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ATTEST: I am the property owner or I am eligible to initíate this application per Milwaukie Municipal Code (MMC)
Subsection 1 9.1 001 .6.4. lf required, I have attached written authorization to submit this application. To the best of my

oae: Mh{¿aq I

n this appl package is complete and accurate.

Submitted Z.t8
knowledge, the

*For multiple applications, this is based on the highest required review type. See MMC Subsection 19.1001.6.8.1
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Milwaukie Land Use Application Submittal Requirements
Page 2 of 2

APPLICATION PREPARATION REQUIREMENTS:

¡ Five hard copies of all application materials are requ¡red at the time of submittal (unless submitted
electronically). Staff will determine how many additional hard cop¡es are required, if any, once the
application has been reviewed for completeness.

. All hard copy applícation materials larger than Blz x 1 1 in. must be folded and be able to fit into a
10- x 13-in. or 12- x 16-in. mailing envelope.

r All hard copy application materials must be collated, including large format plans or graphics.

ADDITIONAL INFORMATION :

o Neighborhood District Associations (NDAs) and their associated Land Use Committees (LUCs) are
important parts of Milwaukie's land use process. The City will provide a review copy of your application to
the LUC for the subject property. They may contact you or you may wish to contact them. Applicants are
strongly encouraged to present their proposal to all applicable NDAs prior to the submittal of a land use
application and, where presented, to submit minutes from all such meetings. NDA information:
\¡¡t 

^rv.mitwâukieoreoon.nov/citvmanager/u¡hat-neiahborhood-district-association.r Submittal of a full or partial electronic copy of all application materials is strongly encouraged.

As the authorized applicant l, , attest that all required
application materials have been submitted in accordance with City of Milwaukie requirements. I understand
that any omission of required items or lack of sufficient detail may constitute grounds for a determination that
the application is incomplete per MMC Subsection 19.1003.3 and Oregon Revised Statutes 222.1T8. t

understand that review of the application may be delayed if it is deemed incomplete.

Furthermore, I understand that, if the application triggers the City's sign-posting requirements, I will be required
to post signs on the site for a specified period of time. I also understand that I will be required to provide the
City with an affidavit of posting prior to issuance of any decision on this application.

Applicant Signature:

Date:

Official Use Only

Date Received (date stamp below)
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Pr¿NNrNc DBpmlvrnNt
6101 SEJohnson Creek Blvd
Milwaukie OR 97206

For all Land Use Applicat¡ons
(except Annexations and Development Review)

PHoNE:
Fnx:
E-ueL:

503-786-7630
503-774-8236
pI anni ng@m iI wa u kie otego n, gov

Submittal
Requirements

All land use applications must be accompanied by a siqned copy of this form (see reverse for signature block)
and the information listed below. The information submitted must be sufficiently detailed and specific to the
proposal to allow for adequate review. Failure to submit this information may result in the application being
deemed incomplete per the Milwaukie Municipal Code (MMC) and Oregon Revised Statutes.

Contact Milwaukie Planning staff at 503-786-7630 or planninq@milwaukieoreqon.qov for assistance with
Milwaukie's land use application requirements.

1. All required land use application forms and fees, including any deposits.

Applications without the required application forms and fees will not be accepted.

2. Proof of ownership or eligibility to initiate application per MMC Subsection 19.1 001 .6.A.

Where written authorization is required, applications without wriften authorization will not be accepted.

3. Detailed and comprehensive description of all existing and proposed uses and structures, including a
summary of all information contained in any site plans.

Depending upon the development being proposed, the description may need to include both a written and
graphic component such as elevation drawings, 3-D models, photo simulations, etc. Where subjective
aspecfs of the height and mass of the proposed development will be evaluated at a public hearing,
temporary on-site "story pole" installations, and photographic representations thereof, may be required at
the time of application submittal or prior to the public hearing.

4. Detailed statement that demonstrates how the proposal meets the following:

A. All applicable development standards (listed below):

1. Base zone standards in Chapter 19.300.

2. Overlay zone standards in Chapter 19.400.

3. Supplementary development regulations in Chapter 19.500.

4. Off-street parking and loading standards and requirements in Chapter 19.600.

5. Public facility standards and requirements, including any required street improvements, in
Chapter 19.700.

B. All applicable application-specific approval criteria (check with staff).

Ihese standards can be found in the MMC, here: www.qcode.us/codes/milwaukie/

5. Site plan(s), preliminary plat, or final plat as appropriate.

See Sde Plan, Preliminary Plat, and Final Plat Requirements for guidance.

6. Copy of valid preapplication conference report, when a conference was required.

Submittal Rqmts.docx-Rev. 31201 17



WHO IS ELIGIBLE TO SUBMIT A LAND USE APPLICATION

PREAPPLICATION CONFERENCE:

from MMC Subsection 19.1001.6.4

Type I, ll, lll, and lV applications may be initiated by the property owner or contract purchaser of the subject property,
any person authorized in writing to represent the property owner or contract purchaser, and any agency that has
statutory rights of eminent domain for projects they have the authority to construct.

Type V applications be initiated individual.

A preapplication conference may be required or desirable prior to submitting this application. Please discuss with
Pla staff

REVIEW TYPES:

This application will be processed per the assigned review type, as described in the following sections of the Milwaukie
Municipal Code:
. Type l: Section 19.1004
. Type ll: Section 19.1005
. Type lll: Section 19.1006
. Type lV: Section 19J007
. Type V: Section 19.1008

THIS SECTION FOR OFFICE USE ONLY:
FILE
TYPE FILE NUMBER

FEE
AMOUNT*

PERCENT
DISCOUNT

D¡SCOUNT
TYPE

DEPOSIT
AMOUNT DATE STAMP

Master file $ $

Concurrent
application
files

$ $

$ $

$ $

$ $

SUBTOTALS $ $

TOTAL AMOUNT RECEIVED: $ RECEIPT #: RGD BY:

Associated application file #s (appeals, modifications, previous approvals, etc.):

Neighborhood District Association(s)

Notes:

*After discount (if any)

Z:\Planning\Administrative - General lnfo\Applications\LU Application AF.doc-Rev.02l'13116
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SUBDIVISION

BACKGROUND/PROPOSAL

The subject properties are located on SE Stanley Avenue and Railroad Avenue. There are 3 tax
lots included in this application , 1 2E 31 DD/Tax Lots 2900, 3000, and 3100. The properties are
zoned R-7, with a Low Density Comprehensive Plan designation.

On February 16, 2017, the City held a pre-application conference with the applicant and the
applicant's engineering representative, Multi/Tech Engineering, lnc., for the purpose of discussing
code requirements for developing the site as multi-family.

A Neighborhood Meeting is scheduled with the Linwood Neighborhood on April 12,2018 @7pm
The meeting will be held at the Linwood Elementary School.

Proposal: The subject properties total 1 .72 acres in size and is zoned R-5 (the applicant has
requested a CPCIZC to R-5). The applicant is proposing to subdivide the subject property into 7
lots, two Tracts (Tract A and B that will be dedicated for wetlands and buffer area).

Vicinity lnformation:

The subject properties are located on the west side of Stanley Street and the noñh side of Railroad
Avenue. The surrounding land uses within the vicinity are zoned and used as follows and as
shown.

North: R-7 zoned; existing single-family dwellings
East: R-7PD zoned (Across Stanley Road; existing single-family dwellings
South: Bl zoned (Across Railroad Avenue); existing industrial uses
West: R-7 zoned; existing single-family dwellings

Milwaukie SUB #6423



Housing /Veeds

ïhe comp. plan designation for the property is Low Density Residential. The applicant is requesting
to change the comp. plan designation to Moderate Density Residential to be consistent with the R-5
zone being requested.

The Department of Land Conservation and Development accurately repods that single-family
housing falls within needed housing.

Milwaukie has a Housing and Residential Land Needs Assessment dated August 2016 that outlines
housing needs within the City of Milwaukie. The results show a need for 1 ,150 new housing units by
2036. With a single family detached dwelling need of 527 dwellings. See page 39 of the Milwaukie
Housing and Residential Land Needs Assessment dated August 2016.

The applicant's proposal helps the City re-designate land from a low-density zone to a moderate-
density zone while helping meet the housing needs.

The existing neighborhood consists of single family housing and vacant land. ln order to maintain
the character of the neighborhood, the site will be developed in compliance with required Design
Standards.

The City's adopted Comprehensive Plan, Residential, Transportation Goals and Policies and
applicable adopted facilities plans implement the Statewide Housing Goal.

Secfion 17.1 2.040(A) Subdivision Criteria

The approval authority may approve, approve with conditions, or deny a preliminary plat
based on the following approval criteria:

1. The proposed preliminary plat complies with Title 19 of this code and other
applicable ordinances, regulations, and design standards.

Applicant Findinqs: All lots meet minimum lot size of 5 ,000 and 5O-foot lot width. The lots do not
meet the 8O-foot lot depth requirement. Therefore, a variance to lot depth has been request as part
of this application.

The tentative plan notes the unfinished lot grades. The proposed lot layout and sizes are
influenced by configuration of the subject property, the wetlands areas, the SO-foot buffer, and the
need to accommodate through streets.

The lots are designed so that the side lot lines run at right angles to the streets as much as practical
taking into consideration the curved portions of the streets which are based upon topography.
Lot arrangement is such that there are no foreseeable difficulties, for reason of topography or other
condition, in securing building permits to build on all lots in compliance with the requirements of this
code.

Thus, the proposal complies with Title 19. Therefore, this criterion has been met.

2. The proposed division will allow reasonable development and will not create the
need for a variance of any land division or zoning standard.

Applicant Findinqs: Due to the location of the subject property and the required street extension
through the subdivision, the required lot depth cannot be met. Therefore, a variance to lot depth
has been requested.

Milwaukie SUB #6423 
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3. The proposedsuþdivision plat name is not duplicative and the plat otherwise
saúisfies the provisions of ORS 92.090(1).

Applicant Findings: At this time, the subdivision does not have an approved name. Prior to
subdivision approval, the applicant will request subdivision name approval through the County
Therefore, this criteria will be met.

4. Ihe súreefs and roads are laid ouf so as to conform to the plats of subdivisions
already approved for adjoining property as to width, general direction, and in all
other respecfs unless the City determines if r.s in the public interest to modify the
street or road pattern.

Applicant Findinqs: The subject properties to the north are fully developed and a stub street is
located along the north property lien of the subject property. Therefore, 56th Avenue is required to
extend through the proposed subdivision. This street connection will be incompliance with City
standards and consistent with the already improvement 56th Avenue. Therefore, this criteria has
been met.

5. A detailed narrative description demonstrating how the proposal conforms to all
applicable code secfions and design standards.

Applicant Findings: The narrative and the site plans provided demonstrate how all applicable code
sections are being satisfied. All other applicable code sections will be reviewed at the time of
building submittal. Therefore, this criteria has been or will be met.

Secúíon 19.911.4(B)(1) Type lll Variance Criteria

1. Discretionary Relief Criteria

a. The applicant's alternatives analysis provides, at a minimum, an analysis of the
impacts and benefits of the variance proposal as compared to the baseline code
requirements.

Applicant Findinqs: The applicant is requesting a variance to lot depth . All T lots have a lot depth of
70 to 72 feet, where 80 feet is required. The I to 1O-foot reduction in lots depth will have no impact
on the develop. There will still be an adequate building envelop provided on these lot and all setbacks
will be met. Setbacks will be reviewed at the time of building permit submittal.

b. The proposed variance is determined by the Planning Commission to be both
reasonable and appropriate, and it meefs one or more of the following criteria:

(1) The proposed variance avoids or minimizes impacts to surrounding
properties.

(2) The proposed variance has desirable public benefits.
(3) The proposed variance responds to the existing built or natural

environment in creative and sensitive manner.

Applicant Findinqs: The applicant is requesting a variance to lot depth. Granting the variance
to allow lot depths of less than 80 within the subdivision does not have any adverse effects to
the appearance, function or safety of the use, or the surrounding properties.

Due to the wetlands on the site and the required 56th Avenue street extension, meeting the 8O-foot
lot width requirement is not feasible. The applicant has provided two Tracts (Tract A and B) of land
within the subdivision. These Tracts are created to protect the wetlands area on the site. However,

J

Milwaukie SUB #6423



due to these created Tract, meeting the 80-foot lot width is not feasible. The proposed variance is
part due to the natural environment on the site.

c. Impacts from the proposed variance will be mitigated to the extent practicable.

Applicant Findings: The impacts from the lot depth variance have been mitigated by provided lots that exceed
the 5,000-square foot lot size requirement. Furthermore, the impacts will be mitigated by providing adequate
setbacks when the lots are developed. Setbacks will be reviewed at the time of building permit submittal.

2. Economic Hardship Criteria
a. Due to unusual site characfersfics and/or other physical conditions on or near
the site, the variance rc necessary to allow reasonable economic use of the property
comparable with other properties in the same area and zoning district.
b. The proposed variance is the minimum variance necessary to allow for
reasonable economic use of the proper-ty.
c. Impacts from the proposed variance will be mitigated to the extent practicable.

Applicant Findinqs: The applicant is requesting a variance to lot depth. Granting the variance
to allow lot depths of less than 80 within the subdivision does not have any adverse effects to
the appearance, function or safety of the use, or the surrounding properties. Due to the wetlands
on the site and the required 56th Avenue street extension, meeting the 8O-foot lot width requirement
is not feasible. The applicant has provided two Tracts (Tract A and B) of land within the
subdivision. These Tracts are created to protect the wetlands area on the site.

The impacts from the lot depth variance have been mitigated by provided lots that exceed the
5,OOO-square foot lot size requirement. Furthermore, the impacts will be mitigated by providing
adequate setbacks when the lots are developed. Setbacks will be reviewed at the time of building
permit submittal.

CONCLUSION

We believe that requested Subdivision application is appropriate for the subject property for the
reasons describe herein. The proposal is consistent and in compliance with the current Code
requirements. As demonstrated herein, the R-5 zoning designation is currently being requested via
a CPCIZC application.

We believe that the materials submitted address allthe relevant City criteria for a Subdivision and
Variance. For these reasons, we believe that the proposal is warranted and that the Planning
Commission has sufficient findings to grant the proposal as requested.

4
Milwaukie SUB #6423
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NATURAL RESOURCE REPORT
ADDRESSING SECTION 19.402

FOR

Tax lot 3000 on Railroad Ave

Prepared for:
I&E Construction Inc

9550 SE Clackamas Road
Clackamas, Oregon 97015

Prepared by:
Cari Cramer

Schott and Associates

August 2017
Project #:2463
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INTRODUCTION

As required by Section 19.402 Natural Resources of the City of Milwaukie Municipal Code, regulations apply to any
properties that contain or are within 100 feet of a Water Quality Resource (WQR) and/or Habitat Conservation Areas
(HCA) (including any locally significant Goal 5 wetlands or habitat areas identified by the City of Milwaukie) as shown
on the Milwaukie Natural Resource Administrative Map (NR). As described in this report, this subject property is
regulated by Section 19.402 Natural Resources.

Site Location
The approximately 1.72 acre subject property is located north of SE Railroad Avenue in Milwaukie, Clackamas County,
Oregon (TlS, R2E, Sec.3l, TL 3000). The property is bound by SE Railroad Avenue to the south, and grass fields to the
east and west. Residential housing borders the property to the north.

Site Description
Just inside the east property boundary is a ditched drainage that enters from the residential property to the north. The
drainage follows the eastern property boundary and flows south across the property entering a road ditch which parallels
SE Railroad Avenue. The site is very gently south sloping. The property mainly consists of an open grass field dominated
by spike bentgrass (Agrostis tenuis). Foliage along the drainage consists of an overstory of Oregon ash (Fraxinus
latifolia) and cottonwood(Populus balsamifera) with English hawthorn (Crataegus monogtna), Himalayan blackberry
(Rubus armeniacus) and various grasses in the understory. Along the southem property boundary a scattered row of
English hawthorn is present. Near the southern boundary is a lone oak. The southwestern property boundary consists of a
laurel hedge. Near the northern property boundary was a loose soil stockpile.

Proiect Obiectives
The applicant proposes Boundary verification prior to any development proposals. As shown on the 201 I City of
Milwaukie Natural Resource (NR) Administrative Map, the site contains Protected Vy'ater Features and Habitat
Conservation Areas. This report will outline the extent of these features and provide verifìcation of these resources as
follows:

Water Quality Resources (WQR) - Map Verification (Chapter 19.402.A.2.a)
Habitat Conservation Areas (HCA) - Detailed Verification Approach (Chapter 19.402.A.2.b)

METHODS

As described in this report the HCA mapping is inaccurate and the applicant is not proposing to undertake any
development activity within any Water Quality Resource or HCA. At this time the report is entirely to establish WQR
area and HCA area and the appropriate associated vegetated corridor size.

Schott and Associates conducted a wetland delineation and natural resource assessment onsite to comply with standards
outlined in the City of Milwaukie Municipal Code to determine the actual extents ofNatural Resources including the
Water Quality Resource Areas which encompass protected water features, vegetated corridors and the Habitat
Conservation Areas (HCA).

3U3



wQR AND HCA BOUNDARY VERIFICATTON

AND MAP ADMINISTRATION

water Quality Resources- Water quality resorrces (WQRÐ include protected waterfeatures and their associated
vegetated corridors, as specified in Table 19.402.15. The vegetated cotidor is a buffer around each protected
waterfeature, establîshed to prevent damage to the waterfeature. The width of the vegetated corridor varies
depending on the type of protected waterfeature, upstream drainage area served, and slope adjacent to the
protectedwaterfeature. The NR Administrative Map is a general indicator of protectedwaterfeatures and their
associatedvegetated cowidors; the location of actual WQRI ís determined according to the parameters
establishedinTable l9.402.ISandthespectficlocationofvegetatedcoruidorsshallbedeterminedinthefietdin
accordance wíth Table I 9.402. I 5.

Habitat consemation areas (HCAÐ include sígnificant Goal 5 wetlands, ríparian areas, andfish and witdlift
habitat. HCAs are designated based on a combination of inventory ofvegetative cover and analysis of habitat
value and urban development value. HCA locations on the NR Administrative Map are assumed to be coruect
unless demonstrated otherwise; verifications and corrections shall be processed in accordance with the
procedures established in Subsection I 9.402. I 5.

I9.402.I 5 Boundary Verification and Map Administration
The NRAdministratíve Map shows the locations of WrQRs qnd HCAs. For WQRs, the NRAdministrative Map is a
general indicator of protectedwaterfeatures and their assocíated corridors; the location of actual WQRr ß
determined according to the parameters established in Table 19.402.15. With respect to HCA locations, the NR
Administrative Map is assumed to be correct unless demonstrated otherwise.

Boundarv Verification
To determine whether the standards of Section 19.402 apply to a proposed activity at any given location,
tlrc boundaries of any designated natural resource(s) on or near the site shall be verified.

An applicant may challenge the accuracy of the NR Administrative Map through either of the boundary
verificationprocesses outlined in Subsections 19.402.15.A.1 and 2

Boundary verifications that propose substantial corrections will be processed in accordance with Subsection
19.402.1 5A.2 and are subject to Type II review.

2. Type II Boundary Verification

Conections to mapped WQRs and/or detailed verification of mapped HCAs may be proposed according to the
following prccedures, and a¡e subject to Type ll review per Section 19.1005.

a) Corrections to litQRs
(l ) Submittal Requirements

To propose a conection to a WQR shown on the NR Administrative Map, the appticant shalt submit
the following information, depending on the type of waterfeature in question:
(a) Drainages

In the case of drainages; including rivers, sfreams, spings, and natural lakes; the applicant shatl submit a
hydrology rcpoñ, prepared by a professional engineer, demonstrating whether or not the drainage meets
the definition of a protected water feature. lf the drainage is demonstrated to be a protected water feature,
the applicant shall provide a topographic map of the site, with contour interuals of 5 ft or /esg that shows
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the speciftc location of the drainage on the subject prcperty.
(b) Iltetlands

ln the case of wetlands, the applicant shall submit a wetland delineation rcport, preparcd by a professional
wetland specra/rsf in accotdance with the 1996 Oregon Freshwater Wetland Assessmenf Methodology and
following the wetlands delineation process established by DSL, demonstrating the tocation of any wetlands
on the site. The delineation report will be accepted only after approval by DSL. lf the wettand is
demonstrated to be a primary protected waterfeature, the applicant shall provide a topographic map of the
site, with contour interuals of 5 ft or less, that shows the specific location of the wetland on the subject
property.

The Planning Director shall conferwith DSL and Metrc to confirm delineation and hydrotogy rcports, as may be
needed, priorto rssurng a notice of decision on a rcquested map conection.

(2) ApprovalCriteria

The City shall update the NR Administrative Map if the wetland or hydrology report submitted
demonstrates any of the following:
(a) That there was an ewor in the original mapping.

þ) That the boundaries of the WQR have changed since the most recent update to the NR
Admínistratíve Map.

(c) That a prímary protected water feature no longer exists because the area has been legaily fiiled,
culverted, or developed prior to January 16, 2003, the ffictive date of Ordinance #1912.

Schott and Associates has determined that there is an error in original mapping as is demonstrated on the existing
conditions map. The drainage was flagged, surveyed and mapped based on methods accepted by DSL and the Corps. The
flagged surveyed drainage was found to be entirely onsite within the eastern property and not extending offsite to the east
as shown on the NR Administrative map.

A delineation was conducted onsite, on September 16,2016, as per 19.402.A.2.4(1.a.1.b) as described below. Two types
of water features were observed onsite, a drainage that parallels the eastem property boundary and fringe wetland adjacent
to the drainage at the northern end of the property. The property is nearly flat and gently south sloping as shown on the
existing conditions map (Appendix B). Slopes are less than25%o. The results of that delineation were submitted to DSL
and are currently under review. (Appendix E)

Wetlands
A wetland delineation and site assessment of the property was conducted by Schott and Associates in September 2016.
Methods used are described inthe 1987 US Army Corps of Engineers Wetland Delineation Manual and Regional
Supplementfor Mountains and Valleys West. Based on soil, vegetation and hydrology datataken in the freld two fringe
palustrine emergent (PEM) wetlands totaling 3,393sf were delineated onsite, surveyed and mapped. The property is
nearly flat and slopes adjacent to the wetland are less than 25' . Pq Table 19.402.15 Determination of WQR Locations,
the wetland is a primary protected water feature and required vegetated corridor width applied to the outer boundary of the
wetland is 50'.

Intermittent Stream
Just inside the east property boundary is a ditched drainage that enters from the residential property to the north. The
drainage follows the eastem property boundary and flows south across the property entering a road ditch at the southern
extent of the property which parallels Railroad Avenue. The drainage flows through a culveft approximate I/3'd of the
way down. There was a small amount of flowing water at the time ofthe summer site visit within the northem portion of
the drainage prior to the culvert. The drainage was dry south of the culvert to the road ditch at SE Railroad Avenue. The
ordinary high water (OHW) of the stream was based on the field survey and mapped by MultTTech Engineering, to
include topography. As required by Section 2a. a drainage engineer at Multi/Tech Engineering calculated the stream
draining 64 acres based upon the City of Milwaukie Stormwater Master Plan documentation. The drainage meets the
definition of intermittent, a secondary protected water feature with a l5' vegetated corridor width applied to the outer
boundaries of the water feature (both banks of a watercourse).
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Per the NR Administrative map the drainage is shown onsite west of and parallel to the east property boundary of tax lot
3000 in the approximate northem l/3 of the property. The drainage then shows angling east onto the adjacent tax lot to the
east, then directing south within that tax lot to the southern property boundary. NR Mapping is erroneous, as the onsite
surveyed delineation shows the drainage to be entirely within tax lot 3000 property boundaries. The drainage should be a
protected water feature, but the location of the drainage should be corrected on the City of Milwaukie NR map (Appendix
A).

All water resources were mapped and surveyed. Mapped boundaries have been provided to the Oregon Department of
State Lands (DSL) for their review.

Vesetated Corridor
Procedures outlined in Section 19.402.A.2.4 and Table 19.402.15 were followed to determine the extent of onsite
vegetated corridors. Slopes adjacent to onsite wetlands were uniformly less than25%o and the wetland buffer extends 50
feet from the delineated wetland boundary.

Slopes adjacent to the drainage are less than 25%o andthe drainage is being considered intermittent and onsite buffers
extend 15 feet from OHW (TOB).

Buffers as defined by these procedures and based on delineated Water Features are provided on a map (Appendix C)

b. Detailed Verification of HCAs

An applicant who believes that an HCA shown on the NR Administrative Map should be conected for a
reason otherthan those descibed in Subsections 19.402.15.A.1.a or b may propose a detailed
verification.
(I) Submittal Requirements

The applicant shall submit a report prepared and signed by either a knowledgeable and qualified natural
resource professional; such as a wildlife biologist, botanist, or hydrologist; or a civil or environmental
engineer registercd in Oregon to design public sanitary or storm sysfemg stormwater facilities, or other
similarfacilities. Ihe report shall include:
(a) A description of the qualifications and experience of all persons that contributed to the report and, for

each person that contributed, a description of the elements of the analysis to which the person
contributed.

This report has been prepared by Schott and Associates, Inc., Ecologists and Wetland Specialists. The delineation
and natural resource assessment was conducted by Cari Cramer, natural resource specialist. The reports were
prepared by Cari Cramer and reviewed and edited by Juniper Tagliabue, senior natural resource specialist.

þ)fhe informat ion describe d in Subsection I 9. 402. I 5.A. I . a.

Provided in attached delineation report (Appendix E)

(c)The information descríbed in Subsection 19.402.15.A.I.b, if the applicant believes such information is
relevant to the verification of habitat location on the subject lot or parcel.

N/A

(d)Additional aerial photographs, if the applicant believes they provide better information regarding the
property, including documentation of the date and process used to take the photos and an expert's
interpretation of the addítional information they provide.

See aerial photos obtained from Google Earth (Appendix D ).
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(e)A map showing the topography of the property shown by 2-ft vertical contours in areas of slopes less
than I 5o/o, and at 5-ft vertical contours of slopes I 5%o or greater.

See existing conditions map and delineation report.

(ÐAny additiornl inþrmation necessary to address each of the detailedverification criteria provided in
Subsection 19.402.15.A.2.b(2); a description ofwhere any HCAs are located on the property, based on the
application of the detailed verification criteria andfactual documentation to support the analysis.

Two fringe wetlands and one intermittent drainage have been delineated onsite based on methods accepted by
DSL and the Corps and submitted to DSL September 2016. The drainage is mapped incorrectly on the NR
Administrative Map. The drainage was surveyed based on OHW and should be mapped inside of the eastem
property boundary with l5' buffers. The two fringe wetlands are located on each side of the delineated drainage at
the north end of the property inside of the north and east property boundaries. The wetlands should be accurately
mapped as wetlands with 50' buffers.

The remainder of the mapped HCA area should not be mapped as HCA. The area was assessed and can be
described as follows; A narrow band of foliage along the drainage consisted of an overstory of Oregon ash and
cottonwood mixed with English hawthom. Himalayan blackberry and various non-native grasses are located in
the understory. Along the southem property boundary a scattered row of English hawthom are present. The
remainder of the area is mainly open grass field consisting of non-native grasses such as bent grass and tall fescue.
Besides the wetlands delineated on site, the remainder of the property delineated does not meet the definition of an
HCA and is incorrectly mapped.

(2) Approval Criteria
A boundary verification request submitted under Subsection 19.402.15.A.2.b shalt be evaluated according
to the following three-step process.'

(a)Verify Boundaries of Inventoried Riparian Habitat
Locating habitat and detemining the riparian habitat class of the designated naturalresource ,s a
founstep process.'

"i-"'#,rl#*Mîrr{rfr'*::::::;:
Identified wetlands shall be further delineated consistent with methods currently accepted
by DSL and theCorps.

On the NR map a drainage was mapped as partially on tax lot 3000. As described previously, a drainage and two
fringe wetlands were located, delineated and surveyed on the subject property consistent with methods currently
accepted by DSL and the Corps. The drainage was located onsite along the entire eastern property boundary of tax
lot 300 (subject property). The two fringe wetlands were on each side of the drainage at the northern extent of the
property. No additional wetlands or waters were identified within 150 or 200 feet of the property respectively.

No flood areas were found within 100ft of the property

(ä[dentdy the vegetative cover status of all areas on the property that are within 200ft of the top of
bankof streams, rivers, andopenwater; arewetlands or arewithin I50ftofwetlands; andare
flood areas andwithin 100ft offlood areas.
o Vegetative cover status shall be as identified on the latest Metro Vegetative Cover Map

(availablefrom the City and/or the Metro Data Resource Center).
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The vegetative cover status of a property may be adjusted only tf: (I) the property was legally
developedprior to September 15, 201I, the effective date of Ordinance #2036 (see Subsection
19.402.15.A.1.b);or (2) aneruorwas made at the time thevegetative cover statuswas
determined. To assert the latter type of error, applicants shall submit an analysis of the
vegetative cover on their property, using the aerial photographs on which the latest Metro
Vegetative Cover Map ß based and the deJìnitions of the different vegetative cover types
ide nt ifi e d in Table I 9. 4 02. I 5. A. 2. b (2) (a) (iv).

On the 2005 Metro Vegetative Cover Map, it appears the area west of the drainage is mapped as scrub/shrub. It is
unclear how far the scrub/shrub area extends as the mapping is hard to read. It appears an effor was made,
mapping scrub/shrub. The attached 2005 Google Earth Aerial, upon which the Vegetative Cover status was
based, clearly shows a majority of the site to be open field with narrow tree canopy along the eastem property
boundary, some trees and a hedge line along the southern property boundary with a couple of lone trees at the
northern end of the property.

Onsite assessment confirmed the site was predominantly an open grass freld dominated by spike bentgrass.
Foliage along the drainage consisted of an overstory of Oregon ash and cottonwood with English hawthorn,
Himalayan blackberry and various grasses in the understory. Along the southern property boundary was a
scattered row of English hawthom. Near the southern boundary was a lone oak. The southwestem property
boundary consisted ofa laurel hedge.

According to Table 19.402.15.A.2.b(2)(a)(iv). all Surface Stream features are designated as Class I Riparian areas.
The area, 0-50' from the drainage meets the definition of "Low Structure Vegetation or Open Soils". 'Zow
structure vegetation or open soils" means areas that are part ofa contíguous area I acre or larger ofgrass,
meadow, croplands, or areos of open soils locatedwithin 300fr of a surface stream. Low structure vegetation
areas may include areas of shrub vegetation less than I acre in size; f they are contiguous with areas of grass,
meadow, croplands, orchards, Chrístmas treeforms, hollyfarms, or areos of open soils locatedwithin 300fi of a
surface stresm; and if those contiguous areas togetherþrm an area of I acre in síze or larger.

The area is mainly open field with a few trees bordering the drainage. Beyond 50' on either side of the drainage
is entirely open grass field. Per the table 50-100' from the wetland also meets the same definition, but is
designated as Class II Riparian area.

(iíi)Determine whether the degree that the land slopes upwardfiom all streams, rivers, and openwater
within 200fr of the property is greater than or less than 25%o, using the methodology outlined in Table
19.402.1s.

Topography is flat to gently south sloping as shown on the surveyed existing conditions map. Slopes adjacent to
the wetlands and drainages are basically flat and lessthan25%o.

(iv)Identífy the riparian habitat classes applicable to all areas on the property using Table
19.402.15.A.2.b(2)(a)(iv) and the data identified in Subsections 19.402.15.A.2.b(2)(a)(i) through(iii).

Habitat classes adjacent to the drainage are low level as addressed above.

The vegetation adjacent to the delineated wetland consists of the same low level nonnative grasses and forbs. The
drainage is low structure vegetation consisting of a few native and nonnative trees adjacent with an understory of
Himalayan blackberry. The area then opens into a grass field with low level nonnative grasses and forbs. The areas
are without signifìcant habitat functions and should not be mapped as HCA.
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Conclusion

In Summary, the F{CA mapping is inaccurate. At this time the report is entirely to establish WQR area and HCA
area and the appropriate associated vegetated corridor size.

Schott and Associates conducted a wetland delineation and natural resource assessment onsite to comply with
standards outlined in the City of Milwaukie Municipal Code to determine the actual extents of Natural Resources
including the Water Quality Resource Areas which encompass protected water features, vegetated corridors and
the Habitat Conservation Areas (HCA).

One intermittent drainage was delineated entirely onsite west of the eastem property boundary and should be
protected with a 15' wide vegetated corridor boundary on both sides.

Two fringe wetlands were delineated on each side of the drainage at the northern extent of the property and should
be protected with a 50' wide vegetated corridor boundary.

Based on 19.402.15 .A.2.a Boundary Verification and corrections to WQRs the drainage location was mapped
erroneously and should be adjusted. Based on 19.402.15.A.2.b Detailed Verification of HCAs, the low quality
HCA mapped beyond the delineated drainage, wetland and associated vegetated corridors should be removed
from the map.
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APPENDICES
A. Milwaukie HCA Map
B. Existing ConditionsÆopographic Map
C. Existing Conditions map with Vegetated Corridor
D. Historical Aerial Photographs
E. Delineation Report
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2.    If a subdivision cannot comply with the standards in Subsection 19.402.13.I.1, the application shall 

comply with the following standards: 

a.    All proposed lots shall have adequate buildable area outside of the WQR and HCA. 

Findings:  There are wetlands located throughout the site along with Habitat Conservation 

Areas.  As shown on the site plans, all lots have adequate buildable area.  

The buildable area on Lots 1, 2, and 3 will be located within the HCA as shown on the site plan, 

but outside the wetland’s areas.  In order to minimize any negative impacts on the HCA or 

wetlands, a Wetland Delineations report dated August 22, 2017 was done on the site.  With 

these a mitigation plan has been provided and noted on the site plans.  So, developing of this 

area will not have any negative impacts. 

b.    To the extent practicable, the lot and access configurations shall mitigate the potential 

future impacts to the WQR and HCA from access and development. 

Findings:  The buildable area on Lots 1, 2, and 3 will be located within the HCA as shown on the 

site plan, but outside the wetland’s areas.  In order to minimize any negative impacts on the 

HCA or wetlands, a Wetland Delineations report dated August 22, 2017 was done on the site.  

With these a mitigation plan has been provided and noted on the site plans.  So, developing of 

this area will not have any negative impacts. 

Proposed Mitigation: 

1) Enhance proposed habitat conservation area (HCA) outside of proposed development 

with native trees and native vegetation.  Species and layout of plantings to be approved 

by City of Milwaukie Planning Department. 

2) Existing ditch in Tract A to be cleared of existing invasive species through entire site.  

This would include, Himalayan Blackberry, Ivy and other determined species.  This 

includes existing trees located outside of determined wetland, but within HCA.  An 

arborist required site visit and report prior to removal of species. 

3) Construct foot bridge as shown on site plan. 

4) Existing culvert to be removed.  Ditch to be re-established with native plants. 

A Natural Resource Report dated October 13, 2019, was provided by ESA.  All recommendations 

within ESA’s report are being complied with as shown on the plans. 

c.    An Impact Evaluation and Alternatives Analysis shall be prepared in accordance with the 

relevant portions of Subsection 19.402.12.A. 

Findings:  Prior to development on the site, an Impact Evaluation and Alternatives Analysis will 

be prepared and submitted to the City.  
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d.    For properties where the HCA covers more than 85% of the total lot area, the Impact 

Evaluation and Alternatives Analysis shall address how the applicant’s proposal retains the 

greatest practicable degree of contiguity of the HCA across the new lots. 

Findings:  The HCA covers 85% or more of Lots 1, 2, and 3.  Therefore, prior to development on 

the site, an Impact Evaluation and Alternatives Analysis will be prepared and submitted to the 

City. 
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Hobitot Conservation Area ond Woter euatity Resources Areas

March 3,2020

The project as proposed and shown on Layout # 4 Final Plan (Exhibit A) is for the creation of a G-lot subdivision on
a parcel of land that contains a total of 7J2 acres of property. our office has set the approximate rear lot property
corners for Lot # 1-,2 and 3 onsite for a visual inspection by the planning staff.

There is no Flood Plains mapped at these lots or for the entire property.

Schott and Associates have identified a total of 0.078 acres of wetlands onsite which has received ,,concurrence,,

from the Division of State Lands. The Water euality Resource (WaR) running adjacent to this determined wetland
and an unnamed stream considered intermittent (ESA - City Consultant) is shown on the corrected Habitat
Conservation Plan (HcA). Please see Exhibit B that shows the final lot layout and the corrected mapping of this
property.

Please note that upstream from this property and the intermittent stream (north) are fully developed single family
homesites of 7,20o square foot lots' City mapped HCA is included showing existing impacts to these lots - please
see Exhibit 41.

The Habitat Conservation Area is calculated at 1.11 acres in size (includes the Water euality Resource area). over
64% of this property would be considered a Habitat conservation Area per the corrected HCA and weR mapping
onsite' An extension of 56th Avenue would not be feasible without impacting the HCA as shown on Exhibit B.

During the development review of this property, a variety of development layouts were considered. The main
approach to those layouts centered around the planning goals that staff had related to the extension of SE 56th
Avenue through the site, access to Railroad Avenue, and service to the adjoining properties.

The final layout for this project has evolved over time with both the Engineering and planning Departments for
street accessibility to Tax Lot # 2900 to the east and Tax Lot # 3100 to the west. These Alternative layouts based
upon the Water Quality Resources and the Habitat Conservation Area that specifically affected connectivity to Tax
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Lot # 2900. With the October t9,2OI3 ESA Associates Natural Resources Review and the final recommendations,
we have removed the proposed Alpha Street connection and minimized this to a walking path only to Tax Lot #

2900 as recommended by City staff as shown on Exhibit B.

Exhibit C, D & E are also included showing the evolution of the proposed development from the time of Pre-

Application to final lot layout.

Utilizing the above information, we worked with staff to refine the best development options for the site.

During the development of the Tax Lot 3000, the initial Land Use Action was for a Comprehensive Plan/Zone

Change request with approval from R-7 to R-5 which also included Tax Lots # 2900, # 3OOO and # L300. After the
Hearing process with the City of Milwaukie Planning Commission, we did look at re-applying for this Land Use

process with a request for these properties to be changed to a R-3 development. This was due to Planning

Commission discussions regarding infill projects and greater density in town. We were told by the City Planning

staff that an R-3 development could only be completed with attached housing. The developer did not want to do
attached housing on this property and so we proceeded with the R-5 development.

Our office spent considerable time with the developer reviewing options to develop the property outside of the
HCA, with impacts limited to the extension of SE 56th Avenue only. With the requirement of the extension of the
proposed Beta Street to Tax Lot 3100, we would have been limited to attached housing between Beta Street and

Railroad Avenue of 4 lots only (3,000 SF minimum). We would still have had one single family lot (Lot 6), with
variances still required for setback impacts as shown. This project was not economically feasible for the required
civil improvements to be developed as 5 lot development with 80% of the lots being 3,000 square feet and one
single family lot with house size constraints.

We then reviewed Chapter L9.402.74 of the Milwaukie Municipal Code with specifics to Residential Cluster
Development. With this Chapter, it limited our development to 5 lots all located west of the SE 56th Avenue
extension.

With that said and reviewing the Habitat Conservation Plan the extension'of 55th Street to Railroad Avenue would
still impact8,l24squarefeetoftheHCA. lfthestreetextensionisallowedwhynotincludeLot#1,2&3aswell
which add an additional 15,624 square feet of impact to the HCA. Per the Schott and Associates Natural Resources

report "the property mainly consists of an open grass field dominated by spike bentgrass". Once you visit the site,
you will find the entire area west of the HCA which encompasses the west side of 56th Avenue, Beta Street and
proposed Lot# 4,5 & 6 is also dominated by spike bentgrass.

There is no reasonable way to avoid the HCA and WQR to develop this 1.72 acres of property

Based upon this layout, all remaining areas located outside the proposed lots and the SE 56th Street extension will
have invasive species removed including areas of the intermittent stream. We will ask Schott & Associates to
come up with an enhanced Landscape and Monitoring plan with native shrub and tree planting design within the
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HCA and WQR Tract. The ESA Environmental Report does state that "WQR of the wetlands would be considered
either marginal or poor because of the low woody cover" this area will now be enhanced. We are also proposing
to remove the existing 24" culvert (length = 28') and reconnect the wetland in the north with the intermittent
stream that runs south to Railroad Avenue which will add to WQR of this site. We would agree to have this
conditioned for approval by City Planning staff and the City Environmental Consultant ESA.

For the development of a residential Subdivision that includes Habitat Conservation Areas must address the
provisions in MMC I9.4O2.L3.1.

MMC 19.402.73.1J At leost 90% of the properties HCA ond 700% of the properties WeR shott be
locoted in o seporote tract. Applicotions thot meet this standard ore not subject to the discretionary review
requirements of Subsection 79.402.12.

Response: The WQR can meet this standard per the Exhibit B. The HCA cannot meet this criterion
due to requirements for the 56th street extension and the 10' walkway to Tax Lot # 2900.

MMC 79.402.73.1.2 lf a subdivision connot comply with the standords in Subsection 79.402.13.t.7, the
opplication sholl comply with the following stondords:

a. All proposed lots sholl hove adequate buildoble drea outside of the WQR and HCA
b. To the extent practicoble, the lot and occess configurotions sholl mitigote the potential future

impocts to the WQR ond HCA from qccess and development.
c. An lmpoct Evoluotion and Alternatives Anolysis sholl be prepored in accordance with the relevont

portions of Subsection 79.402. 12.A

d' For properties where the HCA covers more thon 85% of the totot lot oreo, the tmpoct Evoluation ond
Alternatives Analysis shall address how the opplicont's proposol retoins the greotest procticable
degree of contiguity of the HCA across the new lots.

Response:

The lot configurations for the project and especially Lots 7,2 &3 have been designed to provide
adequate buildable area outside of the WQR and the HCA to be retained (Exhibit B).

a
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This is looking south along the rear of the proposed lots 1, 2, &g

b. The plan for the subdivision has been set up to create the WeR and HCA to be
retained within a new "Tract". The area shall be set aside for conservation, with the only
intended access to be a pedestrian walkway to provide pedestrian circulation to the adjoining
property to the east. Care will be taken to construct a foot bridge over the intermittent stream
water way,

c The applicable sections of subsectio n 19.4o2.L2.A shall be addressed below

d' Within this development, Lots 7,2, & 3 are new parcels that will have more
than 99% of their area located within what is currently HCA limits. The lot configuration has
been established with first consideration of the extension of SE 56th Ave south to connect to
Railroad Ave. This connection is needed to develop good traffic circulation from the existing
residential area to the north of this project. That alignment has also been set to make sure that
Lots 4 and 5 will have sufficient depth to afford adequate buildable area, lt has been determined
necessary to provide a connection from the new 56th Ave to the property to the west (Beta St.).
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The final element to the project configuration, is the creation of a strip along the rear (east side)
of Lots L,2, & 3 that is part of the total ,,tract,, being created.

B. General Standards for Required Mitigation

Where mitigation is required by Section 19.402 for disturbance to WeRs and/or HCAs, the
following general standards shatt appty:

1. Disturbance

a. Designated natural resources that are affected by temporary disturbances shatt be
restored, and those affected by permanent disturbances shail be mitigated, in
accordance with the standards provided in Subsection 19.402.11.C for WeRs and
Subsecfion 19.402.11.D.2 for HCAs, as applicabte.

Response: The proposed plan for the development limits the area of disturbance to
the WQR to only that area within the limits of the pedestrian walkway. The disturbance to
the HCA within the "Tract" area shall also be limited to the pedestrian walkway limits.
The balance of the "tract" area is to be protected and not impacted.

b. Landscape plantings are not considered to be disturbances, except for those
plantings that are part of a non-exempt stormwater facility; e.g., raingarden or bioswale

Response: The intent is to make enhancements to the retained HCA by increasing
the number of native trees and native vegetation species. No stormwater facilities are
proposed within the retained limits of the HCA.

2. Required Plants

Unless specified elsewhere in Section 19.402, alltrees, shrubs, and ground cover planted as
mitigation shall be native plants, as identified on the Mitwaukie Native Ptant List. Appticants
are encouraged to choose particular native species that are appropriately suited for the
specific conditions of the planting site; e.g., shade, soil type, moisture, topography, etc.

Response. The proposed landscaping enhancements to the HCA will be developed using
the Native Plant List and shall be submitted to the City for review and approval prior to any
installations in the area.

3. Plant Size

Required mitigation trees shall average at least a %-in caliper-measured at 6 in above the
ground level for field-grown trees or above the soit tine for container-grown trees-r7nless
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they are oak or madrone, which may be 1-gallon size. Required mitigation shrubs shatt be at
Ieast 1-gallon size and 12 in high.

Response: The proposed Landscape plan for the enhancements shall include a tree and
shrub list that sets out the tree and shrub species as well as spacing and size for each.

4. Plant Spacing

Irees shall be planted between 8 and 12 ft on center. Shrubs shalt be planted between 4 and
5 ft on center or clustered in single-species groups of no more than 4 plants, with each cluster
planted between 8 and 10 ft on center. When ptanting near existing trees, the driptine of the
existing tree shall be the starting point for plant spacing measurements.

Response: There are a few existing trees with the limits of the HCA. The location and drip
line of these native trees will be considered in the landscape plan with respect to the location
and spacing of the new enhanced trees and shrubs. The plan to be submitted to the City will
show the exact location of all of the proposed new trees and planning schematic for the
proposed shrubs and other plants.

5. Plant Diversity

Shrubs sha// consist of at least 2 different species. tf 10 trees or more are planted, then no
more than 50% of the trees shall be of the same genus.

Response: The intent is to provide a minimum of three different species of trees and at least
4 different species of shrubs.

6. Location of Mitigation Area

a. On-S/e Mitigation

All mitigation vegetation shall be planted on the applicant's site within the designated
natural resource that is disturbed, or in an area contiguous to the resource area;
however, if the vegetation is planted outside of the resource area, the appticant shall
preserue the contiguous planting area by executing a deed restriction such as a
restrictive covenant.

Response: lt is the intent to provide all mitigation for this project within the remaining
HCA limits within the tract.

M u nt/rrcn mG llvEERT N G sE Rv tcEs, I Nc. Page 5 of 14



ttl MULttr TH
I recu

E NG IN EERI NG SE RV ICES, I N C.

b. Off-Site Mitigation

(1) For disturbances allowed within WQRs, off-site mitigation shall not be used to
meet the mitigation requiremenfs of Secfion 19.402.

(2) For disturbances allowed within HCAs, off-site mitigation vegetation may be
planted within an area contiguous to the subject-property HCA, provided there is
documentation that the applicanf possesses legal authority to conduct and maintain
the mitigation, such as having a sufficient ownership interest in the mitigation site. tf
the off-site mitigation is not within an HCA, the appticant shalt document that the
mitigation site will be protected after the monitoring period expires, such as through
the use of a restrictive covenant.

Response: Off-site mitigation is not proposed for this project

7. lnvasive Vegetation

lnvasive nonnative or noxious vegetation shall be removed within the mitigation area prior to
planting, including, but not limited fo, species identified as nuisance plants on the Mitwaukie
Native Plant List.

Response: lt is intended that within the limits of the HCA to be retained, all invasive plants
and vegetation shall be removed in keeping with the recommendations of Schott &
Associates.

8. Ground Cover

Bare or open soil areas remaining after the required tree and shrub plantings shall be planted
or seeded to 100% surface coverage with grasses or other ground cover species identified as
native on the Milwaukie Native Plant List. Revegetation shall occur during the next planting
season following the site disturbance.

Response: The intent is to not disturb the HCA and WQR areas other than the
enhancements and the construction of the proposed pedestrian walkway. A Revegetation
Plan shall be provided as part of the development improvement plans that sets out the added
plantings and the types of grasses to be used to restore any disturbed areas.
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9. Tree and Shrub Suruival

A minimum of 80% of the trees and shrubs planted shall remain alive on the second
anniversary of the date that the mitigation planting is completed.

a. Required Practices

To enhance suruival of the mitigation plantings, the following practices are required:

(1) Mulch new plantings fo a minimum of 3-in depth and 18-in diameterto retain
moisture and discourage weed grovvth.

(2) Remove or control nonnative or noxious vegetation throughout the
maintenance period.

b. RecommendedPractices

To enhance survival of tree replacement and vegetation plantings, the fotlowing
practices are recommended :

(1) Plant bare root trees between December 1 and April 15; ptant potted ptants
between October 15 and April 30.

(2) Use plant s/eeves or fencing to protect trees and shrubs against witdtife
browsing and the resulting damage to plants.

(3) Water new plantings at a rate of 1 in per week between June 15 and October
15 for the first 2 years following planting.

Response: The intent is to follow the above practices in the development of the
project as outlined.

c. Monitoring and Reporting

Monitoring of the mitigation s/e is the ongoing responsibility of the property owner.
Plants that die shall be replaced in kind as needed to ensure the minimum 80% survival
rate. The Planning Director may require a maintenance bond to cover the continued
health and survival of all plantings. A maintenance bond shalt not be required for land
use applications related to owner-occupied single-family residential projects. An annual
report on the survival rate of all plantings shall be submitted for 2 years.

Response: A Monitoring plan prepared by Schott & Associates shall be included in
the development plans provided at the time of construction.

10. Light Impacts

Where practicable, lights shall be placed so that they do not shine directty into any WQR
and/or HCA location. The type, size, and intensity of lighting shall be selected so that impacts
to habitat functions are minimized.

M u tn/rtcn w G ! N E ERr N G sERv tcEs, t Nc. Page 8 of 14



tt? MULrt l-l t r trEcH
ENG IN EERI NG SE RV ICES, INC.

Response: To the extent possible, lighting shall be directed away from the WQR and HCA
areas. The extension of SE 56th Ave is abutting to a portion of the areas to be retained. Street
lights are required with the street improvements, however, to the extent allowed, they shall be
placed on the west side of the street and directed such to light the street surface and not
stray into the HCA. Our site plans identify that all franchise utilities will be located in the
"West" side Public Utility Easement along 56th Ave. until we get to Lot 1 so as to limit the
ground disturbance along Tract "A".

C. Mitigation Requirements for Disturbance within WQRs

1. The requirements for mitigation vary depending on the existing condition of the WQR on
the project site at the time of application. The existing condition of the WQR shatl be
assessed in accordance with the categories esfab/ished in Table 19.402.11.C.

2. When disturbance within a WQR is approved according to the standards of Section
19.402, the disturbance shall be mitigated according to the requirements outlined in Table
19.402.11.C and the standards established in Subsection 19.402.11.8.

Class C ("Poor')

*tent and character of existing vegetation provides poor condltlons for water quality and witdtife habitat

Response: The areas to be disturbed, are not vegetated with anything other than grasses. lt is
intended to use enhancements of the retained areas with additional trees and shrubs to more than off-
set the losses of the limited poor-quality grassed areas.

Combination of freeg
shrubs, and ground cover
are /ess than 80% present
and/or /ess than 25%
canopy coverage in
vegetated corridor.

r Resfore and mitigate disturbed areas with native species from the
Milwaukie Native Plant List, using a City-approved plan developed to
represent the vegetative composition that would naturally occur on the
sife.

c Plant and/or seed all bare areas to provide 100% sufface coverage.

o lnventory and remove debris and noxious materials.

M u n t /rtcu euGlrv EE Rt NG sERv r cEs, I Nc. Page 9 of 14
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19.4O2.LZ General Discretionary Review

This subsection establishes a discretionary process by which the City shall analyze the impacts of
development on WQRs and HCAs, including measures to prevent negative impacts and requirements
for mitigation and enhancement. The Planning Director may consult with a professionalwith appropriate
expertise to evaluate an application, or they may rely on appropriate staff expertise to properly evaluate
the report's conclusions.

A. lmpact Evaluation and Alternatives Analysis

An impact evaluation and alternatives analysis is required to determine compliance with the approval
criteria for general discretionary review and to evaluate development alternatives for a particular
property. A report presenting this evaluation and analysis shall be prepared and signed by a
knowledgeable and qualified natural resource professional, such as a wildlife biologist, botanist, or
hydrologist. At the Planning Director's discretion, the requirement to provide such a report may be
waived for small projects that trigger discretionary review but can be evaluated without professional
assistance.

The alternatives shall be evaluated on the basis of their impact on WQRs and HCAs, the ecological
functions provided by the resource on the property, and off-site impacts within the sub watershed
(6th Field Hydrologic Unit Code) where the property is located. The evaluation and analysis shall
include the following:

1. ldentification of the ecological functions of riparian habitat found on the property, as
described in Subsecti on 19.4e2.1.C.2.

Response: AS can be seen in the following photos, that the ecological functions of the portion
of the HCA and WQR to be disturbed are very limited, due to the low grass type vegetation
within the development limits.
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Looking out over the area of Lots 1,2, & 3 to be developed

Looking east along the route of the proposed Pedestrian Walkway within the HGA and
WQR limits.

An inventory of vegetation, sufficient to categorize the existing condition of the WeR per
Table 19.402.11.C, including the percentage of ground and canopy coverage materials
within the WQR.

2
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3.

Response: Within the limits of the area to developed, there is One Tree and the
balance of the area is low quality grasses.

An assessment of the water quality impacts related to the development, including
sediments, temperature and nutrients, sediment control, and temperature control, or any
other condition with the potential to cause the protected water feature to be listed on
DEQ's 303(d) Iist.

Response: The area to be developed, will be graded to drain toward the extension of
SE 56th Ave. That surface runoff will be included in the Water Quality Facilities to be
constructed with the development and will not be directed toward the retained HCA and
WQR areas. The intent is to provide enhancements of the retained area to improve the
temperature controls for the area.

4. An alternatives analysis, providing an explanation of the rationale behind choosing the
alternative selected, listing measures that witt be taken to avoid and/or minimize adverse
impacts to designated natural resources, and demonstrating that:

a- No practicable alternatives to the requested development exist that wilt not disturb
the WQR or HCA.

Response: The City Development standards set out the need for the extension of SE
56th Ave to Railroad Ave as part of the designated area transportation facilities. The street
will enhance the area vehicular and pedestrian circulation for the community in this area.

The extension of the street without impacts to the HCA is not possible. The extension of
the roadway with very limited impacts would create a remainder area that will not support
any single-family building sites. Without the creation of sufficient buildable units makes the
development unfeasible.

The extension of the roadway without the creation of lots 1,2, & 3 as proposed would
create per lot development costs such that again the feasibility of the project is not present.

The City of Milwaukie has identified the need for more infill development with smaller lots.
This property was re-zoned by the planning commission from R-7 to R-5 to help in the
creation of additional needed housing.

The extent that alternatives have been reviewed and evaluated supports that project
feasibility established as proposed.

M u nt/recu rntc N EE Rt Nc sE Rvt cEs, I Nc. Page 12 of 14
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b. Development in the WQR and/or HCA has been limited to the area necessary to
allow for the proposed use.

Response: The extension of the roadway without the creation of lots 1, 2, & 3 as
proposed would create per lot development costs such that again the feasibility of the
project is not present.

The extension of the pedestrian walkway to the east is necessary to complete the future
pedestrian circulation.

This project has taken into consideration the desire to limit the impacts to the WeR and
HCA. The development of the area to the north of the site in the past has significantly
compromised or fully developed those elements. This project has made efforts to retain
significant portions of the wQR and HCA and still have a feasible project.

c. lf disturbed, the WQR can be restored to an equal or befter condition in accordance
with Table 19.402.11.C; and the HCA can be restored consrsfenf with the mitigation
requiremenfs of Subsection 1 9.402. 1 1 .D.2.

Response: lt is the assessment of the applicant that the proposed removal of the
invasive species of vegetation and the proposed enhancements will create a remainder
HCA and WQR that is better that presently exists in the area.

e. Road crossrngs will be minimized as much as possrb/e

Response: One of the original development plans for the site had a public street
extending east in the area of the proposed pedestrian path. The last set of development
plans had the proposed street replaced with the proposed pedestrian path.

5. Evidence that the applicant has done the following, for apptications proposing routine
repair and maintenance, alteration, and/or total replacement of existing structures located
within the WQR:

a. Demonstrated that no practicable alternative design or method of devetopment
exr'sfs that would have a /esser impact on the WeR than the one proposed. tf no such
practicable alternative design or method of development exists, the project shall be

M u tn/rtcn ex6ru EERI NG sERv tcEs, r Nc. Page 13 of 14
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conditioned to limit its disturbance and impact on the WQR to the minimum extent
necessary to achieve the proposed repair/maintenance, alteration, and/or replacement.

b. Provided mitigation to ensure that impacts to the functions and values of the WQR
will be mitigated or restored to the extent practicable.

Response: This is not applicable to this project.

6. A mitigation plan for the designated natural resource that contains the fottowing
information

a.

b.

adverse impacts to the designated natural resource; in accordance with, but not limited to,
Table 1 9.402.1 1.C for WQRs and Subsection 1 9.402.1 1.D.2 for HCAs.

c. Sufficient description to demonstrate how the following standards witl be achieved:

(1) Where existing vegetation has been removed, the site shalt be revegetated
as soon as practicable.

(2) Where practicable, lights shall be placed so that they do not shine directty
into any WQR and/or HCA location. The type, size, and intensity of lighting shalt be
selected so that impacts to habitat functions are minimized.

(3) Areas of standing trees, shrubs, and natural vegetation witt remain
connected or contiguous; particularly along natural drainage courses, except where
mitigation is approved; so as fo provide a transition between the proposed
development and the designated natural resource and to provide opportunity forfood,
water, and cover for animals located within the WQR.

d. A map showing where the specific mitigation activities will occur. Off-site mitigation
related fo WQRs shall not be used to meet the mitigation requirements of Secfion 19.402.

e. An implementation schedule; including a timeline for construction, mitigation,
mitigation maintenance, monitoring, and repofting; as well as a contingency ptan. Alt in-
stream work in fish-bearing sfreams shall be done in accordance with the allowabte
windows for in-water work as designated by ODFW.

Response: This Mitigation plan with the specific information will be provided with the
detailed development plans for the project.

A description of adverse impacts that will be caused as a result of devetopment.

An explanation of measures that will be taken to avoid, minimize, and/or mitigate

M u nt/rrcu m GN EERI NG sE Rv tcEs, t Nc. Page 14 of 14
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Appendix Dl: Aerial Photo June 2005
Railroad Avenue
58.ê^2463
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Appendix D2: Aerial Photo 2016
Railroad Avenue
s&A 2463
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on Department of State Lands
775 Summer Sh'eet NE, Suite 100

Salem, OR9rcA1.-1279

(503) e86-5200

FAX (503) 378_4844

www.oregon.gov/clsl

State Land Board

Kate Brown

Governor

Dennis Richardson

Secretary of State

Tobias Reacl

State Treasurer

Kate Brolvl, Covemor

August 22,2017

l&E Construction, lnc.
Attn: Karl lvanov
9550 SE Clackamas Road
Clackamas, OR 97015

Re: WD #2017-02A5 Wetland Delineation Report for the
Proposed Railroad Estates Development
Clackamas County; T 1S R 2E S 31DD TL 3000

Dear Mr. lvanov:

The Department of State Lands has reviewed the wetland delineation report prepared
by Schott and Associates for the site referenced above. Based upon the information
presented in the report and additional information submitted upon request, we concur
with the wetland and waterway boundar¡es as mapped in Figure 6 of the report. Within
the study area, two wetlands (totaling approximately 0.078 acres) and a tributary to
Mt. Scott Creek were identified.

The wetlands and the tributary are subject to the permit requirements of the state
Removal-Fill Law. Under current regulations, a state permit is required for cumulative fill
or annual excavation of 50 cubic yards or more in wetlands or below the ordinary high
water line (OHWL) of a waterurøay (or the 2 year recurrence interval flood elevation if
OHWL cannot be determined).

This concurrence is for purposes of the state Removal-Fill Law only. Federal or local
permit requirements may apply as well. The Army Corps of Engineers will review the
report and make a determination of jurisdiction for purposes of the Clean Water Act at
the time that a permit application is submitted. We recommend that you attach a copy of
this concurrence letter to both copies of any subsequent joint permit application to
speed application review.

Please be advised that state law establishes a preference for avoidance of wetland
impacts. Because measures to avoid and minimize wetland impacts may include
reconfiguring parcel layout and size or development design, we recommend that you
work with Department staff on appropriate site design before completing the city or
county land use approval process.

This concurrence is based on information provided to the agency. The jurisdictional
determination is valid for five years from the date of this letter unless new information
necessitates a revision. Circumstances under which the Department may change a
determination are found in OAR 1 41-090-0045 (available on our web site or upon



request). ln addition, laws enacted by the legislature and/or rules adopted by the
Deparlment may result in a change in jurisdiction; individuals and applicants are subject
to the regulations that are in effect at the time of the removal-fill activity or complete
permit application. The applicant, landowner, or agent may submit a request for
reconsideration of this determination in writing within six months of the date of this letter,

Thank you for having the site evaluated. Please phone me at 503-986-5232 tf you have
any questions.

Si

Approved
Peter Ryan, PWS
Jurisd ictíon Coord inator

Enclosures

e, CPSS
Aq Resource Specialist

ec: Cari Cramer, Schott and Associates
City of Milwaukie Planning Department
Dominic Yballe, Corps of Engineers
Anita Huffman, DSL
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WETLANO DELINEATION / DETERMINAT¡ON REPORT COVER FORM

rtment of cred¡t

Slte lnformatlon fonnat for centroid of site or

9.00

of linear

Wctland

if

For Office Use

Schott and Associates/Cari Cramer
PO Box 589
Aurora, OR 97002

ons on.this

Phone 503.678.6007

in the attached r€port are lrue ând correct to the best of my
Date:

Consultant Name, Firm and Address:

Consultant Signature:
The information and

Mobile phone #
E-mail: caric@schottandassociates. com

knowledoe

t1-
Contact for site access isrevrew Authorized

Wetla ndMaters P reeent? Yes No Area síze: 1.7?eC 0784C

fl Mitìgation bank síte

n Wetlan¿ restoration/enhancement project (not mitigation)

I lndustrialLand Certification Program Site

I Reissuance of a recently expired delineation

D Fee ($100) for resubmittat of rejected report

n No fee for request for reissuance of an expired
report

R-F permit application submitted

Prevíous DSL # Expiration date

payment

Has previous delineation/application been made on parcel?

Y

u E lf known, previous DSL #
Does L ¡f show wetland or waters on

Other lnformation:

Karl lvanov
l&E Conetruction lnc
9550 SE Clackamas Road
Clackamas, Orogon 9701 5

Businass phone# 5ô3
Mobile phone # (optional)
E-mail: karl@iecon.us

Firm and Address ,3g9,3CzoApplicant Owner

Authorized Legal

ial instructions

same

Date:

n

described below or I have
of confirmioo the inKar \' Ìv'^

I either own the property
property for the purpose

Name

allowto loacc€s8 theauthon'ty authorize the toproperty, access theDepartî6nt
the after cationnotifi thetoreport, pnor

site access:
Signature:

phone #
Mobile phone #
E-mail:

Name: Railroad Avenue Latitude
Map # 15 2E 31

Section 31 OORange
Tax Lot(s) 3000

ownship 1SP AddressStreet otherroject locat(or ion):
Southern Raion lroad nearestboundary way, adiâcent
road t8 oneRoad lottax overStanleyto the east

Milwaukie
River Mile:Watenray:

NWI

Date Delineation Received: _
Scanned: E Final Scan: E

DSL Project #

DSL WN #

#

#

#

I I

ttFee Paid DateDSL Reviewer SL WD

DSL Site

DSL

Fonn Upda¡cd 0l/03/2013
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(A) Landscape Setting and Land Use

The approximate 1.72 acre subject property is located north of SE Railroad Avenue in
Milwaukie, Clackamas County, Oregon (TlS, R2E, Sec. 31, TL 3000). The property is
bound by SE Railroad Avenue to the south, and grass fields to the east and west.
Residential housing borders the property to the north.

Just inside the east property boundary is a ditched drainage that enters from the residential
property to the north. The drainage follows the eastern property boundary and flows south
across the property entering a road ditch which parallels SE Railroad Avenue. The site is
very gently south sloping. The property mainly consists of an open grass field dominated
by spike bentgrass (Agrostis tenuis). Foliage along the drainage consisted of an overstory
of Oregon ash (Fraxinus latifolia) and cottonwood (Populus balsamifera) with English
hawthorn (Crataegus monogyna), Himalayan blackberry (Rubus armeniacus) and various
grasses in the understory. Along the southern property boundary a scattered row of
English hawthorn were present. Near the southern boundary is a lone oak. The
southwestern property boundary consists of a laurel hedge. Near the northern property
boundary was a loose soil stockpile.

(B) Site Alterations

The site looks unchanged since at least 1994, with the exception of a few additional
woody species.

(C) Precioitation Data and Anal)¡sis

The site was visited on September 15,2076. Precipitation was recorded at 0.00 by the
Milwaukie weather station on the day of the site visit (accuweather.com). Total
precipitation recorded in the two weeks prior to the site visit was 0.62 inches.
Precipitation for the month of June was I . I 9 inches and below average but within normal
range for the WETS table. Precipitation for July and August were within average range at
57%o and2lYo of average. Precipitation through the l5th of September 2016 was below
compared against the Oregon City WETS average range for the entire month and was
below this average. Between October l't 2015 and September 15, 2016 atotal of 47 .76"
of precipitation was recorded. This is l04Vo percent of the water year average through the
month of September.

Schott & Associates
Ecologists and Wetland Specialists

PO llox 589- Aurora- OR. 97002 t (503) 678-6007 ' Fax 150l) 678-60 I I

Page I s&Alt 2J63



Table l. Prec and WETS A

*Recorded precipitation through September 15 (50% of the month) compared with
average for the entire month.
*tFor water year Oct. 2015- Sept. 15, 2016 for accuweather precipitation.

(D) Site Specific Methods

Prior to visiting, site information was gathered, including recent and historical aerial
photographs provided by Google Earth, the soil survey (NRCS web soil survey), the
Local Wetland Inventory and National Wetland Inventory. The USGS topography map
was also reviewed prior to site visits.

Schott and Associates initially walked the subject property to assess the presence or
absence of onsite wetlands and waters. The 1987 Manual and Regional Supplementfor
Mountains and Valleys ïV'est Region were used to determine presence or absence of State
of Oregon wetland boundaries and the Federal jurisdictional wetlands.

Sample plots were placed where geomorphic location or vegetation indicated the
possibility of wetlands. For each sample plot, data on vegetation, hydrology and soils was
collected, recorded in the field and later transferred to data forms (Appendix B). Where a
wetland was present paired plots were located in the adjacent upland to document the
transition.

(E) Description of All Wetlands and Other Non-Wetland Waters

Just inside the east property boundary is a ditched drainage that enters from the residential
property to the north. The drainage follows the eastern property boundary and flows south
across the property entering a road ditch at the southern extent of the property which
parallels Railroad Avenue. There was some flowing water at the time of the summer site
visit within the northern portion of the drainage prior to the culvert. The drainage was
dry south of the culvert to the road ditch at SE Railroad Avenue.

Based on soil, vegetation and hydrology datataken in the field two fringe PEM wetlands
totaling 3,393sf were delineated onsite. A wetland was located on each side of the
drainage at the north end of the drainage. Vegetation in the wetlands was dominated by
reed canary grass (Phalaris arundinacea) (sp3,6,7) with some bentgrass (Agroslis) (sp7).
Soils met the Redox Dark Surface (F6) hydric soil indicator. Saturation was observed by
way of secondary indicators, Geomorphic Position and FAC Neutral Test. Best

Schott & Associates
Ecologìsts and Wetland Specialists

PO Box i89- Aurora. OR 97002 ¡ ( 503) 678-6007 , Fax (503) 678-60 I I

Month 2015
Precipitation

WETS Average WETS
Range

Percent of
Average

June Ll9 1.83 l.tl-2.22 65
July 0.47 0.83 0.29-1.00 57
August 0.21 1.00 0.2t-1.16 2t
September* 0.62 1.93 0.86-2.41 32
Water Year** 47.76 46.0s t04

Page 2 s&At.2./63



Professional Judgment was used to determine presence of hydrology as the time of year
was dry and both the soils and vegetation criteria were met. The adjacent upland
contained the same vegetation as the wetland. No saturation was observed and soils
criterion was not met.

lF) l)eviafion LWI or NWI

The Local wetland Inventory GwI) for the city of Milwaukie, viewed on the DSL
website, did not map any wetland or waterway onsite.

The NWI viewed on the DSL website did not show any waterways or wetlands mapped.

(G) Mapping Method

The sample plots and wetland boundary were flagged by Schott and Associates and
surveyed by Multi Tech Engineering Services, Inc., a Professional Land Surveyor (PLS).

(H) Additional Information

none

(Il Results and Conclusions

Based on soil, vegetation and hydrology datataken in the field, one 3,147sf PEM wetland
was delineated on the west side of a drainage and one 246sf PEM wetland was delineated
on the east side of the drainage at the northeast corner of the site. A ditched drainage
flowed south paralleling the eastem study area boundary.

The soil survey map for Clackamas County mapped Woodburn silt loam 3 to I percent
slopes on a majority of the site. The Woodburn series is not listed as hydric, but may
have hydric inclusions. A strip along the eastern property boundary is mapped Salem silt
loam 0-7 percent slopes and is not considered a hydric soil.

The NWI and LWI did not map any wetlands or waterways on the site.

The topographic map showed avery slightly south sloping site.

(J) Disclaimer

This report documents the investigation, best professional judgment and the conclusions
of the investigator. It is correct and complete to the best of my knowledge. It should be
considered a Preliminary Jurisdictional Determination of wetlands and other waters and
used at your own risk unless it has been reviewed and approved in writing by the Oregon
Department of State lands in accordance with OAR l4l-090-0005 through 141-090-005.

Schott & Associates
Ecologists ar.rd Wetland Specialists

PO Box 589 Arrrora OR 9700? 678-6001 ¡ Fax 150ìì 678-60 I I
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Appendix A: Maps
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Map Unit Legend

Clackamas County Aroa, Oregon (OR6l 0)

Map Unlt Symbol Map Unlt Name Acros ln AOI Porcont of AOI

538 Latourell loam, 3 to I percent
slopes

0.1 1.0o/o

768 Salem silt loam, 0 to 7 percent
slopes

3.2 35.8olo

91 B Woodburn s¡lt loam, 3 to I
percent slopes

5.6 63.20/o

Totals for Area of lntsrost 8.8 100.0%

Figure 4: Clackamas County Soil Survey Map
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Appendix B: Data Forms
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WETLAND DETERMINATION DATA FORM -Western Mountains, Valleys, and Coast Region

ProjecUSite: T13000 Railroad Way City/County: Milwaukie/Clackamas Sampling Date: September 15,2016
ApplicanVOwner: Karl lvanov/l&EConstruction State OR Sampling Point:

lnvestigato(s): JT, CC Section, Townsh¡p, Range: 31 15 2E
Landform (hillslope, terrace, elc.): flat Local relief (concave, convex, none): convex Slope (%): 0-2
Subregion (LRR):

So¡l Map Unit Name Salem silt loam 0-7olo slooes

A Lat: 45.435356 Long 122.604867 Dalun

NWI classification:

Datum:

Are climatic / hydrologic conditions on the site typical for this time of year? Yes x No _ (lf no, explain in Remarks.)

Are Vegetat¡on _ , Soil _ , or Hydrology _ Significantly disturbed? Are "Normal Circumstances" present? Yes å_ No _
Are Vegetation _ , Soil _ , or Hydrology _ Naturally problematic? (lf needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS -Attach site nt transects etc.

VEGETATION - Use scient¡f¡c names of

Hydrophyt¡c Vegetation Present?
Hydric Soil Present?
Wetland Hydrology Present?

Yes
Yes
Yes

x No
No
No x

ls the Sampled Area withln a Wetland? Yes No x

Remarks: se corner of property

Dominance Test worksheetr

Number of Dominant Species
That Are OBL, FACW, or FAC: 1 (A)

Total Number of Dominant
Species Across All Strata: I (B)

Percent of Dominant Species
That Are OBL, FACW, or FAC: 100 (A/B)

Prevalence lndex worksheet:

OBL species

FACW species

FAC species

FACU species

UPL species

Column Totals:

x1=
x2=
x3=
x4=
x5=
(A) (B)

Prevalence lndex = B/A =

Iolal o/" Cover of: Multiplv bv

Hy<lrophytic Vegetation lndicators:

_ 1 - Rapid Test for Hydrophytic Vegetation
x 2 - Dominance Test is >50%

_ 3 - Prevalence lndex is <3.01

4 - Morphological Adaptationsl (Provide supporting
_ data in Remarks or on a separate sheet)

_ 5 - Wetland Non-Vascular Plantsî

_ Problematic Hydrophytic Vegetationl (Explain)
llndicators of hydric soil and wetland hydrology must
be present, unless d¡sturbed or problematic.

lndicator

1.

2.

3.

4.

(Plot size: _ )

1.

2.

3.

4.

5.

= Total Cover

1.

2.

3.

4.

5.

6.

7.

8.

9.

10

11

Trifolium repens

100 = Total Cover

1

2

= Total Cover

% Bare Ground in Herb Stratum

) Status

Saplinq/Shrub Stratum

XAgrostis tenu¡s

Schedonorus arundinaceus

5 FAC

)

0

90

5

Tree Stratum (Plot size

= Total Cover

Herb Stratum (Plot size: 5' )

Woodv Vine Stratum (Plot size:

FAC

FAC

Absolute
% Cover

Dominant
Soecies?

Yes x No

Hydrophytic
Vegetat¡on
Present?

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



SOIL
Profile Description: (Describe to the depth nêeded to document the indicator or
Depth Matrix Redox Features

rm Ifte OI indicators.)

(inches)

0-1 6

Color (moist) To Color (moist) % Type' Loc' Texture Remarks

10YR3/3 100 SiL

lType: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2location: PL=Pore Lining, M=Matrix.

Hydric Soil lndicators: (Applicable to all LRRs, untess otherwíse noted.) lnd¡cators for Problematic Hydric Soils3:

_ Histosol (A1)

_ Histic Epipedon (42)

_ Black Histic (43)

_ Hydrogen Sulfide (A4)

_ Depleted Below Dark Surface (A1 1)

_ Thick Dark Surface (A12)

_ Sandy Mucky Mineral (S1)

_ Sandy Gleyed Matrix (S4)

Sandy Redox (S5)
Stripped Matrix (56)
Loamy Mucky Mineral (F1 ) (except I,ILRA f )
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

2 cm Muck (A10)
Red Parent Material (TF2)
Very Shallow Dark Surface (TF12)
Other (Explain in Remarks)

3lndicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic

Restríct¡ve Layer (if present)r

Type: Hydric Soil Present? Yes No x
Depth (inches):

Remarks:

HYDROLOGY
Wetland Hydrology
Primarv lndicators lm

lnd¡catoÉ:
inimum of one required: check all that apÞlv) Secondary lndicators (2 or more required)

Water-Stained Leaves (89) (MLRA 1,2,
_ 44, and 48)
_ Drainage Patterns (810)

_ Dry-Season Water Table (C2)
Saturation Visible on Aerial lmagery (C9)

_ Surface Water (41)

_ High Water Table (A2)

_ Saturation (A3)

_ Water Marks (81)

Waler-Stained Leaves (Bg) (except
_ MLRA 1,2,4A, and48)
_ Salt Crust (Bl 1)

_ Aquatic lnvertebrates (813)

_ Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres along Living

_ Roots (C3)

_ Presence of Reduced lron (C4)
Recent lron Reduction in Tilled

_ Soils (C6)
Stunted or Stressed Plants (D1)

_ (LRR A)

_ Other (Explain in Remarks)

_ Sediment Deposits (82)

_ Drift Deposits (83)
_ Geomorphic Position (D2)

_ Shallow Aquitard (D3)

_ Algal Mat or Crust (84) _ FAC-Neutral Test (D5)

_ lron Deposits (85)

_ Surface Soil Cracks (86)

_ lnundation Visible on Aerial lmagery (87)
_ SparselyVegetated Concave Surface (88)

_ Raised Ant Mounds (D6) (LRR A)
Frost-Heave Hummocks (D7)

Field Observationsl
Surface Water Present?
Water Table Present?
Saturat¡on Present?
(includes capillary fringe)

Yes _ No x Depth (inches):
Yes _ No x Depth (inches):

Yes _ No x Depth (inches)

Wetland Hydrology Present? Yes No x

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



WETLAND DETERM¡NATION DATA FORM -Western Mountains, Valleys, and Coast Region

ProjecVSite: fL3000 Railroad Way City/County: Milwaukie/Clackamas Sampling Date: September 15,2016
ApplicanUOwner: Karl lvanov/l&E Construction State: OR Sampling Point: 2
I nvestigator(s): JT cc Section, Township, Range: 31 152E
Landform (hillslope, terrace, etc.): flat Local relief (concave, convex, none): convex Slope (%): 0-2
Subregion (LRR):

Soil Map Unit Name Salem silt loam O-7ol" slones

A Lat: 45.435356 Long: 122.604867 Datum:

NWI classification:

Are climatic / hydrologic conditions on the site typical for this time of year? Yes x No _ (lf no, explain in Remarks.)
Are Vegetation _ , Soil _ , or Hydrology _ Significantly disturbed? Are "Normal Circumstances" present? Yes x No _
Are Vegetation 

- 

, Soil _ , or Hydrology _ Naturally problematic? (lf needed, explain any answers in Remarks.)

SUMMARY OF F¡NDI - Attach site showin int featu etc.

VEGETATION - Use sc¡ent¡f¡c names of

Hydrophyt¡c Vegetation Present?
Hydric Soil Present?
Wetland Hydrology Present?

Yes
Yes
Yes

No
No
No

x
x
x

ls the Sampled Area withln a Wetland? Yes No x

Remarks: sw corner of property

Dominance Test worksheet:

Number of Dominant Species
That Are OBL, FACW, or FAC: I (A)

Total Number of Dominant
Spec¡es Across All Strata: 1 (B)

Percent of Dominant Species
ThatAre OBL, FACW, or FAC: 100 (A/B)

Prevalence I ndex worksheet:

Total % Cover of: Multiply by:

OBlspecies _ xl=
FACW species x2 = _
FACspecies _ x3=
FACUspecies _ x4=
UPLspecies _ x5=
Column Totals: _ (A) _ (B)

Prevalence lndex = B/A =

Hydrophytic Vegetat¡on lnd¡cators:

_ 1 - Rapid Test for Hydrophytic Vegetation
x 2 -DominanceTest is >50%

_ 3 - Prevalence lndex is s3.01

4 - Morphological Adaptationsl (Provide supporting
_ data in Remarks or on a separate sheet)

_ 5 - Wetland Non-Vascular Plantsl

_ Problematic Hydrophytic Vegetationl (Explain)
llndicators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.

1.

2.

3.

4.

= Total Cover
(Plot size: _ )

1.

2.

3.

4.

5.

= Total Cover

Schedonorus arund¡naceus

Dacus carota

1.

2.

= Total Cover

% Bare Ground in Herb Stratum

)

Saolinoishrub Stratum

)

2 FACU

0

Tree Stratum (Plot size

100 = Total Cover
Woodv Vine Stratum (Plot size:

Aqrostis tenu¡s

FAC

Absolute
7o Cover

Dominant
Soecies?

lndicator
Status

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

Herb Stratum (Plot size: 5'

95 X FAC

2 FAC
Trifolillm repens

Yes x No

Hydrophytic
Vegetation
Present?

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



sotL 2
Profile Descriptaon: (Describe to the depth
Depth Matrix

(inches) Color (moist) Yo

needed to document the indicator or confirm the absence of indicators.)
Redox Features

Texture Remarks

0-'14 10YR3/2 100 S¡L

lType: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining, M=Matrix.

Hydric Soil lndicatorc: (Applicable to all LRRs, unless otherurise noted.! lnd¡catonB for Problematic Hydric Soils3:

_ Histosol (A'1)

- Histic Epipedon (A2)

_ Black Histic (43)
_ Hydrogen Sulfide (A4)

_ Depleted Below Dark Surface (A1 1) _
_ Thick Dark Surface (A12)

_ Sandy Mucky Mineral (S1)

_ Sandy Gleyed Matrix (S4)

Sandy Redox (S5)
Stripped Matrix (56)
Loamy Mucky Mineral (F l ) (except MLRA I )
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

2 cm Muck (410)
Red Parent Material (TF2)
Very Shallow Dark Surface (TF12)
Other (Explain in Remarks)

3lndicators of hydrophytic vegetation and
wetland hydrology must be present,
unless d¡sturbed or problemat¡c

Restrictive Layer (if present):

Type: Hydric Soil Present? Yes No x
Depth (inches):

Remarks:

HYDROLOGY

Secondary lndicators (2 or more required)

_ High Water Table (42)

_ Saturation (A3)

_ Water Marks (81)

_ Sediment Deposits (82)

_ Drift Deposits (83)

_ Algal Mat or Crust (84)

_ lron Deposits (85)
_ Surface Soil Cracks (86)
_ lnundation Visible on Aerial lmagery (87)

_ SparselyVegetated Concave Surface (88)

Salt Crust (81 1)
Aquatic lnvertebrates (813)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres along Living
Roots (C3)
Presence of Reduced lron (C4)
Recent lron Reduction in T¡lled
Soils (C6)
Stunted or Stressed Plants (D1)
(LRR A)
Other (Explain in Remarks)

Water-Stained Leaves (89) (MLRA f , 2,

_ 44, and 48)
_ Drainage Patterns (810)

_ Dry-Season Water Table (C2)

_ Saturation Visible on Aerial lmagery (Cg)

_ Geomorphic Position (D2)

_ Shallow Aquitard (D3)

_ FAC-Neutral Test (D5)

_ Raised Ant Mounds (D6) (LRR A)
_ Frost-Heave Hummocks (D7)

Field Observations:
Surface Water Present?
Water Table Present?
Saturation Present?
(includes capillary fringe)

Yes
Yes

_ No x Depth (inches):

_ No x Depth (inches):

Yes _ No x Depth (inches):

Wetland Hydrology Present? Yes No x

Describe Recorded Data (stream gauge, monitoring well, if available:

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



WETLAND DETERMINATION DATA FORM -Western Mountains, Valleys, and Coast Region

ProjecUSite: T13000 Railroad Way City/County: Milwaukie/Clackamas Sampling Date: September15,2016
ApplicanVOwner: Karl lvanov/l&EConstruction State OR Sampling Point: 3

lnvestigator(s): JT, CC Section, Township, Range: 31 1S 2E
Landform (hillslope, terrace, etc.): flat Local relief (concave, convex, none): concave Slope (%): 0-1

Subregion (LRR): A Lat: 45.435356 Long: 122.604867 Datum:

Soil Map Unit Name: Woodbum silt loam NWI classification:
Are climatic / hydrologic conditions on the site typical for this time of year? Yes x No _ (lf no, explain in Remarks.)
Are Vegetation 

- 

, Soil 
- 

, or Hydrology _ Significantly disturbed? Are "Normal Circumstances" present? Yes x No _
Are Vegetation Soil _ , or Hydrology _ Naturally problematic? (lf needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS -Aftach site showin sam locations transects lm nt

VEGETATION - Use scientific names of

Hydrophyt¡c Vegetation Present?
Hydric Soil Present?
Wetland Hydrology Present?

Yes
Yes
Yes

x
x
x

No
No
No

ls the Sampled Area wlth¡n a Wetland? Yes x No

Remarks:

Dom¡nance Test worksheet:

Number of Dominant Species
ThatAre OBL, FACW, or FAC: 1 (A)

Total Number of Dominant
Species Across All Strata: 1 (B)

Percent of Dominant Species
That Are OBL, FACW, or FAC: 100 (A/B)

Prevalence I ndex worksheet:

Total % Cover of: Multiply by:

OBLspecies x1= _
FACW species _ x2 =

FACspecies x3= _
FACUspecies _ x4=
UPLspecies _ x5=
Column Totals: _ (A)

Prevalence lndex = B/A =

(B)

Hydrophytic Vegetation lndicators:

_ 1 - Rapid Test for Hydrophytic Vegetation
x 2 - Dominance Test is >50%

_ 3 - Prevalence lndex is 53.01

4 - Morphological Adaptationsl (Provide supporting
_ data in Remarks or on a separate sheet)

_ 5 - Wetland Non-Vascular Plantsl

_ Problematic Hydrophytic Vegetationl (Explain)

llnd¡cators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.

1.

2.

3.

4.

(Plot size: _ )

1.

2.

3.

4.

5.

100 = Total Cover

1.

2.

= Total Cover
% Bare Ground in Herb Stratum

lndicator
Status

Saplinq/Shrub Stratum

0

Tree Stratum (Plot size: _ )

= Total Cover

Woodv Vine Stratum (Plot size:

Absolute
% Cover

Dominant
Soecies?

= Total Cover

1OO X FACW1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

't1.

Herb Stratum (Plot size: 5' )

Phalaris arundinacea

Yes x No

Hydrophyt¡c
Vegetation
Present?

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



solL 3
Profile Descríption: (Describe to the depth needed to docu
Depth Matrix

ment the indicator or confirm the absence of ind¡catoF.l
Redox Features

(inches) Color(moist) Yo Cotor(moist) @ Texture Remarks

0-6

6-20

1oYR3/2 95 1oYR 4/6 5CM siL

10YR3/1 100 SiCL

lType: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining, M=Matrix.

Hydric Soil lndicatorc: (Applicable to all LRRs, unless otherwise noted.) lndicators for Problematic Hydric Soilss:
Histosol (41)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
Depleted Below Dark Surface (41 1)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)
Sandy Gleyed Mahix (S4)

x

Sandy Redox (S5)
Stripped Matrix (56)
Loamy Mucky Mineral (F1 ) (except MLRA 1)
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

2 cm Muck (410)
Red Parent Material (TF2)
Very Shallow Dark Surface (TF12)
Other (Explain in Remarks)

3lndicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic

Restrictive Layer (if presentl

Type Hydric Soil Present? Yes x No
Depth (inches):

Remarks:

Wetland Hydrology lndicators:
Primary lndicators (minimum of one required; check all that apply)

Water-Stained Leaves (Bg) (except
_ Surface Water (41) MLRA 1, 2,4A, and 48)
_ High Water Table (A2) Salt Crust (811)

Saturation (43) Aguatic lnvertebrates (Bl3)
_ Water Marks (81) Hydrogen Sutfide Odor (C1)

Oxidized Rhizospheres along
_ Sediment Deposits (82) _ Living Roots (C3)

_ Drift Deposits (83) _ Presence of Reduced lron (C4)
Recent lron Reduction in Tilled

_ Algal Mat or Crust (84) _ Soils (C6)

_ rron Deposits (85) _ ¡JHIifr 
stressed Plants (D1)

_ Surface Soil Cracks (86) x Other (Explain in Remarks)

_ lnundation Visible on Aerial lmagery (87)

_ Sparsely Vegetated Concave Surface (88)

Secondary lndicators (2 or more required)
Water-Stained Leaves (Bg) (MLRA 1,2,

_ 4A, and 48)
_ Drainage Patterns (810)

_ Dry-Season Water Table (C2)
Saturation Visible on Aerial lmagery (Cg)

x Geomorphic Position (D2)

_ Shallow Aquitard (D3)

x FAC-Neutral Test (D5)

_ Raised Ant Mounds (D6) (LRR A)
Frost-Heave Hummocks (D7)

Field Observations:
Surface Water Present?
Water Table Present?
Saturation Present?
(includes capillary fringe)

Yes _ No x Depth (inches):
Yes _ No x Depth (inches):

Yes _ No x Depth (¡nches):

Wetland Hydrology Present? Yes x No

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

BPJ,secondary indicators, dry season, other met

HYDROLOGY

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



WETLAND DETERMINATION DATA FORM -Western Mountains, Valleys, and Coast Region

ProjecUSite: T13000 Railroad Way City/County: Milwaukie/Clackamas Sampling Date: September 15,2016
ApplicanVOwner: Karl lvanov/l&E Construction State: OR Sampling Point: 4

lnvestigator(s): JT, CC Section, Township, Range 31 1S 2E

Landform (hillslope, terrace, etc.): flat Local relief (concave, convex, none): convex Slope (%): 0-r
Subregion (LRR):

Soil Map Unit Name Woodbum silt loam

A Lat: 45.435356 Long 122.604867 Datum:

NWI classification
Are climatic / hydrologic conditions on the site typical for this time of year? Yes x No _ (lf no, explain in Remarks.)
Are Vegetation _ , Soil _ , or Hydrology _ Significantly disturbed? Are "Normal Circumstances' present? Yes x No _
Are Vegetation _ , Soil _ , or Hydrology _ Naturally problematic? (lf needed, explain any answers in Remarks.)

SUMMARY OF F¡ND¡ -A s¡te show¡n sam nt transects tm etc.

VEGETATION - Use sc¡ent¡f¡c names of

Hydrophytic Vegetation Present?
Hydric Soil Present?
Wetland Hydrology Present?

Yes
Yes
Yes

No
No
No

X
x

x
ls the Sampled Area wlthin a Wetland? Yes No X

Remarks:

Dominance Test worksheet:

Number of Dominant Species
That Are OBL, FACW, or FAC: I (A)

Total Number of Dominant
Species Across All Strata: 1 (B)

Percent of Dominant Species
That Are OBL, FACW, or FAC: 100 (A/B)

Prevalence lndex worksheet:

Iotal o/o Cover of: Multiply by

OBL species

FACW species

FAC species

FACU species

UPL species

Column Totals:

x1=
x2=
x3=
x4=
x5=
(A) _ (B)

Prevalence lndex = B/A =

Hydrophytic Vegetat¡on Indicators:

_ 1 - Rapid Test for Hydrophytic Vegetation
x 2 - Dominance Test is >50%

_ 3 - Prevalence lndex is 13.01

4 - Morphological Adaptationsl (Provide supporting
_ data in Remarks or on a separate sheet)

_ 5 - Wetland Non-Vascular Plantsr

_ Problematic Hydrophytic Vegetationl (Explain)

rlndicators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.

1.

2.

3.

4.

= Total Cover
(Plot size:

1.

2.

3.

4.

5.

100 x

1.

2.

= Total Cover

% Bare Ground ¡n Herb Stratum

)

Saplinq/Shrub Stratum

FACW

)

0

Tree Stratum (Plot size

= Total Cover

100 = Total Cover

Woodv Vine Stratum (Plot size

Phalar¡s arundinacea

Absolute
% Cover

Dominant
Species?

lndicator
Status

1.

2.

3.

4.

5.

6.

7.

B.

9.

10.

11.

Herb Stratum (Plot size: 5' )

Yes x No

Hydrophytic
Vegetation
Present?

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



SOIL 4
Profile Description: (Describe to the depth needed to or the absence of ind
Depth Matrix

(inches) Color (moist) To

0-20 10YR3/2 100

Redox Features
Color Yo Type' Loc' Texture

SiL

Remarks

lType: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2location: PL=Pore Lining, M=Matrix.

Hydric Soil lndicators: (Applicable to all LRRs, unless othenrise noted.) lndicators for Problematic Hydric Soils3:

_ Histosol (A1)

_ Histic Epipedon (A2)

_ Black Histic (43)

_ Hydrogen Sulfide (44)

_ Depleted Below Dark Surface (41 1)

_ Thick Dark Surface (412)
_ Sandy Mucky Mineral (S1)

_ Sandy Gleyed Matrix (S4)

Sandy Redox (S5)
Stripped Matrix (56)
Loamy Mucky Mineral (F1 ) (except MLRA 1) _
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

2 cm Muck (A10)
Red Parent Material (TF2)
Very Shallow Dark Surface (TF12)
Other (Explain in Remarks)

3lnd¡cators of hydrophytic vegetation and
wetland hydrology must be present,
unless d¡sturbed or problematic

Rêstrictive Layer (if present):

Type: Hydric Soil Present? Yes No x
Depth (inches):

Remarks

HYDROLOGY
Wetland Hydrology lndicatorc:
Primary lndicators (minimum of one required; check all that apply)

Water-Stained Leaves (89) (except
_ SurfaceWater(Al) MLRA1,2,4A,and4B)
_ HighWaterTable(A2) Saltcrust(B1 1)

_ Saturation (A3) Aquatic lnvertebrates (Bl3)
_ Water Marks (81) Hydrogen Sutfide Odor (C1)

Oxidized Rhizospheres along Living
_ Sediment Deposits (82) Roots (C3)

_ Drift Deposits (83) Presence of Reduced lron (C4)
Recent lron Reduction in Tilled

_ Algal Mat or Crust (84) _ Soils (C6)

_ rron Deposits (85) _ ¡JHAif'stressed 
Plants (D1)

_ Surface Soil Cracks (86) _ Other (Explain in Remarks)
_ lnundation Visible on Aerial lmagery (87)
_ Sparsely Vegetated Concave Surface (BB)

Secondary lndicators (2 or more required)
Water-Stained Leaves (89) (MLRA l,2,

_ 44, and 48)
_ Drainage Patterns (810)

_ Dry-Season Water Table (C2)

_ Saturation Visible on Aerial lmagery (Cg)

_ Geomorphic Position (D2)

_ Shallow Aquitard (D3)

_ FAC-Neutral Test (D5)

_ Raised Ant Mounds (D6) (LRR A)

_ Frost-Heave Hummocks (D7)

Field Observations:
Surface Water Present?
Water Table Present?
Saturation Present?
(includes capillary fringe)

Yes _ No x Depth (inches):
Yes _ No x Depth (inches):

Yes _ No x Depth (inches):

Wetland Hydrology Present? Yes No x

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



WETLAND DETERMINATION DATA FORM-Western Mountains, Valleys, and Coast Region

ProjecVSite: T13000 Railroad Way City/County: Milwaukie/Clackamas Sampl¡ng Date: September15,2016
Applicant/Owner: Karl lvanov/l&E Construction State: OR Sampling point:

lnvestigato(s): JT, CC Section, Township, Range 31 152E
Landform (hillslope, terrace, etc.): flat Local relief (concave, convex, none): convex Slope (%): 0-1

Subregion (LRR): A Lat: 45.435356 Long: 122.604867 Dalum

NWI classification:Soil Map Unit Name: Woodburn s¡lt loam

Are climatic / hydrologic conditions on the site typical for this time of year? Yes ¿ No _ (lf no, explain in Remarks.)
Are Vegetation _ , Soil _ , or Hydrology _ Significantly disturbed? Are "Normal Circumstances" present? Yes x No _
Are Vegetation Soil _ , or Hydrology _ Naturally problematic? (lf needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS -Attach s¡te ma showi n nt tra tm

VEGETATION - Use sc¡ent¡f¡c names of

Hydrophytic Vegetation Present?
Hydric Soil Present?
Wetland Hydrology Present?

Yes
Yes
Yes

x No
No
No x

ls the Sampled Area within a Wetland? Yes No X

Remarks: east of drainage, north end of property

Dominance Test worksheet:

Number of Dominant Species
ThatAre OBL, FACW, or FAC:

Total Number of Dominant
Species Across All Strata:

Percent of Dominant Species
That Are OBL, FACW, or FAC:

1 (B)

100 (A/B)

r (A)

Prevalence lndex worksheet:

Total % Cover of: Multiply by:

OBlspecies x1= _
FACW species x2 = _
FACspecies x3= _
FACUspecies _ x4=
UPLspecies x5= _
Column Totals: _ (A)

Prevalence lndex = B/A =

(B)

Hydrophytic Vegetat¡on lndicators:

_ 1 - Rapid Test for Hydrophytic Vegetation
x 2 - Dominance Test is >50%

_ 3 - Prevalence lndex is 33.0r

4 - Morphological Adaptationsl (Provide support¡ng

_ data in Remarks or on a separate sheet)

_ 5 - Wetland Non-Vascular Plantsl

_ Problematic Hydrophytic Vegetationl (Explain)

llndicators of hydric soil and wetland hydrology must
be present, unless disturbed or problemalic.

Saplinq/Shrub Stratum (Plot size: )

1.

2.

3.

4.

= Total Cover

1.

2.

3.

4.

5.

= Total Cover

100

100 = Total Cover

1.

2.

= Total Cover

% Bare Ground in Herb Stratum

X FACW

0

Tree Stratum (Plot size

Woodv Vine Stratum (Plot size:

Phalaris arundinacea

Absolute Dominant
% Cover Species?

lndicator
Status

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

Herb Stratum (Plot size: 5' )

Yes x No

Hydrophytic
Vegetation
Present?

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



SOIL 5
Profile Descr¡ption: (Describe to the depth needed to document the indicator or confirm the absence of indicators.l

t*
65

35

40

40

20

lType: C=Concentration, D=Depletion, RM=Reduced Matr¡x, Cs=Covered or Coated Sand Grains. 2location: PL=Pore Lining, M=Matrix.

Color (moist)

2.5YR3t4

13-t8 7.5YR 3/1

7.5YR3/3

7.5YR3/4

Remarks

9-13

mixedLC

LC mixed

Matrix Redox Features
Texture

siL

Color (moist)

7.5YR3t2

7.5YR3/2

Depth
(inches)

0-9

Hydric Soil lndicatoe: (Applicable to all LRRS, unless othenrise noted.)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (43)
Hydrogen Sulfide (A4)
Depleted Below Dark Surface (A1 1)
Thick Dark Surface (412)
Sandy Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)

Sandy Redox (S5)
Stripped Matrix (56)
Loamy Mucky Mineral (F1) (êxcept MLRA f )
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

2 cm Muck (Al0)
Red Parent Material (TF2)
Very Shallow Dark Surface (TF12)
Other (Explain in Remarks)

3lndicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic

lndicators for Problematic Hydric Soils3:

Hydric Soil Present? Yes No x

Restr¡ct¡ve Layer (if present):

Depth (inches):
Type

Remarks:

HYDROLOGY
Wetland Hyd rology lndicators:
Priqary lndicators (minimum of one required; check all that apply) Secondary lndicators (2 or more required)

_ Surface Water (A1)

_ High Water Table (A2)

_ Saturation (43)

_ Water Marks (Bl)

Water-Stained Leaves (89) (except
_ MLRA1,2,4À,and48)
_ Salt Crust (811)

_ Aquatic lnvertebrates (813)

_ Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres along Living

_ Roots (C3)

_ Presence of Reduced lron (C4)
Recent lron Reduction in Tilled

_ Soils (C6)
Stunted or Stressed Plants (D1)

_ (LRR A)

_ Other (Explain in Remarks)

Water-Stained Leaves (89) (MLRA l, 2,

_ 4A,and 48)
_ Drainage Patterns (810)

_ Dry-Season Water Table (C2)

_ Saturation Visible on Aerial lmagery (Cg)

_ Sediment Deposits (82)

_ Drift Deposits (83)
_ Geomorphic Pos¡tion (D2)

_ ShallowAquitard (D3)

_ Algal Mat or Crust (84) _ FAC-Neutral Test (D5)

_ lron Deposits (85)
_ Surface Soil Cracks (86)

_ lnundation Visible on Aerial lmagery (87)

_ Sparsely Vegetated Concave Surface (88)

_ Raised Ant Mounds (D6) (LRR A)

_ Frost-Heave Hummocks (D7)

Field Observations:
Surface Water Present?
Water Table Present?
Saturation Present?
(includes capillary fringe)

Yes
Yes

_ No x Depth (inches):

_ No x Depth (inches):

Yes _ No x Depth (inches):

Wetland Hydrology Present? Yes No x

Descr¡be Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Goast Region

ProjecVSite: T13000 Ra¡lroad Way City/County: MilwaukielClackamas Sampling Date: September 15,2016
ApplicanUOwner: Karllvanov/l&EConstruct¡on State: OR Sampling Point: b

lnvestigator(s): JT, CC Section, Township, Range: 31 13 2E

Landform (hillslope, terrace, etc.): flat Local relief (concave, convex, none): concave Slope (7o): 0-1

Subregion (LRR): A Lat: 45.435356 Long: '122.604867 Datum

Soil Map Unit Name: Woodbum silt loam NWI classification:
Are climatic i hydrologic conditions on the site typical for this time of year? Yes x No _ (lf no, explain in Remarks.)
Are Vegetation _ , Soil _ , or Hydrology _ Significantly disturbed? Are "Normal Circumstances" present? Yes x No _
Are Vegetation _ , Soil _ , or Hydrology _ Naturally problematic? (lf needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS -Attach showin locations etc

VEGETATION - Use scientific names of

HydrophyticVegetationPresent? Yes
Hydric Soil Present? Yes
Wetland Hydrology Present? Yes

No
No
No

x
x
x

ls the Sampled Area within a Wetlend? Yes x No

Remarks: east side of drainage at north end of property

Dom¡nance Test worksheet:

Number of Dominant Species
That Are OBL, FACW, or FAC: I (A)

Total Number of Dominant
Species Across All Strata: 1 (B)

Percent of Dominant Species
That Are OBL, FACW, or FAC: 100 (A/B)

Prevalence lndex wotksheet:

Total % Cover of: Multiply by:

OBL species

FACW species

FAC species

FACU species

UPL species

Column Totals:

x1=
x2=
x3=
x4 =

x5=
(A) _ (B)

Prevalence lndex = B/A =

Hydrophytic Vegetation lnd¡cators:

_ 1 - Rapid Test for Hydrophytic Vegetation
x 2 - Dominance Test is >50%

_ 3 - Prevalence lndex is 13.01

4 - Morphological Adaptationsl (Provide supporting
_ data in Remarks or on a separate sheet)

_ 5 - Wetland Non-Vascular Plantsl

_ Problematic Hydrophytic Vegetationl (Explain)

llndicators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.

Saolino/Shrub Stratum (Plot size: _ )

1.

2.

3.

4.

= Total Cover

1.

2.

3.

4.

5.

= Total Cover

1.

2.

= Total Cover

% Bare Ground in Herb Stratum

1OO X FACW

)

0

Tree Stratum (Plot size: _ )

100 = Total Cover
Woodv Vine Stratum (Plot size

Phalaris arundinacea

Absolute
% Cover

Dominant
Soecies?

lndicator
Status

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

1',t .

Herb Stratum (PIot size: 5'

Yes x No

Hydrophytic
Vegetation
Present?

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



sotL 6
Prof¡le

Depth
Doscript¡on: (Describe to the depth needed to document the indicator or confirm the absence of indiðators,f

Matrix Redox Features
(inches) Color (moist) % Color (moist) Yo Typ"---E Texture

S¡CL

Remarks

0-18 r0YR3/1 95 10YR 4/6 5 C M

lType: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2location: PL=Pore Lining, M=Matrix.

Hydrlc Soil lndicatonB: (Appl¡cable to all LRRs, unless otherwise noted.) lndicators for Probtematic Hydric Soils3:
Histosol (41)
Histic Epipedon (A2)
Black Histic (43)
Hydrogen Sulfide (A4)
Depleted Below Dark Surface (A1 1)
Thick Dark Surface (A12) x
Sandy Mucky Mineral (S1)
Sandy Gleyed Matrix (S4)

Sandy Redox (S5)
Stripped Matrix (56)
Loamy Mucky Mineral (F1) (except MLRA f ) _
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

2 cm Muck (A10)
Red Parent Material (TF2)
Very Shallow Dark Surface (TF12)
Other (Explain in Remarks)

3lnd¡cators of hydrophyt¡c vegetation and
wetland hydrology must be present,
unless disturbed or problematic

Restrictive Layer (if present)r

Type Hydr¡c Soil Present? Yes x No
Depth (inches):

Remarks:

HYDROLOGY
Wetland Hydrology lndicators:
Primary Indicators (minimum of one required; check all that apply)

_ Surface Water (A1)

_ High Water Table (A2)

_ Saturation (43)
_ Water Marks (81)

_ Sediment Deposits (82)
_ Drift Deposits (83)

_ Algal Mat or Crust (84)

_ lron Deposits (85)

_ Surface Soil Cracks (86)
_ lnundation Visible on Aerial lmagery (87)

_ Sparsely Vegetated Concave Surface (88)

Water-Sta¡ned Leaves (89) (except
_ MLRA 1,2,4A, and 48)
_ Salt Crust (Bl1)
_ Aquatic lnvertebrates (813)

_ Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres along

_ Living Roots (C3)

_ Presence of Reduced lron (C4)
Recent lron Reduction in Tilled

_ Soils (C6)
Stunted or Stressed Plants (D1)

_ (LRR A)
x Other (Explain in Remarks)

Secondary lndicators (2 or more required)
Water-Stained Leaves (89) (MLRA 1,2,

_ 44, and 48)
_ Drainage Patterns (810)

_ Dry-Season Water Table (C2)

_ Saturation Visible on Aerial lmagery (Cg)

x Geomorphic Position (D2)

_ Shallow Aquitard (D3)

x FAC-Neutral Test (DS)

_ Raised Anl Mounds (DO) (LRR A)

_ Frost-Heave Hummocks (D7)

Field Observations:
Surface Water Present?
Water Table Present?
Saturation Present?
(includes capillary fringe)

Yes _ No x Depth (inches):
Yes _ No x Depth (inches):

Yes _ No x Depth (inches):

Wetland Hydrology Present? Yes x No

Describe Recorded Data (stream gauge, monitoring well, aer¡al photos, previous inspections), if ava

Remarks: BPJ, secondary indicators, dry season, other two criteria met

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



WETLAND DETERM¡NATION DATA FORM -Western Mountains, Valleys, and Coast Region

ProjecVSite: TL3000 Railroad Way City/County: Milwaukie/Clackamas Sampling Date: September 15,2016
ApplicanUOwner: Karl lvanov/l&E Construction State: OR Sampling Point:

lnvestigator(s): JT cc Section, Township, Range: 3í lS 2E

Landform (hillslope, terrace, etc.): flat Local relief (concave, convex, none): concave Slope (%): 0-1

Subregion (LRR): A Lat: 45.435356 Long: 122.604867 Datum:

Soil Map Unit Name: Woodbum silt loam NWI classification
Are climatic / hydrologic conditions on the s¡te typical for this time of year? Yes x No _ (lf no, explain in Remarks.)

Are Vegetation _ , Soil _ , or Hydrology _ Significantly disturbed? Are "Normal Circumstances" present? Yes x No _
Are Vegetation Soil _ , or Hydrology _ Naturally problematic? (lf needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - s¡te sa nt featu

VEGETATION - Use sc¡ent¡f¡c names of nts

Hydrophytic Vegetation Present?
Hydric Soil Present?
Wetland Hydrology Present?

Yes x
Yes x
Yes x

No
No
No

ls the Sampled Area w¡th¡n a Wetland? Yes x No

Remarks: west side of drainage at north end of property

Dominance Test worksheet:

Number of Dominant Species
That Are OBL, FACW, or FAC

Total Number of Dominant
Species Across All Strata:

Percent of Dominant Species
That Are OBL, FACW, or FAC

(A)

(B)

(A/B)

2

2

100

Prevalence lndex worksheet:

Tolal o/o Cover of: Multiply by:

OBL species

FACW species

FAC species

FACU species

UPL species

Column Totals:

x1=
x2=
x3=
x4=
x5=
(A) _ (B)

Prevalence lndex = B/A =

Hydrophyt¡c Vegetation lndicators:

_ 1 - Rapid Test for Hydrophytic Vegetation
x 2 - Dominance Test is >50%

_ 3 - Prevalence lndex is s3.01

4 - Morphological Adaptationsl (Provide supporting
_ data in Remarks or on a separate sheet)

_ 5 - Wetland Non-Vascular Plantsl

_ Problematic Hydrophytic Vegetationl (Explain)

llndicators of hydric soil and wetland hydrology must
be present, unless disturbed or problemat¡c.

1.

2.

3.

4.

= Total Cover
(Plot size: _ )

1.

2.

3.

4.

5.

= Total Cover

Agrostis sp

1.

2.

= Total Cover

% Bare Ground in Herb Stratum

Saplinq/Shrub Stratum

5 FACSchedonorus arund¡naceus

)

0

Tree Stratum (Plot size

100 = Total Cover
Woodv Vine Stratum (Plot size:

Phalaris arundinacea

Absolute
To Cover

Dominant
Species?

lndicator
Status

50 X FACW

45 X FAC

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

Herb Stratum (Plot size: 5' )

Present?

Hydrophytic
Vegetation

Yes x No

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2-0



7solL
Profile Description: (Descr¡be to the depth needed to document the indicator or confirm the absence of indicators.)

lType: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining, M=Matrix.

Color (moist)

8-12 10YR2/1

%

100

95

90

7.5YR3/3

1010YR2l1

Remarks

SiL

5 S¡L

5YR3i1 c M SiCL12-16

Yo Typét Loa-

CM

Texture
Matrix Redox Features

Colq(mqÞlL

10YR2/1

Depth
(inches)

0-8

Hydric Soil lndicators: (Appl¡cable to all LRRs, unless otherwise noted.)

_ Histosol (41)

_ Histic Epipedon (42)

_ Black Histic (A3)

_ Hydrogen Sulfide (A4)

_ Depleted Below Dark Surface (A1 1)

_ Thick Dark Surface (A12)

_ Sandy Mucky Mineral (S1)

_ Sandy Gleyed Matrix (S4)

Sandy Redox (S5)
Stripped Matrix (56)
Loamy Mucky Mineral (Fl ) (except MLRA 1)
Loamy Gleyed Matrix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (FB)

2 cm Muck (A10)
Red Parent Material (TF2)
Very Shallow Dark Surface (TF12)
Other (Explain in Remarks)

3lndicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic

lndicators for Problematic Hydric Soils3:

x

x NoHydric Soil Present? Yes

Restrictive Layer (if presentl:

Depth (inches):
Type:

Remarks:

HYDROLOGY
Wetland Hyd rology I ndicators :

Primary lndicators (minimum of one required; check all that apply) Secondary lndicators (2 or more required)

_ Surface Water (41)

_ High Water Table (42)

_ Saturation (43)

_ Water Marks (81)

Water-Stained Leaves (89) (except
_ MLRA 1,2,44, and 48)
_ Salt Crust (81 1)

_ Aquatic lnvertebrates (813)

_ Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres along

_ Living Roots (C3)

_ Presence of Reduced lron (C4)
Recent lron Reduction in Tilled

_ Soils (C6)
Stunted or Stressed Plants (D1)

_ (LRR A)
x Other (Explain in Remarks)

Water-Stained Leaves (89) (MLRA 1,2,
44, and 48)
Drainage Patterns (B l 0)
Dry-Season Water Table (C2)
Saturation Visible on Aerial lmagery (C9)

_ Sediment Depos¡ts (82)

_ Drift Deposits (83)
x Geomorphic Position (D2)

Shallow Aquitard (D3)

_ Algal Mat or Crust (84) x FAC-Neutral Test (D5)

_ lron Deposits (85)

_ Surface Soil Cracks (86)

_ lnundation Visible on Aerial lmagery (87)

_ Sparsely Vegetated Concave Surface (BB)

_ Raised Ant Mounds (D6) (LRR A)

_ Frost-Heave Hummocks (D7)

Field Observations:
Surface Water Present?
Water Table Present?
Saturalion Present?
(includes capillary fringe)

Yes
Yes

Yes

_ No j_ Depth (inches):

_ No x Depth (inches):

_ No x Depth (inches)

Wetland Hydrology Present? Yes x No

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available

Remarks: BPJ, secondary indicators, dry season, other two criteria met

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



WETLAND DETERMINATION DATA FORM -Western Mountains, Valleys, and Coast Region

ProjecUSite: T13000 Railroad Way City/County: Milwaukie/Clackamas Sampling Date: September 15,2016
ApplicanUowner: Karllvanov/l&EConstruct¡on State: OR Sampling Point: I
lnvestigator(s): JT, CC Section, Township, Range 31 15 2E

Landform (hillslope, terrace, etc.) flat Local relief (concave, convex, none):

Subregion (LRR): A

convex

Datum:

Slope (%): G.1

Lat: 45.435356 Long: 122.604867

Soil Map Unit Name: Woodburn silt loam NWI classification:

Are climatic / hydrologic conditions on the site typical for this time of year? Yes x No _ (lf no, explain in Remarks.)

Are Vegetation _ , Soil _ , or Hydrology _ Significantly disturbed? Are "Normal Circumstances" present? Yes x No _
Are Vegetation _ , Soil _ , or Hydrology _ Naturally problematic? (lf needed, explain any answers in Remarks.)

FI n nt tra etc.

VEGETATION - Use sc¡ent¡f¡c names of

Hydrophytic Vegetation Present?
Hydric Soil Present?
Wetland Hydrology Present?

Yes
Yes
Yes

No
No
No

X
x

x
le the Sampled Area w¡th¡n a Wetland? Yos No X

Remarks: west side of drainage, near culvert, at north end of property

Dominance Test worksheet:

Number of Dom¡nant Species
That Are OBL, FACW, or FAC: 2 (A)

Total Number of Dominant
Species Across All Strata: 2 (B)

Percent of Dominant Species
That Are OBL, FACW, or FAC: 100 (A/B)

Prevalence I ndex worksheet:

lolal o/o Cover of: Multiply by:

OBL species

FACW species

FAC species

FACU species

UPL species

Column Totals:

x1=
x2=
x3=
x4=
x5=
(A) (B)

Prevalence lndex = B/A =

Hydrophytic Vegetation lndicators:

_ 1 - Rapid Test for Hydrophytic Vegetation
x 2 - Dominance Test is >50%

_ 3 - Prevalence lndex is 13.01

4 - Morphological Adaptationsl (Provide supporting

_ data in Remarks or on a separate sheet)

_ 5 - Wetland Non-Vascular Plantsl

_ Problematic Hydrophytic Vegetationr (Explain)

rlndicators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.

1.

2.

3.

4.

= Total Cover

(Plot size: _ )

1.

2.

3.

4.

5.

= Total Cover

Phalaris arundinacea FACW

Aqrostis ps

Schedonorus arundinaceus

Lolium perenne

Ranunculus repens

1.

2.

= Total Cover

% Bare Ground in Herb Stratum

Saolino/Shrub Stratum

5',

45 X

40 X FAC

)

0

5

5

5

Absolute Dominant lndicator
Tree Stratum (Plot size: _ ) % Cover Species? Status

Herb Stratum (Plot size:

100 = Total Cover

Woodv Vine Stratum (Plot size:

FAC

FAC

FAC

1.

2.

3.

4.

5.

6.

7.

B.

9.

10

11

Yes x No

Hydrophytic
Vegetat¡on
Present?

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



SOIL Polnt:
Description: (Describe to the depth needed to document the ¡ndicator or conf¡rm the absence of indicators.)

Matr¡x Redox Features

lType: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining, M=Matrix.

Remarks

SiL

TextureColor (moist)

'10YR3/2

10311 SiCL

Prof¡le
Depth

(inches)

0-6

6-14

100

100

Hydric Soil lndicatorc: (Applicable to all LRRs, unless othenrise noted,)

_ Histosol (41)
_ Histic Epipedon (A2)

_ Black Histic (43)

_ Hydrogen Sulfide (A4)

_ Depleted Below Dark Surface (41 1)

_ Thick Dark Surface (412)

_ Sandy Mucky Mineral (S1)

_ Sandy Gleyed Matrix (S4)

Sandy Redox (S5)
Stripped Matrix (56)
Loamy Mucky Mineral (F1 ) (except MLRA 1)
Loamy Gleyed Mahix (F2)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8)

2 cm Muck (A10)
Red Parent Material (TF2)
Very Shallow Dark Surface (TF12)
Other (Explain in Remarks)

3lndicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic

lnd¡cators for Problematic Hydric Soils3:

No xHydr¡c So¡l Present? Yes

Restrictive Layer (if present):

Depth (inches):
Type:

Remarks:

HYDROLOGY
Wetland Hydrology lndicators:
Primary lndicators (minimum of one required; check all that apply) Secondary lndicators (2 or more required)

Water-Stained Leaves (89) (MLRA 1,2,
_ 4A,and 48)
_ Drainage Patterns (B'10)

_ Dry-Season Water Table (C2)

_ Saturation Visible on Aerial lmagery (C9)

_ Geomorphic Position (D2)

_ Shallow Aquitard (D3)

_ Surface Water (A1)

_ High Water Table (A2)

_ Saturation (43)
_ Water Marks (81)

Water-Stained Leaves (89) (except
_ MLRA 1,2,4A., and48)
_ Salt Crust (Bl 't )

_ Aquatic lnvertebrates (813)

_ Hydrogen Sulfide Odor (C 1)

Oxidized Rhizospheres along Living

_ Roots (C3)

_ Presence of Reduced lron (C4)
Recent lron Reduction in Tilled

_ Soils (C6)
Stunted or Stressed Plants (D1)

_ (LRR A)

_ Other (Explain in Remarks)

_ Sediment Deposits (82)

_ Drift Deposits (83)

_ Algal Mat or Crust (84) FAC-Neutral Test (D5)

_ lron Deposits (85)

_ Surface Soil Cracks (86)

_ lnundation Visible on Aerial lmagery (87)

_ SparselyVegetated Concave Surface (88)

_ Raised Ant Mounds (D6) (LRR A)

_ Frost-Heave Hummocks (D7)

Field Observations:
Surface Water Present?
Water Table Present?
Saturation Present?
(includes capillary fringe)

Yes _ No x Depth (inches):
Yes _ No x Depth (inches):

Yes _ No x Depth (inches):

Wetland Hydrology Present? Yes No x

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

US Army Corps of Engineers Western Mountains, Valleys, and Coast - Version 2.0



Appendix C: Ground Level Photographs

Schott & Associates
Ecologists and Wetland Specialists

PO Box 589. Aurora. OR. 97002 . (503) 67J¡5007 ' Fax {501) 678-601 I
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Photo Point 1 facing nofth to
ditched drainage at Railroad Ave

Photo Point 1 facing west at road
ditch parallel to Railroad Ave

Appendix C: Ground Level Photographs
Railroad Avenue Estates
s&A 2463

Schott & Associotes
P.O. Box 589

Auroro, OP'97OO2
503.678.6007
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Photo Point 2 at spl facing north

Photo Point 2 at spl
facing nofthwest

Appendix C: Ground Level Photographs
Railroad Avenue Estates
s&A 2463

Schott & Associotes
P.O. Box 589

Aunoro, OP'97OOz
503.678.6007



Photo Point 3 at sp 4 facing
southeast

Photo Point 3 at sp 4 facing
noftheast

Appendix C: Ground Level Photographs
Railroad Avenue Estates
s&A 2463

Schott & Associofes
P.O. Box 589

Auroro, OP,.97OOz
503.678.6007



Photo Point 3 at sp 4 facing west, nofthwest

Appendix C: Ground Level Photographs
Railroad Avenue Estates
s&A 2463

Scholt & Associotes
P.O. Box 589

Aurorq. OP'97OOz
503.678.6007
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March 3,2017

Jeff Bolton
Multi/Tech Engineering
1155 SE 13ù,{ve
Salem OR97302

Re: Preapplication Report

DearJeff:

Enclosed is the Preapplication Report Summary from your meeting with the City on February 16,
20L7, concerning your proposal for action on property located at tax lot 3000 on SE Railroad Ave.

A preapplication conference is required prior to submittal of certain types of land use applications in
the City of Milwaukie. rü7'here a preapplication conference is required, please be advised of the
following:

. Preapplication conferences are valid for a period of 2 years from the date of the conference. If a
land use application or development permit has not been submitted rvithin 2 years of the
conference date, the Planning Director may require a new preapplication conference.

o If a development proposal is significantly modified after a preapplication conference occurs, the
Planning Director may require a new preapplication conference.

If you have any questions concerning the content of this report, please contact the appropriate City
staff.

Sincereþ

Alìcia Martin
Administadve Specialist II

Enclosure

I(arl Ivanov
trile

CovrlruNlTy D nvsLopMENT
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CITY OF MILWAUKIE Preapp projectlD #: t7-003p4

PRE-APPLICATION CONFERE¡{CE REPORT
This report is provided as a follow-up to a meeting that was held on

Applicant Name: JEFF BOLTON

Company: MULTITECH

Applicant'Role': REPRESENTATIVE

Address Line 1: 1155 SE 13TH ST.

Address Line 2:

Cify, State Zip: SALEM OR 97302

2/16/2017 at l0:004M

Project Name:

Description:

ProjectAddress:

Zone:

Occupancy Group:

ConstructionType:

Use:

Occupant Load:

AppsPresent:

Staff Attendance:

.4DA:

Structural:

Mechanical:

Plumbing:

Plumb Site Utilities:

Electrical:

Notes:

RAILROAD AVE TAXLOT 3OOO EAST OF 5525 SE RAILROAD

R-7; Natural Resource Overlay

Low Density (LD)

Jeff Bolton, Karl Ivanov

Rrett Kelver, Mary Heberling, Alex Roller

BUILDING TSSTJES

No comments.
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Flease note all drawfurgs musl be indívidually rolle¡ì. II the drawings arc srnall cnough tu foltl tltey ntust be
individually folded.

FIRE MARSHAL ISSUES

Fire Sprinkìers:

Fire A,larms:

Fire Hydrants:

Turn Arounds:

Addressing:

Fire Protection:

Fire Access:

Hazardous M¿t":

Fire Marshal Notes:

lYater:

Sewer:

Storm:

No comments.

PUBLIC WORKS ISSUES

A 6" ductile iron water main will be constructed to provide service to all properties within the
subdivision. llilwaukie public wcrks standards 4.AA\2 prchibits the construction of a permanent dead-
end main greater than 250 feet in length. The 6" line will be connected to the main on Railroad Avenue
and to the 6" main at the enC of 56th Avenue to connect the fu'o systems. 6" ductile iron water mains
will also be constructed to any streets stubbed to the properfy line for adjacent property development.
Fire hydrant requirements will be addressed by Clackamas County Fire.
The water System Development Charge (SDC) is based on the size of water meter serving the
property. The corresponding water SDC will be assessed with installation of a water meter. Water
SDC credit will be provided based on the size of any existing water meter serving the properfy
re.moved from service. The water SDC will be assessed and collected at the time the building permits
are issued.

An 8" PVC sewer main will need to be extended to provide service to all newly constructed properties
and to facilitate future development. Currently, the wastewater System Development Charge (SDC) is
comprised of two components. The first component is the City's SDC charge of $1,075 and the
second component is the County's SDC for treatment of $6,130 that the City collects and forwards to
the County. Both SDC charges are per single family properfy. The wastewater SDC is assessed using
a plumbing fixture count from Table 7-3 of the Uniform Plumbing Code. Thc wastewater SDC
connection units are calculated by dividing the fixture count of new plumbing fixtures by sixteen. The
wastewater SDC will be assessed and collected at the time the building permits are issued.

Submission of a storm water management plan by a qualified professional engineer is required as part
of the proposed development. The plan shall conform to Section 2 - Stormwater Design Standards of
the City of Milwaukie Pubic Works Standards.
The storm water management plan shall demonstrate that the post-development runcff Coes nct exceed
the pre-development, including any existing storm water management facilities serving the
development property. Also, the plan shall demonstrate compliance with water quality standards. The
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Street:

Frontage:

Right of Way:

City of Milwaukie has adopted the City of Portland 2008 Stormwater Management Manual for design
of water quality facilities.
All new impervious surfaces, including replacement of impervious surface with new impervious
surfaces, are subject to the water quality standards. See City of Milwaukie Public Works Standards for
design and construction standards and detailed drawings. Applicant may treat stormwater in the ditch
between the walking path and Railroad Avenue, with approved planting and infiltration design.

The storm SDC is based on the amount of new impervious surface constructçd at the site. One storm
SDC unit is the equival ent of 2,706 square feet of impervious surface. The storm SDC is currently
$845 per unit. The storm SDC will be assessed and collected at the time the building permits are
issued.

The proposed development fronts the north side of SE Railroad Avenue, a collector route. The portion
of SE Railroad Avenue fronting the proposed development has a right-of-way width of 60 feet and a
paved width of 24 feet with undeveloped shoulders.

Chapter 19.700 of the Milwaukie Municipal Code, hereafter referred to as "Code", applies to
partitions, subdivísions, and new construction.

Transportation Facility Requirements, Code Section 19.708, states that all rights-of-way, streets,
sidewalks, necessary public improvements, and other public transportation facilities located in the
public right-of-way and abutting the development site shall be adequate at the time of development or
shall be made adequate in a timely manner.

Railroad Avenue
The Railroad Avenue cross-section includes the following

- Two 1O-foot travel lanes
- 4' shoulder
- Storm ditch separating the road from the walking path
- l2-foot asphalt path set 6" from north edge of right-of-way

Applicant will only be required to construct the walking path, and size the ditch to contain the water
that it will carry. Railroad avenue was recently paved; so additional resurfacing requirements will be

required. All cuts to the street will require a 20' minimum length 2" gnnd and inlay according to
Public Vy'orks Standards drawing 5 1 6. This replacement is only required in the lane that was cut into
(shoulder, travel, etc).

New Interior Roads
According to Code Table 19.708.2 and the Transportation Design Manual, the minimum local street
cross-section is a 50' right-of-way which includes the following:

- Two 9'travel lanes
- Two 6' parking lanes
- Two 4' Iandscape strips
- 5' setback sidewalk on both sides of the road

Applicant must provide justification to remove any components from this cross-section and/or reduce
the right-of-way width according to MMC 19.708.2.8.

The existing right-of-way on Railroad Avenue fronting the proposed development is of adequate width
and no right-of-way dedication is required.
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Driveways

Erosion Control:

Tr¿ffic lmpact Study:

PW Notes:

Cutlc Ssutio¡r 12.16.040.4 staíös tliat auüess t'r private prupeity shall l¡e perniittcd witli the use of
driveway curb cuts and driveways shall meet ail applicable guidelines of the Americans with
Disabilities Act (ADA). Driveway approaches shall be improved to meet the requirements of
Milwaukie's Public Works Standards.

Per Code Section 16.28.020(C), an erosion control permit is required prior to piacement of fill, site

clearing, cr land disturbances, including but not limited to grubbing, clearing or removal of ground

vegetation, grading, excavation, or other activities, any ofwhich results in the disturbance or exposure
of soils exceeding frve hundred square feet.

Code Section 16.28.020(E) states that an erosion control permit is required prior to issuance of
building permits or approval of construction plans. Also, Section 16.28.020(8) states that an erosiol
control plan that meets the requirements of Section 16.28.030 is required prior to any approval of an

erosion control permit.

Code Section 19.704-l(A) states that the City will determine whether a transportation impact study
(TIS) is rcquircd. In thc cvcnt thc proposcd dcvclopmcnt will significantly increase the intensity of
use, a transportation impact study.pill be required. The City of Miiwaukie Engineering Director will
make this determination based on proposed preliminary subdivision design and the mrmber of lots
created. Based on the pre-app discussion, a TIS will not be required as proposed. Any other site plan
will be reanalyzed.

Proposed strect layout precluded neighboring taxlot 2900 and 3100 from developing. Majority of
meeting centered on a revised design that included a stubbed street to the east, and a narrow connection
to the west at the north encl of the site. Final roacl layout will have to be approved bcforc application is
approved.

TRANSPORTATION SDC
TL^ T-^-^-^*^+:^- Cn/- ,,,:ll 116 t ^--ã ^- +L^ i-^--^-- i- +,-.i^^ ^o---^+oã l-,, tL- -^,., +L-'t..i^rrtç r¡a¡¡ùPvrtaLlvlt ovv wl¡l u! u4ù!u v¡l l¡lv ltrvrvêùw 1¡¡ l¡¡yo Ëvrrvr4tvu vJ çrrç rrww uav Pwl rlr! rrrp

Generation Handbook from the Institute of Transportation Engineers. The SDC for transportation is

$1,921 per trip generated. Credits will be given for any demolished structures, which shall be based

upon the existing use of the structures.

PARKS & RECREATION SDC
The parks & recreation System Development Charge (SDC) is triggered when application for a

building permit on a new dwelling is received. Currently, the parks and recreation SDC for each

Single-Family Residence is $3,985.00. Credit is applied to any demolished structures and is based

upon the existing use ofthe structures. The parks and recreation
SDC will be assessed and collected at the time the building permits are issucd.

REQI.IIREMENTS AT FINAL PLAT
- Engineered plans for public improvements (street, sidewalk, and utility) are to be submitted and

approved prior to start of construction. Full-engineered design is required along the frontage of the
proposed development.

- The applicant shall pay an inspection fee of 5.5% of the cost of public improvements prior to start of
construction.

- The applicant shali provide a payment and performance bond for 100% ofthe cost ofthe public
improvements prior to the start of construction.

- The applicant shall provide a final approved set of Mylar "As Constructed" drawings to the City of
Milwaukie prior to the final inspection.
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- The applicant shall provide a maintenance bond for 100% of the cost of the public improvements
prior to the final inspection

PLANNING ISSUES

Setbacks: Per Milwaukie Municipal Code (MMC) 19 .301 .4, setbacks for the R-7 zone are 20 feet front and rear
yard, and side yard setbacks ofat least 5 feet on one side and l0 feet on the other. In the R-5 zone,
minimum front and rear yards are 20 ft, side yards are 5 ft, and street-side yards are 1 5 ft (for corner
lots).

Per MMC 19.501 .2, setbacks for any yard bordering SE Railroad Avenue are measured 30 feet from
the righfiof-way (ROW) centerline (e.g., a rear yard on SE Railroad Avenue must be at least 50 feet
from the right of way center line (30 foot ROW setback + 20 foot rear yard setback))

Landscape In the R-5 zene,a minimum of 25%o of the site must be landscaped, including at least 40%ovegetation
in the front yard (measured from the front properfy line to the front face ofthe house). Vegetated areas

may be planted in trees, grass, shrubs, or bark dust for planting beds, with no more thaî20yo of the
landscaped area finished in bark dust (as per MMC Subsection 19.504.7). A maximum of 35o/o of any
R-5 lot may be covered by structures, including decks or patios over 18 in above grade.

Parking

The minimum landscaped area for the R-7 zone is 30% of lot area.

As per the off-street parking standards of MMC Chapter 19.600, properties that contain single-family
dwellings must provide at least 1 off-street parking space per dwelling unit. As per MMC Subsection
19 .607 .1 , required residential off-street parking spaces must be at least 9 ft wide and I 8 ft deep. The
required spaces cannot be located in a required front or street-side yard and must have a durable and
dust-free hard surface.

Uncovered parking spaces and maneuvering areas cannot exceed 50% of the front yard area and 30o/o

of the required street-side yard area. No more than 3 residential parking spaces are allowed within the
required front yard. Parking areas and driveways on the property shall align with the approved
driveway approach and shall not be wider than the approach within 10 ft ofthe right-of-way boundary
However, effective as of March 9,2017, the driveway approach shall not be wider than the approach
within 5 ft of the right-of-way boundary. Alternately, a gradual widening of the onsite driveway is
allowed to the 10 point at a ratio of I : I (driveway width: distance onto property), starting 2ft behind
the front property line.

Transportation Review: The proposed subdivision will trigger the requirements of MMC Chapter 19.700 Public Facility
Improvements. Please see the Public Works notes for more information about the requirements of
MMC 19.700 and the necessary right-of-way dedication and street frontage improvements.

Application Procedures: 1. Subdivision (Type III review)

The subject property is comprised of 1 large lot. The minimum size for new lots in the R-5 zone is
5,000 sq ft. The proposed development requires replatting the subject property using the subdivision
process. Standards and requirements for land division can be found Title 17 of Milwaukie Municipal
Code: htþ://www.qcode.us/codes/milwaukie/view.php?topic:17&frames:off.

Preliminary and Final Plat checklists and procedures can be found at:

http ://www.milwaukieoregon. gov/planning/plat-checkli sts.
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The current fee for subdivision applications (preliminary plat review) is $4,400, plus $100 for each lot
over 4 lots.

2. Natural Resource Review - Boundary Verification (Type II review)

A boundary verification process is required for the designated Natural Resource areas on the lot and iot
to the east (TL 2900). Corrections to mapped w-ater Quality Resources (WQRÐ are subject to a Type
II review. The applicant is advised to review this section carefuliy to be sure that aii reievant steps are

followcd. The boundary verification application can be submitted with the application for natural
resource review required for the subdivision (see Note 3, below). Review criteria can be found in
IvfrvIC 19.402.15.A.2: http://www.qcode.us/codes/milwaukic/view.php?topic:19-19J00-19_402-
19 402 t5

3. Natural Resource Review - Subdivision (Type III review)

If any lots from the proposed subdivision will be in a designated Natural Resource area, the application
is subject to Type III Natural Resource review. Standards for subdivisions within Natural Resource
areas can be found in MMC 19.402.13.1: http;//www.qcode.us/codes/milwaukie/view.php?topic:19-
19 400-19 402-19 402 t3

4. Zoning Map Amendment (Type III review)

The proposal includes rezoning the subject property from R-7 to R-5. The applicant is encouraged to
include Tax Lots 02900,03100, and 01300 in the zone change proposal as well, for a total of4 lots to
be re-zoned. Regardless, the City Attomey has determined ihat the process for the proposed zone
change is quasi-judiciai in nature an<i subject to Type III review. The process and approvai criteria for
a zone change (zoning map amendment) can be found in MMC 19.902.6:
http://www.qcode.us/codeslmilwaukiclview.php?topic:19-19_900-19_902&frames:off.

5. Comprehensive Plan Map Amenclment (Type IV review)

As part of the proposal to rezone the property to R-5, a concurrent amendment to the Comprehensive
Plan Map 4 -Land Use is required (from Low Density to Moderate Density).

The approval criteria for a quasi--iudicial map amendment can be found in MMC 19.902.3.8
http://www.qcode.us/codes/miiwaukie/view.php?topic:19-i9_900-19_9A2&frames:off .

The application for the zonelcomp plan change can be submitted concurrently with the
subdivisionÀ{atural resources application. The zonelcomp plan change application could be the
primary issue to be decided, then the subdivision.

The current fee for Type II review is $1,000; the fee for Type III rcvicw is $2,000, For Type III Natural
Resource applications, a refundable deposit of $2,750 is required at the time of submittai, to cover
the actual costs of the City's review of the applicant's technical report for Natural Resource review.

The applicant should submit 5 complete copies of all application materials for the City's initial review.
A determination of the application's completeness will be issued within 30 days. If deemed incomplete,
additional information will be requested. If deemed complete, additional copies of the application may
be requirsd for referral to other depafiments, the associated Neighborhood District Association OIDA),
and other relevant parties and agencies. City staff wiil inform the appiicant of the total number of
copies needed.
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NaÉural Resource Review:

Lct Geography:

For Type III review, once the application is deemed complete, a public hearing with the Planning
Commission will be scheduled. Staff will determine the earliest available date that allows time for
preparation of a staff report (including a recommendation regarding approval) as well as provision of
the required public notice to property owners and residents within 300 ft ofthe subject property, at
Ieast 20 days prior to the public hearing. A sign giving notice of the application must be posted on the
subject property at least 14 days prior to the hearing.

Once the Planning Commission makes a decision on the application, notice of the decision will be
issued, initiating a 15-day appeal period for the applicant and any party who has established standing
by submitting comments or participating in the public hearing process.

Following the appeal period, the applicant may submit the necessary Final Plat application, which will
require Type I review (current fee, $200). The final plat is subject to Type I administrative review. The
application requirements are found in MMC 17.16.070 and MMC 17.24.The approval criteria are
found in I|l}dC 17.12.050. Because the final plat must follow the approval of the preliminary
subdivision plat, it is not eligible for concurrent review.

Prior to submitting the subdivision application, the applicant is encouraged to present the project at the
regular meetings of the Linwood NDA (7:00 p.m. on the second Thursday of every month at Linwood
Elementary library, 11909 SE Linwood Ave): http://www.milwaukieoregon.gov/citymanager/linwood-
ndaLinwood NDA Chair: ZacPerry, Linwoodzp@gmail.com .

The site for the proposed subdivision does have Water Quality Resource (WQR) and Habitat
Conservation (HCA) areas on the east boundary line of the site. Per MMC Subsectíon 19 .402.12.A, an
Impact Evaluation and Alternatives Analysis will need to be done. Specifìc information about this
Analysis and the approval criteria can be found at:
http://www.qcode.us/codes/milwaukie/view.php?topic:19-19_400 -19J02-19J02_12

With the evaluation and altematives analysis, there may be a need for the applicant to apply for a
boundary verification and natural resources subdivision standards. More information about those land
use reviews are listed in the Application Procedures section.

The subject property is comprised of I lot, with a total area of approximately 1.72 acres.The property
has fiontage on SE Railroad Ave to the south.

Planning Notes:

Minimum standards:
R-7 Zone:7,000 square feet area, 60-foot width, 80-foot depth, 35-foot street frontage
R-5 Zone: 5,000 square feet area, 50-foot width, 80-foot depth, 35-foot street frontage

Lots in the subdivision are subject to the requirements of MMC Chapter 17.28, Design Standards. Flag
lots are not allowed in newly platted subdivisions (MMC 17.28.0S0). The following are also criteria
for lot design (MMC 17.28.040): lots are required to be rectilinear where practical; the lateral change
in direction for a compound lot line can not exceed 10%o of the distance between opposing lot corners;
and double frontage lots are generally not allowed.

The above lot design standards do not apply to areas for parks, tracts, or other areas that will not be
developed.

The Planning Department strongly suggests conferring with the Linwood Neighborhood District
Association CNDA) about the proposal. The NDA Chair is ZacPerry, who can be reached at
Linwoodzp@gmail.com. The City of Milwaukie refers all applications to NDAs for comments, and the
Planning Commission and City Council give serious consideration to the views of the NDAs when
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County Health Notes:

Other Notes:

making deçisiurs.

StafPs general responsç to the zone change proposal is that it seems appropriate given the request to

provide street connections to the surrounding properties for potential future development. The zone

change would allow the applicant to be more flexible with their subdivision plan. The loss of R-7 zone

area does not raise concem for Planning siaff. The R-7 zone is also the largest zone in the city,

comprising over 40% of the land area (including right of way). By comparison, R-5 comprises just over

l0% ofthe land area.

As noted previously, staff encourages the applicant to contact the owners of Tax Lots 02900, 03 I 00,

and 01300 and attempt to include them in the zone change proposal. This would result in a more

consistent zone pattem in this area.

The applicant is encouraged to review MMC Chapter 19.1200 Solar Access Protection, as its

provisions must be addressed in the application narrative.

For reference, the density range allowed in the R-7 zone is 5.A - 6.2 dwelling units per net acre, and

7.0-8.7 dwelling nnits per net acre for the R-5 zone.

The full zoning code can be found here:

http ://www.qcode.us/codes/milwaukie/view.php?topic= 1 9 &frames:off.

The Comprehensive Plan can be found here:

http:/lwww.qcode.us/codes/milwaukieiview.php'/topic:comprehensive¡rlan&frames:off.

ÁDDITIONAL NOTES AND ISST'ES
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This is only preliminary preapplication conference Ínformation based on the applicant's proposal and does
not cover all possible development scenarÍos. Other requirements may be added after an applicant submits
land use applications or building permits. CÍty policies and code requirements are subject to change. If you
have any questionso please contact the City st¿ff that attended the conference (listed on Page 1). Contact
numbers for these staff are City staff listed at the end of the report.

Sincerely,

City of Mitwaukie Developrnent Review Team

BUILDING DEPARTMENT

Sam¿ntha Vandagriff - Building Ofücial - 5A3-786-7611

Bonnie Lanz- Permít Specialist - 503-786-7613

ENGINEERING DEPARTMENT
Chuck Eaton - Engineering Director - 503-78G7605

Geoff Nettleton - Civil Engineer - 5il3-78Ç76ß

Rick Buen - Engineering Tech II - 503-78É76ft

Alex Roller - Engineering Tech t - 5û3-786-7695

COMMUNTTY DEVELOPMENT ÐEPARTMENT

Alma Flores - Comm. Dev. Director - 503-78G7652

Avery Pickard - Admin SpecialÍst - 503-78É7656

Alicia Martin -Admin Specialist - 503-78G760û

Joyce Stahly -Admin Specialist - 5$3-78G760t

PLANNING DEPARTMENT
Dennis Egner - Planning Director - 503-7867654

David Levitan - Senior Planner - 503-78G7627

Brett Kelver - Associate Planner - St3-78Ç7657

Vera Kolias - Associate Planner - 5t3-78É7653

CLACKAMAS F'IRE DISTRICT
Mike Boumann - Lieutenant Ðeputy Fire Marshal - 503-742-2673
Matt Amos - Fire lnspector - 5t3-742-2661
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