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Meeting Agenda

Planning Commission

Monday, May 12, 2014

7:00 PM Commission Chambers

1. Call to Order

2. Citizen Comments

3. Public Hearing

3a. PC 14-046

ZC 14-01/ TP 14-01: Zone Change from R-10 to R-8 with 29-Lot
Subdivision between Ames Street and Holcomb Boulevard.

Sponsors:
Attachments:

Community Development Director Tony Konkol and Planner Pete Walter
Commission Report

ZC 14-01/ TP 14-01 Staff Report

Vicinity Map
Complete Application

Replinger Comments

All Public Comments Recieved Prior to May 5

Engineering Policy EP00-01v6 1

Ted Thonstad School District Capacity Email

Preliminary Plat Lot Dimensional Calculations

SHPO response
CRW Comments

Public Notices

Land Use Transmittal Email and Form

City of Oregon City

Page 1 Printed on 5/9/2014


http://oregon-city.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=2429
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=f2b0c5bd-f715-447b-83b6-c55423af6933.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=29673db0-0013-4688-82b6-29cb4fbfb862.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=c2e15312-0fa0-4d56-ab66-9890682b7bb7.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=0047d4a5-817f-44bb-a0f7-d0bafbc46342.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=a7b414eb-2e72-481d-9304-947e760aebb7.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=8fc71a10-73b8-474b-9b6c-f30fa297df4b.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=1a06eeef-46df-4755-9812-3e60faf8a910.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=c704f385-50f5-4512-a68f-184c5e885fc9.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=66cd13a8-a279-4679-a696-b78350cc9440.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=b792184c-67fa-4090-8a36-9ed6bf137698.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=20c0c3d9-22b3-41c1-bbfe-8342f1fc0a4b.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=38a185b4-78ae-4720-bfc4-fec05c36dda1.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=2ac0d4af-6845-42e3-8550-573c9f772d5e.pdf
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3b. PC 14-041 L 14-01: Sign Code Update
Sponsors: Community Development Director Tony Konkol
Attachments: = Commission Report
L 14-01 Staff Report
Exhibit 1: 2013-2015 Goals and Priorities of the City Commission
Exhibit 2: Draft Ordinance 14-1003

Exhibit 3: Proposed Amendments to Chapter 15.28 of the Oregon City
Municipal Code with Comments (dated May 12, 2014)
Exhibit 4: Comments Received Since Submittal of Legislative

Application
Exhibit 5: Report from the Community Advisory Team (CAT)

Exhibit 5: Appendix A (1 of 2)
Exhibit 5: Appendix A (2 of 2)
Exhibit 5: Appendix B (1 of 2)
Exhibit 5: Appendix B (2 of 2)
Exhibit 6: Applicant's Submittal

4, Communications

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 ageneral 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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http://oregon-city.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=2391
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=3733d3af-3f94-49fa-ad9a-0ae926722271.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=1512a4c4-ac0a-4d6a-82da-dc24755035b5.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=80fcaa0e-43d1-46f5-8f1f-68be9c073b3e.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=81196aec-b55d-416c-9e46-c9b6bd7eb88c.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=8996efac-c820-40a4-9776-f038b9a6b23f.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=57704ece-d141-4dd4-b3c5-39061242d92d.pdf
http://www.ocsigncode.org/storage/Public%20Process%20Final%20Report.pdf
http://www.ocsigncode.org/storage/AppdendixA%201%20of%202.pdf
http://www.ocsigncode.org/storage/AppdendixA%202%20of%202R.pdf
http://www.ocsigncode.org/storage/AppdendixB%201%20of%202.pdf
http://www.ocsigncode.org/storage/AppdendixB%202%20of%202.pdf
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i I Staff Report

G{RS%?"‘?’H File Number: PC 14-046
Agenda Date: 5/12/2014 Status: Agenda Ready
To: Planning Commission Agenda #: 3a
From: Community Development Director Tony Konkol and File Type: Planning ltem
SUBJECT:

ZC 14-01/ TP 14-01: Zone Change from R-10 to R-8 with 29-Lot Subdivision between Ames Street
and Holcomb Boulevard.

RECOMMENDED ACTION (Motion):

Staff recommends that the Planning Commission approve the proposed zone change and
subdivision and forward the application to the City Commission for consideration at the June
4th, 2014 City Commission Public Hearing.

BACKGROUND:

Staff finds that the proposed zone change from R-10 to R-8 and 29-Lot subdivision application
as proposed by the applicant can meet all of the applicable criteria for approval, with the
proposed Conditions of Approval as addressed in the attached Staff Report.
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JOREGON
Community Development - Planning
C I I Y 221 Molalla Ave. Suite 200 | Oregon City OR 97045
Ph (503) 722-3789 | Fax (503) 722-3880

TYPE IV APPLICATION
STAFF REPORT AND RECOMMENDATION
May 7,2014
Planning Commission Public Hearing: May 12, 2014

FILE NO.: TP 14-01: 29-Lot Subdivision
ZC 14-01: Zone Change
OWNERS: Terry & Rene Voss / Stephen Jones
APPLICANT: Mark Handris, ICON Construction and Development

REPRESENTATIVES: Rick Givens, Planning Consultant
Bruce Goldson, P.E., Theta Engineering

REQUEST: The Applicant is seeking approval for a Zone Change from “R-10” Single-Family
Dwelling District to “R-8” Single-Family Dwelling District as well as a 29-lot
subdivision.

LOCATION: Clackamas Map 2-2E-21DC-01600 / NO SITUS ADDRESS

(Exhibit 1) 14550 Ames Street, Oregon City, Clackamas Map 2-2E-21DC-01300

14591 Holcomb Blvd, Oregon City, Clackamas Map 2-2E-28AB-01600

REVIEWER: Pete Walter, AICP, Associate Planner
Todd Martinez, P.E., Development Services

RECOMMENDATION: Staff recommends the Planning Commission recommend approval with conditions
of Planning files TP 14-01 and ZC 14-01 to the City Commission for their
consideration at the June 4, 2014 public hearing.

PROCESS: Type IV decisions include only quasi-judicial plan amendments and zone changes. These applications
involve the greatest amount of discretion and evaluation of subjective approval standards and must be heard by the city
commission for final action. The process for these land use decisions is controlled by ORS 197.763. At the evidentiary
hearing held before the planning commission, all issues are addressed. If the planning commission denies the
application, any party with standing (i.e., anyone who appeared before the planning commission either in person or in
writing) may appeal the planning commission denial to the city commission. If the planning commission denies the
application and no appeal has been received within ten days of the issuance of the final decision then the action of the
planning commission becomes the final decision of the city. If the planning commission votes to approve the
application, that decision is forwarded as a recommendation to the city commission for final consideration. In either
case, any review by the city commission is on the record and only issues raised before the planning commission may be
raised before the city commission. The city commission decision 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.

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE PLANNING DIVISION OFFICE AT
(503) 722-3789.

TP 14-01 and ZC 14-01: Sunnybrook II Zone Change and 29-lot Subdivision



BACKGROUND AND PROPOSED DEVELOPMENT:

The subject property is located on the south side of Ames Street at its present terminus at the city
limit. It is immediately west of the Holcomb Elementary School campus and abuts on its south
boundary the Housing Authority of Clackamas County (HACC) “Oregon City View Manor”

development on Holcomb Blvd.

The subject property is zoned R-10 and this application includes a proposal to apply R-8 zoning to
Tax Lots 2-2E-21DC 1600 and 2-2E-28AB 1600, as well as to a small area of Tax Lot 2-2E-21DC 1300.
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Figure 1. Vicinity Map
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The subject property slopes gently from north to south. The original Sunnybrook Estates subdivision
is located immediately to the north of this site and is developed with single family homes.

TP 14-01 and ZC 14-01: Sunnybrook II Zone Change and 29-lot Subdivision



The site contains two existing single-family homes and several outbuildings. The existing home on
the southerly Tax Lot 1600 is proposed to be moved to Lot 16 within the planned subdivision to
allow for the proposed development of the property. The proposal for the northerly home includes
removal of some portions of the structure that were added on to the main house structure. With this
remodeling, the home will fit on proposed Lot 5 in conformance with R-10 setbacks.
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Figure 2: Aerial Photo of Site
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Figure 3: Proposed Zoning

Surrounding Uses and Zoning:

The subject property is bordered by residential zoning: R-10 to the north, east, and west, and R-3.5
to the south. Other nearby zoning designations include R-8 and County lands outside of the City
limits and Urban Growth boundary. See Figure 4 for a surrounding zoning map.

TP 14-01 and ZC 14-01: Sunnybrook II Zone Change and 29-lot Subdivision
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City/Public Notice and Comments:

Notice of the public hearings for this proposal (See Exhibit 10) was mailed to property owners within
300 feet of the subject site, the neighborhood association and the Citizen Involvement Council. The
notice was advertised in the Clackamas Review / Oregon City News and Estacada News and the site
was posted with land use notification signs. The notice requested comments and indicated that
interested parties could testify at the public hearing or submit written comments prior to or at the
hearing. The application was transmitted to the Clackamas River Water District, Oregon Department
of Transportation, Clackamas County, Oregon City Police Department, City Engineer, Public Works
Operations Manager, Development Services Manager, Oregon City School District, GIS Coordinator,
and the City transportation consultant for comment. Comments from John Replinger, a City
consultant for Replinger and Associates, have been incorporated into this staff report.

Also, a copy of the complete application ZC 14-01 / TP 14-01 was made available on the city website
for downloading at http://www.orcity.org/planning/landuse once the application was deemed to be
complete.

Comments received before the staff report was written include the following:

Betty Johnson, Engineering Associate with Clackamas River Water (Exhibit 9):

TP 14-01 and ZC 14-01: Sunnybrook II Zone Change and 29-lot Subdivision
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1. Parcels 22E21DC01600 & 22E28AB01600 are currently within the Clackamas River
Water District service boundary and within the city limits of Oregon City.

2. There are no available Clackamas River Water waterlines to serve these parcels. It is
recommended that the parcels be served by Oregon City water infrastructure.

3. If the City requires this development to undergo an annexation process for city services
the District would like to be included as part of the process to withdraw the parcels from
the District’s Service Boundary.

CRW has no objections to this application, however these comments are introductory and may
change based on the preliminary/final design.

The Public Works Department is working with Clackamas River Water to address and resolve these
jurisdictional issues independently of this development review.

Public Comments
Public Comments were received before 5/5/2014 from the following residents and groups (Exhibit 5).

Leroy and Marge Staudenmier (opposed):

The Staudenmiers’ primary comments include concerns about the adequacy of the retention pond, drainage
impacts, water and mud running out of the drainage pond in existing Sunnybrook Estates subdivision, lots
size, quality of life, unimproved conditions of off-site roads, and traffic impacts at Ames and Swan avenue
intersection.

Duane and Wanda Shearer (opposed):
The Shearer’s primary comments include concerns about street safety, changes to lot size, limited on-street
parking, school capacity, and drainage.

Debbie Fuller (opposed):
Ms. Fuller’s primary comments include concerns about re-zoning, subdivision, construction traffic, driveway
blockages, fencing, half streets, property values, rental ownership, liveability and quality of life.

Woody Berends (opposed):

Mr. Berend'’s primary comments include concerns about the safety of the Ames Street / San Avenue
intersection, the existing width of Ames Street, on-street parking, drainage impacts, storm water drainage
and maintenance for a ditch that runs on/near his property, and changes from R-10 zoning.

Bob LaSalle, Chair, Park Place Neighborhood Association (opposed)

Please Note: the first set of comments of the PPNA were submitted on February 3, 2014 prior to the formal
public notice of the application. The letter, accompanied by numerous resident signatures, summarizes the
neighborhood association meeting that was held on January 20, 2014. The letter includes concerns about the
current width of Ames Street (20’) where it intersects Swan Avenue, the proposed connection to the
Holcomb Boulevard/ School road, reductions in property values, smaller lots sizes and changing zoning from
R-10.

Bob LaSalle, Chair, Park Place Neighborhood Association (opposed)
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The second letter from Mr. LaSalle was submitted on April 28, 2014. The PPNA is opposed to the R-8
rezoning. Comments include concerns about the changes to the feel of the development due to smaller lot
sizes and setbacks., the narrow width of Ames Street where it intersects with Swan Avenue, possible damage
to streets that may be caused by construction traffic, the proposed street connection to Holcomb School
Road, street widths, on-street parking. The letter also makes reference to certain comprehensive plan
policies and makes remarks about the review process.

Staff Response to Public Comments

Due to the wide variety of the issues discussed in the various public comments, Planning Staff will address the
public comments verbally during the presentation of the Staff Report at the upcoming public hearing, however,
staff has determined that none of the comments submitted cite or indicate an approval criterion in the Oregon
City Municipal Code which has not been met or which cannot be met through compliance with the
recommended Conditions of Approval.

I1. DECISION-MAKING CRITERIA:

Oregon City Municipal Code Standards and Requirements
Title 16: Land Division:
Chapter 16.08, Subdivisions-Process and Standards
Chapter 16.12, Minimum Improvements and Design Standards for Land Divisions
Title 12: Streets, Sidewalks and Public Places:
Chapter 12.04, Street Design Standards
Chapter 12.08, Public and Street Trees
Title 13: Public Services
Chapter 13.12, Stormwater Management
Title 17: Zoning:
Chapter 17.08, R-10 Single Family Dwelling District
Chapter 17.10, R-8 Single Family Dwelling District
Chapter 17.41, Tree Protection
Chapter 17.47, Erosion and Sediment Control
Chapter 17.68, Zone Changes and Amendments

IIL. COMPLIANCE WITH APPROVAL CRITERIA
CHAPTER 17.68.020 ZONE CHANGES AND AMENDMENTS

A. The proposal shall be consistent with the goals and policies of the comprehensive plan.

Goal 1: Citizen Involvement

Goal 1.2: Ensure that citizens, neighborhood groups and affected property owners are involved in all phases of
the comprehensive planning program.

Finding: Complies as Proposed. Chapter 17.50 of the Oregon City Municipal Code includes provisions to
ensure that citizens, neighborhood groups, and affected property owners have ample opportunity for
participation in zone change applications. The Applicant met with a neighborhood association prior to
submitting this application. Once the application was deemed complete, the City noticed the application to
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properties within 300 feet and the neighborhood association, and Citizens Involvement Council, and posted
the application on the City’s website. In addition, the Applicant posted signs on the subject site. All
interested persons have the opportunity to comment in writing or in person through the public hearing
process. By following this process, the requirements of this policy are met.

Goal 2: Land Use

Goal 2.1: Ensure that property planned for residential, commercial, office and industrial uses is used efficiently
and that land is developed following principles of sustainable development.

Finding: Complies as Proposed. The Applicant requested a zone change from “R-10” Single-Family
Dwelling District to the “R-8” Single-Family Dwelling District. The zone change would allow additional
dwellings to be constructed and the property to be utilized in an efficient manner, consistent with the
adjacent properties. This standard has been met.

Goal 2.7: Maintain the Oregon City Comprehensive Plan Land-Use Map as the official long-range planning guide
for land-use development of the city by type, density and location.

Finding: Complies as Proposed. The Oregon City Comprehensive Plan designates the subject property as
within the “LR” Low Density Residential Development designation. The “LR” Low Density Residential
Development designation includes the R-10, R-8 and R-6 zoning designations. The Applicant has not
proposed to alter the Comprehensive Plan designation of the site. The subject site is located adjacent to R-
3.5 and near R-8 zoned properties, and thus the density of R-8 development is appropriate.

Goal (5) Natural Resources

Policy 5.4.4: Consider natural resources and their contribution to quality of life as a key community value when
planning, evaluating and assessing costs of City actions.

Finding: Complies as Proposed. This policy is implemented by the application of the Natural Resources
Overlay District (NROD). The subject property is not located within the NROD boundary.

Goal 6: Quality of Air, Water and Land Resources

Goal 6.1.1: Promote land-use patterns that reduce the need for distance travel by single-occupancy vehicles and
increase opportunities for walking, biking and/or transit to destinations such as places of employment,
shopping and education.

Finding: Complies as Proposed. The proposed R-8 development pattern will be consistent with this policy
by creation of a more compact land use pattern and reduction in the square footage of public street per
dwelling, thereby reducing travel by single-occupancy vehicles and increasing use of alternative modes of
transportation. Public sidewalks will be provided on all streets within this project. This standard has been
met.

Policy 6.2.1 Prevent erosion and restrict the discharge of sediments into surface and groundwater by requiring
erosion prevention measures and sediment control practices.

Finding: Complies as Proposed. This policy is implemented by development standards that require
appropriate handling of storm water runoff. Standard erosion control measures will be implemented during
construction. Storm runoff from the proposed development will be collected with a storm sewer system, as
shown on the preliminary utility plan submitted with this application. The applicant has proposed to
construct erosion control improvements at the existing outfall. Please refer to the findings within this report.

Goal 10: Housing
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Goal 10.1.3: Designate residential land for a balanced variety of densities and types of housing, such as single-
family attached and detached, and a range of multi-family densities and types, including mixed-use
development.

Finding: Complies as Proposed. The proposed zone change will maintain the basic land use for this site as
Low Density Residential, consistent with the Oregon City Comprehensive Plan. The increased density
allowed by the R-8 zoning, as compared with the existing R-10 district will provide for a greater number of
single-family homes on this site, thereby increasing the availability of more choices in the marketplace. This
standard has been met.

Goal 11: Public Facilities

Goal 11.1: Serve the health, safety, education, welfare and recreational needs of all Oregon City residents
through the planning and provision of adequate public facilities.

Finding: Complies as Proposed. All public facilities necessary to serve this project are available at adequate
levels to meet the proposed R-8 zoning. Sanitary sewer is available from an existing 8-inch line that is
installed in Ames Street along the frontage of the property which will be extended into the property. Water
service is available from an 8-inch City line in Ames Street and School Road that will be extended into the
property. Storm water service is provided by a 12-inch pipe on Ames Street that will be extended into the
property. Oregon City School District provides education services and has adequate levels of service
available (Exhibit 6). Police and fire protection are provided by the City of Oregon City. The site is not located
within walking distance of any parks, however builders will be required to pay Park SDCs (System
Development Charges for each new unit to pay for future parks to serve the area if indicated in the parks
master plan.

Policy 11.1.4: Support development of underdeveloped or vacant buildable land within the city where public
facilities and services are available or can be provided and where land use compatibility can be found relative to
the environment, zoning and comprehensive plan goals.

Finding: Complies as Proposed. All public facilities necessary to serve this project are available at adequate
levels to meet the proposed R-8 zoning. The proposed zone change would maintain the basic land use for this
site as Low Density Residential, consistent with the Oregon City Comprehensive Plan. Please refer to the
findings within this report.

Goal 12: Transportation

Goal 12.6: Develop and maintain a transportation system that has enough capacity to meet users’ needs.
Finding: Complies as Proposed. A transportation impact study (TIS) was prepared for this project, dated
February 4, 2014, by Todd Mobley, P.E. of Lancaster Engineering (Exhibit 2). The TIS was reviewed by John
Replinger of Replinger and Associates, City transportation consultant, who concluded: “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 and sight distance is acceptable. I concur with the conclusions of the applicant’s engineer.”

Mr. Replinger finds that the submitted TIS provides an adequate basis upon which to assess the impacts of
the proposed subdivision and agreed that off-site mitigation for traffic impacts is not required (Exhibit 3).

B. That public facilities and services (water, sewer, storm drainage, transportation, schools, police and fire
protection) are presently capable of supporting the uses allowed in the zone, or can be made available prior
to issuing a certificate of occupancy. Service shall be sufficient to support the range of uses and
development allowed by the zone.

Finding: Complies as Proposed. The public facilities and services have been addressed in the discussion of
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compliance with Goal 11, above and within this report. All the services are available and adequate to meet
the needs of this property when developed to levels allowed by the R-8 zoning district. Staff finds that the
application is consistent with this approval criterion (B).

C. The land uses authorized by the proposal are consistent with the existing or planned function, capacity and
level of service of the transportation system serving the proposed zoning district.

Finding: Complies as Proposed. Please see above comments. Additionally, Mr. Replinger reviewed the TIS

specifically for compliance with this standard. As stated in Exhibit 3 - Comment 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 the city’s operational
standard. The analysis was undertaken for the AM, mid-day, and PM peak hours and included year 2014 existing
conditions, 2017 background conditions, and year 2017 total traffic conditions.

According to the engineer, the intersection of Holcomb Boulevard and Holcomb School Road is predicted to
operate at LOS “C” during the AM peak hour; “B” during the mid-day peak hour and “A” during the PM peak
hour under all conditions. The intersection volume-to-capacity ratio (v/c) is predicted to be 0.43 or better under
all conditions and easily meets the city’s operational standard. The other three intersections are predicted to
operate at LOS “A” or better under all conditions during all hours. The performance of all study area
intersections is predicted to meet city standards during the peak hours.

The engineer also analyzed the potential for the new connection, Pasture Way, from Ames Street to Holcomb
School Road to shift traffic patterns. He concluded that even with the potential new cut-through traffic, the
intersections would still easily meet the city’s operational standards. I found his methodology to be sound and
concur with his conclusions on the ability of the streets to accommodate this neighborhood traffic.

The engineer concluded no mitigation measures were necessary. I concur with his conclusions.”

And, under comment 14, “The engineer states that the proposal does not change the functional classification of
any existing or planned transportation facility; does not alter the standards for implementing the functional
classification system; and does not alter the level of travel or degrade the performance of the transportation
system such that it would not meet applicable performance standards.”

Staff concurs with Mr. Replinger and finds that the application is consistent with this approval criterion (C).

D. Statewide planning goals shall be addressed if the comprehensive plan does not contain specific policies or
provisions which control the amendment.

Finding: Not Applicable. The comprehensive plan contains specific policies and provisions which control

the zone change.

CHAPTER 17.10 “R-8” SINGLE-FAMILY DWELLING DISTRICT

Lots 10-29 will be rezoned to R-8. Please refer to Staff’s Preliminary Plat Lot Analysis chart in Exhibit 7.

17.10.040. A. Minimum lot area, eight thousand square feet;

Finding: Complies as Proposed. Chapter 16.10.050 of the Oregon City Municipal Code allows lots that are
up to 20% less than the required minimum lot area of the applicable zoning designation provided the
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subdivision, on average, meets the minimum site area requirement of the underlying R-8 zone. In the R-8
zone, the 20% standard would allow certain lots to be as small as 6,400 square feet. The smallest lot size
proposed is 7,266 square feet. The largest is 11,370 square feet. The average lot size for the entire R-8
portion of subdivision is 8,017 square feet.

17.10.040. B. Minimum lot width, sixty feet;

Finding: Complies as proposed. The proposed lot widths exceed the minimum lot width of 60 feet. The
smallest lot width proposed is 65 feet. The widest is 101 feet. The average lot width is 73 feet. This standard
has been met.

17.10.040. C. Minimum lot depth, seventy-five feet;

Finding: Complies as Proposed. As demonstrated below, the proposed lot depths exceed the minimum lot
depth of 75 feet. The smallest lot depth proposed is 100 feet. The deepest is 135 feet. The average lot depth is
109 feet. This standard has been met.

17.10.040.D. Maximum building height: two and one-half stories, not to exceed thirty-five feet.

Finding: Not Applicable. Building height, setbacks, garage, and lot coverage standards will be reviewed at
the time of building permit application. No variances to any dimensional standards are proposed. The
Applicant did not propose to construct structures with the proposed development.

17.10.040.E

E. Minimum Required Setbacks:

1. Front yard fifteen feet minimum setback;

2. Front porch, ten feet minimum setback;

2. Attached and detached garage, twenty feet minimum setback from the public right-of-way where access is
taken, except for alleys. Detached garages on an alley shall be setback a minimum of five feet in residential
areas;

3. Interior side yard, nine feet minimum setback for at least one side yard, seven feet minimum setback for the
other side yard;

4. Corner side yard, fifteen feet minimum setback;

5. Rear yard, twenty feet minimum setback;

6. Rear porch, fifteen feet minimum setback.

Finding: Complies as Proposed. Building height, setbacks, garage, and lot coverage standards will be
reviewed at the time of building permit application. No variances to any dimensional standards are
proposed.

17.10.040.F. Garage standards: See Chapter 17.20—Residential Design Standards.

Finding: Complies as Proposed. Building height, setbacks, garage, and lot coverage standards will be
reviewed at the time of building permit application. No variances to any dimensional standards are
proposed.

G. Maximum lot coverage: The footprint of all structures two hundred square feet or greater shall cover a
maximum of forty percent of the lot area.

Finding: Complies as Proposed. Building height, setbacks, garage, and lot coverage standards will be
reviewed at the time of building permit application. No variances to any dimensional standards are
proposed.

TP 14-01 and ZC 14-01: Sunnybrook II Zone Change and 29-lot Subdivision


http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.21SIMIRESTARPLCOPLAR.html#TIT17ZO_CH17.21SIMIRESTARPLCOPLAR

12

CHAPTER 17.08 “R-10" SINGLE-FAMILY DWELLING DISTRICT
Lots 1-9 will remain zoned R-10. Please refer to Staff’s Preliminary Plat Lot Analysis chart in Exhibit 7.

17.08.040. A. Minimum lot area, ten thousand square feet;

Finding: Complies as Proposed. Chapter 16.10.050 of the Oregon City Municipal Code allows lots that are
up to 20% less than the required minimum lot area of the applicable zoning designation provided the
subdivision, on average, meets the minimum site area requirement of the underlying R-10 zone. In the R-10
zone, the 20% standard would allow certain lots to be as small as 8,000 square feet. The smallest lot size
proposed in the R-10 zone is 9,017 square feet. The largest is 12,952 square feet. The average lot size for the
R-10 portion of the subdivision is 10,001 square feet.

17.08.040. B. Minimum lot width, sixty-five feet;

Finding: Complies as proposed. The proposed lot widths for the R-10 portion of the subdivision meet or
exceed the minimum lot width of 65 feet. The smallest lot width proposed is 65 feet. The widest is 107 feet.
The average lot width is 90 feet. This standard has been met.

17.08.040. C. Minimum lot depth, eighty feet;

Finding: Complies as Proposed. As demonstrated below, the proposed lot depths for the R-10 portion of
the subdivision exceed the minimum lot depth of 80 feet. The smallest lot depth proposed is 87 feet. The
deepest is 148 feet. The average lot depth is 113 feet. This standard has been met.

17.08.040.D. Maximum building height: two and one-half stories, not to exceed thirty-five feet.

Finding: Not Applicable. Building height, setbacks, garage, and lot coverage standards will be reviewed at
the time of building permit application. No variances to any dimensional standards are proposed. The
Applicant did not propose to construct structures with the proposed development.

17.08.040.E

Minimum required setbacks:

1. Front yard, twenty feet minimum setback,

2. Front porch, fifteen feet minimum setback,

3. Attached and detached garage, twenty feet minimum setback from the public right-of-way where access is
taken, except for alleys. Detached garages on an alley shall be setback a minimum of five feet in residential
areas.

4. Interior side yard, ten feet minimum setback for at least one side yard; eight feet minimum setback for the
other side yard,

5. Corner side yard, fifteen feet minimum setback,

6. Rear yard, twenty feet minimum setback,

7. Rear porch, fifteen feet minimum setback.

Finding: Complies as Proposed. Building height, setbacks, garage, and lot coverage standards will be
reviewed at the time of building permit application. No variances to any dimensional standards are
proposed.

17.08.040.F. Garage standards: See Chapter 17.20—Residential Design Standards.

Finding: Complies as Proposed. Building height, setbacks, garage, and lot coverage standards will be
reviewed at the time of building permit application. No variances to any dimensional standards are
proposed.
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G. Maximum lot coverage: The footprint of all structures two hundred square feet or greater shall cover a
maximum of forty percent of the lot area.

Finding: Complies as Proposed. Building height, setbacks, garage, and lot coverage standards will be
reviewed at the time of building permit application. No variances to any dimensional standards are
proposed.

CHAPTER 16.08 - SUBDIVISIONS PROCESS AND STANDARDS

16.08.010

All subdivisions shall be in compliance with the policies and design standards established by this chapter and
with applicable standards in the City’s Public Facilities Master Plan and the City Design Standards and
Specifications. The evidence contained in this record indicates that the proposed subdivision is in compliance
with standards and design specifications listed in this document, subject to the conditions of approval.
Finding: Complies with Conditions. As demonstrated within this staff report the proposed project was
reviewed by the appropriate agencies and will comply with the criterion in the Oregon City Municipal Code
with the conditions of approval. The Applicant can meet this standard through all Conditions of
Approval.

16.08.015 Preapplication conference required.
Finding: Complies as Proposed. Consistent with City procedures, a pre-application conference was
held on November 19, 2013 (PA 13-37).

16.08.020 - Preliminary subdivision plat application.

Within six months of the preapplication conference, an Applicant may apply for preliminary subdivision plat
approval. The applicant's submittal must provide a complete description of existing conditions, the proposed
subdivision and an explanation of how the application meets all applicable approval standards. The following
sections describe the specific submittal requirements for a preliminary subdivision plat, which include plan
drawings, a narrative statement and certain tabular information. Once the application is deemed to be
complete, the community development director shall provide notice of the application and an invitation to
comment for a minimum of fourteen days to surrounding property owners in accordance with Section
17.50.090(A). At the conclusion of the comment period, the community development director will evaluate the
application, taking into consideration all relevant, timely filed comments, and render a written decision in
accordance with Chapter 17.50. The community development director’s decision may be appealed to the city
commission with notification to the planning commission.

Finding: Complies as Proposed. The preliminary plat was submitted within six months of the pre-
application conference date. The applicant’s narrative and the other plans and documents submitted with it,
contain the required information that will allow the City to determine compliance with relevant City
standards. The application was reviewed and determined to be complete on March 7, 2014.

16.08.025 - Preliminary subdivision plat—Required plans.

The preliminary subdivision plat shall specifically and clearly show the following features and information on
the maps, drawings, application form or attachments. All maps and site drawings shall be at a minimum scale
of one inch to fifty feet.

A. Site Plan. A detailed site development plan showing the location and dimensions of lots, streets, pedestrian
ways, transit stops, common areas, building envelopes and setbacks, all existing and proposed utilities and
improvements including sanitary sewer, stormwater and water facilities, total impervious surface created
(including streets, sidewalks, etc.) and an indication of existing and proposed land uses for the site. If required
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by staff at the pre-application conference, a subdivision connectivity analysis shall be prepared by a
transportation engineer licensed by the State of Oregon that describes the existing and future vehicular, bicycle
and pedestrian connections between the proposed subdivision and existing or planned land uses on adjacent
properties. The subdivision connectivity analysis shall include shadow plats of adjacent properties
demonstrating how lot and street patterns within the proposed subdivision will extend to and/or from such
adjacent properties and can be developed meeting the existing Oregon City Municipal Code design standards.
Finding: Complies as Proposed. The development application included a preliminary site plan displaying
the necessary submittal requirements. This standard is met.

B. Traffic/Transportation Plan. The applicant's traffic/transportation information shall include two elements:
(1) A detailed site circulation plan showing proposed vehicular, bicycle, transit and pedestrian access points
and connections to the existing system, circulation patterns and connectivity to existing rights-of-way or
adjacent tracts, parking and loading areas and any other transportation facilities in relation to the features
illustrated on the site plan; and (2) a traffic impact study prepared by a qualified professional transportation
engineer, licensed in the state of Oregon, that assesses the traffic impacts of the proposed development on the
existing transportation system and analyzes the adequacy of the proposed internal transportation network to
handle the anticipated traffic and the adequacy of the existing system to accommodate the traffic from the
proposed development. The City Engineer may waive any of the foregoing requirements if determined that the
requirement is unnecessary in the particular case.

Finding: Complies as Proposed. The development application included a preliminary site plan with
connectivity analysis as well as a Transportation Impact Study (Exhibit 2). This standard is met.

C. Natural Features Plan and Topography, Preliminary Grading and Drainage Plan. The applicant shall submit
a map illustrating all of the natural features and hazards on the subject property and, where practicable,
within two hundred fifty feet of the property's boundary. The map shall also illustrate the approximate grade of
the site before and after development. lllustrated features must include all proposed streets and cul-de-sacs, the
location and estimated volume of all cuts and fills, and all stormwater management features. This plan shall
identify the location of drainage patterns and courses on the site and within two hundred fifty feet of the
property boundaries where practicable. Features that must be illustrated shall include the following:

1. Proposed and existing street rights-of-way and all other transportation facilities;

2. All proposed lots and tracts;

3. All trees proposed to be removed prior to final plat with a diameter six inches or greater diameter at breast
height (d.b.h);

4. All natural resource areas pursuant to Chapter 17.49, including all jurisdictional wetlands shown in a
delineation according to the Corps of Engineers Wetlands Delineation Manual, January, 1987 edition, and
approved by the Division of State Lands and wetlands identified in the City of Oregon Local Wetlands inventory,
adopted by reference in the City of Oregon City comprehensive plan;

5. All known geologic and flood hazards, landslides or faults, areas with a water table within one foot of the
surface and all flood management areas pursuant to Chapter 17.42

6. The location of any known state or federal threatened or endangered species;

7. All historic areas or cultural features acknowledged as such on any federal, state or city inventory;

8. All wildlife habitat or other natural features listed on any of the city's official inventories.

Finding: Complies as Proposed. The development application included preliminary site, utility, and
drainage plans as well as the proposed lots, street, and trees proposed to be removed. The site does not
contain any known wetlands or other natural or cultural features according to the city’s official inventories.

D. Archeological Monitoring Recommendation. For all projects that will involve ground disturbance, the
applicant shall provide,
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1. A letter or email from the Oregon State Historic Preservation Office Archaeological Division indicating the
level of recommended archeological monitoring on-site, or demonstrate that the applicant had notified the
Oregon State Historic Preservation Office and that the Oregon State Historic Preservation Office had not
commented within forty-five days of notification by the applicant; and

2. A letter or email from the applicable tribal cultural resource representative of the Confederated Tribes of the
Grand Ronde, Confederated Tribes of the Siletz, Confederated Tribes of the Umatilla, Confederated Tribes of the
Warm Springs and the Confederated Tribes of the Yakama Nation indicating the level of recommended
archeological monitoring on-site, or demonstrate that the applicant had notified the applicable tribal cultural
resource representative and that the applicable tribal cultural resource representative had not commented
within forty-five days of notification by the applicant.

If, after forty-five days notice from the applicant, the Oregon State Historic Preservation Office or the applicable
tribal cultural resource representative fails to provide comment, the city will not require the letter or email as
part of the completeness review. For the purpose of this section, ground disturbance is defined as the movement
of native soils. The community development director may waive any of the foregoing requirements if the
community development director determines that the requirement is unnecessary in the particular case and
that the intent of this chapter has been met.

Finding: Complies as Proposed. A description of the proposed development (PA 13-37) was sent to the
Oregon State Historic Preservation Office (SHPO) as well as various tribes for review. SHPO indicated the
proposed development would have no impact on any known archeological resources (Exhibit 8).

16.08.030 - Preliminary Subdivision Plat - Narrative Statement

In addition to the plans required in the previous section, the applicant shall also prepare and submit a
narrative statement that addresses the following issues:

A. Subdivision Description. A detailed description of the proposed development, including a description of
proposed uses, number and type of residential units, allocation and ownership of all lots, tracts, streets, and
public improvements, the structure of any homeowner's association, and each instance where the proposed
subdivision will vary from some dimensional or other requirement of the underlying zoning district. For each
such variance, a separate application will be required pursuant to Chapter 17.60, Variances;

Finding: Complies as Proposed. A detailed description of the proposed subdivision including the above
listed information, as applicable, was submitted with this development application.

B. Timely Provision of Public Services and Facilities. The applicant shall explain in detail how and when each of
the following public services or facilities is, or will be, adequate to serve the proposed development by the time
construction begins:

1. Water

Finding: Complies with Conditions. There is an existing 8-inch Oregon City (City) water main in Ames
Street and School Road. The Applicant proposed the water line be installed in the proposed streets
connecting to the existing pipe with an 8-inch pipe on both Ames Street and School Road forming a looped
system.

All new water services shall be constructed with individual copper water laterals a minimum of 1-inch
diameter in size connecting the water main to the water meter.

Staff concurs that sufficient water mains are installed. Prior to final plat, the Applicant shall submit the
proposed development to Clackamas County Fire District No. 1 for review. In the event that fire hydrants are
required by Clackamas County Fire District No. 1, staff finds there is adequate area available on the subject
property for such installation.
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The Applicant has proposed a water system that appears to meet City code requirements with a few
modifications. 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. 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.
Staff has determined that it is possible, likely and reasonable that the Applicant can meet this
standard through Conditions of Approval 1, 2, 3, 4, 5 and 6.

2. Sanitary Sewer

Finding: Complies with Condition. There is an existing 8-inch gravity sanitary sewer main in Ames Street.
A new 8-inch public sanitary sewer main will be installed in the proposed streets. The Applicant has
proposed to provide sanitary sewer laterals to all of the lots in the proposed development.

The existing pipe cover at Stables Place is 6.5-feet, and at Pasture Way it is only 2.5-feet that is DI pipe. This
does not meet City standards of 8-foot of cover. Where there is insufficient cover DI pipe may be required.
The initial lots close to the intersection of Ames Street and Pasture Way may not be able to be served by
gravity due to the shallow depth of the existing sanitary sewer. A few of the lots may need to be served by
individual and privately owned pump stations located on the lots.

The proposed sanitary sewer system will meet City code requirements with a few modifications. All new
sanitary sewer laterals shall be constructed with individual laterals connecting to the sanitary sewer main.
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. 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. Staff has
determined that it is possible, likely and reasonable that the Applicant can meet this standard
through Conditions of Approval 1, 2, 3, 7 and 8.

3. Storm Sewer and Storm Water Drainage

Finding: Complies with Condition. There are existing storm water facilities in Ames Street which consist
of 12-inch pipe to goes to a 16-inch pipe on Pasture Way and discharges to a detention pond. The outfall
from the pond is a 12-inch pipe that discharges to a drainage ditch. The overland flow from the property is
captured in a catchbasin and conveyed to the existing collection system.

Storm water detention and treatment is required. The applicant has proposed to provide a storm detention
and treatment facility on a tract near the intersection of Ames Street and Pasture Way. This will discharge to
the existing storm collection system on Ames Street. A preliminary storm report has been submitted to
determine the sizing of the facilities. A final storm report will be required as part of the final design.

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. 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. Staff has
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determined that it is possible, likely and reasonable that the Applicant can meet this standard
through Conditions of Approval 1, 2, 3,9, 10 and 11.

4. Parks and Recreation

Finding: Complies as Proposed. The site is not located within walking distance of any existing city parks;
however, Park System Development Charges will be paid at the time building permits are issued for each lot
in the subdivision. The Oregon City Park and Recreation Plan (1999) does not identify a park on this
property, however it does indicate the need for a trail (N-3), which the applicant has accommodated with the
proposed pedestrian accessways that run through the development from east to west.

5. Traffic and Transportation

Finding: Complies as Proposed. A transportation impact study (TIS) was prepared for this project, dated
February 4, 2014, by Todd Mobley, P.E. of Lancaster Engineering (Exhibit 2). The TIS was reviewed by John
Replinger of Replinger and Associates, City transportation consultant, who concluded: “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 and sight distance is acceptable. I concur with the conclusions of the applicant’s engineer.”

Mr. Replinger finds that the submitted TIS provides an adequate basis upon which to assess the impacts of
the proposed subdivision and agreed that off-site mitigation for traffic impacts is not required (Exhibit 3).

Additionally, Mr. Replinger reviewed the TIS specifically for compliance with the planned function, capacity,
and level of service standards adopted in the code and TSP (Transportation System Plan). As stated in
Exhibit 3 - Comment 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 the city’s operational
standard. The analysis was undertaken for the AM, mid-day, and PM peak hours and included year 2014
existing conditions, 2017 background conditions, and year 2017 total traffic conditions.

According to the engineer, the intersection of Holcomb Boulevard and Holcomb School Road is predicted to
operate at LOS “C” during the AM peak hour; “B” during the mid-day peak hour and “A” during the PM peak
hour under all conditions. The intersection volume-to-capacity ratio (v/c) is predicted to be 0.43 or better
under all conditions and easily meets the city’s operational standard. The other three intersections are
predicted to operate at LOS “A” or better under all conditions during all hours. The performance of all study
area intersections is predicted to meet city standards during the peak hours.

The engineer also analyzed the potential for the new connection, Pasture Way, from Ames Street to Holcomb
School Road to shift traffic patterns. He concluded that even with the potential new cut-through traffic, the
intersections would still easily meet the city’s operational standards. I found his methodology to be sound
and concur with his conclusions on the ability of the streets to accommodate this neighborhood traffic.

The engineer concluded no mitigation measures were necessary. | concur with his conclusions.”

And, under comment 14, “The engineer states that the proposal does not change the functional classification
of any existing or planned transportation facility; does not alter the standards for implementing the
functional classification system; and does not alter the level of travel or degrade the performance of the
transportation system such that it would not meet applicable performance standards.”
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Additional detail comments in response to the City’s adopted standards for preparation of Transportation
Impact Analysis were provided in the applicant’s TIS and reviewed by the City’s Transportation Consultant.

Staff concludes that the proposed improvements to the transportation system are timely and adequate to
serve the proposed development.

6. Schools

Finding: Complies as Proposed. The Oregon City School District provides education services for the
children of future residents. The School District provided an email in response to concerns regarding the
adequate capacity of Holcomb Elementary (Exhibit 6). School funding is provided through a variety of
sources including property taxes and surcharges that will be assessed with future building permits for the
homes.

7. Fire and Police Services

Finding: Complies with Condition. Clackamas County Fire District No. 1 provides fire services to the
subject site. There are no noted concerns about fire services and property taxes will be paid by future
property owners to fund fire protection services thereby ensuring funding for protection services. In order
to assure adequate protection new fire hydrants shall be located and installed as required per Clackamas
County Fire District No. 1. Staff concurs that sufficient water mains are installed. In the event that fire
hydrants are required by Clackamas County Fire District No. 1 requirements, staff finds there is adequate
area available on the subject property for such installation.

The City of Oregon City Police Department will provide police services to the subject site. Property taxes will
be paid by future property owners to fund police protection services, thereby ensuring funding for police
services. Staff has determined that it is possible, likely and reasonable that the Applicant can meet
this standard through Condition of Approval 4.

Where adequate capacity for any of these public facilities and services is not demonstrated to be currently
available, the Applicant shall describe how adequate capacity in these services and facilities will be financed
and constructed before recording of the plat;

Finding: Not Applicable. As described above, all public facilities and services are available. Therefore, this
standard does not apply to this application.

C. Approval Criteria and Justification for Variances. The applicant shall explain how the proposed subdivision is
consistent with the standards set forth in Chapter 16.12, 12.04 and any other applicable approval standards
identified in the municipal code. For each instance where the applicant proposes a variance from some
applicable dimensional or other numeric requirement, the applicant shall address the approval criteria from
Chapter 17.60.

Finding: Not Applicable. This application does not include any requests for variances.

D. Drafts of the proposed covenants, conditions and restrictions (CC&Rs), maintenance agreements, homeowner
association agreements, dedications, deeds easements, or reservations of public open spaces not dedicated to
the city, and related documents for the subdivision;

Finding: Complies as Proposed. The Applicant included draft CC&R’s in the application submittal. There
are no conflicts with City codes within the CC&Rs.

E. A description of any proposed phasing, including for each phase the time, acreage, number of residential
units, amount of area for nonresidential use, open space, development of utilities and public facilities;
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Finding: Complies as Proposed. The Applicant proposed to construct the subdivision in a single phase. This
standard has been met.

F. Overall density of the subdivision and the density by dwelling type for each.

Finding: Complies as Proposed. According to the applicant, the subject property contains a total area of
8.03 acres. The R-10 portion of the subdivision measures 124,864 square feet in area and would have 25,777
sg. ft. of street area. A storm detention tract measuring 7,123 sq. ft. in area is proposed; together with a 1,501
sq. ft. pedestrian walkway. The nine lots within this section of the project average 10,000 sq. ft. in area,
consistent with the R-10 zone’s minimum lot size standard. The R-8 section of the subdivision contains 5.17
acres. The street rights-of-way within this section measure 61, 422 sq. ft. in area and 3,158 sq. ft. is
comprised of pedestrian walkway. The average lot size is 8,030 sq. ft., consistent with the minimum lot size
standard of the R-8 zone. Staff calculations based on the proposed preliminary plat indicate a slightly larger
average lot size of 8,633 square feet. This will be confirmed upon review of the final plat, however the overall
density of the development is in compliance with all applicable criteria.

16.08.035 - Notice and invitation to comment.

Upon the city's determination that an application for a preliminary subdivision plat is complete, pursuant to
Section 17.50, the city shall provide notice of the application in accordance with requirements of Section 17.50
applicable to Type Il decisions.

Finding: Complies as Proposed. The application was deemed complete and notice was transmitted for
comment in accordance with Section 17.50. This standard is met.

16.08.040 - Preliminary subdivision plat—Approval standards and decision.

The minimum approval standards that must be met by all preliminary subdivision plats are set forth in Chapter
16.12, and in the dimensional and use requirements set forth in the chapter of this code that corresponds to the
underlying zone. The community development director shall evaluate the application to determine that the
proposal does, or can through the imposition of conditions of approval, meet these approval standards. The
community development director's decision shall be issued in accordance with the requirements of Section
17.50.

Finding: Complies as Proposed. This staff report contains findings and conditions of approval to assure
that the applicable approval criteria are met. Dimensional standards for the underlying zones have been
reviewed and found to comply as shown above. These findings are supported by substantial evidence which
includes preliminary plans, a Transportation Impact Study, and other written documentation.

16.08.045 - Building site—Frontage width requirement.

Each lot in a subdivision shall abut upon a cul-de-sac or street other than an alley for a width of at least twenty
feet.

Finding: Complies as Proposed. As shown in the preliminary plans, each proposed lot’s street frontage is in
excess of twenty feet.

16.08.050 - Flag lots in subdivisions.

Flag lots shall not be permitted within subdivisions except as approved by the community development director
and in compliance with the following standards.

Finding: Not Applicable. No flag lots are proposed.

CHAPTER 16.12 - MINIMUM IMPROVEMENTS AND DESIGN STANDARDS FOR LAND DIVISIONS
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Chapter 16.12.015 - Street Design-Generally

Street design standards for all new development and land divisions shall comply with Chapter 12.04—Street
Design Standards.

Finding: Please refer to the analysis in Chapter 12.04 of this report.

16.12.020 - Blocks - Generally

The length, width and shape of blocks shall take into account the need for adequate building site size,
convenient motor vehicle, pedestrian, bicycle and transit access, control of traffic circulation, and limitations
imposed by topography and other natural features.

Finding: Complies as Proposed. The proposed subdivision provides for adequate building site size,
convenient motor vehicle, pedestrian, bicycle and transit access, and control of traffic circulation, based on
the existing conditions and limitations imposed by topography and other natural features and surrounding
development patterns. The proposed street pattern provides for adequate building site size, as
demonstrated by the site plan submitted with this application.

16.12.030 Blocks-Width

The width of blocks shall ordinarily be sufficient to allow for two tiers of lots with depths consistent with the
type of land use proposed.

Finding: Complies as proposed. The proposed layout is consistent with this requirement.

16.12.040--Building Sites

The size, width, shape and orientation of building sites shall be appropriate for the primary use of the land
division, and shall be consistent with the residential lot size provisions of the zoning ordinance.

Finding: Complies as Proposed. The buildings sites proposed that are appropriate in size, width, shape, and
orientation for low-density residential development, consistent with the proposed R-10 and R-8 zoning of the
property. The applicant is not requesting a variance to any dimensional standard.

16.12.045 Building Sites--Minimum Density

All subdivision layouts shall achieve at least 80% of the maximum density of the base zone for the net
developable area as defined in Section 17.04.

Finding: Complies as Proposed. The subject property contains a total area of 8.03 acres. The R-10 portion
of the subdivision measures 124,864 square feet in area and would have 25,777 sq. ft. of street area. A storm
detention tract measuring 7,123 sq. ft. in area is proposed; together with a 1,501 sq. ft. pedestrian walkway.
The net site area for this portion of the site is 90,463 sq. ft. Dividing by 10,000 sq. ft. per unit results in a
maximum density of 9 units and, at 80% of the maximum, a minimum density of 8 units. The nine lots within
this section of the project exceed the minimum standard. The R-8 section of the subdivision contains 5.17
acres (225,205 sq. ft.). The street rights-of-way within this section measure 61,422 sq. ft. in area and 3,158
sq. ft. is comprised of pedestrian walkway. The net site area is 160,625 sq. ft. Dividing the net area by 8,000
sq. ft. per unit results in a maximum density of 20 units and, at 80% of maximum, a minimum density of 16
units. The proposed 20 units within this area comply with the minimum density standard.

16.12.050 Calculations of Lot Area.

A subdivision in the R-10, R-8, R-6, R-3.5 and R-2 Dwelling District may include lots that are up to 20% less than
the required minimum lot area of the applicable zoning designation provided the entire subdivision on average
meets the minimum site area requirement of the underlying zone.

Finding: Complies as Proposed. The proposed subdivision includes lots utilizing the flexibility allowed by
this section. In the R-10 zone, the 20% standard would allow lots as small as 8,000 square feet. The smallest
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lot proposed in the R-10 portion of the subdivision is Lot 2 and it measures 9,017 sq. ft. in area. The average
lot size for the R-10 portion of the subdivision is 10,001 square feet. In the R-8 zone, the 20% standard would
allow lots as small as 6,400 square feet. The smallest lot proposed in the R-8 portion of the subdivision is Lot
18 at 7,266 sq. ft. in area. The average lot size for the R-8 portion of the subdivision is 8,017 square feet.

16.12.055 Building Sites -Through Lots

Through Ilots and parcels shall be avoided except where they are essential to provide separation of residential
development from major arterials or to overcome specific disadvantages of topography.

Finding: Not applicable. No through lots are proposed.

16.12.060 Building site--Lot and parcel side lines.

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

Finding: Complies as Proposed. As far as practicable, the proposed lot lines and parcels run at right angles
(i.e. are perpendicular) to the street upon which they face. A few exceptions, Lots 16 though 20, have minor

deviations due to the required curvature of the proposed new streets.

16.12.065 Building site--Grading.

Grading of building sites shall conform to the State of Oregon Structural Specialty Code, Chapter 18, any
approved grading plan and any approved residential lot grading plan in accordance with the requirements of
Chapter 15.48, 16.12 and the Public Works Stormwater and Grading Design Standards, and the erosion control
requirements of Chapter 17.47.

Finding: Complies with Condition. The Applicant provided a preliminary grading plan demonstrating
compliance with the City’s Public Works requirements for grading standards if a few modifications are
provided. The Applicant shall submit an erosion control plan and obtain an erosion control permit and field
installation for review by the Public Works Department prior to start of construction.

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.

The Applicant shall provide an Erosion Prevention and Sedimentation Control Plan to the City for approval.
The Applicant shall provide a Preliminary Residential Lot Grading Plan to the City for review prior to the
approval of construction plans. A final site Residential Lot Grading Plan shall be required as part of the final
construction plans per the City’s Residential Lot Grading Criteria and the International Building Code. If
significant grading is required for the lots due to its location or the nature of the site, rough grading shall be
required of the developer prior to the acceptance of the public improvements. There shall not be more than a
maximum grade differential of two (2) feet at all subdivision boundaries. Grading shall in no way create any
water traps, or other ponding situations. The plan shall show the existing and proposed swales. Staff has
determined that it is possible, likely and reasonable that the Applicant can meet this standard
through Conditions of Approval 1 and 3.

16.12.070 Building site--Setbacks and building location.

This standard ensures that lots are configured in a way that development can be oriented toward streets to
provide a safe, convenient and aesthetically pleasing environment for pedestrians and bicyclists. The objective
is for lots located on a neighborhood collector, collector or minor arterial street locate the front yard setback
on and design the most architecturally significant elevation of the primary structure to face the neighborhood
collector, collector or minor arterial street.
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A. The front setback of all lots located on a neighborhood collector, collector or minor arterial shall be
orientated toward the neighborhood collector, collector or minor arterial street.

B. The most architecturally significant elevation of the house shall face the neighborhood collector, collector or
minor arterial street.

C. On corner lots located on the corner of two local streets, the main facade of the dwelling may be oriented
towards either street.

D. All lots proposed with a driveway and lot orientation on a collector or minor arterial shall combine
driveways into one joint access per two or more lots unless the city engineer determines that:

1. No driveway access may be allowed since the driveway(s) would cause a significant traffic safety hazard; or
2. Allowing a single driveway access per lot will not cause a significant traffic safety hazard.

E. The community development director may approve an alternative design, consistent with the intent of this
section, where the applicant can show that existing development patterns preclude the ability to practically
meet this standard.

Finding: Not applicable. The project does not contain or abut any neighborhood collector, collector or
minor arterial streets.

16.12.075 Building site--Division of lots.

Where a tract of land is to be divided into lots or parcels capable of redivision in accordance with this chapter,
the community development director shall require an arrangement of lots, parcels and streets which facilitates
future redivision. In such a case, building setback lines may be required in order to preserve future right-of-way
or building sites.

Finding: Not Applicable. No lots have been proposed which are capable of redivision in accordance with this
chapter.

16.12.080 Protection of trees.
Protection of trees shall comply with the provisions of Chapter 17.41--Tree Protection.
Finding: Please refer to the analysis in chapter 17.41 of this report.

16.12.085 Easements.

The following shall govern the location, improvement and layout of easements:

A. Utilities. Utility easements shall be required where necessary as determined by the city engineer. Insofar as
practicable, easements shall be continuous and aligned from block-to-block within the land division and with
adjoining subdivisions or partitions. Specific utility easements for water, sanitary or storm drainage shall be
provided based on approved final engineering plans.

Finding: Complies with Conditions. The Applicant proposed public utility easements (PUE’s) along all
street frontages. Staff has determined that it is possible, likely and reasonable that the Applicant can
meet this standard through Condition of Approval 13.

B. Unusual Facilities. Easements for unusual facilities such as high voltage electric transmission lines, drainage
channels and stormwater detention facilities shall be adequately sized for their intended purpose, including any
necessary maintenance roads. These easements shall be shown to scale on the preliminary and final plats or
maps. If the easement is for drainage channels, stormwater detention facilities or related purposes, the
easement shall comply with the requirements of the Public Works Stormwater and Grading Design Standards.
Finding: Complies as proposed. There are no unusual facilities in the proposed development.

C. Watercourses. Where a land division is traversed or bounded by a watercourse, drainageway, channel or
stream, a stormwater easement or drainage right-of-way shall be provided which conforms substantially to the
line of such watercourse, drainageway, channel or stream and is of a sufficient width to allow construction,
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maintenance and control for the purpose as required by the responsible agency. For those subdivisions or
partitions which are bounded by a stream of established recreational value, setbacks or easements may be
required to prevent impacts to the water resource or to accommodate pedestrian or bicycle paths.
Finding: Not Applicable. There are no watercourses traversing or bounding the site.

D. Access. When easements are used to provide vehicular access to lots within a land division, the construction
standards, but not necessarily width standards, for the easement shall meet city specifications. The minimum
width of the easement shall be twenty feet. The easements shall be improved and recorded by the applicant and
inspected by the city engineer. Access easements may also provide for utility placement.

Finding: Not Applicable. There are no access easements proposed or required with this development.

E. Resource Protection. Easements or other protective measures may also be required as the community
development director deems necessary to ensure compliance with applicable review criteria protecting any
unusual significant natural feature or features of historic significance.

Finding: Not Applicable. There are no identified significant natural features that require resource
protection pursuant to this section.

16.12.090 Minimum improvements--Procedures.

In addition to other requirements, improvements installed by the applicant either as a requirement of these or
other regulations, or at the applicant's option, shall conform to the requirements of this title and be designed to
city specifications and standards as set out in the city's facility master plan and Public Works Stormwater and
Grading Design Standards. The improvements shall be installed in accordance with the following procedure:

A. Improvement work shall not commence until construction plans have been reviewed and approved by the
city engineer and to the extent that improvements are in county or state right-of-way, they shall be approved
by the responsible authority. To the extent necessary for evaluation of the proposal, the plans may be required
before approval o