
 

 

 
 
 
 
October 23, 2023 
 
 
TNHC OREGON LLC 
ATTN: CHRIS WALTHER 
15455 GREENBRIER PARKWAY, SUITE 240 
BEAVERTON OR 97006 
 
 
Re: Vineyard at Cooper Mountain; Phase 2 Design Review; CWS file 18-002050 

(Tax map 1S13100 Tax lots 01600 & 01605) 
 
 
Clean Water Services has reviewed the Service Provider Letter issued on August 16, 2018 and 
the Amended SPL issued on May 20, 2019 for file 18-002050.  District staff has evaluated the 
Service Provider Letter conditions and project plans for Phase 2 and found them to be in 
compliance with Resolution and Order 19-5 (R&O 19-5), as amended by Resolution and Order 
19-22 (R&O 19-22).   Please attach this letter to the existing Amended Service Provider Letter 
for all applications made after November 2019, to demonstrate compliance with R&O 19-5, as 
amended by R&O 19-22. 
 
 
Sincerely, 
 
 
 
Stacy Benjamin 
Environmental Plan Review 
 
Attachments (2) 
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THE VINEYARD - PH2 - TH

386-003

PLANNING

COB CASEFILE # SD2018-0024

THE VINEYARD AT COOPER MOUNTAIN - PHASE 2 - TOWNHOMES

MAP 1S1 31, TAX LOTS 1600 & 1605

LOCATION

PLANNING/ENGINEERING/SURVEYING
PIONEER DESIGN GROUP, INC.
9020 SW WASHINGTON SQ RD., SUITE 170
PORTLAND, OR  97223
PHONE (503) 643-8286
CONTACT: MATT SPRAGUE/WAYNE HAYSON

APPLICANT
STANTON STREET BUILDING COMPANY, LLC
PO BOX 1297
CANNON BEACH, OR 97110
PHONE  (503) 313-7795
CONTACT: PAM VERDADERO
EMAIL: PAMV@STANTON-STREET.COM

VERTICAL DATUM
WASHINGTON COUNTY BENCHMARK NO. 107 LOCATED ON
THE SOUTH SIDE OF S.W. SCHOLLS FERRY ROAD NEAR
PROJECTED CENTERLINE OF S.W. 175TH AVENUE.

ELEVATION: 306.55

17520 SW HORSE TALE DR.
BEAVERTON, OR 97007

KITTELSON & ASSOCIATES, INC.
610 SW ALDER ST., SUITE 700
PORTLAND, OR 97205
PHONE (503) 228-5230
CONTACT: MATT BELL

TRAFFIC ENGINEER

HARDMAN GEOTECHNICAL SERVICES, INC. (HGSI)
10110 SW NIMBUS AVE. SUITE B-5
TIGARD, OR 97223
PHONE (503) 575-5634
CONTACT: SCOTT HARDMAN, PE, GE
EMAIL: SHARDMAN.HGSI@FRONTIER.COM

GEOTECHNICAL ENGINEER

LANDSCAPE ARCHITECT
PIONEER DESIGN GROUP, INC.
9020 SW WASHINGTON SQ RD., SUITE 170
PORTLAND, OR  97223
PHONE (503) 643-8286
CONTACT: BEN HOLMES

ARBORIST
MORGAN HOLEN & ASSOCIATES, LLC
3 MONROE PARKWAY, SUITE P220
LAKE OSWEGO, OR  97035
PHONE (971) 409-9354
CONTACT: MORGAN HOLEN

N
O

R
T
H

VICINITY MAP

PROJECT
SITE

THIS DESIGN COMPLIES WITH ORS 92.044 (7) IN THAT NO
UTILITY INFRASTRUCTURE IS DESIGNED TO BE WITHIN ONE (1)

FOOT OF A SURVEY MONUMENT LOCATION SHOWN ON A
SUBDIVISION OR PARTITION PLAT. NO DESIGN EXCEPTIONS

NOR FINAL FIELD LOCATION CHANGES SHALL BE PERMITTED IF
THAT CHANGE WOULD CAUSE ANY UTILITY INFRASTRUCTURE

TO BE PLACED WITHIN THE PROHIBITED AREA.

ITEM

BUILDING AREA

PARKING AND DRIVING

LANDSCAPING / OPEN SPACE

TOTAL AREA*

LOT COVERAGE IN
SQUARE FEET (SF) LOT COVERAGE %

31,769 SF 39.51%

9,919 SF 12.34%

38,715 SF 48.15%

80,403 SF 100.00%

SITE ANALYSIS DATA

SURVEY
PIONEER DESIGN GROUP, INC.
9020 SW WASHINGTON SQ RD., SUITE 170
PORTLAND, OR  97223
PHONE (503) 643-8286
CONTACT: MIKE HARRIS, PLS

BIOLOGIST
ENVIRONMENTAL SCIENCE & ASSESSMENT, LLC
107 SE WASHINGTON ST., SUITE 249
PORTLAND, OR 97202
PHONE (503) 478-0424
CONTACT: JACK DALTON
EMAIL: JACK@ESAPDX.COM

LIGHTING ENGINEER
R&W ENGINEERING, INC.
9615 SW ALLEN BLVD, SUITE 107
BEAVERTON, OR 97005
PHONE (503) 726-3317
CONTACT: DENNIS HALL
EMAIL: DHALL@RWENG.COM

CO
VE
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SH
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T

P1.0

COMPOSITE UTILITY PLAN

PRELIMINARY PLATP3.0

SHEET INDEX

P5.0

P4.0

EXISTING CONDITIONS AND DEMOLITION PLANP2.0

COVER SHEET

SHEET DESCRIPTION
SHEET

NUMBER

P1.0

GRADING PLAN

P6.0

OVERALL STREET PLAN

OWNER
AG EHC II (NWHM) MULTI STATE 2 LLC
15231 LAGUNA CANYON ROAD, SUITE 250
IRVINE, CA 92618
PHONE  (949) 382-7807
CONTACT: MARK KAWANAMI
EMAIL: MKAWANAMI@NWHM.COM

TOWNHOME PLANTING PLANP7.0-P7.1

*DOES NOT INCLUDE SW 176TH AVE RIGHT OF WAY OR TRACTS 'P' & 'Q'

LOT IMPROVEMENTS DIMENSIONING PLANP1.1

18-002050

1 2
10/23/2023
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Fire Service 'FS1' Exhibit
VINEYARD PHASE 2 - TOWNHOMES

VINEYARD TOWNHOMES

235-048

PLANNING

1 1

LEGEND

HOSE LAY

FIRE HYDRANT

DESIGNATED FIRE LANE. FIRE
LANE SHALL BE DESIGNED
TO SUPPORT FIRE
APPARATUS WITH 75,000
GVWR WITH WHEEL LOAD OF
12,500 LBS

FIRE VEHICLE
TURNING RADIUS

S
W

1
7

6
T
H

A
V

E
N

U
E

FS-1 NOTES

1. THE MAXIMUM PROPOSED STREET GRADE IN
THE TOWNHOME DEVELOPMENT IS 13.1%,
THUS NOT EXCEEDING ALLOWABLE 15%.

2. BASED ON THE LARGEST TOWNHOME
BUILDING, THE FIRE FLOW DEMAND IS
1,375 GPM.

3. FIRE FLOW TESTING WILL BE DEFERRED
UNTIL INFRASTRUCTURE IN THIS
DEVELOPMENT HAS BEEN CONSTRUCTED
AND TESTED.

4. THIS TOWNHOME DEVELOPMENT
PROPOSES 32 UNITS, EXCEEDING THE 30
UNIT THRESHOLD REQUIRING SECONDARY
ACCESS. ACCESS FROM THE NORTH IS 
PROVIDED ON SW 176TH AVE VIA SW ALVORD
LANE, AND FROM THE SOUTH ON SW 176TH 
AVENUE THROUGH PHASE 1 VIA SW BARROWS
ROAD.

fosterjl
Stamp

fosterjl
Architect
TVF&R Permit # 2023-0170

fosterjl
Architect

fosterjl
Architect
Note: A final inspection from TVF&R is required for this project.  Signage on both sides of the road that state no parking fire lane are required to be installed per City of Beaverton standards.
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Fire Service 'FS2' Exhibit 
Emergency Vehicle Access

 

VINEYARD TOWNHOMES

235-048

PLANNING

1 1

10
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Emergency Vehicle Access Routes
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VINEYARD AT COOPER MOUNTAIN
A 297 UNIT PLANNED UNIT DEVELOPMENT  ON TAX LOTS 1600,& 1605, TAX MAP 1S1 31C

MAP 1S1 31C, TAX LOTS 1600 & 1605

LOCATION

54.28 ACRES

TOTAL AREA

ENVIRONMENTAL SCIENCE & ASSESSMENT, LLC
107 SE WASHINGTON ST., SUITE 249
PORTLAND, OR 97202
PHONE (503) 478-0424
CONTACT: JACK DALTON

BIOLOGIST

PLANNING
PIONEER DESIGN GROUP, INC.
9020 SW WASHINGTON SQ RD., SUITE 170
PORTLAND, OR  97223
PHONE (503) 643-8286
CONTACT: MATT SPRAGUE/WAYNE HAYSON

APPLICANT
LC VINEYARD, LLC
17993 NW EVERGREEN PLACE, SUITE 300
BEAVERTON, OR  97006
PHONE  (503) 597-7132
CONTACT: DARREL SMITH

VERTICAL DATUM
WASHINGTON COUNTY BENCHMARK NO.
107 LOCATED ON THE SOUTH SIDE OF S.W.
SCHOLLS FERRY ROAD NEAR PROJECTED
CENTERLINE OF S.W. 175TH AVENUE.

ELEVATION: 306.55 (NGVD 29)

17520 SW HORSE TALE DR.
BEAVERTON, OR 97007

KITTELSON & ASSOCIATES, INC.
610 SW ALDER ST., SUITE 700
PORTLAND, OR 97205
PHONE (503) 228-5230
CONTACT: MATT BELL

TRAFFIC ENGINEER

GEOPACIFIC ENGINEERING, INC.
14835 SW 72ND AVE.
PORTLAND, OR 97224
PHONE (503) 598-8445
CONTACT: JIM IMBRIE

GEOTECHNICAL ENGINEER

ARBORIST
MORGAN HOLEN & ASSOCIATES, LLC
3 MONROE PARKWAY, SUITE P220
LAKE OSWEGO, OR  97035
PHONE (971) 409-9354
CONTACT: MORGAN HOLEN

N
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H

VICINITY MAP

COB CASEFILE # SD2018-0024
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235-048

ENGINEERING

ENGINEERING
PIONEER DESIGN GROUP, INC.
9020 SW WASHINGTON SQ RD., SUITE 170
PORTLAND, OR  97223
PHONE (503) 643-8286
CONTACT: GEOFF MIHALKO, PE

SURVEYING
PIONEER DESIGN GROUP, INC.
9020 SW WASHINGTON SQ RD., SUITE 170
PORTLAND, OR  97223
PHONE (503) 643-8286
CONTACT: MIKE HARRIS, PLS

LANDSCAPE ARCHITECT
PIONEER DESIGN GROUP, INC.
9020 SW WASHINGTON SQ RD., SUITE 170
PORTLAND, OR  97223
PHONE (503) 643-8286
CONTACT: BEN HOLMES, PLA

PROJECT
SITE

THIS DESIGN COMPLIES WITH ORS 92.044 (7) IN THAT NO
UTILITY INFRASTRUCTURE IS DESIGNED TO BE WITHIN ONE (1)

FOOT OF A SURVEY MONUMENT LOCATION SHOWN ON A
SUBDIVISION OR PARTITION PLAT. NO DESIGN EXCEPTIONS

NOR FINAL FIELD LOCATION CHANGES SHALL BE PERMITTED IF
THAT CHANGE WOULD CAUSE ANY UTILITY INFRASTRUCTURE

TO BE PLACED WITHIN THE PROHIBITED AREA.

DISTURBED AREA
ONSITE = 1,991,292 SF
OFFSITE =      80,238 SF
TOTAL DISTURBED AREA = 2,071,530 SF 

           (47.55 AC)

WASHINGTON COUNTY PERMITS
SW 175TH IMPROVEMENTS - PHASE 1 CDA#18-913
SW 175TH IMPROVEMENTS - PHASE 2 CDA#18-801

FOR OFFICIAL USE ONLY

09
/2

7/
20

19

ENVIRONMENTAL PERMITS
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Building 4 (Lots 169-171) ENTRY ELEVATION
3/16" = 1'-0" CONTEMPORARY FRENCH

12
5

12
6

40
'-6

1 8"

GRADE PLANE: 421.00'

3'
-8

"

HIGHEST POINT OF ROOF

3'-0'
STEP

3'-0'
STEP

12

10

FINISH FLOOR: 424.67'

12
6

12
5

12
5

12
6

Building 4 (Lots 169-171) REAR ELEVATION
ENHANCED

1/8" = 1'-0" CONTEMPORARY FRENCH

3'-0'
STEP

3'-0'
STEP

12

10

Building 4 (Lots 169-171) SIDE ELEVATION
ENHANCED

1/8" = 1'-0" CONTEMPORARY FRENCH

12
4

12
512

10

12
4

12
4

12
5 12

10

12
4

Building 4 (Lots 169-171) SIDE ELEVATION
1/8" = 1'-0" CONTEMPORARY FRENCH

2320

Drawn By:

Date:

Job No.: Sheet No.:

The Vineyard at Cooper Mountain
Beaverton, Oregon

The New Home Company

25 Central Way, Suite 210  Kirkland, WA 98033  ●  425.454.7130  ●  WWW.MILBRANDTARCH.COM

E4Building 4 (Lots 169-171)
Elevations

RDG

10-23-23

fosterjl
Stamp

fosterjl
Architect
TVF&R Permit # 2023-0170

fosterjl
Architect



12
4

12
5

Building 5 (Lots 172-174) SIDE ELEVATION
1/8" = 1'-0" CONTEMPORARY TUDOR

Building 5 (Lots 172-174) REAR ELEVATION
ENHANCED

1/8" = 1'-0" CONTEMPORARY TUDOR

12
5

12
5

12
6

12
6

2'-6'
STEP

1'-0'
STEP

Building 5 (Lots 172-174) SIDE ELEVATION
ENHANCED

1/8" = 1'-0" CONTEMPORARY TUDOR

12
4

12
5

19
D4

19
D4

Building 5 (Lots 172-174) ENTRY ELEVATION
3/16" = 1'-0" CONTEMPORARY TUDOR

12

12

12
5

39
'-3

1 8"

2'
-5

"

HIGHEST POINT OF ROOF

GRADE PLANE: 428.25'

2'-6'
STEP

1'-0'
STEP

FINISH FLOOR: 430.67'

2320

Drawn By:

Date:

Job No.: Sheet No.:

The Vineyard at Cooper Mountain
Beaverton, Oregon

The New Home Company

25 Central Way, Suite 210  Kirkland, WA 98033  ●  425.454.7130  ●  WWW.MILBRANDTARCH.COM

E5Building 5 (Lots 172-174)
Elevations

RDG

10-23-23

fosterjl
Stamp

fosterjl
Architect
TVF&R Permit # 2023-0170

fosterjl
Architect



12
4

12
5

12

12

Building 6 (Lots 186-188) SIDE ELEVATION
ENHANCED

1/8" = 1'-0" MODERN FARMHOUSE
Building 6 (Lots 186-188) REAR ELEVATION

ENHANCED

1/8" = 1'-0" MODERN FARMHOUSE

12
5 12

5

12
6

12
6

3'-6'
STEP

2'-6'
STEP

Building 6 (Lots 186-188) SIDE ELEVATION
1/8" = 1'-0" MODERN FARMHOUSE

12
4

12
5

12

12

19
D4

19
D4

Building 6 (Lots 186-188) ENTRY ELEVATION
3/16" = 1'-0" MODERN FARMHOUSE

12

10

12
5

40
'-6

1 8"

HIGHEST POINT OF ROOF

FINISH FLOOR: 422.67'

3'
-8

"

3'-6'
STEP

2'-6'
STEP

GRADE PLANE: 419.00'

2320

Drawn By:

Date:

Job No.: Sheet No.:

The Vineyard at Cooper Mountain
Beaverton, Oregon

The New Home Company

25 Central Way, Suite 210  Kirkland, WA 98033  ●  425.454.7130  ●  WWW.MILBRANDTARCH.COM

E6Building 6 (Lots 186-188)
Elevations

RDG

10-23-23

fosterjl
Stamp

fosterjl
Architect
TVF&R Permit # 2023-0170

fosterjl
Architect



12
4

12
512

10

12
4

Building 7 (Lots 189-193) SIDE ELEVATION
1/8" = 1'-0" CONTEMPORARY FRENCH

Building 7 (Lots 189-193) ENHANCED REAR ELEVATION
1/8" = 1'-0" CONTEMPORARY FRENCH

12
5

12
5

12
6

12
6

3'-0'
STEP

3'-6'
STEP

2'-6'
STEP

2'-0'
STEP

Building 7 (Lots 189-193) SIDE ELEVATION
1/8" = 1'-0" CONTEMPORARY FRENCH

12
4

12
5 12

10

12
4

Building 7 (Lots 189-193) ENTRY ELEVATION
3/16" = 1'-0" CONTEMPORARY FRENCH

12

10

12
5

12
6

12
4

43
'-0

1 8"

HIGHEST POINT OF ROOF

FINISH FLOOR: 412.67'

6'
-2

"

3'-0'
STEP

3'-6'
STEP

2'-6'
STEP

2'-0'
STEP

GRADE PLANE: 406.50'

2320

Drawn By:

Date:

Job No.: Sheet No.:

The Vineyard at Cooper Mountain
Beaverton, Oregon

The New Home Company

25 Central Way, Suite 210  Kirkland, WA 98033  ●  425.454.7130  ●  WWW.MILBRANDTARCH.COM

E7Building 7 (Lots 189-193)
Elevations

RDG

10-23-23

fosterjl
Stamp

fosterjl
Architect
TVF&R Permit # 2023-0170

fosterjl
Architect



19
D4

19
D4

Building 8 (Lots 194-198) ENTRY ELEVATION
3/16" = 1'-0" CONTEMPORARY TUDOR

12

12

12
5

43
'-0

1 8"
6'

-2
"

HIGHEST POINT OF ROOF

FINISH FLOOR: 398.17'

3'-6'
STEP

2'-6'
STEP

2'-0'
STEP

3'-0'
STEP

GRADE PLANE: 392.00'

12
4

12
5

Building 8 (Lots 194-198) SIDE ELEVATION
ENHANCED

1/8" = 1'-0" CONTEMPORARY TUDOR

12
5

12
5

12
5

12
6

12
6

Building 8 (Lots 194-198) REAR ELEVATION
ENHANCED

1/8" = 1'-0" CONTEMPORARY TUDOR

3'-6'
STEP

2'-6'
STEP

2'-0'
STEP

3'-0'
STEP

12
4

12
5

Building 8 (Lots 194-198) SIDE ELEVATION
1/8" = 1'-0" CONTEMPORARY TUDOR

2320

Drawn By:

Date:

Job No.: Sheet No.:

The Vineyard at Cooper Mountain
Beaverton, Oregon

The New Home Company

25 Central Way, Suite 210  Kirkland, WA 98033  ●  425.454.7130  ●  WWW.MILBRANDTARCH.COM

E8Building 8 (Lots 194-198)
Elevations

RDG

10-23-23

fosterjl
Stamp

fosterjl
Architect
TVF&R Permit # 2023-0170

fosterjl
Architect



1

Wayne  Hayson

From: robert mccracken <Robert_Mccracken@beaverton.k12.or.us>
Sent: Wednesday, March 01, 2023 2:57 PM
To: Steven Sparks - Exec Admin; Wayne  Hayson
Subject: RE: Beaverton SPL Update

Hi Steve & Wayne, 
I concur with Steve – the original SPL should cover this as a phase of the overall project – with no changes to unit mix, 
there should be no need to revise the SPL. 
 
Would it be possible for your group to send us a breakdown of the units by phase/estimated timeline?  It would be 
helpful for us to update our GIS about the project for internal tracking purposes – this would not affect the status of the 
SPL, as noted above, it would simply be for our internal use.   
 
Robert McCracken, MCP 
Facilities Planning Coordinator 
 
Beaverton School District  |  Long Range Planning 
1260 NW Waterhouse Ave., Beaverton, OR 97006 
Office: 503-356-4319 
 
 
 

From: Steven Sparks - Exec Admin <Steven_Sparks@beaverton.k12.or.us>  
Sent: Wednesday, March 1, 2023 2:49 PM 
To: Wayne Hayson <whayson@pd-grp.com> 
Cc: robert mccracken <Robert_Mccracken@beaverton.k12.or.us> 
Subject: RE: Beaverton SPL Update 
 
Hi Wayne – 
 
I’ve asked Robert to take a look.  I believe you are correct and if Robert agrees, we can send you an email or 
correspondence saying so.  Just let us know which would be better for your application. 
 
SAS 
 

From: Wayne Hayson <whayson@pd-grp.com>  
Sent: Wednesday, March 1, 2023 11:03 AM 
To: Steven Sparks - Exec Admin <Steven_Sparks@beaverton.k12.or.us> 
Subject: Beaverton SPL Update 
 
 This is from a Non-BSD Email address: Please only click links and attachments if you are sure they are safe  

Hi Steve, 
 
I hope you are doing well.  Busy times for the school district with the weather.  I am glad all the middle school 
redistricting is over, that was quite a process. 
 

sokey
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sokey
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In any event, we are submitting a design review application to the City of Beaverton for 37 attached units at the 
Vineyard at Cooper Mountain subdivision, and the City has asked us to address SPL requirements.  I am trying to 
establish what information you will need, or if we can get confirmation that no additional BSD SPL will be required.  You 
were the signatory on the original letter, so I thought I would send this straight to you. 
 
The attached SPL was previously issued for Vineyard at Cooper Mountain, encompassing the entire 297-lot planned unit 
development.  The current application is for Design Review for Phase 1C of the development, shown in the attached site 
plan.  The application is to approve these attached units on the previously approved lots, subject to the City’s building 
design standards.  The 37 single family attached dwellings in this application are included in the 297 units approved, as 
were the streets, pathways, and landscaping.  No additional units or increase in density is proposed, and there are no 
additional impacts to the school district anticipated from the original submittal. 
 
Please let me know what information you require, if any, or if you have any questions. 
 
Thanks for your help. 
 
I hope you are keeping well! 
 
Wayne Hayson  I   PLANNING MANAGER   l  D 971.708.6274                                               
PIONEER DESIGN GROUP, INC.   CIVIL ENGINEERING  l  LAND USE PLANNING  l  LAND SURVEYING  I  LANDSCAPE ARCHITECTURE 
OREGON: 9020 SW Washington Square Rd.   Suite 170   Portland, OR 97223   P 503.643.8286 ext. 1019   
HAWAII: PO Box 283304, Honolulu, HI 96828   P 808.753.2376 
pd-grp.com 
 
Disclaimer: 
This e-mail may contain proprietary, confidential, and/or privileged information. If you are not the intended recipient (or have received this e-mail in error), 
please notify the sender immediately by email or telephone (503-643-8286) and delete this message along with any attachments without copying or 
disclosing the contents. Any unauthorized copying, disclosure or distribution of the material in this e-mail is strictly forbidden. Pioneer Design Group, Inc. 
(PDG) shall not be liable for any changes made to the electronic data transferred. Distribution of electronic data to others is prohibited without the express 
written consent of PDG. 
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The District prohibits discrimination and harassment based on any basis protected by law, including but not limited to, an individual’s 
actual or perceived race, color, religion, sex, sexual orientation, gender identity, gender expression, national or ethnic origin, marital 
status, age, mental or physical disability, pregnancy, familial status, economic status, veteran status or because of a perceived or 
actual association with any other persons within these protected classes. 
 
The contents of this email and any attachments are confidential. They are intended for the named recipient(s) only. If you’ve received 
this communication in error, please immediately notify us by phone at 503-356-4500 and destroy the original message. Thank you. 




