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Ms. Vera Kolias AICP, Associate Planner 

CITY OF MILWAUKIE, OREGON 

Planning Department 

6101 SE Johnson Creek Blvd. 

Milwaukie OR 97206 

 

RE: Mission Park Subdivision  

 FILE #: S-2016-001 

 Response for additional information - Completeness of Application 

 

Dear Vera, 

 

This letter is submitted in response to your incompleteness letter dated June 24, 2016 requesting additional 

information in order to deem the Mission Park Subdivision, File #S-2016-001 complete.   This letter and 

enclosed materials are submitted by the applicant to supplement the application plans, narrative responses, and 

exhibits submitted to date.   As per your letter, twenty-two (22) copies of all original and revised materials are 

enclosed.     

 

Each of the items in your letter are addressed as follows: 

 

Information Necessary to Complete Application 

 

1. Compliance with MMC Title 17.20 – Preliminary Plat  

a. Sheet P100 of the submitted plan set denotes a different property owner than the owner listed on 
page 1 of the application narrative. Please revise the submittal so that this information is correct and 

consistent within the application sections.  

Response: Sheet P100 of the preliminary engineering plan set and the application narrative have 

both been revised to reflect consistent property owner information.  

 
b. The preliminary plat as submitted (Sheet P300) has not been stamped by an Oregon registered land 

surveyor as required.  

Response: Sheet P300 of the preliminary engineering plan set has been stamped by an Oregon 

registered land surveyor. 

 

c. The preliminary plat as submitted (Sheet P300) does not include the location by section, township, 

and range and does not include a legal description as required. The property description noted on 

Sheet P100 identifies only tax map and lot information with 2 lots listed, whereas 6 lots are the extent 
of the property.  

Response: Sheet P300 of the preliminary engineering plan set has been revised to include the 

subject property location by section, township, and range, as well as a legal description. Sheet 

P100 has been revised to reflect the appropriate property description.  

 
d.  Contour lines with intervals at a minimum of 2 feet for slopes up to 10 percent and 5 feet for slopes 

over 10 percent have not been included on the existing conditions plan (Sheet P200); only spot 

elevations have been included on this sheet.  
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Response: Sheet P200 of the preliminary engineering plan set has been revised to reflect contour 

lines with intervals at a minimum of 2 feet for slopes up to 10 percent and 5 feet for slopes over 

10 percent.  

 
e. The preliminary plat as submitted (Sheet P300) identifies Tract A (1,272 SF): what is the purpose of 

Tract A? Information regarding its use, ownership, etc. does not appear to be included. 

Response: Sheet P300 of the preliminary engineering plan set has been revised to reflect a public 

right-of-way dedication of 1,272 S. F. previously labeled Tract A.  

 
2. Compliance with MMC Title 17.28 – Design Standards  

3. Compliance with MMC Title 19.708 

Response: The application narrative has been revised to address the subsections you cited in 

your completeness letter from these Chapters.   Additionally, the preliminary engineering plan 

set has been revised to reflect sidewalk connectivity at the west end of the proposed Lewellyn 

St., as well as ADA compliant ramps at the end of all sidewalks. 

 

4.  A 6.5’ dedication on King Road frontage was not included in the plans. This dedication was required, and 
identified in the pre-application conference notes. This dedication will adjust the northern property line 

of Lot 1, which will in turn affect the adjoining lot. Please review and revise plans accordingly.  

Response: The preliminary engineering plan sets have been revised to include a 6.5’ dedication on King 

Road frontage. 

 
Lastly, your letter noted the number of existing trees on the property and the fact that the removal of these trees 

for development is not currently regulated. The applicant, Mission Homes NW, has retained a Certified 

Arborist to inventory and assess the condition of all trees on the subject property 12” in size and greater.     

 

With submittal of this letter and enclosed revised materials, it is our understanding that this land use 

application is complete.   We look forward to your confirmation of completeness. 

 

Please feel free to contact me if you have any questions. 

 

Sincerely, 

 

Westlake Consultants, Inc. 

 
Kenneth L. Sandblast, AICP 

Director of Planning 
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Application and Subject Site Summary 
 

 

SUBJECT PROPERTY: Tax Map 12E30CD 

Tax Lots: 6900, 7400, 7700, 7701, 10300, 10400 

 

PROPERTY LOCATION: 5126 SE King Rd. 

Milwaukie, OR 97222 

 

PROPOSAL: 14 Lot Subdivision 

 

SITE SIZE: 2.66 Acres  

 

ZONING DESIGNATION: R-5 

 

 

PROPERTY OWNER: Paul Deggendorfer 

11813 NE 15
th
 Ave.  

Vancouver, WA 98684 

 

Eva Maria Deggendorfer  

PO Box 1689  

Lake Oswego, OR 97222 

 

APPLICANT: Mission Homes NW, LLC. 

PO Box 1689 

Lake Oswego, OR 97035 

Phone: (503) 781 - 1814 

 

APPLICANT’S REPRESENTATIVE: Ken Sandblast, AICP  

Westlake Consultants, Inc. 

15115 SW Sequoia Parkway, Suite 150 

Tigard, OR 97224 

Phone:  (503) 684 - 0652 

Email:  ksandblast@westlakeconsultants.com 
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Project Description 

 

The proposed development subdivision comprised of 14 lots and 2 tracts on a 2.66 acre 

property fronting the south side of King Rd., west of SE 52
nd

 Ave. in the City of Milwaukie 

(5126 SE King Rd, Milwaukie, OR 97222, Tax Map 12E30CD, Tax Lots: 6900, 7400, 7700, 

7701, 10300, 10400). Two existing single family dwellings will be removed. Fourteen new 

lots will be served by two new public streets, SE 51st Ave. and Llewellyn Street. SE 51st 

Ave. will run north to south through the property, connecting to SE King Rd. on the north 

end of the site. Llewellyn St. will connect to SE 51
st
 Ave. near the center of the site, ending 

near the western boundary of the property.  

 

City utility services are available providing public water and public sewer in the adjacent 

King Road public right-of-way.  The proposed 14-lot subdivision proposes to extend public 

sanitary and water lines as necessary to serve all of the proposed new lots. 

 

Compliance with Applicable Standards for Subdivision Approval  

After reviewing the City of Milwaukie Municipal Code, the applicant has found the 

following sections to be applicable to this subdivision preliminary plat application: 

Chapter 12.16.040 Access Requirements and Standards 

Chapter 12.24.030 Requirements 

 

Chapter 17.12 Application Procedure and Approval Criteria  

Chapter 17.16 Application Requirements and Procedure 

Chapter 17.20 Preliminary Plat  

Chapter 17.28 Design Standards 

Chapter 17.32 Improvements 

Chapter 17.44 Exceptions and Variances 

 

Chapter 19.300 Base Zones 

Chapter 19.400 Overlay Zones and Special Areas 

Chapter 19.500 Supplementary Development Regulations 

Chapter 19.600 Off-Street Parking and Loading  

Chapter 19.700 Public Facility Improvements  

Chapter 19.10000 Review Procedures 

Chapter 19.1200 Solar Access Protection 

Land Use Permit Request: Subdivision Preliminary Plat Application 

 

As noted in Milwaukie Municipal Code 17.12.020.E. (Application Procedure), subdivision 

preliminary plat applications shall be processed as a Type III Review in accordance with 

Section 19.1006. This application presents facts and narrative responses for approval of the 

Subdivision Preliminary Plat Application, pursuant to applicable requirements of the 

Milwaukie Municipal Code. 
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The following text recites applicable provisions of the Milwaukie Municipal Code, followed 

by a Response statement from the Applicant.  References are made to several attached 

Exhibits containing evidence in support of the application. 

 

TITLE 12: STREETS, SIDEWALKS AND PUBLIC PLACES 

 

12.16.040 ACCESS REQUIREMENTS AND STANDARDS  

A. Access 

Private property shall be provided street access with the use of accessways. Driveway 

approaches shall be constructed as set forth in the Milwaukie Public Works Standards. 

Response: The applicant has satisfied this condition by providing street access to the 

proposed lots in compliance with the provisions set forth in the Milwaukie Public 

Works Standards. 

 

B. Access Spacing 

1. Standards 

a. Spacing for accessways on arterial streets, as identified in the Milwaukie 

Transportation System Plan, shall be a minimum of six hundred (600) feet. 

b. Spacing for accessways on collector streets, as identified in the Milwaukie 

Transportation System Plan, shall be a minimum of three hundred (300) feet. 

Response: These provisions are not applicable as no accessways on 

arterial or collector streets are proposed.  

 

C. Accessway Location 

1. Double Frontage 

When a lot has frontage on two (2) or more streets, access shall be provided first from 

the street with the lowest classification. For example, access shall be provided from a 

local street before a collector or arterial street. 

Response: This provision is not applicable as no double frontage lots are 

proposed. 

 

2. Location Limitations 

Individual access to single-family residential lots from arterial and collector streets is 

prohibited. An individual accessway may be approved by the Engineering Director 

only if there is no practicable alternative to access the site, shared access is provided 

by easement with adjacent properties, and the accessway is designed to contain all 

vehicle backing movements on the site and provide shared access with adjacent 

properties. 

Response: This provision is not applicable as no individual access to lots from 

arterial or collector streets is proposed.  

 

3. Distance from Property Line 

The nearest edge of the driveway apron shall be at least seven and one-half (7½) feet 

from the side property line in residential districts and at least ten (10) feet from the 
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side property line in all other districts. This standard does not apply to accessways 

shared between two or more properties. 

Response: The applicant has satisfied this provision by proposing lots that will 

allow future houses to be site upon each lot with driveways that can satisfy the 

standards of this section. 

 

4. Distance from Intersection 

To protect the safety and capacity of street intersections, the following minimum 

distance from the nearest intersecting street face of curb to the nearest edge of 

driveway apron shall be maintained. Where intersecting streets do not have curb, the 

distance shall be measured from the nearest intersecting street edge of pavement. 

a. At least forty-five (45) feet for single-family residential properties 

accessing local and neighborhood streets. Where the distance cannot be 

met on existing lots, the driveway apron shall be located as far from the 

nearest intersection street face of curb as practicable. 

Response: The applicant has satisfied this provision by proposing lots 

that will allow future houses to be site upon each lot with driveways 

that can satisfy the standards of this section. 

 

b. At least three hundred (300) feet for collectors, or beyond the end of queue 

of traffic during peak hour conditions, whichever is greater. 

Response: This provision is not applicable as the proposed 

development does not include any accessways on a collector road. 

 

c. At least six hundred (600) feet for arterials, or beyond the end of queue of 

traffic during peak hour conditions, whichever is greater. 

Response: This provision is not applicable as the proposed 

development does not include any accessways on an arterial road. 

 

D. Number of Accessway Locations 

1. Safe Access 

Accessway locations shall be the minimum necessary to provide access without 

inhibiting the safe circulation and carrying capacity of the street. 

Response: The applicant has satisfied this provision by designing the proposed 

subdivision with the minimum necessary amount of accessways, so as to ensure 

safe circulation, and to not inhibit the carrying capacity of the streets. Each 

proposed lot has one access onto a public street. Lots 1, 2, 3, 9, 10, 11, 12, 13, and 

14 take access onto SE 51
st
 Ave. Lots 4, 5, 6, 7 and 8 take access onto Llewellyn St.  

 

2. Shared Access 

The number of accessways on collector and arterial streets shall be minimized 

whenever possible through the use of shared accessways and coordinated on-site 

circulation patterns. Within commercial, industrial, and multifamily areas, shared 

accessways and internal access between similar uses are required to reduce the 

number of access points to the higher-classified roadways, to improve internal site 

circulation, and to reduce local trips or movements on the street system. Shared 
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accessways or internal access between uses shall be established by means of common 

access easements. 

Response: This provision is not applicable as shared acessways and accessways on 

collector and arterial streets are not proposed.  

 

3. Single-Family Residential 

One (1) accessway per property is allowed for single-family residential uses. 

a. For lots with more than one (1) street frontage on a local street and/or 

neighborhood route, one (1) additional accessway may be granted. Under 

such circumstances, a street frontage shall have no more than one (1) 

driveway approach. 

Response: This provision is not applicable as no lots with more than 

one street frontage are proposed.  

 

b. For lots with one (1) street frontage on a local street and/or neighborhood 

route, one (1) additional accessway may be granted where the driveway 

approaches can be spaced fifty (50) feet apart, upon review and approval 

by the Engineering Director. The spacing is measured between the nearest 

edges of the driveway aprons. Where the fifty (50)-foot spacing cannot be 

met, an additional accessway shall not be granted. 

Response: This provision is not applicable as the proposed subdivision 

does not propose lots with more than one accessway.  

 

E. Accessway Design 

1. Design Guidelines 

Driveway approaches shall meet all applicable standards of the Americans with 

Disabilities Act and Milwaukie Public Works Standards. 

Response: The applicant acknowledges this provision. All future driveway 

approaches will comply with applicable standards of the Americans with 

Disabilities Act and Milwaukie Public Works Standards.  

 

F. Accessway Size 

2. Single-family attached and detached residential uses shall have a minimum 

driveway apron width of nine (9) feet and a maximum width of twenty (20) feet. 

Response: The applicant has satisfied this provision by designing all proposed 

driveway aprons with a width of 20 feet. 

 

12.24.030 REQUIREMENTS  

A. No person shall maintain, or allow to exist on property which they own or which is in 

their possession or control, trees, shrubs, hedges, or other vegetation or projecting 

overhanging limbs thereof, which obstruct the view necessary for safe operation of motor 

vehicles or otherwise cause danger to the public in the use of City streets. It shall be the 

duty of the person who owns, possesses, or controls the property to remove or trim and keep 

trimmed any obstructions to the view. 

Response: The applicant acknowledges the applicable provisions of this section   
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B. A clear vision area shall be maintained at all driveways and accessways and on the 

corners of all property adjacent to an intersection as provided by Section 12.24.040. 

Response: The applicant is aware of these provisions. A clear vision area will be 

maintained at all driveways and acessways. Lots 1, 3, 8, 10 and 11 being adjacent to 

intersections, will also maintain a clear vision area.  Compliance can be assured 

through a condition of approval. 

 

C. A clear vision area shall contain no planting, fence, wall, structure, or temporary or 

permanent obstruction, except for an occasional utility pole or tree, exceeding three (3) feet 

in height, measured from the top of the curb, or where no curb exists, from the street 

centerline grade. Trees exceeding this height may be located in this area; provided, all 

branches and foliage are removed to the height of eight (8) feet above the grade. Open wire 

fencing that does not obscure sight more than ten percent (10%) is allowed to a maximum 

height of six (6) feet. (Ord. 2004 § 1, 2009; Ord. 1679 § 3, 1990) 

Response: The applicant is aware of these provisions. A clear vision area will be 

maintained at all driveways and acessways. Lots 1, 3, 8, 10 and 11 being adjacent to 

intersections, will also maintain a clear vision area.  Compliance can be assured 

through a condition of approval. 

TITLE 17: LAND DIVISION 

 

17.12.040 APPROVAL CRITERIA FOR PRELIMINARY PLAT  

A. Approval 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. 

Response: The applicant is in compliance with this provision, as 

demonstrated by this application narrative and submitted exhibits, including 

preliminary engineering plans, preliminary plat and stormwater report.  

 

2. The proposed division will allow reasonable development and will not create the 

need for a variance of any land division or zoning standard. 

Response: The applicant is in compliance with this provision as the proposed 

development will not create a need for a variance of any land division or 

zoning standard. 

 

 

3. The proposed subdivision plat name is not duplicative and the plat otherwise 

satisfies the provisions of ORS 92.090(1). 

Response: The applicant is in compliance with this provision as the proposed 

subdivision plat name satisfies the applicable provisions of ORS 92.090(1) 

and is not duplicative (see Exhibit J).  

 

4. The streets and roads are laid out so as to conform to the plats of subdivisions 

already approved for adjoining property as to width, general direction, and in all 
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other respects unless the City determines it is in the public interest to modify the 

street or road pattern. 

Response: The applicant has satisfied this provision by proposing streets and 

roads laid out so as to conform to the width, general direction, and all other 

respects of that of SE King Rd., SE Home Ave., and SE 52
nd

 Ave.  

 

5. A detailed narrative description demonstrating how the proposal conforms to all 

applicable code sections and design standards. 

Response: The applicant is in compliance with this provision as this narrative 

herein and submitted exhibits demonstrate how the proposal satisfies all 

applicable code sections and design standards. 

 

B. Conditions of Approval 

The approval authority may attach such conditions as are necessary to carry out the 

applicable ordinances and regulations and may require access control strips be granted to 

the City for the purpose of controlling access to adjoining undeveloped properties. (Ord. 

1965 §§ 6, 7, 2006; Ord. 1907 (Attach. 1), 2002) 

Response: The applicant is aware of this provision. Compliance can be assured 

through a condition of approval.  

 

17.16.060 PRELIMINARY PLAT FOR PARTITION AND SUBDIVISION 

The following shall accompany applications for partition: 

A. Completed application form signed by all owners of property included in the proposal; 

Response: The applicant has satisfied this provision by including with this 

application a completed application form signed by all property owners (see 

Exhibit A).   

 

B. Application fee as adopted by the City Council; 

Response: The applicant has satisfied this provision by including with this 

application all associated fees.  

 

C. Completed and signed “submission requirements” and “partition checklist” or 

“subdivision checklist” forms as appropriate; 

Response: The applicant has satisfied this provision by including with this 

application a completed and signed submission requirements form and subdivision 

checklist form (see Exhibit B and Exhibit C). 

 

D. All information specified on the “submission requirements” and “partition checklist” or 

“subdivision checklist” forms as appropriate; 

Response: The applicant has satisfied this provision by including with this 

application a completed and signed submission requirements form and subdivision 

checklist form; all information specified is appropriate (see Exhibit B and Exhibit 

C). 
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E. Requirements and information specified in Chapter 17.20; and 

Response: The applicant has satisfied this provision by reviewing Chapter 17.20 

and addressing compliance with all provisions found to be applicable to this 

application.  

 

F. Any additional information as may be needed to demonstrate compliance with approval 

Response: The applicant has satisfied this provision by reviewing the Milwaukie 

Municipal Code and addressing compliance with all provisions found to be 

applicable to this application. 

 

17.20.010 SUBMISSION OF PLANS  

Applicants for partition, subdivision, and replat shall prepare a preliminary plat and such 

improvement plans and other supplemental material including as may be required to describe 

and represent the objectives of the proposal. (Ord. 1907 (Attach. 1), 2002) 

Response: The applicant has satisfied this provision by including with this application a 

preliminary plat (see Exhibit H), improvement plans, and all other necessary supplemental 

materials to properly represent the objectives of the proposal.  
 

17.20.020 SCALE  

The preliminary plat shall be drawn at a scale and on a sheet size that reliably and conveniently 

represents design details sufficient for the proper plan review and determination of compliance 

with this title. (Ord. 1907 (Attach. 1), 2002) 

Response: The applicant has satisfied this provision by providing a preliminary plat drawn 

to scale and on a sheet size to insure all design details are legible (see Exhibit H). 

 

17.20.030 GENERAL INFORMATION TO BE SHOWN ON THE PRELIMINARY PLAT  

A. Preliminary plats shall be prepared by an Oregon registered land surveyor. 

Response: The applicant has satisfied this provision by providing a preliminary plat 

prepared by a land surveyor registered in the state of Oregon. 

 

B. The following general information shall be submitted with the preliminary plat: 

1. Proposed name of the subdivision/partition. The name shall not duplicate nor 

resemble the name of another subdivision in the county. Subdivision names shall be 

approved by the County Surveyor in accordance with ORS Chapter 92; 

2. Date, north point, and scale of drawing; 

3. Appropriate identification clearly stating the map is a preliminary plat; 

4. Location by section, township, and range; and a legal description sufficient to 

define the location and boundaries of the area to be divided; 

5. Names and addresses of the owner, subdivider, and engineer or surveyor; 

6. Acreage; 

7. Structures and yard setbacks; 

8. The location, width, and purpose of easements; 

9. The location, approximate dimensions, and area of all lots; 

10. Lot and block numbers; and 
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11. Other information as maybe specified on application forms and checklists 

prescribed by the Planning Director. 

Response: The applicant has satisfied 17.20.030.B.(1-11) by including all required 

general information with the preliminary plat (see Exhibit H).  

 

C. Vicinity map shall be drawn at an appropriate scale, showing all existing subdivisions, 

streets, and unsubdivided land between the proposed subdivision and the nearest existing 

arterial or collector streets, and showing how proposed streets may be extended to connect 

with existing streets. At a minimum, the vicinity map shall depict future street connections 

for land within 400 feet of the subject property. (Ord. 1907 (Attach. 1), 2002) 

Response: The applicant has satisfied 17.20.030.C by including all necessary design 

standards with the vicinity map (see Exhibit H).  
 

17.20.050 EXISTING CONDITIONS  

The following shall be shown on the preliminary plat: 

A. Location, width, and names of all existing or platted streets within or adjacent to the 

tract, together with easements, railroad right-of-way, and other important features, such as 

section lines and corners, City boundary lines, and monuments. 

B. Contour lines related to an established benchmark or other datum approved by the 

Engineering Director, with intervals at a minimum of 2 feet for slopes up to 10% and 5 feet 

for slopes over 10%. 

C. Location within the area to be divided, and in the adjoining streets and property, of 

existing sewers, water mains, culverts, storm drain system, and electric conduits or lines 

proposed to service the property to be subdivided, and invert elevations of sewer manholes, 

drain pipes, and culverts. 

D. Zoning and existing uses within the tract and 200 feet on all sides, including the location 

and use of all existing structures indicating those that will remain and those to be removed. 

E. Approximate location of areas subject to inundation or stormwater overflow with 

approximate high-water elevation. Location, width, direction, and flow of all watercourses 

on or abutting the tract including wetlands and watercourses as shown on City-adopted 

natural resource and Title 3 maps. 

F. Natural features such as rock outcroppings, drainages whether seasonal or perennial, 

wooded areas, and isolated trees, including type and caliper. 

G. Floodway and floodplain boundary. 

H. Areas containing slopes of 25% or greater. (Ord. 1907 (Attach. 1), 2002) 

Response: The applicant has satisfied 17.20.050 by including all applicable design 

standards for this 14-lot subdivision on the preliminary plat (see Exhibit H).  
 

17.20.060 PROPOSED CONDITIONS  

A. 12 copies of a preliminary plat shall be submitted to the Planning Director. The plat shall 

include the following information: 

1. Date, north point, scale, address, assessor reference number, and legal 

description; 

2. Name and address of the record owner or owners and of the person who prepared 

the site plan; 
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3. Approximate acreage and square feet under a single ownership, or if more than 1 

ownership is involved, the total contiguous acreage of all landowners directly involved 

in the partition; 

4. For land adjacent to and within the area to be divided, the locations, names, and 

existing widths of all streets, driveways, public safety accesses, easements, and rights-

of-way; location, width, and purpose of all other existing easements; and location and 

size of sewer and waterlines, drainage ways, power poles, and other utilities; 

5. Location of existing structures, identifying those to remain in place and those to 

be removed; 

6. Lot design and layout, showing proposed setbacks, landscaping, buffers, 

driveways, lot sizes, and relationship to existing or proposed streets and utility 

easements; 

7. Existing development and natural features for the site and adjacent properties, 

including those properties within 100 feet of the proposal, showing buildings, mature 

trees, topography, and other structures; 

8. Elevation and location of flood hazard boundaries; 

9. The location, width, name, and approximate centerline grade and curve radii of 

all streets; the relationship of all streets to any projected streets planned by the City; 

whether roads will continue beyond the plat; and existing and proposed grade profiles. 

No street name may be used which will duplicate or be confused with the name of an 

existing street, except for extensions of existing streets. Street names and numbers shall 

conform to the established pattern in the surrounding area. 

Response: The applicant has satisfied 17.20.050.A.(1-9) by including all applicable  

design standards with the preliminary plat (see Exhibit H).  
 

B. A conceptual plan shall be provided for complete subdivision or partitioning of the 

property, as well as any adjacent vacant or underutilized properties, so that access issues 

may be addressed in a comprehensive manner. The concept plan shall include 

documentation that all options for access have been investigated including shared 

driveways, pedestrian accessways, and new street development. 

Response: As depicted on the submitted preliminary plat, the 14 lots proposed in this 

application provide for the complete subdivision of the property under its current R5 

zoning (see Exhibit I).  
 

C. A detailed narrative description demonstrating how the proposal meets all applicable 

provisions of this title, Title 19, and City design standards, including the Public Works 

Standards.  

Response: The applicant has satisfied this provision by utilizing this narrative to 

demonstrate compliance with all applicable provisions of Title 17, Title 19, and City 

design standards, including the Public Works Standards. 

 

D.    Plans and drawings as necessary to demonstrate compliance with all applicable 

provisions of chapters of this title, Title 19, and City design standards, including the 

Public Works Standards.  
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Response: The applicant has satisfied this provision by submitting plans and 

drawings which demonstrate compliance with all applicable provisions of Title 17, 

Title 19, and City design standards, including the Public Works Standards. 

 

G. A drainage summary report and plan prepared in accordance with the applicable 

Public Works Standards.  

Response: The applicant has satisfied this provision by submitting with this 

application a drainage summary report and plan prepared in accordance with the 

applicable Public Works Standards (see Exhibit F).  

 

H. Proposed deed restrictions, if any, in outline form. 

Response: The applicant has satisfied this provision by submitting with this 

application a title deed verifying ownership of the property (see Exhibit D).  

 

I. Improvements to be made by the developer and the approximate time such 

improvements are to be completed. Sufficient detail regarding proposed improvements 

shall be submitted so that they may be checked for compliance with the objectives of this 

title, State law, and other applicable City ordinances. If the nature of the improvements 

is such that it is impractical to prepare all necessary details prior to approval of the 

preliminary plat, the additional details shall be submitted with the request for final plat 

approval. (Ord. 2003 § 2, 2009; Ord. 1907 (Attach. 1), 2002) 

Response: The applicant has satisfied this provision by submitting with this 

application detailed information regarding improvements to be made by the 

developer (see Exhibit H).  

 

 17.28.010 CONFORMITY OF SUBDIVISION  

Partitions and subdivisions shall conform with any development plans of the City and shall take 

into consideration any preliminary plans made in anticipation thereof and shall conform with the 

requirements of state laws and with the standards established by the City. (Ord. 2003 § 2, 2009; 

Ord. 1907 (Attach. 1), 2002) 

Response: The applicant has satisfied this provision by proposing a subdivision which 

conforms to the development plans of the City, in accordance with the requirements of 

state laws and the standards established by the City.   

 

17.28.020 PUBLIC FACILITY IMPROVEMENTS  

All land divisions and boundary changes that increase the number of lots shall be subject to the 

requirements and standards contained in Chapter 19.700 Public Facility Improvements and the 

Public Works Standards for improvements to streets, sidewalks, bicycle facilities, transit 

facilities, and public utilities. (Ord. 2025 § 3, 2011; Ord. 2003 § 2, 2009; Ord. 1907 (Attach. 1), 

2002) 

Response: The applicant has satisfied this provision by reviewing Chapter 19.700 Public 

Facility Improvements and the Public Works Standards, and proposing designs in 

compliance with all applicable provisions (see Exhibit H). 
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17.28.030 EASEMENTS  

A. Utility Lines 

Easements for sewers, water mains, electric lines, or other public utilities shall be dedicated 

wherever necessary. The easements shall be provided in accordance with applicable design 

standards in the Public Works Standards.  

Response: The applicant has satisfied this provision by providing easements for 

sewers, water mains, electric lines and other public utilities where necessary in 

accordance with applicable design standards set out by the Public Works Standards 

(see Exhibit H).  

 

B. Watercourses 

If a subdivision is traversed by a watercourse such as a drainageway, channel, or stream, 

there shall be provided a stormwater easement or drainage right-of-way conforming 

substantially with the lines of the watercourse, and such further width as will be adequate 

for the purpose of construction and maintenance. Streets, parkways, bicycle ways, or 

pedestrian ways parallel to major watercourses may be required. (Ord. 2003 § 2, 2009; 

Ord. 1907 (Attach. 1), 2002) 

Response: This provision is not applicable as the proposed subdivision is not traversed 

by a watercourse.  

 

17.28.040 GENERAL LOT DESIGN  

This section does not apply to units of land that are created for purposes other than land 

development including parks, natural areas, right-of-way dedications, or reservations of a 

similar nature. Lots and tracts created for cottage cluster housing development, per Subsection 

19.505.4, are also exempt from the requirements of this section. 

A. Size and Shape 

Lot size, width, shape, and orientation shall be appropriate for the location and the type of 

use contemplated. Minimum lot standards shall conform to Title 19.  

Response: The applicant has satisfied this provision by proposing lots appropriate for 

the area and type of use. All lot standards established by Title 19 and applicable to the 

R-5 zone have been satisfied (see Exhibit H). 

 

B. Rectilinear Lots Required 

Lot shape shall be rectilinear, except where not practicable due to location along a street 

radius, or existing lot shape. The sidelines of lots, as far as practicable, shall run at right 

angles to the street upon which the lots face. As far as practicable, the rear lot line shall run 

parallel to the street. 

Response: The applicant has satisfied this provision by proposing rectilinear lots. 

Sidelines of the proposed lots run at right angles to the street upon which the lots face, 

and rear lot lines run parallel to the street (see Exhibit H).   

 

C. Limits on Compound Lot Line Segments  

Changes in direction along side and rear lot lines shall be avoided. Cumulative lateral 

changes in direction of a side or rear lot line exceeding 10% of the distance between 

opposing lot corners along a given lot line is prohibited. Changes in direction shall be 

measured from a straight line drawn between opposing lot corners. 
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Response: As depicted on Sheet P300, the preliminary plat: (i) Lot 5 and Lot 6 have 

front lot lines on the Llewellyn public right-of-way and are proposed to be served via a 

shared private driveway easement and (ii) Lot 7 has a rear lot change of direction of 

2.7’.  When calculated using the methodology of this section, this 2.7’ length is a 4.4% 

cumulative lateral change of direction which is less than 10%.  This code section is 

satisfied. 

 

D. Adjustments to Lot Shape Standard 

Lot shape standards may be adjusted subject to Section 19.911 Variances. 

Response: This provision is not applicable, as the applicant is not requesting a lot 

shape variance.  

 

E. Limits on Double and Reversed Frontage Lots 

Double frontage and reversed frontage lots should be avoided, except where essential to 

provide separations of residential development from railroads, traffic arteries, or adjacent 

nonresidential uses, or to overcome specific disadvantages of topography and orientation. 

Response: This provision is not applicable as no lots with double frontage or reversed 

frontage are proposed.  

 

F. Measurement of Required Frontage 

Pursuant to the definition and development standards contained in Title 19 for frontage, 

required frontage shall be measured along the street upon which the lot takes access. (Ord. 

2051 § 2, 2012; Ord. 2025 § 3, 2011; Ord. 2003 § 2, 2009; Ord. 1907 (Attach. 1), 2002) 

Response: The applicant has satisfied this provision by measuring all frontage along 

the street upon which the lots takes access. The minimum street frontage requirement 

for a standard lot in the R-5 zone is 35 feet (see Table 19.301.4. Low Density 

Residential Development Standards). Lots 5 and 6 having 35 feet of street frontage 

have the smallest amount of street frontage of the 14 proposed lots. All applicable lot 

frontage standards have been satisfied (see Exhibit H). 

 

17.28.050 FLAG LOT DEVELOPMENT AND FUTURE ACCESS  

Applicants for flag lot partitioning must show that access by means of a dedicated public street is 

not possible. Consideration shall be given to other inaccessible adjacent or nearby properties for 

which a jointly dedicated public right-of-way could provide suitable access and avoid other flag 

lots. The creation of flag lots shall not preclude the development of street access to surrounding 

properties. Where there is the potential for future development on adjacent lots with new 

roadway development, flag lots may be allowed as an interim measure. In this case, Planning 

Commission review shall be required and the flag lot(s) must be designed to allow for future 

street development. Dedication of the future street right-of-way shall be required as part of final 

plat approval. (Ord. 2003 § 2, 2009; Ord. 1907 (Attach. 1), 2002) 

Response: This provision is not applicable as no flag lots are proposed.  

 

17.28.060 FLAG LOT DESIGN STANDARDS  

A. Consistency with the Zoning Ordinance 

Flag lot design shall be consistent with Subsection 19.504.8. 

B. More than 2 Flag Lots Prohibited 
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The division of any unit of land shall not result in the creation of more than 2 flag lots 

within the boundaries of the original parent lot. Successive land divisions that result 

in more than 2 flag lots are prohibited. (Ord. 2051 § 2, 2012; Ord. 2025 § 3, 2011; 

Ord. 2003 § 2, 2009; Ord. 1907 (Attach. 1), 2002) 

Response: These provisions are not applicable as no flag lots are proposed.  

 

17.28.070 FLAG LOT LIMITATIONS  

Flag lots are prohibited in new subdivisions and subdivisions platted after August 20, 2002, the 

effective date of Ordinance #1907. (Ord. 2051 § 2, 2012; Ord. 2003 § 2, 2009; Ord. 1907 

(Attach. 1), 2002) 

Response: This provision is not applicable as no flag lots are proposed.  

 

17.32.010 IMPROVEMENT PROCEDURES  

In addition to other requirements, improvements installed by the applicant, either as a 

requirement of these regulations or their own option, shall conform to the requirements of this 

title and to improvement standards and specifications in the Public Works Standards and 

Chapter 19.700 Public Facility Improvements. The improvements shall be installed in 

accordance with the following procedure: 

A. Work shall not begin until plans have been checked for adequacy and approved by the 

City in writing. All such plans shall be prepared in accordance with requirements of the 

City. 

Response: The applicant is aware of this provision. Compliance can be assured 

through conditions of approval.  

 

B. Work shall not begin until the City has been notified in advance, and if work is 

discontinued for any reason, it shall not be resumed until the City is notified. 

Response: The applicant is aware of this provision. Compliance can be assured 

through conditions of approval. 

 

C. Improvements shall be constructed under the inspection and to the satisfaction of the 

City. The City may require changes in typical sections and details if unusual conditions 

arising during construction warrant such changes in the public interest. 

Response: The applicant is aware of this provision. Compliance can be assured 

through conditions of approval. 

 

D. All underground utilities, installed in streets by the applicant, including but not limited 

to, water, sanitary sewers, and storm drains shall be constructed prior to the surfacing 

of streets. Stubs for service connections shall be extended to property lines long enough 

to avoid disturbing the street improvements when service connections are made. How 

utilities are to be serviced shall be indicated. 

Response: The applicant is aware of this provision. Compliance can be assured 

through conditions of approval. 

 

E. A map showing all public improvements as built shall be filed with the City upon 

completion of the improvements. All such maps shall be prepared in accordance with 
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requirements of the City. (Ord. 2025 § 3, 2011; Ord. 2003 § 2, 2009; Ord. 1907 (Attach. 

1), 2002) 

Response: The applicant is aware of this provision. Compliance can be assured 

through conditions of approval. 

 

17.32.030 GUARANTEE  

All improvements installed by the applicant shall be guaranteed as to workmanship and material 

for a period of 1 year following acceptance by the City. Such guarantee shall be secured by cash 

deposit or bond in the amount of the value of the improvements as set by the Engineering 

Director. Said cash or bond shall comply with the terms and conditions of Section 17.24.060. 

(Ord. 2003 § 2, 2009; Ord. 1907 (Attach. 1), 2002) 

Response: The applicant is aware of this provision. Compliance can be assured through 

conditions of approval. 

 

17.44.010 VARIANCE  

A variance of any provision of this title may only be granted in accordance with Section 19.911. 

(Ord. 2025 § 3, 2011; Ord. 1907 (Attach. 1), 2002) 

Response: This provision is not applicable as the applicant is not requesting a variance.  

TITLE 19: ZONING 

19.301 LOW DENSITY RESIDENTIAL ZONES 

19.301.2  Allowed Uses in Low Density Residential Zones 

Uses allowed, either outright or conditionally, in the low density residential zones are listed in 

Table 19.301.2 below. Similar uses not listed in the table may be allowed through a Director’s 

Determination pursuant to Section 19.903. Notes and/or cross references to other applicable 

code sections are listed in the “Standards/Additional Provisions” column. 

 

See Section 19.201 Definitions for specific descriptions of the uses listed in the table. 
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Response: The applicant has satisfied this provision as single-family detached dwellings are 

a permitted use in the R-5 zone (see Table 19.301.2) 

 

19.301.4  Development Standards 

In the low density residential zones, the development standards in Table 19.301.4 apply. Notes 

and/or cross references to other applicable code sections are listed in the “Standards/Additional 

Provisions” column. Additional standards are provided in Subsection 19.301.5. 

See Sections 19.201 Definitions and 19.202 Measurements for specific descriptions of standards 

and measurements listed in the table. 
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Response: The property is zoned R5, a Low Density Residential zoning district as 

per the provisions of this section.   The applicant has satisfied the provisions of 

19.301.4  Development Standards by reviewing Table 19.301.4 Low Density 

Residential Development Standards, and proposing a 14-lot preliminary plat that 

complies with all applicable lot standards, development standards and density 

requirements for the R-5 Zone (see Exhibit H). 
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19.301.5  Additional Development Standards 

A. Side Yards 

In the R-7 Zone, one side yard shall be at least 5 ft and one side yard shall be at least 10 ft, 

except on a corner lot the street side yard shall be 20 ft. 

Response: This provision is not applicable as the applicant’s site is zoned R-5. 

B. Lot Coverage 

The lot coverage standards in Subsection 19.301.4.B.4 are modified for specific uses and lot 

sizes as described below. The reductions and increases are combined for properties that are 

described by more than one of the situations below. 

1. Decreased Lot Coverage for Large Lots 

The maximum lot coverage percentage in Subsection 19.301.4.B.4 is reduced by 10 

percentage points for a single-family detached dwelling, duplex, or residential home 

on a lot that is more than 2.5 times larger than the minimum lot size in Subsection 

19.301.4.A.1. 

Response: The minimum lot size for a single-family detached home in the R-5 zone 

is 5,000 sq. ft. Lot 1 at 7,126 sq. ft. is the largest of the 14 proposed lots. This 

provision is thereby not applicable as no proposed lots are more than 2.5 times 

larger than the minimum lot size for the R-5 zone. 

 

2. Increased Lot Coverage for Single-Family Detached Dwellings 

The maximum lot coverage percentage in Subsection 19.301.4.B.4 is increased by 10 

percentage points for development of a single-family detached dwelling, or an addition 

to an existing single-family detached dwelling, provided that the portions of the 

structure that are in excess of 20 ft high, or in excess of one story, are limited to the lot 

coverage standard listed in Subsection 19.301.4.B.4. Only portions of the structure 

that are less than 20 and no taller than one story are allowed to exceed the listed lot 

coverage standard. See Figure 19.301.5.B.2 for an illustration of this allowance. 

A Type II variance per Subsection 19.911.4.A, to further increase this lot coverage 

allowance, is prohibited. 

Response: This provision is not applicable as the applicant is in compliance with 

all applicable standards for maximum lot coverage percentages (see Exhibit H). 

No Type II variance per Subsection 19.911.4.A is requested. 

 

 3. Increased Lot Coverage for Duplexes 

The maximum lot coverage percentage in Subsection 19.301.4.B.4 is increased by 20 

percentage points for a duplex. 

Response: This provision is not applicable as no duplexes are proposed. 

 

4. Increased Lot Coverage for Detached Accessory Dwelling Units 

The maximum lot coverage percentage in Subsection 19.301.4.B.4 is increased by 5 

percentage points for the development of a new detached accessory dwelling unit. This 

allowance applies only to the detached accessory structure and does not allow for the 

primary structure or other accessory structures to exceed lot coverage standards. 
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Response: This provision is not applicable as no detached accessory dwellings are 

proposed. 

 

C. Front Yard Minimum Vegetation 

At least 40% of the front yard shall be vegetated. The front yard vegetation area required 

by this subsection counts toward the minimum required vegetation for the lot. A property 

may provide less than the 40% of the front yard vegetation requirement if it is necessary to 

provide a turnaround area so that vehicles can enter a collector or arterial street in a 

forward motion. 

Response: At the future time of building permit, this section will be reviewed for 

compliance.  

D. Residential Densities 

The minimum and maximum development densities in Subsection 19.301.4.C.1 are 

applicable for land divisions and replats that change the number of lots. 

If a proposal for a replat or land division is not able to meet the minimum density 

requirement—due to the dimensional requirements for lot width, lot depth, or lot frontage—

the minimum density requirement shall instead be equal to the maximum number of lots that 

can be obtained from the site given its dimensional constraints. The inability of new lot lines 

to meet required yard dimensions from existing structures shall not be considered as a basis 

for automatically lowering the minimum density requirement. 

Response: The applicant has satisfied this provision by complying with all applicable 

minimum and maximum development densities. The minimum density requirement 

for the R-5 zone is 7 dwellings per acre and the maximum density requirement for the 

R-5 zone is 8.7 dwellings per acre. The 14 proposed lots total 79,501 sq. ft. or 1.82 

acres, therefore there are approximately 7.69 dwellings per acre, and all applicable 

minimum and maximum density requirements have been satisfied (see Exhibit H).  

  

E. Accessory Structure Standards 

Standards specific to accessory structures are contained in Section 19.502. 

Response: This provision is not applicable as no accessory structures are proposed. 

 

F. Number of Dwelling Structures 

In the low density residential zones, 1 primary building designed for dwelling purposes 

shall be permitted per lot. See Subsection 19.504.4. 

Response: The applicant has satisfied this provision by proposing only one primary 

dwelling per lot (see Exhibit H). 

 

G. Off-Street Parking and Loading 

Off-street parking and loading is required as specified in Chapter 19.600. 

Response: The applicant has reviewed Chapter 19.600 and has satisfied all applicable 

standards regarding off-street parking and loading. 

 

H. Public Facility Improvements 
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Transportation requirements and public facility improvements are required as specified in 

Chapter 19.700. 

Response: The applicant has reviewed Chapter 19.700 and has satisfied all applicable 

standards regarding transportation requirements and public facility improvements. 

 

I. Additional Standards 

Depending upon the type of use and development proposed, the following sections of 

Chapter 19.500 Supplementary Development Regulations may apply. These sections are 

referenced for convenience, and do not limit or determine the applicability of other sections 

within the Milwaukie Municipal Code. 

1. Subsection 19.504.4 Buildings on the Same Lot 

2. Subsection 19.504.8 Flag Lot Design and Development Standards 

3. Subsection 19.505.1 Design Standards for Single-Family Dwellings and Duplexes 

4. Subsection 19.505.2 Garage and Carport Standards 

5. Subsection 19.506.4 Manufactured Dwelling Siting and Design Standards, Siting 

Standards 

(Ord. 2051 § 2, 2012) 

Response: Subsections 19.504.4 (Buildings on the Same Lot), 19.504.8 (Flag Lot Design and 

Development Standards), and 19.506.4 (Manufactured Dwelling Siting and Design 

Standard, Siting Standards) are not applicable as more than one building on the same lot, 

flag lots, and manufactured dwellings are not proposed. Future building permits for single 

family detached houses on each of the 14 lots proposed in this application will be reviewed 

for compliance with Subsection 19.505.1 (Design Standards for Single-Family Dwellings 

and Duplexes) and Subsection 19.505.2 (Garage and Carport Standards). 

  

19.501 GENERAL EXCEPTIONS  

The exceptions listed in Subsections 19.501.1–4 below are “by right” exceptions. “By right” 

exceptions require no special review or approval by the City to implement. 

19.501.1  Lot Size Exceptions 

Any legal lot or lot of record that does not meet the area or dimensional requirements specified 

in Chapter 19.300 may be put to a use permitted by the requirements of the Zoning Ordinance, 

with the following limitations: 

A. The development must conform to all other applicable standards of Title 19, unless a 

variance is granted per Section 19.911. 

B. Single-family detached dwellings shall not be built on a lot with less than 3,000 sq ft of 

lot area. 

Response: The applicant has satisfied all lot size dimensional requirements, and does 

not require any lot size exceptions.  

 

19.501.2  Yard Exceptions 

A. In addition to yard requirements listed for each zoning district, buildings along certain 

major streets are subject to additional yard requirements as provided in Table 19.501.2.A 

below. Yards shall be measured so that the minimum distance from the center line of the 

right-of-way to the closest point of any building is the distance listed in Table 19.501.2.A 

plus the yard requirement of the underlying zone. 
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Response: The applicant has reviewed Table 19.501.2.A (Additional yard 

Requirements) and all proposed lots are in compliance with all applicable provisions 

of this section. Lot 1 is the only proposed lot with frontage on King Road. A 

measurement of 40 feet from the centerline of King Road, in addition to the street side 

yard minimum of 15 ft. for the R-5 zone has been incorporated into the design of Lot 1 

(see Exhibit H). 

B. Architectural features such as cornices, eaves, canopies, sunshades, gutters, steps, 

unroofed landings, and flues may project up to 24 in into a required side yard or 36 in into 

a required front or rear yard. Such features extending from an accessory structure shall not 

be closer than 3 ft from a property line. 

Response: The applicant is aware of these provisions. Provisions will be satisfied at the 

time of future building permit and approval. Compliance can be assured through 

conditions of approval.  

 

C. A covered porch on a single-family detached dwelling may extend 6 ft into a required 

front yard if the following standards are met. 

1. The porch is not enclosed on any side other than what is enclosed by the exterior 

walls of the dwelling. The following are not considered to be enclosures: structural 

supports for a covered porch, projections not extending more than 3 ft upward from 

the surface of the porch, railings, retractable sunshades, screens, or netting. 

2. The surface of the porch does not exceed 18 in high above the average grade. 

3. The porch is at least 5 ft from the front lot line. 

Response: The applicant is aware of these provisions. Provisions will be satisfied at 

the time of future building permit and approval. Compliance can be assured 

through conditions of approval.  

 

19.501.3  Building Height and Side Yard Height Plane Exceptions 

A. Projections such as chimneys, spires, domes, elevator shaft housings, flagpoles, and 

other similar objects not used for human occupancy are not subject to the building height 

and side yard height plane limitations of the Zoning Ordinance, except as provided in an L-

F Zone. 

B. The following encroachments into a side yard height plane are allowed: 

1. Roof overhangs or eaves, provided that they do not extend more than 30 in 

horizontally beyond the side yard height plane. 

2. The gable end of a roof, provided that the encroachment is not more than 8 ft high 

above the side yard height plane or more than 40 ft wide. 

3. Dormers, with the following limitations: 
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a. The highest point of any dormer is at or below the height of the primary 

roof ridge. 

b. The encroachment is not more than 6 ft high above the side yard height 

plane or more than 8 ft wide. 

c. The combined width of all dormers does not exceed 50% of the length of 

the roof on which they are located. 

Response: The applicant is aware of these provisions. Provisions will be 

satisfied prior to the design of homes. Compliance can be assured through 

conditions of approval.  

 

19.501.4  Density Exceptions 

In exchange for the dedication of parkland, residential density may be increased (and lot sizes 

decreased) so that overall parcel density remains the same. (Ord. 2051 § 2, 2012; Ord, 2025 § 2, 

2011) 

Response: This provision is not applicable as no variances to density requirements are 

requested. 

 

19.504 SITE DESIGN STANDARDS 

19.504.1  Clear Vision Areas 

A clear vision area shall be maintained on the corners of all property at the intersection of 2 

streets or a street and a railroad according to the provisions of the clear vision ordinance in 

Chapter 12.24. 

Response: The applicant has satisfied this provision by maintaining a clear vision area on 

the corners of all property at the intersection of two streets. 

 

19.504.2  Maintenance of Minimum Ordinance Requirements 

No lot area, yard, other open space, or off-street parking or loading area shall be reduced by 

conveyance or otherwise below the minimum requirements of this title, except by dedication or 

conveyance for a public use. 

Response: The applicant has satisfied this provision as no lot area, yard, other open space, 

or off-street parking or loading area reduced by conveyance have been proposed. 

 

19.504.3  Dual Use of Required Open Space 

No lot area, yard, or other open space or off-street parking or loading area which is required by 

this title for one use shall be used to meet the required lot area, yard, or other open space or off-

street parking area for another use, except as provided in Subsection 19.605.4. 

Response: The applicant has satisfied this provision as no lot area, yard or off-street 

parking area has been used to meet the required lot area, yard or off-street parking area 

for another use. 

 

19.504.4  Buildings on the Same Lot 

A. In R-10, R-7, and R-5 Zones, 1 primary dwelling shall be permitted per lot. A detached 

accessory dwelling unit may be permitted per Subsection 19.910.1. 

 Response: The applicant has satisfied this provision as only one primary dwelling unit 
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is proposed per lot. 

 

B. In the R-3 Zone, 1 single-family detached dwelling shall be permitted per lot. A detached 

accessory dwelling unit may be permitted per Subsection 19.910.1. Multifamily housing, with 

multiple structures designed for dwelling purposes, may be permitted as a conditional use 

per Section 19.905. 

 Response: This is provision is not applicable as the proposed development is zoned R-5. 

 

19.504.5  Distance from Property Line 

Where a side or rear yard is not required and a structure is not to be erected at the property line, 

it shall be set back at least 3 ft from the property line. 

Response: This provision is not applicable as the R-5 zone has required side and rear yard 

setbacks.  

 

19.504.6  Transition Area Measures 

Where commercial, mixed use, or industrial development is proposed adjacent to properties 

zoned for lower-density residential uses, the following transition measures shall be required. 

These additional requirements are intended to minimize impacts on lower-density residential 

uses.  

A. All yards that abut, or are adjacent across a right-of-way from, a lower-density zone shall be 

at least as wide as the required front yard width of the adjacent lower-density zone. This 

additional yard requirement shall supersede the base zone yard requirements for the 

development property where applicable. 

B.  All yards that abut, or are adjacent across a right-of-way from, a lower-density zone shall be 

maintained as open space. Natural vegetation, landscaping, or fencing shall be provided to 

the 6-ft level to screen lower-density residential uses from direct view across the open space. 

Response: These provisions are not applicable as the proposed development is not zoned 

commercial, mixed use or industrial. 

 

19.504.7  Minimum Vegetation 

No more than 20% of the required vegetation area shall be covered in mulch or bark dust. Mulch 

or bark dust under the canopy of trees or shrubs is excluded from this limit. Plans for 

development shall include landscaping plans which shall be reviewed for conformance to this 

standard. 

Response: The applicant will satisfy this provision as  no more than 30% of the required 

vegetation area shall be covered in mulch or bark dust. Compliance can be assured 

through conditions of approval.  

 

19.504.8  Flag Lot Design and Development Standards 

A. Applicability 

Flag lots in all zones are subject to the development standards of this subsection. 

B. Development Standards 

1. Lot Area Calculation 
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The areas contained within the accessway or pole portion of the lot shall not be 

counted toward meeting the minimum lot area requirement. 

2. Yard Setbacks for Flag Lots 

a. Front and rear yard: The minimum front and rear yard requirement for 

flag lots is 30 ft. 

b. Side yard. The minimum side yard for principal and accessory structures 

in flag lots is 10 ft. 

C. Variances Prohibited 

Variances of lot area, lot width, and lot depth standards are prohibited for flag lots. 

D. Frontage, Accessway, and Driveway Design 

1. Flag lots shall have frontage and access on a public street. The minimum width of the 

accessway and street frontage is 25 ft. The accessway is the pole portion of the lot that 

provides access to the flag portion of the lot. 

2. Abutting flag lots shall have a combined frontage and accessway of 35 ft. For abutting 

accessways of 2 or more flag lots, the accessway of any individual lot shall not be less 

than 15 ft. 

3. Driveway Design and Emergency Vehicle Access 

a. Driveways shall be designed and constructed in accordance with Chapters 

12.16 and 12.24 and the Public Works Standards. 

b. Driveways serving single flag lots shall have a minimum paved width of 

12 ft. 

c. Driveways shall be centered within the accessway to minimize impacts on 

adjoining lots except when otherwise warranted to preserve existing vegetation or 

meet the intent of this subsection. 

d. A paved turnaround area, or other provisions intended to provide 

emergency vehicle access and adequate maneuvering area, may be required. 

e. Driveways serving 2 flag lots shall be consolidated and have a minimum 

shared driveway width of 16 ft. 

f. The flag lot driveway shall be consolidated with the driveway on the 

parent lot to the greatest extent practicable. 

g. Design standards for shared driveways serving more than 3 lots shall be 

specified by the Engineering Director after consultation with the Fire Marshal. 

h. Parking along any portion of the driveway within the accessway is 

prohibited unless the driveway is suitably sized to meet the combined needs of 

parking and emergency access requirements. 

E. Protection of Adjoining Properties 

Flag lots must be screened in accordance with this subsection to minimize potential adverse 

impacts to abutting properties. Fencing and screening must conform to the clear vision 

standards of Chapter 12.24. Fencing shall conform to the standards of Subsection 

19.502.2.B. 

1. Planting and screening must be provided at the time of development. Installation of 

required screening and planting is required prior to final inspections and occupancy of 

the site unless a bond or other surety acceptable to the City Attorney is provided. 

Screening and landscaping shall be installed within 6 months thereafter or the bond will 

be foreclosed. The property owner shall maintain required screening and planting in 
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good and healthy condition. The requirement to maintain required screening and 

planting is continuous. 

2. Impacts to neighboring lots due to use of the flag lot driveway shall be mitigated to the 

greatest extent practicable through screening and planting. Continuous screening along 

lot lines of the flag lot abutting any neighboring lot that is not part of the parent lot from 

which the flag lot was created is required as described below. See Figure 19.504.8.E. 

a. Any combination of dense plantings of trees and shrubs and fencing that 

will provide continuous sight obstruction for the benefit of adjoining properties 

within 3 years of planting is allowed. 

b. Fencing along an accessway may not be located nearer to the street than 

the front building line of the house located on lots that abut the flag lot 

accessway. Dense planting shall be used to provide screening along the 

accessway in areas where fencing is not permitted. 

c. All required screening and planting shall be maintained and preserved to 

ensure continuous protection against potential adverse impacts to adjoining 

property owners. 

F. Tree Mitigation 

All trees 6 in or greater in diameter, as measured at the lowest limb or 4 ft above the 

ground, whichever is less, shall be preserved. Where trees are required to be removed for 

site development, at least 1 evergreen or deciduous tree, of a species known to grow in the 

region, shall be replanted for each tree removed. At planting, deciduous trees shall be a 

minimum of 2 in caliper and evergreen trees shall be a minimum of 5 ft tall. 

G. Landscaping Plan Required 

A landscaping plan shall be submitted to the Planning Director prior to issuance of a 

building permit for new construction. The plan shall be drawn to scale and shall 

accompany development permit applications. The plan shall show the following 

information: 

1. A list of existing vegetation by type, including number, size, and species of trees. 

2. Details for protections of existing trees. 

3. List of existing natural features. 

4. Location and space of existing and proposed plant materials. 

5. List of plant material types by botanical and common names. 

6. Notation of trees to be removed. 

7. Size and quantity of plant materials. 

8. Location of structures on adjoining lots, and location of windows, doors, and 

outdoor use areas on lots that adjoin the flag lot driveway. 

Response: These provisions are not applicable as no flag lots are proposed. 

 

19.504.9  On-Site Walkways and Circulation 

A. Requirement 

All development subject to Chapter 19.700 (excluding single-family and multifamily 

residential development) shall provide a system of walkways that encourages safe and 

convenient pedestrian movement within and through the development site. Redevelopment 

projects that involve remodeling or changes in use shall be brought closer into 

conformance with this requirement to the greatest extent practicable. On-site walkways 
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shall link the site with the public street sidewalk system. Walkways are required between 

parts of a site where the public is invited to walk. Walkways are not required between 

buildings or portions of a site that are not intended or likely to be used by pedestrians, such 

as truck loading docks and warehouses. 

B. Location 

A walkway into the site shall be provided for every 300 ft of street frontage. 

C. Connections 

Walkways shall connect building entrances to one another and building entrances to 

adjacent public streets and existing or planned transit stops. On-site walkways shall 

connect with walkways, sidewalks, bicycle facilities, alleys, and other bicycle or pedestrian 

connections on adjacent properties used or planned for commercial, multifamily, 

institutional, or park use. The City may require connections to be constructed and extended 

to the property line at the time of development. 

D. Routing 

Walkways shall be reasonably direct. Driveway crossings shall be minimized. Internal 

parking lot circulation and design shall provide reasonably direct access for pedestrians 

from streets and transit stops to primary buildings on the site. 

E. Design Standards 

Walkways shall be constructed with a hard surface material, shall be permeable for 

stormwater, and shall be no less than 5 ft in width. If adjacent to a parking area where 

vehicles will overhang the walkway, a 7-ft-wide walkway shall be provided. The walkways 

shall be separated from parking areas and internal driveways using curbing, landscaping, 

or distinctive paving materials. On-site walkways shall be lighted to an average 5/10-

footcandle level. Stairs or ramps shall be provided where necessary to provide a direct 

route. 

Response: These provisions are not applicable as the proposed development is for 

single-family residential development.  

 

19.504.10  Setbacks Adjacent to Transit 

The following requirement applies to all new commercial, office, and institutional development 

within 500 ft of an existing or planned transit route measured along the public sidewalk that 

provides direct access to the transit route: 

When adjacent to a street served by transit, new commercial, office, or institutional development, 

including uses authorized under Section 19.904 Community Service Uses, shall be set back no 

more than 30 ft from the right-of-way that is providing transit service. 

A. An individual building may be set back more than 30 ft, provided the building is part of an 

approved phased development that will result in a future building(s) that complies with the 

30-ft setback standard. 

B. For sites with multiple buildings, the maximum distance from a street with transit to a public 

entrance of the primary building shall be no more than 100 ft. 

C. If the proposed building is part of an institutional campus, the Planning Director may allow 

flexibility in the setback and orientation of the building. As a trade-off for this flexibility, 

enhanced sidewalk connections shall be provided between the institutional building(s) and 

nearby transit stops. 
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D. If the site abuts more than 1 street served by transit, then the maximum setback requirement 

need only apply to 1 street. (Ord. 2106 § 2 (Exh. F), 2015; Ord. 2051 § 2, 2012; Ord. 2025 § 

2, 2011) 

Response: These provisions are not applicable as the proposed development is not zoned 

for commercial, office or institutional development. 

 

19.505 BUILDING DESIGN STANDARDS 

19.505.1  Design Standards for Single-Family Dwellings and Duplexes 

C. Standards 

All buildings that meet the applicability provisions in Subsection 19.505.1.B shall meet the 

following design standards. The graphics provided are intended to illustrate how 

development could comply with these standards and should not be interpreted as requiring 

a specific architectural style. An architectural feature may be used to comply with more 

than one standard. 

An applicant may request a variance to the Detailed Design standards in Subsection 

19.505.1.C.4 through a Type II review, pursuant to Subsection 19.911.3.B. Variances to any 

other design standards requires a variance through a Type III review, per Subsection 

19.911.3.C. 

1. Articulation 

All buildings shall incorporate design elements that break up all street-facing façades 

into smaller planes as follows. See Figure 19.505.1.C.1 for illustration of articulation. 

a. For buildings with 30-60 ft of street frontage, a minimum of 1 of the 

following elements shall be provided along the street-facing façades. 

(1) A porch at least 5 ft deep. 

(2) A balcony that is at least 2 ft deep and is accessible from an 

interior room. 

(3) A bay window that extends at least 2 ft wide. 

(4) A section of the façade that is recessed by at least 2 ft deep and 6 ft 

long. 

(5) A gabled dormer. 

b. For buildings with over 60 ft of street frontage, at least 1 element in 

Subsection 19.505.1.C.1.a(1)-(4) above shall be provided for every 30 ft of street 

frontage. Elements shall be distributed along the length of the façade so that there 

are no more than 30 ft between 2 elements. 

c. For buildings with less than 30 ft of street frontage, the building 

articulation standard is not applicable. 

Response: The applicant is aware of this provision. Compliance can be 

assured through conditions of approval.  

 2. Eyes on the Street 

At least 12% of the area of each street-facing façade must be windows or 

entrance doors. See Figure 19.505.1.C.2 for illustration of eyes on the street. 

a. Windows used to meet this standard must be transparent and allow views 

from the building to the street. Glass blocks and privacy windows in 

bathrooms do not meet this standard. 
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b. Half of the total window area in the door(s) of an attached garage counts 

toward the eyes on the street standard. All of the window area in the 

street-facing wall(s) of an attached garage count toward meeting this 

standard. 

c. Window area is considered the entire area within the outer window frame, 

including any interior window grid. 

d. Doors used to meet this standard must face the street or be at an angle of 

no greater than 45 degrees from the street. 

e. Door area is considered the portion of the door that moves. Door frames do 

not count toward this standard. 

Response: The applicant is aware of this provision. Compliance can be 

assured through conditions of approval.  

 3. Main Entrance 

At least 1 main entrance must meet both of the following standards. See Figure 

19.505.1.C.3 for illustration of main entrances. 

a. Be no further than 8 ft behind the longest street-facing wall of the 

building. 

b. Face the street, be at an angle of up to 45 degrees from the street, or 

open onto a porch. If the entrance opens up onto a porch, the porch 

must meet all of these additional standards. 

(1) Be at least 25 sq ft in area with a minimum 4-ft depth. 

(2) Have at least 1 porch entry facing the street. 

(3) Have a roof that is no more than 12 ft above the floor of the 

porch. 

(4) Have a roof that covers at least 30% of the porch area. 

Response: The applicant is aware of this provision. Compliance can 

be assured through conditions of approval.  

 

4. Detailed Design 

All buildings shall include at least 5 of the following features on any street-facing 

façade. See Figure 19.505.1.C.4 for illustration of detailed design elements. 

a. Covered porch at least 5 ft deep, as measured horizontally from the face of 

the main building façade to the edge of the deck, and at least 5 ft wide. 

b. Recessed entry area at least 2 ft deep, as measured horizontally from the 

face of the main building façade, and at least 5 ft wide. 

c. Offset on the building face of at least 16 in from 1 exterior wall surface to 

the other. 

d. Dormer that is at least 4 ft wide and integrated into the roof form. 

e. Roof eaves with a minimum projection of 12 in from the intersection of the 

roof and the exterior walls. 
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f.  Roof line offsets of at least 2 ft from the top surface of 1 roof to the top 

surface of the other. 

g. Tile or wood shingle roofs. 

h. Horizontal lap siding between 3 to 7 in wide (the visible portion once 

installed). The siding material may be wood, fiber-cement, or vinyl. 

i. Brick, cedar shingles, stucco, or other similar decorative materials 

covering at least 40% of the street-facing façade. 

j. Gable roof, hip roof, or gambrel roof design. 

k. Window trim around all windows at least 3 in wide and 5/8 in deep. 

l. Window recesses, in all windows, of at least 3 in as measured horizontally 

from the face of the building façade. 

m. Balcony that is at least 3 ft deep, 5 ft wide, and accessible from an interior 

room. 

n. One roof pitch of at least 500 sq ft in area that is sloped to face the 

southern sky and has its eave line oriented within 30 degrees of the true 

north/south axis. 

o. Bay window at least 2 ft deep and 5 ft long. 

p. Attached garage width, as measured between the inside of the garage door 

frame, of 35% or less of the length of the street-facing façade. 

Response: The applicant is aware of this provision. Compliance will be 

reviewed at the time of future building permit.   

 

5. Standards for Duplexes 

In addition to the other standards in Subsection 19.505.1, duplexes shall also comply 

with the following standards. 

a. The exterior finish of the structure must be the same for both units. 

b. The eaves must be uniform for the entire structure. 

c. The window and door trim must be the same in type, size, and location for 

the entire structure. 

d. Windows must match in proportion and orientation for the entire 

structure. 

e. For duplexes or corner lots, each entrance is required to face a separate 

street frontage. Where an existing house is being converted, 1 main entrance with 

internal access to both units is allowed. 

f. For duplexes facing 1 frontage, the following standards apply. 

(1) Only 1 entrance is required to face the frontage. 

(2) Where more than 1 entrance to the structure faces the street, each 

separate entrance is required to meet the standards of Subsection 

19.505.1.C.3. 

(3) A second entrance from a side or rear yard is not allowed within 

10 ft of the side or rear property line. 

Response: These provisions are not applicable as no duplexes are 

proposed.  

 

19.505.2  Garage and Carport Standards 
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C. Standards 

1. The front of a garage or carport can be no closer to the front lot line than the longest 

street-facing wall of the house that encloses living area. The following exceptions apply: 

a. A garage or carport may extend up to 5 ft in front if there is a covered 

front porch and the garage or carport does not extend beyond the front of the 

porch. 

b. A garage may extend up to 5 ft in front if the garage is part of a 2-story 

façade that has a window at least 12 sq ft in area on the second story that faces 

the street. 

2. The width of a street-facing garage door(s), as measured between the inside of the 

garage door frame, may not exceed 40% of the total width of the street-facing façades on 

the same street frontage as the garage door. See Figure 19.505.2.C.2. Notwithstanding 

this limit, a dwelling is allowed 1 12-ft-wide garage door, regardless of the total width of 

street-facing façades. 

The maximum allowed garage width may be increased to 50% of the total width of the 

street-facing façade if a total of 7 detailed design elements in Subsection 19.505.1.C.4 

are included on the street-facing façade. 

3. Garages may be side-oriented to the front lot line if the eyes on the street standard in 

Subsection 19.505.1.C.2 is met. 

Response: The applicant is aware of this provision. Compliance can be assured 

through conditions of approval.  

 

19.605 VEHICLE PARKING QUANTITY REQUIREMENTS 

19.605.1  Minimum and Maximum Requirements 

A.    Development shall provide at least the minimum and not more than the maximum 

number of parking spaces as listed in Table 19.605.1. Modifications to the standards in 

Table 19.605.1 may be made as per Section 19.605. Where multiple ratios are listed, the 

Planning Director shall determine which ratio to apply to the proposed development or use. 

Response: The applicant has satisfied this provision by providing the minimum off-

street parking requirement for the R-5 zone of one parking space per dwelling unit. 

There is no maximum off-street parking requirement for the R-5 zone (see Table 

19.605.1). 

 

19.607 OFF-STREET PARKING STANDARDS FOR RESIDENTIAL AREAS  

19.607.1  Residential Driveways and Vehicle Parking Areas 

A. Dimensions 

Off-street parking space dimensions for required parking spaces are 9 ft wide x 18 ft deep. 

B. Location 

1. Off-street vehicle parking shall be located on the same lot as the associated 

dwelling, unless shared parking is approved per Subsection 19.605.4. 

2. No portion of the required parking space is allowed within the following areas. 

See Figure 19.607.1.B.2. These standards do not apply to off-street parking for 

cottage clusters, which are subject to the standards in Subsection 19.505.4. 

a. Within the required front yard or within 15 ft of the front lot line, whichever 

is greater. 

b. Within a required street side yard. 
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Response: The applicant is aware of this provision. Compliance can be 

assured through conditions of approval.  

 

C. Parking Surface Materials 

Parking of vehicles shall only be allowed on surfaces described in Subsection 19.607.1.C. 

1. The following areas are required to have a durable and dust-free hard surface, 

and shall be maintained for all-weather use. The use of pervious concrete, pervious 

paving, driveway strips, or an in-ground grid or lattice surface is encouraged to 

reduce stormwater runoff. 

a. Required parking space(s). 

b. All vehicle parking spaces and maneuvering areas located within a required 

front or side yard. Areas for boat or RV parking are exempt from this requirement 

and may be graveled. 

c. All off-street parking and maneuvering areas for a residential home. 

2. Maneuvering areas and unrequired parking areas that are outside of a required 

front or side yard are allowed to have a gravel surface. 

Response: The applicant is aware of this provision. Compliance can be assured 

through conditions of approval.  

 

D.  Parking Area Limitations 

Uncovered parking spaces and maneuvering areas for vehicles, and for recreational 

vehicles and pleasure craft as described in Subsection 19.607.2.B, have the following area 

limitations. See Figure 19.607.1.D. The pole portion of a flag lot is not included in these 

area limitations. 

These standards do not apply to off-street parking for cottage clusters, which are subject to 

the standards in Subsection 19.505.4; nor to rowhouses, which are subject to the standards 

in Subsection 19.505.5. 

a. Uncovered parking spaces and maneuvering areas cannot exceed 50% of the 

front yard area. 

b. Uncovered parking spaces and maneuvering areas cannot exceed 30% of the 

required street side yard area. 

 c. No more than 3 residential parking spaces are allowed within the required 

front yard. A residential parking space in the required front yard is any 9- x 18-ft 

rectangle that is entirely within the required front yard that does not overlap with 

another 9- x 18-ft rectangle within the required front yard. 

Response: The applicant is aware of these provisions and will address 

compliance when designing the proposed off-street parking.  

 

Figure 19.607.1.D 

Front and Street Side Yard Parking Area Limits 

E. Additional Driveway Standards 

1. Parking areas and driveways on the property shall align with the approved 

driveway approach and shall not be wider than the approved driveway approach 

within 10 ft of the right-of-way boundary. 
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2. Properties that take access from streets other than local streets and neighborhood 

routes shall provide a turnaround area on site that allows vehicles to enter the right-

of-way in a forward motion. 

Response: The applicant is aware of this provision. Compliance can be assured 

through conditions of approval.  

 

19.703 REVIEW PROCESS  

19.703.1  Preapplication Conference 

For all proposed development that requires a land use application and is subject to Chapter 

19.700 per Section 19.702, the applicant shall schedule a preapplication conference with the 

City prior to submittal of the land use application. The Engineering Director may waive this 

requirement for proposals that are not complex. 

Response: This provision has been satisfied as the applicant attended a pre-application 

conference with the City on Thursday, March 10
th

, 2016. 

 

19.703.2  Application Submittal 

For all proposed development that is subject to Chapter 19.700 per Section 19.702, one of the 

following types of applications is required. 

A. Development Permit Application 

If the proposed development does not require a land use application, compliance with 

Chapter 19.700 will be reviewed as part of the development permit application submittal. 

B. Transportation Facilities Review (TFR) Land Use Application 

If the proposed development triggers a transportation impact study (TIS) per Section 

19.704, a TFR land use application shall be required. Compliance with Chapter 19.700 will 

be reviewed as part of the TFR application submittal and will be subject to a Type II review 

process as set forth in Section 19.1005. The TFR application shall be consolidated with, 

and processed concurrently with, any other required land use applications. 

If the proposed development does not trigger a TIS per Section 19.704, but does require the 

submittal of other land use applications, compliance with Chapter 19.700 will be reviewed 

during the review of the other land use applications. 

Response: This provision is not applicable as a TFR is not required. The 14-lot 

residential development currently proposed is projected to generate 14 new trips 

during the evening peak hour, with 9 entering and 5 exiting the site. The estimated 

daily traffic volumes for the site are 140 new trips, with half entering and half exiting. 

 

19.703.3  Approval Criteria 

For all proposed development that is subject to Chapter 19.700 per Section 19.702, the required 

development permit and/or land use application shall demonstrate compliance with the following 

approval criteria at the time of submittal. 

A. Procedures, Requirements, and Standards 

Development and related public facility improvements shall comply with procedures, 

requirements, and standards of Chapter 19.700 and the Public Works Standards. 

Response: The applicant has satisfied this provision and has documented compliance 

with the standards of Chapter 19.700 and the Public Works Standards via this 

narrative. 

 



  

Mission Park Subdivision – 5126 SE King Rd. Milwaukie, OR 97222 WESTLAKE CONSULTANTS, Inc.     33       

B. Transportation Facility Improvements 

Development shall provide transportation improvements and mitigation at the time of 

development in rough proportion to the potential impacts of the development per Section 

19.705 Rough Proportionality, except as allowed by Section 19.706 Fee in Lieu of 

Construction. 

Development in downtown zones that is exempt per Subsection 19.702.3.B shall only be 

required to provide transportation improvements that are identified by a Transportation 

Impact Study as necessary to mitigate the development’s transportation impacts. Such 

development is not required to provide on-site frontage improvements. 

Response: To satisfy this provision, at the time of development the applicant will 

provide transportation improvements and mitigation in rough proportion to the 

potential impacts of the development. Compliance can be assured through conditions 

of approval.  

 

C. Safety and Functionality Standards 

The City will not issue any development permits unless the proposed development complies 

with the City’s basic safety and functionality standards, the purpose of which is to ensure 

that development does not occur in areas where the surrounding public facilities are 

inadequate. Upon submittal of a development permit application, an applicant shall 

demonstrate that the development property has or will have all of the following: 

1. Adequate street drainage, as determined by the Engineering Director. 

2. Safe access and clear vision at intersections, as determined by the Engineering 

Director. 

3. Adequate public utilities, as determined by the Engineering Director. 

4. Access onto a public street with the minimum paved widths as stated in 

Subsection 19.703.3.C.5 below. 

5.  Adequate frontage improvements as follows: 

a. For local streets, a minimum paved width of 16 ft along the site’s frontage. 

b. For nonlocal streets, a minimum paved width of 20 ft along the site’s 

frontage. 

c.  For all streets, a minimum horizontal right-of-way clearance of 20 ft along 

the site’s frontage. 

6. Compliance with Level of Service D for all intersections impacted by the 

development, except those on Oregon Highway 99E that shall be subject to the 

following: 

a. Level of Service F for the first hour of the morning or evening 2-hour peak 

period. 

b. Level of Service E for the second hour of the morning or evening 2-hour peak 

period. 

Response: The applicant will satisfy these provisions by demonstrating 

compliance upon submittal of a development permit application. 

 

19.704.2  TIS General Provisions 

A. All transportation impact studies, including neighborhood through-trip and access 

studies, shall be prepared and certified by a registered Traffic or Civil Engineer in the State 

of Oregon. 
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Response: The provisions of section 19.704.2. are not applicable as a transportation 

impact study is not required.  

 

19.708 TRANSPORTATION FACILITY REQUIREMENTS 

19.708.1  General Street Requirements and Standards 

A. Access Management 

All development subject to Chapter 19.700 shall comply with access management standards 

contained in Chapter 12.16. 

Response: The applicant has utilized this narrative to address compliance with the 

access management standards contained in Chapter 12.16. 

 

B. Clear Vision 

All development subject to Chapter 19.700 shall comply with clear vision standards 

contained in Chapter 12.24. 

Response: The applicant has utilized this narrative to address compliance with the 

clear vision standards contained in Chapter 12.24. 

 

C. Development in Downtown Zones 

Street design standards and right-of-way dedication for the downtown zones are subject to 

the requirements of the Milwaukie Public Works Standards, which implement the 

streetscape design of the Milwaukie Downtown and Riverfront Plan: Public Area 

Requirements (PAR). Unless specifically stated otherwise, the standards in Section 19.708 

do not apply to development located in the downtown zones or on street sections shown in 

the PAR per Subsection 19.304.6. 

Response: This provision is not applicable as the proposed development is not within a 

downtown zone. 

 

D. Development in Non-Downtown Zones 

Development in a non-downtown zone that has frontage on a street section shown in the 

PAR is subject to the requirements of the Milwaukie Public Works Standards, which 

implements the street design standards and right-of-way dedication requirements contained 

in the PAR for that street frontage. The following general provisions apply only to street 

frontages that are not shown in the PAR and for development that is not in any of the 

downtown zones listed in Subsection 19.708.1.C above: 

1. Streets shall be designed and improved in accordance with the standards of this chapter 

and the Public Works Standards. ODOT facilities shall be designed consistent with State 

and federal standards. County facilities shall be designed consistent with County 

standards. 

2. Streets shall be designed according to their functional classification per Figure 8-3b of 

the TSP. 

3. Street right-of-way shall be dedicated to the public for street purposes in accordance 

with Subsection 19.708.2. Right-of-way shall be dedicated at the corners of street 

intersections to accommodate the required turning radii and transportation facilities in 

accordance with Section 19.708 and the Public Works Standards. Additional dedication 
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may be required at intersections for improvements identified by the TSP or a required 

transportation impact study. 

4. The City shall not approve any development permits for a proposed development unless it 

has frontage or approved access to a public street. 

5. Off-site street improvements shall only be required to ensure adequate access to the 

proposed development and to mitigate for off-site impacts of the proposed development. 

6. The following provisions apply to all new public streets and extensions to existing public 

streets. 

a. All new streets shall be dedicated and improved in accordance with this 

chapter. 

b. Dedication and construction of a half-street is generally not acceptable. 

However, a half-street may be approved where it is essential to allow reasonable 

development of a property and when the review authority finds that it will be 

possible for the property adjoining the half-street to dedicate and improve the 

remainder of the street when it develops. The minimum paved roadway width for 

a half-street shall be the minimum width necessary to accommodate 2 travel lanes 

pursuant to Subsection 19.708.2. 

7. Traffic calming may be required for existing or new streets. Traffic calming devices shall 

be designed in accordance with the Public Works Standards or with the approval of the 

Engineering Director. 

8. Railroad Crossings 

Where anticipated development impacts trigger a need to install or improve a railroad 

crossing, the cost for such improvements may be a condition of development approval. 

9. Street Signs 

The City shall install all street signs, relative to traffic control and street names, as 

specified by the Engineering Director. The applicant shall reimburse the City for the 

cost of all such signs installed by the City. 

10. Streetlights 

The location of streetlights shall be noted on approved development plans. Streetlights 

shall be installed in accordance with the Public Works Standards or with the approval 

of the Engineering Director. 

Response: These provisions govern implementation following approval of a plan to 

construct a public street. Compliance can be assured through a condition of approval.  

 

E. Street Layout and Connectivity 

1. The length, width, and shape of blocks shall take lot size standards, access and 

circulation needs, traffic safety, and topographic limitations into consideration. 

2. The street network shall be generally rectilinear but may vary due to topography or other 

natural conditions. 

3. Streets shall be extended to the boundary lines of the developing property where 

necessary to give access to or allow for future development of adjoining properties. 

a. Temporary turnarounds shall be constructed for street stubs in excess of 

150 ft in length. Drainage facilities shall be constructed to properly manage 

stormwater runoff from temporary turnarounds. 



  

Mission Park Subdivision – 5126 SE King Rd. Milwaukie, OR 97222 WESTLAKE CONSULTANTS, Inc.     36       

b. Street stubs to adjoining properties shall not be considered turnarounds, 

unless required and designed as turnarounds, since they are intended to continue 

as through streets when adjoining properties develop. 

c. Reserve strips may be required in order to ensure the eventual 

continuation or completion of a street. 

4. Permanent turnarounds shall only be provided when no opportunity exists for creating a 

through street connection. The lack of present ownership or control over abutting 

property shall not be grounds for construction of a turnaround. For proposed land 

division sites that are 3 acres or larger, a street ending in a turnaround shall have a 

maximum length of 200 ft, as measured from the cross street right-of-way to the farthest 

point of right-of-way containing the turnaround. For proposed land division sites that are 

less than 3 acres, a street ending in a turnaround shall have a maximum length of 400 ft, 

measured from the cross street right-of-way to the farthest point of right-of-way 

containing the turnaround. Turnarounds shall be designed in accordance with the 

requirements of the Public Works Standards. The requirements of this subsection may be 

adjusted by the Engineering Director to avoid alignments that encourage nonlocal 

through traffic. 

5. Closed-end street systems may serve no more than 20 dwellings. 

 Response: The applicant examined the subject property’s existing conditions, as well as 

the surrounding street network, circulation needs and traffic safety prior to the design 

of the proposed streets, Llewellyn St. and SW 51
st
 Ave. To show possible future 

development of surrounding properties the applicant has provided a future connectivity 

and development concept plan (see Exhibit J).   This plan depicts conceptually how 

surrounding adjacent properties to the south and east of the subject site may be divided 

under current zoning and served by the public streets proposed in this application. 

When overall configuration, gross lot areas, existing improvements, minimum setbacks 

and current zoning are combined for each, adjacent parcels east and south are divisible 

as depicted on Exhibit J and in the case of Tax Lot 10600 and 10700, not dividable.  The 

proposed public streets in this application to allow for and provide for future 

development adjoining properties.  There are no permanent turnarounds proposed.  

The applicable provision of these sections are satisfied. 

 

F. Intersection Design and Spacing 

1. Connecting street intersections shall be located to provide for traffic flow, safety, and 

turning movements, as conditions warrant. 

2. Street and intersection alignments for local streets shall facilitate local circulation but 

avoid alignments that encourage nonlocal through traffic. 

3. Streets should generally be aligned to intersect at right angles (90 degrees). Angles of 

less than 75 degrees will not be permitted unless the Engineering Director has approved 

a special intersection design. 

4. New streets shall intersect at existing street intersections so that centerlines are not 

offset. Where existing streets adjacent to a proposed development do not align properly, 

conditions shall be imposed on the development to provide for proper alignment. 

5. Minimum and maximum block perimeter standards are provided in Table 19.708.1. 

6. Minimum and maximum intersection spacing standards are provided in Table 19.708.1. 
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Response: In satisfaction of these subsections, this subdivision application proposes 

local public streets on the property that are designed and located to provide for traffic 

flow and turning movements into and through the subject site.   As depicted on Exhbiit 

J, the proposed local streets are aligned at right angles and facilitate local circulation.   

The proposed SE 51
st
 local public street will intersect with the existing King Road and 

there is no existing intersection centerline offsets involved given there is no existing 

street opposite the subject site on the north side of King Road.   Future extension of the 

proposed local street comply with block perimeter local street standards.    

 

As depicted on Exhibit K, this application proposes a 14 lot subdivision and a new local 

street intersection onto King Road, an arterial street, in approximately the middle of 

the existing block between SE Home and SE 52
nd

 Avenues which is less than 530’ 

minimum distance between Arterial intersections.    The intersection location is 

proposed in this location due to a combination of existing conditions including the total 

length of public street frontage of the subject site on King Road, existing driveway 

access of the adjacent property at the northeast corner of the subject site, underlying 

R5 zoning lot area and dimensional standards, and the proposed 6.5 feet of King Road 

right-of-way dedication along the subject site King Road frontage.  Further, as depicted 

on Exhibit K, the Tax Assessor map for the subject site, this application is a replat of 

the existing 32 lots in the Minthorn Addition subdivision plat underlying the subject 

site.   As per Section 19.702.1.C, the entire Chapter 19.700 is applicable to replats that 

increase the number of lots.    The replatted 14 lots resulting from this application is less 

than the existing 32 platted lots.   Thus, the minimum 530’ arterial intersection spacing 

standard is not applicable to this application.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

19.708.2  Street Design Standards 

Table 19.708.2 contains the street design elements and dimensional standards for street cross 

sections by functional classification. Dimensions are shown as ranges to allow for flexibility in 

developing the most appropriate cross section for a given street or portion of street based on 

existing conditions and the surrounding development pattern. The additional street design 

Table 19.708.1 

Street/Intersection Spacing 

Street 

Classification 

Minimum 

Distance 

Between 

Street 

Intersections 

Maximum 

Distance 

Between Street 

Intersections 

Maximum 

Block 

Perimeter 

Arterial 530’ 1,000’ 2600’ 

Collector 300’ 600’ 1800’ 

Neighborhood 

Route 

150’ 530’ 1650’ 

Local 100’ 530’ 1650’ 
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standards in Subsection 19.708.2.A augment the dimensional standards contained in Table 

19.708.2. The Engineering Director will rely on Table 19.708.2 and Subsection 19.708.2.A to 

determine the full-width cross section for a specific street segment based on functional 

classification. The full-width cross section is the sum total of the widest dimension of all 

individual street elements. If the Engineering Director determines that a full-width cross section 

is appropriate and feasible, a full-width cross section will be required. If the Engineering 

Director determines that a full-width cross section is not appropriate or feasible, the 

Engineering Director will modify the full-width cross section requirement using the guidelines 

provided in Subsection 19.708.2.B. Standards for design speed, horizontal/vertical curves, 

grades, and curb return radii are specified in the Public Works Standards. 

 
 

A. Additional Street Design Standards 

These standards augment the dimensional standards contained in Table 19.708.2 and may 

increase the width of an individual street element and/or the full-width right-of-way 

dimension. 

1. Minimum 10-ft travel lane width shall be provided on local streets with no on-street 

parking. 

2. Where travel lanes are next to a curb line, an additional 1 ft of travel lane width shall be 

provided. Where a travel lane is located between curbs, an additional 2 ft of travel lane 

width shall be provided. 

3. Where shared lanes or bicycle boulevards are planned, up to an additional 6 ft of travel 

lane width shall be provided. 

4. Bike lane widths may be reduced to a minimum of 4 ft where unusual circumstances exist, 

as determined by the Engineering Director, and where such a reduction would not result 

in a safety hazard. 

5. Where a curb is required by the Engineering Director, it shall be designed in accordance 

with the Public Works Standards. 

6. Center turn lanes are not required for truck and bus routes on street classifications other 

than arterial roads. 

7. On-street parking in industrial zones shall have a minimum width of 8 ft. 

8. On-street parking in commercial zones shall have a minimum width of 7 ft. 

9. On-street parking in residential zones shall have a minimum width of 6 ft. 

10. Sidewalk widths may be reduced to a minimum of 4 ft for short distances for the purpose 

of avoiding obstacles within the public right-of-way including, but not limited to, trees 

and power poles. 
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11. Landscape strip widths shall be measured from back of curb to front of sidewalk. 

12. Where landscape strips are required, street trees shall be provided a minimum of every 

40 ft in accordance with the Public Works Standards and the Milwaukie Street Tree List 

and Street Tree Planting Guidelines. 

13. Where water quality treatment is provided within the public right-of-way, the landscape 

strip width may be increased to accommodate the required treatment area. 

14. A minimum of 6 in shall be required between a property line and the street element that 

abuts it; e.g., sidewalk or landscape strip. 

Response:  As depicted on the preliminary plan set submitted with this application, SE 

51
st
 Avenue is proposed with 32’ wide asphalt which provides for on-street parking on 

both sides of street and SE Llewyln Street is proposed with 28’ of asphalt which 

provides for parking on one side of street. All proposed on-street parking will have a 

minimum width of 6’.  

 

19.708.3  Sidewalk Requirements and Standards 

B. Sidewalk Requirements 

1. Requirements 

Sidewalks shall be provided on the public street frontage of all development per the 

requirements of this chapter. Sidewalks shall generally be constructed within the 

dedicated public right-of-way, but may be located outside of the right-of-way within a 

public easement with the approval of the Engineering Director. 

2. Design Standards 

Sidewalks shall be designed and improved in accordance with the requirements of this 

chapter and the Public Works Standards. 

3. Maintenance 

Abutting property owners shall be responsible for maintaining sidewalks and 

landscape strips in accordance with Chapter 12.04. 

Response: As Pre-Application Conference Notes from the City of Milwaukie staff 

the applicant has proposed curb-tight 6 foot sidewalks on Llewellyn St. and SE 

51
st
 Ave. Proposed sidewalks are designed to satisfy all applicable Milwaukie 

Development Standards. ADA compliant ramps are proposed at the end of all 

sidewalks (see Exhibit H). 

 

19.1003 APPLICATION SUBMITTAL AND COMPLETENESS REVIEW  

19.1003.2  Application Submittal Requirements 

A. Application form, including signature(s) of the property owner or public agency initiating 

the application. 

B. Deed, title report, or other proof of ownership. 

C. Detailed and comprehensive description of all existing and proposed uses and structures, 

including a summary of all information contained in any site plans. The description may 

need to include both a written and graphic component such as elevation drawings, 3-D 

models, and photo simulations, etc. For applications where the subjective aspects of the 

height and mass of the proposed development will be evaluated at a public hearing, 

temporary on-site “story pole” installations that simulate the proposed development, and 

photographic representations thereof, may be required at the time of application submittal. 
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D. Detailed statement that demonstrates how the proposal meets all applicable approval 

criteria, zoning and land use regulations, and development standards. 

E. Site plan(s), preliminary plat, or final plat as applicable. 

F. All materials identified on the Submittal Requirements form, including the signature(s) of 

the applicant submitting the materials. 

G. Payment of all applicable land use application fee(s) and deposit(s), based on the fee 

schedule in effect on the date of application submittal. 

H. Copy of a valid preapplication conference report if one was required per Subsection 

19.1002.2. 

Response: The applicant has satisfied this provision by submitting with this 

application all required materials (see page i – List of Exhibits) 

 

19.1006 TYPE III REVIEW  

19.1006.1  Preapplication Conference 

A preapplication conference is required for Type III applications per Section 19.1002. 

Response: This provision has been satisfied as the applicant attended a pre-application 

conference with the City on Thursday, March 10
th

, 2016. 

 

19.1006.2  Type III Application Requirements 

A. Type III applications shall be made on forms provided by the Planning Director and shall 

include all of the information required by Subsection 19.1003.2. 

Response: The applicant has satisfied this provision by including with this application 

all submittal materials required by Subsection 19.1003.2 (see page i – List of Exhibits). 

 

19.1203 SOLAR ACCESS FOR NEW DEVELOPMENT  

19.1203.3  Design Standard 

At least 80% of the lots in a development subject to these provisions shall comply with one or 

more of the options in this subsection; provided a development may, but is not required to, use 

the options in Subsections 19.1203.3.B or C below to comply with Section 19.1203. 

 A. Basic Requirement 

A lot complies with Subsection 19.1203.3 if it: 

1. Has a north-south dimension of 90 ft or more; and 

2. Has a front lot line that is oriented within 30 degrees of a true east-west axis (see 

Figure 19.1203.3). 

Figure 19.1203.3 

Solar Lot Option 1: Basic Requirements 

B. Protected Solar Building Line Option 

In the alternative, a lot complies with Subsection 19.1203.3 if a solar building line is used 

to protect solar access as follows: 

1. A protected solar building line is designated on the plat or in documents recorded 

with the plat; and 

2. The protected solar building line is oriented within 30 degrees of a true east-west 

axis; and 

3. There are at least 70 ft between the protected solar building line and the middle 

of the north-south dimension of the lot to the south, measured along a line 

perpendicular to the protected solar building line; and 
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4. There are least 45 ft between the protected solar building line and the northern 

edge of the buildable area of the lot, or habitable structures are situated so that at 

least 80% of their south-facing wall will not be shaded by structures or nonexempt 

vegetation (see Figure 19.1202.1-4). 

C. Performance Option 

In the alternative, a lot complies with Subsection 19.1203.3 if: 

1. Habitable structures built on that lot will have their long axis oriented within 30 

degrees of a true east-west axis, and at least 80% of their ground floor south wall will 

be protected from shade by structures and nonexempt trees using appropriate deed 

restrictions; or 

2. Habitable structures built on that lot will orient at least 32% of their glazing, and 

at least 500 sq ft of their roof area, to face within 30 degrees east or west of true south, 

and that glazing and roof area are protected from shade by structures and nonexempt 

trees using appropriate deed restrictions. 

19.1203.4  Exemptions from Design Standard 

A development is exempt from Subsection 19.1203.3 if the Director finds the applicant has shown 

that one or more of the following conditions apply to the site. A development is partially exempt 

from Subsection 19.1203.3 to the extent the Director finds the applicant has shown that one or 

more of the following conditions apply to a corresponding portion of the site. If a partial 

exemption is granted for a given development, the remainder of the development shall comply 

with Subsection 19.1203.3. 

A. Slopes 

The site, or a portion of the site for which the exemption is sought, is sloped 20% or more in 

a direction greater than 45 degrees east or west of true south, based on a topographic 

survey by a licensed professional land surveyor or USGS or other officially recognized 

topographic information. 

B. Off-Site Shade 

The site, or a portion of the site for which the exemption is sought, is within the shadow 

pattern of off-site features, such as, but not limited to, structures, topography, or nonexempt 

vegetation, which will remain after development occurs on the site from which the shade is 

originating. 

1. Shade from an existing or approved off-site dwelling in a single-family residential 

zone, and from topographic features, is assumed to remain after development of the 

site. 

2. Shade from an off-site structure in a zone other than a single-family residential 

zone is assumed to be the shadow pattern of the existing or approved development 

thereon or the shadow pattern that would result from the largest structure allowed at 

the closest setback on adjoining land, whether or not that structure now exists. 

3. Shade from off-site vegetation is assumed to remain after development of the site 

if: the trees that cause it are situated in a required setback; they are part of a 

developed area, public park, or legally reserved open space; they are in or separated 

from the developable remainder of a parcel by an undevelopable area or feature; or 

they are part of landscaping required pursuant to local law. 

4. Shade from other offsite sources is assumed to be shade that exists or that will be 

cast by development for which applicable local permits have been approved on the 

date a complete application for the development is filed. 
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C. On-Site Shade 

The site, or a portion of the site for which the exemption is requested: 

1. Is within the shadow pattern of on-site features such as, but not limited to, 

structures and topography which will remain after the development occurs; or 

2. Contains nonexempt trees at least 30 ft tall and more than 6 in. in diameter 

measured 4 ft above the ground, which have a crown cover over at least 80% of the 

site or the relevant portion. The applicant can show such crown cover exists using a 

scaled survey or an aerial photograph. If granted, the exemption shall be approved 

subject to the condition that the applicant preserve at least 50% of the crown cover 

that causes the shade that warrants the exemption. The applicant shall file a note on 

the plat or other documents in the office of the County Recorder binding the applicant 

to comply with this requirement. The City shall be made a party to any covenant or 

restriction created to enforce any provision of this section. The covenant or restriction 

shall not be amended without written City approval. 

D. Completion of Phased Subdivision 

The site is part of a phased subdivision, none of which was subject to Section 19.1203, and 

the site and the remainder of the unplatted portion of the phased subdivision contains no 

more than 20% of the lots in all phases of the subdivision. 

19.1203.5  Adjustment to Design Standard 

The Director shall reduce the percentage of lots that must comply with Subsection 19.1203.3, to 

the minimum extent necessary, if he or she finds the applicant has shown it would cause or is 

subject to one or more of the following conditions. 

A. Adverse Impacts on Density, Cost, or Amenities 

1. If the design standard in Subsection 19.1203.3.A is applied, either the resulting 

density is less than that proposed, or on-site site development costs (e.g., grading, 

water, storm drainage, sanitary systems, and road) and solar-related off-site site 

development costs are at least 5% more per lot than if the standard is not applied. The 

following conditions, among others, could constrain the design of a development in 

such a way that compliance with Subsection 19.1203.3.A would reduce density or 

increase costs per lot in this manner. The applicant shall show which, if any, of these 

or other similar site characteristics apply in an application for a development: 

a. The portion of the site for which the adjustment is sought has a natural 

grade that is sloped 10% or more and is oriented greater than 45 degrees east or 

west of true south, based on a topographic survey of the site by a professional 

land surveyor, USGS, or other officially recognized topographic information; 

b. There is a significant natural feature on the site, identified as such in the 

Comprehensive Plan or Development Ordinance, that prevents given streets or 

lots from being oriented for solar access, and it will exist after the site is 

developed; 

c. Existing road patterns must be continued through the site or must 

terminate on the site to comply with applicable road standards or public road 

plans in a way that prevents given streets or lots in the development from being 

oriented for solar access; 

d. An existing public easement or right-of-way prevents given streets or lots 

in the development from being oriented for solar access. 
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2. If the design standard in Subsection 19.1203.3.A applies to a given lot or lots, 

significant development amenities that would otherwise benefit the lot(s) will be lost or 

impaired. Evidence that a significant diminution in the market value of the lot(s) would 

result from having the lot(s) comply with Subsection 19.1203.3.A is relevant to whether 

a significant development amenity is lost or impaired. 

 Response: As per the applicable provisions of this section, the design standard for solar 

access for a development creating lots in a single-family zone are contained in Section 

19.1203.3, including the basic requirement of 80% of lots having a north-south dimension 

of 90 ft or more and a front lot line oriented within 30 degrees of a true east-west axis.    

Two of the proposed 14 lots comply with this basic requirement which is 14.3%.   Given the 

overall configuration of the subject site and the requirement of extending a public right-of-

way into and through the property to serve the 14 lots as well as adjacent future 

development, the design standard cannot be met.   None of the exemptions of Section 

19.1203.4 are applicable to this application.  This application requests reduction to the 

percentage of lots complying with the basic requirement.   As per Section 12.1203.5.A.1, 

when the basic design requirement of 80% is applied the resulting density is less than the 

14 lots proposed.   This reduction in density is a result of the overall dimensions and 

configuration of the subject property.  In satisfaction of Section 19.12305.A.1.c, the 

combination of minimum City design standards for public rights-of-way, existing road 

patterns surrounding the property and applicable connectivity road standards result in  a 

way that prevents proposed lots and streets from being oriented for solar access.  

 

 

Summary and Request 

The applicant has utilized a design team consisting of planning, engineering, development, and 

environmental disciplines to conduct research and reports and produce a detailed plan for the 

2.66 acre site. 

 

The Applicant has presented substantial evidence to demonstrate that the proposed Mission Park 

Planned Development complies with all applicable standards and approval criteria, and requests 

approval of the Land Use Request. 



 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Exhibit A 

 

Land Use Application Form 







 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  
 

 

 

Exhibit B 

 

Land Use Application Submittal Requirements Checklist 







 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Exhibit C 

 

Preliminary Plat Checklist and Procedures 









 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

Exhibit D 

 

Preliminary Title Report 

 



  

 

First American Title Company of Oregon 
121 SW Morrison St, FL 3  
Portland, OR 97204 
Phn - (503)222-3651    (800)929-3651 
Fax - (877)242-3513 

  

 

This report is for the exclusive use of the parties herein shown and is preliminary to the issuance of a 
title insurance policy and shall become void unless a policy is issued, and the full premium paid. 

 

Order No.: 7000-2588048  
February 05, 2016 

FOR QUESTIONS REGARDING YOUR CLOSING, PLEASE CONTACT:  
SHERRI MARSDEN, Escrow Officer/Closer 

Phone: (503)350-5005 -  Fax: (866)656-1602- Email:smarsden@firstam.com 
First American Title Company of Oregon 

5335 SW Meadows Rd #100, Lake Oswego, OR 97035 

FOR ALL QUESTIONS REGARDING THIS PRELIMINARY REPORT, PLEASE CONTACT: 
Sarah Walters, Title Officer 

Toll Free: (800)929-3651 - Direct: (503)790-7857 - Email: sawalters@firstam.com 

Revised  Preliminary Title Report 
  

County Tax Roll Situs Address: 5096 and 5126 SE King Road, Milwaukie, OR 97222 

Proposed Insured Lender:  TBD   

Proposed Borrower:  Mission Homes Northwest, LLC 
  
2006 ALTA Owners Standard Coverage   Liability $ 750,000.00 Premium $ 1,725.00    
2006 ALTA Owners Extended Coverage   Liability $  Premium $     
2006 ALTA Lenders Standard Coverage   Liability $  Premium $     
2006 ALTA Lenders Extended Coverage  Liability $  Premium $     
Endorsement 9, 22 & 8.1     Premium $     
  
  
Govt Service Charge     Cost $ 180.00 
  
  
City Lien/Service District Search     Cost $  
  
  
Other      Cost $   
  

We are prepared to issue Title Insurance Policy or Policies of First American Title Insurance Company, a 
Nebraska Corporation in the form and amount shown above, insuring title to the following described land: 

The land referred to in this report is described in Exhibit A attached hereto. 

and as of January 15, 2016 at 8:00 a.m., title to the fee simple estate is vested in:  

Paul Deggendorfer, as to Parcels I, II, III and IV and Eva Maria Deggendorfer, as to Parcel V 

Subject to the exceptions, exclusions, and stipulations which are ordinarily part of such Policy form and 
the following: 
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First American Title 
 

1. Taxes or assessments which are not shown as existing liens by the records of any taxing 
authority that levies taxes or assessments on real property or by the public records; proceedings 
by  a  public  agency  which may  result  in  taxes  or assessments, or notices of such 
proceedings, whether or not shown by the records of such agency or by the public records. 

2. Facts, rights, interests or claims which are not shown by the public records but which could be 
ascertained by an inspection of the land or by making inquiry of persons in possession thereof. 

3. Easements, or claims of easement, not shown by the public records; reservations or exceptions in 
patents or in Acts authorizing the issuance thereof; water rights, claims or title to water. 

4. Any encroachment (of existing improvements located on the subject land onto adjoining land or 
of existing improvements located on adjoining land onto the subject land), encumbrance, 
violation, variation, or adverse circumstance affecting the title that would be disclosed by an 
accurate and complete land survey of the subject land.  

5. Any lien, or right to a lien, for services, labor, material, equipment rental or workers 
compensation heretofore or hereafter furnished, imposed by law and not shown by the public 
records. 

The exceptions to coverage 1-5 inclusive as set forth above will remain on any subsequently 
issued Standard Coverage Title Insurance Policy. 
  
In order to remove these exceptions to coverage in the issuance of an Extended Coverage 
Policy the following items are required to be furnished to the Company; additional 
exceptions to coverage may be added upon review of such information: 
  

A. Survey or alternative acceptable to the company 
B. Affidavit regarding possession 
C. Proof that there is no new construction or remodeling of any improvement located on 

the premises. In the event of new construction or remodeling the following is 
required: 

i. Satisfactory evidence that no construction liens will be filed; or 
ii. Adequate security to protect against actual or potential construction liens; 
iii. Payment of additional premiums as required by the Industry Rate Filing 

approved by the Insurance Division of the State of Oregon 

6. Water rights, claims to water or title to water, whether or not such rights are a matter of public 
record. 

  

7. City liens, if any, of the City of Milwaukie. 
  

Note:  There are no liens as of February 05, 2016.  All outstanding utility and user fees are not 
liens and therefore are excluded from coverage. 

8. Easements for utilities over and across the premises formerly included within the boundaries of 
Magnolia Avenue now vacated, if any such exists. 



  
Preliminary Report Order No.: 7000-2588048
  Page 3 of 9
  

 

First American Title 
 

9. Easement, including terms and provisions contained therein: 
  
  Recording Information: July 31, 1953 as Book 472, Page 48  
  In Favor of: Portland General Electric Company, an Oregon corporation  
  For: electrical and telephone lines and rights incidental thereto  
  Affects: The Southerly portion of the subject property  
  

(Affects Parcel V) 

10. Easement Agreement and the terms and conditions thereof: 
  
  Between: Laura M. Poole Fuller, who took title as Laura M. Poole 
  And: Gloria M. Mitchell 
  Recording Information: June 11, 1974 as Fee No. 74015812 
  

11. An easement reserved in a deed, including the terms and provisions thereof; 
  
  Recorded: July 08, 1994  
  Recording Information: Fee No. 94055563  
  From: Eva Maria Deggendorfer 
  To: Paul E. Deggendorfer  
  For: ingress and egress  
  Affects: Parcel I  
  

12. Agreement for Easement and the terms and conditions thereof: 
  
  Between: Eva Maria Deggendorfer 
  And: Paul E. Deggendorfer 
  Recording Information: October 11, 1994 as Fee No. 94080079 
  

(Affects Parcels I and V) 

Said instrument was re-recorded April 02, 1997 as Fee No. 97024047. 

13. Deed of Trust and the terms and conditions thereof. 
  
  Grantor/Trustor: Eva Maria Deggendorfer 
  Grantee/Beneficiary: Household Finance Corporation II  
  Trustee: Fidelity National Title  
  Amount: $4,920.00  
  Recorded: December 26, 2000  
  Recording Information:  Fee No. 2000 082403   
  

(Affects Parcel II) 

Note:  This Deed of Trust contains Line of Credit privileges.  If the current balance owing 
on said obligation is to be paid in full in the forthcoming transaction, confirmation should be 
made that the beneficiary will issue a proper request for full reconveyance. 

http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911027&ImageDocumentID=576632925
http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911028&ImageDocumentID=576631532
http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911029&ImageDocumentID=576633074
http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911030&ImageDocumentID=576631840
http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911031&ImageDocumentID=576633197
http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911026&ImageDocumentID=576632807
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14. Deed of Trust and the terms and conditions thereof. 
  
  Grantor/Trustor: Eva Maria Deggendorfer 
  Grantee/Beneficiary: Mortgage Electronic Registration Systems, Inc., MERS solely as a 

nominee for Landmark Mortgage Company, its successors and 
assigns  

  Trustee: Pacific Northwest Title  
  Amount: $158,000.00  
  Recorded: August 17, 2005  
  Recording Information:  Fee No. 2005 078645   
  

(Affects Parcel V) 

The beneficial interest under said Deed of Trust has been assigned to Bank of America, N.A., 
successor by merger to BAC Home Loans Servicing, LP fka Countrywide Home Loans Servicing, 
LP, by Assignment recorded May 30, 2012 as Fee No. 2012 033662. 

15. Notice of Pendency of an action, being a Suit to Foreclose Deed of Trust . 
  
  Suit No.: CV15100607  
  Recorded/Filed: December 01, 2015 as Fee No. 2015 079472  
  Plaintiff: Keybank National Association 
  Defendant: Eva M. Deggendorfer aka Eva Marie Deggendorfer; and persons 

or parties unknown claiming any right, title, lien or interest in 
the property described in the complaint herein 

  

(Affects Parcel V) 

- END OF EXCEPTIONS - 
  

NOTE:  Taxes for the year 2015-2016 PAID IN FULL  
  
Tax Amount: $980.04 
Map No.: 12E30CD06900 
Property ID: 00079961  
Tax Code No.: 012-002 
  

(Affects Parcel I) 

NOTE:  Taxes for the year 2015-2016 PAID IN FULL  
  
Tax Amount: $895.84 
Map No.: 12E30CD07400 
Property ID: 00080012 
Tax Code No.: 012-002 
  

(Affects Parcel I) 

NOTE:  Taxes for the year 2015-2016 PAID IN FULL  
  
Tax Amount: $452.43 
Map No.: 12E30CD07700 
Property ID: 00080021 
Tax Code No.: 012-002 
  

(Affects Parcel II) 

NOTE:  Taxes for the year 2015-2016 PAID IN FULL  
  

http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911032&ImageDocumentID=576633362
http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911033&ImageDocumentID=576633446
http://ep.firstam.com/Packages/TransferDocument?PackageID=5103423&DocID=52911034&ImageDocumentID=576633533
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Tax Amount: $568.27 
Map No.: 12E30CD07701 
Property ID: 00080030 
Tax Code No.: 012-002 
  

(Affects Parcel III) 

NOTE:  Taxes for the year 2015-2016 PAID IN FULL  
  
Tax Amount: $2,836.75 
Map No.: 12E30CD10300 
Property ID: 00080478 
Tax Code No.: 012-002 
  

(Affects Parcel IV) 

NOTE:  Taxes for the year 2015-2016 PAID IN FULL  
  
Tax Amount: $4,659.93 
Map No.: 12E30CD10400 
Property ID: 00080487 
Tax Code No.: 012-002 
  

(Affects Parcel V) 

NOTE:  According to the public record, the following deed(s) affecting the property herein described have 
been recorded within  24  months of the effective date of this report:  NONE  

THANK YOU FOR CHOOSING FIRST AMERICAN TITLE! 
WE KNOW YOU HAVE A CHOICE! 

 
  
  

     RECORDING INFORMATION 
        
Filing Address:     Clackamas County 
      1710 Red Soil Ct, Suite 110 
      Oregon City, OR 97045 
        
Recording Fees: $ 53.00 First Page 
      (Comprised of: 
      $ 5.00 per page 
      $ 5.00 per document - GIS Fee 
      $10.00 per document - Public Land Corner Preservation Fund 
      $11.00 per document - OLIS Assessment & Taxation Fee 
      $22.00 per document - Oregon Housing Alliance Fee) 
  $ 5.00 E-Recording fee per document 
 $ 5.00 for each additional page 
 $ 5.00 for each additional document title, if applicable 
 $ 20.00 Non-Standard Document fee, if applicable  
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First American Title Insurance Company 
SCHEDULE OF EXCLUSIONS FROM COVERAGE 

ALTA LOAN POLICY (06/17/06) 
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or 
expenses that arise by reason of: 
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or 

relating to 
  (i) the occupancy, use, or enjoyment of the Land; 
  (ii) the character, dimensions, or location of any improvement erected on the Land; 
  (iii) the subdivision of land; or 
  (iv) environmental protection; 

or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the coverage 
provided under Covered Risk 5. 

 (b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6. 
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8. 
3. Defects, liens, encumbrances, adverse claims, or other matters 
 (a) created, suffered, assumed, or agreed to by the Insured Claimant; 
 (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to 

the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; 
 (c) resulting in no loss or damage to the Insured Claimant; 
 (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13, or 14); 

or 
 (e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage. 
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business laws of the 

state where the Land is situated. 
5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured Mortgage 

and is based upon usury or any consumer credit protection or truth-in-lending law. 
6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction creating the lien of the 

Insured Mortgage, is 
 (a) a fraudulent conveyance or fraudulent transfer, or 
 (b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy. 
7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the 

date of recording of the Insured Mortgage in the Public Records. This Exclusion does not modify or limit the coverage provided under Covered Risk 11(b). 

ALTA OWNER’S POLICY (06/17/06) 
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or 
expenses that arise by reason of: 
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or 

relating to 
  (i) the occupancy, use, or enjoyment of the Land; 
  (ii) the character, dimensions, or location of any improvement erected on the Land; 
  (iii) the subdivision of land; or 
  (iv) environmental protection; 
 or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the coverage provided 

under Covered Risk 5. 
 (b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6. 
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8. 
3. Defects, liens, encumbrances, adverse claims, or other matters 
 (a) created, suffered, assumed, or agreed to by the Insured Claimant; 
 (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to 

the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; 
 (c) resulting in no loss or damage to the Insured Claimant; 
 (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risks 9 and 10); or 
 (e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title. 
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction vesting the Title as 

shown in Schedule A, is 
 (a) a fraudulent conveyance or fraudulent transfer; or 
 (b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy. 
5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the 

date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A. 

SCHEDULE OF STANDARD EXCEPTIONS 
1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or 

by the public records; proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown 
by the records of such agency or by the public records. 

2. Facts, rights, interests or claims which are not shown by the public records but which could be ascertained by an inspection of the land or by making 
inquiry of persons in possession thereof. 

3.  Easements, or claims of easement, not shown by the public records; reservations or exceptions in patents or in Acts authorizing the issuance thereof; 
water rights, claims or title to water.  

4. Any encroachment (of existing improvements located on the subject land onto adjoining land or of existing improvements 
located on adjoining land onto the subject land), encumbrance, violation, variation, or adverse circumstance affecting the title 
that would be disclosed by an accurate and complete land survey of the subject land.  

5. Any lien" or right to a lien, for services, labor, material, equipment rental or workers compensation heretofore or hereafter 
furnished, imposed by law and not shown by the public records. 

NOTE:  A SPECIMEN COPY OF THE POLICY FORM (OR FORMS) WILL BE FURNISHED UPON REQUEST TI 149 Rev. 7-22-08 
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Privacy Information  
We Are Committed to Safeguarding Customer Information 
In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that you may be concerned about what we will do with such 
information - particularly any personal or financial information. We agree that you have a right to know how we will utilize the personal information you provide to us. Therefore, together with our 
subsidiaries we have adopted this Privacy Policy to govern the use and handling of your personal information. 
 
Applicability 
This Privacy Policy governs our use of the information that you provide to us. It does not govern the manner in which we may use information we have obtained from any other source, such as 
information obtained from a public record or from another person or entity. First American has also adopted broader guidelines that govern our use of personal information regardless of its source. 
First American calls these guidelines its Fair Information Values. 
 
Types of Information 
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include: 

• Information we receive from you on applications, forms and in other communications to us, whether in writing, in person, by telephone or any other means;  
• Information about your transactions with us, our affiliated companies, or others; and  
• Information we receive from a consumer reporting agency.  

Use of Information 
We request information from you for our own legitimate business purposes and not for the benefit of any nonaffiliated party. Therefore, we will not release your information to nonaffiliated parties 
except: (1) as necessary for us to provide the product or service you have requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period 
after which any customer relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or customer analysis. We may also provide all of the types of 
nonpublic personal information listed above to one or more of our affiliated companies. Such affiliated companies include financial service providers, such as title insurers, property and casualty 
insurers, and trust and investment advisory companies, or companies involved in real estate services, such as appraisal companies, home warranty companies and escrow companies. Furthermore, 
we may also provide all the information we collect, as described above, to companies that perform marketing services on our behalf, on behalf of our affiliated companies or to other financial 
institutions with whom we or our affiliated companies have joint marketing agreements. 
 
Former Customers 
Even if you are no longer our customer, our Privacy Policy will continue to apply to you. 
 
Confidentiality and Security 
We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to nonpublic personal information about you to those individuals and 
entities who need to know that information to provide products or services to you. We will use our best efforts to train and oversee our employees and agents to ensure that your information will be 
handled responsibly and in accordance with this Privacy Policy and First American's Fair Information Values. We currently maintain physical, electronic, and procedural safeguards that comply with 
federal regulations to guard your nonpublic personal information. 
 
Information Obtained Through Our Web Site 
First American Financial Corporation is sensitive to privacy issues on the Internet. We believe it is important you know how we treat the information about you we receive on the Internet. 
In general, you can visit First American or its affiliates’ Web sites on the World Wide Web without telling us who you are or revealing any information about yourself. Our Web servers collect the 
domain names, not the e-mail addresses, of visitors. This information is aggregated to measure the number of visits, average time spent on the site, pages viewed and similar information. First 
American uses this information to measure the use of our site and to develop ideas to improve the content of our site. 
There are times, however, when we may need information from you, such as your name and email address. When information is needed, we will use our best efforts to let you know at the time of 
collection how we will use the personal information. Usually, the personal information we collect is used only by us to respond to your inquiry, process an order or allow you to access specific 
account/profile information. If you choose to share any personal information with us, we will only use it in accordance with the policies outlined above. 
 
Business Relationships 
First American Financial Corporation's site and its affiliates' sites may contain links to other Web sites. While we try to link only to sites that share our high standards and respect for privacy, we are 
not responsible for the content or the privacy practices employed by other sites. 
 
Cookies 
Some of First American's Web sites may make use of "cookie" technology to measure site activity and to customize information to your personal tastes. A cookie is an element of data that a Web site 
can send to your browser, which may then store the cookie on your hard drive. 
FirstAm.com uses stored cookies. The goal of this technology is to better serve you when visiting our site, save you time when you are here and to provide you with a more meaningful and 
productive Web site experience. 
-------------------------------------------------------------------------------- 
Fair Information Values 
Fairness We consider consumer expectations about their privacy in all our businesses. We only offer products and services that assure a favorable balance between consumer benefits and consumer 
privacy. 
Public Record We believe that an open public record creates significant value for society, enhances consumer choice and creates consumer opportunity. We actively support an open public record 
and emphasize its importance and contribution to our economy. 
Use We believe we should behave responsibly when we use information about a consumer in our business. We will obey the laws governing the collection, use and dissemination of data. 
Accuracy We will take reasonable steps to help assure the accuracy of the data we collect, use and disseminate. Where possible, we will take reasonable steps to correct inaccurate information. 
When, as with the public record, we cannot correct inaccurate information, we will take all reasonable steps to assist consumers in identifying the source of the erroneous data so that the consumer 
can secure the required corrections. 
Education We endeavor to educate the users of our products and services, our employees and others in our industry about the importance of consumer privacy. We will instruct our employees on 
our fair information values and on the responsible collection and use of data. We will encourage others in our industry to collect and use information in a responsible manner. 
Security We will maintain appropriate facilities and systems to protect against unauthorized access to and corruption of the data we maintain. 

 Form 50-PRIVACY (9/1/10) Page 1 of 1 Privacy Information (2001-2010 First American Financial Corporation) 
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Exhibit "A" 

  
Real property in the  County of Clackamas, State of Oregon, described as follows:  

  
PARCEL I: TL 6900 & 7400 
 
PART OF BLOCK 9, ACCORDING TO THE DULY FILED PLAT OF MINTHORN ADDITION TO THE CITY OF 
PORTLAND, IN THE CITY OF MILWAUKIE, FILED JUNE 23, 1890 AS MAP NO. 59, RECORDS OF THE 
COUNTY OF CLACKAMAS AND STATE OF OREGON, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE NORTHWEST CORNER OF LOT 14, SAID BLOCK 9; THENCE EAST ALONG THE 
NORTH LINE OF SAID BLOCK A DISTANCE OF 135 FEET TO A POINT WHICH IS 10 FEET EAST OF THE 
NORTHWEST CORNER OF LOT 9; THENCE SOUTH PARALLEL WITH THE EAST LINE OF LOTS 10 AND 39 
A DISTANCE OF 200 FEET TO A POINT IN THE SOUTH LINE OF LOT 40, SAID BLOCK 9; THENCE EAST A 
DISTANCE OF 40 FEET TO THE SOUTHEAST CORNER OF LOT 41, SAID BLOCK 9; THENCE SOUTH A 
DISTANCE OF 30 FEET TO THE CENTER LINE OF VACATED LLEWELLYN STREET; THENCE WEST ALONG 
THE CENTER LINE OF LLEWELLYN STREET, SAID LINE RUNNING PARALLEL WITH AND 30 FEET SOUTH 
OF THE SOUTH LINE OF BLOCK 9, A DISTANCE OF 175 FEET TO A POINT DUE SOUTH OF THE 
SOUTHWEST CORNER OF LOT 35, BLOCK 9; THENCE NORTH 30 FEET TO THE SOUTHWEST CORNER OF 
SAID LOT 35, BLOCK 9; THENCE CONTINUING NORTH 200 FEET TO THE POINT OF BEGINNING. 
 
RESERVING THEREFROM AN EASEMENT FOR INGRESS AND EGRESS BEING A PART OF BLOCK 9, 
ACCORDING TO THE DULY FILED PLAT OF MINTHORN ADDITION TO THE CITY OF PORTLAND, IN THE 
CITY OF MILWAUKIE, FILED JUNE 23, 1890 AS MAP NO. 59, RECORDS OF THE COUNTY OF CLACKAMAS 
AND STATE OF OREGON, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE NORTHWEST CORNER OF LOT 14, SAID BLOCK 9; THENCE EAST ALONG THE 
NORTH LINE OF SAID BLOCK A DISTANCE OF 15 FEET TO A POINT; THENCE SOUTH PARALLEL WITH 
THE WEST LINE OF LOT 14 AND IT'S SOUTHERLY EXTENSION THEREOF, A DISTANCE OF 200 FEET TO 
A POINT IN THE CENTER OF VACATED LLEWELLYN STREET; THENCE WEST 15 FEET TO THE 
SOUTHERLY EXTENSION OF THE WEST LINE OF SAID LOT 14; THENCE NORTH ALONG THE SOUTHERLY 
EXTENSION OF SAID WEST LINE OF LOT 14 AND THE WEST LINE OF LOT 14, TO THE POINT OF 
BEGINNING. 
 
NOTE: This legal description was created prior to January 1, 2008. 
 
PARCEL II: TL 7700 
 
THE SOUTH HALF OF LOTS 33 AND 34, BLOCK 9, MINTHORN ADDITION TO THE CITY OF PORTLAND. 
 
ALSO THAT PORTION OF VACATED MAGNOLIA STREET LYING BETWEEN THE SOUTH LINE OF SAID 
LOTS AND THE NORTH LINE OF LOTS 15 AND 16, BLOCK 20, MINTHORN ADDITION TO THE CITY OF 
PORTLAND. 
 
NOTE: This legal description was created prior to January 1, 2008. 
 
PARCEL III: TL 7701 
 
THE SOUTH ONE-HALF OF LOTS 29, 30, 31 AND 32, BLOCK 9, MINTHORN ADDITION TO THE CITY OF 
PORTLAND, IN THE COUNTY OF CLACKAMAS AND STATE OF OREGON.  
 
TOGETHER WITH THAT PORTION OF VACATED MAGNOLIA AVENUE THAT INURED TO THE PREMISES 
BY REASON OF THE VACATION THEREOF. 
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NOTE: This legal description was created prior to January 1, 2008. 
 
PARCEL IV: TL 10300 
 
LOTS 17, 18, 19 AND 20, BLOCK 20, MINTHORN ADDITION TO THE CITY OF PORTLAND, IN THE 
COUNTY OF CLACKAMAS AND STATE OF OREGON. TOGETHER WITH THAT PORTION OF VACATED 
MAGNOLIA AVENUE THAT INURED TO THE PREMISES BY REASON OF THE VACATION THEREOF. 
 
PARCEL V: TL 10400 
 
PART OF BLOCK 20, ACCORDING TO THE DULY FILED PLAT OF MINTHORN ADDITION TO THE CITY OF 
PORTLAND, IN THE CITY OF MILWAUKIE, FILED JUNE 23, 1890 AS MAP NO. 59, RECORDS OF THE 
COUNTY OF CLACKAMAS AND STATE OF OREGON, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE NORTHWEST CORNER OF LOT 14, SAID BLOCK 9; THENCE EAST ALONG THE 
NORTH LINE OF SAID BLOCK A DISTANCE OF 135 FEET TO A POINT WHICH IS 10 FEET EAST OF THE 
NORTHWEST CORNER OF LOT 9; THENCE SOUTH PARALLEL WITH THE EAST LINE OF LOTS 10 AND 39 
A DISTANCE OF 200 FEET TO A POINT IN THE SOUTH LINE OF LOT 40, SAID BLOCK 9; THENCE EAST A 
DISTANCE OF 40 FEET TO THE SOUTHEAST CORNER OF LOT 41, SAID BLOCK 9; THENCE SOUTH A 
DISTANCE OF 30 FEET TO THE TRUE POINT OF BEGINNING; THENCE SOUTH A DISTANCE OF 30 FEET 
TO THE NORTHEAST CORNER OF LOT 8, BLOCK 20; THENCE CONTINUING SOUTH ALONG THE EAST 
LINE OF LOTS 8 AND 41, SAID BLOCK 20, AND SOUTHERLY EXTENSION THEREOF A DISTANCE OF 230 
FEET TO THE CENTER LINE OF VACATED HARRISON STREET; THENCE WEST ALONG SAID CENTER LINE 
A DISTANCE OF 225 FEET TO A POINT WHICH IS 30 FEET SOUTH OF THE SOUTHWEST CORNER OF 
LOT 33, SAID BLOCK 20; THENCE NORTH 30 FEET TO SAID SOUTHWEST CORNER; THENCE 
CONTINUING NORTH ALONG THE WEST LINE OF LOTS 33 AND 16 A DISTANCE OF 200 FEET TO THE 
NORTHWEST CORNER OF SAID LOT 16; THENCE EAST 50 FEET TO THE NORTHEAST CORNER OF LOT 
15; THENCE NORTH 30 FEET TO THE CENTER LINE OF VACATED LLEWELLYN STREET; THENCE EAST 
ALONG THE CENTER LINE OF SAID VACATED LLEWELLYN A DISTANCE OF 175 FEET TO THE POINT OF 
BEGINNING. 
 
TOGETHER WITH AN EASEMENT FOR INGRESS AND EGRESS BEING A PART OF BLOCK 9, ACCORDING 
TO THE DULY FILED PLAT OF MINTHORN ADDITION TO THE CITY OF PORTLAND, IN THE CITY OF 
MILWAUKIE, FILED JUNE 23, 1890 AS MAP NO. 59, RECORDS OF THE COUNTY OF CLACKAMAS AND 
STATE OF OREGON, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE NORTHWEST CORNER OF LOT 14, SAID BLOCK 9; THENCE EAST ALONG THE 
NORTH LINE OF SAID BLOCK A DISTANCE OF 15 FEET TO A POINT; THENCE SOUTH PARALLEL WITH 
THE WEST LINE OF LOT 14 AND IT'S SOUTHERLY EXTENSION THEREOF, A DISTANCE OF 200 FEET TO 
A POINT IN THE CENTER OF VACATED LLEWELLYN STREET; THENCE WEST 15 FEET TO THE 
SOUTHERLY EXTENSION OF THE WEST LINE OF SAID LOT 14; THENCE NORTH ALONG THE SOUTHERLY 
EXTENSION OF SAID WEST LINE OF LOT 14 AND THE WEST LINE OF LOT 14, TO THE POINT OF 
BEGINNING. 
 
NOTE: This legal description was created prior to January 1, 2008. 



 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Exhibit E 

 

Pre-Application Conference Report 























 

 

 

 

 

 

 

 

 

Exhibit F 

 

Storm Drainage Report 

 



MEMORANDUM 

ENGINEERING    SURVEYING    PLANNING        Phone: 503 684-0652 

Date: May 20, 2016 

Re: Mission Park Subdivision 

Preliminary Stormwater Memorandum 

This project is located at 5126 SE King Road and has a total area of 2.66 acres.  The site 
contains an existing residential home.  The remainder of the site consists of a gravel driveway, 
and a combination of grassed and treed areas.   

This development will provide 14 new residential homes with public street improvements.  Storm 
laterals will be provided to each lot and will be directed to a new public storm main.  The public 
storm main will discharge into a new water quality and infiltration facility located at the southwest 
corner of the property. 

The water quality and infiltration facility will be designed according to the requirements set forth 
in City of Milwaukie Public Works Standards dated February 15, 2015.  

Analysis Purpose 

The purpose of this preliminary analysis is to determine the following: 

1. Water quality treatment feasibility
2. Preliminary Infiltration Feasibility

Water Quality Treatment 

A grassy swale is proposed for water quality treatment and shall be designed per the City of 
Portland 2014 Stormwater Manual.  The swale will be lined so as to prevent untreated 
stormwater from infiltrating into underlying soils.  A collection system will be installed at the 
downstream end of the swale which will then be directed to infiltration trenches located in the 
stormwater tract.    

A water quality manhole will be constructed prior to the water quality facility, The water quality 
manhole is sized accordingly to the 25-year peak runoff rate. 

Infiltration System 

The City of Milwaukie requirement states that the developed peak runoff rates for the purposes 
of designing an infiltration system shall be 2 inches per hour.   

Infiltration testing was performed by Hardman Geotechnical Services Inc. on March 8, 2016.  
Infiltration rates were found to be 14 in/hr. Trenches will be designed based on 7 in/hr.
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Geotechnical Report 

 



 

10110 SW Nimbus Avenue, Suite B-5  Tel (503) 530-8076 
Portland, Oregon  97223  Cell (503) 575-5634 

March 23, 2016 
HGSI Project No. 16-1988 
 
 
Kurt Dalbey 
Mission Homes NW, LLC 
P.O. Box 1689 
Lake Oswego, Oregon  97035 
 
Copy: Shad Haney / Jeff Vanderdasson, Westlake Consultants 
 
 
Subject: GEOTECHNICAL ENGINEERING REPORT 
 5096 SE KING ROAD PROPERTY 

MILWAUKIE, OREGON 
 
This report presents the results of a geotechnical engineering study conducted by Hardman Geotechnical 
Services Inc. (HGSI) for the above-referenced project.  The purpose of this study was to evaluate subsurface 
conditions at the site and to provide geotechnical recommendations for site development.  This geotechnical 
study was performed in accordance with HGSI Proposal No. 16-779, dated February 17, 2016, and your 
subsequent authorization of our proposal and General Conditions for Geotechnical Services. 

SITE DESCRIPTION AND PROPOSED DEVELOPMENT 

The site consists of a 2.5 acre irregularly shaped property located at 5096 SE King Road in Milwaukie, 
Oregon (see Vicinity Map, Figure 1).  Four existing structures currently occupy the site.  There is also a large 
concrete channel, consisting of concrete stem walls and stream bed, along with many large boulders.  The 
site is flat to gently sloping and is covered with many trees and bushes. 
 
The proposed development includes subdividing the property to create 14 lots for single family home 
construction.  Approximately 550-600 lineal feet of new private street will provide access to the homes from 
King Road.  Underground utilities are also planned.  We anticipate site development will consist of single 
family residential structures up to three stories in height.  A grading plan has not yet been developed.  HGSI 
should review grading plans when they become available in order to provide additional geotechnical 
recommendations as needed. 

REGIONAL GEOLOGY AND SEISMIC SETTING 

The subject site lies within the Portland Basin, a broad structural depression situated between the Coast Range 
on the west and the Cascade Range on the east.  The Portland Basin is a northwest-southwest trending 
structural basin produced by broad regional downwarping of the area.  The Portland Basin is approximately 20 
miles wide and 45 miles long and is filled with consolidated and unconsolidated sedimentary rocks of late 
Miocene, Pliocene and Pleistocene age. 
 
Gannet and Caldwell (1998) map the site area as being underlain by Pleistocene-age Alluvium and Glacial-
Outburst Flood Sediments and Holocene Alluvial Deposits.  These materials are described as “silt, sand and 
gravel deposited primarily by late Pleistocene glacial-outburst floods, but also including glaciofluvial 
sediments from the Cascade Range” and “sand, gravel, and silt deposits along channels and flood plains of the 
present day drainage system”, respectively.  The catastrophic flood deposits are associated with repeated 
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glacial outburst flooding of the Willamette Valley, the last of which occurred about 10,000 years ago (Madin, 
1990).  The lower, eastern portion of the site is mapped as Continental Sedimentary Rocks.  This geologic unit 
is the main basin filling unit of the Willamette Lowland and consists of sand, gravel, sandstone, conglomerate 
siltstone, and mudstone derived primarily from the Cascade Range and Columbia River drainage (Gannett and 
Caldwell, 1998). 
 
At least three major seismic source zones capable of generating damaging earthquakes are known to exist in 
the region.  These include the Portland Hills Fault Zone, Gales Creek-Newberg-Mt. Angel Structural Zone, and 
the Cascadia Subduction Zone.  These potential earthquake source zones are included in the determination of 
seismic design values for structures, as presented in the Seismic Design section. 

FIELD EXPLORATION 

The site-specific exploration for this study was conducted on March 8, 2016 and consisted of three test pits 
(designated TP-1 through TP-3) excavated to depths of approximately 10 to 10.5 feet below ground surface 
(bgs) at the approximate locations shown on the attached Site Plan, Figure 2.  It should be noted that 
exploration locations were determined in the field by pacing or taping distances from apparent property 
corners and other site features shown on the plans provided.  As such, the locations of the explorations 
should be considered approximate. 
 
Explorations were conducted under the full-time observation of HGSI personnel.  Soil samples obtained from 
the borings were classified in the field and representative portions were placed in relatively air-tight plastic 
bags.  These soil samples were then returned to the laboratory for further examination.  Pertinent information 
including soil sample depths, stratigraphy, soil engineering characteristics, and groundwater occurrence was 
recorded.  Soils were classified in general accordance with the Unified Soil Classification System. 
 
Summary test pit logs are attached to this report.  The stratigraphic contacts shown on the individual 
borehole logs represent the approximate boundaries between soil types.  The actual transitions may be more 
gradual.  The soil and groundwater conditions depicted are only for the specific dates and locations reported, 
and therefore, are not necessarily representative of other locations and times. 

INFILTRATION TESTING 

On March 8, 2016, HGSI performed falling head infiltration tests using the stand pipe method in Test Pits 
TP-1 and TP-2.  Soils were pre-saturated for several hours prior to testing.  Following the soil saturation, 
infiltration tests were conducted.  The water level was measured to the nearest 0.1 inch from a fixed point.  
The change in water level was recorded at regular intervals over a period of several hours.  Table 1 presents 
the results of the falling head infiltration tests. 
 

Table 1.  Summary of Infiltration Test Results 
 

Test Pit Depth 
(feet) Soil Type Infiltration 

Rate(in/hr) 

Hydraulic 
Head Range 

(inches) 

TP-1 10 Sand 14 68.8 – 47.8 

TP-2 4 Silt 2.2 26.2 – 23.2 
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SUBSURFACE CONDITIONS 

The following discussion is a summary of subsurface conditions encountered in our explorations.  For more 
detailed information regarding subsurface conditions at specific exploration locations, refer to the attached 
test pit logs.  Also, please note that subsurface conditions can vary between exploration locations, as 
discussed in the Uncertainty and Limitations section below. 

Soil 

On-site soils are anticipated to consist of silt and sand belonging to the Willamette Formation as described 
below.    
 

Silt – Underlying approximately 12 inches of topsoil, test pits encountered silt.  These soils were 
typically medium stiff to very stiff and were brown with gray and orange mottling.  The silt unit 
extended to roughly 6.5 feet bgs. This silt unit was interpreted as belonging to the Willamette 
Formation.  
 
Silty Sand – Beneath the silt, test pits encountered silty sand.  This silty sand was loose to medium 
dense and brownish grey in color.  The silty sand unit extended to the maximum depth of exploration 
in each test pit, up to 10.5 feet below ground surface. This unit was also interpreted as belonging to 
the Willamette Formation.  

Groundwater 

At the time of our explorations, groundwater was not encountered beneath the site.  Regional geologic 
mapping (Snyder, 2008) indicates that static groundwater is present at a depth of about 60 feet below the 
existing ground surface at the site.  In our experience, it is not uncommon to encounter thin perched 
groundwater zones within the Willamette Formation in this area, particularly during the wet season.   
 
The groundwater conditions reported above are for the specific date and locations indicated, and therefore 
may not necessarily be indicative of other times and/or locations.  Furthermore, it is anticipated that 
groundwater conditions will vary depending on the season, local subsurface conditions, changes in land use 
and other factors. 

CONCLUSIONS AND RECOMMENDATIONS 

Results of this study indicate that the proposed development is geotechnically feasible, provided that the 
recommendations of this report are incorporated into the design and construction phases of the project.  At 
the time of this report, a grading plan was not yet available.  HGSI should review grading plans when they 
become available in order to provide additional geotechnical recommendations as needed.  
Recommendations are presented below regarding site preparation, engineered fill,  wet weather earthwork, 
spread footing foundations, below grade structural retaining walls, concrete slabs-on-grade, perimeter footing 
drains, seismic design, stormwater infiltration systems, excavating conditions and utility trench backfill, and 
erosion control considerations. 

Site Preparation 

The areas of the site to be graded should first be cleared of vegetation and any loose debris; and debris from 
clearing should be removed from the site.  Organic-rich topsoil should then be removed to competent native 
soils.  We anticipate that the average depth of topsoil stripping will be 12 inches over most of the site, 
however deeper removals and/or root picking may be needed in the wooded portion of the site.  The final 
depth of stripping removal may vary depending on local subsurface conditions and the contractor’s methods, 
and should be determined on the basis of site observations after the initial stripping has been performed.  
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Stripped organic soil should be stockpiled only in designated areas or removed from the site and stripping 
operations should be observed and documented by HGSI.  Existing subsurface structures (tile drains, old 
utility lines, septic leach fields, etc.) beneath areas of proposed structures and pavement should be removed 
and the excavations backfilled with engineered fill. 
 
There is potential for old fills to be present on site in areas beyond our explorations.  Where encountered 
beneath proposed structures, pavements, or other settlement-sensitive improvements, undocumented fill 
should be removed down to firm inorganic native soils and the removal area backfilled with engineered fill 
(see below).  HGSI should observe removal excavations (if any) prior to fill placement to verify that 
overexcavations are adequate and an appropriate bearing stratum is exposed. 
 
In construction areas, once stripping has been verified, the area should be ripped or tilled to a depth of 12 
inches, moisture conditioned, and compacted in-place prior to the placement of engineered fill.  Exposed 
subgrade soils should be evaluated by HGSI.  For large areas, this evaluation is normally performed by 
proof-rolling the exposed subgrade with a fully loaded scraper or dump truck.  For smaller areas where 
access is restricted, the subgrade should be evaluated by probing the soil with a steel probe.  Soft/loose soils 
identified during subgrade preparation should be compacted to a firm and unyielding condition or over-
excavated and replaced with engineered fill, as described below.  The depth of overexcavation, if required, 
should be evaluated by HGSI at the time of construction. 

Engineered Fill 

In general, we anticipate that on-site soils will be suitable for use as engineered fill in dry weather conditions, 
provided they are relatively free of organics and are properly moisture conditioned for compaction.  Imported 
fill material must be approved by the geotechnical engineer prior to being imported to the site.  Oversize 
material greater than 6 inches in size should not be used within 3 feet of foundation footings, and material 
greater than 12 inches in diameter should not be used in engineered fill. 
 
Engineered fill should be compacted in horizontal lifts not exceeding 8 inches using standard compaction 
equipment.  We recommend that engineered fill be compacted to at least 90 percent of the maximum dry 
density determined by ASTM D1557 (Modified Proctor) or equivalent.  On-site soils may be wet or dry of 
optimum; therefore, we anticipate that moisture conditioning of native soil will be necessary for compaction 
operations. 
 
Proper test frequency and earthwork documentation usually requires daily observation and testing during 
stripping, rough grading, and placement of engineered fill.  Field density testing should conform to ASTM 
D2922 and D3017, or D1556.  Engineered fill should be periodically observed and tested by HGSI.  

Wet Weather Earthwork 

The on-site soils are moisture sensitive and may be difficult to handle or traverse with construction 
equipment during periods of wet weather.  Earthwork is typically most economical when performed under 
dry weather conditions.  Earthwork performed during the wet-weather season will probably require 
expensive measures such as cement treatment or imported granular material to compact fill to the 
recommended engineering specifications.  If earthwork is to be performed or fill is to be placed in wet 
weather or under wet conditions when soil moisture content is difficult to control, the following 
recommendations should be incorporated into the contract specifications. 
 

• Earthwork should be performed in small areas to minimize exposure to wet weather.  Excavation or 
the removal of unsuitable soils should be followed promptly by the placement and compaction of 
clean engineered fill.  The size and type of construction equipment used may have to be limited to 
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prevent soil disturbance.  Under some circumstances, it may be necessary to excavate soils with a 
backhoe to minimize subgrade disturbance caused by equipment traffic; 

• The ground surface within the construction area should be graded to promote run-off of surface 
water and to prevent the ponding of water; 

• Material used as engineered fill should consist of clean, granular soil containing less than about 7 
percent fines.  The fines should be non-plastic.  Alternatively, cement treatment of on-site soils may 
be performed to facilitate wet weather placement; 

• The ground surface within the construction area should be sealed by a smooth drum vibratory roller, 
or equivalent, and under no circumstances should be left uncompacted and exposed to moisture.  
Soils which become too wet for compaction should be removed and replaced with clean granular 
materials; 

• Excavation and placement of fill should be observed by the geotechnical engineer to verify that all 
unsuitable materials are removed and suitable compaction and site drainage is achieved; and 

• Bales of straw and/or geotextile silt fences should be strategically located to control erosion. 

If cement or lime treatment is used to facilitate wet weather construction, HGSI should be contacted to 
provide additional recommendations and field monitoring. 

Spread Footing Foundations 

Shallow, conventional isolated or continuous spread footings may be used to support the proposed structures, 
provided they are founded on competent native soils, or compacted engineered fill placed directly upon the 
competent native soils.  We recommend a maximum allowable bearing pressure of 2,000 pounds per square 
foot (psf) for designing spread footings bearing on undisturbed native soils or engineered fill.  The 
recommended maximum allowable bearing pressure may be increased by a factor of 1.33 for short term 
transient conditions such as wind and seismic loading.  All footings should be founded at least 18 inches 
below the lowest adjacent finished grade.  Minimum footing widths should be determined by the project 
engineer/architect in accordance with applicable design codes. 
 
Assuming construction is accomplished as recommended herein, and for the foundation loads anticipated, we 
estimate total settlement of spread foundations of less than about 1 inch and differential settlement between 
two adjacent load-bearing components supported on competent soil of less than about ½ inch.  We anticipate 
that the majority of the estimated settlement will occur during construction, as loads are applied. 
 
Wind, earthquakes, and unbalanced earth loads will subject the proposed structure to lateral forces.  Lateral 
forces on a structure will be resisted by a combination of sliding resistance of its base or footing on the 
underlying soil and passive earth pressure against the buried portions of the structure.  For use in design, a 
coefficient of friction of 0.5 may be assumed along the interface between the base of the footing and 
subgrade soils.  Passive earth pressure for buried portions of structures may be calculated using an equivalent 
fluid weight of 390 pounds per cubic foot (pcf), assuming footings are cast against dense, natural soils or 
engineered fill.  The recommended coefficient of friction and passive earth pressure values do not include a 
safety factor.  The upper 12 inches of soil should be neglected in passive pressure computations unless it is 
protected by pavement or slabs on grade. 
 
Footing excavations should be trimmed neat and the bottom of the excavation should be carefully prepared.  
Loose, wet or otherwise softened soil should be removed from the footing excavation prior to placing 
reinforcing steel bars.  HGSI should observe foundation excavations prior to placing crushed rock, to verify 
that adequate bearing soils have been reached.  Due to the high moisture sensitivity of on-site soils, 
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construction during wet weather may require overexcavation of footings and backfill with compacted, 
crushed aggregate. 

Below-Grade Structural Retaining Walls 

Lateral earth pressures against below-grade retaining walls will depend upon the inclination of any adjacent 
slopes, type of backfill, degree of wall restraint, method of backfill placement, degree of backfill compaction, 
drainage provisions, and magnitude and location of any adjacent surcharge loads.  At-rest soil pressure is 
exerted on a retaining wall when it is restrained against rotation.  In contrast, active soil pressure will be 
exerted on a wall if its top is allowed to rotate or yield a distance of roughly 0.001 times its height or greater. 
If the subject retaining walls will be free to rotate at the top, they should be designed for an active earth 
pressure equivalent to that generated by a fluid weighing 35 pcf for level backfill against the wall.  For 
restrained walls, an at-reset equivalent fluid pressure of 54 pcf should be used in design, again assuming 
level backfill against the wall.  These values assume that the recommended drainage provisions are 
incorporated, and hydrostatic pressures are not allowed to develop against the wall. 
 
During a seismic event, lateral earth pressures acting on below-grade structural walls will increase by an 
incremental amount that corresponds to the earthquake loading.  Based on the Mononobe-Okabe equation 
and peak horizontal accelerations appropriate for the site location, seismic loading should be modeled using 
the active or at-rest earth pressures recommended above, plus an incremental rectangular-shaped seismic 
load of magnitude 5H, where H is the total height of the wall.   
 
We assume relatively level ground surface below the base of the walls.  As such, we recommend passive 
earth pressure of 390 pcf for use in design, assuming wall footings are cast against competent native soils or 
engineered fill.  If the ground surface slopes down and away from the base of any of the walls, a lower 
passive earth pressure should be used and HGSI should be contacted for additional recommendations.   
 
A coefficient of friction of 0.5 may be assumed along the interface between the base of the wall footing and 
subgrade soils.  The recommended coefficient of friction and passive earth pressure values do not include a 
safety factor, and an appropriate safety factor should be included in design.  The upper 12 inches of soil 
should be neglected in passive pressure computations unless it is protected by pavement or slabs on grade. 
 
The above recommendations for lateral earth pressures assume that the backfill behind the subsurface walls 
will consist of properly compacted structural fill, and no adjacent surcharge loading.  If the walls will be 
subjected to the influence of surcharge loading within a horizontal distance equal to or less than the height of 
the wall, the walls should be designed for the additional horizontal pressure.  For uniform surcharge 
pressures, a uniformly distributed lateral pressure of 0.3 times the surcharge pressure should be added.   
 
The recommended equivalent fluid densities assume a free-draining condition behind the walls so that 
hydrostatic pressures do not build up.  This can be accomplished by placing a 12-inch wide zone of crushed 
drain rock containing less than 5 percent fines against the walls.  A 3-inch minimum diameter perforated, 
plastic drain pipe should be installed at the base of the walls and connected to a sump to remove water from 
the crushed drain rock zone.  The drain pipe should be wrapped in filter fabric (Mirafi 140N or other as 
approved by the geotechnical engineer) to minimize clogging.  The above drainage measures are intended to 
remove water from behind the wall to prevent hydrostatic pressures from building up.  Additional drainage 
measures may be specified by the project architect or structural engineer, for damp-proofing or other reasons.   
 
HGSI should be contacted during construction to verify subgrade strength in wall keyway excavations, to 
verify that backslope soils are in accordance with our assumptions, and to take density tests on the wall 
backfill materials.   
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Concrete Slabs-on-Grade 

Preparation of areas beneath concrete slab-on-grade floors should be performed as recommended in the Site 
Preparation section.  Care should be taken during excavation for foundations and floor slabs, to avoid 
disturbing subgrade soils.  If subgrade soils have been adversely impacted by wet weather or otherwise 
disturbed, the surficial soils should be scarified to a minimum depth of 8 inches, moisture conditioned to 
within about 3 percent of optimum moisture content, and compacted to engineered fill specifications.  
Alternatively, disturbed soils may be removed and the removal zone backfilled with additional crushed rock.  
For evaluation of the concrete slab-on-grade floors using the beam on elastic foundation method, a modulus 
of subgrade reaction of 200 kcf (115 pci) should be assumed for the soils anticipated at subgrade depth.  This 
value assumes the concrete slab system is designed and constructed as recommended herein, with a 
minimum thickness of crushed rock of 8 inches beneath the slab. 
 
Interior slab-on-grade floors should be provided with an adequate moisture break.  The capillary break 
material should consist of ODOT open graded aggregate per ODOT Standard Specifications 02630-2.  The 
minimum recommended thickness of capillary break materials on re-compacted soil subgrade is 8 inches.  
The total thickness of crushed aggregate will be dependent on the subgrade conditions at the time of 
construction, and should be verified visually by proof-rolling.  Under-slab aggregate should be compacted to 
at least 90% of its maximum dry density as determined by ASTM D1557 or equivalent.   
 
In areas where moisture will be detrimental to floor coverings or equipment inside the proposed structure, 
appropriate vapor barrier and damp-proofing measures should be implemented.  A commonly applied vapor 
barrier system consists of a 10-mil polyethylene vapor barrier placed directly over the capillary break 
material.  With this type of system, an approximately 2-inch thick layer of sand is often placed over the vapor 
barrier to protect it from damage, to aid in curing of the concrete, and also to help prevent cement from 
bleeding down into the underlying capillary break materials.  Other damp/vapor barrier systems may also be 
feasible.  Appropriate design professionals should be consulted regarding vapor barrier and damp proofing 
systems, ventilation, building material selection and mold prevention issues, which are outside HGSI’s area 
of expertise. 

Perimeter Footing Drains 

Due to the potential for perched surface water above fine grained deposits such as those encountered at the 
site, we recommend the outside edge of perimeter footings be provided with a drainage system consisting of 
3-inch minimum diameter perforated PVC pipe embedded in a minimum of 1 ft3 per lineal foot of clean 
crushed drain rock.  The drain pipe and surrounding drain rock should be wrapped in non-woven geotextile 
(Mirafi 140N, or approved equivalent) to minimize the potential for clogging and/or ground loss due to 
piping.  Water collected from the footing drains should be directed into the local storm drain system or other 
suitable outlet.  A minimum 0.5 percent fall should be maintained throughout the drain and non-perforated 
pipe outlet.  The footing drains should include clean-outs to allow periodic maintenance and inspection.   
 
Down spouts and roof drains should collect roof water in a system separate from the footing drains in order 
to reduce the potential for clogging.  Roof drain water should be directed to an appropriate discharge point 
well away from structural foundations.  Grades should be sloped downward and away from buildings to 
reduce the potential for ponded water near structures. 

Seismic Design 

Structures should be designed to resist earthquake loading in accordance with the methodology described in 
the 2014 Oregon Residential Specialty Code (ORSC).  We recommend Site Class D be used for design per 
ASCE 7-10, Chapter 20.    Design values determined for the site using the USGS (United States Geological 
Survey) Seismic Design Tool utility are summarized below in Table 2. 
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Table 2.  Recommended Earthquake Ground Motion Parameters (2014 ORSC) 

 
Parameter Value 

Location (Lat, Long), degrees 45.447, -122.611 
Mapped Spectral Acceleration Values  

(MCE, Site Class B): 
     Short Period, Ss 0.974 g 

Soil Factors for Site Class D: 
     Fa 1.110 

SDs = 2/3 x Fa x Ss 0.721 g 

Seismic Design Category  
(2014 ORSC Table R301.2.2.1.1) 

D1 

0.50g < SDs < 0.83g 
 
 
Soil liquefaction is a phenomenon wherein saturated soil deposits temporarily lose strength and behave as a 
liquid in response to earthquake shaking.  Soil liquefaction is generally limited to loose, granular soils 
located below the water table.  Following development, on-site soils will consist predominantly of 
engineered fill or stiff native soils above the water table, which are not considered susceptible to liquefaction.  
Therefore, it is our opinion that special design or construction measures are not required to mitigate the 
effects of liquefaction. 

Stormwater Infiltration Systems 

Based on results of the infiltration testing, near-surface soils on site exhibit moderate infiltration rates and 
deeper soils exhibit higher rates; see Table 1.  Groundwater was not encountered in test pits advanced to a 
maximum depth of 10.5 feet.  No indications of seasonal high groundwater were observed. 
 
The designer of the stormwater system should select an appropriate infiltration value based on our test 
results.  Dry wells extending at least 10 feet bgs and into the silty sand unit on site may be designed for an 
ultimate infiltration rate of 14 inches/hour.  Shallow infiltration facilities such as flow-through planters or 
swales should be designed for the lower test value of 2.2 inches/hour.  The infiltration rates do not 
incorporate a factor of safety.  For the design infiltration rate, the system designer should incorporate an 
appropriate factor of safety against slowing of the rate over time due to biological and sediment clogging. 
 
Infiltration test methods and procedures attempt to simulate the as-built conditions of the planned disposal 
system.  However, due to natural variations in soil properties, actual infiltration rates may vary from the 
measured and/or recommended design rates.  All systems should be constructed such that potential overflow 
is discharged in a controlled manner away from structures, and all systems should include an adequate factor 
of safety.  Infiltration rates presented in this report should not be applied to inappropriate or complex 
hydrological models such as a closed basin without extensive further studies.  Evaluating environmental 
implications of stormwater disposal at this site are beyond the scope of this study. 

Excavating Conditions and Utility Trench Backfill 

We anticipate that on-site soils can be excavated using conventional heavy equipment such as trackhoes.  
Our exploratory test pits extended to a maximum depth of 10 feet.  Soil conditions beyond our explorations 
are unknown.  Maintenance of safe working conditions, including temporary excavation stability, is the 
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responsibility of the contractor.  Actual slope inclinations at the time of construction should be determined 
based on safety requirements and actual soil and groundwater conditions.  All temporary cuts in excess of 4 
feet in height should be sloped in accordance with U.S. Occupational Safety and Health Administration 
(OSHA) regulations (29 CFR Part 1926), or be shored.  The existing native soils classify as Type B Soil and 
temporary excavation side slope inclinations as steep as 1H:1V may be assumed for planning purposes.  This 
cut slope inclination is applicable to excavations above the water table only.  Flatter temporary excavation 
slopes will be needed if groundwater is present, or if significant thicknesses of sandy soils are present in 
excavation sidewalls. 
 
Perched groundwater conditions often occur over fine-grained native deposits such as those beneath the site, 
particularly during the wet season.  If encountered, the contractor should be prepared to implement an 
appropriate dewatering system for installation of the utilities.  At this time, we anticipate that dewatering 
systems consisting of ditches, sumps and pumps would be adequate for control of groundwater where 
encountered during construction conducted during the dry season.  Regardless of the dewatering system 
used, it should be installed and operated such that in-place soils are prevented from being removed along 
with the groundwater. 
 
Vibrations created by traffic and construction equipment may cause some caving and raveling of excavation 
walls.  In such an event, lateral support for the excavation walls should be provided by the contractor to 
prevent loss of ground support and possible distress to existing or previously constructed structural 
improvements. 
 
Utility trench backfill should consist of ¾”-0 crushed rock, compacted to at least 90% of the maximum dry 
density obtained by Modified Proctor (ASTM D1557) or equivalent.  Initial backfill lift thick nesses for a 
¾”-0 crushed aggregate base may need to be as great as 4 feet to reduce the risk of flattening underlying 
flexible pipe.   Subsequent lift thickness should not exceed 1 foot.  If imported granular fill material is used, 
then the lifts for large vibrating plate-compaction equipment (e.g. hoe compactor attachments) may be up to 
2 feet, provided that proper compaction is being achieved and each lift is tested.  Use of large vibrating 
compaction equipment should be carefully monitored near existing structures and improvements due to the 
potential for vibration-induced damage.   
 
Adequate density testing should be performed during construction to verify that the recommended relative 
compaction is achieved.  Typically, one density test is taken for every 4 vertical feet of backfill on each 200-
lineal-foot section of trench. 

Erosion Control Considerations 

Fine grained soils on steep slopes are susceptible to erosion.  Erosion during construction can be minimized 
by implementing the project erosion control plan, which should include judicious use of bio-bags, silt fences, 
or other appropriate technology.  Where used, erosion control devices should be in place and remain in place 
throughout site preparation and construction. 
 
Erosion and sedimentation of exposed soils can also be minimized by quickly re-vegetating exposed areas of 
soil, and by staging construction such that large areas of the project site are not denuded and exposed at the 
same time.  Areas of exposed soil requiring immediate and/or temporary protection against exposure should 
be covered with either mulch or erosion control netting/blankets.  Areas of exposed soil requiring permanent 
stabilization should be seeded with an approved grass seed mixture, or hydroseeded with an approved seed-
mulch-fertilizer mixture. 
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Medium stiff, Silt, dark brown, moist, many fine roots (top soil)

Medium stiff to very stiff, Silt, brown, moist to slightly moist

Loose to medium dense, Silty sand, brown, slightly moist

Test pit terminated at 10.5 feet
No groundwater or seepage encountered
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Medium stiff, Silt, dark brown, moist, many roots (top soil)
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Test pit terminated at 10.5 feet
No groundwater or seepage encountered
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Exhibit I 

 

Subdivision Naming Approval 

 





 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit J 

 

Future Connectivity and Development Concept Plan  
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