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MILWAUKIE PLANNING 

6101 SE Johnson Creek Blvd 
Milwaukie OR 97206 

Application for 

Land Use Action 
503-786-7 630
planning@milwaukieoregon.gov Primary File#: R-2022-003; VR-2022-010 

Review type*: □ I 1iZ1 II □ Ill □ IV □ V 

CHECK ALL APPLICATION TYPES THAT APPLY: 

□ Amendment to Maps and/or
□ Comprehensive Plan Map

Amendment
□ Zoning Text Amendment
□ Zoning Map Amendment

□ Code Interpretation
□ Community Service Use
□ Conditional Use
□ Development Review
□ Director Determination
□ Downtown Design Review
□ Extension to Expiring Approval
□ Historic Resource:

□ Alteration
□ Demolition
□ Status Designation
□ Status Deletion

RESPONSIBLE PARTIES: 

Iii Land Division: 
� Partition 
□ Property Line Adjustment
)i( Replat
□ Subdivision

□ Miscellaneous:
D Barbed Wire Fencing

□ Mixed Use Overlay Review
□ Modification to Existing Approval
□ Natural Resource Review**
□ Nonconforming Use Alteration
□ Parking:

□ Quantity Determination
□ Quantity Modification
□ Shared Parking
□ Structured Parking

□ Planned Development

□ Residential Dwelling:
□ Manufactured Dwelling Park
□ Temporary Dwelling Unit

□ Transportation Facilities Review**
!I Variance:

□ Use Exception
Iii Variance

□ Willamette Greenway Review
□ Other: _ _ _ _ _ _ _ _ _  _
Use separate application forms for: 

• Annexation and/or Boundary Change
• Compensation for Reduction in Property

Value (Measure 37) 

• Daily Display Sign
• Appeal

APPLICANT (owner or other eligible applicant-see reverse): Lance Nelson

Mailing address: 4185 SE Filbert St State/Zip: OR 97222

Phone(s): (971) 404-8467 Email: lance.nels@gmail.com

Please note: The information submitted in this application may be subject to public records law.

APPLICANT'S REPRESENTATIVE (if different than above): 

Mailing address: 

Phone(s): 

SITE INFORMATION: 

Address: 4185 SE Filbert St

Comprehensive Plan Designation: OR2196

PROPOSAL ( describe briefly): 

State/Zip: 

Email: 

Map & Tax Lot(s): 11 E25AD06800 

Zoning: R-MD Size of property: 15,197 square feet 

Proposal to partition (through a replat process) a 15,197 sq. ft. lot into two properties. Subsequent to the replat, applicant plans to convert the existing detached garage 

into a single-family dwelling and convert an existing accessory dwelling structure into an ADU for the new dwelling. 

SIGNATURE: I attest that I am the property owner or I am eligible to initiate this application per Milwaukie 
Municipal Code Subsection 19 .1001 .6.A. If required, I have attached written authorization to submit this 
application. To the best of my knowledge, the information provided within this application package is 
complete a ').d....gi;a;;IJ�Qttft:. 

Submitted bV: � f\liSt>I/\, 
Lance Nelson 10/5/2022 

Date: 
159002

17'KPbRTANT INFORMATION ON REVERSE SIDE 

*For multiple applications, this is based on the highest required review type. See MMC Subsection 19.1001.6.B. l.
** Natural Resource and Transportation Review applications may require a refundable deposit.



R-2022-003 2,000

VR-2022-010 750 25% Multiple Applications

Application materials received on 
October 5, 2022. 

Application fees received on 
October 7, 2022. 

Ardenwald-Johnson Creek , Lewelling 

Application for a replat partition and a variance to reduce the rear yard setback for the existing accessory structure.  

24463 R.Dyar, Assistant Planner 2,750.00









PARTITION REPLAT NARRATIVE 

I.   GENERAL INFORMATION. 

Applicant:     Lance Nelson  
      4185 SE Filbert Street 
      Milwaukie, OR 97222 
      (971) 404-8467 
 
Applicant’s Representative:   Not applicable. 
 
Civil Engineer:    Barry A. Maslen 
      Miller Consulting Engineers, Inc. 
      9600 SW Oak Street, Suite 400 
      Portland, OR 97223 
 
Surveyor:     Tony Ryan 

Weddle Surveying Inc. 
6950 SW Hampton Street, Suite 170 
Tigard, OR 97223 

 
Property Owners:    Lance Nelson & Gemma Nelson 
      4185 SE Filbert Street 
      Milwaukie, OR 97222 
 
Tax Lot Information:    11E25AD06800 
 
Current Zoning:    Moderate Density Residential Zone (R-MD)  
 
Site Area:     15,197 square feet 
 
Water District:    City of Milwaukie 
 
Sanitary Sewer:    City of Milwaukie 
 
Surface Water Management:  City of Milwaukie 
 
Fire District:     Clackamas County Fire District #2 
 
Power:     Portland General Electric 
 
Telephone:     Not applicable. 
 
Cable:      Comcast 
 
Gas:      Northwest Natural 
 
Garbage Collection:     Hoodview Disposal & Recycling   
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II.  APPLICABLE REGULATIONS. 
 

A. Milwaukie Comprehensive Plan 
 

B. Milwaukie Municipal Code 
 
Title 17  Land Division   
 

17.12   Application Procedure & Approval Criteria  
17.16   Application Requirements & Procedures  
17.20  Preliminary Plat  
17.28  Design Standards  
17.32  Improvements  

 
Title 19  Zoning Ordinance  
 

19.301  Base Zones  
19.400  Overlay Zones and Special Areas  
19.501  Supplementary Development Regulations  
19.600  Off-Street Parking & Loading 
19.700  Public Facility Improvements  
19.910  Accessory Dwelling Unit 
19.911  Variance 

 
III.  REQUEST – APPROVALS SOUGHT. 
 
This applicant, Lance Nelson (“Applicant”), is requesting Land Use approval for a Partition 
Replat of an existing property into two parcels. The subject site is approximately 15,197 square 
feet (.35 acres) in size and is located at 4185 SE Filbert Street. The existing property currently 
has one single-family house, an accessory structure, and a detached garage. The existing 
house will remain on one parcel with direct frontage on SE Filbert Street that will be 8,737 
square feet (“Parcel 2”). The new Northern parcel will be 6,460 square feet (“Parcel 1”). No 
additional right-of-way dedication is required. The existing house will continue to use the 
existing Southern paved private driveway access onto SE Filbert Street. The new Northern 
parcel will use the existing driveway off SE 42nd Avenue that currently provides access to the 
detached garage and accessory structure. Under this proposal, the detached garage will be 
converted into a single family residence (the “Proposed House”) and the accessory structure 
will be converted into a detached accessory dwelling unit for the new dwelling (the “Proposed 
ADU”), 
 
Due to the location of the existing detached garage that will be renovated into the Proposed 
House, a rear yard setback Variance is required. Therefore, we are also requesting a rear yard 
setback Variance for the detached garage with direct frontage on SE 42nd Avenue that will 
eventually be the Proposed House. In particular, Applicant is seeking a 16.3-foot rear lot 
setback for the Proposed House.  
 
IV.  SITE DESCRIPTON AND SURROUNDING AREA. 
 
Location and Parcel Description: 
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This site is generally located on the Southeast corner of SE Filbert Street and SE 42nd Avenue. 
The property is described as Tax Lot 1 of Tax Map 1S-1E-25-NE-SE. 
 
The site is bordered to the South by SE Filbert Street, to the to the East by SE 42nd Avenue, and 
to the West and North by neighboring R-MD properties. The site is virtually flat with a slight 
slope of less than 3 percent. The property currently has a single-family residence approximately 
in the front center, with an accessory structure and detached garage on the back half of the 
property. The existing house is setback 27.4-feet from the front property line, 11.7-feet from the 
West property line, 96.14-feet from the North property line, and 22.5-feet from the East property 
line.  
 
The site is zoned R-MD (Moderate Residential Density) on the City of Milwaukie Zoning Map. 
This zoning designation is relatively new based on the Milwaukie, Oregon Municipal Code 
(“MMC”). The site is surrounded by platted and developed single-family residential land.  
 
SE 42nd Avenue is designated as an Arterial Street with a varying right-of-way width. 
 
Site Access: 
 
Primary access to the property is directly from SE Filbert Street, with a secondary access on SE 
42nd Avenue. The detached garage and accessory structure on the Northern side of the property 
have driveway access from SE 42nd Avenue. Access for the new lot will be directly to SE 42nd 
Avenue using this pre-existing driveway access. 
 
V.  PROPOSAL SUMMARY. 
 
Applicant seeks to retain the existing house on the front parcel, Parcel 2, and create a new 
parcel, Parcel 1, behind the existing house that will face and access to SE 42nd Avenue. Then 
the detached garage will be converted into a house and the accessory structure will be 
converted into a detached ADU.  
 
Transportation: 
 
A Transportation Impact Analysis is not required for this partition. Only two additional dwelling 
units, one primary and one accessory, will be added the site. 
 
Street: 
 
SE Filbert Street is an existing 32-foot wide asphalt paved street with a curb and curb tight 
sidewalk within a 70-foot right-of-way along the property frontage. Storm drainage in SE Filbert 
Street is collected in catch basins and piped to drywells. 
 
SE 42nd Avenue is an existing 26-foot wide asphalt paved street with curb and setback sidewalk 
within a 164.61-foot right-of-way along this property frontage. Storm drainage in SE 42nd Avenue 
is collected in catch basins and piped to drywells. 
 
Street improvements and additional right-of-way dedication will not be required along the 
frontage of either SE Filbert Street or SE 42nd Avenue. No new driveway approaches will be 
installed on either parcel.  
 
Water: 
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This property is served domestic water by the City of Milwaukie. There is an 8-inch water main 
on the Northern side of SE Filbert Street and an 8-inch water main on the Eastern side of SE 
42nd Avenue. The existing house is served by a standard 0.75-foot meter on the Eastern side of 
the main driveway off of SE Filbert Street. This service will continue to serve the existing house. 
A new service will be installed for Parcel 1. The nearest existing fire hydrant is located at the 
Southern corner of SE Mason Lane and SE 42nd Avenue. 
 
Sanitary Sewer: 
 
The existing house is connected to a 4-inch lateral from the 8-inch main in SE 42nd Avenue. The 
lateral extends from the Southeast corner of the property at SE 42nd Avenue along the East side 
of the existing house to the back of the house. Sanitary sewer is available from an 8-foot main 
on the Eastern side of SE 42nd Avenue for the new Parcel 1.  
 
Other Utilities: 
 
Power is provided to the existing house overhead from the overhead main line on the pole at the 
Southeastern corner of SE 42nd Avenue to the Southwestern corner of the existing house. Cable 
is also provided to the property from SE Filbert Street to the Southwestern corner of the house. 
All new power, telephone and cable will be installed underground if required by the City of 
Milwaukie. There is existing gas main on the North side of SE Filbert Street with a service into 
the Southwest corner of the existing house. There is also a gas main on the West side of SE 
42nd Avenue. If gas service is needed for Parcel 1, it will come directly from this gas main on the 
West side of SE 42nd Avenue. 
 
VI.  FINDINGS. 
 
A. MILWAUKIE COMPREHENSIVE PLAN 
 

Response:  
 
Except where required by the Milwaukie Municipal Code, this application is not required 
to address the city’s goals and policies related to the development of land, since the 
Milwaukie Comprehensive Plan is implemented by the code. 

 
B. MILWAUKIE MUNICIPAL CODE 
 
TITLE 17 LAND DIVISION 
 
MMC 17.12 Application Procedure and Approval Criteria  
 

Response: Although this is a modification to a plat that was decided by the Planning 
Commission, we have received confirmation from the City of Milwaukie that this will be 
considered a Type II review.  Under MMC, this application is for a Partition Replat. This 
proposal is to partition this existing parcel under one owner into two R-MD residential 
parcels, where Parcel 2 contains a pre-existing single-family home and Parcel 1 contains 
both a single-family residence and a detached ADU. Because we are seeking just a 
single Variance, this will be a Type II review.  Our intent is to comply with the Land 
Division Criteria and the Title 19 Zoning Criteria for R-MD properties.  
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After approval of the requested Variance, this proposed Preliminary Plat will comply with 
Title 19 of the City Code and other applicable ordinances, regulations, and design 
standards.  
 
The proposed Partition/Replat will allow reasonable development and will not bring the 
property out of conformance with the Density standard of the R-MD zone. Since Parcel 2 
will be 8,737 square feet and Parcel 1 will be 6,460 square feet, this proposal is well in 
excess of the 5,000 minimum square feet required in the R-MD zone.  
 
No additional streets or roads will be created by this Partition/Replat. 
 
This detailed narrative description demonstrates how the proposal conforms to all 
applicable code sections and design standards.  

 
MMC 17.16 Application Requirements and Procedures 
 

Response: The completed application form signed by owners of the property is included 
in this proposal. The application fee has been paid with this application. A narrative 
report that describes how the proposal meets approval criteria is included. The 
information specified on the "submission requirements" and "partition checklist" is 
included. 

 
MMC 17.20 Preliminary Plat 
 

Response: The Preliminary Plat for this proposed Partition is included with this 
application, along with the other supplemental material required. The preliminary plat 
has been prepared by an Oregon registered land surveyor and includes all of the 
required general information, including the existing conditions and the proposed 
conditions. 

 
MMC 17.28  Design Standards 
 

Response: Chapter 19.700 is applicable for the proposed 2-parcel partition and is 
discussed below. This standard is satisfied.  
  
Any required easements for utilities will be provided on the final plat. No easements are 
proposed at this time. No watercourse traverses the site. This standard is satisfied. 

 
The proposed 2 parcels are rectangular in shape and meet the minimum lot standards in 
Title 19. The proposed new lot lines are at a 90-degree angle to SE 42nd Avenue and the 
rear lot lines are parallel to the street. This standard is satisfied. 
 
No changes in direction alongside or rear lot lines are proposed. This standard is 
satisfied.  
 
No adjustment to lot shape standards are requested. 
 
The proposed parcels are not double or reverse frontage lots. 
 
The required frontage for both parcels is measured along SE 42nd Avenue and SE Filbert 
Street. Both parcels exceed the required frontage standard in Title 19. 
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42nd Avenue has existing curb and sidewalk. No additional frontage improvements are 
required as part of this development. 
 
No public utility upgrades are required as part of this development.  
 
This development shall comply with the clear vision standards contained in MMC 12.24. 

 
MMC 17.32 Improvements 

 
Response: All applicable utility lines will be placed underground. This standard is met. 

 
TITLE 19 ZONING 
 
MMC 19.301 Moderate Density Residential Zones 

 
Response: Since this property is zoned Residential R-MD, responses to those sections 
that do not relate to R-MD will be eliminated.  
 
A new lot, Parcel 1, is being proposed and will include the Proposed House and the 
detached Proposed ADU, which is permitted use in the R-MD zone.  
 
The minimum lot size in the R-MD zone for a single-family residence and an ADU is 
5,000 square feet. Parcel 1 will be 6,460 square feet. The standard is met.  
 
The minimum lot width for a 5,000-6,999 square foot R-MD zoned lot is 50-feet. The 
width of Parcel 1 is 76.14 feet. The minimum lot width for a 7,000 and up square foot R-
MD zoned lot is 60-feet. The width of Parcel 2 is 85.05 feet. The standard is met. 
 
The minimum lot depth for a 5,000-6,999 square foot R-MD zoned lot is 80-feet. The 
depth of Parcel 1 is 85-feet. The minimum lot depth for a 7,000 and up square foot R-MD 
zoned lot is 80-feet. The depth of Parcel 2 is 102.96-feet. The standard is met. 
 
The  minimum street frontage requirement for a 5,000-6,999  square foot R-MD zoned 
lot is 35-feet. Parcel 2 will be 85.05-feet on SE Filbert Street. The minimum street 
frontage requirement for a 7,000 and up square foot R-MD zoned lot is 35-feet. Parcel 1 
will be 76.14-feet on SE 42nd Avenue. The standard is met. 
 
The front yard setback requirement for all R-MD lots is 20-feet. Parcel 2 will be 27.4-feet 
on SE Filbert Street, and Parcel 1 will be 32.6-feet on SE 42nd Avenue. The standard is 
met. 
 
The side yard setback requirement for all standard lots is 5-feet. The existing house has 
an 11.7-foot setback from the Western property line. The existing detached garage, 
which will be the blueprint for the Proposed House, has a 23.3-foot setback from the 
Northern property line and will have a 28.4-foot setback from the Southern property line. 
Parcel 1 will meet the side yard setback standards at the time of Building Permit. 
 
The street side yard setback requirement for a 7,000 and up square foot R-MD lot is 
20-feet. The existing House has an 22.5-foot setback from the Eastern property line. 
There is no other street side yard for either Parcel 1 or Parcel 2. This condition is met.  
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The rear yard setback requirement for both a 5,000-6,999 square foot R-MD lot and a 
7,000 and up square foot R-MD lot is 20-feet. The existing house will have a 20-foot 
setback from its new Northern property line. The standard is met. However, due to the 
location of the existing detached garage, which will be converted into the Proposed 
House, we are requesting a 16.3-foot rear yard setback. Therefore, we are applying for a 
Variance to the standard under Subsection 19.911.  
 
The maximum building height for primary structures is 35-feet. The existing house is a 
single story. The standard is met. The Proposed House to be built on Parcel 1 will meet 
the building height standard at the time of Building Permit and will remain one story. The 
ADU built on Parcel 1 will meet the building height standard at the time of Building 
Permit and will remain one story. 
 
The maximum lot coverage for a 5,000-6,999 square foot R-MD lot is 35 percent. The 
existing house on Parcel 2 is 2,144 square feet, which is a lot coverage 24.5%. The 
Proposed House and Proposed ADU on Parcel 1 are 1,122 square feet total and will 
meet the maximum lot coverage at the time of Building Permit (approximately 17%). 
 
The minimum vegetation requirement for a 5,000-6,9999 square foot R-MD lot is 25 
percent. Parcel 1 will meet the minimum vegetation requirement at the time of Building 
Permit. The minimum vegetation requirement for a 7,000 and up square foot R-MD lot is 
30 percent. Parcel 2 has a minimum of 30 percent vegetation. 
 
The maximum density requirement for a 5,000-6,999 square foot R-MD lot is 8.7 
dwelling units per acre. The maximum density requirement for a 7,000 and up square 
foot R-MD lot is 6.2 dwelling units per acre. Accessory dwelling units are not counted in 
the calculation of minimum or maximum density requirements under 19.910.F. This 
proposal will thus result in 2 dwelling units on 0.35 acres, or 5.7 dwelling units per acre. 
The standard is met. 
 
The minimum vegetation standard for the front yard is 40%. The existing house on 
Parcel 2 has a front yard of approximately 75% vegetation. The Proposed House will 
meet the minimum vegetation standard for the front yard at the time of Building Permit. 
There is no front yard minimum vegetation standard for the Proposed ADU.  

 
MMC 19.400 Overlay Zones and Special Areas 

 
The site is not within an overlay zone or special area. The site does not include any 
designated natural resources. Therefore, this Chapter is not applicable. 

 
MMC 19.505 Single Detached and Middle Housing Residential Development 
 

Response: The requisite design standards for the existing house on Parcel 2 are 
already met. 
 
With respect to the Proposed House which frontage will be facing SE 42nd Avenue, the 
requisite design standards and objectives will be met. A depiction of the Proposed 
House demonstrating how these design standards will be met is attached to the 
corresponding application to this narrative.  
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MMC 19.600 Off-Street Parking and Loading 
 

Response: The off-street parking requirements for the existing house on Parcel 2 is two 
spaces, since it is a Residential home which requires one space per unit plus one space 
per employee. This standard is met for Parcel 2. 
 
With respect to the Proposed House on Parcel 1, the minimum is 1 space per primary 
dwelling unit and there is no maximum.  With respect to the Proposed ADU on Parcel 2, 
the minimum is 0 and there is no maximum. Two spaces will be designated on Parcel 1 
for the Proposed House.  
 
The proposed three spaces on Parcel 1 will be 9-feet wide by 18-feet deep, as required 
per Section 19.607. They will not be located within an adjacent public street right-of-way 
area, access easement, or over a public sidewalk. This standard will be met at time of 
Building Permit. 

 
MMC 19.700  Public Facility Improvements 
 

Response: SE 42nd Avenue is classified as an Arterial Street with curb and sidewalk 
within an existing 164.61-foot right-of-way. The existing Northeastern driveway approach 
will stay as part of Parcel 1. A traffic impact study is not required for this proposed 
partition.  
 
SE Filbert Street is a residential street with an existing curb and setback sidewalk. The 
current driveway approach will stay.  
 
There is an existing City of Milwaukie 8-inch water main in SE 42nd Avenue which will 
provide service for Parcel 1. A new water meter assembly will be installed within the 
existing right-of-way of SE 42nd Avenue. The existing house is connected to the City 
main in SE Filbert Street. A fire hydrant is located on the Southeast side of 42nd Avenue.  
 
There is an existing City of Milwaukie 8-inch sewer main in SE 42nd Avenue which will 
provide service for Parcel 1. A new 4-inch lateral will be constructed from this main to 
the Proposed House and Proposed ADU on Parcel 1.   
 
There are existing stormwater systems in both SE 42nd Avenue and SE Filbert Street to 
handle the existing street stormwater.  
 
The existing house is served by gas from SE Filbert Street to the Southwest corner of 
the house. Gas is available on the West side of SE 42nd Avenue from a 2-inch gas main 
should Parcel 1 need gas.  
 
Power and cable currently serve the existing house overhead from pole, SE 42nd Avenue 
and SE Filbert Street, respectively, near the Southeast corner of the property.  

 
MMC 19.910 Accessory Dwelling Unit 
 

Response: In addition to construction the Proposed House on Parcel 1, we are 
proposing a detached ADU.  
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The Code permits an ADU to be created by conversion of an existing structure. Here, we 
are proposing a conversion of the accessory structure into an ADU. This structure was 
legally established prior to June 3, 2022. Thus, the conversion must meet all standards 
that apply to the creation of a new detached accessory dwelling under Section 
19.910.1.E, except the design standards in Subsection 19.910.1.E.4.c., the maximum 
structure footprint, and minimum setbacks.  
 
The Maximum Allowed Floor Area of a detached ADU is limited to 800 square feet of 
floor area of the primary structure. The Proposed ADU will be 252 square feet of floor 
area. This standard is met. 
 
The Maximum Structure Height of a detached ADU is 25 feet and limited to two stories. 
The Proposed ADU will be 13 feet 4 inches high and will be a single story, with a loft. 
This standard is met. 
 
The required side and rear yard setbacks of an ADU are 5 feet. The Proposed ADU has 
a rear set back of 5.9-feet and side yard setbacks of 8.1-feet. This standard is met. 
 
The required front yard has a base zone requirement. 
 
The required street side yard for a detached Proposed ADU has a base zone 
requirement. Here, there is no proposed street side yard to the Proposed ADU. 
Therefore, this standard does not apply.  
 
Although no design standards are required due to the fact that this is a legally 
established structure prior to June 3, 2022, the detached Proposed ADU will incorporate 
the following design standards: (1) horizontal lap siding between 3 to 7 inches wide 
made from wood, fiber-cement or vinyl and (2) window trim around all windows at least 3 
inches wide and 5/8 inches deep. The design standards are met.  
 
Privacy standards are required for the Proposed ADU because it is within 20 feet of a 
rear lot line, within 20 feet of a side lot line, and two walls will face adjacent residential 
properties (one wall will face the Original House on Parcel 1 and the other wall will face 
a neighboring backyard). To meet the requisite privacy standards, (1) all windows on a 
wall will be placed in the upper third of the distance between the floor and ceiling and (2) 
a fence at least six feet high will be built on the side lot line of Parcel 1, which is the rear 
lot line of Parcel 2. Furthermore, there is a pre-existing six foot privacy fence already 
built along the rear lot line of Parcel 1, which will be extended to the whole rear lot line of 
Parcel 1, where the accessory structure faces the neighboring backyard and there are 
existing shrubs over six feet high next to the fence.  

 
MMC 19.911 Variance 
 

Response: We are applying for one Variance, as follows:  
 
Rear Yard Setback. We are applying for a rear yard setback Variance for the Proposed 
House, because the Variance will preserve the existing detached garage structure as 
our blueprint for the Proposed House. This will allow us to have a more time-efficient and 
cost-effective renovation, enable us to get more housing to the area quickly, and create 
less waste. This is the only Variance we are seeking. The effect of this single Variance 



 

 10 of 10 
 

will not be detrimental to surrounding properties, natural resource areas, or public health, 
safety or welfare. 

 
 
MMC 16.32  COMPLIANCE WITH TREE CODE 
 

Response: The development tree code requires that property owners meet four key 
standards when subdividing a property with intent to construct an additional housing unit: 
(1) Preservation Standard, (2) Planting Standard, (3) Protection Standard, and (4) Soil 
Volume Standard. For developments in which the existing building footprint is not being 
expanded, such as the case here, only the Protection Standard applies. All existing trees 
on site of both Parcels 1 and 2, which are shown and described on the preliminary plat 
as 1 Willow, 1 Coniferous Tree, and 2 Deciduous Trees, will stay on both parcels and no 
removal is planned. This standard is met.  
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