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GLADSTONE PLANNING COMMISSION AGENDA
GLADSTONE CIVIC CENTER, 18505 PORTLAND AVENUE
Tuesday, May 17, 2022 — 6:30 p.m.

The City of Gladstone is abiding by guidelines set forth in House Bill 2560, which requires the governing body of the public
body, to extent reasonably possible, to make all meetings accessible remotely through technological means and provide
opportunity for members of general public to remotely submit oral and written testimony during meetings to extent in-person
oral and written testimony is allowed. Therefore, this meeting will be open to the public both in person and virtually using the
Zoom platform.

Please click the link below to join the webinar:
https://us06web.zoom.us/j/89401025628?pwd=QmxiRWE3UmhGQORvcVB4Nzlna2Vndz09

Passcode: 428499

Or One tap mobile :
US: +12532158782,,894010256284,,,*4284994# or +13462487799,,89401025628#,,,,*4284994#

Or Telephone:
Dial(for higher quality, dial a number based on your current location):
US: +1 253 215 8782 or +1 346 248 7799 or +1 720 707 2699 or +1 301 715 8592 or +1 312 626 6799 or +1
646 558 8656

Webinar ID: 894 0102 5628
Passcode: 428499

If members of the public would like to comment on an agenda item (either virtually or in person) please email your
comments to bannick@ci.gladstone.or.us prior to 12:00 p.m. (noon) on May 17, 2022.

The Planning Commission will also have Business from the Audience at the end of the meeting. To speak during this
time, (either virtually or in person) please email bannick@ci.gladstone.or.us prior to 12:00 p.m. (noon) on May 17, 2022
with your name, topic of discussion and city of residence.

(Zoom participant speaking instructions will be emailed to persons who request to speak and posted on the city’s website)

6:30 P.M. CALL TO ORDER

ROLL CALL

FLAG SALUTE

OATH OF OFFICE — New Planning Commissioner Patrick Smith
CONSENT AGENDA

All items listed below are considered to be routine and will be enacted by one motion. There will be no separate
discussion of these items unless a commission member or person in the audience requests specific items be



removed from the Consent Agenda for discussion prior to the time the commission votes on the motion to adopt
the Consent Agenda.

1. Approval of April 19, 2022 Meeting Minutes (the March 15, 2022 meeting was a work session with
the City Council - no minutes for approval)

REGULAR AGENDA

2. Monthly Planning Report — April 2022

3. Public Hearing: File Z0024-22-D — Webster Ridge Apartments construction of 16 new parking
garages, 26 parking spaces and 4,000 sq. feet of landscaping with walking paths and a playground,
18181 Webster Road, Bob Sanders/Hans Thygeson.

4. CONTINUED Public Hearing: File TXT-2022-01. The Planning Commission will consider making
a recommendation to the Gladstone City Council to approve amendments to housing in Chapter
17 of the Gladstone Municipal Code. These amendments are intended to bring the code into
compliance with House Bill (HB) 2001.

BUSINESS FROM THE PUBLIC - visitors: This is an opportunity for members of the audience to bring to the Commission’s attention any
item not otherwise listed on the Agenda. Comments will be limited to three (3) minutes per person. Speakers may not yield their time to others and must fill out
a speaker card available in the back of the room prior to making a comment.

BUSINESS FROM THE PLANNING COMMISSION

ADJOURN

MEETING ACCESSIBILITY SERVICES AND AMERICANS WITH DISABILITIES ACT (ADA) NOTICE
The Civic Center is ADA accessible. Hearing devices may be requested from the City Recorder at least 48 hours prior to the meeting.
Individuals requiring other assistance must make their request know 48 hours preceding the meeting by contacting the City Recorder
at bannick(@ci.gladstone.or.us. Staff will do their best to respond in a timely manner and to accommodate requests.
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GLADSTONE PLANNING COMMISSION MEETING MINUTES OF APRIL 19, 2022

Meeting was called to order at 6:30 P.M. (In Person and Zoom)

ROLL CALL:
Chair Natalie Smith, Commissioner Michael Milch, Commissioner Andrew Labonte, Commissioner
Thomas Mersereau, Commissioner Jennifer Volbeda, Commissioner Andriel Langston

ABSENT:

None

STAFF:
Jacque Betz, City Administrator; Joy Fields, Senior Planner; John Southgate, Consultant; Tami Bannick,
City Recorder

CONSENT AGENDA:

1.

Approval of February 15, 2022 Meeting Minutes

Commissioner Milch made a motion to approve the Consent Agenda. Motion was seconded by
Commissioners Mersereau and Langston. Ms. Bannick took a roll call vote: Commissioner
Langston — yes. Commissioner Labonte — yes. Commissioner Labonte — yes. Commissioner
Mersereau - yes. Commissioner Volbeda — yes. Chair Smith — yes. Motion passed unanimously.

REGULAR AGENDA:

2.

MONTHLY PLANNING REPORTS — FEBRUARY AND MARCH 2022:
Ms. Fields went over the reports.

In February they had two members of the public come to the customer service counter, responded
to 67 phone calls/emails, reviewed four building permits that required land use review, and held
one administrative decision (land use compatibility statement for Tom’s Auto Sales). The Planning
Commission considered and approved the Gladstone Library design review application, which has
gone through the appeal period, so the decision is final. There is a new permitting software system
at the County. There was a brief discussion regarding the building permit application from the
Card Room/420 Portland Avenue.

In March they had one member of the public come to the customer service counter, responded to
approximately 52 phone calls/emails, reviewed six building permits with land use review, and one
administrative decision. The Planning Commission had a joint session with the City Council — a
work session on the housing code amendments and no land use action was taken during that
meeting. There was a sign permit for the 18000 Webster Road project.

PUBLIC HEARING: FILE TXT-2022-01 - AMENDMENTS TO HOUSING IN CHAPTER
17 OF THE GLADSTONE MUNICIPAL CODE (GMCQ):
Chair Smith opened the public hearing.

The proposed amendments are intended to bring the code into compliance with House Bill (HB)
2001. She went over the procedures that will be followed. She asked the members of the Planning
Commission if they needed to declare any conflicts of interest — there were none.
Ms. Fields went over the staff report (included in the packet). They will be discussing the draft



housing code amendments, looking at the municipal code, the statewide planning goals, Metro’s
functional plan, and looking at next steps. She went over the background information. The intent
is to align local policies and standards to the recently adopted Housing Bill 2001 and clarify a few
other housing related items in the current code. This is a legislative hearing because it impacts all
the residential zoning districts in Gladstone. HB 2001 is required in the low-density residential
zoning districts and Gladstone has to allow at least a duplex, as well as the middle housing types,
in these areas. She went over the zoning map. The Planning Commission will be making a
recommendation to the City Council — the Council will hold another public hearing and make the
final decision. She went over the statewide planning goals/guidelines. The proposed amendments
do not impact the goals in the Comprehensive Plan, but some of the policies. She went over the
goals. The staff recommendation is for the Planning Commission to consider the amendments,
discuss potential changes that may be needed, and draft a recommendation for City Council to
consider.

CORRESPONDENCE:
Mr. Southgate said they received communication yesterday from the DLCD staff.

PUBLIC TESTIMONY:
None.

There was a presentation (included in the packet) by Jon Pheanis, project manager/planner and Sou
Gardner from MIG — they are the consulting firm that has been assisting with the middle housing
zoning code update. They have had a technical advisory committee, a needed housing advisory
committee, and have had various opportunities for community engagement at each step. They
shared what they learned from community input and the survey results. Mr. Pheanis went over
some of the proposed changes. Mr. Pheanis went over the comments they received from the DLCD
and options to consider (also included in the packet). Mr. Southgate went over the options as well.

Chair Smith asked the Commissioners how they wanted to proceed. Commissioner Mersereau
recommended accepting the package the way it is and reviewing the comments/issues from citizens
in the future. Commissioner Milch asked for clarification regarding compliance timelines — Mr.
Southgate said with the changes the City should be compliant with HB2001. Commissioner Milch
had a question regarding housing needs goals. Mr. Southgate responded. He also clarified
questions regarding requirements for various housing types. Commissioner Labonte feels it would
be wise to continue this until the meeting in May. Commissioner Volbeda agreed. Ms. Betz added
that the public also needs an opportunity to review the comments from the DLCD. Chair Smith
asked for a consensus to hold this over until the next meeting (May 17™) and hold another public
hearing. Everyone agreed.

PUBLIC TESTIMONY:
None.

Ms. Fields said there are no glaring issues from her perspective, but there is an omission that she
would like the Commission to consider/discuss: sidewalks. Sidewalks are required for design
review applications and for land division applications. They are not required for a single-family
home nor if someone resurrects historically platted lot lines to provide a building location for a new
home. If we require sidewalks for middle housing we also have to require it for single-family
homes because the middle housing bill has to be the same or less restrictive for middle housing
than for single-family. She went over Section 17.50.020. She asked the Commissioners if they
would like to provide that in our single-family residential zoning districts: Commissioner
Mersereau — thinks there is going to be a lot of concerns if that is put in. Commissioner Milch —



wants to say yes. Commissioner Labonte — would like more guidance and discussion.
Commissioner Langston — agreed with Commissioner Milch. Commissioner Volbeda — is leaning
toward yes. Chair Smith — is leaning toward yes as well. She would like to see consistency. This
will be discussed at the next meeting. Ms. Fields went over what Clackamas County requires.

Commissioner Milch made a motion to continue the public hearing/public testimony until the May
17" meeting. Motion was seconded by Commissioner Volbeda. Ms. Bannick took a roll call vote:
Commissioner Langston — yes. Commissioner Milch — yes. Commissioner Labonte — yes.
Commissioner Mersereau — yes. Commissioner Volbeda — yes. Chair Smith — yes. Motion passed
with a unanimous vote.

Discussion:

Commissioner Milch asked if they needed to remove references to large scale planned unit
development when it is no longer defined in the code. Ms. Gardner gave an explanation and
options.

Commissioner Langston asked about the parking credit for off-site parking in 17.48.030. Mr.
Pheanis said that is only related to an application/use that would require design review. The middle
family housing they are discussing would not have that same requirement. Commissioner Langston
asked for clarification on what defines a historic building — Ms. Gardner could not find a definition
specifically for historic structures.  Ms. Fields said there are registries for historic
resources/buildings. Mr. Pheanis said if those documented historic resources are described as such
there are additional measures and limitations outlined in the OARS for middle housing.
Commissioner Milch asked for clarification regarding the new minimum size for ADU’s, which is
equivalent to what the former maximum size was. He suggested adding a sentence in 7.2 and 5.0
similar to what Oregon City’s code says: “Conversion of an existing basement to an ADU shall be
exempt from the size limits provided that no new floor area will be added with the conversion”.

4. UPDATE ON GLADSTONE HOUSING CODE INIATIVES AND DOWNTOWN
REVITALIZATION EFFORTS:
Mr. Southgate said they intended on giving a presentation regarding where this process is and
decided to pull this item in order to spend more time discussing the previous agenda item. He
suggests giving the presentation at a future meeting.

BUSINESS FROM THE PUBLIC:
None.

BUSINESS FROM THE PLANNING COMMISSION:

Commissioner Milch:
He said they are blessed to have Ms. Fields, who is very knowledgeable about our local codes, raises good
issues, and has quick answers to questions on complex issues. He also appreciates the people at MIG.

Commissioner Langston:
He wanted to remind everyone that the Meldrum Bar Park site plan survey is online, and he encouraged
everyone to participate.

Chair Smith:

She said Commissioner Poole has resigned his position so they will have a vacant seat. She said if any of
the Commissioners know anyone who has good some background and might be interested in serving on the
Planning Commission to have them apply through the City’s website.



ADJOURN:

Commissioner Langston made a motion to adjourn the meeting. Motion was seconded by Commissioner
Milch. Ms. Bannick took a roll call vote: Commissioner Langston — yes. Commissioner Milch — yes.
Commissioner Labonte — yes. Commissioner Mersereau —yes. Commissioner Volbeda — yes. Chair Smith
—yes. Motion passed with a unanimous vote.

Meeting adjourned at approximately 8:08 P.M.

Minutes approved by the Planning Commission this day of ,2022.

Natalie Smith, Chair
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City of Gladstone Monthly Planning Report
April 2022

PUBLIC CONTACTS/PLANNING ACTIONS

Customer
Service
Counter
Contacts

Customer

phone/email 47 67 52 68 234
Contacts

Building
Permits with
Land Use
Review

Pre-application
Conferences

Administrative
Decisions

PLANNING COMMISSION ACTIONS/DECISIONS

=  Gladstone Middle Housing Zoning Code Amendments Public Hearing — Continued.

CITY COUNCIL LAND USE ACTIONS/DECISIONS

= None



PRE-APPLICATION CONFERENCES
= None
ADMINISTRATIVE PERMITS
= 70161-22 - Sign Permit for Hollywood Beverage at 435 W Arlington

BUILDING PERMITS WITH LAND USE REVIEW

Date Address Building Permit # Description

04/07/22 7675 CASON LN BO176022 Interior remodel

04/12/22 75 82ND DR B0159822 Interior remodel of lobby

04/22/22 735 E CLARENDON ST B0234122 On-Building Signs

04/26/22 19575 RIVER RD MH0002522 Mobile home placement permit

04/26/22 435 W ARLINGTON ST BO104622 On-Building Sign

FUTURE ITEMS/PROPERTY UPDATES

Date Topic

5/17/22 Webster Ridge Parking Garages
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‘ Agenda Item No. 3
I_

GLADSTONE

Oregon .
PC Meeting Date: ~ 05/17/22
STAFF REPORT: DESIGN REVIEW
Application No.: 70024-22-D;
Applicant: Matthew Robinson, Hans Thygeson, and Bob Sanders, Stony
Ridge LLC
Project Location: 18181 WEBSTER RD; Tax Lot 22E17DC00800
Project Description: Construction of new parking garages, and playground to serve

the Webster Ridge Apartments. As proposed, the development
will include 16 parking garages, 26 parking spaces, and 4,000
square feet of landscaping with walking paths and a play area.

SUMMARY OF STAFF RECOMMENDATION

The planning staff are recommending APPROVAL of the Design Review application
7.0024-22-D and recommend the following findings and following conditions in support of
approval: (1)Landscaping; (2) Signage; (3) Building Facade; (4) Lighting; (5) ADA Access; (6)
Pedestrian Access; (7) Water; (8) Storm Drainage; (9) Erosion Control; (10) Grading permit;
(11) Construction Plans; (12) Pre-construction Conference, and (13) As-built Submittals.

The subject property, is comprised of one tax lot (22E17DC00800), that is approximately 5.12
acres in size. The property recently went through a property line adjustment with the neighboring
property to the north to be in the current configuration (Z0507-20-PLA). The site is currently
developed with 122 dwelling units that were approved through Z0249-15-D and is served by city
water, storm sewer, and sewer. Z0249-15 approved the 122 dwelling units with 184 parking
spaces, and landscaping to cover 20% of the site. Therefore, during the implementation of the
land use approval 1.5 parking spaces per unit were built to serve the apartments as required by
Chapter 17.48 of the GMC. The owners of the Webster Ridge Apartments rezoned (Z0149-20)
and purchased 1.04 acres of the adjacent church property and are now proposing the
development of additional parking and recreational area for the existing apartments.
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As conditioned for the 1.04 acres rezoned through by Z0149-20, the proposed project would
involve the use of the site for land uses customarily considered accessory to Multifamily
residences per 17.14.030, in addition to recreational uses per 17.68.040.

As proposed and conditioned, planning staff find the application consistent with previous land
use approvals and all applicable standards from Title 17 of the Gladstone Municipal Code
(GMC). Therefore, staff are recommending the Planning Commission approve this Design
Review application with 13 special conditions of approval. The standard of review for the
proposed project is the City of Gladstone’s Municipal Code Zoning and Development Title 17.
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Exhibit 1. Location Map
Exhibit 2. Aerial Image
Exhibit 3. Exterior Renderings
Exhibit 4. Site Plan Figure 1

APPENDIX: SUBSTANSIVE FILE DOCUMENTS
A. Application Materials (Narrative, Site Plan)
B. Comments Received (Fire, WES and Public Works),

I. REQUEST FOR COMMENTS

Sent to: Property owners within two hundred fifty (250) feet of the subject property, City of Gladstone,
Public Works, Gladstone Fire, Gladstone PD, Engineering, Water Environment Services (WES), and
Gladstone Disposal.

Responses Received: Comments were received directly from Gladstone Public Works and Engineering
Departments, from Clackamas Fire District on behalf of Gladstone fire, and from WES. The comments
are addressed in the Special Conditions of Approval and in the Notes. No comments were received from
the public.

I1. STANDARD CONDITIONS

1.  EXPIRATION. This approval shall remain valid for two years following the date of approval per
17.80.100. If the approved use has not commenced by that date, this approval shall expire unless a
time extension is granted pursuant to chapter 17.66.015(4) of the Gladstone Municipal Code.

2.  INTERPRETATION. Any questions of intent or interpretation of any condition will be resolved by
the Planning Director for the City of Gladstone,

3. ASSIGNMENT. The permit may be assigned to any qualified person, provided assignee files with
the City Planning Department an affidavit accepting all terms and conditions of the permit.

4.  TERMS AND CONDITIONS RUN WITH THE LAND. These terms and conditions shall be perpetual,
and it is the intention of the Commission and the permittee to bind all future owners and possessors
of the subject property to the terms and conditions.

5.  BUILDING PERMITS. The applicant shall obtain required building permits from Clackamas County.
The applicant shall comply with requirements of the permits.

I11. RECOMMENDED SPECIAL CONDITIONS OF APPROVAL

1. LANDSCAPING. Prior to planting, identification of the plant species will be provided to staff to
ensure the species are not on the Gladstone Prohibited Plant List found in Ordinance 1333 and
that the 5 foot landscaping strip along the northern property boundary sufficiently screens the
adjacent residentially zoned property. The applicant shall also verify that the 20% landscaping
required by Z0249-15 and Z0024-22-D is still being, and will be maintained per 17.80.080.
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2. SIGNAGE. All signs shall meet the provisions of Subsection 17.52 of the GMC. Sign designs
were not included with the submittal package. If existing signage is to be replaced with signage
in the future a sign permit shall be filed separately at the time it is needed.

3. Building fagade. The north wall of the proposed garage is visible from the adjacent R7.2
property and the design of that elevation will need to be modified to meet the requirements of
17.44.022(1). The north wall shall be modified to include a minimum of two of the following: (a)
Windows; (b) Entries; (c) Balconies; (d) Bays; or (e) The use of two or more distinct materials to
break up stretches longer than fifty lineal feet (50°) of unbroken area.

4. LIGHTING. The project shall submit to the City Public Works Department and Planning offices a
photometric analysis and lighting plan, or a master plan for on-site lighting, that includes the
design, height, extent, and location of all proposed exterior lights per 17.44.020 (6). Any
required lights shall be acquired through Portland General Electric and energized under PGE
Option A.

5. ADA AccEgss. This approval is subject to the development complying with the provisions of the
Americans with Disabilities Act (ADA) per GMC 17.50.020 (6)(f), including provisions for curb
ramps, circulation within the site, and appropriate grades to the public entrances of the buildings.

6. PEDESTRIAN ACCESS. If the sidewalks along Webster Rd are damaged or removed during the
construction of the new parking facilities, the repairs shall be installed and conform to current
City and ADA standards per 17.50.040(15) and per 17.50.040(5). New ADA compliant markings
shall be constructed on site to address the following:

e Safe pedestrian access to and around the proposed development that provides a separation of
motor vehicular, bicycle and pedestrian traffic.

e New sidewalks shall generally replicate the existing sidewalk improvements in front of the
apartments and around the playground.

7. WATER. The proposed development shall not develop structures that impede access to the water
easement per 17.60.020 (5). Development shall protect the integrity and function of the existing
backflow prevention device in the underground vault near the building on the east of the project
site. The improvements installed around the existing vault shall meet the Gladstone Public
Works Design Standards per 17.42.030, and 17.56.010. The improvements should also meet the
plumbing code per Gladstone Municipal Code 13.05.150.

8. STORM DRAINAGE. The proposed development shall meet all storm drainage requirements
pursuant to the Gladstone Public Works Design Standards per 17.56.010. The improvements
should also meet the plumbing code per Gladstone Municipal Code 13.05.150. Storm drainage
improvements for onsite development shall be permitted through Clackamas County Building
Department. A revised storm drainage analysis and report shall be submitted to meet the
requirements of the Gladstone Public Works Design Standards. The location and installation of
the storm drainage shall meet the Gladstone Public Works Department Design Standards. Any
revised storm drainage plans shall be provided to, and approved by, the Public Works
Department and the Planning Department.
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9. EROSION CONTROL. A sediment and Erosion Control Permit is required from WES prior to
commencing site work per 17.56.020.

10. GRADING. A Grading Permit is required from Clackamas County Building Department prior to
commencing site work per 17.56.020.

11. CONSTRUCTION PLANS: Plans detailing the installation of the garages, site grading, and other
public and private improvements shall be submitted to the City of Gladstone Public Works
Department for review and approval per 17.60.010 and 17.42.030. The design, location, and
planned installation of all street and sidewalks, natural gas, power, street lighting, telephone,
cable television, storm water, water, and sanitary sewer provisions are subject to approval by the
appropriate agency/utility service provider. Construction plans shall be designed and stamped by
a Professional Engineer registered in the State of Oregon. Plan submittal shall include (3) paper
sets of plans, a pdf copy, an Engineer’s Estimate for the public improvements, and a drainage
report.

12. PRE-CONSTRUCTION CONFERENCE. Once grading/construction plans are ready to be approved
by the City of Gladstone, a Pre-Construction Conference with final sign-off on the Construction
Plans is required per 17.42.030.

13. As-BUILT SUBMITTALS. Prior to the approval of the Certificate of Occupancy, the applicant shall
provide the City Public Works Department of Planning offices with copies of the as-built
submittals per 17.60.020 (7).

IV. NOTES:

1. SYSTEM DEVELOPMENT CHARGES (SDC’S). SDC’s may be required due to the change of use of
the property. The project shall provide all relevant information needed to calculate the SDC’s to
the Public Works Director. SDC calculation methodology is located on the Public Works page of
the City of Gladstone website.

2. STORMWATER STANDARDS. The owner or their agent, contractor, or employee shall properly
install, operate and maintain both temporary and permanent Erosion Protection and Sediment
Control (EPSC) practices to protect the environment during the useful life of the project. No
visible or measurable erosion shall leave the property during development, construction, grading,
filling, excavating, clearing, or other activity that accelerates erosion, as required by water quality
standards set forth in OAR 340-41-445 thru 470. EPSC measures shall be installed and inspected
by a WES erosion control inspector prior to sign off on the building permit application. Monitoring
inspections will occur periodically throughout the construction. The permittee shall request a Final
Erosion Control inspection once the site has been permanently stabilized.

3. BUILDING PERMITS. Clackamas County Building Department will provide structural, mechanical,
grading, and review of Fire & Life Safety, Plumbing, and Electrical Permits for this project.

Page 6 of 35
City of Gladstone Planning Staff Report File No: Z0024-22-D

3-6



4. RIGHT OF WAY PERMITS. Prior to initiating work within the right of way, the applicant will need a
permit from the Gladstone Public Works Department.

V. FINDINGS
The City of Gladstone Planning Staff finds:

A. PROJECT LOCATION AND PROPOSED DEVELOPMENT

The subject property is comprised of tax lot 22E17DC00800, that is approximately 5.12 acres in size
located at 18181 Webster Rd. The site is on the northwest side of Webster Road approximately 350 feet
north of the intersection with Cason Rd. The subject property is zoned MR - MULTI-FAMILY
RESIDENTIAL DISTRICT. The proposed project would involve building new accessory structures to
serve the existing apartment complex. The existing apartments as approved through Z0249-15-D are an
allowed use in the zoning district.

B. MR-MULTI-FAMILY RESIDENTIAL DISTRICT

17.14.020 Uses allowed outright.
In an MR zoning district, the following uses and their accessory uses are allowed outright:

(1) Two-family dwellings.
(2) Multi-family dwellings.

17.14.030 Accessory uses allowed.
Accessory uses shall comply with all the requirements of this zoning district, except as this
section allows to the contrary. All accessory structures shall be subject to GMC Chapter 17.54
(clear vision). The following accessory uses shall be allowed in an MR Zoning district:

(1) Buildings. Garages and carports, storage and other buildings, as follows:

(a) Either the side, except a street side, or rear setback may be reduced to zero for one
accessory structure provided such structure:

(A) Is detached from other buildings;

(B) Does not exceed a height of one (1) story; and

(C) Does not exceed a floor area of four hundred-fifty (450) square feet;
(b) A wall of rated, fire-resistive construction may be required by the Oregon Structural
Specialty Code or its successor.
(c) When more than one accessory structure is present including a portable storage
container as defined in Chapter 5.22, a setback does not apply to the portable storage
container.

(2) Courtyards, Patios and Decks. The minimum side, except street side, and rear setbacks for
uncovered courtyards, patios and decks in excess of thirty inches (30”) in height shall be five
feet (5°). The minimum front and street side setbacks for such courtyards, patios and decks shall
be fifteen feet (15°). No setback shall be required for uncovered courtyards, patios and decks
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thirty inches (30”) or less in height. When calculating the height of a courtyard, patio or deck,
railings and benches shall be excluded from the calculation.

(3) Fences and Walls. The following standards shall apply to fences and walls of all types
whether open, solid, wood, metal, masonry or other material.
(a) When located between the front lot line and the front building line, fences and walls
shall not exceed three feet (3°) in height,
(b) Fences and walls not subject to Subsection (3)(a) of this Section shall not exceed six
feet (6°) in height;
(c) An exception may be granted to the maximum fence or wall height standards pursuant
to review of an application for conditional use; alteration, expansion or change of use of
a nonconforming use; or design review and when an exception is found necessary to
provide adequate screening for the use.

(4) Storage. Storage of boats, trailers, pickup campers, coaches, motorhomes and similar
recreation equipment. Occupancy of such equipment is subject to a temporary permit under
GMC Chapter 15.28 (temporary dwellings).

(5) Swimming Pools, Ponds and Hot Tubs. The minimum side, street side and rear setbacks for
swimming pools, ponds and hot tubs shall be three feet (3°). The minimum front setback for
ponds no greater than five feet (5°) wide and no more than two feet (2°) deep shall be three feet

3).

(6) Home Occupations. Home occupations shall be subject to GMC Chapter 17.78 (home
occupations).

Finding: The primary use of the land for apartments and the accessory uses proposed in Z0024-
22 are allowed outright in the MR Zone. The proposed parking garages exceed a floor area of
four hundred-fifty (450) square feet and thus they must meet the setback standards found in
17.14.050 and 17.48.040. This land use application was submitted to meet the Design Review
requirements for new construction per 17.80.021. This criterion is met.

17.14.050 Dimensional standards.
Except as provided in GMC Chapter 17.38 (planned unit development), Chapter 17.72
(variances) and Chapter 17.76 (exceptions), the following dimensional standards shall
apply in an MR zoning district:

(1) Lot area:
(a) For a single-family dwelling, the minimum lot area shall be five thousand
(5,000) square feet;
(b) For a two-family or multi-family dwelling, the minimum lot area shall be three
thousand square (3,000) feet plus one thousand (1,000) square feet per dwelling
unit;
(c) For other uses, the lot area shall be a minimum of five thousand (5,000)
square feet or as established by the Planning Commission as provided in GMC
Chapter 17.70 (conditional uses).
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(2) Setback Requirements:
(a) A front setback shall be a minimum of twenty feet (20°);
(b) A side setback shall be a minimum of five feet (5°);
(c) A rear setback shall be a minimum of fifteen feet (15°);
(d) A street side setback shall be a minimum of twenty feet (20°);
(e) Architectural features such as cornices, eaves, gutters, chimneys and flues
may project a maximum of two feet (2°) into a required setback area;

(3) Building Height. Maximum building height shall be thirty-five feet (35°). Vertical
projections such as chimneys, spires, domes, elevator shaft housings, towers, aerials,
flagpoles and similar objects not used for human occupancy are not subject to building
height limitations of this Section.

(4) Minimum Vegetation. The minimum area that must be left or planted in trees, shrubs,
grass, etc., shall be at least twenty percent (20%) of the total area of the lot.

(5) Exceptions in Case of Large Scale PUD. The dimensional standards of this section
may be modified by the Planning Commission in the case of a plan and program for a
large-scale planned unit development, providing modifications are not detrimental to the
public health, safety and welfare and providing the Planning Commission determines
there is provision for adequate public spaces and improvements for circulation,
recreation, light, air and service needs of the developed tract and its relation to adjacent
areas and for such covenants or other legal provisions as will assure conformity to the
achievement of the plan.

(6) Minimum Density.

(a) Developments of two-family or multi-family dwellings shall provide a minimum
density of eighty percent (80%) of the maximum number of units allowed under GMC
Subsection 17.14.050(1). In no case shall the minimum density exceed thirty (30) units
per net acre.

(b) Exception. Where an existing two-family or multi-family development is being altered
or expanded, it shall not be required to comply with the minimum density standard
provided the alteration or expansion does not result in a net loss of units.

(c) Mobile home parks shall provide a minimum density of eight (8) units per net acre.

Finding: As proposed, the multifamily development is 5.12 acres in size. The minimum lot size
is met. The front property boundary is along Webster Rd. Therefore, the northern property
boundary is considered the side property boundary. The landscape plan (sheet No. S.9 dated
10/29/21) and site plan (C1.0 dated 2/4/2022) show that the proposed garages are set back from
the northern property boundary by 5 feet. The proposed parking structures are less than 35 feet in
height. The landscape plan provided for this project shows that a total of 16,378 square feet of
the project site will be landscaped with 1,739 square feet in the parking area, and 1,144 square
feet reserved for the playground. The proposed 16,378 square feet of landscaping exceeds the
7,358 square footage to meet the 20% requirement since project is a total of 36,790 square feet
with approximately 22,800 square feet of impervious surface. Additional documentation is
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needed to ensure the landscaping between Building 2 and the project site, and other landscaping
that was required by Z0249-15 is planted and maintained. The proposed use is not a PUD. The
density of the existing apartment complex was approved through Z0249-15 and the proposed
alteration of the Webster Ridge Apartment development is not proposing to reduce the number of
dwelling units. Therefore, the minimum density is met per 17.14.050 (6)(b). These criterion are
met as conditioned.

C. DESIGN REVIEW FINDINGS PER CHAPTER 17.80

17.80.010 Objectives.

The following objectives of the regulations in this chapter are as follows:

(1) To preserve the natural environment and protect and enhance the visual character of the city,
and to ensure compliance with the goals, objectives and policies of the Gladstone
Comprehensive Plan, zoning and subdivision ordinances.

(2) To encourage orderly development and to assure that structures, signs and other
improvements are appropriately related to their site, and to surrounding sites and structures.
Due regard shall be given to the aesthetic qualities of the terrain and landscaping, and proper
attention given to exterior appearance of structures, signs, energy conservation and other
improvements.

(3) To ensure significant site development will be compatible with land use on adjacent
properties.

(4) To protect neighboring owners and users by assuring that reasonable provisions have been
made for such matters as surface water drainage, the preservation of views, light, air and
solar access and those effects on neighboring land uses.

Finding: The site location has historically been a vacant portion of the church property located to
the north of the apartment complex. The Gladstone Planning Commission and City Council
approved the rezoning of 1.04 acres through Z0149-20 to enable the use of the property by the
existing apartment buildings after a property line adjustment (Z0507-21) took place. These
criterion are met. The applicant conducted outreach to neighbors during the rezoning process to
ensure that they were aware of the ultimate plan for the property. As designed with open space to
the west, and vacant church property to the north, there is a buffer between the proposed parking
garages and residential neighborhoods. Alternatives to the surface water drainage plan may need to
be considered if the proposed storm drainage system cannot be built to the plumbing code or
Gladstone Public Works Design Standards. Additional modifications to the north wall of the
parking garage structure, and landscaping along the northern property boundary, will need to be
considered for sufficient buffering. As conditioned these criterion are met.

17.80.021 Applicability.

(1) This chapter shall apply to new structures; additions to existing structures; site development,
such as grading, parking lot construction or commercial/industrial use of an undeveloped
property; change of use; and major remodeling

Finding: The proposal is to construct new parking structures including the necessary site
development that is needed for the construction. This criterion is met.

17.80.061 Submittal requirements.
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(1) An application for design review shall include a minimum of twelve (12) copies of the
following plans drawn to scale. A project summary shall accompany the application when
necessary to describe special circumstances such as a request for a minor exception pursuant to
GMC Section 17.80.090 (minor exceptions).

Finding: The applicant provided the application materials, including the narrative, site plan and
elevations. Copies needed to thoroughly assess the criteria used for evaluation were also provided.
This criterion is met.

17.80.090 Minor Exceptions.
(1) Authority. In conjunction with the design review plan approval, the Planning Commission may
grant minor exceptions from the following requirements:

(a) Dimensional standards for yards required in the primary district;

(b) Dimensional standards for off-street parking as required in GMC Chapter 17.48 (Off-Street
Parking and Loading);

(c) Minimum and maximum number of off-street parking spaces required in GMC Chapter 17.48
(Off-Street Parking and Loading).

(2) Limitations. No minor exceptions shall be greater than twenty-five percent (25%) of the
requirement from which the exception is requested. Requests greater than twenty-five percent
(25%) shall be subject to variance procedures.

Finding: The applicant is not requesting an exception. This is informational only. This criterion is not
applicable as proposed.

17.80.100 Compliance.

(1) Approval of design review shall expire if construction has not begun within two years of the date of
the final decision. Upon request and in accordance with GMC Section 17.66.015(4)(a), the two-year
period may be renewed once by the City Administrator or designee for not more than one year.

(2) Prior to issuance of a final certificate of occupancy, the development site shall be checked by the
City Administrator or designee to insure compliance with the approved design review plans. Approval
of a final certificate of occupancy shall not be granted until all conditions of design review approval are
met.

(3) Any departure from the approved design review plans may be cause for revocation of the building
permit or denial of a final certificate of occupancy. Any changes in the approved design review plans
shall be submitted to the City Administrator or designee for review and approval prior to execution.
Changes to the substance of an approval or the substance of conditions of approval shall require the
submittal of a new design review application.

Finding: This is informational only. The applicant has two years to meet this criterion.
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D. DIVISION IV. DEVELOPMENT STANDARDS
CHAPTER 17.42 GENERAL PROVISIONS

17.42.020 Use of public right-of-way. Use of public right-of-way for the sale, display or storage of
goods and off-street parking is prohibited on interior side of curbs, however, this requirement may
be waived upon City Council approval.

17.42.030 Improvements. Improvements installed by a developer, either as a requirement or at his
or her option, shall conform to the standards of this title, GMC Chapter 12.02 (street excavation
requirements) and to any supplemental design and construction specifications adopted by the city
for such improvements. Improvements shall be installed in accordance with the following procedure:

(1) Improvement work shall not begin until plans have been checked for adequacy and approved
by the city.
(a) To the extent necessary for evaluation of the proposal, the plans may be required before
land use approval is issued.
(b) Plans shall be prepared in accordance with the requirements of the city.
(2) Improvement work shall not begin until the city has been notified, and if work has been
discontinued for any reason, it shall not be resumed until the city has been notified.
(3) Improvements shall be constructed under the inspection and to the satisfaction of the city.
(a) The city may require changes in typical sections and details in the public interest if
unusual conditions arise during construction to warrant the change.

Finding: The application received comments from the Public Works and Engineering Departments. The
special conditions of approval identify specific areas where the City has to review the construction
plans, improvements, and as-built plans to ensure these criteria are addressed through the entire process
of this development. These criterion are met as conditioned.

CHAPTER 17.44 BUILDING SITING AND DESIGN

17.44.020 General standards. Building siting and design standards are as follows:

(1) Siting. Where there are no conflicts with other design standards or requirements in this Title, site
buildings to maximize solar access where practical, using such techniques as:
(a) Maximizing east-west street length so that principal building facades will face south;
(b) Orienting buildings within twenty degrees of true south as well as maximizing their south-
facing dimension;
(c) Placing higher buildings on the north portion of the site, while protecting solar access for
adjacent sites;
(d) Placing major yard spaces on south side of buildings.

(2) Energy Efficient Design. Where there are no conflicts with other design standards or
requirements in this Title, design buildings that are conducive to energy efficiency and conservation,
using techniques including, but not limited to, those listed below which are most appropriate to the
development:
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(a) Concentrate window areas on the south side (within twenty degrees of true south) of
buildings where there is good southern exposure, and provide overhangs, balconies, or other
shading devices to prevent excessive summer heat gains;

(b) Use architectural features, shapes or buildings, fences, natural landforms, berms and
vegetation to catch and direct summer breezes for natural cooling and minimize effects of winter
winds;

(c) Provide skylights or clerestory windows to provide natural lighting and/or solar heating of
interior spaces.

(3) Compatibility. Arrange structures and use areas to be compatible with adjacent developments
and surrounding land uses, considering the following design and siting techniques:
(a) Locate and design structures to protect scenic views or vistas from adjacent properties and
public thoroughfares. Setbacks, building height and bulk should be considered;
(b) Design structures to provide visual order and avoid monotony in layout and design;
(c) Orient major service activity areas (e.g., loading and delivery areas) of the proposed project
away from existing residences;
(d) Provide opaque enclosures and gates for all refuse storage areas;
(e) Screen mechanical equipment, except solar collection apparatus, from view or place such
equipment in locations where it will not be viewed by the public. Screening shall be
accomplished by the use of a sight-obscuring fence or hedge, a landscaped earth berm, building
placement or other design techniques;
(f) Buffering and/or screening shall be used to mitigate adverse visual impacts, dust, noise and
pollution, and to provide for compatibility between dissimilar adjoining uses. Special
consideration will be given to the buffering, screening and siting of commercial and industrial
uses to ensure that noise and odors are not detectable to normal sensory perception on adjacent
residential properties. All development shall comply with GMC Chapter 8.12 (noise control).

Finding: The proposed garages are accessory to multi-family dwellings. Therefore, energy
efficiency and solar access are not primary considerations for the use of the structures as garages.
The proposed garages are buffered from adjacent property in the R-7.2 zoning district by trees
located on the open space area to the west of the project site as seen on the landscape plan provided
by the applicant. The adjacent property in the R-7.2 zoning district to the north of the project site is
currently vacant property with trees and natural vegetation that is owned by the adjacent church. The
application narrative provides that “The western and northern property lines are screened from
neighboring residentially zoned properties with boulder walls, ultra-block walls, and landscaping
that will meet the six-foot minimum height requirement” (p26). Therefore, there will also be a 6-foot
high visual barrier between the parking garages and northern property boundary per the narrative.
These criterion related to Siting, Energy Efficient Design, and Compatibility are met as conditioned.

(4) Building Materials. Buildings shall be constructed using high-image exterior materials and
finishes such as masonry, architecturally treated tilt-up concrete, glass, wood or stucco. Buildings
shall not be constructed with metal siding material, except as approved by the design review
committee for specific high-image materials, except for:

(a) Canopies, awnings, screening for roof-mounted fixtures, or other architectural features:
(b) Utility equipment cabinets:
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(c) Structures no greater than two hundred (200) square feet in floor area and ten (10) feet in
height: and,
(d) Buildings, the portions of buildings, that are not visible from a road or adjacent property.

(5) Lighting. Adequate exterior lighting shall be provided to protect public safety and shall be
deflected so as not to shine on a lot in a residential district.

(6) On-site Lighting. All on-site lighting shall be designed, located, shielded, or deflected so as not
to shine into off-site structures or impair the vision of the driver of any vehicle. When required,
engineered site lighting plans shall be developed consistent with Illuminating Engineering Standards
(IES) including, but not limited to, average maintained illumination and maximum to minimum
ratios. A master plan for on-site lighting shall include the design, height, and location of all
proposed exterior lights, including:

(a) Parking and loading area lighting;

(b) Pedestrian walkway lighting;

(c) Internal access road lighting;

(d) Lighting of public entrances into buildings;

(e) Flood lights illuminating buildings or significant natural features.

(7) Equipment and Facilities. All utility lines shall be placed underground. All roof-mounted
fixtures and utility cabinets or similar equipment which must be installed above ground shall be
visually screened from public view.

Finding: The building is designed to have lap siding, batt and board siding, and cedar shake siding
as seen on sheet G3.01 and verified by communication with applicant. Roofing will be composite
shingles. A lighting plan was not provided with the application. The utilities are proposed to be
located underground. These criterion are met as conditioned.

(8) Trash Disposal and Recycling Collection. In addition to the preceding standards, new
construction requiring full site plan review shall incorporate functional and adequate space for on-
site storage and efficient collection of mixed solid waste and source separated recyclables prior to
pick-up and removal by haulers.

(a) Minimum storage area for trash and recyclables shall be established by one of the following
methods: minimum standards method or franchise hauler review method.

(A) Franchise Hauler Review Method. The applicant shall submit plans for storage and
collection of solid waste and recyclables that are acceptable to the city’s franchise solid waste
hauler; acceptance may be indicated on the site plan and/or by separate attachment; or

Finding: The applicant is not proposing to increase the number of dwelling units in the
development. The accessory use of the site for garages is not anticipated to increase the waste
generated by the existing and future residents. This criterion is not applicable.
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17.44.022 Multi-family design standards.
New multi-family buildings, including accessory buildings, shall be subject to the following design
standards:

(1) Facades. Building facades and exterior walls visible from a public street or pedestrian path
or from adjacent property in an R-5 or R-7.2 zoning district shall not consist of a monotonous
blank wall and shall include a minimum of two of the following:

(a) Windows;

(b) Entries;

(c) Balconies;

(d) Bays; or

(e) The use of two or more distinct materials to break up stretches longer than fifty lineal

feet (50°) of unbroken area.

(2) Windows.
(@) Window trim shall not be flush with exterior wall treatment.
(b) Windows shall be provided with an architectural surround at the jamb, head and sill.
(c) All windows facing the front lot line shall be double hung or casement windows.

(3) Roofs. Hipped, gambrel or gabled roofs shall be required. Flat roofs shall not be permitted
except in areas where mechanical equipment is mounted.

Finding: The proposed garages are accessory to multi-family dwellings. Therefore, 17.44.022
applies. The proposed garages are not visible from a public street or pedestrian path. The proposed
garages are buffered on the west from adjacent property in the R-7.2 zoning district by trees located
on the open space area to the west of the project site. Currently the adjacent property to the north is a
low density residential property also zoned R-7.2. Therefore, the north wall of the parking garages
that measures over 95 feet long shall be modified to include a minimum of two of the following: (a)
Windows; (b) Entries; (c) Balconies; (d) Bays; or (e) The use of two or more distinct materials to
break up stretches longer than fifty lineal feet (50”) of unbroken area. These criterion are met as
conditioned.

CHAPTER 17.46 LANDSCAPING

Chapter 17.46 of the GMC regulates landscaping standards applicable to all development that is subject
to design review.

17.46.020 Standards. Landscaping requirements shall be as follows:

(1) Minimum Requirement. A minimum of 15 percent of the lot area shall be landscaped, except when a
greater percentage is required elsewhere in this title.

(2) Parking and Loading Areas. The following landscape requirements shall apply to off-street parking
and loading areas:
(a) An off-street parking and loading area providing 10 or more parking spaces shall be
improved with defined landscaped areas totaling no less than ten square feet per parking space;
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(b) A parking or loading area shall be separated from any lot line adjacent to a street by a
landscaped strip at least 10 feet in width, and any other lot line by a landscaped strip at least
five feet in width;
(c) 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 25 feet apart, on the
average,
(B) Low shrubs not to reach a height greater than three feet spaced no more than five feet
apart, on the average, and
(C) Vegetative ground cover;
(d) If a fence or wall is required or proposed, it shall be located behind required
landscaped strips where such strips are adjacent to a street;
(e) In parking areas three acres and larger intended for use by the general public,
pedestrian walkways shall be raised or separated from parking, parking aisles, and
travel lanes by a raised curb, concrete bumpers, bollards, landscaping, or other physical
barrier. If a raised pathway is used, curb ramps shall be provided in accordance with the
Americans with Disabilities Act Accessibility Guidelines.

(3) Irrigation. Provision shall be made for watering planting areas where such care is required.
(4) Maintenance Required. Landscaping shall be continuously maintained.

(5) Plant Species. The general characteristics of tree species shall be considered when planting under
overhead utility lines or near sidewalks or curbs to assure that damage will not result when maturity is
reached.

(6) Grading. The natural form of the site shall be preserved insofar as practicable unless berming or
contouring of land is required.

(7) Public Rights-of-Way. Land within the public road right-of-way, not developed as sidewalks or
driveways, shall be landscaped and maintained by the abutting property owners. Landscaping will be of
the variety that would not create a road hazard or impair sight distance.

(8) Street Trees. Street tree planting may be required of any development and, if planted, shall be
according to city requirements and of a species compatible with the width of the planting strip, and
nearby street tree species.

Finding: The application materials show that a total of 16,378 square feet of the project site will be
landscaped with 1,739 square feet in the parking area, and 1,144 square feet reserved for the playground.
The proposed 16,378 square feet of landscaping (that includes the playground and walking paths)
exceeds the 7,358 square feet needed to meet the 20% requirement found in 17.14.050(4). Verification
of the plant species proposed and maintenance of previous agreed upon landscaping required through
Z0249-15-D and this application is required per special condition #1. The narrative on page 16 states
that there will be a screen between the development and the residential neighbors, but sheet S.9 shows
that the landscaping between the parking garages and the northern property boundary consists of ground
cover. The development is not adjacent to a public street, near the right of way. These criterion are met
as conditioned.
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CHAPTER 17.48 OFF-STREET PARKING AND LOADING

Chapter 17.48 of the GMC regulates off-street parking and loading for all development permits.

17.48.030 Standards for developments subject to design review.

At the time of construction, enlargement, or change of use of any structure or development subject to
GMC Chapter 17.80 (Design Review), except as provided in the C-2 district, off-street parking spaces
shall be provided as follows unless greater requirements are otherwise established under this title:.....

Finding: The subject property is zoned Multifamily Residential and is subject to a Design Review
application per Chapter 17.80. However, the minimum number of 1.5 parking spaces required to serve
the existing apartment complex was approved through Z0249-15 and were constructed. The
development proposed through this application is to expand the number of covered and uncovered
parking spaces available for residents of the Webster Ridge Apartments. 17.48.030 Table 1 identifies
that there is no maximum number of parking spaces for a multifamily development. Therefore, this
chapter applies and this criterion is met.

17.48.040 Design requirements for permanent off-street parking and loading.
1) Parking and Loading:

(a) Parking and loading areas shall be paved with asphalt and/or concrete meeting city standards,
maintained adequately for all weather use and so drained as to avoid flow of water across public
sidewalks;

(b) Off-street parking and loading areas shall be screened from abutting properties located in a
residential zoning district unless such abutting properties are developed with nonresidential
uses. Required screening shall be accomplished by building placement, a landscaped earth berm
or a sight-obscuring fence or hedge. Required screening shall be a minimum of six feet high and
shall not conflict with GMC Chapter 17.54 (clear vision).

(c) Areas for standing and maneuvering vehicles, other than for the off-street parking and storage of
truck tractors and/or semitrailers, shall be paved with an asphalt and/or concrete surface
meeting city standards. The parking of truck tractors and/or semitrailers in off-street parking
areas used exclusively for the parking and/or storage of said vehicles may be allowed utilizing a
durable and dustless surface other than an asphalt and/or concrete surface. Such surface must
be graded, compacted and surfaced in such a manner that it will adequately support these
vehicles, including trailer standing gear, will not produce dust, will not produce tracking of mud
or other materials onto adjoining streets or properties, and otherwise complies with other
applicable provisions of this code.

Finding: The plans for proposed development identifies that the parking areas will be paved and storm
water drainage is being planned to ensure the areas are drained to avoid the flow of water across
sidewalks and existing pedestrian access through the apartments. The narrative provided by the applicant
notes that there will be walls and landscaping to provide the six feet high screen between the
development and low density residential property to the north. The landscape plan will need to be
modified to show the screening along the northern property boundary. The construction plans for the
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parking areas, including the markings, will be reviewed by the City during a pre-construction conference
to ensure that the City’s standards are met. As conditioned these criterion are met.

(2) Parking:

(a) Required parking spaces shall be located not further than 200 feet from the building or use
they are required to serve, measured in a straight line from the building;

(b) Required parking shall be provided in the same zoning district or a different zoning district of
a more intensive use;

(c) In no case shall required parking for a commercial or industrial use be provided in a
residential district, except for approved conditional uses;

(d) Groups of more than four parking spaces shall be permanently marked and so located and
served by driveways that their use will require no backing movements or other maneuvering
within a street right- of-way other than an alley;

(e) Parking spaces along the outer boundaries of a parking lot shall be contained by a curb at
least four inches high and setback a minimum of five feet from the property line. A bumper rail
may be substituted for a curb;

(f) Off-street parking and loading areas, including parking spaces and access aisles, shall meet
or exceed the minimum dimensional standards identified in Tables 2 and 3 and Figure 1 (of this
chapter). Access aisles shall be of sufficient width for all vehicular turning and maneuvering;
(9) Up to 50 percent of required parking spaces may be provided for compact cars;

(h) Parking areas shall be designed, to the maximum extent practicable, to avoid large,
uninterrupted rows of parking spaces.

Finding: The proposed development includes parking spaces that are within 200 feet of the apartment
buildings that they will serve. The site of the parking spaces are such that maneuvering through the
parking lot will not require any encroachment into the street right-of-way. The zoning district for this
1.04 acre parking development is zoned MR and is the same as the MR zoning that underlies the
apartment complex that will be served by the parking development. As shown in the application
materials the parking spaces will be permanently marked and the eastern parking lot boundary is
contained by a curb that is proposed at 6 inches in height. The remainder of the parking spaces are
contained in parking garages that do not require a curb due to the enclosed nature of the spaces. The
applicant proposing to have parking spaces that are ten feet wide by 19 feet long with a drive aisle that is
26 feet across. The proposal does not include parking for compact cars. The rows of parking spaces are
interrupted by landscaping and storm drainage infrastructure to have at most, 8 parking spaces in a row.
These criterion are met.

(3) Loading:

(a) A driveway designed for continuous forward flow of passenger vehicles for the purpose of
loading and unloading passengers shall be located on the site of any school having a capacity
greater than 25 students;

(b) Buildings or structures to be built or substantially altered which receive and distribute
material or merchandise by truck shall provide and maintain off-street loading berths in
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sufficient numbers and size to adequately handle the needs of the particular use. If loading space
has been provided in connection with an existing use or is added to an existing use, the loading
space shall not be eliminated if elimination would result in less space than is required to
adequately handle the needs of the particular use;

(c) Off-street parking areas used to fulfill the requirements of this section shall not be used for
loading and unloading operations except during periods of the day when not required to take
care of parking needs;

(d) Loading facilities shall be located at least 20 feet from residential property. Loading spaces
shall be located on the site and directly accessible to the main structure.

(e) Exceptions and Adjustments. Loading areas within a street right-of-way in areas zoned
mixed-use commercial in the C-2 zoning district may be approved when all of the following
conditions are met:

(A) Loading areas must be signed to limit the duration of the activity, which may not
exceed one hour for each loading operation.
(B) Proposed loading areas must support a use that requires infrequent loading activity.
Infrequent loading activity is defined as less than three operations that occur daily
between 5:00 a.m. and 12:00 a.m., or all operations that occur between 12:00 a.m. and
5:00 a.m. at a location that is not adjacent to a residential zone.
(C) The proposed loading area:

(i) Does not unreasonably obstruct traffic;

(it) Will be limited to one loading activity at a time;

(iii) Notwithstanding Portland Avenue, does not obstruct a primary emergency

response route; and

(iv) Is acceptable to the applicable roadway author

Finding: The subject site is located in the MR 1 zoning district and the proposed use is not a school.
The parking garages are not anticipated to receive and distribute material or merchandise by truck so
loading and unloading are not a primary use of these parking garages that will serve the existing
apartment dwelling units. These criterion are met.

17.48.050 Bicycle parking standards.

(1) General Provisions.
(a) Applicability. Standards for bicycle parking apply to full-site design review of new
construction for multi-family residential (four units and larger) and new commercial/industrial
developments. The Planning Commission may grant exemptions to bicycle parking requirements
in connection with temporary uses or uses that are not likely to generate the need for bicycle
parking.

(b) Types of Spaces. Bicycle parking facilities shall be provided in terms of short-term bicycle
parking and long-term bicycle parking. Short-term bicycle parking is intended to encourage

customers and other visitors to use bicycles by providing a convenient and readily accessible
place to park bicycles. Long-term bicycle parking provides a weather-protected place to park
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bicycles for employees, students, residents, commuters, and others who generally stay at a site
for at least several hours.

(c) Minimum Number of Spaces. All developments required to comply with this section shall
provide a minimum five percent bicycle parking spaces based on the city’s required minimum
number of automobile parking spaces. In addition, the following applies:

(A) All development shall have a minimum two short-term bicycle parking spaces; and
(B) If more than seven bicycle parking spaces are required, at least 50 percent of the
spaces shall be provided as long-term bicycle parking.

(C) Notwithstanding subsection (1)(a)(A) of this section, 100 percent of all bicycle
parking spaces for multi-family development of four units and more shall be provided as
long-term bicycle parking.

(2) Location and Design.
(a) Short-Term Bicycle Parking. Short-term bicycle parking facilities are lockers or racks that
meet the standards of this section and that are located inside a building, or located outside
within 30 feet of the main entrance to the building or at least as close as the nearest vehicle
parking space, whichever is closer;
(b) Long-Term Bicycle Parking. Long-term bicycle parking includes:
(A) Racks, storage rooms, or lockers in areas that are secure or monitored (e.g., visible
to employees or customers or monitored by security).
(B) Covered outside bicycle parking spaces that meet the requirements of subsection
(2)(g) of this section and are located within 100 feet of an entrance to the building;
(c) Signs. If the bicycle parking is not visible from the street or main building entrance, then a
sign conforming to the city’s standards for on-site traffic control, GMC Section 17.52.060(1),
shall be posted indicating the location of the parking facilities;
(d) Rack Type and Dimensions.
(A) Bicycle racks must hold bicycles securely by the frame and be securely anchored;
(B) Bicycle racks must accommodate:
(i) Locking the frame and one wheel to the rack with a high-security U-shaped
shackle lock, or approved substitute; or
(i) Locking the frame and both wheels to the rack with a chain or cable not
longer than six feet;
(C) The Planning Commission may approve alternate bicycle racks provided they are
convenient and secure;
(e) Bicycle parking spaces must be at least six feet long and two feet wide. An aisle five feet wide
for bicycle maneuvering must be provided;
(f) Areas set aside for required bicycle parking must be clearly marked and reserved for bicycle
parking only;

Finding: The applicant is not required to provide off-street parking since the apartments were built with
the required minimum amount of parking approved through Z0249-15-D. Therefore, the bicycle parking
requirement is limited to temporary bicycle parking with a minimum of two spaces. The applicant is
proposing to provide at a minimum two temporary uncovered bicycle parking spaces using new staple
bike racks that are anchored to the ground between the playground and Building 2 as seen on Sheet S.9
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dated 10/29/2021. The bike parking is visible from the drive aisle and the entrances to the accessory
garage buildings. These criterion are met.

CHAPTER 17.50 VEHICULAR AND PEDESTRIAN CIRCULATION

17.50.010 Applicability. Vehicular and pedestrian circulation standards shall apply to all land divisions
and to all development that is subject to design review.

17.50.020 Vehicular and pedestrian circulation generally.

Vehicular and pedestrian circulation facilities, including walkways, provisions for the handicapped,
interior drives and parking as provided under GMC Chapter 17.48 (off-street parking and loading),
shall be designated as follows:

(1) Impervious Surface. Provide for least amount of impervious surface necessary to adequately serve
the type and intensity of proposed land uses within developments as well as providing adequate access
for service vehicles.

(2) Traffic Separation. Provide when feasible, a separation of motor vehicular, bicycle and pedestrian
traffic.

(3) Curbs and Sidewalks. Provide curbs, associated drainage, and sidewalks within the right-of-way or
easement for public roads and streets.

(4) Traffic Volume Expansion. Provision shall be made to accommodate any increased volume of
traffic resulting from the development consistent with GMC Section 17.50.050. If streets adjacent to or
serving the site are inadequate, widening, dedication of property for future widening, or other street
improvements may be required. The development shall be designed to minimize traffic volume increases
on minor streets and underdeveloped streets.

(5) Handicapped Needs. Provide for the special needs of the handicapped such as wheelchair ramps
and Braille signs.

(6) Pedestrian Circulation Standards. An on-site pedestrian circulation system shall be provided for
new nonresidential and multi-family developments and for new buildings added to existing
nonresidential and multi-family developments. The system may include sidewalks as part of the public
rights-of-way, walkways, and multi-use paths. (Walkways only provide for pedestrian circulation; multi-
use pathways accommodate pedestrians and bicycles.) The system shall comply with the following
standards:

(a) The system shall connect all adjacent streets to the main entrances of nonresidential
buildings and to unit and/or building entrances of multi-family developments;

(b) The system shall connect all buildings and other areas of the site, such as parking areas,
bicycle parking, recreational areas, common outdoor areas and any pedestrian amenities;

(c) The system shall be hard-surfaced and constructed in accordance with the public works
standards. For nonresidential development, the walkways shall be a minimum of six feet wide.
For multi-family residential development, walkways shall be a minimum of five feet wide;
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(d) The system and off-street parking and loading areas shall be designed to avoid, to the
maximum extent possible, the system’s crossing off-street parking and loading areas. Where the
system crosses driveways or off-street parking and loading areas, the system shall be clearly
identifiable through the use of elevation changes, speed bumps, a different paving material or
other similar method. Striping shall not fulfill this requirement;

(e) Where the system is parallel and adjacent to an auto travel lane, the system shall be a raised
path or be separated from the auto travel lane by a raised curb, bollards, landscaping or other
physical barrier. If a raised path is used, the ends of the raised portions shall be equipped with
curb ramps;

(f) The system shall comply with the Americans with Disabilities Act (ADA);

(9) Walkways or multi-use paths shall be provided at or near midblock where the block length
exceeds the length required by GMC Section 17.64.020. Multi-use paths shall also be provided
where cul-de-sacs or dead-end streets are planned, to connect the ends of the streets together, to
other streets, and/or to other developments, as applicable. Multi-use paths used to comply with
these standards shall conform to all of the following criteria:

(A) Multi-use paths are required to be no less than 10 feet wide and located within a 20-
foot-wide right-of-way or easement that allows access for emergency vehicles.

(B) The city may require landscaping within the pathway easement/right-of-way for
screening and the privacy of adjoining properties.

(C) The Planning Commission may determine, based upon facts in the record, that a
walkway or multi-use pathway is impracticable due to: physical or topographic
conditions (e.g., freeways, railroads, extremely steep slopes, sensitive lands, and similar
physical constraints); buildings or other existing development on adjacent properties that
physically prevent a connection now or in the future, considering the potential for
redevelopment; and sites where the provisions of recorded leases, easements, covenants,
restrictions, or other agreements recorded as of the effective date of this code prohibit
the pathway connection.

Finding: The applicant showed part of the on-site pedestrian circulation system, including the sidewalk
between the parking area and the playground on the Hardscape plan Sheet C1.0 dated 2/4/2022. The
proposed development does not include any additional dwelling units. For the rezoning of the 1.04 acres
of land where the proposed development is located, a traffic analysis was conducted and it determined
that no additional traffic impact is anticipated. Therefore, expansion of the existing drive and Webster
Rd is not required. There are no street frontage improvement required unless the existing sidewalks
along Webster Rd are damaged during construction. A multi-use pathway is not proposed in or adjacent
to the subject property per the 2017 TSP. The curb ramps between the sidewalk and the parking spaces
were not shown on Sheet C4.1 and there were discrepancies between the location of the sidewalks
shown on the landscaping plan and the hardscape plan. Therefore, a detailed pedestrian access plan that
serves the needs of all abilities is required and is Special Condition #6. These criterion are met as
conditioned.

(7) Proposed new industrial, institutional, multi-family retail and office developments requiring full site
design review that are adjacent to or incorporate transit streets shall provide transit improvements at
any existing or planned transit stop located along the site’s frontage consistent with the transit
operator’s adopted long-range plan.
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Finding: The proposed use is related to a multi-family development. There is an existing transit stop on
Webster Rd, approximately 160 feet to the south of the eastern property boundary. The design review
application Z0024-22 does not require a full site design review for the 5.12 acre site since the majority
of the site was reviewed and developed through Z0249-15 and this development does not proposed to
incorporate transit streets. This criterion is not applicable.

CHAPTER 17.52 SIGNS

Establishes sign requirements.

Finding: Sign designs for the replacement of the current sign was not included in the application. This
criterion is met with Special Condition #2.

CHAPTER 17.54 CLEAR VISION

17.54.020 Clear vision area.

(1) Obstruction Prohibited. On property at any corner formed by the intersection of two streets, or a
street and a railroad, it is unlawful to install, set out or maintain, or to allow the installation, setting out
or maintenance of any sign, fence, hedge, shrubbery, natural growth or other obstructions to the view
higher than three feet above the level of the center of the adjacent intersection with that triangular area
between the property line and a diagonal line joining points on the property lines at the distance from
the intersection specified in this regulation. In the case of rounded corners, the triangular areas shall be
between the lot lines extended in a straight line to a point of intersection and so measured, and a third
side which is a line across the center of the lot joining the nonintersecting ends of the other two sides.
The following measurements shall establish clear-vision areas:

Measurement Each Lot

Right-of-Way (in feet) | (in feet)

80’ 20
60 30
50 or less 40

(2) Exceptions. Provisions set out in Subsection (1) of this section shall not apply to:
@) Public utility poles; trees trimmed (to the trunk) to a line at least eight feet (8”) above the
level of the intersection; provided, that the remaining limbs and foliage of the trees must be
trimmed as to leave, at all seasons, a clear and unobstructed cross-view of the intersection;
saplings, or plant species of open growth habits and not planted in the form of a hedge, which are
so planted and trimmed as to leave at all seasons a clear and unobstructed cross-view of the
intersection, supporting members of appurtenances to permanent buildings existing on the date
when this ordinance in this Chapter becomes effective; official warning signs or signals; places
where the contour of the ground is such that there can be no cross-visibility at the intersection; or
to signs mounted ten or more feet above the ground and whose supports do not constitute an
obstruction as described in Subsection (1) of the section.
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(d) At a driveway serving a parking lot with capacity of more than eight automobiles and at
corners of an intersection of a street controlled by stop signs or a traffic signal if the street
intersection or driveway has an unobstructed sight distance specified in a 2001 publication titled
“A Policy on Geometric Design of Highways and Streets” prepared by the American Association
of State Highway and Transportation Officials (AASHTO), summarized in the table below;
however, the Planning Commission may approve a driveway location with less than minimum
intersection sight distance if no other suitable location is available:

Finding: The property being developed is not located on the corner of two intersecting streets. The
design of the proposed garages and site development is over 300 feet from the nearest street. The
driveway used to access the existing apartments was approved through Z0249-15. This criterion is not
applicable and is for informational purposes only.

CHAPTER 17.56 DRAINAGE

17.56.020 Standards.

Adequate provisions shall be made to ensure proper drainage of surface waters, to preserve natural
flow of watercourses and springs and to prevent soil erosion and flooding of neighboring properties or
streets. Such provisions shall include but not be limited to the following:

(1) Generally. All development shall be planned, designed, constructed and maintained to:
(a) Protect and preserve existing drainage channels to the maximum practicable extent;
(b) Protect development from flood hazards;
(c) Provide a system by which water within the development will be controlled and managed
without causing damage or harm to the natural environment, or to property or persons within
the drainage basin;
(d) Assure that waters drained from new or redevelopment sites are substantially free of
pollutants, including sedimentary materials, through the use of stormwater treatment facilities as
referenced herein and appropriate erosion and sediment control practices;
(e) Assure that runoff drained from new and redevelopment sites is managed in accordance with
criteria outlined in the City of Gladstone Stormwater Treatment and Detention Standards as to
not cause erosion to any greater extent than would occur in the absence of development;
(f) Avoid placement of surface detention or retention facilities in road rights of way.

(2) Watercourses. Where culverts cannot provide sufficient capacity without significant environmental
degradation, the city may require the watercourse to be bridged or spanned.

(3) Easements. In the event that a development or any part thereof is traversed by any watercourse,
channel, stream or creek, gulch or other natural drainage channel, adequate easements for storm
drainage purposes shall be provided to the city. This does not imply maintenance by the city.

(4) Obstructions. Channel obstructions are not allowed, except as approved for the creation of a
detention or retention facility. Fences with swing gates may be utilized.

(5) Surface Drainage and the Storm Sewer System.
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(a) Stormwater treatment and detention facilities shall be designed and installed in accordance
with criteria outlined in the Gladstone Public Works Design Standards and the Gladstone Public
Works Standard Construction Specifications.

(b) The street cross-sections found in the Gladstone transportation system plan may be modified
to accommodate alternative stormwater management methods subject to the approval of the
Public Works Supervisor. The Public Works Supervisor may require modification of the typical
cross section to accommodate alternative stormwater management methods when associated
with development proposals. Such modifications may be applied as conditions of development
approval.

Finding: The subject property does not contain any known drainage ways, floodplains, or watercourses.
Surface water drainage and treatment will be completed to City standards. If the proposed location of
storm drainage infrastructure is not feasible due to bedrock, property boundaries, existing buildings,
infiltration rates, or requirements of the plumbing code, alternative storm drainage systems shall be
considered and the City Public Works Department shall approve the final designs. As conditioned these
criterion are met.

CHAPTER 17.58 GRADING AND FILL

17.58.020 General provisions.

(1) Grading of Building Sites. Grading and fill of building sites shall conform to Chapter 70 of the
Uniform Building Code. The character of soil for fill and the characteristics of lots and parcels made
usable by fill shall be suitable for the purpose intended. When deemed necessary, the building official
may require geological studies to determine the suitability of the site.

(2) U.B.C. Requirements. The building official shall enforce Chapter 70 of the U.B.C. and shall require
soils reports and/or engineering studies before issuing a building permit for fill, excavation,
construction or related activities involving soils with restrictive features such as instability, wetness,
flooding or other limitations.

Finding: The proposed use is an accessory use to the existing Multifamily Residences on the site. It
appears that grading of the building site has already begun based on aerial images from 2020 and 2022.
Building permits and grading permits are required to ensure the requirements in the Uniform Building
Code, or current predecessor, are met. As conditioned this criterion is met.

CHAPTER 17.60 UTILITIES

17.60.020 Standards.
Utility services and facilities shall be appropriate to the scale and type of development and
consideration shall include, but not be limited to the following standards:

(1) Site Disturbance. The location, design, installation and maintenance of all utility lines and facilities
shall be carried out with minimum feasible disturbances of soil and site.

(2) Electricity. Gas. Communications. All development which has a need for electricity, gas and
communications services shall install them pursuant to the requirements of the district or company
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servicing the development. Except where otherwise prohibited by the utility district or company, all such
facilities shall be underground.

(3) Underground Facilities. The developer shall make necessary arrangements with utility companies
or other persons or corporations affected for the installation of underground lines and facilities.
Electrical lines and other wires, including but not limited to communication, street lighting and cable
television, shall be placed underground.

Finding: The City Public Works and Engineering Departments provided comments that highlight the
concern of having storm drainage infrastructure below an existing water utility vault. The electrical,
lighting, cable, communication and other utility connections will be installed following the requirements
of the utility providers. These criterion are met as conditioned.

(4) Sanitary Sewers. All development which has a need for sanitary sewers shall install the facilities
pursuant to the requirements set forth by the public works department. Installation of such facilities
shall be coordinated with the extension of necessary water services and storm drainage facilities.
Requirements for development shall include the following:
(a) Sanitary sewers shall be installed to city standards to serve or be available to all
development. Design shall take into account the capacity and grade to allow for desirable
extension beyond the development. If required, sewer facilities will, without further sewer
construction, be sized to directly serve property outside the development;
(b) If the area outside the development to be directly served by the sewer line has reached a state
of development to justify sewer installation at the time, the Planning Commission may
recommend to the City Council construction as an assessment project with such arrangement
with the developer as is desirable to assure financing his share of the construction. If it is
determined by the city that a larger sized line than normally required to serve the property is
desirable to provide for future extension, the city will reimburse the developer the difference in
cost of pipe between that required to serve the development and that stipulated by the city;
(c) In areas that will not be served by a public sewer, the minimum lot and parcel sizes shall
permit compliance with the requirements of the department of environmental quality and shall
take into consideration problems of sewage disposal, particularly problems of soil structure and
water table as related to sewage disposal by septic tank.

(5) Water Services. All development which has a need for water service shall install water facilities and
grant necessary easements pursuant to the requirements of the utility district serving the development.
In addition, requirements for development shall include the following:

(a) Water lines to serve residential developments shall be a minimum six inch (6”) nominal
diameter and water lines to service commercial and industrial developments shall be a minimum
eight inch nominal diameter with valves and fire hydrants serving each building site in the
development and connecting the development to city mains shall be installed. Prior to starting
building construction, the design shall take into account provisions for extension beyond the
development and to adequately grid the city system. Hydrant spacing to be based on accessible
area served according to A.l.A. recommendations and as approved by the Fire Chief;

(b) If the city determines that a water line size greater man the required minimum in diameter is
required to provide for future extension of the water system, the city will reimburse the developer
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the difference in cost of pipe and valves between that of the minimum diameter and the size
stipulated by the city.

(6) Coordination with Street Surfacing. All underground utilities, sanitary sewers and storm drains
installed in streets by the developer or by any utility company shall be constructed prior to the surfacing
of the streets. Stubs for service connections for underground utilities and sanitary sewers shall be placed
to a length minimizing the necessity for disturbing the street improvements when service connections are
made.

(7) As-Built Submittals. A map showing all public improvements, as built, shall be filed with the city
engineer upon completion of the improvements.

(8) Conditions for Refund to Developer.
(a) If required water mains or sewer facilities will without further construction other than
individual laterals, directly serve properties outside the development, the city may enter into an
agreement with the developer to require owners of the other benefiting properties to refund to
the developer, a pro rata portion of the cost of the extension prior to allowing the benefiting
property to connect thereto;
(b) Any such agreement shall contain a provision that the developer agrees to completely
indemnify and hold harmless the city for any claim or injury or action arising from the city’s
administration of such agreement;
(c) The right to require such a refund shall not continue for more than 10 years after the date of
installation of the extension;
(d) The amount to be refunded and the individual proration of the same shall be determined by
the city and such determination shall be final.

Finding: The materials provided in the application will need to address the concerns voiced by the
Public Works Department in their comments before the construction plans are provided to the City for
review. Therefore, the plans for water, storm sewer, parking lot surfacing, and utility easements shall
meet the City requirements as conditioned. These criterion are met as conditioned.

As such, the Planning staff recommend APPROVAL of the Design Review Application No. Z0024-22-
D.

Pursuant to Section 17.92.020 of the Gladstone Municipal Code, the decision of the Planning
Commission may be appealed to the City Council within 15 days of the mailing of the Planning
Commission’s written decision. In order to appeal a decision of the Planning Commission, a party must
have appeared orally or in writing before the Planning Commission. The filing fee for the appeal is
$250.00. If no appeal is filed within 15 days, the decision of the Planning Commission shall be final.
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EXHIBIT 2
2020 Aerial Image
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EXHIBIT 2
Aerial Image
2022 by Google
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EXHIBIT 3
Exterior Renderings
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Site Plan C3.0
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Landscaping Plans from 2022
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Clackamas Fire District #1

Date: April 13, 2022
To: Joy Fields, Senior Planner Clackamas County
RE: Z0024-22, 18181 Webster Rd, Gladstone

A land use plan review was conducted for the listed property. It has been determined that this property is in an
area with public water supply, and there are no site conditions that would prevent the applicant from
constructing the proper access. Fire department access and water supply are reviewed in accordance with the
2019 edition of the Oregon Fire Code (OFC).

When submitting plans for fire department access and water supply approval please include the following
information:

Fire apparatus access

Fire lanes

Fire hydrants

Fire lines

Available fire flow

FDC location (if applicable)

Building square footage

Construction type

Fire flow test per NFPA 291 no older than 12 months

ooooooooo

Access and water supply plans can be submitted to Clackamas Fire District #1 website
www.clackamasfire.com Access/water supply submittal link.

For design assistance we provide additional information including the Fire Code Application Guide, please
visit our new construction website at http://www.clackamasfire.com/fire-prevention/new-construction-
resources/

Note: This review is to determine if the project can be designed and constructed to meet the
requirements of the Oregon Fire Code, and should not be considered approval of the design as
submitted.

Alex McGladrey

Clackamas Fire District #1

Deputy Fire Marshal

503-742-2662
alex.mcgladrey@clackamasfire.com

2930 SE Oak Grove Boulevard - Milwaukie, OR397%667 - 503-742-2660 - www.clackamasfire.com
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TO: Joy Fields / County Planning
FROM: Erik Carr Bertram / Water Environment Services (ecarr@clackamas.us, 503-936-3666)
DATE: April 7, 2022

SUBJECT: WES Conditions of Approval, Z0024-22 — Webster Ridge Apts Parking Lot Expansion

LOCATION: 18181 WEBSTER ROAD
TAX LOT: 22E17DC00800
WES LOG#:  170-22

Facts and Findings:

o Clackamas Water Environment Services (WES) is an intergovernmental entity formed pursuant to Oregon
Revised Statutes Chapter 190 for the purpose of providing regional sewerage works, including all facilities

necessary for collecting, pumping, treating, and disposing of sanitary or storm sewage within its
boundaries.
o Per an IGA between the City of Gladstone and Water Environment Services, WES is the delegated

erosion control authority within the City’s boundaries for all development and redevelopment applications.

Erosion control services shall include plan and permit review, fees, and inspection.

Conditions of Approval:

1.

The proposed development is located within the service area of Water Environment Services (WES) and shall

be subject to WES Rules and Regulations, and Standards (“WES RR&S”), in accordance with the following
adopted ordinances:

a. Water Environment Services Rules and Regulations, July 2018, Ordinance No. 03-2018

b. Stormwater Standards, Clackamas County Service District No. 1, July 1, 2013.
Per Stormwater Standards, Section 6.1, the owner or their agent, contractor, or employee shall properly

install, operate and maintain both temporary and permanent Erosion Protection and Sediment Control (EPSC)

practices to protect the environment during the useful life of the project. No visible or measurable erosion
shall leave the property during development, construction, grading, filling, excavating, clearing, or other

activity that accelerates erosion, as required by water quality standards set forth in OAR 340-41-445 thru 470.

An EPSC Permit shall be required for development activities that result in land disturbance of 800 sq ft or
greater. Before the start of any grading or construction activities, the applicant shall submit a Permit
application and erosion control site plans to WES for review and approval, and pay applicable permit fees
($460 + $80/acre over 1 acre).

EPSC site plans shall delineate the total area of disturbance and note the square footage. Site plans shall
identify adequate EPSC techniques and methods as prescribed in the current WES Erosion Prevention
Planning and Design Manual.

A DEQ 1200-CN Construction Stormwater (Erosion Control) Permit shall be required for development
activities that result in land disturbance of 1 acre to less than 5 acres. The applicant shall submit a WES
EPSC Permit application and DEQ 1200-CN template style erosion control plans to WES for review and
approval, and pay applicable permit fees ($460 + $80/acre over 1 acre). Plans shall be consistent with the
substantive requirements of DEQ’s 1200-C permit site erosion prevention and sediment control plans.

Page 1 of 2 WES170-22_Conditions_ec.docx
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6. Prior to issuance of building permits, EPSC measures shall be inspected by a WES erosion control inspector.
Monitoring inspections will occur periodically throughout the construction. The permittee shall request a Final
Erosion Control inspection once the site has been permanently stabilized.

a. Commercial and Other: To schedule an Initial or Final inspection, call WES at 503-742-4567 and
request to speak with the erosion control inspector.

Page 2 of 2 WES170-22_Conditions_ec.docx
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Public Works Comments for Webster Ridge Parking Expansion, 18121 Webster Rd. 4.21.2022

1. Water. Existing public and private water mains are located within the Webster Ridge Apartment complex.
No domestic water is proposed for the new parking and garage facilities. Water for landscape irrigation shall
be fed through the existing water meter and irrigation system for the apartment complex. Water for
firefighting purposes, as indicated on the applicant's submitted Sheets C3.0 & C3.1, shall be fed from the
existing private fire line. No new connections to the public water main on the site will be allowed without
approval of Gladstone Public Works.

On submitted Sheet C3.0, the new storm drain pipe east of manhole SD FCMH-01 is shown crossing under
an existing concrete vault containing a double check detector backflow prevention device for the existing
private fire system. The elevation of the new storm drain pipe in the vicinity of the backflow vault will be
approximately elevation 218.7+/- and will be several feet lower than the backflow prevention vault which has
a lid elevation of 227.25+/- and which is likely approximately 5 feet tall, therefore having a base of
approximately elevation 222.25+/-.

The new storm drain piping and trenching shall meet the requirements of the Oregon Plumbing Specialty
Code (OPSC) as required by City of Gladstone Public Works Design Standards (GPWDS) Section
2.0016.H. Section 314.1 of the OPSC states, “Trenches deeper than the footing of a building or structure,
and paralleling the same, shall be located not less than 45 degrees (0.79 rad) from the bottom exterior edge
of the footing, or as approved in Section 301.0".

The applicant shall detail for Gladstone Public Works how the storm drain will be installed in the vicinity of
the existing backflow prevention vault consistent with the requirements of the OPSC and without impacting
the existing backflow prevention vault or the public water line serving the backflow prevention vault.

2. Sanitary Sewer. No sanitary sewer is needed for the parking garages.

3. Storm Drainage. The proposed development shall meet all storm drainage requirements pursuant to the
GPWDS. Storm drainage improvements for onsite development shall be permitted through Clackamas
County Building Department. A storm drainage analysis and plans were submitted for review detailing how
storm water quality, quantity, and disposal are being addressed. Comments on the submittal are below:

a. The private storm water system shall meet the requirements of the Oregon Plumbing Specialty
Code (OPSC) as required by City of Gladstone Public Works Design Standards (GPWDS) Section
2.0016.H.

The applicant's submitted Sheet C3.1 identifies the elevation of the new storm drain pipe south of
existing Building #4 to be between 215 feet and 217 feet. Sheet C-2.0 of the as-built plans for the
existing Webster Ridge Apartment complex (AAl Engineering dated 9/14/2017) indicates the
finished floor elevation of Building #4 to be elevation 227.0 feet and Sheet C0.1 of the as-built
plans identifies the separation between the rear of Building 4 and the southern property line to be
5.0 feet.



The geotechnical report included in the storm drain calculations (GeoPacific Engineering, May 12,
2015) identifies two test pits in the vicinity of Building 4, TP-4 and TP-5. TP-4 was terminated at 9
feet bgs due to practical refusal on medium hard basalt. The pre-development ground surface at
TP-4 was in the vicinity of elevation 227.0, which places the practical refusal approximately at
elevation 218.0. TP-5 was terminated at 3.5 feet bgs due to practical refusal on medium hard
basalt. The pre-development ground surface at TP-5 was in the vicinity of elevation 223, which
places the practical refusal approximately at elevation 219.5. Therefore, the surface of the hard
rock layer is anticipated to be encountered between the elevations of 218.0 feet and 219.5 feet,
and the bottom of the pipe is proposed being between 217 feet and 215 feet. Three to four feet of
hard rock may have to be excavated from within the five-foot wide space south of Building #4.

Section 314.1 of the OPSC states, “Trenches deeper than the footing of a building or structure, and
paralleling the same, shall be located not less than 45 degrees (0.79 rad) from the bottom exterior
edge of the footing, or as approved in Section 301.0". The applicant shall demonstrate for the
Public Works Department and Clackamas County Building Department how the new storm drain
piping will be installed within the 5-foot-wide zone between Building 4 and the property line while
meeting the requirements of the OPSC.

b. The applicant's stormwater analysis shall be revised to meet the requirements of Section
2.0016.C.4 of the GPWDS. The stormwater analysis includes a one paragraph response for the
downstream analysis. The downstream analysis shall be revised to demonstrate adequate
conveyance capacity to the distance where the project site contributes less than 15% of the
upstream drainage area OR 1,500 feet downstream of the project, whichever is greater. The
downstream analysis should also address impacts to the Webster Road / Oatfield Road drainage
system by having a portion of this site, which naturally drains west toward Stone Oaks Ct., drain
east into the Webster Road / Oatfield Road storm drain system.

c. Storm drainage detention requirements are established by Section 2.0016.C.1 of the GPWDS. The
less intense storm drainage detention requirement is to detain peak flows from the post-
development 2-year storm to 50% of the peak runoff from the pre-development 2-year storm. The
applicant’s calculations indicate the existing peak runoff in a 2-year event as 0.06 cfs. The
applicant’s proposed peak release rate from the post-development 2-year storm event is 0.04 cfs,
which fails to comply with the standard by 0.01 cfs. The applicant’s report states that the standard
cannot be met using orifices, due to clogging associated with orifices smaller than 1-inch diameter.
We agree with this statement that a 1-inch orifice is a typical minimum diameter.

d. The higher intensity detention requirements of Section 2.0016.C.1 are modified in the case of
identified downstream deficiencies by Section 2.016.C.3. The Gladstone Stormwater Master Plan
identifies deficiencies downstream in the existing Webster Road / Oatfield Road storm drainage
system in Oatfield Road and SE 82" Drive. Due to the existing downstream deficiency and
because the proposed plan will drain a portion of the site in a different direction than its natural
drainage path, the project shall meet the detention standards of GPWDS Section 2.0016.C.3.

4. Construction Plans Submittal. Following land use approval, plans detailing the installation of the private
utilities, impacts to any public facilities, and site grading shall be submitted to the City of Gladstone Public
Works Department for review and approval. Construction plans shall be designed and stamped by a
Professional Engineer registered in the State of Oregon. Plan submittal shall include (3) paper sets of plans,
a pdf copy, an Engineer’s Estimate for any public improvements, and a drainage report.



5. Pre-Construction Conference. Once grading/construction plans are ready to be approved by the City of
Gladstone, a Pre-Construction Conference with final sign-off on the Construction Plans may be required at
the discretion of the Public Works Director.

6. As-Built Submittals and Stormwater Certification. Prior to approval of the Certificate of Occupancy, the
applicant shall provide the City with the following:

a. As-built plans.

b. Arecorded copy of the Private Storm Drainage Facilities Maintenance Agreement for the private
storm water system(s). The Maintenance Agreement shall be prepared using an approved City of
Gladstone form.

c. Asigned certification from the design engineer indicating that the surface water systems have been
inspected and installed per the approved plans and that the systems are functioning as designed.
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l. Introduction

General Information

Applicant and Owner:

Prepared by:

Project Location

Parcel ID Number:
Zoning:
Comprehensive Plan:

Project Site Area:

Stony Ridge, LLC

14020 SE Johnson Creek Road; Suite 102
Milwaukie, OR 97267

Contact: Bob Sanders

Phone: 503.319.5946

Email: bob@htipllc.com

DOWL

720 SW Washington Street; Suite 750
Portland, OR 97205

Contact: Matthew Robinson

Phone: 971.229.8318

Email: mrobinson@dowl.com

18181 Webster Road
Gladstone, OR 97027

22E17DC0O0800

Multi-Family Residential (MR)
High-Density Housing

5.12 acres
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Il. Project Summary

Existing Conditions

The project site consists of an approximately 1.04 acres (44,044 square feet) portion of parcel
22E17DC00800 (tax lot 800), a roughly 5.12-acre property located on Webster Road in the City
of Gladstone (City). Tax lot 800 is currently zoned Multi-Family Residential (MR) with a
comprehensive plan designation of High-Density Housing. A vicinity map is included as Figure 1,
and a zoning map is included as Figure 2 within this narrative.

Tax lot 800 is currently the site of the Webster Ridge apartment complex. The apartment complex
was approved in the 2015 land use approval Z0249-15-D, and consists of 122 dwelling units, 184
parking spaces, and associated landscaping improvements and tenant amenities. Access to the
site is provided from Webster Road via a two-way 26-foot private drive aisle. Surrounding uses
and zoning designations are identified in Table 1 below.

Table 1: Surrounding Uses

Zoning Use
North R-7.2 Single-family residential, Tri-City Baptist Temple
South C2 (Community Commercial) | Gladstone Nature Park
East R-7.2 Webster Road, LDS Milwaukie Oregon Stake
West R-7.2 Single-family residential

Previous Approvals

The project site is subject to an October 2020 City approval of a comprehensive plan designation
and zoning map amendment (Z0149-20-D). As a result of this approval, the project site was
rezoned to MR from R-7.2 and its comprehensive plan designation changed from Low-Density
Housing to High-Density Housing. Following this approval, a property line adjustment was also
approved by the City under file Z0507-20-PLA, to adjust a segment of the common property line
for tax lot 800 and tax lot 22E17DC00701 (tax lot 701), resulting in the 1.04-acre project area
being transferred to tax lot 800 from tax lot 701. The property line adjustment was recorded with
Clackamas County, and a copy is included as Exhibit C.

Development of the project site is subject to special conditions of approval outlined in Z0149-20-
D, regarding future use, lighting and screening. These special conditions are as follows:

1. Future Use. The 1.04 acres that are rezoned shall be developed with land uses
customarily considered accessory to Multifamily residences per 17.14.030 in addition to
recreational uses per 17.68.040.

2. Lighting. The future development of the site shall provide limited lighting per
17.44.020(5) and (6). Any lighting installed shall be the minimum amount required to
meet the City of Gladstone Public Works requirements.

3. Screening. The project currently has a retaining wall at the southwestern edge of the
property closest to Stone Oaks Court. To provide screening from adjacent neighbors, an
exception to 17.14.030, fence and wall height, will be granted by the Planning
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Commission and the applicants shall install a six foot (6°) fence on top of the retaining
wall prior to receiving building permits for additional development on the rezoned
portion of the parcel per 17.68.040. A six foot (6’) landscaping screen may be substituted
for a fence if the integrity of the retaining wall can be maintained.

Project Description

Stony Ridge, LLC (the applicant) is requesting City approval of a design review application to
construct a new asphalt parking area that includes additional parking stalls and garages. Some of
the parking stalls will include covered carports. The applicant also proposes to retain a green
space buffer west of the western boulder retaining walls and construct a lawn and playground
space between the parking lot and the existing apartment buildings to the east.

The applicant submitted an initial design review application on January 18, 2022 (Z0024-22). This
narrative serves as a response to the Notice of Incomplete Application included as Exhibit B,
provided to the applicant by City staff on January 27, 2022. The narrative addresses project
compliance with applicable sections of the Gladstone Municipal Code (GMC) as well as specific
conditions of approval stemming from prior land use decisions, as detailed above. A Preliminary
Site Plan included as Exhibit D and structural plans included as Exhibit E have also been provided
to illustrate the proposed improvements.
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Figure 1: Vicinity Map

Figure 2: Zoning Map
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ll. Gladstone Municipal Code

The applicable Gladstone Municipal Code (GMC) provisions are set forth below with findings
demonstrating the project’s consistency with these provisions.

17.14 MR — Multi-Family Residential District
17.14.010 Purpose.

The purpose of an MR district is to: implement the comprehensive plan and to provide land for families
and individuals desiring to live in an environment of high density multi-family dwellings with proximity
to mass transit, shopping and service facilities.

17.14.020 Uses allowed outright.

In an MR zoning district, the following uses and their accessory uses are allowed outright:

(1) Two-family dwellings.

(2) Multi-family dwellings.

Response: The proposed parking area, garages, and carports will serve as an accessory use to an
existing multi-family residential development. Pursuant to this section, the proposed
improvements are allowed outright.

17.14.030 Accessory uses allowed.

Accessory uses shall comply with all the requirements of this zoning district, except as this section
allows to the contrary. All accessory structures shall be subject to GMC Chapter 17.54 (clear vision). The
following accessory uses shall be allowed in an MR Zoning district:

(1) Buildings. Garages and carports, storage and other buildings, as follows:

(a) Either the side, except a street side, or rear setback may be reduced to zero for one accessory
structure provided such structure:

(A) Is detached from other buildings;
(B) Does not exceed a height of one (1) story; and
(C) Does not exceed a floor area of four hundred-fifty (450) square feet;

(b) A wall of rated, fire-resistive construction may be required by the Oregon Structural
Specialty Code or its successor.

(c) When more than one accessory structure is present including a portable storage container
as defined in Chapter 5.22, a setback does not apply to the portable storage container.

Response: As shown on the site plan (Exhibit D), the garages and carports have a minimum side and
rear setback in excess of five feet. Therefore, this standard is met.

(2) Courtyards, Patios and Decks. The minimum side, except street side, and rear setbacks for uncovered
courtyards, patios and decks in excess of thirty inches (30”) in height shall be five feet (5’). The minimum
front and street side setbacks for such courtyards, patios and decks shall be fifteen feet (15’). No setback
shall be required for uncovered courtyards, patios and decks thirty inches (30”) or less in height. When
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calculating the height of a courtyard, patio or deck, railings and benches shall be excluded from the
calculation.

Response: No courtyards, patios, or decks are proposed with this application. Therefore, this
provision is not applicable.

(3) Fences and Walls. The following standards shall apply to fences and walls of all types whether open,
solid, wood, metal, masonry or other material.

(a) When located between the front lot line and the front building line, fences and walls shall
not exceed three feet (3’) in height;

(b) Fences and walls not subject to Subsection (3)(a) of this Section shall not exceed six feet (6’)
in height;

(c) An exception may be granted to the maximum fence or wall height standards pursuant to
review of an application for conditional use; alteration, expansion or change of use of a
nonconforming use; or design review and when an exception is found necessary to provide
adequate screening for the use.

Response: As shown on the grading and erosion control plan (Exhibit D), the applicant plans to
construct an ultra-block wall along the north property line and two low boulder walls
behind the garages with a large natural green space between the boulder walls and the
western property line, neither of which are situated between the front lot line and front
building line, nor will they exceed six feet in height. Therefore, this standard is met.

(4) Storage. Storage of boats, trailers, pickup campers, coaches, motorhomes and similar recreation
equipment. Occupancy of such equipment is subject to a temporary permit under GMC Chapter 15.28
(temporary dwellings).

(5) Swimming Pools, Ponds and Hot Tubs. The minimum side, street side and rear setbacks for swimming
pools, ponds and hot tubs shall be three feet (3’). The minimum front setback for ponds no greater than
five feet (5’) wide and no more than two feet (2’) deep shall be three feet (3’).

(6) Home Occupations. Home occupations shall be subject to GMC Chapter 17.78 (home occupations).

Response: The applicant does not propose the storage of any recreation equipment, nor the
installation of a swimming pool or hot tub. Home occupations are similarly not proposed.
Therefore, these provisions are not applicable.

17.14.050 Dimension standards.

Except as provided in GMC Chapter 17.38 (planned unit development), Chapter 17.72 (variances) and
Chapter 17.76 (exceptions), the following dimensional standards shall apply in an MR zoning district:

(1) Lot Area:

(b) For atwo-family or multi-family dwelling, the minimum lot area shall be three thousand
square (3,000) feet plus one thousand (1,000) square feet per dwelling unit;

Response: Tax lot 800 is approximately 5.12 acres. There are no additional dwelling units proposed
with this application. Therefore, this standard is met.

10
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(2) Setback Requirements:
(a) A front setback shall be a minimum of twenty feet (20’);
(b) A side setback shall be a minimum of five feet (5’);
(c) Arear setback shall be a minimum of fifteen feet (15’);
(d) A street side setback shall be a minimum of twenty feet (20’);

(e) Architectural features such as cornices, eaves, gutters, chimneys and flues may project
a maximum of two feet (2’) into a required setback area;

Response: As shown on the site plan (Exhibit D), the proposed garage and carport structures have a
side setback in excess of five feet, a rear setback of approximately 73 feet, and are
approximately 280 feet from the front property line which is also the nearest street side
property line. Therefore, this standard is met.

(3) Building Height. Maximum building height shall be thirty-five feet (35’). Vertical projections
such as chimneys, spires, domes, elevator shaft housings, towers, aerials, flagpoles and similar
objects not used for human occupancy are not subject to building height limitations of this
Section.

Response: As shown on the structural plans (Exhibit E), the proposed garage and carport buildings
measure 14 feet, six inches in height which is below the maximum building height
standard. Therefore, this standard is met.

(4) Minimum Vegetation. The minimum area that must be left or planted in trees, shrubs, grass,
etc., shall be at least twenty percent (20%) of the total area of the lot.

Response: As shown on the site plan (Exhibit D), the project site measures approximately 44,044
square feet and the proposed landscaping area measures approximately 16,378 square
feet. This amounts to a landscaped area of approximately 37% which exceeds the
minimum area requirement. Therefore, this standard is met.

(5) Exceptions in Case of Large Scale PUD. The dimensional standards of this section may be
modified by the Planning Commission in the case of a plan and program for a large-scale
planned unit development, providing modifications are not detrimental to the public health,
safety and welfare and providing the Planning Commission determines there is provision for
adequate public spaces and improvements for circulation, recreation, light, air and service
needs of the developed tract and its relation to adjacent areas and for such covenants or other
legal provisions as will assure conformity to the achievement of the plan.

Response: A large scale PUD is not proposed with this design review. Therefore, this standard does
not apply.
(6) Minimum Density.

(b) Developments of two-family or multi-family dwellings shall provide a minimum density
of eighty percent (80%) of the maximum number of units allowed under GMC
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Subsection 17.14.050(1). In no case shall the minimum density exceed thirty (30) units
per net acre.

Response: Per the identified special conditions for Z0149-20-D, this project site cannot be utilized
for additional dwelling units and can only be utilized for accessory uses to multifamily
developments or recreational uses (Special Condition #1). Therefore, the 1.04-acre area
should not be factored into the density calculation for tax lot 800 and its conformance
with this standard is not altered with this proposed design review.

(c) Exception. Where an existing two-family or multi-family development is being altered
or expanded, it shall not be required to comply with the minimum density standard
provided the alteration or expansion does not result in a net loss of units.

Response: No dwelling units are proposed to be eliminated with this application. Therefore, tax lot
800 and the existing Webster Ridge apartment complex is not required to comply with
the minimum density standards of the MR zone.

(d) Mobile home parks shall provide a minimum density of eight (8) units per net acre.

Response: A mobile home park is not proposed with this design review. Therefore, this standard
does not apply.

17.46 Landscaping
17.46.020 Standards.
Landscaping requirements shall be as follows:

(1) Minimum Requirement. A minimum of 15 percent of the lot area shall be landscaped, except when
a greater percentage is required elsewhere in this title.

Response: As shown on the Landscape Plan (Exhibit F), the project site measures approximately
44,044 square feet and the proposed landscaping area measures approximately 16,378
square feet comprising roughly 37% of the site area which exceeds the minimum
established by this section. Therefore, this standard is met.

(2) Parking and Loading Areas. The following landscape requirements shall apply to off-street parking
and loading areas:

(a) An off-street parking and loading area providing 10 or more parking spaces shall be improved
with defined landscaped areas totaling no less than ten square feet per parking space;

Response: The applicant is proposing 26 new off-street parking spaces and 16 garages which requires
a minimum of 420 square feet. A total of roughly 1,739 square feet of landscaping is
proposed within the new parking areas, therefore, this standard is met.

(b) A parking or loading area shall be separated from any lot line adjacent to a street by a
landscaped strip at least 10 feet in width, and any other lot line by a landscaped strip at least five
feet in width;
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Response: There are no lot lines adjacent to a street within the project site. All other lot lines have a

landscape strip that measure five feet along the north property line and approximately
73 feet on the western property line. Therefore, this standard is met.

(c) 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 25 feet apart, on the
average,

(B) Low shrubs not to reach a height greater than three feet spaced no more than five feet
apart, on the average, and

(C) Vegetative ground cover;

Response: There are no lot lines adjacent to a street within the project site. Therefore, this provision
is not applicable.

(d) If a fence or wall is required or proposed, it shall be located behind required landscaped strips
where such strips are adjacent to a street;

Response: There are no lot lines adjacent to a street within the project site. Therefore, this provision
is not applicable.

(e) In parking areas three acres and larger intended for use by the general public, pedestrian
walkways shall be raised or separated from parking, parking aisles, and travel lanes by a raised
curb, concrete bumpers, bollards, landscaping, or other physical barrier. If a raised pathway is
used, curb ramps shall be provided in accordance with the Americans with Disabilities Act
Accessibility Guidelines.

Response: The proposed development is not intended for use by the general public. Therefore, this
provision is not applicable.

(3) Irrigation. Provision shall be made for watering planting areas where such care is required.
(4) Maintenance Required. Landscaping shall be continuously maintained.

(5) Plant Species. The general characteristics of tree species shall be considered when planting under
overhead utility lines or near sidewalks or curbs to assure that damage will not result when maturity is
reached.

Response: The applicant will take steps to ensure that landscape plantings will be maintained and
irrigated if and when such care is required. As shown on the Landscape Plan (Exhibit F),
the applicant has considered tree species that best fit the constraints of site conditions
when planting near curbs or utility lines.

(6) Grading. The natural form of the site shall be preserved insofar as practicable unless berming or
contouring of land is required.

Response: The applicant intends to maintain the natural form of the site as much as practicable with
the proposed development. A Preliminary Grading and Erosion Control Plan has been



Webster Ridge Apartments Parking Lot Expansion
Design Review Narrative March 9, 2022

prepared and is included in Exhibit D reflecting the expected land disturbance for this
project.

(7) Public Rights-of-Way. Land within the public road right-of-way, not developed as sidewalks or
driveways, shall be landscaped and maintained by the abutting property owners. Landscaping will be
of the variety that would not create a road hazard or impair sight distance.

Response: The project site and all the proposed developed land does not have frontage along a
public road right-of-way. Therefore, this provision is not applicable.

(8) Street Trees. Street tree planting may be required of any development and, if planted, shall be
according to city requirements and of a species compatible with the width of the planting strip, and
nearby street tree species.

Response: The project site does not have any frontage along a public street. Therefore, this provision
is not applicable.

(9) Exceptions. The following exceptions apply to properties with frontage on McLoughlin Blvd.:

(a) The use of sod along McLoughlin Blvd. shall be encouraged in landscape plans for development
of McLoughlin Blvd.;

(b) The use of sod along McLoughlin Blvd. may be allowed in lieu of required street trees;

(c) The 10-foot-wide landscape strip along McLoughlin Blvd. may be allowed in the right-of-way
if applicant agrees to relocate the 10-foot strip whenever the right-of-way is improved. This strip
may be included in total landscape area calculations.

Response: The project site does not have any frontage on MclLoughlin Boulevard. Therefore, this
provision is not applicable.

(10) Nonconforming Uses and Nonconforming Development. Additions or alterations to nonconforming
uses and nonconforming development on a commercial or industrial site which does not comply with
the landscaping requirements of this title must provide landscaping in a scale with the modification, as
follows:

(a) Major remodeling, or structural additions of less than 1,000 square feet, require at least an
additional three percent landscaping, up to the minimum landscaping requirements for new
development in the district.

(b) Structural additions of 1,000 to 1,999 square feet are required to landscape at least an
additional five percent of the developed site area, up to the minimum landscaping requirements
for new development in the district.

(c) Structural additions of 2,000 to 4,999 square feet are required to landscape at least an
additional 10 percent of the developed site area, up to the minimum landscaping requirements
for new development in the district.

(d) Structural additions of 5,000 square feet or more are required to meet the current minimum
landscape requirements for new development.
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(e) Where successive structural additions occur the landscape requirement shall accumulate until
total conformance is reached.

Response: The proposed development is on a residential site and is an allowed use as discussed
previously in this narrative. Therefore, this provision is not applicable.

17.48 Off-Street Parking and Loading

17.48.030 Standards for developments subject to design review.

At the time of construction, enlargement, or change of use of any structure or development subject to
GMC Chapter 17.80 (Design Review), except as provided in the C-2 district, off-street parking spaces
shall be provided as follows unless greater requirements are otherwise established under this title:

(2) Minimum and maximum permitted parking.

(a) The number of surface parking spaces provided at no charge for a particular use shall not be
less than the minimum nor exceed the maximum parking ratios identified for that use in Table 1.
Minimum parking ratios for those uses not identified in Table 1 (below) shall be determined by
the Planning Commission during design review.

Response: Per GMC 17.48.030 Table 1, multi-family dwelling developments require a minimum of
1.5 parking spaces per dwelling unit. The Webster Ridge apartment complex currently has
122 dwelling units, requiring a minimum of 183 parking spaces. The apartment complex
currently provides 184 parking spaces, and proposes an additional 26 parking spaces, and
16 garages for a total of 226 parking spaces, which exceeds the minimum required. As
there is no maximum parking space limit for multi-family residential uses, this standard is
met.
(c) The following types of parking spaces are exempt from the maximum parking ratios:

(A) Parking spaces in parking structures;

(B) Fleet parking spaces;

(C) Parking spaces used to store vehicles that are for sale, lease or rent;

(D) Employee carpool parking spaces that are clearly delineated with signs;

(E) Dedicated valet parking spaces.
Response: None of the parking space types identified are proposed with this application.

(e) Exceptions to the minimum and maximum parking ratios may be granted pursuant to GMC
Section 17.80.090 (minor exception). Exceptions exceeding twenty-five percent (25%) of the
requirement shall be subject to GMC Chapter 17.72 (variances).

Response: An exception to the minimum and maximum parking ratio is not required or requested.

17.48.040 Design requirements for permanent off-street parking and loading.

All structures and developments subject to design review shall provide permanent off-street parking
and loading as follows:
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(1) Parking and Loading:

(a) Parking and loading areas shall be paved with asphalt and/or concrete meeting city standards,
maintained adequately for all weather use and so drained as to avoid flow of water across public
sidewalks;

(b) Off-street parking and loading areas shall be screened from abutting properties located in a
residential zoning district unless such abutting properties are developed with nonresidential uses.
Required screening shall be accomplished by building placement, a landscaped earth berm or a
sight-obscuring fence or hedge. Required screening shall be a minimum of six feet high and shall
not conflict with GMC Chapter 17.54 (clear vision).

Response: As shown on the Hardscape Plan (Exhibit D), the proposed parking area will be paved with
asphalt surfacing and serviced with adequate drainage. The western and northern
property lines are screened from neighboring residentially zoned properties with boulder
walls, ultra-block walls and landscaping that will meet the six-foot minimum height
requirement. Therefore, this standard is met.

(2) Parking:

(a) Required parking spaces shall be located not further than 200 feet from the building or use
they are required to serve, measured in a straight line from the building;

Response: Within the expanded parking area, the furthest vehicular parking space measures
approximately 110 feet from the existing apartment building. Therefore, this standard is
met.

(b) Required parking shall be provided in the same zoning district or a different zoning district of
a more intensive use;

Response: As stated above, the proposed parking improvements will be constructed to provide
additional parking for the existing Webster Ridge apartment complex. The existing
development and proposed parking lot site are both zoned MR, thus complying with this
criterion.

(d) Groups of more than four parking spaces shall be permanently marked and so located and
served by driveways that their use will require no backing movements or other maneuvering
within a street right- of-way other than an alley;

Response: The applicant proposes groups of more than four parking spaces. These groups will be
permanently marked and private, internal drive aisles will be provided to eliminate any
maneuvering within a street right-of-way. Therefore, this standard is met.

(e) Parking spaces along the outer boundaries of a parking lot shall be contained by a curb at least
four inches high and setback a minimum of five feet from the property line. A bumper rail may be
substituted for a curb;

Response: All proposed parking spaces along the outer boundaries will be installed with a six-inch
curb and are setback approximately 30 feet from the nearest property line. Therefore,
this standard is met.
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(f) Off-street parking and loading areas, including parking spaces and access aisles, shall meet or
exceed the minimum dimensional standards identified in Tables 2 and 3 and Figure 1 (of this
chapter). Access aisles shall be of sufficient width for all vehicular turning and maneuvering;

Table 2: Standard Parking Dimensions in Feet

Parking Angle | Stall Width | Stall Depth | Aisle Width
45° 9.5 18.0° 14.00
60° 9.5 18.0° 16.0’
90° 9.5 18.0° 24.0'
Response: All proposed parking spaces are 90° angled spaces. The stalls measure approximately 10

feet wide by 19 feet long. The drive aisle measures approximately 26 feet across.
Therefore, these parking dimension standards are met.

Table 3: Compact Parking Dimensions in Feet

Parking Angle | Stall Width | Stall Depth | Aisle Width
45° 8.5’ 16.0° 14.0'
60° 8.5 16.0’ 16.0’
90° 8.5 16.0 24,0
Response: There are no compact parking spaces proposed with this development. Therefore, this

provision is not applicable.
(g) Up to 50 percent of required parking spaces may be provided for compact cars;

Response: No compact parking spaces are proposed with this development. Therefore, this provision
is not applicable.

(h) Parking areas shall be designed, to the maximum extent practicable, to avoid large,
uninterrupted rows of parking spaces.

Response: The largest proposed uninterrupted row of parking spaces measures eight parking stalls.
The applicant has taken measures to install curbs and landscaping to avoid any larger rows
of parking spaces. Therefore, this standard is met.

(3) Loading:

(a) A driveway designed for continuous forward flow of passenger vehicles for the purpose of
loading and unloading passengers shall be located on the site of any school having a capacity
greater than 25 students;

(b) Buildings or structures to be built or substantially altered which receive and distribute
material or merchandise by truck shall provide and maintain off-street loading berths in sufficient
numbers and size to adequately handle the needs of the particular use. If loading space has been
provided in connection with an existing use or is added to an existing use, the loading space shall
not be eliminated if elimination would result in less space than is required to adequately handle
the needs of the particular use;
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(c) Off-street parking areas used to fulfill the requirements of this section shall not be used for
loading and unloading operations except during periods of the day when not required to take
care of parking needs;

(d) Loading facilities shall be located at least 20 feet from residential property. Loading spaces
shall be located on the site and directly accessible to the main structure.

Response: There are no loading areas required or proposed within the development. Therefore, this
provision is not applicable.

17.48.050 Bicycle parking standards.
(1) General Provisions.

(a) Applicability. Standards for bicycle parking apply to full-site design review of new construction
for multi-family residential (four units and larger) and new commercial/industrial developments.
The Planning Commission may grant exemptions to bicycle parking requirements in connection
with temporary uses or uses that are not likely to generate the need for bicycle parking.

Response: Applicable bicycle parking standards for the Webster Ridge apartment complex were met
at the time of the development’s original approval (Z0249-15-D). The parking lot
expansion does not include additional dwelling units and is thus not considered a full-site
design review, therefore this section is not applicable.

17.50 Vehicular and Pedestrian Circulation
17.50.020 Vehicular and pedestrian circulation generally.

Vehicular and pedestrian circulation facilities, including walkways, provisions for the handicapped,
interior drives and parking as provided under GMC Chapter 17.48 (off-street parking and loading), shall
be designated as follows:

(1) Impervious Surface. Provide for least amount of impervious surface necessary to adequately serve
the type and intensity of proposed land uses within developments as well as providing adequate access
for service vehicles.

Response: As shown on the Hardscape Plan (Exhibit D), proposed impervious surfaces are limited to
those necessary for vehicular maneuvering and parking. Therefore, this standard is met.

(2) Traffic Separation. Provide when feasible, a separation of motor vehicular, bicycle and pedestrian
traffic.

(3) Curbs and Sidewalks. Provide curbs, associated drainage, and sidewalks within the right-of-way or
easement for public roads and streets.

Response: As shown on the Hardscape Plan (Exhibit D), the proposed parking lot addition is not
within the public right-of-way. However, the applicant proposes the use of elevated
sidewalks with curb to separate pedestrians and vehicular traffic within the site.

(5) Handicapped Needs. Provide for the special needs of the handicapped such as wheelchair ramps and
Braille signs.
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Response: Vehicular and pedestrian circulation facilities have been designed to meet and comply

with applicable provisions of the Americans with Disabilities Act (ADA). Therefore, this
standard is met.

(6) Pedestrian Circulation Standards. An on-site pedestrian circulation system shall be provided for new
nonresidential and multi-family developments and for new buildings added to existing nonresidential
and multi-family developments. The system may include sidewalks as part of the public rights-of-way,
walkways, and multi-use paths. (Walkways only provide for pedestrian circulation; multi-use pathways
accommodate pedestrians and bicycles.) The system shall comply with the following standards:

(a) The system shall connect all adjacent streets to the main entrances of nonresidential buildings
and to unit and/or building entrances of multi-family developments;

(b) The system shall connect all buildings and other areas of the site, such as parking areas, bicycle
parking, recreational areas, common outdoor areas and any pedestrian amenities;

(c) The system shall be hard-surfaced and constructed in accordance with the public works
standards. For nonresidential development, the walkways shall be a minimum of six feet wide.
For multi-family residential development, walkways shall be a minimum of five feet wide;

Response: The proposed pedestrian circulation system will be constructed with six-inch curbs and
all sidewalks are proposed to be approximately seven feet in width. All proposed
sidewalks will be constructed with concrete materials. The proposed pedestrian
circulation system connects to the existing on-site pedestrian circulation system that
connects all other site buildings and other areas to the rest of the development and to
Webster Road.

(d) The system and off-street parking and loading areas shall be designed to avoid, to the
maximum extent possible, the system’s crossing off-street parking and loading areas. Where the
system crosses driveways or off-street parking and loading areas, the system shall be clearly
identifiable through the use of elevation changes, speed bumps, a different paving material or
other similar method. Striping shall not fulfill this requirement;

(e) Where the system is parallel and adjacent to an auto travel lane, the system shall be a raised
path or be separated from the auto travel lane by a raised curb, bollards, landscaping or other
physical barrier. If a raised path is used, the ends of the raised portions shall be equipped with
curb ramps;

Response: The proposed circulation system, as shown on the Hardscape Plan (Exhibit D), avoids
crossing any of the new proposed off-street parking and loading areas. The sidewalk is
raised with a six-inch curb and measures approximately seven feet in width.

(f) The system shall comply with the Americans with Disabilities Act (ADA);

Response: Pedestrian circulation facilities have been designed to meet and comply with applicable
ADA provisions. Therefore, this standard is met.

(g) Walkways or multi-use paths shall be provided at or near midblock where the block length
exceeds the length required by GMC Section 17.64.020. Multi-use paths shall also be provided
where cul-de-sacs or dead-end streets are planned, to connect the ends of the streets together,

19
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to other streets, and/or to other developments, as applicable. Multi-use paths used to comply
with these standards shall conform to all of the following criteria:

(A) Multi-use paths are required to be no less than 10 feet wide and located within a 20-
foot-wide right-of-way or easement that allows access for emergency vehicles.

(B) The city may require landscaping within the pathway easement/right-of-way for
screening and the privacy of adjoining properties.

(C) The Planning Commission may determine, based upon facts in the record, that a walkway
or multi-use pathway is impracticable due to: physical or topographic conditions (e.g.,
freeways, railroads, extremely steep slopes, sensitive lands, and similar physical
constraints); buildings or other existing development on adjacent properties that physically
prevent a connection now or in the future, considering the potential for redevelopment; and
sites where the provisions of recorded leases, easements, covenants, restrictions, or other
agreements recorded as of the effective date of this code prohibit the pathway connection.

Response: There are no planned blocks, cul-de-sacs, or dead-end streets as part of the proposed
development. Therefore, a walkway or multi-use path is not required to serve this specific
function. This provision is not applicable.

17.58 Grading and Fill
17.58.020 General Provisions.

(1) Grading of Building Sites. Grading and fill of building sites shall conform to Chapter 70 of the Uniform
Building Code. The character of soil for fill and the characteristics of lots and parcels made usable by fill
shall be suitable for the purpose intended. When deemed necessary, the building official may require
geological studies to determine the suitability of the site.

(2) U.B.C. Requirements. The building official shall enforce Chapter 70 of the U.B.C. and shall require
soils reports and/or engineering studies before issuing a building permit for fill, excavation,
construction or related activities involving soils with restrictive features such as instability, wetness,
flooding or other limitations.

Response: A Grading and Erosion Control Plan is attached to this application as Exhibit D.
Compliance with Chapter 70 of the Uniform Building Code can be addressed at the time
of building permit submittal, if required.

17.60 Utilities
17.60.020 Standards.

Utility services and facilities shall be appropriate to the scale and type of development and
consideration shall include, but not be limited to the following standards:

(1) Site Disturbance. The location, design, installation and maintenance of all utility lines and facilities
shall be carried out with minimum feasible disturbances of soil and site.

Response: The applicant plans to carry out all locating, design, and installation of utility lines and
facilities with minimum disturbance of soil and site.
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(2) Electricity. Gas. Communications. All development which has a need for electricity, gas and
communications services shall install them pursuant to the requirements of the district or company
servicing the development. Except where otherwise prohibited by the utility district or company, all
such facilities shall be underground.

(3) Underground Facilities. The developer shall make necessary arrangements with utility companies or
other persons or corporations affected for the installation of underground lines and facilities. Electrical
lines and other wires, including but not limited to communication, street lighting and cable television,
shall be placed underground.

Response: The applicant plans to locate all electrical facilities underground and will install them
pursuant to all requirements of the electrical company. Therefore, these standards are
met.

(4) Sanitary Sewers. All development which has a need for sanitary sewers shall install the facilities
pursuant to the requirements set forth by the public works department. Installation of such facilities
shall be coordinated with the extension of necessary water services and storm drainage facilities.
Requirements for development shall include the following:

(a) Sanitary sewers shall be installed to city standards to serve or be available to all development.
Design shall take into account the capacity and grade to allow for desirable extension beyond the
development. If required, sewer facilities will, without further sewer construction, be sized to
directly serve property outside the development;

(b) If the area outside the development to be directly served by the sewer line has reached a state
of development to justify sewer installation at the time, the Planning Commission may
recommend to the City Council construction as an assessment project with such arrangement
with the developer as is desirable to assure financing his share of the construction. If it is
determined by the city that a larger sized line than normally required to serve the property is
desirable to provide for future extension, the city will reimburse the developer the difference in
cost of pipe between that required to serve the development and that stipulated by the city;

(c) In areas that will not be served by a public sewer, the minimum lot and parcel sizes shall permit
compliance with the requirements of the department of environmental quality and shall take into
consideration problems of sewage disposal, particularly problems of soil structure and water
table as related to sewage disposal by septic tank.

Response: The proposed development does not have a need for sanitary sewers and does not
propose the installation of such facilities. Therefore, this provision is not applicable.

(5) Water Services. All development which has a need for water service shall install water facilities and
grant necessary easements pursuant to the requirements of the utility district serving the development.
In addition, requirements for development shall include the following:

(a) Water lines to serve residential developments shall be a minimum six inch (6”) nominal
diameter and water lines to service commercial and industrial developments shall be a minimum
eight inch nominal diameter with valves and fire hydrants serving each building site in the
development and connecting the development to city mains shall be installed. Prior to starting
building construction, the design shall take into account provisions for extension beyond the
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development and to adequately grid the city system. Hydrant spacing to be based on accessible
area served according to A.l.A. recommendations and as approved by the Fire Chief;

(b) If the city determines that a water line size greater man the required minimum in diameter is
required to provide for future extension of the water system, the city will reimburse the
developer the difference in cost of pipe and valves between that of the minimum diameter and
the size stipulated by the city.

Response: The proposed development does not have a need for water services. Therefore, this
provision is not applicable.

(6) Coordination with Street Surfacing. All underground utilities, sanitary sewers and storm drains
installed in streets by the developer or by any utility company shall be constructed prior to the surfacing
of the streets. Stubs for service connections for underground utilities and sanitary sewers shall be
placed to a length minimizing the necessity for disturbing the street improvements when service
connections are made.

Response: There are no proposed utility installation in streets, therefore no surfacing of streets is
required, thus this provision is not applicable.

(7) As-Built Submittals. A map showing all public improvements, as built, shall be filed with the city
engineer upon completion of the improvements.

Response: As-builts can be provided, if necessary, to show any publicimprovements. Therefore, this
standard can be met.

(8) Conditions for Refund to Developer.

(a) If required water mains or sewer facilities will without further construction other than
individual laterals, directly serve properties outside the development, the city may enter into an
agreement with the developer to require owners of the other benefiting properties to refund to
the developer, a pro rata portion of the cost of the extension prior to allowing the benefiting
property to connect thereto;

(b) Any such agreement shall contain a provision that the developer agrees to completely
indemnify and hold harmless the city for any claim or injury or action arising from the city’s
administration of such agreement;

(c) The right to require such a refund shall not continue for more than 10 years after the date of
installation of the extension;

(d) The amount to be refunded and the individual proration of the same shall be determined by
the city and such determination shall be final.

Response: The applicant does not propose any new water mains or sewer facilities to serve
properties outside the proposed development. Therefore, this provision is not applicable.



Webster Ridge Apartments Parking Lot Expansion
Design Review Narrative March 9, 2022

17.80 Design Review
17.80.021 Applicability.

(1) This chapter shall apply to new structures; additions to existing structures; site development, such
as grading, parking lot construction or commercial/industrial use of an undeveloped property; change
of use; and major remodeling, with the following exceptions:

(a) Single-family dwellings and their allowed accessory uses;
(b) Duplexes and their allowed accessory uses in the R-7.2 and R-5 zoning districts;

(c) Utility lines and equipment cabinets, not including towers or substations, provided such
equipment cabinets are no greater than one hundred twenty (120) square feet in area and ten
feet (10’) in height;

(d) Fences unless associated with a primary, accessory or conditional use in the Office Park District
or unless design review is required to grant an exception to the maximum fence height standard
of the zoning district;

(e) Fabric-covered awnings;
(f) Playground equipment;

(g) Grading that does not require a permit under the Clackamas County Excavation and Grading
Code;

(h) Signs reviewed by the City Administrator or designee pursuant to GMC Chapter 17.52 (signs);

(i) Vehicular or pedestrian right-of-way improvements provided such improvements are not
associated with additional development that is subject to design review;

(j) Changes of use where:

(A) The proposed change is not from a residential, commercial/industrial or institutional use
to a use in a different one of these categories;

(B) The new use is not required by this title to have a greater number of off-street parking
spaces than the previous use or at least the minimum number of off-street parking spaces
required by this title for the new use currently exists. However, where applicable parking
requirements are not identified in Table 1 of GMC Section 17.48.030 (standards for
developments subject to design review) or where on-street parking is proposed to fulfill a
portion of the minimum off-street parking requirement, design review shall be required;

(k) Normal maintenance of structures and premises provided there are no significant use or
structural alterations. Normal maintenance may include painting, roofing, siding, interior
remodeling, electrical work, plumbing work, re-paving of access roads and parking/loading areas,
replacement of landscaping elements or other similar tasks. Normal maintenance does not
include increasing the number of dwelling units, constructing new structures or constructing
additions to existing structures except to the extent that an addition is necessary to render a
structure accessible to the disabled. Normal maintenance performed shall be consistent with
previous design review approvals for the site.

(2) If a design review application is required, no building, sign, grading or blasting permit shall be issued
until design review approval has been granted.
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(3) An application for design review shall be reviewed pursuant to GMC Division VIl (administrative
procedures) and shall be reviewed for compliance with standards of the underlying zoning district and
GMC Division IV (development standards).

Response: The proposed garage and carport accessory buildings do not qualify for any of the
exceptions listed in GMC 17.80.021. Therefore, a design review application is required for
approval. The applicant will not apply for building, sign, grading, or blasting permits
before design review approval has been granted. Therefore, these standards have been
met.

17.80.061 Submittal Requirements.

(1) An application for design review shall include a minimum of twelve (12) copies of the following plans
drawn to scale. A project summary shall accompany the application when necessary to describe special
circumstances such as a request for a minor exception pursuant to GMC Section 17.80.090 (minor
exceptions).

(a) Vicinity Map: The vicinity map shall show the location of the subject property relative to well-
known landmarks in all directions and shall be at least four inches (4”) by four inches (4”) in size.

Response: A vicinity map is included within this narrative as Figure 1.

(b) Site Plan: The site plan shall include the following:

(A) The applicant’s entire property and the surrounding area to a distance sufficient to
determine the relationship between the applicant’s property and proposed development
and adjacent property and development;

(B) Lot lines, dimensions and area of the subject property;

(C) Complete names, addresses and telephone numbers of the property owner, applicant
and project designer;

(D) Natural features including, but not limited to, individual trees greater than six inches (6”)
in diameter at five feet (5’) above the ground (identify the species), wooded areas, wildlife
habitat areas, streams and stream corridors, marsh and wetland areas, underground
springs, surface features such as earth mounds and large rock outcroppings, significant
views, natural drainage on the subject property and adjacent properties, areas of special
flood hazard and potential geologic hazards such as areas of mass movement and soil
hazards. Identify proposed alterations to natural features;

(E) Location, dimensions and names of all proposed rights-of-way and all existing rights-of-
way within or adjacent to the subject property. Include proposed new curbs and sidewalks.
Include existing curbs and sidewalks where necessary to show a connection to new curbs
and sidewalks;

(F) Location and dimensions of existing and proposed easements, to which property they
are conveyed and for what purpose(s). Include easements on the subject property and off-
site easements conveyed to the subject property;
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(G) Identification of existing uses of the subject property, including the location and exterior
dimensions of existing structures. Identify whether existing structures will remain on the
property or be removed;

(H) Location of proposed and existing utilities on the subject property and the location of
adjacent off-site utilities to which on-site utilities will connect. Include water, sanitary
sewer, storm drainage, gas, electric (including power poles) and other utilities;

(1) Location and exterior dimensions of all proposed structures;
(J) Relation of the subject property to nearby transit stops;

(K) Location and dimensions of individual parking spaces, parking lot access aisles, driveways
and pedestrian and bicycle circulation;

(L) Lighting (include type);
(M) Service areas for trash disposal, recycling, loading and delivery and bicycle parking;
(N) Location of potential noise sources in the proposed development;

(O) Information about significant climatic variables including, but not limited to, solar
potential, wind direction and wind velocity.

(c) Grading Plan: The preliminary grading plan shall indicate where and to what extent grading
will occur and shall include approximate proposed contour lines, slope ratios, slope stabilization
proposals and natural resources protection proposals. Existing contour lines shall also be shown.
Proposed and existing contour lines shall be shown at maximum intervals of two feet (2’) for
slopes less than ten percent (10%), five feet (5’) for slopes between ten (10) and twenty percent
(20%) and ten feet (10’) for slopes exceeding twenty percent (20%). A slope analysis shall be
provided showing portions of the site according to the following slope ranges: less than ten
percent (10%), ten (10) to less than twenty percent (20%), twenty (20) to less than thirty-five
percent (35%), thirty five percent (35%) to less than fifty percent (50%) and fifty percent (50%) or
greater. Approximate area calculations shall be provided for each of these slope ranges.

Response:

A site plan and grading plan are included with this narrative as Exhibit D.

(d) Architectural Drawings:

Response:

(A) Building elevations and sections;
(B) Building materials, including color and type;

(C) Sufficient architectural details pertaining to exterior building materials, including
samples and views from roads and other properties, as determined by the City
Administrator or designee, to assure compliance with 17.44.020(4);

(D) Floor plans.

Building elevations and details on building materials are shown on the structural plans
included with this narrative as Exhibit E.

(e) Landscape Plan: The landscape plan shall be at the same scale as the site plan and shall include:

(A) Lot lines and adjacent rights-of-way;
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(B) Proposed structures and existing structures to remain;
(C) Parking and loading areas and driveways;

(D) Locations of proposed plants and existing plants to remain, keyed to a legend identifying
botanical names, common names, sizes at planting and numbers;

(E) Description of soil conditions and plans for soil treatment such as stockpiling of topsoil.
Include plant selection requirements relating to soil conditions;

(F) Erosion controls, including plant materials and soil stabilization, if any;
(G) Irrigation systems;

(H) Landscape-related structures such as fences, terraces, decks, patios, shelters, play areas,
etc.;

(1) Boundaries of open space, recreation or reserved areas to remain, access to open space
and any alterations proposed;

(J) Locations of pedestrian and bikeway circulation within landscaped areas;

(K) Method of planting and maintenance.

Response: Landscape plans are included with this narrative as Exhibit F.
(f) Signs:
(A) Freestanding signs:
(i) Location on-site plan;
(ii) Elevation drawing (indicate size, total height, height between bottom of sign and
ground, color, materials and means of illumination).
(B) On-building signs:
(i) Building elevation with location of sign (indicate size, color, materials and means of
illumination);
(i) Site plan showing location of on-building sign in relation to adjoining property.
Response: There are no signs proposed as part of this development therefore this section is not

applicable.

(2) A transportation impact analysis shall be submitted if deemed necessary by the City Administrator
or designee to assess the impacts of the proposed development.

(3) The City Administrator or designee may waive any submittal requirements of this chapter if they are
deemed not necessary or not applicable due to the scale or nature of the development proposal.

Response:

The additional parking spaces and garage buildings will be utilized by existing tenants
within the Webster Ridge apartment complex. The project will not increase the number
of dwelling units within the development therefore additional trips will not be generated
by this proposal. Pursuant to GMC 17.80.061(3) the applicant requests the City
Administrator waive the requirement to provide a transportation impact analysis given
the limited scope of the project.
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\"A Conclusion

As evidenced throughout this narrative and associated documents, the proposed design review meets the
governing approval criteria. Therefore, the applicant respectfully requests City approval of this request.
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# LAND USE APPLICATION
=

Gladstone planning services are provided by Clackamas County.

ﬁ L A D T u N E Submit all tand use applications and correspondence to:
s Clackamas County Planning Division, 150 Beavercreek Road, Oregon City, OR 97045
Oregon Phone: 503-742-4510  E-Mail. jfields@clackamas.us

A completed application includes the LAND USE APPLICATION and the items identified in the appropriate
SUPPLEMENTAL APPLICATION.

v Please answer all questions. If a question is not applicable to your project, indicate “N.A."
¥ Incomplete applications will not be accepted for filing.
v All exhibits must be legible.

e FOR STAFF USE ONLY e

File No: Other Related Permit Applications:
Pre-app: Staff Date Staff Member:

Date Received: Fee _ - Zone:

Hearing Date: ; Comp.Plan:

e APPLICANT INFORMATION e

PLEASE TYPE OR PRINT IN BLACK INK ONLY
SECTION I. APPLICANT/ PROPERTY OWNER

NAME OF APPLICANT THYGESON - ~ HAns

LAST FIRST
MAILING ADDRESS 14020 SE JOHNSON RD, STE 102 cITy MILWAUKIE sT OR  zp 97267
APPLICANT IS: @ LEGAL OWNER o CONTRACT BUYER OOPTIONBUYER ~ oAGENT

NAME OF CONTACT PERON (if other than applicanty BOB SANDERS

MAILING ADDRESS OF CONTACT SAME AS ABOVE

PHONE NUMBERS OF: APPLICANT: WK 503-908-0563 _ CONTACT PERSON: WK: HM

EMAIL OF AFELicakt: BOB@HTIPLLC.COM

SITE ADDRESS: 18081 WEBSTER ROAD, GLADSTONE OR TOTAL LAND AREA: 1.04 ACRES
LEGAL DESCRIPTION: T R SECTION 55 !M Fest . W23 W Tax | oT(5) 22E17DD0701 - —
ADJAGENT PROPERTIES UNDER SAME OWNERSHIP: T____R_____ SECTION TAX LOT(S)

22E17DC00700 and 22E17DC00800

OTHER PERSONS (IF ANY) TO BE MAILED NOTICES REGARDING THIS APPLICATION:

NAME ADDRESS ZIP RELATIONSHIP
NAME ADDRESS ' o zIp RELATIONSHIP
certify the mh‘l-ﬂu contained herein, along with the evidence submitted, are i! pacts true ang cogect to the best of my knowledge.
’ o R
e e / —
bl Al . = -
SGHATIRE [ ‘—aﬁ-“"t 'Eéju.n.mnf P"E“'
L 4 Jl'f._ ﬁ.ﬁ."“—; —— . =
EI'I."l'HE.H. H MANE, APPLICANT'S MANE (Pt}

10f2
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Contacts

Planning, Building and Development
Planning Staff Main Number: 503-742-4500
Joy Fields, JFiglds @ clackamas, us or 503-742-4510 and Lizbeth Dance, Liance @ clackamas,us
Gladstone Municipal Code: htips://weww.codepublishing com/OR/Gladstone
GIS Mapping: httos://mars.greity.ore/HimiSViewar 2 12 1/index, htm|PyiewersGladstone Gladstone

City Hall ~ Administrator, Jacque Betz btz el pladstone or, us
525 Portland Avenue, Gladstone, OR 97027 Tami Bannick bannick = cizladstone or.u
Dffice Hours: Monday — Friday, 8:00 a.m. to 5:00 p.m., 503-656-522;
Public Works Department Director, Jim Whynot: whynol et gladstone oF,us
18595 Portland Avenue, Gladstone, OR 97027 503-656-7957,
Hours: Monday — Friday, 8:00 a.m. to 3:30 p.m.:

Fire Department Chief, Mike Funk: funk@ cigladstone.orus
555 Portland Avenue, Gladstone, OR 97027 503-557-2775
Business Hours: Monday — Friday, 8:00 a.m. to 5:00 p.m.

Clackamas County Building Codes Division 503-742-4240
Building information: wwwy.clackamas us/Bullding

Building Permit  Inspection Line 503-742-4720
Building Permit Specialist 503-742-4240
Richard Carlson  Structural Review richardcar@clackamas.us 503-742-4769
|Doug Rudisel Electrical Plan Review fdougned P elpckamas, us 503-742-4764
[Wayne Seiffert Plumbing Inspector Supervisor waynesei® dackamas s 503-742-4777
Police Department Nuisance Concerns
535 Portland Avenue, Gladstone, OR 97027 503-557-2763
Business Hours: Monday — Friday, 8:00 a.m. to 5:00 p.m.

CLACKAMAS COUNTY SURVEYOR 503-742-4475
Surveys, Plats, Partitions and Public Land Corners: wwsw. clackamas us Sunieyor

20of2
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L

=
GLADSTONE

Oregon

Gladstone planning services are provided by Clackamas County. Submit all land use applications and
correspondence to: Clackamas County Planning Division, 150 Beavercreek Road, Oregon City, OR 97045
Phone: 503-742-4510 E-Mail: jfields@clackamas.us

DESIGN REVIEW INFORMATION SHEET

WHAT IS DESIGN REVIEW?

Design review is required for all institutional, commercial, industrial and multifamily developments except as
specifically exempted by Section 17.80.021 of the Gladstone Municipal Code (GMC). Design review provides a
process for evaluating such elements as building design, landscaping, parking, street improvements and utilities.

WHAT IS NEEDED FOR APPROVAL?

All design review applications are discretionary and may be approved after evaluation according to criteria in the
GMC. The city must make written findings to support the decision. The applicant is responsible for providing
evidence to support a design review request, according to the following chapters of the GMC: Chapter 17.80, the
chapter regulating the underlying zoning district of the subject property and the chapters of Division IV of Title 17.

WHAT ARE CHANCES FOR APPROVAL?

Staff cannot predetermine the decision on any application. A decision will only be made after the complete application
is processed. This includes review of citizen and agency comments. The decision is based on criteria appropriate to
the application as listed in the GMC. To address the necessary criteria, the information requested in the application
form and required to be included on submitted plans should be as thorough as possible.

APPLICATION PROCESS

Design review applications are subject to the quasijudicial process and public notice. Public comments received from
property owners, agencies, and other interested parties may affect the decision on the application. Special conditions
may be attached to an approval. All design review applications are reviewed at a public hearing before the Gladstone
Planning Commission. The Planning Commission’s decision may be appealed to the City Council, where an
additional public hearing will be held. The City Council's decision may be appealed to the Oregon Land Use Board of
Appeals.

HOW DO | MAKE A DESIGN REVIEW APPLICATION?

s« Complete a City of Gladstone Land Use Application- attached.

= Provide plans according to the requirements of Chapter 17.80.061 of the GMC.

=  Submit the application form, plans and application fee of 0.384% of the construction cost (minimum fee is $785,

maximum fee is $36,835) to the Clackamas County Planning Division. Provide a statement giving the estimated
cost of construction (labor and materials). Once your application is deemed complete, gubsmit a minmum af

bwelve copies of large plans or other itoma that cannal gasily be reproduced by the Planning Division.

# Although not required, it is strongly suggested that you attend the Planning Commission and, if applicable, the
City Council hearings to speak on behalf of your proposal.

Page 1 of 4
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’ DESIGN REVIEW LAND USE APPLICATION
‘ Gladstone planning services are provided by Clackamas County.
Submit all land use applications and correspondence to:
R 2] Clackamas County Planning Division,

150 B k Road, O City, OR 97045
G I. A l] s T [l H E Phone: Se:.’;’?lrfgfzmOO?E-MaEIe;?f?enlds%clackamas.us

Oregon
File No: Other Related Permit Applications
Pre-app: Staff Date Staff Member:
DateReceived: ____ Fee Zone: —_
Hearing Date: Comp. Plan:

o APPLICANT INFORMATION o

PLEASE TYPE OR PRINT IN BLACK INK ONLY

Contact Information: L4 Owner 0 Architect [ Engineer 0 Other
Contact/Applicant’s Name: BOB SANDERS, HANS THYGESON,

Mailing Address: 14020 SE JOHNSON RD, STE 102 City/State/Zip: MILWAUKIE OR 97267

E -Mail: BOB@HTIPLLC.COM; HANS@HTIPLLC.COM Phane: 503-908-0563

Contact Information: 0 Owner [ Architect O Engineer 1 Other
Contact/Applicant’s Name: Same as above

Mailing Address: City/State/Zip: —

E -Mail: Phone:

Property Information

Site Address: NO SITE ADDRESS, WEBSTER RD, GLADSTONE OR 97027 (NEAREST: 18181 WEBSTER RD, GLADSTONE)

Total Land Area: 1.04 ACRES SE 1/4 Sect 17, T28, R2E WM -
Legal Description: T S,R E/W/Q, Section Tax Lot(s) Tax Lot 22E17DC00701
(For property legal description, contact Planning at 503-742-4500)
Adjacent Properties under Same Ownership: T S,R____ E/W/Q, Section Tax Lot(s)
Project Description:

garages will have fire suppression system (sorinkbers)

Current Zoning: MR Muti-Family Resldential District Existing Use of Site: vacantundeveloped
Construction Cost: $375,000 Proposed Square Footage: 36.790SF

Page 2 of 4
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Method of Sewage Disposal: no sewer is needed

Water Supply: Pipe, City system

Commercial/lndustrial/institutional Development:

Number of employees/students/occupants: 0 Days of operation: 24/7

Estimated hours of daily operation: am - pm

Is the property under enforcement action for a violation of the Gladstone Municipal Code? M No [
Yes

Other Persons (If Any) To Be Mailed Notices Regarding This Application:

Name — Address Zip Relationship

Name Address Zip Relationship

| h&’eby certify the statements contained herein, along with the evidence submll.'re-l:l are in all respeot.'} true and correct to the

t of oy l-:m:ll.l.lleﬂﬂ;-, ) .r' k .
.-i F _..-'III = _r o __.- = - ¥ L__.-'.__._:_"--"E_ __,-l' ¥ i _d__,_——' e
Owner’s Elgrmt © Applicant's Slgnalyrunr"_

j-.'i lt_ O “T é_lz_x_ﬁl,ﬁ-r
Owner's lenu- nt) Applicant’s Hama [Prlnﬂ

e SUPPLEMENTAL QUESTIONS»

Describe your proposed development. ldentify the number of people associated with the use (employees, students,
congregation members, clients, etc.); days and hours of operation; building materials, including type and color; and
addltlonal mformatlon about the bundlngs vehlcles equment and square footage assoclated with the use:

RENTAL GARAGES AND PARKING SPACES VVILL ONLY BE USED BY WEBSTER RIDGE RESIDENTS ON AN

ASSIGNED BASIS

ompatible with adjacent apartmen buildins and existing garages;

Identify how your proposal meets the landscaping requirements pursuant to GMC Chapter 17.46.

Page 3 of 4
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Identify how your proposal meets the off-street parking and loading standards pursuant to GMC Chapter 17.48

R LT S L IRV R

Identify how your proposal meets the vehicular and pedestrian circulation standards pursuant to GMC Chapter 17.50.

seperation, cubs & sidewalks;

If your proposal includes the installation or modification of a sign, identify the dimensions and explain how it meets the
standards pursuant to GMC Chapter 17.52.

8% Dodlalon 20148-20-0; The “departura from prasant devalaprer policies ar land use paliems” essocited wilh
tho Appiication s Emitad. The eubjoct property s Lniisly I bo doveiopod for ks zonod

comections avallable fo k from outakie of tha church proporty, Utiiring the propesed
Page 70l 17
City of Gladstons Planring Decleicn File No: 20071-20C
partof tha Chirch proporty clnent fa tha p
T T

Explain why the use is suitable for the proposed site, considering size, shape, location, topography, existence of
improvements and natural features:
Sea Necicinn FO49-90.1)

Explain why the use will not alter the character of the surrounding area in a manner that substantially limits, impairs or
precludes the use of surrounding properties for the primary uses listed in the underlying zoning district:

- e g Ny T O
Sre-PecisformrZ0 =t =000

i e

Provide additional information regarding clear vision, drainage, grading, utilities, or other items relevant to new

construction or site development:

(Use additional sheets to answer questions if necessary)

Page 4 of 4
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EXHIBIT B

Notice of Incomplete Application

DOwWL
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GLADSTONE

Oregon

Gladstone planning services are provided by Clackamas County. Submit all land use applications and correspondence
to: Clackamas County Planning Division, 150 Beavercreek Road, Oregon City, OR 97045
Phone: 503-742-4500 E-Mail: jficlduiielackamas.us

NOTICE OF INCOMPLETE APPLICATION

ORIGINAL DATE SUBMITTED: January 18, 2022
FILE NUMBER: £0024-22 _
APPLICATION TYPE: Design Review

STAFF CONTACT: Joy Fields, ffields@clackamas.us
DATE OF THIS NOTICE: 1/27/22

IMPORTANT
Failure to respond completely to this request within 180 days of this mailing will
be deemed a refusal to comply with this written request. At such time the city will
treat the application as complete for purposes of ORS 227.178(2) and render a final
decision on your application based on available information at the time.

MAILED TO APPLICANT: 14020 SE Johnson Rd, Ste 102, Milwaukie OR 97267

Bob Sanders <Bob@htipllc.com>; Matthew Robinson <mrobinson@dowl.com>
OWNER: Hans Thygeson <hans@htipllc.com>

MISSING INFORMATION REQUIRED FOR COMPLETE APPLICATION:

|The garages are an accessory Use 10 Ihe apanmenis and have 1o ba on the same
Pmpaﬂy as the apariments. Flease submit evidence that the adjusted deeds and the
:naié)lat has been recarded.

17.48.040 and 17.48.050 were not addressed in the application. Z0149-20 did not
address these sections of the code.

17.46.020(23 Standards need to be addressed in narrative or on landscaping plan.
}31152.022(()) c} & {tE'; Standards need to be addressed in the application.
9- [

not address how the Bmpuﬁed devalopment s suitable for the site

[lﬂpﬂgdl'a-ph . hatural features, etc) Pleasa addrass that section of the application on
page 4 of the application.

Applicant, please check one of the following and return this notice to the above

address.

]F.' Yes, I will be submitting the requested information within 180  calendar days or
my application will be processed in its present state.

|| No, I will not be submitting the requested information. Please accept the
application as submitted.

Wt Enbeiasn 319122

Signature Date
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EXHIBIT C
Recorded PLA Survey

DOWL
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Fidelity National Tite of Oragon (JG/U1G 7511~

RECORDING COVER SHEET
ALL TRANSACTIONS, PER ORS 205.234

THIS COVER SHEET HAS BEEN PREPARED BY THE PERSON
PRESENTING THE ATTACHED INSTRUMENT FOR RECORDING
ANY ERRORS IN THIS COVER SHEET DO NOT AFFECT THE
TRANSACTION(S) CONTAINED IN THE INSTRUMENT ITSELF.

AFTER RECORDING RETURN TO
(Name and address of the person authorized to receive the

This Space For County recording Use Only

Instrument after recording, as required by ORS 205.180(4)
and ORS 205.238)

Hans Thygeson
Stony Ridge, LLC, an Oregon limited liability company
14020 SE Johnson Rd Ste 102

Clackamas County Official Records 2021_087527
09/27/2021 01:47:01 PM

Sherry Hall, County Clerk

D-D Cnt=1 Sin=75 TIFFANY
$35.00 $16.00 $10.00 $62.00

$123.00

Milwaukie, OR 97267

1. NAME(S) OF THE TRANSACTION(S), described in the attached instrument and required by ORS

205.234(a). (i.e Warranty Deed)

Note: Transaction as defined by ORS 205.010 * means any action required or permitted by state law or
rule or federal law or regulation to be recorded including, but not limited to, any transfer, encumbrance or

release affecting title to or an interest in real property.”

Statutory Warranty Deed

2. DIRECT PARTY, name(s) of the person(s) described in ORS 205.125(1)(b) or

GRANTOR, as described in ORS 205.160.

Tri City Baptist Temple of Milwaukie, Inc., an Oregon non-profit Organization

3. INDIRECT PARTY, name(s) of the person(s) described
GRANTEE, as described in ORS 205.160.

Stony Ridge, LLC, an Oregon limited liability company

in ORS 205.125(1)(a) or

4. TRUE AND ACTUAL CONSIDERATION PAID for instruments conveying or contracting to convey fee
title to any real-estate and all memoranda of such instruments, reference ORS 93.030.

$266,500

5. UNTIL A CHANGE IS REQUESTED, ALL TAX STATEMENTS SHALL BE SENT TO THE

FOLLOWING ADDRESS for instruments conveying or
reference ORS 93.260.

Stony Ridge, LLC, an Oregon limited liability company
14020 SE Johnson Rd Ste 102
Milwaukie, OR 97267

contracting to convey fee title to any real estate,

6. RERECORDED AT THE REQUEST OF Fidelity National Title TO CORRECT Add legal descrption to
deed PREVIOUSLY RECORDED IN BOOK AND PAGE OR FEE NUMBER 2021-083654.

3-116




Fidelity National Title of Oregon ‘fg/ Lf' { @ }§+ / ( - 07"

Clack C ty Official R
RECORDING REQUESTED BY: sherry Hall, County Glerk ccords 2021-083654
Fidelity National Title 09/13/202101:39:01 PM
4 S oo D-D Cnt=1 Stn=73 LESLIE
12809 SE 93rd Avenue $20.00 $16.00 $10.00 $62.00 $108.00

Clackamas, OR 97015

GRANTOR'S NAME:
Tri City Baptist Temple of Milwaukie, Inc., an Oregan non-profit
Organization

GRANTEE'S NAME:
Stony Ridge, LLC, an Oregon limited liability company

AFTER RECORDING RETURN TO:

Order No.: 45141925411-MM

Hans Thygeson

Stony Ridge, LLC, an Oregon limited liability company
14020 SE Johnson Rod, Suite 102

Milwaukie, OR 97267

SEND TAX STATEMENTS TO:

Stony Ridge, LLC, an Oregon limited liability company
14020 SE Johnson Rod, Suite 102

Milwaukie, OR 97267

SPACE ABOVE THIS LINE FOR RECORDER'S USE

STATUTORY WARRANTY DEED

Tri City Baptist Temple of Milwaukle, Inc., an Oregon non-profit Organization, Grantor, conveys and
warrants to

Stony Ridge, LLC, an Oregon limited liability company, Grantee, the following described real property, free
and clear of encumbrances except as specifically set forth below, situated in the County of Clackamas, State of

Oregon:
SEE EXHIBIT "A* ATTACHED HERETO AND MADE A PART HEREOF

THE TRUE AND ACTUAL CONSIDERATION FOR THIS CONVEYANCE IS TWO HUNDRED SIXTY-SIX
THOUSAND FIVE HUNDRED AND NO/100 DOLLARS {$266,500.00). (See ORS 53.030).

Subject to:
SEE EXHIBIT "B" ATTACHED HERETO AND MADE A PART HEREOF

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305
TO 195.336 AND SECTIONS § TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17,
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS
INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN
VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING
THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH
THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND
BEING TRANSFERRED IS A LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR
215,010, TO VERIFY THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE
ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND
195.305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND
17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.

Prior deeds 2006-081658 and 2015-076042

Deed (Statutory Warranty) Legal
ORD1368.doc / Updated: 04.26.18 Page 1 OR-FT-FPYM-01520.470007-45141925411

Certified Copy Page 1 of 4
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EXHIBIT "B"
Exceptions

Subject to:

Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not limited to
those based upon race, color, religion, sex, sexual orientation, familial status, marital status, disability, handicap,
national origin, ancestry, source of income, gender, gender identity, gender expression, medical condition or
genetic information, as set forth in applicable state or federal laws, except to the extent that said covenant or
restriction is permitted by applicable law, as set forth in the document

Recording Date: July 22, 1912
Recorded in: Book: 126 Page: 111

Amendment of said covenants, conditions and restrictions

Recording Date: March 11, 1981
Recording No.: 81-008530

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to: City of Gladstone, a municipal corporation

Purpose: Water Pipe

Recording Date:  Septernber 3, 1925

Recording No: Book: 179 Page: 348

Terms, provisions and conditions, including, but not limited to, maintenance provisions, and a covenant to share
the costs of maintenance, contained in Storm Drain Easement

Recording Date: ~ November 5, 2001

Recording No.: 2001-092274

Reference is hereby made to said document for full particulars

Amendment of said Strom Drain Easement, including the terms and provisions thereof

Recording Date: January 30, 2002
Recording No.: 2002-009619

Terms, provisions and conditions, including, but not limited to, maintenance provisions, and a covenant to share
the costs of maintenancs, contalned in Storm Drain Easement

Recording Date:  January 7, 2002
Recording No.: 2002-001582

Terms, provisions and conditions, including, but not limited to, maintenance provisions, and a covenant to share
the costs of maintenance, contained in Sewer Easement

Recording Date: November 27, 2002
Recording No.: 2002-028912

Property taxes in an undetermined amount, which are a lien but not yet payable, including any assessments
collected with taxes to be levied for the fiscal year 2021-2022.

Dead (Stalutory Warranty) Legal

ORD1388.doc / Updated: 04.26,19 Page 3 OR-FT-FPYM-01520.470007-45141926411

Certified Copy Page 2 of 4

3-118



STATUTORY WARRANTY DEED

(continued)

IN WITNESS WHEREOF, the undersigned have executed this document on the date(s) set forth below.

Dated \Fb 35? M D oA Lo L : if a corporate grantor, it has caused its name to be signed by order
of its board of directors.

Tri City Baptist Temple of Milwaukie, Inc., an Oregon non-profit Organization
BY: o (2. tbk—

ynnsth R. McCgrmick, Pastor Emeritus

State of Oregon
County of Clackamas

This instrument was acknowledged before me on September. /} , 2021

by Kenneth R. McCormick, Pasjor Emeritus
of Tri City Baptist lwaykie, Inc., an Oregon non-profit Organization

Notar§ Publfc=State of Oregon
My Commission Expires: ey (F o2 2

KERRY LEE STEINMETZ
NOTARY PUBLIC-OREGON

M\l’mﬁ.\oquISSION NO, 97702)

= e

Deed (Stalulory Warranty) Legal
ORD1368.doc / Updated: 04.26.19 Page 2 OR-FT-FPYM-01520.470007-45141925411

Certified Copy Page 3 of 4

3-119



Dated this /4 _ day of September 2021,

Stony Ridge LLC

ans Thygeson
Manager

STATE OF OREGON, County of Clackamas )ss

This instrument was acknowledged be for me on / day of Sept 2 ans Thygeson
as Manager of Stony Ridge LLC.

_“:'-.:‘-"—-.-‘-—_“-—‘-_“-.":":':\‘_'\—"\':ﬂ\?i -
e TN Nefary Fulic for Oregon

; Kﬁﬂﬁﬁse STEINMETZ dtary

8 T L ATARY PUBLIC-OREGON

SSION NO. 977021 J
COM'S%M EAPIRES Juty 17,2022

e

Certified Copy Page 4 of 4
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STATE OF OREGON
COUNTY OF CLACKAMAS §5.

1, SHERRY HALL, County Clerk of the State of
Oregon for the County of Clackamas, do

hereby certify that the foregoing copy of
DI?ED RECOR| P&S )

2018-83654

has been by me compared with the original,
and that is s correct transcript thereform, and
the whole of such original, as the name
appears on file and of record in my office and
in my care and custody.

IN TESTIMONY WHEREOEF, I have hereunto
set my hend and affixed my official seal
this 14th day of September, 2021

/%m}xg.«u., Clerk
By T T~

Brad Chapin, Deputy Clerk




EXHIBIT A

Order No.: 45141925411

A tract of land situated in the southeast one-quarter of Section 17, Township 2 South, Range 2 West of
the Willamette Meridian, in the City of Gladstone, Clackamas County, Oregon, and being a portion of
that property that instrument recorded in Document No. 2006-081658, Clackamas County Deed
Records, said tract being mare particularly described as follows:

Beginning at the most easterly southeast corner of the property described in Memorandum of
Contract to the Tri-City Baptist Temple of Milwaukie, Inc., recorded January 8, 1985 as Fee No.
85-000670, Clackamas County Deed Records, said point recorded as being West 605.8 feet and
South 660.6 feet and East 299.58 feet and South 90.00 feet and East 22.39 feet and South 100.00
feet from the northeasterly corner of the Fendal C. Cason Donation Land Claim No. 50 in said
Township; thence along the boundary of said property described in Document No. 2006-081658 the
following four courses: thence North 83°59'07" West 160.28 feet; thence North 00°01'05" East
138.88 feet; thence North 89°59'09" West 186.36 feet; thence South 00°00°19” East 87.00 feet to a
5/8-inch iron rod with yellow plastic cap stamped “WILSON PLS 2687 at the TRUE POINT OF
BEGINNING of this description; and running thence along the boundary of said property the
following five courses:

thence South 00°00'19" East 29.98 feet;

thence North 89°49'38" West 114.18 feet;

thence South 00°00°'09" East 152.90 feet;

thence South 89°54'13” West 229.19 feet;

thence North 00°00'00" East 182.93 feet to a like iron rod;

thence leaving the west line of said property, South 89°59'47" East 343.36 feet
to the TRUE POINT OF BEGINNING.
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EXHIBIT D

Site Plans
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EXHIBIT F

Landscape Plan
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| ; ¢_| AAI afghan associates, inc.

ENGINEERING

Webster Ridge Parking Expansion

18121 Webster Road
Gladstone, OR

Revised April 04, 2021
Revised October 28, 2021
September 30, 2020

The information contained in this report was prepared by
and under direct supervision of the undersigned:

| EXPIRES: 6/30/2023 |

Craig Harris, PE

AAI Engineering

4875 S.W. Griffith Drive

Suite 100

Beaverton, Oregon 97005

PH 503.620.3030 FX 503.620.5539
criagh@aaieng.com

AAI Project Number: A20138.10
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Webster Ridge Parking Expansion

I. Project Overview
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Webster Ridge Parking Expansion

Project Overview

The proposed Webster Ridge Parking Expansion project is located at 18121 Webster
Road in Gladstone, Oregon. The current site is mostly grassy area with a few scattered
trees. The proposed project will disturb ~36,790SF and includes two garage buildings,
covered parking stalls with maneuvering aisles. Currently, there are no water quantity or
quality facilities on this site. The proposed project has approximately 22,800SF of
impervious area that will be collected for water quality and quantity. Water quality is
proposed to be provided by using a Filterra treatment unit. Water quantity is proposed to
be provided using underground detention and flow control. According to the "Web Soil
Survey", the soil is classified as a hydrologic group 'C'. The project is designed as
outlined in the City of Gladstone Stormwater Treatment and Detention Standards.

Conveyance pipe sizing was performed using the 25-year, 24-hour design storm event
(3.90in/hr). Conveyance pipe sizing was performed using Manning’s Equation

0.463D% S % . . . L .
(Q =— ), where D is pipe diameter in feet, S is pipe slope in feet/feet, and n
n

is the Manning’s Coefficient and is based on the pipe material. A value of 0.009 (PVC)
was used for this project.

Please see the attached calculations showing that the stormwater system meets the said
requirement.
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Webster Ridge Parking Expansion

II. Infiltration
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Webster Ridge Parking Expansion

Infiltration

Per City of Gladstone, the site is required to infiltrate all runoff from storm events up to
one-half inch of rainfall in 24 hours unless infiltration rates prove otherwise. An on-site
geotechnical investigation was performed for the construction of the apartment complex
in 2015, and was recommended that due to the shallow depths to hard rock and the high
risk of biological and sediment clogging infiltration should not be considered. Therefore,
no infiltration will be provided for this project.

The Geotechnical Report for this project has been included in Section IX of this report.
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Webster Ridge Parking Expansion

III. Water Quality Design
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Webster Ridge Parking Expansion

Water Quality Design

The runoff from the proposed improvements will be collected and conveyed to a Filterra
Bioretention System for treatment. This system was sized using the Washington Ecology
General Use Level Designation for Basic Treatment for Contech Filterra systems.
According to this document, the Filterra treatment media is approved for an infiltration
rate of 175 in/hr. The required treatment capacity is the peak flow from the developed site
in a 1” rain event, 0.18 cfs. After unit conversion, 0.18 cfs / 0.004 ft/s = 44.4 square feet
of treatment area. Please see attached HydroCAD calculations (Section V) and details
(Section VIII) to verify adequacy of water quality design.

wQ Infiltration Infiltration Required
-Q Rate Rate Infiltration
(cts) (in/hr) (ft/s) Area
(SF)
0.18 175 0.004 44.4
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Webster Ridge Parking Expansion

IV. Water Quantity Design
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Webster Ridge Parking Expansion

Water Quantity Design

The proposed flow control system has been designed per the City of Gladstone Standards
using Santa Barbara Urban Hydrograph methodology in the HydroCAD software. The
proposed flow control system has been designed to capture runoff so that the 2-yr, 24-hr
post-developed runoff rate is reduced below the 24-hr pre-developed discharge rate and
to match the pre-developed 10-yr and 25-yr storm flows for the corresponding post
construction storm events. The 2-yr design flow results from a 1” orifice at the invert
elevation of the detention pipe. While it does not reduce the flow to % the pre-developed
2-year event, it is not feasible by orifice flow control to reduce it further. Storm events
above the 25-yr storm event are designed to pass through the top of the standpipes and be
conveyed to the existing public storm conveyance system located in Webster Road.

Storm Pre- Total Post- Meet
Event | Developed | Developed | Requirements

Q (cfs) Q (cfs)

2-yr 0.06 0.05 N
10-yr 0.14 0.14 Y
25-yr 0.20 0.20 pa

See HydroCAD calculations for design verification.
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V. HydroCAD Calculations
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Predeveloped

> /2P

Post Developed Detention

Reach A Routing Diagram for Webster Ridge Parking Expansion
Prepared by AAIl Engineering, Printed 10/28/2021

HydroCAD® 10.00-26 s/n 01638 © 2020 HydroCAD Software Solutions LLC
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Webster Ridge Parking Expansion Type IA 24-hr 2 Y Rainfall=2.60"

Prepared by AAl Engineering Printed 10/28/2021
HydroCAD® 10.00-26 s/n 01638 © 2020 HydroCAD Software Solutions LLC Page 2

Summary for Subcatchment 1S: Predeveloped

Runoff = 0.06 cfs@ 8.30 hrs, Volume= 0.038 af, Depth= 0.67"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type 1A 24-hr 2Y Rainfall=2.60"

Area (sf} CN Description
30,136 74  >75% Grass cover, Good, HSG C
30,136 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) - (cfs)

27.3 300 0.0020 0.18 Sheet Flow,
Fallow n=0.050 P2=2.60"

Subcatchment 1S: Predeveloped

Hydrograph
0,06-;
0055 Type IA 24-hr
0.05 2 Y Rainfall=2.60"
0.0&5-@ RU noff Area=30,136 sf
004 Runoff Volume=0.038 af
g ooz Runoff Depth=0.67"
o Flow Length=300"
0'0255 ‘Slope=0.0020 /"
0:: Tc=27.3 min
oo CN=74
0.005'::
i

C 5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 8 85 90 95
Time (hours)
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Webster Ridge Parking Expansion Type IA 24-hr 2 Y Rainfall=2.60"

Prepared by AAI Engineering Printed 10/28/2021
HydroCAD® 10.00-26 s/n 01638 © 2020 HydroCAD Software Solutions LLC Page 3

Summary for Subcatchment 2S: Post Developed

Runoff = 032cfs@ 7.91 hrs, Volume= 0.103 af, Depth= 1.79"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type 1A 24-hr 2 Y Rainfall=2.60"

Area (sf) CN  Description
4,516 98 Roofs, HSG C
18,284 98 Paved parking, HSG A
7,336 74 >75% Grass cover, Good, HSG C
30,136 92 Weighted Average
7,336 24.34% Pervious Area
22,800 75.66% Impervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (fi/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment 2S: Post Developed

Hydrograph

e il ‘ .Tyjpe 1A 24-hr

0,2a-§ K 2 Y Rainfall=2.60" .

e I Runoff Area=30,136 sf

0.22; Runoff Volume=0.103 af
g | & Runoff Depth=1.79"
é 0.15—;: - Tc=5.0 min

o CN=92

a5
Time (hours)
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Webster Ridge Parking Expansion Type IA 24-hr 2 Y Rainfall=2.60"

Prepared by AAI Engineering Printed 10/28/2021
HydroCAD® 10.00-26 s/n 01638 © 2020 HydroCAD Software Solutions LLC Paae 4

Summary for Pond 2P: Detention

Inflow Area = 0.692 ac, 75.66% Impervious, Inflow Depth = 1.79" for 2Y event

Inflow = 0.32cfs@ 7.91 hrs, Volume= 0.103 af

Outflow = 0.04 cfs @ 18.65 hrs, Volume= 0.103 af, Atten=86%, Lag= 644.3 min
Primary = 0.04 cfs @ 18.65 hrs, Volume= 0.103 af

Routing by Stor-Ind method, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Peak Elev=221.93' @ 18.65 hrs Surf.Area= 661 sf Storage= 1,827 cf

Plug-Flow detention time=526.8 min calculated for 0.103 af (100% of inflow)
Center-of-Mass det. time=527.0 min ( 1,270.7 - 743.7 )

Volume Invert Avail.Storage Storage Description
#1 219.01' 2,337 cf 48.0" Round Pipe Storage
L=186.0'

Device Routing Invert Outlet Devices

#1  Device 4 217.01" 1.0" Horiz. 2yr C=0.600 Limited to weir flow at low heads

#2  Device 4 22215 2.7" Vert. Orifice/Grate C= 0.600

#3 Device 4 222.90' 24.0" Horiz. Orifice/Grate C= 0.600

Limited to weir flow at low heads
#4  Primary 219.01" 10.0" Round Culvert L=460.0' Ke= 0.400

Inlet / Outlet Invert=219.01'/216.71" S=0.0050"" Cc=0.900
n=0.010 PVC, smooth interior, Flow Area= 0.55 sf

Primary OutFlow Max=0.04 cfz @ 1865 hrs HW=221.93" (Free Discharge)
=Culvert (Passes 0.04 cfs of 2.61 cfs potential flow)
1=2yr (Orifice Contrats 0.04 ofs @@ 5.23 fip=)
2=0riflce/Grate | Controls 0.00 cfs)
3=0rificelGrate { Coafrols 0.00 cfs)
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Type IA 24-hr 2 Y Rainfall=2.60"
Printed 10/28/2021
Page §

Flow (cfs)

Elevation (feet)

034

Pond 2P: Detention
Hydrograph

0.5 Inflow Area=0.692 ac
it Peak Elev=221.93'
s Storage=1,827 cf

0.24]

221

35 4'0 45 50 55 60 65 70 75 80 85 90 95
Time (hours)

Pond 2P: Detention
Stage-Discharge

0

o

005 01 015 0.2 025 03 035 04 045 05 055 06 065 07 075 08 085 09 0.95
Discharge (cfs)
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Webster Ridge Parking Expansion Type IA 24-hr 2 Y Rainfall=2.60"
Prepared by AAl Engineering Printed 10/28/2021
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Page 6
Pond 2P: Detention
Stage-Area-Storage

222
]
& 221-
w

220

0 ' 0 100 150 2,000
Storage (cubic-feet)
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Webster Ridge Parking Expansion Type IA 24-hr 2 Y Rainfall=2.60"

Prepared by AAl Engineering Printed 10/28/2021
HvdroCAD® 10.00-26 _s/n 01638 © 2020 HydroCAD Software Solutions LLC Page 7

Stage-Discharge for Pond 2P: Detention

Elevation Primary Elevation Primary Elevation Primary Elevation Primary
(feet) (cfs) (feet) (cfs) {lensl) icfs] (feet) (cfs)
219.01 0.00 220.05 0.03 221.09 0.04 222.13 0.05
219.03 0.00 220.07 0.03 221.11 0.04 222.15 0.05
219.05 0.00 220.09 0.03 221.13 0.04 22217 0.05
219.07 0.01 220.11 0.03 221.15 0.04 222.19 0.05
219.09 0.01 220.13 0.03 221.17 0.04 222.21 0.05
219.11 0.01 220.15 0.03 221.19 0.04 222.23 0.06
219.13 0.01 220.17 0.03 221.21 0.04 222.25 0.07
219.15 0.01 220.19 0.03 221.23 0.04 222.27 0.07
21917 0.01 220.21 0.03 221.25 0.04 222.29 0.08
219.19 0.01 220.23 0.03 221.27 0.04 222.31 0.09
219.21 0.01 220.25 0.03 221.29 0.04 222.33 0.10
219.23 0.01 220.27 0.03 221.31 0.04 222.35 0.10
219.25 0.01 220.29 0.03 221.33 0.04 222.37 0.11
219.27 0.01 220.31 0.03 221.35 0.04 222.39 0.12
219.29 0.01 220.33 0.03 221.37 0.04 222.41 0.12
219.31 0.01 220.35 0.03 221.39 0.04 222 .43 0.13
219.33 0.01 220.37 0.03 221.41 0.04 222.45 0.13
219.35 0.02 220.39 0.03 221.43 0.04 222.47 0.14
219.37 0.02 220.41 0.03 221.45 0.04 222.49 0.14
219.39 0.02 220.43 0.03 221.47 0.04 222 .51 0.14
219.41 0.02 220.45 0.03 221.49 0.04 222.53 0.15
219.43 0.02 220.47 0.03 221.51 0.04 222.55 0.15
219.45 0.02 220.49 0.03 221.53 0.04 222.57 0.16
219.47 0.02 220.51 0.03 221.55 0.04 222.59 0.16
219.49 0.02 220.53 0.03 221.57 0.04 222.61 0.16
219.51 0.02 220.55 0.03 221.59 0.04 222.63 0.17
219.53 0.02 220.57 0.03 221.61 0.04 222.65 0.17
219.55 0.02 220.59 0.03 221.63 0.04 222.67 0.17
219.57 0.02 220.61 0.03 221.65 0.04 222.69 0.18
219.59 0.02 220.63 0.03 221.67 0.04 222.71 0.18
219.61 0.02 220.65 0.03 221.69 0.04 222.73 0.18
219.63 0.02 220.67 0.03 221.71 0.04 222.75 0.18
219.65 0.02 220.69 0.03 221.73 0.04 222.77 0.19
219.67 0.02 220.71 0.03 221.75 0.04 222.79 0.19
219.69 0.02 220.73 0.03 221.77 0.04 222.81 0.19
219.71 0.02 220.75 0.03 221.79 0.04 222.83 0.20
219.73 0.02 220.77 0.03 221.81 0.04 222.85 0.20
219.75 0.02 220.79 0.04 221.83 0.04 222.87 0.20
219.77 0.02 220.81 0.04 221.85 0.04 222.89 0.20
219.79 0.02 220.83 0.04 221.87 0.04 222.91 0.23
219.81 0.02 220.85 0.04 221.89 0.04 222.93 0.32
219.83 0.02 220.87 0.04 221.91 0.04 222.95 0.44
219.85 0.02 220.89 0.04 221.93 0.04 222.97 0.59
219.87 0.02 220.91 0.04 221.95 0.05 222.99 0.77
219.89 0.02 220.93 0.04 221.97 0.05 223.01 0.97
219.91 0.02 220.95 0.04 221.99 0.05
219.93 0.03 220.97 0.04 222.01 0.05
219.95 0.03 220.99 0.04 222.03 0.05
219.97 0.03 221.01 0.04 222.05 0.05
219.99 0.03 221.03 0.04 222.07 0.05
220.01 0.03 221.05 0.04 222.09 0.05
220.03 0.03 221.07 0.04 222.11 0.05
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Webster Ridge Parking Expansion Type IA 24-hr 2 Y Rainfall=2.60"

Prepared by AAI Engineering Printed 10/28/2021
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Stage-Area-Storage for Pond 2P: Detention

Elevation Storage Elevation Storage
(feet) (cubic-feet) (feet) (cubic-feet)
219.01 0 221.61 1,608
219.06 6 221.66 1,644
219.11 16 221.71 1,679
219.16 28 221.76 1,713
219.21 44 221.81 1,748
219.26 61 221.86 1,781
219.31 80 221.91 1,815
219.36 100 221.96 1,848
219.41 122 222.01 1,880
219.46 145 222.06 1,912
219.51 169 222.11 1,944
219.56 194 222.16 1,974
219.61 220 222.21 2,005
219.66 247 222.26 2,034
219.71 275 222.31 2,063
219.76 303 222.36 2,090
219.81 333 222.41 2,117
219.86 363 222.46 2,144
219.91 394 222.51 2,169
219.96 425 222.56 2,193
220.01 457 222.61 2,216
220.06 489 222.66 2,237
220.11 522 222.71 2,258
220.16 556 222.76 2,277
220.21 590 222.81 2,294
220.26 624 222.86 2,309
220.31 659 222.91 2,322
220.36 694 222.96 2,332
220.41 729 223.01 2,337
220.46 765
220.51 801
220.56 837
220.61 873
220.66 910
220.71 946
220.76 983
220.81 1,020
220.86 1,057
220.91 1,094
220.96 1,131
221.01 1,169
221.06 1,206
221.11 1,243
221.16 1,280
221.21 1,317
221.26 1,354
221.31 1,391
221.36 1,428
221.41 1,464
221.46 1,501
221.51% 1,537
221.56 1,573

3-172



Webster Ridge Parking Expansion
Prepared by AAIl Engineering

Type IA 24-hr 10 Y Rainfall=3.50"
Printed 10/28/2021

HydroCAD® 10.00-26 s/n 01638 © 2020 HydroCAD Software Solutions LLC Page 9
Summary for Subcatchment 1S: Predeveloped
Runoff = 014 cfs@ 8.24 hrs, Volume= 0.071 af, Depth= 1.24"
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type |A 24-hr 10'Y Rainfall=3.50"
Area (sf) CN Description
30,136 74 >75% Grass cover, Good, HSG C
30,136 100.00% Pervious Area
Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
27.3 300 0.0020 0.18 Sheet Flow,
Fallow n=0.050 P2=2.60"
Subcatchment 1S: Predeveloped
Hydrograph
0.16-
0.157
0.143 Type 1A 24-hr
0:4%5 10 Y Rainfall=3.50"
0.12: . ‘
014 Runoff Area=30,136 sf
0.1 Runoff Volume=0.071 af
£ Runoff Depth=1.24"
z 0.08 e
£ oor - Flow Length=300'
0.06: Slope=0.0020 */*
0.05: .
st Tc=27.3 min

CN=74

20 25 30 35 40 45 50 55 60 65 70 75 80 85 90 95
Time (hours)
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Webster Ridge Parking Expansion Type IA 24-hr 10 Y Rainfall=3.50"

Prepared by AAl Engineering Printed 10/28/2021
HydroCAD® 10.00-26 s/n 01638 © 2020 HydroCAD Software Solutions LLC Page 10

Summary for Subcatchment 2S: Post Developed

Runoff = 048 cfs@ 7.89 hrs, Volume= 0.152 af, Depth= 2.64"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type IA 24-hr 10 Y Rainfall=3.50"

Area (sf) CN  Description
4,516 98 Roofs, HSG C
18,284 98 Paved parking, HSG A
7,336 74  >75% Grass cover, Good, HSG C
30,136 92 Weighted Average
7,336 24.34% Pervious Area
22,800 75.66% Impervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment 2S: Post Developed

Hydrograph
.
JE Type IA 24-hr
. 10 Y Rainfall=3.50"
; _ Runoff Area=30,136 sf
Runoff Volume=0.152 af
§ o5 Runoff Depth=2.64"
5 o.zs—; Tc=5.0 min
0.2 CN=92
0.15]
0.1-5
u,os—i
A R i S 5 60 65 70 75 80 8 50 95

3 40 45
Time (hours)
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Webster Ridge Parking Expansion Type IA 24-hr 10 Y Rainfall=3.50"

Prepared by AAI Engineering Printed 10/28/2021
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Summary for Pond 2P: Detention

Inflow Area = 0.692 ac, 75.66% Impervious, Inflow Depth = 2.64" for 10Y event

Inflow = 0.48cfs@ 7.89 hrs, Volume= 0.152 af

Outflow = 012cfs@ 9.72 hrs, Volume= 0.152 af, Atten=75%, Lag= 109.5 min
Primary = 0.12cfs@ 9.72 hrs, Volume= 0.152 af

Routing by Stor-Ind method, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Peak Elev=222.40'@ 9.72 hrs Surf.Area= 533 sf Storage= 2,115 cf

Plug-Flow detention time= 443.9 min calculated for 0.152 af (100% of inflow)
Center-of-Mass det. time=443.8 min ( 1,167.4 - 723.6)

Volume Invert Avail.Storage Storage Description
#1 219.01" 2,337 cf 48.0" Round Pipe Storage
L=186.0'

Device Routing Invert Qutlet Devices

#1  Device 4 217.01" 1.0" Horiz. 2yr C=0.600 Limited to weir flow at low heads

#2 Device 4 222.15" 2.7" Vert. Orifice/Grate C= 0.600

#3 Device 4 222.90" 24.0" Horiz. Orifice/Grate C= 0.600

Limited to weir flow at low heads
#4  Primary 219.01" 10.0" Round Culvert L=460.0' Ke=0.400

Inlet / Outlet Invert=219.01'/ 216.71' S=0.0050"" Cc= 0.900
n=0.010 PVC, smooth interior, Flow Area= 0.55 sf

Primary OutFlow Max=0.12 cfs @ 9.72 hrs HW=222.40" (Free Discharge)
T 4=Culvert (Passes 0.12 cfs of 2.75 cfs potential flow)
1=2yr (Orifice Controls 0.05 cfs @ 8.87 fps)
2=0rifice/Grate (Orifice Controls 0.07 cfs @ 1.81 fps)
3=0rifice/Grate ( Controls 0.00 cfs)
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Webster Ridge Parking Expansion
Prepared by AAI Engineering

Type IA 24-hr 10 Y Rainfall=3.50"
Printed 10/28/2021
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Pond 2P: Detention
Hydrograph
1l inflow
: , B Frimary
ot Inflow Area=0.692 ac
e - Peak Elev=222.40"
w, ~ Storage=2,115 cf -
0,357 —

Flow (cfs)

35 40 45

50 55

Time (hours)

Pond 2P: Detention

Stage-Discharge

BEEy

232

22%-

Elevation (feet)

20-

@ 005 01 05 02 025 03 035 04 045 05 055 06 065 07 075 0.8 085 0.9 0.95
Discharge (cfs)
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Webster Ridge Parking Expansion
Prepared by AAl Engineering
HydroCAD® 10.00-26 s/n 01638 © 2020 HydroCAD Software Solutions LLC

Type IA 24-hr 10 Y Rainfall=3.50"
Printed 10/28/2021

Page 13
Pond 2P: Detention
Stage-Area-Storage

222+
]
S 221-
5
@
w

220~

g

T T T T T : T T T T
500 1,000 1,500

2,000
Storage (cubic-feet)
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Webster Ridge Parking Expansion Type IA 24-hr 10 Y Rainfall=3.50"

Prepared by AAl Engineering Printed 10/28/2021
HydroCADE 10.00-26 5/n 01638 © 2020 Hydro:A0 Software Solutions LLC Page 14

Stage-Discharge for Pond 2P: Detention

Elevation Primary Elevation Primary Elevation Primary Elevation Primary
(fiest] icfs] (feet) (cfs) (feet) (cfs) (feet) (cfs)
219.01 0.00 220.05 0.03 221.09 0.04 22213 0.05
219.03 0.00 220.07 0.03 221.11 0.04 222.15 0.05
219.05 0.00 220.09 0.03 221.13 0.04 22217 0.05
219.07 0.01 220.11 0.03 221.15 0.04 22219 0.05
219.09 0.01 220.13 0.03 221147 0.04 222.21 0.05
219.11 0.01 220.15 0.03 221.19 0.04 222.23 0.06
219.13 0.01 22017 0.03 221.21 0.04 222.25 0.07
219.15 0.01 220.19 0.03 221.23 0.04 22227 0.07
219.17 0.01 220.21 0.03 221.25 0.04 222.29 0.08
219.19 0.01 220.23 0.03 221.27 0.04 222.31 0.09
219.21 0.01 220.25 0.03 221.29 0.04 222.33 0.10
219.23 0.01 220.27 0.03 221.31 0.04 222.35 0.10
219.25 0.01 220.29 0.03 221.33 0.04 222.37 0.11
219.27 0.01 220.31 0.03 221.35 0.04 222.39 0.12
219.29 0.01 220.33 0.03 221.37 0.04 222.41 0.12
219.31 0.01 220.35 0.03 221.39 0.04 22243 0.13
219.33 0.01 220.37 0.03 221.41 0.04 222 .45 0.13
219.35 0.02 220.39 0.03 221.43 0.04 222.47 0.14
219.37 0.02 220.41 0.03 221.45 0.04 222.49 0.14
219.39 0.02 220.43 0.03 221.47 0.04 222.51 0.14
219.41 0.02 220.45 0.03 221.49 0.04 222.53 0.156
219.43 0.02 220.47 0.03 221.51 0.04 222.55 0.15
219.45 0.02 220.49 0.03 221.53 0.04 222.57 0.16
219.47 0.02 220.51 0.03 221.55 0.04 222.59 0.16
219.49 0.02 220.53 0.03 221.57 0.04 222.61 0.16
219.51 0.02 220.55 0.03 221.59 0.04 222.63 0.17
219.53 0.02 220.57 0.03 221.61 0.04 222.65 0.17
219.55 0.02 220.59 0.03 221.63 0.04 222.67 0.17
219.57 0.02 220.61 0.03 221.65 0.04 222.69 0.18
219.59 0.02 220.63 0.03 221.67 0.04 222.71 0.18
219.61 0.02 220.65 0.03 221.69 0.04 222.73 0.18
219.63 0.02 220.67 0.03 221.71 0.04 222.75 0.18
219.65 0.02 220.69 0.03 221.73 0.04 222.77 0.19
219.67 0.02 220.71 0.03 221.75 0.04 222.79 0.19
219.69 0.02 220.73 0.03 221.77 0.04 222.81 0.19
219.71 0.02 220.75 0.03 221.79 0.04 222.83 0.20
219.73 0.02 220.77 0.03 221.81 0.04 222.85 0.20
219.75 0.02 220.79 0.04 221.83 0.04 222.87 0.20
219.77 0.02 220.81 0.04 221.85 0.04 222.89 0.20
219.79 0.02 220.83 0.04 221.87 0.04 22291 0.23
219.81 0.02 220.85 0.04 221.89 0.04 222.93 0.32
219.83 0.02 220.87 0.04 221.91 0.04 222.95 0.44
219.85 0.02 220.89 0.04 221.93 0.04 222.97 0.59
219.87 0.02 220.91 0.04 221.95 0.05 222.99 0.77
219.89 0.02 220.93 0.04 221.97 0.05 223.01 0.97
219.91 0.02 220.95 0.04 221.99 0.05
219.93 0.03 220.97 0.04 222.01 0.05
219.95 0.03 220.99 0.04 222.03 0.05
219.97 0.03 221.01 0.04 222.05 0.05
219.99 0.03 221.03 0.04 222.07 0.05
220.01 0.03 221.05 0.04 222.09 0.05
220.03 0.03 221.07 0.04 22211 0.05
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Webster Ridge Parking Expansion Type IA 24-hr 10 Y Rainfall=3.50"

Prepared by AAl Engineering Printed 10/28/2021
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Stage-Area-Storage for Pond 2P: Detention

Elevation Storage Elevation Storage
(feet) (cubic-feet) (feet) (cubic-feet)
219.01 0 221.61 1,608
219.06 6 221.66 1,644
219.11 16 221.71 1,679
219.16 28 221.76 1,713
219.21 44 221.81 1,748
219.26 61 221.86 1,781
219.31 80 221.91 1,815
219.36 100 221.96 1,848
219.41 122 222.01 1,880
219.46 145 222.06 1,912
219.51 169 222.11 1,944
219.56 194 222.16 1,974
219.61 220 222.21 2,005
219.66 247 222.26 2,034
219.71 275 222.31 2,063
219.76 303 222.36 2,090
219.81 333 222.41 2,117
219.86 363 222.46 2,144
219.91 394 222.51 2,169
219.96 425 222.56 2,193
220.01 457 222.61 2,216
220.06 489 222.66 2,237
220.11 522 222.71 2,258
220.16 556 222.76 2,277
220.21 590 222.81 2,294
220.26 624 222.86 2,309
220.31 659 222.91 2,322
220.36 694 222.96 2,332
220.41 729 223.01 2,337
220.46 765
220.51 801
220.56 837
220.61 873
220.66 910
220.71 946
220.76 983
220.81 1,020
220.86 1,057
220.91 1,094
220.96 1,131
221.01 1,169
221.06 1,206
221.11 1,243
221.16 1,280
221.21 1,317
221.26 1,354
221.31 1,391
221.36 1,428
221.41 1,464
221.46 1,501
221.51 1,537
221.56 1,573
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Webster Ridge Parking Expansion Type IA 24-hr 25 Y Rainfall=4.00"

Prepared by AAI Engineering Printed 10/28/2021
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Summary for Subcatchment 1S: Predeveloped

Runoff = 0.20cfs@ 8.23 hrs, Volume= 0.092 af, Depth= 1.60"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type |IA 24-hr 25Y Rainfall=4.00"

Area (sf) CN  Description
30,136 74  >75% Grass cover, Good, HSG C
30,136 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
{min} _ (feet)  (f'ft) [R/sec) {cfs)
27.3 300 0.0020 0.18 Sheet Flow,
Fallow n=0.050 P2=2.60"

Subcatchment 1S: Predeveloped

- Hydrograph
5 i Type IA 24-hr
o 25Y Ramfall-4 00"
016 “Ru noff Area-30_136 sf
B gi:: Runoff Volume=0.092 af :
£ou Runoff Depth=1.60"
2 o * Flow Length=300"
ot Slope=0.0020 /"
006 Tc=27.3 min
ot | CN=74
[F e
(ol
0.01
o

0 5 43 15 20 =25 30 35 40 &£ 50 55 60 65 70 75 80 85 90 95
Time (hours)
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Webster Ridge Parking Expansion Type IA 24-hr 25'Y Rainfall=4.00"

Prepared by AAI Engineering Printed 10/28/2021
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Summary for Subcatchment 2S: Post Developed

Runoff = 0.57cfs@ 7.89 hrs, Volume= 0.180 af, Depth= 3.12"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type |A 24-hr 25 Y Rainfall=4.00"

Area (sf) CN  Description
4,516 98 Roofs, HSG C
18,284 98 Paved parking, HSG A
7,336 74  >75% Grass cover, Good, HSG C
30,136 92 Weighted Average
7,336 24.34% Pervious Area
22,800 75.66% Impervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment 2S: Post Developed

Hydrograph
S e
055 Type 1A 24-hr
059 25 Y Rainfall=4.00"
0.45—2 | Runoff Area=30,136 sf
ol | [ Runoff Volume=0.180 af
gony | | Runoff Depth=3.12"
§ 03 Tc=5.0 min .

Time (hours)
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HydroCADE 10.00-268 s/n 01638 @ 2020 HydroCAD Soflware Solutions LLC Pags 18

Summary for Pond 2P: Detention

Inflow Area = 0.692 ac, 75.66% Impervious, Inflow Depth = 3.12" for 25Y event

Inflow = 0.57cfs@ 7.89 hrs, Volume= 0.180 af

Outflow = 0.18cfs@ 8.98 hrs, Volume= 0.180 af, Atten=68%, Lag= 65.5 min
Primary = 0.18cfs@ 8.98 hrs, Volume= 0.180 af

Routing by Stor-Ind method, Time Span= 0.00-96.00 hrs, dt=0.05 hrs
Peak Elev=222.73' @ 8.98 hrs Surf.Area= 377 sf Storage= 2,267 cf

Plug-Flow detention time=387.3 min calculated for 0.180 af (100% of inflow)
Center-of-Mass det. time=387.6 min ( 1,103.2-715.6)

Volume Invert  Avail Storage  Storafje Description
#1 219.01" 2,337 cf 48.0" Round Pipe Storage
L= 186.0'

Device Routing Invert Outlet Devices

#1  Device 4 217.01" 1.0" Horiz. 2yr C=0.600 Limited to weir flow at low heads

#2  Device 4 222.15" 2.7" Vert. Orifice/Grate C= 0.600

#3  Device 4 222.90' 24.0" Horiz. Orifice/Grate C=0.600

Limited to weir flow at low heads
#4  Primary 219.01" 10.0" Round Culvert L=460.0' Ke= 0.400

Inlet / Outlet Invert=219.01'/ 216.71" S=0.0050"/" Cc= 0.900
n=0.010 PVC, smooth interior, Flow Area= 0.55 sf

rimary QutFlow Max=0.18 cfs @ B.98 hrs HW=222.73" (Free Discharge)
=Culvert (Fassas (0,18 cfs of 2.84 cfs potential flow)
=2yr {Qrifice Controls 0.05 cfs @ 9.29 fps)
2=0rificelGrate (Onfice Controls 0,13 ofs & 3.31 1ps)
3=0rificefGrate ( Controls 0.00 cfs)
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Webster Ridge Parking Expansion
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Type IA 24-hr 25 'Y Rainfall=4.00"
Printed 10/28/2021

Page 19

Flow (cfs)

Elevation (feet)
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Pond 2P: Detention
Hydrograph

Inflow Area=0.692 ac
" Peak Elev=222.73"
Storage=2,267 cf
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Pond 2P: Detention
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Webster Ridge Parking Expansion
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Type IA 24-hr 25 Y Rainfall=4.00"
Printed 10/28/2021

Elevation (feet)

Page 20
Pond 2P: Detention
Stage-Area-Storage
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s 100 180 2000
Storage (cubic-feet)
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Webster Ridge Parking Expansion Type IA 24-hr 25 Y Rainfall=4.00"

Prepared by AAl Engineering Printed 10/28/2021
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Stage-Discharge for Pond 2P: Detention

Elevation Primary Elevation Primary Elevation Primary Elevation Primary
(feet) (cfs) { o) [cfs] (feet) (cfs) (feet) (cfs)
219.01 0.00 220.05 0.03 221.09 0.04 222.13 0.05
219.03 0.00 220.07 0.03 221.11 0.04 222.15 0.05
219.05 0.00 220.09 0.03 221.13 0.04 22217 0.05
219.07 0.01 220,11 0.03 221.15 0.04 222.19 0.05
219.09 0.01 220.13 0.03 221.17 0.04 222.21 0.05
219.11 0.01 220.15 0.03 221.19 0.04 222.23 0.06
219.13 0.01 220.17 0.03 221.21 0.04 222.25 0.07
219.15 0.01 220.19 0.03 221.23 0.04 222.27 0.07
219.17 0.01 220.21 0.03 221.25 0.04 222.29 0.08
219.19 0.01 220.23 0.03 221.27 0.04 222.31 0.09
219.21 0.01 220.25 0.03 221.29 0.04 222.33 0.10
219.23 0.01 220.27 0.03 221.31 0.04 222.35 0.10
219.25 0.01 220.29 0.03 221.33 0.04 222.37 0.11
219.27 0.01 220.31 0.03 221.35 0.04 222.39 0.12
219.29 0.01 220.33 0.03 221.37 0.04 222.41 0.12
219.31 0.01 220.35 0.03 221.39 0.04 222.43 0.13
219.33 0.01 220.37 0.03 221.41 0.04 222.45 0.13
219.35 0.02 220.39 0.03 221.43 0.04 222.47 0.14
219.37 0.02 220.41 0.03 221.45 0.04 222.49 0.14
219.39 0.02 220.43 0.03 221.47 0.04 222.51 0.14
219.41 0.02 220.45 0.03 221.49 0.04 222.53 0.15
219.43 0.02 220.47 0.03 221.51 0.04 222.55 0.15
219.45 0.02 220.49 0.03 221.53 0.04 222.57 0.16
219.47 0.02 220.51 0.03 221.55 0.04 222.59 0.16
219.49 0.02 220.53 0.03 221.57 0.04 222.61 0.16
219.51 0.02 220.55 0.03 221.59 0.04 222.63 0.17
219.53 0.02 220.57 0.03 221.61 0.04 222.65 0.17
219.55 0.02 220.59 0.03 221.63 0.04 222.67 0.17
219.57 0.02 220.61 0.03 221.65 0.04 222.69 0.18
219.59 0.02 220.63 0.03 221.67 0.04 222.71 0.18
219.61 0.02 220.65 0.03 221.69 0.04 222.73 0.18
219.63 0.02 220.67 0.03 221.71 0.04 222.75 0.18
219.65 0.02 220.69 0.03 221.73 0.04 222.77 0.19
219.67 0.02 220.71 0.03 221.75 0.04 222.79 0.19
219.69 0.02 220.73 0.03 221.77 0.04 222.81 0.19
219.71 0.02 220.75 0.03 221.79 0.04 222.83 0.20
219.73 0.02 220.77 0.03 221.81 0.04 222.85 0.20
219.75 0.02 220.79 0.04 221.83 0.04 222.87 0.20
219.77 0.02 220.81 0.04 221.85 0.04 222.89 0.20
219.79 0.02 220.83 0.04 221.87 0.04 222.91 0.23
219.81 0.02 220.85 0.04 221.89 0.04 222.93 0.32
219.83 0.02 220.87 0.04 221.91 0.04 222.95 0.44
219.85 0.02 220.89 0.04 221.93 0.04 222.97 0.59
219.87 0.02 220.91 0.04 221.95 0.05 222.99 0.77
219.89 0.02 220.93 0.04 221.97 0.05 223.01 0.97
219.91 0.02 220.95 0.04 221.99 0.05
219.93 0.03 220.97 0.04 222.01 0.05
219.95 0.03 220.99 0.04 222.03 0.05
219.97 0.03 221.01 0.04 222.05 0.05
219.99 0.03 221.03 0.04 222.07 0.05
220.01 0.03 221.05 0.04 222.09 0.05
220.03 0.03 221.07 0.04 222.11 0.05
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Webster Ridge Parking Expansion Type IA 24-hr 25'Y Rainfall=4.00"

Prepared by AAI Engineering Printed 10/28/2021
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Stage-Area-Storage for Pond 2P: Detention

Elevation Storage Elevation Storage
(feet) (cubic-feet) (feet) (cubic-feet)
219.01 0 221.61 1,608
219.06 6 221.66 1,644
219.11 16 221.71 1,679
219.16 28 221.76 1,713
219.21 44 221.81 1,748
219.26 61 221.86 1,781
219.31 80 221.91 1,815
219.36 100 221.96 1,848
219.41 122 222.01 1,880
219.46 145 222.06 1,912
219.51 169 222.11 1,944
219.56 194 222.16 1,974
219.61 220 222.21 2,005
219.66 247 222.26 2,034
219.71 275 222.31 2,063
219.76 303 222.36 2,090
219.81 333 222.41 2,117
219.86 363 222.46 2,144
219.91 394 222.51 2,169
219.96 425 222.56 2,193
220.01 457 222.61 2,216
220.06 489 222.66 2,237
220.11 522 222.71 2,258
220.16 556 222.76 2,277
220.21 590 222.81 2,294
220.26 624 222.86 2,309
220.31 659 222.91 2,322
220.36 694 222.96 2,332
220.41 729 223.01 2,337
220.46 765
220.51 801
220.56 837
220.61 873
220.66 910
220.71 946
220.76 983
220.81 1,020
220.86 1,057
220.91 1,094
220.96 1,131
221.01 1,169
221.06 1,206
221.11 1,243
221.16 1,280
221.21 1,317
221.26 1,354
221.31 1,391
221.36 1,428
221.41 1,464
221.46 1,501
221.51 1,537
221.56 1,573
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Webster Ridge Parking Expansion
Prepared by AAI Engineering

Type IA 24-hr 100Y Rainfall=4.80"
Printed 10/28/2021
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Summary for Subcatchment 1S: Predeveloped
Runoff = 0.30cfs@ 8.21 hrs, Volume= 0.127 af, Depth= 2.21"
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type |A 24-hr 100Y Rainfall=4.80"
Area (sf) CN_ Description
30,136 74 >75% Grass cover, Good, HSG C
30,136 100.00% Pervious Area
Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft)  (ft/sec) (cfs)
27.3 300 0.0020 0.18 Sheet Flow,
Fallow n=0.050 P2=2.60"
Subcatchment 1S: Predeveloped
Hydrograph
0.32
e ‘ Type A 24-hr
0263 100Y Rainfall=4.80"
0.243 Runoff Area=30,136 sf .
0.22] ; a1 |
- Runoff Volume=0.127 af
£ o018 Runoff Depth=2.21"
2 0.16- : I . .
I " Flow Length=300"
0.2 Slope=0.0020 '/*
u‘;;: Tc=27.3 min
i . CN=74
0.043

5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 80 85 90 95
Time (hours)
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Webster Ridge Parking Expansion Type IA 24-hr 100Y Rainfall=4.80"

Prepared by AAl Engineering Printed 10/28/2021
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Summary for Subcatchment 2S: Post Developed

Runoff = 0.71cfs@ 7.88 hrs, Volume= 0.225 af, Depth= 3.89"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type IA 24-hr 100Y Rainfall=4.80"

Area(sfy CN  Descriptlon
4,516 98 Roofs, HSG C
18,284 98 Paved parking, HSG A
7,336 74  >75% Grass cover, Good, HSG C
30,136 92 Weighted Average
7,336 24.34% Pervious Area
22,800 75.66% Impervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment 2S: Post Developed

Hydrograph
0. 18- B Rursl
07 Type |A 24-;hl"
pec 100Y Rainfall=4.80"
nss: Runoff Area=30,136 sf
o Rundﬁ Volume=f0.225 af
M Runoff Depth=3.89"
,_T‘;f 035 Tc=5.0 min
i - CN=92
1 F
0.1:-:
0.1
005
P ine—

0 5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 80 8 90 95
Time (hours)
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Summary for Pond 2P: Detention

Inflow Area = 0.692 ac, 75.66% Impervious, Inflow Depth = 3.89" for 100Y event
Inflow = 0.71cfs@ 7.88 hrs, Volume= 0.225 af

Qutflow = 0.84cfs@ 8.01 hrs, Volume= 0.225 af, Atten=0%, Lag= 7.8 min
Primary = 0.84cfs@ 8.01 hrs, Volume= 0.225 af

Routing by Stor-Ind method, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Peak Elev= 223.00' @ 8.02 hrs Surf.Area= 57 sf Storage= 2,337 cf

Plug-Flow detention time=322.6 min calculated for 0.225 af (100% of inflow)
Center-of-Mass det. time=322.5 min ( 1,028.0 - 705.5)

Volume Invert Avail.Storage Storage Description
#1 219.01' 2,337 cf  48.0" Round Pipe Storage
L=186.0'

Device Routing Invert Outlet Devices

#1  Device 4 217.01" 1.0" Horiz. 2yr C=0.600 Limited to weir flow at low heads

#2  Device 4 22215 2.7" Vert. Orifice/Grate C= 0.600

#3  Device 4 222.90' 24.0" Horiz. Orifice/Grate C= 0.600

Limited to weir flow at low heads
#4  Primary 219.01" 10.0" Round Culvert L=460.0' Ke= 0.400

Inlet / Outlet Invert=219.01'/ 216.71' S=0.0050"'/" Cc= 0.900
n=0.010 PVC, smooth interior, Flow Area= 0.55 sf

rimary OutFlow Max=0.76 cfs @ 8.01 hrs HW=22288 (Fres Dischane)
Culvert (Passes 0.76 cfs of 2.91 cfs polential flow)
f=2yr (Orifice Controls 0,05 cfs & 9.60 Ips)
2=0rificefGrate (Orifice Controls 0.16 ofs @ 4.10 fps)
3=0rificalGrate (Weir Conircls 0.54 cfs @ 0.97 fps)
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Pond 2P: Detention

Hydrograph
aasd E InjﬂOW Area=0.692 ac
et - ' Peak Elev=223.00"
o) - Storage=2,337 cf

Flow (cfs)

T 1 L T = = . .
157720772530~ --35 - ~40"- "45 - --b0°-* r55"' "-60-' 165! 70
Time (hours)

Pond 2P: Detention
Stage-Discharge

l En

221~

Elevation (feet)

¥ T T T T T T T T T T L il i i T Uit i |
0 005 01 015 0.2 025 03 035 04 045 05 0,55 06 065 0F 075 08 0.85 0.9 095
Discharge (cfs)
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Pond 2P: Detention
Stage-Area-Storage
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Stage-Discharge for Pond 2P: Detention

Elevation Primary Elevation Primary Elevation Primary Elevation Primary
(feet) (cfs) (feet) (cfs) flent) [cfs] (feet) (cfs)
219.01 0.00 220.05 0.03 221.09 0.04 222.13 0.05
219.03 0.00 220.07 0.03 221.11 0.04 222.15 0.05
219.05 0.00 220.09 0.03 221.13 0.04 22217 0.05
219.07 0.01 220.11 0.03 221,15 0.04 222.19 0.05
219.09 0.01 220.13 0.03 22147 0.04 222.21 0.05
219.11 0.01 220.15 0.03 221.19 0.04 222.23 0.08
219.13 0.01 220.17 0.03 221.21 0.04 222.25 0.07
219.15 0.01 220.19 0.03 221.23 0.04 222.27 0.07
219.17 0.01 220.21 0.03 221.25 0.04 222.29 0.08
219.19 0.01 220.23 0.03 221.27 0.04 222.31 0.09
219.21 0.01 220.25 0.03 221.29 0.04 222.33 0.10
219.23 0.01 220.27 0.03 221.31 0.04 222.35 0.10
219.25 0.01 220.29 0.03 221.33 0.04 222.37 0.11
219.27 0.01 220.31 0.03 221.35 0.04 222.39 0.12
219.29 0.01 220.33 0.03 221.37 0.04 222.41 0.12
219.31 0.01 220.35 0.03 221.39 0.04 222.43 0.13
219.33 0.01 220.37 0.03 221.41 0.04 222.45 0.13
219.35 0.02 220.39 0.03 221.43 0.04 222.47 0.14
219.37 0.02 220.41 0.03 221.45 0.04 222.49 0.14
219.39 0.02 220.43 0.03 221.47 0.04 222.51 0.14
219.41 0.02 220.45 0.03 221.49 0.04 222.53 0.15
219.43 0.02 220.47 0.03 221.51 0.04 22255 0.15
219.45 0.02 220.49 0.03 221.53 0.04 22257 0.16
219.47 0.02 220.51 0.03 221.55 0.04 222.59 0.16
219.49 0.02 220.53 0.03 221.57 0.04 222.61 0.16
219.51 0.02 220.55 0.03 221.59 0.04 222.63 0.17
219.53 0.02 220.57 0.03 221.61 0.04 222.65 0.17
219.55 0.02 220.59 0.03 221.63 0.04 222.67 0.17
219.57 0.02 220.61 0.03 221.65 0.04 222.69 0.18
219.59 0.02 220.63 0.03 221.67 0.04 222.71 0.18
219.61 0.02 220.65 0.03 221.69 0.04 222.73 0.18
219.63 0.02 220.67 0.03 221.71 0.04 222.75 0.18
219.65 0.02 220.69 0.03 221.73 0.04 222.77 0.19
219.67 0.02 220.71 0.03 221.75 0.04 222.79 0.19
219.69 0.02 220.73 0.03 221.77 0.04 222.81 0.19
219.71 0.02 220.75 0.03 221.79 0.04 222.83 0.20
219.73 0.02 220.77 0.03 221.81 0.04 222.85 0.20
219.75 0.02 220.79 0.04 221.83 0.04 222.87 0.20
219.77 0.02 220.81 0.04 221.85 0.04 222.89 0.20
219.79 0.02 220.83 0.04 221.87 0.04 222.91 0.23
219.81 0.02 220.85 0.04 221.89 0.04 222.93 0.32
219.83 0.02 220.87 0.04 221.91 0.04 222.95 0.44
219.85 0.02 220.89 0.04 221.93 0.04 222.97 0.59
219.87 0.02 220.91 0.04 221.95 0.05 222.99 0.77
219.89 0.02 220.93 0.04 221.97 0.05 223.01 0.97
219.91 0.02 220.95 0.04 221.99 0.05
219.93 0.03 220.97 0.04 222.01 0.05
219.95 0.03 220.99 0.04 222.03 0.05
219.97 0.03 221.01 0.04 222.05 0.05
219.99 0.03 221.03 0.04 222.07 0.05
220.01 0.03 221.05 0.04 222.09 0.05
220.03 0.03 221.07 0.04 222.11 0.05
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Stage-Area-Storage for Pond 2P: Detention

Elevation Storage Elevation Storage
(feet) (cubic-feet) (feet) (cubic-feet)
219.01 0 221.61 1,608
219.06 6 221.66 1,644
219.11 16 221.71 1,679
219.16 28 221.76 1,713
219.21 44 221.81 1,748
219.26 61 221.86 1,781
219.31 80 221.91 1,815
219.36 100 221.96 1,848
219.41 122 222.01 1,880
219.46 145 222.06 1,912
219.51 169 22211 1,944
219.56 194 222.16 1,974
219.61 220 222.21 2,005
219.66 247 222.26 2,034
219.71 275 222.31 2,063
219.76 303 222.36 2,090
219.81 333 222.41 2,117
219.86 363 222.46 2,144
219.91 394 222.51 2,169
219.96 425 222.56 2,193
220.01 457 222.61 2,216
220.06 489 222.66 2,237
220.11 522 222.71 2,258
220.16 556 222.76 2,277
220.21 590 222.81 2,294
220.26 624 222.86 2,309
220.31 659 22291 2,322
220.36 694 222.96 2,332
220.41 729 223.01 2,337
220.46 765
220.51 801
220.56 837
220.61 873
220.66 910
220.71 946
220.76 983
220.81 1,020
220.86 1,057
220.91 1,094
220.96 1,131
221.01 1,169
221.06 1,206
221.11 1,243
221.16 1,280
221.21 1,317
221.26 1,354
221.31 1,391
221.36 1,428
221.41 1,464
221.46 1,501
221.51 1,537
221.56 1,573

3-193



Webster Ridge Parking Expansion Type IA 24-hr WQ Rainfall=1.77"
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Summary for Subcatchment 1S: Predeveloped

Runoff = 0.01cfs@ 17.21 hrs, Volume= 0.014 af, Depth= 0.25"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type IA 24-hr WQ Rainfall=1.77"

Area (sf) CN  Description
30,136 74 >75% Grass cover, Good, HSG C

30,136 100.00% Pervious Area
Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
27.3 300 0.0020 0.18 Sheet Flow,

Fallow n=0.050 P2=2.60"

Subcatchment 1S: Predeveloped

Hydrograph
0.013—;
o Type IA 24-hr
O:: WQ Rainfall=1.77"
i Runoff Area=30,136 sf
0.008- Runoff Volume=0.014 af

Runoff Depth=0.25"
Flow Length=300"

Flow (cfs)
o
[=]
[=]
e

0.006 ]

0.005—; Slope=00020 '
0004 - Tc=27.3 min .
0.003] -
0,002-5 o

0 5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 B0 85 90 95
Time (hours)
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Webster Ridge Parking Expansion
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Summary for Subcatchment 2S: Post Developed
Runoff = 0.18cfs@ 7.94 hrs, Volume= 0.060 af, Depth= 1.03"
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Type 1A 24-hr WQ Rainfall=1.77"
Area (sf) CN  Description
4,516 98 Roofs, HSGC
18,284 98 Paved parking, HSG A
7,336 74 >75% Grass cover, Good, HSG C
30,136 92 Weighted Average
7,336 24.34% Pervious Area
22,800 75.66% Impervious Area
Tc Length Slope Velocity Capacity Description
(min) __ (feet)  (ft/ft) (ft/sec) (cfs)
5.0 Direct Entry,
Subcatchment 2S: Post Developed
Hydrograph
048 IiRunoff'
o Type IA 24-hr
L WQ Rainfall=1.77"
0.5 Runoff Area=30,136 sf .
. Runoff Volume=0.060 af
s.¥Y Runoff Depth=1.03"
H g .
2 ope Tc=5.0 min
0.0 : :
0,07+ - CN=92
0,04
0.0&
0.0
0.03
0,62

5 10 15 20 25 30 35 45 45 50 55 60 65 70 75 80 B85 90 95
Time (hours)
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Summary for Pond 2P: Detention

Inflow Area = 0.692 ac, 75.66% Impervious, Inflow Depth = 1.03" for WQ event

Inflow = 0.18cfs@ 7.94 hrs, Volume= 0.060 af

Outflow = 0.03cfs @ 15.93 hrs, Volume= 0.080 af, Atten=82%, Lag=479.6 min
Primary = 0.03cfs @ 15.93 hrs, Volume= 0.060 af

Routing by Stor-Ind method, Time Span= 0.00-96.00 hrs, dt= 0.05 hrs
Peak Elev=220.49'@ 15.93 hrs Surf.Area= 718 sf Storage= 785 cf

Plug-Flow detention time=329.2 min calculated for 0.060 af (100% of inflow)
Center-of-Mass det. time= 329.3 min ( 1,103.7 - 774.3)

Velume Invert  Avail.Storage Storage Descriplion
#1 219.01° 2,337 cf 48.0" Round Pipe Storage
L=186.0'

Device Routing Invert Outlet Devices

#1 Device 4 217.01" 1.0" Horiz. 2yr C=0.600 Limited to weir flow at low heads

#2 Device 4 222.15" 2.7" Vert. Orifice/Grate C=0.600

#3 Device 4 222.90' 24.0" Horiz. Orifice/Grate C= 0.600

Limited to weir flow at low heads
#4  Primary 219.01" 10.0" Round Culvert L=460.0' Ke= 0.400

Inlet / Outlet Invert=219.01'/ 216.71' S=0.0050"'/" Cc= 0.900
n=0.010 PVC, smooth interior, Flow Area= 0.55 sf

Primary OutFlow Max=0.03 cfs @ 15.93 hrs HW=220.49' (Free Discharge)
Culvert (Passes 003 cfs of 2.4 cfs potential flow)
=2yr (Orifice Controds 0.03 ¢fs @ 5.86 fps)
2e0rificalGrate | Controls 0.00 cfs)
3=0rifice/Grate { Controls 0.00 cfs)
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Pond 2P: Detention
Hydrograph
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Elevation (feet)

Page 34
Pond 2P: Detention
Stage-Area-Storage
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Stage-Discharge for Pond 2P: Detention

Elevation Primary Elevation Primary Elevation Primary Elevation Primary
(feet) {cfs) (feet) (cfs) (feet) (cfs) (feet) (cfs)
219.01 0.00 220.05 0.03 221.09 0.04 222.13 0.05
219.03 0.00 220.07 0.03 221.11 0.04 222.15 0.05
219.05 0.00 220.09 0.03 221,13 0.04 22217 0.05
219.07 0.01 220.11 0.03 221.15 0.04 222.19 0.05
219.09 0.01 220.13 0.03 221.17 0.04 222.21 0.05
219.11 0.01 220.15 0.03 221.19 0.04 222.23 0.06
219.13 0.01 220.17 0.03 221.21 0.04 222.25 0.07
219.15 0.01 220.19 0.03 221.23 0.04 222.27 0.07
219.17 0.01 220.21 0.03 221.25 0.04 222.29 0.08
219.19 0.01 220.23 0.03 221.27 0.04 222.31 0.09
219.21 0.01 220.25 0.03 221.29 0.04 222.33 0.10
219.23 0.01 220.27 0.03 221.31 0.04 222.35 0.10
219.25 0.01 220.29 0.03 221.33 0.04 222.37 0.11
219.27 0.01 220.31 0.03 221.35 0.04 222.39 0.12
219.29 0.01 220.33 0.03 221.37 0.04 222.41 0.12
219.31 0.01 220.35 0.03 221.39 0.04 222.43 0.13
219.33 0.01 220.37 0.03 221.41 0.04 222.45 0.13
219.35 0.02 220.39 0.03 221.43 0.04 222.47 0.14
219.37 0.02 220.41 0.03 221.45 0.04 222.49 0.14
219.39 0.02 220.43 0.03 221.47 0.04 222.51 0.14
219.41 0.02 220.45 0.03 221.49 0.04 222.53 0.15
21943 0.02 220.47 0.03 221.51 0.04 222.55 0.15
219.45 0.02 220.49 0.03 221.53 0.04 222.57 0.16
219.47 0.02 220.51 0.03 221.55 0.04 222.59 0.16
219.49 0.02 220.53 0.03 221.57 0.04 222.61 0.16
219.51 0.02 220.55 0.03 221.59 0.04 222.63 0.17
219.53 0.02 220.57 0.03 221.61 0.04 222.65 0.17
219.55 0.02 220.59 0.03 221.63 0.04 222.67 0.17
219.57 0.02 220.61 0.03 221.65 0.04 222.69 0.18
219.59 0.02 220.63 0.03 221.67 0.04 222.71 0.18
219.61 0.02 220.65 0.03 221.69 0.04 222.73 0.18
219.63 0.02 220.67 0.03 221.71 0.04 222.75 0.18
219.65 0.02 220.69 0.03 221.73 0.04 222.77 0.19
219.67 0.02 220.71 0.03 221.75 0.04 222.79 0.19
219.69 0.02 220.73 0.03 221.77 0.04 222.81 0.19
219.71 0.02 220.75 0.03 221.79 0.04 222.83 0.20
219.73 0.02 220.77 0.03 221.81 0.04 222.85 0.20
219.75 0.02 220.79 0.04 221.83 0.04 222.87 0.20
219.77 0.02 220.81 0.04 221.85 0.04 222.89 0.20
219.79 0.02 220.83 0.04 221.87 0.04 222.91 0.23
219.81 0.02 220.85 0.04 221.89 0.04 222.93 0.32
219.83 0.02 220.87 0.04 221.91 0.04 222.95 0.44
219.85 0.02 220.89 0.04 221.93 0.04 222.97 0.59
219.87 0.02 220.91 0.04 221.95 0.05 222.99 0.77
219.89 0.02 220.93 0.04 221.97 0.05 223.01 0.97
219.91 0.02 220.95 0.04 221.99 0.05
219.93 0.03 220.97 0.04 222.01 0.05
219.95 0.03 220.99 0.04 222.03 0.05
219.97 0.03 221.01 0.04 222.05 0.05
219.99 0.03 221.03 0.04 222.07 0.05
220.01 0.03 221.05 0.04 222.09 0.05
220.03 0.03 221.07 0.04 22211 0.05
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Stage-Area-Storage for Pond 2P: Detention

Elevation Storage Elevation Storage
(feet) (cubic-feet) (feet) (cubic-feet)
219.01 0 221.61 1,608
219.06 6 221.66 1,644
219.11 16 221.71 1,679
219.16 28 221.76 1,713
219.21 44 221.81 1,748
219.26 61 221.86 1,781
219.31 80 221.91 1,815
219.36 100 221.96 1,848
219.41 122 222.01 1,880
21946 145 222.06 1,912
219.51 169 22211 1,944
219.56 194 222.16 1,974
219.61 220 222.21 2,005
219.66 247 222.26 2,034
219.71 275 222.31 2,063
219.76 303 222.36 2,090
219.81 333 222.41 2,117
219.86 363 222.46 2,144
219.91 394 222.51 2,169
219.96 425 222.56 2,193
220.01 457 222.61 2,216
220.06 489 222.66 2,237
220.11 522 222.71 2,258
220.16 556 222.76 2,277
220.21 590 222.81 2,294
220.26 624 222.86 2,309
220.31 659 22291 2,322
220.36 694 222.96 2,332
220.41 729 223.01 2,337
220.46 765
220.51 801
220.56 837
220.61 873
220.66 910
220.71 946
220.76 983
220.81 1,020
220.86 1,057
220.91 1,094
220.96 1,131
221.01 1,169
221.06 1,206
221.11 1,243
221.16 1,280
221.21 1,317
221.26 1,354
221.31 1,391
221.36 1,428
221.41 1,464
221.46 1,501
221.51 1,637
221.56 1,573
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Webster Ridge Parking Expansion

VII. Downstream Analysis
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Webster Ridge Parking Expansion

Downstream Analysis

Our project, as designed, will release the required detained discharge volume to the
public system in Webster Road at levels that are below those of the current rates for up to
and including the 25-yr, 24-hour storm event. The project has proposed to convey the
storm to the public system in Webster Road.

3 - 206



Webster Ridge Parking Expansion

VIII. Details
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June 2020

GENERAL USE LEVEL DESIGNATION FOR BASIC (TSS), ENHANCED,
PHOSPHORUS & OIL TREATMENT

For

CONTECH Engineered Solutions Filterra®

Ecoloey's Decision:

Based on Contech’s submissions, including the Final Technical Evaluation Reports, dated
August 2019, March 2014, December 2009, and additional information provided to Ecology
dated October 9, 2009, Ecology hereby issues the following use level designations:

1. A General Use Level Designation for Basic, Enhanced, Phosphorus, and Oil Treatment for
the Filterra® system constructed with a minimum media thickness of 21 inches (1.75 feet), at
the following water quality design hydraulic loading rates:

‘Treatment Infiltration Rate Fn/_hr) for
use in Sizing

' Basic 175

Ph(TSpFOI‘LlS 100

Oil 50

Enhanced 175

2. The Filterra is not appropriate for oil spill-control purposes.

3. Ecology approves Filterra systems for treatment at the hydraulic loading rates listed above,
and sized based on the water quality design flow rate for an off-line system. Calculate the
water quality design flow rates using the following procedures:

e  Western Washington: for treatment installed upstream of detention or retention, the water
quality design flow rate is the peak 15-minute flow rate as calculated using the latest
version of the Western Washington Hydrology Model or other Ecology-approved
continuous runoft model.

o Eastern Washington: For treatment installed upstream of detention or retention, the water
quality design flow rate is the peak 15-minute flow rate as calculated using one of the
three flow rate based methods described in Chapter 2.7.6 of the Stormwater Management
Manual for Eastern Washington (SWMMEW) or local manual.

# Entire State: For treatment installed downstream of detention, the water quality design
flow rate is the full 2-year release rate of the detention facility.

3-210



4. This General Use Level Designation has no expiration date, but Ecology may revoke or
amend the designation, and is subject to the conditions specified below.

Ecolooy's Conditions of Llse:

Filterra systems shall comply with these conditions shall comply with the following conditions:

1. Design, assemble, install, operate, and maintain the Filterra systems in accordance with
applicable Contech Filterra manuals and this Ecology Decision.

2. The minimum size filter surface-area for use in Washington is determined by using the
design water quality flow rate (as determined in this Ecology Decision, Item 3, above) and
the Infiltration Rate from the table above (use the lowest applicable Infiltration Rate
depending on the level of treatment required). Calculate the required area by dividing the
water quality design flow rate (cu-ft/sec) by the Infiltration Rate (converted to ft/sec) to
obtain required surface area (sq-ft) of the Filterra unit.

3. Each site plan must undergo Contech Filterra review before Ecology can approve the unit for
site installation. This will ensure that design parameters including site grading and slope are
appropriate for use of a Filterra unit.

4. Filterra media shall conform to the specifications submitted to and approved by Ecology and
shall be sourced from Contech Engineered Solutions, LLC with no substitutions.

5. Maintenance includes removing trash, degraded mulch, and accumulated debris from the
filter surface and replacing the mulch layer. Use inspections to determine the site-specific
maintenance schedules and requirements. Follow maintenance procedures given in the most
recent version of the Filterra Operation and Maintenance Manual.

6. Maintenance: The required maintenance interval for stormwater treatment devices is often
dependent upon the degree of pollutant loading from a particular drainage basin. Therefore,
Ecology does not endorse or recommend a “one size fits all” maintenance cycle for a
particular model/size of manufactured treatment device.

+ Contech designs Filterra systems for a target maintenance interval of 6 months in the
Pacific Northwest. Maintenance includes removing and replacing the mulch layer above
the media along with accumulated sediment, trash, and captured organic materials
therein, evaluating plant health, and pruning the plant if deemed necessary.

e Conduct maintenance following manufacturer’s guidelines.

7. Filterra systems come in standard sizes.

8. Install the Filterra in such a manner that flows exceeding the maximum Filterra operating rate
are conveyed around the Filterra mulch and media and will not resuspend captured sediment.

9. Discharges from the Filterra units shall not cause or contribute to water quality standards
violations in receiving waters.
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Approved Alternate Configurations

Filterra Internal Bypass - Pipe (FT1B-P)

Il

The Filterra® Internal Bypass — Pipe allows for piped-in flow from area drains, grated inlets,
trench drains, and/or roof drains. Design capture flows and peak flows enter the structure
through an internal slotted pipe. Filterra® inverted the slotted pipe to allow design flows to
drop through to a series of splash plates that then disperse the design flows over the top
surface of the Filterra® planter area. Higher flows continue to bypass the slotted pipe and
convey out the structure.

To select a FTIB-P unit, the designer must determine the size of the standard unit using the
sizing guidance described above.

Filterra Internal Byvpuass — Curb (FTIB-C)

The Filterra® Internal Bypass —Curb model (FTIB-C) incorporates a curb inlet, biofiltration
treatment chamber, and internal high flow bypass in one single structure. Filterra® designed
the FTIB-C model for use in a “Sag” or “Sump” condition and will accept flows from both
directions along a gutter line. An internal flume tray weir component directs treatment flows
entering the unit through the curb inlet to the biofiltration treatment chamber. Flows in
excess of the water quality treatment flow rise above the flume tray weir and discharge
through a standpipe orifice; providing bypass of untreated peak flows. Americast
manufactures the FTIB-C model in a variety of sizes and configurations and you may use the
unit on a continuous grade when a single structure providing both treatment and high flow
bypass is preferred. The FTIB-C model can also incorporate a separate junction box chamber
to allow larger diameter discharge pipe connections to the structure.

To select a FTIB-C unit, the designer must determine the size of the standard unit using the
sizing guidance described above.

Filterra® Shallow

Ik

The Filterra Shallow provides additional flexibility for design engineers and designers in
situations where various elevation constraints prevent application of a standard Filterra
configuration. Engineers can design this system up to six inches shallower than any of the
previous Filterra unit configurations noted above.

Ecology requires that the Filterra Shallow provide a media contact time equivalent to that of
the standard unit. This means that with a smaller depth of media, the surface area must
increase.

To select a Filterra Shallow System unit, the designer must first identify the size of the
standard unit using the modeling guidance described above.

Once the size of the standard Filterra unit is established using the sizing technique described
above, use information from the following table to select the appropriate size Filterra
Shallow System unit.
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Shallow Unit Basic, Enhanced, Phosphorus, and Oil Treatment Sizing

Standard Depth Equivalent Shallow Depth
> < - 4x6 or 6x4
4x6or6x4 ~ 6x6
4x8 or 8x4 6x8or8x6
| . 6x6 6x10or10x6 |
_ 6x8or8x6 6x120r12x6
6x10 or 10x6 13x7

Notes:
1. Shallow Depth Boxes are less than the standard depth of 3.5 feet but no less
than 3.0 feet deep (TC to INV).

Applicant: Contech Engineered Solutions, LLC.

Applicant’s Address: 11815 NE Glenn Widing Drive
Portland, OR 97220

Application Documents:

» State of Washington Department of Ecology Application for Conditional Use
Designation, Americast (September 2006)

 Quality Assurance Project Plan Filterra® Bioretention Filtration System Performance
Monitoring, Americast (April 2008)

* Quality Assurance Project Plan Addendum Filterra® Bioretention Filtration System
Performance Monitoring, Americast (June 2008)

 Draft Technical Evaluation Report Filterra® Bioretention Filtration System Performance
Monitoring, Americast (August 2009)

 Final Technical Evaluation Report Filterra® Bioretention Filtration System Performance
Monitoring, Americast (December 2009)

» Technical Evaluation Report Appendices Filterra® Bioretention Filtration System
Performance Monitoring, Americast, (August 2009)

e Memorandum to Department of Ecology Dated October 9, 2009 from Americast, Inc. and
Herrera Environmental Consultants

¢ Quality Assurance Project Plan Filterra® Bioretention System Phosphorus treatment and
Supplemental Basic and Enhanced Treatment Performance Monitoring, Americast
(November 2011)

* Filterra® letter August 24, 2012 regarding sizing for the Filterra® Shallow System.

* University of Virginia Engineering Department Memo by Joanna Crowe Curran, Ph. D
dated March 16, 2013 concerning capacity analysis of Filterra® internal weir inlet tray.

* Terraphase Engineering letter to Jodi Mills, P.E. dated April 2, 2013 regarding
Terraflume Hydraulic Test, Filterra® Bioretention System and attachments.

e Technical Evaluation Report, Filterra® System Phosphorus Treatment and Supplemental
Basic Treatment Performance Monitoring. March 27%, 2014.

¢ State of Washington Department of Ecology Application for Conditional Use Level
Designation, Contech Engineered Solutions (May 2015)
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Quality Assurance Project Plan Filterra® Bioretention System, Contech Engineered
Solutions (May 2015)

Filterra Bioretention System Armco Avenue General Use Level Designation Technical
Evaluation Report, Contech Engineered Solutions (August 2019)

Applicant’s Use Level Request:

General Level Use Designation for Basic (175 in/hr), Enhanced (175 in/hr), Phosphorus (100
in/hr), and Oil Treatment (50 in/hr).

Applicant’s Performance Claims:

Field-testing and laboratory testing show that the Filterra® unit is promising as a stormwater
treatment best management practice and can meet Ecology’s performance goals for basic,
enhanced, phosphorus, and oil treatment.

Findings of Fact:

Field Testing 2015-2019

1.

Contech completed field testing of a 4 ft. x 4 ft. Filterra® unit at one site in Hillsboro,
Oregon from September 2015 to July 2019. Throughout the monitoring period a total of 24
individual storm events were sampled, of which 23 qualified for TAPE sampling criteria.

Contech encountered several unanticipated events and challenges that prevented them from
collecting continuous flow and rainfall data. An analysis of the flow data from the sampled
events, including both the qualifying and non-qualifying events, demonstrated the system
treated over 99 % of the influent flows. Peak flows during these events ranged from 25 %
to 250 % of the design flow rate of 29 gallons per minute.

Of the 23 TAPE qualified sample events, 13 met requirements for TSS analysis. Influent
concentrations ranged from 20.8 mg/L to 83 mg/L, with a mean concentration of 46.3
mg/L. The UCL95 mean effluent concentration was 15.9 mg/L, meeting the 20 mg/L
performance goal for Basic Treatment.

All 23 TAPE qualified sample events met requirements for dissolved zinc analysis. Influent
concentrations range from 0.0384 mg/L to 0.2680 mg/L, with a mean concentration of
0.0807 mg/L. The LCL 95 mean percent removal was 62.9 %, meeting the 60 %
performance goal for Enhanced Treatment.

. Thirteen of the 23 TAPE qualified sample events met requirements for dissolved copper

analysis. Influent concentrations ranged from 0.00543 mg/L to 0.01660 mg/L, with a mean
concentration of 0.0103 mg/L. The LCL 95 mean percent removal was 41.2 %, meeting the
30 % performance goal for Enhanced Treatment.

Total zinc concentrations were analyzed for all 24 sample events. Influent EMCs for total
zinc ranged from 0.048 mg/L to 5.290 mg/L with a median of 0.162 mg/L. Corresponding
effluent EMCs for total zinc ranged from 0.015 mg/L to 0.067 mg/L with a median of
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0.029 mg/L. Total event loadings for the study for total zinc were 316.85 g at the influent
and 12.92 g at the effluent sampling location, resulting in a summation of loads removal
efficiency of 95.9 %.

Total copper concentrations were analyzed for all 24 sample events. Influent EMCs for
total copper ranged from 0.003 mg/L to 35.600 mg/L. with a median value of 0.043 mg/L.
Corresponding effluent EMCs for total copper ranged from 0.002 mg/L to 0.015 mg/L with
a median of 0.004 mg/L. Total event loadings for total copper for the study were 1,810.06
g at the influent and 1.90 g at the effluent sampling location, resulting in a summation of
loads removal efficiency of 99.9 %.

Field Testing 2013

1.

Filterra completed field-testing of a 6.5 ft x 4 ft. unit at one site in Bellingham,
Washington. Continuous flow and rainfall data collected from January 1, 2013 through
July 23, 2013 indicated that 59 storm events occurred. Water quality data was obtained
from 22 storm events. Not all the sampled storms produced information that met TAPE
criteria for storm and/or water quality data.

. The system treated 98.9 % of the total 8-month runoff volume during the testing period.

Consequently, the system achieved the goal of treating 91 % of the volume from the site.
Stormwater runoff bypassed Filterra treatment during four of the 59 storm events.

. Ofthe 22 sampled events, 18 qualified for TSS analysis (influent TSS concentrations

ranged from 25 to 138 mg/L). The data were segregated into sample pairs with influent
concentration greater than and less than 100 mg/L. The UCL95 mean effluent
concentration for the data with influent less than 100 mg/L was 5.2 mg/L, below the 20-
mg/L threshold. Although the TAPE guidelines do not require an evaluation of TSS
removal efficiency for influent concentrations below 100 mg/L, the mean TSS removal
for these samples was 90.1 %. Average removal of influent TSS concentrations greater
than 100 mg/L (three events) was 85 %. In addition, the system consistently exhibited
TSS removal greater than 80 % at flow rates equivalent to a 100 in‘/hr infiltration rate and
was observed at 150 in/hr.

Ten of the 22 sampled events qualified for TP analysis. Americast augmented the dataset
using two sample pairs from previous monitoring at the site. Influent TP concentrations
ranged from 0.11 to 0.52 mg/L. The mean TP removal for these twelve events was 72.6
%. The LCL95 mean percent removal was 66.0, well above the TAPE requirement of 50
%. Treatment above 50 % was evident at 100 in/hr infiltration rate and as high as 150
in/hr. Consequently, the Filterra test system met the TAPE Phosphorus Treatment goal at
100 in/hr. Influent ortho-P concentrations ranged from 0.005 to 0.012 mg/L; effluent
ortho-P concentrations ranged from 0.005 to 0.013 mg/L. The reporting limit/resolution
for the ortho-P test method is 0.01 mg/L, therefore the influent and effluent ortho-P
concentrations were both at and near non-detect concentrations.
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Field Testing 2008-2009

1.

Filterra completed field-testing at two sites at the Port of Tacoma. Continuous flow and
rainfall data collected during the 2008-2009 monitoring period indicated that 89 storm
events occurred. The monitoring obtained water quality data from 27 storm events. Not
all the sampled storms produced information that met TAPE criteria for storm and/or
water quality data.

During the testing at the Port of Tacoma, 98.96 to 99.89 % of the annual influent runoff
volume passed through the POT1 and POT2 test systems respectively. Stormwater
runoff bypassed the POT1 test system during nine storm events and bypassed the POT2
test system during one storm event. Bypass volumes ranged from 0.13 % to 15.3% of the
influent storm volume. Both test systems achieved the 91 % water quality treatment-goal
over the 1-year monitoring period.

Consultants observed infiltration rates as high as 133 in/hr during the various storms.
Filterra did not provide any paired data that identified percent removal of TSS, metals,
oil, or phosphorus at an instantaneous observed flow rate.

The maximum storm average hydraulic loading rate associated with water quality data is
<40 in/hr, with the majority of flow rates <25 in/hr. The average instantaneous hydraulic
loading rate ranged from 8.6 to 53 in/hr.

The field data showed a removal rate greater than 80 % for TSS with an influent
concentration greater than 20 mg/L at an average instantaneous hydraulic loading rate up
to 53 in/hr (average influent concentration of 28.8 mg/L, average effluent concentration
of 4.3 mg/L).

The field data showed a removal rate generally greater than 54 % for dissolved zinc at an
average instantaneous hydraulic loading rate up to 60 in/hr and an average influent
concentration of 0.266 mg/L. (average effluent concentration of 0.115 mg/L).

The field data showed a removal rate generally greater than 40 % for dissolved copper at
an average instantaneous hydraulic loading rate up to 35 in/hr and an average influent
concentration of 0.0070 mg/L (average effluent concentration of 0.0036 mg/L).

The field data showed an average removal rate of 93 % for total petroleum hydrocarbon
(TPH) at an average instantaneous hydraulic loading rate up to 53 in/hr and an average
influent concentration of 52 mg/L (average effluent concentration of 2.3 mg/L). The data
also shows achievement of less than 15 mg/L. TPH for grab samples. Filterra provided
limited visible sheen data due to access limitations at the outlet monitoring location.

The field data showed low percentage removals of total phosphorus at all storm flows at
an average influent concentration of 0.189 mg/L (average effluent concentration of 0.171
mg/L). We may relate the relatively poor treatment performance of the Filterra system at
this location to influent characteristics for total phosphorus that are unique to the Port of
Tacoma site. It appears that the Filterra system will not meet the 50 % removal
performance goal when the majority of phosphorus in the runoff is expected to be in the
dissolved form.
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Laboratory Testing

1. Filterra performed laboratory testing on a scaled down version of the Filterra unit. The
lab data showed an average removal from 83-91 % for TSS with influents ranging from
21 to 320 mg/L, 82-84 % for total copper with influents ranging from 0.94 to 2.3 mg/L,
and 50-61 % for orthophosphate with influents ranging from 2.46 to 14.37 mg/L.

2. Filterra conducted permeability tests on the soil media.

3. Lab scale testing using Sil-Co-Sil 106 showed removals ranging from 70.1 % to 95.5 %

with a median removal of 90.7 %, for influent concentrations ranging from 8.3 to 260
mg/L. Filterra ran these laboratory tests at an infiltration rate of 50 in/hr.

Supplemental lab testing conducted in September 2009 using Sil-Co-Sil 106 showed an
average removal of 90.6 %. These laboratory tests were run at infiltration rates ranging
from 25 to 150 in/hr for influent concentrations ranging from 41.6 to 252.5 mg/L.
Regression analysis results indicate that the Filterra system’s TSS removal performance
is independent of influent concentration in the concentration rage evaluated at hydraulic
loading rates of up to 150 in/hr.

Contact Information:

Applicant:

Jeremiah Lehman

Contech Engineered Solutions, LLC.
11815 Glenn Widing Dr

Portland, OR 97220

(503)258-3136
jlehman(@conteches.com

Applicant’s Website: http://www.conteches.com

Ecology web link:  http:/www.ecy.wa.gov/programs/wq/stormwater/newtech/index.html

Ecology: Douglas C. Howie, P.E.
Department of Ecology
Water Quality Program
(360) 407-6444
douglas.howie@ecy.wa.gov
Date Revision
December 2009 GULD for Basic, Enhanced, and Oil granted, CULD for Phosphorus
September 2011 Extended CULD for Phosphorus Treatment
September 2012 Revised design storm discussion, added Shallow System.
January 2013 Revised format to match Ecology standards, changed Filterra contact
information
February 2013 Added FTIB-P system
March 2013 Added FTIB-C system
April 2013 Modified requirements for identifying appropriate size of unit
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June 2013 Modified description of FTIB-C alternate configuration

March 2014 GULD awarded for Phosphorus Treatment. GULD updated for a
higher flow-rate for Basic Treatment.

June 2014 Revised sizing calculation methods

March 2015 Revised Contact Information

June 2015 CULD for Basic and Enhanced at 100 in/hr infiltration rate

September 2019 GULD for Basic and Enhanced at 175 in/hr infiltration rate

February 2020 Revised sizing language to note sizing based on off-line calculations

June 2020 Added Phosphorus to Filterra Shallow sizing table
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Webster Ridge Parking Expansion

IX. Soils Data
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GeoPacific

Real-World Geotechnical Solutions
Investigation * Design « Construction Support
May 12, 2015
Project No. 15-3655

HT Investment Properties, LLC
Attn: Hans Thygeson

1962 Wallace Road, NW

Salem, OR 97304

Via e-mail with hard copies mailed on request

Copy: John Howorth, 3J Consulting, Inc. (john.howorth@3j-consulting.com)

SUBJECT: GEOTECHNICAL ENGINEERING REPORT
GLADSTONE APARTMENTS
18121 WEBSTER ROAD
GLADSTONE, OREGON

This report presents the results of a geotechnical exploration conducted by GeoPacific
Engineering, Inc. (GeoPacific) for the above-referenced project. The purpose of our work was
to evaluate subsurface conditions at the site and provide recommendations for site
development. This geotechnical exploration was performed in accordance with GeoPacific
Proposal No. P-4709 dated December 27, 2013 and your subsequent authorization of our
proposals and General Conditions for Geotechnical Services.

SITE DESCRIPTION AND PROPOSED DEVELOPMENT

The subject site is located on the west side of Webster Road in Clackamas County, Oregon as
shown on the attached Vicinity Map (Figure 1). The site is approximately 4.1 acres in size and
is comprised of two Clackamas County tax lots (22E17DC00700 and 22E17DC00800). The site
is currently developed with one single-family home and several associated outbuildings, as
shown on the attached Site Plan (Figure 2). Vegetation at the site consists of field grasses,
bushes, and multiple trees of various sizes. The regional topography is variable with moderate
to steep slopes; however, the topography at the subject site is relatively level, with gently
sloping grades of less than 15 percent.

Based on our review of the preliminary site plan, it is our understanding that the proposed
development will consist of five multi-unit apartment buildings, a club house, a playground area,
driving lanes, and parking spaces. It also appears from the site plan that the existing structures
will be razed as part of the new development. A grading plan has not yet been provided for the
proposed development, however we do not anticipate cuts or fills in excess of 5 feet. The
proposed multi-family residential buildings will likely be wood frame construction utilizing
conventional spread footings with raised wood floors and crawl spaces.
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SITE GEOLOGY

Regionally, the subject site lies within the Willamette Valley/Puget Sound lowland, a broad
structural depression situated between the Coast Range on the west and the Cascade Range
on the east. A series of discontinuous faults subdivide the Willamette Valley into a mosaic of
fault-bounded, structural blocks (Yeats et al., 1996). Uplifted structural blocks form bedrock
highlands, while down-warped structural blocks form sedimentary basins. Valley-fill sediment in
the adjacent basin achieves a maximum thickness of 1,500 feet and overlies Miocene Columbia
River Basalt at depth (Madin, 1990; Yeats et al., 1996).

Geologic mapping indicates that the site is underlain by the Columbia River Basalt Formation
(Madin, 1990). The Miocene aged (about 14.5 to 16.5 million years ago) Columbia River
Basalts are a thick sequence of lava flows which form the crystalline basement of the Tualatin
Valley. The basalts are composed of dense, finely crystalline rock that is commonly fractured
along blocky and columnar vertical joints. Individual basalt flow units typically range from 25 to
125 feet thick and interflow zones are typically vesicular, scoriaceous, brecciated, and
sometimes include sedimentary rocks.

REGIONAL SEISMIC SETTING
At least three major fault zones capable of generating damaging earthquakes are thought to
exist in the vicinity of the subject site. These include the Portland Hills Fault Zone, the Gales

Creek-Newberg-Mt. Angel Structural Zone, and the Cascadia Subduction Zone.

Portland Hills Fault Zone

The Portland Hills Fault Zone is a series of NW-trending faults that include the central Portland
Hills Fault, the western Oaffield Fault, and the eastern East Bank Fault. These faults occur in a
northwest-trending zone that varies in width between 3.5 and 5.0 miles. The combined three
faults vertically displace the Columbia River Basalt by 1,130 feet and appear to control
thickness changes in late Pleistocene (approx. 780,000 years) sediment (Madin, 1990). The
Portland Hills Fault occurs along the Willamette River at the base of the Portland Hills, and is
approximately 0.6 miles northeast of the site. The Oatfield Fault occurs along the western side
of the Portland Hills, and is approximately 0.6 miles southwest of the site. The Qatffield Fault is
considered to be potentially seismogenic (Wong, et al., 2000). Mabey et al., (1996) indicate the
Portland Hills Fault Zone has experienced Late Quaternary (last 780,000 years) fault
movement; however, movement has not been detected in the last 20,000 years. The accuracy
of the fault mapping is stated to be within 500 meters (Wong, et al., 2000). No historical
seismicity is correlated with the mapped portion of the Portland Hills Fault Zone, but in 1991 a
M3.5 earthquake occurred on a NW-trending shear plane located 1.3 miles east of the fault
(Yelin, 1992). Although there is no definitive evidence of recent activity, the Portland Hills Fault
Zone is assumed to be potentially active (Geomatrix Consultants, 1995).

Gales Creek-Newberg-Mt. Angel Structural Zone

The Gales Creek-Newberg-Mt. Angel Structural Zone is a 50-mile-long zone of discontinuous,
NW-trending fauits that lies approximately 20.9 miles southwest of the subject site. These faults
are recognized in the subsurface by vertical separation of the Columbia River Basalt and offset
seismic reflectors in the overlying basin sediment (Yeats et al., 1996; Wermer et al., 1992). A
geologic reconnaissance and photogeologic analysis study conducted for the Scoggins Dam
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site in the Tualatin Basin revealed no evidence of deformed geomorphic surfaces along the
structural zone (Unruh et al., 1994). No seismicity has been recorded on the Gales Creek Fault
or Newberg Fault (the fault closest to the subject site); however, these faults are considered to
be potentially active because they may connect with the seismically active Mount Angel Fault
and the rupture plane of the 1993 M5.6 Scotts Mills earthquake (Werner et al. 1992; Geomatrix
Consultants, 1995).

Cascadia Subduction Zone

The Cascadia Subduction Zone is a 680-mile-long zone of active tectonic convergence where
oceanic crust of the Juan de Fuca Plate is subducting beneath the North American continent at
a rate of 4 cm per year (Goldfinger et al., 1996). A growing body of geologic evidence suggests
that prehistoric subduction zone earthquakes have occurred (Atwater, 1992; Carver, 1992;
Peterson et al., 1993; Geomatrix Consultants, 1995). This evidence includes: (1) buried tidal
marshes recording episodic, sudden subsidence along the coast of northern California, Oregon,
and Washington, (2) burial of subsided tidal marshes by tsunami wave deposits, (3)
paleoliquefaction features, and (4) geodetic uplift patterns on the Oregon coast. Radiocarbon
dates on buried tidal marshes indicate a recurrence interval for major subduction zone
earthquakes of 250 to 650 years with the last event occurring 300 years ago (Atwater, 1992;
Carver, 1992; Peterson et al., 1993; Geomatrix Consultants, 1995). The inferred seismogenic
portion of the plate interface lies roughly along the Oregon coast at depths of between 20 and
40 miles.

SUBSURFACE CONDITIONS

Our site-specific exploration for this geotechnical engineering report was conducted on January
20, 2015. A total of 6 exploratory test pits (designated TP-1 through TP-6) were excavated to
depths ranging from 3.5 to 12 feet at the locations shown on Figure 2. Test pit locations were
determined in the field by pacing or taping distances from property corners and other site
features discernible in aerial photographs. As such, the locations of the explorations should be
considered approximate.

A representative of the GeoPacific engineering staff continuously monitored the field exploration
program and logged the test pits. Soils observed in the explorations were classified in general
accordance with the Unified Soil Classification System. Rock hardness was classified in
accordance with the below table (Table 1), which was modified from the ODOT Rock Hardness
Classification Chart.
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Table 1 - Rock Hardness Classification Chart

Very Hard (R5)

fractured w/ difficulty

ODOT Rock Unconfined . .
Hardness Field Criteria | Compressive Typical Eq;):z:\lle:t\it Ol:eeded el
Rating I Strength
Extre(nlq?%ly SIS Indented by thumbnail <100 psi Smali excavator
Scratehed by -
Very Soft (R1) thumbnail, crumbled 100-1,000 psi Small excavator
by rock hammer
Not scratched by . Medium excavator
Soft (R2) thumbnadl, indented 1,000-4,000 psi L .
by rock hammer (slow digging with small excavator)
Medium to large excavalor (siow to
; Scratched or -
Medium Hard ; vary slow digging), typically requires
(R3) fractured by rock 4,000-8,000 psi chapping with hydraulic hammer or
hammer i
mass excavation)
Scratched or " Slow chipping with hydraulic hammer
Hard (R4) 8,000-16,000 psi and/or blasting

Not scratched or
fraclured after many
blrers, harmmer
rebounds

>16,000 psi

Blasting

During our explorations, geotechnical conditions such as soil consistency, moisture and
groundwater conditions were also noted. For additional information pertaining to subsurface
conditions at specific location, refer to the attached test pit logs. It should be noted that
subsurface conditions can vary between exploration locations, as discussed in the Uncertainty
and Limitations section of this report. The following sections discuss the subsurface conditions

encountered in our test pit explorations.

Soils

The underlying soils encountered in our explorations consisted of topsoil, native soil,

undocumented fill, and the Columbia River Basalt Formation:

Topsoil Horizon: Organic SILT (ML) with fine to medium roots was encountered directly
underlying the ground surface in all of the test pit locations. [n general, the topsoil layer
was approximately 6-inches thick. However, the topsoil depth extended to 18 inches in
test pit TP-3, and 12 inches in TP-6. The topsoil horizon was generally soft. Table 2
summarizes the depth to topsoil at each test pit location.
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Table 2 - Thicknesses of Tapsoil Horizon in Test Pit Explorations

|' Test Pit Topsoil |
Designation | Thickness (in) |

TP-1 4

TE—_Z_ (§)

TP-3 18

TP-4 6

TP-5 6

TP6 | 12

Undocumented Fill: Undocumented fill was encountered underlying the topsoil horizon
in test pit TP-6. The fill material was encountered at an approximate depth of 1.0 to 3.5
feet and consisted of gravel, cobbles, and boulders in a silt matrix. Significant caving
was observed in the undocumented fill horizon. The source of the undocumented fill is
unknown. Undocumented fill material was not observed in any other test pits at the site,
but may exist in other areas of the site outside of our explorations.

Residual Soil: Residual soil was encountered in test pit TP-2 at a depth of 0.5 to 2.5
feet. The residual soil was medium dense to dense and consisted of silty gravel with
cobbles and boulders. Residual soil was not encountered in any other test pits at the
site.

Columbia River Basalt. Underlying the fill in TP-6, the residual soil in TP-2, and the
topsoil in all other test pits, we observed gray basalt belonging to the Columbia River
Basalt Formation. The upper portion of the basalt encountered was extremely soft (R0)
to medium hard (R3) with trace reddish-brown silty clay to clayey silt. The medium-size
trackhoe used for our explorations was able to excavate the basalt classified as RO and
R2; however, practical refusal was met in test pits TP-2 through TP-6 where medium
hard (R3) basalt was encountered. The medium hard basalt was encountered in the test
pits at variable depths, ranging from 3.5 to 9.0 feet. Boulders up to 3 feet in diameter
were encountered in the Columbia River Basalt horizon, and two outcroppings of
Columbia River Basalt were observed on the site at the approximate locations shown on
Figure 2. Table 3 below summarizes the depth to refusal in test pits TP-2 through TP-6.

Table 3 — Depths to Refusal in Test Pit Explorations

Test Pit Depth of
Designation Refusal (ft)
TP-2 75
TP-3 | 55
_TP4 | 80
TP-5 3.5
TP-6 45 |

Soil Moisture and Groundwater

On January 20, 2015 the soil moisture conditions observed in test pits were moist to wet. Static
groundwater was observed in all test pits except TP-3 (which was terminated at 3.5 feet due to

15-3655_Gladstone Apartments-GR-2

3-224

GEOPACIFIC ENGINEERING, INC.



Gladstone Apartments
Project No. 15-3655

refusal on medium hard basalt). The static groundwater levels ranged from 3.0 feet at TP-5 to
4.5 feet at TP-1 and TP-4. No seepage was observed above the static groundwater level in any
of the test pits. It is anticipated that groundwater conditions will vary depending on the season,
local subsurface conditions, changes in site utilization, and other factors.

CONCLUSIONS AND RECOMMENDATIONS

Based on our review, we consider the proposed development to be geotechnically feasible,
provided that the recommendations of this report are incorporated into the design and
construction phases of the project. In our opinion, the greatest geotechnical issues for project
completion are the presence shallow basalt bedrock and shallow groundwater conditions.

Based on the preliminary construction site plan, it appears the majority of the site will be
developed with structures, driving lanes, and/or parking areas. The presence of shallow basalt
bedrock throughout the site, including exposed rock outcroppings at the southwest portion, may
present issues for the development of this site; and it should be noted that typical construction
equipment may not be adequate for site preparation. For example, weathered basalt bedrock is
present at portions of the site at depths as shallow as 4-inches. This indicates that typical
construction equipment, such as scrapers, may not be adequate for topsoil stripping. In
addition, medium hard (R3) basalt was encountered as shallow as 3.5 feet in portions of the
site, which will likely present challenges during the excavation of deeper utility trenches. A large
excavator may be needed for excavation of the medium hard (R3) basalt, and chipping with a
hydraulic hammer may also be necessary. We anticipate that slow excavating conditions will be
encountered during installation of utilities deeper than approximately 3 feet.

Static groundwater levels at the site were encountered at depths ranging from 3.0 to 4.5 feet.
The presence of shallow groundwater will likely present issues for the installation of deeper
trenches, and dewatering measures may be necessary. We have not reviewed a site
development grading plan, however, shallow groundwater may also need to be addressed for
cuts associated with structural footings and pavement area rock sections.

On-site stormwater management facilities may not be feasible for this project, due to shallow
groundwater conditions and shallow bedrock present throughout the site. We anticipate
groundwater conditions to vary seasonally; however, it appears that groundwater will be present
as shallow as 3.5 feet for portions of the year.

As discussed in the Subsurface Conditions section above, undocumented fill material was
encountered in test pit TP-6. The fill material was encountered at an approximate depth of 1.0
to 3.5 feet and consisted of gravel, cobbles, and boulders in a silt matrix. The source of the
undocumented fill is unknown. Based on the preliminary site plan, a structure is planned for the
area surrounding TP-6; therefore, the undocumented fill in this area should be completely
removed and the resulting cavity backfilled with engineered fill. Additional test pits may be
excavated, if desired, after the existing structures have been demolished to delineate the extent
of the undocumented fill.

The following report sections provide additional details for addressing shallow bedrock and
shallow groundwater at the site, in addition to general recommendations for site development
and construction in accordance with the current applicable codes and local standards of
practice.
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Site Preparation

Areas of proposed buildings, streets, and areas to receive fill should be cleared of vegetation
and any organic and inorganic debris. The site plan for the proposed development indicates
existing structures at the site will be razed. Existing structures should be completely
demolished and any resulting cavities backfilled with engineered fill. Inorganic debris should be
removed from the site. Organic materials from clearing should either be removed from the site
or placed as landscape fill (in areas not pianned for structures, driving lanes, or parking areas).

Organic-rich topsoil should then be stripped from construction areas of the site or where
engineered fill is to be placed. In general, the estimated necessary depth of removal in
undisturbed areas for moderately organic soils is 6 inches. However, it should be noted that the
necessary depth of topsoil removal in some areas may be up to 12 to 18 inches, as shown on
Table 2 above. Large trees are present at the site and deeper stripping to remove large roots or
other organics may be necessary in localized areas. The final depth of soil removal will be
determined on the basis of a site inspection after the stripping/excavation has been performed.
Stripped topsoil should be stockpiled only in designated areas and stripping operations should
be observed and documented by the geotechnical engineer (or representative).

Any remaining disturbed native soils, undocumented fills, and subsurface structures (tile drains,
basements, driveway and landscaping fill, old utility lines, septic leach fields, etc.) should be
removed and the excavations backfilled with engineered fill. Undocumented fill consisting of
gravel, cobbles, and boulders was observed from 1.0 to 3.5 feet in test pit TP-6. Based on the
preliminary site plan, a structure is planned for the area surrounding TP-6; therefore, the
undocumented fill in this area should be removed. Additional undocumented fill material likely
exists in the vicinity of the existing home and structures.

Once stripping of a particular area is approved, the area must be ripped or tilled to a depth of 12
inches, moisture conditioned, root-picked, and compacted in-place prior to the placement of
engineered fill or crushed aggregate base for pavement. Exposed subgrade soils should be
evaluated by the geotechnical engineer. For large areas, this evaluation is normally performed
by proof-rolling the exposed subgrade with a fully loaded scraper or dump truck. For smaller
areas where access is restricted, the subgrade should be evaluated by probing the soil with a
steel probe. Soft/loose soils identified during subgrade preparation should be compacted to a
firm and unyielding condition, over-excavated and replaced with engineered fill (as described
below), or stabilized with rock prior to placement of engineered fill. The depth of
overexcavation, if required, should be evaluated by the geotechnical engineer at the time of
construction.

Engineerad Fill

All grading for the proposed development should be performed as engineered grading in
accordance with the applicable building code at time of construction with the exceptions and
additions noted herein. Proper test frequency and earthwork documentation usually requires
daily observation and testing during stripping, rough grading, and placement of engineered fill.
Imported fill material must be approved by the geotechnical engineer prior to being imported to
the site. Oversize material greater than 6 inches in size should not be used within 3 feet of
foundation footings, and material greater than 12 inches in diameter should not be used in
engineered fill.
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Engineered fill should be compacted in horizontal lifts not exceeding 8 inches using standard
compaction equipment. We recommend that engineered fill be compacted to at least 95% of
the maximum dry density determined by Standard Proctor, AASHTO T-99 or equivalent. Field
density testing should conform to current ASTM standards and practices. All engineered fill
should be observed and tested by the project geotechnical engineer (or representative).
Typlcally, one density test is perfarmed for at least every 2 verfical faet of fill ptaced or every
500 yd®, whichever requires more testing. Because testing is parformad on an on-call basis, we
recommend that the earthwork contractor be held contractually responsible for test scheduling
and frequency.

Site earthwork will be impacted by soil moisture and shallow groundwater conditions. Earthwork
in wet weather would likely require extensive use of cement or lime treatment, or other special
measures, at considerable additional cost compared to earthwork performed under dry-weather
conditions.

Excavati onditions and Wility Trenches

Based on the preliminary construction site plan, it appears the majority of the site will be
developed with structures, parking lanes, and/or paved parking areas. The presence of shallow
basalt bedrock throughout the site, including exposed rock outcroppings at the southwest
portion, may present issues for the development of this site; and it should be noted that typical
construction equipment may not be adequate for site preparation. For example, weathered
basalt bedrock is present at portions of the site at depths as shallow as 4-inches. This indicates
that typical construction equipment, such as scrapers, may not be adequate for topsoil stripping.
In addition, medium hard (R3) basalt was encountered as shallow as 3.5 feet in portions of the
site, which will likely present challenges during the excavation of deeper utility trenches. A
medium to large excavator may be needed for excavation of the medium hard (R3) basait, and
chipping with a hydraulic hammer may also be necessary. We anticipate that slow excavating
conditions will be encountered during installation of deeper utilities.

Static groundwater levels at the site were encountered at depths ranging from 3.0 to 4.5 feet.
The presence of shallow groundwater will likely present issues for the installation of deeper
trenches, and dewatering measures may be necessary. We have not reviewed a site
development grading plan, however, shallow groundwater may also need to be addressed for
cuts associated with structural footings and pavement area rock sections. Saturated soils and
groundwater may be encountered in utility trenches, particularly during the wet season. We
anticipate that dewatering systems consisting of ditches, sumps and pumps would be adequate
for management of groundwater in trenches. Regardless of the dewatering system used, it
should be installed and operated such that in-place soils are prevented from being removed
along with the groundwater.

Maintenance of safe working conditions, including temporary excavation stability, is the
responsibility of the contractor. Actual slope inclinations at the time of construction should be
determined based on safety requirements and actual soil and groundwater conditions. All
temporary cuts in excess of 4 feet in height should be sloped in accordance with U.S.
Occupational Safety and Heath Administration (OSHA) regulations (29 CFR Part 1926), or be
shored. The existing native silt soils classify as Type B and temporary excavation side slope
inclinations as steep as 1H:1V may be assumed for planning purposes. The existing native
bedrock classifies as Type A and temporary excavation side slope inclinations as steep as
3/4H:1V may be assumed for planning purposes. These cut slope inclination is applicable to
excavations above the water table only. Maintenance of safe working conditions, including
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temporary excavation stability, is the responsibility of the contractor. Actual slope inclinations at
the time of construction should be determined based on safety requirements and actual soil and
groundwater conditions.

PVC pipe should be installed in accordance with the procedures specified in ASTM D2321. We
recommend that trench backfill be compacted to at least 95% of the maximum dry density
obtained by AASHTO T-99 or equivalent. Initial backfill lift thickness for a %"-0 crushed
aggregate base may need to be as great as 4 feet to reduce the risk of flattening underlying
flexible pipe. Subsequent lift thickness should not exceed 1 foot. If imported granular fill
material is used, then the lifts for large vibrating plate-compaction equipment (e.g. hoe
compactor attachments) may be up to 2 feet, provided that proper compaction is being achieved
and each lift is tested. Use of large vibrating compaction equipment should be carefully
monitored near existing structures and improvements due to the potential for vibration-induced
damage.

Adequate density testing should be performed during construction to verify that the
recommended relative compaction is achieved. Typically, one density test is taken for every 4
vertical feet of backfill on each 200-lineal-foot section of trench.

Erosion Control Considerations

During our field exploration program, we did not observe soil types that would be considered
highly susceptible to erosion. In our opinion, the primary concern regarding erosion potential
will occur during construction, in areas that have been stripped of vegetation. Erosion at the site
during construction can be minimized by implementing the project erosion control plan, which
should include judicious use of straw bales and silt fences. If used, these erosion control
devices should be in place and remain in place throughout site preparation and construction.

Erosion and sedimentation of exposed soils can also be minimized by quickly re-vegetating
exposed areas of soil, and by staging construction such that large areas of the project site are
not denuded and exposed at the same time. Areas of exposed soil requiring immediate and/or
temporary protection against exposure should be covered with either muich or erosion control
netting/blankets. Areas of exposed soil requiring permanent stabilization should be seeded with
an approved grass seed mixture, or hydroseeded with an approved seed-mulch-fertilizer
mixture.

Wet Weather Earthwork

Soils underlying the site may be moisture sensitive and may be difficult to handle or traverse
with construction equipment during periods of wet weather. Earthwork is typically most
economical when performed under dry weather conditions. Earthwork performed during the
wet-weather season will probably require expensive measures such as cement treatment or
imported granular material to compact fill to the recommended engineering specifications. If
earthwork is to be performed or fill is to be placed in wet weather or under wet conditions when
soil moisture content is difficult to control, the following recommendations should be
incorporated into the contract specifications.

> Earthwork should be performed in small areas to minimize exposure to wet weather.
Excavation or the removal of unsuitable soils should be followed promptly by the placement
and compaction of clean engineered fill. The size and type of construction equipment used
may have to be limited to prevent soil disturbance. Under some circumstances, it may be
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necessary to excavate soils with a backhoe to minimize subgrade disturbance caused by
equipment traffic;

> The ground surface within the construction area should be graded to promote run-off of
surface water and to prevent the ponding of water;

» Material used as engineered fill should consist of clean, granular soil containing less than 5
percent fines. The fines should be non-plastic. Alternatively, cement treatment of on-site
soils may be performed to facilitate wet weather placement;

> The ground surface within the construction area should be sealed by a smooth drum
vibratory roller, or equivalent, and should not be left uncompacted or exposed to moisture.
Soils which become too wet for compaction should be removed and replaced with clean
granular materials;

» Excavation and placement of fill should be observed by the geotechnical engineer to verify
that all unsuitable materials are removed and suitable compaction and site drainage is
achieved; and

> Bales of straw and/or geotextile silt fences should be strategically located to control erosion.

If cement or lime treatment is used to facilitate wet weather construction, GeoPacific should be
contacted to provide additional recommendations and field monitoring.

New Pavement Sections for Driving Lanes and Parking Areas

We understand that the proposed development will consist of paved driving lanes and parking
spaces that will be surfaced with asphalt pavement. We assume the proposed pavement
sections will be subjected to an initial two-way ADT (average daily traffic count) of 200 vehicles
per day. Further, we assumed 2 percent of the vehicles will be heavy trucks (FHWA Class 5 or
greater). For design purposes, we assumed a resilient modulus of 15,000 pci for existing
subgrade soils. This correlates to a CBR value of approximately 10, which is representative of
the native soils at the site and engineered fill.

Table 4 presents the recommended section thicknesses for the proposed pavement areas that
are to be completed as part of the project, under dry weather construction conditions. In our
opinion, this pavement section is suitable to support the anticipated levels of traffic. See
attached pavement section calculations for details.

Table 4 - Recommended Minimum Dry-Weather Pavement Section

) . [ Section | .
Material Layer | Thickness (in) | Compaction Standard
1 0 0 T -
Asphaltic Concrete (AC) | 3 I /?Ean%fg]Fzg:nsny
Crushed Aggregate Base | | 95% of Modified Proctor |
| %0 (leveling course) | I AASHTO T-180 —
Crushed Aggregate Base 4 | 95% of Modified Proctor
172"-0 | | AASHTO T-180
{ : - =
Competent Subgrade [ 12 | Approz\c;cisrha}}geﬁ;g 5% of
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Any pockets of organic debris or loose fill encountered during subgrade preparation should be
removed and replaced with engineered fill (see Site Preparation Section). In order to verify
subgrade strength, we recommend proof-rolling directly on subgrade with a loaded dump truck
during dry weather and on top of base course in wet weather. Soft areas that pump, rut, or
weave should be stabilized prior to paving.

If pavement areas are to be constructed during wet weather, the subgrade and construction
plan should be reviewed by the project geotechnical engineer at the time of construction so that
condition specific recommendations can be provided. The moisture sensitive subgrade soils
make the site a difficult wet weather construction project. General recommendations for wet
weather pavement sections are provided below.

During placement of pavement section materials, density testing should be performed to verify
compliance with project specifications. Generally, one subgrade, one base course, and one
asphalt compaction test is performed for every 100 to 200 linear feet of paving.

The recommended pavement section for driving lanes and parking areas assumes a CBR value
of 10, which is representative of native residual and bedrock soils, as well as engineered fill. If
subgrade conditions are not consistent with those assumed in our design, GeoPacific may be
consulted to verify subgrade conditions during construction and to provide revised pavement
section recommendations.

Wet Weather Construction Pavement Section

This section presents our recommendations for wet weather pavement sections, which are for
construction of on-site driving lanes and parking areas. These wet weather pavement section
recommendations are intended for use in situations where it is not feasible to compact the
subgrade soils to Clackamas County requirements, due to wet subgrade soil conditions, and/or
construction during wet weather.

Based on our site review, we recommend a wet weather section with a minimum subgrade
deepening of 6 inches to accommodate a working subbase of additional 14"-0 crushed rock.
Geotextile fabric, Mirafi 500x or equivalent, should be placed on subgrade soils prior to
placement of base rock.

In some instances it may be preferable to use Special Treated Base (STB) in combination with
overexcavation and increasing the thickness of the rock section. GeoPacific should be
consulted for additional recommendations regarding use of STB in wet weather pavement
sections if it is desired to pursue this alternative. Cement treatment of the subgrade may also
be considered instead of overexcavation. For planning purposes, we anticipate that treatment
of the on site soils would involve mixing cement powder to approximately 6 percent cement
content and a mixing depth on the order of 12 inches.

With implementation of the above recommendations, it is our opinion that the resulting
pavement sections will provide equivalent or greater structural strength than the dry weather
pavement section currently planned. However, it should be noted that construction in wet
weather is challenging, and the performance of pavement subgrade depend on a number of
factors including the weather conditions, the contractor's methods, and the amount of traffic the
areas are subjected to. There is a potential that soft spots may develop even with
implementation of the wet weather provisions recommended in this letter. If soft spots in the

15-3655_Gladstone Apartments-GR-2 11 GEOPACIFIC ENGINEERING, INC.

3-230



Gladstone Apartments
Project No. 15-3655

subgrade are identified during roadway excavation, or develop prior to paving, the soft spots
should be over-excavated and backfilled with additional crushed rock.

During subgrade excavation, care should be taken to avoid disturbing the subgrade soils.
Removals should be performed using an excavator with a smooth-bladed bucket. Truck traffic
should be limited until an adequate working surface has been established. We suggest that the
crushed rock be spread using bulldozer equipment rather than dump trucks, to reduce the
amount of traffic and potential disturbance of subgrade soils.

Care should be taken to avoid over-compaction of the base course materials, which could
create pumping, unstable subgrade soil conditions. Heavy and/or vibratory compaction efforts
should be applied with caution. Following placement and compaction of the crushed rock to
project specifications (95% of AASHTO T-180), a finish proof-roll should be performed before
paving.

The above recommendations are subject to field verification. GeoPacific should be on-site
during construction to verify subgrade strength and to take density tests on the engineered fill,
base rock and asphaltic pavement materials.

Spread Foundations

The proposed residential structures may be supported on shallow foundations bearing on
competent undisturbed, native soils and/or engineered fill, appropriately designed and
constructed as recommended in this report. Foundation design, construction, and setback
requirements should conform to the applicable building code at the time of construction. For
maximization of bearing strength and protection against frost heave, spread footings should be
embedded at a minimum depth of 12 inches below exterior grade. The recommended minimum
widths for continuous footings supporting wood-framed walls without masonry are 12 inches for
single-story, 15 inches for two-story, and 18 inches for three-story homes. Minimum foundation
reinforcement should consist of a No. 4 bar at the top of stem walls, and two No. 4 bars at the
bottom of footings. Concrete slab-on-grade reinforcement should consist of No. 4 bars placed
on 24-inch centers in a grid pattern.

The anticipated allowable soil bearing pressure is 2,500 Ibs/ft? for footings bearing on bedrock
and/or engineered fill. A maximum chimney and column load of 30 kips is preliminarily
recommended for the site. The recommended maximum allowable bearing pressure may be
increased by 1/3 for short-term transient conditions such as wind and seismic loading. For
heavier loads, the geotechnical engineer should be consuited. The coefficient of friction
between on-site soil and poured-in-place concrete may be taken as 0.45, which includes no
factor of safety. The maximum anticipated total and differential footing movements (generally
from soil expansion and/or settlement) are 1 inch and % inch over a span of 20 feet,
respectively. We anticipate that the majority of the estimated settlement will occur during
construction, as loads are applied. Excavations near structural footings should not extend
within a 1H:1V plane projected downward from the bottom edge of footings.

Footing excavations should penetrate through topscil and any loose soil to competent subgrade
that is suitable for bearing support. All footing excavations should be trimmed neat, and all
loose or softened soil should be removed from the excavation bottom prior to placing reinforcing
steel bars. Due to the moisture sensitivity of on-site native soils, foundations constructed during
the wet weather season may require over-excavation of footings and backfill with compacted,
crushed aggregate.
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Below-Grade Structural Walls

Lateral earth pressures against below-grade retaining walls will depend upon the inclination of
any adjacent slopes, type of backfill, degree of wall restraint, method of backfill placement,
degree of backfill compaction, drainage provisions, and magnitude and location of any adjacent
surcharge loads. At-rest soil pressure is exerted on a retaining wall when it is restrained against
rotation. In contrast, active soil pressure will be exerted on a wall if its top is allowed to rotate or
yield a distance of roughly 0.001 times its height or greater.

If the subject retaining walls will be free to rotate at the top, they should be designed for an
active earth pressure equivalent to that generated by a fluid weighing 35 pcf for level backfill
against the wall. For restrained walls, an at-reset equivalent fiuid pressure of 54 pcf should be
used in design, again assuming level backfill against the wall. These values assume that the
recommended drainage provisions are incorporated, hydrostatic pressures are not allowed to
develop against the wall, and free draining granular backfill is utilized.

During a seismic event, lateral earth pressures acting on below-grade structural walis will
increase by an incremental amount that corresponds to the earthquake loading. Based on the
Mononobe-Okabe equation and peak horizontal accelerations appropriate for the site location,
seismic loading should be modeled using the active or at-rest earth pressures recommended
above, plus an incremental rectangular-shaped seismic load of magnitude 5.5H, where H is the
total height of the wall.

We assume relatively level ground surface below the base of the walls. As such, we
recommend passive earth pressure of 350 pcf for use in design, assuming wall footings are cast
against competent native soils or engineered fill. If the ground surface slopes down and away
from the base of any of the walls, a lower passive earth pressure should be used and
GeoPacific should be contacted for additional recommendations.

A coefficient of friction of 0.45 may be assumed along the interface between the base of the wall
footing and subgrade soils. The recommended coefficient of friction and passive earth pressure
values do not include a safety factor, and an appropriate safety factor should be included in
design. The upper 12 inches of soil should be neglected in passive pressure computations
unless it is protected by pavement or slabs on grade.

The above recommendations for lateral earth pressures assume that the backfill behind the
subsurface walls will consist of properly compacted structural fill, and no adjacent surcharge
loading. If the walls will be subjected to the influence of surcharge loading within a horizontal
distance equal to or less than the height of the wall, the walls should be designed for the
additional horizontal pressure. For uniform surcharge pressures, a uniformly distributed lateral
pressure of 0.3 times the surcharge pressure should be added. Traffic surcharges may be
estimated using an additional vertical load of 250 psf (2 feet of additional fill), in accordance with
local practice.

The recommended equivalent fluid densities assume a free-draining condition behind the walls
so that hydrostatic pressures do not build-up. This can be accomplished by placing a minimum
12- to 18-inch wide zone of crushed drain rock containing less than 5 percent fines against the
walls. A 3-inch minimum diameter perforated, plastic drain pipe should be installed at the base
of the walls and connected to a sump to remove water from the crushed drain rock zone. The
drain pipe should be wrapped in filter fabric (Mirafi 140N or other as approved by the
geotechnical engineer) to minimize clogging. The above drainage measures are intended to
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remove water from behind the wall to prevent hydrostatic pressures from building up. Additional
drainage measures may be specified by the project architect or structural engineer, for damp-
proofing or other reasons.

GeoPacific should be contacted during construction to verify subgrade strength in wall keyway
excavations, to verify that backslope soils are in accordance with our assumptions, and to take
density tests on the wall backfill materials.

Footing and Roof Drains

Experience has shown that temporary perched groundwater conditions often occur over fine-
grained native deposits such as those beneath the site, particularly during the wet season. To
minimize the fluctuation of soil moisture content near structural foundations, we recommend that
the structures be constructed with perimeter footing drains. The outside edge of perimeter
footings should be provided with a drainage system conzisting of 3-inch minimum diameter
perforated plastic pipe embedded in a minimum of 1 ft* per lineal foot of clean, frea-draining
sand and gravel or 1%4- %4” drain rock. The drain pipe and surrounding drain rock should be
wrapped in non-woven geotextile (Mirafi 140N, or approved equivalent) to minimize the potential
for clogging and/or ground loss due to piping. Water collected from the footing drains should be
directed into the local storm drain system or other suitable outlet. A minimum 0.5 percent fall
should be maintained throughout the drain and non-perforated pipe outlet. The footing drains
should include clean-outs to allow periodic maintenance and inspection:

Down spouts and roof drains should collect roof water in a system separate from the footing
drains in order to reduce the potential for clogging. Roof drain water should be directed to an
appropriate discharge point well away from structural foundations. Grades around the proposed
structure should be sloped such that surface water drains away from the building. Perimeter
footing drains are recommended to prevent detrimental effects of groundwater on foundations,
and should not be expected to eliminate all potential sources of water entering a crawlspace or
beneath slabs. Crawlspaces should be provided with adequate drainage in accordance with
applicable building codes at the time of construction.

Stormwater Management Facilitios

We understand that plans for project development may include stormwater management
facilities. As previously discussed, shallow groundwater is present throughout the site at depths
as shallow as 3.5 feet below the existing ground surface. Also, the site is underlain by hard rock
at relatively shallow depths. Subsurface infiltration into hard rock is not recommended for
design purposes due to the high risk of biological and sediment clogging. Due to shallow
groundwater conditions and shallow depths to hard rock, on-site subsurface infiltration should
not be considered in the design of stormwater management facilities on the site.

Systems should be constructed as specified by the designer and/or in accordance with
jurisdictional design manuals. Stormwater exceeding storage capacities will need to be directed
to a suitable surface discharge location. Stormwater management systems may need to include
overflow outlets, surface water control measures and/or be connected to the street stormdrain
system, if available.
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Seismic Design

Structures should be designed to resist earthquake loading in accordance with the methodology
described in the 2012 International Residential Code (IRC) for One- and Two-Family Dwellings,
with applicable Oregon Structural Specialty Code (OSSC) revisions (current 2014). We
recommend Site Class C be used for design per the OSSC, Table 1613.5.2 and as defined in
ASCE 7, Chapter 20, Table 20.3-1. Design values determined for the site using the USGS
(United States Geological Survey) 2014 Seismic Design Maps Summary Report are
summarized in Table 5.

Table 5 - Recommended Earthquake Ground Motion Parameters (2012 IRC)

Parameter Value

Location (Lat, Long), decimal 45.390, -122.586
Probabilistic Ground Motion Values,
2% Probability of Exceedance in 50 yrs

Short Period, S, 0.942 g

1.0 Sec Period, S, 0.405¢g
Soil Factors for Site Class D:

Fa 1.023

F, 1.395
Residential Site Value = 2/3 x F, x S¢ 0.642 g
Residential Seismic Design Category C

Soil liquefaction is a phenomenon wherein saturated soil deposits temporarily lose strength and
behave as a liquid in response to earthquake shaking. Soil liquefaction is generally limited to
loose, granular soils located below the water table. The on-site soils consist predominantly of
dense residual soil and hard rock, and are not considered susceptible to liquefaction.
Therefore, it is our opinion that special design or construction measures are not required to
mitigate the effects of liquefaction.
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UNCERTAINTIES AND LIMITATIONS

We have prepared this report for the owner and their consultants for use in design of this project
only. This report should be provided in its entirety to prospective contractors for bidding and
estimating purposes; however, the conclusions and interpretations presented in this report
should not be construed as a warranty of the subsurface conditions. Experience has shown that
soil and groundwater conditions can vary significantly over small distances. Inconsistent
conditions can occur between explorations that may not be detected by a geotechnical study. If,
during future site operations, subsurface conditions are encountered which vary appreciably
from those described herein, GeoPacific should be notified for review of the recommendations
of this report, and revision of such if necessary.

Sufficient geotechnical monitoring, testing and consultation should be provided during
construction to confirm that the conditions encountered are consistent with those indicated by
explorations. The checklist attached to this report outlines recommended geotechnical
observations and testing for the project. Recommendations for design changes will be provided
should conditions revealed during construction differ from those anticipated, and to verify that
the geotechnical aspects of construction comply with the contract plans and specifications.

Within_ the limitations of scope, schedule and budget, GeoPacific attempted to execute these
services in accordance with generally accepted professional principles and practices in the
fields of geotechnical engineering and engineering geology at the time the report was prepared.
No warranty, expressed or implied, is made. The scope of our work did not include
environmental assessments or evaluations regarding the presence or absence of wetlands or
hazardous or toxic substances in the soil, surface water, or groundwater at this site.

We appreciate this opportunity to be of service.
Sincerely,

GEOPACIFIC ENGINEERING, INC.

£ {LO%”"T/ " EXPIRES: 06/30/20/7

Eric Merritt, E.I.T. James D. Imbrie, G.E., C.E.G.
Engineering Staff Principal Geotechnical Engineer

Attachments: References
Figure 1 - Vicinity Map
Figure 2 - Site Plan and Exploration Locations
Test Pit Logs (TP-1 through TP-6)
Pavement Design Calculations (3 Pages)
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