


CONDITIONS OF APPROV AL

THE FOLLOWING CONDIT IONS SHALL BE SATISFIED
PRIOR TO SITE WORK:

The applicant shall prepare a cover letter and submit it, along with any supporting documents and/ or plans
that address the following requirements to the PLANNING DIVISON, ATTN: CITY ARBORIST 503-639-
4171. The cover letter shall clearly identify wherein the submittal the required information is found:

1
2.

Prior to gtework the goplicant shdl obtain a Type 1 Tree Removad Permit for tree# 519.

Duringthe PFI pemit review the gpplicant shdl work with the Project Arborist, Project Engneer, and City
S#ff to research measuresto retain tree # 454 —\Western Red Ceda.

Prior to site work the gpplicant shdl submit revised plans (gradingplan and tree protection plan) to the City

Arborist for review and gpprovd showing thelocation of therequired tree protection fendng (6-foot metd),

'tor\eg protection specifications and tree protection zone dimengonsto scae in accordance with the Project
rbong’s report.

Prior to ste work, the gpplicant shdl postion fendng as directed bg/the project arborist to protect thetrees
to beretained. All treesto beretained shdl be protected with six (6) foot high meta fences, per thearborist
protection plan. The applicant shal dlow access by the City Arborist for the purpose of monitoring and
|n%)ect|on of the tree protection to verify tha the tree protection measures are performing adequaely.
Failure to follow the plan, or maintain tree protection fendng in the designated locations shdl be grounds
for immediae sugpendon of work on the ste until remediaion measures and/or civil citations can be
prooessed.

If work is required within an established tree protection zone, the project arborist shél prepare a propos
detaling the condrudion technique to be employed and the likely impacts to thetrees. The propos shdl
be reviewed and approved by the City Arborist before proposed work can proceed within a tree protection
zone The City Arborist may require changes prior to gpprovd. The project arborist shdl be on ste while
work is occurring within the tree protection zone and submit a summary report certifying that the work
occurred per thepropos and will not significantly impact the hedth and/or stability of thetrees. Thisnote
shdl beinduded on the Tree Protection Plan.

The agpplicant shdl have an on-goingresponsbility to ensure that the Project Arborist has submitted written
reports to the City Arborist, a least one evey two weeks as the Proiect Arboris monitors the
condrudion activities from initid tree protection zone (TPZ) fendng inddlation through the building
condrudion phases. The reports shdl evaduae the condiion and locetion of the tree protection fenan
determineif any changes occurred to the TPZ, and if any part of the Tree Protection Plan has been violaed.
If theamountof TPZ was reduced, then the Project Arborist shdl certify tha the congrudion activities did
not advesdy impat the oveadl, longterm hedth and sability of the treg(s). If the reports are not
submitted to the City Arborist at the schedulel intervas, and if it gppearsthe TPZ's or the Tree Protection
Plan are not beng followed by the contractor or a sub-contractor, the City can stop work on the project
until an ingoection can be doneby the City Arborist and the Project Arborist

Prior to issuance of building permits or tree plenting, whichever is first, the gpplicant shdl submit a
mitigation plan for 67 tree inches to the City Arbongt for review and approvd. Mitigation can be
accomplished by either planting 67 cdiper inches worth of trees, paying $8,375.00 (67 inches x $125 per
cdiper inch), or any combinaion thereof. |1f amiti_?ation planting proposd is submitted, it needsto have a
sgnature of goprovd from the project arbornst certifying tha it meets the requirements of 18790.060D and
tha the species and placement of mitigation trees has been reasonaly caculaed to providefor thar growth
to matunty. The mitigation propos shdl show the species, location, and spacing of mitigation trees in
relation to buildings, infrastructure, existing trees, street trees, and each other.

Prior to ste work, the gpplicant shdl submt a cash assurance (letter of credit or cash depost) for the
equivdent vaue of mitigation required. Mitigation is caculaed a $125.00 per cdipe inch (67 inches x $125
= $8.37). Any trees successfully plented on or off-gte, in accordance with an ?prov Tree Mitigation
Plan and TDC 18790.060.D, will be credited againg the assurance two years after dl of thetrees are planted
per the approved Tree Mitigation Plan. After thetrees are planted, the project arborist shal submit a letter
to the City Arbornigt to certify tha dl of the mitigation trees were properalg plented per the gpproved Tree
Mitigation Plan in orde to set the starting point of the two year tree establishment peiod. After the two
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year establishment peiod, the gpplicant shdl provide a re-inventory of the mitigation trees conduded by a
certified arborist in order to doaument mitigation tree surviva, and compliance with the apdprovaj Tree
Mitigation Plan. The remaining vadue of caiper inches not successfully mitigated shdl be pad as afeein-
lieu of planting from theorigind cash assurance.

The applicant shall prepare a cover letter and submit it, along with any supporting documents and/ or plans
that address the following requirements to the ENGINEERING DIVISON, ATTN: KIM MCMILLAN 503-
?394(1117], EXT 2642. The cover letter shall clearly identify where in the submittal the required information is
ound:

9. Prior to commenang onste improvements, a Public Facility Improvement (PFI) permit is required for this
project to cove hdf-sreet and any other work in the public right-of-way. Sk (6) sets of detailed public
Improvanent plans shdl be submitted for review to the Engnesring Depatment. NOTE: these plans are
in addition to any drawings required by the Building Divison and should only indude sheets relevant to
public improvements. Public Facility Improvement (PFl) permit plans shdl conform to City of Tigard
Public Improvement Desgn Sendads which ae avalable a City Hall and the City's web page
(Wwww..tigard-or.gov).

10, The PFI pemit plan submitta shdl indude the exact legd name, address and telephonenunber of the
individud or corporate entity who will be designaed as the “ Permittee’, and who will provide the finanda
assurance for the publc improvements. For example, specify if the entity is a corporation, limited
patneship, LLC, etc. Also specify the state within which the entity is incorporated and provide the name
of the corporate contact person. Failure to provide accurate information to the Engineering Depatment
will dday processing of project doauments.

11 The gpplicant shdl provide a condrudion vehide access and parkin? plan for gpprovd by the City
Engner. The pumpos of this plen is for parking and traffic control during the public improvement
condrudion phase.

12 The City Engneer may determine the necessity for, and require submitta and approvd of, a condrudion
access and parking plan for the home buildingphase. If the City Engnesr deems such a plan necessary, the
goplicant shdl providetheplan prior to issuance of buildingpermits.

13 The gpplicant shdl submit congrudion plansto the Engneering Department as apat of the Public Facility
| mprovement permit, which indicate tha they will condrua ahdf-street improvement dongthefrontage of
SWFonne Street. Theimprovements adjacent to thisste shdl indude

City slandad pavement section for aloca street from curb to centerlineequd to 16fest;

Ba/ement tapers needed to tie the new improvement back into the existing edge of pavement shall
ebuilt beyondtheste frontage;

conaete curb, or curb and gutter asneeded;

storn;fdranage, induding any off-gte storm drainage necessary to convey surface and/or subsurface

runoff;

5foot conaete sdewak with a5 foot planter strip;

dreet treesin the planter strip spaced per TDC requirements;

greet Sriping,

dreetlight layout by applicant’'s engineer, to be approved by City Engneer;

undegroundutilities;

street Sgns(if applicable);

driveway apron (if gpplicable); and _ _

adjugmentsin vertical and/or horizontd aignment to condruad SWFonne Steet in a safe manner,

as gpproved by the Engneering D epartment.

14 A profile of SWFonne Steet shdl be required, extending 300 feet either sde of the subject ste showing
theexisting gradeand proposed future grade

rROTIENM OO0 BH

15 Theagpplicant's plansshdl berevised to provide 3 separate sanitary sewer laterds or onepublic sewer line.

16.  An erosion control plan shall be provided as part of the Public Facility Improvement (PFI? permit drawir
The plan shallanform to the "Erosion Prevention and Sediment Control Design and Planning Manuz
February 2003 edition.”
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17.  The applicant shall clear vegetation and provide minor grading, as outlined by Lancaster Engineering’s

of March 17, 2008, necessary to aetseght distance to the west of the proposed shared driveway.

THE FOLLOWING CONDIT IONS SHALL BE SATISFIED
PRIOR TO APPROVAL OF THE FINAL PLAT:

The applicant shall forepare a cover letter and submit it, along with any supporting documents and/ or plans
that address the following requirements to the PLANNING DIVISON, ATTN: CHERYL CAINES 503-
f6394(1117l EXT 2437. The cover letter shall clearly identify where in the submittal the required information is
ound:

18 'rll'heI gopplicant shdl obtain written approvd for the driveway tumaround design from the areals garbage
auler.

19 Placeanote onthefind pla for the visud clearance easement on lot 1 to the benéfit of the City of Tigard.
Sad easements are subject to the City of Tigard Visud Clearance Area sandardsthé redtrict the heght of
plantings and structures (Tigard Devdopment Code Chapter 18 795).

20 Prior to find pla the gpplicant shal submit a site plan for review and a;oprovd tha shows the placement
and heght of the screening fence dong the shared access drive. The fence mug meet the sandads of
18795 (Visud Clearance Aress).

The applicant shall prepare a cover letter and submit it, along with any supporting documents and/ or plans
that address the following requirements to the ENGINEERING DIVISON, ATTN: KIM MCMILLAN 503-
?394(1117], EXT 2642. The cover letter shall clearly identify where in the submittal the required information is
ound:

21 Erio_r to f_ina; pla gpprovd, the gpplicant shal pay the addressing fee. (STAFF CONTACT: Bethany Sewart,
ngineering).

2. Ajoint use and maintenance agreement shal be executed and recorded on City standard forms for al common
driveways. Maintenance shal include Street treesif planted aong the eastern property line. The agreement shal
be referenced on and become part of dl gpplicable parcel Deeds. The agreement shal be approved by the
Engneering Department prior to recording.

23. The goplicant’sfind pla shdl contain Sate Plane Coordinates on two monuments with atieto the City's globd
postioning system (G PSLgeodaic control network (GC 22) as recorded in Washington County survey records.
These monuments shall be on the same line and shal be of the same precison as required for the subdivision
plat boundary. Along with the coordinates, the plat shdl contan the scde factor to convert ground
meg&;ggdegts to grid measurements and the angle from north to grid north. These coordinates can be
establi V.

i GPStie networked to the City's GPSsurvey.
i By random traverse using conventiona surveying methods.

24. Find Plat Application Submisson Requirements.

Submit for City review four (4) paper copies of the find plat prepared by aland surveyor licensed to
practicein Oregon, and necessary data or narrative.

Attach acheck in the amount of the current find plat review fee (Contact Planning/ Engineering Permit
Technidians, at (503) 639-4171, ext. 2421).

The find plat and data or narrative shal be drawvn to the minimum standards set forth by the Oregon
Revised Sautes (ORS 92.05), Washington County, and by the CI'[%/ of Tigard.

'I;]hef _ri%ht-lof-way dedication for SV Fonner Sreet, providing 27 feet from centerline, shdl be made on
thefind plat.

NOTE: Washington County will not begin their review of the fina pla until they recaeive notice from
the Engineering DeFatmmt indicating that the City has reviewed the find plat and submitted
commentsto the a)OP icant’s surveyor.

After the City and County have reviewed the final plat, submit two mylar copies of the final p

m O O W

n

City Engneer signature (for partitions), or City Engineer and Community Development Directc

signatures (for subdivisions).
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THE FOLLOWIN G CONDITIONS SHALL BE SATISFIED
PRIOR TO ISSUANCE OF BUILDING PERMITS:

The applicant shall forepare a cover letter and submit it, along with any supporting documents and/ or plans
that address the following requirements to the PLANNING DIVISON, ATTN: CHERYL CAINES 503
f6394(1117l EXT 2437. The cover letter shall clearly identify where in the submittal the required information is
ound:

25 Prior to issuance of building permits, the gpplicant shdl demondrate tha the heght redtriction and front,
rear, and dde yard setbacks for strudures are as required for flag lots or base zone requirements.  This
indudes a 20foot garage setbeck. Requirements for flag lots (Parcels 2 and 3) are outlined in TDC
18730020C. Sdeyard setbacksfor flag lots are typicaly 10 feet.

26. Prior to building permit issuance for Parcel 3, the applicant shal show a 20-foot setback dong the western
boundary to saisfy requirements made by John Ddby, Fire Marshal. A setback less than 20 feet would place
the home further than 150 feet from the end of the shared access drive.

217. Prior to theissuance of building pamits on Parcels 2 and 3, the applicant shdl supplybuilding eevations
gte plansand a narative showing howtheflag lot haght sandadsare met.

28  Prior to building permit issuance, the gpplicant shdl submit a revised devdopment plen for review and
gpprovd tha indicates the sze, species, and location of dreet trees dong Fonne Steet and the private
rive for the City Arborist’s review and gpprovd. Spa&ing of such trees shdl bein accordance with Setion
18745040C.2C of the Tigard Devdopment Code. A note may be placed on the plan tha states “dight
vaiationsin placement may be required, but every effort will be made to keep the same net nunber of

dreet treestha are shown ontheplan.”

29. At the time of submittd for building permits for individuad homes within the development, the developer shal
submit materids demongrating tha one (1) off-sreet parking space, which meets minimum dimensiona
requirements and setback requirements as specified in Title 18, will be provided on-ste for each new home.

30. Prior to issuance of building permits, the goplicant shdl submit a building ste plan to the building divison
indicating the locations of trees that were preserved on the lot during Ste development. In addition, the plans
shdl indude accurate locations of tree canopy driplines and protection fencing, and a signaure of ?provd
from the project arborist regarding the placement and congtruction techniques to be employed in building the
gructures. All proposed protection fencing shdl be ingdled and ingpected prior to commencing construction.
The fencing shdl remain in place through the duration of dl of the building congtruction phases, until the
Certificate of Occupancy has been goproved.

The applicant shall prepare a cover letter and submit it, along with any supporting documents and/ or plans
that address the following requirements to the ENGINEERING DIVISON, ATTN: KIM MCMILLAN 503
f6394(1117l EXT 2642. The cover letter shall clearly identify where in the submittal the required information is
ound:

3L Prior to issuance of building permits, the gpplicant shal provide the Engineering D epartment with a paper copy
of the recorded find plat.

32. Prior to issuance of building permits, the goplicant shal provide the City with as-built drawings of the public
improvements as follows. 1? 3 mil mylar, 2) adiskette of the as-builtsin “DWG” format, if avalable; otherwise
“DXF’ will be acceptable, and 3) the as-built dray\nn?s shdl betied to the City's GPS network. The gpplicant’s
engineer shdl provide the City with an eectronic file with points for each structure (manholes, catch basins,
water vaves, hydrants and other water sysem features) in the development, and their repective X and Y Sate
Plane Coordinates, referenced to NAD 83 (91).

33. The gpplicant shdl provide sgnage a the entrance of each shared flag lot driveway or private street thet litsthe
addressesthat are served by the given driveway or Street.

34.  The applicant shall either place the existin% overhead utility lines along SW Fonner Street undepgmund as
of this project, or they shall pay the felgn of undergrounding. The fee shall be calculated by the frontage c
the site that is parallel to the utilitly lines and will be $35.00 per lineal foot. If the fee option is chosen,
amount will be £406.50 and it shall be paid prior to issuance of building permits.
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35. During issuance of the building permit for Parcels 2 and 3, the gpplicant shdl pay the sandard water qudity and
water quantity fees per lot (fee amountswill be the latest gpproved by CWS).

36.  Prior to issuance of building permits, the applicant’'s engineer shall submit a final sight distance certific
based on the posted 25 mph speed.

THE FOLLOWING CONDITIONS SHALL BE SATISFIED
PRIOR TO FINAL BUILDING INSPECTION:

The applicant shall forepare a cover letter and submit it, along with any supporting documents and/ or plans
that address the following requirements to the PLANNING DIVISON, ATTN: CHERYL CAINES 503-
f6394(1117l EXT 2437. The cover letter shall clearly identify where in the submittal the required information is
ound:

37. Prior to find ingection for each lot, the applicant shdl submit a find report by the Project Arborst
certifying the hedth of protected trees and tha the street trees were properly planted pe the gpproved
dreet tree plen. Tree protection messures may beremoved and find ingpection authorized uponreview and
goprovd by the City Arborist.

38.  Prior to issuance final building inspection, the applicant/owner shall record deed restrictions to the ef
that anyexisting tree greater than 6” diameter may be removed only if the tree dies or is hazard
according to a certified arborist. The deed restriction may be removed or will be considered invalid if a
preserved in accordance with this decision sholoéa die or be removed as a hazardous tree.

THIS APPROVAL IS VALID IF EXERCISED WITHIN EIGHTEEN (18) MONTHS OF THE
EFFECTIVE DATE OF THIS DECISION NOTED UNDER  THE PROCESS AND APPEAL SECTION
OF THIS DECISION.

SECTION! IIL. BACKGROUND INFORMATION

SiteandVicinity Information

The .65 acre site is located on the south side of SV Fonner Street, east of SV 115" Avenue. The site is zoned R-4.5
(Low Densty Residentid), as are dl surrounding properties. An existing Sngle-family home sits near the Fonner Sreet
on the north sde of the ste, and it will reman on proposed Parce 1. Homes in the area are Sngle-family of varying

ages,

Property History: _ N
A search of City records shows only land use cases related to the minor land partition, no other goprovas were found
affecting this parcel.

Proposal Description

The owner is proposing a three lot partition for congruction of sngle-family homes on two of the lots. An exigting
home will remain on Parcel 1. The net square footage of the three parcaswill be: Parcel 1 — 7,728 square feet, Parcd 2
_(176?8 rs]zquc_sre feet and parcd 3 — 8476 square feet. Parcels 2 and 3 will be accessed by a shared drive dong the east
sdeof the ste.

SECTION IV. PUBLIC COMMENTS

The Tigard Community D evelopment Code ret;uirest_ha property ownerswithin 500 feet of the subject site be notified
of the proposd, and be given an opportunity for written comments and/ or ord testimony prior to a decison being
made. In addition, g&ff has posted anotice on the Ste, vigble from both Sreets.

Comments were received frdfithael and Sharon Brewin concerning tree removal. Trees and natural areas have
disappearing in the area due to developfment& Mrs. Brewin stte that there are several significant treeb@site

that provide screening and sound buifers for neighbors, purify the air, and provide habitat for native wildlife
migrating birds which are listed as endangered or protietesgalso noted that loss of trees and the root systems is
likely reponsible for erosion, standing pools of water, and flash flooding. The Brewins are asking that the City t
more proactive role in protecting our environment.
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RESPON SE: Current code dlows the remova of trees through the development process with a reguirement to
mitigate for loss of trees greater than 12 inch cdiper. The code dso requiresthat lots meet dimensiona
gandards and in-fill projects provide for the planned densties within the Urban Growth Boundary.
These standards normaly mean the remova of sometrees. Saff has reviewed the treesto be removed.
A few of the trees are being removed due to condition, but the mgority of the trees are being removed
due to their locations within future congruction arees. Trees dong the perimeter of the Ste are being
retained. It may be possble to preserve tree # 454, a 44-inch Western Red Cedar located near Fonner
Sreet. Saff has contacted the applicant’s consultant to discuss the issue, but it is unknown &t this point
if retention is possble. The gpplicant’s arborist and consultants will need to work closdly with stéff to
determine congruction methods and protection measures that will ensure the long term surviva of the
tree. The code does not dlow Saff to require the retention of specific trees, therefore a condition of
goprova has been imposad that requires the goplicant to explore measuresto save tree #454.

Tree Remova Permits are only required within arees of senstive lands. The southern portion of the
steis magpped as alower vaue habitat areaand is therefore defined as sengtive lands. Removal of tree
#519 reguires the gpplicant obtain a Type 1 tree remova permit. This permit addresses erosion issues
in regards to tree removd. Minimd grading is proposed with the development. Mos of the grading is
to creste the shared access drive dong the eastern boundary of the ste. Erosion control fencing is
proposed dong the easstern, western and northern boundaries of the ste. The sSte naturaly dopes
northward toward Fonner Sreet. Sormwater from the shared drive and new homes will be collected
into the public gorm system.

SECTION V. APPLICABLE REVIEW CRITERIA AND FINDINGS
Land Patrtitions (18.420):

The proposed partition complies with all statutory and ordinance requirements and regulations;

The proposed partition complies or can be made to comply with al satutory and ordinance requirements and
regulations as demondrated by the andysis contained within this administrative decison and through the impostion of
conditions of development gpprova. All necessary conditions must be satisfied as part of the development and
building process. Therefore, this criterion is met.

There are adequate public facilities available to serve the proposal;

Public facilities are discussed in detal later in this decison under Chapter 18.810 (Street & Utili% Improvement
Sandards). Based on the andyss provided herein, Saff finds that adequate public fecilities are available to serve the
proposd. Therefore, thiscriterion ismet.

All proposed improvements meet City and applicable agency standards; and

The public facilities and proposed improvements are discussed and conditioned later in this decison under Chepter
18.810 (Street & Utility Improvement Siandards).  Improvements will be reviewed as part of the permit process and
during condruction, a which time the appropriate review authority will ensure that City and gpplicable agency
dandards are met. Based on the andysisin thisdecison, Saff findsthat this criterion is met.

All proposed lots conform to the specific requirements below:

'é’_he_minimum width of the building envelope area shall meet the lot requirement of the applicable zoning
Istrict.

The minimum lot width required for the R-4.5 zoninP digtrict is 50 feet. Parcd #1 is 111 feet wide as it fronts SV
Fonner Sreet. The other two lots are conddered flag lots, and front yards have not been determined & thistime. The
narrowest measurements of thesetwo stesare 77 and 67 feet. Therefore, this Sandard has been met.

The lot area shall be as required by the applicable zoning district. In the case of a flag lot, the accessway may
not be included in the lot area.
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The minimum lot aea requirement in the R-45 zoning didrict is 7,500 sguare feet for detached
sn?IefaTuIy units. The proposed partition creates three (3) lots. An easement which provides access to lots 2 and 3
will run dong the eastern sides of lots 1 and 2. This easement areais not included in the Ste areafor lots1 and 2. The
net aress of thethree proposed parces are 7,728, 7,668 and 8,476 square feet respectively. This criterion has been met.

Each lot created through the partition process shall front a public right-of-way by at least 15 feet or have a
legally recorded minimum 15-foot wide access easement.

Parcd 1 fronts SNV Fonner Sreet. The gpplicant has proposed an 18-foot access utility easement across Parcels 1 and
2to accessParcds 2 and 3. Thiscriterion ismet.

Setbacks shall be as required by the applicable zoning district.

Setbacks for the R-4.5 zoning didtrict are as follows: front, 20 feet; Sde, 5 feet; street Sde, 15 feet; and rear, 15 fedt.
Because Parcds 2 and 3 are consdered flag lots, the side yard setbacks are increased to 10 feet. The setbacks for the
future homes on lots 2 and 3 will be reviewed a the time of building permit submittal. Setbacks for the existing home
on Parcel 1 meet the requirements; setbacks are discussed further under the Residentid Zoning Didtricts section of this
decison. A condition of afélorovd under the Residentid Zoning Didtricts section will ensure the gpplicant shows the
correct setbacks on the building site plans. This criterion can be met conditionaly. The condition is found under the
Resdentid Zoning Didrict section of thisdecison.

When the partitioned lot is aflag lot, the developer may determine the location of the front yard, provided that
no side yard is less than 10 feet. Structures shall generally be located so as to maximize separation from
existing structures.

Parcds 2 and 3 will be aflag lots, and any proposed structure must meet the 10-foot side yard setback standard. The
applicant is showing ten-foot sde yard setbacks on lot 3, but no proposed setbacks are shown for lot 2. Flag lot
requirements are discussed in more detall under the Exceptionsto Development Standards section of this report.

A screen shall be provided along the property line of a lot of record where the paved drive in an accessway is

located within ten feet of an abutting lot in accordance with Sections 18.745.040. Screening may also be

(rjeqwlred to maintain privacy for abutting lots and to provide usable outdoor recreation areas for proposed
evelopment.

The gpplicant has proposed within the narrative a 5-foot wooden fence as screening dong the shared accessdrive. This
gandard ismet.

The fire district may require the installation of a fire hydrant where the length of an accessway would have a
detrimental effect on fire-fighting capabilities.

Tuaain Vdley Fire and Rescue (TVF&R) had no comments or conditions regarding access or weter supplies for this
project. Thisrequirement is met.

Where 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 partition map.

The gpplicant states that reciproca easements will be provided as necessary. An access easement is proposed across
portions of Parcels 1 and 2. The gpplicant is being conditioned under the Access, Egress, and Circulation section of
this decigon to place anote on the plat to ensure access for Parcels 2 and 3. (Condition # 22)

Any access way shall comply with the standards set forth in Chapter 18.705, Access, Egress and Circulation.
Thisgandard is addressed under Chapter 18.705 (Access, Egressand Circulation) later in this decigon.

Where landfill and/ or development is allowed within or adjacent to the one-hundred year floodplain, the city
shall require consideration of the dedication of sufficient open land area for greenway adjoining and within
the floodplain. This area shall include portions at a suitable elevation for the construction of a
pledestrlan/ bicycle pathway with the floodplain in accordance with the adopted pedestrian/ bicycle pathway
plan.

The partitioned lots are approximafief60feet to thesouthwesof the nearest 168@ar floodplainThe elevation of
the floodplain is 161 feet, while the lowest point on the site is 24BHestfore, this standardegonot apply.
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An application for a variance to the standards prescribed in this chapter shall be made in accordance with
C_hagter 18.370, Variances and Adjustments. The applications for the partition and variance(s)/ adjustment(s)
will be processed concurrently.

No variances or adjustment requests have been proposed.

FINDING: The Land Partition standards have not been fully met but can be as coriditlieekbcision

Residential Zoning Districts (18.510): o
Development standards in residential zoning districts are contained in T able 18.510.2 below:

TABLE 18.510.2
DEVELOPMENT STANDARDS IN RESIDENTIAL ZONES

STANDARD R-4.5 Parcel 1 Parcel 2 Parcel 3
Minimum Lot Sze

- Detached unit 7,500s(. ft. 7,7285q. ft[1] 7,668sq. ft.[1] 8,4765q. ft.

- Duplexes

- Attached unit
Average Minimum Lot Width

- Detached unit lots 50 ft. 1111t 771t 67 ft.

- Duplex lots QO ft.

- Attached unit lots
Maximum Lot Coverage - N/ A N/A N/A
Minimum Setbacks Can be mde] Can be mdp][3]

- Front yard 20ft. 311t

- Sdefacing street on corner & through lots 15ft. N/A

- Sdeyard 5ft. oft/ 48ft.

- Rear yard 15ft. 16ft.

- Sdeor rear yard abutting more restrictive zoning district - N/A

- Distance between property line and front of garage 20ft. 31ft.
Maximum Height 30 ft. Can be met Can be met Can be met
Minimum Landscape Requirement - N/A N/A N/A

[1 Net lot areas that exclude access easements.
[2] Parcels 2 and 3 are flag lots; therefore 10 foot side yard setbacks are required.
[3] Setback along the western boundary must be 20 feet on Parcel 3 to meet the requirements of Tualatin Valley Fire and Rescue.

A minimum lot sze of 7500 squae feet is requrred for each lot. The proposed lot sizes meet this sandad.
Sebacks of thee><|st|ngf home are met for Parcel 1. The gpplicant sates tha the sandadswill be met on the other
two lots.  Ste and building plans for each parcel will be reviewed throudh the building permit process to ensure
compliance with the R-4 5 zoneand flag lot devdopment gandads induding setbacks and height restrictions

FINDING: Based on the andyss above, the Resdentid Zoning Digtrict Sandards will be met pursuant to
the following conditions:

CONDITION: Prior to issuance of building permits, the goplicant shal demondrate that the height restriction
and front, rear, and Sde yard setbacks for sructures are as required for flag lots or base zone
requirements.  This indudes a 20-foot garage setback. Requirements for flag lots (Parcels 2
?nd 3) ae outlined in TDC 1873020.C. Sde yard setbacks for flag lots are typicaly 10
eet.

Access, Egress and Circulation (18.705):

Continuing obligation of property owner. The provisions and maintenance ofaess and egress stipulated in
this title are continuing requirements for the use of any structure or parcel of real property in the City.
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Joint Access. Owners of two or more uses, structures, or parcels of land may agree to utilize jointly the same
access and egress when the combined access and egress of both uses, structures, or parcels of land satisfies
the combined requirements as desi?nated in thistitle, provided: Satisfactory legal evidence shall be presented
in the form of deeds, easements, leases or contracts to establish the joint use; and copies of the deeds,
easements, leases or contracts are placed on permanent file with the City.

Parcd 1 hasdirect access onto SV Fonner Sreet viaan exiging driveway. The homes on Parcels 2 and 3 will share an
accessdrive. The preiminary plat shows an 18-foot access and utility essement across portions of Parcels 1 and 2. The
goplicant states that a reciprocad easement between Parcels 2 and 3 will be provided. A condition of gpprova will
ensurethe gandard is met.

Curb cuts. Curb cuts shall be in accordance with Section 18.810.030N

Public street access. All vehicular access and egress as required in Sections 18.705.030H and 18.705.0301 shall
connect directly with a public or private street approved by the City for public use and shall be maintained at
the required standards on a continuous basis.

All proposed parcels will have accessto Fonner Street. Parcel 1 will continue to utilize an existing driveway and Parcels
2 and 3 will share the proposed accessdrive. This sandard is met.

Section 18.705.030.H .1 states that an access report shall be submitted with all new development proposals
which verifies design of driveways and streets are safe by meeting adequate stacking needs, sight distance
and deceleration standards as set by ODOT, Washington County, the City and AASHTO.

Lancaster Engineering submitted a preliminary sight distance certification, dated March 17, 2008. The gpplicant has
proposed a shared access for Lots 2 and 3 near the east property line. An earlier letter from Lancaster Engineering
gated thet the 85th ﬁeroentl_le soeed is 23 mph, requiring 255 feet of sght disance. However, the posted speed on a
Io%egd dreet is 25 mph and sght disance must comply with the greater of the posted speed versus the 85th percentile
Speed.

The measured sght distance from the proposed access location to the east isin excess of 300 feet. The engineer Saes
that with dlear_in ggfvegaation and minor grading dong the ste frontage, ste disance looking west to the 90-degree
corner resultsin ed.

The gpplicant shal clear the vegetation and grade dong the Ste frontage in order to obtain the maximum sight distance
to the west. The g?lpllcent’s engineer shdl submit a find sight disance certification upon completion of frontage
improvements that snow compliance with the 25 mph posted speed.

Section 18.705.030.H .2 states that driveways shall not be permitted to be placed in the influence area of
collector or arterial street intersections. Influence area of intersections is that area where queues of traffic
commonly form on apProach to an intersection. The minimum driveway setback from a collector or arterial
street intersection shall bels0 feet, measured from the right-of-way line of the intersecting street to the throat
of the proposed driveway. The setback may be greater depending upon the influence area, as determined
from City Engineer review of a traffic im#oact report submitted by the applicant’s traffic engineer. In a case
where a project has less than 150 feet of street frontage, the applicant must explore any option for shared
access with the adjacent parcel. |f shared access is not possible or practical, the driveway shall be placed as
far from the intersection as possible.

Fonner Sreet isaNeighborhood Route; therefore this criterion does not gpply to the existing and proposed driveways.

Section 18.705.030.H .3 and 4 states that the minimum spacing of driveways and streets along a collector shall
be 200 feet. The minimum spacing of driveways and streets along an arterial shall be 600 feet. The minimum
spacing of local streets along alocal street shall be 125 feet.

Fonner Street is a Neighborhood Route; therefore this criterion does not apply to the existing eddipuepes/s.

Minimum access requirements for residential use Table 18.705.1 states that the minimum vehicular access
and egress for singlgamily dwelling units on individual lots shall be one, 1foot paved driveway within a 15
foot-wide accessway. Tie minimum access width for 36 dwelling units is 20 feet with 20 feet of pavement.

The existing drive for Parcel 1 is 10 feet wide. Tvedvef pavement is shown for the proposieaked access drive
The access easement is 18 feet wide. Thisrsteoteet.
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Private residential access drives shall be provided and maintained in accordance with the provisions of the
Uniform Fire Code.

Comments recelved from Tudatin Vdley Fire and Rescue indicated no issues with the proposd. In addition to these
comments, an emall from John Daby, Fire Marshd, was forwarded to the City by the applicant. John dates that
TVF&R will not reguire afire turnaround for the shared drive. The plan atached to that eemail showed ahome on lot
3 with a 20 foot-setback aong the western boundary. A home placed this distance from the end of the private street
would mest fire code requirements. For this reason, the house on Parcd 3 is required to have a 20-foot setback dong
the western boundary.

Access drives in excess of 150 feet in length shall be provided with approved provisions for the turning around
of fire apparatus by one of the following: a) A circular, paved surface having a minimum turn radius measured
from center point to outside edge of 35 feet; b) A hammerhead-configured, paved surface with each leg of the
hammerhead having a minimum depth of 40 feet and a minimum width of 20 feet; ¢c) The maximum cross
slope of arequired turnaround is 5%.

The proposed shared access drive is approximetely 152 feet in length measured from the new property line after right-
of-way dedication. This sandard requires that a turnaround is provided for fire goparatus venides. As sated above,
TVF&R does not require aturnaround for this proposa. The applicant has proposed a smaler turnaround for other
service providers accessing the site such as the garbage hauler and package delivery services. The applicant is being
conditioned to obtain gpprovd for the turnaround from the garbage hauler prior to find plat.

FINDING: The sandards for Access, Egress, and Circulation were not completely met.
CONDITIONS

i The gpplicant shdl obtan written gpprovd for the driveway turnaround design from
the areds garbage hauler.

i Prior to building permit issuance for Parcd 3, the gpplicant shal show a20-foot setback
dong the western boundary to satisfy requirements made by John Daby, Fire Marshal.
A satback less than 20 feet would place the home further than 150 feet from the end of
the shared access drive.

Density Computetions and Limitations (18.715):

Chapter 18.715 implements the Comprehensive Plan by establishing the criteria for determining the number
of dwelling units permitted. The number of allowable dwelling units is based on the net development area.
The net area is the remaining parcel area after exclusion of sensitive lands and land dedicated for public
roads or parks. The net area is then divided by the minimum lot size permitted by the zoning district to
determine the number of dwelling units that may be developed on a site.

Basad on the formulas in Chapter 18.715 of the City of Tigard Community Development Code, the maximum and
minimum number of units permitted on the ste is based on the net developable area, subtracting senstive land aress,
land dedicated to public parks, land dedicated for public right-of-way, land for privete streets or access drives, and lot
areafor the exiging home from thetotd Stearea. The dengty iscaculated asfollows

Gross Site Area 28,156q. fi.
Rightof-Way Dedicabn - 881sq.ft.
Accessway - 3,403 sq. ft.
Lot for Existing Home - 7,728 sq. ft.
Net Site Area 16,144 sq. f.

Theresulting net areais 16,144 square feet. If thisareais divided by the minimum lot size for the zone (7,500), then the
maximum number of additiond lots permitted on this siteis 2 and the minimum number is 1. The gpplicant’s proposd
t(r)] cheta‘tle5 2 additiond lots for angle-family detached homes meets the maximum and minimum dengty requirements of
theR-4.5 zone.

FINDING: Basd on the analysis above, the Density Standards have been satisfied.
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Exceptions to Development Standards (18.730):

The maximum height for an attached or detached single-family, duplex, or multiple-family resdential
structure on a flag lot or a lot having sole access from an accessway, private drive or easement is 1-1/ 2
stories or 25 fed, whichewer is less, except that the maximum height may be 2-1/ 2 stories or 35 fed,
whichewer is less, provided:

a. The pr%,f_)os_ed dwelling otherwise complies with the applicable dimensional requirements of the
zoning district;

b. A 10 fee side yard will be preserved,

C. A reddential structure on any abutting lot either is located 50feet or more from the neares point of

the subject dwelling, or the resdential structure exceeds 1-1 2 stories or 25fee in height on any
abutting lot; and

d. Windows 15 fee or more above grade shall not face dwelling unit windows or patios on any
abutting lot unless the proposal includes an agreement to plant trees capable of mitigating direct
views, or that such trees exist and will be preserved.

The applicant shows a 10-foot sde yard setback on Parcel 3, but no specific building design is proposd. The
applicant did not address the proximity or height of neighboring residences. Measures taken to mitigate direct
views were also not discussed. The narative indicates tha the gpplicant will comply with these requirements a the
timeof buildingpermit.

FINDING: Based on theinformation provided, staff cannot deermineif the Exceptionscriteria are met.

CONDITION: Prior to the issuance of building permits on Parcels 2 and 3, the gpplicant shal supply
building elevations ste plans and a narative showing how the flag lot height sandads are
Mmet.

Landscaping and Screenig (18.745): _ _

Existing vegetation on a site shall be protected as much as Elosable: 1) The developer shall provide methods
for the protection of existing vegetation to remain during the construction process; and 2) the plants to be
saved shall be noted on the landscape plans (e.g., areas not to be disturbed can be fenced, as in snow fencing
which can be placed around the individual trees).

Tree protection is addressed under the Tree Removal section of this decision.

Street treesSection 18.745.040

Section 18.745.040.A.: All development projects fronting on a public street, Brivaie street or a private driveway
more than 100 feet in length approved after the adoption of this title shall be required to plant street trees in
accordance with the standards in Section 18.745. :

This proposed pro%ect has frontagetioa proposeghared access drigad along-onner Street Sreet tres are
required ng both frontagesindshall be planted in accordance with the standards for size and spacing in this ti
under Section 18.745.040.The applicant’s development plan shows street trees alorféphotr Street and the

Prlvate drive Staff suggests planting the street trees within the yards of parcels 1 and 2 rather than along the prc
ine. The applicandid not propose particulasize or specied tree Street trees mule chosen from the approved

City of Tigard street tree lishpecies should differ between Edgewood and the private drive to increase diversity.
City Arborist states that tre@sng the private drive should be large stature trees planted within 6 feet of the easeme

Buffering and Screening RequirementsSection 18.745.050.5

The proposed land partition occurs on a parcd surrounded by the same land use designation (R-4.5) as the subject
parce. Therefore, no buffering or screening pursuant to Section 18.745.050.A s required for the proposed land
partition. However, as conditioned above, privacy screening is required pursuant to section 18.420.050.A.4f. The
goplicant has proposed a 5-foot fence to meet this requirement.

FINDING: Based on the analysis above, the LandscaPing standards have not been fully met. Howe
the applicant complies with the condition below the standards will be met.

NOTICE OF DECISION MLP200800004/BEAN PARTITION PAGE 120F 23



CONDITION: Prior to building permit issuance, the applicant shal submit a revised development plan for
review and gpprova that indicates the size, species, and location of street trees dong Fonner
Street and the private drive for the City Arboris’s review and a)é)rovd. Specing of such trees
shall be in accordance with Section 18,745.040.C.2.C of the Tigard Development Code. A note
may be placed on the plen tha states “dight variationsin placement may be required, but
e\I/ery effort will bemadeto keep the same n& number of dreet trees tha are shown on the
plan.”

Off-street Parking and Loading Requirements18.76% _ _ _ .

This Chapter is %opllcable for development projects when there is new construction, expansion of existing

L&SG, or change of use in accordance with Section 18.765.070 Minimum and Maximum Off-Street Parking
equirements.

The proposed Bartitior_l will creste three |ots for sngle-family resdences. Table 18.765.2 requires that one (1) off-street
parking space be provided per detached dwelling unit. There is no maximum limit on parking alowed for detached
gngle- amllty dwellings. Thereisaso no bicyce parking requirement for sngle-family dwellings. The existing residence
has two off-dreet parking spaces. To ensure that the new homes congtructed in this development comply with these
gandards, the following condition shal gpply:

CONDITION: At the time of submittal for building permits for individua homes within the development, the
developer shal submit materids demongtrating that one (1) off-street parking space, which
meets minimum dimensiona reguirements and setback requirements as specified in Title 18,
will be provided on-gte for each new home,

Tree Removal (18.790):

Chapter 18.790.030 requires the submittal of a tree plan that identifies the location size and species of all trees
on the site, a program to save existing trees over 12-inch diameter at breast height (dbh) or mitigate for their
removal, identification of trees to be removed, and a protection program defining standards and methods that
will be used by the applicant to protect trees during and after construction.

Asrequired for partitions, the goplicant submitted atree plan conducted by Ray Myer, certified arborist. However, the
report does not contain the four required components (see explanation below).

Plan requirements. T he tree plan shall include the following:

1 I dentification of the location, size and species of all existing trees including trees designated as
significant by the city;

The Arborist Report identified the location, Sze and species of dl existing trees, congstent with this slandard.

2 | dentification of a program to save existing trees or mitigate tree removal over 12 inches in caliper.
Mitigation must follow the replacement guidelines of Section 18.790.060D, in accordance with the
following standards and shall be exclusive of trees required by other development code provisions for
landscaping, streets and parking lots:

a Retention of less than 25% of existing trees over 12 inches in caliper requires a mitigation
program in accordance with Section 18.790.060D of no net loss of trees; . _
b. Retention of from 25% to 50% of existing trees over 12 inches in caliper requires that two-thirds

of the trees to be removed be mitigated in accordance with Section 18.790.060D;

C. Retention of from 50% to 75% of existing trees over 12 inchesin caliper re%g(i)r&ethal 50 percent
of the trees to be removed be mitigated in accordance with Section 18.790.060D;

d. Retention of 75% or greater of existing trees over 12 inches inipak requires no mitigation.

There are a total af viabletrees on site greater than 12 inches which are subject to mitigation. The applicant's
removal plan indicates the trees on the property that are to remain and those proposed for Tamuesl.
preservatioplan(C3.2) indicates that fo(#) of the viable trees astated for removallf three(3) of theseven(7)

trees will be retained, thestarding to tke mitigation schedule abo2& of the diameter inches must be mitigated.
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The sum totd of diameter inches of the trees which will be removed is 100. The amount of tree mitigation inches
required for this project is 67 inches. To saisfy this requirement, the applicant may plant trees ongte, offste, or pay a
fee-in-lieu a the rate of $125.00 per inch ($8,375.00). If mitigetion planting is proposed, a plan must be submitted to
the City Arborigt for gpprovd. The plan must have a sgnature of approva from the project arborist certifying thet the
requirements of 18.790.060.D0 are met and the placement has been reasonably caculated to provide for growth to
maturity.

3. | dentification of all trees which are proposed to be removed;

All of the trees proposed to be removed are identified in the gopplicant’s Tree Preservetion Plan (C3.2) and Arborist
Report. One of the trees shown to be removed is a44-inch Western Red Cedar aong Fonner Sreet. Because of the
ggnificance of the tree within the neighborhood, Saff would like the gpplicant to look a measures to save the tree,
Posshilities indude, but are not limited to, ingdling the utility lines dong the western boundary, placement of the
private shared driveway dong the eastern boundary, and ingdling acurb-ti%t sdewak dong Fonner Sreet in the area
near the tree. VVdue of the tree inches saved can be refunded dong with the planted mitigation inches from the cash
assuranceif thetreeis properly protected by the same measures afforded to other protected trees on ste.

4, A protection program defining standards and methods that will be used by the applicant to protect
trees during and after construction.

The guideinesfor tree protection are outlined in the arborist report, but the Tree Preservation Plan does not reflect the
meaaures outlined within the Arborig’s Report. The gpplicant shows generd tree protection fencing on the plan, but
both the grading plan and tree preservation plan need to display the required tree protection fencing (6-foot metd), tree
protection specifications, and the tree protection zone dimensionsto scae per the project arborist’s report.

Section 18.790.040 states that any tree preserved or retained in accordance with this section may thereafter be
removed only for the reasons set out in a tree plan, in accordance with Section 18.790.030, or as a condition of
approval for a conditional use, and shall not be subject to removal under any other section of this chapter.
The property owner shall record a deed restriction as a condition of approval of any development permit
affected by this section to the effect that such tree may be removed only if the tree dies or is hazardous
according to a certified arborist. The deed restriction may be removed or will be considered invalid if a tree
preserved in accordance with this section should either die or be removed as a hazardous tree. The form of
this deed restriction shall be subject to approval by the Director.

The gpplicant has proposed retaining trees on-gte; remova of such trees is retricted. A condition of approvd will
ensurethat this sandard is met.

18.790.090 states that tree removal permits shall be required only for the removal of any tree which is
located on or in a sensitive land area as defined by Chapter 18.775 The pemit for removal of a tree shall
be processed as a Type | procedure, as governed by Sedion 18.30.03), using the following approval
criteria:

1 Removal of the tree must not have a measurable negative impact on erosion, soil stability, flow of
surface waters or water quality asevidenced by an erosion control plan which predudes

a. Deposits of mud, dirt, sediment or similar material exceeding 1/ 2 cubic foot in volume on
public or private streets, adjacent property, or into the storm and surface water system,
either by direct deposit, dropping, discharge or asaresult of the action of erosion;

b. Evidence of concentrated flows of water over bare soils; turbid or sediment-laden flows; or
evidence of on-site erosion such asrivulets on bare soil slopeswhere the flow of water is not
filtered or captured on site using the techniques of Chapter 5 of the Washington County
Unified Sewerage Agency Environmental Protection and Erosion Control rules.

2. Within stream or wetland corridors, as defined as 50 feet from the boundary of the stream or
wetland, tree removal must maintain no less than a 73% canopy cover or no less than the existing
canopy cover if the existing canopy cover is less than 75%.

Based on section 18.775.010.G. sensitive lands are defined as floodplain, drainageways, wetlands, steep s
signficant fish and wildlife habitat areas. The southern portion of the site is within the lower value habitat are
shown on the City of Tigard “Significant Habitat Areas Map€ése areas were added to sensitive lands in 2006 a
part of the measures togbect natural resources in accordance with Metro Title 13 and Statewide Planning Goe
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With the addition of these areas to sengtive lands removd of trees within these areas now require a Tree Removd
Permit as noted in section 18 790.060 above Seff became aware of this requirement during the review prooess
after the gpplication was dready deemed complete; hencetheﬁnpllcant did not g)plyfor aTree Removd Permit. A
conditon of gpprovd will require the gpplicant to goply and receive gpprovd for removd of tree #519, which
gopearsto beanonhaardoustree within asgnificant habitat area

FINDING: Based on the andyss above the Tree Removd sandads will be met, if the applicant
complieswith the conditonslisted bdow:

CONDITIONS
Tree Removal . . _
i ;{Ierlcl)g to gte work the applicant shal obtain a Type 1 Tree Removd Permit for tree

Tree Protection

i During the PFl permit review the gpplicant shal work with the Project Arborid,
Project Engineer, and City Saff to research the possbility of retaining tree #454 —
Western Red Cedar.

i Prior to dte work the gpplicant shdl submit revised plans (grading ﬁlan and tree
protection plan) to the City Arborigt for review and approva snowing the location of
the required tree protection fencing (6-foot metd), tree protection pecifications, and
tree protection zone dimendons to scde in accordance with the Project Arboridt’s
report.

i Prior to site work, the gpplicant shal postion fencing as directed by the project arborist
to protect the treesto beretained. All treesto be retained shall be protected with six (6)
foot hlgh meta fences, per the arborist protection plan. The goplicant shal dlow
access by the City Arborig for the purpose of monitoring and inspection of the tree
protection to verify tha the tree protection messures are performing adequately.
Fallure to follow the plan, or maintain tree protection fencing in the desgnaed
locations shal be grounds for immediate suspenson of work on the dte until
remediation measures and/ or civil dtations can be processed.

i If work is required within an established tree protection zone, the project arborist shdl
prepare a proposd detailing the construction techniques to be employed and the likely
ugpacts to thetrees. The proposd shal be reviewed and goproved by the City Arborist
before proposed work can proceed within a tree protection zone. The City Arborist
may require changes prior to goprova. The project aborist shdl be on ste while work
is occurring within the tree protection zone and submit asummeary report certifying that
the work occurred per the proposal and will not significantly impact the hedth and/ or
gability of thetrees. Thisnote shdl beinduded on the Tree Protection Plan.

i The applicant shalave an orgoin% responsibility to ensure that the Project Arborist

has submitted written reports to t

e City Arborist, at least once every two weeks, as

Project Arborist monitors the construction activities from initial tree protection zone
(TPZ) ferting installation through the building construction phases. The reports she
evaluate the condition and location of the tree ?rotectlon fencing, determine if ar

changes occurred to the TPZ, and if any part o _ ( _
violatedlf the amount of TPZ was reduced, then the Project Arborist shall certi
the construction activities did not adversely impact the overaterongealth an

the Tree Protection Plan has be

stability of the tree(s). If the reports are not submitted to the City Arborist at the
scheduled intervals, and if it appears the TPZ’s or the Tree Protection Plan are n
being followed by the contractor or a-sobtractor, the City can stop work on the

project until an inspection can be done by the Cityristland the Project Arborist.
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i Prior to issuance of building permits, the applicant shdl submit a building ste plan to
the building divison indiceting the locations of trees that were preserved on the lot
during site development. In addition, the plans shal include accurate |locetions of tree
canopy driplines and protection fencing, and a signeture of goprova from the project
arborist regarding the placement and congruction techniques to be employed in
building the sructures. All proposed protection fencmg shdl beingdled and ingpected
prior to commencing congruction. The fencing shdl reman in place through the
duration of dl of the building construction phases, until the Certificate of Occupancy
has been goproved.

i Prior to fina ingpection for each lot, the goplicant shal submit a fina report by the
Project Arborig certifying the hedth of protected trees and tha the street trees were
properly planted per the goproved Street tree plan. Tree protection measures may be
'ra\ergov_ed and find inspection authorized upon review and gpprovd by the City

rborig.

i Prior to issuancdénal building inspectiorthe applicant/owner shall record deed
restrictions to the effect that any existing tree greater than 6” diameter may be remoy
only if the tree dies or is hazardousosrting to a certified arborist. The deed
restriction may be removed or will be considered invalid if a tree preserved
accordance with this decision should either die or be removed as a hazardous tree.

Mitigation
i Prior to issuance of building permits or tree planting, whichever is fird, the gpplicent
shdl submit a mitigation plan for 67 tree inches to the City Arborig for review and
approvd. Mi%aion can be accomplished by ether planting 67 cdiper inches worth of
trees, paying $8,375.00 (67 inches x $125 per ceiper inch), or any combination thereof.
If amitigation planting proposd is submitted, it needs to have a Sgnature of gpprova
from the project arborist certifying thet it meets the requirements of 18.790.060D and
that the species and placement o miti%aion trees has been reasonably cdculated to
rovide for ther growth to maturity. The mitigetion proposd shal show the species,
ocation, and spacing of mitigation trees in relation to buildings, infrastructure, existing
trees, street trees, and esch other.

i Prior to ste work, the gpplicant shdl submit a cash assurance (letter of credit or cesh
depost) for the equivdent vaue of mitigation required. Mitigetion is cdculated at
$125.00 per cdiper inch (567 inches x $15 = $8,3/5). Any trees wcceesfullydplawted
on or off-gte, in accordance with an approved Tree Mitigation Plan and TDC
18.790.060.D, will be credited agang the assurance two years &ter dl of the trees ae
planted per the approved Tree Mitigation Plan. After the trees are planted, the project
arborigt shdl submit aletter to the City Arborig to certify that dl of the mitigation trees
were properly planted per the apagroved Tree MitiC?etion Plan in order to st the sarting
point of the two year tree establishment period. After the two year establishment
period, the gpplicant shal provide a re-inventory of the mitigation trees conducted by a
certified arborist in order to document mitigetion tree survivd, and compliance with the
approved Tree Mitigation Plan. The remaining value of cdiper inches not successfully
mitigated shdl be pad asafeein-lieu of planting from the origind cash assurance.

Visual Clearance Areas (18.795):

This Chapter requires that a clear vision area shall be maintained on the corners of all property adjacent to
intersecting right-of-walys or the intersection of a public street and a private driveway. A clear vision area
shall contain no vehicle, hedge, planting, fence, wall structure, or temporary or permanent obstruction
exceeding three (3) feet in height. The code provides that obstructions that may be located in this area shall
be visually clear between three (3) and eight (8) feet in height. Trees may be placed within this area provided
that all branches below eight (8) feet are removed. A visual clearance area is the triangular area formed by
me_asurln%from the corner, 30-feet along the right-of-way and along the driveway and connecting these two
points with a straight line.

The applicant states thasual clearance aseaill be maintainetbr the proposedshared access drivé/ision
clearance areas are shown on the proposed site plan and no structures are currently withirT tiscegmelacaint
must ensure that the proposed screening fenceviseaisclearance stiards. This standard has not been satisfied.
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FINDING: Basad on the andysis above, the Vison Clearance Sandards are not met.
CONDITIONS

i Place anote on thefind plat for the visua clearance easement on lot 1 to the benefit of
the City of Tigard. Sad easements are subject to the City of Tigard Visud Clearance
Areagandards that redtrict the height of plantings and structures (Tigard Development
Code Chapter 18.795).

i Prior to find plat the applicant shal submit a ste plan for review and gpprovd that
shows the placement and height of the screening fence dong the shared access drive.
The fence must meet the sandards of 18.795 (Visud Clearance Arees).

Impact Study (18.390)
Sedion 18.3009 states “T he Director shall make a finding with respect to each of the following criteria
when approving, approving with conditions or denying an application:”

Sedion 18.3004 states that the applicant shall provide an impact study to quantify the effect of
dewelopment on public fadlities and services. For each public fadility system and type of impact, the
study shall propose improvements necessary to meet City standard, and to minimize the impact of the
dewelopment on the public at large, public fadlitiessystems, and affected private property users.

In situations where the Community Development Code requires the dedication of real property interests, the
applicant shall either specifically concur with a requirement for public right-of-way dedication, or provide
evidence that supports that the real property dedication is not roughly proportional to the projected impacts
of the development. Section 18.390.040 states that when a condition of approval requires the transfer to the
public of an interest in real property, the approval authority shall adopt findings which support the conclusion
that the interest in real property to be transferred is roughly proportional to the impact the proposed
development will have on the public.

The applicant has submitted an impact sudy. The public sormwater line in Fonner Sreet will be extended to the ste
and laterds will serve dl three parcels. Water and sanitary sewer will be provided by public lines within Fonner Street.
Perks s¥aem development charges will be collected for each new home a building permit issuance as well as traffic
Impact fees.

The Washington County Traffic Impact Fee (TIF) isa miteigetion measure that is required a the time of development.
Based on Washington County figures TIFs are expected to recapture 20 percent of the traffic impact of new
development on the Collector and Arterid Sreet system. The applicant will be required to pay TIF's of gpproximetely
$3,200 (Effective Jly 1, 2007) per new dwelling unit.

Based on the egtimate that tota TIF fees cover 20 percent of the impact on mgor street improvements citywide, a fee
that would cover 100 percent of this projects traffic impact is $32,000 ($6,400 divided by .20). The difference between
the TIF pad, and the full impact, is consdered the unmitigated impact on the sreet system; therefore the unmitigated
impact of this project is $25,600 ($32,000 - $6,400). This unmitigated impact is only on the arteriad and collector system
and does not include impect cost on the locd system which is estimated a $27,823 (see next paragraph). The sSite has
1259 feet of frontage dong Fonner Sredt, a loca street.  Seven feet of right-of-way dedication and a haf-street
improvement isrequired to meet current sandards. Totd dedication is 881 square feet.

The estimated cost of the dediceation is $2,643 (875 square feet x $3.00/ square foot). The half-street improvements cost
gﬂﬂ?zigngoed $25,180 to congruct (125.9 lined feet x $200.00/ lined foot). The totd vaue of these improvements is

The applicant hasqposed the street improvements within the plans and narrative but has also requested entering
a restrictive covenant for future improvemefitgere is a direct nexus between providing the development's share of
street frontage and transportatio purposes. le dedication and improvement of E@vner Streds required

to meet the street improvemeequirenents of 18.810.030"he total cost is less than the local street costs and the
unmitigated impact on the arterial and collector system.
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PUBLIC FACILITY CONCERNS

Street And Utility |mprovements Standards (Section 18.810): _ _ _ o
Chapter 18.810 provides construction standards for the |m|olementat|on of public and private facilities and
utilities such as streets, sewers, and drainage. T he applicable standards are addressed below:

Sreets:

| mprovements: o _ _ _
Section 18.810.030.A.1 states that streets within a development and streets adjacent shall be improved in
accordance with the TDC standards.

Section 18.810.030.A.2 states that any new street or additional street width planned as a portion of an existing
street shall be dedicated and improved in accordance with the TDC.

Minimum Rights-of-Way and Street Widths: Section 18.810.030.E requires a Neighborhood Route (Local
Street) to have a 54 foot right-of-way width and 32-foot paved section. Other improvements required may
include on-street parking, sidewalks and bikeways, underground utilities, street lighting, storm drainage, and
street trees.

This ste lies adjacent to SV Fonner Sreet, which is classfied as a Neighborhood Route on the City of Tigard
Trangportation Plan Mgp. At present, there is gpproximately 20 feet of ROW from centerline, according to the most
recent tax assessor'smagp. The goplicant should dedicate the additiond ROW to provide 27 feet from centerline.

SV Fonner Sreet is currently partialy improved. 1n order to mitigete the impact from this development, the gpplicant
should congruct haf-greet improvements.

Future Street Plan and Extension of Streets: Section 18.810.030.F states that a future street plan shall be filed
which shows the pattern of existing and proposed future streets from the boundaries of the proposed land
division. This section also states that where it is necessary to give access or permit a satisfactory future
division of adjoining land, streets shall be extended to the boundary lines of the tract to be developed and a
barricade shall be constructed at the end of the street. These street stubs to adjoining properties are not
considered to be cul-de-sacs since they are intended to continue as through streets at such time as the
adjoining properg/ Is developed. A barricade shall be constructed at the end of the street by the property
owners which shall not be removed until authorized by the City Engineer, the cost of which shall be included
in the street construction cost. TemPorw hammerhead turnouts or temporary cul-de-sac bulbs shall be
constructed for stub streetsin excess of 150 feet in length.

Due to exiinn? development there is no necessity provide future street extensions to give access or permit future
development of adjoining land.

Sreet Alignment and Connections:

Section 18.810.030.H .1 states that full street connections with spacing of no more than 530 feet between
connections is required except where prevented by barriers such as topography, railroads, freeways, pre-
existing developments, lease provisions, easements, covenants or other restrictions existing prior to May 1,
1995 which preclude street connections. A full street connection may also be exempted due to a regulated
water feature if regulations would not permit construction.

Section 18.810.030.H.2 states that all local, neighborhood routes and collector streets which abut a
development site shall be extended within the si to provide through circulation when not precluded b
environmental or topographical constraints, existing development patterns or strict adherence to other
standards in this code. A street connection or extension is precluded when it is not possiblertesign, or
reconfigure the street pattern to provide required extensions. Land is considered topographically constrained
if the slope is greater than 15% for a distance of 250 feet or more. In the case of environmental or
topographical constraints, themere presence of a constraint is not sufficient to show that a street connection

is not possible. The applicant must show why the constraint precludes some reasonable street connection.

Due to existing development there are no opportunities for netedigaments or connections.
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Grades and Curves. Section 18.810.030.N states that grades shall not exceed ten percent on arterials, 12% on
collector streets, or 12% on any other street (except that local or residential access streets may have segments
with grades up to 15% for distances of no greater than 250 feet). Centerline radii of curves shall be as
determined by the City Engineer.

The proposed frontage improvement dong SNV Fonner Sreet does not exceed 5% grade, thereby meeting this criterion.

Block Designs - Section 18.810.040.A states that the length, width and shape of blocks shall be designed with
due regard to providing adequate building sites for the use contemplated, consideration of needs for
convenient access, circulation, control and safety of street traffic and recognition of limitations and
opportunities of topography.

Block Szes: Section 18.810.040.B.1states that the perimeter of blocks formed by streets shall not exceed 1,800
feet measured along the right-of-way line except:

i Where street location is precluded by natural topography, wetlands or other bodies of water or, pre-
existing development or; o _ _ _

i For blocks adjacent to arterial streets, limited access highways, major collectors or railroads.

i For non-residential blocks in which internal public circulation provides equivalent access.

Due to existinq development surrounding the property there are no possible street connections or opportunities to
cregte shorter block lengths that meet the current gandard.

Section 18.810.040.B.2 also states that bicycle and pedestrian connections on public easements or right-of-
ways shall be provided when full street connection is not possible. Spacing between connections shall be no
more than 330 feet, except where precluded by environmental or topographical constraints, existing
development patterns, or strict adherence to other standards in the code.

Dueto the placement of homes surrounding the property, a bicycle/ pedestrian connection is not possble a thistime.

Lots - Sze and Shape: Section 18.810.060(A) prohibits lot depth from being more than 2.5 times the average
lot width, unless the parcel is less than 1.5 times the minimum lot size of the applicable zoning district.

All of the parcds are less than 1.5 times the minimum lot sze (7,500 x 1.5 = 11,250). Parcd 1 is 7,728 square fest,
Parcd 2is 7,668 square feet, and Parcel 3is8,476 square fedt.

Lot Frontage: Section 18.810.060(B) requires that lots have at least 25 feet of frontage on public or private
streets, other than an alley. In the case of aland partition, 18.420.050.A.4.c apCJoIies, which requires a parcel to
either have a minimum 15-foot frontage or a minimum 15-foot wide recorded access easement. In cases
where the lot is for an attached single-family dwelling unit, the frontage shall be at least 15 feet.

Parcd 1 has 110 feet of street frontage dong the Fonner Sreat. Parcel 2 has 18 feet of frontage on Fonner, and Parcd
3 hasan 18-foot access easement across Parcd 2.

Sdewalks: Section 18.810.070.A requires that sidewalks be constructed to meet City design standards and be
located on both sides of arterial, collector and local residential streets. Private streets and industrial streets
shall have sidewalks on at least one side.

The gpplicant’s plans indicate they will congruct a 5 foot wide Sdewak dong their project frontage behind a 5 foot
wide planter gtrip, thereby meeting this criterion.

Sanitary Sewers:

Sewers Required: Section 18.810.090.A requires that sanitary sewer be installed to sewie mew
development and to connect develoPments_ to existing mains in accordance with the provisions set forth in
Design and Construction Standards for Sanitary and Surface Water Management (as adopted by Clean Water
Services in 1996 and including any futer revisions or amendments) and the adopted policies of the
comprehensive plan.
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Over-sizing: Section 18.810.090.C states that proposed sewer systems shall include consideration of additional
development within the area as projected by the Comprehensive Plan.

The goplicant’s narrative saes that the lots will be provided with separate laterds. However, the plans show Lots2 and
3 sharing a laterd, which is not alowed. The goplicant shal revise the plans prior to submitta for the PFl permit to
show 3 separate sawer lateras or one public sewer line to the point where Lots 2 and 3 can be connected to amanhole,
A 15 foot wide public utility essement will be required if the public sewer line option is selected.

Storm Drainage: _ _ N
General Provisions. Section 18.810.100.A states requires developers to make adequate provisions for storm
water and flood water runoff.

Accommodation of Upstream Drainage: Section 18.810.100.C states that a culvert or other drainage facility
shall be large enough to accommodate potential runoff from its entire upstream drainage area, whether inside
or outside the development. The City Engineer shall approve the necessary size of the facility, based on the
provisions of Design and Construction Standards for Sanitary and Surface Water Management (as adopted by
Clean Water Services in 2000 and including any future revisions or amendments).

There are no upstream drainage ways that impact this development.

Effect on Downstream Drainage: Section 18.810.100.D states that where it is anticipated by the City Engineer
that the additional runoff resulting from the development will overload an existing drainage facility, the
Director and Engineer shall withhold approval of the development until provisions have been made for
improvement of the potential condition or until provisions have been made for storage of additional runoff
caused by the development in accordance with the Design and Construction Sandards for Sanitary and
SJrfa%le WaIe; Management (as adopted by Clean Water Services in 2000 and including any future revisions or
amendments).

In 1997, Cleen Water Sarvices (CWS) completed a basn study of Fanno Creek and adopted the Fanno Creek
Watershed Management Plan.  Section V of tha plan induges a recommendation thet loca governments indtitute a
sormweter detentior/ effective imﬁ)ervious area reduction program resulting in no net increase In sorm peek flows up
to the 25-year event. The City will require that dl new developments resulting in an increase of impervious surfaces
provide ondte detention fadilities, unless the development is located adjacent to Fanno Creek. For those developments
adjacent to Fanno Creek, the sorm water runoff will be permitted to discharge without detention.

The CWS gandards indude a provison that would exdude smdl projects such as residentia land partitions. 1t would
be impractical tb require an on-ste water quantity fadlity t dd
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