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CITY OF NORTH PLAINS PLANNING COMMISSION
PRELIMINARY REGULAR SESSION AGENDA
NORTH PLAINS SENIOR CENTER, 31450 NW Commercial Street
WEDNESDAY, JUNE 11, 2014, 7:00 P.M.

CALL TO ORDER

FLAG SALUTE

ROLL CALL

PUBLIC COMMENTS

(This time is provided for questions or statements by persons in the audience on any item of
Planning Commission business, except those items which appear on this agenda. Comments
shall be limited as determined by the Chairperson.)

CONSENT AGENDA: (The items on the Consent Agenda are normally considered in a
single motion. Any item may be removed for separate consideration upon request by any
member of the Planning Commission.)

A. Approval of Regular Session Agenda

B. Approval of May 14, 2014 Reqular Session Minutes

PUBLIC HEARING
A. 2-Year Extension Request for Sunset Terrace, File #13-042
B. Sunset Ridge Final Plat, File #13-041

STAFF REPORT
City Manager

UNFINISHED BUSINESS
Time allowed for Board members to bring up old, unfinished or additional issues before
meeting is closed.

ADJOURNMENT

The Planning Commission meetings are temporarily scheduled to be held at Jessie Mays
Community Hall, 30975 NW Hillcrest Street, North Plains, Oregon, while the Senior Center is in the
middle of a remodel. Meetings will be held on the following dates at 7:00 p.m.:

Wednesday, July 9, 2013 Wednesday, August 13, 2014 Wednesday, September 10, 2014
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CITY OF NORTH PLAINS PLANNING COMMISSION
REGULAR SESSION MINUTES

MAY 14, 2014, 6:30 P.M.

NORTH PLAINS CITY HALL

31360 NW COMMERCIAL STREET

1. Chairman King called the meeting to order at 7:00.
2. The pledge of allegiance was led by Chairman King.

3. ROLL CALL
Commission:  Stewart King, Heather LaBonte, Larry Gonzales, Jeff Low, Doug
Nunnenkamp, and Garth Eimers present; Daryl Olson excused absence; Ex-Officio
Charlynn Newton present.
Staff: City Manager Martha DeBry and Account Clerk || Pam Smith present.
Audience: John A. Rankin, Frank Vanderzanden

4, PUBLIC COMMENTS
No public comments. King welcomed Garth Eimers to the Planning Commission.

5. CONSENT AGENDA
A. Approval of the Regular Session Agenda.
B. Approval of February 12, 2014 Regular Session Minutes.
C. Approval of April 9, 2014 Regular Session Minutes.
As a single motion, Gonzales approved the consent agenda, LaBonte seconded it and it
was approved unanimously.

6. PUBLIC HEARING.

A. John A. Rankin, LLC, Representing Francis J. Vanderzanden Living Trust,
Vanderzanden Townhouses Subdivision and Variance Permit Extension Request; File
#SD/VAR 07-0002. King requested the reading of the quasi-judicial hearing process
statement. Following the reading of the rules by Ms. Smith, King opened the Public
Hearing at 7:05 p.m., and called for abstentions, ex parte contacts or any conflicts of
interest by any Planning Commissioner. Hearing none, he asked if the audience had
questions for, or objections to, any Commissioners. Hearing none, King asked for the Staff
Report which DeBry read. King asked about the requested time frame being for Two
years. DeBry noted that was common with subdivisions.

John A. Rankin, 26715 SW _ Baker Road, Sherwood, OR 97140 addressed the
Commission and related how townhouses had been popular in May 2007 when the
application was originally approved. He noted they would like to request an extension of
the current application although they may submit a new plan for a modification possibly
involving single family detached housing. He said they needed time to appraise the
property and look at what opportunities might be available, including the possibility of
mixed use with homes above businesses.

King asked if there were any questions from the Commission. Nunnenkamp, King and
Gonzales were concerned about a modified plan with additional driveways onto
Commercial Street although Gonzales said he did like the idea of mixed use. DeBry noted
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City of North Plains Planning Commission
May 14, 2014, Regular Session Minutes
Page 2 of 2

mixed use was permitted in R-2.5. LaBonte and Low also liked the idea of mixed use.
Eimers asked why the applicant was applying for an extension for townhouses if they
planned on presenting a new idea. Mr. Rankin stated he had spent a lot of money on the
townhouse application and wanted to maintain the approval until they came up with
something different. The approval might also be an asset to selling the property. LaBonte
asked if he was interested in selling as opposed to developing the property to which Mr.
Rankin replied yes, it would be an option.

King asked for discussion. LaBonte asked if the extension would be required to use the
current R-2.5 standards or the 2007 ones. DeBry said the current ones. Eimers asked
about the extension being for 2 years or less. DeBry said 2 years was appropriate for a
subdivision. Hearing no more discussion, the Public Hearing was close at 7:34. Low
approved the approval of a two year extension for the Vanderzanden Townhouse
Subdivision, File #SD/VAR 07-0002, Gonzales seconded it and it was approved
unanimously.

7. STAFF REPORT. DeBry noted the Polygon project was moving ahead, the McKay Fields
project was behind on the Public Works side and the Sunset Terrace approval would likely
come next week.

LaBonte had a question about the fact that the City doesn’t require the withdrawal of an
application and wondered how other agencies get notified. King said if we approve
something and there is no Development Agreement, the application expires. LaBonte
asked why not require a withdrawal. Low asked if the Commission could have a list of
what was still open and King asked that the City make that available. Gonzales agreed it
would be nice to know where we are in the process with extensions, etc.

Newton noted the new water fountain on NW Curtis Street was up today but had some
concerns about it possibly not draining correctly to recycle. DeBry said the water was not
recycling. King asked who pays for the water and DeBry said the City does. She also
mentioned a grand opening of the park on June 14%". Nunnenkamp asked when the
Planning Commission would have their next joint meeting with City Council. DeBry
thought August would work well.

8. ADJOURNMENT. King noted the next meeting would be on June 11, 2014, and would
probably be held at the Senior Center. The meeting was adjourned at 7:54 pm.

Submitted by:

Pamela L. Smith, Account Clerk Il

Minutes Approved:
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STAFF REPORT
Date: June 5, 2014

To: Planning Commission

%ﬁ From: Martha DeBry, City Manager
Subject: Extension of Map Approval
REQUEST: Extend the subdivision approval for Sunset Terrace Subdivison for two years
APPLICANT/OWNER KKNW, LLC. 1800 NW 167t Place, Beaverton Oregon 97006
TAXLOTID Tax Lot IN131BC 200 and 300
SIZE: 12.84 Acres
LOCATION: Wascoe from west terminus to Gordon Road

LAND- USE DISTRICT: R2.5

AEG

. APPLICABLE REGULATIONS

A. City of North Plains Comprehensive Plan
‘1|Page
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B. North Plains Zoning and Development Ordinance:

Chapter 16.00: General Provisions
Chapter 16.135.020 Subdivision
Chapter 16.170: Application Requirements and Review Procedures

il AFFECTED JURISDICTIONS

Domestic Water: City of North Plains

Drainage: Clean Water Services

Erosion Control: Clean Water Services

Fire Protection: Washington County Fire District #2
Parks: City of North Plains

Police Protection: City of North Plains

Schools: Hillsboro School District

Sewer: Clean Water Services

Streets: City of North Plains

Water Quality/Quantity: Clean Water Services

. BACKGROUND:

The applicant is requesting an extension of an approval first granted on August 16, 2007. Due to a
downturn in the economy the project was delayed and five extensions were subsequently granted.
(2008, 2009, 2010, 2011, and 2012). The applicant has requested the extension under 16.135.020 which
provides the Commission with the authority to extend an approval if the delay is caused by circumstances
out of the owner’s control. In this instance the applicant is stating the economic downturn remains a
barrier to the development of attached townhomes.

V. FINDINGS
A. NORTH PLAINS COMPREHENSIVE PLAN

FINDING: Except where required by the North Plains Zoning and Development Ordinance, this application
is not required to address the city’s goals and policies related to the development of land, since the North
Plains Comprehensive Plan is implemented by the municipal code.

B. NORTH PLAINS ZONING AND DEVELOPMENT ORDINANCE
Below are applicable citations/applicable review criteria from the North Plains Zoning Ordinance and
findings in response to the criteria. Unless discussed below, the applicant has met the requirements of
the applicable review criteria fully, and/or the Code’s criteria are not applicable to this proposal and
therefore do not warrant discussion.

16.00.080 Termination of Approvals and Extensions

16.00.080 Termination of Approvals and Extensions

2|Page
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Except as otherwise provided in this Ordinance, approval of an application or permit is void
after one year or such lesser time as the approval may specify unless substantial construction
has taken place or the proposed use has occurred. Approval of a subdivision or PUD is void
after two years or such lesser time as the approval may specify unless substantial construction
has taken place or the proposed use has occurred.

The Planning Commission may grant two year extensions for subdivisions and PUDs and one
year extensions for all other applications. The Planning Commission may also grant two-year
extensions of a PUD, land partition or subdivision approval that expired between January 1,
2008 and January 1, 2013. Extensions may be granted administratively if the original approval
was made administratively. The request for an extension must be filed with the City on or
before the expiration date.

The applicant is responsible for requesting an extension. An extension is a discretionary
decision and is not granted automatically. The following criteria must be satisfied in order for
the City to approve an extension:

A. The City determines just cause for the delay and the reason for the delay is
outside the control of the applicant.

B. No significant changes to the applicable standards of this Ordinance or the
applicable regulations of other affected jurisdictions (Clean Water Services,
Washington County, Washington County Fire District, etc) have been made. Any
extension requests shall be referred to affected city departments or other
governmental jurisdictions for comment.

C. No significant changes have been made to properties within 250 feet of the
exterior boundaries of the subject property.

Finding: The economy is still recovering from the effects of the great recession.

Finding: There have been no substantial changes in the standards of the Municipal code or regulations
of other affected jurisdictions.

Finding: There have been no significant changes to properties within 250 feet of the project.
Chapter 16.135 APPLICATION REQUIREMENTS AND REVIEW PROCEDURES

16.135.020  Expiration of Tentative Approval

Approval of the tentative plan shall become null and void if a final plat in accordance with these
regulations is not submitted within one year after the date of the approval of the tentative plan.
If the subdivider cannot complete the preparation of the final plat within the one year time

3|Page
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period, he may petition the commission an extension of the subdivision approval in accordance
with the provisions of Section 16.00.080

Finding: The Planning Commission has authority to extend the approval of the map.
Chapter 16.170 APPLICATION REQUIREMENTS AND REVIEW PROCEDURES

16.170.000 General Provisions

The following lists set forth the type of review procedure for administrative and land use applications:

C. Type lll Quasi-Judicial Permits by Planning Commission

4. Extensions for Type Il and Type Ill permits

Finding: The application for the approval extension is subject to a Type Il review before the Planning
Commission.

16.170.012 Type lll Quasi-Judicial Decisions by the Planning Decision

Pre-application Conference. A pre-application conference is required for all Type Il quasi-
judicial applications under this Section. The City Manager may waive this requirement.

A. The requirements and procedures for a pre-application conference are described in Chapter 16.170.001.

Finding: The City Manager waived the requirement for a preapplication conference.

B. Application Requirements.

Finding: the applicant met application requirements.

C. Notice of Hearing.

1. Mailed notice. The City shall mail the notice of the Type Il application. The records of the Washington
County Assessor’s Office are the official records for determining ownership. Notice of the initial
hearing or an appeal hearing shall be given by the City in the following manner:

a. Atleast 20 days before the hearing date, notice shall be mailed.. .

b. Content of Notice. Notice of appeal of an application or notice of a public hearing to be mailed
and published per Subsection 1 above shall contain the following information. .

Finding: Notices were mailed in accordance with code requirements to property owners within 250
feet. Comments were received which are included in the Commission’s packet.

4|Page
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V. SUMMARY AND CONCLUSIONS

Based upon the findings of this report and the submitted material, the applicant has demonstrated
compliance with the requirements of the relevant sections of the North Plains Zoning and Development
Ordinance for the requested approval. The Planning Commission can make a discretional decision to
extend the approval if it finds the information in the application is adequate to merit an extension.

5|Page
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May 16, 2014

City of North Plains

Attn: Martha DeBry

31360 NW Commercial Street
North Plains, OR 97133

Re: Request for Extension — Sunset Terrace — 55 Lot Subdivision

Dear Martha,

As you are aware, we are very close to receiving final engineering approval from the City for our 55 lot
subdivision, Sunset Terrace, located west of the terminus of Wasco Street and east of Gordon Road.
Concurrent with the City’s review, we are working with Washington County and Clean Water Services on
improvements that fall under their jurisdiction, including for the sanitary pump station servicing our site.
We are very close to completing all of the work necessary to commence construction of Sunset Terrace
and our goal is for that to occur this construction season (Summer 2014).

One significant permitting requirement, however, does remain. Our ability to move forward with
construction of Sunset Terrace is currently impeded by the need to secure a removal/fill permit from the
Department of State Lands (DSL) and the Army Corps of Engineers (COE). The COE review has triggered
an outside review by NOAA Fisheries. The involvement of NOAA Fisheries, from a timing perspective, is
a serious issue that we are trying to address head on. We are concerned that it may threaten our ability
to commence this season and unfortunately this site is not suited for wet weather construction.

We are a bit frustrated by the interest of NOAA Fisheries in this project and the potential delays that
could result from their involvement. One of the two wetland impacts is a historic fill that occurred long
before we ever owned the property. The second impact is a minor encroachment necessary to
accommodate frontage improvements occurring on Gordon Road. Given that our project will comply
with both CWS and DEQ standards for storm water quality, there are no direct or indirect impacts to fish
that can be attributed. However, we still need to resolive the permitting requirement.

In December of 2013, KKNW, LLC received approval from the City of a minor modification for the Sunset
Terrace development. The decision document was signed by you on December 18, 2013. On Page 17 of
that document, Section V.3 states:

Applicant shall record a final map with Washington County within 12 months of this approval.

This requirement would suggest that the final plat for Sunset Terrace must record by December 18,
2013, or the decision will expire. We ask that you please confirm that date.

At this time, we are preparing for a worst case scenario and we would like to preserve the existing land
use decision(s) for as long a period as is reasonably feasible. We are asking for a 2-year extension of the
City’s approval(s) for Sunset Terrace, beyond the current expiration date. Approval of this request will
provide sufficient time to resolve all permitting and final engineering issues and will allow two full
construction seasons in the event that we run into any further delays. Again, we are hopeful that we are
able to move forward with construction this season (Summer 2014) and are continuing to work toward

Page 9
Planning Commission, June 11, 2014



that goal. We are simply trying to ensure that the sizeable investment we have put into the project,
especially for final engineering of the approved plan, does not go to waste.

Under City of North Plains code section 16.00.080, the City may grant up to a 2-year extension for a
project approval, if determined that the following criteria are met:

A. The City determines just cause for the delay and the reason for the delay is outside the control of
the applicant.

RESPONSE: Since the initial project approval, the primary cause for delay was market related. In the
last 12 months we have seen a revival in partition and subdivision entitlement and
development. In response, we proceeded with final engineering for Sunset Terrace in
late 2013 with the intention of commencing construction this summer. As described
above, our local engineering approvals are just about secured, but we are running into
roadblocks at the State and Federal agencies. Our removalffill application was
submitted almost 6 months ago and we have yet to receive agency comments. These
extended timelines are outside of our control and they may unfortunately threaten our
ability to proceed this construction season (Summer 2014).

B. No significant changes to the applicable standards of this Ordinance or the applicable
regulations of other aoffected jurisdictions (Clean Water Services, Washington County,
Washington County Fire District, etc.) have been made. Any extension requests shall be referred
to affected city departments or other governmental jurisdictions for comment.

RESPONSE: To our knowledge, there have been no significant changes to the applicable standards of
the City of North Plains or of any other affected jurisdictions. Our final engineering
plans, which are nearing approval, have been generated based upon the most current
standards of the City and other applicable agencies.

C No significant changes have been made to properties within 250 feet of the exterior boundaries
of the subject property.
RESPONSE: We are not aware of any significant changes that have been made to properties within

250 feet of the exterior boundaries of the subject property.

We are very excited to see the construction of Sunset Terrace finally get underway. Thank you for your
consideration of our request. Please feel free to contact me at any time with questions. My direct
number is 503-970-5699.

Sincerely,

S g —

Matt Wellner
KKNW, LLC
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City of North Plains

31360 NW Commercial St. North Plains, OR 97133
Ph. 503-647-5555 Fax 503-647-2031

Email: info@northplains.org

NORTH PLAINS
City to the Simset

GENERAL LAND USE APPLICATION

Applicant General Information

Applicant Name: K K N ln/._ LL C_
Mailing Address: /SO0 MW 16 7™ Place

Street Apartment/Unit #
BeoveAn~ OR 700
City i State ZIP Code
Email Address: Da\-H @C e '\ozo.”?} «fovlp. O™ Phone: (&WD-S&‘?ﬁ
Property Owner: KKN L‘/ LL(:
Mailing Address: /SO0 NMw 16 TTH Ploce
Street Apartment/Unit #
Beave Ao~ OR 72005
City State ZIP Code
Email Address: m’H Crra kalo;” GOD. COvV Phone: _(503972 5499

Property Description

Address:
Street Apartment/Unit #
City 00 State ZIP Code

Tax Lot ID: INIRIRC /300 Exsingzoning: [RD.S

Property Area: _ /2 8N Acves Existing Land Use:  \/&xcot

General Development Description: R [Co ¥ .'S-Jr FO" E¥+@ SN - 2 yearS
55 Lot MO)\ LU S0 - Sumset Tewace

Land Use Process Fee Land Use Process Fee

[J Annexation $10,000 deposit* | [J Non-Conforming Use $200 j
[J Appeal $218 [ Subdivision $2,615
[] Comp Plan Amendment, Text $8,000 [ Manu Home Park $3,372
[J Comp Plan Amendment, Map | $5,000 ] Modification — Minor $142
[ Conditional Use, Residential $328 0 Modification — Major $1,941
[ Conditional Use, Ind. & Comm. $544 [J SNR Permit $1,486
] Design Review Type II $175 [ similar Use $567*
[] Design Review Type IlI $879 [ Street Vacation $1,441
[ Floodplain Permit $1,690 (] UGB Expansion $28,000
[ Partition, with street dedication $669 [ Variance, Administrative $105
[ Partition, no street dedication $331 [ variance, PC Hearing $1,078
[ Lot Line Adjustment $202 [J Zoning Code Amendment $2,621
Hother: RQeqrest for Ex Fonsion - 2 yeorsS
* plus $9,000 election deposit ** waived until 2013
Page 11

Planning Commission, June 11, 2014



Information to Include with Your Application

= Narrative describing the Development Proposal and addressing the Decision Criteria. All applications will be
reviewed based on the criteria of North Plains Zoning Ordinance. Ask Staff for the applicable chapters to address
in your narrative.
= Application and fee
* Plans drawn to scale showing:
- All property boundaries in which development is occurring
- All adjacent roads (with names and dimensions)
- Location and dimensions of all existing and proposed accessways/driveways
- Location, number, dimensions, setbacks, and types of existing and proposed utilities, including water,
sewer, stormwater, electric, gas, phone, and cable
- Location, size (area), and setbacks of all existing and proposed fire hydrants
- Location, size (area), and setbacks of all existing and proposed buildings and structures
- Location, size (area), and layout of existing and proposed landscaping
- Location, number and dimensions of existing and proposed parking areas, including handicapped spaces
- Location, number and dimensions of existing and proposed loading areas
- Location, number, dimensions, and types of existing and proposed lighting
- Location, number, dimensions, setbacks, and types of existing and proposed fencing and or/screening
- Location, number, dimensions, setbacks, and types of existing and proposed mechanical equipment,
such as rooftop equipment and transformer boxes. Show any screening of proposed equipment.
- Pedestrian circulation
- Outdoor seating areas
- Flood plains
- Water courses
- Significant vegetation
- [Easements
®=  If required, mailing labels for all property owners and residents within 250 feet of the subject property or
properties. A list of property owners/site addresses may be obtained from a title insurance company. Please ask
staff if mailing labels are required for your application.
= If required, a traffic study shall be submitted. Please ask staff if a traffic study is required.

After initial review, the City may require additional information.

Additional Information |

In order to expedite and complete the processing of this application, the City of North Plains requires that all pertinent
material required for review of this application be submitted at the time application is made. If the application is found to
be incomplete, review and processing of the application will not begin until the application is made complete.

| certify that the statements made in this application are complete and true to the best of my knowledge. | understand that
any false statements may result in denial of this application.

| understand that there may be additional costs of processing this application including, but not limited to, planning,
engineering, city attorney and administration. The City will notify the applicant if there will be additional costs.

Date: S{ 16( / A{ Signature of Applicant: &

Date: S/ / 6( fi Signature of Property Owner: ﬁ? /t /
FOR OFFICE USE
'Received by(‘x)@’hﬁ é"\% Date: 5/ ZO/ }L!.

Fee paid: + | L“o Receipt No. \47b Z Application No. P |3 ~oUZ

F
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CITY OF NORTH PLAINS
NoTICE oF PUBLIC HEARING & REQUEST FOR COMMENTS

The purpose of this notice is to invite comments on:

An application requesting an extension to the approved Sunset Terrace subdivision decision located
between Gordon Road and Wascoe Street, for a 55 lot subdivision project in the R-2.5 zone on the City of
North Plains Zoning Map. Tax lots #1N31BC200 and 1N31BC300.

The City will accept all written comments received prior to the hearing scheduled for

June 11, 2014, at 7 p.m.

North Plains Senior Center, 31450 NW Commercial Street, North Plains, Oregon 97133

Written comments will be received until 5:00 p.m. Monday, June 9, 2014 at City Hall, and at the public
meeting. Comments may be submitted on this form, by email or letter; please include your name, address
and date. All comments received in a timely manner will be shared with the Commission.

" 5"':.“5. ‘
| e, " ) =

oL H f
E :ku =5 'ﬂg F el
—— T 35 \.‘3"-.“‘
— NL__‘}*H LN ;
e B i e T Tl |
e T Tﬁ:
e

Lot Size: 12.84 acres
ZONING: R-2.5
OWNER AND APPLICANT: KKNW, LLC (The Crandall Group)

DATE OF THIS NoTice: May 23, 2014

WHAT Is THE DECISION PROcess? The North Plains Planning Commission will make a decision on the application
requesting an extension to the approved subdivision decision for a 55 lot subdivision project in the R-2.5 zone
on the City of North Plains Zoning Map. The Planning Commission’s decision may be appealed to the City
Council.

HOW CAN | REVIEW THE DOCUMENTS AND STAFF REPORT? YOU can review application and staff report materials at City
Hall, online after June 4, 2014 at www.northplains.org or request a copy by emailing martha@northplains.org

INFORMATION TO INCLUDE IN COMMENTS: Issues which may provide the basis for an appeal to the Land Use Board of
Appeals shall be raised in writing prior to the expiration of the comment period. Issues shall be raised with
sufficient specificity to enable the decision maker to respond to the issue. Failure of an issue to be raised in a
hearing, in person, or by letter, or failure to provide statements or evidence sufficient to afford the decision
maker an opportunity to respond to the issue, precludes appeal.
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Application: Sunset Terrace

Blake Boyl
Name:l @ yles

City of N lai
Organization or Business (If Any):| 'Y ©f North Plains

w i
Address :l 31360 NW Commercial ST

Phone # (Optional): !

- ﬂ 6/5/2014

COMMENTS:

Woaterline issues addressed with redlines.

Suggest County review seasonal flooding issues south of subdivision entrance on Gordon Rd.

Please return by one of the following ways:

MaiL: 31360 NW Commercial Street, North Plains, OR 97133
IN PERSON: City Hall, 31360 NW Commercial Street, North Plains, OR

E-mMAIL: martha@northplains.org
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Application: Sunset Terrace

| Laurie Verboort
Name:

Organization or Business (If Any):

I 11440 NW Gordon Road, North Plains OR 97133 Tax lot IN21BC-00202
Address:

, | Home 503 647 7654 mobile 503 819 0642
Phone # (Optional):

3/2014
Date:i 6/3/

COMMENTS: QUESTIONS

What are the future plans for access to my property: North Ave, Gordon Rd and Sunsetway (?) west end to

Gordon RD

Will there be access to new public street ( Sunsetway)?

Construction Hours, Noise for city rules ? days and weekend

Provide superitant name and contact phone

Maintain Chain link fence along Sunsetway or new fence on boundry?

Maintain Gordon Road ditch to House driveway.

How will Dust and Dirt be maintained during construction ?

Will there be water and sewer, Natural Gas access to my Property?

What is “Time duration” of 55 house to built ?

Partition ?

Please return by one of the following ways:
MaiL: 31360 NW Commercial Street, North Plains, OR 97133
IN PERSON: City Hall, 31360 NW Commercial Street, North Plains, OR
E-maAIL: martha@northplains.org

Please contact City Manager Martha DeBry at (503) 647-5555 with any questions
Thank you!
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AGENDA ITEM NO. ‘Ob
CITY OF NORTH PLAINS PLANNING COMMISSION

Subject: Sunset Ridge Subdivision
From: Martha DeBry, City Manager
June 5, 2014

Application Purpose: An application to approve the final plat for a 104 lot
subdivision.

Public Hearing Date: June 9, 2014

Applicant: Polygon Northwest Company
109 E. 13" Street
Vancouver, WA 98660
Fred Gast

Applicant’s Representative: Pacific Community Design, Inc.
12564 SW Main Street
Tigard, OR 97223
Stacy Connery, AICP
Jim Lange, PE
Travis Jansen, PLS

Property Owners: McKay Creek Land LLC
Robert Bobosky
6770 SW Canyon Drive
Portland, Oregon 97225

Jackson Farm Land, LLC

Don Maltase

525 N. Tomahawk Island Drive
Portland, Oregon 97217

Site Location: Southwestern Corner of NW West Union Road & NW
Jackson School Road

Tax Lot: 1N2070001200

Size: 24.33 Acres

City Land Use Classification: Neighborhood Community (NC)

Existing City Approvals: Comprehensive Plan Amendment East Side Master

Plan File Number CPA-07-0017 & Subdivision File
Number SD-07-0016

Sunset Ridge Final Plat Page 1
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REQUEST
The applicant requests approval of the final plat for the Sunset Ridge Subdivision.:

This request is subject to a Type Il process for quasi-judicial review by the Planning
Commission. No modifications from the approved tentative plat are proposed.

Il.  Compliance with City of North Plains Comprehensive Plan
FINDING: Except where required by the North Plains Zoning and Development Ordinance, this

application is not required to address the city’s goals and policies related to the development of
land, since the North Plains Comprehensive Plan is implemented by the municipal code.

Ill. Compliance with City of North Plains Municipal Code

16.135.030 Final Subdivision Plat

A. Submittal of Final Subdivision Plat

Within one year after approval of the tentative plan, the sub-divider shall have
the subdivision surveyed and a plat prepared which conforms to the approved
tentative plan. Unless a request for an extension of the subdivision approval
is made in accordance with the provisions of Section 16.00.080.

Finding: Application is timely.

B. Information on Plat

The applicant shall submit one (1) original and five (5) copies of the final
subdivision plat. The following information shall be included on the plat:

1. Reference points of existing surveys identified, related to the plat by
distance and bearings, and referenced to a field book or map as
follows:

a. Stakes, monuments or other evidence found on the ground and
used to determine the boundaries of the subdivision.

b. Adjoining corners of adjoining subdivisions.

c¢. Other monuments found or established in making the survey of the
subdivision or required to be installed by provisions of this
ordinance.

2. The exact location and width of streets and easements intercepting the
boundary of the tract.

3. Tract, block and lot boundary lines and street right-of-way and center
lines, with dimensions, bearing or deflection angles, radii, arcs, points
of curvature and tangent bearings. Normal high water lines for any

Sunset Ridge Final Plat Page 2
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creek or other body of water and any designated 100-year flood plains.
Tract boundaries and street bearings shall be shown to the nearest 30
seconds with basis of bearings. Distances shall be shown to the
nearest 0.01 feet.

4. The width of the portion of streets being dedicated and width of
existing right-of-way. For streets on curvature, curve data shall be
based on the street center line. In addition to the center line
dimensions, the radius and central angle shall be indicated.

5. Easements denoted by fine dotted lines, clearly identified and, if
already of record, their recorded reference. If an easement is not
definitely located of record, a statement of the easement shall be
given. The width of the easement, its length and bearing, and
sufficient ties to locate the easement with respect to the subdivision
shall be shown. If the easement is being dedicated by the map, it shall
be properly referenced in the owner's Certificate of Dedication.

6. Lot numbers beginning with the number "1" and continuing
consecutively without omission or duplication throughout the
subdivision.

7. Identification of land to be dedicated for any purpose, public or private,
to distinguish it from lots intended for sale.

8. Building setback lines, if any, are to be made a part of the subdivision
restrictions.

9. The following certificates which may be combined where appropriate:

a. A certificate signed and acknowledged by all parties having any
record title interest in the land, consenting to the preparation and
recording of the plat.

b. A certificate signed and acknowledged as above, dedicating all land
intended for public use except land which is intended for exclusive
use of the lot owners in the subdivision, their licenses, visitors and
tenants.

c. A certificate with the seal of and signed by the engineer or surveyor
responsible for the survey and final map.

d. Other certifications now or hereafter required by law.

C. Supplemental Information with Plat

The following information shall accompany the final plat:

Sunset Ridge Final Plat Page 3
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1. A preliminary title report issued by a title insurance company in the
name of the owner of the land, showing all parties whose consent is
necessary and their interest in the premises.

2. Sheets and drawings showing the following:

a. Traverse data including the coordinates of the boundary of the
subdivision and ties to section corners and donation land claim
corners, and showing the error of closure, if any.

b. The computation of distances, angles and courses shown on the
plat.

c. Ties to existing monuments, proposed monuments, adjacent
subdivisions, street comers and state highway stationing.

1. A copy of any deed restrictions applicable to the subdivision.
2. A copy of any dedication requiring separate documents.

3. Alist of all taxes and assessments on the tract which have become a
lien on the tract.

D. Technical Plat Review

1. Upon receipt of the final plat, the plat and other data shall be reviewed
by the City to determine that the subdivision as shown is substantially
the same as it appeared on the approved tentative plan and that the
subdivision is in compliance with provisions of state law and this
ordinance.

2. The City Engineer may make such field checks as are necessary to
verify that the map is sufficiently correct on the ground.

3. If the City Engineer and City determine that changes of additions must

be made to the final plat, they shall notify the sub-divider and afford the
sub-divider an opportunity to make the changes or additions.

Finding: Applicant has submitted the application package which is included in
the Commission’s packet.

16.135.035 Final Subdivision Plat Review

A. The final subdivision plat shall be submitted to the Planning Commission
for review pursuant to the Application Review section of this chapter. The
Planning Commission shall review the plat to assure compliance with the
approved preliminary plat and with the conditions of approval. The
Planning Commission Chairman or Commission designee shall signify

Sunset Ridge Final Plat Page 4
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Planning Commission approval of the final plat by signing the recorder's
plat sheet and exact duplicate. However, if the plat includes dedication of
any newly created public roads the City Council shall either accept a deed
of dedication on a form acceptable to the City, or authorize the mayor or
other City Council designee to sign an acceptance of dedication on the
final plat.

B. A sub-divider shall, without delay, submit the plat for signatures of other
public officials required by law. Approval of the final plat shall be null and
void if the plat is not recorded within 90 days after the date of the last
required approving signature has been obtained.

C. At the time of submittal for final approval, the sub-divider shall pay to the
City a final plat filing fee to defray the cost incurred by the City in checking,
investigating, and otherwise reviewing the final plat for conformance to all
applicable laws. The final plat filing fee must be paid at the time of
submittal, in no way assures approval and cannot be refunded.

Finding: Application was submitted in accordance with Municipal Code
16.135.05

16.135.040 Improvements/Bonding

Prior to the recording of the Final Subdivision Plat, all improvements required by
the conditions of approval shall be constructed or the construction shall be
guaranteed through an irrevocable letter of credit, assignment of bank account,
performance bond, cash or other instrument acceptable to the City Attorney. The
assurance sum shall cover the cost of the improvements and repairs, including
related engineering and incidental expenses identified in an itemized improvement
estimate provided by the developer and certified by a registered civil engineer. A
Development Agreement between the City and the developer shall be recorded
with the final plat. In the event the developer fails to carry-out the provisions of the
agreement, and the City has un-reimbursed costs or expenses resulting from such
failure, the City shall call on the bond, cash deposit letter of credit or other
instrument for reimbursement. The developer shall not cause termination of nor
allow expiration of the guarantee without first having secured written authorization
from the City.

16.170.012 Type lll Quasi-Judicial Decisions by the Planning Decision

A. Pre-application Conference. A pre-application conference is required for all Type
Il quasi-judicial applications under this Section. The requirements and
procedures for a pre-application conference are described in Chapter
16.170.001.

Sunset Ridge Final Plat Page 5
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Finding: The City Manager waived the preapplication requirement.
B. Application Requirements.

1. Application form. A quasi-judicial application shall be made on forms
provided by the City Planner or designee. The application shall include the
property owner’s signature of consent. Entities with condemnation authority
are not required to provide a consent signature.

2. Submittal Information. When a quasi-judicial application is required, it shall
include:

a. The information requested on the application form;

b. One copy of a narrative statement that explains how the application
satisfies each of the relevant criteria and standards insufficient detail for
review and decision-making.

c. The required fee pursuant to Chapter 16.00.070; and

d. One set of pre-stamped and pre-addressed envelopes for all real property
owners of record who will receive a notice of the application within 250
feet. The records of the Washington County Assessor’s office are the
official records for determining ownership. The applicant shall produce
the notice list. At the applicant’s request, and upon payment of a fee
noted on the City’s fee list, the City may prepare the public notice
mailing list. The City or the applicant shall use the most current County
real property assessment records to produce the notice list. The City shall
mail the notice of application.

Finding: The applicant has met the requirements of 16.170.020.

V. CONCLUSION

The applicant has demonstrated compliance with Municipal Codes and the requirements
of other public agencies and utilities. It is recommended that the Sunset Ridge Final
Plat be approved, and the developer may record the plat upon presenting bonding for
public improvements.

Sunset Ridge Final Plat Page 6
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REC'D MAY 12014
City of North Plains

31360 NW Commercial St. North Plains, OR 97133
Ph. 503-647-5555 Fax 503-647-2031
Email: info@northplains.org

GENERAL LAND USE APPLICATION l 4- oY |- @ 7

Applicant General Information

Applicant Name: Polygon NW Company (Fred Gast)

Mailing Address: 109 E. 13th Street

Street Apartment/Unit #
Vancouver, WA 98660
City State ZIP Code
Email Address: fred.gast@polygonhomes.com Phone:  (360) 695 - 7700
Property Owner: McKay Creek Land LLC (Robert Bobosky) Jackson Farm Land LLC (Don Maltase)
- 6770 SW Canyon Drive 525 N. Tomahawk Istand Dr
Mailing Address: Portland, OR 97225 Portland, OR 97217
Street Apartment/Unit #
City State ZIP Code
Email Address: Phone: ( ) -

Property Description

Address: Southwestern comer of NW West Union Road & NW Jackson School Road

Street Apariment/Unit #
North Plains OR 97133
City State ZIP Code
Tax Lot ID: Tax Lot 1200, 1N2-7 Existing Zoning:  Neighborhood Community
Property Area: North Plains East Existing Land Use:  Vacant

General Development Description: Final plat for approved "Sunset Ridge" subdivision (File 13-41)

Land Use Process Fee Land Use Process Fee
[] Annexation $10,000 deposit* | [] Non-Conforming Use $200
[ Appeal $218 DA Subdivision $2,615 <~
[J Comp Plan Amendment, Text $8,000 /| 0] Manu Home Park $3,372
[] Comp Plan Amendment, Map $5,000 [ Modification — Minor $142
[0 Conditional Use, Residential $328 ] Modification — Major $1,941
[[] Conditional Use, Ind. & Comm. $544 [] SNR Permit $1,486
[ Design Review Type Il $175 (] Similar Use $567**
[] Design Review Type il $879 [ Street Vacation $1,441
[] Floodplain Permit $1,699 [] UGB Expansion $28,000
[ Partition, with street dedication $669 [ Variance, Administrative $105
[ Partition, no street dedication $331 [ variance, PC Hearing $1,078
[] Lot Line Adjustment $202 [J Zoning Code Amendment $2,621
X1 Other:  ina) subdivision plat

* plus $9,000 election deposit ** waived until 2013
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Information to Include with Your Application

= Narrative describing the Development Proposal and addressing the Decision Criteria. Alf applications will be
reviewed based on the criteria of North Plains Zoning Ordinance. Ask Staff for the applicable chapters to address
in your narrative.
#  Application and fee
* Plans drawn to scale showing:
- All property boundaries in which development is occurring
- All adjacent roads (with names and dimensions)
- Location and dimensions of all existing and proposed accessways/driveways
- Location, number, dimensions, setbacks, and types of existing and proposed utilities, including water,
sewer, stormwater, electric, gas, phone, and cable
- Location, size (area), and setbacks of all existing and proposed fire hydrants
- Location, size (area), and setbacks of all existing and proposed buildings and structures
- Location, size (area), and layout of existing and proposed landscaping
- Location, number and dimensions of existing and proposed parking areas, including handicapped spaces
- Location, number and dimensions of existing and proposed loading areas
- Location, number, dimensions, and types of existing and proposed lighting
- Location, number, dimensions, setbacks, and types of existing and proposed fencing and or/screening
- Location, number, dimensions, setbacks, and types of existing and proposed mechanical equipment,
such as rooftop equipment and transformer boxes. Show any screening of proposed equipment.
- Pedestrian circulation
- Outdoor seating areas
- Flood plains
- Woater courses
- Significant vegetation
- Easements
= If required, mailing labels for all property owners and residents within 250 feet of the subject property or
properties. A list of property owners/site addresses may be obtained from a title insurance company. Please ask
staff if mailing labels are required for your application.
= If required, a traffic study shall be submitted. Please ask staff if a traffic study is required.

After initial review, the City may require additional information.

Additional Infoermation

In order to expedite and complete the processing of this application, the City of North Plains requires that all pertinent
material required for review of this application be submitted at the time application is made. If the application is found to
be incomplete, review and processing of the application will not begin until the application is made complete.

| certify that the statements made in this application are complete and true to the best of my knowledge. | understand that
any false statements may result in denial of this application.

| understand that there may be additional costs of processing this application including, but not limited to, planning,
engineering, city attorney and administration. The City will notify the applicant if there will be additional costs.

Date: ZZQ ggég{ Signature of Applicant: /:,.., 7 -

L=

Date: Signature of Property Owner;

FOR OFFICE USE

Received by: ébo ?{( /POM"‘I’"\ Date: 5 /‘ / “‘J
Fee paid: * Z(“’l 5 Receipt No. _() | U719 Application No. 12 -0U| - 2

Page 23
Planning Commission, June 11, 2014



Information to Include with Your Application

= Narralive describing the Development Proposal and addressing the Decision Criteria. Alf applications wilf be
reviewed based on the criteria of North Plains Zoning Ordinance. Ask Staff for the applicable chapters to address
in your narrative.
= Application and fee
* Plans drawn to scale showing: .
- All property boundaries in which development is occurring
-~ All adjacent roads (with names and dimensions)
- Location and dimensions of all existing and proposed accessways/driveways
- Location, number, dimensions, setbacks, and types of existing and proposed utilities, including water,
sewer, stormwater, electric, gas, phone, and cable
- Location, size (area), and setbacks of all existing and proposed fire hydrants
- Location, size (area), and setbacks of all existing and proposed buildings and structures
- Location, size (area), and layout of existing and proposed landscaping '
- Location, number and dimensions of existing and proposed parking areas, including handicapped spaces
- Location, number and dimensions of existing and proposed loading areas
- Location, number, dimensions, and types of existing and proposed lighting
- Location, number, dimensions, setbacks, and types of existing and proposed fencing and or/screening
- Location, number, dimensions, setbacks, and types of existing and proposed mechanical equipment,
such as rooftop equipment and transformer boxes. Show any screening of proposed equipment.
- Pedestrian circulation
- Outdoor seating areas
- Flood plains
- Water courses
- Significant vegetation
- Easements
®* If required, mailing labels for all property owners and residents within 250 feet of the subject property or
properties. A list of property owners/site addresses may be obtained from a title insurance company. Please ask
staff if mailing labels are required for your application.
= If required, a traffic study shall be submitted. Please ask staff if a traffic study is required.

After initial review, the City may require additional information.

Additipnal Iformation

In order to expedite and complete the processing of this application, the City of North Plains requires that all pertinent
material required for review of this application be submitted at the time application is made. If the application is found to
be incomplete, review and processing of the application will not begin until the application is made complete.

I certify that the statements made in this application are complete and true to the best of my knowledge. | understand that
any faise statements may result in denial of this application

| understand that there may be additional costs of processing this application including, but not limited to, planning,
engineering, city attorney and administration. The City will notify the applicant if there will be additional costs.

Date: _ Signature of Applicant:

Date: _:Z[ [ V4 2 (A Signature of Property Owner; M Me ML;«: -

J e, Geet Land LLC

FOR OFFICE USE §
Received by; SRQ pCraX Date: {
|

Fee paid; Receipt No. Application No.

i
i
i

Page 24
Planning Commission, June 11, 2014



Information to Include with Your Application

=  Narrative describing the Development Proposal and addressing the Decision Criteria. All applications will be
reviewed based on the criteria of North Plains Zoning Ordinance. Ask Staff for the applicable chapters to address
in your narrative.
Application and fee
= Plans drawn to scale showing:
- All property boundaries in which development is occurring
- All adjacent roads (with names and dimensions)
- Location and dimensions of all existing and proposed accessways/driveways
- Location, number, dimensions, setbacks, and types of existing and proposed utilities, including water,
sewer, stormwater, electric, gas, phone, and cable
- Location, size (area), and setbacks of all existing and proposed fire hydrants
- Location, size (area), and setbacks of all existing and proposed buildings and structures
- Location, size (area), and layout of existing and proposed landscaping
- Location, number and dimensions of existing and proposed parking areas, including handicapped spaces
- Location, number and dimensions of existing and proposed loading areas
- Location, number, dimensions, and types of existing and proposed lighting
- Location, number, dimensions, setbacks, and types of existing and proposed fencing and orfscreening
- Location, number, dimensions, setbacks, and types of existing and proposed mechanical equipment,
such as rooftop equipment and transformer boxes. Show any screening of proposed equipment.
- Pedestrian circulation '
- Outdoor seating areas
- Flood plains
- Water courses
-  Significant vegetation
- Easements
= If required, mailing labels for all property owners and residents within 250 feet of the subject property or
properties. A list of property owners/site addresses may be obtained from a title insurance company. Please ask
staff if mailing labels are required for your application.
= Ifrequired, a traffic study shall be submitted. Please ask staff if a traffic study is required.

After initial review. the City may require additional information.

Additional Information

In order to expedite and complete the processing of this application, the City of North Plains requires that all pertinent
material required for review of this application be submitted at the time application is made. If the application is found to
be incomplete, review and processing of the application will not begin until the application is made complete.

| certify that the statements made in this application are complete and true to the best of my knowledge. | understand that
any false statements may result in denial of this application. i

I understand that there may be additional costs of processing this application including, but not limited to, planning,
engineering, city attorney and administration. The City will notify the applicant if there will be additional costs.

Date: Signature of Applicént:

£\

G Yo 5 Sl
Date: %:ZZ q Signature of Property Owner: / 1{ , 'Il(ﬁal

FOR OFFICE USE
Received by: 5 pryeY Date:

Fee paid: Receipt No. Application No.
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Application: Sunset Ridge Subdivision

Blake Boyles
Name: i v

City of North Plains
Organization or Business (If Any):| Y rth Pla

60N ial
Address:l 313 WCOmmerma St

Phone # (Optional): i

5/2014
Date:E 6/5/

COMMENTS:

Waterline issues were addressed in redlines.,

Please return by one of the following ways:

MaiL: 31360 NW Commercial Street, North Plains, OR 97133
In PERSON: City Hall, 31360 NW Commercial Street, North Plains, OR

E-maiL: martha@northplains.org

Please contact City Manager Martha DeBry at (503) 647-5555 with any questions
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COMPLIANCE WITH CONDITIONS OF APPROVAL
SUNSET RIDGE FINAL PLAT

MASTER PLAN CONDITIONS OF APPROVAL - INCLUDING SUNSET RIDGE PRELIMINARY SUBDIVISION PLAN
CONDITIONS OF APPROVAL

Prior to approval of a grading permit or any other preliminary permits the applicant
shall provide proof of Washington County approval and recording of the pending
Minor Land Partition separating the portion of Tax Lot 1200 that is outside the city;
and the Special Use Permit and Flood Plain Alteration approval for Off-Site Sanitary
Sewer and Storm lines located in county jurisdiction.

Response: The preliminary partition to divide the portion of Tax Lot 1200 within the
City of North Plains from the portion within Washington County was approved by the
County on January 21%, 2014 as Casefile No. 13-327-P. The partition plat was recorded
on April 8, 2014 as Washington County Document No. 2014 019954. The Special Use
Permit and Flood Plain Alteration for the off-site sanitary sewer and storm lines was
approved on March 24, 2014 as Washington County Casefile 13-408-SU/FP. A copy of
approval of Washington County Casefile No. 13-327-P and Casefile 13-408-SU/FP is
provided with this submittal.

Prior to approval of a grading permit or any other preliminary permits the applicant
shall provide evidence that the following conditions have been satisfied:

1. All sanitary sewer, storm sewer, and surface water management provisions
shall be designed in accordance with Clean Water Services (CWS) “Design and
Construction Standards for Sanitary Sewer and Surface Water Management,”
as contained in CWS Resolution and Order No. 07-20 (R&) 07-20). This shall
include both the conveyance system and off-site improvements and

modifications to existing systems necessary to provide adequate services to
the site.

Response: Compliance with CWS Design and Construction Standards for Sanitary and
Surface Water Management was addressed with construction documents. Construction
documents for on-site and off-site work have been submitted to CWS and are currently
in review (Project No. 9553). In addition, construction documents were submitted to
the City of North Plains and were approved by the City Engineer on April 23, 2014 (File
#04-0682.448).

2. Sanitary sewer service improvements shall be provided in compliance with
R&O 07-20 and City of North Plains Public Works Design Standards, Planning,

Zoning, and Development Codes and other applicable City and Washington
County Policies.

Prior to any request for subdivision or other land use action following
approval of the Master Plan a phased development shall be provided
along with a letter or other documentation, as approved by the City
and CWS, specifying the available and capacity of any sanitary service
connection to the existing sanitary conveyance system located within NW
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West Union Road and all off-site public sanitary system improvements
necessary to provide full service to the Master Plan area. The
development plan shall be of significant detail to identify and evaluate
alignment, capacity, easements, and other factors for compliance with R&0
07-20. In addition, all system improvements located outside of the Urban
Growth Boundary (UGB) shall require approvals from Washington County and
the City.

Accordingly, the applicant has agreed to construct a 12-inch “dry” sanitary
sewer line parallel to the 8-inch line, with Phase 1 construction. This line will
be utilized when the existing 8-inch line reaches full capacity and there is
adequate flow rate to avoid settling within the new line.

Response: Construction documents addressed R&O 07-20, City of North Plains Public
Works Design Standards and other codes/standards, and Washington County policies.
Construction documents for a facility permit for County roadway improvements were
submitted to Washington County (CDA # 13-91). Construction documents have been
submitted to CWS (Project No. 9553) and are pending 3™ submittal. Grading and erosion
plans for off-site work have been submitted to Washington County (Grading Permit No.
1400289/Project No. P0194422) and are pending 2" submittal. Construction documents
were submitted to the City of North Plains and were approved by the City Engineer on
April 23, 2014 (File #04-0682.448).

A sanitary sewer line will be extended from Phase 1 to connect with the North Plains
East Trunk Line Extension in Tax Lot 1400. Therefore, the 12-inch dry sanitary sewer
line with NW West Union Road will no longer be required. As stated above, a Special Use
Permit and Flood Plain Alteration for the off-site sanitary sewer and storm lines was
approved on March 24, 2014 as Washington County Casefile 13-408-SU/FP.

3. Surface water conveyance and surface water management facilities shall be
provided in compliance with R&0 07-20 and other Washington County
standards that apply, as well as the City of North Plains Public Works Design
Standards, Planning, Zoning, and Development Codes and other applicable
City and Washington County Policies. All system improvements located
outside of the Urban Growth Boundary (UGB) shall require approvals from
Washington County in addition to the City.

Prior to approval of a request for subdivision or other land use action
following approval of the Master Plan a development plan shall be provided
along with a letter or other documentation, as approved by the City,
CWS, and Washington County, specifying the size, location, capacity,
downstream impacts and other factors or system components necessary
for compliance with R&O 07-20.

Accordingly, the applicant has agreed that storm water runoff from the site
shall be conveyed in an open channel from the site boundary to McKay Creek
with proper permits from CWS, DSL and the Army Corps of Engineers. Said
channel shall be contained in an easement of sufficient width for the
construction and maintenance of the channel, and shall be dedicated to
Washington County and/or Clean Water Services. Said channel shall be
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designed to convey 100-year flow rates, and constructed in compliance
with all applicable standards in CWS R&O 07-20 and other Washington County,
state and federal standards that apply.

Response: Construction documents addressed R&0O 07-20, City of North Plains Public
Works Design Standards and other codes/standards, and Washington County policies.
Construction documents have been submitted to CWS (Project No. 9553) and are pending
3" submittal. Grading and erosion plans for off-site work have been submitted to
Washington County (Grading Permit No. 1400289/Project No. P0194422) and are pending
2" submittal. Construction documents were submitted to the City of North Plains and
were approved by the City Engineer on April 23, 2014 (File #04-0682.448). A Special Use
Permit and Flood Plain Alteration for the off-site sanitary sewer and storm lines was
approved on March 24, 2014 as Washington County Casefile 13-408-SU/FP.

Temporary construction easements to benefit the developer for construction of the off-
site sanitary sewer and stormwater have been granted (see attached copy of Stormwater
and Sewer Easement Agreement recorded as document #2013-094574). Off-site
stormwater and sanitary easements to benefit CWS will be of a sufficient width and will
be prepared and executed prior to issuance of a site permit.

Finally, a joint permit application to DSL and US Army Corps of Engineers was submitted
on October 2, 2013. Copies of these permits once obtained will be provided to the City.

4. Public water system improvements are required and shall be planned,
designed, and constructed in accordance with current City of North Plains
Public Works Design Standards, the City Engineer’s recommendations and
the APWA Standard Specifications for Public Works Construction. The
system improvements shall be looped with the existing water system as
approved by the City and be constructed with minimum 8 inch diameter
pipes. Following approval of the Master Plan and prior to any on-site
development and shall be verified by the City Engineer, at the applicant’s
expense, to demonstrate that the proposed water system improvements
meet all applicable City and State requirements and is consistent with the
City Water Master Plan and water distribution model.

Response: Construction plans addressed compliance with City’s Public Works Design
Standards, the City Engineer’s recommendations, and the APWA Standard Specifications
for Public Works Construction. The construction plans submitted for a Public Works
Permit were approved by the City Engineer on April 23, 2014 (File #04-0682.448). The
public water system will be looped and consist of pipes that have a minimum diameter
of 8 inches.

5. All off-site sanitary sewer and storm water easements of sufficient
width, as determined by the approving authority, shall be dedicated to
the appropriate jurisdictional authority prior to approval of any construction
agreements, engineered plans, plat, grading or construction permits. Any
easements proposed outside the Urban Growth Boundary shall be approved
by Washington County.
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Response: Construction documents have been submitted to CWS (Project No. 9553) and
are pending 3™ submittal. Temporary construction easements to benefit the developer
for construction of the off-site sanitary sewer and stormwater have been granted (see
attached copy of Stormwater and Sewer Easement Agreement recorded as document
#2013-094574). Off-site stormwater and sanitary easements to benefit CWS will be of a
sufficient width and will be prepared and executed prior to issuance of a site permit.

6. Comply with the CWS Service Provider letter dated October 22, 2013.
Comply with the pending DSL and the Army Corps of Engineers and DSL
permits as required.

Response: Construction documents have been submitted to CWS (Project No. 9553) and
are pending 3" submittal. Construction documents and the final plat have been prepared
in compliance with the conditions of the CWS Service Provider Letter. Finally, a joint
permit application to DSL and US Army Corps of Engineers was submitted on October 2,
2013. Copies of these permits once obtained will be provided to the City.

7. Prior to Final Plat approval of Phase 1, complete plans for the following street
and traffic improvements:

A. Construction of a 100-foot northbound left-turn lane at the local street
connection on Jackson School Road. This left-turn lane should be
constructed with 100-feet of storage, and appropriate transitions and
tapers. A left-turn lane at this location requires widening of the
pavement beyond the 25 feet from centerline typically required with
site frontage improvements.

B. At the intersection of NW West Union and Jackson School Roads, install
signal that provides a flashing yellow light on West Union and a flashing
red light on Jackson School Road.

Response: Construction documents for County roadways addressed this condition.
Construction documents for County roadway improvements (CDA #13-910) have been
submitted to Washington County for a Facility Permit and are pending 3" submittal.

8. Applicant shall prepare a detailed trail plan for connections to public streets
and future connections as well as over the wetland area, with documentation
regarding the viability of walking/biking trails from east to west.

Response: A detailed trail plan for connections to public streets, future connections,
and the connection through the wetland was provided with the 1% submittal of the
construction documents to the City, which were approved by the City Engineer on April
23, 2014 (File #04-0682.448). A copy of this detailed trail plan is attached with this
submittal for reference.

9. Washington County Department of Land Use and Transportation Conditions:
PRIOR TO FINAL APPROVAL OF THE SUBDIVISION PLAT BY THE CITY OF NORTH
PLAINS:

A. The following shall be represented on the plat and recorded with
Washington County:
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1. Dedication of additional right-of-way to provide a minimum of
45 feet from centerline of NW West Umon Road and NW Jackson
School Road.

2, Dedication of additional right-of-way to provide adequate corner
radius at the intersection of NW West Union Road and NW
Jackson School Road.

3 Provision of a non-access reservation along the frontage of NW
West Union Road and NW Jackson School Road, except at the
access point(s) approved in conjunction with the previous land
use approval for City Casefile SD 07-0016/CPA 07-0017.

Response: The final plat includes the dedication of additional right-of-way to provide
a minimum of 45 feet from centerline of NW West Union Road and NW Jackson School
Road and to provide adequate corner radius at the intersection of NW West Union Road
and NW Jackson School Road. A non-access reservation along Jackson School Road and
West Union Road is provided with the final plat (see Plat Note #9).

B. Submit to Washington County Public Assurance Staff, 503-846-3843:
1. Completed "Design Option” form.
v $30,000.00 Administration Deposit.

NOTE: The Administration Deposit is a cost-recovery account used
to pay for County services provided to the developer, including plan
review and approval, field inspections, as-built approval, and
project administration. The Administration Deposit amount noted
above is an estimate of what it will cost to provide these services.
If, durmg the course of the project, the Administration Deposit
account is running low, additional funds will be requested to cover
the estimated time left on the project (at then-current rates per the
adopted Washington County Fee Schedule). If there are any unspent
funds at project close out, they will be refunded to the applicant.
Any point of contact with County staff can be a chargeable cost. If
project plans are not complete or do not comply with County
standards and codes, costs will be higher. There is a charge to cover
the cost of every field inspection. Costs for enforcement actions will
also be charged to the applicant.

3. A copy of the City’s Land Use Approval with Conditions, signed
and dated.

4, Preliminary certification of adequate sight distance for each
access point to NW West Union Road and NW Jackson School
Road, in accordance with County Code, prepared and stamped
by a registered professional engineer, as well as:

a. A detailed list of improvements necessary to produce
adequate intersection sight distance (refer to the
following webpage for sight distance certification
submittal requirements).

http://www.co.washington.or. us/LUT/Divisions/CurrentPlann

ing/development-application-forms.cfm

Compliance with Conditions of Approval - Sunset Ridge Final Plat Pacific Community Design, Inc.
May 1, 2014 Page 5
Page 37

Planning Commission, June 11, 2014



5. Three (3) sets of complete engineering plans for construction of
the following public improvements:

NOTE: All public improvements must meet Washington County Road Design
and Construction Standards. Any public improvements proposed that do not
meet current county standards will require approval of a “Design Exception”
to the standards in effect at the time of Facility Permit issuance.

a. Half-street improvement to an A-3 County standard along
the subject site’s NW West Union Road and NW Jackson
School Road frontage (portions that are within city limits
only).

b. Access to NW West Union Road and NW Jackson School
Road to County standards.

C. Improvements within the right-of-way as necessary to
provide adequate intersection sight distance at the
proposed street connections to NW West Union Road and
NW Jackson School Road.

d. Closure of all existing driveways to NW West Union Road
and NW Jackson School Road, other than at the access
points approved by Washington County as part of the
previous land use application (refer to Washington
County approval dated December 31, 2007).

e. Adequate illumination at the proposed street
connections to NW West Union Road and NW Jackson
School Road, including continuous illumination as part
of the half-street improvement.

NOTE: Adequate illumination shall consist of at least one
200-watt high-pressure sodium cobra head luminaire
mounted at a minimum mounting height of 20 feet, on
existing utility poles if available. The fixture shall have a
medium full-cutoff Type Ill distribution. The pole shall be
within the area defined by the radius returns of the
intersection. The fixture shall be oriented at 90 degrees to
centerline of the arterial road. If no existing utility poles are
available within the intersection area as defined by the
radius returns, the developer shall meet the requirements of
the Department of Land Use and Transportation Roadway
lllumination Standards, latest revision. lllumination within
the prescribed intersection area shall be a minimum of 1.5
times the required illumination level of the roadway
classification at the access. The County Traffic Engineer may
require illumination in addition to the above-stated
minimums.

C. Obtain a Washington County Facility Permit upon completion of the
following:

1. Obtain Engineering Division approval and provide a
financial assurance for the construction of the public
improvements listed in conditions I1.B.5.
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NOTE: The Public Assurance staff (503-846-3843) will send the required forms
to the applicant’s representative after submittal and approval of items
listed under I.B.

The Facility Permit allows construction work within County rights-
of-way and permits site access only after the developer first submits
plans and obtains Washington County Engineering approval, obtains
required grading and erosion control permits, and satisfies various
other requirements of Washington County’s Assurances Section
including but not limited to execution of financial and contractual
agreements. This process ensures that the developer accepts
responsibility for construction of public improvements, and that
improvements are closely monitored, inspected, and built to
standard in a timely manner. Access will only be permitted under the
required Washington County Facility Permit, and only following
submittal and County acceptance of all materials required under the
facility permit process.

D. Prior to occupancy, obtain a Finaled Washington County Facility Permit,
contingent upon the following:

1. The road improvements required in condition I.B.5. above shall be
completed and accepted by Washington County.

2, Upon completion of necessary improvements, submit final certification
of adequate intersection sight distance in accordance with County Code,
prepared and stamped by a registered professional engineer.

Response: The Design Option Form, Administrative Deposit, Land Use Decision &
Conditions, site distance certification, and three (3) sets of engineering plans were
submitted to the Washington County Assurances Department on January 4, 2014 as an
application for Facility Permit for county road improvements. Construction documents
were prepared to comply with Washington County Road Design and Construction
Standards and this condition of approval. The engineering plans are currently being
reviewed by the County (CDA #13-910) and are pending 3" submittal. The Facility Permit
will be obtained prior to occupancy and once obtained, a copy will be provided to the
City.

SUNSET RIDGE PRELIMINARY SUBDIVISION PLAN

In addition to the applicable Master Plan conditions stated above, and prior to Final
Plat recording or issuance of a grading permit, the applicant shall complete the
following subdivision improvements, guarantees and assurances in the form of final
platting, construction drawings or improvement agreements as follows:

1. Applicant shall include a public pathway easement between Lots 3 and 4 for
bicyclists and pedestrians to connect with sidewalks on West Union Road.
Applicant shall dedicate a water easement to the city for Tract A in
accordance with city specifications.

Compliance with Conditions of Approval - Sunset Ridge Final Plat Pacific Community Design, Inc.
May 1, 2014 Page 7
Page 39

Planning Commission, June 11, 2014



Response: The attached final plat includes a 15’ pedestrian and bicycle access
easement and a water easement to benefit the City between Lot 3 and Lot 4 (see plat
sheet 2).

2. Applicant shall provide the finalized set of Codes, Covenants and Restrictions
(CC&R’s) that define common area and alley maintenance provisions,
homeowner’s association organization and other development restrictions,
in accordance with the current ORS standards.

Response: The Applicant will provide CC&Rs prior to final plat recordation.

3. Local streets with pedestrian and bicycle considerations shall be dedicated
and designed in accordance with the City of North Plains Development Code
and Public Works Design Standards. Dead-end streets that are planned to be
extended shall be provided with street barricades per City standards. Street
trees and street lights shall be provided per City standards. An 8' public
utility easement should be located across all lot and tract frontages adjacent
to public right-of-way.

Response: Local streets will be dedicated to the City. Construction documents were
prepared in accordance with the City of North Plains Development Code and Public Work
Design Standards and were approved by the City Engineer on April 23, 2014 (File #04-
0682.448). The attached final plat shows an 8' PUE along lot and tract public street
frontages.

4. Street names shall be provided in accordance with the north/south
County numbered street sequence for the north/south streets if
applicable. Otherwise streets shall be approved by City staff based upon
names of local area pioneers or settlers, community leaders. Include
pedestrian trail signage and in other appropriate street crossings to assure
pedestrian safety. Preliminary street names are recommended on page 36
of this Order.

Response: Street names shown on the final plat are based on File 13-41 approval.
Pedestrian trail signage will be included within the project site as needed.

5. Applicant shall comply with Washington County Fire District No. 2 regarding
hydrant locations and other district requirements.

Response: The Applicant’s engineer corresponded with Trevor Herb, Lieutenant, with
Washington County Fire District No. 2 and submitted engineering plans to the Fire
District on March 27, 2014. Construction plans were prepared in accordance with plan

review comments. Construction plans were approved by the City Engineer on April 23,
2014 (File #04-0682.448).

6. Applicant shall comply with the development standards of the City Zoning
and Development Code Chapter 16.17 Neighborhood Community NC. The
Planning Commission selected craftsman style homes with street and alley
front porches and varying elevations, roof designs and colors. Garage doors
and driveways should face rear alleys where practicable.
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Response: These design standards will be addressed through applications for building
permits.

7. Applicant shall comply with City Zoning and Development Code Chapter
16.57 Subdivisions Final Plat.

Response: The attached final plat has been prepared in accordance with Chapter 16.57
Subdivisions Final Plat.

8. Applicant shall provide street intersection monumentation and elevation
benchmarks per City and County Surveyor requirements. Applicant shall
provide a metes and bounds description of the subdivision.

Response: A metes and bounds description is included with this submittal. Street
intersection monumentation and elevation benchmarks will be provided as indicated on
the attached final plat.

9. All conditions of approval must be completed within one year of the date of
this approval or the approval is void, unless specifically modified by an
approved phased construction schedule, approval of an extension, or unless
the applicant/owners provides assurances otherwise.

Response: This final plat and documentation of compliance with conditions of approval
is submitted within one (1) year of the preliminary subdivision plat approval.

10.Prior to obtaining approval to begin construction of any public
improvements, the applicant/owner shall provide a performance bond to the
City in the amount of 125% of the total cost of such construction. Upon
completion of all public improvements, the applicant/owner shall provide a
maintenance bond to the City, in the amount of 40% of the total cost of such
construction, guaranteeing said improvements for a period of one (1) year
following City acceptance of said improvements. Comply with the
recommended conditions of the Public Works Director.

Response: A performance bond to the City will be provided prior commencement of
construction in compliance with this condition.

11. All public facilities and improvements required for approval of the final plat
of Phase 1 of Sunset Ridge Subdivision shall be completed before the
approval of a plan for Phase 2.

Response: Public facilities and improvements for Phase 1 will be completed in
accordance with this condition.

12.Street lights on city local streets shall be installed as per IES standards and
Public Works Standards, as well as County street light standards for a street
lights on NW West Union and Jackson School Roads. Due to the City engaged
in Option A with PGE, developer is to contact PGE outdoor Lighting services

503-844-536
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Response: Construction documents approved by the City on April 23, 2014 (File #04-
0682.448) demonstrate compliance with this condition.

13.All utilities shall be constructed underground, including utilities on West
Union and Jackson School roads.

Response: Construction documents approved by the City on April 23, 2014 (File #04-
0682.448) demonstrate compliance with this condition.

14.The applicant/owners shall have a licensed land surveyor prepare a Final
Plat of the proposed subdivision and submit it to the City for City approval,
and then record it with the Washington County Surveyor’s Office and County
Clerk’s Office. The applicant/owners shall then send a copy of the recorded
Plat to the City Recorder.

Response: The attached final plat has been prepared by a licensed surveyor, Travis
Jansen, PLS.

15.The applicant/owners agree to waive their right to remonstrate against the
formation of a local improvement district or other mechanism to construct
future improvements to the streets, storm water, water and sewer systems
that may be assessed against the subject property.

Response: The Applicant will submit a non-remonstrance agreement in compliance with
this condition,

16. Prior to City approval of the final subdivision plat for the subject property,
the applicant/owners shall sign and record a Development Agreement with
the City, covering all of the conditions of approval and pay all fees.

Response: A Development Agreement will be signed prior to final subdivision plat
approval.

17.1t shall be the responsibility of the Developer or his representative to
coordinate all design requirements with the appropriate agencies and
utilities. In addition to the City of North Plains, the Clean Water Services
(CWS) and Washington County, must review and approve the proposed
sanitary sewer / storm water sewer and street improvements respectively.
Also, the Fire District must review and approve the site plan for emergency
access vehicles. Approval must be obtained in written form and any
coordination work with all agencies shall be the Developers sole
responsibility. Documentation of all written approvals and permits from
affected agencies should be provided to the City for their records.

Response: Construction documents addressed R&O 07-20, City of North Plains Public
Works Design Standards and other codes/standards, and Washington County policies.
Construction documents have been submitted to CWS (Project No. 9553). Grading and
erosion plans for off-site work have been submitted to Washington County (Grading
Permit No. 1400289/Project No. P0194422). Construction documents were submitted to
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Washington County Assurances for a Facility Permit for County road improvements on
January 14, 2014 (CDA #13-910).

The Applicant’s engineer corresponded with Trevor Herb, Lieutenant, with Washington
County Fire District No. 2 on March 27, 2014. Construction plans were prepared in
accordance with Washington County Fire District No. 2 standards and comments
received through plan review. Construction plans were approved by the City Engineer
on April 23, 2014 (File #04-0682.448).

18. Approved plans do not guarantee the adequacy of the design, or guarantee
that there will not be any design conflicts during construction. The design
engineer should be notified of any design conflicts that are noted during
construction and he/she should then immediately notify the City of North
Plains. Modifications to the design must be approved by the City of North

Plains and the appropriate Agency prior to continuing with any relevant
construction activities.

Response: The developer and design engineer will coordinate with the contractor

throughout site construction to address any potential design conflicts that may be
identified.

19.After Planning Commission review the Developer must submit separate
construction plans that meet all Conditions of Approval, City of North Plains
Public Works Design Standards, 1990 APWA Standard Specifications for
Public Works Construction with August 1996 revisions, and Clean Water
Services to the City for review and approval. Prior to the start of

construction the plans must be approved by the City and all City and Agency
permits must be obtained.

Response: Construction documents addressed R&Q 07-20, City of North Plains Public
Works Design Standards and other codes/standards, and Washington County policies.
Construction documents were submitted to the City of North Plains and were approved
by the City Engineer on April 23, 2014 (File #04-0682.448). Additionally, construction
documents have been submitted to CWS (Project No. 9553) and are pending 3™
submittal. Grading and erosion plans for off-site work have been submitted to
Washington County (Grading Permit No. 1400289/ Project No. P0194422) and are pending
2" submittal. Construction documents were submitted to Washington County for a
Facility Permit for County roadways (CDA #13-910) and are pending 3™ submittal. A
Special Use Permit and Flood Plain Alteration for the off-site sanitary sewer and storm
lines was approved on March 24, 2014 as Washington County Casefile 13-408-SU/FP.
Finally, a joint permit application to DSL and US Army Corps of Engineers was submitted
on October 2, 2013. Copies of these permits once obtained will be provided to the City.
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April 22, 2014

Metes and Bounds - Sunset Ridge Job No. 395-127

BEGINNING at the Northwest corner of Parcel 1, Partition Plat No. 2014-013, Washington
County Survey Records;

thence along the southerly right-of-way line NW West Union Road (County Road A-10),
South 89°58'53" East, a distance of 785.23 feet to an angle point;

thence continuing along said southerly right-of-way line, South 56°02'29" East, a distance
of 746.21 feet to a point on the westerly right-of-way line of NW Jackson School Road
(County Road 1012);

thence along said westerly right-of-way line, South 00°10'16" West, a distance of 410.28
feet to the southeast corner of the said Parcel 1;

thence leaving said right-of-way line, along the southerly line of said Parcel 1 the following
three courses:

North 89°58'53" West, a distance of 1070.41 feet,
North 00°10'16" East, a distance of 100.00 feet,
North 89°58'53" West, a distance of 510.00 feet to the southwest corner of said Parcel 1

thence along the westerly line of said Parcel 1 the following five courses:

North 00°10'16" East, a distance of 305.00 feet,

South 89°58'53" East, a distance of 145.00 feet,

North 00°10'16" East, a distance of 230.00 feet,

South 89°58'53" East, a distance of 30.00 feet,

North 00°10'16" East, a distance of 191.91 feet to the POINT OF BEGINNING.

Containing 24.33 acres, more or less.

Basis of bearing per Partition Plat No. 2014-013, Washington County Survey Records.
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= s STORMWATER AND SEWER EASEMENT AGREEMENT

k5

8 =

= THIS STORMWATER AND SEWER EASEMENT AGREEMENT (this “Agreement”)
& & is made and entered into effective as of @_&j&ﬁ 20{3 (the “Effective Date”) by and
g » among Jackson Farm Land, LLC, an Oregon limited liability company (“Jackson Farm”),

e 3 McKay Creek Land, LLC, an Oregon limited liability company (“McKay Creek”), John Charles
§ E Jackson and John C. Jackson, each an individual (collectively, “Jackson™), and Jackson Union,
% © L.L.C, an Oregon limited liability company (“JU”). Jackson Farm and McKay Creek are

hereinafier collectively referred to as “Grantee”. Jackson and JU are hereinafter collectively
referred to as “Grantor™.

RECITALS

A. Grantee owns the real property located in Washington County, Oregon and legally
((‘) described on the attached Exhibit A (“Grantee’s Property™.

B. Jackson owns the real property located in Washington County, Oregon and legally
(w described on the attached Exhibit B (“Grantor’s Property”). Grantor’s Property is subject to that
(\/) certain Land Sale Contract dated January 20, 1995, a memorandum of which was recorded in the
official records of Washington County, Oregon on February 2, 1995 as Document No. 95-
007621 (as amended and assigned, the “Land Sale Contract”). Jackson is the contract vendor
O and JU is the contract vendee under the Land Sale Contract.

_9 c. Grantor desires to grant to Grantee easements over, under, upon, and across a

d portion of Grantor’s Property, on the terms and conditions set forth in this Agreement, for the
construction, installation, maintenance, repair, replacement, operation and use of stormwater
treatment and detention facilities and a sanitary sewer line and related sanitary sewer facilities.

AGREEMENT

NOW, THEREFORE, for valuable consideration and the mutual covenants set forth
herein, the receipt and adequacy of which are acknowledged, the parties agree as follows:

{00188187,7) 1
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1. Easements.

1.1 Stormwater/Sewer Easement. Grantor hereby grants to Grantee a
permanent, non-exclusive easement (the “Stormwater/Sewer Easement™) over, under, upon, and
across that portion of Grantor’s Property legally described on the attached Exhibit C-1 and
depicted on the attached Exhibit C-2 (the “Stormwater/Sewer Easement Area”) for the
construction, installation, maintenance, repair, replacement, operation and use of: (a) stormwater
treatment and transfer facilities, including without limitation, pipelines and manholes (the
“Stormwater Facilities™) and (b) a sanitary sewer line and related surface and underground sewer
facilities (the “Sewer Improvements™), and for access over, upon and across Grantor’s Property
for ingress to and egress from the Stormwater/Sewer Easement Area.

1.2 Temporary Construction Easement. Grantor hereby grants to Grantee a
temporary, non-exclusive easement (the “Temporary Construction Easement™) over, under,
upon, and across that portion of Grantor’s Property legally described on the attached Exhibit D-1
and depicted on the attached Exhibit D-2 (the “Temporary Construction Easement Area”) for use
in the initial construction and installation of the Stormwater Facilities and Sewer Improvements
in the Stormwater/Sewer Easement Area.

2 Terms of Easements.

2.1 Stormwater/Sewer Easement. The Stormwater/Sewer Easement shall
commence on the Effective Date and shall run with the land and continue in full force and effect
unless and until the Stormwater/Sewer Easement Area, and the Stormwater Facilities and Sewer
Improvements located therein, are dedicated to Clean Water Services or other governmental or
quasi-governmental entity as may request or require such dedication in connection with the
development of all or any portion of Grantee’s Property or Grantor’s Property in accordance with
Section 4.1 below.

2.2 Temporary Easements. The Temporary Construction Easement shall
commence on the Effective Date and shall automatically terminate and expire on the date on
which the construction and installation of the Stormwater Facilities and Sewer Improvements
within the Stormwater/Sewer Easement Area are completed.

3. Construction of Stormwater Facilities and Sewer Improvements. Nothing in this
Agreement shall obligate Grantee to install and construct the Stormwater Facilities or Sewer

Improvements in the Stormwater/Sewer Easement Area. If Grantee elects to install and construct
the Stormwater Facilities or Sewer Improvements in the Stormwater/Sewer Easement Area, then
Grantee shall construct the Stormwater Facilities and/or Sewer Improvements at its sole cost and
expense, in 2 workmanlike manner, and in compliance with the applicable statutes, ordinances,
rules and regulations of all governing public authorities.

{00188187;7} 2
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4 Dedication: Tenminati

41 Dedication. The parties anticipate that the Stormwatezr/Sewer Easement
Ares, including any Stormwater Facilities or Sewer Improvements installed therein, will be
MmdmemeSGVioesoroﬂugwmmmlorqmﬁ-guwmnmlmﬁtthhg
jnﬁlﬁcﬁonomnnhmhomﬁmwiﬁhwmofaﬂorapmﬁmofﬁrm’s
Property or Grantor’s Property. Grantor agrees to cooperate with such dedication and agrees to
mmchdommtsu&mmmwwsqﬁmmoﬂnm«m-
governmental entity may deem necessary or desirable in connection with the installation of
Smnnw-aterFaciliﬁuandImSequmpmminﬁe Stormwater/Sewer Easement Area or in

Water Services or other governmental or quasi-governmental entity in accordance with Section
4.1 above, this Agreement shall terminate.

S. Effect of Agreement. The rights and restrictions declared, granted and reserved
hﬂﬁswmuwmm’smm&mmrmm.wm
continue in effect until this Agreement is terminated by its terms. The easements, benefits,
burdens, obligations and restrictions created in this Agreement shall create covenants, benefits
and servitudes upon Grantee’s Propesty and Grantor’s Property, including any future partitions
or subdivisions thereof, and shall run with the land, and shall be binding upon and benefit each
of the parties hereto and each of their successors and assigns,

6. Further Cooperation. Grantor and Grantee agree to execute such other
documents and to perform such other acts as may be reasonably necessary or desirable to
consummate the purposes and intent of this Agreement.

7. Amendments. This Agreement may not be revised, modified, amended or
revoked except by a written instrument signed by the parties hereto, or their successors or
assigns, as applicable, and recorded in the real property records of Washington County, Oregon.

8. Counterparts. This Agreement may be executed in multiple counterparts, all of
which when taken together, shall constitute one and the same instrument.

(Remainder of Page Intentionally Left Blank;
Signature Page(s) Follow)
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IN WITNESS WHEREOF, the parties have executed this Agreement as of the date first
set forth above.

JACKSON FARM: JACKSON FARM LAND LLC,
' an Oregon limited liability company

Name:__ WOAWe\ong
Title:_ pesdiow

STATE OF OREGON )
ss
County of _ /M “‘NN‘\ )

This instrument was acknowledged beforeme on _0 ¢-0% a4 15 2013 by
Do~atd A malimse who is the Moy & of Jackson Farm Land LLC,
an Oregon limited liability company, on behalf of said limited liability company.

OFRCIAL S8EAL

CASEY H MC LAUGHLIN .
5 COMMISSION NO. Notary Public for the State of Oregon
MY COMMISSION EXPIRES AUGUST 08,208 | My Commission Expires:__ A-wswft ¢4, 2né
MCKAY CREEK: MCKAY CREEK LAND LLC,
an Oregon limited liability company
Name:_ Ko ber 5 os b
Title: Mg onber

STATE OF OREGON )
)ss
County of _praal ey

£
This instrument was acknowledged before me on _0 ¢A-0b & i ,2043 by
Robesrh § BabeS g, whoisthe pemnb e of McKay Creek Land LLC,
an Oregon limited liability company, on behalf of said limited liability company.

Cadoy_ e ol
Notary Public for the State of Oregon
My Commission Expires: Acnsade- aob ; 2t
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JACKSON: XJ‘Q M
J ohn ackson

X

John C. Jackson

STATE OF WASHINGTON )
) ss
County of’(hurs o )

This mstrument was acknowledged before me on Octoler Z[% , 20/ Sby John

Chatles Jackson.
Notary Public
s:q;l #&"ﬁ."ﬁf’ Notary Public for
NN Exis nou.3, 5417 My Commission Expires:_Avg 2,70 7]

)ss
County of’rhUYS'i’oV') )

Thiis iriteamneit was acknowledged before me on OCfobe, 7 / /20_L§ by John C.

- « Bt Toa

Notary Public for ¢ State of Washmgton

Notary Public
State of Washingion My Commission Expires:_A ua Z.zo])7]

BRITTANY TRAIL
My Apggintment Expires Aug 2, 2017 JACKSON UNION, L.L.C.,
an Oregon limited liability company

By! ) 1
Name:;___ anWiolias @
Title: ) 6421 betr

STATE OF OREGON )
) ss

County of _MpAttnonmedn )

This instrument was acknowledged before me on %gb(f/ 24 , 2013 by
Ton Agldng. , whois the _ftimbey of Jackson Union, L.L.C., an
Oregon limited hability company, on behalf of said limited liability company.

Sy OFFICIAL SEAL WU){\U-—M
S c?«’é‘%{‘.ﬁ",ﬁu‘;" wmscﬂsna Notary Public for the State o% 2 on
: CUMMISSION No 4 My Commission Expires: F%L
MY COMMISSION EXPIRES MAR(?H%SSBEEOH 4 d
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EXHIBIT A

Description of Grantee’s Property

Parcel 1, Partition Plat No. 2007-020 as recorded in the official records of Washington County,
Oregon as Document No. 2007030089.

(001881877} 6
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EXHIBIT B

Description of Grantor’s Property

Parcel 3, Partition Plat No. 2007-020 as recorded in the official records of Washington County,
Oregon as Document No. 2007030089.

{00188187:7) 7
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EXHIBIT C-1
Legal Description Stormwater/Sewer Easement Area

e
il

C Oy Ly
Fdrosiomn

September 18, 2013

LEGAL DESCRIPTION Job No. 395-127
Sanitary Sewer and Storm Drain Easement

A portion of Parcel 3 of Partition Plat No. 2007-020, Washington County Records,
being in the Northeast and Morthwest Quarters of Section 7, Township 1 North,
Range 2 West, Witlamette Meridian, Washington County, Oregon, more particularly
described as follows:

COMMENCING at the Northwest comer of Parcel 3 of said Partition Plat No. 2007-
020;

thence;: along the westerly line of said Parcel 3, South 10°53'53" East, a distance of
16.28 feet;

thence leaving said westerly line, North 89°46'32" East, a distance of 2192.05 feet;
thence North 71°28'19" East, a distance of 85.57 feet;

thence North 00° 3037 East, a distance of 122.89 feet to the southeast corner of
Parcel 2 of said Partition Plat No. 2007-020;

thence along the northerly line of said Parcel 3, North 71°49'25" East, a distance of
29.03 feet;

thence leaving said northerly line for the following 7 courses:

South 00°30'37" West, a distance of 149.15 feet; (- ~

South 71°28'19" West, a distance of 110.06 feet; REGISTERED

South 89°46'32" West, a distance of 925.55 feet; PROFESSIONAL

South 41°39'36" West, a distance of 555.51 feet; LAND SURVEYOR

North 48°20'24" West, a distance of 15,00 feet; = M/

North 41°39'36" East, a distance of 542.06 feet;

South 89°46'32" West, a distance of 1245.66 feet to a OREGON

point on the WQSteﬂy line of said Parcel 3; JULY 9, 2002
TRAVIS G. JANSEN

thence along said westerly line, North 10°53'53" West, a \_ 57751 J

distance of 25.44 feet to the POINT OF BEGINNING.
RENEWS: 6/30/2015

Containing 1.58 acres, more or less.

Basis of bearings being Partition Plat No, 2007-020, Washington County Survey
Records.
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EXHIBIT C-2

Depiction of Stormwater/Sewer Easement Area

A PORTION OF PARCEL 1
PARTITION PLAT NO.

2007-020
OOCUMENT NO.
2000047427
PARCEL 2—\J """" ™
PARTITION PLAT
NO. 2007-020 \ i
NDO'30°377E
122.89
MENT
S10 EuE TTUTTTTTNTI2BSE
| .. N89'46'32"E  2192.05 8557
t POINY OF — Sov'46°32°W  124566' $B9'46'32"W 92555
BEGINNING  / o
Wuto'ss'sa'w N41"39'367E -~ o
i 25.44° 542.06 ;

: N4B'20'24"W
15.00"

\

PP AN O o 1t e g m——
i}

SANITARY SEWER AND STORM DRAIN EASEMENT

PARTITION PLAT NO. 2007-020

i A PORTION OF
PARCEL 1

PARTITION PLAT NO.

PARCEL 3

;
1

H

3l DRAWN BY: _CLL __paTe:_9/18/13 4 SW Main &1
i| REVI y._TCJ ATE:__9/18/13 12564 Main
; Pliof&fro NBO- 5905—127 Tigard, OR 97223
! - P ; [T] 503-941-9484
i SCALE: 1"=500 [F] 503-941-9485
g PAGE 2 OF 2
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EXHIBIT D-1
Legal Description of Temporary Construction Easement Area

acilic

C omnnnni
idestaomn

September 18, 2013

LEGAL DESCRIPTION Job No. 395-127
Temporary Construction Easement

A portion of Parcel 3 of Partition Plat No. 2007-020, Washington County Records,
being in the Northeast and Northwest Quarters of Section 7, Township 1 North,
Range 2 West, Willamette Meridian, Washington County, Oregon, more particularly
described as follows:

BEGINNING at the Northwest comer of Parcel 3 of said Partition Plat No. 2007-020;

thence along the northerly line of sald Parcel 3 and its easterly extension, North
89°46'32" East, a distance of 2192.49 feet;

thence leaving said easterly extension, North 71°28'19" East, a distance of 88.52
feet;

thence North 00°30'37" East, a distance of 105.97 feet to the southeast corner of
Parcel 2 of said Partition Plat No. 2007-020;

thence 'rly line of Parcel 3 of said Partition Plat No. 2007-020, North
71°49" e of 63.34 feet;

thence leaving said northerly tine for the following 8 courses:

South 00°30'37" West, a distance of 179.61 feet,
South 71°28'19" West, a distance of 139.11 feet,
South 89°46'32" West, a distance of 929.58 feet,
South 37°38'23° West, a distance of 522.92 feet,
South 73°24'43" West, a distance of 148.58 feet,

North 24°10'09" East, a distance of 132,46 feet, a2 REGISTERED )
North 45°13'39" East, a distance of 476.19 feet, PROFESSIONAL
South 89°46'32" West, a distance of 1191.53 feet to a point LAND SURVEYOR

on the westerly line of sajd Parcel 3; ; /Z/(_/\

thence along said westerly line, North 10°5353" West, a

i . the POINT OF INNING. OREGON
distance of 71.23 feet to the BEG SRV S0

TRAVIS C. JANSEN
\_ 57761 y

Basis of bearings being Partition Plat No. 2007-020, RENEWS:@/30/2015
Washington County Survey Records.

Containing 5.05 acres, more or {ess.

{00188187,7) 10
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EXHIBIT D-2
Depiction of Temporary Construction Easement Area

= T pise s T e B S et e e l Ly
i : J
i
{ A PORTION OF
A PORTION OF PARCEL 1 i PARCEL 1
PARTITION PLAT NO. — PARTITION PLAT NO.
2007-020 2007-020
DOCUMENT NO 24.33 ACRES
2000047427
) i
PARCEL 2 —__| i B Jvesrpil,
FN0. 2007-620 :
: NO. - G
: . [
: NOO"30'37°E- N71"49'25"E
105.97 83.34"
POINT OF i N7128"19"E=
BEG'”"'"G_\ NBY'46"32"E  2192.49° 88.52 -S00°30°3TW
A 179.61"
’ _/ S8E'46'3Z°W 1181.53 SBO46'32"W 929 58'
(IN10753'53 W 371'23"19"\‘4
71.23 N4S1 336" — 5 139.11
: ' 47619 NV
; *09"E " PARCEL 3
: i2.46" PARTITION PLAT NO. 2007-020
: §73°24°43™wW
: 148.58'
; il
i /,./
| o
g TEMPORARY CONSTRUCTION EASEMENT
b
i| ORAWN BY: _CLL  pate: 9/18/13
il REVIEWED BY:.TCJ __ DATE:..9/18/13 o PR | 12564 SW Main St
: 1R e ¢ | Tigard, OR 97223
!} PROJECT NO.: 395127 ; B ;
2 c. V=500 | Conumunity {T] 503-941-9484
: SCAL = e o [F1 503-941-9485
: PAGE 2 OF 2 B T
{00188187;7) 11
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Department of Land Use & Transportation
Current Planning Services

155 N. 1st Avenue, #350-13

Hilishoro, OR 97124

Ph. (503) 846-8761 Fax (503) 846-2908
http:/fiwww.co.washington.or.us

NOTICE OF DECISION

PROCEDURE TYPE Il

"

DREG o‘l

CPO:_8
COMMUNITY PLAN
Rural/Natural Resource Plan Element

LAND USE DISTRICTS:
FD-10 (Future Development 10-Acre District)

PROPERTY DESCRIPTION:
ASSESSOR MAP#:__ 1N2 07
LOT#: 1200

SITE SIZE:_58.62 acres
ADDRESS:___No Address Assigned

CASEFILE NO.: 13-327-P

APPLICANT:
Polygon NW Company
Aftn: Fred Gast

109 E 13" Street
_Vancouver, WA 98660

APPLICANT'S REPRESENTATIVE:
Pacific Community Design, Inc.
Attn: Stacy Connery
12564 SW Main Street

Tigard, OR 97223

OWNER:

Jackson Farm Land LLC
Mckay Creek Land LLC
Attn: John Charles Jackson
6770 SW Canyon Dr
Portland, OR 87225

LOCATION: On the southwest corner of the
_intersection of NW West Union Road and NW
Jackson School Road.

PROPOSED DEVELOPMENT ACTION:___ Preliminary Plat Review for a Two-Parcel Partition

January 21, 2014

DECISION:

Approval |:|

Signature W

Approval with Conditions [}4

Denial [_]

Fev Date [ ~2/-/%

Andy Back, Manaw and Development Services

Staff Planner: Wavne Hayson, 503-846-3867

Attachments  A. - Vicinity Map
B. -- Conditions of Approval

C. -- Appeal Information
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ATTACHMENT A VICINITY MAP

Page 2
TAX MAP/LOT NO. 1N207 0001200 CASEFILE/PROJECT # 11300327  ACTIVITY: P
'//
| 1N2060000100
% EFU  fin2os000040
[
]
‘ |
00 £ | ineor0001200 ;
{PARCEL2 " -
|
‘mzomomsoo S
j FD-10 : &
r wd
: o]
] O
; e
(%]
e 1 T 41 e 13 e 1 L co
=
o)
. 2
1N2070001400 S
2
EFU %
) REVIEW STANDARDS FROM CURRENT OR
F NoRTH AREA OF CONSIDERATION APPLICABLE ORDINANCE OR PLAN

SCALE: 1" TO 400’

SITE & SURROUNDING LAND USE DISTRICTS:

FD-10 District (Future Development 10 Ac District)
City of North Plains

Urban Growth Boundary

EFU (Exclusive Farm Use)

A Washington County Comprehensive Plan
Applicable Community Plan (See Front of Notice}

C. Transportation Plan

D. Washington County Community Development Code:
ARTICLE |, Introduction & General Provisions
ARTICLE W, Procedures
ARTICLE Iil, Land Use Districts
ARTICLE IV, Development Standards
ARTICLE V, Public Facllities and Services
ARTICLE VI, Land Divisions & Lot Line Adjustments
ARTICLE VI, Public Transportation Facilities

R & O 86-95 Traffic Safety Improvements

ORD. NO. 738, Design and Construction Standards

ORD.691-A, 729, 741, 746, 751 Transportation Development Tax

@mm
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Casefile 13-327-P

Attachment B
CONDITIONS OF APPROVAL

PRIOR TO FINAL APPROVAL AND PLAT RECORDING, THE APPLICANT SHALL:

A.

A.

Submit to the County Survey Division, (503) 846-8723:

Ten 10) copies of the proposed final plat which shall comply with Oregon Revised
Statutes, Chapter 92 and Section 605 of the Washington County Community
Development Code.

The following shall be shown on the plat:

1. All easements and tracts.

2. Use, ownership and maintenance rights for all easements and tracts.

3. Signature blocks for both Washington County and City of North Plains approval.

Submit to Current Planning Services, Project Planner [Wayne Hayson, (503 846-
3867)]:

1. Final Approval application (Type | procedure).
2. Final approval fee (See a copy of the Current Planning Services Fee Schedule).

3. A copy of the Final Plat incorporating each of the requirements listed under
Conditions of Approval LA.

4. Written narrative and evidence/documentation demonstrating compliance with
the requirements listed under Conditions of Approval |. and .

ADDITIONAL CONDITIONS:

This development shall be constructed in accordance with the conditions of this decision,
the approved final plans and the standards of the Community Development Code
(Section 207-5).

All conditions of approval shall be binding upon all heirs, successors and assigns
(Section 207-5).

Transferability of this Development Permit shall be in accordance with Section 201-8.
This approval shall automatically expire four years from the date of this approval, unless

development has commenced, an application for an extension is filed, or this approval is
revoked or invalidated (Section 201-4).
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ATTACHMENT “C”
WASHINGTON COUNTY TYPE H
Dept. of Land Use & Transportation

155 N. 1% Avenue, #350-13

Hilisboro, OR 97124

Ph. (503) 846-8761 Fax (503) 846-2008

www.co.washington.or.us

APPEAL INFORMATION

CASEFILE #13-327-P

Attached is a copy of the Land Use and Transportation Department's Review Authority
decision on this request for a Development Action.

Any person who is adversely affected or aggrieved, or who is entitled to written notice
pursuant to ORS 215.416(11) may appeal the decision by filing a written appeal.

Failure to file a petition for review with the Department of Land Use and
Transportation by 4:00 p.m. on the due date, with the fee specified in the Notice of
Decision, shall be a jurisdictional defect.

The decision, including conditions of approval, may be appealed and a public hearing held
by filing a signed petition for review (appeal) within twelve (12) calendar days of date
written notice is provided (date mailed).

APPEAL PERIOD: 01-22-2014 (Date Mailed) to 4:00 p.m. on 02-03-2014 (Appeal Due
Date)

This decision will be final if an appeal is not filed by the due date.

The complete file is available at the County Department of Land Use and Transportation
for review.

A petition for review (appeal) must contain the following:

3 The name of the applicant and the County case file number;

2. The name and signature of each petitioner filing the petition for review
(appeal). If a group consisting of more than one person is filing a single
petition for review, one individual shall be designated as the group's
representative for all contact with the Department. All Depariment
communications regarding the petition, including correspondence, shall be
with this representative;

3. A statement of the interest of each petitioner;

4. The date the Notice of Decrsuon was sent as specified in the notice (date
mailed);

54 The nature of the decision and the specific ground for appeal. For

applications with multiple requests, specify the particular request(s) and/or
specific conditions of approval being appealed;

6. A statement listing the number of pages of the petition and that all pages are
present;

7. A statement setting forth the appeal fee as specified in the Notice of
Decision; and

8. The appropriate appeal fee of $250." ol

For further appeal information, contact the Appeal Secretary at the Washington County
Department of Land Use and Transportation. Phone 503-846-8134.

FA\Shared\LDS\LIBRARY\Forms\Private\Type |l Appeal Information.doc
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= . WASHINGTON COUNTY :
Department of Land Use & Transportation
Current Planning Services Division
; : 155 North First Avenue, Suite #350-13
: Hilisboro, Oregon 97124-3072 :
i phone: (503) 846-8761 fax: (503) 846 2908
WWW.CO. washmgm or.us

NOTICE OF DECISION
& STAFF REPORT

PROCEDURE TYPE I

CPO: _8_

RURALINATURAL RESOURCE PLAN
LAND USE DISTRICT: -

EFU (Exclusive Farm Use

AF-20 (Agriculture and Forest) -
FD-10 (Future Development)

PROPERTY DESCRIPTION:

ASSESSOR MAP: TAX LOT NUMBER(S):
1N207 200, 1200, 1400
SITE SIZE: 244 1 acres

SITE ADDRESS: 9570 NW 307" Avenue

CASEFILE: __ 13-408-SU/FP

- APPLICANT: -
- - Polygon Northwest Co

Fred Gast
108 E 13" Sirest
Vancouver WA 98660

APPLICANT'S REPRESENTATIVE:
Pacific Community Design Inc
Stacey Connery

12564 SW Main Street

Tigard OR 87223 1

OWNERS:

Names are on File

LOCATION: On the north side of Sunset Highway 26
and the southwest comer of the intersection of NW
West Union Road and NW Jackson School Road.

PROPOSED DEVELOPMENT ACTION:_ Special Use Review and Flood Plain Alteration for the Extension of

Sanitary Sewer and Storm Drain Lines.

; B March 24, 2014
DECISION:
Approval [] Approval with Condiﬂon% . Denial [ ]

Signature 7
: Wayne Hayson, Principal

Staff Planner: Jennifer Brown, 503-846-6739 -

Attachments A.— Vicinity Map

Date 03/?4'//4

anner, Current Plannmg Division -

.~ CONDITIONS OF APPROVAL

A

B

C.- Staff Report

D. —~ Appeal Information
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it ATTACHMENT A VICINITY MAP

TAX MAP/LOT NO. 1N2 07 00 00200, 01200. 01400 CASEFILE/PROJECT # L1300408 ACTIVITY: SUIFP

L ANZ0B0000800 . umER LA
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3o { .,.-“""“-‘.i 7 -
ST i e 2
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A ‘ : |
e .‘ ¢ . ] . - - b . s L < . . ‘
7 By e | | 2060002400 Fl. 4Na070001200 ¢ N
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: \__{CASEFILE—» EFU RS
“L1100129) __j o - IN20700071300~ | Q
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‘. o .3’_;; = ) ! lﬁ EFU
IN2070000300 | _\
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o " \
1. i
A
20002100 . & \
w - \]
ﬁ REVIEW STANDARDS FROM CURRENT OR
NORTH [ | AREA OF CONSIDERATION APPLICABLE ORDINANCE OR PLAN
A, Washington County Comprehensive Plan
SCALE: 1" TO 800 B. Applicable Community Plan (See Front of Notice)
) C. Transpontation Pian
; Lo _ D.  Washington County Community Development Code:
SITE & SURROUNDING LAND USE DISTRICTS: ARTICLE 1, Introduction & General Provisions
ARTICLE I, Procedures
EFU District {Exclusive Farm Use) 2@&2 :g Land Use zii;.ztgc:t:d :
- » - - . = - 1 n a{ s
ﬁfbﬁo glstnct (;\gﬂcgﬂure and Forestry} ARTICLE V. PD:&”;WFW'_'.]M by
an Growth Boundary o ARTICLE V1, Land Divisions & Lot Line Adjustments
FD-10 (Future Development 10 Acre District) ARTICLE VI, Public Transportation Facilities
City of North Plains R & O 86-95 Traffic Safety Improvernents

omm

ORD. NO. 738, Design and Construction Standards
ORD.691-A, 728, 741. 748, 751 Transportation Development Tax
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Casefile 13-408-SUIFP St
- Attachment B
CONDITIONS OF APPROVAL

I in accordagce with Sectiou 201-4. 2, a BuildingIGradlng Pgrmit shall be gbtained within two
{2) years of the date of this Approval, unless: the permit is revoked __mmvigg by Section
201-7; an application for a permit extension is filed pursuant to Section 201-5; or,
development has commenced as provided in Section 201-6. : w1

Il.  Prior to any Ground-Disturbing Activities and .issuance of a Grading Permit, the
Applicant _Shall Submit to the Current Planning Services and Building Services

Divisions:

5

A Submit to the Current Planning Services Division, Project Planner (Jennifer Brown
- 503-846-6739):

1.  Evidence that a construction nght-oféway permit has been obtained from the
Operations Division for all access points to NW Jackson School Road (or any other
public right-of-way providing access to the construction site). (Section 207-5)

2. Evidence that the applicant's engineer has inspecied all public roaés providing
access to the construction site to document the pre-construction road conditions.

3. Evidence of protection of all trees over 6" dbh within ten {10) feet of any proposed
construction activity, except for those«ider&iﬁed for removal.

4.  Evidence the affidavit required by CDC Secﬂm 430-105-7 (prohibiting hook-ups from the
sewer line outside of the UGB) has been execuied and recorded

B.  Submit to the Bullding Service Division:

1.~ Grading, drainage, and erosion control plans for the proposed facility consistent with
the preliminary approved plans in the Casefile. Grading permits for spoil site(s) must
be obtained. Best management practices for erosion control shall be shown on the
plans, and installed and maintained until revegetation is complete, The approved
erosion control plan is subjeci to OAR 340-41-455(3)(b). (Section 410). -

2. Final construction plans, lncluding all necessary engmeenng plans and caicuiatmns
: (Sect;on 410) -

3. Location and dlstnbution of all cut and fill material shall be shown on the grading
plan. Grading within the flood piam must be baianced or cause no net fill in the flood
plain. (Section 421) .

. Additional Ctmditlonsi.

A.  Within 90 days of completing the canstmction of the sanitary sewer ling, the
applicant shall provide te Current Planning Services Division:

(5 Cerhfcahon from a registered profess;onai engineer that all public roads used to
access the construction siles have been returned fo their pre-construction condition
or betlter. {Section 207-5)
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Casefile 13-408-SUIFP
Conditions of Approvat
Attachment B - Page 2

2. Evidence of the restoration, as nearly as possible, to its former @ndauon ‘any

agricultural land and associated improvements that are damaged or otherwise
disturbed by the construction cf the facility (Section 430-105)..

3. Cerification by a registered engineer that no net fill occurred, no flood storage was

lost and no increase in the erosive velocity limits of the soil in the commumty as a
result of the final construction. (Section 421-7)

4. Evidence that all disturbed areas have been re-vegetated pursuant to prowsmns of 5 -

Section 410-3.4.

5. Evidence of final right-of-way permit(s) for any permanent access pomts for the

purpose of maintenance, repair and reconstruction (if necessary). (Section 501-9)

. Miscei{aﬂeous Condltions

A

The applicant is responsible for obtammg all necessary permits from the OR Department
of State Lands and Army Corps of Engineers (ACoE), or that each agency has exempted
the proposed development from permit requirements. :

This developrment shall be constructed in accordance with the condmons of this decision,
the approved plans and the standards.of the Commumty Development Code. (E‘oectlon .
207-5) : o

Adequate sight distance shall be continuously maintained by the property owner. Thzs
may require the property owner to periodically remove obstrucling vegetation from the
road right-of-way (and on site).

The sanitary sewer facility shall be operated in accordance with all Federal and State
requirements and maintained in good standing with all appbcabie Federai and State
permits. (Sechon 43{}-105)

The sanitary sewer fac:hty and asscc:ated services are limited to the provisions of the
Rural/Natural Resource Plan Policy #22 in serving lands outside the UGB. (Section 207-
5)

Storage of petroieum products, exploswes herbrmdes pestrcudes insecticides, poisons,
defoliants, fungicides, desiccants, nematocides, and rodenticides is prohibited in the
floodpiain. (Section 421-14) s T g

Excess smis from construchon of the project (if any) must be places in an approved localmn
consistent with grading reviews and required permits. (Section 410)
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Caselile 13-408-SU/FP

Attachment C: Staff Report
Page 1
. Afttachment C
STAFF REPORT
L. APPLICABLE STANDARDS: = '
A, Washington County Comprehensive Framework Plan
: (Rural/Natural Resource Plan Element) , -
B. Washington County Community Development Code:
i, Article Il, Procedures: ' :
‘ i Seetion 202-2 {Type I, Procedure)
R “Section 207-5 (Conditions of Approval)
2, Article Wll, Land Use Districts:
Section 340 (EFU District Standards)
3. Articie IV, Development Standards:
Section 403 {Applicability)
Section 410 {(Grading and Drainage)
Section 421 - * (Flood Plain and Drainage Hazard Area Development)
‘Section 422 (Significant Natural Resource) -
Section 423 (Environmental Performance Standards)
Section 426 {Erosion Control) ‘
. Section 430-105  (Public Utility)
4. Article V, Public Facilities and Services :
Section 501-9 {Limited Application of the Public Facility and Service
o Standards Outside the UGB)
" C. Washington County Transportation Plan

L.

i

AFFECTED JURISDICTIONS

Oregon Department of State Lands

Drainage ' Washington County Department of Land Use and Transportation

© Streets &
Drainage: Washington County Department of Land Use and Transportation
Water Quality and Quantity: Washington County Building Division and DEQ
Erosion Control: . Washington County Building Division and DEQ
Fire Protection: Washington County Fire District #2
FINDINGS
A. Background

The applicant is requesting approval to construct an’ extension of storm water and

- sanitary sewer lines between a proposed subdivision in the City of North Plains and the

North Plains East. Trunk Line. The proposed trunk line will convey sewage and storm
water runoff from future development in the City of North Plains inside the Urban Growth
Boundary (UGB) to an existing trunk line that was constructed in part to serve the new

- development within the City of North Plains. Storm water will be carried in a pipe and

open channel, and will be discharged to the drainage way associated with McKay Creek
through a conveyance swale. The majority of the proposed utility facility is located -

- outside the UGB on EFU designated land and is therefore required to comply with Goal

11 (discussed below). A portion of the utility facility is located within the UGB on land
designated FD-10. The proposed sanitary sewer line is routed generally south and west
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Casefile 13-408-SU/FP
Attachment C! Stafi Report

Page 2

STAFF:

STAFF:

across Tax Lots 1200 and 1400 (Map 1N207) crossing under the riparian corridor of

. McKay Creek. The storm water is proposed to be a pipe and open channel which will

discharge to the drainage way of McKay Creek through & swale. The route for the sewer
and storm water lines were chosen to minimize the impact on the McKay Creek riparian
zone, wetlands and other delineated sensitive habitat areas. . :

The applicant has indicated that upon camipletion of the project original grade will be
restored along the majority of the project corridor. The applicant is required to obtain a
grading and erosion control permit from the Building Services Division,

A portion of the trunk line will be within Tax Lot 1200, which is in the FD-10 District.
However, Section 201-2.8 exempts the requirement of a land use permit for utility
facilities except when the property is within the fiood plain. The portion of the utility facility
in the FD-10 District is not within the designated Flood Plain on the County flood plain

- maps. Therefore, only the portion of the utility facilities in the EFU district, on Tax lot

1400, will be discussed in this Casefile.

No ietters of commenf were received during the two week public comment period
(November 25, 2013 to December 9, 2013),

Com;iiehensivé Framework Plan (Rural/Natural Resource Plan Element):
The goals and policies, which relaté o gﬁe'deveiopment of land, are implemented by the

Code. The applicant is not required to address, consider or implement any goal, policy or
strategy qtme Plan except where required by the Code.

- The proposed trunk line alignment impacts the McKay Creek riparian corridor. The

McKay Creek corrider is designated Flood Plain on the County flood plain maps. The
McKay Creek corridor is also designated a Water Area and Wetland and Fish & Wildlife
Habitat area, on the Rural Natural Resource Plan map. Development requests ori land
with such resources are subject to CDC Section 422, which requires the application of
Plan Policy 10, Implementing Strategy E. The applicant has included a full delineation of
existing conditions and proposed a restoration and mitigation plan. The applicable Plan
Policy is discussed under Section 422 of this staff report. ' g

Washingﬁcn County Community Development Code:
Article H, Procedure:

§e§tianggg~2 pe I

202-2.1 . Type Hl land use actions are presumed to be appropriate in the District,
Type 1l uses generally involve uses or development for which review
- criteria are reasonably objective, requiring only limited discretion.
Impacts on nearby properties may be associated with these uses
which may necessitate imposition of specific conditions of approval to
minimize those impacts or ensure compliance with this Code.

This application is being processed through the Type Il procedure of the Community
Development Code. Where appropriate, Conditions of Approval are imposed to ensure
-compliance with the standards of the Code and other County regulations, and to
minimize identified impacts upon surrounding properties. Public notice was mailed to
nearby property owners and the applicant has submitied an affidavit stating that a
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Casefile 13-408-SU/FP
Aftachment C: Staff Report
Page 3 ke

public notice sign was posted on the site. No letters of comment were: recewed in
response to this notice. _ s 5 :

, Secthm 207-5 comﬁtims of App rovai

207-5.1 The Review Authority may impose mndnteons on any Type |l or !l!
i ‘developmient approval. Such conditions shall be designed to
protect the public from potential adverse impacts of the proposed
use or development or to fulfil an identified need for public
services within the impact area of the proposed development.
Conditions shall not restrict densities 16 less than that authorized

by the develepment standards of this code, : .

.S-TAFF_: The app!icant shall comply with all of the apphcable Code regulations and
Departmental conditions, if this request is appreved '

2. Article i1, Land Use District

Section 340 EFU District Standards
3404 Uses Permitted Through a Type Il Procedure

The uses listed in Sections 340-4.1 and 340-4.2 are permitied subject
to the specific standards for the use set forth below and in applicable
Special Use Sections of Section 430, as well as the general standards
for the District, the Development Standards of Article IV and all other
applicable standards of the Code. Approval may be further
conditioned by the Review Authority pursuant to Section 207-5.
Unless the use is specifically exempted, the Review Authority shall
make specific findings with respect to the standards in Section 340-
4.3

340-4.1 - - Permitted Uses which are exempt from Sectron 340—4 &

R: Utility fac:htles necessary for public service, mcludmg wetland
waste freatment systems, Utility facilities necessary for public
service do not include: 1) commercial facilities for the purpose of
generating power for public use by sale, 2) fransmissions towers
over two-hundred (200) feet in height, 3) receiving and
transmitting antennas, broadcast and communication towers
listed under J. and K. above and under Section 340-5.2 M. below,
4) utility facilities exempt pursuant to Section 201-2, and 5) utility
facilities listed under S. below. A facility is necessary if it must be
situated in an agricultural district in order for the service to be
provided. For required standards, see Seclions 430-105.3 -
through 430-105.7. Application fi ndsngs must demonstrale
compliance with ORS 215.275 and OAR 660-33 (Utility facilities
necessary for public service),

%
5
21

{;ndé Sécﬁon 340-4.1 R. permits the use in the EFU District as a Type il procedure.
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Casuflle 13-408-SU/FP
Attachment C: Staff Report
Page 4

~ This proposal is subject to Goal 11 and ORS 215,275, which explains that the applicant
must show that it is necessary to situate the facility in the EFU District in order for the
service to be provided. : cL e 50 ;

Compliance with Goal 11 -

State Goal 11, as implemented in OAR 660-011-0060 (3) requires that “components of a sewer
system that serve lands inside an urban growth boundary (UGB) may be placed on lands
outside the boundary provided that the conditions in subsections (a) and (b) of this section are
met, as follows: ~ ‘ ;

{a) Such placement is necessary to:

- {A) Serve lands inside the UGB more efficiently by traversing lands outside the
boundary; o A ' ‘

(b) The local government:

{A) Adopts land use regulations to ensure the sewer system shall not serve land
outside urban growth boundaries or unincorporated community boundaries,
except as authorized under section (4) of this rule; and

(B) Determines that the system satisfies ORS 215.296(1) or (2) to protect farm and
forest practices, except for systems located in the subsurface of public roads
and highways along the public right of way.”

»
2,
B

The applicant shows that upon completion of the project the proposed gravity sewer line will
extend from a proposed subdivision in the City of North Plains to the existing North Plains
east trunk line. This trunk line is to extend a previously built sewer line that will serve an
approved development project on Tax Lot 1N2070001200. The applicant is required by CDC
Section 430-105.7 to sign an affidavit stating that no hookups will be allowed oulside the
UGB. The applicant will be required to sign the aforementioned affidavit.

- OAR 660-011-0060 3(b)(B) requires the County to find that the proposed force main meets
the impact test to protect farm and forest practices pursuant to ORS 215.296. This provision
is inconsistent with a more recently adopted ORS 215.275(5), which directs the County to
make clear and objective conditions to mitigate and minimize impacts to surrounding farm
uses to prevent significant change in accepted farm practices or a significant increase in the

- cost of farm practices on surrounding farmland. The applicant addressed these standards by
performing a topographic survey of the proposed trunk fine corridor showing the existing and

- proposed grade and its proximity to agricuttural uses. The applicant states and the plan set-

- shows that the original grade will be restored along the entirety of the project corridor. Staff
reviewed 2012 aerial photographs, which show a majority of the alignment located along the
edge of actively farmed land. The applicant is required to replant and mitigate impact to
disturbed agricultural and resource areas along the project alignment. '

The Necessary Criteria

This application is subject to the amehded requirements of OAR_ 660-033-130 (16) and
ORS 215.275. Staff's findings regarding the necessary criteria for this request are listed
below. ; ; : ‘ }

{a) Technicatl and engineering feasibility;
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Attachment C: Staff Report

Page 5

STAFF:

STAFF:

STAFF:

(b) The proposed facility is locationally dependent. A wutility facility is locationally
dependent If it must cross land in ong or more areas zoned for exclusive farm use
in order to achieve a reasonably direct route or to meet uniqua geographicai needs
that cannot be satisfied on other lands;

The utility facility may be sited in an exclusive farm use zone if one or mOre of the
criteria found in ORS 215.275 are met. To summarize, the applicant conducted an
analysis and found that the proposed alignment is necessary to maintain a gravity
pipeline using a reasonably direct route (»apphcant’s analysis is in the casefile). The
applicant determined that a gravity sewer syStem is more technically and fnanctaiiy
feasible and therefore Iocanona}iy dependent. Staff concurs with the applicant that it is
necessary to site the trunk line in an exclusive farm use zone in comphance with the
requirements of ORS 215.275 and CDC Section 340-4.1 R

-{4) The owner of a utility facility approved under ORS 215.213 (1){d) or 215.283

{1){d) shall be responsible for restoring, as nearly as possible, to its former
condition any agricultural land and assoclated improvements that are damaged or
otherwise disturbed by the siting, maintenance, repair or reconstruction of the
facllity. Nothing in this section shall prevent the owner of the utility facility from
requiring a bond or other security from a contractor or otherwise imposing on a
contractor the responsibility for restoration. ,

A condition of approval has been inclpded in Attachment B requiring the applicant to
restore, as nearly as possible, to.-its former condition any agricultural land and
associated improvements that are damaged or otherwise disturbed by the siting,
maintenance, repair or reconstruction of the facility.

(5) The governing body of the county or its designee shall impose clear and
objective conditions on an application for utility facility siting under ORS 215.213
{)(d) or 215.283 (1){d) to mitigate and minimize the impacts of the proposed
facility, if any, on surrounding lands devoted to farm use in order to prevent a
significant change in accepted farm practices or a significant mcrease in the cost
of farm practices on the surrounding farmiands.

No letters of comment were received regarding the impact of the proposed use on farm

activities in the area. Additionally, the land owner directly impacted by the installation of

the sewer line is a signatory on the application. Accordingly, Staff concludes that the

proposed facility will not cause a change in farm practices or increase the cost of
farming significantly. Approval of this request is subject to the conditions of approval
_ listed in Attachment B of this report, which are clear and objective.

{6} The p?bvisions of subsections {2) to (5) of this section do not apply to interstate
natural gas pipelines and associated facilities authorized by and subject to

regulation by the Fedamd Energy ﬂeguiatcry Commission. [1999 c.816 §3]

 Thisisnota request for an mterstate naturai ges pipehne andfor assoctated facnhnes

Staff has concluded that the applicant has adequately demonstra’sed that the facility is
necessary and that the proposed design will best serve that need.

© Article IV, Development Standards:

Section 403 Applicability
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STAFF:

STAFF:

STAFF:

' 403_42 Master Pian Mm%mum Requirements for all Develnpment

A master plan meeting the reqmrements of this section was subm:tted a copy is in the
Casefile.

4034 . Additional Standards Otside the UGB

Section 403-4 specifies how the Development Review criteria of Article 1V apply to

development requests on land located outside of the UGB. Section 403-4 has been used

~in applying the development standards listed in this report.

Section 410 Grading and Drainage

As discussed previously in this report, this proposal involves the construction and
installation of a sewer trunk line between an approved proposed subdivision within the city
of North Plains and an existing trunk line buill earlier for this project. The applicant

“submitied a preliminary grading plan for this proposal, which meets the requirements of this

Section. Excess soils from the project must be placed at an approved location subject to
grading review and permits. The applicants stated that approximately 300 c.y. of material
will be cut, and approximately 30 c.y. will be filled, all outside the flood plain. The applicant
did not state how much of the material will be placed off-site, but did state that some
material will be exported off-site. The total area disturbed for this project is estimated at

- 5.05 acres, of a 119 acre pverall szte

Although certain grading activities may be exempt from permit requirements, any grading,
exempl or not, must be for a use permitted in the EFU District and must be preceded by
approved grading, drainage, and erosion control plans. Pursuant to Section 410-1.2, the
applicant or owner shall submit the necessary plans for review (by the County Building
Engineer and Current Planning Services Division) prior to any grading/¢onstruction activities.
As conditioned in Attachment B, prior to commencing any ground disturbance activities the

applicant shall obtain approval from the Building Division for a grading, drainage, and erosion

control permit for the proposed pipeline. All off-site disposal sites for excess fill are subject to

the gradmg criteria of Section 410 and the Grading Ordinance.

Section 421 ___Flood Plain and Drainage Hazard Area ﬂevelopmen
4215 Uses and Activities Allowed Through a Type Il Procedure -

421-511 Ccns’fruction or major improvement or alteration of underground pipes and
" conduits, including sewer, water and gas lines, transmission and distribution
lines for geothermal resources, gas and oil, underground electrical,
telephone and television transmission and distribution fines, including
necessary accessory structures and drainage systems.
The proposed sewer line is allowed to be constructed in the flood plain subject to a Type I
review process. As a condition of this Staff Report, submittal of final grading and erosion
control plans to the Building Services Division will be required.

- 421-7 - Development Standards for 2il Type !l and Type 1l Flood Plain
" and Drainage Hazard Area Uses or Activities

. The applicant for a proposed flood plain or drainage hazard
- area development shall demonstrate compliance with the
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421-7.2

421-7.3

following applicable standards as reqmred by Section 421 -3

: . above:

Development pmposed on a floed plain site wﬁere the

development does not encroach into an adopted FEMA
regulatory floodway shall demonstrate through hydrologic and
hydraulic analysis, performed in accordance with standard -

- engineering practice by a registered civil engineer, that the

cumulative effect of the proposal, when combined with all other
existing and anticipated development within the basin based
upon full development of the basin as envisioned in the

- applicable Community Pian or the Rura!/Natural Resource

Plan, will not increase the flood plain elevation more than one
(1) foot at any point in the community. Notwithstanding this
provision, an increase in excess of one (1) foot may be

~approved if the County, at the sole expense of the applicant,

first obtains FEMA approval in accordance with 44 CFR Ch. 1,
Part 65 (October 1, 1990 edition, or its successor). No
increase fo the flood plain elevation shall be permitted unless
the area in which the rise will occur contains no structures and
the owner of such property signs a written accaptance of any
increase in the flood plain elevation.

' Developmént proposed ona dramage hazard area site shall

demonstrate through hydrologic and hydraulic analysis,
performed in accordance with standard engineering practice
by a registered certified engineer, that the cumulative effect of
the proposal, when combined with all other existing and

- anticipated development within the basin based upon full

development of the basin as envisioned in the applicable
Community Plan or the Rural/Natural Resource Plan, will not
resull in any increase to the drainage hazard area elevation at
any point in the community Notwithstanding this provision, an
increase may be approved if the area in which the rise will
oceur contains no structures and the owner of such property
signs a written acceptance of any increase in the drainage
hazard area elevation. o

STAFF: The apphcant states l.hat no net increase in ﬂow rates or voiumes woutd occur as a result of the
project and that this project does not encroach into a regulatory floodway.

42176

All cut and fill shall be structurally sound and designed to

- minimize erosion. All fill below the fiood surface elevation shall

be accompanied by an equal amount of cut of storage within the
boundary of the development site unless:

The proposed cut and fill is found to be in compliance with an
adopted drainage management plan; or

- Off-site excavation will be utilized to balance a fil, pruvicséd:
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STAFF:

The applicant has stated that the project will result in a net cut. The only grading with the
proposed swale in the flood plain is cut, and that no fill is proposed for the flood plain.. The
applicant will be required, as conditioned in Attachment B, to provide Enginéer Certification that

- no net fill occurred and no flood storage was lost as a result of the final construction.

421-78  That the environmental impact of the disturbance or alteration of
‘ riparian wildlife and vegetation has been minimized to the extent
- practicable as required by Section 422. Enhancement of riparian
habitats through planting or other such improvements may be
~ required to mitigate adverse effects. Significant features such as
~ natural ponds, large trees, and endangered vegetation within the
fioed area shall be protected when practicable.

The alignment of the stormwater swale runs adjacent and crosses McKay Creek riparian corridor.
The sewer line will remain outside of any flood plain area. The applicant has shown that the
alignment avoids a majority of the surveyed wetlands. The applicant provided a technical
memorandum prepared by SWCA Environmental Consultants assessing the impact and
recommending measures to minimize and mitigate impact of the development on the riparian

area. The applicant indicates that the off-site stormwater outfalls will daylight outside and

upstream of the riparian corridor. The project will be coordinated with the Oregon Department of
Fish and Wildlife, Oregon Department of State Lands and the Army Corps of Engineers for all
work performed below the ordinary high-water mark. ,

421-11  Criteria for Utilities

421-11.2 New and replacerment sanitary sewage systems shall be
designed to minimize or eliminate infiltration of flood waters
into, or discharge from, the system. The applicant shall obtain

- all applicable local, state and federal permits,

421116 Construction of utilities shall be done in a way which minimizes
the impact on the flood area. The site shall be restored, as far
as practicable, to its original state.

The applicant states that this project is not for a new or replacement sewage system, as this is
an extension of existing lines. The new sewer system will serve properties in an approved
subdivision within the city limits of North Plains. The proposed sewer line will be located outside
the 100 year flood plain. Regardiess, the applicant states that it will be designed in a manner to
minimize and eliminate infiltration of potential flood waters. The proposed swale only involves
cut, and no fill is proposed. Grading will result in 2 net cut, which will not have a negative
impact on the flood area. The applicant states that the site will be restored as far as practicable,
to its original state. Staff concurs that the applicable standards of Section 421 can be met upon
implementation of all the conditions of approval and in accordance with the standards of this
Section. 5 : ; :

Section 422 Significant Natural Resources

422-3.1 The required master plan and site analysis for a site which includes an
identified natural resource shall:

- A, Identify the location of the natural resource(s), except in areas where a Goal
5 analysis has been completed and a program decision adopted pursuant to
OAR 660, Division 23 (effective September 1, 1896);
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STAFF:

STAFF:

STAFF:

STAF? !

The applicant is requesting approval for the construction of a sanitary sewer and stormwater
drainage system intended to serve an approved subdivision in the City of North Plains, The
stormwater drainage system is proposed to be located underneath the McKay Creek riparian
area corridor between the subdivision and an area upstream from the McKay Creek riparian
corridor. McKay Creek and its associated flood plain are designated by the Rural/Natural
Resource Plan as Water Area Wetlands / Fish and Wildlife Habitat (WAWFWH), and Water
Area Wetlands. The applicant's biologist (SWCA Environmental Consultants) delmeated the
resource boundary :

B. Describe the treatment or pmposed alteration, if any. Any alteration
proposed pursuant to Section 422-3.1.B shall be consistent with the
program decision for the subject natural resource; and

- The applicant provided a technical memorandum prepared by SWCA assessing the impact and

recommending measures to minimize and mitigate impact of the development on the riparian
area. SWCA indicates thal all impacts will be minor, will not seriously interfere with the
preservation of WAWFWH, and that no mitigation is recommended.

C. Apply the design elements of the applicable Community Plan; or the
- applicable implementing strategies of the Rural/Natural Resource Plan
Element, Policy 10, Implementing Strategy E which state;

“Implement the recommendations of the Oregon Department of Fish and
Wildlife Habitat Protectipn Plan for Washington County and to mitigate the
effects of development in the Big Game Range Wfth;n the EFU, EFC and
AF-20 land use designations.

The applicant states that the proposed underground utilities will be established in a way
that minimizes impact to surrounding areas by restoring grades and vegetation following
construction. The proposed activities will not impact the WAWFWH.

422-3.6 For any proposed use in a Significant Natural Resource Area, there shall be
a finding thal the proposed use will not seripusly interfere with the
preservation of fish and wildlife areas and habitat identified in the

" Washington County Comprehensive Plan, or how the interference can be
mitigated. This section shall not apply in areas where a Goal 5 analysis has
been completed and a program decision has been adopted that allows a

~“conflicting use” to occur pursuant to OAR 66023@40(5)((:} (effective
September 1. 1998)

" The apphcant prowded a ’techmcat memorandum prepared by SWCA assessnng the impact
- and recommending measures to minimize impact of the development on the riparian area.
The applicant concluded, and staff concurs, that the proposal will not seriously interfere
+ with the preservation of fish and wildlife areas and habitat, once revegetated as proposed.

Section 423 Enwmnmantal Performance Standards

The County requires the proposed use to wmply with - all appfmabfe DEQ
environmental standards including noise, odor, drainage and wastewater, and County
storage requirements. There will be no open storage of material and equipment as
part of the proposed use (other than during the construction period). Of the other
criteria that might conceivably pertain to the proposed use (air quality, noise, vibration,
heat and glare, adequate water supply, electromagnetic interference, radiocactive
material and toxic noxious matter), all are either: (1) not applicable because the subject
matter wili not be present on the site (e.g., radioactive material); (2) the effect will occur
only during the period of construction {(e.g., noise and dust); or (3) the subject is
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addressed elsewhere in this report. Therefore, this request meets the requirements of
- this Section. . _ . ; .

 Section 426 Erosion Control

STAFF: A grading permit is required; all grading/drainage requirements will be reviewed via the
' grading permit process and must conform to Chapter 14.12 of the Washington County
Code. s ' e

(3

Section 430-105 _ Public Utility

Any corporation, including municipal ‘or semi-municipal corporation, service
district, company, individual, or association that owns or operates any plant or

~ equipment for the conveyance of telegraph or telephone messages, with or
without wires; for the transportation of water, gas, or petroleum products by
pipeline; for the production, fransmission, delivery or furnishing of heat, light,

- water, or electricity; for the transmission and delivery of television pictures and

- sound by cables; for the transportation of persons or property by street,
railroads or other street transportation or common carriers; for the disposal of
sewage; or for the disposal of storm water runoff.

STAFE; The proposed trunk line is part of a pblic utility {Clean Water Services) which provides
sanitary sewer service. The proposed trunk line will be located within the EFU District,
which requires the facility complying with the standards set forth below.

430-105.4  Approval of a public utility shall be based upon a study submitted
by the applicant which includes: #

A, The need for the facility, present or future; and how the

, facility fits into the utility's Master Plan; and

B.  The minimum area required for the facility for the present
and anticipated expansion.

STAFE: ~ This proposal is subject to the McCaw and Clackamas County cases, OAR 660-33-130
~ {16), and ORS 215.275 (see Section 340-4.1 above), which explains that the applicant
must show that it is necessary to situate the facility in the EFU District in order for the
- service to be provided. Staff has concluded that the applicant has adequately
demonstrated that the facility is necessary and that the proposed facilities will best
serve that need. The applicant is requesting approval for the construction of gravity
- sanitary sewer line and stormwater drainage system intended to serve 2 future 1 08 jot
- subdivision in the City of North Plains inside the Urban Growth Boundary (UGB). The
sewer line is proposed to be located within the McKay Creek riparian area corridor,
serving a future development inside the City of North Plains by connecting to an
existing sanitary sewer trunk line. The proposal is consistent with Clean Water
Services' 2009 Master Plan Update and Washington County's Public Fagcility Plan
{adopted in 1991). The proposed facility configuration was selected because it utilized
the least amount of land, energy and financial resources. The applicant proposes to
maintain a 70-foot temporary easement during construction along the entirety of the
sewer line. Staff concludes that as proposed the facility utilizes the minimum area
- required for the facility and that no expansion beyond those identified in this application
are anticipated outside the UGB. Based on the above findings and the information in
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STAFE:

STAFF:

4.

3.4,

- the Cassfile staff concludes that the request complies with Sections 430-105.4A. and
B ) - g i G g i, s

‘C.  What measures will be used to minimize damage lo paved
roads & natural resources/open space; - -

- This Code Section does not set standards for compliance but instead requires the
- applicant to provide information regarding minimization of damage. As conditioned in

Attachment B, revegetatxon of all dlsturbed areas must accur acwrdmg to Section 410-

430-105.5 . Site size and yard shall be base'd upon a site plan submitted by
, the applicant. The site plan shall consider especially, the
. compatibllity of the facility with existing surroundmg uses and uses

allowed by the plan desngnatncm

This Code Section is not a "use" standard but rather a site d esian standard. This
Section does not require the applicant to demonstrate the compatibility of the proposed
use with gxis,ting- and potential surrounding uses.

Instead, Staff believes the language is intendéd to encodrage site design that orients
proposed structures andfor activities so that they maximize compatibility and thereby
have the least impact on existing and:potential surrounding uses.

. The applicant will be required to return the finished grade to its original contours and _

replant all disturbed areas to the greatest extent practicable (see Section 410-3.4).
Staff believes that the primary impact of the pro;ec{ on uses in the area will be -
temporary, limited to the construction process.

Based on the above analysis, Staff believes the propcsed facility desagn will be
cnmpattbie with surroundmg existing and potential uses.

430-1 056 Exemphons from the Reguirements of Section 430 105:
Exempted from these regulations are:

A. Underground pipes and conduits except where such Pipes
. or conduits would introduce an urban service outsnde the
© Urban Growth Boundary.

The proposed sanitary sewer iine and stormwater drainage system will supply service
to the City of North Plains inside the UGB. Sanitary sewer is considered an urban
service. The introduction of an urban service outside the Urban Growth Boundary is
subject 10 the Comprehensive Plan policies concerning Public Facilities (Policy #22).
This policy limits sanitary sewer serving rural resource properties fo cases where on-

site sources do not meet safe standards. Per a condition in Attachment B, sewer taps

outside the UGB are prohibited uniess otherwise specified.

Article V, Public Facilities and Services

Section 501 Public Facility and Service Reguirements
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STAFF:  In the rural area (outside the UGB), the County applies the Public Facilities and
Services Standards in a limited way. The impact on schools, fire and police protection,
and public roads are considered.

It should also be noted that outside the Urban Growth Boundary (UGB), the Code does
not require the applicant to assure that adequate levels of public services exist; the
County is required only to consider the impact of the proposed development on public
facility and service levels. While the land use review process does consider the impact

- of development on public services, it does ot assure their adequacy, The proposed
development action is not considered to have any impact on public services and
therefore does need to assure that adequate levels of servace exist from any service
prowder

- Section 501-9.3 requires applicants to meet the minimum sight distance standards
adopted by the County at the intersection with a public road. Sight distance will be
addressed through the right-of-way permit process. A condition in Aftachment B
requires the applicant to obtain a right-of-way permit for temporary construction access
and permanent maintenance access (if necessary).

In summary, all public facilities and service standards, including public roads, have
been found to be adequate. The proposed utility facility will not affect the adequacy of
schools, fire, police protection and public roads, prowdad the conditions of approval are
met. ;

E. Washington County Transportation Plan:

STAFF: “With regard to this request, the ﬁo!icies of the Washington Counﬁy Transportation Plan
are limited to the classification NW West Union and NW Jackson School Roads as
County Arterials.

. SUMMARY

The applicant has requested Special Use Approval for the construction of a gravity sanitary sewer
line and stormwater conveyance system across EFU land and Significant Natural Resources
intended to serve future development in the City of North Plains inside the Urban Growth Boundary
(UGB). Based on the information in the Casefile and the findings of this report, Staff concludes that
the proposal complies with the applicable review standards of the Code or can be conditioned to
comply. Therefore, this request is approved subject to the conditions of approval listed in
Attachment B.
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HECIAALE AR N S8 © CASEFILE : 13-408-SU/FP
Appeal Information |

: ATTACHMENT"D ”
fmmc% WASHINGTON COUNTY

Attached is a copy of the Land Use and Transportation Departmeni’s Review Authority
decision on this request for a Development Action.

Any person who is adversely affected or aggneved. or who is entitled to written notice
pursuant to ORS 215.416(11) may appeal the decision by filing a written appeal.

Failure to file a petition for review with the Department of Land Use and Transportation
by 5:00 p.m. on the due date, with the fee specified in the Notice of DEGiSlOﬂ, shall be a
jurisdictional defect.

The decision. mcludmg conditions of approval, may be appealed and a public hearing held by
filing a signed petition for review (appeal) within twelve (12) calendar days of date written
notice is provided (date mailed).

APPEAL PERIOD: 03/25/14 (Date Mailed) to 4:00 p.m. on 04/07/14 (Appeal Due Date)

This decision will be final if an appeal is not ﬁléd b;: the due date.

The complete file is available at the County Department of Land Use and Transportatmn for
review. --

A petition for review (appeal) must contain the following:

The name of the applicant and the County case file number;

2. The name and signature of each petitioner filing the petition for review (appeal).
If a group consisting of more than one person is filing a single petition for review,
one individual shall be designated as the group's representative for all contact
with the Department. All Department communications regarding the petition,
including correspondence, shall be with this representative;

- & A statement of the interest of gach petitioner;
The date the Notice of Decision was sent as specified in the notice (date mailed),

5. The nature of the decision and the specific ground for appeal. For applications
with multiple requests, specify the particular request(s) and/or specific conditions
of approval being appealed;

B. A statement listing the number of pages of the petition and that all pages are
present;

7. A statement setting forth the appeal fee as specified in the Notice of Decision;
and

8. The appropriate appeal fee of $250.%

For further appeal information, contact the Appeal Secretary at the Washington County
Department of Land Use and Transportation. Phone 503-846-8134.

e

FAShared\LDS\LIBRARY\Forms\Private\Document]
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Fidelity National Title iInsurance Company
900 SW 5th Ave., Mezzanine Level, Portland, OR 97204

FAX
SUPPLEMENTAL SUBDIVISION GUARANTEE FOR THE PROPOSED
SUNSET RIDGE
ORDER NO.: 20120052261-FTPOR55 FEE: $ 400.00

DATED: November 19, 2013
Fidelity National Title Insurance Company
GUARANTEES

Any County or City within which the subdivision or proposed subdivision is located.

That the estate or interest in the land which is covered by this Guarantee is:
A Fee

According to the public records which impart constructive notice of matters affecting titie to the premises
described on Exhibit "One", we find that as of November 14, 2013, at 08:00-AM the last deed of record runs to:

Jackson Farm Land, LLC, an Oregon limited liability company and McKay Creek Land, LLC, an Oregon
limited liability company, each as to an undivided 50% interest

We also find the following apparent encumbrances, which include 'Blanket Encumbrances' as defined by ORS
82.305(1), and also easements, restrictive covenants and rights of way.

1. Unpaid Property Taxes are as follows:
Fiscal Year: 2013-2014

Amount: $251.26, plus interest, if any
Levy Code: 001.24

Account No.: R215382

Map No.: 1N27-01200

Affects: Parcel 1

Amount: $217.97, plus interest, if any
Levy Code: 001.54

Account No.: R2160460

Map No.: 1N27-01200

Affects: Parcel 1-split code

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.

2. The Land has been classified as Farmland, as disclosed by the tax roll. If the Land becomes
disqualified, said Land may be subject to additional taxes and/or penalties.

3. City Liens, if any, in favor of the City of North Plains.

FDOR0430.rdw
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4. Any adverse claim based upon the assertion that:

A) Some portion of said land has been brought within the boundaries thereof by an avulsive
movement of the McKay Creek or has been formed by accretion or reliction to any such portion.

B) Some portion of said property has been created by deposit of artificial fill.

And Excepting;

C) The rights of the public and governmental bodies for fishing, navigation and commerce in and

to any portion of the premises herein described, lying below the high water line of the McKay Creek.
D) The right, title and interest of the State of Oregon in and fo any portion lying below the high
water line of McKay Creek.

5. Limited access to and from the Land as set forth in Deed shown below, which provides that there
shall be no right of easement or right of access to, from or across the State Highway other than as
expressly provided for in said Deed:

Grantee: State of Oregon Department of Transportation
Recording Date: December 20, 1941

Recording No.: Book 204, Page 549, as modified by instrument
Recording Date: February 19, 1951

Recording No.: Book 317, Page 314

[intentionally deleted]
[Intentionally deleted]

Restrictions, but omitting restrictions, if any, based upon race, color, religion, sex, sexual orientation
familial status, marital status, disability, handicap, national origin, ancestry, source of income,
gender, gender identity, gender expression, medical condition or genetic information, as set forth in
applicable state or federal laws, except to the extent that said restriction is permitted by applicable
law, as shown on that certain plat

Name of Plat: Partition Plat No. 2007-020

9. Access Easement Agreement, including the terms and provisions thereof,

Recording Date: April 2, 2007
Recording No.: 2007-036052

Amendment to Access Easement Agreement:

Recording Date: August 7, 2013
Recording No. 2013-072123

10.  Storm Water Facility Agreement, including the terms and provisions thereof, between Hillsboro
School District 1J, and Jackson Union, L.L.C.

Recording Date: April 2, 2007
Recording No.: 2007-036053

Amendment to Storm Water Facility Agreement:

Recording Date: August 7, 2013
Recording No. 2013-072122

11. Development Agreement, including the terms and provisions thereof, between Don Maltase,
Jackson Union, LLC and the City of North Plains

Recording Date: March 25, 2008
Recording No.: 2008-026420

FDORO0430.rdw
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12.  Development Agreement, including the terms and provisions thereof, between Don Maltase,
Jackson Union, LLC and the City of North Plains

Recording Date: August 25, 2008
Recording No.: 2008-073068

13. Memorandum of Option, including the terms and provisions thereof,

Optionor: Jackson Farm Land, LLC, an Oregon limited liability company and McKay Creek Land
LLC, an Oregon limited liability company
Optionee: Polygon Northwest Company, L.L.C., a Washington limited liability company

1

Recording Date: August 13, 2013
Recording No.: 2013-074011
Affects: Portion of Parcel 1 Partition Plat No. 2007-20

14. Stormwater and Sewer Easement Agreement, including the terms and provisions thereof,

Recording Date: October 30, 2013
Recording No.: 2013-094574

15. 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: Jackson Farm Land, LLC, an Oregon limited liability company and
McKay Creek Land, LLC, an Oregon limited liability company and Jackson Union, L.L.C., an Oregon
limited liability company

We have also searched our General Index for judgments and state and federal liens against the grantees named
above and find:

NONE

This is not a report issued preliminary to the issuance of a title insurance policy. Our search is limited and its use
is intended as an informational report only, to be used in conjunction with the development of real property.
Liability is limited to an aggregate sum not to exceed $ 1,000.00

Fidelity National Title Insurance Company

By:

Toni Stanhope, Project Coordinator

NOTE - ORS 92.305(1) reads as follows:

“Blanket encumbrance” means a trust deed or mortgage or any other lien or encumbrance, mechanics' lien or
otherwise, securing or evidencing the payment of money and affecting more than one interest in subdivided or
series partitioned land, or an agreement affecting more than one such lot, parcel or interest by which the
subdivider, series partitioner or developer holds such subdivision or series partition under an option, contract to
sell or trust agreement.

FDORO0430.rdw
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Order No.: 20120052261-FTPORS5

EXHIBIT "ONE"

The premises are in Washington County and are described as follows:
Parcel 1 of PARTITION PLAT NO. 2007-20, in the County of Washington and State of Oregon.

TOGETHER WITH an easement for ingress and egress as set forth in Access Easemenit Agreement recorded
April 2, 2007 as 2007-036052.

FDOR0430.rdw
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NOTICE OF PUBLIC HEARING
NOTICE IS HEREBY GIVEN, that on June 11, 2014, the Planning Commission of the City of North Plains will conduct
a Public Hearing on the application received from McKay Creek Land LLC (Bobosky) and Jackson Farm Land LLC
(Maltase) requesting the approval of the final subdivision plat for Sunset Ridge subdivision at the southwestern comer
of NW West Union Road and NW Jackson School Road in the City of North Plains, Oregon.

This application is a request fo for the approval of the final subdivision plat for the Sunset Ridge subdivision project.

Applicable sections of the municipal code include, but may not be limited to, the following: 16.00 General Provisions,
16.135 subdivisions, 16.30 R-2.5, and 16.170 Application Requirements.

Questions and written comments regarding the application can be directed to City Manager Martha DeBry
martha@northplains.org (503) 647-5555 or City Hall, 31360 NW Commercial Street, North Plains, OR 97133. Written
comments will be received until 5:00 p.m. Monday, June 9, 2014 at City Hall, and at the public meeting.

All evidence relied upon by the City to make this decision is in the public record and available for public review at
North Plains City Hall, North Plains, Oregon during regular business hours. A copy of the application is available for
review at City Hall or online at www.northplains.org. A copy of the City’s staff report and recommendation to the
hearings body shall be available for review at no cost at least seven days before the hearing, and available online at
www.northplains.org. The failure to address an issue with enough detail during the comment period or at the public
meeting may preclude an appeal to the Land Use Board of Appeals or Appeals or Circuit Court on that issue. Only
comments on the applicable criteria are considered relevant evidence. The hearing will opened for presentation by the
city and the applicant and then opened to the public. The hearing can be closed or continued at the discretion of the
Planning Commission. If the hearing is closed, the Planning Commission has the right to extend the time for additional
information to be submitted by the public or the applicant. After the comment period closes, the City shall issue a
decision. The decision shall be mailed to the applicant and to anyone else who submitted written comments or who is
otherwise legally entitled to notice.

City of North Plains Planning Commission public hearing regarding Sunset Ridge,
located at the southwestern corner of NW West Union Road and NW Jackson School
Road, North Plains, OR will be held June 11, 2014 at 7:00 p.m. at the North Plains Senior
Center, 31450 NW Commercial St, North Plains, Oregon.
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CiTy OF NORTH PLAINS
NoTiIcE oF PuBLIC HEARING & REQUEST FOR COMMENTS

The purpose of this notice is to invite comments on:

An application requesting the approval of the final subdivision plat for Sunset Ridge
subdivision at the southwestern corner of NW West Union Road and NW Jackson School
Road in the City of North Plains, Oregon.

The City will accept all written comments received prior to the hearing scheduled for

June 11, 2014 at 7 p.m.
At the North Plains Senior Center, 31450 NW Commercial Street, North Plains, Oregon 97133

N

|

i
i
1

i o |
| | |
T i
Lot Size: 24.33 Acres North Plains East Expansion

ZONING: Neighborhood Community

OWNER AND APPLICANT: McKay Creek Land LLC {Bobosky) and Jackson Farm Land LLC (Maltase)

DATE OF THIS NOTICE: May 23, 2014

WHAT Is THE DECISION PROCESS? The North Plains Planning Commission will make a decision on the application
for a final subdivision plat for the Sunset Ridge subdivision after the public hearing. The Planning Commission’s
decision may be appealed to the City Council.

HOW CAN | REVIEW THE DOCUMENTS AND STAFF REPORT? You can review application and staff report materials at City
Hall, online after June 4, 2014 at www.northplains.org or request a copy by emailing martha@northplains.org

INFORMATION TO INCLUDE IN COMMENTS: Issues which may provide the basis for an appeal to the Land Use Board of
Appeals shall be raised in writing prior to the expiration of the comment period. Issues shall be raised with
sufficient specificity to enable the decision maker to respond to the issue. Failure of an issue to be raised in a
hearing, in person, or by letter, or failure to provide statements or evidence sufficient to afford the decision
maker an opportunity to respond to the issue, precludes appeal.
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Application: Sunset Ridge Subdivision

Name: I

Organization or Business (If Any):

Address: I

Phone # (Optional): i

Date: l

COMMENTS:

Please return by one of the following ways:

MaiL: 31360 NW Commercial Street, North Plains, OR 97133
In PERSON: City Hall, 31360 NW Commercial Street, North Plains, OR

E-MAIL: martha@northplains.org

Please contact City Manager Martha DeBry at (503) 647-5555 with any questions
Thank you!
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City of North Plains, OR
CERTIFICATE OF MAILING

Notice of a Public Hearing & Request for Comments — request is for an
approval of the final subdivision plat for Sunset Ridge subdivision, tax

lot 1IN2070001200, located at the southwest corner of Jackson School
and West Union Roads.

LOCATION: Vacant lot at southwest corner of Jackson School and West
Union Roads.
TLID: 1IN2070001200

|, Margaret L. Reh, hereby certify that | mailed a copy of the public
notice to the property owners within 250 feet of the above tax lot. They
were mailed on May 23, 2014.

Wingat L.

Marga L Reh
City of North Plains

CERTIFICATE OF MAILING

S:\GENERAL\PLANNING DEPT\Land Use Files\AAA Address Files\Certificates of Mailing\Certificate of Mailing-Reh McKay Creek Land LLC Polygon East Expansion
Subdivision FINAL PLAT.docx
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John A. Kitzhaber, MD, Governor Salem, OR 97301-1279

’ (503) 986-5200

FAX (503) 378-4844

Feb ruary 11,20 www.oregonstatelands.us
State Land Board

Dear Landowner:
John A. Kitzhaber, MD

We have received an application that proposes a project to remove, fill, Governor
or impact wetlands and/or waterways. Your name has been provided

by the applicant as a landowner or an adjacent landowner to this Kate Brown
project. We invite you to comment. Secretary of State
The applicant, file number, and additional information are on the Ted Wheeler
attached page. To reduce costs, we are not sending a copy of the State Troastiet

application with this mailing. Please see our website at:
www.statelandsonline.com to review the application. Then follow these steps:

Click on “Removal-Fill Permit and General Authorization Status”.
Select the county of your property.

Scroll down to the application number (as listed on the attached page).
Click on the applicant name, which takes you to the Application Detail
page. :

5. Click on the link to open a scanned copy of the application.

B =

You may need to download an Adobe Acrobat Reader. There is a link to the
instructions for this on the Application Detail page.

If you do not have computer access or would like a paper copy of the application,
we will be happy to make one available for your review. Call (503) 986-5200 or
send a note to us at the above address.

You may comment on the lower half of the attached page (and any additional
sheets necessary), or on our website. Just be sure to reference the application
number if you use separate pages.

Sincerely,

Wetlands and Waterways Conservation Division
Oregon Department of State Lands
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775 Summer Street NE
Suite 100

Salem Oregon 97301-1279
Ph 503-986-5200

Fax 503-378-4844

ADJOINING PROPERTY OWNER : Tuesday, February 11, 2014

Page 1 of 2

APPLICATION No.: APP0054853

Applicant Name: Polygon Northwest Co. LLC
County: Washington; Waterbody: Wetland; TRSQQ: 01N02WO07
The Oregon Department of State Lands (DSL) has received an application for a project at the
above-described location. This application has been assigned to DSL Coordinator Charles Redon, who can
be reached at 503 986-5305. You can read or download a copy of the application via our website:

www . statelandsonline.com

Select the County for this project and then click on the application number.

The comment period on this application ends at 5:00 pm on March 12, 2014.

All comments will be evaluated and carefully considered before an authorization is issued. Copies of the
applicable laws and rules are available on the DSL website. You may also submit comments or request a

copy of the application via US mail, fax or by phoning the resource coordinator (Charles Redon) at 503
986-5305.

We are interested in your comments on this proposal and would be pleased to answer your guestions or
provide additional information. Future notifications similar to this letter can be sent to your email address.
Please contact us if you are interested.

PLEASE MARK BOXES BELOW AND, IF NEEDED, SUBMIT WRITTEN COMMENTS IN THE SPACE i
PROVIDED OR ATTACH ADDITIONAL SHEETS. NO RESPONSE BY THE DUE DATE IS PRESUMED TO
MEAN "NO COMMENT."

|

I have reviewed the information and offer the following comments:

[0 A permit is required from this agency. Permit type:

[0 The adverse impacts of the project to water resources, though measurable, would not
unreasonably impact water resources or unreasonably interfere with navigation, fishing and/or
public recreation.

[0 The reasonably expected adverse impacts of the project would be acceptable if the projed
design or construction methods were changed/altered (Please explain below).

a

An alternative site or design should be investigated (Please explain below).

[ The préjeci will adversely impact State and/or federally listed species (Please explain below).
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Application No.: AF 054853 ' Page 2 of 2

O

O

O

The project will adversely impact a known archeological and/or historical resource site (Please
explain below).

The project will adversely impact water resources. Please list’explain the expected adverse

water resource impacts (e.qg. loss of fish spawning area, conflicts with recreational boating,
loss of high functioning wetland.

The project will unreasonably interfere with navigation, fishing and or public recreation.

The compensatory mitigation is insufficient to compensate for the reasonable expected
adverse impacts of the project.

We recommend that this permit be denied {Please explain below).

Comments:

Signature: Date:
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04-0682.448
January 16, 2014

Mr. Blake Boyles

Public Works Director

City of North Plains

31360 N.W. Commercial Street
North Plains, Oregon 97133

RE: Sunset Ridge Subdivision — Construction Cost Estimate
Dear Mr. Boyles:

The design engineer’s construction cost estimates for improvements relating to Sunset Ridge
Subdivision have been reviewed and determined to be reasonable by the City Engineer. The
approved Engineer’s Estimate is intended for use in estimating surety, insurance and fee
amounts for the required City/Developer Improvement Agreement. The public
improvements construction cost estimate for Sunset Ridge Subdivision, prepared by Pacific
Community Design is attached.

The total construction cost estimate provided by Pacific Community Design for all
improvements for this subdivision is $1,947,194.00. This estimate does not include the
amount for sanitary sewer ($328,998) and storm drainage ($568,864) improvements to be
constructed under Clean Water Services (CWS) permits. This amount will be bonded
separately as required by CWS. '

The City/Developer Improvement Agreement establishes amounts for Performance Surety
based on estimated total project costs, including design, construction and associated
administrative and legal costs. The Developer’s Engineer has provided an estimate for
installation and construction of all development elements in the amount of $1,947,194.00.
An additional allowance of twenty five percent (25%) for associated design, inspection,
administrative and legal costs was added to this amount to determine the full Performance
Surety required. Consequently, as required by the Development Agreement, it is
recommended that the Performance Surety be set at $2,433.992.50 (125% of $1 ,947,194).
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Mr. Blake Boyles
January 16, 2014
Page 2

Please contact us should you have any questions. Thank you.

Sincerely,

MURRAY, SMITH & ASSOCIATES, INC.

—
—

Fulgence Bugingo, P.E.
Enclosures: Construction Cost Estimate

cc:  Martha DeBry, City Manager

GAPDX_Projecis\04\0682'448 North Plains East-Phl SubdivisionSDU70016\Boyles (estimate) 1-16-14.doc
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Engineers Construction Cost Estim JAN 16 2014 D
For Onsite Improvements

MURRAY SMITH & ASSOCIATES, INC.

JOB NAME: Sunset Ridge in North Plains
JOB NUMBER: 395-127

SCHEDULE A - EARTHWORK & EROSION CONTROL $561,019
SCHEDULE B - STREET CONSTRUCTION $929,631
SCHEDULE C - SITE DRAINAGE $568,864
SCHEDULE D - SANITARY SEWER $328,998
SCHEDULE E - WATER SYSTEM $456,545

GRAND TOTAL.: $2,845,056

Rock excavation is a per unit price only. If bed rock is encountered during excavation,
it will be quantified in the field and paid by neat line measure or by volume of individual boulders.

Prepared By: KC Schwartzkoph, PE

Date: January 13, 2014

e

f
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SCHEDULE OF PRICES FOR SUNSET RIDGE

SCHEDULE A - EARTHWORK AND EROSION CONTROL
JOB NO: 395-127

ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS

1 1 LS Mobilization $40,000.00 $40,000.00
2 | LS Traffic Control $30,000.00 $30,000.00
3 3,420 LF Silt Fence $2.00 $6,840.00
4 44 EA Inlet Protection $60.00 $2,640.00
5 18 AC Seed/Straw (one time cover) $1,561.00 $28,098.00
6 1 EA Construction Entrance $1,026.00 $1,026.00
7 24 AC Clearing & Grubbing $1,500.00 $36,000.00
8 0 CY Strip Site Distribute to Onsite Fill Area (Assumes 4" of strippings) $4.50 $0.00
9 13,083 CY Strip Site and Haul Offsite (Assumes 4" of strippings) $10.00 $130,830.00
10 35,269 CY Excavation to Embankment Areas $4,20 $148,129.80
11 6,200 CY Trench Spoils 54.20 $26,040.00
12 3,651 CY Cut and Haul net Export volume $0.70 $35,414.70
13 3,800  SF Retaining Wall (Assumed Average Wall Height 5) $20.00 $76,000.00

TOTAL $561,018.50

?b/

395127.Constr Estimate.2014-01-13.xdsx
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SCHEDULE OF PRICES FOR SUNSET RIDGE

SCHEDULE B - STREET CONSTRUCTION
‘ JOB NO: 395-127

ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS
1 17,593 SY Class "C" AC 4" Compacted Thickness (Streets) $16.20 $285,0056.00
2 17,593 SY 3/4"- 0 Aggregate Base, 2" Compacted Thickness (Streets) $2.20 $38,704.52
3 17,593 5Y 11/2" -0 Aggregate Base, 8" Compacted Thickness (Streets) $6.80 $119,632.15
4 10,030 LF Standard Curb and Gutter (Streets) $9.00 $90,270.00
5 18,030  SF PCC Sidewalk on (3/4"-0) Aggregate Base $7.10 $128,013.00
[ 1,200 SF AC Pathway on (3/4°-0) Aggregate Base $10.00 $12,000.00
7 52 EA PCC Sidewalk Ramp With Truncated Domes $850.00 $44,200.00
8 1,720 SF PCC Driveway Approach $6.50 $11,180.00
9 36 EA  Monument Box per Detail $485.00 $17,460.00
10 04 EA Street Sign Assembly $285.00 $26,790.00
11 7 EA Street Barricade $625.00 $4,375.00
12 180 EA Street Tree $250.00 $45,000,00
13 30 EA Pole, Luminaire and Foundation $2,500.00 §75,000.00
14 30 EA  Junction Box (Street Lights) $100.00 $3,000.00
15 5,000 LF  Conduit and Trenching (Street Lights) $1.30 $6,500.00
16 15 EA  Conduit Crossings (Street Lights) $1,500.00 $22,500.00
TOTAL $929,630.67

ﬁ) -~

385127.Constr Estimate.2014-01-13.xlsx
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SCHEDULE OF PRICES FOR SUNSET RIDGE

SCHEDULE C - ON-SITE SITE DRAINAGE -
JOB NO: 395-127

{TEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS

1 3,423 LF 6" PVC (ASTM D 3034) Pipe w/ Granular Backfill - Laterals $26.70 $91,394.10
2 975 LF 10" PVC (C-900) Pipe w/ Granular Backfill $35.00 $34,125.00
3 5,470 LF 127 PVC (C-900) Pipe w/ Granular Backfill $37.00 $202,390.00
4 89 EA 612" Tee $105.00 . $9,345.00
5 50 EA Standard Manholes $1,800.00 $90,000.00
6 47 EA Catch-Basin CG-30 - Public $1,400.00 $65,800.00
7 3 EA Water Quality Swale (length between 100-125') $8,000.00 $24,000.00
8 3 EA Stilling Basin/Flow Control within swales $800.00 $2,400.00
9 2 EA Field Inlet $1,500.00 $3,000.00
10 5,470 LF TV & Deflection Testing $3.00 $16,410.00
11 i LS Parks $30,000.00 $30,000.00

TOTAL $568,864.10

SCHEDULE D - ON-SITE SANITARY SEWER
JOB NO: 395-127
ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS

1 4,200 LF 4" PVC (ASTM D-3034) w/ Granular Backfill §24.00 $100,800.00
2 4,020 LF 8" PVC (ASTM D-3034) w/ Granular Backfill (<12’ depth) $28.00 $112,560.00
3 400 LF 8" PVC (ASTM D-3034) w/ Granular Backfill (>12' depth) $100.00 $40,000.00
4 31 EA 48" Dia. Standard Manhole $1,800.00 $55,800.00
5 104 EA 8" X4"Tee $50.00 $5,200.00
6 2 EA Connect To Ex. Sanitary Line $689.00 $1,378.00
7 4,470 LF TV & Deflection Testing $3.00 $13,260.00

TOTAL $328,998.00

\)\J&g’ cw S

2

305127.Constr Estimate.2014-01-13.xisx
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SCHEDULE OF PRICES FOR SUNSET RIDGE

SCHEDULE E - WATER SYSTEM
JOB NO: 395-127

ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS
1 4,470 LF 8" Ductile Iron Water Main w/Granular Backfill $46.80 $209,196.00
1 1,411 LF 12" Ductile Iron Water Main w/Granular Backill $55.00 $77,605.00
2 2 EA Connect to existing 14" main $4,500.00 $9,000.00
3 7 EA  Fire Hydrant Assembly (w/8"x6" Flanged Tee & 6" Gate Valve) $3,923.00 $27,461.00
4 29 EA 8" Ductile lron Fittings $500.00 $14,500.00
5 6 EA 12" Ductile Iron Fittings $700.00 $4,200.00
6 30 EA 8" MJ x FLG Gate Valves _ $1,070.00 . $32,100.00
7 4 EA 12" MJ x FLG Gate Valves $1,200.00 $4,800.00
8 4 EA  Blow-Off Assembly 7 $1,500.00 $6,000.00
9 20 EA 1" Single Water Service with 3/4" Meter $593.00 $11,860.00
10 42 EA 1" Double Water Service with 3/4" Meter £980.00 $41,160.00
11 2 EA 1" Irrigation Service & Meter $510.00 $1,020.00
12 5,881 LF  Pressure Test, Disinfect, Purge $3.00 $17,643.00
TOTAL $456,545.00

o
396127 .Constr Estimate.2014-01-13 xisx
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Oregon Department of Environmental Quality

5 LAND USE COMPATIBILITY STATEMENT

i

What is a land use compatibility statement?
A LUCS is a form developed by DEQ to determine whether a DEQ permit or approval will be consistent with local
government comprehensive plans and land use regulations.

Why is a LUCS required? :

DEQ and other state agencies with permitting or approval activities that affect land use are required by Oregon law to be
consistent with local comprehensive plans and have a process for determining consistency. DEQ activities affecting land use
and the requirement for a LUCS may be found in Oregon Administrative Rules (OAR) Chapter 340, Division 18.

When is a LUCS required?

A LUCS is required for nearly all DEQ permits and certain approvals of plans or related activities that affect land use
prior to issuance of a DEQ permit or approval. These permits and activities are listed in section 1.D on p. 2 of this form.
A single LUCS can be used if more than one DEQ permit or approval is being applied for concurrently.

Permit modifications or renewals also require a LUCS when any of the following applies:

1. Physical expansion on the property or proposed use of additional land;

2. Alterations, expansions, improvements or changes in method or type of disposal at a solid waste disposal site as
described in OAR 340-093-0070(4)(b);

3. A significant increase in discharges to water:

4. A relocation of an outfall outside of the source property; or

5. Any physical change or change of operation of an air pollutant source that results in a net significant emission rate
increase as defined in OAR 340-200-0020.

How to complete a LUCS:

Step | Who Does It? What Happens?

1 | Applicant Applicant completes Section 1 of the LUCS and submits it to the appropriate city or county
planning office.

2 | City or County | City or county planning office completes Section 2 of the LUCS to indicate whether the activity
Planning Office | or use is compatible with the acknowledged comprehensive plan and land use regulations,
attaches written findings supporting the decision of compatibility, and returns the signed and
dated LUCS to the applicant.

3 | Applicant Applicant submits the completed LUCS and any supporting information provided by the city or
county to DEQ along with the DEQ permit application or approval request.

Where to get help: For questions about the LUCS process, contact the DEQ staff responsible for processing the permit or
approval. DEQ staff may be reached at 1-800-452-4011 (toll-free, inside Oregon) or 503-229-5630. For general questions,
please contact DEQ land use staff listed at: www.deq.state.or.us/pubs/permithandbook/lucs. htm.

CULTURAL RESOURCES PROTECTION LAWS: Applicants involved in ground-disturbing activities should be aware of federal
and state cultural resources protection laws. ORS 358.920 prohibits the excavation, injury, destruction, or alteration of an
archeological site or object or removal of archeological objects from public and private lands without an archeological permit issued
by the State Historic Preservation Office. 16 USC 470, Section 106, National Historic Preservation Act of 1966 requires a federal
agency, prior to any undertaking, to take into account the effect of the undertaking that is included on or eligible for inclusion in the
National Register. For further information, contact the State Historic Preservation Office at 503-378-4168, ext. 232,

Last updated: Nov.p?agé)ég
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vregon Department of Environmental Quancy
LAND USE COMPATIBILITY STATEMENT (LUCS)
p.lof2

SECTION 1 - YO BE COMPLETED BY APPLICANT

1A. Applicant Name: Polygon Northwest Company 1B. Project Name: Sunset Ridge
Contact Name: Chris Walter/Fred Gast Physical Address: No Address Available
Mailing Address: 109 E. 13th Street _ City, State, Zip: North Plains, Oregon, 97133
City, State, Zip: Vancouver, WA 98660 TaxLot# 1200
Telephone: 503-213-6213 Township: 1N  Range: 2W  Section: 7
Tax Account #: 1N2070001200 Latitude: 455946439
Longitude: 122.974196

1C. Describe the project, include the type of development, business, or facility and services or products provided (attach
additional information if necessary):

Site grading for installation of roads, utilities, and future residential lots within subdivision

1D. Check the type of DEQ permit(s) or approval(s) being applied for at this time.

[J Air Quality Notice of Construction [ Pollution Control Bond Request

[1 Air Contaminant Discharge Permit (excludes portable [J Hazardous Waste Treatment, Storage, or Disposal Permit
Jacility permits) [ Clean Water State Revolving Fund Loan Request

[J Air Quality Title V Permit [J Wastewater/Sewer Construction Plan/Specifications

[0 Air Quality Indirect Source Permit (includes review of plan changes that require use of new

[J Parking/Traffic Circulation Plan land)

[ Solid Waste Land Disposal Site Permit [L] Water Quality NPDES Individual Permit

[ Solid Waste Treatment Facility Permit [J Water Quality WPCF Individual Permit (for onsite

[J Solid Waste Composting Facility Permit (includes construction-installation permits use the DEQ Onsile
Anaerobic Digester) LUCS form)

[] Conversion Technology Facility Permit Water Quality NPDES Stormwater General Permit (7200-

[] Solid Waste Letter Authorization Permit A, 1200-C, 1200-C4, 1200-COLS, and 1200-2)

[ Solid Waste Material Recovery Facility Permit [0 Water Quality General Permit (all general permits, except

[] Solid Waste Energy Recovery Facility Permit 600, 700-PM, 1700-A, and 1700-B when they are mobile.)

] Solid Waste Transfer Station Permit [J Water Quality 401 Certification for federal permit or

[] Waste Tire Storage Site Permit license

(o=
=

. This application is for: [ ] Permit Renewal New Permit [_] Permit Modification [ ] Other:

SECTION 2 - TG BE COMPLETED BY CITY OR COUNTY PLANNING OFFIGIAL

Instructions: Written findings of fact for all local decisions are required; written findings from previous actions are acceptable.
For uses allowed outright by the acknowledged comprehensive plan, DEQ will accept written findings in the form of a reference to|
the specific plan policies, criteria, or standards that were relied upon in rendering the decision with an indication of why the
decision is justified based on the plan policies, criteria, or standards.

2A. The project proposal is Iocated:‘E\lnside city limits [] Inside UGB [] Outside UGB

2B. Name of the city or county that has land use jurisdiction (t4e legal entity responsible for land use decisions for the subject
property or land use):

C\'\V\ oF l\\oem Pwnws,oeceou
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vregon Department of Environmental Quanty
LAND USE COMPATIBILITY STATEMENT (LUCS)
p-20f2

SECTION 2 - TOBE COMPLETED BY CITY OR COUNTY PLANNING OFFICIAL

Applicant Name: ?O\u ‘5—0"‘ Qofuh\wu& Co-’l-fuﬂ:) Project Name: S’uf\ et i i%—

2C. Is the activity allowed under Measure 49 (2007)? E No, Measure 49 is not appiicabie [ Yes; if yes, then check one:

[l Express; approved by DLCD order #:

[ Conditional; approved by DLCD order #:

[ Vested; approved by local government decision or court judgment docket or order #:

2D. Is the activity a composting facility?
No [ Yes; Senate Bill 462 (2013) notification requirements have been met.

2E. Is the activity or use compatible with your acknowledged comprehensive plan as required by OAR 660-0317
Please complete this form to address the activity or use for which the applicant is seeking approval (see 1.C on the previous
page). If the activity or use is to occur in multiple phases, please ensure that Your approval addresses the phases described
in 1.C. For example, if the applicant’s project is described in 1.C as a subdivision and the LUCS indicates that only clearing
and grading are allowed outright but does not indicate whether the subdivision is approved, DEQ will delay permit issuance
until approval for the subdivision is obtained from the local planning official.

(] The activity or use is specifically exempt by the acknowledged comprehensive plan; explain:

(] YES, the activity or use is pre-existing nonconforming use allowed outright by (provide reference for local ordinance):

m ES, the activity or use is allowed outright by (provide reference for local ordinance);

Chagbd \S (R flains plodicpd Gl

(] YES, the activity or use received preliminary approval that includes requirements to fully comply with local requirements;
findings are attached.

[ YES, the activity or use is allowed; findings are attached.

[CINO, see 2.C above, activity or use allowed under Measure 49; findings are attached.

[CINO, (complete below or attach Jfindings for noncompliance and identify requirements the applicant must comply with
before compatibility can be determined):

Relevant specific plan policies, criteria, or standards:

Provide the reasons for the decision:

Additional comments (attach additional information as needed):

Planning Official Signature: M MN:DF M ' Title: O/l\‘ll\ M\d ﬂﬂ'&”/‘/

Print Name: ‘\}\0\:{‘\6{\0\ (D()E/\\q( Telephone #: @'} L!(,\"\ g(r’(" J Date: P\‘ \ % ‘g

If necessary, depending upon city/county agreement on jurisdiction outside city limits but within UGB:

Planning Official Signature: Title:

Print Name: Telephone #: Date:

Last updated: §8§’e 807013
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Murray, Smith & Associates, I,
_EEgiﬂE&NPkﬂmers 121 SN, Salmon, Suite 900 ¥ Portland. Oregon 97204-2019 = PHONE 503.25.9010 = FAX 503.225.9022

04-0682.448
April 23, 2014

Mr. Blake Boyles

Public Works Director

City of North Plains

31360 N.W. Commercial Street
North Plains, Oregon 97133

RE: Sunset Ridge Subdivision — Construction Plan Approval

Dear Mr. Boyles:

The design engineer’s construction plans for improvements relating to Sunset Ridge
Subdivision have been reviewed and approved by the City Engineer. Applicant is to submit
two additional copies of the plan sets for stamping and distribution. Approved plans can be
provided to the applicant at the pre-construction meeting. Once the Development Agreement
is approved and all fees paid to North Plains, applicant can be authorized to start construction
activities.

Please contact us should you have any questions. Thank you.

Sincerely,

MURRAY, SMITH & ASSOCIATES, INC.

,—"
Fulgence Bugingo, P.E.

Enclosures: Construction Cost Estimate

cc:  Martha DeBry, City Manager
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Murray, Smith & Assocites, Inc. '
Engineers/Planners ) 121 S Salmon, Suite 900 = Portiand, Oregon 97204-2919 = PHONE 5032259010 » FXY503.225.9022

04-0682.448
March 7, 2014

Mr. Blake Boyles

Public Works Director

City of North Plains

31360 N.W. Commercial Street
North Plains, Oregon 97133

RE: Sunset Ridge Subdivision — Construction Cost Estimate
Dear Mr. Boyles:

The design engineer’s construction cost estimates for improvements relating to Sunset Ridge
Subdivision have been reviewed and determined to be reasonable by the City Engineer after
an adjustment to account for one additional fire hydrant, The approved Engineer’s Estimate
is intended for use in estimating surety, insurance and fee amounts for the required
City/Developer Improvement Agreement. The public improvements construction cost
estimate for Sunset Ridge Subdivision, prepared by Pacific Community Design is attached.

The total construction cost estimate provided by Pacific Community Design for all
mmprovements for this subdivision is $1,951,117.00. This estimate does not include the
amount for sanitary sewer ($328,998) and storm drainage ($568,864) improvements to be
constructed under Clean Water Services (CWS) permits. This amount will be bonded
separately as required by CWS.

The City/Developer Improvement Agreement establishes amounts for Performance Surety
based on estimated total project costs, including design, construction and associated
administrative and legal costs. The Developer’s Engineer has provided an estimate for
installation and construction of all development elements in the amount of $1,951,117.00.
An additional allowance of twenty five percent (25%) for associated design, inspection,
administrative and legal costs was added to this amount to determine the full Performance
Surety required. Consequently, as required by the Development Agreement, it is
recommended that the Performance Surety be set at $2.438,896.25 (125% of $1,951,117).
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Mr. Blake Boyles
March 7, 2014
Page 2

Please contact us should you have any questions. Thank you.

Sincerely,

MURRAY, SMITH & ASSOCIATES, INC.

gl

Fulgence Bugingo, P.E.
Enclosures: Revised Construction Cost Estimate

cc:  Martha DeBry, City Manager

GAPDX_Projects\04'0682'448 North Plains East-Phl SubdivisionSD070016\Boyles (estimate) 1-16-14_Revised 3-7-2014.doc Page 104
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Community

Design
Transmittal
DATE: January 13, 2014
TO:

City of North Plains, Public Works

31360 NW Commercial Street
North Plains, OR 97133

Sunset Ridge - Public Works Permit (1** Submittal of Construction
RE: Documents)

PROJECT NO: 395-127
Via:
X Messenger: [0 Mail [] Ovemight [J Pick-up [J Electronic
Rush / Route '
[ Fax pages (including this page) Fax No. 000-000-0000
Transmitted:
DX FOR APPROVAL [C] FOR REVIEW AND COMMENT
< FOR YOUR USE [0 AS REQUESTED
O
Attached:
COPIES DESCRIPTION
1 CD w/ Construction Plans at 24x36” and letter size
1 _Plan review fee (5727)
1 Engineer’s Construction Cost Estimate

REMARKS: Storm/drainage report & necessary easement documents will be submitted as
soon as possible.

The attached items are provided for your review and comment/approval. Please let us

know if you have any questions or need additional information by email (KC@pacific-
community.com or amber@pacific-community.com) or phone at 503-941-9484.

IOamsts Frvtw. f?—m&% 2=l

Mail: 12564 SW Main Street, Tigard, OR 97223 Phone: (503) 941-9484
Website: www.pacific-community.com Fax: (503) 941-9485
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Engineers Construction Cost Estimate
For Onsite Improvements

JOB NAME: Sunset Ridge in North Plains
JOB NUMBER: 395-127

SCHEDULE A - EARTHWORK & EROSION CONTROL $561,019

SCHEDULE B - STREET CONSTRUCTION $929,631
SCHEDULE C - SITE DRAINAGE $568,864
SCHEDULE D - SANITARY SEWER _ $328,998
SCHEDULE E - WATER SYSTEM ~$456;545—
BHO 468
GRAND TOTAL: _$2,845,056—

Rock excavation is a per unit price only. If bed rock is encountered during excavation,
it will be quantified in the field and paid by neat line measure or by volume of individual boulders.

Prepared By: KC Schwartzkoph, PE

Date: | January 13, 2014

Updated Lo add one fin hydeant -
Fo (rsH)
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SCHEDULE OF PRICES FOR SUNSET RIDGE

SCHEDULE A - EARTHWORK AND EROSION CONTROL
JOB NO: 395-127

ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS

1 1 LS Mobilization $40,000.00 $40,000.00
2 1 LS Traffic Control $30,000.00 $30,000.00
3 3,420 LF Silt Fence ' $2.00 $6,840.00
4 44 EA Inlet Protection $60.00 $2,640.00
5 18 AC Seed/Straw (one time cover) » $1,561.00 $28,098.00
6 1 EA Construction Entrance $1,026.00 $1,026.00
7 24 AC Clearing & Grubbing $1,500.00 - $36,000.00
8 0 CY Strip Site Distribute to Onsite Fill Area (Assumes 4" of strippings) $4.50 $0.00
9 13,083 CY Strip Site and Haul Offsite (Assumes 4" of strippings) $10.00 $130,830.00
10 35,269  CY Excavation to Embankment Areas $4.20 $148,129.80
11 6,200 CY Trench Spoils $4.20 $26,040.00
12 3,651 CY Cut and Haul net Export volume $9.70 $35,414.70
13 3,800 SF  Retaining Wall (Assumed Average Wall Height 5') $20.00 $76,000.00

TOTAL $561,018.50

395127.Constr Estimate.2014-01-13.xlsx
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SCHEDULE OF PRICES FOR SUNSET RIDGE

SCHEDULE B - STREET CONSTRUCTION
JOB NO: 395-127

ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS

1 17,593 SY Class "C" AC 4" Compacted Thickness (Streets) $16.20 $285,006.00
2 17,593 SY 3/4" - 0 Aggregate Base, 2" Compacted Thickness (Streets) $2.20 $38,704.52
3 17,593 SY 11/2" -0 Aggregate Base, 8" Compacted Thickness (Streets) $6.80 $119,632.15
4 10,030 LF Standard Curb and Gutter (Streets) $9.00 $90,270.00
5 18,030 SF  PCC Sidewalk on (3/4"-0) Aggregate Base $7.10 $128,013.00
6 1,200 SF  AC Pathway on (3/4"-0) Aggregate Base $10.00 $12,000.00
7 52 EA PCC Sidewalk Ramp With Truncated Domes $850.00 $44,200.00
8 1,720 SF  PCC Driveway Approach $6.50 $11,180.00
9 36 EA Monument Box per Detail $485.00 $17,460.00
10 94 EA Street Sign Assembly $285.00 $26,790.00
11 7 EA Street Barricade $625.00 $4,375.00
12 180 EA Street Tree $250.00 $45,000.00
13 30 EA Pole, Luminaire and Foundation $2,500.00 $75,000.00
14 30 EA Junction Box (Street Lights) $100.00 $3,000.00
15 5,000 LF  Conduit and Trenching (Street Lights) $1.30 $6,500.00
16 15 EA  Conduit Crossings (Street Lights) $1,500.00 $22,500.00

TOTAL $929,630.67

P’B/

395127.Constr Estimate.2014-01-13.xlsx
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SCHEDULE OF PRICES FOR SUNSET RIDGE

SCHEDULE C - ON-SITE SITE DRAINAGE
JOB NO: 395-127

ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS

1 3,423 LF 6" PVC (ASTM D 3034) Pipe w/ Granular Backfill - Laterals $26.70 $91,394.10
2 - 975 LF 10" PVC (C-900) Pipe w/ Granular Backfill $35.00 $34,125.00
3 5,470 LF 12" PVC (C-900) Pipe w/ Granular Backfill $37.00 $202,390.00
4 39 EA 6"x12" Tee $105.00 $9,345.00
5 50 EA Standard Manholes $1,800.00 $90,000.00
6 47 EA Catch'Basin CG-30 - Public $1,400.00 $65,800.00
7 3 EA Water Quality Swale (length between 100-125) $8,000.00 $24,000.00
8 3 EA Stilling Basin/Flow Control within swales $800.00 $2,400.00
9 2 EA Field Inlet $1,500.00 $3,000.00
10 5,470 LF TV & Deflection Testing $3.00 $16,410.00
11 1 LS Parks $30,000.00 $30,000.00

TOTAL $568,864.10

SCHEDULE D - ON-SITE SANITARY SEWER
JOB NO: 395-127
ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS

1 4,200 LF 4" PYC (ASTM D-3034) w/ Granular Backfill $24.00 $100,800.00
2 - 4,020 LF 8" PVC (ASTM D-3034) w/ Granular Backfill (<12' depth) $28.00 $112,560.00
3 400 LF 8" PVC (ASTM D-3034) w/ Granular Backfill (>12' depth) $100.00 $40,000.00
4 31 EA 48" Dia. Standard Manhole $1,800.00 §55,800.00
5 104 EA B"X 4" Tee : $50.00 $5,200.00
6 2 EA Connect To Ex. Sanitary Line $689.00 $1,378.00
7 4,420 LF TV & Deflection Testing $3.00 $13,260.00

TOTAL $328,998.00

ndel  CwWS

395127.Constr Estimate.2014-01-13.xlIsx
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SCHEDULE OF PRICES FOR SUNSET RIDGE

SCHEDULE E - WATER SYSTEM
JOB NO: 395-127

ITEM QUANTITY UNIT DESCRIPTION PRICE DOLLARS
1 4,470 LF 8" Ductile lron Water Main w/Granular Backfill $46.80 $209,196.00
1 1,411 LF 12" Ductile Iron Water Main w/Granular Backfill $55.00 $77,605.00
2 2 EA Connect to existing 14" main $4,500.00 $9,000.00
3§77 EA Fire Hydrant Assembly (w/8'x6" Flanged Tee & 6" Gate Valve) $3,923.00 s %t-00-
4 29 EA 8" Ductile Iron Fittings $500.00 $14,500.00
5 6 EA 12" Ductile Iron Fittings $700.00 $4,200.00
6 30 EA 8" MJ x FLG Gate Valves $1,070.00 $32,100.00
7 4 EA 12" MJ x FLG Gate Valves $1,200.00 $4,800.,00
8 4 EA Blow-Off Assembly 7 $1,500.00 $6,000.00
9 20 EA 1" Single Water Service with 3/4" Meter $593.00 $11,860.00
10 42 EA 1" Double Water Service with 3/4" Meter $980.00 $41,160.00
11 2 EA 1" Irrigation Service & Meter $510.00 $1,020.00
12 5,881 LF Pressure Test, Disinfect, Purge $3.00 $17,643.00
TOTAL —5456;545.00~
%H 60 468

395127.Constr Estimate.2014-01-13.xlsx
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IN THE MATTER OF APPROVAL OF THE EAST

BEFORE THE PLANNING COMMISSION
OF THE CITY OF NORTH PLAINS

FINAL FINDINGS

PHASE 1 SUNSET RIDGE TENTATIVE

)

AREA MASTER PLAN MODIFICATION AND ) AND ORDER
)
)

SUBDIVISION PLAN PERMIT - FILE #13-41

APPROVAL of an application for Phase 1 Sunset Ridge, a 104 lot tentative subdivision
plan and a minor refinement of the East Area Master Plan

LOCATION: Southwestern Corner of NW West Union Road & NW Jackson School Road

Tax Lot 1200, Map 1N2W 07

I APPLICABLE CRITERIA
1. North Plains Comprehensive Plan Sections 15.02.146 — 15.02.149
2. North Plains Municipal Code Sections:

. 16.45 Neighborhood Community NC Zone
. 16.125 Lot Development Standards
16.135 Subdivisions
. 16.145 Public Facility and Service Requirements
. 16.150 Street Standards
16.160 Clear Vision
g. 16.170 Application Requirements and Review Procedures

S0 Qo0 CTE

Il EXHIBITS:

1

NookoN

Request

Applicant’s application forms & narrative, dated 10-02-13; 17 plan sheets
dated 9-30-13

CWS Service Provider Letter,10-22-13

WCDLUT letter, November 1, 2013

North Plains Public Works comments,10 -7-13

City Engineer's comments

City File # SD 07-0016 Preliminary Subdivision Plan Approval and Conditions
City File # CPA 07-0017 East Area Master Plan Final Findings and Conditions

The applicant requests approval of the following:

e Major Modifications to Preliminary Subdivision Plan (SD-07-0016 original file)
e Master Plan Refinement (CPA-07-0017original file)

File#13-41 Final Findings and Order 1
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This request is subject to a Type Ill process for quasi-judicial review by the Planning
Commission. The proposed major modifications to the preliminary subdivision plan and
proposed Master Plan refinement maintain the 8.4 dwelling units per net acre residential
density resulting in 104 single family residential lots and tracts while retaining the majority
of an on-site wetland within a large open space tract. The plans illustrate proposed
modifications to the approved preliminary plan. The proposed plan name is “Sunset Ridge.”
This is a renumbered city File # 13-41 combining the two requests.

The Master Plan and preliminary subdivision plan approved in 2008 for the subject site
assumed the on-site wetland would be filled and mitigated off-site. Regulatory changes now
require preservation of the on-site wetland to the maximum extent feasible, creating the
need for refinement to the approved Master Plan and modifications to the preliminary plan
for phase 1. The modifications and refinements proposed with this application consist of
changes to internal streets, park areas, and lot mix and location.

Summary Conclusions

The City accepts many of the applicant’s findings. The recommended conditions of
approval generally replicate the original decision in 2008. However, there are potential
issues to address and are summarized as follows:

1. The 8.4 units per acre density standard has been maintained.

2. The subject proposal continues to modify the housing mix standard of the NC zone
Section 16.45 for Phase I. In 2007, a mix approved did not meet the 16.45
standard, and that balance has been further modified in order to preserve large
lots. (It should be noted that the calculation of the percentages was based on land
area and not the number of units.)

Vieoiun 1S mall lois

NC Master Plan Standard 40% 40% 20%
Approved 2008 mix 31% 31% 37%
Proposed 2013 mix 32% 26% 41%

The plan meets the density standard minimum of 8.4 dwellings per acre.

All homes remain single family dwellings. The NC zone allows for multifamily
housing which is proposed with Phase 2 of the Master Plan only as townhomes.
No apartments or other multifamily dwellings are proposed.

3. Toaccommodate the preservation of the wetland, Phase 1 plan reduces circulation
and connectivity for vehicles, bicycles and pedestrians on west-east internal
streets because of the wetland protection.

File#13-41 Final Findings and Order 2
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4. In Phase 1 the central oval park space is reduced from 49,399 SF to 3,427 SF. A
large central park for active park use that was designated as focal point of the East
Area Master Plan will not be present until after Phase 2’s completion.

Overall, the park and open space areas within Phase 1 increase from 160,190
square feet to 225,310 square feet (a difference of about 1.5 acres). Within the
Master Plan, the central oval park is modified from 87,982 square feet to 40,828
square feet. The portion of the central oval park within phase 1 is reduced
substantially from 49,399 SF to 3,427 SF to balance density requirements with
wetland impacts. While the central oval park is reduced, it still remains. A small
neighborhood park within Phase 1 continues to be provided.

5. Subsequent to the 2008 approval the code was updated and the block length
standard was reduced from 1,000 feet to 600 feet in residential areas. The small
lot blocks in Phase 2 range from 625’ to about 900’long. The additional small lots
in Phase 1 add length to one of those blocks. Technically the block in Phase 1 is
in conformance, but when coupled with the approved Phase 2 design would be out
of conformance. The Planning Commission can address this issue with the Phase
1 refinement or address it when/if Phase 2 of the Master Plan is refined.

Site Description & History of Prior Approvals

The property is located at the southwest corner of NW West Union Road and NW Jackson
School Road. The project site is 24.33 acres and is located within Tax Lot 1200 on Map
IN2-7. TL 1200 is wholly within the City of North Plains Urban Growth Boundary (UGB).
The project site is located within the northeastern portion of the site that has been annexed
into the City of North Plains Neighborhood Community (NC) Zone. The remainder of TL
1200 (not included in this request) is within the Washington County Future Development
(FD)-10 Zone for urban unincorporated areas. The applicant has applied for a partition of
1N2070001200 to separate the in-city project area from the County property.

A Master Plan for the City’s 69.87 acre East Expansion Area and preliminary plat for
subdivision Phase 1 within the subject site were approved in February and March of 2008,
respectively. Multiple extensions for the subdivision and the Master Plan have been
approved, extending the approvals to February 14, 2014. The applicant is requesting to
refine the Master Plan only as it relates to the 24.33 acres in the City.

File#13-41 Final Findings and Order 3
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Project Comparison Table
DUSINE IVIIX {70) 1 Cre!
Anproved Suboaivision stnset Rigge Propossa
Ab{eh ] L [ [l

Acres 24.33 24.33 24.33
Number of Lots

sLarge 34 34 31%/32%

sMedium 44 32 31%/26%

eSmall 30 38 37%/41%
Open Space/Park 361 i
Land
Dwellings Per Net 8.4 G4 {Phase 1 Mix:
Acre 48%/29%/23%)
HOA Yes Yes

I. Compliance with City of North Plains Comprehensive Plan
15.02.145 North & East Expansion Areas

Objective: The purpose of the following policies and objectives are to direct the
development of the North Plains Expansion Areas for creating a complete, livable and
pedestrian scale community environment.

15.02.146  Urbanization
1. Obijective: To provide for an orderly and efficient transition of land from rural to

urban use through the identification and establishment of areas designed to
accommodate the full range of urban uses within the North Plains expansion areas.

A. Policies

(1) New growth areas should be master planned to ensure development of
complete neighborhoods and adequate public facilities. Neighborhoods should

File#13-41 Final Findings and Crder 4
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provide a variety of housing, usable parks and open space, school facilities, and
connected streets, generally consistent with the town plan.

(2) Development standards in the expansion areas shall be used as a tool to
achieve densities of 8.4 per acre. Key components of expansion area design shall
include:

Pedestrian orientation

e Public amenities including pedestrian spaces and community
facilities

e Linkages within and between neighborhoods

e Convenient access to needed services

(3) The land use map shall designate the expansion areas to promote varying
density residential development and pedestrian-sensitive mixed-use development
so as to provide for an overall density of 8.4 units per net acre and an approximate
40% low density, 40% medium density, and 20% high density in the expansion
areas.

Finding: The East Area Master Plan is designed to have many components of a
complete community in a location that is separated from existing city facilities and
services. The project is being built in phases that ideally can stand alone as a complete
neighborhood as much as possible. The school site and mixed use element is located in
a future phase. The phase | neighborhood provides single family housing, open space,
pedestrian linkages and connected streets. The usability of the open spaces has not
been defined as no plans were presented that included walking/biking ftrails. As a
condition of approval the applicant should be required to present a trail plan, with
documentation of viability of adding trails.

Overall Phase 1 provides more open space and park land. The changes have
substantially reduced usable park space during Phase [ in the oval central park adjoining
the small lot housing. The 8.4 units per acre density standard has been maintained,
however the plan does not meet the 40% low density, 40% medium density and 20% high
density goal set forth in 15.02.146.A3, just as the approved Master plan did not. As a
condition of approval the park area adjacent to the wetland should be approximately the
same size as the park approved previously 2008 (33,406 square feet).

While the East expansion area has been planned in accordance with 15.02.146, the
proposed housing mix does not technically comply with the Comprehensive Plan and NC
Zone housing mix standards that must generally approximate 40% large lots 40% medium
lots and 20% small lots. The housing mix approved for the entire Master Plan area was
31% large/31% medium/37% small lots measured in land area, known as Option B in
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2008. This proposal modifies the overall mix. The mix is further modified for Phase | as
large lots comprise the bulk of the area.

LdTge Vieciun ﬁrr!*:r!'
NC Master Plan Standard 40% 40% 20%
Approved 2008 mix 31% 31% 37%
Proposed 2013 mix 32% 26% 41%
Proposed 2013 Phase 1 Only 48% 29% 23%

15.02.147 Housing

1. Objective: To provide for the housing needs of the citizens of North Plains by
encouraging the construction, maintenance, development and availability of a variety
of housing types, in sufficient number and at price ranges and rent levels which are
commensurate with the financial capabilities of the community’s residents.

A. Policies
(1) A mix of housing units shall be encouraged throughout the expansion areas

for households of varying incomes, ages and living patterns. Such housing
should include but not be limited to: single family residences, duplexes,
apartments, attached single family residences, condominiums, town houses,
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mixed uses, and ancillary dwellings. Each type of housing should be available
at various prices and rents in order to maximize housing choices of the public.

Finding: A mix of housing units in this phase has not been provided. All parcels are for
single family dwellings.

15.02.148 Open Spaces

2. Objective: Promote and encourage development in character with the natural
features of the land

A. Policies
(1) All land within the 100-year flood plain should be preserved as much as
possible for open space, fish and wildlife habitat, urban buffers, neighborhood
boundaries, future recreational development, drainage and runoff retention.

Finding: The 100-year floodplain has been preserved to a large extent, although 1.5
acres of corridor encroachment has been accepted by CWS in exchange for in-lieu
corridor mitigation fees for .97 acres of the encroachment.

15.02.149 Recreation
1. Objective: To design parks and recreation facilities within the expansion areas
that:
e Provide a variety of spaces, parks and recreation facilities;
e Links open spaces, parks, recreation facilities and school via a pedestrian and
bicycle trail system.

A. Policies
(1) In the expansion areas, useable open space shall be provided to mitigate
higher overall densities and to provide public and private local parks and
recreation opportunities.
(2) The preservation of some natural areas will be considered when designing and
developing parks within the expansion areas.
(3) Floodplains will be considered for appropriate park and recreation facilities.

Finding: The proposed plan provides a park on the edge of the wetland mitigation space.
It is unclear if wetland can be used for other recreational purposes. As a condition of
approval the applicant should be required to present a trail plan, with documentation of
viability of adding trails.

Because of the enlarged wetland mitigation area, the applicant has proposed to reduce
the size of the central oval park by 93% for Phase 1. Phase 2 will include approximately
a 1 acre a park immediately to the south.
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I. Compliance with City of North Plains Municipal Code
16.45 NEIGHBORHOOD COMMUNITY (NC) ZONE

16.45.010 Permitted Uses

The following uses are permitted outright within the NC zone when associated with an
approved master plan:

A. Single family detached housing.

Finding: The original Master Plan (approved in 2008) for the subject site included
residential uses and parks, which are permitted outright. The proposed Master Plan
refinement continues residential and parks and open space land uses. Therefore, the
proposed Master Plan refinement continues the outright permitted land uses.

16.45.020 Standards and Off Street Parking Requirements

Development within the NC District shall comply with the standards for lot size and
dimensional requirements, lot coverage, building height and setbacks as contained within
the Table NC-1: Development Standards, or as modified and approved during the Master
Plan process.

Finding: Sheet 4 — Preliminary Subdivision Plat illustrates proposed lot size, width, and
depth. The size, width, and depth of each lot, and average for each of these
measurements, were compared with the minimum requirement for the corresponding lot
size. An analysis of lots with the development standards of the NC zone was provided by
the applicant, and shows that all lots within Phase 1 have a lot size, width, and depth that
is at least 90% of the requirement. In addition, the averages of lot size, lot width, and lot
depth for each lot type exceed 100% of the NC-1 Development Standards. Therefore,
proposed modifications to the approved preliminary plat meet the standards of 16.45.020.

TABLE NC-1: DEVELOPMENT STANDARDS

Building Type Minimum Lot Size  Minimum Lot Width Minimum Lot Depth
(sq. ft.) (feet) (feet)
Single Family - smalllot | 2500 E N
Single Family - med. Lot | 4,200 3 45 85
Single Family -largelot | 6500 | ss | 90

*| ot sizes, widths and/or depths may be reduced to 90% of the standard provided the overall
lot average meets the corresponding lot size requirement.
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Analysis of Lot Compliance with NC Development Standards

PROPDSED 1

Size : Width % of Width Depth % of Depth
T % of Lot Size Standard
xes (sq. ft.) BT E01 olz0 Jtantan (feet) Standard (feet) Standard

STEES
Proposed
Minimum

Average| 6,691 | 6,619 sf/6,500sf = 102%| 65.6 | 65.6'/55'=119% | 100.3 |100.3'/90'=111%

5,863 | 5,863 sf/6,500 sf = 90% 60 60'/55' = 109% 90 90'/90' = 100%

Vieaiiims

Proposed
Minimum
Average| 4,275 | 4,275sf/4,200sf=102%| 45.4 | 45.4'/45'=101% 94.5 | 95.4'/85'=111%

3,802 | 3,802 sf/4,200 sf =91% 42 42'/45' = 93% 86.5 | 86.5'/85'=102%

[IalisS

Proposed
Minimum
Average| 2,818 |2,8185sf/2,500sf =113% | 35.0 35'/30'=117% 81.2 | 81.2'/70'=116%

2,336 | 2,3365f/2,500 sf =93% 32 32'/30'=107% 72 72'/70' = 103%

16.45.030 Standards and Requirements for Master Plans

The following standards and requirements shall govern the application for master plan
approval within the NC zone:

A. The land uses in a master plan shall be those identified on the corresponding
Density/Land Use Plan for each of the expansion areas. Flexibility in arrangement
of uses and densities is permitted provided that the overall master plan is in
substantial compliance with the area totals and density ranges as identified in
Chapter 15 of the Comprehensive Plan.

Finding: The East Area Master Plan Density/Land Use Plan requires a minimum 8.4
dwellings per acre and an approximate housing mix of 40% large lots /40% medium lots
/20% small lots. Flexibility in the arrangement of uses and densities is permitted provided
that the overall master plan is in substantial compliance with the area totals and density
ranges.

As approved the 2008 plan settled on a Master Plan housing mix that was based on land
area, not housing units. The approved mix for the entire Master Plan area is currently
approved at 31% large/31% medium/37% small lots measured in land area, known as
Option B in 2008. Using the same land area measurement, the proposed Master Plan
mix within the proposed Phase 1 plan is 32% large/26% medium/41% small lots. It is
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within the discretion of the Planning Commission to determine if the non-compliance
should be preserved and modified.

Phase 1 only includes single family dwellings. Phase 2 will likely offer townhomes. No
apartments or other attached housing is presented for consideration. The only means by
which the applicant could increase the ratio of medium and large homes to small homes
would be to encourage multifamily housing within Phase 1. (Phase 2, which is not within
the control of the applicant, could in theory be modified in the future.)

B. A master plan application must address the entirety of each expansion area
individually or may combine the two.

Finding: The 2008 Master Plan addressed the entirety of the expansion area.

C. Neighborhoods shall have defined centers which include public spaces such as a
plaza, park, school, or community square.

Finding: The phase 1 proposal includes the addition of about 1.5 acres or 40% more
passive open space area to restore the wetland in conformance with state and federal
standards. The ability of the public to use the space for trails must be determined in
cooperation with Clean Water Services which is requiring replanting of substantial
portions of the wetland area. The original large central oval park was designed to provide
green space and active park use for surrounding small lots that have no yards. The
amended plan reduces the size of the oval park by 93% from 49,399 SF to 3,427 SF in
Phase 1. The Phase 1 plan is relying on the Phase 2 development to provide a defined
center or public park feature. It is unknown at this time when Phase 2 will be developed.

D. Residential uses are encouraged to be designed so that garage doors and
driveways face rear alleys where practicable to diminish conflicts with sidewalks
along the public streets.

Finding: According to the applicant, two car garages are planned for all homes and will
be located on the alley side of each small lot home site. This is currently a condition of
approval that will be retained.

E. Commercial buildings shall be designed to front on pedestrian-friendly streets
rather than parking lots or arterial roadways.

Finding: There are no commercial buildings in this phase.
16.45.040 Procedure

The following standards and requirements shall be observed when a Master Plan
proposal is submitted for refinement:
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F. In the process of reviewing applications for individual phases within an approved
Master Plan, the Commission may approve the refinements to the Master Plan.
Refinements to the Master Plan are defined as:

1. Changes to the street network or functional classification of streets that do
not significantly reduce the function or connectivity for vehicles, bicycles or
pedestrians.

Finding: Exterior street connections to Phase 1 remain the same in the proposed Phase
1 plan. No changes fo the functional classification of internal streets are proposed. The
approved Master Plan shows three interior local streets with a west-east orientation and
two streets with a north-south orientation within Phase 1. The changes to the west-east
internal street network are made to retain the on-site wetland. The table below lists the
changes proposed to the internal street network of the Master Plan.

Proposed changes to the street network will minimally reduce circulation, street system
function and connectivity for vehicles, pedestrians, and bicycles traveling in the west-east
direction. As a partial remedy, the Preliminary Plat Sheet 4 illustrates a water line
easement that the applicant has indicated could also serve as a pedestrian/bicycle
easement connection from NW Virgil Drive to the West Union sidewalk and street
improvements. A trail from the east to west through the wetland would greatly enhance
the transit of pedestrians and bicyclists. As a condition of approval the applicant must
evaluate and document the viability of this option.

On the west side of the project the doubling of small lots adds seven homes where the
oval park was reduced in size, which in turn lengthens the ultimate block in Phase 2 so
that 40 homes are utilizing a single 20-foot alley for garage access. When Phase 1 and
2 are completed the block may exceed the maximum block length of 600 feet because
the block is an estimated 875 feet (which is below the 2008 standard of 1,000 feet).
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Master Plan Refinement - Changes to Street Network

COMPARISON OF STREE

g

Phase 1 Affected Area

Approved Master Plan

Proposed Master Plan Refinement

Access points to
County roads

¢One point of access to NW West Union Road
*One point of access to NW Jackson School Road

*Both points of access are maintained

Access points to future
development phase(s)

eFour (4) points of access to south

*Three (3) points of access to west

eTerminated at Phase 1 boundary, to be extended
with future phases

sPoints of access are maintained and will be
extended with future phases of development

Northern road with
west-east orientation

sRoad extends across site, through area
containing wetland

#Street no longer continues through wetland
*Road ends at western and eastern boundaries of
wetland and makes "T" intersection with
respective adjacent road

Central road with west-
east orientation

eRoad extends across site, through area
containing wetland

sStreet no longer continues through wetland
eRoad ends at westemn boundary of wetland and
makes "T" intersection with respective adjacent
road

*At eastern boundary of wetland, road is
generally consistent with road alignment on
Master Plan

Southern road with
west-east orientation

eStreet with west-east alignment, generally
extending between access point at NW Jackson
School Road, oval park segment, and the western
site boundary

s Alignment consistent with Master Plan (except
for changes to park)

Woestern street with
north-south
orientation

sStreet with north-south alignment, generally
extending between access point at NW West
Union Road to oval park segment

eAlignment consistent with Master Plan (except
for changes to park)

Central street with
north-south
orientation

Street with north-south alignment, connection the
northern and central roads with west-east
orientation

*Retained along eastern boundary of open space
area

e|ntersections with roads with west-east
orientation eliminated to accommodate
preservation of wetland

Eastern street with
north-south
orientation

eAligns with lots in northeast corner of site and
extends to southern boundary of Phase 1

¢ Alignment consistent with Master Plan

Circular street around
oval-shaped park

eSouthern street with west-east orientation
intersects with western street with north-south
direction

eCircular alignment around oval-shaped park

eSize of park reduced

eNorthern park boundary shifts south

#Street alignment adjusted in association with
park changes

Surrounding wetland

nfa

Street added along the western boundary of the
wetland to serve adjacent blocks

2,

Changes to the nature or location of park type, trails, or open space that do

not significantly reduce function, livability, usability, connectivity, or overall
distribution or availability of these uses in the Master Plan area.
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Finding: Within Phase 1 the approved Master Plan shows a landscaped buffer along
NW Jackson School Road and NW West Union Road, a park adjacent to residential lots
in the northern portion of Phase 1, a portion of oval-shaped park, and pocket park north
of the southern road with an west-east orientation. Changes to the nature or location of
park type, trails, or open space proposed with the Master Plan refinement are described
in the following table. These changes result from the requirement to restore as much of
the existing wetland as possible.

Master Plan Refinement - Changes to Parks, Trails & Open Space

APARISGN OF

DABIS
A

Approved Master Plan Proposed Master Plan Refinement

eOpen space area added to preserve on-
site wetland

n/a

=Provided and generally consistent with
Master Plan

sLandscaped buffer area along
NW West Union Road & NW
Jackson School Road

ePark immediately south of

eMinor location adjustment to

residential lots (northern portion
of site)

accommodate open space area for the
preservation of the on-site wetland
eRemains immediately south of residential
lots

*Oval shaped park (southwestern
corner of site)

eSize of this park is reduced within Phase 1

ePocket park north of east-west
street taking access from NW
Jackson School Road

ePocket park will be provided as part of an
open space tract (see Landscape Planin
Exhibit C)

TOTAL PARKS AREA = 3.7 ACRES

TOTAL PARKS AREA = 5.17 ACRES

The central oval park is reduced from 49,355 to 3,427 SF and now includes a storm water
swale. Therefore this central feature is not prominent in Phase 1 with the proposed
refinement. The overall area of parks and open space increases by approximately 40%
because of the additional protected wetland area. The area will be fenced (split rail) to
delineate it as a sensitive area, which may limit its use for recreational activity. This
passive open space area adjoins the large lots.

A notable change in the design is that there is no longer active park land immediately
adjoining small lots. The only park space will be located 2-4 blocks away on the eastern
edge of the wetland. This makes the park space less convenient for the residents of small
lots during Phase 1. When Phase 2 is completed the other half of the central oval will
likely be constructed within 1-2 blocks of most small lots. At present there is no way of
knowing when Phase 2 will enter into construction.

3. Changes to the location or mix of land uses that do not significantly alter the
overall distribution or availability of uses in the Master Plan area.
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Finding: According to the applicant the approved Master Plan provides residential and
parks land uses with future development areas for mixed-use and a school. The
proposed Master Plan refinement for Phase 1 maintains these land uses. Phase 1 of
the approved Master Plan shows 30 Small lots, 44 Medium Lots and 34 Large Lots for a
total of 108 single-family detached lots. The proposed Master Plan refinement includes
a total of 104 single-family detached residential lots and proposes 38 small lots, 32
medium lots, and 34 large lots within Phase 1. The proposed refinement includes
changes to the number and configuration of small lots on the west side of Phase 1.
Changes to parks and lot classifications are listed in the table below.

Master Plan Refinement - Changes to Mix & Location of Land Uses

DAPARISON IF LAN USES

Phase 1 Affected

i Approved Master Plan Proposed Master Plan Refinement

*3 small residential lots and part of one small lot  |#Open space area added to preserve
+12 medium lots and portions of two (2) medium |wetland, which includes landscaped

lots buffer area along NW West Union Road
B g i ePocket park and NW Jackson School Road and pocket
BEl 2Pae=Ales ePortion of landscape buffer area along NW West |park
(Added) ;
Union Road

ePortion of park area to south of residential lots in
northern portion of Phase 1
eWetland originally intended to be filled

*11 medium lots *16 medium lots
South of Wetland
o5 large lots 3 large lots
*25 small lots and part of one small lot ¢16 medium lots
West of Wetland *18 medium lots and portions of two medium lots |38 small lots
*Oval-shaped park eFuture development tracts (parts of
future lots)

*29 large lots
East of Wetland ¢] medium lot *31 large lots
¢1 small lot and part of one small lot

OVERALL MIX 30 Smalls, 44 Mediums, 34 Larges 38 Smalls, 32 Mediums, 34 Larges

TOTAL UNIT COUNT 108 104

In order to maintain the minimum 8.4 dwelling units per net acre in Phase 1 and retain as
much of the existing wetland area as possible, additional small units were provided and
usable park areas were reduced. With these changes the plan maintains the pattern of
larger lots in the northeastern portion of Phase 1 that transitions to some but less medium
lots along the southern boundary of Phase 1 and to more small lots in the western portion
of Phase 1. Changes to the mix and location of land uses in Phase 1 will alter the overall
distribution or availability of uses in the Master Plan. The approved Option B mix has
been significantly altered for medium and small lots. The approved 31%/31%/37%
Master Plan mix is proposed to be changed to 32%/26%/41%. If the Commission believes
the original mix should be retained, future phases will be required to be modified in order
to achieve that mix.
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G. Refinements meeting the above definition may be approved by the Commission
upon finding that:
a. The refinement(s) will better meet the conditions of the approved Master
Plan.
b. The refinement will not preclude an adjoining phase from development
consistent with the approved Master Plan.

Finding: The 2008 Master Plan was approved without DSL/Corps and CWS permits.
The plans approved in 2007 and 2008 were based on obtaining those permits. Since the
plan as approved cannot be built, the applicant proposes a modified plan to “better meet”
the conditions of the approved plan because now they have permits to build on the site
as long as the wetlands are protected, which will expand the open space area.

The approved East Area Master Plan allowed a compromised housing mix that does not
approximate the NC policies of the Comprehensive Plan or the NC standards in the
Zoning and Development Code. The refinement does not bring the plan into
conformance, and results in a significant reduction in the original number of medium lots
and a significant increase in the number of small lots.

In addition the large central park serving the small and medium lots has been significantly
reduced in size for the Master Plan. The original master plan application described the
oval park as ‘“central to” and a “feature of’ the Master Plan. The Public Facilities
Stormwater Plan Sheet 11 illustrates a water quality swale on the north tip of the park and
there will be landscaping as illustrated on Sheet L1.0. Functionally the remaining portion
of the oval will not serve as an active park during Phase 1. There is a concem that there
will be little greenery or open space and an insignificant park area near the small lots until
phase 2 is Developed. The building envelope on the small lots leaves a 3’ side and rear
yard and a 6’ front yard, illustrated on Sheet 6. Because the small units are rear loaded,
the yards will appear more contiguous in a manner that is different from other residential
neighborhoods that have front-loading garages and driveways.

Further, the residential block lengths now exceed the 600 —foot maximum. In 2008 the
maximum was 1,000 feet. In the proposed modification the block bounded by Turney and

Demetrius on the west side of the entry road is lengthened by about a 100 to
accommodate additional lots.

16.125 LOT DEVELOPMENT STANDARDS
16.125.005 Scope

The provisions of this subsection shall apply to all partitions and subdivisions within the
City of North Plains.
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Finding: The northeastern portion of the subject site is located within the City of North
Plains with a land use designation of Neighborhood Community (NC). Therefore Section
16.125 applies.

16.125.010 Standards for Lots

A. Minimum lot area: Minimum lot area shall conform to the requirements of the
zoning district in which the lot is located.

Finding: The preliminary subdivision plat includes small, medium, and large residential
lots. The applicable standards of Table NC-1 show the requirement for minimum lot area
within the NC Zone.

TABLE NC-1: DEVELOPMENT STANDARDS
Minimum Lot Size

Building Type (554t
Single Family - smalllot 2500 |
Single Family - med. Lot | 4200
'Single Family - large lot | 6,500 !

*Lot sizes, widths and/or depths may be
reduced to 90% of the standard provided the
overall lot average meets the corresponding lot
size requirement.
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Analysis of Lot Compliance with NC
Development Standards

PROPOSEL TS

Type S % of Lot Size Standard
L (sq. ft.)
P d
roPOsel| 5 863 | 5,863 sf/ 6,500 sf = 90%
Minimum

Average| 6,619 | 6,619 sf/ 6,500 sf = 102%

Medivms

Proposed
Minimum
Average| 4,275 | 4,275sf/ 4,200 sf=102%

3,802 | 3,802 sf/ 4,200 sf =91%

Proposed
Minimum
Average| 2,818 | 2,818sf/2,500sf=113%

2,336 | 2,336 sf/ 2,500 sf = 93%

As demonstrated in the above analysis and in Section 16.45.020 of this report, all lots
comply with the lot standard minimums of the NC Zone. No lots have an area that is less
than 90% of the standard for the corresponding lot size. In addition, the average size of
proposed lots meets the corresponding lot size requirement for small, medium, and large
lots.

B. Access: All lots created after the effective date of this Ordinance shall provide a
minimum of 20 feet of frontage on an existing or proposed public street, with the
following exception: Flag lots, accessed by a private driveway.

Finding: All lots within Phase 1 of the proposed subdivision exceed the required
minimum of 20 feet of street frontage. The smallest residential lot, Smalls, have a
minimum lot width of 32 feet at street frontage, meeting the criterion of this Section.

C. Flag lots: When authorized by the Planning Commission pursuant to the access
requirements of Subsection Chapter 16.125.010 (B).(1), flag lots shall be subject
to the following development standards.

Finding: No flag lots are proposed with this application.

D. Through lots: Through lots shall be avoided except where essential to provide
separation of residential development from major traffic arteries, adjacent
nonresidential activities, or to overcome specific disadvantages of topography and
orientation. Screening or buffering may be required by the Planning Commission
during the review of the land division request.
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Finding: No through lots are proposed with this application.

E. Lot Side Lines: The side lines of lots, as far as practicable, shall run at right angles
to the street upon which the lots face.

Finding: Preliminary Plans illustrate that side lot lines run at right angles to the street as
far as practicable.

F. Lot Grading: Lot grading shall conform to the requirements of Chapter 70 of the
Uniform Building Code, hereby adopted by reference, and to the following
standards unless physical conditions demonstrate the propriety of other standards:

a. Cut slopes shall not exceed one and one-half feet horizontally to one foot
vertically.

b. Fill slopes shall not exceed two feet horizontally to one foot vertically.

c. The character of soil for fill and the characteristics of lots and parcels made
usable by fill shall be suitable for the purpose intended.

Finding: According to the Applicant, Sheet 5 — Preliminary Grading Plan illustrates
compliance with the requirements of Chapter 70 of the Uniform Building Code as required
in this subsection.

G. Large Lots: In dividing tracts into large lots which at some future time are likely to
be re-divided, the applicant’s tentative plan shall also demonstrate that any
redevelopment or re-subdivision may readily take place at the planned residential
density without violating the requirements of this ordinance.

The Planning Commission may require that the blocks be of such size and shape,
be so divided into building sites and contain such site restrictions as will provide
for extension and opening of streets at intervals which will permit a subsequent
division of any tract into lots of small size.

Finding: The proposed subdivision for Phase 1 does not include the creation of any large
lots to be re-divided at some time within the future. However, there are numerous “tracts”
that are set aside for future lot development, future park, storm water runoff and
landscaping.

According to the applicant, the following are descriptions of the purpose of each tract
(grouped by common purpose).

e The following tracts are for purposes of Private Alleys - B, H, J, L & M

e The following tracts are for purposes of Future Development—E, F, G, |, &
N. These tracts will be combined with the adjacent phase when developed.

e The following tracts are for purposes of Parks & Open Space and will be
landscaped areas - C,D,P,R, T, S &K
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e Tract Ais for Parks & Open Space purposes and is part of the future oval-shaped
park. Tract A includes a water quality swale.

e Tract Q is for Parks & Open Space purposes and includes areas to be retained
as wetland and vegetated corridors, mitigation areas for wetlands and vegetated
corridors, the proposed play area and water quality swales.

H. Land for Public Purposes: Where a proposed park, school or other public use
indicated on the Comprehensive Plan is located in whole or in part within a
subdivision, the sub-divider shall dedicate and reserve said area for such
purpose. Where the City or other public authority has declared its intention to
acquire said area, it shall proceed to perfect the title or a contract right to the
same within three (3) years from the date of platting, and failing such, this
reservation shall automatically expire. The public body shall expeditiously
proceed, within its financial ability, to consummate such acquisitions.

Finding: Phase | does not specifically include any spaces indicated in the
Comprehensive plan as land for public use. This project includes open spaces and parks
which will be owned and maintained by the homeowners association. There will be a 45’
right-of-way dedication to West Union and Jackson School roads as required by
Washington County.

16.125.015 Standards for Blocks

A. General: The length, width, and shape of blocks shall take into account the need
for adequate building site size and street width and shall recognize the limitations
of the topography.

B. Sizes: Residential Districts shall have a maximum 600 foot block length, a
minimum 160 foot adjacent lot depth, and a 1,600 foot perimeter. A block shall
have sufficient width to provide for two tiers of building sites unless topography of
the location of adjoining streets justifies an exception.

Finding: Modifications to the approved subdivision plat and Master Plan refinement
include the reconfiguration of internal streets and residential lots to preserve an on-site
wetland. Retention of the on-site wetland reduces the area available for streets and
residential blocks, and justifies the following exceptions to block standards of Section
16.125.015 as follows:

e Block bounded by NW West Union Avenue, NW Lysander Avenue, and NW Nestor
Street does meet the minimum of 160 feet adjacent lot depth.

e Block bounded by NW West Union Avenue / NW Jackson School Road, NW
Cressida Street, and NW Virgil Drive including Lot 1 through 15 does not meet
minimum depth of 160 feet because it abuts Jackson School Road on one side
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and Virgil Drive on the other. The block containing Lots 15 - 33 also exceeds the
maximum block length of 600’.

e Block bounded by NW Cressida Street, NW Virgil Drive, and NW Jackson School
Road Lots 16 and 17 does not meet 160 feet depth requirement because it abuts
Jackson School Road on one side and Virgil Street on the other.

In addition, “NW Demetrius Street,” “NW Turney Street,” “NW Nestor Street,” “NW Rowe
Avenue,” and “NW Virgil Avenue” will terminate at the end of the boundary of Phase 1
and will be extended with future development phase(s) of the Master Plan. Blocks
affected by the termination of these streets include:

e Block bounded by NW Demetrius Street, NW Lysander Avenue, and NW Turney
Street

e Block bounded by NW Turney Street, NW Lysander Avenue, and NW Nestor
Street

+ Block bounded by NW Cressida and NW Rowe Avenue including Lots 44-50
e Block bounded by NW Rowe Avenue, NW Cressida Street, and NW Virgil Avenue

Compliance with the block standards for streets terminated at the boundary of Phase 1
could be addressed with development applications for future phases of the Master Plan.
However, it appears that all of the blocks planned to the west will exceed the 600-foot
maximum. The maximum length allowed in 2008 was 1,000 feet. Now the maximum
length is 600 feet. The Planning Commission can make the finding regarding the
appropriate length of the block with Phase 1 or 2.

16.125.020 Easements

A. Utility Lines: Minimum 5 foot wide easements for sewers, water mains, electric
lines, or other public utilities shall be dedicated along the front, side, and rear lot
or parcel lines of each lot. Easements shall be centered on lot lines.

B. Water Courses: If a tract is traversed by a water course such as a drainage
way, channel or stream, a storm water easement or drainage right-of-way shall
be provided which substantially parallels the lines of the water course.

C. Pedestrian and Bicycle Ways: When desirable for public convenience and
access, a pedestrian or bicycle way easement may be required to connect to a
cul-de-sac or to pass through an unusually long or oddly spaced block, or to
otherwise provide appropriate circulation.

Finding: Sheet 4 — Preliminary Subdivision Plat illustrates preliminary easements.
Easements addressing the standards of this subsection will be conveyed through the final
plat. A pedestrian and bicycle easement will be dedicated between lots 3 and 4. As a

File#13-41 Final Findings and Order 21

Page 131
Planning Commission, June 11, 2014



condition of approval the applicant must provide for utility easements per 16.125.020A.
On lots identified as “small” easements will not be required side boundaries, as the
setback requirements do not require 5 feet, and the foot print of the single family homes
are likely to be located in such as space. Such easements must be provided in commonly
shared drives, private streets and frontages.

The City further requests an easement over Tract A to provide a future opportunity site
for city water storage if necessary.

16.125.025 Improvement Requirements

B. Subdivisions: The following improvements shall be required for all subdivisions in
the City of North Plains.

1. Frontage improvements: Street improvements to full City standards shall be
required for all public streets on which a proposed subdivision fronts. Such
improvements shall be blended to match with existing improved surfaces
across the centerline and for a reasonable distance beyond the frontage of
the property. Additional frontage improvements shall include: sidewalks,
curbing, storm sewer, sanitary sewer, waterlines, other public utilities as
necessary, and such other improvements as the City shall determine to be
reasonably necessary to serve the development or the immediate
neighborhood.

Finding: NW West Union Road and NW Jackson School Road are Washington County
roads. As a condition of approval the applicant must obtain a Washington County Facility
Permit prior to site construction. The Preliminary Plans reflect overhead utility lines being
maintained on West Union and Jackson School Road. As a condition of approval these
utilities must be undergrounded.

2. Proposed streets: All public streets within the subdivision shall be
constructed as required by the provisions of the Street Standards section of
this chapter.

Finding: Preliminary Plans illustrate public streets are planned in compliance with city
local street standards and are required as a condition of approval.

3. Monuments: Upon completion of street improvements, monuments shall be
reestablished and protected in monument boxes at every street intersection
and all points of curvature and points at tangency of street center lines.
Elevation bench marks shall be established at each street intersection
monument with elevations to U.S. Geological Survey datum.

Finding: As a condition of approval upon completion of street improvements, a
registered professional land surveyor will establish monumentation and elevation
benchmarks in compliance with 16.125.025.3

File#13-41 Final Findings and Order 22

Page 132
Planning Commission, June 11, 2014



4. Sanitary Sewers: Sanitary sewers shall be installed to serve the subdivision

and to connect the subdivision to existing mains both on and off the property
being subdivided.
If the required sewer facilities will, without further sewer construction,
directly serve property outside the subdivision, the Planning Commission
may recommend to the City Council construction as an assessment project
with such arrangement with the sub-divider as is desirable to assure
financing his share of the construction.

The City may require that the sub-divider construct sewage lines of a size
in excess of that necessary to adequately serve the development in
guestion, where such facilities are or will be necessary to serve the entire
area within which the development is located when the area is ultimately
developed. The City may also require that the construction take place as an
assessment project with such arrangement with the sub-divider as is
desirable to assure his share of the construction.

Finding: Sheet 7 — Preliminary Utility Plan illustrates the sanitary sewer system to serve
the proposed subdivision. Sanitary sewer lines will be extended to the west and connect
to the North Plains East Trunk Line extension near McKay Creek. The sanitary sewer
extension is proposed off-site within rural areas of Washington County. Therefore, an
application will be submitted to Washington County for extraterritorial extension of the
sanitary sewer line.

As a condition of approval the applicant must address all requirements of Clean Water
Services, to ensure connection to the sanitary sewer system.

5. Water System: Water lines with valves and fire hydrants serving the
subdivision and connecting the subdivision to the city mains shall be
installed. The design shall take into account provisions for extension beyond
the subdivision to adequately grid the City system and to serve the area
within which the development is located when the area is ultimately
developed.

Finding: Sheet 7 — Preliminary Utility Plan illustrates the water system to be provided
including valves and fire hydrants to serve the subdivision and connecting the subdivision
to city mains.

The City Public Works Director has indicated that water lines eon Nestor and Turney
streets must connect to a main on Cecil Ave. which will connect to water lines eon
Cressida Street. Looping is required of the water lines. The installation of permanent
dead-end mains greater than 250 feet upon which fire protection depends and the
dependence of relatively large areas on single mains will not be permitted. The Director’s
comments reference Public Works Design Standards Section 3.30.500 Water Mains to
address these issues in the detailed construction plans.
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As a condition of approval the applicant must address all requirements of North Plains
Public Works Department, to ensure connection to the City’s potable water system.
Additionally the City requires the dedication of a water easement over Tract A for use as
a possible water tank site, to create a redundant water storage facility serving this
subdivision and the general area in the east.

6. Street Lights and Street Trees: The installation of street lights and street
trees is required at locations and of a type established by City standards.

Finding: Sheet 10 — Street Tree Plan/Street Lighting Plan illustrates street lights and
trees to be provided. As a condition of approval, street trees must be planted in
accordance with the recently adopted Public Works Standards (October 2013). A diverse
set of tree species with varied life cycles should be planted on each street to prevent a
catastrophic loss of trees to disease or life cycle term. Street lights and locations must
meet Public Works Standards and use energy-conserving technology such as LED’s.

7. Street Signs: The installation of street name signs and traffic control signs
is required at locations determined appropriate by the City and shall be of a
type established by City standards.

Finding: Street name signs and traffic control signs will be provided at sites determined
to be appropriate by the City and will be of a type established by City Standards.

16.125.030 Improvement Procedures

Improvements installed by a developer for any land division, either as a requirement of
these regulations or at his own opinion, shall conform to the requirements of this
Ordinance and improvement standards and specifications adopted by the City, and shall
be installed in accordance with the following procedure:

A. Improvement work shall not be commenced until plans have been checked for
adequacy and approved by the City. Plans shall be prepared in accordance with
requirements of the City.

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

C. Improvements shall be constructed under the inspection and to the satisfaction of
the city engineer or the superintendent of public works. The City may require
changes in typical sections and details in the public interest, if unusual conditions
arise during construction to warrant the change.

D. All underground utilities, sanitary sewers, storm drains installed in streets by the
sub-divider shall be constructed prior to the surfacing of the streets. Stubs for
service connections for underground utilities and sanitary sewers shall be placed
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to a length eliminating the necessity for disturbing the street improvements when
service connections are made.

E. A map showing all public improvements as built shall be filed with the
superintendent of public works upon completion of the improvements.

Finding: Sheet 7 — Preliminary Utility Plan illustrates utilities to be provided with Phase
1. City staff approval in accordance with conditions outlined in the prior development
agreements will be obtained prior to approval of the Final Plat or grading permit.
Improvements installed by the developer will comply with the criteria of 16.125.030. As a
condition of approval overhead utility lines on the frontages of West Union Road and
Jackson School Road must be undergrounded as part of the project.

16.135 SUBDIVISIONS
16.135.005 General Provisions

A. All subdivisions shall conform to applicable Zoning District Standards,
Development Standards of this ordinance and the comprehensive plan.

Finding: The proposed subdivision is located within the City of North Plains NC Zone.
Section Il of this report demonstrates compliance with applicable criteria of the NC Zone.

B. A master plan for development shall be required for any application which leaves
a portion of the subject property capable of redevelopment.

Finding: A 104 lot subdivision plan is proposed with this application, which is Phase 1
of a larger Master Planned area. No large lots capable of redevelopment remain within
the subject area. Therefore, this standard is not applicable to this request.

C. Pre-application conferences shall be required prior to the submittal of all
subdivision applications.

Finding: A pre-application conference was held with the City Manager of the City of
North Plains on May 30, 2013 regarding proposed Master Plan refinement and
modifications to the approved preliminary plat.

16.135.010 Submittal Requirements for Tentative Subdivision Plans

A. All Subdivision applications shall be submitted on forms provided by the City and
accompanied by the appropriate filing fee.

B. Each application shall include fifteen (15) copies of the tentative subdivision plan
drawn on a sheet of 18 x 24 inches in size at a scale of 1 inch equals 100 feet.
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C. The following information shall be shown on the tentative subdivision plan:

1. Proposed name of the subdivision. This name shall not duplicate or
resemble the name of any other subdivision in the county and shall be
approved by the Planning Commission and the County Surveyor.

Date, north point and scale of drawing.

Appropriate identification of the drawing as a tentative plan.

Description of the subdivision sufficient to define its location and boundaries

and legal description of the tract boundaries.

5. Names and addresses of the owner, subdivider, and engineer, surveyor or
planner.

6. The location, widths and names of both improved and unimproved streets
within or adjacent to the tract, together with easements and other important
features such as section lines, section corner, city boundary lines and
monuments.

7. Contour lines related to some established bench mark or other datum
approved by the city engineer and having minimum intervals as follows:

a. For slopes of less than five per cent: two feet, together with not
less than four spot elevations per acre, evenly distributed, if
necessary.

b. For slopes of five percent to 15 percent: five feet.

c. Forslopes of 15 percent to 20 percent: ten feet.

d. Forslopes of over 20 percent: 20 feet.

8. The location of at least one temporary bench mark within the subdivision
boundaries pursuant to ORS 96.060.

9. The location and direction of water courses and the location of areas subject
to flooding and/or within a designated 100-year flood plain.

10. Natural features such as rock outcroppings, marshes, wooded areas and
isolated preservable trees having a caliper (diameter) of 6 inches or greater
at 4 feet above grade.

11. Existing uses of the property and location of existing structures designated
historic and cultural resources on the site and structures to remain on the
property after platting.

12.A vicinity map showing existing subdivisions and unsubdivided land
ownerships adjacent to the proposed subdivision and showing how
proposed streets and utilities may be extended to connect to existing streets
and utilities.

13.Proposed deed restrictions, if any, in outline form.

14. The location of existing sewage disposal facilities, water mains, culverts,
storm drainage facilities and electric lines within and adjacent to the
subdivision.

15.The location, width, names, approximate grades and radii of curves of
proposed streets as shown on any development plan.

16. Dimensions and area of each proposed lot.

17.Proposed lot and block numbers.

18.Proposed sites, if any, allocated for development,

B o [
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19.1f the proposed subdivision includes only part of the tract owned or
controlled by the sub-divider, the City Planner or Planning Commission may
require a sketch or tentative layout for streets and lots in the unsubdivided
portion.

20.Any of the following may be required by the City Planner or Planning
Commission to supplement the tentative subdivision plan:

a. Approximate center line profiles with extensions for a reasonable
distance beyond the limits of the proposed subdivision showing
the finished grade of streets and sidewalks and the nature and
extent of street construction.

b. A schematic plan for domestic water supply lines and related
water service and sewage disposal facilities.

c. Proposals for storm water drainage and flood control, including
profiles of proposed drainage ways.

d. If lot areas are to be graded or filled, a plan showing the nature of
cuts and fills and information on the character of the soil.

e.  Proposals for other improvements such as electric utilities.

Finding: The preliminary plans have been prepared in compliance with 16.135.010 and
include the application requirements for a preliminary subdivision plat.

16.135.011 Preliminary Plat Approval Criteria

The City may approve, approve with conditions or deny a preliminary plat based on the
following approval criteria:

A. The proposed preliminary plat complies with the applicable Development Code
chapters and all other applicable ordinances and regulations. At a minimum, the
provisions of this section and the applicable sections of this chapter including
Zoning Districts, Development Standards, and Streets and Facilities shall apply.
Where a variance is necessary to receive preliminary plat approval, the application
shall also comply with the Variance section of this chapter;

Finding: With the exception of demonstrating compliance with the housing mix criteria
in Section 16.45 NC Zone Master Plan Modification procedures, and the block
dimensional requirements of the Section 16.135, the applicant has or can demonstrate
compliance with applicable criteria of the City of North Plains Zoning and Development
Code, including Section 16.125 Lot Development Standards, Section 16.135
Subdivisions, Section 16.145 Public Facility and Service Requirements, Section 16.150
Street Standards, Section 16.160 Clear Vision Areas, and Section 16.170 Application
Requirements and Review Procedures.

B. The proposed plat name is not already recorded for another subdivision, and
satisfies the provisions of ORS Chapter 92;
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Finding: Exhibit D includes the plat name, “Sunset Ridge,” tentatively approved by the
County Surveyor for the proposed subdivision.

C. The proposed streets, roads, sidewalks, bicycle lanes, pathways, utilities, and
surface water management facilities are laid out so as to conform or transition to
the plats of subdivision and maps of major partitions already approved for adjoining
property as to width, general direction and in all other respects. All proposed public
improvements and dedications are identified on the preliminary plat;

Finding: Preliminary Plans illustrate proposed streets, sidewalks, alleys, pathways,
utilities, and surface water management facilities. The proposed infrastructure and utilities
are laid out to conform to maps of the approved Master Plan.

D. All proposed private common areas and improvements (e.g. homeowners
association property) are identified on the preliminary plat;

Finding: According to the applicant, private common areas within the subject area will
consist of parks and open space areas. Tracts for parks and open space areas are
identified on the Sheet 4 — Preliminary Subdivision Plat and will be retained by the
Homeowner's Association. The City finds the only park-like space is at the intersection
of Helena and Cressida streets on the edge of the wetland. This small area contains a
play structure, a path, 3 benches and a picnic table. All other open spaces are restricted
and fenced wetland and vegetated corridor areas or pockets of landscaping
improvements.

E. Evidence that any required State and federal permits have been obtained, or shall
be obtained before approval of the final plat;

Finding: Applications for a wetland fill permit will be submitted for approval to the
Department of State Lands and Army Corps of Engineers. Required permits will be
obtained prior to approval of the final plat.

F. Evidence the improvements or conditions required by the City, road authority,
Washington County, Clean Water Services, special districts, utilities, and/or other
service providers, as applicable to the project, have been or can be met;

Finding: A CWS Service Provider Letter was received on October 22, 2013. Sheet 7 —
Preliminary Ulility Plan shows proposed utilities designed to comply with CWS, City, and
County requirements. Compliance with Washington County requirements for road
improvements will be addressed with engineering plans, to be submitted to Washington
County Development Services (Public Assurances).

G. A Traffic Impact Study (TIS) has been provided, if applicable, in accordance with
the provisions of Chapter 16.170; and
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Finding: Kittelson and Associates, Inc. completed a Traffic Impact Study in 2007 for the
approved Master Plan. The same number of units previously reviewed is proposed with
this modification. No changes to access points are proposed. Therefore, the prior Traffic
Impact Study has been accepted by the City and the County for the purpose of
compliance with 16.135.011.G.

H. If any part of the site is located within a Specific Area Plan District, Overlay District,
or previously approved Master Planned Development, it shall conform to the
applicable regulations and/or conditions.

Finding: The subject site is within the previously approved North Plains East Master
Plan area. This application proposes Master Plan Refinement and modifications to the
approved preliminary plat. This report describes how the plan does not comply with
certain applicable regulations and/or conditions.

16.135.012 Lot Access Provisions

In addition to the provisions of this chapter, all lots and parcels shall conform to the
specific requirements below, as applicable:

A. In conformance with the Uniform Fire Code (UFC), a 20-foot wide fire apparatus
drive shall be provided to serve all portions of a building that are located more than
150 feet from a public right-of-way or approved access drive.

B. When a common drive is to be provided to serve more than one lot, a reciprocal
easement which will ensure access and maintenance rights shall be recorded with
the approved subdivision or partition plat. The minimum drive width shall be 10 to
15 feet, except as required by the UFC, and improved with an all- weather surface
approved by the City.

C. Access reserve strips may be required to be granted to the City for the purpose of
controlling access to adjoining undeveloped properties.

D. Street and building placement and alignment shall be designed so that all future
street connections can be made as surrounding properties develop.

Finding: Sheet 4 — Preliminary Subdivision Plat shows that all future buildings on
proposed lots will be located within 150 feet from a public right-of-way. Streets and lot
placement and alignment have been designed in conformance with the Master Plan to
allow for the future development of subsequent phases of the Master Plan. Easements
and access strips will be provided with the final plat as required by the standards of
16.135.012 and the conditions of the approved Master Plan.

16.145 PUBLIC FACILITY AND SERVICE REQUIREMENTS
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16.145.005 Application of Public Facility Standards

The provisions of Chapter
16.145 Public Facility and
Service Requirements shall
apply to development within
the City of North Plains as
listed in the following table.
No development permit
shall be approved unless
the  following  required
improvements are provided
to City standards prior to
occupancy or operation
unless an exception is
approved by the City
Council per Chapter
16.145.020 or future
provision of the
improvement is assured per
Chapter 16.145.030.

Finding: Preliminary Plans
iflustrate  public  facility
improvements to be
provided within Phase 1 will

comply with Section 16.145.005

Public Facilities Improvement Requirements Table

Storm
Fire Street Water | Sewer | Drainage | Street
Hydrants | Improvements Line Liner & Trees Lights
Single Family 2 4
Homes N C Y C Y N
Two Family &
Muitifamily
Dwellings Y Y Y Y Y Y
Partitions,
Subdivisions
and
Manufactured
Home Parks Y Y X Y Y Y
s e et
New
Commercial
Buildings Y Y Y Y Y Y
Commercial 1 3
Expansions C C Y Y ¥ Y
New Industrial
Buildings Y Y Y Y: Y Y
Industrial 1 3
Expansions C C Y Y Y Y

N = Not required Y = Yes, required C=Conditional, required in some case

Note: Street lights shall be installed using PGE Option B.

16.145.010 Public Facility Standards
The following public facility standards shall be applicable to all development as specified
in the Application Review section of this chapter.

A. Streets: Street improvements required by Chapter 16.145.005 Public Facility &
Service Standards shall be provided in compliance with Street Standards of this

ordinance.

Finding: Applicant’s proposal meets the street standard in 16.145.005.

B. Storm Drainage: No development permit shall be approved for any property until
the City Engineer has reviewed and approved provisions for storm water drainage
in accordance with the following criteria:

1. For storm drainage across or over the property on which the development
is located, there are storm drainage facilities available which are capable of
handling a one-hundred year flood without damage to any improvement on
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the property, or inundation of the lowest habitable floor of any residential
structure thereon.

2. For storm drainage along or from streets adjacent to the property on which
the development is located, there are storm drainage facilities available in
accordance with the City of North Plains adopted street standard.

Finding: Sheet 7 — Preliminary Utility Plan illustrates existing and proposed storm
drainage and is submitted for review by the City Engineer. Storm drainage will be provided
in compliance with Section 16.145.010(B). Storm drainage lines will be extended to the
west and will outlet to natural drainage ways associated with McKay Creek. Given that
storm line connections are proposed within rural areas of Washington County, a
subsequent application will be submitted to Washington County for the extraterritorial
extension of storm drainage lines.

C. Sewage Disposal: No development permit shall be approved until the City
Engineer and Clean Water Services has reviewed and approved provisions for
connection to the public sewer system.

Finding: Sheet 7 — Preliminary Utility Plan illustrates existing and proposed sanitary
sewer lines. Connection will be made from Phase 1 of the subdivision to the North Plains
East Trunk Line Extension. The North Plains East Trunk Line Extension is located in a
rural area of Washington County. Therefore, a separate application will be submitted to
Washington County for the extension of sanitary sewer line. Their approval should be a
condition of approval.

D. Water Supply: No development permit shall be approved for any property unless
all affected water mains are either:

1. Fully improved to a standard providing both adequate potable water and fire
flows, as established by the applicable State Plumbing Code and approved
by the City Engineer; or

2. Improved to a standard providing adequate potable water flows pursuant to
the City Water Master Plan and approved by the City Engineer and the Fire
Chief for Washington County Fire District No. 2.

Finding: Sheet 7 — Preliminary Ulility Plan shows the existing and proposed water lines.
The proposed water system has been designed to supply sufficient flows for potable water
and fire uses within the subject site. The City’s Water Master Plan has identified the need
for an additional water tank in the eastern portion of the City to ensure water service if the
sole main between the east and center parts of time is damaged. A potential site of such
a reservoir is Tract A which will be part of larger park. As a condition of approval a water
easement should be dedicated to the City for Tract A.

Comments from the Public Works Director indicate the need to revise the plans so that
there are no dead end mains over 250 feet. Therefore, water lines on Nestor and Turney
must connect to a main on Cecil which will connect to a line on Cressida. He indicates
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that looping is required of the waterlines, and the water line sizing, valve locations and
hydrant locations will need to indicate compliance with city standards when utility
engineering plans are developed. The original condition of approval regarding final
construction drawings on compliance with city utility standards remains.

16.145.120 Methods to Assure Facilities and Services

A legal and enforceable document, contract or process which assures the City that a
public improvement will be accomplished is required. Assurances may include but are
not limited to the following:

A. Cash in escrow, assignment of letter of credit, etc.

B. Establishment of a Local Improvement District (LID) through the post-
remonstrance period. Failure of the City to accept the LID shall constitute a
waiver of the assurance requirement.

C. Evidence of formal action by public or private agencies or companies, including

the City of North Plains, appropriating monies for the requisite public
improvement.

D. Any other legally binding arrangement that assures the improvements will be
made within the required time frame, including:

1. Phasing of the development;
2. Construction of interim improvements;
3. Construction of improvements on a phased basis.

Finding: As a condition of approval the applicant must enter info a development
agreement with the City of North Plains, which will supersede prior development
agreements.

16.145.130 Requirement for Public Work Permit

No person, firm or corporation shall commence construction of improvements within a
public right-of-way or upon public property without first obtaining a Public Works
Construction Permit on a form or forms provided by the City.

Finding: the applicant is required to obtain permits from the City of North Plains or
Washington County for work performed in the right of way.
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16.150 STREET STANDARDS
16.150.010 General Provisions

The following general provisions shall apply to the dedication, construction, improvement
or other development of all public streets in the City of North Plains:

A. The location, width, and grade of streets shall be considered in their relation to
existing and planned streets, to topographical conditions, to public convenience
and safety, and to the proposed use of the land to be served by the streets.

Finding: Preliminary Plans illustrate the location, width, and grade of streets. Streets
have been designed to city standards with consideration of existing and planned streets,
topographical conditions, public convenience and safety, and the proposed use of the
land to be served by the streets.

B. Development proposals shall provide for the continuation of existing principal
streets where necessary to promote appropriate traffic circulation in the vicinity of
the development

Finding: The subject site is currently vacant and is bounded by NW West Union Road to
the north and NW Jackson School Road to the east. Preliminary Plans illustrate the street
network within the Phase 1, including connection to NW West Union Road and connection
to NW Jackson School Road. The street network has been designed to promote
appropriate traffic circulation within the vicinity of the subdivision.

C. Reserve strips: Reserve strips or street plugs controlling the access to streets will
not be approved unless necessary for the protection of the public welfare or of
substantial property rights, and in these cases they may be required. The control
and disposal of the land composing such strips shall be placed within the
jurisdiction of the City under conditions approved by the Planning Commission.

Finding: Streets identified as “NW Demetrius Street,” “NW Turney Street,” “NW Nestor
Street,” “NW Virgil Drive,” and “NW Rowe Avenue” on the preliminary subdivision plat
terminate at the western or southern boundaries of subdivision Phase 1 and will be
extended with future phases of development of the Master Plan. No reserve strips or
street plugs are proposed. In these cases tracts are utilized until Phase 2 is initiated.

D. Alignment: All streets other than minor streets or cul-de-sacs, as far as practical,
shall be in alignment with existing streets by continuation of the center lines
thereof. The staggering of street alignments resulting in "T" intersections shall,
wherever practical, leave a minimum distance of 200 feet between the center lines
of streets having approximately the same direction and otherwise shall not be less
than 100 feet.
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Finding: The proposed alignment of streets within Phase 1 complies with the
standards of 16.150.010.D.

E. Future extension of streets: Where necessary to give access to or permit a
satisfactory future development of adjoining land, streets shall be extended to the
boundary of a tract being developed and the resulting dead-end streets may be
approved without turnarounds. Reserve strips and street plugs may be required to
preserve the objectives of street extensions.

Finding: Preliminary Plans (see Exhibit C) illustrate that “NW Nestor Street,” “NW
Tumey Street,” “NW Demetrius Street,” “NW Rowe Avenue,” and “NW Virgil Drive” will
terminate at the boundary of Phase 1 and will be extended with future phases of
development of the Master Plan, in compliance with this standard. No turnarounds are
proposed. Tracts E, F, G & H may provide for vehicle turnaround area on the west
side of the project.

F. Intersection angles: Streets shall be laid out to intersect at angles as near to right
angles as practical, except where topography requires lesser angle, but in no case
shall the acute angle be less than 80 degrees unless there is a special intersection
design. An arterial or collector street intersecting with another street shall have at
least 100 feet of centerline tangent adjacent to the intersection unless topography
requires a lesser distance. Other streets, except alleys, shall have at least 50 feet
of tangent adjacent to the intersection unless topography requires a lesser
distance. Intersections which contain an acute angle of less than 80 degrees or
which include an arterial or collector street shall have a minimum corner radius
sufficient to allow for a roadway radius of 20 feet and maintain a uniform width
between the roadway and the right-of-way line. All other intersections shall have a
minimum corner radius sufficient to allow for a roadway radius of 10 feet and
maintain a uniform width between the roadway and the right-of-way line. Ordinarily,
the intersection of more than two streets at any one point will not be approved.

Finding: All streets within the preliminary subdivision plat are laid out to intersect as
near fto right angles as practical. The intersection at “NW Helena Drive” and “NW
Cressida Drive” is not laid out to an exact right angle in order to retain the on-site
wetland contained in Tract “Q” open space. No arterial or collector streets are
proposed within the preliminary subdivision plat.

G. Existing streets: Whenever existing public streets adjacent to or within a tract are
of inadequate width, additional right-of-way shall be provided at the time of
subdivision or development.

Finding: As a condition of approval the applicant must dedicate to the City rights-of-
way on public streets adjacent to the subdivision. Right-of-way will be dedicated 45
feet from centerline of NW West Union Road and NW Jackson School Road, including
adequate corner radius at the intersection of NW Jackson School Road and NW West
Union Road.
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H. Cul-de-sacs: Cul-de-sacs shall be as short as possible, and shall have maximum
lengths of 600 feet and shall not serve more than 20 dwelling units. All cul-de-sacs
shall terminate with circular turnarounds. Commercial and industrial cul-de-sacs
shall have a minimum 55' bulb radius. Additional cul-de sac specifications,
including specifications for residential cul-de-sacs, are contained within the most
recently adopted public works/street standards of the City of North Plains and/or
Washington County development standards.

Finding: No cul-de-sacs are proposed with the preliminary subdivision plat or with Master
Plan refinement.

l.  Street names: No street names shall be used which will duplicate or be
confused with the names of existing streets, except for extensions of existing
streets. Street names and number shall conform to the established pattern in the
City and shall be subject to the approval of the Planning Commission.

Finding: Proposed street names are shown on Preliminary Plans. The City Council is in
the process of revising the street naming process, and the final names of the streets shall
be approved by the city prior to recording of the final plat. Staff recommends early settlers
as a street name theme in this development. It is recommended that the proposed NW
Lysander be changed to “King Avenue”; that NW Nestor be changed to “Keenon Street”:
that NW Turney be changed to “Carver Street’; that NW Cecil Terrace be changed to
“Shaddon Terrace”; that NW Demetrius be changed to “Fair Street”; that NW Virgil be
changed to “Davis Drive’and Kelly Drive”: that NW Cressida be changed to “Mays Street’”:
and NW Gloria Way be changed to “Kaye Way” Rowe Avenue name is also to be
chosen.

J. Grades and curves: Grades shall not exceed 6 percent on arterials, 10 percent on
collector streets or 12 percent on any other street. Center line radii of curves shall
not be less than 300 feet on arterials, 200 feet on collectors or 100 feet on other
streets, and shall be to an even 10 feet. Where existing conditions, particularly
topography, make it otherwise impractical to provide buildable sites, the Planning
Commission may accept steeper grades and sharper curves. In flat areas,
allowance shall be made for finished street grades having a minimum slope of 0.5
percent.

Finding: Sheet 5 — Preliminary Grading Plan illustrates compliance with grade and curve
standards.

K. Marginal access streets: If a development abuts or contains an existing or
proposed arterial street, the Planning Commission may require marginal access
streets, reverse frontage lots with suitable depth, screen planting contained in a
non-access reservation along the rear or side property line, or such other treatment
as may be necessary for adequate protection of residential properties and to afford
separation of through and local traffic.
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Finding: NW West Union Road and NW Jackson School Road have a functional
classification of arterial and are within County jurisdiction. Measures to provide adequate
protection of residential properties and afford separation of through and local traffic are
provided with the provision of specified access points and separation from local streets
with a landscaped ftract and a row of lots fronting internal local streets. Access to NW
West Union Road and NW Jackson School Road will comply with County standards and
the conditions of the approved Master Plan.

L. Alleys: Alleys shall be provided in commercial and industrial districts unless other
permanent provisions for access to off-street parking and loading facilities are
made as approved by the Planning Commission. While alley intersections and
sharp changes in alignment shall be avoided, the corners of necessary alley
intersections shall have radii of not less than 10 feet.

Finding: The subject site is not located within a commercial or industrial district. Private
alleys will provided for at the rear of residential lots in Phase 1 as shown on Preliminary
Plans. Sheet 4 — Preliminary Subdivision Plat shows that the intersection of alleys will
generally have a minimum radius of 90 degrees.

M. Sidewalks shall be a minimum of five feet in width. Curbs and sidewalks shall be
required along both sides of all public streets. All new development upon lots,
tracts or parcels of land adjacent to a public street will be required to construct
curbs and sidewalks.

Finding: Curbs and sidewalks are illustrated by Sheet 8.1 Preliminary Circulation Plan.
Sidewalks will be provided on both sides of public streets and will have a width of 5 feet.

N. Street trees, where provided, shall not be of a species which has a shallow
spreading root system which is likely to disturb sidewalk or street improvements.

Finding: Sheet 10 — Preliminary Street Tree & Street Lighting Plan illustrates proposed
street trees for Phase 1. As a condition of approval replace Acer Saccharum “Wright
Borthers” with a tree species less prone to breakage in storm conditions, Ostryra
Viginiana and Tilia Americana DTR 123 can only be places in planting strip 8 feet or more
wide, and tree species should be varied at least every 4t planting on a street to prevent
catastrophic loss due to disease and end of life cycles. Try to find street trees with long
leaf out periods.

O. Access Spacing Standards shall, to the greatest extent possible, comply with
Washington County’s standards and the most recently adopted public works/street
standards of the City of North Plains. Washington County’s access spacing
standards by street functional classification are as follows:

Major Arterial: 1,000 feet
Minor Arterial: 600 feet
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Major Collector: 150 feet
Minor Collector: 50 feet
Local Street: 10 feet

Finding: Preliminary Plans illustrate compliance with access spacing standards by street
functional classification of 16.150.110.0

16.150.115 General Right-of-Way and Improvement Widths

Construction specifications for all street and right-of-way improvement widths shall
comply with the criteria of the most recently adopted public works/street standards of the
City of North Plains, the North Plains Transportation System Plan, and/or Washington
County standards. These standards shall be the minimum requirements for all streets,
except where modifications are permitted under this chapter or the Street Standard
adopted by the City Council of North Plains, whichever is less restrictive. Refer to Figures
9-2A-5-2P in the Transportation System Plan for detailed diagrams depicting street right-
of-way, improved, and roadway width requirements.

Finding: Preliminary Plans illustrate the proposed street and right-of-way improvements,
which will meet the criteria of the most recently adopted public works/street standards of
the City of North Plains, the North Plains TSP, and as applicable, Washington County
Standards. Compliance with Section 16.150 Street Standards is addressed in Section I/
of this report.

16.150.025 Construction Specifications

Construction specifications for all public improvements shall comply with the criteria of
the most recently adopted public works/street standards of the City of North Plains.

Finding: Construction of all public improvements will comply with the most recently
adopted public works/street standards of the City of North Plains.

16.31.070 Bikeways and Sidewalks Required on Arterials and Collectors

A. Glencoe Road: Include bicycle lanes and sidewalks on both sides of the road. This
would provide connectivity to the existing sidewalks and future growth to the east
of Glencoe Road.

B. Commercial Street: Include bicycle lanes and sidewalks on both sides of the road.
A detailed plan should be developed to make sure these facilities coexist with
parking demand in the downtown area.

C. North Avenue: On the near term a sidewalk should be constructed on the south
side of North Avenue to connect the existing sidewalk to Gordon Road. Sidewalks
should also be added on the south side of North Avenue between NW 309th
Avenue and Glencoe Road. These improvements would complete a system of
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sidewalks on North Avenue in addition to providing connectivity to the adjacent
street system. In the Long term sidewalks should to added to the north side of
North Avenue also.

D. Gordon Road: Provide sidewalk on the east side. This improvement will facilitate
a connection to the future extension of sidewalk on the south side of North Avenue
and to sidewalks along Commercial Street.

Finding: The absence of arterial streets West Union Road and Jackson School Road
from the above list above is a result of the ordinance being adopted prior to annexations
of the eastern areas of the City. Applicant has proposed bike lanes on West Union Road
and Jackson School Road, and completion of the road profiles proposed on Sheet 8.1
are a condition of approval.

16.160 Clear Vision Areas
16.160.000 Requirements

Except in the C-1 zone, a clear vision area shall be maintained on the corners of all
property adjacent to the intersection of two streets, a street and a railroad, or a driveway
providing vehicular access to a public street, including alleys.

A. Lots or parcels on street corners (public and/or private) shall maintain a sight
triangle with no sight obstruction between three (3) feet and ten (10) feet in height
as measured from street grade. Sight obstructions include, but are not limited to,
fences, vegetation, berms, signs and structures. The sight triangle shall be
measured from the street corner (apex), to a distance of twenty (20) feet along
each street side (see Figure 1). For the purpose of this Section, a street corner is
defined as that point where the extended edges of the road surface of two
intersecting streets meet. The City may require additional vision clearance based
on a hazard identified by the City. However, tree trunks and sign poles not
exceeding 12 inches in diameter may be located within the vision clearance area,
provided the diameter does not exceed 24 inches.

B. A private access shall be treated as a public street for the purpose of this section.
The vision clearance area shall be determined in the manner set forth form in
Chapter 16.160.000.010(A). The edge of the paved surface area of the private
access, be it roadway, curb or sidewalk, shall be treated as the right-of-way line in
determining the vision clearance area.

Finding: No construction on residential lots or parcels that would create any sight
obstruction is proposed with this application. Compliance with 16.160.000 will be
addressed through subsequent construction plans.
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16.170 APPLICATION REQUIREMENTS AND REVIEW PROCEDURES
Administrative, Limited Land Use, Quasi-Judicial & Legislative Decisions
16.170.000 General Provisions
C. Type lll Quasi-Judicial Permits by Planning Commission
14. Subdivision Permit

Finding: This application includes modifications to the approved preliminary subdivision
plat, Master Plan refinement, and Public Facilities Development Plan. This application is
classified as Type /Il because it includes Master Plan refinement and modifications to a
preliminary subdivision plat.

16.170.001 Pre-application Conference

A pre-application conference is recommended for a Type I, Ill and IV permit. The
applicant shall file the appropriate application, pay the review fee and meet with the City
Planner, other city staff and affected agencies. At the conference the City Planner shall
identify the relevant comprehensive plan policies, map designations, zone and
development standards and procedural requirements applicable to the application. The
planner and affected agencies shall provide technical data and identify opportunities or
constraints concerning the application.

Failure of the City to provide any information required by this section does not constitute
a waiver of any of the standards, criteria or requirements for the application. Due to
possible changes in federal, state, regional and local law, the applicant is responsible for
assuring the application complies with all applicable laws on the day the application is
deemed complete.

Finding: A pre-application conference was held with the City Manager and staff of North
Plains on May 30, 2013.

16.170.002 Neighborhood Meeting

Applicants or their representatives are encouraged to meet with adjacent property owners
and neighborhood representatives prior to submitting an application to the City in order
to solicit input and exchange information about the proposed development. The applicant
for a Type Il application is encouraged to hold a neighborhood meeting with a recognized
neighborhood or community organization. If no organization exists, then the applicant is
encouraged to hold a meeting with adjacent property owners within a radius of 250 feet
who will receive public notice.

Finding: An application for preliminary partition to create separate parcels within the
Washington County Future Development (FD)-10 and the City of North Plains
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Neighborhood Community (NC) plan designations was submitted Separately to
Washington County. A Neighborhood Review Meeting was held on July 17, 2013 to
discuss the preliminary partition in compliance with Washington County requirements as
well as the proposed development. Notice of the neighborhood meeting was mailed to
affected residents within a 1,000-foot radius, the City of North Plains, the Washington
County Director of Land Use and Transportation, and the Citizen Participation
Organization 8 representative.

16.170.003 Traffic Impact Study

The purpose of this section of the code is to assist in determining which road authorities
participate in a land use decision, and to implement Section 660-012-0045 (2) of the State
Transportation Planning Rule that requires the City to apply conditions to development
proposals in order to minimize impacts and protect transportation facilities. This Chapter
establishes the standards for when a proposal must be reviewed for potential traffic
impacts; when a Traffic Impact Study must be submitted with a development application
in order to determine whether conditions are needed to minimize impacts to and protect
transportation facilities; what must be in a Traffic Impact Study; and who is qualified to
prepare the Study.

A. When a Traffic Impact Study is required. The City or other road authority with
jurisdiction may require a Traffic Impact Study (TIS) as part of an application for
development, a change in use, or a change in access. A TIS shall be required
when a land use application involves one or more of the following actions:

1. A change in zoning or a plan amendment designation;

2. Any proposed development of land use action that a road authority states
may have operational or safety concerns along its facility;

3. An increase in site traffic volume generation by 300 Average Daily Trips
(ADT) or more; or

4. An increase in site traffic volume of a particular movement to and from the
State Highway by 20 percent or more; or\

9. An increase in use of adjacent streets by vehicles exceeding the 20,000
pound gross vehicle weights by 10 vehicles or more per day; or

6. The location of the access driveway does not meet minimum sight distance
requirements, or is located where vehicles entering or leaving the property
are restricted, or such vehicles queue or hesitate on the State Highway,
creating a safety hazard; or

7. A change in internal traffic patterns that may cause safety problems, such
as back up onto a street or greater potential for traffic accidents.

B. Traffic Impact Study Preparation. A Traffic Impact Study shall be prepared by a
professional engineer in accordance with the requirements of the road authority.
If the road authority is the Oregon Department of Transportation (ODOT), consult
ODOT'’s regional development review planner and OAR 734-051-180.
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Finding: A Traffic Impact Study was completed by Kittelson and Associates, Inc. in 2007
for the North Plains East Expansion Area Master Plan. Refinement to the Master Plan
and modifications to the preliminary subdivision plat will not increase the traffic impact
beyond the findings of the initial study as the same number of units and the same access
points are proposed.

C. City Street Improvement Requirements. In addition to street improvement
requirements in this code for new development, see Chapters 16.145 and 16.150
for street improvement requirements related to single family homes and
commercial and industrial expansions.

Finding: Section Il of this report addresses compliance with the City of North Plains
Zoning & Development Code, including Section 16.145 and Section 16.150.

16.170.012 Type lll Quasi-Judicial Decisions by the Planning Decision

A. Pre-application Conference. A pre-application conference is required for all Type
Il quasi-judicial applications under this Section. The requirements and procedures
for a pre-application conference are described in Chapter 16.170.001.

Finding: As previously described, a pre-application conference was held with the City of
North Plains City Manager on May 30, 2013 in compliance with Section 16.170.001.

B. Application Requirements.

1. Application form. A quasi-judicial application shall be made on forms provided
by the City Planner or designee. The application shall include the property
owner's signature of consent. Entities with condemnation authority are not
required to provide a consent signature.

2. Submittal Information. When a quasi-judicial application is required, it shall
include:

a. The information requested on the application form;

b. One copy of a narrative statement that explains how the application satisfies

each of the relevant criteria and standards insufficient detail for review and

decision-making.

The required fee pursuant to Chapter 16.00.070; and

. One set of pre-stamped and pre-addressed envelopes for all real property
owners of record who will receive a notice of the application within 250 feet.
The records of the Washington County Assessor’s office are the official
records for determining ownership. The applicant shall produce the notice
list. At the applicant’s request, and upon payment of a fee noted on the
City's fee list, the City may prepare the public notice mailing list. The City or
the applicant shall use the most current County real property assessment

Qo
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records to produce the notice list. The City shall mail the notice of
application.

Finding: The applicant has met the requirements of 16.170.020.

Iv.

CONCLUSION AND STAFF COMMENTS

The City finds that the request to modify the East Area Master Plan and approve
the Tentative Subdivision Plan for Sunset Ridge can comply with City standards
subject to imposition of conditions. Given the above discussion, all applicable
requirements of the City Ordinances can be satisfied by the applicant with
appropriate conditions of approval.

DECISION
Based upon the findings contained herein, the application packet submitted by the
applicant, and testimony received, on November 13, 2013 the Planning
Commission granted approval of the request subject to the following conditions of
approval:

Master Plan Conditions of Approval — including Sunset Ridge Preliminary
Subdivision Plan Conditions of Approval

Prior to approval of a grading permit or any other preliminary permits the applicant shall
provide proof of Washington County approval and recording of the pending Minor Land
Partition separating the portion of Tax Lot 1200 that is outside the city; and the Special
Use Permit and Flood Plain Alteration approval for Off-Site Sanitary Sewer and Storm
lines located in county jurisdiction.

Prior to approval of a grading permit or any other preliminary permits the applicant shall
provide evidence that the following conditions have been satisfied:

1.

All sanitary sewer, storm sewer, and surface water management provisions shall be
designed in accordance with Clean Water Services (CWS) “Design and Construction
Standards for Sanitary Sewer and Surface Water Management,” as contained in CWS
Resolution and Order No. 07-20 (R&) 07-20). This shall include both the conveyance
system and off-site improvements and modifications to existing systems necessary to
provide adequate services to the site.

. Sanitary sewer service improvements shall be provided in compliance with R&QO 07-

20 and City of North Plains Public Works Design Standards, Planning, Zoning, and
Development Codes and other applicable City and Washington County Policies.

Prior to any request for subdivision or other land use action following approval of the
Master Plan a phased development shall be provided along with a letter or other
documentation, as approved by the City and CWS, specifying the available and
capacity of any sanitary service connection to the existing sanitary conveyance
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system located within NW West Union Road and all off-site public sanitary system
improvements necessary to provide full service to the Master Plan area. The
development plan shall be of significant detail to identify and evaluate alignment,
capacity, easements, and other factors for compliance with R&0 07-20. In addition,
all system improvements located outside of the Urban Growth Boundary (UGB) shall
require approvals from Washington County and the City.

Accordingly, the applicant has agreed to construct a 12-inch “dry” sanitary sewer line
paraliel to the 8-inch line, with Phase 1 construction. This line will be utilized when the
existing 8-inch line reaches full capacity and there is adequate flow rate to avoid
settling within the new line, if necessary.

3. Surface water conveyance and surface water management facilities shall be provided
in compliance with R&O 07-20 and other Washington County standards that apply, as
well as the City of North Plains Public Works Design Standards, Planning, Zoning,
and Development Codes and other applicable City and Washington County Policies.
All system improvements located outside of the Urban Growth Boundary (UGB) shall
require approvals from Washington County in addition to the City.

Prior to approval of a request for subdivision or other land use action following
approval of the Master Plan a development plan shall be provided along with a letter
or other documentation, as approved by the City, CWS, and Washington County,
specifying the size, location, capacity, downstream impacts and other factors or
system components necessary for compliance with R&0 07-20.

Accordingly, the applicant has agreed that storm water runoff from the site shall be
conveyed in an open channel from the site boundary to McKay Creek with proper
permits from CWS, DSL and the Army Corps of Engineers. Said channel shall be
contained in an easement of sufficient width for the construction and maintenance of
the channel, and shall be dedicated to Washington County and/or Clean Water
Services. Said channel shall be designed to convey 100-year flow rates, and
constructed in compliance with all applicable standards in CWS R&O 07-20 and other
Washington County, state and federal standards that apply.

4. Public water system improvements are required and shall be planned, designed, and
constructed in accordance with current City of North Plains Public Works Design
Standards, the City Engineer's recommendations and the APWA Standard
Specifications for Public Works Construction. The system improvements shall be
looped with the existing water system as approved by the City and be constructed with
minimum 8 inch diameter pipes. Following approval of the Master Plan and prior to
any on-site development and shall be verified by the City Engineer, at the applicant’s
expense, to demonstrate that the proposed water system improvements meet all
applicable City and State requirements and is consistent with the City Water Master
Plan and water distribution model.
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5. All off-site sanitary sewer and storm water easements of sufficient width, as
determined by the approving authority, shall be dedicated to the appropriate
Jurisdictional authority prior to approval of any construction agreements, engineered
plans, plat, grading or construction permits. Any easements proposed outside the
Urban Growth Boundary shall be approved by Washington County.

6. Comply with the CWS Service Provider letter dated October 22, 2013. Comply with
the pending DSL and the Army Corps of Engineers and DSL permits as required.

7. Prior to Final Plat approval of Phase 1, complete plans for the following street and
traffic improvements:

A.  Construction of a 100-foot northbound left-turn lane at the local street connection
on Jackson School Road. This left-turn lane should be constructed with 100-feet
of storage, and appropriate transitions and tapers. A left-turn lane at this location
requires widening of the pavement beyond the 25 feet from centerline typically
required with site frontage improvements.

B. At the intersection of NW West Union and Jackson School Roads, install signal
that provides a flashing yellow light on West Union and a flashing red light on
Jackson School Road.

8. Applicant shall prepare a detailed trail plan for connections to public streets and future
connections as well as over the wetland area, with documentation regarding the
viability of walking/biking trails from east to west.

9. Washington County Department of Land Use and Transportation Conditions:

PRIOR TO FINAL APPROVAL OF THE SUBDIVISION PLAT BY THE CITY OF
NORTH PLAINS:

A. The following shall be represented on the plat and recorded with Washington
County:
1. Dedication of additional right-of-way to provide a minimum of 45 feet
from centerline of NW West Union Road and NW Jackson School
Road.
2. Dedication of additional right-of-way to provide adequate corner radius
at the intersection of NW West Union Road and NW Jackson School
Road.
B Provision of a non-access reservation along the frontage of NW West

Union Road and NW Jackson School Road, except at the access
point(s) approved in conjunction with the previous land use approval
for City Casefile SD 07-0016/CPA 07-0017.

B. Submit to Washington County Public Assurance Staff, 503-846-3843:
. Completed "Design Option" form.
2. $30,000.00 Administration Deposit.
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NOTE: The Administration Deposit is a cost-recovery account
used to pay for County services provided to the developer, including
plan review and approval, field inspections, as-built approval, and
project administration. The Administration Deposit amount noted
above is an estimate of what it will cost to provide these services. If
during the course of the project, the Administration Deposit account
is running low, additional funds will be requested to cover the
estimated time left on the project (at then-current rates per the
adopted Washington County Fee Schedule). If there are any unspent
funds at project close out, they will be refunded to the applicant. Any
point of contact with County staff can be a chargeable cost. If project
plans are not complete or do not comply with County standards and
codes, costs will be higher. There is a charge to cover the cost of
every field inspection. Costs for enforcement actions will also be
charged to the applicant.

3. A copy of the City’s Land Use Approval with Conditions, signed and
dated.

4. Preliminary certification of adequate sight distance for each access
point to NW West Union Road and NW Jackson School Road, in
accordance with County Code, prepared and stamped by a registered
professional engineer, as well as:

a. A detailed list of improvements necessary to produce
adequate intersection sight distance (refer to the following
webpage for sight distance certification submittal
requirements).

http.//iwww.co.washington.or.us/LUT/Divisions/CurrentPlannin
a/development-application-forms.cfm
D. Three (3) sets of complete engineering plans for construction of the
following public improvements:

NOTE: All public improvements must meet Washington County Road

Design and Construction Standards. Any public improvements

proposed that do not meet current county standards will require

approval of a “Design Exception” to the standards in effect at the time
of Facility Permit issuance.

a. Half-street improvement to an A-3 County standard along the
subject site’s NW West Union Road and NW Jackson School
Road frontage (portions that are within city limits only).

b. Access to NW West Union Road and NW Jackson School
Road to County standards.

G Improvements within the right-of-way as necessary to provide
adequate intersection sight distance at the proposed street
connections to NW West Union Road and NW Jackson School
Road.

d. Closure of all existing driveways to NW West Union Road and
NW Jackson School Road, other than at the access points
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approved by Washington County as part of the previous land
use application (refer to Washington County approval dated
December 31, 2007).

e. Adequate illumination at the proposed street connections to
NW West Union Road and NW Jackson School Road,
including continuous illumination as part of the half-street
improvement.

NOTE: Adequate illumination shall consist of at least one 200-
watt high-pressure sodium cobra head luminaire mounted at
a minimum mounting height of 20 feet, on existing utility poles
if available. The fixture shall have a medium full-cutoff Type
Il distribution. The pole shall be within the area defined by the
radius returns of the intersection. The fixture shall be oriented
at 90 degrees to centerline of the arterial road. If no existing
utility poles are available within the intersection area as
defined by the radius returns, the developer shall meet the
requirements of the Department of Land Use and
Transportation Roadway Illumination Standards, latest
revision. lllumination within the prescribed intersection area
shall be a minimum of 1.5 times the required iflumination level
of the roadway classification at the access. The County Traffic
Engineer may require illumination in addition to the above-
stated minimums.

C. Obtain a Washington County Facility Permit upon completion of the

following/:

1 Obtain Engineering Division approval and provide a financial
assurance for the construction of the public improvements
listed in conditions I.B.5.
NOTE: The Public Assurance staff (503-846-3843) will send the
required forms to the applicant's representative after submittal and
approval of items listed under I.B.
The Facility Permit allows construction work within County rights-
of-way and permits site access only after the developer first submits
plans and obtains Washington County Engineering approval, obtains
required grading and erosion control permits, and satisfies various
other requirements of Washington County’s Assurances Section
including but not limited to execution of financial and contractual
agreements. This process ensures that the developer accepts
responsibility for construction of public improvements, and that
improvements are closely monitored, inspected, and built to standard
in a timely manner. Access will only be permitted under the
required Washington County Facility Permit, and only following
submittal and County acceptance of all materials required
under the facility permit process.
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D. Prior to occupancy, obtain a Finaled Washington County Facility Permit,
contingent upon the following:
1. The road improvements required in condition 1.B.5. above shall be
completed and accepted by Washington County.
2. Upon completion of necessary improvements, submit final certification of
adequate intersection sight distance in accordance with County Code, prepared
and stamped by a registered professional engineer.

Sunset Ridge Preliminary Subdivision Plan

In addition to the applicable Master Plan conditions stated above, and prior to Final Plat
recording or issuance of a grading permit, the applicant shall complete the following
subdivision improvements, guarantees and assurances in the form of final platting,
construction drawings or improvement agreements as follows:

1. Applicant shall include a public pathway easement between Lots 3 and 4 for
bicyclists and pedestrians to connect with sidewalks on West Union Road.
Applicant shall dedicate a water easement to the city for Tract A in accordance
with city specifications.

2. Applicant shall provide the finalized set of Codes, Covenants and Restrictions
(CC&R’s) that define common area and alley maintenance provisions,
homeowner’'s association organization and other development restrictions, in
accordance with the current ORS standards.

3. Local streets with pedestrian and bicycle considerations shall be dedicated and
designed in accordance with the City of North Plains Development Code and
Public Works Design Standards. Dead-end streets that are planned to be
extended shall be provided with street barricades per City standards. Street trees
and street lights shall be provided per City standards. An 8' public utility easement
should be located across all lot and tract frontages adjacent to public right-of-way.

4. Street names shall be provided in accordance with the north/south County
numbered street sequence for the north/south streets if applicable. Otherwise
streets shall be approved by City staff based upon names of local area pioneers
or settlers, community leaders. Include pedestrian trail signage and in other
appropriate street crossings to assure pedestrian safety. Preliminary street names
are recommended on page 36 of this Order.

5. Applicant shall comply with Washington County Fire District No. 2 regarding
hydrant locations and other district requirements.
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6. Applicant shall comply with the development standards of the City Zoning and
Development Code Chapter 16.17 Neighborhood Community NC. The Planning
Commission selected craftsman style homes with street and alley front porches
and varying elevations, roof designs and colors. Garage doors and driveways
should face rear alleys where practicable.

7. Applicant shall comply with City Zoning and Development Code Chapter 16.57
Subdivision Final Plat.

8. Applicant shall provide street intersection monumentation and elevation
benchmarks per City and County Surveyor requirements. Applicant shall provide
a metes and bounds description of the subdivision.

9. All conditions of approval must be completed within one year of the date of this
approval or the approval is void, unless specifically modified by an approved
phased construction schedule, approval of an extension, or unless the
applicant/owners provides assurances otherwise.

10. Prior to obtaining approval to begin construction of any public improvements, the
applicant/owner shall provide a performance bond to the City in the amount of
125% of the total cost of such construction. Upon completion of all public
improvements, the applicant/owner shall provide a maintenance bond to the City,
in the amount of 40% of the total cost of such construction, guaranteeing said
improvements for a period of one (1) year following City acceptance of said
improvements. Comply with the recommended conditions of the Public Works
Director.

11. All public facilities and improvements required for approval of the final plat of Phase
1 of Sunset Ridge Subdivision shall be completed before the approval of a plan for
Phase 2.

12. Street lights on city local streets shall be installed as per IES standards and Public
Works Standards, as well as County street light standards for a street lights on NW
West Union and Jackson School Roads. Due to the City engaged in Option A with
PGE, developer is to contact PGE outdoor Lighting services 503-844-5361

13. All utilities shall be constructed underground, including utilities on West Union and
Jackson School roads.

14.The applicant/owners shall have a licensed land surveyor prepare a Final Plat of
the proposed subdivision and submit it to the City for City approval, and then record
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it with the Washington County Surveyor's Office and County Clerk’s Office. The
applicant/owners shall then send a copy of the recorded Plat to the City Recorder.

15.The applicant/owners agree to waive their right to remonstrate against the
formation of a local improvement district or other mechanism to construct future
improvements to the streets, storm water, water and sewer systems that may be
assessed against the subject property.

16.Prior to City approval of the final subdivision plat for the subject property, the
applicant/owners shall sign and record a Development Agreement with the City,
covering all of the conditions of approval and pay all fees.

17.1t shall be the responsibility of the Developer or his representative to coordinate all
design requirements with the appropriate agencies and utilities. In addition to the
City of North Plains, the Clean Water Services (CWS) and Washington County,
must review and approve the proposed sanitary sewer / storm water sewer and
street improvements respectively. Also, the Fire District must review and approve
the site plan for emergency access vehicles. Approval must be obtained in written
form and any coordination work with all agencies shall be the Developers sole
responsibility. Documentation of all written approvals and permits from affected
agencies should be provided to the City for their records.

18.Approved plans do not guarantee the adequacy of the design, or guarantee that
there will not be any design conflicts during construction. The design engineer
should be notified of any design conflicts that are noted during construction and
he/she should then immediately notify the City of North Plains. Modifications to
the design must be approved by the City of North Plains and the appropriate
Agency prior to continuing with any relevant construction activities.

19.After Planning Commission review the Developer must submit separate
construction plans that meet all Conditions of Approval, City of North Plains Public
Works Design Standards, 1990 APWA Standard Specifications for Public Works
Construction with August 1996 revisions, and Clean Water Services to the City for
review and approval. Prior to the start of construction the plans must be approved
by the City and all City and Agency permits must be obtained.

V. APPEAL

In accordance with the North Plains Zoning Code Chapter 16.170.012 G. 6, the decision
of the Planning Commission shall be final unless an appeal is received by the City
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Recorder within fourteen (14) days of the date this written notice was mailed, or unless
the City Council, on its own motion, orders review within fourteen (14) days of the date
the written notice was mailed.

Signed,

N2 e wAe e

Planning Commission Chairpérson )

DATE MAILED: __| | /Q& / A3
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