
 

 

CITY OF NORTH PLAINS PLANNING COMMISSION 

REGULAR SESSION AGENDA 

WEDNESDAY, MAY 8, 2013, 7:00 P.M. 

JESSIE MAYS COMMUNITY HALL, 30975 NW HILLCREST STREET 

 

 

1. CALL TO ORDER 

 

2. FLAG SALUTE 

 

3. ROLL CALL 

 

4. PUBLIC COMMENTS 
(This time is provided for questions or statements by persons in the audience on any item of 

Commission business, except those items which appear on this agenda. Comments 

shall be limited as determined by the Chairperson.) 

             

5. CONSENT AGENDA 

 April 10 , 2013, Regular Session Minute Approval.   
 

6. PUBLIC HEARING 

A. Design Review for Construction of an Addition, File #13-018-01-DR.  Refer to 
the Staff Report. 

 
B.    McKay Fields Modified Preliminary Subdivision Plat, File # 006-MOD/FPP/SNR. 

Refer to the Staff Report. 

 

C. Variance to Reduce Flag Lot Setbacks, File #13-017-05-VAR.  Refer to the 
Staff Report. 

 
7. STAFF REPORT 
 City Manager 
 

8. ADJOURNMENT 
 
 
 
 ____________________________ 
 Pamela L. Smith, Account Clerk II 
 
City Planning Commission Meetings are scheduled to be held at the North Plains Senior Center, 
31450 NW Commercial Street, North Plains, Oregon, on the following dates at 7:00 p.m.:  
 
  Wednesday, June 12, 2013       Wednesday, July 10, 2013       Wednesday, August 14, 2013  
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CITY OF NORTH PLAINS PLANNING COMMISSION 

REGULAR SESSION MINUTES 

APRIL 10, 2013, 7:00 P.M. 

JESSIE MAYS COMMUNITY HALL 

30975 NW HILLCREST STREET 

 

 

1. Chairman King called the meeting to order at 7:01 pm. 
 

2. Chairman King led the pledge of allegiance. 
 

3. ROLL CALL 

 Commission: Chairman Stewart King, Vice-Chairperson Heather LaBonte, 
Commissioners Jeff Low, Doug Nunnenkamp and Daryl Olson and Ex Officio Robert 
Kindel present. Commissioners Ethan Hagar and Aeron Braukman excused absence.  

 
 Staff:  City Manager Martha DeBry, City Planner Angie Lehnert, and Account Clerk II 

Pam Smith present. 
 
4. PUBLIC COMMENTS 
 No audience was in attendance. 
             
5. CONSENT AGENDA  
 March 13, 2013 Regular Session Minute Approval.  Olson moved to approve the 

March 13, 2013 Regular Session minutes as written, Nunnenkamp seconded the 
motion and it was approved unanimously.  

 
6. UNFINISHED BUSINESS 

A. Termination of Phasing Plan for Highland Court.  DeBry said the City Attorney 
advised this termination was a technicality since the development was not built in the 
prescribed time frame. The idea was to void this old agreement and create a new one 
with DR Horton.  
 
LaBonte moved to eliminate the condition of approval requiring a phasing plan as 
described on the Development Agreement dated April 1, 2008 (County document 
23008-029438). Nunnenkamp seconded the motion and it was approved 
unanimously. 
 

B. Approval of Variances and Partitions on Property Located at 10445 NW 311 th 
Avenue and 31127 NW Claxtar Street. This application came before the Planning 
Commission as a Quasi-Judicial Public Hearing which was opened at 7:08 p.m.  
Chairman King stepped down due to a conflict of interest and LaBonte took over the 
meeting.   
 

Planning Commission, May 8, 2013 
Page 2 of 347



City of North Plains Planning Commission 
April 10, 2013, Regular Session Minutes   
Page 2 of 4 
        
 

 

Lehnert presented the proposed application for three partitions and five minimum lot 
size variances.  The variances would allow five 4,000 square foot lots instead of the 
5,000 minimum square foot required in the R-5 zone, with the lot depth and width 
requirements being met. As a condition of approval the City would require the original 
lot line between lots 1 and 2 be reestablished and all existing structures not meeting 
setbacks be remove. The City requirements for partitions includes the improvement of 
public streets, curbing, storm sewers, sanitary sewers, waterlines, other necessary 
public utilities, and sidewalks.  Within one year the City would review the final 
surveyed partition before it would be recorded at Washington County.   
 
LaBonte asked if anyone wished to speak and Stewart King, 31470 NW Commercial 
Street, North Plains, OR  97133, came forward representing Signature Homebuilders.    
The current cost of these properties is above bare lot prices because of two existing 
structures, both of which are in such poor condition that they need torn down. Anyone 
purchasing these lots would need to increase potential sales revenue to absorb the 
cost of removing the two structures.  Allowing one extra lot to be created makes the 
purchase more feasible.  The variance would create five lots with two properties on 
NW Cottage, two properties on NW Claxtar, and one on NW 311th.  Preference for 
builds would be five single family residences.  It would not affect the looks of the area 
since the lots on Cottage and Claxtar would still be 50 feet across.   
 
Kindel asked if the street improvements would be done now or later.  DeBry noted 
NW Claxtar Street would be done this summer and NW Cottage and NW 311th would 
be covered by the Fee in Lieu. (Which was waived by City Council on April 15, 2013 and is in 

effect through October 15, 2013.)  
 
Nunnenkamp asked if a condition for the variance could state only five single family 
residences be built to avoid five sets of duplexes being built which would increase 
density in that area. King noted an application for duplexes would come before 
Planning Commission because the area per unit would be less than 2,500 square feet 
per and could be addressed then. Lehnert noted Planning Commission could impose 
conditions now noting at a later date a new Commission could conceivably approve 
duplexes.   
 
Olson liked this opportunity to replace old, substandard housing with new housing.  
He noted the density could increase as it is if duplexes were placed on the current 
lots; 4 sets of duplexes versus 4 single family homes.  With no further discussion, 
LaBonte closed the hearing at 7:37 pm.   
 
Nunnenkamp stated he couldn’t approve the application without single family 
residences being a condition. Olson agreed about setting a precedence for the future, 
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but noted without the variance, the properties might never be developed. Even with a 
few people in the neighborhood objecting, he felt the visual impact would be minimal. 
 
Low moved to approve variances and partitions on property located at 10445 NW 
311th Avenue and 31127 NW Claxtar Street. Olson seconded the motion and it 
passed with a 3-1 vote.  Commissioners voting in favor: LaBonte, Low, and Olson; 
Commissioner voting against: Nunnenkamp.  Lehnert noted she would send out the 
notices for appeals and DeBry said the builders should know the decision within a 
month. 
 

7. STAFF REPORT.  DeBry said City Council liked holding their meetings at the Senior 
Center and are likely to stay there.  She asked if the Planning Commission was 
interested in moving the meeting location. Next month’s meeting will be moved to the 
Senior Center to try it out.   

 
 Lehnert noted next month’s agenda would include a Design Review for a 1,000 square 

foot addition for DMI, a review of the McKay Fields subdivision, and a variance on flag 
lots from DR Horton.  DeBry said there would also be the training of Becky Schulz to 
work with the Planning Commission. 

  
8. COMMISSION REPORTS 
 Parks Advisory Committee (PAC).  With no meeting held, there was nothing to report. 

DeBry noted the PAC has now been disbanded and a new committee formed in its 
place called the Parks Board.  PAC members would need to fill out an application for 
the new board if they are interested and City Council wiould make the approvals.  
DeBry advised the Statement of Economic paperwork is due next week, needs to be 
postmarked by Monday, and the City could fax those if needed. 

 
 Kindel noted there was a problem with approval of the sign ordinance at the City 

Council level as to whether to grandfather in the McDonald’s, Chevron, and 76 signs. 
Council would revisit this issue. 

  
9. ADJOURNMENT 
 The meeting was adjourned at 7:58 pm. 
 

 
Submitted by: 
 
 
_____________________________ 
Pamela L. Smith, Account Clerk II 
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Minutes Approved:   ____________ 
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C I T Y  O F  N O R T H  P L A I N S  

P L A N N I N G  C O M M I S S I O N  S T A F F  R E P O R T :  D E S I G N  R E V I E W  A P P L I C A T I O N  
 

I. OVERVIEW  

APPLICATION: The applicant is requesting Design Review for construction of a 1,050sf addition to the 
existing light industrial use at below location. 
 
CITY FILE NUMBER: 13-018-01-DR 
 
LOCATION: 30750 NW Hillcrest 
Street, North Plains, OR 97133 
(Border highlighted lot in map 
to right.  Aerial view below.) 
 
TLID: IN3 IDA 02100 
 
ZONE: C-2 
 
LOT SIZE AND ZONING:  Approx. 
15,000 sq. ft.  
 
OWNER: RAJ SAVARA    
 
APPLICANT: DMI 
INTERNATIONAL, INC. 
 
DATE OF PUBLIC HEARING:  
May 8, 2013 
 

 
 
 
 
 
 
 
 
 

II. ZONING CODE REVIEW & FINDINGS   
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. 
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III. EXHIBITS 
1. Design Review Application   
2. Agency and citizen comments  

 

IV. APPLICABLE REVIEW CRITERIA FROM THE NORTH PLAINS ZONING AND DEVELOPMENT 

ORDINANCE: 
 
Chapter 16.40 General Commercial C-2 Zone 
Chapter 16.145 Public Facility & Service Requirements 
Chapter 16.155 Off-Street Parking & Loading  
Chapter 16.170 Application Review  
Chapter 16.175 Design Review  

 

CHAPTER 16.40 GENERAL COMMERCIAL C-2  
 
16.40.015 Conditional Use Permit. 

A. Industrial, Light  
 

Findings: Existing use does not require a conditional use permit. 

 
16.40.020 Limitations on Use 
The following conditions and limitations shall apply to development in the C-2 District. 

A. The Commission may impose the following conditions before a building permit will be issued for 
the proposed development: 
1. Limit or prohibit access to streets not designated as major streets on an officially adopted 

plan where the principal uses along the street in the block are residential. 
2. Require sight or sound barriers. 
3. The use shall not be objectionable in relationship to surrounding residential zones because 

of odor, dust, smoke, cinders, fumes, noise, glare, heat, or vibration. 
 

Findings:  
1. Access to street was previously established, and requires no modification. 
2. The site is well screened at present and does not need additional sight barriers.  Installation of a 

sound barrier is unnecessary as the business does not generate significant volumes of sound.  No 
sound complaints have been reported by the public. 

3. No concerns about odor, dust, smoke, cinders, fumes, noise, glare, heat or vibration have been 
identified. 

 
16.40.025 Dimensional Standards 
The following dimensional standards shall be the minimum requirements for all development in the C-
2 District except for modifications permitted under Lot, Building, & Yard Exceptions or Planned Unit 
Development sections of this chapter. 

A. Lot Size 
1. The minimum lot area shall be 5,000 square feet. 
2. The minimum lot width shall be 50 feet at the street line. 

B. Setback Requirements 
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1.  Front Yard: 20 feet 
2.  Side Yard 

Adjacent to a Residential Zone: 10 feet 
Adjacent to any other zone: None required 
Adjacent to street: 20 feet 

3. Rear Yard 
Adjacent to a Residential Zone: 10 feet 
Adjacent to any other zone: None required 
Adjacent to street: 20 feet 

C. Height of Buildings 
Buildings in the C-2 District shall not exceed a height of 45 feet. 

 

Findings: The proposed addition meets dimensional standards. 

 
16.40.030 Parking Requirements 
Parking requirements for commercial uses are specified in Off Street Parking and Loading of this 
Ordinance. 
 

Findings: The proposed addition meets parking requirements. 

 

CHAPTER 16.145 PUBLIC FACILITY & SERVICE REQUIREMENTS 
 
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. 

 

Public Facilities Improvement Requirements Table 

 
 Fire 

Hydrants 
Street 

Improvements 
Water 
Line 

Sewer 
Liner  

Storm 
Drainage 
& Trees 

Street 
Lights  

Single Family 
Homes N C 2 Y C 4  Y N 

Two Family & 
Multifamily 
Dwellings Y Y Y Y Y Y 
Partitions, 

Subdivisions 
and 

Manufactured 
Home Parks Y Y Y Y Y Y 

New 
Commercial 

Buildings Y Y Y Y Y Y 
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Commercial 
Expansions  C1 C 3 Y Y Y Y 

New 
Industrial 
Buildings Y Y Y Y Y Y 
Industrial 

Expansions C1  C 3 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. 
 

C1  Fire Hydrants for Commercial Expansions 
 A fire hydrant is required when: 

1. The total floor area of the building, including existing area and expanded area, is greater than or 
equal to 2500 square feet;  or 

2. A use is proposed which is classified as a Hazardous (H) use under the Uniform Building Code. 
 

C 3 Street Improvements for Commercial and Industrial Expansions 
 Lots fronting on County roads must obtain access permits from the Washington County Department 

of Land Use and Transportation. The City will require improvement to full City standards when the 
use meets any of the following criteria: 
a. The use generates an average of 100+ trips per day per 1000 gross square feet of building as 

documented in the Trip Generation Manual of the Institute of Transportation Engineers or other 
qualified source; or 

b.     The use includes daily shipping and delivery trips by vehicles over 20,000 pounds gross vehicle 
weight. 

 
16.145.010 Public Facility Standards 

B. Storm Drainage 
No development permit shall be approved for any property until the City 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 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. 

 
C. Sewage Disposal 

No development permit shall be approved until the City and Clean Water Services has reviewed 
and approved provisions for connection to the public sewer system. 

 
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; or 
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2. Improved to a standard providing adequate potable water flows pursuant to the City Water 
Master Plan and approved by the City and the Fire Chief for Washington County Fire District 
No. 2 

 

Findings: Public facility and service requirements are currently met.  A fire hydrant is located 325 
feet from the site at Glencoe Road and McKay Creek Court.  The building is currently serviced by 
street, street light, water, sewer and storm drain facilities.  

 

CHAPTER 16.155 OFF-STREET PARKING & LOADING  
 

16.155.015 Automotive Parking Requirements 
G. Industrial 

 1. Manufacturing establishment: One space per employee on largest shift. 
 

Findings: Adequate off street parking is available on site.  

 
16.155.020 Off-Street Loading Requirements 
Off-street loading space shall be provided as listed below: 
 
All office buildings shall require a minimum loading space size of 12 feet wide, 20 feet long and 14 feet 
high in the following amounts: 

1. For buildings containing up to 5,000 square feet of gross floor area, one space; for each 
additional 10,000 square feet of gross floor area, or any portion thereof, one space. 

 

Findings: Adequate loading space is available on site. 

 
16.155.025 Parking and Loading Area Development Requirements 
All parking and loading areas shall be developed and maintained as follows: 
A. Surfacing:  Areas used for standing and maneuvering of vehicles shall have durable and dustless 

surfaces maintained adequately for all weather use and drained to avoid flow of water across 
public sidewalks. 

B. Screening:  When any public parking or loading area is within or adjacent to a residential zone, 
such parking or loading area shall be screened from all residential properties with an ornamental 
fence, wall or hedge of at least five feet in height but not more than six feet in height, except 
where vision clearance is required. 

C. Periphery:  Parking spaces along the outer boundaries of a parking lot shall be contained by a 
bumper rail or a curb at least four inches high and set back a minimum of four feet from the 
property line. 

D. Lighting:  Artificial lighting which may be provided shall not create or reflect substantial glare in a 
residential zone or on an adjacent dwelling. 

 

Findings: Site meets parking and loading area development requirements.  

 

CHAPTER 16.170 APPLICATION REVIEW  
 Describes general application review procedures for a Type III Quasi-judicial land use procedure 

before the Planning Commission.  
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 Describes the procedures for Traffic Studies:  
 
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 
5. 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. 

 

Findings: Staff is administering this Design Review application in accordance with all criteria and 
procedures contained in 16.170. Notice of a public hearing before the North Plains Planning Commission 
was published, posted, and mailed to property owners within 250 feet of the site and to applicable 
agencies. A traffic study is not required for this application as it does not trigger any of the requirements 
under 16.170.A and the existing use has a relatively low impact on the area.  

 

CHAPTER 16.175 DESIGN REVIEW  
  

16.175.030 Filing 
A design review application must be filed for any of the following uses, except for single family or 
duplex construction and accessory structures and unless determined to be a Type II limited land use 
review pursuant to 16.175.010(A). 
 

A. New buildings or structures. 
B. Building alterations substantially affecting the exterior design and/or dimensions of an existing 

structure. 
C. Any exterior alteration to an existing nonresidential use, which has not previously been 

subject to design review, except for painting, the replacement of roofing and siding material.  
D. Any exterior alteration to an existing nonresidential use which has been subject to design 

review.  
 

Findings: A timely design review application was made for the expansion of the facility. 

 
16.175.050 Type III Design Review Criteria 
Approval of a Type III Design Review application shall be based on the following criteria:  
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A. Relation of Site Plan Elements to the Environment  

1. The elements of the site plan shall be compatible with the natural environment and 
existing buildings and structures having a visual relationship with the site. 

2. The elements of the site plan should promote energy conservation, and provide protection 
from adverse climatic conditions, noise and air pollution. 

3. Each element of the site plan shall effectively, efficiently and attractively serve its function.  
The elements shall be on a human scale, interrelated, and shall provide spatial variety and 
order. 

4. In commercial and industrial zones adjacent to State or Federal highways, and/or lying in 
County jurisdiction within urban growth boundaries, a coordinated circulation and access 
plan shall be submitted for the site and all properties in the immediate vicinity (no more 
than 1/4 mile to each site) to assure the public's safety in entering or leaving the site, as 
well as when traveling through the area.  This requirement may be waived by the Planning 
Staff if adequate access control and efficient and safe circulation can be obtained without 
the development and approval of a coordinated circulation and access plan.  

5. Safety and Privacy.  The site plan should be designed to provide a safe environment while 
offering appropriate opportunities for privacy and transitions from public to private spaces. 

6. Preservation of Natural Landscape.  The landscape and existing grade shall be preserved to 
the maximum practical degree, considering development constraints and suitability of the 
landscape or grade to serve the applicant's functions.  Preserved trees and shrubs shall be 
protected during construction. 

7. Pedestrian and Vehicular Circulation and Parking.  The location and number of points of 
access to the site, the interior circulation patterns, the separations between pedestrians 
and moving and parked vehicles, and arrangement of parking areas in relation to building 
and structures, shall be harmonious with proposed and neighboring buildings and 
structures. 

8. Drainage. Surface drainage systems shall be designed so as to not adversely affect 
neighboring properties, streets and/or surface and subsurface water quality.  All surface 
water shall be contained on-site. 

9. Buffering and Screening.  Areas, structures, and facilities for storage, machinery and 
equipment, services (mail, refuse, utility wires, and the like), loading and parking, and 
similar accessory areas and structures shall be designed, located, buffered, or screened to 
minimize adverse impact on the site and neighboring properties. 

10. Utilities.  All utility installations above ground, if such are allowed, shall be located so as to 
minimize adverse impacts on the site and neighboring properties. 

11. For any access within the Light Industrial (M-1) zone, the access shall be spaced a minimum 
of 200 feet from the nearest access on the same side of the street; this is to be coordinated 
between O.D.O.T., Washington County and the City of North Plains. 

 

Findings:  
1. The elements of the site plan are compatible with adjoining sites. 
2. The 1,050 foot addition serves primarily as a shelter for equipment, and will not creating a heavy 

demand for energy. 
3. The addition is in proportion to the building and site, and of a similar design. 
4. Site is not within ¼ mile of a State or Federal Highway. 
5. Appropriate screening is in place between the public street and private property.  Adjoining 

residential property to west has both a fence and high hedge.  The property to the west appears to 
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be an equipment storage yard which does not require additional screening for privacy. 
6. No changes in landscaping are proposed. The site has limited vegetation on the perimeter which 

shall be retained. 
7. Site is already fully developed with asphalt-concrete covering the majority of the space. The 

proposed addition will replace an area covered by asphalt-concrete. The site has two large paved 
driveways providing ample space for circulation inside the property.  No sidewalks are present on 
the north or south sides of the street.  

8. The property has adequate drainage.  
9. Site is screened by landscaping and fencing from neighboring properties. 
10. No changes in utilities are proposed. 

 
B. Required Landscaping 

3. General Commercial. 5% landscaping of the gross lot area required. All areas subject to the 
final site plan and not otherwise improved shall be landscaped.  Screening by tall trees 
between highway commercial and adjacent residential zones, on side of highway commercial 
zone from highway to which it relates, such that the trees provide an attractive backdrop to 
elevated signage and adjacent residential uses. 

 
C. Landscaping in Parking and Loading Areas   

In addition to the above provisions, the following landscape requirements apply to parking 
and loading areas. 
1. A parking or loading area shall be separated from any lot line adjacent to a roadway by a 

landscaped strip at least 5 feet in width.  
2. A landscaped strip separating a parking or loading area from a street shall contain: 

a) Street trees spaced as appropriate to the species, not to exceed 50 feet apart, on the 
average; and 

b) Low shrubs, not to reach a height greater than 3'0", spaced no more than 8 feet apart, 
on the average; and 

3. Vegetative ground cover if required. 
4. Landscaping in a parking or loading area shall be located in defined landscaped areas 

which are uniformly distributed throughout the parking or loading area. 
5. The landscaping in a parking area shall have a width of not less than three feet. 

 
D. Irrigation 

Provisions shall be made for watering planting areas where such care is required.  Underground 
sprinklers may be required. 

 
E. Maintenance 

Required landscaping shall be continuously maintained. 
 

F. Special Requirements 
The Planning Commission may require the following, in addition to the minimum requirements 
and standards of this ordinance, as a condition of Design Review Approval. 

1. An increase in building separation, to afford improvement in light reception or air 
circulation or to afford greater fire resistance, based on building structural and fire flow 
requirements. 

2. Additional off-street parking, according to specific requirements for the type of 
development. 
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3. Screening of the proposed use by a fence, or landscaping. 
4. Limitations on the size, location, intensity and number of exterior lights. 
5. Limitations on the number, and location of curb cuts. 
6. Improvement or enlargement of utilities serving the proposed use, where existing facilities 

will be burdened by the proposed use. 
7. Landscaping, or increases in landscaping requirements for the site. 
8. Limitations on the number and size of signs. 
9. Review of and adjustments in design for conformance with the historic architectural 

design theme. 
10. Any other limitations or conditions it considers necessary to achieve the purposes of this 

ordinance and the Comprehensive Plan. 
 

Findings:   The proposed project meets all requirements of the City code.  If additional lighting is affixed 
to the exterior of the building or installed elsewhere, it should not project light into or beyond the public 
right of way or into adjoining properties. 

 
16.175.155 Design Review - Specific Use Standards 

G.  Commercial Use or Accessory Use Not Wholly Enclosed Within a Building, on a Lot Adjoining or 
Across a Street From a Lot in a Residential Zone 
These uses may be permitted conditionally subject to the following standards: 
1. A sight-obscuring fence or evergreen hedge may be required by the Planning Commission 

when they find such a fence or hedge or combination thereof is necessary to preserve the 
values of nearby properties or to protect the aesthetic character of the neighborhood or 
vicinity. 

2. In addition to the requirements of the applicable zone, the Planning Commission may further 
regulate the placement and design of signs and lights in order to preserve the values of 
nearby properties, to protect them from glare, noise, or other distractions or to protect the 
aesthetic character of the neighborhood or vicinity. 

3. In order to avoid unnecessary traffic congestion and hazards, the Planning Commission may 
limit access to the property. 

 

Findings: Properties to north of project are zoned as residential and adequate screening is present.  No 
concerns have been expressed by neighbors concerning traffic impacts.  

 

VI.  CONCLUSION 
The City finds that given the above discussion, all applicable requirements of the City Ordinances can 
be satisfied by the applicant with appropriate conditions of approval. 

 

VII.  RECOMMENDATION  
Based upon the findings contained in this Staff Report, the application materials and information 
submitted by the applicant, and testimony before the Planning Commission, approval is hereby 
recommended for a Design Review Permit DR-12-003 subject to the following conditions of approval: 

 
1. The applicant/owner shall construct the improvements consistent with design submitted to City. 
2. The applicant/owner shall comply with all applicable City Ordinance standards, including but not 

limited to City Business License requirements, signs standards, fence standards, and all 
requirements of the C-2 Zone. 
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3. The applicant/owner shall ensure that any newly installed lights have a cut-off shade to direct 
the light downward, reduce glare, and contain light on-site.  

4. All conditions of approval must be completed within one (1) year of the date of this approval, or 
the approval is void.  The applicant is responsible for obtaining an approval extension prior to 
expiration.  

 
Appeal: This approval by the Planning Commission may be appealed by filing a written notice of 
appeal with the City within fifteen (15) days from the date of this approval. 

 
Based upon the findings contained herein, the application materials, information submitted by the 
applicant, and testimony received; approval is hereby recommended to approve File # 13-018-01-DR. 
 
Sample Motion:  I move to adopt the findings contained within this Staff Report and approve  
File # 13-018-01-DR. 
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         AGENDA ITEM NO._____ 
 
 CITY OF NORTH PLAINS 
 STAFF REPORT 
 For 
 McKay Fields Modified Preliminary Subdivision Plat 
 May 1, 2013 
  
 
 
APPLICATION: An application for a thirty-three (33) lot preliminary subdivision plat 

including dedication of a city park, a variance request to the minimum 
side yard for lots 24, 25 & 33, a flood plain and a significant natural 
resource area alteration permit. This is a new review of a previously 
approved preliminary subdivision plat with a new developer. 

 
APPLICANT:  DR Horton  
   4380 SW Macadam Ave. Suite 100 

Portland, OR 97239 
           
OWNER:  Kenneth & Patsy Fields (Tax lot 1202) 
   30240 NW West Union Road 
   North Plains, Oregon 97133 
 
   West Union LLC (Tax Lot 2000) 
   Ron Guillory 

PO Box 12    
   Hillsboro, OR 97123 
 
PUBLIC HEARING: May 8, 2013 

SUMMARY  

 A 28-lot McKay Fields subdivision for attached homes was originally approved in 2006.  
Several extensions were requested and approved by the Planning Commission.  The original 
plat expires in 2014.  The primary differences between the two subdivisions are described as: 
 
Table 1 Comparison 

Improvements or Impacts McKay Fields approve 2006 McKay Fields Modified 2013 

Number of acres 7.69 6.37 
No. of underlying tax lots 3 3 (after 2 illegal partitions 

creating TL 1201 & 1202) 
Number of lots/housing type 27 attached SF duplexes 33 detached SF 
Streets 28’ -  34’, parking and planter 

strip on north side only 
30’ – 34’, parking on north 
side only – no planter strip 

West Union dedication 15’ 15’ 
West Union improvements Half street per county Half street per county  
Floodplain fill 5 lots – approved by City and 

CWS 
8 lots - 3,171 yds .fill & 3,448 
yds. cut – net storage gain 

Significant Natural Resource 
impact 

No Yes, vegetation removal  

HOA No Yes 
Public park dedication No Yes – 3.49 acres 
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I. APPLICABLE DEVELOPMENT CODE CRITERIA: 
 

A. Chapter 16.30 of the Zoning and Development Code, Multi-Family 
Residential Zoning District, R-2.5. 
 

B. Chapter 16.65 of the Zoning and Development Code, Flood Plain Overlay 
District, (FP). 

 
C. Chapter 16.75 of the Zoning and Development Code, Significant Natural 

Resources Overlay District, (SNR). 
 

D. Chapter 16.100 of the Zoning and Development Code, Duplex, Triplex and 
Attached Single Family Dwelling. 

 
E. Chapter 16.125 of the ZDO, General Development Standards, Development 

Standards for Land Divisions. 
 
F. Chapter 16.135 of the ZDO, Subdivisions. 
 
G. Chapter 16.145 of the Zoning and Development Code, Public Facility and 

Service Requirements. 
 

H. Chapter 16.150 of the ZDO, General Development Standards, Street 
Standards.  

  
I.  Chapter 16.155 of the ZDO, Off Street Parking and Loading. 

 
 J. Chapter 16.160 of the ZDO, Clear Vision Areas. 
 
 K. Chapter 16.165 of the ZDO, Street Dedications. 
 
 L. Chapter 16.170 of the ZDO, Application Review and Procedures. 
 
 M. Chapter 16.185 of the ZDO, Variances. 
 
  
II.   FINDINGS OF FACT: 
 
 A. Location:  Property identified as Tax Lots 1200, 1202 and 2000 Map No. 

1N2 06.  The subject property is located on the south side of NW West Union 
Road east of McKay Creek and contains approximately 6.37 acres of which 3.69 
acres would be retained in its natural state and dedicated as city park land.  It is 
currently developed with one single family residences and several accessory 
structures.  The address of the property is 30140-30240 NW West Union Road.  

 
 Illegal partitions:  According to Washington County staff, the original plat was 

approved prior to the original sale to West Union Road LLC.  The sale to 
West Union Road LLC recorded on July 28, 2006- after plat approval.  At that 
time Tax Lot 1200 was 6.30 acres and included land hooked pieces both 
north of West Union Rd and railroad Tax Lot 1N2060001201.  On January 25, 
2007 West Union Road LLC recorded a Warranty Deed to Kenneth W & 
Patsy A Fields which created tax lot 1202 (illegal, landlocked partition).  On 
March 28, 2007 that original sale deed was re-recorded with a new surveyed 
legal description attached describing only 5.40 acres. This basically 
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partitioned those 3 areas lying north of West Union Rd (Tax Lot 1201), 
another illegal partition. 

 

 Recently approved Lot Line Adjustment:  On March 6, 2013 the owner of lots 
2000 and 2100 (West Union LLC) received an approved lot line adjustment 
from the City enlarging Tax Lot 2000 and shrinking Tax Lot 2100 in order to 
separate the existing residence on Tax Lot 2100 from the proposed plat.   

 
B. Comprehensive Plan Designation:  The land use designation of the 
subject property is High Density Residential (R-2.5) on the City's Comprehensive 
Plan.  Adjacent property to the west is the same designation.  Property to the 
south and east is outside the city limits and urban growth boundary.  Property to 
the north is designated Industrial (IND).  The property is located within the 100 - 
year flood plain and is shown as containing Significant Wetlands, Significant 
Natural Resources, and Wildlife Habitat in the city’s Significant Natural 
Resources Report. 

 
 C. Zoning:  The site is zoned Multi/Family Residential (R-2.5).  Adjacent 

property to the west has the same zoning designation.  Property to the north is 
zoned General Industrial (M-2).  Property to the south and east is outside the city 
limits. 

 
 D.  Existing Improvements: The subject property is currently developed with 

one single family residential structure and several accessory structures.  Public 
facility improvements constructed in the street frontage of the property include an 
open storm water system, sanitary sewer line, water line. 

 
 E. Availability of Public Services:  The property currently has access to City 

water and Clean Water Services sewer.  The water and sewer lines are located 
in the right-of-way of NW West Union Road.  The subject property has direct 
access to NW West Union Road.  The subject property is served by City police 
and Washington County Fire District No.2 fire protection.   
 

 F. Proposed Application: An application for a 33 lot subdivision with each lot 
ranging in size from 2,500 square feet to 5,266 square feet, dedication of land for 
the construction of West Union Road half-street improvements and a new street 
improvement to serve the newly created lots, and two fire turnarounds.  The 
proposal includes dedication of 3.49 acres of public park in the McKay Creek 
floodplain, including a 12-foot wide asphalt access road terminating in the creek 
buffer. 

 
Procedures:  In accordance with ZDO Chapter 16.170 Application Review 

and Procedures, on April 18, 2013 Notices of Public Hearing were mailed to all 
property owners within 250 feet of the subject property and Land Use Action 
Referrals were mailed to all affected public agencies. On May 8, 20013 the 
Planning Commission will conduct a public hearing to discuss and make a 
decision regarding this application.  The City must take final action including all 
appeals on this application no later than August 23, 2013. 

 
G. Adjacent Land Uses:  Adjacent land to the north and west are developed 
with a residence on large lots, land to the east and south is developed with a 
dairy farm with related accessory structures. 
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III. AGENCY RECOMMENDATIONS AND WRITTEN TESTIMONY: 
 

Agency referrals were mailed to all affected agencies and organizations. The City relies 
on the technical analysis and recommendation of Washington County Department of 
Land Use and Transportation for improvement requirements to West Union Road.  
Regarding sanitary sewer and the implications of floodplain and sensitive area 
modifications, the City relies on the expertise of Clean Water Services, and in this case 
FEMA permitting.  The City also relies on the Fire Department to evaluate emergency 
accessibility.  Further, the City relies on its consulting engineer MSA to evaluate the 
grading and storm water drainage plans, the function and design of the internal streets 
and the construction of sanitary sewer and water services.  In each of these areas, an 
approval is subject to compliance with agency and engineering conditions of approval.  
 
Agency responses are included as attachments to this report.  All agency 
recommendations should be considered as conditions of approval. 
 
A. The Fire Department: comments and conditions are attached. 

  
B. Clean Water Services:  In 2006 issued a Service Provider Letter (SPL) approving 

the original plat.CWS comments and conditions regarding the modified plat dated 
April 29, 2013 are attached. 

   
C. City Engineer Memorandum: The City Engineer indicated that the original 

conditions of approval still generally apply in accordance with their 2006 letter.  In 
addition, the City Engineer provided comments via e-mails dated April 24 and April 
29, 2013 accepting the applicant’s Storm Drainage Report and Traffic Study analysis 
and additional comments specific to the modified plat.  Specific concerns are 
incorporated into the text of this report and are recommended as conditions of 
approval. 

 
D. Washington County Land Use and Transportation:  County comments and 

conditions regarding West Union Road are attached. 
 
 
IV. DEVELOPMENT CODE REVIEW CRITERIA AND EVALUATION 
 

SUMMARY OF CODE COMPLIANCE –OUTSTANDING ISSUES 

A. There were two illegal partitions recorded on a portion of the proposed subdivision 
after the McKay Fields plat was approved in May 2006.  One created a new Tax Lot 
1201 on the north side of West Union Road and the other a new Tax Lot 1202, a 
landlocked parcel within the subject subdivision.  To make Tax Lot 1201 a legal lot of 
record it should be legally partitioned in accordance with city and state land division 
laws.  Tax lot 1202 is within the proposed subdivision and would be nullified by a plat 
recording. 
 

B. The proposal can comply with the R-2.5 zone standards.  The applicant has 
requested that variances be granted for Lots 24, 25 and 33 which they have 
identified as having an 8’ instead of a 10’ setback from the West Union Road right-of-
way.  The applicant will need to request a variance for each through a separate 
application process, as insufficient information is available to determine if buildings 
will require variances.  
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C. A conflict in the City’s code has been identified through this review process.  Lot 1 
meets the lot dimension requirements of the R2.5 zone, but does not have the 
minimum 20 feet of frontage on a street as required in 16.125.010.  The lot has 12.64 
feet of frontage.  The City Engineer indicates 12.64 feet is an adequate driveway 
width.  A variance from 16.125.010 should be considered as part of the subdivision 
approval.   

 
D. Lots 17, 18, 19, 20, 21, 22, 23, and 24 are located entirely or partially within the 

McKay Creek 100-year floodplain, elevation 170.10’.  According to the CWS and 
MSA the plan can comply with the requirements of the Floodplain Development 
Permit, subject to extensive code construction conditions. FEMA, CWS permitting 
and MSA approvals should be conditions of approval.  Staff recommends a condition 
that grading and construction in the Floodplain and SNA be monitored by the City or 
their engineer in order to assure the extensive precautions and provisions of Code 
Chapters 16.65 and 16.75 are met. 

 
E. To construct the access road into the floodplain, an estimated 2 feet of fill will occur 

in the creek floodway.  The applicant indicates this could be eliminated if the access 
road slope was increased from 7 – 9%.  The Planning Commission may determine 
there should be no fill in the floodway and that the slope of the road be increased to 
avoid fill.  At a minimum, additional engineering and CWS and City review is 
required. 

 
F. The curve radius of the local street intersection with West Union Road is 90 feet, 

whereas the city minimum is 100 feet.  The Planning Commission may accept 
sharper curves if it is otherwise impractical to provide buildable sites.  City staff 
recommends the plans be revised to meet the minimum 100 foot curve standard. 

 
G. To construct the storm water outfall in the floodplain and Significant Natural 

Resource riparian area, existing vegetation will need to be removed and replaced in 
accordance with a mitigation plan per CWS and City specifications.  According to 
CWS standards, excavated buffer must be removed from the buffer inventory and 
replaced at another location.  According to the applicant, the area between the 
existing 50 foot CWS buffer and the flood plain excavation could be designated as 
additional buffer mitigation.  A Tier II Buffer Alteration application must be approved 
by CWS before this excavation can occur.  

 
H. The City believes plan policies support requiring a safe pedestrian access from the 

isolated McKay Fields neighborhood to the city core.  The City recommends this be 
negotiated at the time a development agreement is formulated. 

 
I. Development requirements of Washington County, Clean Water Services and the 

Fire District are attached and should be conditions of approval.  The county defers 
street tree specifications in their planter strip on West Union Road to the City.  This 
should be an additional condition of approval. 

 
J. The City believes on-street parking should be available on both sides of “A” Street.  

But this would significantly increase the minimum street right-of-way width to 52 feet.  
The applicant believes the frequency of driveway cuts already restricts parking 
options on the street.  The proposal includes on-street parking on the north side of 
“A” Street.  The City is inclined to not place “no parking” signage on the street. 
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Development Code Review Criteria and Evaluation 
 

 16.30.005 Multi-Family Residential District (R-2.5) Zone 

 Permitted Uses in the R-2.5 zone permit Single family detached dwellings. 

Response: The applicant is proposing 33 single-family residential detached 
dwellings, a permitted use in the R-2.5 district. 

Dimensional Standards:  The following dimensional standards shall be the minimum 
requirements for all development in the R-2.5 District except for modifications permitted 
under this code. 

A. Lot Size:  Single-family detached dwellings shall be on a minimum 2,500 square 
foot lot and a maximum 6,000 sq. ft. lot for lots created by subdivision 

Response: The single-family detached lots comply with the minimum lot size of 2,500 
square feet and the maximum lot size of the largest lot 33 is 5,266 square feet. 

B. Lot Depth and Width:  There is no minimum lot width or depth 

Response: There are no minimum lot dimensional requirements.  Most lots are an 
average of 30’ x 90’.  However, Lot 1 is only 12.64 feet wide at the street frontage then 
widens to 30’ in the rear.  According to the City Engineer, 12.64 feet is adequate for a 
driveway.  However, each lot is required to have 20 feet of street access elsewhere in 
the code. 

C. Setback Requirements 

1. Principle structures, accessory dwellings, attached accessory structures and 
detached accessory structures with a floor area greater than 120 square feet 
shall maintain the following minimum yard setbacks except that development 
on flag lots shall be subject to the setback standards for flag lots: 

a.  Front Yard (garage or carport) 20 feet 

b.  Front Yard (all other structures) 15 feet 

c.  Rear Yard 10 feet for street-access lots 

6 feet for alley-access lots 

d.  Side Yard (interior) 

     Attached (common wall)  

     Detached 

 

0 feet 

5 feet 

e.  Side Yard (adjacent to street) 10 feet plus additional necessary to comply with the 
standards of Clear Vision Areas 

f.  Flag lots 10 feet for all yards, except yard facing the garage 
shall be a minimum of 20 feet 
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Response:  The preliminary plat illustrates a building envelope on each lot showing 
compliance with the required building setbacks, except for Lots 24, 25 and 33.  These 
three lots adjoin West Union Road where planned street improvements will be 
constructed on most of the frontage.  Instead of the required 10’ setback, the applicant 
requests a Variance reducing the setback to 8 feet.  The Planning Commission can: 

 approve the variances which are likely to minimal visual impact or  
 deny the request at this time as applicant has not identified why the building 

envelope cannot be adjusted to meet set back requirements, and instruct the 
applicant to apply for variances that identified the unique issues that merit a 
variance for each lot prior to submitting building permits.  

There are no flag lots proposed in the development. 

D. Height of Buildings:  Buildings shall not exceed a height of 35 feet or two and a 
half stories, whichever is less. 

Response: All of the new buildings can comply with the 35-foot height requirement. 

 E. Lot Coverage 

In the R-2.5 District, the maximum lot coverage shall not exceed the following 
percentage of the total area of any lot. 

1.        Single family detached dwellings65% 

Response:  The applicant provided a sample lot house layout indicating the typical 
home, driveway and patio would cover 61% of the lot.  All of the lots can comply with the 
65% single family lot coverage requirement. 

 
16.65 Flood Plain Overlay District (FP) 

General Provisions 

A. Area of Application 

All property, regardless of the underlying zoning designation, which falls within 
the boundaries of the 100-year Flood Plain, also known as the area of special 
flood hazard, shall be subject to the provisions of Chapter 16.65 Flood Plain 
Overlay District (FP). 

Response: The western portion of the subject site is located within the boundaries of 
the 100-year flood plain.  The applicant is proposing that all of Lots 18 and 19 and a 
portion of Lot 17, as well as the rear of lots 20, 21, 22, 23, 24 will be located within the 
flood plain boundary. 

B. Basis for Establishing the Areas of Special Flood Hazard 

The areas of special flood hazard identified by the Federal Insurance 
Administration in a scientific and engineering report entitled "The Flood Insurance 
Study of the City of North Plains, Oregon, Washington County, Oregon," dated 
October 1, 1981, with the accompanying Flood Insurance Maps are hereby 
adopted by reference and declared to be a part of this Ordinance. The Flood 
Insurance Study is on file at the City of North Plains, City Hall, North Plains, 
Oregon. The City shall utilize all authoritative information available in determining 
the location of special flood hazard areas. 

Planning Commission, May 8, 2013 
Page 28 of 347



 

8 
 

Response:  The applicant has obtained information from Washington County identifying 
the boundary of the 100-year flood plain on the site is at an elevation of 170.10 feet. This 
elevation is subject to change when new maps are expected to be released and adopted 
by county and city jurisdictions in 2014.  But rather than assuming the new standard is 
applicable now, the applicant proposes to fill the portions of the lots so that the lots are 
at an elevation of 172 to 173 feet, with a finished floor elevation of 173.5 to 174.5 feet.  
Current code requires the finished floor at one foot above the flood plain elevation 
(170.10 feet).  The fill will necessitate an equal amount of cut in exchange to balance the 
impacts on flooding.  The applicant proposes to cut more than an equal amount of land 
to further minimize and possibly reduce flood impacts in the area.  The applicant has 
provided a sketch illustrating there will be 25,100 square feet of fill to raise the subject 
lots above the floodplain, compensated by 34,100 square feet of excavation, a 34% 
increase in the amount of cut versus the amount of fill.   

C. Compliance 

No structure or land shall hereafter be constructed, located, extended, converted, 
or altered without full compliance with the terms of this Ordinance and other 
applicable regulations. 

Response: The applicant is required to comply fully with the provisions of Chapter 
16.65.  It is recommended that city staff or engineering staff provide regular on-site 
observations to assure standards are met. 

 

Flood Plain Permit Administration 

A. Development Permit Required 

A development permit shall be obtained before construction or development 
begins within any area of special flood hazard. The permit shall be required for all 
structures including manufactured homes, as set forth in the Definitions, and for 
all other development including fill and other activities, also as set forth in the 
Definitions. 

Response: The applicant is proposing to retain a majority of the area within the 100-
year flood plain as open space and dedicate 3.49 acres to the city.  A small portion of 
the flood plain will be within the development area, including all or portions of lots 17, 18, 
19, 20, 21, 22, 23 and 24.  These lots will be elevated above the 100-year floodplain.  
Staff recommends that upon correction of the partition that created Tax Lot 1201 the 
balance of flood plain area be shown on maps, designated as open space and dedicated 
to the City.  

B. Application for Development Permit 

Application for a development permit shall be made on forms furnished by the 
City Recorder and may include, but not be limited to, plans in duplicate drawn to 
scale showing the nature, location, dimensions, and elevations of the area in 
question, existing or proposed structures, fill, storage of materials and drainage 
facilities. Specifically, the following information is required: 

1. Elevation in relation to mean sea level of the lowest floor (including 
basement) of all structures; 

2. Elevation in relation to mean sea level to which the structure has been flood 
proofed; 
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3. Certification by a registered professional engineer or architect that the flood 
proofing methods for any nonresidential structure meet the flood proofing 
criteria of this chapter. 

4. Description of the extent to which any watercourse will be altered or relocated 
as a result of proposed development. 

Response: The required application has not been filed with the City yet and should 
be a condition of approval.  The applicant intends to file a CLMR application with FEMA 
to amend the 100-year floodplain boundary.  FEMA approval should be a condition of 
approval. 

 

 Provisions for Flood Hazard Protection 

In all areas of special flood hazards the following standards are required: 

A. Anchoring 

1. All new construction and substantial improvements shall be anchored to 
prevent flotation, collapse or lateral movement of the structure. 

Response: The applicant is proposing the eight (8) new homes located within the 
100-year flood plain be filled to elevate the land above the 170.10 foot floodplain 
elevation.  They may also be required to construct homes to prevent flotation, collapse 
or lateral movement in the event of a flood as determined by the floodplain permit 
conditions. 

B. Construction Materials and Methods 

1. All new construction and substantial improvements shall be constructed with 
materials and utility equipment resistant to flood damage. 

2. All new construction and substantial improvements shall be constructed using 
methods and practices that minimize flood damage. 

3. Electrical, heating, ventilation, plumbing, and air-conditioning equipment and 
other service facilities shall be designed and/or otherwise elevated or located 
so as to prevent water from entering or accumulating within components 
during conditions of flooding. 

Response: If applicable after the fill, the applicant will be required to use materials, 
equipment, and practices that will minimize and resist flood damage. 

C. Utilities 

1. All new and replacement water supply systems shall be designed to minimize 
or eliminate infiltration of flood waters into the system; 

2. New and replacement sanitary sewage systems shall be designed to 
minimize or eliminate infiltration of flood waters into the systems and 
discharge from the systems into flood waters; and 

3. On-site disposal systems shall be located to avoid impairment to them or 
contamination from them during flooding. 

Response: If applicable, all new utilities supplying the development must be 
constructed to comply with this standard subject to City and Clean Water services review 
and approval. 

D. Subdivision Proposals 
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1. All subdivision proposals shall be consistent with the need to minimize flood 
damage; 

2. All subdivision proposals shall have public utilities and facilities such as 
sewer, gas, electrical and water systems located and constructed to minimize 
flood damage; 

3. All subdivision proposals shall have adequate drainage provided to reduce 
exposure to flood damage; and 

4. Base flood elevation data shall be provided for subdivision proposals and 
other proposed development which contain at least 50 lots or 5 acres, 
whichever is less. 

Response: The applicant has added two (2) more lots in the floodplain from the 
original McKay Fields subdivision. In effect, the land area within the floodplain is the 
same but the lot sizes in the proposed plan are smaller so that there are two more lots 
affected.  In the subject proposal the applicant has more than matched cut area with the 
area of floodplain fill, thereby reducing the amount of impact from in the floodplain as 
was originally approved by the City and CWS in 2006.  

 

Specific Standards 

In all areas of special flood hazards where base flood elevations data has been 
provided as set forth in this Chapter, the following provisions are required: 

A. Residential Construction 

New construction and substantial improvement of any residential structure shall 
have the lowest floor, including basement, elevated to one foot above base flood 
elevations. Fully enclosed areas below the lowest floor that are subject to 
flooding are prohibited. Parking, crawl spaces and storage is allowed below the 
lowest floor provided the area is designed to permit the entry and exit of flood 
waters. 

Response: The applicant is proposing the homes on lots within the floodplain be 
elevated so the lowest floor is more than 1-foot above base flood elevation.  The finished 
floor will be at 173.5 to 174.5 feet in elevation as compared to the required standard of 
one foot above the 170.10 foot floodplain elevation. 

 

 Flood Ways  
Located within areas of special flood hazard established in this chapter are areas 

designated as flood ways. Since the flood way is an extremely hazardous area due to 
the velocity of flood waters which carry debris, potential projectiles and erosion potential, 
the following provisions apply, these provisions apply to all floodways:  

 
1. Prohibit encroachments, including fill, new construction, substantial improvements, 

and other development within Zones A1 and A2 (as defined by the Federal 
Emergency Management Agency) unless certification by registered professional 
engineer or architect is provided demonstrating that encroachments shall not result 
in any increase in flood levels during the occurrence of the base flood discharge.  

 
2. Indicate how the proposal minimizes flood damage. 
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Response:   According to the applicant, no fill is proposed in the floodway except for the 
last 20 feet of the access road into the flood plain.  This fill ranges from 0 to 2 feet.  This 
fill in the floodway can be eliminated by increasing the slope of the access road from 7% 
to 9%.  Secondly, according to the applicant this fill will be outside the floodway with the 
new FIRM map to be adopted in 2014.   Since mobile homes are not proposed, 
compliance with those standards is not necessary. 

  

 Staff Comments in the original McKay Fields subdivision review:  

  The structures on the affected lots will comply with the flood plain elevation 
requirements.  However, staff is concerned that modifications in the yards on those 
properties may take place in violation of the flood plain development standards.  In other 
words, an owner could make some cut or fill modifications in the yard, unaware that it is 
in the flood plain, in violation of the flood plain ordinance.  If Lots 17 – 24 are to contain a 
portion of the flood plain, a statement should be recorded in the property title that these 
lots contain a portion of the flood plain, and that any development of the area shall 
comply with the flood plain ordinance, including cut or fill for landscaping and 
construction of fences or accessory structures.  

 

16.75 Significant Natural Resource Overlay District 

 
Purpose Significant Natural Resources Overlay District (SNR) 

 
The Significant Natural Resources Overlay District provides protection for 

identified significant natural resources within the City of North Plains as designated 
under Statewide Planning Goal 5.  For the purpose of this overlay zone, significant 
natural resources are designated as Significant Wetlands and Riparian Corridors. These 
resources have been inventoried within the City of North Plains according to procedures, 
standards and definitions established under Goal 5 and are identified on the Significant 
Natural Resources Map as adopted in the Comprehensive Plan. The Significant Natural 
Resources Overlay Zone District is intended to:  

 
A.  Protect valuable natural resources within the City of North Plains Urban Growth 

Boundary, while ensuring reasonable economic use of property;  
 

B.  Augment existing regulations of water quality sensitive areas, vegetated corridors 
wetlands and water resources, including Clean Water Services Design and 
Construction Standards, the Division of State Lands Removal Fill Law (ORS 
196.800-196.990), and by the US Army Corps of Engineers’ administration of 
Section 404 of the Clean Water Act;  

 
C.  Encourage public knowledge, understanding and appreciation of the City's natural 

resources;  
 

D.  Provide protection of wetlands and riparian corridors to maintain salmonid habitat, 
water quality, thermal regulation, sediment trapping, hydrologic control of flood 
waters; stream bank stabilization and other important functions and conditions;  

 
E.  Encourage restoration of wetlands and riparian corridors; and  
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F.  Carry out the provisions of Statewide Planning Goal 5. 

 
Response:   According to the applicant, Definition “Q” below, the Riparian Corridor 
along McKay Creek is 75 feet from the top of bank or the edge of the delineated wetland, 
whichever is further landward.  The only wetlands on the site are located in the McKay 
Creek channel and at the north end of the property in the West Union road right-of-way 
(see the wetland map in the SPL dated July 18, 2006 –Applicant’s Exhibit “K”).   This 75 
foot Riparian Corridor is shown on Sheets 2, 3, 5 and 6 of the pre-plat plans.   The flood 
plain excavation does not extend into the 75 foot corridor. The CWS sensitive lands 
buffer is 50 feet and less restrictive than the city’s buffer.    

 
According to the applicant, the resources of the property will be protected and proper 
economic use of the property will occur.  The fill and excavation is in an area that does 
not contain vegetation.    The only exception is the storm water outfall at the south end of 
the property.  According to CWS standards, excavated buffer must be removed from the 
buffer inventory and replaced at another location.  The area between the existing 50 foot 
CWS buffer and the flood plain excavation will be designated as additional buffer 
mitigation.  A Tier II Buffer Alteration application must be approved by CWS before this 
excavation can occur.  At a pre-application meeting, CWS indicated they would approve 
this Tier II application.   

 
Exhibit “J” is an Endangered Species Act (ESA) report which indicates “No Effect’ on 
fish, birds, vegetation or other species.   The report was prepared for review by the US 
Department of Fish and Wildlife and the National Marine Fisheries.   The applicant states 
they contacted both of these departments and they verbally indicted no issues with this 
flood plain fill and excavation.   This report and a final drainage study will be submitted to 
FEMA along with a CLOMR-F (Conditional Letter of Map Revision) application to 
authorize the proposed flood plain fill and floodway excavation.  FEMA compliance and 
permitting should be a condition of approval. 

 
16.75.005  Definitions 

 
Q.  Riparian Corridor:  A Goal 5 resource that includes the water areas, fish habitat, 
riparian areas, and wetlands within the riparian corridor boundary. In the City of North 
Plains, Riparian Corridor boundaries are measured as follows: 

 
a.  The unnamed tributary of McKay Creek: 50 feet from the top of bank or from the 

edge of a delineated significant wetland, whichever is further landward, and; 
 

b.  McKay Creek: 75 feet from the top of bank or from the edge of a delineated 
significant wetland, whichever is further landward. 

 
Response:  The above definition for the Riparian Corridor requires a 75 foot buffer 
which is shown on Sheets 2, 3, 5 and 6 of the pre-plat plans. 

 
16.75.0154  General Development Standards  

 
A.  The permanent alteration of the Significant Natural Resource by grading, by 

excavation or fill, by the placement of structures or impervious surfaces, or by the 
removal of native vegetation is prohibited, except for the following uses provided they 
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are designed to minimize intrusion into the significant natural resource, and no other 
options or locations are feasible:  

 
1. Streets, roads, paths and driveways; 

Public or private streets, driveways, or paths may be placed within a 
Significant Natural Resource to access development activities if it is shown to 
the satisfaction of the reviewing authority that no other practicable method of 
access exists. If allowed, the applicant shall comply with the following 
requirements:  

 
a. Demonstrate to the reviewing authority that no other practicable access to 

the build able area exists or access from an off-site location through the 
use of easements is not possible;  

 
b. Design roads, driveways, and paths to be the minimum width necessary 

and for the minimum intrusion into the Significant Natural Resource while 
also allowing for safe passage of vehicles and/or pedestrians;  

 
c. Use bridges, arched culverts, or box culverts with a natural bottom for 

crossing of a Significant Natural Resource if the crossing is found 
unavoidable. The lower lip of any culvert must meet the channel bed at or 
below grade. The number of channel crossings shall be minimized 
through use of shared access for abutting lots and access through 
easements for adjacent lots;  

 
d. Consider the need for future extensions of shared access, access 

easements, or private streets to access potential new building sites at the 
time of this application in order to avoid subsequent encroachments into 
the Significant Natural Resource;  

 
e. Prior to construction, the Significant Natural Resource area shall be 

flagged, fenced or otherwise marked and shall remain undisturbed except 
as allowed by the provisions of this ordinance. Such markings shall be 
maintained until construction is complete;  

 
f. During construction, no stockpiling of fill materials, parking, or storage of 

equipment shall be allowed within the Significant Natural Resource;  
 

g. Erosion control measures, such as silt fences and bio-filter bags, shall be 
used to reduce the likelihood of sediment and untreated storm water 
entering the Significant Natural Resource.  

 
h. Permanent alteration of the Significant Natural Resource by the 

placement of public or private streets, driveways, or paths is subject to 
the mitigation requirements of Section VII.  

 
Response:  Applicant’s Plan Sheet 6 shows an access road into the 75 foot Riparian 
Corridor.  No other alternative is available because of the slope of the driveway and the 
required turning radius for a maintenance truck.  This area is proposed to be dedicated 
to the City of North Plains as open space/park land.  According to the applicant, most of 
the year this ground is dry and free from flood waters. During the fill and excavation, 
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compliance with all of the above requirements will occur, monitoring by either the City of 
Clean Water Services during construction shall be a condition of approval.  Dedication of 
the open space to the city and compliance with the SNRA requirements should be a 
condition of approval. 

 
 

2. Public and private utilities or drainage facilities may be placed within a significant 
natural resource when it is shown to the satisfaction of the review body that no 
other practicable alternative location exists. If a utility or drainage facility is 
allowed within a Significant Natural Resource the following standards shall apply:  

 
a. Demonstrate to the reviewing authority that no other practicable access 

exists or access from an off-site location through the use of easements is 
not possible; 

 
b. The corridor necessary to construct utilities shall be the minimum width 

practical so as to minimize intrusion into the Significant Natural Resource. 
Removal of trees and native vegetation shall be avoided unless 
absolutely necessary. The existing grade of the land shall be restored 
after construction. Native vegetation shall be used to restore the 
vegetative character of the construction corridor.  

 
c. Prior to construction, the Significant Natural Resource area shall be 

flagged, fenced or otherwise marked and shall remain undisturbed except 
as allowed by the provisions of this ordinance. Such markings shall be 
maintained until construction is complete;  

 
d. During construction, no stockpiling of fill materials, parking, or storage of 

equipment shall be allowed within the Significant Natural Resource. 
 

e. Erosion control measures, such as silt fences and bio-filter bags, shall be 
used to reduce the likelihood of sediment and untreated storm water 
entering the Significant Natural Resource.  

 
Response:   No utilities will be placed in the SNR area except for an outfall for the 
water quality swale.  Removal of vegetation will be avoided except at the south end of 
the property where the storm water outfall will be excavated.  During the flood plain cut 
and fill, compliance with the above requirements will occur.  Monitoring should be a 
condition of approval. 

 
3. Replacement of existing structures with structures in the same location that do 

not disturb additional surface area;  

4. Structures or other non-conforming alterations existing fully or partially within the 
Significant Natural Resource may be expanded provided the expansion occurs 
outside of the Significant Natural Resource. Substantial improvement of a non-
conforming structure in the Significant Natural Resource shall require compliance 
with the standards of this ordinance.  

5. Existing lawn within the Significant Natural Resource may be maintained, but not 
expanded within the limits of the Significant Natural Resource. Development 
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activities shall not justify replacement of native vegetation, especially native 
riparian vegetation, with lawn.  

6. Existing bank stabilization and flood control structures may be maintained. Any 
expansion of existing structures or development of new structures shall be 
evaluated by the Planning Department and appropriate state or federal natural 
resource agency. Such alteration of Significant Natural Resources shall be 
approved only if less-invasive or non-structural methods, such as bioengineering, 
will not adequately meet stabilization or flood control needs.  

7. The types, sizes, and intensities of lights must be placed so that they do not 
shine directly into the Significant Natural Resource.  

Response:  According to the applicant, proposed flood plain fill and excavation complies 
with all of the above requirements. The new lots will be located on farm land that has 
been used for many years. The land only contains grass that is mowed every year.  The 
excavation area also contains grass.  The integrity of the SNR area will be maintained 
and improved.  The Planning Commission has the authority to approve the flood plain fill 
and excavation for these subdivision lots and future development of the houses in 
accordance with Sub-Section 6 above.  The City intends to build a pathway along McKay 
Creek in accordance with the City Trails Map (See Applicant’s Exhibit “E”).   Trails are 
allowed in accordance with Sub-Section A.1 above.   Sub-Section 5 above allows lawns 
to be continued.  The area between the excavation area, the water quality swale, West 
Union Road, the south property line and the flood plain excavation is intended to be 
used as a grass area public park.  About 16,000 square feet may become usable park 
area.  The developer intends to create a play field and irrigate the land.  The City has not 
evaluated the best use of the open space/park land at this time.  When the floodway is 
moved to the west in 2014, above ground structures could be installed along the east 
side of the park.  An Agreement between the applicant and the City on the dedication 
and improvements of the area should be a condition of approval. 

 
B. Removal of vegetation from the Significant Natural Resource is prohibited, except 

for:  
 

1. Removal of non-native vegetation and replacement with native plant species. 
The replacement vegetation shall cover, at a minimum, the area from which 
vegetation was removed, shall maintain or exceed the density of the removed 
vegetation, and shall maintain or improve the shade provided by the 
vegetation.  

2. Removal of vegetation necessary for the continued maintenance of dikes, 
drainage ditches, or other storm water or flood control facilities. Vegetation 
removal shall be kept to the minimum necessary. 

3. Trees in danger of falling and thereby posing a hazard to life or property may 
be removed, following consultation from a certified arborist and approval from 
the Planning Department. If no hazard will be created, the department may 
require these trees, if felled, to be left in place in the Significant Natural 
Resource.  
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4. The control or removal of nuisance plants should primarily be by mechanical 
means (e.g. hand-pulling). If mechanical means fail to adequately control 
nuisance plant populations, a glyphosate-based herbicide is the only type of 
herbicide that can be used in a significant natural resource area. No pre-
emergent herbicides or auxin herbicides that pose a risk of contaminating 
water should be used.  A herbicide application is preferred to be made early 
in the morning or during windless periods at least 4 hours before probable 
rainfall. 

 
Response:  All of the natural vegetation will be retained except at the south end of the 
property where the storm outfall will be excavated.  Significant opportunities for 
mitigation are available on this site.  According to the applicant, mitigation plans will be 
submitted with the final engineering plans.  This should be a condition of approval. 

 
16.75.020  Natural Resource Enhancement and Restoration 

 
The City strongly encourages the enhancement or restoration of natural 

resources, such as riparian corridors along the unnamed tributary of McKay Creek and 
McKay Creek, in-channel habitat improvements, non-native plant control, and similar 
projects which propose to improve the quality of a Significant Natural Resource. 
However, no enhancement activity requiring the excavation or filling of material in a 
wetland shall be allowed unless all applicable State and Federal wetland permits have 
been granted.  

 
Response:  Mitigation and enhancement plans in compliance with the standards of the 
City and CWS for the SNR area must be submitted with the final engineering plans. 

 
16.75.30 Mitigation Standards  

 
When approved impacts to any identified Significant Natural Resource occurs, 

mitigation will be required. For impacts to Significant Wetlands, the standards and 
criteria of Section 16.75.030 (A) shall apply. For impacts to Riparian Corridors, the 
standards and criteria of Section 16.75.030 (B) shall apply.  

 
A.  When mitigation for impacts to a Significant Wetland is proposed, the 

mitigation plan shall comply with all Oregon Division of State Lands and U.S. 
Army Corps of Engineers wetland regulations. The City may approve a 
development but shall not issue a building permit until all applicable State and 
Federal wetland permit approvals have been granted and copies of those 
approvals have been submitted to the City.  

 
B.  When mitigation for impacts to a non-wetland riparian area is proposed, a 

mitigation plan prepared by a qualified professional shall be submitted to the 
review authority. The mitigation plan shall meet the following criteria:  

 
1. Mitigation for negative impacts to a Riparian Corridor shall follow all of the 

requirements of Clean Water Services - Design and Construction 
Standards - Resolution and Order 00-7;  
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2. Mitigation shall occur on-site and as close to the impact area as possible. 
If this is not feasible, mitigation shall occur within the same drainage 
basin as the impact;  

 
3. All vegetation planted within the mitigation area shall be native to the 

region. Species to be planted in the mitigation area shall replace those 
impacted by the development activity. 

 
Response:   The applicant indicates no wetlands will be impacted or altered with this 
application, no permits are required by DSL or the COE. However, CWS buffer and the 
city riparian corridor will be impacted at the south end of the property.  This impact will 
be required to be mitigated in accordance with the above requirements.   Mitigation 
plans will be submitted with the final engineering plans.  The CWS buffer planting has 
already occurred as evidenced by Applicant’s Exhibits “L” and “M”.  This planting is 
clearly shown on the Sheet 3 aerial photo of the pre-plat plans.  CWS and City approval 
of mitigation plans should be a condition of approval.  Monitoring the construction within 
the floodplain and SNA to assure that the extensive list of regulations are followed is a 
condition of approval. 

 

16.125 Development Code 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. 

Response: All of the lots comply with the minimum lot area requirements of the R-2.5 
district as described earlier in this report. 

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 
provision for exceptions. 

Response: All of the lots, except Lot 1, have a minimum of 20 feet of frontage along 
the new public street.  Lot 1 has 12.64 feet of frontage on the street after the 15’ of right-
of-way dedication to the county.  The lot widens to the rear where there is 30 feet of 
width.  For engineering purposes the 12.64 feet is an adequate driveway width.  The 
code permits an exception. 

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. 

Response: The applicant is not proposing any through lots with the development. 
Lots 24, 25, 29, 30, 31, 32 and 33 have double street frontage, but no access to West 
Union Road. 

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. 

Response: All of the lots maintain a right angle, with the exception for the front 
portion of lots 1, 2, and 3 due to the street radius where it intersects with West Union 
Road. 
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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: 

1. Cut slopes shall not exceed one and one-half feet horizontally to one foot 
vertically. 

2. Fill slopes shall not exceed two feet horizontally to one foot vertically. 

3. The character of soil for fill and the characteristics of lots and parcels made 
usable by fill shall be suitable for the purpose intended. 

Response: The lot grading required for the development must comply with the 
requirements of this section as much as practicable and be approved by the City. 

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 smaller size. 

Response: Only lot 33 is large enough to be re-divided at a later time into two smaller 
lots, but due to the shape and double street frontage this is unlikely.  A portion of this lot 
may also be lost when the street curve radius is redesigned to 100 feet. 

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. 

Response:  This standard applies since there is proposed public park land and a trail 
system on the site identified in the City Parks Plan and Community Trails Plan.  The 
applicant has agreed to dedicate a minimum of the 3.49 acre portion of the McKay Creek 
floodplain to the city in accordance with those plans and this policy.  The dedication will 
be formalized in an agreement between the developer and the City. 

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. 

Response: All public utility lines are proposed to adjoin the public street. 

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. 
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Response: The site does not contain any water courses; however, the McKay Creek 
100-year flood plain is located within the western portion of the site and is intended to be 
dedicated to the city. 

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. 

Response: The applicant is proposing a 15-foot wide emergency vehicle access from 
the north/south cul-de-sac to West Union Road.  This access will also provide pedestrian 
access to the improved sidewalk planned on the road. However, the new sidewalk on 
the property frontage will not provide “appropriate circulation” because the sidewalk will 
end before the bridge and the nearest sidewalk is several hundred feet west on Glencoe 
Road. 

The North Plains Comprehensive Plan has several policies regarding parks and open 
space.  Goal 5 encourages the recreational use of open space within the McKay Creek 
floodplain (15.02.35). The Plan encourages housing within safe pedestrian distance of 
downtown and schools on developed paths (15.02.80, 15.02.100, 15.02.105).  The North 
Plains Park Master Plan, 2005 Section 3 Greenways and Open Space excerpts describe 
“the floodplains of McKay Creek as the most significant open space resources in North 
Plains.”  Section 5.3.4 Greenways, Open Space, Trails and Pathways states “McKay 
Creek and its tributaries are recommended as a system of public greenways and open 
space, including all-weather trails and pathways.  New subdivisions should be 
encouraged to dedicate floodways and creek corridors to the City.”  The Plan’s Map B 
Existing and Needed Public Park and Recreation Facilities identifies McKay Creek in the 
subject area as a recreation facility with a potential trail. 

The City of North Plains Community Trails Plan, 2012 identifies the McKay Creek 
Greenway Trail in the subject area.  It is intended that the trail tie into city streets and 
sidewalks in order to provide recreation and pedestrian safe accessibility to goods and 
services. “The desired pathway is owned by multiple private owners and public 
agencies.  The trail will require multiple easements, dedications in lieu of park system 
development charges, grant acquisitions for improvements and pedestrian crossings 
across city and county roads”, (page 20). 

 A trail alignment and creek crossing location in the subject area has not been 
determined.  An alternative crossing on the West Union Road bridge may not be feasible 
or desirable since the bridge is only 31 feet wide.  The City is concerned about the lack 
of pedestrian access in any direction from the McKay Fields neighborhood.    

 The proposed plat dedicates 3.49 acres of floodplain (described on the plat as 
Tract B) to the City for park purposes. The applicant describes the intention of the tract is 
to be used for public park including a 16,000 square foot play field on the upper portion 
adjoining the access just west of the water quality swale. The applicant states an 
irrigation system will be installed by the developer.  Development of the park should be a 
condition of approval. 

 

16.135 Subdivisions 

 
Preliminary Plat Approval Criteria  
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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;  

 
B. The proposed plat name is not already recorded for another subdivision, and 

satisfies the provisions of ORS Chapter 92;  
 

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;  

 
D. All proposed private common areas and improvements (e.g. homeowners 

association property) are identified on the preliminary plat;  
 

E. Evidence that any required State and federal permits have been obtained, or shall be 
obtained before 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;  

 
G. A Traffic Impact Study (TIS) has been provided, if applicable, in accordance with the 

provisions of Chapter 16.170; and  
 

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.  

 
Response:   This subdivision application complies with all or the above requirements.  
Street access to adjoining property inside the Urban Growth Boundary is not necessary.  
Open space and street tracts will be dedicated to the City of North Plains.  It is 
anticipated that the water quality facility will be dedicated to CWS or City.  Formation of a 
HOA is being considered in order to maintain the landscape and fence improvements 
along the West Union Road frontage.  Compliance with conditions of other public 
agencies will occur.  A traffic study was prepared and accepted by the City Engineer and 
Washington County, with a level of service “A” being maintained on West Union Road 
after build-out of the neighborhood.  As demonstrated in the reports, this application is 
required to comply with both the SNR and FP overlay district standards. 

 
Lot Access Provisions 
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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.  

 
Response:   All lots are less than 150 feet from a public right-of-way.   The Street “A” 
cul-de-sac is 125 feet in length and the Street “B” cul-de-sac is 148 feet in length.  
However, Street “B” has an emergency access to West Union Road which effectively 
reduces the length by 74 feet.   The emergency access is 15 feet in width, not 20 feet as 
described by the applicant.   

 

16.145 Application of Public Facility Standards 

 The provisions of the 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. 

Response: Per the requirements of the following table (excerpt), the applicant is 
required to install the following improvements when developing a subdivision:  

 

 

 Fire 
Hydrants 

Street 
Improvement 

Water 
Line 

Sewer 
Line 

Storm 
Drainage 

Street Lights 
and Trees 

Subdivisions Yes Yes Yes Yes Yes Yes 

 

Response: The applicant will be required to provide construction plans for City and 
CWS approval illustrating compliance with all utility requirements prior to the issuance of 
a building permit for the new detached single-family homes.  Approved utility 
construction plans should be a condition of approval. 
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Public Facility Standards 

The following public facility standards shall be applicable to all development as 
specified for Public Hearings on Quasi-Judicial Actions. 

A. Streets 

Street improvements shall be provided in compliance with Chapter 16.150 Street 
Standards of this ordinance. utilizing the proposed 30 and 34’ wide local street 
standards. 

 Response: The applicant will comply with the standards of Chapter 16.150 for the 
construction of the new public local street that provides access to NW West Union Road, 
utilizing the proposed 30 and 34’ wide local street standards. 

 

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 
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. 

Response: The applicant is required to obtain City and CWS approval for the 
proposed storm drainage system for the development and will be required to comply with 
the above listed requirements.  All of the lots will be connected to the storm drainage 
system. 

 C.  Sewage Disposal 

No development permit shall be approved until the City Engineer and the Clean 
Water Services have reviewed and approved provisions for connection to the 
public sewer system. 

Response: The applicant is proposing to connect a new public line from the existing 
public line within the right-of-way of NW West Union Road that will run down the new 
public road and provide service to all of the new lots within the subdivision.  The 
applicant is required to receive approval for connection to the existing public sewer 
system in accordance with City and CWS specifications.  Each of the lots will have 
individual sanitary sewer service. 

 

D. Water Supply 

No development permit shall be approved for any property unless all affected 
water mains are either: 
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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. 

Response: The applicant is proposing a new public water line connect to the existing 
public line within NW West Union Road that will run down the new public street and 
provide individual service to all of the new lots and to any required fire hydrants in the 
subdivision.  The applicant must obtain city approval for the water supply to the 
development.  Each lot is proposed to have individual water service.  The fire hydrants 
must have an adequate flow.  The City Engineer stated that “a fire hydrant instead of a 
blow off is recommended at the end of the new local access street.” 

 

16.150 Streets 

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. 

Response: The location, width and grade of the proposed public street providing the 
development access onto NW West Union Road was considered in relation to existing 
streets, topographical conditions, public convenience and safety, and to the proposed 
use of the land created from the subdivision. 

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. 

Response: The new public street is proposed to be closed.  To the south acreage is 
zones as EFU and is outside the UGB, and the floodplain located along the west portion 
of the site. 

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. 

Response: The applicant is not proposing any reserve strips with this application. 

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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Response: The new public street is not in alignment with another street; therefore, 
this section is not applicable. 

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. 

Response: The new public street will not be able to be extended west due to the 
floodplain located in the western portion of the site. 

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 a 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.  

Response: The new public street has been laid out to provide a nearly 90 degree 
angle intersection with NW West Union Road. 

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. 

Response: The applicant is proposing to dedicate 15 feet of additional right-of-way 
width to NW West Union Road in accordance with county standards. 

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. 

Response: Due to the lack of connectivity options in any direction, the applicant is 
proposing a cul-de-sac with this 33 lot development.  The distance from the West Union 
Road intersection to Lot 19 is an estimated 522 feet, and about 485 feet to Lot 24.  

I. Street names:  No street name 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. 

Response: The applicant will coordinate a street name for the new public street 
which does not duplicate an existing street name. 

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 
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areas, allowance shall be made for finished street grades having a minimum 
slope of 0.5 percent. 

Response: The grade of proposed public streets does not exceed the above 
requirements.  The curve radius at the entrance road into the subdivision is 90 feet, not 
in compliance with the 100 foot minimum.  The Planning Commission may accept 
sharper curves where existing conditions make it impractical to provide building sites.  
According to the applicant the 100-foot minimum would reduce the depth of lot 3 and 6 
making those lots unbuildable. However the City Engineer indicated in an e-mail to staff 
on April 29, 2013 that the curve radii should be increased to the minimum 100 feet.  This 
should be a condition of approval. 

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. 

Response: The property abuts an arterial street, NW West Union Road; therefore, 
the applicant must comply with any requirements of Washington County. 

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. 

Response: The applicant is not proposing any alleys with this development which is 
in a residential district. 

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.  

Response: The applicant is proposing a sidewalk along the south side of NW West 
Union road and along the north side of the new public street within the development.  
The applicant is only proposing the sidewalk with no planter strip on Street “A” up to the 
intersection with Street “B”.  The sidewalk is partially in right-of-way and partially within a 
front yard easement. 

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. 

Response: Street trees will be planted within the proposed planter strips along NW 
West Union Road, per the requirements of this section.  Since there is no planter strip on 
the local street, as a condition of approval street trees should be planted by the 
developer in the front yard of each parcel. 

 

General Right-of-Way and Improvement Widths 

 The following standards are the general criteria for public streets in the City of 
North Plains. These standards shall be the minimum requirements for all streets, 
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except where modifications are permitted or where the Street Standard adopted by 
the City Council of North Plains is less restrictive. 

Street 
Classification 

Minimum Right-
of- Way 

Minimum 
Improved Width 

Minimum 
Roadway Width 

Arterial County Standard County Standard County Standard 

Local Street 34 feet 28 feet 24 feet 

Local Sidewalk  5 feet  

  

Response: The applicant is proposing the new public street be designed to Local 
Street standards.  Up to its intersection with “B” Street, “A” Street is proposed to have a 
minimum right-of-way width of 34 feet with a minimum roadway width of 32 feet, thereon 
at “B” Street reducing to a minimum right-of-way width of 30 feet and an improvement 
width of 28 feet.  There is proposed to be a curb-tight 5’ sidewalk partially within an 
easement and adjoining the public utility easement in the front yard of each lot. 

NW West Union Road is an Arterial Street, and the required street improvements are per 
Washington County Standards.  The required street improvements cannot easily extend 
the entire length of the site’s street frontage because of physical limitations at the west 
end where the floodplain, grade changes, roadway curve, right-of-way variation and 
guardrail and existing street improvements force the planned improvement to taper off 
and terminate just west of the emergency access way at its terminus at West Union 
Road. The county improvement includes 15 feet of dedication, paving, curb, planter strip, 
sidewalk and lighting.  The county delegates the street tree provisions to the City. 
Meeting County improvements and City street tree specifications should be a condition 
of approval. 

 

16.155 Parking Requirements 

At least two (2) off-street parking spaces shall be provided for each single family 
detached dwelling unit. 

Response: All of the detached dwelling units have a minimum of two (2) off-street 
parking spaces available in the garage and driveway and parking is confirmed when the 
applicant obtains a building permit.   

 
16.160 Requirement for Vision Areas 
 

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 
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(See the diagram at the end of Exhibit “G”).   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. 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 above.  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.  

 
Response:  The front of the houses and garages will be located 20 feet from the 
property line or sidewalk, whichever is a greater distance.  This automatically complies 
with the above vision clearance requirements. 

 
 
16.165 Street Dedications 
 

Response:  The applicant indicates the proper street dedications will occur with this 
subdivision and that this issue was thoroughly discussed with the previous McKay Fields 
application (Exhibit “I”).  

 
Traffic Impact 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  

5. 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  
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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.  

 
Response:   A traffic study was prepared for this application (Exhibit “N”) by Mike Ard, PE, 
with Lancaster Engineering.  The site generates an estimated 314 trips per day, therefore 
the TIS is required.  The City Engineer has accepted the conclusions in the TIS. The 
conclusions of the traffic study are as follows: 

 
1) Sight distance at the West Union Road intersection meets county requirements. 

2) The West Union Road left turns do not meet warrants to require a left turn lane. 

3) Vehicle crash date was examined and no contributing design issues were identified and 
not safety mitigations are recommended. 

4) Under year 2015 traffic conditions with full occupancy of the proposed subdivision, the 
site access intersection on NW West Union Road is projected to operate at Level of 
Service “A” during the morning and evening peak hours.   No operational mitigation is 
recommended. 

 
16.185  Variance Purpose and Scope  
 

The purpose of a variance is to provide administrative relief when a strict application of 
the zoning requirements of lot width, lot depth, building height, setback, access, or other 
dimensional or site requirements would impose practical difficulties. These difficulties may result 
from geographic, topographic or other physical conditions on the site or in the immediate 
vicinity. No variance shall be granted which allows the establishment or expansion of use 
otherwise prohibited or subject to conditional use procedures.  
 
Variance Proposal:  Request to allow a reduction in the street-side yard setback from 10 feet 
to 8 feet for Lots 24, 25 and 33. 
 
Variance Review Criteria  
 
A variance may be authorized upon adequate demonstration by the applicant that the proposed 
variance satisfies the following criteria:  
 

A. That special conditions and circumstances exist which are peculiar to the land, 
building or structure involved;  

 
B. That granting the proposed variance would be in the public interest and would be in 
harmony with the purpose of the underlying zoning district and the intent and purpose of 
this Ordinance;  

 
C. That the variance would result in minimal detriment to the immediate vicinity;  

 
D. That the variance requested is the minimum variance which would make possible the 
reasonable use of the applicant's land, building or structure; and 

 
E. That the special conditions and circumstances on which the application is based do 
not result from the negligent or knowing violation of this Ordinance by the applicant.  
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Applicant’s Response:   The code requires 10 foot street side yards for Lots 24, 25 and 
33 on the West Union Road side.  Because of the narrow width of the property and the 
angle of West Union Road, an 8 foot setback is requested.   The average set back of the 
houses on these 3 lots is well over 10 feet as shown by the Applicant’s Exhibit “G”.  An 
opaque fence will be provided along West Union Road.  Visualizing the 8 foot street side 
yard setback compared to a 10 foot setback will be very difficult for the average person.  
These reduced setbacks will not be adjacent to any other property.  Generally 10 foot 
setbacks are necessary for sight clearance and to keep houses from being too close to a 
street right-of-way.   

 
Response: It should be noted as proposed the applicant has not indicated if a more 
narrow building envelope was considered or what other unique conditions are that 
demand a variance.  The Commission can deny or defer a decision the variance at his 
time while approving the subdivision.   

 
Variance Conditions of Approval  

 
In approving an application for a variance, the Planning Commission may impose such 
conditions as it deems appropriate to ensure that the intent of this Section is carried out. 
Such conditions shall be reasonably related to the variance criteria set forth in this 
chapter.  

 
Response:  To mitigate the close proximity of the three affected lots to the noise and 
impacts of a busy arterial roadway, staff recommends that an opaque concrete masonry 
fence and landscape barrier along the West Union Road frontage be constructed to 
minimize negative impacts to homes on those lots. 

 
V.   RECOMMENDATION – Approval subject to conditions 

 
Based upon the findings contained in the staff report, the application packet submitted by the 
applicant dated Revised 4-17-13, and testimony before the Planning Commission, approval is 
hereby recommended for the McKay Fields Preliminary Subdivision Plan, a Flood Plain 
Development permit, a Significant Natural Resource area alteration permit and a Variance to the 
street side yard setback for three lots subject to the following conditions of approval: 
 
Prior to issuance of a grading permit in accordance with the Uniform Building Code Chapter 70 
and relevant agency approvals: 
 

General  
1. Applicant shall comply with the Municipal Code including the R-2.5 zone development 

standards of Zoning and Development Code Chapter 16.65; the Flood Plain 
development standards of Chapter 16.65; the Significant Natural Resource alteration 
standards of Chapter 16.75; the public utility and street standards of Chapter 16.145 and 
16.150; and the Subdivision standards of Chapter 16.135 as well as the state 
subdivision provisions of ORS Chapter 92. 

 
2. The applicant/owner shall apply for a Minor Land Partition to separate the existing illegal 

Tax Lot 1201 in accordance with city and state partitioning requirements.   
 

3. Applicant shall ensure that Tax Lot 1202 which was illegally partitioned by deed shall be 

Planning Commission, May 8, 2013 
Page 50 of 347



 

30 
 

deleted from tax rolls with the new survey of the final subdivision plan.  
 

4. 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.   
 

5. A maintenance bond of 40% of the final accepted engineer’s estimate is required prior to 
final acceptance of constructed public improvements.  The maintenance bond shall 
remain in effect for a period of not less than one (1) year after all public improvements 
are accepted by the City.  
 

6. 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.  
 
 

7. The applicant/owners shall have a licensed land surveyor prepare a final Plat of the 
McKay Fields subdivision in accordance with City and ORS 92 standards 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.   
 

8. The applicant/owners shall then send a copy of the recorded Plat to the City Recorder. 
 
9. 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 in writing and the appropriate Agency prior to 
continuing with any relevant construction activities. 
 

10. All conditions of approval must be completed within twenty four months of the date of 
this approval will be subject to a new subdivision application review and fee, unless 
specifically modified in writing by an approved phased construction schedule. 
 

11. It shall be the responsibility of the applicant to comply with conditions of approval 
required by Washington County Fire District No. 2. Documentation of all written 
approvals and permits should be provided to the City for its records.  

 
Streets 

12. It shall be the responsibility of the applicant to comply with conditions of approval 
required by Washington County.  Documentation of all written approvals and permits 
should be provided to the City for its records. 

 
13. Applicant shall dedicate of right-of-way and construction of half-street improvements 

along West Union Road in accordance with Washington County specifications described 
in their letter dated May 1, 2013. The applicant shall provide a street tree plan for the 
West Union Road frontage improvements for City approval.  

 
14. Applicant shall increase the curve radius at the intersection with West Union Road to the 

city minimum of 100 feet to conform with City of North Plains standards in accordance 
with Public Works Director and City Engineer approval (30/34’ right-of-way, 5-foot curb-
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tight sidewalk, street lights per IES standards).   
 

15. The applicant shall uniformly plant a tree in the front yard of each lot to compensate for 
the absence of street trees in the design.   
 

16. The applicant shall coordinate street names with city staff. 
 

17. Applicant shall provide the City with an opaque landscape buffer and concrete masonry 
fence plan adjoining the north side of Lots 24, 25 and 33 for approval.  Indicate how the 
improvements will be maintained.  If a HOA is established, provide the City a copy of the 
HOA agreement. 

 
Utilities  

18. 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, 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. 

 
19. It is the applicant’s responsibility to coordinate with the City and all appropriate utilities 

and other agencies throughout the application, review and construction process. 
 

20. It shall be the responsibility of the applicant to comply with conditions of approval and 
code requirements established by Clean Water Services, including the conditions in the 
letter dated April 29, 2013.  Documentation of all written approvals and permits should 
be provided to the City for its records   
 

21. Applicant shall locate a fire hydrant instead of a blow off at the end of the new local 
access road “A”. 

 
Flood Plain  

22. The applicant shall provide the City with a copy of the approved FEMA CLMR permit and 
compliance with their conditions of approval. 

 
23. In order to assure compliance with the detailed construction restrictions and 

requirements of Chapter 16.65 Floodplain alterations and Chapter 16.75 Significant 
Natural Area modifications, the applicant shall pay for the time necessary for a City 
employee or qualified consultant to monitor the construction in those sensitive areas. 
 

24. Prior to excavation flag the SNRA and provide the City with a copy of the SNRA 
mitigation plan in accordance with Chapter 16.75. 
 

25. The applicant shall include on the plat, and as a separate document from the plat for 
recordation, a statement that a portion of Lots 17 through 24 are in a 100 year flood plain 
and that all work within the flood plain, including but not limited to the construction of 
fencing, the movement of dirt, the construction of planters or patios, and the construction 
of accessory structures shall comply with the City of North Plains Flood Plain Ordinance. 

 
Park 

26. The City and the applicant shall enter into an agreement regarding park land dedication 
and any associated fees. 
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27. Applicant shall submit a park improvement plan to the City for approval that is consistent 

with the parks master plan and trails master plan. 
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MEMORANDUM 

 

 

DATE: April 29, 2013 

 

PROJECT: 04-0682.426 

 

TO:  Blake Boyles, City Manager 

  City of North Plains 

 

FROM: Fulgence Bugingo, P.E. 

 Murray, Smith & Associates, Inc. 

 

RE: McKay Fields - Preliminary Subdivision Application,  

City Engineer Review & Comments 

 

 

Purpose 

 

This Technical Memorandum presents City Engineer review comments for the proposed 

McKay Fields Subdivision (Subdivision) proposed within the City of North Plains (City).  

The proposed development is located at 30240 and 30140 NW West Union Road, Tax Lots 

1200, 1202, and 2000.  The applicant is requesting approval of a proposed 33-lot subdivision 

within an R-2.5 zone.   This 33-lot subdivision is a modification to the original 27 lot 

preliminary plat, SD-VAR-07-0006. 

 

General 

 

All required public facility improvements are to be designed and constructed in accordance 

with the current City-adopted Zoning and Development Ordinance and the current City of 

North Plains Public Works Design Standards, as approved by the City of North Plains.  In 

addition, the American Public Works Association (APWA) Standard Specifications for 

Public Works Construction apply.  Improvements must be designed and constructed in 

accordance with all City requirements and conditions, and the final designs must be stamped 

by a Professional Engineer (P.E.), currently licensed in the State of Oregon.   
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An engineer’s construction cost estimate for public improvements is to be submitted with 

final designs for review and acceptance prior to construction.  A nonrefundable deposit in the 

amount of five percent of the total accepted estimated value of public improvements must be 

provided to the City with the plans submittal.  The estimate is to be presented in a “schedule 

of unit prices” format, reflecting estimates for the various anticipated construction bid items.  

A public improvements bond, required prior to construction, will be set at 125% of the 

accepted engineer’s estimate.  In addition, a maintenance bond in the amount of 40% is 

required prior to construction.  The maintenance bond shall remain in effect for a period of 

one year after all public improvements are accepted by the City. 

 

City/Agency Coordination 

 

The Applicant is to coordinate with the City and all appropriate utilities and agencies 

throughout the application, review, and construction process.  Agency/utility coordination 

includes, but is not limited to, Clean Water Services (CWS) regarding sanitary sewer, water 

quality, and storm sewer system improvements, Washington County Fire District No. 2 

regarding emergency access, Washington County for work relating to NW West Union Road, 

Federal Emergency Management Agency (FEMA) regarding fill within designated floodplain 

and compliance with the Endangered Species Act (ESA), and the City of North Plains 

regarding planning, water system improvements, surface water drainage improvements, and 

site development interests.  The Applicant is to provide copies of all agency/utility approvals 

and permits to the City for its permanent files.  The City is to be notified of any potential 

design conflicts, and/or any potential conflicts identified after the various utility and agencies 

complete review or provide comments.  It is the responsibility of the Applicant to resolve all 

conflicts to the satisfaction of the City. 

 

Street Improvements 

 

NW West Union Road is a Washington County arterial road.  Consequently, any 

modifications to the roadway, driveway, curbs, sidewalks, and other improvements within 

this right-of-way, are to be coordinated with the County.  It is anticipated that the County will 

require right-of-way dedication and street improvements along that portion of the roadways 

adjacent to the development site.   

 

The Applicant has requested approval of a 33-lot residential subdivision with both attached 

and detached single family residents.  Access limitations to a County arterial road will allow 

only one intersection with NW West Union Road.  The access standard for a cul-de-sac is to 

allow a maximum length of 600 feet with no more than 20 residential lots.  Because of this 

and the proximity of McKay Creek west of the site, the Applicant is proposing a local dead 

end street without provisions for future street extensions.  The lots are proposed to be 

accessed from new local dead end streets with provisions for a turnaround, using a standard 

cul-de-sac configuration.  The proposed street is shown partly as a standard 34-foot right-of-

way tapering to a 28-foot wide right-of-way with sidewalk on one side.  This configuration 
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would improve pedestrian circulation and allow a pedestrian/bicycle connection to West 

Union Road near the west end of the subdivision. 

  

It is also recommended that the City consider extending the 34-foot right-of-way to allow 

parking on both sides of the street.  City Standards require 10-foot wide travel lanes and 7 to 

8-foot wide parking.   

   

The Applicant has also proposed a public water quality facility directly west of Lot 19.  This 

facility will be permitted and maintained by CWS.  It is anticipated that CWS will require 

maintenance access from the cul-de-sac.    

 

A 15-foot wide emergency access to West Union Road near the west end of the subdivision is 

proposed at the cul-de-sac between Lot 24 and Lot 25.  Applicant will coordinate with Fire 

District No. 2 for final approval of this access and any additional requirements set by the Fire 

Marshal. 

 

Storm Drainage Improvements 

 

The Applicant is to coordinate with CWS to design and construct needed storm drainage 

improvements.  All drainage improvements and storm water quality and quantity 

requirements are to be in compliance with the applicable CWS Design and Construction 

Standards and as approved by CWS.  It is anticipated that certain storm water quality 

provisions are required in addition to storm water conveyance provisions.  Private facilities 

are to be designed and constructed in accordance with all applicable CWS requirements and 

City Codes and Standards.  

 

Sanitary Sewer Improvements 

 

The Applicant is to coordinate with CWS to design needed sanitary sewer improvements.  

Sanitary sewer improvements are to be designed and constructed in accordance with CWS 

Design and Construction Standards and other requirements as approved by CWS.  Private 

facilities are to be designed and constructed in accordance with all applicable City Codes and 

Standards.  

 

Water System Improvements 

 

The Applicant has proposed an 8-inch diameter public water main from NW West Union 

Road at the intersection with the new local access street.  This water main is proposed with a 

loop connection back to NW West Union Road between lots 24 and 25 near the west end of 

the subdivision.  Applicant has also proposed a blow off assembly at the end of the new 8-

inch diameter line on the new local access street.  It is recommended that the City consider 

installation of a fire hydrant instead of a blow off assembly at that location.  All water system 

improvements for this subdivision shall be constructed in accordance with the current City 

Design and Construction Standards. 
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EXECUTIVE SUMMARY  
 
The proposed McKay Fields Housing development at the NW Union Road Site will result in 
filling within the designated floodplain of McKay Creek at approximately River Mile (RM 
8.2).  Such filling requires the submittal of a Conditional Letter of Map Revision based on fill 
(CLOMAR-F) to the Federal Emergency Management Agency (FEMA).  FEMA requires 
that compliance with the Endangered Species Act (ESA) of 1973 be demonstrated for a 
CLOMR-F request. Section 9 of the ESA prohibits anyone from taking or harming a 
threatened or endangered species. If an action might harm a threatened or endangered 
species, a permit is required from the U.S. Fish & Wildlife Service (USFWS) or National 
Marine Fisheries Service (NMFS), under Section 10 of the ESA.  If the proposed action is 
found to have “no effect” on listed or proposed threatened or endangered species, then all 
that is required is a letter of confirmation from NMFS and/or USFWS.  This ESA compliance 
investigation report (Biological Evaluation) was prepared for the Federal Emergency 
Management Association for submittal to NMFS.   
 
The project site is located south of NW Union Road, west of Jackson School Road, east of 
Glencoe Road in North Plains, Oregon.  A segment of McKay Creek is located along a 
portion of the sites southern, and all of its western boundaries.  The project site currently 
consists of cultivated fields, a riparian corridor along McKay Creek and some rural 
residential and outbuildings.   
 
Following development, the project site will include 33 residential lots on the eastern portion 
of the project site along with streets and utilities.  The western portion of the site will contain 
a 50-foot wide wetland corridor and an open field. An engineered, stormwater swale will be 
constructed above the 100-year flood elevation and will receive all run-off from the 
development.  This swale will discharge west to the open field, a portion of which will be 
excavated to obtain fill for the developed portion of the project site.  The project site will be 
cleared and graded for the development of residential lots.  All or part of the westernmost 
seven lots (comprising 0.30 acres) will require filling to raise the grade above the 100-year 
flood elevation of 170.7 feet mean sea level (MSL).  This grading will include the placement 
of 2,800 cubic yards of fill.  This fill will be obtained from excavation of the floodplain on 
the western 3.49 acres of the project site. The excavation will cut the existing grade (which is 
160 to 164 feet MSL) down to a minimum of 159 feet above mean sea level MSL.   
 
In assessing the potential effects of the proposed project on listed fish, wildlife, and plant 
species, and their habitats, the environmental baseline was documented, the proposed action 
was evaluated to assess the effect on the environmental baseline, and the results of these 
evaluations were used to arrive at a determination of effect.     
 
Based on the analysis of effects and consideration of conservation measures that would be 
implemented to avoid and reduce effects we determined the following:    
 

Fish Species -   
 
One listed fish species, threatened Upper Willamette River (UWR) Steelhead (Oncorhynchus 
mykiss) Distinct Population Segment (DPS), is known to occur in McKay Creek.  Streamnet 

Planning Commission, May 8, 2013 
Page 159 of 347



 

McKay Fields Subdivision ii

lists the segment of McKay Creek adjacent to the project site as providing rearing and 
migration habitat for steelhead.  The nearest spawning location is approximately 1.4 river 
miles upstream of the project site in Jackson Creek (a tributary to McKay Creek), and 
juveniles would be expected to rear in headwaters where summer water quality, especially 
temperature, is conducive to rearing.  It is possible, that juveniles could move downstream 
and rear in McKay Creek at the project site.  There will be no inwater work associated with 
the project..  Thus, the only potential impact to McKay Creek (and thus UWR steelhead) 
would be from increased stormwater runoff.  However, a carefully designed stormwater 
swale will intercept runoff from the development prior to its discharge to McKay Creek.  
Based on the fact that no inwater work will occur, and that following development, 
stormwater runoff should have no greater impact to McKay Creek than currently occurs, the 
following effect determination was made:  
 

• Upper Willamette River Steelhead --- “no effect” 
 
No critical habitat is present at or downstream of the project action area in McKay Creek. 
The determination of “no effect” for UWR Steelhead is based, in part, on the fact that the 
nearest critical habitat is located greater than 10.8 stream miles downstream in the Tualatin 
River, and on the discountable and insignificant biological impact of the effects following 
implementation of conservation measures.  No significant cumulative, interrelated, or 
interdependent effects associated with the proposed project have been identified. 
 
Wildlife and Plant Species – 
 
Two ESA-listed plant species are on the USFWS list for Washington County: Nelson's 
checker-mallow (Sidalcea nelsoniana) and   Kincaid's Lupine (Lupinus sulphureus 
(=oreganus) ssp. kincaidii (=var. kincaidii)).  Because no Nelson’s Checkermallow or 
Kincaid’s Lupine have historically been reported at or near the site, and because none were 
identified during surveys, the proposed project would have “no effect” on listed plant 
species or their habitats. 
 
Two ESA-listed bird species are on the USFWS list for Washington County: Northern 
Spotted Owl (Strix occidentalis) and Marbled murrelet (Brachyramphus marmoratus).  
Neither of these listed bird species are known to occur within two miles of the project site, 
and the project site does not contain the old growth/mature forest habitat required by these 
species.  One ESA-listed insect species, Fender's blue butterfly (Icaricia icarioides fenderi) 
is known or suspected to occur in Washington County, there have been no reports of 
Fender’s Blue Butterfly within two miles of the project site, and the project site does not 
contain the native prairie habitats required by this species.  Therefore, the proposed project 
would have “no effect” on listed wildlife species or their habitats.   
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1.0 INTRODUCTION 

1.1 PROJECT BACKGROUND 

The project site was recently annexed into the City of North Plains, Washington County, 
Oregon and is proposed for development as a residential subdivision (McKay Fields).  
McKay Creek flows along part of the southern and the entire western portion of the site and 
is known to support ESA-listed Upper Willamette River (UWR) steelhead.   A wetland 
delineation and vegetated corridor condition assessment were conducted to determine the 
location of the wetlands and creek boundaries at the site, as well as the limits of the 50-foot 
vegetated corridor along McKay Creek required by Clean Water Services. 
 
The proposed McKay Fields Housing development will result in filling within the designated 
floodplain of McKay Creek at approximately River Mile (RM) 8.2.  Such filling requires the 
submittal of a Conditional Letter of Map Revision based on fill (CLOMAR-F) to the Federal 
Emergency Management Agency (FEMA).  FEMA requires that compliance with the 
Endangered Species Act (ESA) of 1973 be demonstrated for a CLOMR-F request. Section 9 
of the ESA prohibits anyone from taking or harming a threatened or endangered species. If 
an action might harm a threatened or endangered species, a permit is required from the U.S. 
Fish & Wildlife Service (USFWS) or National Marine Fisheries Service (NMFS), under 
Section 10 of the ESA.  If the proposed action is found to have “no effect” on listed or 
proposed threatened or endangered species, then all that is required is a letter of confirmation 
from NMFS and/or USFWS.  This ESA compliance investigation report (Biological 
Evaluation) was prepared for the Federal Emergency Management Association for submittal 
to NMFS.  This Biological Assessment (BA) was completed to address the effects of the 
proposed filling within the floodplain, as well as the overall housing development, on species 
listed as endangered or threatened under the Endangered Species Act (ESA), or their 
designated critical habitat.        

1.2 FEDERAL ACTION HISTORY 

No previous formal or informal consultations have been conducted with NMFS, FEMA or 
USFWS. 

2.0 DESCRIPTION OF THE ACTION AND ACTION AREA 

2.1 PROJECT LOCATION AND EXTENT 

The project is located in Township 1N, Range 2W, Section 6 on tax lots 2000, 2100 and that 
portion of tax lot 1200 south of West Union Road (Figure 1).  The entire project site is 6.38 
acres in size, of which 2.84 acres will be developed with 33 residential housing lots, and 3.49 
acres will be left as vegetated buffer along McKay Creek, excavated for fill, or left as open 
land.  As defined, the “action area” for a biological evaluation is the area both on and off the 
project site, where the action (in this case the construction of a housing development) will 
affect ESA-listed organisms.  Because there will be no off-site effects, the project site and 
action area for this project are the same.   
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FIGURE 1.  Project area location, showing project site. 
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2.1.1 Project Site Description 
The project site currently consists of a field, a riparian corridor along McKay Creek and 
some rural residential and outbuildings, including two occupied houses, one vacant house, 
and three outbuildings.  The easternmost house will remain following development, but the 
remaining buildings will be demolished.  McKay Creek borders part of the south and the 
entire west sides of the property.   

2.2 PROJECT DESCRIPTION 

2.2.1 Description of Project Activities 
Following development, the project site will include 33 residential lots on the eastern portion 
of the project site along with streets and utilities.  The western portion of the site will contain 
a 50-foot wide wetland corridor and an open field. An engineered, stormwater swale will be 
constructed at 169 feet mean sea level (MSL) (1.7 feet below the 100-year flood elevation) 
and will receive all run-off from the development.  This swale will discharge west to the 
open field, a portion of which will be excavated to obtain fill for the developed portion of the 
project site.  The project site will be cleared and graded for the development of residential 
lots.  All or part of the westernmost seven lots (comprising 0.30 acres) will require filling to 
raise the grade above the 100-year flood elevation of 170.7 MSL.  This grading will include 
the placement of 2,800 cubic yards of fill.  This fill will be obtained from excavation of the 
floodplain on the western 3.49 acres of the project site. The excavation will cut the existing 
grade, which is 160 to 164 feet MSL, down to a minimum of 159 feet MSL. 
 
A 40 foot by 50 foot (2,000 square foot) portion of the existing wetland buffer along McKay 
Creek will be cleared, but replanted.  This will allow for a connection (at 159 MSL – the 
elevation of the existing top of bank) between the McKay Creek and the excavated portion of 
the floodplain.   The local water resource management utility, Clean Water Services (CWS), 
which retains regulatory permitting approval for developments in its service district requires 
this encroachment into the wetland buffer be mitigated by increasing the amount of buffer, 
which will be conducted on the south end of the property 

2.2.2 Proposed Conservation Measures 
Proposed conservation measures are outlined in the Effects Section (Section 5.0) below, and 
include wetland corridor (riparian) enhancement, construction best management practices 
(BMPs), and sizing of the on-site stormwater facilities. 

2.2.3 Mitigation 
As stated above, mitigation for clearing within the wetland buffer will consist of replanting, 
and increased wetland buffer elsewhere.  In addition, CWS will be given an easement for the 
50-foot buffer and stormwater outfall to McKay Creek (at the southern end of the 
excavation).  The 3.49 acre undeveloped portion of the property will be dedicated to the City 
of North Plains.   
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Figure 2.  Action area development plan. 
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3.0 STATUS OF SPECIES AND CRITICAL HABITAT  

3.1 SENSITIVE SPECIES 

Information pertaining to threatened, endangered, proposed and candidate species that may 
occur within a 2-mile radius of the proposed project site was obtained from the Oregon 
Natural Biodiversity Information Center (ORBIC).  ORBIC database searches are not to be 
distributed and thus it is not attached.  The U.S. Fish and Wildlife Service (USFWS) website 
http://www.fws.gov/oregonfwo/species/Lists/default.asp#CountyLists was also accessed to 
determine what endangered species may occur in Washington County (Appendix A), and a 
database search was conducted using the NMFS web site (www.nwr.noaa.gov).  Baseline 
watershed data were obtained from various studies cited in the appropriate report sections 
below.  
 
A site reconnaissance was performed on February 5, 2013 by a qualified fisheries and 
wildlife biologist.  During the site visit, photographs were taken of key habitat elements and 
observations of habitat quality were recorded.  A photolog of the project area is provided in 
Appendix B. 

3.1.1 Fish Species 
One listed fish species, threatened Upper Willamette River (UWR) Steelhead (Oncorhynchus 
mykiss) Distinct Population Segment (DPS), is known to occur in McKay Creek.  Streamnet 
lists the segment of McKay Creek adjacent to the project site as providing rearing and 
migration habitat for steelhead.  The nearest spawning location is approximately 1.4 RM 
upstream of the project site in Jackson Creek (a tributary to McKay Creek), and juveniles 
would be expected to rear in headwaters where summer water quality, especially 
temperature, is conducive to rearing.  It is possible, that juveniles could move downstream 
and rear in McKay Creek at the project site.  McKay Creek is listed as having rearing and 
migration habitat by Streamnet and on Figure 340A OAR 340-041, but is not listed as having 
salmon or steelhead spawning use on Figure 340B of OAR 340-041.   
 
Although the range of UWR Chinook salmon includes the Tualatin River subbasin, the 
current distribution of UWR Chinook salmon does not extend more than 0.54 miles upstream 
of the mouth of Tualatin River (Streamnet, 2013).  McKay Creek enters the Tualatin River 
well upstream of RM 0.54.  Because UWR Chinook salmon do not occur in proximity to the 
action area, they will not be impacted by the proposed project. 
 

3.1.2 Wildlife Species 
 
Two ESA-listed bird species are on the USFWS list for Washington County: Northern 
Spotted Owl (Strix occidentalis) and Marbled murrelet (Brachyramphus marmoratus).  Both 
species require mature/old growth habitats that do not occur at the project site.   One ESA-
listed insect species, Fender's blue butterfly (Icaricia icarioides fenderi) is known or 
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suspected to occur in Washington County.  However, the project site does not contain the 
native prairie habitats required by this species.   
 
None of the identified threatened or endangered wildlife species potentially present in 
Washington County, were identified within two miles of the project site by an ORBIC 
database search (ORBIC, 2013.)   

3.1.3 Plant species 
Two ESA-listed plant species are on the USFWS list for Washington County: Nelson's 
checker-mallow (Sidalcea nelsoniana) and   Kincaid's Lupine (Lupinus sulphureus 
(=oreganus) ssp. kincaidii (=var. kincaidii)).  Both Nelson’s Checkermallow and Willamette 
Daisy occur on alluvial soils along streams, but there have been no recent observations in the 
vicinity of the proposed project (ORBIC 2013), and none were observed during the wetland 
delineation.  Thus, Willamette Daisy and Nelson’s Checkermallow are not expected to occur 
within the project action area.  

3.2 SPECIES DESCRIPTIONS 

Upper Willamette River Steelhead Trout DPS (Threatened) 

3.2.1 Listing Status  
In March 1999, NMFS listed the Upper Willamette River (UWR) steelhead trout as 
threatened under the Federal ESA (64 FR 14308).  Threatened status was reaffirmed in 
January 2006 (71 FR 834).  In 2003, a majority (71 percent) of the NMFS Biological Review 
Team (BRT) concluded that the Upper Willamette River Steelhead Trout DPS is “likely to 
become endangered” in the near future (Good et al., 2005). 
 
This DPS includes all naturally spawned populations of late-migrating, winter-run steelhead 
in the Willamette River (and its tributaries) upstream from Willamette Falls to the Calapooia 
River (inclusive).  No artificial propagation programs are part of this DPS. 

3.2.2 Life History and Use of Action Area 
The biological requirements of salmonids vary based on life history stage. Biological 
requirements for upstream adult salmonid migration include clean, cool, oxygenated water, 
low turbidity, sufficient pool habitat to act as thermal refugia, and sufficient flows to allow 
passage to spawning sites. Spawning areas are selected based on species-specific substrate 
size, flow and temperature requirements. Substrate conditions such as porosity, sediment 
size, and permeability are critical to embryo survival and fry emergence, and water 
temperature (of 13°C or less for most species) is also of primary importance. Juvenile 
salmonids require rearing habitats with suitable holding, feeding, and resting areas and 
abundant prey.  Steelhead eggs hatch in 35–50 days depending on water temperature. 
Following hatching, alevins remain in the gravel two to three weeks until the yolk-sac is 
absorbed (Barnhart 1986).  Following emergence, fry usually move into shallow and slow-
moving margins of the stream, where they may aggregate in small schools of up to 10 
individuals (Barnhart 1986) in waters 3 to14 inches (8 to 36 cm) deep (Bovee 1978). Fry tend 
to occupy shallow riffle habitats, but will occupy pool type habitats during periods of low 
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flow (Barnhart 1986). As they grow, they inhabit areas with deeper water, a wider range of 
velocities, and larger substrate. 
 
Of the three temporal runs of steelhead currently found in the Upper Willamette River, only 
the late winter steelhead is considered to be native.  Adult steelhead that pass Willamette 
Falls from February 15 through mid-May of each year are considered wild, winter UWR 
steelhead.  UWR steelhead adults enter the Willamette River beginning in January and 
February, but they do not ascend to their spawning areas until late March or April through 
mid-May (Myers et al., 2006).  The timing of various life stages of UWR steelhead in 
Tualatin River tributaries is provided in Table 3.1 (ODFW, 2003).  
 
Wild steelhead smolt out-migration starts in mid-February, peaks in May, and is essentially 
complete by mid-July (Domina, 1997, 1998).  The ODFW timing tables show juvenile winter 
steelhead migration occurring in the Tualatin River from mid-February through mid-July, 
with a peak in April and May.   
 
TABLE 3.1 
Typical and Approximate Timing of ESA-listed Salmonid Presence Within the Tualatin River (below Scoggins Creek) 

Species ESU/DPS Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec 

Steelhead Trout 

Upper Willamette River  

Adult Migration                         

Adult Spawning                         

Adult Holding                         

Egg Incubation                         

Juvenile Migration                         

Juvenile Rearing                         

 Represents peak level of use. 

 Represents lesser level of use. 

 Represents known presence with uniform or unknown level of use. 

Note: Information collected from the Oregon Department of Fish and Wildlife. 
 
ESU/DPS = Evolutionarily Significant Unit/Distinct Population Segment. 

 
Streamnet lists the segment of McKay Creek adjacent to the  as providing rearing and 
migration habitat for steelhead.  The nearest spawning location is approximately 1.4 RM 
upstream of the project site in Jackson Creek (a tributary to McKay Creek), and juveniles 
would be expected to rear in headwaters where summer water quality, especially 
temperature, is conducive to rearing.  It is possible, that juveniles could move downstream 
and rear in McKay Creek at the project site.  Both adult and juvenile UWR steelhead do use 
McKay Creek at the project site for migration to and from spawning areas upstream on 
McKay Creek and its tributaries.  

Planning Commission, May 8, 2013 
Page 169 of 347



 

McKay Fields Subdivision 8

3.2.2.1 Factors of Decline 
Pacific salmonids face a multitude of challenges, all of which have contributed to their 
decline.  These factors include or have included overharvest, dams, habitat alteration, water 
diversion, hatchery impacts, non-native species introductions, increases in predation or shifts 
in predation resulting from anthropogenic causes, climate change, cycles in oceanic 
productivity, etc.  Careful management of harvest, land use restrictions, regulations 
protective of water quality, habitat restoration initiatives, dam upgrades, and other actions 
have reduced many of these negative impacts, but significant challenges remain.   
 
Limiting Factors:  WRI (2004) identified the following limiting factors for UWR steelhead 
in the Tualatin River Basin:   

• habitat connectivity,  
• habitat modification,  
• lack of large wood,  
• high water temperatures, and  
• fish passage barriers.   

 
Minor limiting factors include introduced fish, runoff of toxics, and some unscreened water 
diversions. 
 
NMFS (2006) found the limiting factors for the UWR steelhead DPS as a whole to be: 
lost/degraded floodplain connectivity and lowland stream habitat, degraded water quality, 
high water temperature, reduced streamflow, and reduced access to spawning/rearing habitat 

3.2.2.2 Local Empirical Information 
Current local population information:  The population of UWR steelhead in the Tualatin 
Basin is recognized in the ODFW native fish status report as a distinct population (ODFW, 
2005).  The authors had no data on abundance or abundance trends, but assumed the 
population was similar to that in the Yamhill (ODFW, 2005).  The Yamhill population was 
described as having passed the abundance criteria based on juvenile and adult observations 
by ODFW biologists, while redd surveys indicated that adult return levels were “at least 
moderately healthy.”  McElhaney et al. (2007) did not recognize any populations of UWR 
steelhead in the west-side (of the Willamette) tributaries because of questions regarding their 
occurrence in those tributaries historically.  Of the west-side tributaries, only Gales Creek (a 
tributary of the Tualatin) had any significant evidence of historical use by steelhead 
(McElhaney et al., 2007). 

3.2.2.3 Population trend 
Good et al. (2005) could not conclusively identify a single population of UWR steelhead that 
was naturally self-sustaining.  All populations were described as relatively small, with the 
recent mean abundance of the entire ESU at less than 6,000. Over the period of the available 
time series, most of the populations were in decline. At Willamette Falls between 1971 and 
2012, late winter steelhead returns ranged from 1,322 in 1996 to 18,495 in 1971.  Figure 2 
illustrates adult returns at Willamette Falls during that interval.  As can be seen, the 
population of UWR steelhead is highly variable, and no clear trends are obvious from the 
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data, although the last three years have shown consistent returns of approximately 4,500 late 
winter steelhead.       

3.3 CRITICAL HABITAT 

3.3.1 Geographic extent of Critical Habitat 
Critical habitat for UWR steelhead was designated on September 2, 2005 (70 FR 52630).  
McKacy Creek is not included in the designated critical habitat.  Portions of the upper 
Tualatin River are included in the critical habitat designation, including the Tualatin River at 
its confluence with Dairy Creek.  However, because the nearest critical habitat is over 10 
miles downstream of the project site, no critical habitat will be affected. 

 
FIGURE 3. Historical UWR Steelhead Abundance 

4.0 CURRENT CONDITIONS 

4.1 CURRENT CONDITIONS AT THE PROJECT SITE 

The project site is located in the Dairy Creek 5th field hydrologic unit code (HUC) 
1709001003; and the Upper McKay Creek 6th field HUC 170900100306.  Dairy Creek is a 
tributary of the Tualatin River, and the McKay Creek confluence is at approximately Dairy 
Creek RM 2.2.  McKay Creek is 24.2 miles in length and drains an area of 68.5 sq uare miles. 
Mean annual discharge of McKay Creek is 70 cfs, with mean monthly discharge of 3 cfs in 
July and August to 198 cfs in February (Hawksworth, 1999). 
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McKay Creek bordering the project site (and downstream to its confluence with Dairy Creek, 
as well as upstream for several stream miles) is a low-gradient, meandering, valley-bottom 
stream, with generally steeply incised banks, fine sediment substrates, and a degraded 
riparian zone, often dominated by non-native invasive species, including reed canary grass 
and Himalayan blackberry.  The lower reaches of McKay Creek likely contain multiple 
limiting factors for use by salmonids, including high summer temperatures, limited overhead, 
bank, or instream cover, a lack of habitat complexity, and almost entirely uniform fine 
substrates. 

4.1.1.1 Water Quality 
McKay Creek has had poor water quality and at the project site has existing Total Maximum 
Daily Loads (TMDL) for E. coli, ammonia, phosphorus and temperature.   
 
Temperature: Temperature standards vary depending upon species and life cycle stage 
present. Salmonids are sensitive to high temperatures, and therefore ODEQ temperature 
standards are set based on salmonid tolerance. From the time of spawning until fry emerge 
the maximum temperature criterion is 55°F (12.8°C), while the temperature criterion for all 
other life stages is 64°F (17.8°C). Temperatures of 77°F (25°C) or higher are considered 
lethal. 
 
Lower McKay Creek has historically had problems with high water temperatures and 
currently has a temperature TMDL in place.  Summer water temperatures were monitored in 
1999 prior to issuance of the TMDL.  The highest maximum daily temp (recorded on July 20, 
1999) at West Union Road (adjacent to the project site) was 67.8 °F and the highest 7-day 
average temp (on August 3, 1999) was 66.6 °F (ODEQ, 2001).  No more recent data on 
temperature was identified.     
 
Turbidity:  
Lowland reaches in the watershed typically have eroding banks, high stream turbidity and silt 
substrates (Hawksworth, 1999). 
 
Chemical Contamination/Nutrients:  McKay Creek has historically had problems with 
agricultural runoff and has a TMDL approved for phosphorus and ammonia. 

4.1.1.2 Habitat Access 
Physical Migratory Barriers: There are no barriers downstream of the project site on 
McKay Creek, Dairy Creek, or the Tualatin River.  

4.1.1.3 Habitat Elements  
Substrate/Sediments:   
As observed during the site visit, McKay Creek at and downstream of the project site has 
uniform fine sediments that would not be conducive to salmonid spawning.   
 
Large Woody Debris:  Large woody debris (LWD) dissipates stream energy, retains gravel, 
diversifies stream habitat and provides structure leading to the formation of pools. A stretch 
of stream is considered “properly functioning” in terms of providing adequate amounts of 
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large woody debris if there are more than 80 pieces per mile (NMFS 1996).  The McKay 
watershed is generally lacking in structurally diverse habitat due to a general lack of LWD in 
the stream channel (Hawksworth, 1999).  However, in the section of McKay Creek bordering 
the project site, LWD, was sparse but not completely absent.  Water was relatively high 
during the site visit, and much of the large wood inundated may be exposed during summer 
low flow conditions. 
 
Pool Frequency: The majority of the lowland areas of McKay Creek are glide habitat and 
pools are generally lacking (Hawksworth, 1999). 
 
Off-channel habitat: Significant habitat modifications have eliminated many of the historic 
off-channel areas in the basin, and WRI (2005) identified habitat connectivity as a limiting 
factor in the Tualatin River.  Thus, the lower Tualatin River is “not properly functioning” 
with regard to off-channel habitat. 
 
Refugia Habitat:  Hawksworth (2001) reports that in the lower Tualatin watershed, Riparian 
degradation has contributed to a declining quality of aquatic habitats in the valleys. Loss of 
large trees has resulted in a reduced supply of large woody debris to streams, thus causing a 
loss in habitat diversity. Consequently, the stream's ability to form pools has been 
diminished, resulting in a reduction of the number and size of pools.  Based on this data, the 
lower Tualatin Basin is “not properly functioning” with regard to refugia habitat. 

4.1.1.4 Channel Condition and Dynamics 
Width/Depth Ratio: No data on the width to depth ratio of the lower Tualatin River was 
identified.  Hawksworth (1999) states that, the high silt-clay content of substrates likely 
means that even historically the channels had a low width to depth ratio.     
 
Streambank Condition: The average percentage of actively eroding banks in low gradient 
Tualatin basin streams was 60.9%, one site on lower McKay Creek had 85% eroding banks 
(Cole et al., 2007).   
 
Floodplain Connectivity: Due to widespread development within the basin, many wetlands 
and floodplains in the Lower Tualatin Basin have been filled, ditched, drained, or impacted 
by invasive vegetation.   There was evidence of fairly recent bankfull flows during the site 
visit (in the form of a debris line near the top of the bank), but inundation beyond the top of 
the bank would require a very significant flood event.  

4.1.1.5 Flows/Hydrology:   
Change in Peak/Base flows:  Flow modeling by the Tualatin River Flow Management 
Technical Committee indicates that historic natural flows in the Tualatin River were lower 
than those currently experienced (TRFMTC 1999). Historically, the river lacked the summer 
flow augmentation that is currently provided by impoundments and releases from wastewater 
treatment plants. However, a lack of irrigation and other withdrawals would have off-set this 
effect. Peak flow characteristics would also have been different. Although dams and 
reservoirs did not provide flood storage, floodplains and wetlands would have retained flood 
waters, and a lack of impervious surface would likewise have reduced peak flows.  
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During winter months, water would have been stored and released slowly from floodplain 
and wetland areas. In addition to benefits for sediment control and wildlife, these detained 
waters would have seeped slowly back into the creeks, thus moderating flood peaks and 
increasing the water available during lower flows. Some of this water would also have 
become available to replenish subsurface supplies. Additionally, greater in-channel 
vegetation and large woody debris would have reduced flow velocity and dissipated stream 
energy during high flows. 
 
Although upstream floodplains and wetlands would have helped to moderate flood peaks, 
flooding would nonetheless have been frequent. The low gradient, meandering nature of the 
Lower Tualatin and its tributaries in the Willamette Valley would have been a large 
contributor to this flooding.  Based on the significantly altered nature of the hydrograph, the 
lower Tualatin basin is “not properly functioning” with respect to peak and base flows. 
 
Increase in drainage network:  The McKay Creek subbasin is still largely forest and 
agricultural land.  Therefore, the increase in drainage network has been less severe than in 
more urbanized areas of the Tualatin Basin 

4.1.1.6 Watershed Conditions 
Road Density and Location: Urban portions of all subwatersheds in the Lower Tulatin 
watershed had road density exceeding 9 miles road per square mile of land surface area 
(Hawksworth, 2001).  In the McKay Creek subwatershed, the miles of road per square mile 
are between 3.00 and 3.99 (Hawksworth, 1999).   
 
Disturbance History:  Much of the Lower Tualatin River watershed has undergone 
extensive logging, agriculture and urban development. We conclude that the Lower Tualatin 
River watershed is “not properly functioning” with respect to disturbance history. 
 
Riparian Reserves:  Riparian vegetation is important in providing a source of LWD, organic 
matter and terrestrial insects.  Complex root systems associated with these riparian areas help 
to stabilize the riverbank.  Riparian reserves also provide habitat for wildlife species and 
improve water quality by filtering stormwater runoff, trapping sediments, reducing 
temperatures, and absorbing chemical contaminants.  Poor riparian conditions in most of the 
watershed have a negative effect on instream salmonid habitat, and much of lower McKay 
Creek has a riparian zone only one tree wide. (Hawksworth, 1999).  
 

4.2 BASELINE TERRESTRIAL HABITAT CONDITIONS 

Terrestrial conditions within the project site include a degraded riparian zone of primarily 
Oregon ash, black cottonwood and red alder, and non-woody invasive species primarily reed 
canary grass and Himalayan blackberry. Outside the riparian zone is a small, flat grassy field.  
The east edge of this field slopes rather steeply upward to an area developed with rural 
residences and outbuildings.    
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4.3 MAPS AND PHOTOGRAPHS 

Figure 1 depicts the project site and action areas.  Figure 2 depicts the post-development site 
plan. A photo log is included as Appendix B. 

4.4 HABITAT FEATURES POTENTIALLY AFFECTED 

The habitat features potentially affected by the project include the riparian zone.  The field 
and currently developed portion of the project site currently provide no habitat for salmonids.  
Effects of the proposed action on each of these habitat features are presented in Section 5.0 
below. 

4.5 SUMMARY 

Table 4.3 provides a summary of the environmental baseline on each of the pathways and 
indicators and indicates whether the proposed project would “restore,” “maintain,” or 
“degrade” the current conditions.  Although the effects of the proposed project have not yet 
been discussed, the justification for their ranking (restore, maintain, or degrade) is provided 
in Section 5.0 below.   

5.0 EFFECTS 

The following sections address direct, indirect, interrelated, interdependent, and cumulative 
effects of the proposed action on listed species and applicable critical habitats.  Potential 
direct effects are those effects that occur at or very close to the time of the action itself.  
Indirect effects “are those that are caused by the proposed action and are later in time, but 
still are reasonably certain to occur” (50 CFR § 402.02).  Interrelated actions are those “that 
are part of a larger action and depend on the larger action for their justification” (ibid.).  
Interdependent actions are defined as those “with no independent utility apart from the 
proposed action” (ibid.).  Cumulative impacts as defined by rule “are those effects of future 
State or private activities, not involving Federal activities, that are reasonably certain to occur 
within the action area of the Federal action subject to consultation” (ibid.).  The effects of the 
proposed action are direct, indirect, and interrelated effects.  In conducting a jeopardy 
analysis, USFWS and NMFS determine “whether the action, taken together with cumulative 
effects, is likely to jeopardize the continued existence of listed species or result in the 
destruction or adverse modification of critical habitat” (50 CFR § 402.14(g)(3)-(4)).   
 
Evaluation for potential impacts of the proposed action on listed species and critical habitats 
in McKay Creek were conducted following the general guidelines described in: “Making 
Endangered Species Act Determinations of Effect for Individual or Grouped Actions at the 
Watershed Scale” (NMFS 1996) and the “Endangered Species Consultation Handbook” 
(USFWS and NMFS 1998).   

5.1 DIRECT EFFECTS 

Because there is no inwater work (work below the ordinary high water line) there are no 
direct effects to listed species or critical habitat. 
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The only potential direct effect would be a sediment release to McKay Creek due to a rainfall 
event during construction.  Construction best management practices (BMP) (including silt 
fences and other sediment barriers) should preclude any negative effects from construction 
stormwater release. 

5.2 INDIRECT EFFECTS 

Indirect effects are those that occur later in time than the direct construction effects of the 
action.  Potential indirect effects of the proposed project include: 
 

• Increased stormwater runoff 
• Loss of trees from the riparian zone 

5.2.1 Increased stormwater runoff 
Construction of the housing development will increase impervious surface on the developed 
portion of the site, and in the absence of conservation measures could result in increased 
stormwater runoff to McKay Creek.  This will be precluded through the use of the engineered 
stormwater swale.  This swale will be located in the southwest corner of the developed 
portion of the lot, and will discharge to the excavated area of the floodplain.   

5.2.2 Loss of Trees from the Riparian Zone 
A 40 foot by 50 foot area of the riparian zone will be cleared at the outfall to McKay Creek 
in the southern end of the excavated area.  This disturbance will be mitigated through 
expansion of the 50-foot buffer to cover an area commensurate with that which is disturbed.  
The outfall itself will also be landscaped and planted. 

5.2.2.1 Conservation measures 
The entire 50-foot riparian corridor along McKay Creek has been replanted in accordance 
with CWS requirements.  Species planted include a mix of red alder, Oregon ash, black 
cottonwood, red osier dogwood, pacific ninebark, nootka rose, snowberry, red flowering 
current, California brome, blue wildrye, red fescue, and large leaved lupine.  The planting 
was monitored and the final mitigation was approved by CWS..  . 

5.3 EFFECTS FROM INTERDEPENDENT AND INTERRELATED ACTIONS 

An interdependent activity is an activity that has no independent utility apart from the 
proposed action. The proposed enhancement of the wetland corridor could be considered an 
interdependent action (since it would not be conducted but for the proposed housing 
development) but no interdependent activities were identified. Thus, the only interdependent 
effects will be the positive effects of the mitigation.       
 
Interrelated actions include “actions that are part of a larger action and depend on the larger 
action for justification.” We did not identify any interrelated action.  No interrelated actions 
that would affect any designated critical habitat PCEs for listed salmonids are anticipated. 
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5.4 CUMULATIVE EFFECTS 

Cumulative impacts as defined by rule adopted by NOAA Fisheries “are those effects of 
future State or private activities, not involving Federal activities, that are reasonably certain 
to occur within the action area of the Federal Action subject to consultation” (50 CFR Part 
402.02).    
 
Additional projects within the watershed are anticipated as population growth continues in 
the region.  Associated road and commercial development, as well as maintenance and 
upgrading of the existing infrastructure, are therefore likely to occur in the foreseeable future.  
Within the project action area, gradual habitat and water quality improvements may also 
occur over time as federal, state and private conservation and habitat enhancement efforts are 
implemented.   
 
A standard of “reasonably certain to occur” is clarified as “those actions that are likely to 
occur, bearing in mind the economic, administrative, or legal hurdles which remain to be 
cleared”.  Further, NMFS provides that “speculative actions that are factored into the 
cumulative effects analysis add needless complexity into the consultation process…” (51 FR 
19933).    

5.5 EFFECTS ON THE ENVIRONMENTAL BASELINE 

The effects on the environmental baseline are summarized in Table 4.3.  Comments on the 
potential project impacts to the environmental baseline are provided in Table 5.1. 

5.6 EFFECTS ON CRITICAL HABITAT 

There will be no effects on critical habitat. 

5.7 EFFECT OF THE PROPOSED ACTION ON TRIBAL RESOURCES AND INTERESTS  

5.8 EFFECTS DETERMINATION 

The USFWS and NMFS have published guidelines for making determinations of effect for 
listed species and critical habitats protected under the federal ESA.  A determination of “no 
effect” is the appropriate conclusion when “the proposed action will not affect (i.e. harm or 
harass) listed species or critical habitat.”  “Harm” is an act that actually injures or kills listed 
species (50 CFR § 17.3).  “Harassment” is defined as an “intentional or negligent act or 
omission which creates the likelihood of injury to listed species by annoying it to such an 
extent as to significantly disrupt normal behavior patterns which include, but are not limited 
to, breeding, feeding, or sheltering” (50 CFR § 17.3). 
 
“No effect” is the appropriate conclusion when a listed species will not be affected, either  
because the species will not be present or because the project does not have any elements 
with the potential to affect the species.”  The only potential effect is increased runoff, which 
will be precluded by the oversized stormwater swale.   
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TABLE 5.1.  Affect of the project on the Environmental Baseline 
Pathways: Indicators Comments 
Water Quality 

Water Temperature In the long term, an enhanced riparian corridor could improve water 
temperature 

Sediment/Turbidity There should be no short- or long-term effects to sedimentation or turbidity 

Contamination/Nutrients The project is not expected to negatively affect the nutrient/contaminant load in 
McKay Creek 

Habitat access 

Physical Barriers The project will not limit salmonid access within McCay Creek or the larger 
Tualatin River watershed and therefore no change is anticipated 

Habitat elements 

Substrate There will be no negative effects to substrate composition, quality or 
availability.   

Large Woody Material No existing LWD will be removed.  Improving the riparian corridor will 
increase the future LWD recruitment potential. 

Pool Frequency/Quality There will be no inwater work, and thus no effect to pool frequency or quantity. 

Off-channel habitat During high water events, off-channel habitat will increase, as McKay Creek 
backs up into the excavated area. 

Refugia The project will have no effect on refugia. 
Channel conditions 
Width/Depth Ratio No change anticipated. 

Streambank Condition The streambank condition may be improved long-term due to the riparian 
corridor rehabilitation. 

Floodplain Connectivity Floodplain connectivity will be unaffected. 
Flows/Hydrology 
Change in Peak/Base Flow Changes to peak and base flows will not occur due to the project. 

Increase in Drainage Network The drainage network will be slightly increased due to the construction of 
impervious surfaces (roofs and streets) 

Watershed conditions 
Road Density and Location Road density and location will be slightly increased. 

Disturbance History The site will be further disturbed during construction, but this disturbance will 
be short term. 

Riparian Reserves The riparian reserves in the action area will be  improved in the long term 
through the mitigation efforts. 

  
After evaluating the potential effects and available scientific and commercial data, we 
conclude that the proposed action will have no effect on Upper Willamette River Steelhead. 
 
The proposed action will not significantly “hinder the attainment of relevant functioning 
indicators” as defined in “Making Endangered Species Act Determinations of Effect for 
Individual or Grouped Actions at the Watershed Scale” (NMFS 1996). The proposed project 
would not result in the “destruction or adverse modification” of designated critical habitat.  
No significant indirect, cumulative, interrelated or interdependent effects on listed salmonids 
or their critical habitats were identified with the proposed project action area.  

6.0 ESSENTIAL FISH HABITAT 

The Magnuson-Stevens Act (MSA) requires proposed projects with a federal nexus to 
evaluate their impacts on habitat of commercially managed fish populations.  EFH has been 
defined for the purposes of the MSA as “those waters and substrate necessary to fish for 
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spawning, breeding, feeding, or growth to maturity” (16 U.S.C. 1802(10)).  NMFS has 
further added the following interpretations to clarify this definition: 
 
• “Waters” include aquatic areas and their associated physical, chemical, and biological 

properties that are used by fish, and may include areas historically used by fish where 
appropriate; 

 
• “Substrate” includes sediment, hard bottom, structures underlying the waters, and 

associated biological communities; 
 
• “Necessary” means the habitat required to support a sustainable fishery and the managed 

species’ contribution to a healthy ecosystem; and  
 
• “Spawning, breeding, feeding, or growth to maturity” covers the full life cycle of a 

species (50 CFR § 600.10). 
 
The analysis of the effects provided below regarding the proposed project is made pursuant 
to Section 305(b)(2) of the MSA.  Under this act, Federal agencies are required to consult 
with NMFS regarding any of their actions authorized, funded, or undertaken, or proposed to 
be authorized, funded, or undertaken that may “adversely affect” EFH.  “Adverse effect” 
means any impact that reduces the quality and/or quantity of EFH, which can include direct 
(e.g., contamination or physical disruption), indirect (e.g., loss of prey, reduction in species’ 
fecundity), site-specific or habitat-wide impacts, including individual, cumulative, or 
synergistic consequences of actions (50 CFR § 600.810). 
 
Cumulative impacts are incremental impacts, occurring within a watershed or marine 
ecosystem context, which may result from individually minor but collectively significant 
actions.  The assessment of cumulative impacts is intended in a generic sense to examine 
actions occurring within the watershed or marine ecosystem that adversely affects the 
ecological structure or function of EFH.  The assessment should specifically consider the 
habitat variables that control or limit a managed species’ use of a habitat.  It should also 
consider the effects of all impacts that affect either the quantity or quality of EFH (50 CFR § 
600.815). 
 
For any Federal action that may adversely affect EFH (except those activities covered by a 
General Concurrence), federal agencies must provide NMFS with a written assessment of the 
effects of that action on EFH.  EFH consultations can be completed using the ESA Section 7 
consultation process provided that the action agency supplies the information required by 50 
CFR § 600.920 (NMFS 2001). 
 
An EFH assessment must contain: 
 

1) a description of the proposed action; 
2) an analysis of the effects, including cumulative effects, of the proposed action on 

EFH, the managed species, and associated species, such as major prey species, 
including affected life history stages; 
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3) the Federal agency’s views regarding the effects of the action on EFH; and 
4) proposed mitigation, if applicable (50 CFR § 600.920). 

 
The earlier sections of this document present a detailed description of the proposed project 
and all potential impacts to species listed as threatened or endangered under the ESA. In 
broad terms, the effects and conservation measures discussed in earlier sections of this report 
in relation to steelhead are also applicable to the salmonid species covered under the MSA.  
The following section presents an identification of EFH within the project action area, an 
analysis of effects, and a determination of these effects on EFH. 

6.1 IDENTIFICATION OF EFH 

6.1.1 Coastal Pelagic Fish Species 
The CPS fishery includes four finfish species [Pacific sardine (Sardinops sagax), Pacific 
mackerel (Scomber japonicus), northern anchovy (Engraulis mordax), and jack mackerel 
(Trachurus symmetricus)] and the invertebrate, market squid (Logigo opalescens) (NMFS 
1998).  All of these species are restricted to marine and saline estuarine waters and are not 
known to occur in McKay Creek. 

6.1.2 West Coast Groundfish 
The West Coast Groundfish Fisheries Management Plan (FMP) manages 83 species over a 
large and ecologically diverse area.  The EFH for Pacific coast groundfish is defined as the 
aquatic habitat necessary to allow for groundfish production to support long-term sustainable 
fisheries for groundfish and for groundfish contributions to a healthy ecosystem.  The 
boundaries for West Coast groundfish EFH are generally defined as all waters from the mean 
higher high water line, and the upriver extent of saltwater intrusion (>0.5 parts per thousand 
[ppt] salinity) in river mouths along the coasts of Washington, Oregon and California 
seaward to the boundary of the U.S. EEZ (64 FR 49092).  McKay Creek is located far above 
the upriver extent of saltwater intrusion and therefore, no westcoast groundfish species occur 
in McKay Creek. 

6.1.3 Pacific Coast Salmon 
In September 2000, NMFS approved the Pacific Fishery Management Council’s Amendment 
14 to the Pacific Coast Salmon Plan.  Appendix A to Amendment 14 defines freshwater EFH 
for chinook salmon and coho salmon as including all streams, lakes, ponds, wetlands, 
tributaries and other water bodies currently viable and most of the habitat historically 
accessible to these species in Washington, Oregon and California within specific hydrologic 
units. A non-native non-ESA listed naturalized population of coho salmon (Oncohynchus 
kisutch) occurs in the Tualatin River.  Therefore, the project action area includes habitats that 
have been designated as EFH for coho salmon. McKay Creek is listed by Streamnet as 
rearing and migration habitat for coho salmon.  Seasonal usage of the Tualatin River 
tributaries by coho salmon is illustrated on Table 6.1. Coho are expected to use McKay 
Creek near the project site in the same way UWR steelhead use the creek: primarily as a 
migration corridor, with some possible rearing in the fall, winter and spring, when water 
temperatures are low. 
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6.2 EFH EFFECTS ANALYSIS 

6.2.1 Direct Effects 
The EFH for coho salmon consists of the water and substrate within the project action area.  
Direct effects to steelhead are described in Section 5.1 above.  As with UWR steelhead, no 
direct effects are anticipated to coho salmon. 

6.2.2 Indirect and Cumulative Effects 
Potential indirect and cumulative effects of the proposed project on steelhead were discussed 
in the BA (Sections 5.2 and 5.4).  The findings for steelhead are also applicable to coho 
salmon.   

 

TABLE 6.1.  Typical and Approximate Timing of coho salmon in Tualatin River tributaries (ODFW, 2003). 
Species ESU/DPS Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec 

Coho Salmon 

Adult Migration                         

Adult Spawning                         

Adult Holding                         

Egg Incubation                         

Juvenile Rearing                         

Juvenile Migration                         

 Represents peak level of use. 

 Represents lesser level of use. 

 Represents known presence with uniform or unknown level of use. 

Note: Information collected from ODFW. 

 
Cumulative affects associated with the proposed actions are unlikely to affect EFH.  Any 
cumulative or indirect impacts associated with other projects planned in the vicinity of the 
project area would be required to comply with existing or emerging development standards 
required to protect habitat for fish species.  These standards are intended to protect water 
quality, hydrologic conditions, stream habitat conditions, riparian buffers, and wetlands.  

6.3 EFH EFFECTS DETERMINATION 

The potential direct, indirect, and cumulative effects of the proposed project are “not likely to 
adversely effect” identified  EFH in the short-term for the project action area evaluated, 
based on consideration of the EFH requirements of the CPS fishery, West Coast groundfish 
fishery, and the Pacific Coast salmon fishery.  No adverse long-term effects on EFH are 
anticipated.  It is expected that the conservation measures described in the BA are also 
applicable to EFH and would satisfy the requirements pursuant to Section 305(b)(4)(A) of 
the MSA. 
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Appendix A.  USFWS List of Endangered Species in Washington County 
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Group Name Population Status Lead Office Recovery Plan Name Recovery Plan Stage

Birds Northern spotted owl (Strix Entire Threatened Oregon Fish And Wildlife Office Revised Recovery Plan for the Final Revision 1

Birds Marbled murrelet CA, OR, WA Threatened Washington Fish And Wildlife Recovery Plan for the Final

Birds Streaked Horned lark Proposed Threatened Washington Fish And Wildlife

Flowering Plants Nelson's checker-mallow Threatened Oregon Fish And Wildlife Office Final Recovery Plan for the Final

Flowering Plants Kincaid's Lupine (Lupinus Threatened Oregon Fish And Wildlife Office Final Recovery Plan for the Final

Insects Fender's blue butterfly (Icaricia Endangered Oregon Fish And Wildlife Office Final Recovery Plan for the Final

Mammals red tree vole (Aborimus North Oregon Coast DPS Candidate Oregon Fish And Wildlife Office
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B-1 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
#1.  Future proposed location of the stormwater swale. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
#2.  McKay Creek under the West Union Road Bridge, at the northern border of the Project 
site. 

  

Planning Commission, May 8, 2013 
Page 187 of 347



B-2 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

#3. View of typical creek segment adjacent to the Project Site. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
#4.  Typical eroded banks along McKay Creek. 
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#5.  Large woody debris in McKay Creek adjacent to the Project Site. 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
#6. View looking east toward the currently developed portion of the Project Site. 
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EXECUTIVE SUMMARY 
 
 
1. A 33-lot residential subdivision is proposed for a property located on the south side of NW West 

Union Road east of NW Glencoe Road.  The site will take access via a single new roadway lo-
cated near the east side of the subject property.  It is anticipated that the site can be fully devel-
oped and occupied with two years. 
 

2. The proposed development is projected to result in 25 trips during the morning peak hour, with 6 
entering and 19 exiting the site.  During the evening peak hour 33 trips are projected, with 21 en-
tering and 12 exiting the site.  A weekday total of 314 trips are anticipated, with half entering 
and half exiting the site. 

 
3. Sight distance was examined at the proposed access location.  Sight distance to the east is well in 

excess of the minimum required for safe and efficient operation of the intersection.  Sight dis-
tance to the west is currently restricted by existing vegetation including trees and hedges along 
the south side of NW West Union Road.  The proposed development plan includes removal of 
existing vegetation sufficient to provide a minimum of 450 feet of intersection sight distance to 
the west, in accordance with Washington County intersection sight distance requirements. 

 
4. Left-turn lane warrants were examined for the proposed site access intersection in order to de-

termine whether a westbound left-turn lane will be needed along NW West Union Road at the 
proposed site access location.  Based on the analysis, installation of a left-turn lane is not needed.  
No new turn lanes are recommended. 

 
5. The most recent three years of crash data were examined for NW West Union Road within North 

Plains.  There were a total of three reported crashes during the analysis period, including two 
run-off-road collisions and one turning movement collision.  Based on a detailed analysis of the 
crash data, no contributing design issues were identified.  No safety mitigations are recommend-
ed. 

 
6. Under year 2015 traffic conditions with full occupancy of the proposed development, the site 

access intersection on NW West Union Road is projected to operate at level of service A during 
the morning and evening peak hours.  No operational mitigation is recommended.
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PROJECT DESCRIPTION 
 
 
INTRODUCTION 
 
A 33-lot residential subdivision is proposed for a property located on the south side of NW West Un-
ion Road east of NW Glencoe Road.  The site will take access via a single new roadway located near 
the east side of the site.  It is anticipated that the site can be fully developed and occupied with two 
years. 
 
The purpose of this study is to assess the traffic impact of the proposed development on the nearby 
street system and to recommend any required mitigative measures.  The analysis will include an es-
timate of the trip generation and distribution for the proposed development as well as an examination 
of safety and level of service at the proposed site access intersection. 
 
Detailed information on traffic counts, trip generation calculations, and level of service calculations 
is included in the appendix to this report.  
 
 
LOCATION DESCRIPTION 
 
The proposed McKay Fields Subdivision is located on the south side of NW West Union Road in 
North Plains, Oregon.  The site is approximately one quarter mile east of NW Glencoe Road and is 
near existing residential and agricultural land uses. 
 
The proposed subdivision will take access via a new roadway intersecting NW West Union Road.  
The site access will form a new T-intersection on West Union Road, operating with stop control on 
the new northbound approach.  The existing eastbound and westbound approaches will be free-
flowing.  
 
In the vicinity of the proposed development NW West Union Road is a 2-lane roadway striped for no 
passing.  It has a posted speed limit of 45 mph, although a curve near the western boundary of the 
subject property has a posted 35 mph advisory speed.  There are no curbs, sidewalks or bike lanes 
along either side of the roadway. 
 
West of the subject property, the intersection of NW West Union Road at NW Glencoe Road oper-
ates under four-way stop control.  The northbound, southbound and westbound intersection ap-
proaches each have a single, shared lane for all turning movements.  The eastbound approach has a 
shared left/through lane and a channelized right-turn lane that also operates under stop control. 
 
In order to determine the existing traffic volumes and travel patterns in the site vicinity, manual turn-
ing movement counts were conducted at the intersection of NW West Union Road and NW Glencoe 
Road during April, 2013 from 7:00 to 9:00 AM and from 4:00 to 6:00 PM.  The peak hours occurred 

Planning Commission, May 8, 2013 
Page 198 of 347



 

McKay Fields Subdivision – Traffic Impact Study 5 

from 7:00 to 8:00 AM and from 4:50 to 5:50 PM.  Detailed traffic count data is included in the ap-
pendix to this report. 
 
Figure 1 on page six shows the project study area and the location of the site.  Figure 2 on page 
seven shows the existing traffic volumes at the study area intersection. 
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TRIP GENERATION & DISTRIBUTION 
 
 
TRIP GENERATION 
 
To estimate the number of trips that will be generated by the proposed subdivision, trip rates from 
the manual TRIP GENERATION, Ninth Edition, published by the Institute of Transportation Engi-
neers were used.  The trip rates were those for land use code 210, Single Family Detached Housing, 
and are based on the number of dwelling units. 
 
The proposed development consists of 33 lots, and is projected to generate 25 trips during the morn-
ing peak hour, with 6 entering and 19 exiting the site.  During the evening peak hour, 33 trips are 
projected with 21 entering and 12 exiting the site.  A weekday total of 314 trips are anticipated, with 
half entering and half exiting the site. 
 
The table below shows a summary of the projected site trips. 
 

Entering Exiting Total
Trips Trips Trips

AM Peak Hour 6 19 25
PM Peak Hour 21 12 33
Daily Trips 157 157 314

TRIP GENERATION SUMMARY

 
 

For a conservative analysis, no reductions were taken for walking, biking and transit use. 
 
 
TRIP DISTRIBUTION 
 
The distribution of site trips from the proposed development was estimated based on the existing 
travel patterns in the site vicinity as well as the locations of surrounding development which may 
attract site trips and the locations of major transportation facilities. 
 
Figure 3 on page 9 shows the distribution of site trips during the morning and evening peak hours.   
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SAFETY ANALYSIS 
 
 
SIGHT DISTANCE 
 
Sight distance measurements were made at the proposed access location on NW West Union Road. 
Required intersection sight distance was determined based on the requirements of Washington Coun-
ty, since West Union Road operates under the jurisdiction of Washington County.  Intersection sight 
distance measurements are made using a driver’s eye height of 3.5 feet above the roadway and an 
object height of 4.25 feet.  Based upon the posted speed of 45 mph along NW West Union Road, the 
required intersection sight distance is 450 feet in each direction from the new site access approach.   
 
Looking west on NW West Union Road, intersection sight distance is currently restricted by a row of 
hedges along the north side of the property.  Removal of this vegetation will be necessary in order to 
attain safe sight distance at the proposed access location.  With removal of vegetation it is anticipated 
that a minimum of 450 feet of intersection sight distance can be provided.   
 
Looking east on NW West Union Road, the existing intersection sight distance was measured to be 
1,465 feet. 
 
Based on the intersection sight distance analysis, adequate sight distance is currently available to the 
east from the proposed site access location.  In order to provide adequate sight distance to the west, it 
will be necessary to clear existing vegetation from the south side of the roadway along the site front-
age.  The proposed development plan includes sufficient vegetation removal to allow a minimum of 
450 feet of intersection sight distance to the west of the proposed access location. 
 
 
LEFT-TURN LANE WARRANT ANALYSIS 
 
To determine whether a westbound left-turn lane on NW West Union Road is needed at the site ac-
cess location, a left-turn lane warrant analysis was conducted.  A left-turn lane, or left-turn “refuge” 
is primarily a safety consideration for the major street, removing left-turning vehicles from the 
through traffic stream. 
 
The left-turn lane warrant used was taken from the Oregon Department of Transportation’s Analysis 
Procedures Manual, and is based on curves developed by the Texas Transportation Institute. This 
methodology determines the need for a left-turn lane based upon the volume of through traffic travel-
ling along the roadway, the number of lanes, the number of left-turning vehicles and the design 
speed of the roadway.   
 
The warrant analysis shows that a westbound left-turn lane will not be needed upon completion of 
the proposed development.  Additional left-turn lane warrant information is included in the attached 
appendix. 
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CRASH HISTORY 
 
In order to identify any existing safety hazards in the site vicinity, a three-year crash history was ob-
tained from ODOT’s Crash Analysis and Reporting Unit.  The data covered the most recent three 
years for which data is available, from January, 2009 through December 2011. 
 
There were a total of three reported crashes on NW West Union Road during the three-year 
analysis period.   
 
Two of the crashes were run-off road collisions that occurred in the vicinity of Glencoe 
Road and resulted in property damage only.   
 
The third was a turning movement collision that occurred at a driveway on the north side of 
NW West Union Road east of the subject property.  This crash involved a passenger vehicle 
turning into the driveway in front of an oncoming motorcycle that was travelling at a high 
rate of speed.  The collision killed the driver and passenger on the motorcycle and resulted 
in a possible injury/complaint of pain to the driver of the passenger vehicle.  Contributing 
factors included the high rate of speed of the motorcycle and the failure to yield of the pas-
senger vehicle.  Based on a detailed review of the crash data, no roadway or intersection de-
sign deficiencies were noted which would have contributed to the crash. 
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OPERATIONAL ANALYSIS 
 
 
BACKGROUND TRAFFIC 
 
The proposed development can be completed and fully occupied within two years.  Accordingly, the 
analysis was prepared for year 2015 traffic conditions. 
 
In order to determine the likely traffic volumes under year 2015 traffic conditions, a growth rate was 
applied to the year 2013 traffic count data.  An annual growth rate of three percent per year was as-
sumed for the analysis. 
 
No specific developments have been identified near the project site that will add through traffic 
along NW West Union Road. 
 
Figure 4 on page 13 shows the projected year 2015 background traffic volumes.  Figure 5 on page 14 
shows the year 2015 traffic volumes with the addition of site trips from the proposed development. 
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CAPACITY ANALYSIS 
 
To determine the level of service at the site access intersection, a capacity analysis was conducted.  
The analysis was conducted according to the unsignalized intersection analysis methodologies in the 
2000 HIGHWAY CAPACITY MANUAL (HCM) published by the Transportation Research Board.  
Level of service can range from A, which indicates little or no delay, to F, which indicates a signifi-
cant amount of congestion and delay.  Detailed level of service descriptions are included in the ap-
pendix to this report. 
 
The intersection of NW West Union Road at the proposed site access location is projected to operate 
at level of service A during the morning and evening peak hours under year 2015 traffic conditions 
with full occupancy of the proposed development.   
 
The results of the capacity analysis, along with the Levels of Service (LOS) and delay are shown in 
the following table.  Detailed capacity analysis results are included in the appendix to this report. 
 

LOS Delay V/C LOS Delay V/C 
NW West Union Road at Site Access

2015 Background plus Site A 10 0.09 A 10 0.08

LOS = Level of Service
Delay = Average Delay per Vehicle in Seconds
V/C = Volume-to-Capacity ratio

LEVEL OF SERVICE SUMMARY

AM Peak Hour PM Peak Hour

 
 
As shown in the table above, the proposed site access intersection will operate acceptably upon com-
pletion of the proposed development.  No mitigations are necessary or recommended. 
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CONCLUSIONS 
 
Sight distance was examined at the proposed access location.  Sight distance to the east is well in 
excess of the minimum required for safe and efficient operation of the intersection.  Sight distance to 
the west is currently restricted by existing vegetation including trees and hedges along the south side 
of NW West Union Road.  The proposed development plan includes removal of existing vegetation 
sufficient to provide a minimum of 450 feet of intersection sight distance to the west, in accordance 
with Washington County intersection sight distance requirements. 
 
Left-turn lane warrants were examined for the proposed site access intersection in order to determine 
whether a westbound left-turn lane will be needed along NW West Union Road at the proposed site 
access location.  Based on the analysis, installation of a left-turn lane is not needed.  No new turn 
lanes are recommended. 

 
The most recent three years of crash data were examined for NW West Union Road within North 
Plains.  There were a total of three reported crashes during the analysis period, including two run-
off-road collisions and one turning movement collision.  Based on a detailed analysis of the crash 
data, no contributing design issues were identified.  No safety mitigations are recommended. 
 
Under year 2015 traffic conditions with full occupancy of the proposed development, the site access 
intersection on NW West Union Road is projected to operate at level of service A during the morn-
ing and evening peak hours.  No operational mitigation is recommended. 
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APPENDIX 
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LEVEL OF SERVICE 
 
 
 Level of service is used to describe the quality of traffic flow. Levels of service A to C 
are considered good, and rural roads are usually designed for level of service C. Urban streets 
and signalized intersections are typically designed for level of service D. Level of service E is 
considered to be the limit of acceptable delay. For unsignalized intersections, level of service E 
is generally considered acceptable. Here is a more complete description of levels of service: 
 
 Level of service A: Very low delay at intersections, with all traffic signal cycles clearing 
and no vehicles waiting through more than one signal cycle. On highways, low volume and 
high speeds, with speeds not restricted by other vehicles.  
 
 Level of service B: Operating speeds beginning to be affected by other traffic; short 
traffic delays at intersections. Higher average intersection delay than for level of service A 
resulting from more vehicles stopping.  
 
 Level of service C: Operating speeds and maneuverability closely controlled by other 
traffic; higher delays at intersections than for level of service B due to a significant number of 
vehicles stopping. Not all signal cycles clear the waiting vehicles. This is the recommended 
design standard for rural highways.  
 
 Level of service D: Tolerable operating speeds; long traffic delays occur at in-
tersections. The influence of congestion is noticeable. At traffic signals many vehicles stop, 
and the proportion of vehicles not stopping declines. The number of signal cycle failures, for 
which vehicles must wait through more than one signal cycle, are noticeable. This is typically 
the design level for urban signalized intersections.  
 
 Level of service E: Restricted speeds, very long traffic delays at traffic signals, and 
traffic volumes near capacity. Flow is unstable so that any interruption, no matter how minor, 
will cause queues to form and service to deteriorate to level of service F. Traffic signal cycle 
failures are frequent occurrences. For unsignalized intersections, level of service E or better is 
generally considered acceptable.  
 
 Level of service F: Extreme delays, resulting in long queues which may interfere with 
other traffic movements. There may be stoppages of long duration, and speeds may drop to 
zero. There may be frequent signal cycle failures. Level of service F will typically result when 
vehicle arrival rates are greater than capacity. It is considered unacceptable by most drivers.  
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LEVEL OF SERVICE CRITERIA
FOR SIGNALIZED INTERSECTIONS

LEVEL CONTROL DELAY

OF PER VEHICLE

SERVICE (Seconds)

A <10

B 10-20

C 20-35

D 35-55

E 55-80

F >80

LEVEL OF SERVICE CRITERIA
FOR UNSIGNALIZED INTERSECTIONS

LEVEL CONTROL DELAY

OF PER VEHICLE

SERVICE (Seconds)

A <10

B 10-15

C 15-25

D 25-35

E 35-50

F >50
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Total Vehicle Summary

NW Glencoe Rd & NW West Union Rd

7:00 AM   to   9:00 AM

5-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

7:00 AM 4 4 0 0 3 10 0 0 0 3 2 0 3 2 6 0 37 0 0 0 0
7:05 AM 1 3 2 0 5 4 0 0 0 0 3 1 1 2 2 0 23 0 0 0 0
7:10 AM 4 9 1 0 3 11 1 0 0 2 5 0 0 2 0 0 38 0 0 0 0
7:15 AM 2 4 2 0 3 10 0 0 0 3 4 0 4 2 1 0 35 0 0 0 0
7:20 AM 4 2 2 0 9 15 0 0 0 2 4 0 0 4 2 0 44 0 0 0 0
7:25 AM 2 5 4 0 3 14 0 0 0 2 4 0 0 1 1 0 36 0 0 0 0
7:30 AM 3 3 4 0 9 12 1 0 0 1 4 1 2 0 5 0 44 0 0 0 0
7:35 AM 3 2 2 0 8 16 0 0 0 2 2 0 1 0 6 0 42 0 0 0 0
7:40 AM 1 3 6 0 7 19 0 0 0 3 4 0 1 0 0 0 44 0 0 0 0
7:45 AM 3 2 2 0 5 12 0 0 0 2 7 0 2 5 2 0 42 0 0 0 0
7:50 AM 1 5 2 0 6 6 0 0 0 5 3 0 3 1 1 0 33 0 0 0 0
7:55 AM 2 2 0 0 2 12 0 0 0 4 2 0 2 2 1 0 29 0 0 0 0
8:00 AM 2 4 4 0 1 6 0 1 0 2 4 0 0 0 0 0 23 0 0 0 0
8:05 AM 2 1 2 0 2 10 0 0 0 3 1 0 2 1 1 0 25 0 0 0 0
8:10 AM 2 2 4 0 0 8 1 0 0 1 1 0 2 1 1 0 23 0 0 0 0
8:15 AM 2 3 5 0 3 12 0 0 0 1 6 0 0 0 1 0 33 0 0 0 0
8:20 AM 4 5 3 0 3 9 0 0 0 1 4 0 4 2 1 0 36 0 0 0 0
8:25 AM 6 3 1 0 5 7 0 0 0 1 2 0 2 0 4 0 31 0 0 0 0
8:30 AM 2 1 2 0 2 11 0 0 0 2 3 0 3 3 1 0 30 0 0 0 0
8:35 AM 2 5 3 0 4 8 0 0 0 5 9 0 0 0 0 0 36 0 0 0 0
8:40 AM 3 4 2 0 2 11 1 0 0 5 5 0 2 0 1 0 36 0 0 0 0
8:45 AM 7 2 0 0 3 7 0 0 1 1 3 0 5 1 1 0 31 0 0 0 0
8:50 AM 4 5 2 0 0 9 0 0 0 1 5 0 3 1 4 0 34 0 0 0 0
8:55 AM 3 8 3 0 1 11 0 1 0 0 1 0 2 0 1 1 30 0 0 0 0

Total 
Survey

69 87 58 0 89 250 4 2 1 52 88 2 44 30 43 1 815 0 0 0 0

Wednesday, April 03, 2013

Clay Carney
(503) 833-2740
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Peak Hour Summary
7:00 AM   to   8:00 AM

15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

7:00 AM 9 16 3 0 11 25 1 0 0 5 10 1 4 6 8 0 98 0 0 0 0
7:15 AM 8 11 8 0 15 39 0 0 0 7 12 0 4 7 4 0 115 0 0 0 0
7:30 AM 7 8 12 0 24 47 1 0 0 6 10 1 4 0 11 0 130 0 0 0 0
7:45 AM 6 9 4 0 13 30 0 0 0 11 12 0 7 8 4 0 104 0 0 0 0
8:00 AM 6 7 10 0 3 24 1 1 0 6 6 0 4 2 2 0 71 0 0 0 0
8:15 AM 12 11 9 0 11 28 0 0 0 3 12 0 6 2 6 0 100 0 0 0 0
8:30 AM 7 10 7 0 8 30 1 0 0 12 17 0 5 3 2 0 102 0 0 0 0
8:45 AM 14 15 5 0 4 27 0 1 1 2 9 0 10 2 6 1 95 0 0 0 0

Total 
Survey

69 87 58 0 89 250 4 2 1 52 88 2 44 30 43 1 815 0 0 0 0

Peak Hour Summary
7:00 AM   to   8:00 AM

Northbound Southbound Eastbound Westbound Pedestrians
NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 101 204 305 0 206 71 277 0 73 53 126 2 67 119 186 0 447 0 0 0 0

%HV 11.9% 2.9% 11.0% 3.0% 6.3%
PHF 0.84 0.72 0.76 0.88 0.86

Northbound Southbound Eastbound Westbound
NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Total

L T R L T R L T R L T R
Volume 30 44 27 63 141 2 0 29 44 19 21 27 447

%HV 16.7% 11.4% 7.4% 1.6% 3.5% 0.0% 0.0% 3.4% 15.9% 10.5% 0.0% 0.0% 6.3%
PHF 0.75 0.69 0.56 0.66 0.75 0.50 0.00 0.66 0.79 0.68 0.66 0.56 0.86

Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

7:00 AM 30 44 27 0 63 141 2 0 0 29 44 2 19 21 27 0 447 0 0 0 0
7:15 AM 27 35 34 0 55 140 2 1 0 30 40 1 19 17 21 0 420 0 0 0 0
7:30 AM 31 35 35 0 51 129 2 1 0 26 40 1 21 12 23 0 405 0 0 0 0
7:45 AM 31 37 30 0 35 112 2 1 0 32 47 0 22 15 14 0 377 0 0 0 0
8:00 AM 39 43 31 0 26 109 2 2 1 23 44 0 25 9 16 1 368 0 0 0 0

101

0.84 0.88

67

0.76

73

0.72

206
3.0%11.0%

By 
Movement

By 
Approach

Total TotalTotalTotal

2.9%11.9%
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Heavy Vehicle Summary

NW Glencoe Rd & NW West Union Rd

7:00 AM   to   9:00 AM

Heavy Vehicle   5-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval
Time L T R Total L T R Total L T R Total L T R Total Total

7:00 AM 1 0 0 1 0 0 0 0 0 1 0 1 1 0 0 1 3
7:05 AM 0 1 0 1 0 1 0 1 0 0 0 0 0 0 0 0 2
7:10 AM 1 2 0 3 0 0 0 0 0 0 2 2 0 0 0 0 5
7:15 AM 0 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 1
7:20 AM 0 0 1 1 0 1 0 1 0 0 1 1 0 0 0 0 3
7:25 AM 1 1 1 3 0 0 0 0 0 0 1 1 0 0 0 0 4
7:30 AM 1 0 0 1 0 0 0 0 0 0 2 2 0 0 0 0 3
7:35 AM 0 0 0 0 0 1 0 1 0 0 0 0 0 0 0 0 1
7:40 AM 0 0 0 0 0 2 0 2 0 0 1 1 0 0 0 0 3
7:45 AM 1 1 0 2 1 0 0 1 0 0 0 0 0 0 0 0 3
7:50 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7:55 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8:00 AM 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 1
8:05 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8:10 AM 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 1
8:15 AM 1 1 0 2 0 1 0 1 0 0 0 0 0 0 0 0 3
8:20 AM 0 1 0 1 0 1 0 1 0 0 1 1 1 0 1 2 5
8:25 AM 2 0 0 2 1 1 0 2 0 0 0 0 0 0 1 1 5
8:30 AM 0 0 0 0 0 2 0 2 0 0 1 1 0 0 0 0 3
8:35 AM 0 0 0 0 1 0 0 1 0 3 2 5 0 0 0 0 6
8:40 AM 0 0 1 1 0 0 0 0 0 0 1 1 0 0 0 0 2
8:45 AM 0 1 0 1 0 0 0 0 0 0 0 0 2 0 1 3 4
8:50 AM 0 0 0 0 0 1 0 1 0 0 1 1 0 0 0 0 2
8:55 AM 1 2 0 3 0 2 0 2 0 0 1 1 0 0 1 1 7

Total 
Survey

11 10 3 24 3 13 0 16 0 4 14 18 5 0 4 9 67

Wednesday, April 03, 2013
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Peak Hour Summary
7:00 AM   to   8:00 AM

Clay Carney
(503) 833-2740

Heavy Vehicle   15-Minute Interval Summary
7:00 AM   to   9:00 AM

Interval Northbound Southbound Eastbound Westbound
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval
Time L T R Total L T R Total L T R Total L T R Total Total

7:00 AM 2 3 0 5 0 1 0 1 0 1 2 3 1 0 0 1 10
7:15 AM 1 1 2 4 0 1 0 1 0 0 2 2 1 0 0 1 8
7:30 AM 1 0 0 1 0 3 0 3 0 0 3 3 0 0 0 0 7
7:45 AM 1 1 0 2 1 0 0 1 0 0 0 0 0 0 0 0 3
8:00 AM 2 0 0 2 0 0 0 0 0 0 0 0 0 0 0 0 2
8:15 AM 3 2 0 5 1 3 0 4 0 0 1 1 1 0 2 3 13
8:30 AM 0 0 1 1 1 2 0 3 0 3 4 7 0 0 0 0 11
8:45 AM 1 3 0 4 0 3 0 3 0 0 2 2 2 0 2 4 13

Total 
Survey

11 10 3 24 3 13 0 16 0 4 14 18 5 0 4 9 67

Heavy Vehicle   Peak Hour Summary
7:00 AM   to   8:00 AM

Northbound Southbound Eastbound Westbound
NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd

In Out Total In Out Total In Out Total In Out Total
Volume 12 14 26 6 5 11 8 5 13 2 4 6 28

PHF 0.60 0.38 0.50 0.50 0.70

Northbound Southbound Eastbound Westbound
NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd

L T R Total L T R Total L T R Total L T R Total
Volume 5 5 2 12 1 5 0 6 0 1 7 8 2 0 0 2 28

PHF 0.63 0.42 0.25 0.60 0.25 0.42 0.00 0.38 0.00 0.25 0.44 0.50 0.50 0.00 0.00 0.50 0.70

Heavy Vehicle   Rolling Hour Summary
7:00 AM   to   9:00 AM

Interval
Start Interval
Time L T R Total L T R Total L T R Total L T R Total Total

7:00 AM 5 5 2 12 1 5 0 6 0 1 7 8 2 0 0 2 28
7:15 AM 5 2 2 9 1 4 0 5 0 0 5 5 1 0 0 1 20
7:30 AM 7 3 0 10 2 6 0 8 0 0 4 4 1 0 2 3 25
7:45 AM 6 3 1 10 3 5 0 8 0 3 5 8 1 0 2 3 29
8:00 AM 6 5 1 12 2 8 0 10 0 3 7 10 3 0 4 7 39

By 
Movement

Total

By 
Approach

NW Glencoe Rd NW Glencoe Rd NW West Union Rd
Northbound Southbound Eastbound

Total

NW West Union Rd
Westbound
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     Peak Hour Summary

7:00 AM   to   8:00 AM
Wednesday, April 03, 2013
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Total Vehicle Summary

NW Glencoe Rd & NW West Union Rd

4:00 PM   to   6:00 PM

5-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

4:00 PM 6 8 2 0 1 4 0 0 2 1 3 0 0 5 6 0 38 0 0 0 0
4:05 PM 6 13 2 0 6 7 0 0 0 2 2 0 1 4 2 0 45 0 0 0 0
4:10 PM 7 8 3 0 4 3 0 1 0 4 5 0 5 4 3 0 46 0 0 0 0
4:15 PM 4 8 1 0 4 9 0 1 0 3 2 0 9 4 2 0 46 0 0 0 0
4:20 PM 2 10 2 0 3 8 0 0 1 2 3 0 5 3 2 0 41 0 0 0 0
4:25 PM 3 8 2 0 0 5 0 0 0 3 8 0 2 2 3 0 36 0 0 0 0
4:30 PM 6 4 5 0 1 6 0 0 2 0 5 0 0 2 1 0 32 0 0 0 0
4:35 PM 4 10 1 0 2 9 0 0 3 1 2 0 1 2 3 0 38 0 0 0 0
4:40 PM 4 6 2 0 1 8 0 0 2 3 2 0 5 4 2 0 39 0 0 0 0
4:45 PM 4 10 3 0 1 2 1 0 1 5 3 0 5 5 2 1 42 0 0 0 0
4:50 PM 5 10 2 0 1 9 0 0 2 1 6 0 1 10 5 0 52 0 0 0 0
4:55 PM 3 8 2 0 3 0 1 0 0 2 5 0 4 3 3 0 34 0 0 0 0
5:00 PM 6 8 2 0 0 5 1 0 1 3 4 0 7 1 2 0 40 0 0 0 0
5:05 PM 6 5 1 0 2 6 0 0 3 2 4 0 1 2 2 0 34 0 0 0 0
5:10 PM 3 18 5 0 4 5 0 0 0 1 3 0 6 5 2 1 52 0 0 0 0
5:15 PM 6 18 4 0 1 3 2 0 0 5 6 0 2 3 5 0 55 0 0 0 0
5:20 PM 2 8 3 0 4 6 0 0 2 7 8 0 2 7 3 0 52 0 0 0 0
5:25 PM 4 4 2 0 1 6 0 0 0 3 2 0 5 2 4 0 33 0 0 0 0
5:30 PM 3 3 5 0 4 5 1 0 1 2 1 0 2 3 3 0 33 0 0 0 0
5:35 PM 6 20 1 0 2 6 1 0 1 0 4 0 4 0 3 0 48 0 0 0 0
5:40 PM 6 12 1 0 3 9 0 0 0 5 2 0 5 0 7 0 50 0 0 0 0
5:45 PM 5 14 1 0 6 8 0 0 1 0 3 0 1 2 6 0 47 0 0 0 0
5:50 PM 6 11 1 0 4 8 0 0 1 2 2 0 2 1 2 0 40 0 0 0 0
5:55 PM 3 9 0 0 1 7 0 0 0 1 1 0 3 2 4 2 31 0 0 0 0

Total 
Survey

110 233 53 0 59 144 7 2 23 58 86 0 78 76 77 4 1,004 0 0 0 0

Tuesday, April 02, 2013
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Peak Hour Summary
4:50 PM   to   5:50 PM

15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

4:00 PM 19 29 7 0 11 14 0 1 2 7 10 0 6 13 11 0 129 0 0 0 0
4:15 PM 9 26 5 0 7 22 0 1 1 8 13 0 16 9 7 0 123 0 0 0 0
4:30 PM 14 20 8 0 4 23 0 0 7 4 9 0 6 8 6 0 109 0 0 0 0
4:45 PM 12 28 7 0 5 11 2 0 3 8 14 0 10 18 10 1 128 0 0 0 0
5:00 PM 15 31 8 0 6 16 1 0 4 6 11 0 14 8 6 1 126 0 0 0 0
5:15 PM 12 30 9 0 6 15 2 0 2 15 16 0 9 12 12 0 140 0 0 0 0
5:30 PM 15 35 7 0 9 20 2 0 2 7 7 0 11 3 13 0 131 0 0 0 0
5:45 PM 14 34 2 0 11 23 0 0 2 3 6 0 6 5 12 2 118 0 0 0 0

Total 
Survey

110 233 53 0 59 144 7 2 23 58 86 0 78 76 77 4 1,004 0 0 0 0

Peak Hour Summary
4:50 PM   to   5:50 PM

Northbound Southbound Eastbound Westbound Pedestrians
NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Total Crosswalk

In Out Total Bikes In Out Total Bikes In Out Total Bikes In Out Total Bikes North South East West
Volume 212 156 368 0 105 184 289 0 90 99 189 0 123 91 214 1 530 0 0 0 0

%HV 2.4% 2.9% 7.8% 0.8% 3.0%
PHF 0.79 0.75 0.68 0.85 0.83

Northbound Southbound Eastbound Westbound
NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Total

L T R L T R L T R L T R
Volume 55 128 29 31 68 6 11 31 48 40 38 45 530

%HV 5.5% 0.8% 3.4% 3.2% 2.9% 0.0% 0.0% 3.2% 12.5% 2.5% 0.0% 0.0% 3.0%
PHF 0.81 0.70 0.60 0.70 0.74 0.75 0.69 0.52 0.71 0.71 0.63 0.70 0.83

Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound Pedestrians
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval Crosswalk
Time L T R Bikes L T R Bikes L T R Bikes L T R Bikes Total North South East West

4:00 PM 54 103 27 0 27 70 2 2 13 27 46 0 38 48 34 1 489 0 0 0 0
4:15 PM 50 105 28 0 22 72 3 1 15 26 47 0 46 43 29 2 486 0 0 0 0
4:30 PM 53 109 32 0 21 65 5 0 16 33 50 0 39 46 34 2 503 0 0 0 0
4:45 PM 54 124 31 0 26 62 7 0 11 36 48 0 44 41 41 2 525 0 0 0 0
5:00 PM 56 130 26 0 32 74 5 0 10 31 40 0 40 28 43 3 515 0 0 0 0

212

0.79 0.85

123

0.68

90

0.75

105
0.8%7.8%

By 
Movement

By 
Approach

Total TotalTotalTotal

2.9%2.4%

Planning Commission, May 8, 2013 
Page 217 of 347



Heavy Vehicle Summary

NW Glencoe Rd & NW West Union Rd

4:00 PM   to   6:00 PM

Heavy Vehicle   5-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval
Time L T R Total L T R Total L T R Total L T R Total Total

4:00 PM 0 0 0 0 0 1 0 1 0 0 0 0 0 0 0 0 1
4:05 PM 0 1 0 1 0 0 0 0 0 0 0 0 0 1 0 1 2
4:10 PM 0 1 0 1 1 1 0 2 0 0 1 1 0 0 0 0 4
4:15 PM 2 0 0 2 2 1 0 3 0 0 0 0 0 0 0 0 5
4:20 PM 0 0 1 1 0 0 0 0 0 0 0 0 1 0 0 1 2
4:25 PM 0 0 0 0 0 0 0 0 0 1 0 1 0 0 1 1 2
4:30 PM 0 0 3 3 0 0 0 0 0 0 0 0 0 0 0 0 3
4:35 PM 0 0 0 0 0 3 0 3 0 0 0 0 0 0 0 0 3
4:40 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4:45 PM 0 0 2 2 0 0 0 0 0 0 0 0 1 0 0 1 3
4:50 PM 0 0 0 0 0 1 0 1 0 0 0 0 0 0 0 0 1
4:55 PM 1 0 0 1 0 0 0 0 0 0 3 3 0 0 0 0 4
5:00 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:05 PM 1 0 0 1 0 1 0 1 0 0 0 0 0 0 0 0 2
5:10 PM 0 1 0 1 1 0 0 1 0 0 0 0 0 0 0 0 2
5:15 PM 1 0 1 2 0 0 0 0 0 0 2 2 0 0 0 0 4
5:20 PM 0 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 1
5:25 PM 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 0 1
5:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:35 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:40 PM 0 0 0 0 0 0 0 0 0 1 0 1 0 0 0 0 1
5:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:50 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
5:55 PM 0 1 0 1 0 0 0 0 0 0 0 0 0 0 1 1 2

Total 
Survey

5 4 7 16 4 8 0 12 0 2 7 9 3 1 2 6 43

Tuesday, April 02, 2013

0

1

6

0

0

1

13

2 10

1

59
InOut

13
OutIn

7In 

3Out

Peak Hour Summary
4:50 PM   to   5:50 PM

Clay Carney
(503) 833-2740

Heavy Vehicle   15-Minute Interval Summary
4:00 PM   to   6:00 PM

Interval Northbound Southbound Eastbound Westbound
Start NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd Interval
Time L T R Total L T R Total L T R Total L T R Total Total

4:00 PM 0 2 0 2 1 2 0 3 0 0 1 1 0 1 0 1 7
4:15 PM 2 0 1 3 2 1 0 3 0 1 0 1 1 0 1 2 9
4:30 PM 0 0 3 3 0 3 0 3 0 0 0 0 0 0 0 0 6
4:45 PM 1 0 2 3 0 1 0 1 0 0 3 3 1 0 0 1 8
5:00 PM 1 1 0 2 1 1 0 2 0 0 0 0 0 0 0 0 4
5:15 PM 1 0 1 2 0 0 0 0 0 0 3 3 1 0 0 1 6
5:30 PM 0 0 0 0 0 0 0 0 0 1 0 1 0 0 0 0 1
5:45 PM 0 1 0 1 0 0 0 0 0 0 0 0 0 0 1 1 2

Total 
Survey

5 4 7 16 4 8 0 12 0 2 7 9 3 1 2 6 43

Heavy Vehicle   Peak Hour Summary
4:50 PM   to   5:50 PM

Northbound Southbound Eastbound Westbound
NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd

In Out Total In Out Total In Out Total In Out Total
Volume 5 9 14 3 1 4 7 3 10 1 3 4 16

PHF 0.31 0.38 0.58 0.25 0.50

Northbound Southbound Eastbound Westbound
NW Glencoe Rd NW Glencoe Rd NW West Union Rd NW West Union Rd

L T R Total L T R Total L T R Total L T R Total
Volume 3 1 1 5 1 2 0 3 0 1 6 7 1 0 0 1 16

PHF 0.38 0.25 0.25 0.31 0.25 0.50 0.00 0.38 0.00 0.25 0.50 0.58 0.25 0.00 0.00 0.25 0.50

Heavy Vehicle   Rolling Hour Summary
4:00 PM   to   6:00 PM

Interval
Start Interval
Time L T R Total L T R Total L T R Total L T R Total Total

4:00 PM 3 2 6 11 3 7 0 10 0 1 4 5 2 1 1 4 30
4:15 PM 4 1 6 11 3 6 0 9 0 1 3 4 2 0 1 3 27
4:30 PM 3 1 6 10 1 5 0 6 0 0 6 6 2 0 0 2 24
4:45 PM 3 1 3 7 1 2 0 3 0 1 6 7 2 0 0 2 19
5:00 PM 2 2 1 5 1 1 0 2 0 1 3 4 1 0 1 2 13

By 
Movement

Total

By 
Approach

NW Glencoe Rd NW Glencoe Rd NW West Union Rd
Northbound Southbound Eastbound

Total

NW West Union Rd
Westbound
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     Peak Hour Summary

4:50 PM   to   5:50 PM
Tuesday, April 02, 2013
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Land Use: Single-Family Detached Housing
Land Use Code: 210

Variable: Dwelling Units
Variable Value: 33

Trip Rate: 0.75 Trip Rate: 1.00

Enter Exit Total Enter Exit Total
Directional Directional
Distribution Distribution

Trip Ends 6 19 25 Trip Ends 21 12 33

Trip Rate: 9.52 Trip Rate: 9.91

Enter Exit Total Enter Exit Total
Directional Directional
Distribution Distribution

Trip Ends 157 157 314 Trip Ends 164 164 328

Source: TRIP GENERATION, Ninth Edition

75% 63% 37%

50% 50%50%50%

TRIP GENERATION CALCULATIONS

AM PEAK HOUR PM PEAK HOUR

WEEKDAY SATURDAY

25%
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Project: 13027 - McKay Fields Subdivision
Intersection: NW West Union Road at Site Access
Date: 4/16/2013
Scenario: 2015 Background + Site Trips

Speed? 45 mph

2 7

73 137
1 1

131 111
1 1

204 248

No No

PM Peak Hour
Left-Turn Volume

Approaching DHV

Lane Needed?

Opposing DHV

O+A DHV

# of Advancing Through Lanes

# of Opposing Through Lanes

AM Peak Hour
Left-Turn Volume

Approaching DHV

Lane Needed?

Opposing DHV

O+A DHV

# of Advancing Through Lanes
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HCM Unsignalized Intersection Capacity Analysis
2: Site Access & NW West Union Road 4/8/2013

McKay Fields Subdivision  4/8/2013 2015 Background plus Site AM Peak Hour Synchro 8 Light Report
MTA Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Volume (veh/h) 127 4 2 71 12 7
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.86 0.86 0.86 0.86 0.86 0.86
Hourly flow rate (vph) 148 5 2 83 14 8
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 152 237 150
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 152 237 150
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 100 98 99
cM capacity (veh/h) 1422 750 896

Direction, Lane # EB 1 WB 1 NB 1
Volume Total 152 85 22
Volume Left 0 2 14
Volume Right 5 0 8
cSH 1700 1422 798
Volume to Capacity 0.09 0.00 0.03
Queue Length 95th (ft) 0 0 2
Control Delay (s) 0.0 0.2 9.6
Lane LOS A A
Approach Delay (s) 0.0 0.2 9.6
Approach LOS A

Intersection Summary
Average Delay 0.9
Intersection Capacity Utilization 16.9% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis
2: Site Access & NW West Union Road 4/8/2013

McKay Fields Subdivision  4/8/2013 2015 Background plus Site PM Peak Hour Synchro 8 Light Report
MTA Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Volume (veh/h) 97 14 7 130 8 4
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83
Hourly flow rate (vph) 117 17 8 157 10 5
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 134 299 125
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 134 299 125
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 99 99 99
cM capacity (veh/h) 1451 689 925

Direction, Lane # EB 1 WB 1 NB 1
Volume Total 134 165 14
Volume Left 0 8 10
Volume Right 17 0 5
cSH 1700 1451 753
Volume to Capacity 0.08 0.01 0.02
Queue Length 95th (ft) 0 0 1
Control Delay (s) 0.0 0.4 9.9
Lane LOS A A
Approach Delay (s) 0.0 0.4 9.9
Approach LOS A

Intersection Summary
Average Delay 0.7
Intersection Capacity Utilization 22.6% ICU Level of Service A
Analysis Period (min) 15
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C I T Y  O F  N O R T H  P L A I N S  
P L A N N I N G  C O M M I S S I O N  S T A F F  R E P O R T :  V A R I A N C E  

 

I. OVERVIEW  
 

APPLICATION: The applicant is requesting a variance to 
reduce flag lot setbacks for Highland Court Subdivision from 
10 feet to 3 feet at future residential subdivision at the 
intersection of Highland Court and NW 307th Avenue 
 
CITY FILE NUMBER: HighlandCrt-13-017-VAR 
 
LOCATION: The intersection of Highland Court and NW 307th 
Avenue (bordered properties  in maps below) 
 
TLID: 1N301DD01900 & 1N301DD01400 
 

LOT SIZE: Approximately 2.41 acres 
 
ZONING: R-2.5 
 
OWNER: DR Horton Homes 
 
APPLICANT: Ryan O’Brien/DR Horton Homes 
 
DATE OF PUBLIC HEARING: May 8, 2013 

 

II. EXHIBITS 
 Variance application & supporting  materials  

 Returned comment forms 

 

III. APPLICABLE REVIEW CRITERIA FROM THE NORTH 

PLAINS ZONING AND DEVELOPMENT ORDINANCE: 

 Chapter 16.30 R-2.5 Zone 

 Chapter 16.170 Application Review  

 Chapter 16.185 Variance   
 

IV. ZONING CODE REVIEW & FINDINGS   
Below are applicable citations/applicable review 
criteria from the North Plains Zoning Ordinance and 
findings in response to the criteria. Unless discussed 

Figure 1  Highland Court Subdivision Lot 1N301DD01900 

Figure 2 Highland Court Subdivision Lot 1N301DD01400 

Figure 3 Aerial view of Highland Court 

Planning Commission, May 8, 2013 
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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. 
 

CHAPTER 16.30 R-2.5 ZONE   
 

16.30.015 Dimensional Standards 
The following dimensional standards shall be the minimum requirements for all development in the R 
2.5 District except for modifications permitted under Lot, Building, & Yard Exceptions or Planned Unit 
Development sections of this chapter.  In addition, a minor adjustment of up to 10% of the required 
setback, area, lot size, lot depth or lot width may be granted by the City pursuant to Variance section 
of this chapter provided the adjustment complies with administrative variance review criteria. 
 
A. Lot/Parcel Size  

 Lots created by subdivision: 6,000 square feet maximum lot size per dwelling unit  

 Single-family dwelling: 2,500 square feet minimum  

 Two-family dwelling (duplexes),Triplexes & attached single family dwellings: 2,500 square feet 
per unit minimum lot size   

 Multi-family dwelling developments (greater than 3 units):10,000 4,000 square feet minimum 
foot lot; 

 All other uses 4,000 square feet minimum 
 
B. Lot/Parcel Depth and Width 

 No minimum lot width or depth. 
 
C. Setback Requirements 

Principle structures, accessory dwellings and accessory structures with a floor area greater than 
200 square feet shall maintain the following minimum yard setbacks except that development 
on flag lots shall be subject to the setback standards for Flag Lots. 

 
D. Front Yard: 

 For all structures: 10 feet  

 Garage: 20 feet 

 Garages, carports, accessory dwellings and accessory structures shall be flush with, or 
recessed behind, the front building elevation of the principle structure. 

 
E. Rear Yard: 

 street-access lots 10 feet 

 alley-access lots 6 feet 

 Accessory Structures and Accessory Dwellings 5 feet  
 

F. Side Yard: 

 Side yards should be established to create separation between structures and meet fire 
codes and provide space for pervious surface area  

 Single family dwellings created by subdivision must have at least one side yard 

 Adjacent to street - 10 feet plus additional necessary to comply with the standards of Clear 
Vision Areas section of this chapter.  

 Accessory Structures and Accessory Dwellings - 5 foot Adjacent to street setback, except as 

Planning Commission, May 8, 2013 
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provided for in the Accessory Use, Structures and Dwellings section of this chapter. 
  

Findings:   Dimensional standards are met by the applicant. 

 
G. Flag lots approved:  

10 feet for all yards, except pursuant to that the yard facing the garage shall be a minimum of 20 
feet. 

 

Findings:  Since the proposed homes on lots 17-21 face a private driveway instead of public street all are 
considered flag lots.   
 
The variance request is from 16.30.015.G which requires 10 foot interior side yards for flag lots.  
Applicant is requesting three foot interior side yards are proposed for Lot 17 to 21.   

 
H. Height of Buildings 

Buildings shall not exceed a height, measured from grade, of 35 feet. Accessory dwellings and 
accessory structures shall not exceed 25 feet.  

 
I. Lot/Parcel Coverage 

In the R2.5 District, the maximum lot coverage for impervious surfaces shall not exceed 65%  

 
Findings:   Applicant will be required to meet coverage standards. 

 

CHAPTER 16.185 VARIANCE  
 

16.185.000 Purpose and Scope 
The purpose of a variance is to provide relief when a strict application of the zoning requirements of 
lot width, lot depth, building height, setback, access, or other dimensional or site requirements would 
impose practical difficulties.  These difficulties may result from geographic, topographic or other 
physical conditions on the site or in the immediate vicinity.  No variance shall be granted which allows 
the establishment or expansion of use otherwise prohibited or subject to conditional use procedures. 

 
16.185.010 Type III Variance Review Criteria 
A variance may be authorized upon adequate demonstration by the applicant that the proposed 
variance satisfies the following criteria: 
A. That special conditions and circumstances exist which are peculiar to the land, building or structure 

involved; 
B. That granting the proposed variance would be in the public interest and would be in harmony with 

the purpose of the underlying zoning district and the intent and purpose of this Ordinance; 
C. That the variance would result in minimal detriment to the immediate vicinity; 
D. That the variance requested is the minimum variance which would make possible the reasonable 

use of the applicant's land, building or structure; and 
E. That the special conditions and circumstances on which the application is based do not result from 

the negligent or knowing violation of this Ordinance by the applicant. 
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Findings:   Most homes in the area are 
single story and two story detached single 
family dwellings, that stand at a height less 
than 25 feet from grade.   
 
If the full 10 feet were required for side 
yards on lots 17 – 20, structures would be 
limited to a building envelope of 17 feet in 
width.  Technically homes can be built in 
such an envelope.  To create a detached 
single family home with multiple bedrooms 
and a garage in such a narrow footprint 
would likely require a third story resulting in 
structures approaching the maximum 
building height of 35 feet which would be 
taller than existing neighborhood 
structures.   
 
The original subdivision map reflected 
attached homes.  Without a variance the 
builder could construct single-family 
attached housing which would have no side 
yard. The applicant correctly notes there 
have been significant changes in the 
Municipal Code.  In 2006 a proposal for single 
family detached homes would have been 
impractical.  The newer code encourages single family house construction on small lots within the R2.5 
zone, and lots 1-16 and 22-27 will be constructed as single family detached homes.  Single family 
detached homes are the norm on Curtis Street and 307th Avenue. 
 
A three foot interior side yard would provide pedestrians walking on the public easement along the 
frontage of the houses with the same visual scale and appearance as other new homes proposed within 
the Highland Court Subdivision.  A variance for a 3 foot interior side yard within lots 17-20 would be 
consistent in design and scale within the neighborhood.   
 
The applicant stated “…This variance is justified because the reduced setbacks only affect the lots in this 
subdivision and not adjacent lots.  The only exception is the side yard of Lot 21 which is next to the rear 
yard of tax lots 1800.  The house on Lot 21 could maintain a 10 foot interior side yard by reducing the 
street side yard.  A variance has been submitted for this lot in the event the future home owner wants an 
interior side yard less than 10 feet.”  Because the placement of a 24 foot width dwelling can be 
accommodated with side yards as prescribed in the code without a variance, and it presents no hardship 
to the builder, a variance appears inappropriate for lot 21.   

 
16.185.020 Conditions of Approval 
In approving an application for a variance, the Planning Commission may impose such conditions as it 
deems appropriate to ensure that the intent of this Section is carried out.  Such conditions shall be 
reasonably related to the variance criteria set forth in this chapter. 

Figure 4 Original Subdivision Map 
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Finding   The purpose of granting variance for lots 17-20 is to ensure a consistent appearance and feel 
within the Highland Court neighborhood.  Easy pedestrian/bicycle access to lots in this neighborhood 
are an essential aspect of the quality of life for residents of the subdivision and as such the following 
conditions are proposed: 
 
1. A 5-foot wide pedestrian path should be installed within the public pedestrian easement of lots 17-

21 to ensure access between the eastern and western portions of the subdivision by either the date 
ownership of any lot is transferred from DR Horton to another party, or within six months of the 
date of City of North Plains land use approval building permits for lots 17-21, whichever is earlier; 
and  

 
2. DR Horton shall provide that maintenance of the path is a shared responsibility for lots 17-21 and 

incorporate a deed restriction into documents transferring ownership of the real property. 

 
CHAPTER 16.170 APPLICATION REVIEW  
 

Findings: Staff is administering this application in accordance with all criteria and procedures contained 
in 16.170.  

 

VI.CONCLUSION & RECOMMENDATION  
 

Based upon the findings contained in this Staff Report, the application materials and information 
submitted by the applicant, and testimony before the Planning Commission, the following actions are 
recommended for File #HighlandCrt-13-017-05-VAR:  
 

1. A variance on lots 17-20 is approved, and 
 

2. A variance on lot 21 is denied 
 
This decision includes the following conditions of approval: 
 

1. A 5-foot wide pedestrian path should be installed within the public pedestrian easement of 
lots 17-21 to ensure access between the eastern and western portions of the subdivision by 
the either the date ownership of any lot is transferred from DR Horton to another party, or 
within one year of the date of this approval, whichever is earlier; and  

 
2. DR Horton shall provide that maintenance of the path is a shared responsibility for lots 17-21 

and incorporate a deed restriction into documents transferring ownership of the real 
property. 

 
Sample Motion:  I move to adopt the findings contained within this Staff Report and approve  
File #HighlandCrt-13-017-05-VAR.  
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