MEMORANDUM
City of Beaverton
Community Development Department
To:

Interested Parties

From:
Date:
Subject:

City of Beaverton Planning Division
May 29, 2019
Notice of Decision for TP2019-0003 West Point Single Family Home

Please find attached the Notice of Decision for TP2019-0003 West Point Single Family Home.
Pursuant to Section 50.40.11.E of the Beaverton Development Code, the decisions for TP2019-0003 and
are final, unless appealed within twelve (12) calendar days following the date of the decision. The
procedures for appeal of a Type 2 Decision are specified in Section 50.65 of the Beaverton Development
Code. The appeal shall include the following in order for it to be accepted by the Director:


The case file number designated by the City.



The name and signature of each appellant.



Reference to the written evidence provided to the decision making authority by the appellant that is
contrary to the decision.



If multiple people sign and file a single appeal, the appeal shall include verifiable evidence that each
appellant provided written testimony to the decision making authority and that the decision being
appealed was contrary to such testimony. The appeal shall designate one person as the contact
representative for all pre-appeal hearing contact with the City. All contact with the City regarding the
appeal, including notice, shall be through this contact representative.



The specific approval criteria, condition, or both being appealed, the reasons why a finding, condition,
or both is in error as a matter of fact, law or both, and the evidence relied on to allege the error.



The appeal fee of $250.00, as established by resolution of the City Council.

The appeal closing date for TP2019-0003 West Point Single Family Home is 4:30 p.m., June 10,
2019
The complete case files including findings, conclusions, and conditions of approval, if any, are available
for review. The case files may be reviewed at the Beaverton Planning Division, Community Development
Department, 4th Floor, Beaverton Building City Hall; 12725 SW Millikan Way, between 7:30 a.m. and 4:30
p.m., Monday through Friday, except holidays. For more information about the case file, please contact
Brianna Addotta, Assistant Planner, at (503) 350-4026.
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NOTICE OF DECISION
DATE:

May 29, 2019

TO:

Interested Parties

FROM:

Brianna Addotta, Assistant Planner

PROPOSAL:

West Point Single Family Dwelling Tree Plan
TP2019-0003

LOCATION:

2895 SW West Point Avenue
Map 1S112BD Tax Lot 2718

SUMMARY:

The applicant requests approval for the removal of six (6) Significant
Trees within Significant Grove NX13 in order to accommodate the
construction of a single family home. The applicant has withdrawn
the previously applied for Sidewalk Design Modification and will
install right of way improvements that meet the city’s standard for
local streets (L2).

PROPERTY OWNER/
APPLICANT:

PROPERTY
OWNER:

RECOMMENDATION:

Renaissance Homes
16771 Boones Ferry Rd.
Lake Oswego, OR 97035

Same as Applicant

APPROVAL of TP2019-0003 West Point Single Family Dwelling,
subject to the conditions herein.
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EXHIBIT 1

ZONING/VICINITY/AERIAL MAP

Subject Site

Subject Site
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BACKGROUND FACTS
Key Application Dates

Application
TP2019-0003

Submittal
Date

Application
Deemed
Complete

March 7, 2019 April 3, 2019

Day 120

Final Decision Date
with 30 day
Continuance

August 1, 2019

August 30, 2019

Note: The applicant submitted a Sidewalk Design Modification application to run
concurrently with this Tree Plan application, as of May 14, 2019, the applicant has
withdrawn their Sidewalk Design Modification application and will be installing
improvements that meet city local street standards.
Existing Conditions Table
Zoning

Residential Urban Standard Density 7,000 (R7)

Current
Development

Undeveloped parcel

Site Size

The subject site is approximately 0.35 acre.

NAC

West Slope

Vicinity
Zoning and
Land Uses

Zoning:
North: City of Beaverton R7
South: City of Beaverton R7
East: City of Beaverton R7
West: City of Beaverton R7
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Uses:
North: Single Family Residential
South: Single Family Residential
East: Single Family Residential
West: Single Family Residential
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Exhibit 2:
Public Comments
10 public comments were received for the proposed project. Comments to
the Tree Plan Two approval criteria have been incorporated within the
applicable criteria in Attachment A. The applicant’s original proposal included
Tree Plan Two and Sidewalk Design Modification applications; however the
applicant has chosen to withdraw their Sidewalk Design Modification and
comply with City standards. Comments raised regarding the Sidewalk
Design Modification are not addressed as they do not apply to the Tree Plan
application.
Exhibit 2.1 Email submitted April 14, 2019 by Erika Jones
Exhibit 2.2 Email submitted April 15, 2019 by Roy and Susan Marshall
Exhibit 2.3 Email submitted April 16, 2019 by Gretchen Yost
Exhibit 2.4 Second Email submitted April 23, 2019 by Roy and Susan
Marshall
Exhibit 2.5 Email submitted April 24, 2019 by Bina Mehta and Raymond
Moreno
Exhibit 2.6 Email submitted on April 24, 2019 by Odin Prigge
Exhibit 2.7 Email submitted on April 26, 2019 by Karl and Shelagh Glaser
Exhibit 2.8 E-Mail submitted on April 30, 2019 by Eve Heidtmann
Exhibit 2.9 Letter submitted April 30, 2019 by Debbie Shaw
Exhibit 2.10 Letter submitted on May 1, 2019 from Tom Shaw
Exhibit 3: Applicant Materials
Exhibit 3.1 Approved Site Plan
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ATTACHMENT A

TP2019-0003 WEST POINT SINGLE FAMILY DETACHED
ANALYSIS AND FINDINGS FOR TREE PLAN TWO
Section 40.90.05

Tree Plan Applications; Purpose

Healthy trees and urban forests provide a variety of natural resource and community
benefits for the City of Beaverton. Primary among those benefits is the aesthetic
contribution to the increasingly urban landscape. Tree resource protection focuses on the
aesthetic benefits of the resource. The purpose of a Tree Plan application is to provide a
mechanism to regulate pruning, removal, replacement, and mitigation for removal of
Protected Trees (Significant Individual Trees, Historic Trees, trees within Significant Groves
and Significant Natural Resource Areas (SNRAs)), and Community Trees thus helping to
preserve and enhance the sustainability of the City’s urban forest. This Section is carried
out by the approval criteria listed herein and implements the SNRA, Significant Grove,
Significant Individual Tree, and Historic Tree designations as noted or mapped in
Comprehensive Plan Volume III.
Section 40.90.15.2.C Approval Criteria
In order to approve a Tree Plan Two application, the decision making authority shall make
findings of fact based on evidence provided by the applicant demonstrating that all the
following criteria are satisfied:
1.

The proposal satisfies the threshold requirements for a Tree Plan Two
application.
The project has triggered Threshold 3 for the Tree Plan Two:
[In] Commercial, Residential, or Industrial zoning district[s]: Removal of up to and
including 75% of the total DBH of non-exempt surveyed trees found on the project
site within SNRAs, Significant Groves, or Sensitive Areas as defined by Clean Water
Services.
The applicant proposes to remove 39% of the total DBH of non-exempt surveyed trees
within Significant Grove NX13. Public comments requested that trees not be removed
on the site as it is a protected grove. The city’s tree regulations permit the property
owner to remove select trees, so long as standards for tree protection are being met
and the approval criteria for a Tree Plan application are also met. This Tree Plan
application is appropriate for the request to remove trees within this significant grove.
The Tree Plan Two application is a type 2 process which is an administrative decision
where the Community Development Department Director is the decision maker. Public
comments raised concern that adequate time is not provided for the neighborhood to
respond to this application. However, to meet the state’s prescribed time limit for a
review of a land use application, submittal of public testimony is limited to 20 days to
provide adequate time to complete the review process. The public notice process is
identified in the City’s Development Chapter 50, which is met with this application. Staff
acknowledges the city’s tree regulations permit the property owner to remove select
trees, so long as standards for tree protection are being met and affirmative findings
can be made to the approval criteria for a Tree Plan Two application.
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Therefore, staff find that the proposal meets the criterion for approval.

2.

All City application fees related to the application under consideration by the
decision making authority have been submitted.
The applicant has paid the required application fee for a Tree Plan Two application.
Therefore, staff find that the proposal meets the criterion for approval.

3.

If applicable, removal of any tree is necessary to observe good forestry
practices according to recognized American National Standards Institute (ANSI)
A300-1995 standards and International Society of Arborists (ISA) standards on
the subject.
The applicant asserts this criterion is not applicable because the proposed removal is
not necessary to observe good forestry practices, but rather to accommodate
development. They acknowledge the prescriptive good forestry practices. Staff
agrees with the applicant’s assessment.
Therefore, staff find that the criterion for approval does not apply.

4.

If applicable, removal of any tree is necessary to accommodate physical
development where no reasonable alternative exists.
The applicant has proposed to remove six (6) trees totaling 168” DBH, which is 39%
of the total DBH on site, in order to build a single family home. Staff cites the Code
Conformance Analysis Chart at the end of this section showing the proposal complies
with the standard height and setback requirements of the R7 zone. Further the
applicant has placed the structure as far away from the center of the Significant Grove
as possible.
Five of the trees proposed for removal are either within the building footprint (trees
10067, 10086, and 10087), or have their critical root zones within the building footprint
(trees 10085 and 10084). The sixth tree proposed for removal (tree 10104) is a
hazardous Big Leaf Maple located at the rear property line that must be felled and
removed from the property for safety. Certified arborist Mary Giersch (PN-6732A) has
provided a report affirming the removal of the 6 trees is required in order to safely
accommodate physical development. City arborist technician Ben Mills agrees tree
10404 should be felled and removed for safety.
The applicant’s original proposal included the removal of an additional two trees,
shown on the site plan as trees #10094 and #10097, in order to accommodate an

Report Date: May 29, 2019
TP2019-0003 West Point Single Family Detached

TP 2

open back yard. Staff worked with the applicant to encourage these two trees be
preserved, and the applicant has agreed.
Public comments were provided detailing how the proposal was not a reasonable
alternative based on the following factors:


The owner of the lot



Market cost of the proposed home, or the cost per square foot



Prices and sizes of other homes for sale in the area



Stylistic façade choices



The type of finishes inside the home



Impacts to property values



Size of home, beyond compliance with the standard setbacks and height of the
R7 zone. The proposed single family home fits within the height and setbacks
of the R7 zone.



Viability of certain construction materials and methods, beyond what is
regulated by the Building Code.

Further comments included recommending changing the floor plan proposed by the
applicant. The Development Code does not provide a definition for “reasonable
alternative” in the context of physical development scenarios. For single-family
dwellings, staff’s review of the design is limited to ensure the proposed dwelling meets
the required height and setback of the building. Staff finds these factors identified in
the public comments are outside the purview of this application and subjective for this
non-discretionary application. Financial impacts, such as property values, are not part
of the approval criteria, so the price of the property or the home built upon it cannot
effect staff’s determination of the Tree Plan 2 application. Staff is unable to consider
these factors in making a determination whether the proposal provides a reasonable
alternative.
Staff find alternative placement of the dwelling in the middle or southern portion of the
lot would create a greater ‘hole’ in the grove, which may have a greater impact than
removing trees around a portion of the edge with the applicant’s proposed location of
the dwelling at the northeastern portion of the lot. Staff finds the applicant’s proposal
to reduce the trees to be removed from eight trees to six trees and the location of the
proposed building areas is a reasonable alternative to other locations on the subject
site.
Therefore, staff find that the proposal meets the criterion for approval.

5.

If applicable, removal of any tree is necessary because it has become a
nuisance by virtue of damage to property or improvements, either public or
private, on the subject site or adjacent sites.
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The applicant has applied to remove one 8” Big Leaf Maple due to its poor health, and
has provided an arborist’s report affirming the tree has root crown and stem decay.
This tree has not yet caused any damage but has been deemed hazardous by an
arborist, which warrants its removal.
Staff has received public comment questioning the arborist’s determination of tree
10104 as a hazard based on a visual assessment. Staff must rely on the opinion of
certified experts in the field of tree health and find it would be an undue burden on the
applicant to retain a second certified arborist to produce a second report when there
is no reason to doubt the judgement of Ms. Giersch and City of Beaverton arborist
staff. Without documentation to the contrary, staff defers to the expert judgement of
the arborists.
Therefore, staff find that the proposal meets the criterion for approval.

6.

If applicable, removal is necessary to accomplish public purposes, such as
installation of public utilities, street widening, and similar needs, where no
reasonable alternative exists without significantly increasing public costs or
reducing safety.
The applicant asserts this criterion is not applicable because the proposed tree removal
is not necessary to accomplish public purposes, such as installation of public utilities,
street widening, and similar needs. Staff agrees with the applicant’s assessment.
Therefore, staff find that the criterion for approval does not apply.

7. If applicable, removal of any tree is necessary to enhance the health of the tree,
grove, SNRA, or adjacent trees, or to eliminate conflicts with structures or
vehicles.
The applicant asserts while this criterion is not directly applicable, the applicant’s
arborist recommends the canopy spread of the trees along the southern property line
will likely benefit from increased sun exposure. Staff agrees with the applicant’s
assessment that this criterion is not directly applicable.
Therefore, staff find that the proposal meets the criterion for approval.

8.

If applicable, removal of a tree(s) within a SNRA or Significant Grove will not
result in a reversal of the original determination that the SNRA or Significant
Grove is significant based on criteria used in making the original significance
determination.
The applicant states they are applying to remove just a fraction of the DBH of the
significant grove, and are well within the Tree Plan 2 threshold of up to 75% DBH
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removal. The trees proposed for removal are along the northeastern edge of the grove,
leaving the majority of the grove intact.
The Beaverton Development Code defines Significant Groves thusly, and provides the
following inventory analysis criteria (BDC Ch 90):
“Significant Grove: Groves that are mapped on the City’s Inventory of Significant Trees
and Groves, that have a unique identification code and include all species within the
grove boundary as listed in the inventory documents for that grove code”
“A grove as defined in Section 90 shall be considered significant if the Board finds that:
(a) The grove is relatively mature and evenly aged; and
(b) The grove has a purity of species composition or is of a rare or unusual nature; and
(c) The grove is in a healthy growing condition; or
(d) The grove has a crucial functional and/or aesthetic relationship to a natural
resource.”
Staff has provided the relevant entries for NX13 from the City Inventory of Significant
Trees and Groves below:

The proposal requires six trees be removed from Significant Grove NX13. The city
received public comment concerned that the removal of the trees will affect the status
of the grove as Significant.
Comments were made that “removing half the trees would decimate the grove” and
result in the reversal of the original determination. The Grove stretches across seven
tax lots and is approximately 2 acres in size. The property under review contains the
Report Date: May 29, 2019
TP2019-0003 West Point Single Family Detached

TP 5

northeastern corner of NX13. The total area of disturbance for this project is
approximately 7,000 square feet (about 0.16 of an acre), and the proposal requests
five trees in the northeastern edge of the Grove be removed, in addition to one 8”
hazardous Big Leaf Maple located further west on the site. The original proposal was
to remove 55% of the trees on the individual lot, not 55% of the total grove. In addition,
the applicant has revised their proposal to preserve two additional trees, and now the
proposed six trees to be removed will be only 39% of the trees on the individual lot.
More than 1.75 acres of the grove will remain.
Comments were submitted asserting that the removal of the six trees will result in the
remaining trees on the south side to form a linear strip. Referring to the aerial image
on page SR 2, staff acknowledges the property lines of the two lots that contain the
majority of NX13 are linear, but the grove itself is roughly circular and stretches
between several properties to the north, south and west. Staff finds removal of trees at
the edge of a grove allows the grove to remain contiguous and will not leave an orphan
portion of the grove on the southern side of the property, as those trees are
incorporated into NX13 on their northern, western, and southern sides.
Public comment was provided indicating the concern with the impact to the existing
wildlife, the viability of the trees to remain, and that adequate tree protection is to be
provided. As noted in the Tree Inventory, “its location and existing land use limit habitat
value and other ecological values, such as water quality value.” Additionally, there is
no connectivity from NX13 to other natural resources, meaning animals are unlikely to
use it for travelling. Finally, two environments that signal high biodiversity, riparian or
wetlands, are documented to be absent from the area. The Tree inventory calls for
managing the development on site to minimize the effect on the resource, but not
complete conservation. Staff acknowledges the city’s tree regulations permit the
property owner to remove select trees, so long as standards for tree protection are
being met.
Staff cite the findings in the Code Conformance Analysis Chart at the end of this section
evaluating the project as it relates to applicable Tree and Vegetation requirements of
Chapter 60 and includes a Condition of Approval requiring tree protection fencing be
installed around all retained trees before any work starts and other conditions to protect
the remaining portion of the grove on the subject site. Further the applicant is required
to call for an inspection of the protection fencing, and staff will confirm at that point the
fencing is aligned with the protection plan provided by the applicant’s certified arborist
shown in Exhibit 3. Within the protected root zone the following shall not be permitted:
construction or placement of new buildings, grade change cut or fill except where hand
excavation is approved, new impervious surfaces, trenching, staging, storing, and
vehicle maneuvering or parking (BDC 60.60.20.1.B.). Staff finds as conditioned, the
proposed removal of a tree(s) within a SNRA or Significant Grove will not result in a
reversal of the designation of NX13 as a Significant Grove.
Therefore, staff find by meeting the Conditions of Approval, the proposal meets
the criterion for approval.
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9.

If applicable, removal of a tree(s) within a SNRA or Significant Grove will not
result in the remaining trees posing a safety hazard due to the effects of wind
throw.
The applicant’s arborist has provided a report stating “the removal of trees 10067,
10084, 10085, 10086, and 10087, will not result in the remaining trees posing a safety
hazard due to the effects of wind throw. This is based on the size, condition, and location
of the retained trees in relation to the removed trees.” Staff notes, except for the 49”
Douglas fir in the middle of the proposed building pad, the trees to be removed are
smaller than the majority found on-site. As discussed in the response to approval criteria
nos. 3 and 5, the applicant has proposed removing select trees along the northeastern
edge of the Significant Grove, avoiding the creation of a hole within the stand of trees
allowing the grove to remain contiguous.
City arborist technician Ben Mills had determined the trees in the grove are very mature
and have grown independent of each other, and therefore are not particularly
susceptible to the effects of windthrow.
To ensure proper protection of the root zone, a Condition of Approval has been included
requiring fencing will be installed and there will be no excavation allowed within these
zones, except hand excavation specifically approved by the City.
Therefore, staff find by meeting the Conditions of Approval, the proposal meets
the criterion for approval.

10. The proposal is consistent with all applicable provisions of Section 60.60. (Trees
and Vegetation) and Section 60.67. (Significant Natural Resources).
Staff cites the Code Conformance Analysis chart at the end of this section, which
evaluates the project as it relates to applicable code requirements of Sections 60.60
through 60.67, as applicable to the aforementioned criterion. As conditioned the
proposal will meet the applicable requirements in Chapter 60.
Therefore, staff find by meeting the Conditions of Approval, the proposal meets
the criterion for approval.

11. Grading and contouring of the site is designed to accommodate the proposed
use and to mitigate adverse effects on neighboring properties, public right-ofway, surface drainage, water storage facilities, and the public storm drainage
system.
The lot has a 6-foot change in slope from north to south over the 100-foot wide lot. The
applicant has provided a plan that shows minimal grading, in an effort to keep the lot
as natural as possible. Public comment was received stating that a grading plan was
not included in the applicant’s submittal, however the approved site plan, which shows
the finished contours of the lot closely resemble those seen on the existing conditions
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plan. Staff finds the applicant has provided a plan that does not impact trees within
NX13 that are outside their property.
Several neighbors raised concern over potential negative surface drainage effects to
neighboring properties from this proposal. A service provider letter from Clean Water
Services has been provided by the applicant stating connection to city storm main and
utility connections shall not effect and Sensitive areas, as there are none located on or
within 200 feet of the site.
An erosion control plan has been provided by the applicant adhering to the Standard
Erosion Control Notes for sites less than one acre provided by Clean Water Services,
shown on plan sheet 0SP-EC.
A detailed grading plan and utility plan will be required upon submittal to the Site
Development Division for utility and right of way permits. The City of Beaverton is the
storm water and sanitary sewer provider for the site. The driveway must meet the City
of Beaverton’s residential driveway standard 211. The grade of the driveway will be
evaluated by Site Development Engineers before issuance of the required right of way
permit. On site water quality treatment is required unless City staff determine there is
sufficient capacity in a proximal regional facility, in which case a fee in lieu payment
would be required. In this case, a storm water system development charge for water
detention and treatment for any new impervious surface is required. Grading will also
be reviewed for compliance at the Building Permit stage.
Public comments included a request the applicant conduct a drainage impact study;
the City does not require a drainage impact study based on Clean Water Services’
exemption for single family dwelling and the size of new impervious surface created.
The proposal will add less than 5,280 square feet of impervious surface, and is a
detached single family dwelling, meeting CWS’ exemption. Therefore, the city will not
be requiring a drainage impact study. Staff finds the proposal complies with the
approval criteria.
Therefore, staff find by meeting the Conditions of Approval, the proposal meets
the criterion for approval.

12. The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1. of the Development Code.
The application package for this submittal contained all of the applicable submittal
requirements specified in Section 50.25.1 of the Beaverton Development Code. A
member of the public has questioned whether the following materials were submitted:


Project narrative.



Grading plan.



Facilities Review report;
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The applicant’s proposal contains a written narrative on pages 1-9 of the applicant’s
narrative package. Staff cite the findings in approval criterion no. 11 indicating a
grading plan is not warranted. Facilities Review is not a requirement of the Tree Plan
Two application (BDC 40.03), therefore responses to Section 40.03 of the
Development is not required. Staff find the applicant’s proposal meets the city’s
submittal requirements.
Therefore, staff find that the proposal meets the criterion for approval.

13.

Applications and documents related to the request, which will require further
City approval, shall be submitted to the City in the proper sequence.
Applications and documents for this submittal have been submitted as required in the
proper sequence. A letter deeming the application complete was issued on March 27,
2019. Comments questioned whether this criteria has been met; staff finds the
materials submitted by the applicant meet the requirements of the Tree Plan Two
application and are available for view by the public at the Planning Counter at City
Hall.
The applicant’s original proposal included Tree Plan Two and Sidewalk Design
Modification applications; however the applicant has chosen to withdraw their
Sidewalk Design Modification and comply with City standards for sidewalks on local
streets. Comments raised regarding the Sidewalk Design Modification are not
addressed as they do not apply to the Tree Plan application and are not warranted.
Therefore, staff find that the proposal meets the criterion for approval.
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Code Conformance Analysis
Chapter 20 Use and Site Development Requirements
Residential Urban Standard Density 7,000 (R7) Zoning District
CODE STANDARD

CODE REQUIREMENT

PROJECT PROPOSAL

MEETS
CODE?

Development Code Section 20.05.20 (R7)

Use

Detached Dwelling

Tree removal in preparation for
construction of a detached
single family dwelling unit.

Yes

Development Code Section 20.05.15 (R7)

Minimum Lot Area

Minimum Interior Lot
Dimensions
Width
Depth
Yard Setbacks
Front
Side
Rear
Garage
Maximum Building
Height

7,000 square feet

The lot is approximately 15,000
square feet. No change in lot
area proposed.

65’
90’

No changes proposed.
100’
150’

17’
5’
25’
20’

The applicant has provided a
site plan that shows a home in
compliance with the standard
setbacks.

Yes

35’

The applicant has provided a
site plan that shows a home in
compliance with the height
requirements.

Yes
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Chapter 60 Trees and Vegetation & Significant Natural Resources
Standards Code Conformance Analysis
CODE
SECTION

CODE REQUIREMENT

PROJECT PROPOSAL

MEET STANDARD

60.60.15 Pruning, Removal, and Preservation Standards
60.60.15.1.A-B

60.60.15.2.

Pruning standards for
Protected and
Landscape Trees.

No pruning of a Protected Tree
is proposed for this project.

N/A

Removal and
Preservation Standards
for Protected Trees

The applicant is proposing to
remove less than 50% of the
NX13, no mitigation is
required. Protection measures
have been conditioned with
this proposal to ensure
existing trees are to remain.
There is one tree (#10104)
that is hazardous and needs to
be felled and removed from
the site, according to the
submitted arborist’s report and
confirmed by City arborists.

Yes with
Conditions of
Approval

60.60.20 Tree Protection Standards During Development

60.60.20.1.A-B

60.60.25.

The applicant has submitted a
tree protection plan created by
Trees shall be protected a certified arborist. City staff
during construction and
shall inspect the tree
activity within the
protection fencing before any
protected root zone shall earthwork is to occur. None of
be limited.
the activities in subsection B
shall be allowed without
additional approval.
60.60.25 Mitigation Requirements
The applicant is proposing to
remove less than 50% of the
Mitigation Standards
trees within NX13, therefore
mitigation is not required.

Yes with
Conditions of
Approval

N/A

DECISION
Based on the facts and findings presented, staff issues an APPROVAL of TP2019-0003
West Point Single Family Detached, subject to the applicable conditions identified in
Section D.
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ATTACHMENT B
CONDITIONS OF APPROVAL
1. In accordance with Section 50.90.1 of the Development Code, a Tree Plan Two
approval shall expire after two years from the date of approval unless prior to that
time a construction permit has been issued and substantial construction pursuant
thereto has taken place, or an application for extension is filed pursuant to
Section 50.93, or that authorized development has otherwise commenced in
accordance with Section 50.90.3.B. (Planning Division/BA)
2. All activity shall be carried out in accordance with the site plan on file at City Hall,
as approved by the Director. (Planning Division/BA)
3. Permits from the Building Division are required before commencing work. Please
call Building Services at (503) 526-2542 for more information. (Building
Services/TB)
4. Prior to any on-site excavation or concrete installation, a 48-hour minimum notice
to the One Call Utility Locating Center (Ph. (503) 246-6699) shall be given. The
applicant shall resolve any utility conflicts prior to work commencing as proposed.
(Site Development Division/CR)
5. Provide erosion control using best management practices needed per Clean
Water Services standard drawing no.945. (Site Development /CR)
6. Make provisions for installation of all mandated erosion control measures prior
to site disturbance. These shall be maintained and replaced as necessary during
the duration of the project to prevent sediment laden run-off from leaving the site.
Erosion control fencing shall be installed outside of the tree protection fencing.
(Site Development /CR)
7. Tree protection fencing shall be installed prior to tree removal and construction.
Please call the project planner to inspect protection fencing for all remaining trees
before site work begins. (Planning Division/BA)
8. Within the protected root zone the following shall not be permitted: construction
or placement of new buildings, grade change cut or fill except where hand
excavation is approved, new impervious surfaces, trenching, staging, storing,
and vehicle maneuvering or parking. (Operations/TC)
9. Install or replace, to City specifications, all sidewalks, curb ramps and driveway
aprons which are missing, damaged, deteriorated, or removed by construction
along the new house frontage and any existing house frontage effected by the
project. (Site Development Div./CR)
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10. Obtain a facilities permit from the City for work within, and/or construction
access to the West Point Avenue right of way. (Site Development Div./CR)
11. The driveway must meet City of Beaverton residential driveway detail #211.
(Site Development Div./CR)
12. Storm water system development charges for water detention and treatment for
any new impervious area is proposed are required. (Site Development Div./CR)
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Exhibit 2.1

Sambo Kirkman
From:
Sent:
To:
Cc:
Subject:

Erika Jones <erjonesww@gmail.com>
Sunday, April 14, 2019 4:42 PM
Brianna Addotta
twodogs55@centurylink.net
TP2019-0003 & SDM2019-0003 West Point Single Family Detached Home

Follow Up Flag:
Flag Status:

Follow up
Flagged

RE: TP2019-0003 & SDM2019-0003 West Point Single Family Detached Home
Hello Brianna,
I am writing to protest the destruction of a protected grove of trees for the purpose of building a gigantic single
family home on the property.
When the developer purchased the land, they were well aware of the protected grove and did so in full
knowledge of that fact. The grove was granted protected status for a reason and to cavalierly remove those
protections so a private developer can profit makes no sense. This is the destruction of EIGHT protected trees.
This could have repercussions to the ecology of the area, to wildlife living in this grove, to soil and water
drainage conditions for residences in all directions. Have any studies been conducted? Have any independent
service providers who are not beholden to the developer done any research into the long-term effects this will
have on the area?
Why are residents only being given less than two weeks to respond? I was notified via mail on April 11th and I
must have my correspondence to you by May 1st??? That isn’t enough time to do anything! Who does this
government serve? The people who live here, or developers who live elsewhere and only seek to make money
at the expense of those who you are supposed to be representing.
You have not given residents enough time to provide evidence of the negative effects this decision will cause.
So, I can only say that I vehemently oppose the approval of this request. Not enough due diligence has been
done to warrant a decision at this point, one that cannot be reversed once it is made, because the protected grove
and all its wildlife, will be bulldozed as soon as the approval is given.
Please, do not throw away these protected trees that have been on that property longer than either of us has been
alive. There are currently three homes of equivalent size for sale on West Point Ave, and even more in the
immediate neighborhood. There is no scarcity of single family dwellings. Old, established trees, however, have
become nearly extinct.
The answer from that standpoint is a no-brainer. Protect the trees or allow a developer to make some quick
money at the expense of everyone in the neighborhood? I vote for the trees.
As for the sidewalk variance...again, if there is a code in place, why should a developer be allowed to violate it
just because they want to build a behemoth house? We all abide by the same rules. If they can’t build a house
on a giant 1/3 acre lot and leave space for making the sidewalk according to code, then I suggest that they make
a smaller house.
1

Enough bending the rules for developers! If there was an actual, legitimate reason to need a variance...sure. But,
“I want to build a huge home that doesn’t fit the lot as it was purchased” is not a valid reason to break the rules.
Sincerely,
Erika Jones
2930 SW West Point Ave
Portland, Oregon 97225

PS. I have posted my notice on Nextdoor to encourage other neighbors who may not be aware of this situation,
and cc’d Carl Tebbe, who is the current chair of the West Slope Neighboorhood Association Committee.
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Exhibit 2.2

Sambo Kirkman
From:
Sent:
To:
Subject:
Attachments:

Roy Marshall <marshall@his.com>
Monday, April 15, 2019 3:15 PM
Brianna Addotta
Project Name West Point Single Family Detached
West Slope 1945 aerial photo.pdf

Hi Brianna,
I'm Roy Marshall and, along with my wife Susan Marshall, we live at 7777 SW Linden Rd. My family has owned
this property since 1972. We are writing to you about Case File Number TP2019-0003 and SDM2019-0003,
Project name West Point Single Family Detached.
We are property owners of a major portion of the significant grove of protected trees referenced in this
project. There are very few groves of significant trees left in Beaverton and we think that it is important to
preserve as many of them as possible. I've attached an aerial photo of the west slope neighborhood taken in
1945. You can see the grove just above Linden Road. It was a significant grove almost 75 years ago. Today the
grove is much smaller and removing another portion of it is in nobody's interest except the developer. It
enhances neither Beaverton nor the neighborhood. There is no way that replacement trees like this will be
grown in our lifetimes or that of our children.
The proposed application would remove eight protected trees and reduce the size of the significant grove
including removing some of the largest and most significant trees in the entire grove. We see this as
detrimental to our property and to the entire neighborhood and oppose the approval of this action. We have
no position on the reduction of sidewalk width since it would be an orphaned section of sidewalk.
The developer has already advertised a spec-built home on this lot that they have priced at 25% more than the
most expensive home sale ever in the neighborhood. This may be in part because they paid a high price for
the land and will undoubtedly need to pay a lot to Beaverton to cut down the trees. It certainly is not because
this type of home fits in the neighborhood.
Roy & Susan Marshall
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Exhibit
Sambo 2.3
Kirkman
From:
Sent:
To:
Subject:

Gretchen Yost <gyostpdx@aol.com>
Tuesday, April 16, 2019 3:51 PM
Brianna Addotta
RE: Protected trees on Linden.

Sent you an email about trees on Linden.
You asked for my address. Thank you.
Gretchen A Yost
7800 SW Walnut Lane
Portland, Or 97225

On Tuesday, April 16, 2019 Brianna Addotta <baddotta@beavertonoregon.gov> wrote:

Good afternoon Gretchen,
Thank you for your comments. If you would like them submitted to the project record I will need your
address. Please note that State of Oregon regulation provides the City with a limited amount of time
to review an application, make a decision, and allow for the potential of a decision to be appealed.
The Tree Plan Two application is a Type 2 process which means the decision is made
administratively by the Community Development Director and does not require a public hearing or
neighborhood meeting.
Like all other Type 2 applications, to meet the State of Oregon’s timeline, we notice the affected
neighbors once an application is ready for review and provide a 20-day public comment period to
allow the public an opportunity to provide their concerns before an administrative decision is made.
You can read about the required timeline for Type 2 land use processes in Section 50.40 of the
Beaverton Development Code. This chapter also addresses how to file an appeal of a land use
application if a party of record believes the decision issued is not valid (again, based on the specific
approval criteria). Once I have your address you will be a party of record.
Please be aware, staff can only approve or deny applications based on a series of approval criteria
for a specific application. Because this is a Type 2 land use application process, staff have no
discretion as to what makes a project “good” or “bad”, we can only evaluate the responses to the
approval criteria. You can see these approval criteria in Section 40.58.15.C (Sidewalk Design Mod.)
and Section 40.90.15.2.C (Tree Plan Two) of the Beaverton Development Code.
A copy of your letter has also been sent to the developer, if they elect to provide a response I will
certainly pass it along. Please don’t hesitate to contact me for clarification of the process, I am happy
to help.
Kind Regards,

1

Brianna Addotta
Assistant Planner| Community Development
City of Beaverton | PO Box 4755 | Beaverton OR 97076-4755
p: 503.350.4026 | f: 503.526.2550 | www.BeavertonOregon.gov
**In Office M-F 7:30am-4:30pm **

From: gyostpdx
Sent: Tuesday, April 16, 2019 1:09 PM
To: Brianna Addotta
Subject: Protected trees on Lindin.

Have lived on Walnut Lane for 40 plus years. This is a great community. I believe protected trees are
protected and should remain so. The buyer/construction Co. knew when they considered the buy/
plan...they were protected. They should remain so. There is no need to bend to buyer/company that
has no conscience, and are ready to just cut down any trees in their way of building/profit. Protected
trees are protected for a reason and should remain protected.
Gretchen Yost
Sent from my Verizon, Samsung Galaxy smartphone

PUBLIC RECORDS LAW DISCLOSURE
This e-mail is a public record of the City of Beaverton and is subject to public disclosure unless exempt from
disclosure under Oregon Public Records Law. This email is subject to the State Retention Schedule.
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Exhibit 2.4

Sambo Kirkman
From:
Sent:
To:
Subject:

Roy Marshall <marshall@his.com>
Tuesday, April 23, 2019 3:29 PM
Brianna Addotta
Project Name West Point Single Family Detached

Follow Up Flag:
Flag Status:

Follow up
Flagged

Hi Brianna,
I'm Roy Marshall and, along with my wife Susan Marshall, we live at
7777 SW Linden Rd. We are the owners of a significant portion of the protected grove that is being considered for
development. We are writing to you about Case File Number TP2019-0003 and SDM2019-0003, Project name West
Point Single Family Detached. This comment is in addition to the comment we made on April 15th 2019.
We notice that the Arborist report lists tree 10097 for removal as it is too close to the proposed house. This may have
been the Arborist's understanding in December 2018 when the survey was performed; however, referring to the
proposed land use site plan, this is no longer correct.
After further study of the land use application and the type 2 tree plan application we notice that two of the eight
significant trees proposed for removal are "to create an adequate landscape plan and to allow for more natural
sunlight". Since the criteria for approval of the tree removal is "that no reasonable alternative exists", we suggest that
there are reasonable alternatives that may satisfy the developer's desire to build a dwelling that a buyer will want and
our desire to minimize the number of significant trees that are removed.
One reasonable alternative is to preserve trees 10094 and 10097 and let the eventual home buyer make the decision to
remove them should they decide to.
Another reasonable alternative would be for the developer to request a sidewalk modification to have a sidewalk snug
to the existing street curb. This would allow the house to be relocated as much as six and a half feet closer to the street
and to still maintain current proposed setbacks from the sidewalk. This should gain more natural sunlight and allow the
retention of trees 10094 and 10097.
We encourage the developer to consider these reasonable alternative suggestions and for Beaverton to consider them
as the land use process proceeds.
Roy and Susan Marshall
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Exhibit 2.5

Sambo Kirkman
From:
Sent:
To:
Subject:

Bina Mehta <bina@mehtamoreno.net>
Wednesday, April 24, 2019 6:10 PM
Brianna Addotta
Case File No.: TP2019-0003 & SDM2019-0003

Follow Up Flag:
Flag Status:

Follow up
Completed

Ms. Addotta,
My name is Bina Mehta and I am writing to you as a concerned neighbor regarding the Case File Number TP2019-0003 &
SDM2019-0003, Project Name West Point Single Family Detached.
My husband, Raymond Moreno, and I own and live at 2985 SW West Point Avenue, which is 3 doors downhill from the
property in this case.
The applicant has proposed to remove eight significant trees in order to build a single family home. We understand that
the largest caliper tree will need to be removed to develop this lot, but we feel that removing eight trees is excessive
and detrimental to the neighborhood. We are particularly concerned about the water runoff that would result after tree
removal. Our property is at the low point of this neighborhood, and we fear that excessive tree removal would lead to
more water accumulating on our property. We request that a drainage survey be completed, and that the builder would
be required to address/mitigate any identified issues.
We are also concerned that losing so many significant trees would reduce the natural beauty of this grove, and also limit
the natural habitat of wildlife. We understand from our neighbors that several owls frequent or live in this grove.
Finally, we’d like to comment on the Sidewalk Design Modification. We would be in favor of no sidewalk at all. None of
the immediate neighbors on the same side of the street have sidewalks. Therefore, the proposed new sidewalk would
be an orphan sidewalk, of no use to anyone and aesthetically undesirable. The neighboring properties have beautiful
landscaping extending right up to the street curb. We would endorse a modification that allowed for the new
development to mimic its neighbors without sidewalks. We wonder if this could help the developer by enabling
repositioning of the footprint of the new house so that fewer trees would need removal.
Respectfully,
Bina Mehta and Raymond Moreno
2985 SW West Point Ave
Beaverton, OR 97225
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Exhibit 2.6

Sambo Kirkman
From:
Sent:
To:
Subject:

Odin Prigge <priggeodin@gmail.com>
Wednesday, April 24, 2019 11:38 PM
Brianna Addotta
Case File Number TP2019-0003 and SDM2019-0003

Follow Up Flag:
Flag Status:

Follow up
Flagged

To whom it may concern,
I am writing with respect to a planned tree removal on an empty lot next to SW Westpoint Ave 2925 (ZIP 97225).
I recommend that the current owner (a developer) is asked to consider keeping all trees untouched.
These trees, and especially the tall one in the middle of the lot, are a treasure, and a vital part of of our neighborhood
and community.

With best regards - Odin Prigge
2665 SW Westpoint Ave
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Exhibit 2.7

Sambo Kirkman
From:
Sent:
To:
Subject:

KARL GLASER <GLASER6993@msn.com>
Friday, April 26, 2019 2:25 PM
Brianna Addotta
RE: TP2019-0003 & SDM2019-0003 West Point Single Family Detached Home

Follow Up Flag:
Flag Status:

Follow up
Flagged

Hi Brianna,
My name is Karl Glaser and I am writing to you in reference to the proposed residential site
development project that is under review. RE: Case File No. TP2019-0003 and SDM20190003- West Point Single Family Detached.
We own a neighboring property: 2955 SW West Point Ave - the second house south of the
development property under review.
A very big concern we have is the adverse effects on our property the removal of so many
trees for this development can have on us. Our home is on the same side of the street and
downhill from the property under review. We ask that proper requirements are placed onto
the development of this property for it to be approved that will guarantee there will be no
adverse effects on our property (as well as all the other neighboring properties) with regards
to surface drainage, potential flooding and erosion, and the public storm drainage system –
both during construction as well as after completion. Are there civil engineering calculations
and design drawings that have been submitted for approval that ensure proper on site storm
water management?
Secondly, we are concerned about the well-being and health of the existing grove of
significantly sized cedar trees that exist within several residential properties - including the
proposed site development under review. My property includes several of the trees that are
part of this grove as well. The removal of one tree from a grove can cause tremendous stress
and impact the health of the remaining trees in that grove – yet this development is
requesting approval to remove eight protected full growth trees. We would like to ensure that
proper measures are being taken to preserve as many of the trees within reason – (we do not
support the removal of trees just so the proposed development can have an open back yard.
There are plenty of potential homebuyers who appreciate trees and would be happy to
purchase a new home in our neighborhood that has these beautiful full growth trees as part
of their property.)
Thirdly, we are concerned about the construction of a new sidewalk along the street frontage
of this property. No sidewalk exists along the full length of properties from the adjacent
corner property (2855 SW West Point Ave.) at the top of the hill on down to the bottom of the
1

street where West Point Ave. terminates onto SW Linden Rd. Having an island of sidewalk
that does not connect at either side of the property makes for an unpleasant streetscape and
serves no purpose. Perhaps the funds that would be used to construct this sidewalk could be
applied to street improvement that are needed elsewhere.
Thank you for your time and the opportunity for me to express my concerns.
Kind regards,
Karl and Shelagh Glaser
2955 SW West Point Ave
Portland, OR. 97225
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Exhibit 2.8

Sambo Kirkman
From:
Sent:
To:
Subject:

Eve Heidtmann <eveandden@gmail.com>
Tuesday, April 30, 2019 12:21 PM
Brianna Addotta
Comments on Tree Plan Two

April 30, 2019
Brianna Addotta
City of Beaverton
Planning Division
Dear Ms. Addotta,
I am writing in regard to the application to remove trees on SW West Point Avenue. The project name is West
Point Single Family Detached and the case file numbers are TP2019-0003 and SDM2019-0003.
The applicant wants to remove 8 of 13 "protected trees in a significant grove." I feel strongly that the trees
really do deserve protection and should not be removed. Also, the grove is indeed significant and removing
more than half of the trees would decimate the grove. These trees are huge and beautiful and of a venerable age.
As a grove, they provide life-giving habitat for native plants and wildlife as well as ecological benefits for the
neighborhood. I live nearby and always appreciate spending time with them as I go by on my daily walk. Their
presence is an essential element in the character of the neighborhood and a blessing to all who see them. It
would take a century to replace this grove. Please don't let it be destroyed!
Thank you,
Eve Heidtmann
7820 SW Walnut Lane
Portland 97225
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Ex. 2.9, paper submitted April 30, 2019
April 29, 2019
Brianna Addotta
City of Beaverton Planning Division
PO Box 4755
Beaverton, Oregon 97076

Received
Planning Division
04/30/2019

RE: Project Name: West Point Single Family Detached
Case File Number TP2019-0003 & SDM2019-0003
Dear Brianna,
My name is Debbie Shaw and I am writing to you regarding the Case File Number TP2019-0003 &
SDM2019-0003, West Point Single Family Detached. My husband Tom and I live at 2810 SW West Point
Avenue and have owned our home for nearly 18 years. We love our neighborhood and are concerned
about the potential for the upcoming development to negatively affect the properties on our street.
The applicant has proposed to remove eight trees in the NX13 Significant Tree Grove of the West Point
Park Plat in order to build a large single-family home. Because of the grove’s proximity to multiple
homes, and the size and height of the trees, it provides a unique, wooded backdrop to many homes on
the street, giving a unique and established character to our neighborhood as a whole. This significant
grove is visible from nearly the entire length of West Point Avenue and provides a lush view from
windows up and down the street . . . one of the very desirable attributes that made us want to move
here. In addition to reducing the natural beauty of the grove, cutting more trees will limit the natural
habitat of the wildlife which frequents it. I have heard owls and other birds in the grove calling to birds
in our trees. Over the years we have seen blue heron fly from trees behind our house to the grove, and
deer coming through our yard to and from the grove. It’s rare to find this in a neighborhood so close to
town, and it’s to everyone’s benefit that we try to preserve this natural resource as much as possible.
I take issue with the trees needing to be removed because “no reasonable alternative exists”. I propose
there are reasonable alternatives and believe a different home plan with a smaller footprint could fit on
the lot without requiring the removal of so many trees. Renaissance Homes offers plans that could work,
such as the Thurman Farmhouse and the Thurman Prairie, an optional elevation which would stylistically
be a better fit in our neighborhood, bridging the traditional homes adjacent to this lot with the midcentury homes of the neighborhood. Ideally it would be a custom home designed to fit the nature and
topography of the site.
The rendered elevation shows the house setting on a level, flat lot but this will not be the case as there
is a significant drop in grade over the width of the lot. I would be interested seeing how they plan to
deal with the grade and integrate the structure as it steps down the hill. Along with the slope, I am
concerned about additional water runoff from the result of so many trees being removed and how this
would affect our friends down the street, as it did when the lots adjacent to this one, were developed. I
would like to see the grading plan and how they will address and mitigate the extra runoff from the
removal of trees, root systems and reduction of permeable surfaces.
I understand a certain profit needs to be made, and this usually comes with the higher square footage of
a larger home. There is currently an ample inventory of homes with large square footage on our street,

RE: Project Name: West Point Single Family Detached

April 29, 2019

probably in excess of what is needed by many families these days. I’m suggesting a smaller home, with
potentially higher end finishes, detailing and materials (and consequently higher cost per square foot),
be considered. I’m sure there are families who want to live in a beautiful neighborhood and who can
afford the upgrades, but don’t need such so much square footage. I believe a mix of modest sized
homes with the larger inventory would encourage diversity of ages and family sizes. A smaller footprint
would allow for the more of the tree grove to stay intact for the benefit of the entire neighborhood.
The City states that it expects the applicant to take into consideration the reasonable concerns and
recommendations of the neighborhood regarding this application, and in turn, expects us to provide
reasonable concerns and recommendations. I want to believe that anyone choosing to build on this
particular lot would take a sensitive approach to the natural resources that define it. It’s not a flat, open
lot ready for a spec house. This lot offers a rare, wooded setting that would lend itself to a custom home
that is designed to be integrated with its distinctive and precious features. I was hoping to at least see
evidence of an intention to try to modify the plan to fit around some of the existing trees.
Unfortunately, I have not seen this demonstrated and believe more work is needed to arrive at a better
solution worthy of this unique lot and the neighborhood.
I sincerely hope the applicant will reconsider this case and consider the ideas and concerns brought to
light as the land use process proceeds.
Thank you very much,

Debbie Shaw
West Point Park Neighbor
2810 SW West Point Avenue
Portland, OR 97225

Ex. 2.10, paper submitted May 1, 2019
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