) recently
listed several salmon species as threatened and endangered throughout many areas of the
state. Under this new mle (NMFS’s “4d” rule), local governments must subject
development reviews to the “4d” mle requirements. Since the mle was adopted in
September 2000, any future development on Pad “A” and Pad “B” would be subject to
4d mle requirements.

Approximately 0.16 acres is identified as potential jurisdictional wetland, consisting of
the stream and seeps in the southeastern comer of the property. Under the City’s current
Water Quality Resource Area Overlay District OCMC 17.49, all development must be
located at least 50 feet from the delineated edge of the wetland area.

Based on the current FEMA map, Tax Lot 900 is located within the 100-year Flood
Plain area. City records also show that the property was within the 1996 flood
inundation area

Transportation. The existing transportation deficiencies within the vicinity of the
proposed development include (1) the intersection of1-205 northern ramps at Highway
213 degradation to unacceptable level of service; (2) the intersection of Highway 213
and Washington Street degradation to unacceptable level of service; and (3) the need for
a North-South Collector-Distributor Road to extend the life of the short-range
improvement projects.
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SUMMARY OF SITE DEVELOPMENT APPROACH PROPOSED BY HOME
DEPOT:
The applicant presents the following in its August 8, 2000 revised site plan submittal:

• Highly finished fagade on the Home Depot store. The proposed enhanced fa9ade
for the Home Depot store consists of a metal canopy roof and portico, together
with decorative faux fenestration, that spans a pedestrian activity area. The
canopy is supported by decorative pillars placed in front of the building at the
edge of the pedestrian area. The pedestrian area runs along the north and west
faces of the building for a total of approximately six hundred forty feet. The
effect of the enhanced facade is to wrap the mass of the Home Depot building
with a treatment that brings the building to a more human scale.

• Landscaping. The revised landscape plan contains approximately 3.9 acre of
landscaping (approximately 23% of the total area), including approximately 1
acre of interior landscaping. The proposed landscaping consists of a mixture of
native species, which is considered an important mitigation measure for the
increased impervious area within proximity of protected water resources.

In the original submittal, only perimeter landscaping was proposed due the
likelihood of differential settlement within the 16-acre. The new proposed
pedestrian circulation system along with the interior landscaping will be placed
on pile-supported structural slab foundations that will not be affected by
differential settlement.

• Expansive pedestrian walkway system. The proposed pedestrian circulation
system now consists of seven separate walkways, complemented and enhanced
by approximately 1 acre of interior site landscaping. These elements provide
access to the entire parking area and to future development on other portions of
the landfill.

• Public transit facility. The applicant has proposed an area along Washington
Street for a future Tri-Met stop in anticipation that the Rossman Landfill
property would become the northern “gateway “ to the City and would create a
need for a multi-modal transportation system network.

• Future building pads “A” and "B”. Future building pads “A” (15,000 square
feet) and “B” (5,000 square feet) to the north and to the west of the Home Depot
store are proposed in the revised application. Both pads can be utilized for future
development within the vision created by the Oregon City Downtown
Community Plan.
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CRITERIA:
Municipal Code
Chapter 17.38
Chapter 17.42
Section 17.49
Section 17.50
Section 17.52
Section 17.62

M-2 Heavy Industrial District
Flood Management Overlay District
Water Quality Resource Overlay District
Administration and Procedures
Off-Street Parking and Loading
Site Plan and Design Review

BASIC FACTS:
The site is located in the southwest comer of Highway 213 and Washington
Street. It is a 16.56-acre portion of Tax Lot 900, Tax Assessor’s Map 2S-2E-29,
Clackamas County.

1.

The site is designated “I” Industrial in the Comprehensive Plan and zoned M-2
Heavy Industrial District.

2.

The Highway 213 borders the 16.56-acre site to the northwest by Washington
Street and to the east. The southern portion of the 105-acre property (Tax 900) is
occupied by a golf course driving range, currently under construction. The site
currently slopes gradually from east to west. Site vegetation is minimal, and is in
place primarily to minimize erosion.

3.

The Water Quality and Flood Management Area Map indicates that the
southeasterly portion of the 16.5 acres is within the Water Resource Area
Overlay District. Approximately 0.16 acres of delineated wetland is located in
the southeast comer of the site, near Cascade Highway.

4.

Transmittals on the revised site plan were sent to various City departments,
affected agencies, and property owners within 300 feet.

5.

In response to the revised site plan, the Planning Division received comments
from the City Engineering Division (Attachment 4a), the Oregon Department of
Transportation (Attachment 4b), City Traffic Engineer (Attachment 4c), Metro
(Attachment 4d), the End of the Oregon Trail Foundation (Attachment 4e), and
the City Public Works Department (Attachment 4f). Comments, which affect the
proposed site plan and design review application, are incorporated into the
analysis and findings section that follows.
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SITE PLAN ANALYSIS AND FINDINGS:
Chapter 17.38 - M-2 Heavy Industrial District
The site is located within the M-2 Heavy Industrial District and is subject to the
development regulations provided in OCMC Chapter 17.38.

Section 17.38.010.The intent of the M-2 Heavy Industrial District is to accommodate
primarily “high-impact manufacturing, processing and distributing activities as
conditional uses,” as indicated in OCMC 17.38.010.

Analysis: The applicant has submitted a site plan and design review application for
a distribution-related use.

Conclusion: The applicant’s site plan submittal has satisfied Section 17.38.010.

Section 17.38.020(A) Permitted Uses. This subsection permits outright high-impact
manufacturing, distributing, wholesaling and warehousing uses if enclosed in buildings.
Contractor’s equipment yard and retail lumber yard and building material may occupy a
building or yard space if enclosed by a sight-obscuring wall or fence.

Analysis: The applicant provides a detailed description of the Home Depot
operation on pages 9-10 of the application narrative (Attachment 3);
Exhibit L of Attachment 3, Typical Home Depot Merchandising Plan;
and Exhibit M of Attachment 3, Pictures of Home Depot stores within
Portland Metropolitan Area. The applicant points out that a typical Home
Depot store carries a broad variety of building materials and contractors
equipment consisting, among other things, of lumber, plumbing supplies
and fixtures, electrical supplies, and other building materials. Since these
items are necessary to the construction and in most cases are component
parts of any building and, therefore, constitute either “building materials”
or “contractor’s equipment.”

Conclusion: The applicant’s site plan has satisfied the submittal requirements of
17.38.020(A).

Section 17.38.020(B). A limited number of retail uses related to retail yard and building
yard, OCMC 17.38.020(B) are permitted outright. Such a use must occupy “a building
or yard space other than required setbacks and such occupied yard space shall be
enclosed by a site-obscuring wall or fence.”

Analysis: The site plan submitted by the applicant indicates that the Home Depot’s
only yard use is a garden center (Attachment 3). The decorative steel
fence will enclose the proposed garden center and columns depicted in
Attachment 3, Exhibit A, Sheet SD8. Also, the submitted site plan
indicates that a portion of the parking area (10,700 square feet),
southwest comer of the property, would be utilized for “seasonal sales.”
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Based on the information provided by the applicant, it is unclear whether
a site-obscuring fence would enclose the seasonal sales area.

Conclusion: In order to comply with 17.38.020(B), the applicant shall must ensure
that the proposed “seasonal sales” area shall be enclosed during seasonal
sales. Therefore, the applicant shall provide a revised site plan including
a description of a fence or other type of enclosure for a 10,700-square
feet section of the parking lot for seasonal sales (Condition #2).

Section 17.38.040 Dimensional Standards.
A. Minimum lot area, not required;
B. Minimum building height, six stories, not to exceed seventy-five feet.
C. Minimum required setbacks:

1. Front yard, ten feet minimum depth;
2. Interior side yard, ten feet minimum width;
3. Comer side yard, ten feet minimum depth;
4- Rear yard, ten feet minimum depth-

Analysis: The materials submitted by the applicant indicate that the proposed
building will be a maximum of forty feet high. The building is proposed
to be located approximately 255 feet from the front property line; 170
feet from the rear yard property line; and 130 feet from the comer side
yard property line. The proposed building does not abut or face
residential areas; therefore Section 17.38.040(D) is not applicable.

In addition to the M-2 setback requirements, any development on the
subject site must comply with the buffer requirements in the Water
Resource Overlay Zone. The Water Resource Overlay District
requirements (OCMC 17.49 are discussed further in this report, in
response to Standard A-12).

Conclusion: The proposed site plan has satisfied Section 17.38.040.

Chapter 17.62 Site Plan and Design Review

Section 17.62.010. Purpose
The purpose of site plan and development review is multifaceted. It requires the City to
analyze and minimize adverse impacts of development on the site and surrounding
properties to ensure that proposed structures and site improvements are properly related
to a development site and to surrounding properties or future land uses.

Section 17.62.050 - Site Plan and Design Review Standards
This section requires the City to evaluate a development project with respect to the
following elements:
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Standard A-l : (Landscaping)
This standard requires that a minimum of fifteen percent of the site area being developed
shall be landscaped, and further, that “landscape design and landscaping areas serve
their intended functions and not adversely impact surrounding areas.”

Analysis: The site plan, as presented by the applicant, shows that approximately
23% (3.9 acres) of the 16.5-acre site will be landscaped. The proposed
landscaping contains approximately 1 acre of interior parking
landscaping and pedestrian system landscape enhancement (Attachment
3, Exhibit LI and L2). The plan features landscaping along the perimeter
of the development site.

The landscaping consists of a mixture of native species of deciduous and
coniferous trees, shrubs, and groundcover. The design also incorporates
an undisturbed area at the southeast comer of the site that contains
jurisdictional wetlands. The overall theme of the landscape design is of a
woodland garden that harmonizes with the appearance of the End of the
Oregon Trail Center and avoids the excessively neat and “clipped”
appearance of a typical commercial development.

The type of the proposed landscaping design, areas, and a mixture of
native species, indicate that the applicant has submitted a revised project
that attempts to balance the (1) overall site design compatibility in
relation to the remaining portion of the landfill and the “gateway”
concept; (2) water resource protection requirements by mitigating
impacts of the increased impervious area; (3) and the site’s brownfield
constrains. The proposed design approach emphasizes internal pedestrian
circulation and future access to the Oregon City Downtown Community
Plan area.

Given the balanced approached proposed by the applicant, it should be
noted that it appears that a portion of the parking area located just
southwest of future Pad “B” does not contain sufficient amount of
interior landscaping.

Conclusion: In order to satisfy Section 17.62.050(1), the applicant shall comply with
Condition # 6.

Standard A-2: (Materials, Colors, and Compatibility with Existing Surroundings
and Future Allowed Uses)
This section requires that the size, shape, height, and spatial and visual arrangement of
structures, including color, shall be compatible with existing surroundings and future
allowed uses. The compatibility consideration may include parking, setbacks, building
size, building locations and driveways.
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Analysis: Based on the submitted site plan, the proposed Home Depot would be
located in the southeast portion of the 16.56-acre site. The northwest
comer of the Home Depot structure is located approximately 255 feet
from the Washington Street frontage property line. The southwest comer
of the structure is located approximately 500 feet from the Washington
Street property line.

The proposed Home Depot development is located within the Oregon
City Downtown Community Plan boundary. The Washington
Street/Highway 213 and Highway 213/Redland Road intersections are
identified as “Gateways” on this Plan. The main objective of the
proposed gateway is to provide visual enhancement through design
features that emphasize “urban character”. The project of this scale
should set an important precedent for new development as the
surrounding area becomes more urbanized. This includes encouraging a
development pattern that is transit and pedestrian supportive and helps to
reduce dependence on the automobile for local trips.

The revised site plan submitted by the applicant (Attachment 3) indicates
a significant change in the fapade and general design approach of the
building (Attachment 3, Exhibit A, Sheets SD1 through SD7; Exhibit K,
Lighting Plan; and Exhibit N, Materials Board).

The proposed enhanced design consists of a metal canopy roof and
portico, together with decorative faux fenestration, that spans a pedestrian
activity area. The canopy is supported by decorative pillars placed in the
front of the building at the far edge of the pedestrian area. The pedestrian
area runs along the north and west facades of the building of a total of
approximately 640 feet. It is approximately 33 feet in width and consists
of an 18-foot wide covered area, a six-foot wide walkway, and along the
west fence in front of the store, an additional 9-foot wide customer
pickup area.

The effect of the enhanced pedestrian area and the enhanced fapade is to
wrap the mass of the Home Depot building with a treatment that brings
the perceived height of the building down to a more human scale.

The comments submitted by the End of the Oregon Trail Center point out
that a water feature at the intersection of Washington Street and Highway
213, reflecting the importance of the Willamette Falls area in the history
of Oregon City, would create a sense of arrival at the center of activity on
the site. It should be noted that the City’s objective is to encourage the
revised site plan to contribute to the “sense of place” at the Washington
Street/Highway 213 intersection by entering into an agreement between
the End of the Trail Center and Home Depot.
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Conclusion: The applicant meets this standard.

Standard A-3: (Grading)
This standard requires that grading and contouring shall minimize the possible adverse
effects of grading on the natural vegetation and physical appearance of the site.

Analysis: The Engineering Division evaluated this element of design review
(Attachment 4a).

Conclusion: The applicant can satisfy this section by complying with City
Engineering Policy 00-01.

Standard A-4: (Unstable Soils)
This section requires that the City shall impose the necessary conditions to minimize the
risk of erosion and assure that the proposed development will not adversely affect the
subject site and/or surrounding areas.

Analysis: The applicant has submitted a preliminary geotechnical report of the site.
The report was evaluated by the City Engineering Division (Attachment
4a).

Conclusion: The applicant can satisfy this section by complying with City
Engineering Policy 00-01.

Standard A-5: (Drainage/Erosion Control/Water Quality)
This standard requires the City to ensure that drainage waters from the proposed
development do not degrade water quality in the surrounding areas.

The City Engineering Division has analyzed the information submitted
by the applicant (Attachment 4a).

Analysis:

The site borders Park Place Creek, which is a tributary to Abemethy
Creek. A portion of the Kelly Field Drainage Area drains to the
Clackamas River, which is a tributary to the Willamette River. Drainage
impacts to this site can be significant to the surrounding Abemethy
Creek, Clackamas River and Willamette River salmon bearing-streams.
As indicated by the Engineering Division, additional analysis regarding
water quality infrastructure needs to be done to assure protection of the
adjacent salmon-bearing rivers and creeks.

Staff recommends that the applicant manage surface water discharges
from the development site so as to reduce potential to attribute the
applicant’s urban area development activities to degradation of
downstream habitat that supports a threatened species under the
Endangered Species Act. At the time of this Staff Report and decision,
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the City has not adopted a program approved by National Marine
Fisheries Service (NMFS) that would limit take prohibitions under the
4(d) Rule. Therefore, the City’s approval of SP 99-11-R does not
represent protection to the applicant through federally approved activities
that would limit take liability for urban development.

Conclusion: In order to meet the requirements of this section, the applicant must
comply with Conditions # 26 and 27.

Standard A-6: (Parking)
This standard requires the development shall comply with City’s parking standards as
provided in Chapter 17.52. This section requires also that “off-street parking design
shall consider the layout of parking, storage of all types of vehicle and trailers, shared
parking lots and common driveways, garbage collection and storage points, and the
surfacing, lighting, screening, landscaping, concealing and other treatment of the same.”

The proposed site plan submitted with the application materials, shows
615 parking spaces, with 535 parking spaces allocated to the Home Depot
use. Under the Code (17.52.010), one space per six hundred square feet
of floor area is required for a “retail store handling exclusively bulky
merchandise.” Given the description provided by the applicant, the
proposed Home Depot operations seem to fall in the “bulky merchandise”
parking category contained in the Code. Based on the total square
footage of the Home Depot development, including the garden center, a
minimum of 228 parking spaces and a maximum of 456 parking spaces
(17.52.G) would be required and the remaining 159 parking spaces could
be allocated for the future development of Pad “A” and Pad “B” The site
plan design submitted by the applicant indicates that the proposed
parking area along with the internal pedestrian network and the proposed
landscaping are integrated into one cohesive site design approach that
complements the Home Depot building and would set a tone for any
future development on the site. Therefore, the entire 615 car lot parking
area, including 159 parking spaces for the future Pad “A” and Pad “B”,
should be developed as part of the Home Depot use. The allocation of
parking spaces for the future Pad “A” and “B” would be analyzed in
conjuction with individual site plan applications for specific uses on both
pads. Any development of the pads will be subject to City review and
approval, including the allocation of parking spaces.

Conclusion: In order to meet the requirements of this section, the applicant must
comply with Conditions # 3 and 8.

Analysis:

Standard A-7: (Curbs and Sidewalks)
This section requires that sidewalks and curbs shall meet the City’s requirements for
street design standards.
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Analysis: The Engineering Division has analyzed this section of the site plan.
Conclusion: In order to comply with this section the applicant must satisfy

Engineering Policy 00-01 requirements.

Standard A-8: (Circulation Patterns - ingress, egress and emergency access)

This standard requires that the site design shall facilitate direct and convenient vehicular,
pedestrian, bicycle, and emergency access. The proposed development should also
comply with Section 17.62.070, which provides additional standards for on-site
pedestrian access and circulation.

The applicant provides a detailed description of requested access and circulation in
Attachment A of the revised site plan submittal. The Engineering Division, ODOT,
City’s Traffic Engineer, and Metro analyzed the information provided by the applicant.

The applicant is asking two access drives onto Washington Street. Pedestrian circulation
is assured by seven pedestrian walkways, enhanced by landscaping. The on-site
pedestrian system provides three separate direct routes from Washington Street to the
sidewalk along the front of the Home Depot store.

As previously mentioned, Washington Street, considered the gateway to
the End of the Trail area and the future Downtown Community Plan area,
requires upgrade to City and Metro regional standards. A boulevard-style
design has been envisioned for this section of Washington Street that
includes a landscaped median and separated sidewalks. As discussed
above, the applicant is proposing an extensive on-site internal pedestrian
system. However, in order to ensure adequate connections to the existing
development on Washington Street, a 6-foot wide sidewalk along the east
frontage of Washington Street shall be extended from the Home Depot
development site to the Washington/Abemethy Road intersection. This
includes missing links between the subject site frontage and the End the
Trail Interpretive Center and between the End of the Trail Interpretive
Center and the Washington Street/Abemethy Road intersection.

Conclusion: In order to meet this standard, the applicant shall comply with Condition

Analysis:

#5.

Standard A-10: (Outdoor Lighting)
This standard requires that outdoor lighting must be provided in a manner that enhances
security and is appropriate for the use.

The applicant indicates the lighting system along the pedestrian
walkways consists of 18 light posts, similar in design to those used in
downtown Oregon City; and 16 stadium poles in the parking field
(Attachment 3, Exhibit K, Attachment 1). Based on the information
provided by the applicant, the proposed lighting system significantly

Analysis:
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complements the design of the internal pedestrian system and assures
pedestrian safety within the Home Depot development site.

Conclusion: The applicant has satisfied Section 17.62.050(11).

Standard A-ll: (Site Design and Tree Resources)
This section requires the applicant to protect significant trees on the subject site.

Analysis: Based on the information provided by the applicant (Attachment 3), no
significant trees would be impacted by the proposed development-

conclusion: This standard is not applicable to the requested site plan and design
review application.

Standard A-12: (Water Resources Overlay District)
This standard requires that all development shall be designed and maintained to protect
water resources areas.

The applicant has submitted a Wetland Determination and Delineation
Report for the 16.56-acre site. The Wetland Determination and
Delineation Report was provided by Caroline Rim, Fred Small and John
Van Staveren, with Pacific Habitat Services, Inc. and dated July 12, 1999.
The report indicates that approximately 0.16 acres of potentially
jurisdictional wetland consisting of a stream and seeps is located in the
southeastern comer of the subject site.

Analysis:

The same portion of the 16.56-acre site is within the City’s Water Quality
Resource Area. Under OCMC Section 17.49.050 any development,
including buildings and parking and loading areas must maintained at a
minimum 50-foot setback measured either from the edge of bankfull flow
or delineated edge of the identified wetlands.

Based on the information provided by the applicant, the proposed
development maintains the 50-foot wide setback from the identified
wetland area in the southeasterly comer of the site.

The property is within the 100-year floodplain area, as shown on the
Federal Emergency Management flood insurance map. It was inundated
during the February 1996 flood. All development in the floodplain shall
conform to the balanced cut and fill standards, as required by Chapter
17.42. No net fill in any floodplain is allowed. All fill placed in a
floodplain shall be balanced with at least an equal amount of soil
material. The City at the engineering, construction and building permits
review level will perform the analysis of the applicant’s compatibility
with the appropriate floodplain standards.

Conclusion: The applicant’s site plan meets this standard.
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Standard A-13: (Natural Resources)
This standard requires that the development shall comply with all applicable City’s
regulations protecting natural resources.

As discussed previously in this report, the proposed application includes
significant increases in impervious surface that will result in stormwater
discharges to the Clackamas River (via Clackamette Cove) and
Abemethy Creek (via Park Place Creek). As previously discussed in this
report, drainage impacts to this site can be significant to the surrounding
Abemethy Creek, Clackamas River and Willamette River salmon-bearing
streams.

Analysis:

As indicated by the Engineering Division, additional analysis regarding
water quality infrastructure needs to be done to assure protection of the
adjacent salmon-bearing rivers and creeks.

Conclusion: In order to meet the requirements of this section, the applicant must
comply with Conditions # 26 and 27.

Standard A-14: (Other Agency Regulations)
This standard requires that all development shall maintain compliance with applicable
federal, state, and City standards pertaining to air, water, odor, heat, glare, noise and
vibration, outdoor storage, and toxic material.

As previously discussed in this report, the site is located on a portion of
the decommissioned Rossman Landfill, which contains uncontrolled solid
waste. The landfill was closed in 1983, and since then has undergone
remediation. The Home Depot development request would require a
modification of the landfill site closure design, post-closure use, closure
plan and sold waste closure permits.

Analysis:

Additional analysis pertaining to the landfill conditions of the
development site is provided in the Engineering Division comments
(Exhibit 4a).

The major concerns affecting the development site include:
• potential for exacerbating existing groundwater contamination;
• increased leachate and gas migration;
• potential fire and explosion hazards associated with landfill-generated

gas;
• potential for human exposure to toxic air pollutants.
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In short, the proposed development cannot move forward without a
modification of the landfill closure permit, which the property owner
must request from the Department of Environmental Quality.

It should be noted that depending on the response of DEQ, the applicant
may need to re-submit for site plan and design review.

Conclusion: The applicant can meet this standard by complying with Engineering
Policy 00-01 and Conditions # 29 and 30.

Standard A-15: (Public Water and Sanitary Sewer Facilities)
This standard requires that the applicant shall demonstrate that adequate facilities and
services are presently available or can be made available concurrent with development.

Analysis: An analysis of the availability of water and sewer facilities is contained in
Attachment 4a, Engineering Division comments.

Conclusion: The applicant can meet this standard by complying with Engineering
Policy 00-01.

Standard A-16: (City’s Transportation Plan and Design Standards)
This standard requires that all traffic related impacts should be mitigated. The traffic
mitigation elements may include adequate right-of-way improvements, pedestrian ways,
and bike routes.

The existing transportation deficiencies in the Home Depot development
vicinity area include:

Analysis:

(1) the intersection of1-205 northern ramps at Highway 213 degradation
to unacceptable level of service;

(2) the intersection of Highway 213 and Washington Street degradation
to unacceptable level of service;

(3) the need for a North-South Collector-Distributor Road to extend the
life of the short-range improvement projects.

Washington Street, considered the gateway to the End of the Trail area
and the future Downtown Community Plan area, requires upgrade to City
and Metro regional standards. A boulevard-style design is envisioned for
this section of Washington Street that includes a landscaped median and
separated sidewalks. Adequate pedestrian access to the site can only be
achieved if the pedestrian circulation system extends towards
Abemethy/17 Street to connect to downtown Oregon City.

The applicant provided a Transportation Impact Analysis that has been
reviewed by the City’s Traffic Engineer (Attachment 4c). Additional
analyses of the transportation and traffic improvement are contained in
Attachments 4a-4d.
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Conclusion: The applicant can meet this standard by complying Conditions
#11through #24 and Engineering Policy 00-01.

Standard A-17: (Major Retail and Office development pedestrian access)
The pedestrian access and circulation aspect of the site plan was previously discussed in
this report [Section 17.62.050(8)].

Standard A-18: (Tri-Met regulations relating to industrial, commercial or office)
This standard requires that the proposed development be reviewed by Tri-Met to
determine whether transit service is or reasonably can be made available to serve the
site.

Analysis: Tri-Met line 34 currently serves the area along Abemethy and
Washington Street with the nearest bus stop about 14 mile from the site.
With Washington Street being a potential transit street, it is important to
have direct and continuous connections to adjacent properties and other
destinations such as a transit stop. Therefore, if a transit area is not
reserved now, it may become difficult to find an appropriate space for it
in the future.

The applicant has proposed setting aside an area along the Washington
Street right-of-way for a future Tri-Met stop on the assumption that the
Rossman Landfill will become a future northern gateway to the City,
making the Home Depot site a logical stop for users of future mixed-use
type of development envisioned for this area.

Conclusion: The applicant’s site plan has satisfied Section 17.62.050(18).

Standard A-19: (Underground Utilities)
This standard requires that all underground utilities shall be placed underground.

Analysis: The information provided by the applicant indicates that all utilities
would be located underground.

Conclusion: The applicant’s site plan has satisfied this standard.

Standard A-20: (Access for physically handicapped)
This standard requires that access and facilities for handicapped shall be incorporated
into the design.

Analysis: The information provided by the applicant indicates that the proposed
development would accommodate handicapped-

Conclusion: The applicant’s site plan has satisfied this standard.
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V

Standard A-21: (Bicycle and Pedestrian Travel)
The bicycle and pedestrian access and circulation was addressed in response to Section
17.62.050(8).

Section 17.62.070 - On-Site Pedestrian Access
The bicycle and pedestrian access and circulation was addressed in response to Section
17.62.050(8).

STAFF CONCLUSION:
• The intent of the M-2 Heavy Industrial District is to accommodate primarily high-

impact manufacturing, processing and distributing activities (OCMC 17.38.010 and
17.38.020.A). A limited number of retail uses, related to retail lumber yard and
building yard are also allowed (OCMC 17.38.020.B), provided that such uses are
mitigated through a reasonably practical set of conditions to ensure that the proposed
site plan properly relates to the site and the surrounding sites and structures, and
implements the City’s Comprehensive Plan and regulations as stated in the City’s
Code (OCMC 17.62.010).

• Given the location and the intensity of the proposed use, the analysis of the proposed
Home Depot development involves significant impacts on regional systems and City
facilities. The specific mitigation measures requested by the affected agencies have
been evaluated by the requirements of OCMC Chapter 17.62 Site Plan and Design
Review.

• In general, the objective of the revisions proposed by the applicant is to set a tone in
anticipation of future development and redevelopment of the Oregon City
Downtown Community Plan area. The design of the Home Depot project anticipates
future development on the Rossman Landfill as a combination of uses connected by
a multi-modal transportation network, including transit and pedestrian walkways.

• The revised site plan proposed by Home Depot is an outcome of balancing (1)
existing site natural constraints; (2) transition land use between the freeway-oriented
land uses to the east and the Oregon City historic downtown area to the west; and (3)
Home Depot functional characteristics.

• The analysis of the Home Depot proposal indicates that significant modification to
the original proposal have been presented. Mitigation of on-site and off-site impacts
of this development will involve following necessary requirements and obtaining
necessary permits through regional and state agencies. In many cases “outside”
approval must be obtained prior to approval of engineering construction plans or
issuance of City building permits.

SP 99-11-R
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STAFF DECISION:
Based on the analysis and findings as described above, staff concludes that the proposed
117,064-square foot Home Depot store with the 19,689-square foot Garden Center and
the 10,700-square foot seasonal sales area can satisfy the requirements as described in
the Oregon City Municipal Code for Site Plan and Design Review (Section 17.62).

Therefore, file SP 99-11-R can be approved, based upon the findings and exhibits
contained in this staff report and subject to successful completion of the Conditions of
Approval attached as Exhibit 1. This decision based upon review of those documents
and drawings that compose the revised submittal dated August 8, 2000.

EXHIBITS: 1. Conditions of Approval
2. Vicinity Map
3. Applicant Submittal (on file)
4. Agency Comments

a. City Engineering Division
b. ODOT (Oregon Department of Transportation)
c. City Traffic Engineer
d. Metro
e. End of the Oregon Trail
f. City Public Works Division (on file)

5. Engineering Policy 00-01

HVol2/Wrd/Maggie/Home Depot.doc
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SP99-11R, Home Depot L^A, Inc.
CONDITIONS OF APPROVAL

BUILDING COMPATIBILITY

1. The elevation of the proposed building shall be in accordance with the revised site plan,
Attachment 3, Preliminary Development, Sheet SD8, Proposed Building Elevations, and
Exhibit N, Materials Board, as part of the submittal dated August 8, 2000.
The applicant shall provide a revised site plan including a description of a fence or other type
of enclosure for a 10,700-square feet section of the parking lot for seasonal sales.

2.

PARKING
The number of on-site parking spaces for the 16.67-acre Home Depot lease area, including
the proposed Home Depot building and future Pad “A” and Pad “B”, shall be limited to 615
parking spaces.

3.

PEDESTRIAN ACCESS AND CIRCULATION
A pedestrian access and circulation plan shall be in accordance with the revised site plan,
Attachment 3, SD3 Preliminary Construction Plan; SD4 Preliminary Grading/Drainage Plan,
SD5 Preliminary Utility Plan; SD7 Preliminary Site Lighting Plan; and LIA Future
Landscape Plan.
A 6-foot wide sidewalk along the east frontage of Washington Street shall be extended from
the Home Depot development site to the Washington/Abemethy Road intersection. This
includes missing links between the subject site frontage and the End of the Trail Interpretive
Center and between the End of the Trail Interpretive Center and the Washington
Street/Abemethy Road intersection.

4.

5.

LANDSCAPING
6. The applicant shall provide a revised site plan including, at a minimum, two additional

landscaped islands within the portion of the parking lot southwest of Pad “B”. Each island
shall include a tree, shrubbery and groundcover. All plant materials shall be selected from
the Oregon City Native Plant List.

LIGHTING PLAN
7. The proposed lighting plan shall be in accordance with the revised site plan, Attachment 3,

Exhibit A, SD7 Preliminary Site Lighting Plan.

FUTURE DEVELOPMENT OF PAD “A” AND PAD “B’
Any development of future Pad “A” and Pad “B” shall be subject to City review and
approval.

8.

EXHIBIT 1
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SP99-11R, Home Depot LuA, Inc.
CONDITIONS OF APPROVAL

DEVELOPMENT AGREEMENT
9. Prior to beginning construction of the improvements required by Conditions #18 through

#23, the applicant shall provide an irrevocable Letter of Credit to the City in the amount of
110 percent of the bid amount for those improvements.

STREETS
Washington Street Short-Term Improvements
10. An 80-foot wide street access easement width is required along the property’s west property

line and along the proposed west entrance for a future arterial road, which connects
Washington Street and Abemethy Road. The applicant shall provide an 80-foot wide street
access easement along the westerly boundary of the subject 16.5-acre development site.

11. The applicant shall construct the proposed west entrance on Washington Street to the City’s
Arterial Street standards.

12. The applicant shall install signals at the intersection of Washington Street and at the west site
access to the proposed development.

13. A half-street improvement shall be required for the entire frontage along Washington Street
that includes a 15-foot wide raised landscaped median with turn pockets where necessary (in
lieu of a continuous two-way left turn lane).

14. A Grant of Access (per OAR 734-051-0430) or an Indenture of Access (per OAR 734-051-
0450) must be approved by ODOT for the proposed east approach road onto Washington
Street. If the Grant of Access or the Indenture of Access is approved, the applicant must
obtain an approach permit. The east access shall be restricted in accordance with the ODOT
permit.

15. The applicant shall obtain an ODOT Indenture of Access for the site’s west approach to
Washington Street.

16. The site plan shall be revised to provide 275 feet of storage for the westbound left turn lane
at the site’s west (main) approach onto Washington Street. A 100-foot long right-turn lane
serving the Metro Transfer Station shall also be provided at this approach. In the eastbound
direction, a 100-foot left-turn lane and a 100-foot right-turn lane shall be provided. A right-
turn overlap phase and separate right-turn and through-left lanes shall be provided for the
Home Depot west driveway approach.

17. Permits are required for the east and west approaches onto Washington Street and for all
work in the right-of-way. ODOT and the City of Oregon City shall coordinate review of
design and construction. All improvements shall be completed prior to site occupancy.

Interstate 205 Short-Term Improvements
18. The applicant shall widen the 1-205 northbound off-ramp at its intersection with Highway

213 to improve the turn radius for the right turn movements from the off-ramp.
19. The intersection of Washington Street and Abemethy Road shall be returned to signalized

operations.
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SP99-11R, Home Depot LoA, Inc.
CONDITIONS OF APPROVAL

Highway 213 Short-Term Improvements
20. The applicant shall add back the right-turn lane southbound to westbound on Highway 213

at its intersections with Washington Street and Redland Road.
21. The applicant shall provide a signal interconnection system along OR 213 between its

intersections with Washington Street and Redland Road to facilitate traffic progression.
22. All highway and street improvements shall be completed and approved by the appropriate

agencies prior to final occupancy permit.

Interstate 205 and Highway 213 Interchange Long-Term Improvements
23. The applicant shall convert the existing southbound right-turn lane at the OR 213 and SE

Washington Street intersection to a through lane. The right-turn lane shall be extended to or
through the OR 213 and Redland Road intersection, as determined at the time of final design.

24. The applicant shall commit to proportionate funding of Park Place interchange improvements
identified by the Highway 213 Corridor Study. These include the1-205 southbound ramp
improvements, grade separation at the Washington Street/Highway 213 intersection and
associated improvements at the Abemethy/Redland/Highway 213 intersection.

WATER
25. All cost for off-site water improvements shall be at the applicant’s expense.

STORM DETENTION AND OTHER DRAINAGE FACILITIES
26. The applicant shall analyze and incorporate water quality facilities and features, including

temperature control, to protect the adjacent salmon-bearing rivers and creeks from the
developed site’s storm runoff. The storm sewer system shall be designed so all runoff from
impervious development goes through an appropriate pollution control/water quality control
structure.

27. This site’s approved drainage disposal points are Park Place Creek and the Washington Street
storm system. The applicant shall provide calculations indicating that there is adequate
offsite downstream capacity for the developed site. The applicant shall pay for any offsite
storm system upgrades required to accommodate this site’s development.

DEDICATIONS AND EASEMENTS.

28. The applicant shall dedicate to the public a 10-foot wide Public Utility Easements (PUE)
along the project’s property lease boundary.

GEOTECHNICAL
29. The applicant shall provide a Geotechnical Investigation Report to the City based on site-

specific subsurface exploration (borings and test pits) to provide recommendations and
findings for the design of foundations, utilities, retaining walls, construction methods, slope
stability, and other design features that will be impacted by the landfill characteristics of the
site. This Report shall be submitted during engineering design review.
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SP99-11R, Home Depot LoA, Inc.
CONDITIONS OF APPROVAL

The applicant shall obtain DEQ approval of this development prior to engineering
construction plan approval. The City shall be provided copies of the DEQ approval of the
development.
The design and construction of this development shall not disturb the existing gas collection
system. The geotechnical engineer shall provide test reports and certification that all
engineered fills have been placed as specified. A summary report shall be supplied to the
City Engineer and Building Official certifying that the structural fill has been placed and
tested in accordance with the requirements of the geotechnical evaluation and City
requirements.

30.

31.

ENGINEERING REQUIREMENTS
The applicant shall sign a Non-Remonstrance Agreement for the purpose of making sanitary
sewer, storm sewer, water or street improvements in the future that benefit the property and
assessing the cost to benefited properties pursuant to the City's capital improvement
regulations in effect at the time of such improvement.
The applicant is responsible for this project’s compliance to Engineering Policy 00-01
(Exhibit 5 of Staff Report SP-99-11-R). The policies pertain to any land use decision
requiring the applicant to provide any public improvements.

32.

33.
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SP99-11R, Home Depot USA, Inc.
ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS
Dean R. Norlin, PE; Senior Engineer

2S-2E-29; TL 900
Page 1 of 6

September 15, 2000

ANALYSIS AND FINDINGS

The applicant has proposed a new retail store on the southwest corner of Highway 213 and
Washington Street. The proposed project consists of 117,064-square foot main building with an
additional 19,686-square foot garden center and 615 parking spaces. The site also shows to
additional detached future building pads located in the sites east (Building Pad A) and north
(Building Pad B) corners.

The proposed Home Depot site is located on a portion of the closed Rossman Landfill, which
contains uncontrolled solid waste. The Home Depot site is approximately 16.56 acres. A
preliminary onsite grading, erosion control and utility site plan has been provided by WRG Design
Inc. dated July 26, 2000.
Any Conditions of Approval for Building Pads A and B will be addressed in future under a
separate Land Use Application.
Engineering staff recommends the approval of the Home Depot as long as the following conditions
of approval are implemented:

PROVISION OF PUBLIC SERVICES:

WATER.
There is an Oregon City (City) 10-inch ductile iron water line on the north side of the
Washington Street right-of-way.

Applicant has proposed an 8-inch water line looped through the site. The water improvements
loop through the site and connect at two locations to the City 10-inch water line in the
Washington Street right-of-way. The water system design proposed by the applicant for the
Home Depot will have to be modified to meet City code and requirements. The basic
schematic layout is workable, with changes.

Conditions:

All cost for the off-site water improvements shall be at the Applicant’s expense.
The proposed onsite water main shall be adequately supported and restrained to accommodate
installation in a landfill area where differential settlement is expected. The waterline shall be
constructed of ductile iron with locking joints; all angles and fittings shall be mechanically
restrained. No thrust blocks will be allowed in the landfill area.

1.
2.

EXHIBIT 4a



SP99-11R, Home Depot USA, Inc.
ANALYSIS AND FINDINGS/ CONCLUSION AND RECOMMENDATIONS
Dean R. Norlin, PE; Senior Engineer

2S-2E-29; TL 900
Page 2 of 6

September 15, 2000

SANITARY SEWER.
Currently there are no gravity sanitary sewers adjacent to the site. The nearest gravity
sewer crosses Washington Street approximately 300-feet northeast of the Abernethy Road
and Washington Street intersection. The applicant proposes to connect to the existing Tri-
City 30-inch gravity sanitary sewer manhole near the intersection of Abernethy Road and
Washington Street. The sanitary sewer is under Tri-City jurisdiction and has a 30-inch
diameter.
The applicant has shown a preliminary onsite gravity sanitary sewer and a note indicating
that an offsite gravity sanitary sewer shall connect to an existing sanitary manhole near the
intersection of Abernethy Road and Washington Street. The basic schematic layout is
workable, with minor changes. The applicant did not show any of the proposed offsite
sanitary sewer improvements.

The applicant should contact the property owners adjacent to the new sanitary sewer to
inquire if they would like to pay the contractor to stub-out a lateral to their property.

Conditions:

Since the proposed gravity sanitary sewer lateral is being constructed on a landfill site,
differential settlement is expected. The sanitary sewer lateral shall be ductile iron with
locking joints. The sanitary sewer lateral shall be video inspected each year to verify the
pipe’s grade and integrity. A copy of the tape shall be provided to the City for review,
comment, and approval

3.

STORM SEWER/DETENTION AND OTHER DRAINAGE FACILITIES.
The applicant has proposed a preliminary onsite storm drainage system for the site. The basic
schematic layout will require changes. Very little water quality has been shown for this site. The
proposed site is located in the Park Place and Kelly Field Drainage Basins as designated in the
City's Drainage Master Plan.

The site borders the Park Place Creek, which is a tributary to Abernethy Creek. A portion of the
Kelly Field Drainage Area drains to the Clackamas River, which is a tributary to the Willamette
River. Drainage impacts to this site can be significant to the surrounding Abernethy Creek,
Clackamas River and Willamette River salmon bearing-streams.
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SP99-11R, Home Depot USA, Inc.
Dean R. Norlin, PE; Senior Engineer

The applicant has submitted a Expected Stormwater Temperature Effects memorandum for this
site. The memorandum was provided by Dale Groff, with Pacific Habitat Services, Inc. and dated
August 7, 2000.

Conditions:

Applicant must analyze and incorporate water quality (which includes temperature control)
infrastructures to protect the adjacent salmon-bearing rivers and creeks from the developed
sites storm runoff. The applicant must consider these impacts for the storm design and site
construction. The storm sewer system shall be designed so all runoff from impervious
development goes through an appropriate pollution control water quality control facility.
These items may include, but not be limited to bio-swales between parking areas and
raised tree-planting areas. These amenities will also require DEQ approval.
No storm detention shall be required for this development.
This site’s approved drainage disposal points are Park Place Creek and the Washington Street
storm system. It is the developer’s responsibility to provide calculations indicating that there
is adequate offsite downstream capacity for the developed site. Any offsite storm upgrades
required to accommodate this site’s development shall be paid by the applicant.

4.

5.
6.

DEDICATIONS AND EASEMENTS.
Highway 213 is a state road and is under Oregon Department of Transportation (ODOT)
jurisdiction. Washington Street is a City road and is classified by the City as a Minor
Arterial. Abernethy Road is a Clackamas County (County) road and is classified by the
City as a Minor Arterial.

The current total right-of-way width of Washington Street along the site varies from 170-
feet to 210-feet. The current total easement width of Highway 213 along the site varies
from 225-feet to 330-feet.

The applicant does not show any dedications on the plans. No additional dedications are
required at this time for the existing streets and highway.

Conditions:

A 80-foot wide street access easement width is required along the property’s west property
line and along the proposed west entrance for a future arterial road, which connects
Washington Street and Abernethy Road. The applicant shall provide an 80-foot wide street
access easement along the west property.
The applicant shall dedicate to the public a 10-foot wide Public Utility Easements (PUE)

7.

8.
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Dean R. Norlin, PE; Senior Engineer

along the project’s property lease boundary.

STREETS.
The applicant is proposing: 1) access to the site is provided by two driveways which connect to
Washington Street; 2) 615 onsite parking spaces are provided, no interior landscaping areas are
shown; 3) no offsite street or highway improvements have been shown.

The applicant’s proposed preliminary street design does not meet the City or ODOT’s
requirements.
Conditions:

The applicant shall construct the proposed west entrance to the City’s Arterial street
standards, which includes but is not to be limited to, two 14-foot travel lanes, 14-foot turn
lane, curb, gutter, 7-foot concrete sidewalk, 6-foot bicycle lane, city utilities (water,
sanitary and storm drainage facilities), traffic control devices, striping and street lights in
compliance with the City Municipal Code for Oregon City, various Master Plans and
standards.
A half-street improvement will be required for the entire frontage along Washington

Street. A half-street improvement is defined as to the centerline plus 10-feet. This
provides the required improvement on the applicant's portion of the roadway, and allows
the opposing travel way to have safe passage on the new gradient. Curb return radii and
curb (handicap) ramps are required. The half street portions that the applicant is required
to provide includes, but is not to be limited to, the 14-foot travel lane, 14-foot turn lane,
or landscaped median, curb, gutter, 7-foot concrete sidewalk, 6-foot bicycle lane, city
utilities (water, sanitary and storm drainage facilities), traffic control devices, striping and
street lights in compliance with the City Municipal Code for Oregon City, various Master
Plans and standards.

9.

10.

GRADING AND EROSION CONTROL.
The applicant has provided a preliminary site-grading plan, but has not provided an erosion
control plan for the site.
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TRAFFIC AND TRANSPORTATION.
The applicant has submitted a Traffic Impact Study for this site. The Traffic Impact Study was
provided by Paul Ryus; P.E., with Kittelson & Associates, Inc. and dated July 1999.
The City requested that David Evans and Associates, Inc. (DEA) review the Traffic Analysis.
John Replinger; P.E., with DEA reviewed the Traffic Impact Study and responded to the City

with a letter dated January 27, and September 1, 2000.
Conditions:

The applicant shall provide both short term and long term traffic impacts this development
will have on the local streets and highways. The developed site’s short term and long-term
traffic impacts will determine the applicant’s monetary contribution to the highway
improvements.
The applicant shall return the Washington Street/Abernethy Road to signalized operation
and interconnect the traffic signals on the Washington Street intersections at Abernethy
Road, Home Depot/Metro entrance and HWY 213.

11.

12 .

GEOTECHNICAL CONSIDERATIONS.
The applicant has submitted a preliminary Geotechnical Assessment for the site. The Assessment
did not include any subsurface exploration and all subsurface references and conditions have been
assumed. The Preliminary Geotechnical Assessment was provided by David D. Driscoll, P.E.,
with Geotechnical Resources Incorporated (GRI), and dated July 8, 1999.

The site is located over a landfill, which is estimated to contain 46 feet of municipal refuse. The site
will undergo large magnitudes of differential settlement.

This site is located in a hydrological, geological, or geotechnical hazard area according to the
Geological Hazards Map, which shows a portion of the site located in the 100-year flood area.

The report has not adequately addressed the geotechnical concerns for the site.

Conditions:

The applicant shall provide to the City during the engineering design review a Geotechnical
Investigation Report be based on site-specific subsurface exploration (borings and test pits)
to provide recommendations and findings for the design of the foundation, utilities,

13.
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retaining walls, construction methods, and slope stability.
The applicant shall obtain DEQ approval of this development prior to engineering
construction plan approval. The City shall be provided copies of the DEQ approval of the
development.
The design and construction of this development shall not disturb the existing gas collection
system. The geotechnical engineer shall provide test reports and certification that all
engineered fills have been placed as specified. A summary report shall be supplied to the
City Engineer and Building Official certifying that the structural fill has been placed and
tested in accordance with the requirements of the geotechnical evaluation and City
requirements.

14.

15.

WATER RESOURCES.
The applicant has submitted a Wetland Determination and Delineation Report for this site. The
Wetland Determination and Delineation Report was provided by Caroline Rim, Fred Small and
John Van Staveren, with Pacific Habitat Services, Inc. and dated July 12, 1999.

Conditions:

16. The applicant shall not disturb the wetlands in the southeast comer of the site. In addition,
the applicant shall design and provide an adequate storm water quality system to protect
the adjacent wetlands and streams.

ENGINEERING REQUIREMENTS.
Conditions:

The Applicant shall sign a Non-Remonstrance Agreement for the purpose of making
sanitary sewer, storm sewer, water or street improvements in the future that benefit the
Property and assessing the cost to benefited properties pursuant to the City's capital
improvement regulations in effect at the time of such improvement.
The Applicant is responsible for this project’s compliance to Engineering Policy 00-01
(attached). The policies pertain to any land use decision requiring the applicant to provide
any public improvements.

17.

18.

WFS2WOL2\WRDFILES\DEAN\STAFFRPT\SP99-llR.DOC



September 5, 2000 PLA9-1-2B-ORE-160
Proposal Number: 298

City of Oregon City
Planning Department
PO Box 351
Oregon City, OR 97045-0021

Barbara Shields, Sr. PlannerAttn:

Subject: SP99-11(R) Home Depot
Washington Street @ OR 213

Dear Ms. Shields,

Please insert this revised comment letter into the record.

We have reviewed the revised proposal for a Home Depot store. The current proposal
does not differ significantly from the original in terms of anticipated traffic generation
from the site. The applicant submitted the original Kittelson traffic report (July 1999) for
the current application, and we agree the study findings are still valid. We concur with
the transportation improvements recommended in the report as mitigation for site traffic
impacts.

Please enter into the record, the ODOT letter originally submitted for SP 99-11 dated
February 2. 2000 (enclosed). This letter details ODOTs findings on the applicant's traffic
impact study, specifies additional mitigation necessary, and references the relevant City
approval criteria.

The City's original decision and conditions of approval dated March 10, 2000 regarding
access, off-site transportation impacts, and mitigation addressed all of ODOT’S
concerns. The intent of the conditions remain valid, however several of the conditions
need to be modified to reflect new information and to respond to the revised site plan.
The modified, ODOT-recommended conditions of approval are listed below.
SE Washington Street Access

Our research has determined that ODOT retains access control on SE Washington
Street. ODOT has not yet made a final decision on whether a Grant of Access for the
proposed east approach to SE Washington Street will be approved. It is anticipated that
the decision will be finalized within 30-60 days. Stipulations on the design and use of the
approach will be required as part of the approval for the Grant of Access and approach
permit. Conditions on the approach, for example, could include:

a. The east approach for the Home Depot onto SE Washington Street shall be

EXHIBIT 4b



City of Oregon City: SP99-11(R) Home Depot
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restricted to right-in/right out only.

b. A median shall be engineered in the SE Washington Street right of way to
physically prohibit left-in and left-out turning movements into the Home Depot
approach.

c. The median shall be designed to allow full access into Metro Transfer
Station's commercial driveway.

d. Home Depot shall obtain the approval of the ODOT District 2C Manager prior
to allowing left turns into their east approach to respond to flood conditions at
the western (main) entrance.

e. The right-in/right-out approach shall only serve Home Depot and future
development immediately within the Home Depot lease area unless approved
by ODOT.

Proposed Retail Pad B

The revised application includes two potential retail pads on the north side of the Home
Depot lease area. (The zoning of the parcel would need to be changed to commercial in
order for this development to occur). Future phased improvements to OR 213, identified
in the Metro Regional Transportation Plan (Constrained funding projects list), may entail
the addition of a grade-separated southbound travel lane to the west of OR 213
mainline. This elevated structure would be designed to route I-205 northbound traffic
heading southbound on OR 213 out of the Washington St. intersection in order to extend
this intersection’s operational life span. Eastbound Washington St. to southbound OR
213 right-turn movements may also require more extensive turn-lanes/ramps at this
intersection.

The applicant should be aware that the proposed location of Retail Pad B in the
northeast corner would likely fall within the footprint of future planned improvements to
OR 213. ODOT would not support development at this location unless design work had
been completed and it had been determined that the area would not be needed for
transportation improvements.

We encourage the applicant to contact ODOT when development of the retail pads is
being considered, so that we may coordinate on the building locations. The City's site
design review standards OCZC 17.82, contains approval criteria to ensure that the future
highway improvement project would not be jeopardized by the development.

CONCLUSION

With respect to ODOT facilities OR 213 and SE Washington Street, the applicant can
satisfy OCZC 17.82 (approval criteria requiring mitigation of transportation impacts) if the
City's original Conditions of Approval 10-16. 21. 22. and 24-26 are imposed; and
Conditions 17-20. and 23 are re-written and imposed as follows:

17. A Grant of Access (per OAR 734-051-0430) must be approved by ODOT for the
proposed east approach road onto SE Washington Street. If the Grant of Access
is approved, the applicant will be required to obtain an approach permit and the
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east access shall be restricted to right-in/right-out movements only. The applicant
must construct roadway and site improvements required to restrict the approach
(but provide full access to the Metro Transfer Station commercial driveway) and
adhere to restrictions placed on the use of the east approach.

The applicant shall obtain an ODOT Indenture of Access (per OAR 734-051-
0450) for the site’s west approach to SE Washington Street.

18.

The site plan shall be revised to provide 275 feet of storage for the westbound
left turn lane at the site’s west (main) approach onto SE Washington Street. A
100 feet long right-turn lane serving the Metro Transfer Station shall also be
provided at this approach. In the eastbound direction, a 100-foot left-turn lane
and a 100-foot right-turn lane shall be provided. A right-turn overlap phase and
separate right-turn and through-left lanes shall be provided for the Home Depot
west driveway approach.

19.

Permits are required for the east and west approaches onto SE Washington
Street and for all work in the right of way. ODOT and the City of Oregon City
shall coordinate review of design and construction. All improvements shall be
completed prior to site occupancy.

20.

The applicant shall convert the existing southbound right-turn lane at the OR 213
and SE Washington Street intersection to a through lane. The right turn lane shall
be extended to or through the OR 213 and Redland Road intersection, as
determined at the time of final design.

23.

Please contact me at 731-8282 if you have any questions regarding this matter. I would
appreciate having the opportunity to review the draft staff report when it has been
completed, and receiving a copies of the recommended and final decision with findings.

Sincerely,

Sonya Kazen,
Development Review Coordinator

SK: pk

Loretta Kieffer, ODOT District 2B
John Bosket, Traffic, ODOT Region 1
Thomas Picco, Planning, ODOT Region 1
Jim Lyon, Home Depot USA, Inc., 9450 SW Commerce Circle, Suite 325,
Wilsonville, OR 97070

cc:



City of Oregon City: SP99-11(R) Home Depot
ODOT Response

08/31/00
4



PI

DAVID EVANS AND ASSOCIATES, I N ( .
2828 SV Corbett Avenue

September 1, 2000 PordOregon 37201

Tel: 303,223.6663
fax: 303.113.1701

Ms. Barbara Shields
City of Oregon City
PO Box 351
Oregon City, OR 97045

REVIEW OF TRAFFIC IMPACT ANALYSIS
THE HOME DEPOT - SP 99-11R

SUBJECT:

Dear Ms.Shields:

In response to your request, David Evans and Associates, Inc. has reviewed materials submitted for the site plan
and design review for The Home Depot proposed at the intersection of Washington Street and Highway 213. The
materials provided in August 2000 consisted of a "Preliminary Development Set" of draw inns (dated 7/28/00) and
additional copies of a July 1999 Traffic Impact Analysis (TIA) prepared by Paul Ryus. PE ( Kittelson &
Associates, Inc,). The July 1999 TIA is the same one that I reviewed and on which I provided comments in my
letter of January 27, 2000.
The new set of drawings (dated 7/28/00) differs significantly from that dated 7/08/99 that were provided for my
January 2000 review. The new drawings have the following changes:

• The proposed main entrance roadway is shown to continue to the southwest, thus allowing a possible through
connection to the adjacent property.

* The drawings show two additional development areas labeled “Pad A” and “Pad B” with 15,000 square feet of
building area and 5,000 square feet of building area, respectively.
The parking information indicates a total count of 615 spaces.

The change in the entrance roadway is a positive change. It could allow fixture development of a street connecting
southwesterly from Washington Street and parallel to Highway 213. This would Improve connectivity and could
alleviate the need for improvements to die regional roads. The previous entrance roadway would have precluded
this future option.
The possibility of two additional retail pads is new information. No analysis has been conducted to determine the
traffio impact of this possibility. Note also that the Oregon Department of Transportation (ODOT) is concerned
about the need for the land identified as Pad B for future highway improvements.

The parking count of 615 spaces is a reduction from the 694 spaces proposed in July 1999. Note that the proposed
615 spaces include 535 stalls for the Home Depot Building and 80 additional spaces for the buildings on Pads A
and B. No information has been provided by the applicant that predicts the impacts of this change.

Based on Sonya Kazen’s August 31, 2000 letter to you, it appears ODOT has determined that the TIA has
provided an adequate analysis upon which ODOT can evaluate the impact on the state highway system and on the

intersection of Highway 213 and Washington Street. The conditions of approval cited in Ms. Kazen’s August 31,
2000 letter seem reasonable. Ms. Kazen notes that ODOT has access control jurisdiction over Washington Street
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and may impose restrictive conditions on a secondary driveway. Ms. Kazen cites several examples in her August
31, 2000 letter. I think the examples cited are reasonable conditions,

I remain concerned that the applicant has not addressed the long-range impacts of the siting of a major retail
establishment at tins location. As I noted in my January 27, 2000 letter, The Home Depot is estimated to generate
more than 5000 daily trips whereas a typical industrial development would generate approximately 300.
The HA proposes that the intersection of Washington Street/Abcmethy Road be returned to signalized operation.
The analysis indicates that it would operate at an acceptable leyel of service if an additional lane were added on
one approach. The TIA notes severe topographic constraints to such improvements, There is no simple,
inexpensive solution to the existing problem. The traffic caused by the applicant's proposal would compound the
problem. I recommend Unit the applicant be committed to funding a significant share of a future improvement at
the intersection of Washington Street/Abcmethy Road.
As noted above, the applicant’s new drawings show the main entrance road with a stub connection to the
southwest. This is a significant improvement and could be used to extend this street to south or southwest, I
recommend that this be constructed to collector or arterial street standards and that provisions be made such that
can he dedicated to the city, either now or in the future. I also suggest that the applicant be committed to
participating financially to a southerly or southwesterly extension of this street including its termination at another
intersection with Abemethy Road or Redland Road.

In conclusion, I find the conditions that ODOT may recommend or impose are reasonable, I suggest that the
applicant should be contribute substantially to a future improvement at the intersection of Washington Street and
Abemethy Road and to future improvements of the future access road extending to the southwest from
Washington Street that will initially serve only as the applicant’s entrance. I remain concerned that the applicant
has not addressed long-term impacts of the development on a site that had been planned for industrial use.
Finally, I would note that no analysis has been performed for the potential development of Pads A and B that are
newly proposed for the undeveloped sections of the site.
If you have any questions or need any further information concerning this review, please call me at 223-6663,

Sincerely,

DAVID EVANS AND ASSOCIATES, INC.

Jphn ReplingeiVPE
Senior Transportation Engineer

JGRE:jr
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August 31, 2000

Barbara Shields, Senior Planner
City of Oregon City
PO Box 3040
320 Warner Milne Road
Oregon City, Oregon 97045-0304

Re; SP 99- 11R - Home Depot Design Review Revised Submittal.
Dear Ms. Shields:

Metro Regional Environmental Management Department, owner and operator of the MetroSouth Transfer Station which lies directly across Washington Street from the proposedHome Depot project received their Revised Design Review application on August 16, 2000.Metro supports the Home Depot application with the following Concerns and comments.
Based on the information submitted in the current application and the City's conditions ofapproval for the previous application, Metro Regional Environmental ManagementDepartment is concerned with the traffic impacts to our transfer station. Specifically, theeastern entry/exit into the Home Depot parking lot must be placed far enough east of thetransfer station's eastern entry/exit such that our commercial and long haul trucks cancontinue to be allowed to turn left (east) onto Washington Street. If the fifteen feet widecenter median island is installed, there must be an opening such that our trucks can passthrough the island while not allowing vehicles exiting the Home Depot parking lot to turnleft (west) onto Washington Street. The median should also be located such that vehiclestraveling westbound on Washington Street cannot turn into the Home Depot's easternentry/exit. We would also recommend that the plantings in the island be designed toensure adequate site distances for traffic safety.

If you have any questions, please feel free to call me et 797-1716.

^incerely,

Glenn J. Ta>he&P.E.
Construction Projects Manager

Terry Peterson, Metro REM Department Director
Jim Watkins, Metro REM Environmental Services DirectorPaul Ehinger, Engineering and Analysis Division Manager
Thomas Picco, ODOT
Brenda Bernards, Metro
Tim Collins, Metro

cc:

R e c y c l t d r a p a /
WY»w.mct/o*rflgloN.org
T D D 7 9 7 1 1 0 4 EXHIBIT 4d



September 8, 2000

Barbara Shields, Sr. Planner
City of Oregon City
320 Warner Milne Rd.
Oregon City, Oregon 97045

Dear Barbara:

At our fundraising event, Pioneer Dreams, on August 25, Jim Lyons
from Home Depot mentioned to me that they would like to talk with us
about inclusion of some ’aesthetic feature’ to go with the streetscape they
are proposing. Jim mentioned, for example, the kind of 'arts elements’
included at Portland's 4th and Taylor parking garage. I've been thinking
quite a bit about the idea and believe that Home Depot would be well-served
to include a ’feature' of some sort that makes a statement about historic
Oregon City’s unique character, has aesthetic value, and uses Home
Depot’s own strengths and resources.
I was struck by the idea dial Willamette Falls, the core geographic
feature of the City, is such a central part of our identity. I thought
Home Depot could develop a water feature at the Washington and SR213,
one that incorporates 'Historic Oregon City' into its design (they could
use their own building supplies in a demonstration project). Done with
character it would both)be attractive, symbolic, and dynamic. Of
cfHnse, it should be

JihirJjut thouahf

Patrick O’Brien
President

Lowell Miles
Vice-President

Harriet Jorgensen
Secretary

Susan Simper
Treasurer

Joyce Cohen
Robert Hamm
BUI Kennemer
John Keyser
Jack Lynch
Steve Meek
Alice Norris
Penny Spaziani
John Tammeo
Jim Tompkins

FX-flFFlfTO TttTt.STPP-S
Mike Edrington
Mark O. Haifield
Darlene Hooley
Marie Schmidt
Elaine Zielinski

irat night as well. I’m planning to pass this idea on
would mention it to you as well.

Sii

CdP(David M. Porter
Executive Director Director

EXHIBIT 4f
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CITY OF OREGON CITY

ENGINEERING POLICY 00-01
Guidelines for Development

EFFECTIVE: March 31, 2000

PREPARED BY

COMMUNITY DEVELOPMENT DEPARTMENT

320 Warner-Milne Road

Post Office Box 3040

Oregon City, Oregon 97045-0304

Telephone: (503) 657-0891

Engineering Division
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City of Oregon City Engineering Policy 00-01 April 1, 2000

The following sections outline some of the key requirements and helpful hints for those unfamiliar
with providing public improvements as required by the Oregon City Municipal Code and Oregon
City Public Works Standards. Copies of these Codes and Standards are available at City Hall for
a nominal price. Most engineering firms in the local area already own these Codes and Standards
to enable them to properly design their City projects. This is not an all inclusive list of City
requirements and does not relieve the applicant from meeting all applicable City Code and Public
Works Standards.

General

• All required public works improvements shall be designed and constructed to City
standards. These standards include the latest version in effect at the time of application
of the following list of documents: Oregon City Municipal Code, Water Master Plan,
Transportation Master Plan, Sanitary Sewer Master Plan, and the Drainage Master Plan.
It includes the Public Works Design Standards, which is comprised of Sanitary Sewer,
Water Distribution System, Stormwater and Grading, and Erosion Control. This list also
includes the Street Work Drawings, Appendix Chapter 33 of the Uniform Building Code
(by reference), and the Site Traffic Impact Study Procedures. It may also include the
City of Oregon City Review Checklist of Subdivision and Partition Plats when the
development is a Subdivision, Partition, or Planned Unit Development.

Water (Water Distribution System Design Standards)

• The applicant shall provide water facilities for their development. This includes water
mains, valves, fire hydrants, blow-offs, service laterals, and meters.

• All required public water system improvements shall be designed and constructed to City
standards.

• The Fire Marshall shall determine the number of fire hydrants and their locations. Fire
hydrants shall be fitted with a Storz metal face adapter style S-37MFL and cap style
SC50MF to steamer port. This adapter is for a 5-inch hose. All hydrants to be
completed, installed, and operational before beginning structural framing. Hydrants shall
be painted with Rodda All-Purpose Equipment Enamel (1625 Safety Orange Paint) and
all chains shall be removed from the fire hydrants.

• Backflow prevention assemblies are required on all domestic lines for commercial
buildings, all fire service lines, and all irrigation lines. Backflow prevention assemblies
are also required on residential domestic lines greater than or equal to 2-inch diameter.
These assemblies are also required where internal plumbing is greater than 32 feet above

the water main. The type of backflow prevention device required is dependent on the
degree of hazard. City Water Department personnel, certified as cross connection
inspectors, shall determine the type of device to be installed in any specific instance. All
backflow prevention devices shall be located on the applicant’s property and are the
property owner’s responsibility to test and maintain in accordance with manufacturer’s
recommendations and Oregon statutes.
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City of Oregon City Engineering Policy 00-01 April 1, 2000

• All existing wells on the site shall be capped and abandoned according to state
regulations. Applicant shall provide documentation to the city before beginning of
construction.

Sanitary Sewer (Sanitary Sewer Design Standards)

The applicant shall provide sanitary sewer facilities to their development. This includes
gravity mains, manholes, stub outs, and service laterals.
All required public sanitary sewer system improvements shall be designed and
constructed to City standards.
Applicant must process and obtain sanitary sewer system design approval from DEQ.
Any existing septic system on site shall be abandoned and certification documentation
provided from Clackamas County before beginning construction.

Stormwater (Stormwater and Grading Design Standards)

• The applicant shall provide stormwater and detention facilities for their development.
This includes the stormwater mains, inlets, manholes, service laterals for roof and
foundation drains, detention system if necessary, control structure if necessary, inflow
and outflow devices if necessary, and energy dissipaters if necessary.

• All required public stormwater system improvements shall be designed and constructed
to City standards. Each project is to coordinate with the City Drainage Master Plan,
January 1988, and the appropriate individual Basin Master Plan (if adopted) and
incorporate recommendations from them as appropriate.

• The stormwater system shall be designed to detain any increased runoff created through
the development of your site, as well as convey any existing off-site surface water
entering the site from other properties.

• The applicant shall submit hydrology/detention calculations to the City Engineering
Division for review and approval before approval of construction plans. Documentation
shall be provided to back up calculations. 100-year overflow path shall be shown and
shall not cross any developed properties.

Dedications and Easements
• All off-site utility easements required for your project shall be obtained and recorded

before approval of construction plans.

Streets

The applicant shall provide street facilities to their site. This includes the pavement,
curbs, gutters, planter strips, street trees, sidewalks, bicycle lanes (when required by the
type of street classification), city utilities (water, sanitary and storm drainage facilities),
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City of Oregon City Engineering Policy 00-01 April 1, 2000

traffic control devices, centerline monumentation in monument boxes, and street lights
in compliance with the City Code for Oregon City and its various Master Plans.

• When installation of the first lift of asphalt, applicant shall provide asphalt berms or
another adequate solution, as approved by the City Engineering Division, at storm catch
basins or curb inlets on all streets. This ensures positive drainage until the applicant
installs the second lift of asphalt.

• All street names shall be reviewed and approved by the City (GIS Division 657-0891,
ext.168) prior to approval of the final plat to ensure no duplicate names are proposed in
Oregon City or the 9-1-1 Service Area.

• All street improvements shall be completed and temporary street name signs shall be
installed before issuance of building permits.

• The applicant is responsible for all sidewalks in their development. The applicant may
transfer the responsibility for the five-foot sidewalks adjacent to the right-of-way as part
of the individual building permit requirement on local streets. However, failure to do so
does not waive the applicant's requirement to construct the sidewalks. Applicant shall
complete all sidewalks on residential lots within one year of public improvement
completion acceptance by the City unless a building permit has been issued.

• Applicant shall install sidewalks along any tracts within their development, any
pedestrian walkways within their development, and all handicap access ramps required
in their development at the time of street construction.

• Street lights shall typically be owned by the City of Oregon City under PGE plan “B”
and installed at the expense of the applicant. The applicant shall submit a street light
plan, subject to City and PGE approval, prepared by a qualified electrical contractor.
Streetlights shall be placed at street intersections and along streets at property lines. The
required lights shall be installed by a qualified electrical contractor. Streetlights are to
be spaced and installed per recommendations of the Illuminating Engineering Society of
North America as published in their current issue of IES, RP-8 to provide adequate
lighting for safety of drivers, pedestrians, and other modes of transportation. Streetlights
shall be 100-watt high-pressure sodium fixtures mounted on fiberglass poles with a
25-foot mounting height unless otherwise specified. The applicant shall dedicate any
necessary electrical easements on the final plat. All streetlights and poles shall be
constructed of material approved by PGE for maintenance by PGE.

Grading And Erosion Control

• The applicant’s engineer shall submit rough grading plan with construction plans. The
engineer shall certify completed rough grading elevations to +/- 0.1 feet. For single
family residential developments, a final residential lot-grading plan shall be based on
these certified grading elevations and approved by the City Engineer before issuance of
a building permit. If significant grading is required for the residential lots due to its
location or the nature of the site, rough grading shall be required of the developer before
the acceptance of the public improvements. There shall not be more than a maximum
grade differential of two (2) feet at all site boundaries. Final grading shall in no way
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create any water traps, or create other ponding situations. Submit one copy (pertinent
sheet) of any residential lot grading for each lot (e.g., 37 lots equals 37 copies).

• An Erosion Prevention and Sedimentation Control Plan shall be submitted for City
approval. Applicant shall obtain an Erosion Control permit before any work on site.
> Dewatering excavations shall not be allowed unless the discharge water meets

turbidity standards (see next bullet) or is adequately clarified before it enters on-site
wetlands, drainage courses, and before it leaves the site. Discharge from man-made,
natural, temporary, or permanent ponds shall meet the same standard.

> Construction activities shall not result in greater than 10 percent turbidity increase
between points located upstream and downstream of construction activities.

> Effective erosion control shall be maintained after subdivision site work is complete
and throughout building permit issuance.

> Plans shall document erosion prevention and control measures that will remain
effective and be maintained until all construction is complete and permanent
vegetation has been established on the site.

> Responsible party (site steward) for erosion control maintenance throughout
construction process shall be shown on the Erosion Control Plan.

> Staff encourages applicant to select high performance erosion control alternatives
to minimize the potential for water quality and fish habitat degradation in receiving
waters.

Engineering Requirements

• Design engineer shall schedule a pre-design meeting with the City of Oregon City
Engineering Division before submitting engineering plans for review.

• Street Name/Traffic Control Signs. Approved street name signs are required at all street
intersections with any traffic control signs/signals/striping.

• Applicant shall pay City invoice for the manufacture and installation of permanent signs
for street names and any traffic control signs/signals/striping.

• Bench Marks. At least one benchmark based on the City's datum shall be located within
the subdivision.

• Other Public Utilities. The applicant shall make necessary arrangements with utility
companies for the installation of underground lines and facilities. The City Engineer
may require the applicant to pay these utility companies to use trenchless methods to
install their utilities in order to save designated and marked trees when the utility crosses
within a dripline of a tree marked, or identified, to be saved. Applicant to bear any
additional costs that this may incur.

• Technical Plan Check and Inspection Fees. The current Technical Plan Check and
Inspection Fee shall be paid before approval of the final engineering plans for the
required site improvements. The fee is the established percentage of a City-approved
engineer's cost estimate or actual construction bids as submitted by the applicant. Half
of the fee is due upon submitting plans for final approval; the other half is due upon
approval of the final plans.
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• It is the City's policy that the City will only provide spot check inspection for non public-
funded improvements, and the applicant's engineer shall provide inspection and
surveying services necessary to stake and construct the project and prepare the record
(as-built) drawings when the project is complete.

• Applicant shall submit two (2) sets of final engineering plans for initial review by the
City Engineering Division to include the drainage report (wet signed by the responsible
engineer), and the cost estimate with half of the Technical Plan Check fee. The
engineering plans shall be blackline copies, 24” x 36”. Blueline copies are not
acceptable.

• For projects such as subdivisions, partitions, and Planned Unit Developments, the
applicant shall submit a completed copy of the City’s latest final subdivision and
partition plat checklist, and a paper copy of the preliminary plat.

• Two (2) copies of any revised documents (in response to redlined comments) will be
required for subsequent reviews, if necessary.

• The applicant shall submit, for the final City approval, six (6) copies of the plans with
one full set wet signed over the engineer’s Professional Engineer Oregon stamp.

• Minimum Improvement Requirements. Applicant shall provide a surety on land division
developments for uncompleted work before a plat is recorded as required by a Land
Division Compliance Agreement (available in hard copy or electronic version from City
Engineer office). This occurs if the applicant wishes to record the final plat before
completion of all required improvements. Surety shall be an escrow account or in a form
that is acceptable to the City Attorney.

• Upon conditional acceptance of the public improvements by the City, the applicant shall
provide a two-year maintenance guarantee as described in the Land Division Compliance
Agreement. This Maintenance Guarantee shall be for fifteen (15) percent of the
engineer’s cost estimate or actual bids for the complete public improvements.

• The applicant shall submit a paper copy of the record (as-built) drawings, of field
measured facilities, to the City Engineer for review before building permits are issued
beyond the legal limit. Upon approval of the paper copy by the City Engineer, applicant
shall submit a bond copy set and two 4-mil mylar record drawings sets.

• The applicant shall submit one full set of the record (as-built) drawings, of field
measured facilities, on AutoCAD files on CD-ROM or 3.5-inch diskette, in a format
acceptable to the City Engineer, and include all field changes.

• One AutoCAD file of the preliminary plat, if applicable, shall be furnished by the
applicant to the City for addressing purposes. A sample of this format may be obtained
from the City Geographical Information System Division. This information, and
documents, shall be prepared at the applicant’s cost.

• The applicant’s surveyor shall also submit, at the time of recordation, a copy of the plat
on a CD-ROM or 3.5-inch diskette to the City in a format that is acceptable to the City’s
Geographic Information System Division.

• The City reserves the right to accept, or reject, record drawings that the City Engineer
deems incomplete or unreadable that are submitted to meet this requirement. The
applicant shall be responsible for all costs associated with meeting this condition. The
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applicant shall ensure their engineer submits the record drawings before the City will
release final surety funds or residential building permits beyond the legal limit.

• Final Plat Requirements, if applicable. The final plat shall comply with ORS 92.010
through 92.190, and City Code. In addition the following requirements shall be required:
> The applicant, and their surveyor, shall conform to the City’s submittal and review

procedures for the review and approval of plats, easements, agreements, and other
legal documents associated with the division of this parcel.

> Show the City Planning File Number on the final plat, preferably just below the title
block.

> A blackline copy of the final plat illustrating maximum building envelopes shall be
submitted to the Planning Division concurrently with submittal of the plat to ensure
setbacks and easements do not conflict.

> Use recorded City control surveys for street centerline control, if applicable.
> Tie to City GPS Geodetic Control Network, County Survey reference PS 24286, and

use as basis of bearings. Include ties to at least two monuments, show measured
versus record, and the scale factor. Monuments may be either GPS stations or other
monuments from prior City control surveys shown on PS 24286. If ties are to prior
City control surveys, monument ties shall be from the same original control survey.
The tie to the GPS control can be part of a reference boundary control survey filed
for the land division.

> Show state plane coordinates on the Point of Beginning.
• The civil construction drawings, once approved by the City Engineering Division, shall

have an approval period of one year in which to commence with construction. Once the
City Engineer holds the preconstruction conference and constmction activity proceeds,
plans and drawings shall be valid for as long as the construction takes. Should the
approval for the construction drawings expire before constmction commences, it shall
be the responsibility of the applicant to bring the civil constmction documents and plans
into conformance with the latest Standards, Specifications, and City Codes that are in
place at the time of the update, and bear the cost associated with bringing them into
conformance, including additional technical plan check and review costs.

• The applicant shall include requirements for maintaining landscaping and tracts,
maintaining surface runoff patterns established for each lot, maintaining any proposed
private storm lines or detention, and for individual lot owner’s conformance to the City's
erosion control standards when establishing or renovating landscaping by including this
statement in proposed Conditions, Covenants, and Restrictions (CC & R's), plat
restrictions, or some other means acceptable to the City Attorney. The applicant shall
submit the proposed method and statement to the Planning staff for review and approval,
before final plat approval.

• Constmction vehicles and other vehicles associated with the development shall only use
the entrance as approved by the City Engineering Division to enter their site and these
vehicles shall park or wait on the constmction site. The applicant should provide a
specified area of off street parking for the site’s constmction workers which meets the
erosion/sedimentation control measures. Supplier vehicles and trailers (hauling vehicles)
and actual constmction vehicles shall not park, or wait, in such a manner that would
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block or hinder access for emergency vehicles. This includes private vehicles belonging
to construction workers, supplier vehicles and trailers, and actual construction vehicles.

• Site construction activity is to only occur between 7:00 AM and 6:00 PM on Monday
through Friday; between 9:00 AM and 6:00 PM on Saturday. No site improvement
construction activity is allowed on Sunday. Construction activity includes all field
maintenance of equipment, refueling, and pick up and delivery of equipment as well as
actual construction activity.

• It is the responsibility of the applicant to ensure that all applicable outside agencies are
contacted and any appropriate approvals obtained for the construction of the project. The
applicant shall ensure copies of approvals are supplied to the City project files. Failure
to do so shall be a justification for the City to prevent the issuance of a construction or
building permit or to revoke a permit that has been issued for this project.

• The applicant shall be responsible for paying all fees associated with the recording of
documents such as non-remonstrance agreements, easements, and dedications.

• Should the applicant, or any assigns or heirs, fail to comply with any of the conditions
set forth here, the City may take the appropriate legal action to ensure compliance. The
applicant shall be responsible for any City legal fees and staff time associated with
enforcing these conditions of approval.

H:\WRDFILES\BOB\POLICY\EPOO-01.doc

Page 7



01 APR 12 ptf 11 2Q

^ f̂en9e'c#921S8

eApril 10, 2001
%£ %

50
sfiC

1̂ . $
<

Barbara Shields, Senior Planner
City of Oregon City
320 Warner Milne Rd.
Oregon City, Oregon 97045

Dear Barbara,

I was sorting through some files and came across the attached letter from David Porter.

I do recall having a brief conversation with David about our project and responding positively
to his suggesting the possibility of including some sort of special "entry feature". However,
the conversation never got past that level of detail. When David mentions the 4th and Taylor
parking garage in his letter, he must have been recalling a conversation with someone else. If
I've ever been there, I'm sure I did not pay attention to the "Arts elements" he refers to in his
letter.

I am not copying David with this letter because it may unnecessarily create some friction with
him. The issue may not even come up. However, if it does come up from David, you may
share this letter with him.

Very truly yours,

Jim Lyon
Real Estate Manager
West Coast Region

Cc: Kirk Bezanson
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September 8, 2000

Barbara Shields, Sr. Planner
City of Oregon City
320 Warner Milne Rd.
Oregon City, Oregon 97045

Dear Barbara:

PtUtek O’Brien
PrtiltUnt

Low«U Mile*
Vict -Pmidtnt

H«rri(H Jorgenien
Sternary

$mu Simper
Trtaturtr At our fundraising event.Pioneer Dreams, on August 25, Jim Lyons

from Horae Depot mentioned to me that they would like to talk with us
about inclusion of some ’aesthetic feature’ to go with the streetscape they
are proposing. Jim mentioned, for example, the kind of 'arts elements*

included at Portland's 4th and Taylor parking garage. I’ve been thinking
quite a bit about the idea and believe that Home Depot would be well-served
to include a ’feature' of some sort that makes a statement about historic
Oregon City's unique character, has aesthetic value, and uses Home
Depot's own strengths and resources.

Joyct Coh*n
Robert Hamm
Bill KfODEBier
:obn x»y*er
Jtak ’Lynch
SUV* Meek
Alice Nona*
Penny Spezieni
lohfi Tatamen
m Tompkin*

I was struck by the idea that Willamette Falls, the core geographic
feature of the City, is such a central part of our identity. I thought
Home Depot could develop a water feature at the Washington and SR213,
one that incorporates 'Historic Oregon City' into its design (they could
use their own building supplies in a demonstration project). Done with
character it would botinbe attractive, symbolic, and dynamic. Of
epu rse, it should be lira night as well I’m planning to pass this idea on

thought!would mention it to you as well.

px-oppirtri TUMTWH

Mike Bdringion
Mirk O. HUfield
Dcriene Hoolty
Mori* Schmldl
El*ls* Zleliaiki

tU
Si

Divid M. Porter
Executive Director Director
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Barbara Shields, Sr. Planner
City of Oregon City
320Warner Milne Rd.
Oregon City, Oregon 97045

Dear Barbara:

P&srte* O’Brien

Lowel) Mile*
Vict -Prtiidtnr

Harriet Jorgensen
Stertiary

SIMIB Simper
Trtasurtr At our fundraisingevent.Pioneer Dreams, on August 25, Jim Lyons

from Home Depot mentioned to me that they would like to talk with us
about inclusion of some 'aesthetic feature' to go with the streetscape they
are proposing. Jim mentioned, for example, the kind of 'arts elements'
included at Portland's 4th and Taylorparking garage. I’ve been thinking
quite a bit about the idea and believe that Home Depot would be well-served
to include a 'feature' of some sort that makes a statement about historic
Oregon City's unique character, has aesthetic value, and uses Home
Depot's own strengths and resources.

I was struck by the idea that Willamette Falls, the core geographic
feature of the City, is such a central part of our identity. I thought
Home Depot could develop a water feature at the Washington and SR213,

that incorporates 'Historic Oregon City' into its design (they could
use their own budding supplies In a demonstration project). Done with
character it would both)be attractive, symbolic, and dynamic. Of

ifat night as well. I'm planning to pass this idea on
would mention it to you as well.

layet Cob*n
Robert. Hunxa
Bill Kjanecocr

Joan X»y*er
Jnofc Cyncs
SUV* Meek
Alio* Norru
Penny Spwaiai
John Tamm*a

on Tompkin*

px-OFFICIO partTEtre
Mike EA-ingion
MwkO. HktfWd
Dwlane Hool*y
MM4* Sehml*.
Elaine Zleliwki

, it should be
All thoui

Si

LdP.Divid M. Portet
Executive Director Director
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Barbara Shields, Senior Planner
City of Oregon City
320 Warner Milne Rd.
Oregon City, Oregon 97045

Dear Barbara,

I was sorting through some files and came across the attached letter from David Porter.

I do recall having a brief conversation with David about our project and responding positively
to his suggesting the possibility of including some sort of special "entry feature". However,
the conversation never got past that level of detail. When David mentions the 4th and Taylor
parking garage in his letter, he must have been recalling a conversation with someone else. If
I've ever been there, I'm sure I did not pay attention to the "Arts elements" he refers to in his
letter.

I am not copying David with this letter because it may unnecessarily create some friction with
him. The issue may not even come up. However, if it does come up from David, you may
share this letter with him.

Very truly yours,

Jim Lyon '

Real Estate Manager
West Coast Region

Cc: Kirk Bezanson

U S A
Proud Sponsor



REPLINGER & ASSOCIATES LLC 
TRANSPORTATION ENGINEERING 

October 29, 2014 
 
 
Ms. Laura Terway 
City of Oregon City 
PO Box 3040 
Oregon City, OR  97045 
 
SUBJECT: REVIEW OF TRANSPORTATION IMPACT STUDY – AMERICA’S TIRE STORE 

– SP14-16  
Dear Ms. Terway: 

In response to your request, I have reviewed the materials submitted in support of the proposed 
America’s Tire store. The relevant materials included the project narrative, site plan and the 
Transportation Impact Analysis (TIA). The TIA is dated August 13, 2014 and was prepared under 
the direction of Brian Dunn, PE of Kittelson & Associates, Inc. 
 
The proposed tire store would be just over 11,000 square feet. It would be located to the south of 
Prairie Schooner Way, southeast of Washington Street and west of OR 213. The proposed store is 
adjacent to the Home Depot store and would utilize the two existing Home Depot driveways for 
access. 
 
The TIA provides a basis upon which the proposal can be evaluated for transportation impacts. 
 
Comments 
 
1. Study Area. The study addresses the appropriate intersections. The engineer evaluated traffic 

patterns and traffic volumes and analyzed the operations at four locations. The key intersections 
were: 

 
• OR 213/Prairie Schooner Way 
• Washington Street/Prairie Schooner Way 
• Home Depot signalized access/Prairie Schooner Way  
• Home Depot unsignalized, right-in, right-out access/Prairie Schooner Way 

 
The study area is appropriate. 

 
2. Traffic Counts.  The traffic counts were conducted in July 2014 at each of the intersections 

identified above. Traffic counts were conducted during the weekday PM peak and the Saturday 
mid-day peak periods. The Saturday peak period was selected because of the high volume of 
traffic that typically occurs at tire stores and the adjacent home improvement store on 
weekends. Following ODOT procedures, traffic counts conducted in July were adjusted to 
reflect the 30th highest hour of the year. The base year traffic volumes appear reasonable.  

 
3. Trip Generation. The TIA presents information on trip generation from the construction of an 

11,059 square-foot tire store. The trip generation rates were taken from the Institute of 
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Transportation Engineers’ Trip Generation. The tire store predicted to produce 23 PM peak hour 
trips and 35 Saturday mid-day peak hour trips. 

 
4. Trip Distribution.  The engineer’s trip distribution shows 40 percent of traffic going to and from 

the north on OR 213 to I-205; 25 percent to and from the south on OR 213; and 35 percent to 
and from the southwest on Washington Street. The trip distribution seems reasonable. 

 
5. Traffic Growth.  To account for background traffic growth, the traffic counts were adjusted by 

two percent per year through 2015, the year in which the store is expected to be operational. 
The traffic growth assumptions and methodology appear reasonable. 

 
6. Analysis.  Traffic volumes were calculated for the intersections described in #1, above. At each 

location, the level of service (LOS) and delay calculations were provided to assess operations 
relative to ODOT and city’s operational standard. The analysis was undertaken for the PM and 
the Saturday mid-day peak hours and included year 2014 existing conditions, 2015 background 
conditions, and year 2015 total traffic conditions.  

 
According to the engineer, all four intersections will operate better than the operational 
standards specified by ODOT and the city. Under 2015 total traffic conditions with the tire store 
included, all intersections will operate at LOS “A” or “B.” Even for the OR 213/Prairie Schooner 
Way intersection, the intersection volume-to-capacity ratio (v/c) is predicted to be 0.70 or better 
under all conditions. For the three intersections under city jurisdiction, each easily meets the 
city’s operational standard. The performance of all study area intersections is predicted to meet 
city standards during the peak hours. 
 
The engineer also analyzed the queuing at the intersections and found that there is adequate 
capacity for queued vehicles on all approaches.  

 
The engineer concluded no mitigation measures were necessary. I concur with his conclusions. 
 

7. Turn Lanes at Site Entrance(s). Turn lanes are already included in the configuration of the 
intersections. 

 
8. Crash Information. The TIA provides crash information for the most recent five-year period for 

the site accesses. The OR 213/Prairie Schooner Way and Washington Street/Prairie Schooner 
Way intersections have been constructed so recently that there is not sufficient history for a 
meaningful analysis. Based on the five-year crash history, both site access points have very low 
crash rates. No patterns were evident and no mitigation measures were suggested. I concur. 

 
9. Pedestrian and Bicycle Facilities. The TIA provides a description of pedestrian facilities and 

bicycle lanes in the study area. No changes are proposed in association with this development 
proposal. 
 

10. Site Plan and Access.  The establishment of the tire store will result in minor changes to the 
existing Home Depot parking lot but no changes to the points of access on Washington Street. 
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11. Intersection Spacing.  No new intersections will be established by this proposal.  
 
12. Sight Distance. The engineer measured sight distance at the two existing site access locations 

on Washington Street and verified the adequacy. I concur with his analysis and conclusions 
about the adequacy of sight distance. 

  
13. Consistency with the Transportation System Plan (TSP). There are no changes proposed 

for the transportation network.  
 

14. Parking Analysis. Because the proposal includes some loss of existing parking for Home 
Depot, the TIA also summarizes the results of a parking analysis. The engineer explains that the 
proposal would eliminate 19 spaces from the existing lot and add 7 spaces with the tire store. 
To judge the effect of these changes, parking utilization counts were conducted for an entire 
weekday and an entire Saturday in the easterly portion of the Home Depot lot. The engineer 
concluded that in spite of the net loss of 12 spaces there should be adequate parking with the 
construction of the proposed tire store.  

 
15. Conclusions and Recommendations.  The engineer concludes that traffic operations would 

be adequate at all analyzed intersections. He concludes no mitigation is needed for traffic 
operations. He concludes no safety mitigation is necessary. I concur with the conclusions of the 
applicant’s engineer. 
 

Conclusion and Recommendations 
 
I find that the TIA provides an adequate basis upon which to assess the impacts of the proposed 
tire store. I agree that off-site mitigation for traffic impacts is not required.  
 
If you have any questions or need any further information concerning this review, please contact me 
at replinger-associates@comcast.net.   
 
Sincerely, 

 
John Replinger, PE 
Principal 
 
Oregon City\2014\SP14-16.docx 
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