Community Development Department / Planning Division
12725 SW Millikan Way / PO Box 4755
Beaverton, OR 97076
General Information: (503) 526-2222 V/TDD
www.BeavertonOregon.gov

MEMORANDUM
TO:

Planning Commission

FROM:

Elena Sasin, Associate Planner

DATE:

April 1, 2020

SUBJECT:

APP2020-0002 Appeal of Southridge Park Subdivision Minor Adjustment
(ADJ2019-0018)

At the April 8, 2020 meeting the Planning Commission will hear an appeal of the Director’s
decision to approve the Southridge Park Subdivision Minor Adjustment (AD2019-0018).
BACKGROUND INFORMATION:
The applicant, Riverside Homes, represented by Pioneer Design Group, applied for a
Preliminary Subdivision application along with a Minor Adjustment, Sidewalk Design
Modification, and Tree Plan Two on August 29, 2019 and later a Flexible Setback for a
Proposed Residential Land Division application on December 20, 2019. The Director issued a
decision approving all submitted applications associated with the proposed land division on
February 20, 2020, subject to conditions of approval. An appeal from the South Beaverton
Neighborhood Association Committee (NAC) was received for the Minor Adjustment
application (ADJ2019-0018) on March 3, 2020.
APPEAL OF A TYPE 3 DECISION REQUIREMENTS: (50.65 of the Beaverton Development
Code):
50.65.2 Within Seven (7) calendar days after an appeal has been filed, the Director shall
determine whether an appeal contains at least the following information:
A. The case file number designated by the City.
Staff Finding:
The appellant identified the following applications on the appeal form received March 3,
2020: ADJ2019-0018, FR2019-0016, LD2019-0025, and LD2019-0012. However, because
only one appeal form and fee were received, the appellant is able to appeal only one case
file number. A subsequent email (APP 1.2) received by City staff on March 5, 2020 from Mike
Alner, Chair of the South Beaverton NAC, states that the appellant has chosen to appeal the
Minor Adjustment (ADJ2019-0018) decision.
B. The name and signature of each appellant.
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Staff Finding:
The appellant, South Beaverton NAC represented by NAC Chair Mike Alner, signed the
appeal form, as did Deborah Stewart, the appellant’s representative.

C. Reference to the oral or written evidence provided to the decision making authority
by the appellant that is contrary to the decision.
Staff Finding:
The appellant references the February 12, 2020 letter (Exhibit 3.42 of the February 20, 2020
Staff Report) entered into the record by the South Beaverton NAC and a letter received on
February 12, 2020 by Deborah Stewart (Exhibit 3.53 of the February 20, 2020 Staff Report)
which provides testimony that is contrary to the Director’s Decision.

D. 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.
Staff Finding:
Only one party, South Beaverton NAC is the appellant. Staff finds that this criterion is not
applicable as the appeal is filed by one appellant.

E. 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.
Staff Finding:
The appellant makes multiple assertions in their appeal materials (Exhibit APP 1.1).
The applicant, Riverside Homes, provides written responses to the appellant’s assertions,
which are identified in the record as Exhibit APP 2.1 to this memorandum and incorporated in
the findings below.
In the findings below, staff only responds to the appellant’s assertions of errors and does not
provide a full re-analysis of the original Minor Adjustment decision (ADJ2019-0018). Staff
incorporates the findings of ADJ2019-0018 in their entirety. Staff has provided references to
where analysis of these topics is provided in the Minor Adjustment discussion.
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Assertion 1: The proposal is not compatible with the surrounding area regarding
topography, vegetation, building character, and site design. Particularly as
it relates to density and lot coverage.
Compatibility with the surrounding area is one of the applicable approval criteria for a Flexible
Setback. It is not applicable to the appeal of the Minor Adjustment application.

Staff finds that the Director did not err in fact or law in not making findings regarding
the proposal’s compatibility with the surrounding area, as such approval criteria are
not applicable to the Minor Adjustment application.

Assertion 2: The Director erred in approving the Minor Adjustment to reduce the lot
sizes because the reduced lot sizes do not match the scale and form of the
surrounding neighborhood. The appellant reasons that there are no lots in
the surrounding neighborhood below the 5,211 square foot average of this
development, showing that, while the development will meet code with
approval of this variance [sic], it does not fit in the surrounding
neighborhood.
The approval criteria for the Minor Adjustment application do not require that the proposal
match or fit in the surrounding neighborhood. Therefore, this assertion is not applicable to the
appeal of the Minor Adjustment application.
Staff finds that the Director did not err in fact or law in not making findings regarding
the scale and form or fit of the surrounding neighborhood, as such approval criteria is
not applicable to the Minor Adjustment application.

Assertion 3: The lot size adjustment requires a reduction to the standard rear yard
setback of the majority of the lots, which affects the sunlight and privacy of
adjacent homes.
The appellant references Comprehensive Plan Chapter 3, Goal 3.2.1.a.v in its assertion that
the reduced lot sizes require reductions to the rear yard setback, affecting sunlight and
privacy. However, the Minor Adjustment application approval criteria do not require that the
proposal demonstrate compliance with Comprehensive Plan policies. Approval criterion
no.11 of the Minor Adjustment application (Section 40.10.15.1.C.11 of the Beaverton
Development Code) requires the proposal to address applicable provisions of Chapter 60
(Special Requirements), including Solar Access Protection (Section 60.45 of the Beaverton
Development Code).
Staff incorporates by reference the findings in the decision for ADJ2019-0018 Minor
Adjustment, specifically in response to approval criterion no. 11, found on page ADJ-4 which
refers to and incorporates applicable Chapter 60 provisions. Page FR-18 of the Facilities
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Review section (Attachment A of the staff report), states that the applicant has requested a
Solar Access design adjustment as permitted by Section 60.45.10.5.A.3 and 4 for Lots 4 – 8.
Staff finds that the Director did not err in fact or law in not providing findings in response
to Comprehensive Plan goals, as none of the Minor Adjustment approval criteria require
the proposal to address Comprehensive Plan goals or policies.

Assertion 4: The new intersections created as a result of this land division do not
address safety concerns, especially the intersection at SW 133rd and SW
Bluebell Lane, due to the angles of the intersection, its proximity to the
picnic and play areas in the park and the obstructed sight lines due to the
existing house at 13340 SW Bluebell Lane. The appellant further adds that
it is not evident an assessment was conducted based on current
neighborhood speeds of 25 miles per hour (Engineering Design Manual
Chapter II – Streets) and visibility of the extended portion of SW 133rd
Avenue from the north.
Assertion 5: The Director may have made possible omissions related to the safety of
the proposed SW 133rd Avenue Road extension. Specifically, in regards to
Section 60.55.35.1 of the Beaverton Development Code, the appellant
states that they do not believe that the plan demonstrates safe access to,
from and within the proposed development. The appellant further states
that there was no allowance made in the approval regarding safety of park
users in relation to a new street frontage (133rd extension) being created
along the full western edge of the park, nor is there any provision for
additional parking for the “enhanced vehicular circulation” in relation to
the park.
In response to both Assertion 4 and 5: The applicant submitted the Minor Adjustment
application, requesting the size reduction of some lots, with a Land Division (Preliminary
Subdivision) application and other applications. All applications were concurrently reviewed,
allowing staff to review each application independently and in relation to the other
applications.
For the Minor Adjustment application, compliance with applicable Chapter 60 provisions is
addressed in the Facilities Review, Preliminary Subdivision and Tree Plan Two sections of
the Staff Report. Review of Section 60.55.35 is mostly addressed in response to the Land
Division application, with great consideration for the other applications that may not have
been subject to the Facilities Review criteria outlined in Section 40.03.
The proposal was reviewed by the Facilities Review Committee whose members consist of
persons with the technical expertise in, and responsibility for, technical issues. The City’s
Transportation Engineer has the technical expertise, and responsibility for, reviewing a
proposal’s compliance with technical transportation related criteria identified in Section 40.03
of the Development Code, including Section 60.55.35.1. Facilities Review criteria require that
there be safe and efficient vehicular and pedestrian circulation within the boundaries of the
development (Section 40.03.1.F) and that the development’s on-site vehicular and pedestrian
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circulation systems connect to the surrounding circulation systems in a safe, efficient, and
direct manner (Section 40.03.1.F). The City’s Transportation Engineer reviewed the proposal
for compliance with applicable Engineering Design Manual standards, including sight
distance, and determined that insufficient information was provided at this preliminary stage
of review and therefore recommended five conditions of approval (#3, #5, #6, #7 and #8 for
LD2019-0025), requiring the applicant to submit additional information demonstrating
compliance with applicable intersection safety standards, prior to Site Development permit
issuance. These conditions will ensure the applicant meets the intersection safety and sight
distance concerns that the appellant has raised.
The proposal is not required to provide parking for the park and is not required to provide onstreet parking. The proposal must demonstrate that the minimum required on-site parking
can be accommodated (Section 40.03.1.D and Section 60.30.10.5.A), dedicate right-of-way
as determined by the decision making authority (Section 60.55.10.5), and make
transportation improvements in rough proportion to the identified impacts of the development
(Section 60.55.10.2). The decision making authority concluded that the proposal must
improve the site’s SW Davies frontage to meet the Neighborhood Route NR 1 street width,
which is the widest Neighborhood Route width, and a width that includes on-street parking.
Regarding the width of the extension of SW 133rd, mentioned in the Facilities Review section
(pages FR-5 through FR-10) of the Staff Report dated February 19, 2020, the Engineering
Design Manual specifies block length minimums and maximums for various classifications of
streets. The block length on SW Davies currently exceeds the maximum block length
prescribed for a Neighborhood Route 1 (NR1) street. Therefore, the proposal, which requires
access, must comply with the block length standards and provide a street connection. The
width of the street is determined by a number of factors. For streets designated as Local
Streets, an assessment of the street width includes the consideration of the average daily
vehicle trips. For streets that are expected to carry fewer than 500 average daily trips, there
are two design options (L2 and L3), one of which (L3) does not require on-street parking. In
the City’s Transportation Engineer’s assessment of the proposal and surrounding traffic data,
SW 133rd Avenue in this location is not expected to exceed more than 500 average daily
trips.
Assertion 6: The City’s requirement of the SW 133rd Avenue extension, as designed,
requires the lots to be oriented so that less than half of the lots meet the
Solar Compliance section of the Development Code (60.45) and thus
requires an exemption to the Solar Access Protection, which the applicant
did not apply for.
Section 60.45.10.5 Adjustment to Design Standard states that the Director shall reduce the
percentage of lots that must comply with the Solar Access Protection section to the minimum
extent necessary if they find the applicant has shown certain site characteristics apply as
outlined in Section 60.45.10.5. Within the submitted written narrative (Exhibit 2.1 of the Staff
Report dated February 19, 2020) the applicant requests an adjustment to the solar access
design standard stating that two of the four outlined site characters are applicable to the
proposed development (Sections 60.45.10.5.A.3 and 4). A Solar Access application (40.65)
is required when the “Protection of a solar feature from being shaded is requested,” which is
not the case. A Solar Access application is required when a property owner is requesting an
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existing solar feature, such as solar panels or windows, be protected. There are no existing
solar features on the subject site that are requested to be protected.
Additionally, Section 60.45.10.2 states that, “The solar design standard in subsection 3.,
below, shall apply to subdivisions and partitions in the R10, R7 and R5 zones, except to the
extent the Director finds that the applicant has shown one or more of the conditions listed in
subsections 4. and 5., below, exist, and exemptions or adjustments provided for therein are
warranted.”
Staff incorporates by reference the findings in the decision for LD2019-0025 Preliminary
Subdivision, specifically in response to Chapter 60 Special Requirements, including Solar
Access Protection Section 60.45, addressed on page FR-18. The applicant has requested an
adjustment to the solar access design standards for Lots 4-8 under Sections 60.45.10.5.A.3
and 4. These sections outline site conditions such the requirement that existing road patterns
must be continued through the site in a way that prevents lots in the development from being
oriented for solar access (60.45.10.5A.3) and the condition that existing public easement or
right-of-way prevents given streets or lots in the development from being oriented for solar
access (60.45.10.5A.4). The applicant explains that the existing street network surrounding
the site and the proposed north/south street alignment resulting from the required extension
of SW 133rd Avenue do not allow for 80% of the lots to comply with the base design
standards without the extensive use of short, dead end private streets.
Staff finds that the Director did not err in fact or law in not providing findings in response
to Solar Access Protection in relation to the Minor Adjustment Application as the
applicability of the Solar Access for New Development applicability (Section 60.45.10.2)
does not include Minor Adjustment applications.

F. The appeal fee, as established by resolution of the City Council.
Staff Finding:
Staff finds that the applicant has paid the required fee of $250 for one appeal. The appeal fee
was set by the City Council as part of the Planning Division fee schedule.

EXHIBITS:
Exhibit APP 1 – Appellant Materials:
APP 1.1 Appeal Submittal on behalf of the South Beaverton NAC by Deborah Stewart, received
March 3, 2020.
APP 1.2 Email received from South Beaverton NAC Chair, Mike Alner, dated March 5, 2020.
Exhibit APP 2 – Applicant Materials:
APP 2.1 Appeal Response on behalf of Riverside Homes by Michael C. Robinson, Schwabe
Williamson & Wyatt, dated March 13, 2020
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Exhibit APP 3 – Public Comment:
APP 3.1 Email from Barbara Pyle, received March 5, 2020
APP 3.2 Email from Matt Scott, received March 10, 2020
APP 3.3 Email from Alexandra Litt & Family, received March 13, 2020
Exhibit APP 4 – Record for Southridge Park Subdivision (ADJ2019-0018 / FS2019-0016 /
LD2019-0025 / SDM-0012 / TP2019-0012
APP 4.1 Staff Report dated February 19, 2020 and Exhibits (including public testimony and
applicant’s materials)
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EXHIBIT APP 1.1
APP2020-0002
Appeal of Southridge Park Subdivision

$250
3-3-20

1026
S. Beaverton

From:
To:
Subject:
Date:

Miles Glowacki
Elena Sasin
FW: Southridge Appeal File
Thursday, March 5, 2020 1:46:44 PM

EXHIBIT APP 1.2

Will this suffice? I hate to keep going back and forth with him on this
Miles Glowacki – Program Coordinator
Neighborhood and Public Involvement Program | Office of the Mayor
City of Beaverton | PO Box 4755 | Beaverton OR 97076-4755
12725 SW Millikan Way Suite 530
503-526-3706 (Office) | 503-526-2479 (Fax) | mglowacki@BeavertonOregon.gov

From: Michael Alner <mike.alner@gmail.com>
Sent: Thursday, March 5, 2020 12:08 PM
To: Miles Glowacki <mglowacki@beavertonoregon.gov>
Subject: Re: Southridge Appeal File
Hi Miles,
I have read through the document again and think the ADJ2019-018 on the Lot Size is the most
compelling, so please go with that.
Also I would like to say that the City and the Planning group has a lot to do if they are committed the
allow the residence to use the power offered to them through this process, to make it both
understandable and cost effective. You have lay people spending hours of their time working the
process only to be told at the eleventh hour the documents is incorrect and we should have
submitted three applications at a cost of $750 dollars.
Best Regards Mike Alner
SB NAC Chair
Cell 503 481 6018
On Thu, Mar 5, 2020 at 11:49 AM Miles Glowacki <mglowacki@beavertonoregon.gov> wrote:

Miles Glowacki – Program Coordinator
Neighborhood and Public Involvement Program | Office of the Mayor
City of Beaverton | PO Box 4755 | Beaverton OR 97076-4755
12725 SW Millikan Way Suite 530

503-526-3706 (Office) | 503-526-2479 (Fax) | mglowacki@BeavertonOregon.gov

EXHIBIT APP 2.1

Exhibit 1
Page 1 of 1

Exhibit 2
Page 1 of 1

Exhibit 3
Page 1 of 1

EXHIBIT APP 3.1
From:
To:
Subject:
Date:

Randy
Elena Sasin
Re: Housing development next to meadow park
Tuesday, March 10, 2020 12:59:50 PM

Barbara Pyle.   8365 sw Morgan dr Beaverton Or. 97008
Sent from my iPhone
> On Mar 10, 2020, at 12:04 PM, Elena Sasin <esasin@beavertonoregon.gov> wrote:
>
> Thank you, we will include your comments with the staff memo that goes before the Planning Commission. If you
would like to receive a copy of the final decision, we will need your mailing address.
>
>
> Kind regards,
>
>
> Elena Sasin
> Associate Planner | Community Development
> City of Beaverton | PO Box 4755 | Beaverton, OR 97076
> p: 503-526-2494 | f: 503-526-2550
> www.BeavertonOregon.gov
>
>      
>
>
>
>
> -----Original Message----> From: Randy <ranbarinc@hotmail.com>
> Sent: Thursday, March 5, 2020 5:47 PM
> To: Elena Sasin <esasin@beavertonoregon.gov>
> Subject: Re: Housing development next to meadow park
>
> Please do. Thankyou for the reply
>
> Sent from my iPhone
>
>> On Mar 5, 2020, at 5:01 PM, Elena Sasin <esasin@beavertonoregon.gov> wrote:
>>
>> Hello Barbara ->>
>> Thank you for taking the time to share your concerns. Because we received your email after the public comment
period had closed, your email was not included in the record. However, one of the applications (AD2019-0018)
associated with the land division, was appealed. A notice for the appeal was mailed out today and includes a new
comment period. If you'd like your testimony to be attached to the staff memo that will go before the Planning
Commission please submit/resubmit your comments before 4:30pm on March 13, 2020. You may also submit
comments all the way up to the Planning Commission hearing date which has been scheduled for March 25th at
6:30pm, at City Hall in Council Chambers, or testify at the hearing in person.
>>
>>
>> Please let me know if you have any questions about the process.
>>
>>

>> Thank you,
>>
>>
>> Elena Sasin
>> Associate Planner | Community Development City of Beaverton | PO Box
>> 4755 | Beaverton, OR 97076
>> p: 503-526-2494 | f: 503-526-2550
>> www.BeavertonOregon.gov
>>
>>
>>
>> -----Original Message---->> From: Randy <ranbarinc@hotmail.com>
>> Sent: Sunday, March 1, 2020 2:31 PM
>> To: Elena Sasin <esasin@beavertonoregon.gov>
>> Subject: Housing development next to meadow park
>>
>>
>>
>> I live one block away from the park. I bring my grandchildren down to play when weather permits . We already
have speeding problems down our small road because people want to avoid speed bumps on Sorrento rd . Would
any of you live near this development that you are forcing on us. Side walking are not all the way Dow Davies rd
right now. The road is already unsafe for children let alone adults. What is wrong here . You are putting more traffic
on an already unsafe road. Where are all of the cars going to park? You are not even using common sense. Please re
think your decision . Does it take someone getting injured or killed before you make the right decision . Thankyou
Barbara Pyle         
>>
>> 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.

EXHIBIT APP 3.2
From:
To:
Subject:
Date:

Matt Scott
Elena Sasin
Southridge Park Case File No.: APP2020-0002
Tuesday, March 10, 2020 11:51:22 AM

Hi Elena,
I would like to submit a public comment regarding the appeal of Planning Director's
decision to approve the Southridge Park Subdivision.  
I am in agreement with the South Beaverton NAC that there are several issues with
this proposed subdivision that concern me and many of my neighbors:
One is the narrow street connecting Davies Rd. to SW 133rd. I live across from the
park on Davies Road and there are already significant parking issues along the road
because of people using the park, where there is already inadequate parking,
especially during youth soccer practices. A narrow road with no parking will only
further congest the area. Davies Road on west end is already a very narrow road
with no sidewalks. I frequently have people parked partially in my yard who are
utilizing the park. It also creates a safety concern with a road and no safety barrier
between it and the park. It was mentioned in earlier meetings that there is a rail fence
between the current home and the park, but upon inspection, that fence does not run
the entire length of the property line. This is a major safety concern for my children
who play at the park almost every day.  
If a road is going to be created, it needs to be wider, support parking and have a
barrier that separates it from the park.
My second concern regards the variances being allowed by the city to create smaller
lots than what the area is zoned for. To me this is evidence that nine homes is too
many for this lot and that number should be scaled back to fit within the current
zoning. Insisting on smaller lots creates more congestion around the park with the
parking issues I already mentioned, and creates a subdivision wholly out of place for
the surrounding neighborhood.
Some residents of the neighborhood are also calling for a gate on the north side of
the road. I am opposed to this, as it only benefits that neighborhood from through
traffic and puts all of the burden of the traffic of the new development on Davies
Road. If a street it used to connect the roads, it should have stop signs to control
traffic in and out, but should allow traffic through to both neighborhoods.  
My last concern regards the large trees that have long been a part of this neighborhood that
would be destroyed by this project. I know that this may be unavoidable, but find it a shame
that these lovely maple trees that provide needed shade to my home in the summer, would
have to be removed.
Thank you for reviewing my comments.
Matt Scott
13390 SW Davies Rd
Beaverton, OR 97008

503-941-0243

EXHIBIT APP 3.3
From:
To:
Subject:
Date:

alitt68@aol.com
Elena Sasin
ADJ2019-0018/ FS2019-0016/ LD2019-0025/ SDM2019-0012/ TP2019-0012 Southridge Park Development APPEAL - PLANNING DIVISION
Friday, March 13, 2020 10:35:05 AM

Dear Elena and Commission Members,
Please note that my family and I are opposed to the Southridge Park development.
Reducing the size of lots 6, 7, 8 and 9 still does not meet with the expressed
concerns of the neighborhood.
   * 9 homes are too many for the site
   * 9 homes with an average of two cars or more will increase traffic and air pollution
   * the proposed through-street bordering Meadow Waye Park is too narrow making it
dangerous for drivers, pedestrians and park users
   * 9 homes will increase carbon emissions
   * mature tree removal causes negative impacts on the environment and animal
habitats
The proposed development will negatively impact the neighborhood.
Please reconsider this plan.
Thank you for your consideration,
Alexandra Litt & Family
8175 SW 129th Terrace
Beaverton, OR 97008

EXHIBIT APP 4.1

MEMORANDUM
City of Beaverton

Community Development Department
To:

Interested Parties

From:
Date:

City of Beaverton Planning Division
February 20, 2020
Re-Notice of Decision for Southridge Park Subdivision (ADJ2019-0018
/ FS2019-0016 / LD2019-0025 / SDM-0012 / TP2019-0012)

Subject:

Please find attached the re-notice of decision for ADJ2019-0018 / FS2019-0016 /

LD2019-0025 / SDM-0012 / TP2019-0012 Southridge Park Subdivision. The purpose
of this re-notice is to include the Notice of Decision and to extend the appeal
period closing date to March 3, 2020. Pursuant to Section 50.40.11.E of the Beaverton
Development Code, the decision for ADJ2019-0018 / FS2019-0016 / LD2019-0025 /
SDM-0012 / TP2019-0012 is 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 ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM-0012
/ TP2019-0012 Southridge Park Subdivision is 4:30 p.m., March 3, 2020.
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 Elena Sasin, Associate
Planner, at (503) 526-2494.

Staff Report
DATE:

February 19, 2020

TO:

Interested Parties

FROM:

Elena Sasin, Associate Planner

PROPOSAL:

Southridge Park Subdivision
(ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 /
TP2019-0012)

LOCATION:

The site is located at 13335 SW Davies Road, Tax Lot 14600 of
Washington County Assessor’s Map 1S128AB.

SUMMARY:

The applicant requests approval of Preliminary Subdivision to divide
one lot into nine lots, Flexible Setback to reduce the standard rearyard setback of some lots, Minor Adjustment to reduce the standard
lot size of selected lots, Tree Plan Type Two for the removal of
Community Trees, and Sidewalk Design Modification to reduce the
width of the standard planter strip for the proposed residential
subdivision.

APPLICANT:

Riverside Homes
Niki Munson
17933 NW Evergreen Place, Suite 370
Beaverton, OR 97006

APPLICANT’S
REPRESENTATIVE:

Pioneer Design Group
Wayne Hayson
9020 SW Washington Square Road, Suite 170
Portland, OR 97229

PROPERTY
OWNERS:

Ray and Tamiko Hoy
13335 SW Davies Road
Beaverton, OR 97008

RECOMMENDATION:

APPROVAL of Southridge Park Subdivision
(ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 /
TP2019-0012)

BACKGROUND FACTS
Key Application Dates
Application

Submittal Date

Application
Deemed Complete

ADJ2019-0018

August 29, 2019

December 20, 2019

FS2019-0016

December 20, 2019 December 20, 2019
December 20, 2019
August 29, 2019

LD2019-0025

120-Day*

365-Day**

April 18, 2020
April 18, 2020

December 19, 2020
December 19, 2020

April 18, 2020

December 19, 2020

SDM2019-0012 August 29, 2019

December 20, 2019

April 18, 2020

December 19, 2020

TP2019-0012

December 20, 2019

April 18, 2020

December 19, 2020

August 29, 2019

*Pursuant to Section 50.25.9 of the Beaverton Development Code this is the latest date, with a
continuance, by which a final written decision on the proposal can be made.
**Pursuant to ORS 227.178(5), the total of all extensions may not exceed 365 calendar days
from the date the application was deemed complete. This is the latest date by which a final
written decision on the proposal can be made.

Existing Conditions Table
Zoning
Current
Development
Site Size &
Location
NAC
Surrounding
Uses

R5 Urban Standard Density
Detached dwelling with accessory structures
The subject site is located at 13335 SW Davies Road, north of SW Davies
Road and south of SW Bluebell Lane and is approximately 1.24 acres.
South Beaverton
Zoning:
Uses:
North: R5
North: Detached Dwellings
South: R7
South: Detached Dwellings
East: R5
East: Meadow Waye Park
West: R5 & R7
West: Detached Dwellings

Staff Report: February 19, 2020
Southridge Park Subdivision

SR-2

DESCRIPTION OF APPLICATION AND TABLE OF CONTENTS
Page No.
Attachment A: Facilities Review Committee Technical Review and
Recommendation Report

FR1 – FR19

Attachment B: ADJ2019-0018 Minor Adjustment

ADJ1 – ADJ5

Attachment C: FR2019-0016 Flexible Setback

FS1 – FS3

Attachment D: LD2019-0025 Preliminary Subdivision

LD1 – LD5

Attachment E: SDM2019-0012 Sidewalk Design Modification
Attachment F: TP2019-0012 Tree Plan Two
Attachment G: Conditions of Approval

SDM1 – SDM3
TP1 – TP6
COA1 – COA7

Exhibits
Exhibit 1.

Materials submitted by Staff

Exhibit 1.1

Summary of public comments received (pages SR6 – SR8 of this report)

Exhibit 1.2

Zoning Map (page SR-9 of this report)

Exhibit 1.3

Aerial Map (page SR-10 of this report)

Exhibit 2.

Materials submitted by Applicant

Exhibit 2.1

Applicant’s materials

Exhibit 2.2

Applicant’s THPRD Correspondence

Exhibit 3.

Public Comments

Exhibit 3.1
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Public Comment Summary
Staff has identified the following as the themes or issues raised in public testimony and
addresses those issue herein, and/or refers to the portion(s) of the staff report and record in
which those issue are addressed.
Emergency Access
Several concerns were raised regarding the width of the proposed street potentially limiting or
prohibiting emergency vehicle and school bus access. The proposed development has been
reviewed by Tualatin Valley Fire & Rescue (TVF&R) who have issued a Service Provider
Permit for the development as proposed, without any additional conditions of approval,
indicating the proposed right-of-way width is sufficient to meet their requirements. Beaverton
School District (District) has also been notified of the proposed development by City of
Beaverton staff and the applicant has submitted a Service Provider Statement from the District
which has not expressed any access concerns.
Previous Layout
Several inquiries were raised regarding a previous proposal for this site which did not include a
through street. That layout was not part of any active land use application but rather was
brought before City staff for a Pre-Application Conference (held on December 16, 2015,
PA2015-0074). Approval of development is not issued at the pre-application stage. In Section
50.20.2, the Beaverton Development Code states that:
“The purpose of the pre-application conference is to acquaint the City and outside
agencies and service providers with a potential application, and to acquaint the
applicant with the requirements of this Code, the Comprehensive Plan, and other
relevant criteria and procedures. Any comments or commitments made by any member
of City Staff during this pre-application conference are only preliminary in nature. It is
not intended to be an exhaustive review of all potential issues, and the conference does
not bind or preclude the City from enforcing all applicable regulations or from applying
regulations in a manner differently than may have been indicated in the pre-application
conference. Formal land use comments cannot be made by staff until after a land use
application is submitted and adjacent and/or nearby property owners and reviewing
agencies have had an opportunity to respond.”
Although staff attempt to address all applicable and possible code requirements at the preapplication conference there are times that not every issue is identified at the pre-application
stage. No application for development of this site was made until August of 2019 when this
proposal was submitted.
Extension of Meadow Waye Park and Contact with THPRD
Some public testimony included inquiries about the City’s ability to expand Meadow Waye Park
or restrict development on the subject site. The City of Beaverton does not own Meadow Waye
Park or the subject site and therefore cannot impose restrictions beyond what the zoning
regulations address. Tualatin Hills Park and Recreation District (THPRD) is a special park
district, separate from the City of Beaverton. The applicant has reached out to THPRD and has
provided a copy of that effort as part of their materials (Exhibit 2.2). The applicant states that
THPRD has not shown interest in dedicating land to accommodate on-street parking. Some
concerns raised also mentioned a verbal agreement that a previous property owner had with
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City of Beaverton or THPRD. The land remains under private ownerships and therefor the lot is
subject to the same regulations as any other lot within the R5 zoning district would be subject
to. The City cannot consider any statements made by previous owners regarding their desired
development of the property. Also, without rezoning the property, density cannot be restricted
on the site. Density is regulated by the Development Code which sets minimum and maximum,
density limits.
Infrastructure
Concerns were raised about adequate capacity and availability of utilities. Staff refer to findings
provided in the Facilities Review section herein (Attachment A). The applicant has submitted a
preliminary utility plan and a preliminary stormwater (drainage) report (report), prepared by a
Professional Engineer, Tyler Christian Campbell. The purpose of the report is to demonstrate
compliance with City, Clean Water Services (CWS) and State of Oregon’s regulations and
engineering standards. City of Beaverton staff have reviewed the preliminary utility plan and
preliminary report and determined the proposal has sufficiently demonstrated feasibility,
subject to conditions of approval, for this stage of review. The applicant has also submitted
Sensitive Area Pre-Screening Site Assessment documentation from CWS, which also serves
as a Service Provider Letter. To address water capacity, the applicant has submitted a request
for a Water Service Provider Letter to the City of Beaverton Public Works Department. At the
time of this staff report, a completed Water Service Provider Letter has not been issued,
therefore, the Facilities Review Committee have recommended a condition of approval,
requiring the applicant to submit a completed Water Service Provider Letter prior to Site
Development Permit issuance.
Existing Width of SW Davies Road
Several concerns were raised about the current width of SW Davies Road being too narrow for
two-way traffic, pedestrian safety and on-street parking. The applicant’s proposal includes
dedicating land along the SW Davies Road frontage to meet the standard half street
improvements, from the centerline of the street. If the south side of SW Davies was to
redevelop and dedicate their half of public-right-of-way, there would be sufficient space on SW
Davies for parking. The applicant cannot be required to provide additional right-of-way
dedication outside of their own property frontage.
Circulation Safety and Vehicular Traffic
A number of concerns were raised about the safety of the proposed intersection at SW 133rd
Avenue/SW Bluebell Lane and the extension of SW 133rd Avenue. To ensure the new
proposed intersections meet sight distance requirements, as outlined in the Engineering
Design Manual, the Committee recommends a number of conditions of approval requiring the
applicant to submit plans that verify sight distance is met for both new intersections at SW
133rd Avenue as well as the proposed shared driveway of Lots 1, 2 and 3. The Committee
also recommends a condition of approval that the applicant provide an analysis of the newly
reconfigured 3-way intersection of SW 133rd Avenue and SW Bluebell Lane to determine
whether or not stop warrants are needed.
Staff would also like to clarify that only proposals which are expected to generate 300 vehicle
trips per day are subject to a Traffic Impact Analysis (Section 60.55.20.2.A). The proposed 9
lot subdivision for detached dwellings is not expected to reach that threshold and therefore is
not required to conduct a Traffic Impact Analysis. The traffic counts referenced in the Facilities
Review section herein, are collected by City of Beaverton staff for informational purposes, not
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necessarily for a specific project. The traffic count data provided herein was not collected for or
in conjunction with the subject proposal.
Width of Proposed Extension of SW 133rd Avenue
Section 60.55.35.3.B of the Beaverton Development Code states that, “Intersection angles and
alignment and intersection spacing along streets shall meet the standards of the Engineering
Design Manual and Standard Drawings.” As addressed in the Facilities Review section herein,
the Engineering Design Manual specifies block length minimums and maximums for various
classifications of streets. SW Davies currently exceeds the maximum block length prescribed
for a Neighborhood Route 1 (NR1) street. Therefore, the proposal, for which access is
necessary, must comply with the block length standards and provide a street connection.
Due to the anticipated trip generation by the proposed development and traffic levels within the
neighborhood, the L3 Local Street standard was determined by City staff to be the most
appropriate street section for this site. The factors used to determine the appropriate street
standard include the need to provide access to the proposed lots that is wide enough for
emergency vehicle access and two-way traffic, while avoiding a dead-end street that would
divert the new traffic to the surrounding street system and reinforce out of the way travel
patterns. Oftentimes, with infill projects, a proposal is required to improve existing right(s)-ofway that abut(s) the site to meet current city standards, and those improvements typically only
extend to the centerline of the abutting street. The other half of the street is therefore generally
the responsibility of the property abutting that half. In this case, because of the need to serve
the lots and meet emergency vehicle access standards, the subject site must accommodate
more than half of the street. To be able to accommodate on street parking, additional
dedication from the subject site would be necessary, or a contribution by the abutting park site.
Number of Lots
Concerns raised about the number of proposed lots proposed. The applicant is requesting to
divide the subject site into 9 lots. The number of lots proposed is within the permitted density
range for the R5 zoning district. The applicant has submitted a Minor Adjustment application
concurrently with the Preliminary Subdivision application to request the reduction of lot size for
Lots 6, 7, 8 and 9. However, Lots 1 through 5 are shown to exceed the minimum lot size of
5,000 square feet for the zone. The applicant states that the existing lot configuration, as well
as access requirements, create a circumstance which supports a minor adjustment to
minimum lot area. The request for a Minor Adjustment is addressed in Attachment B of this
report.
Tree Removal
A few concerns were raised about mature trees being removed. The City of Beaverton
Development Code outlines several tree classifications; Community Trees, Protected Trees,
Landscape Trees and Street Trees. Trees within different categories are subject to different
regulations. The proposed development site does contain a number of Community Trees,
including some that are greater than 30 inches in diameter at breast height (DBH), however,
none of the trees located on the site are designated as Protected Trees and the size of the tree
does not correlate to its classification. Tree Removal is addressed in the Tree Plan Two
section of this report, Attachment F.
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ATTACHMENT A

FACILITIES REVIEW COMMITTEE TECHNICAL
REVIEW AND RECOMMENDATIONS
Southridge Park Subdivision
(ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 /
TP2019-0012)
Section 40.03.1 Facilities Review Committee:
The Facilities Review Committee (Committee) has conducted a technical review of
the application, in accordance with the criteria contained in Section 40.03 of the
Development Code. The Committee’s findings and recommended conditions of
approval are provided to the decision- making authority. As they will appear in the
Staff Report, the Facilities Review Conditions may be re-numbered and placed in
different order.
The decision-making authority will determine whether the application as presented
meets the Facilities Review approval criteria for the subject application and may
choose to adopt, not adopt, or modify the Committee’s findings, below.
The Facilities Review Committee Criteria are reviewed for all criteria that are
applicable to the submitted application as identified below:
•

All twelve (12) criteria are applicable to the Subdivision (LD2019-0025)
application.

A. All critical facilities and services related to the proposed development have, or
can be improved to have, adequate capacity to serve the proposed
development at the time of its completion.
Chapter 90 of the Development Code defines “critical facilities” to be services
that include public water, public sanitary sewer, storm water drainage and
retention, transportation, and fire protection. The Committee finds that the
proposal includes, or can be improved to have, necessary on-site and off-site
connections and improvements to public water, public sanitary sewer and
storm water drainage facilities.
Sanitary Sewer
City of Beaverton (City) sanitary sewer facilities are located within the vicinity
of the subject site. The applicant states that an existing 8-inch sanitary sewer
line is located within SW Davies Road, south of the site, and within SW 133rd
Avenue, northeast of the site. The applicant explains that a sanitary sewer
service to the site will be provided by line extensions from both existing lines.
There is adequate sanitary sewer capacity to serve the proposed
development.
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Stormwater
The applicant’s plans show an existing 12-inch storm line located within SW
133rd Avenue as well as SW Davies Road. The applicant’s plans show the
creation and/or modification of, greater than 1,000 square feet of impervious
area, therefore, Clean Water Services (CWS) stormwater management
requirements are applicable, as outlined in CWS Design and Construction
Standards.
The City of Beaverton is a co-implementer of CWS’s standards. The subject
proposal was submitted on August 29, 2019, therefore the April 2019 CWS
stormwater management standard (R&O 19-05) is applicable. This design
standard includes three stormwater runoff requirements: Quantity Control
Requirements for Conveyance Capacity (R&O 19-05 Section 4.02),
Hydromodification Requirements (R&O 19-05 Section 4.03) and Water
Quality
Treatment
Requirements
(R&O
19-05
Section
4.04).
Hydromodification is a new requirement in the April 2019 CWS design
standard.
The applicant provides plans showing compliance with the stormwater
management requirements by constructing onsite and offsite street side LIDA
facilities and paying a fee-in-lieu for basins 2 and 5, which are not
accommodated by the proposed LIDA facilities. However, a letter dated
December 18, 2019 from Michael Robinson, legal counsel for the applicant,
states that the applicant requests to provide a fee-in-lieu for the entirety of the
site instead of constructing the physical improvements shown on the
applicant’s plans.
The street side LIDA planters proposed are approved approaches and satisfy
all three stormwater management requirements per CWS R&O 19-05 Table
4-3. The applicant submitted a preliminary storm drainage (stormwater) report
(report), prepared by T.C. Campbell, P.E. of Pioneer Design Group, Inc.,
updated December 20, 2019, showing that stormwater runoff from all basins
except for basins 2 and 5 (also identified on the applicant’s plans as Lot 4 and
a portion of the street) are being managed by LIDA facilities. The report states
that LIDA planters were provided to the “maximum extent practicable and will
pay a fee-in-lieu for the uncollected runoff from lot 4 and street areas.”
This solution was previously discussed with CWS staff at a meeting which
included Luke Lappin of Pioneer Design Group, Elle Allan from CWS, Naomi
Patibandla and Silas Shields with City of Beaverton’s Site Development
Division and Elena Sasin, City of Beaverton Planning, held on November 5,
2019. It was determined at the November 5, 2019 meeting by CWS that if the
maximum practicable stormwater management was provided, then a fee-inlieu could be accepted for the remaining unmanaged area, consistent with the
approach demonstrated in the applicant’s materials submitted on December
20, 2019.
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Stormwater Fee-In-Lieu Determination
In response to the applicant’s request to allow fee-in-lieu for all of the new
proposed lots, instead of improving the site as demonstrated in the submitted
applicant’s plans, the Committee notes that each of the three CWS
stormwater
management
requirements
(quality,
quantity,
and
hydromodification) have their own separate criteria for allowing a fee-in-lieu
approach. The stormwater quantity (R&O 19-05 Section 4.02) and quality
requirements (R&O 19-05 4.04) both allow the City to make the determination
as to whether a fee-in-lieu approach is acceptable. This decision is based on
the existing conditions and downstream stormwater management
opportunities. City Site Development staff determined that this proposal
qualifies for the fee-in-lieu approach for onsite stormwater treatment and
detention (quantity and quality) based on the downstream facilities available.
Fee-in-lieu eligibility for the hydromodification requirement are outlined in
R&O 19-05 Section 4.03. Section 4.03.7 of CWS R&O19-05, outlines the
criteria for requiring implementation of a hydromodification approach. If one
of the following conditions is met, then a fee-in-lieu of a hydromodification
approach can be considered:
1. The result of Section 4.03.5 is that the project is Category 1 and the
applicant selects Fee-In-Lieu.
This first condition allows for developments under 12,000 square feet to pay
a fee-in-lieu. This project does not meet this condition as the entire site is over
12,000 square feet and cannot be split into multiple drainage basins, per
CWS’s interpretation.
2. The project is located within a District-approved stormwater
management strategy area, and implementation of an approach is not
a requirement of the development.
3. In the judgment of the District, implementation of an on-site
hydromodification approach is impracticable or ineffective due to
topography, soils, landslide risk, high water table, or other site
conditions. The District may require a site-specific analysis (e.g.,
infiltration testing, geotechnical evaluation) to support such a
determination.
4. In the judgment of the District, on-site implementation results in the
inefficient use of District or City resources for long-term operations and
maintenance.
Conditions 2-4 are not met, per CWS standards, as the project is not in an
approved sub-basin strategy area, implementation of an on-site
hydromodification approach is not impracticable or ineffective, and on-site
implementation does not result in the inefficient use of District or City
resources for long-term operations and maintenance.
5. In the judgment of the District, the proposed development is likely to
have a negligible impact and on-site implementation of a
hydromodification approach will result in little or no benefit to the
Receiving Reach, based on the District’s analysis of the stream or the
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applicant’s request for an Infill Exemption demonstrating all of the
following factors:
a. The Risk Level associated with the Receiving Reach is Low or
Moderate. This is to ensure that highly sensitive stream reaches are
not negatively impacted.
b. The size of the impervious surface created and/or modified by a
project is moderate to small. Until the District has performed its
analysis, a project’s impervious surface is moderate to small when
the proposed new and/or impervious surface created by the
development is 25,000 square feet or less. Calculate this area using
the methodology described in Section 4.08.1.
c. The discharge from the project is small compared with the total
tributary drainage flow in the receiving stream. Until the District has
performed its analysis, a project’s discharge will be considered
small when the additional flow from the proposed development is
less than 10 percent of the total tributary drainage flow at the Point
of Discharge.
d. The project is located in a drainage basin with a high level of
existing development tributary to the downstream end of the
Receiving Reach. Until the District has performed its analysis,
drainage basins with less than 10 percent of remaining developable
area shall be considered to have a high level of existing
development. The remaining developable area within a drainage
basin may exclude land uses that are not likely to be developed,
including but not limited to parks, cemeteries, undevelopable tracts,
and protected natural resources.
Condition 5 has several factors that need to be met for the project to have
“negligible impact” on the receiving stream. This condition is not met because
the size of the impervious surface created and/or modified by the project is
greater than 25,000 square feet. Due to the proposed development not
meeting these fee-in-lieu requirements, CWS and the City have determined
that a fee-in-lieu approach will not be accepted for hydromodification.
In summary, while a fee-in-lieu is acceptable for onsite stormwater treatment
and detention (quantity and quality), fee-in-lieu is not an acceptable approach
for hydromodification for all of the proposed lots. This is based on the
stormwater management standards set forth in chapter 4 of the 2019 CWS
Design and Construction Standards R&O 19-05. The applicant has provided
plans showing compliance with the quantity, quality, and hydromodification
standards of CWS R&O 19-05 through construction of on-site and off-site
street side LIDA facilities. Compliance with the stormwater plans and drainage
report submitted on December 20, 2019 would be sufficient to comply with
CWS standards R&O 19-05. Any alternative solution must be satisfactory to
CWS.
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The applicant has submitted a Sensitive Area Pre-Screening Site Assessment
from CWS which also serves as a Service Provider Letter (SPL). The SPL
shows that no sensitive areas exist on, or are impacted by the proposed
development.
Water
The subject site is located within the City of Beaverton’s Water District.
Existing 8-inch water lines are located within close proximity to the site, within
both SW 133rd Avenue and SW Davies Road. The applicant states that the
development will extend an 8-inch water line to intertie with these two existing
service mains, thereby enhancing system looping.
The applicant has submitted a water SPL from the City, to ensure adequate
service levels are available to serve the proposed development. However, the
water SPL has not been completed by City staff at the time of this draft
Facilities Review Report, therefore, the Facilities Review Committee
(committee) recommend a condition of approval requiring the applicant to
obtain a water SPL from the City of Beaverton, demonstrating adequate
service is available for the proposal, prior to Site Development permit
issuance.
Transportation
The subject site has frontage on both SW Davies Road, a Neighborhood
Route to the south, and SW 133rd Avenue (which turns into SW Bluebell Lane)
a Local street, at the northeast corner of the site. To provide vehicular and
pedestrian access to 8 out of the 9 proposed lots, and to comply with
applicable City connectivity goals and policies (Goal 6.2.4, Comprehensive
Plan and Section 60.55.25.3, 60.55.35.1, 60.55.35.3.B of the Development
Code), the applicant’s plans show the extension of SW 133rd Avenue along
the site’s eastern boundary.
The proposed extension of SW 133rd is shown on the applicant’s plans as
having a paved right-of-way width of 20 feet accompanied by a 5-foot wide
sidewalk behind a 4-foot wide planter within an easement, directly west of the
paved travel lane (subject to a Sidewalk Design Modification application for
reduced planter width).The applicant’s plans show that the proposal is
accommodating more than half of a required through-street on the subject site
to enable two-way traffic and emergency vehicle access.
The applicant is not proposing, nor is required to provide, a sidewalk along
the north-bound travel lane on the Meadow Waye Park property. Meadow
Way Park currently provides a pedestrian walkway next to the subject site.
The applicant states that the adjacent publicly accessible pedestrian path
within Meadow Waye Park will be separated from the back of curb by an
existing vegetated area, and already connects SW Davies Road with SW
133rd Avenue. Furthermore, as previously described, the applicant is
proposing approximately three-quarter street improvements with the
extension of SW 133rd Avenue and is not required to provide a sidewalk on
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the side abutting Meadow Waye Park, which is owned by Tualatin Hills Park
and Recreation District (THPRD).
The applicant states that the existing right-of-way width of SW Davies Road
in this location is 30 feet wide from centerline, consistent with the overall width
of the NR1 Neighborhood Route street width, therefore, additional right-ofway dedication is not required. The site’s frontage on SW Davies Road is
currently unimproved. The applicant’s plans show construction of a standard
5-foot wide sidewalk, behind a flow-through street side LIDA planter area 7.5feet in width.
Bicycle lanes are not proposed on either abutting street, nor are they required
on streets designated as Local or Neighborhood Routes as shown in
Engineering Design Manual standard drawings 200-4 and 200-3.
Section 60.55.20.2 of the Beaverton Development Code states that a Traffic
Impact Analysis is required when the proposed land use change of
development will generate 300 vehicles or more per day (vpd) in average
weekday trips as determined by the City Engineer. The Institute of Traffic
Engineers (ITE) Trip Generation, 10th Manual provides professional guidance
for estimating trip generation of potential development. This industryaccepted document, which is also codified in Beaverton Development Code
(Section 60.55.20) as the source for traffic generation estimates, provides
estimated traffic rates based on various land uses. The ITE estimates a
single-family home as generating, on average, 10 trips per day. Based on the
ITE’s estimate of 10 trips per day for a single family home, and the proposed
number of 9 lots, the City Traffic Engineer estimates approximately 90 new
trips per day. Therefore, a Traffic Impact Analysis is not required for the
proposed development.
The image below depicts vehicle location counts closest to the subject site
followed by a chart with Average Daily Trip (ADT) data at each sample point.
This information is collected by the City of Beaverton and utilized by the City’s
Transportation Engineer to assist in determining what street classification is
appropriate for the proposed 133rd street extension.
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Map
#
1
2
3
4
5
6
7
8

Location
SW
SW
SW
SW
SW
SW
SW
SW

ADT (both directions)

135th Avenue, south of SW Davies Rd
Davies Rd, east of SW 135th Ave
135th Ave, south of SW Lancewood
Barberry Dr, west of SW 131st
Barberry Dr, east of SW 131st
Sorrento Rd, south of SW Barberry
Davies Rd, west of SW Sorrento
Sorrento Rd, south of SW Davies Rd

602
193
375
282
342
4,147
766
3,993

Year Data was
Taken
August 2018
July 2018
July 2018
July 2018
October 2018
July 2018
July 2018
July 2018

All of the sample points are located along either a Neighborhood Route or
Collector street which are generally designed to accommodate higher traffic
volumes than Local streets. The two highest ADT counts are both located
along SW Sorrento Road, a Collector street. Sample points located near
intersections with Local streets have lower ADT counts. For example, point
no. 3 on the image above is located on SW 135th Avenue, a Neighborhood
Route near SW Lancewood Street, a Local street, for which the ADT count
was 375. The highest ADT count located along a Neighborhood Route is
marked by no. 7 on the image above. No. 7 is located near the intersection of
SW Davies Road and SW 129th Terrace, a Local street, for which the data
shows 766 ADTs. It is notable that point no. 2, located at the western end of
SW Davies Road, at the intersection of two Neighborhood Routes, has a
reduced ADT count of 193. This suggests that SW Davies Road is providing
connectivity between the networks of Local roads that adjoin it, from SW
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Sorrento Road, a Collector. Based on the available data, and the estimated
trips generated by the proposal, the City’s Transportation Engineer
anticipates fewer than 500 vehicles per day will travel on the proposed
extension of SW 133rd Avenue.
The City’s adopted “Local Street” standards have three cross-sections: L1, L2
and L3 as outlined in the Engineering Design Manual 2019 Engineering
Standard Drawings:
•

•

L1 has an ultimate right-of-way width of 58-feet. The L1 standard is
design to accommodate two travel lanes, parking on both sides along
with sidewalks behind planter strips on both sides. The L1 cross-section
is generally the preferred cross-section for local streets as it provides
two travel lanes, as well as on-street parking.
When a street has (or is projected to have) 500 trips on average per
day or less, the EDM provides standard drawings for two alternative
cross-sections:
o L2 – An ultimate right-of-way width of 52 feet. This cross-section
retains the on-street parking but reduces the travel lane down to
one lane;
o L3 – An ultimately right-of-way width of 44 feet. This crosssection eliminates on-street parking, but retains two travel lanes.

The City Transportation Engineer has determined that the proposed
extension of SW 133rd Avenue is anticipated to have less than 500 average
daily trips (ADTs) therefore, the option of either an L2 or L3 standard are
available to the project. The applicant’s plans propose access to 8 homes via
6 driveway curb cuts along the west side of the proposed street (SW 133rd
Avenue), limiting the space available for parking without blocking a driveway.
Although wider, parking still could not be accommodated along the western
side of SW 133rd Avenue with the L2 street cross section due to the driveway
spacing. Therefore, the L3 local street standard is the preferred choice in this
case as it provides for the required two travel lanes.
As mentioned above, the extension of SW 133rd Avenue is required as part
of this development to provide access for the proposed lots as well as comply
with applicable connectivity goals and policies. The City’s adopted
Comprehensive Plan incorporates the 2035 Transportation System Plan
(TSP) in Chapter 6, “Transportation Element”. One of the components of the
TSP are the Local Street Connectivity maps and supporting policies that
ensure needed multi-modal connections are provided to complete the City’s
desired circulation system. The TSP proposes a limited number of specific
future local street connections, and also preserves the City’s ability to require
public street connections during the development review process when
warranted and when City standards are triggered:
“Beaverton’s Development Code requires that additional street, bicycle,
and pedestrian connections be considered and constructed were feasible.
The figure 6.7 and Table 6-3 recommendations address some of the
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existing local street stubs and additional identified potential connections in
the study area. The fact that there are potential connections not noted on
the map or in [the applicable table] does not negate the Code requirements
for additional multimodal connections.” (page VI-40).
Section 60.55 of the Beaverton Development Code, Transportation Facilities,
has the stated purpose and intent to, “establish design standards and
performance requirements for all streets and other transportation facilities
constructed or reconstructed within the City of Beaverton” (60.55.05).
Relevant general provisions under 60.55.10 include:
1. All transportation facilities shall be designed and improved in accordance with the
standards of this code and the Engineering Design Manual and Standard
Drawings. In addition, when development abuts or impacts a transportation
facility under the jurisdiction of one or more other governmental agencies, the
City shall condition the development to obtain permits required by the other
agencies.
2. In order to protect the public from potentially adverse impacts of the proposal, to
fulfill an identified need for public services related to the development, or both,
development shall provide traffic capacity, traffic safety, and transportation
improvements in rough proportion to the identified impacts of the development;
and
5. Dedication of right-of-way shall be determined by the decision-making authority.
Additional applicable sections within the Beaverton Development Code include:
60.55.25 Street and Bicycle and Pedestrian Connection Requirements, Subsection
3:
“Where a future street or bicycle and pedestrian connection location is not
identified in the Comprehensive Plan Transportation Element, where abutting
properties are undeveloped or can be expected to be redeveloped in the near
term, and where a street or bicycle and pedestrian connection is necessary to
establish a reasonable direct access between and among neighboring properties,
the applicant shall submit as part of the complete application, a future
connections plan showing the potential arrangement of streets and bicycle and
pedestrian connections that shall provide for the continuation or appropriate
projection of these connections into surrounding areas.”
60.55.35 Access Standards, Subsection 1:
“The development plan shall include street plans that demonstrate how safe
access to and from the proposed development and the street system will be
provided. The applicant shall also show how public and private access to, from,
and within the proposed development will be preserved.”
60.55.35 Access Standards, Subsection 3 Intersection Standards (B):
“Intersection angles and alignment and intersection spacing along streets shall
meet the standards of the Engineering Design Manual and Standard Drawings.”
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The adopted Transportation System Plan classifies SW Davies Road as a
Neighborhood Route. Chapter 2 Streets, of the Engineering Design Manual,
includes the following table in Subsection 210.19 Intersections, (E):
Intersection Spacing Along Streets. The minimum and maximum distance between
streets shall be as follows:
Street Functional
Classification*:
Arterial
Collector
Neighborhood
Route
Local

Distance Between Intersections
Along the Street Shall Be At Least:
600 feet
200 feet
100 feet

Distance Between Intersections
Along the Street Shall Not Exceed:
1,000 feet
530 feet
530 feet

100 feet

530 feet

* Street Functional Classifications are identified in the Comprehensive Plan Transportation Element
Figure 6.4.

As outlined in the table above, the maximum spacing between intersections along
Neighbor Routes shall not exceed 530 feet. Where development is proposed that
can provide for the required connections in areas where the maximum spacing is
exceeded, the City requires those connections to be made. Currently, along the
northern side of SW Davies, no street connection occurs for approximately 1,600
feet between SW 135th Avenue, located at the western end of SW Davies Road and
SW 129th Terrace, approximately 224 feet from SW Sorrento Road on the eastern
end of SW Davies Road, far in excess of the 530 foot maximum spacing standard.
The proposed extension of SW 133rd Avenue would address the substandard street
connectivity pattern created by the existing long block and provide access to the
proposed development as well as surrounding neighborhood, complying with the
maximum spacing standards of the EDM.
Fire Protection
Fire protection will be provided to the site by Tualatin Valley Fire and Rescue
(TVF&R). The applicant has provided a copy of a TVF&R permit for Fire
Code/Land Use/Building Review Application. The Committee recommends a
condition of approval that the applicant comply with the TVF&R Permit #20200010. By meeting the condition of approval, the proposal will meet TVF&R
requirements, which will be verified at the time of Site Development Permit
issuance.
In review of the proposal, the Facilities Review Committee, has determined
that by meeting the conditions of approval at the end of this report, the
proposal does not impact the level of facilities and services available. The
capacity of the existing systems is adequate to support the increase uses of
these critical facilities.
Therefore, the Committee finds that by meeting the conditions of
approval the proposal meets the criterion for approval.
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B. Essential facilities and services related to the proposed development
are available, or can be made available, with adequate capacity to serve
the development prior to its occupancy. In lieu of providing essential
facilities and services, a specific plan may be approved if it adequately
demonstrates that essential facilities, services, or both will be provided
to serve the proposed development within five (5) years of occupancy.
Chapter 90 of the Development Code defines “essential facilities” to be
services that include schools, transit improvements, police protection, and
pedestrian and bicycle facilities in the public right-of-way. The applicant’s
plans and materials were shared with Beaverton School District, Tualatin Hills
Park and Recreation District (THPRD), City Transportation staff and City
Police Department.
Schools
The applicant has submitted an SPL provided by the Beaverton School
District, dated June 27, 2019, which states that the school district believes
there will be sufficient capacity to accommodate new students from the
project.
Transit Improvements
The applicant states that there is no direct TriMet transit service adjacent to
the site. The closest Tri Met bus routes include:
#62 near the intersection of SW Murray Blvd. and SW Scholls Ferry Road,
approximately 0.9 miles;
#76 & 78, runs on Hall Blvd. approximately 0.7 miles from the subject site;
#88, runs on SW Hart & SW Murray Blvd., approximately 0.9 miles from
the subject site; and
#92 at the intersection of SW Brockman & 135th Avenue, approximately
0.6 miles.
Police
To the date of this report Beaverton Police have not provided comments or
recommendations to the Committee. Beaverton Police will serve the
development site and any comments will be shared with the applicant.
Pedestrian and Bicycle Facilities
The subject site is located between two streets, SW Davies Road, a
Neighborhood Route to the south and SW 133rd Avenue, a Local street
abutting the northeast corner of the site. The applicant’s plans show
improvements to both abutting right-of-ways as well as the extension of SW
133rd Avenue through the site to provide access to most of the proposed lots
(lot no. 9 is proposed to have direct access from SW Davies Road). The
applicant’s plans show a 5-foot wide sidewalk is proposed along the extension
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of SW 133rd Avenue, behind a 4-foot wide planter area (subject to Sidewalk
Design Modification approval) which connects to the existing pedestrian
system on SW 133rd Avenue north of the site and SW Davies Road south of
the site. The sidewalk and planter on SW 13rrd Avenue is proposed to be
located within an easement. Along the site’s SW Davies frontage, the
applicant’s plans show a standard 5-foot wide sidewalk behind a 7.5-foot
planter area. Bicycle lanes are not proposed on either abutting street, nor are
they required on streets designated as Local or Neighborhood Routes
(Engineering Design Manual standard drawings 200-4 and 200-3).
Parks
The subject site is adjacent to Meadow Waye Park to the east, a park owned
by the Tualatin Hills Park and Recreation District (THPRD). The site will be
served by THPRD. The applicant’s materials were shared with THPRD who
have not provided comments or recommendations to the Facilities Review
Committee.
The Committee has reviewed the proposal and has found that the essential
facilities and services to serve the site are adequate to accommodate the
proposal as conditioned.
Therefore, the Committee finds that by meeting the conditions of
approval, the proposal meets the criterion for approval.

C. The proposed development is consistent with all applicable provisions
of Chapter 20 (Land Uses) unless the applicable provisions are modified
by means of one or more applications which shall be already approved
or which shall be considered concurrently with the subject application;
provided, however, if the approval of the proposed development is
contingent upon one or more additional applications, and the same is
not approved, then the proposed development must comply with all
applicable provisions of Chapter 20 (Land Uses).
Staff cites the Code Conformance Analysis chart at the end of the Facilities
Review Report, which evaluates the project as it relates to applicable code
requirements of Chapter 20 for the Residential Urban Standard Density (R5)
zone, as applicable to the aforementioned criterion. As demonstrated in the
chart, the development proposal either meets all applicable standards, or can
meet the standard if the Minor Adjustment for lot size is approved by the
decision making authority.
Therefore, the Committee finds that by meeting the conditions of
approval the proposal meets the criterion for approval.
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D. The proposed development is consistent with all applicable provisions
of Chapter 60 (Special Requirements) and all improvements,
dedications, or both, as required by the applicable provisions of Chapter
60 (Special Requirements), are provided or can be provided in rough
proportion to the identified impact(s) of the proposed development.
The Committee cites the Code Conformance Analysis chart at the end of this
report, which evaluates the proposal as it relates the applicable Code
requirements of Chapter 60, as applicable to the above mentioned criteria.
Staff will provide findings for the applicable Land Division criteria within the
applicable section of the staff report. As demonstrated in the code
conformance analysis chart the proposal meets, or by meeting conditions of
approval can meet, all applicable sections of Chapter 60.
The parking ratio requirements for motor vehicles is identified in Section
60.30.10.5.A of the Beaverton Development Code. For detached dwellings,
the parking rate is 1 spaces per unit. Each of the proposed 9 lots each has
sufficient land area to accommodate a home, with garage and driveway. The
existing dwelling(s) and accessory structures will be removed. Each of the 9
new homes is expected to have, at least, a two-car garage, with additional offstreet parking for two cars available in the driveway. Minimum parking
requirements will be confirmed with Building permit issuance for any new
dwelling proposed.
Therefore, the Committee finds that by meeting the conditions of
approval, the proposal meets the criterion.

E. Adequate means are provided or can be provided to ensure continued
periodic maintenance and necessary normal replacement of the
following private common facilities and areas, as applicable: drainage
facilities, roads and other improved rights-of-way, structures, recreation
facilities, landscaping, fill and excavation areas, screening and fencing,
ground cover, garbage and recycling storage areas, and other facilities
not subject to maintenance by the City or other public agency.
The applicant states that other than the proposed flag lot access to Lots 1, 2,
and 3, for which ownership, access, and maintenance will be addressed
through the recording of easements with plat recordation, no common
privately-owned facilities are proposed. The committee recommends a
condition of approval, requiring the applicant to record and provide a copy of
a shared access easement for the shared driveway for Lots 1, 2 and 3.
Furthermore, the proposed condition states that the easement must be
consistent with EDM Sections 210.21 J "Joint-Use Agreement for Common
Driveways" and K "Maintenance Agreement for Common Driveways". Staff
finds that the design of the development does not preclude the continued
maintenance of private common facilities.
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Therefore, the Committee finds that by meeting the condition of
approval, the proposal meets the criterion.

F. There are safe and efficient vehicular and pedestrian circulation
patterns within the boundaries of the development.
In review of Criterion F, staff incorporates the findings prepared in response
to A, B and D above. The applicant proposes to improve the site’s frontage
on SW Davies Road, which currently does not include any pedestrian
facilities, and to extend SW 133rd Avenue through the site, providing efficient
and safe vehicular and pedestrian access to the proposed lots. To ensure the
new proposed intersections meet sight distance requirements, as outlined in
the Engineering Design Manual, the Committee recommends a number of
conditions of approval requiring the applicant to submit plans that verify sight
distance is met for both new intersections at SW 133rd Avenue as well as the
proposed shared driveway of Lots 1, 2 and 3. The Committee also
recommends a condition of approval that the applicant provide an analysis of
the newly reconfigured 3-way intersection of SW 133rd Avenue and SW
Bluebell Lane to determine whether or not stop warrants are needed.
Therefore, the Committee finds that the proposal meets the criterion for
approval.

G. The development’s on-site vehicular and pedestrian circulation systems
connect to the surrounding circulation systems in a safe, efficient, and
direct manner.
In review of Criterion G, staff incorporates the findings prepared in response
to A, B, D and F above. The applicant’s plans show vehicular and pedestrian
circulation systems connect to the surrounding circulation systems in a safe,
efficient, and direct manner.
Therefore, the Committee finds that the proposal meets the criterion.

H. Structures and public facilities serving the development site are
designed in accordance with adopted City codes and standards and
provide adequate fire protection, including, but not limited to, fire flow.
The applicant states that all structures and public facilities serving the
development site have been designed in accordance with adopted City codes
and standards. The applicant has provided a copy of a TVF&R permit for Fire
Code/Land Use/Building Review Application. The proposal will also be
required to show compliance with the City’s Building Code Standards prior to
issuance of Building permits, which include compliance with TVF&R
standards.
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Therefore, the Committee finds that by meeting the conditions of
approval the proposal meets the criterion for approval.

I.

Structures and public facilities serving the development site are
designed in accordance with adopted City codes and standards and
provide adequate protection from crime and accident, as well as
protection from hazardous conditions due to inadequate, substandard
or ill-designed development.
The applicant states that all structures and public facilities serving the
development site have been designed in accordance with adopted City codes
and standards. The Committee finds that review of the construction
documents at the Building and Site Development permit stages will ensure
protection from hazardous conditions due to inadequate, substandard or illdesigned development.
Therefore, the Committee finds that the proposal meets the criterion for
approval.

J. Grading and contouring of the development site is designed to
accommodate the proposed use and to mitigate adverse effect(s) on
neighboring properties, public right-of-way, surface drainage, water
storage facilities, and the public storm drainage system.
The applicant states that grading and contouring of the site has been
designed to accommodate the proposed 9 lots and that the perimeter grading
is designed to maintain existing grades at the abutting property lines
consistent with City standards. Additionally, the applicant explains that the
lots are to be graded so water runs off to the streets or the proposed collection
facilities, to mitigate for adverse effect(s) on neighboring properties and
adjacent public rights-of-way. Furthermore, the applicant states that the
storm system has been designed to adequately accommodate surface
drainage and necessary water storage facilities, consistent with the downstream capacity of the existing public storm drainage system.
Therefore, the Committee finds that the proposal meets the criterion for
approval.

K. Access and facilities for physically handicapped people are
incorporated into the development site and building design, with
particular attention to providing continuous, uninterrupted access
routes.
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The applicant will be required to meet all applicable accessibility standards of
the International Building Code, the Fire Code, and other standards as
required by the American Disabilities Act (ADA). Compliance with ADA
requirements are reviewed at the time of Building permit application.
Conformance with the technical design standards for Code accessibility
requirements are to be shown on the approved construction plans associated
with Site Development and Building Permit approvals. The Committee finds
that as proposed, it appears that the general site layout can meet accessibility
requirements.
The applicant states that the proposed transportation facilities conform to the
City’s Transportation System Plan and that the pedestrian facilities have been
designed to be consistent with ADA standards, and serve to enhance the
neighborhood circulation patterns for both vehicles and pedestrians. The
applicant’s plans do not currently show a receiving pedestrian ramp within the
northeast corner of the SW Davies Road and SW 133rd Avenue intersection.
Therefore, the committee recommend a conditions of approval that the
applicant submit revised site plans that show two ADA-compliant curb ramps
at the northwest corner of the SW Davies Road and SW 133rd Avenue
intersection to be consistent with EDM Section 210.23.2. and show a new
receiving ramp at the northeast corner of SW Davies Road and SW 133rd
Avenue consistent with ODOT standard detail DET1720.
The applicant will be required to meet all applicable accessibility standards of
the International Building Code, Fire Code and other standards as required
by the American Disabilities Act (ADA). Conformance with the technical
design standards for Code accessibility requirements are to be shown on the
approved construction plans associated with Site Development and Building
Permit approvals.
Therefore, the Committee finds that by meeting the condition of
approval the proposal meets the criterion for approval.

L. The application includes all required submittal materials as specified in
Section 50.25.1 of the Development Code.
The application was submitted on August 29, 2019. The applicant deemed
the application complete on December 20, 2019. In the review of the materials
during the application review, the Committee finds that all applicable
application submittal requirements, identified in Section 50.25.1 are contained
within this proposal.
Therefore, the Committee finds 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 District (R5) Zoning District
CODE
PROJECT PROPOSAL
REQUIREMENT
Development Code 20.05.20 (Residential Urban Medium Density)
No use is proposed. The
Use
Residential
applicant proposes to divide a
lot into 9 lots.
Development Code Section 20.05.15 (Residential Urban Medium Density)
CODE STANDARD

MEETS
CODE?

N/A

See
ADJ20190018
section of
staff report.

Minimum Lot Area

5,000 square feet

Minimum lot size proposed is
4,566 square feet.

Residential Density (per
acre)

Min: 8 units
Max: 11 units

The applicant proposes 9 lots. Yes

Minimum Yard Setbacks

Front: 15 ft.
Side: 5 ft.
Rear: 20 ft.

Front: 15 ft.
Side: 15 ft.
Rear*: 20 ft. on lots 4 and 5.
*Lots 1-3 and 6-9 are
proposed to have a reduced
rear setback of 15 ft.

Maximum Building Height

35 feet

No structures are proposed at
this time.

Staff Report: February 19, 2020
Southridge Park Subdivision

FR-17

See
FS20190016
section of
staff report.
N/A

Chapter 60 Special Requirements
CODE
STANDARD
Land Division
Standards

CODE REQUIREMENT PROJECT PROPOSAL

MEETS
CODE?

Development Code Section 60.15
Grading and tree
A Land Division-Preliminary
protection standards
Subdivision application has
See LD2019been applied for. Applicable
pertaining to land
0025 Section
divisions.
Land Division Standards will
of Staff
be reviewed in greater detail in
Report
that section of the staff report.

Development Code Section 60.30
Off-street Parking
Requirements

Detached Dwelling Units No structures are proposed at
require 1 parking space this time. Compliance with
per unit.
parking requirements will be
N/A
evaluated at time of building
No required bicycle
permit review for future home
parking for Detached
construction.
dwelling units.
Development Code Section 60.45
Solar Access
Provide solar access
The applicant is requesting an
Protection
protection to new
adjustment to this standard
development in
under 5.A.3. and 4 for Lots 4 –
subdivisions unless
8. The applicant explains that
certain site
the existing street network
characteristics apply
surrounding the site, and the
proposed north/south street
alignment resulting from the
required extension of SW 133rd
Avenue, does not allow for 80%
Yes
of the lots to comply with the
base design standards, without
the extensive use of short, dead
end private streets.
Therefore, the applicant
requests the adjustment to the
basic solar design standards to
allow 44% of the lots to comply
with this requirement.
Development Code Section 60.55
Regulations pertaining Refer to Facilities Review
to the construction or
Committee findings herein.
Transportation Facilities
reconstruction of
Yes, w/COA
transportation facilities.
Development Code Section 60.60
Regulations pertaining to No Protected Trees are present See TP2019the removal and
on the subject site. The
0012 Section
Staff Report: February 19, 2020
Southridge Park Subdivision

FR-18

Trees & Vegetation

preservation of trees.

applicant proposes to remove
21 Community Trees from the
subject site. Mitigation is not
required for Community Trees.
The applicant’s plans also show
the removal of one Street Tree
adjacent to the park, is
proposed for removal.

Development Code Section 60.65
All existing overhead
utilities and any new
All utilities are required to be
utility service lines within placed underground in
the project and along anyaccordance with standards
Utility Undergrounding existing frontage, except identified in Section 60.65.
high voltage lines
The Committee proposes a
(>57kV) must be placed standard condition of approval
underground.
to ensure utility undergrounding
complies with Section 60.65.
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of Staff
Report.

Yes,
w/COA

ATTACHMENT B

ADJ2019-0018
ANALYSIS AND FINDINGS FOR
MINOR ADJUSTMENT APPROVAL
Section 40.10.05. Adjustment Applications; Purpose
The purpose of an Adjustment application is to provide a mechanism by which certain
regulations in this Code may be adjusted if the proposed development continues to meet the
intended purpose of such regulations. This Section is carried out by the approval criteria listed
herein.
Section 40.10.15.1.C Approval Criteria
In order to approve a Minor Adjustment 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 Minor Adjustment
application.
Section 40.10.15.1.A.1 Threshold: An application for Major Adjustment shall be required
when the following threshold applies:
1. Involves up to and including a 10% adjustment from the numerical Site Development
Requirements specified in Chapter 20 (Land Uses).
The applicant is requesting a 10% adjustment in the minimum lot size from 5,000 to 4,500
square feet. As currently proposed, the minimum lot size within the development is
4,566 square feet, with an average lot size of approximately 5,211 square feet. Four (Lots
6, 7, 8 and 9) of the proposed lots will have a minimum lot size of less than 5,000 square
feet.
Therefore, staff finds that the proposal meets the criterion for approval.

2. The application complies with all applicable submittal requirements as specified
in Section 50.25.1 and includes all applicable City application fees.
The applicant has paid the required application fee for Minor Adjustment application.
Therefore, staff finds that the proposal meets the criterion for approval.

3. Special conditions exist on the site that make it physically difficult or impossible
to meet the applicable development standard for an otherwise acceptable
proposal.
The subject site is located between two public right-of-ways; SW Bluebell Lane/SW 133rd
Avenue to the north and SW Davies Road to the south. To provide vehicular and
pedestrian access to 8 out of the 9 proposed lots, and to comply with applicable City
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connectivity goals and policies (Goal 6.2.4, Comprehensive Plan and Section 60.55.25.3,
60.55.35.1, 60.55.35.3.B of the Development Code), the applicant’s plans show the
extension of SW 133rd Avenue along the site’s eastern boundary. Furthermore, to provide
a right-of-way width that allows for two-way traffic and emergency vehicle access, the
applicant’s plans show that more than half of the public right-of-way is being
accommodated on the subject site, limiting the land area available for lot square footage.
The applicant states that if the appropriate amount of right-of-way dedication was required
as part of the park development (directly east of the subject site) the site would have been
able to be developed logically to permitted densities, without the need for the Minor
Adjustment. Additionally, staff finds that if the proposal was required to only accommodate
the typical half-street dedication and improvements, the proposal could have likely been
able to accommodate a standard street cross-section, and therefore eligible for lot
averaging, as outlined in Section 20.05.15.D, without the need for a Minor Adjustment to
reduce lot sizes by up to 10%. Staff finds these factors make the request for a 10%
reduction of lot size reduction a reasonable request.
Therefore, staff finds that the proposal meets the criterion for approval.

4. The special conditions or circumstances do not result from the actions of the
applicant and such conditions and circumstances do not merely constitute
financial hardship or inconvenience.
The proposed extension of SW 133rd Avenue is necessary to comply with applicable City
connectivity goals and policies (Goal 6.2.4, Comprehensive Plan and Section 60.55.25.3,
60.55.35.1, 60.55.35.3.B of the Development Code). To enable two-way traffic and
emergency vehicle access, the proposal must accommodate a minimum paved right-ofway width of 20 feet, consistent with the L3 Local Street standard. Because the adjacent
property east of the subject site is not controlled by the applicant, the minimum street
width must be provided by the subject site. The additional right-of-way dedication in
excess of the typical half-street requirement, is not the result of the applicant’s actions and
the resulting physical constraints do not merely constitute financial hardship or
inconvenience.
Therefore, staff finds that the proposal meets the criterion for approval.

5. Granting the adjustment as part of the overall proposal will not obstruct
pedestrian or vehicular movement.
The applicant’s request to reduce some of the proposed lots sizes will not obstruct
pedestrian or vehicular movement. As previously described, the applicant is requesting the
Minor Adjustment to lot size due to the need to accommodate a minimum right-of-way
width for two-way traffic and emergency vehicle access on the subject site. The applicant
states that the preliminary layout provides for the logical extension of SW 133rd through
the property to intersect with SW Davies Road. The applicant further states that this street
extension enhances pedestrian and vehicular access, including additional access to
Meadow Waye Park.
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Therefore, staff finds that the proposal meets the criterion for approval.

6. City-designated significant trees and/or historic resources, if present, will be
preserved.
There are no City-designated significant trees and/or historic resources on the subject site.
Therefore, staff finds that this approval criterion is not applicable.
7. If more than one (1) adjustment is being requested concurrently, the cumulative
effect of the adjustments will result in a project which is still consistent with the
overall purpose of the applicable zoning district.
The proposal includes one (1) request for adjustment. Staff finds that only one adjustment
is being requested.
Therefore, staff finds that this approval criterion is not applicable.
8. Any adjustment granted shall be the minimum necessary to permit a reasonable
use of land, buildings, and structures.
The applicant states that the 10% reduction in lot size is the minimum necessary to allow
the logical, efficient, and pedestrian friendly streetscape proposed. The applicant explains
that the through street dictates that the majority of lots be oriented in an east-west
direction, resulting in lots which are atypically long from front to back. The applicant further
explains that if homes on such long lots were built to the allowed setbacks, the ground
floor footprint of the homes would be approximately 2,730 square feet, which is
significantly larger footprint than market conditions and home buyers in this zone demand.
Furthermore, the applicant explains that the additional lot depth is developable land within
the minimum and maximum density allowances, but would remain undeveloped as excess
yard area, which is inefficient use of the site particularly given the proximity of the site to
Meadow Waye Park. The applicant states that the reduction in lot area allows the
reasonable use of the additional depth on Lots 6-8 to create an additional Lot fronting SW
Davies Avenue. Lastly, the applicant concludes that overall, the average lot size remains
well above the 5,000 square foot minimum lot size, further emphasizing the site design as
using the available developable area as efficiently as possible to create additional needed
housing.
Therefore, staff finds that the proposal meets the criterion for approval.
9. The proposal incorporates building, structure, or site design features or some
combination thereof that compensate for the requested adjustment.
The applicant’s plans show that a variety of lot sizes are proposed with some lots
proposed below the standard 5,000 square foot lot size (Lots 6,7, 8 and 9) while others
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exceeding the 5,000 square foot minimum (Lots 1-5) for an average lot size of
approximately 5,211 square feet. Furthermore, the applicant states that the adjustment
facilitates connectivity through the provision of a public street along the west side of
Meadow Waye Park and that in doing so, the adjustment provides the ability to orient a
larger proportion of the lots facing Meadow Waye Park, which serves to create an
improved pedestrian streetscape, and the desired “eyes on the park” development, in turn
activating the park edge.
Therefore, staff finds that the proposal meets the criterion for approval.

10. The proposal is consistent with all applicable provisions of Chapter 20 (Land
Uses) unless the applicable provisions are modified by means of one or more
application that have been approved or are considered concurrently with the
subject proposal.
Staff cites the findings in the Code Conformance Analysis chart in the Facilities Review
section of this report for the R5 zone as applicable to the above-mentioned criteria. As
demonstrated on the chart, the proposal meets the site development standards, with the
exception of minimum side yard setback and lot size for some of the proposed lots. The
applicant has submitted this Minor Adjustment request concurrently with a Flexible
Setback for a Proposed Residential Land Division application for the reduction of rear yard
setbacks for Lots 1-3 and 6-9.
Therefore, staff finds that the proposal meets the criterion for approval.

11. The proposal is consistent with all applicable provisions of Chapter 60 (Special
Requirements) and that all improvements, dedications, or both required by the
applicable provisions of Chapter 60 (Special Requirements) are provided or can
be provided in rough proportion to the identified impact(s) of the proposal.
The applicant has submitted this Minor Adjustment requesting to reduce some lot sizes by
up to 10% concurrently with a Flexible Setback for a Proposed Residential Land Division
application to reduce rear yard setbacks of selected lots, and a Sidewalk Design
Modification to reduce the standard planter strip width along the proposed extension of SW
133rd Avenue. Compliance with applicable Chapter 60 provisions is addressed in the
Facilities Review (Attachment A), Preliminary Subdivision (Attachment D) and Tree Plan
Two (Attachment F) sections of this report.
Therefore, staff finds that the proposal meets the criterion for approval.

12. Adequate means are provided or can be provided to ensure continued periodic
maintenance and necessary normal replacement of the following private common
facilities and areas: drainage ditches, roads and other improved rights-of-way,
structures, recreation facilities, landscaping, fill and excavation areas, screening
and fencing, ground cover, garbage and recycling storage areas and other
facilities, not subject to periodic maintenance by the City or other public agency.
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The applicant states that other than the proposed flag lot access to Lots 1, 2, and 3, for
which ownership, access, and maintenance will be addressed through the recording of
easements with plat recordation, no common privately-owned facilities are proposed. Staff
recommends a condition of approval requiring the applicant to provide a copy of a shared
access easement for the shared driveway of Lots 1, 2 and 3 concurrently with final plat
recordation.
Therefore, staff finds that by meeting the condition of approval, the proposal meets
the criterion for approval.

13. The proposal does not include any lot area averaging as specified in Section
20.05.50.1.B or include any lot dimension reductions as specified in Sections
20.05.50.2.A.2 and .4 or 20.05.50.2.B.2 and .4.
The proposal does not include lot area averaging or include any additional lot dimension
reductions. Furthermore, Section 20.05.50 is no longer in the Development Code.
Therefore, staff finds that the proposal meets the criterion for approval.

14. Applications and documents related to the request, which will require further City
approval, shall be submitted to the City in the proper sequence.
The applicant has submitted this Minor Adjustment application with associated Flexible
Setback for a Proposed Residential Land Division, Preliminary Subdivision, Sidewalk
Design Modification and Tree Plan Two. Concurrent review of the applications satisfies
this criterion. No other applications are required of the applicant at this stage of City
review. Staff recommend a condition of approval that approval of the Minor Adjustment
application is dependent upon the Preliminary Subdivision approval.
Therefore, staff finds that by meeting the conditions of approval the proposal meets
the criterion for approval.

RECOMMENDATION
Based on the facts and findings presented, staff recommends APPROVAL of ADJ2019-0018
(Southridge Park Subdivision), subject to the applicable conditions identified in Attachment
G.
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ATTACHMENT C

FS2019-0016
ANALYSIS AND FINDINGS FOR
FLEXIBLE SETBACK FOR A PROPOSED RESIDENTIAL LAND DIVISION

Section 40.30.05 Flexible and Zero Yard Setbacks; Purpose
The purpose of flexible and zero yard setbacks is to encourage flexibility in building design and
layout, while providing for open space, adequate light, air, and safety. It is also recognized that
a reduction in the setback standards may create compatibility problems for surrounding
properties. The following provisions allow flexible setbacks in a manner which is appropriate
given the unique character of the property involved and the surrounding area. This Section is
carried out by the approval criteria listed herein.
Section 40.30.15.3C Approval Criteria
In order to approve a Flexible Setback for a Proposed Residential Land Division 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 Flexible Setback for a
Proposed Residential Land Division application.
The proposed site is located within the Residential Urban Standard Density (R5) zoning
districts and the applicant’s Flexible Setback for a Proposed Residential Land Division
application is accompanied by a Preliminary Subdivision application, meeting the threshold.
1. The property is located within a Residential zoning district and this application is
accompanied by a land division application for the subject property.
The applicant is requesting to reduce the rear yard setback of proposed Lots 1-3 and 6-9
from the standard setback of 20 feet to 15 feet.
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 Flexible Setback for a Proposed
Residential Land Division application.
Therefore, staff find that the proposal meets the criterion for approval.
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3.

The proposal is compatible with the surrounding area regarding topography,
vegetation, building character, and site design. In determining compatibility,
consideration shall be given to harmony in: scale, bulk, lot coverage, density,
rooflines, and building materials.
The applicant states that the subject site is relatively flat and that homes on the site will be
typical in design and size for new homes in the area, with 15-foot rear yard setbacks and
two stories, and provision for at least 2 vehicle spaces in garages. The applicant further
explains that the surrounding homes to the north and west are designed within the
maximum 35-foot height limit, consistent with existing City requirements, therefore scale
and rooflines will be similar, along with the use of typically durable building materials.
Staff find the subject site is adjacent to properties zoned R7 and R5, with lots varying in
size and lot coverage. The surrounding area includes lots ranging from approximately 5,227
square feet to 21,780 square feet in size. The rear yard setbacks of surrounding properties
also appear to vary from approximately 5 feet (13340 SW Lancewood Street) to
approximately 131 feet (13415 SW Davies Road).
The applicant is proposing an average lot size of approximately 5,211 square feet, ranging
from 4,566 square feet to 6,014 square feet. The applicant is requesting the approval of
reduced rear yard setback of 15 feet for proposed Lots 1-3 and 6-9 from the standard 20
foot rear yard setback. The applicant’s plans show that the rear yards of Lots 6-8 are
abutting proposed Lot 9 and therefore do not directly abut surrounding properties. Proposed
Lot 9 has a “north-south” orientation with the front property line abutting SW Davies Road.
The proposed rear yard of Lot 9 is therefore perpendicular to the property west of the
subject site and the proposed reduction of the rear yard setback will not reduce the yard
between Lot 9 and the lot directly west of the subject site. The applicant proposes to
maintain the standard 20 foot rear yard setback for Lots 4 and 5. Proposed Lots 1-3 are
adjacent to existing lots to the north. The applicant’s plans show that the proposed rear
yards of Lots 1-3 are along the subject site’s northern boundary and back up to the rear
yards of the existing lots to the north. The rear yards of the abutting lots to the north range
from approximately 5 feet to approximately 26 feet.
Therefore, staff find that the proposal meets the criterion for approval.

4.

The proposal is consistent with all applicable provisions of Chapter 20 (Land Uses)
unless applicable provisions are modified by means of one or more applications that
already have been approved or are considered concurrently with the subject
proposal.
The applicant states that a Minor Adjustment application is also included, to adjust the
minimum lot size from 5,000 square feet to 4,500 square feet and that compliance with all
applicable provisions of Chapter 20 is otherwise maintained. Staff find that the applicant
has submitted this request for Flexible Setback for a Proposed Residential Land Division
concurrently with a Minor Adjustment application to reduce some of the proposed lot sizes
by up to 10%. The applicant’s plans demonstrate compliance with all other applicable
provisions of Chapter 20.
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Therefore, staff find that the proposal meets the criterion for approval.

5.

The proposal is consistent with all applicable provisions of Chapter 60 (Special
Requirements) and that all improvements, dedications, or both required by the
applicable provisions of Chapter 60 (Special Requirements) are provided or can be
provided in rough proportion to the identified impact(s) of the proposal. The applicant
does not request phasing with this development
The applicant has submitted this Flexible Setback for a Proposed Residential Land Division
application concurrently with a Minor Adjustment application, requesting to reduce some
lot sizes by up to 10%, and a Sidewalk Design Modification to reduce the standard planter
strip width along the proposed extension of SW 133rd Avenue. Compliance with applicable
Chapter 60 provisions is addressed in the Facilities Review (Attachment A), Preliminary
Subdivision (Attachment D) and Tree Plan Two (Attachment F) sections of this report.
Therefore, staff find that the proposal meets the criterion for approval.

6.

The proposal contains all applicable application submittal requirements as specified
in Section 50.25.1. of the Development Code.
The applicant submitted the land use applications on August 29, 2019. The applicant
deemed the applications complete on December 20, 2019. Staff has reviewed the materials
provided and determined that the proposal contains all necessary submittal requirements
specified in Section 50.25.1 of the Development Code.
Therefore, staff find that the proposal meets the criterion for approval.

7.

Applications and documents related to the request requiring further City approval,
shall be submitted to the City in the proper sequence.
The applicant has submitted this Flexible Setback for a Proposed Residential Land Division
application concurrently with a Minor Adjustment, Preliminary Subdivision, Sidewalk Design
Modification and Tree Plan Two applications. Concurrent review of the applications satisfies
this criterion. No other applications are required of the applicant for this stage of City
approvals. Staff suggest a condition of approval that the approval of the Flexible Setback is
dependent upon the approval of the Preliminary Subdivision.
Therefore, staff find that by meeting the condition of approval, the proposal meets
the criterion for approval.

RECOMMENDATION
Based on the facts and findings presented, staff recommends APPROVAL of FS2019-0016
(Southridge Park Subdivision), subject to the applicable conditions identified in Attachment G.
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ATTACHMENT D

LD2019-0025
ANALYSIS AND FINDINGS FOR
PRELIMINARY SUBDIVISION
Section 40.03.1 Facilities Review Approval Criteria:
The applicant for development must establish that the application complies with all relevant
standards in conformance with Section 50.25.1.B and all the following criteria have been met:
Facilities Review Approval Criteria Section 40.03.1.A-L
Staff has reviewed the applicable Facilities Review criteria in Attachment A to this report.
Staff cites the findings presented in Attachment A in response to the Facilities Review
approval criteria. As identified in Attachment A, above, the proposal meets Criteria A-L,
and therefore meets the criterion for approval.
Therefore, the Committee finds that the proposal meets the criteria for approval.

Section 40.45.05 Land Division Applications; Purpose
The purpose of the Land Division applications is to establish regulations, procedures, and
standards for the division or reconfiguration of land within the City of Beaverton.
Section 40.45.15.5.C Approval Criteria
In order to approve a Preliminary Subdivision 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 application satisfies the threshold requirements for a Preliminary Subdivision
application. If the parent parcel is subject to a pending Legal Lot Determination under
Section 40.47., further division of the parent parcel shall not proceed until all of the
provisions of Section 40.47.15.1.C. have been met.
The applicant proposes to divide one (1) lot into nine (9) lots, meeting the threshold for a
Preliminary Subdivision.
1. The creation of four (4) or more new lots from at least one (1) lot of record in one (1)
calendar year.
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 Preliminary Subdivision application.
Therefore, staff find that the proposal meets the criterion for approval.
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3.

The proposed development does not conflict with any existing City approval, except
the City may modify prior approvals through the subdivision process to comply with
current Code standards and requirements.
The subject site is identified as Lot 1 of Partition Plat No. 2006-032 (land use file LD20060007). The applicant proposes to vacate a 15-foot wide utility easement recorded with the
previous partition plat, as well as an 8-foot wide utility easement within the northeast corner
of the site and a 3-foot wide easement along the subject site’s eastern boundary. The
proposed application will modify the previously approved partition by removing and/or
modifying previously recorded utility easements. The applicant has been working with Site
Development and the City Attorney to vacate the easements and ensure necessary
easements are provided on site.
Therefore, staff find that the proposal meets the criterion for approval.

4.

Oversized parcels (oversized lots) resulting from the Replat shall have a size and
shape which will facilitate the future potential partitioning or subdividing of such
oversized lots in accordance with the requirements of the Development Code. In
addition, streets, driveways, and utilities shall be sufficient to serve the proposed
lots and future potential development on oversized lots. Easements and rights-ofway shall either exist or be provided to be created such that future partitioning or
subdividing is not precluded or hindered, for either the oversized lot or any affected
adjacent lot.
No oversized parcels are proposed with this development.
Therefore, staff find that the criterion for approval does not apply.

5.

If phasing is requested by the applicant, the requested phasing plan meets all
applicable City standards and provides for necessary public improvements for each
phase as the project develops.
The applicant does not request phasing with this development
Therefore, staff find that the criterion for approval does not apply.

6.

Applications that apply the lot area averaging standards of Section 20.05.15.D. shall
demonstrate that the resulting land division facilitates the following:
a) Preserves a designated Historic Resource or Significant Natural Resource (Tree,
Grove, Riparian Area, Wetland, or similar resource); or,
b) Complies with minimum density requirements of the Development Code,
provides appropriate lot size transitions adjacent to differently zoned properties,
minimizes grading impacts on adjacent properties, and where a street is proposed
provides a standard street cross section with sidewalks.
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The proposal does not utilize lot averaging. Although Section 20.05.15.D allows for lot size
to be reduced to 4,500 square feet in the R5 zoning district, when applying the lot averaging
standards, the applicant explains that lot averaging is not being used to reduce some of the
lot sizes because the proposal does not include a standard street cross section, as required
by approval criterion 40.45.15.5.C.6. The applicant’s plans show a narrower planter strip
along the extension of SW 133rd Avenue and the placement of the sidewalk (and planter
strip) within an easement, therefore, compliance with Section 40.45.15.5.C.6 is not met,
and lot averaging cannot be applied. As such, the applicant is requesting a 10% reduction
of the minimum lot size through the Minor Adjustment process.
Therefore, staff find that the criterion for approval does not apply.

7.

Applications that apply the lot area averaging standards of Section 20.05.15.D. do not
require further Adjustment or Variance approvals for the Land Division.
The proposal does not utilize lot averaging.
Therefore, staff find that the criterion for approval does not apply.

8.

The proposal does not create a lot which will have more than one (1) zoning
designation.
The subject site is zoned R5. The proposal only includes lots zoned R5. No proposed lot will
have more than one zoning designation.
Therefore, staff find that the proposal meets the criterion for approval.

9.

Applications and documents related to the request requiring further City approval,
shall be submitted to the City in the proper sequence.
The applicant has submitted this Preliminary Subdivision application along with a Minor
Adjustment, Flexible Setback for a Proposed Residential Land Division, Sidewalk Design
Modification and Tree Plan Two applications for this project. Concurrent review of the
applications satisfies this criterion. No other applications are required of the applicant for
this stage of City approvals. Staff suggest a condition of approval that the approval of the
Preliminary Subdivision application is dependent upon the approval of the Minor Adjustment,
Sidewalk Design Modification and Tree Plant Two applications.
Therefore, staff find that by meeting the condition of approval, the proposal meets
the criterion for approval.

RECOMMENDATION
Based on the facts and findings presented, staff recommends APPROVAL of LD2019-0025
(Southridge Park Subdivision), subject to the applicable conditions identified in Attachment G.
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Land Division Standards Code Conformance Analysis
CODE
STANDARD

60.15.10.1
Applicability

60.15.10.2.A-C
Exemptions

60.15.10.3.A
0-5 Feet From Property
Line

60.15.10.3.B
5-10 Feet From Property
Line

60.15.10.3.C
10-15 Feet From Property
Line

60.15.10.3.D
15-20 Feet From Property
Line

60.15.10.3.E
20-25 Feet From Property
Line

60.15.10.3.F
Pre-development slope

CODE REQUIREMENT

PROJECT PROPOSAL

Grading Standards
The proposal is subject to the
Grading standards apply to all land
grading standards contained
divisions where grading is proposed.
herein.
The proposed preliminary
grading plan includes street
Exemptions include: Public right-offrontage improvements, storm
way, storm water detention facilities,
detention facilities and on-site
grading adjacent to an existing publicgrading adjacent to existing
right of way which results in a finished
public streets. All of these
grade below the elevation of the
grading activities are exempt
adjacent right-of-way.
from the grading standards under
this Section.
The applicant’s plans show that
Maximum of two (2) foot slope
the proposed grading does not
differential from the existing or
exceed the maximum two (2) foot
finished slope of the abutting
slope differential 0 to 5 feet from
property.
the abutting residential properties
to the north and west.
The applicant’s plans show that
Maximum of four (4) foot slope
the proposed grading does not
differential from the existing or
exceed the maximum four (4)
finished slope of the abutting
foot slope differential 5 to 10 feet
property.
from the abutting residential
properties to the north and west.
The applicant’s plans show that
Maximum of six (6) foot slope
the proposed grading does not
differential from the existing or
exceed the maximum six (6) foot
finished slope of the abutting
slope differential 10 to 15 feet
property.
from the abutting residential
properties to the north and west.
The applicant’s plans show that
Maximum eight (8) foot slope
the proposed grading does not
differential from the existing or
exceed the maximum eight (8)
finished slope of the abutting
foot slope differential 15 to 20
property.
feet from the abutting residential
properties to the north and west.
The applicant’s plans show that
Maximum ten (10) foot slope
the proposed grading does not
differential from the existing or
exceed the maximum ten (10)
finished slope of the abutting
foot slope differential 20 to 25
property.
feet from the abutting residential
properties to the north and west.
Where a pre-development slope
exceeds one or more of the standards The applicant states that no
existing slopes exceed the
in subsections 60.15.10.3.A-E, the
slope after grading shall not exceed standards within this Section.
the pre-development slope
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MEETS
CODE?

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Significant Trees and Groves
60.15.10.4
Significant Trees and
Groves

Standards for grading within 25 feet of Significant Trees or Groves are
not located on the subject site.
significant trees or groves.
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N/A

ATTACHMENT E

SDM2019-0012
ANALYSIS AND FINDINGS FOR
SIDEWLAK DESIGN MODIFICATION
Section 40.58.05. Sidewalk Design Modification Application; Purpose
The purpose of the Sidewalk Design Modification application is to provide a mechanism
whereby the City’s street design standards relating to the locations and dimensions of
sidewalks or required street landscaping can be modified to address existing conditions
and constraints as a specific application. For purposes of this section, sidewalk ramps
constructed with or without contiguous sidewalk panels leading to and away from the
ramp shall be considered sidewalks. This section is implemented by the approval criteria
listed herein.
Section 40.58.15.1.C. Approval Criteria
In order to approve a Sidewalk Design Modification application, the decision making
authority shall make findings of fact based on evidence provided by the applicant
demonstrating that the following criteria are satisfied:
1.

The proposal satisfies the threshold requirements for a Sidewalk Design
Modification application.
Section 40.58.15.1.A.1 Threshold: An application for Sidewalk Design Modification
shall be required when the following threshold applies:
1. The minimum sidewalk width, planter strip width, or both minimum standards
specified in the Engineering Design Manual are proposed to be modified.
The applicant requests a modification of the L3 Local Street standard design, as
specified in the Engineering Design Manual (EDM), to reduce the width of the
planter-strip from 6.5 feet to 4.5 feet along the proposed extension of SW 133rd
Avenue. The applicant’s plans show the standard 5 foot sidewalk is proposed
behind the modified planter-strip.
Therefore, staff finds 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 City of Beaverton received the appropriate fee for the Sidewalk Design
Modification application.
Therefore, staff finds the proposal meets the criterion for approval.
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3.

One or more of the following criteria are satisfied:
a. That there exist local topographic conditions, which would result in any of
the following:
i. A sidewalk that is located above or below the top surface of a
finished curb.
ii. A situation in which construction of the Engineering Design Manual
standard street cross-section would require a steep slope or
retaining wall that would prevent vehicular access to the adjoining
property.
b. That there exist local physical conditions such as:
i.
An existing structure prevents the construction of a standard
sidewalk.
ii. An existing utility device prevents the construction of a standard
sidewalk.
iii. Rock outcroppings prevent the construction of a standard sidewalk
without blasting.
c. That there exist environmental conditions such as a Significant Natural
Resource Area, Jurisdictional Wetland, Clean Water Services Water
Quality Sensitive Area, Clean Water Services required Vegetative Corridor,
or Significant Tree Grove.
d. That additional right of way is required to construct the Engineering
Design Manual standard and the adjoining property is not controlled by
the applicant.
The applicant states that the basis for the modification is the need for a narrow
street, because the property lacks sufficient depth for a full standard local street in
the absence of any public street improvements being provided along the shared
boundary of Meadow Waye Park. The applicant further explains that the subject
parcel, Tax Lot 14600, was created by a prior land partition 2006-032, which
created the parcel for the adjacent Meadow Waye Park. The applicant states that
the partition established a 30-foot-wide utility easement over the western edge of
the park, but did not provide any dedication of right-of-way for the construction of
the extension of SW 133rd Avenue and as such, any future centerline of the
extension was shifted to the west, on to the subject site. Staff find that additional
right-of-way is required to construct the EDM standard and that the applicant is
proposing to accommodate more than half of the SW 133rd Avenue extension on
the subject site. Furthermore, the adjoining property is not controlled by the
applicant therefore the public street dedication and improvement cannot be shared
between the two abutting properties. Therefore staff finds that the proposal meets
criterion 3.d above.
Therefore, staff finds the proposal meets the criterion for approval.

4.

The proposal complies with provisions of Section 60.55.25 Street and
Bicycle and Pedestrian Connection Requirements and 60.55.30 Minimum
Street Widths.
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Staff refer to and incorporate the findings of fact prepared in response to the
Facilities Review approval criteria for this project, included in Attachment A to this
report.
Therefore, staff finds that the proposal meets the criterion for approval.

5.

Applications and documents related to the request, which will require
further City approval, shall be submitted to the City in the proper sequence.
The applicant has submitted all documents related to this request for Sidewalk
Design Modification approval. A Minor Adjustment, Flexible Setback for a
Proposed Residential Land Division, Sidewalk Design Modification and Tree Plan
Two applications are being processed concurrently with the subject request for a
Sidewalk Design Modification. No further City approvals are required at this stage
of review. Staff suggest a condition of approval that the approval of the Sidewalk
Design Modification application is dependent upon the approval of the Preliminary
Subdivision application.
Therefore, staff finds that the proposal meets the criterion for approval.

6.

The proposed Sidewalk Design Modification provides safe and efficient
pedestrian circulation in the site vicinity.
The applicant requests to reduce the width of the planter-strip area along the
proposed extension of SW 133rd Avenue while maintaining the standard sidewalk
width of 5 feet. Staff refer to and incorporate the findings of fact prepared in
response to the Facilities Review approval criteria for this project, included as
Attachment A of this report.
Therefore, staff finds that the proposal meets the criterion for approval.

Recommendation
Based on the facts and findings presented, staff recommend APPROVAL of SDM20190012 (Southridge Park Subdivision), subject to the applicable conditions identified in
Attachment G.
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ATTACHMENT F

TP2019-0012
ANALYSIS AND FINDINGS FOR
TREE PLAN TWO
Section 40.90.05

Tree Plan Applications; Purpose

Healthy trees and urban forest 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.
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 applicant’s plans show the proposal includes the removal of 16 Community Trees,
which meets threshold one (1) for a Tree Plan Two application.
1. Removal of five (5) or more Community Trees, or more than 10% of the number
of Community Trees on the site, whichever is greater, within a one (1) calendar
year period, except as allowed in Section 40.90.10.1.
Community Trees are defined in Chapter 90 of the Beaverton Development Code as;
“A healthy tree of at least ten inches (10”) DBH located on developed, partially
developed, or undeveloped land. Community Trees are not those trees
identified as Significant, Historic, Landscape or Mitigation Trees, trees within a
Grove or a Significant Natural Resource Area, or trees that bear edible fruits or
nuts grown for human consumption.”
Therefore, staff find that the proposal meets this 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 fee for a Tree Plan Two application.
Therefore, staff find that the proposal meets this criterion for approval.
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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 trees are not proposed for removal to observe good forestry practices. The trees are
proposed for removal to accommodate the development of the site including the
associated grading and construction.
Therefore, staff find that this 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 states that the removal of trees is necessary to accommodate public street
improvements, preliminary site grading, and other physical development activities related
to developing the 9 proposed lots. The applicant’s plans show that most of the Community
Trees found on the subject site are located within designated building footprint, proposed
driveways, proposed rights-of-way, proposed utility easements or are located too close
to the proposed development areas to be preserved. The applicant’s plans show two
Community Trees proposed for preservation along the site’s western boundary. The
applicant’s arborist report, prepared by Morgan Holen & Associates, dated July 10, 2019,
states that tree protection of the two trees (identified as #6379 and #6380 on the
applicant’s plans) must comply with the Tree Protection Standards during Development
contained in Beaverton Development Code Section 60.60.20. Therefore, staff
recommend a condition of approval that the two Community Trees proposed for retention
be preserved during development by the application of standards outlined in Section
60.60.20 of the Beaverton Development Code.
Staff concur that the trees proposed to be removed are necessary to accommodate the
proposed physical development.
Therefore, staff find that by meeting the condition of approval, the proposal meets
this 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.

The applicant states that while a number of trees are identified in the Arborist Report and
Tree Plan as being in poor health or invasive, no trees are designated for removal purely
due to their nuisance value. Staff find that trees are being removed to facilitate
development of the site.
Therefore, staff find that this criterion for approval does not apply.
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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’s plans show approximately five (5) Community Trees located in or within
close proximity to the area designated for the improvement of SW Davies Road. Two
Community Trees, in addition to one (1) nuisance tree and four (4) trees under 10 inches
DBH are located within existing or proposed utility easements. One of those trees (#6555
on the applicant’s plans) is also shown to overlap onto the proposed extension of SW
133rd Avenue. Staff finds that the removal of some of the identified Community Trees from
the subject site is proposed to facilitate development of a public facility, and that no
reasonable alternative exists to preserve these trees.
Therefore, staff find that the proposal meets this criterion for approval.

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 removal of trees is not necessary to enhance the health of the tree, grove, SNRA, or
adjacent trees, or to eliminate conflicts with existing structures or vehicles. The subject
site does not contain any designated Significant Groves and/or SNRAs (Significant
Natural Resources Areas). The trees are proposed for removal to accommodate new
development where no reasonable alternative exists.
Therefore, staff find that this criterion for approval does not apply.

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.

No designated Significant Groves and/or SNRAs are present on the subject site. The
trees are proposed for removal to accommodate new development where no reasonable
alternative exists.
Therefore, staff find that this criterion for approval does not apply.

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
windthrow.

No designated Significant Groves and/or SNRAs are present on the subject site. The
trees are proposed for removal to accommodate new development where no reasonable
alternative exists.
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Therefore, staff find that this criterion for approval does not apply.

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 applicable Development Code sections in the Development Code
Conformance Analysis chart at the end of the Tree Plan Staff Report, 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 demonstrated on the chart, the proposal
complies with all applicable provisions of Chapter 60.60 and 60.67.
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 effect(s) on neighboring properties,
public right-of-way, surface drainage, water storage facilities, and the public
storm drainage system.

This approval criterion is identical to Facilities Review approval criterion J. The response
contained within the Facilities Review report (Attachment A, above) is hereby cited and
incorporated. The applicant’s plans demonstrate a balance of accommodating the
proposed use while minimizing the adverse effects on neighboring properties.
Therefore, staff find that the proposal meets this criterion for approval.

12.

The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1 of the Development Code.

The applicant submitted the application on August 29, 2019 and deemed the application
complete on December 20, 2019. In the review of the materials during the application
review, staff finds that all applicable application submittal requirements, identified in
Section 50.25.1 are contained within this proposal.
Therefore, staff finds that the proposal meets this 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.

The applicant has submitted this Tree Plan Two application with a Minor Adjustment,
Preliminary Subdivision, Flexible Setback for a Proposed Residential Land Division, and
Sidewalk Design Modification applications for this project. Concurrent review of the
applications satisfies this criterion. No other applications are required of the applicant for
this stage of City approvals. Staff suggest a condition of approval that the approval of the
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Tree Plan Two application is dependent upon the approval of the Preliminary Subdivision
application.
Therefore, staff finds that by meeting the condition of approval, the proposal meets
this criterion for approval.

Recommendation
Based on the facts and findings presented, staff recommend APPROVAL of TP20190012 (Southridge Park Subdivision) subject to the applicable conditions identified in
Attachment G.
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Code Conformance Analysis
Chapter 60.60 Trees and Vegetation & Chapter 60.67 Significant Natural
Resources
CODE
SECTION
60.60.15.1A-B
60.60.15.2.A

60.60.15.2.B

60.60.15.2.C.18

60.60.20.1

CODE REQUIREMENT

PROJECT PROPOSAL

60.60.15 Pruning, Removal, and Preservation Standards
Pruning Standards for
The subject site does not
Protected Trees
contain any Protected Trees.
Removal of Protected Trees
The subject site does not
must be in accordance with
contain any Protected Trees.
this section.
The subject site does not
Mitigation is required as set contain any Protected Trees.
No mitigation is required for
forth in 60.60.25
Community Trees.
A SNRA (Significant Natural
Standards for SNRA &
Resource Area) is not
Significant Groves
present on the site, not is a
Significant Grove.
60.60.20 Tree Protection Standards During Development
The applicant proposes to
Trees shall be protected
retain two Community Trees.
during construction by a 4’
To preserve the remaining
orange plastic fence and
Community Trees, staff
activity within the protected
recommend the applicant
root zone shall be limited.
demonstrate compliance
Other protections measures
with Section 60.60.20, prior
may be used with City
to Site Development permit
approval.
issuance.
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MEET
STANDARD
N/A
N/A

N/A

N/A

YES w/ COA

ATTACHMENT G

CONDITIONS OF APPROVAL
Minor Adjustment (ADJ2019-0018)
A. General Conditions, the Applicant shall:
1. Ensure the associated land use application LD2019-0025 has been approved.
(Planning / ES)
Flexible Setback (FS2019-0016)
A. General conditions, the applicant shall:
1. Ensure the associated land use application LD2019-0025 has been approved.
(Planning / ES)
Land Division (LD2019-0025):
A. General conditions, the applicant shall:
1. Ensure the associated land use applications ADJ2019-0018, SDM2019-0012, and
TP2019-0012 have been approved. (Planning / ES)
B. Prior to Site Development Permit issuance, the applicant shall:
1. Submit plans that show a 21-foot wide right of way (ROW) dedication for a new
public street, the extension of SW 133rd Avenue. The ROW will accommodate two
paved 10-foot travel lanes, and two 0.5 foot curbs on both sides of the street.
(Transportation / KM)
2. Submit site plans that show half-street improvements along the site's frontage to SW
Davies Road that meet the minimum standards for a Neighborhood Route as shown
in the EDM and Standard Drawing 200-3, including construction of a 5 foot wide
sidewalk and 7.5 foot wide planter strip. (Transportation / KM)
3. Provide a signage and striping plan, as well as supporting analysis of the newly
reconfigured 3-way intersection of SW 133rd Ave and SW Bluebell Lane to
demonstrate if stop warrants are needed. (Transportation / KM)
4. Obtain an approved Design Exception Request to the Engineering and Design
Manual for constructing the new public street using a shed cross-section. (EDM
210.15 G, and Standard Drawing 200-4) (Transportation / KM)
5. Submit plans that verify the minimum required sight distance is met for the newly
extended SW 133rd Avenue where it intersects with SW Bluebell Lane.
(Transportation / KM)
6. Submit plans that verify the minimum required sight distance is met for both (a) the
new driveway and (b) the new intersection with SW 133rd Avenue on SW Davies
Road. (Transportation / KM)
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7. Submit plans that verify the minimum required sight distance is met for the new
shared driveway that provide access to Lots 1, 2, and 3. (Transportation / KM)
8. Submit plans that show building and driveway footprints for all lots, and to ensure
that the future homes Lots 1, 2, and 3 would be able safely turn and maneuver the
shared access into any proposed driveways and/or garages. (Transportation / KM)
9. Submit the required plans, application form, fee, and other items needed for a
complete site development permit application per the applicable review checklist.
(Site Development Div./SS)
10. Contract with a professional engineer to design and monitor the construction for any
work governed by Beaverton Municipal Code 9.05.020, as set forth in Ordinance
4542 (City Engineering Design Manual and Standard Drawings), Beaverton
Development Code (Ordinance 2050, 4010 +rev.), the Clean Water Services District
Design and Construction Standards (April 2019, Resolution and Ordinance 201905), and the City Standard Agreement to Construct and Retain Design Professionals
in Oregon. (Site Development Div./SS)
11. Submit a completed and executed City Standard Agreement to Construct
Improvements and Retain Design Professional(s) Registered in Oregon. After the
site development permit is issued, the City Engineer and the Planning Director must
approve all revisions as set out in Ordinances 2050 and 4010+rev., and Resolution
4542; however, any required land use action shall be final prior to City staff approval
of the engineering plan revision and work commencing as revised. (Site
Development Div./SS)
12. Have the ownership of the subject property guarantee all public improvements, site
grading, stormwater management facilities, private streets, and common driveway
paving by submittal of a City-approved security. The security approval by the City
consists of a review by the City Attorney for form and the City Engineer for amount,
equivalent to 100 percent or more of estimated construction costs. (Site
Development Div./SS)
13. Submit any required easements, executed and ready for recording, to the City after
approval by the City Engineer for legal description of the area encumbered and City
Attorney as to form. (Site Development Div./SS)
14. Submit the Tualatin Valley Fire and Rescue District Service Provider Letter showing
the Fire Marshal’s approval of the site development plans. (Site Development
Div./SS)
15. Submit a City of Beaverton Water Service Provider Letter showing adequate service
is available for the development. (Site Development Div./SS)
16. Have obtained approvals needed from the Clean Water Services District for storm
system connections as a part of the City’s plan review process. (Site Development
Div./SS)
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17. Submit plans for erosion control per 1200-CN General Permit (DEQ/CWS/City
Erosion Control Joint Permit) requirements to the City. The applicant shall use the
plan format per requirements for sites between 1 and 4.99 acres adopted by DEQ
and Clean Water Services. (Site Development Div./SS)
18. Provide final construction plans and a final drainage report demonstrating
compliance with CWS Resolution and Order 2019-05 regarding water quality,
quantity, and hydromodification and City of Beaverton Engineering Design Manual
Section 530 requirements for surface water management. (Site Development
Div./SS)
19. Provide plans that delineate all areas on the site that are inundated during a 100year storm event, including the safe overflow conveyance from proposed
constructed stormwater management facilities. On all plan sheets that show grading
and elevations, the 100 year inundation level shall be identified. (Site Development
Div./SS)
20. Have a professional architect, engineer, or surveyor submit plans and specifications
to the City Engineer and City Building Official verifying that all at-risk elements of the
new construction are at least one foot higher than the maximum possible high water
elevation (emergency overflow) of the storm water management facilities. The
overflow elevation and one-foot-higher minimum finished floor elevation shall be
established and clearly documented on all building and site development plan
sheets that include elevations and/or contours. (Site Development Div./SS)
21. When or as required, have obtained the City Building Official’s courtesy review
approval of the proposed site utility plan for private plumbing needed to serve the
development including private fire suppression systems, backflow prevention
measures, and regulated utility service locations outside the proposed building pads.
(Site Development Div./SS)
22. Provide construction plans that show how each lot will be independently served by
utility systems as required by the City Engineer and City Building Official per City
standards.
Any extra-capacity water, sanitary, and storm water facility
improvements, as defined and determined by the City Utilities Engineer, shall be
eligible for system development charge credits to be assigned to lots within the
subdivision. All site sewer (storm and sanitary) plumbing that serves more than one
lot, or crosses onto another lot, shall be considered a public system and shall be
constructed to the requirements of the City Engineer. Sheet flow of surface water
from one lot’s paved area to another lot’s paved area shall not be considered a direct
plumbing service. (Site Development Div./SS)
23. Submit to the City a certified impervious surface determination of the proposed
project prepared by the applicant's engineer, architect, or surveyor. The certification
shall consist of an analysis and calculations determining the square footage of all
impervious surfaces on the site. In addition, specific types of impervious area totals,
in square feet, shall be given for roofs, sidewalks, pedestrian areas, and any gravel
or pervious pavement surfaces. Calculations shall also indicate the square footage
of pre-existing impervious surfaces, modified existing impervious, the new
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impervious surface area created, and total final impervious surface area on the entire
site after completion. (Site Development Div./SS)
24. Pay storm water system development charges (overall system conveyance) for any
net new impervious area. The storm water quality, quantity, and hydromodification
development charges will be determined with the final impervious surface
determination for net new impervious area not being managed by a CWS approved
storm water facility. Per the preliminary storm drainage report, basins 2 and 5 will
not be managed by a storm water facility and will instead pay a fee-in-lieu of quantity
control, quality treatment, and hydromodification. The final City Storm Water SDC
shall also be determined with the final impervious surface determination. (Site
Development Div./SS)
25. If needed, submit an owner-executed, notarized, City/CWS standard private
stormwater facilities maintenance agreement, with maintenance plan and all
standard exhibits, ready for recording with Washington County Records. (Site
Development Div./SS)
26. Provide plans for street lights (Option C unless otherwise approved by the City Public
Works Director). For required lighting, provide a photometric analysis that indicates
where street lighting will be installed for the new SW 133rd Avenue extension as
well as to the site's frontage of SW Davies Road to ensure the minimum technical
lighting standards are met per the Engineering Design Manual. (Site Development
Div./SS)( Transportation/KM)
27. Submit lighting plans for the shared driveway for Lots 1, 2, and 3 that meet the
minimum requirement within the EDM for vehicle circulation areas to be lighted to at
least 0.5 foot-candles. (Transportation / KM)
28. Provide plans for the placement of underground utility lines along street frontages,
within the site, and for services to the proposed new development. If existing utility
poles along existing street frontages must be moved to accommodate the proposed
improvements, the affected lines must be either undergrounded or a fee in lieu of
undergrounding paid per Section 60.65 of the Development Code.
(Site
Development Div./SS)
29. Submit ODOT standard detail DET1720 showing level of design detail for every
sidewalk ramp proposed with this development. Maximum designed ramp slope
shall be 7.5%, maximum designed cross slope, flat landing or turning space shall be
1.5%. Two directional ADA ramps shall be provided at all corners of all intersections,
regardless of curb type. See ODOT standard drawings RD754, RD155, RD756,
RD757, RD758 and RD759 for ramp details. (Site Development Div. / SS)
30. Submit revised site plans that show two ADA-compliant curb ramps at the northwest
corner of the SW Davies Road and SW 133rd Avenue intersection to be consistent
with EDM Section 210.23.2. Plans also need to show a new receiving ramp at the
northeast corner of SW Davies Road and SW 133rd Avenue. (Transportation / KM)
31. Any other Site Development Division permit requests must be approved per
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applicable EDM permit requirements. (Site Development Div. / SS)
C. Prior to approval of the final plat, the applicant shall:
32. Dedicate the required 21-feet of right of way to accommodate the new street
extension of SW 133rd Avenue. (Transportation / KM)
33. Provide the required easement for the approved sidewalk and planter strip along SW
133rd Avenue. (Transportation / KM)
34. Have commenced construction of the site development improvements to provide
minimum critical public services to each proposed lot (access graded, cored and
rocked; wet utilities installed) as determined by the City Engineer and to allow for
verification that the location and width of proposed rights of way and easements are
adequate for the completed infrastructure, per adopted City standards. (Site
Development Div./SS)
35. Show granting of any required on-site easements and tracts on the partition plat,
along with plat notes as approved by the City Engineer for area encumbered and
County Surveyor as to form and nomenclature. The applicant’s engineer or surveyor
shall verify all pre-existing and proposed easements are of sufficient width to meet
current City standards in relation to the physical location of existing site
improvements. (Site Development Div./SS)
36. Demonstrate all lots meet ordinance standards for lot size, dimension and frontage,
unless otherwise approved by decision making authority. The final plat shall be fully
dimensioned and indicate the square footage of each lot. (Planning / ES)
37. Provide written assurance to the Planning Division that each and every lot is
buildable without variance under City Ordinances effective as of the date of
preliminary plat approval, unless otherwise approved by decision making authority.
(Planning / ES)
38. Pay all City liens, taxes and assessments or apportion thereof to individual lots. Any
liens, taxes and assessments levied by Washington County shall be paid to them
according to their procedures. (Planning / ES)
39. Submit a completed Land Division Agreement form to provide assurance that all the
conditions of approval shall be met and that the development will be constructed in
accordance with City requirements. (Planning / ES)
40. Submit a Final Land Division Application. In accordance with Section 50.90 of the
Development Code, submittal of a complete final land division application shall be
made within 24 months after preliminary plat approval, unless a time extension is
approved. (Planning / ES)
41. The applicant shall submit a street tree fee of $200 to the Planning Division for each
30 feet of lineal street frontage. (Planning / ES)
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42. Concurrent with the Final Plat record and provide copy of a shared access easement
for the shared driveway for Lots 1, 2 and 3. The easement must be consistent with
EDM Sections 210.21 J "Joint-Use Agreement for Common Driveways" and K
"Maintenance Agreement for Common Driveways". (Transportation / KM)

D. Prior to building permit issuance for a new home, the applicant shall:
43. Have recorded the final plat or have met the requirements of House Bill 2306, as
determined by the City Engineer and Planning Director. (Planning / ES)
44. Submit a complete site development permit application and obtain the issuance of
site development permit from the Site Development Division. (Site Development
Div./SS)
45. Make provisions for installation of all mandated erosion control measures to achieve
City inspector approval. (Site Development Div./SS)
46. Submit building plans demonstrating compliance with all applicable Development
Standards identified in Chapter 20 of the Beaverton Development Code, unless
otherwise approved by FS2019-0016 and/or ADJ2019-0018. (Planning / ES)

E. Prior to final inspection of any building permit, the applicant shall:
47. Install or replace, to City specifications, all sidewalks, curb ramps and driveway
aprons which are missing, damaged, deteriorated, or removed by construction along
the house frontage. (Site Development Div./SS)
48. Have the landscaping completely installed or provide for erosion control measures
around any disturbed or exposed areas per Clean Water Services standards. (Site
Development Div./SS)
49. Have substantially completed the site development improvements as determined by
the City Engineer to provide minimum critical public services to each lot and to allow
for verification that the location and width of proposed rights of way and easements
are adequate for the completed infrastructure, per adopted City standards. (Site
Development Div./SS)
F. Prior to occupancy permit issuance, the applicant shall:
50. Have recorded the final plat. (Planning / ES)
51. Have substantially completed the site development improvements as determined by
the City Engineer. (Site Development Div./SS)
52. Have the landscaping completely installed or provide for erosion control measures
around any disturbed or exposed areas per Clean Water Services standards. (Site
Development Div./SS)
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53. Have placed underground all affected, applicable existing overhead utilities and any
new utility service lines within the project and along any existing street frontage as
determined at permit issuance. (Site Development Div./SS)
54. Install or replace, to City specifications, all sidewalks which are missing, damaged,
deteriorated, or removed by construction. (Site Development Div./SS)
55. Have recorded the final plat in County records and submitted a recorded copy to the
City. (Site Development Div./SS)

G. Prior to release of performance security, the applicant shall:
56. Have completed the site development improvements as determined by the City
Engineer and met all outstanding conditions of approval as determined by the City
Engineer and Planning Director. Additionally, the applicant and professional(s) of
record shall have met all obligations under the City Standard Agreement to Construct
Improvements and Retain Design Professional Registered in Oregon, as determined
by the City Engineer. (Site Development Div./SS)
57. Submit any required on-site easements not already dedicated on the subdivision
plat, executed and ready for recording, to the City after approval by the City Engineer
for area encumbered and City Attorney as to form. The applicant’s engineer or
surveyor shall verify all pre-existing and proposed easements are of sufficient width
to meet City standards. (Site Development Div./SS)
58. Provide an additional performance security for 100 percent of the cost of plants,
planting materials, and any maintenance labor (including irrigation) necessary to
achieve establishment of the vegetation as shown on the approved plan within the
storm water management facility, any vegetated corridor, and wetland mitigation
areas, as determined by the City Engineer. If the plants are not well established (as
determined by the City Engineer and City Operations Director) within a period of two
years from the date of substantial completion, a plan shall be submitted by the
engineer of record and landscape architect (or wetland biologist) that documents
any needed remediation. The remediation plan shall be completely implemented
and deemed satisfactory by the City Operations Director prior to release of the
security. (Site Development Div./SS)

Tree Plan Two (TP2019-0012)
A. Prior to issuance of the site development permit, the applicant shall:
1. Ensure the associated land use application LD2019-0025 has been approved.
(Planning / ES)
2. Submit plans showing temporary tree fencing for all trees proposed to remain and
adjacent off-site trees possibly impacted by site improvements, consistent with
Section 60.60.20 Tree Protection Standards during Development. (Planning / ES)
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EXHIBIT 3
PUBLIC TESTIMONY FOR
SOUTHRIDGE PARK
SUBDIVISION
(ADJ2019-0018 / FS2019-0016
/ LD2019-0025 / SDM-0012 /
TP2019-0012)

EXHIBIT 3.1
From:
To:
Subject:
Date:

Maureen Jaimes
Mailbox Citymail; Elena Sasin; Mailbox Mayor Mail
Riverside Home Development by Meadow Waye Park - MEETING TONIGHT
Thursday, January 16, 2020 10:38:28 AM

Dear Members of Beaverton City Council, Elena Sasin and Mayor Doyle,
We are very concerned Beaverton citizens. The land next to Meadow Waye park was
sold to a developer with a bad reputation who plans on squeezing nine houses onto
the property, creating safety issues and an eyesore to our neighborhood.  
It's disappointing to learn that our neighborhood is being sacrificed for maximum
profit.
We were promised by former owner Homer Speers and Tualatin Valley Parks and
Recreation that this land was going to be "Phase 2" of the park. Needless to say, the
neighborhood is frustrated and upset.
I'm sure you've heard that the South Beaverton NAC meeting is tonight (January
16th) at Conestoga Recreation Center. We are requesting that you have
representation there at the meeting to hear our concerns.
The safety and structure of our established neighborhood is at serious risk.  
Unfortunately, it appears the developers have the upper hand right now politically to
fund your campaigns. I'd love it if you could prove this to be wrong!
Thank you for your time,
Maureen Jaimes
Tomas Jaimes
Mackenzie Jaimes
8139 SW Campion Ct.
Beaverton OR 97008
503.706.1706

EXHIBIT 3.2

EXHIBIT 3.3
From:
To:
Cc:
Subject:
Date:

Darlene Welch
Elena Sasin
Mailbox Citymail
Southridge Park Case File No. ADJ2019-0018/FS2019-0016/LD2019-0025/SDM2019-0012/TP2019-0012
Saturday, January 25, 2020 4:20:26 PM

Dear Elena and Beaverton City Council,
I am writing to you in regards to the proposed development of the site located at 13335 SW Davies Road, Tax Lot
14600 of Washington County Assessor’s Map 1S128AB.
I am a homeowner who first moved to SW Bluebell Lane in 1996. At the time mine was one of only five houses,
and a barrier existed to through traffic on SW Bluebell Lane. With the additional development of homes the barrier
was removed and the odd mutation that is the confluence of SW 133rd, a cul de sac, and SW Lancewood Street was
created. With the development of Meadow Waye Park, more traffic congestion has been added to our
neighborhood.
I am concerned with the amount of houses planned for the Southridge Park development, the lack of sidewalks, and
the narrowness of the proposed connection of SW 133rd between SW Davies and SW Lancewood. This has the
potential to create a very hazardous intersection, without clear visibility at SW Bluebell Lane. The guest parking for
anyone visiting this new neighborhood will be non-existent. The ability to have a fire engine and Waste
Management maneuver is also concerning.
Our neighborhood is made up of a mixture of retired people, the middle aged and many very young families who
take pride in our homes and value the livability of our community. Please help keep our neighborhood safe for
children to play, people to walk their pets, and to safely commute by not approving the proposal for nine new homes
and the very narrow access street which will not accommodate sidewalks or guest parking, but will create additional
congestion and an increased potential for accidents.
Kind regards,
Darlene Welch

EXHIBIT 3.4
From:
To:
Subject:
Date:

Rickie Marchant
Elena Sasin
Southridge Park Project/ Meadow Waye
Sunday, January 26, 2020 10:01:44 PM

Hi Elena Sasin,
I’m just emailing to comment about the development happening next to Meadow Waye Park. I live around the
corner from this proposed development and am concerned about the safety of my small children if the development
were to occur as proposed.
By building a road in front of the new homes that is not wide enough to accompany off street parking, will cause
overflow parking to line the other streets. This will cause for less visibility of small children as they make their way
to and from the park. I work in the alphabet district downtown and the visibility of pedestrians and cyclists is hard to
see due to the car lined streets. I haven’t looked it up, but my guess is that there are more pedestrian and auto/bike
accidents in areas where the streets are lined with cars.
Nine homes is just too many! A more reasonable number, say 4-5, will reduce the amount of traffic, parked car
congestion (and safety), pet waste, and make it so the beautiful mature trees on the lot remain untouched.
I realize there is a housing problem in the Beaverton/ Portland area, but consider that 4-5 homes is still helping this
problem without jeopardizing the safety of surrounding established residents.
As residents of Beaverton, we want to feel heard and represented. Please hear us!
Rickie Marchant
13365 SW Lancewood Street

From:
To:
Subject:
Date:

EXHIBIT 3.5
Tamer Kiykioglu
Elena Sasin
Comments Meadow Waye Park Developement
Thursday, January 30, 2020 10:49:31 PM

Hi Elena,
Please see my written response regarding the Meadow Way Park Development by Riverside.
My concerns and comments are below:
1) Increased traffic in the area (a danger for the tight area around the park with many walkers,
kids and dogs)
2) Privacy concerns for both new homes and the existing homes on the Northside only 15’
between rear separation.
A) Would their be a possible alternative to increase this distance?
B) Do you know if what type of home is being planned their (2-story, 3-story and the height?
Is there a heigh limit?
3) So many beautiful and established and old trees being cut down, I thought it was hard to cut
down trees in Beaverton, is there a chance to save more?
A) There are 2 trees very close to my property 13350 SW Lancewood, do I have any say if
those can be cut down?
4) Do you know how the timeline will work on this development?
Thank you for hearing my concerns/comments and answering my questions
Tamer Kiykioglu
13350 SW Lancewood St Beaverton, OR 97008
tamerk007@gmail.com

EXHIBIT 3.6
From:
To:
Subject:
Date:

Savage, Ryan
Elena Sasin
Southridge Park Comments
Sunday, February 2, 2020 1:50:27 PM

Case File: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012
Project Name: Southridge Park
Hi Elena, my name is Ryan Savage and I live at 13465 SW Davies Rd, on the same block as the
proposed Southridge Park project. My wife Rachel and I were drawn to the neighborhood and
moved here 2 years ago in large part because we felt the quiet streets and parks would be great for
our daughter Abigail (2 years old) and her baby sister.
While we are in favor of some development on the Southridge Park property, 9 lots in such a
relatively small plot of land is excessive.
Our concerns are:
1. Increased vehicle traffic 9 lots will bring and lack of sufficient parking
2. A mismatch between the large single family homes in the neighborhood vs. the 9 smaller
homes that will need to squeeze into this site
3. Increase in crowds and noise in the neighborhood and a resulting decrease in safety and
home values
4. Garbage cans and other items that are not properly stored/concealed

We hope you will consider our concerns and alter the proposal from the builder to match the
home/lot sizes in the area.
Please let me know is questions or if I can provide more context.
Thanks,
Ryan
360-924-1688

EXHIBIT 3.7
From:
To:
Cc:
Subject:
Date:

Kathy Potter
Elena Sasin
Kathy Potter
Meadow Waye Riverside development
Friday, February 7, 2020 1:39:18 PM

I live 1/4 block from the park (at 8310 SW 133 Ave., Beaverton Oar 97008).
Even now when kids play soccer people have to park way down 2 blocks. They block my mailbox, which I don’t
mind but I don’t get mail til 5 or 5:30pm so often they bypass me.
9 homes & a road is awful in my opinion. It creates lots of cars on the streets & endangers kids with road that close
to the park.
Please consider the negative effect of cramming 9 houses and a road into this small area.
Kathleen Potter

EXHIBIT 3.8
From:
To:
Subject:
Date:

cherylewarren@comcast.net
Elena Sasin
Meadow Waye Riverside Development
Friday, February 7, 2020 4:46:24 PM

Hello. I understand the Meadow Waye Riverside Development is planned for 9 homes.
I live 2.5 blocks from this lot and my grandchildren play at the Meadow Waye park frequently.
I cannot understand why you would condone having 9 homes built on this relatively small lot next to
the park with a soccer field.
With 9 homes comes likely at least 18 cars and a huge increase in traffic, congestion, noise etc. I live
on Carr Street and the traffic is already horrendous – especially during rush hour.
Now we will have all of these new residents driving in and out of the new road next to the park
where children can play and adults enjoy walking their dogs, etc.
I believe this development as planned will have a detrimental effect on the value of my home. Why
not expand the park into that lot and leave the beautiful trees untouched and create additional
parkland for Beaverton residents to enjoy?
Or at the very least, please reconsider the number of homes planned for this very small space.
I appreciate your consideration.
Best regards,

Cheryl E. Warren
13185 SW Carr Street, Beaverton, OR 97008
Cell: 206.295.1107

From:
To:
Cc:
Subject:
Date:

Harrison, Adam B
Elena Sasin
Heather Harrison; ardithbowman@comcast.net
Homers Field development
Friday, February 7, 2020 4:42:49 PM

EXHIBIT 3.9

Hi Elena,
It has recently been brought to my attention that the city plans on building 11 houses in
Homers field park. I was told this email this address with feedback on the idea. I will keep it
short but I have lived next to Homers field my entire life and it’s a bad idea to build houses in
the park. There is enough real estate in the area already as well as parking is already cramped.
The park was an awesome place to play as a kid with my siblings and it is sad to think other
children will not have that same opportunity. I get the need to take advantage of the real
current real estate market and the positive tax/business implications of building the houses
more than most. However please consider leaving homers field alone it’s a beautiful spot with
many memories for the neighborhood and if left in it’s current state will provide an
opportunity to create many more memories down the road. Thank you.
Respectfully,
Adam Harrison
Associate, Business Tax Services
KPMG LLP | 1300 SW 5th Avenue | Suite 3800 | Portland, OR 97201 |

From:
To:
Subject:
Date:

Beverly Pipatanangkura
Elena Sasin
Meadow Waye Riverside Development
Friday, February 7, 2020 6:21:26 PM

EXHIBIT 3.10

My name is Beverly Pipatanangkura and I live on Bluebell Lane. This area is mostly smaller homes, not the size of the new homes being built now.  
Squeezing 9 large homes and a road into the established community is WAY TO MUCH. I think it would be wiser to build no more that 6 homes.
If there is 9 homes built that will bring in 18 or more cars. Davies is a small road, where people and dogs are walking and where children are playing,
biking in the road.
Turning onto Davies from the east side can be dangerous because that part of the road is not wide enough. That should be fixed even if you are not
going to build new homes. Davies also becomes smaller when people are parking on the side. Narrow road, kids playing and 18 more cars coming and going is
certainly something to be addressed before decisions are made.
Thank you,
Beverly Pipatanangkura

EXHIBIT 3.11
From:
To:
Subject:
Date:

Donald Falk
Elena Sasin
Meadow Waye Park/Southridge Development
Saturday, February 8, 2020 5:33:06 PM

Elena, please accept my comments on the Southridge Development.

I am appalled that the City of Beaverton planners would even
consider allowing nine houses to be built on the lot next to Meadow
Waye Park. Common sense says that is way too many houses to be
jammed into the adjoining lot next to the park. With such a narrow
new road being talked about for the project, cars will be unsafely
parked all around the neighborhood. The increased traffic will turn a
nice quiet park, that we all enjoy, into an unsafe area for our
children. Please, let common sense and consideration for the
neighborhood come to the forefront.
Thank you. Sincerely,
Don Falk

EXHIBIT 3.12
From:
To:
Subject:
Date:

nwpatty@comcast.net
Elena Sasin
Meadow Waye Park / Southridge Development
Saturday, February 8, 2020 8:15:48 PM

Dear Elena,
I have several concerns about the extremely dense plans for homes
across from Meadow Waye Park. These homes can only
accommodate younger people who can deal with climbing a lot of
stairs. They may or may not have families, but there will be an
incredible lack of space for them to be outdoors or to entertain
guests. With these homes in such close proximity to each other, this
entire area will become a much noisier residential area, as well! It is
hardly fair to the current residents to do this to them. And, the road
directly in front of Meadow Waye Park appears to be no more than
an alley way.
Most probably, these long skinny homes will be lacking for parking
and storage space. Currently, there are many homes in Beaverton
where residents can’t even fit their cars into a two car garage. I
can’t but help to think of the possible overflow of items into the
outside areas which may create an eyesore for all. Also, you will be
asking residents and visitors to park on the streets away from their
homes at a time now when theft seems to happens more often. And,
the city seems to have little concern in this regard for the residents
in these existing neighborhoods who would like to maintain their
home value. Please look at the current overflows at the homes on
8345 SW Sorrento and at 13000 Davies Road as examples?
There are a lot of neighbors who regularly go out to walk their dogs,
and many kids in the area who ride their bikes or walk the roads.
You will be adding more traffic to streets where a good number of
cars zoom around the streets, only slowing down when there are
traffic counting ropes or when the speed van is parked on the street.
Since 1986, we have watched the daily traffic crossing through the
neighborhood from Murray to Hall and back again, go from
reasonable volume to now uncomfortably fast speeds for car after car
after car during the rush hours! Tight quarters, narrow driving if

cars are parked all over the streets, and an increased noise level for
many. This proposed development in no way is characteristic of the
homes in the neighborhood!
Sincerely,
Patty Falk

EXHIBIT 3.13
From:
To:
Subject:
Date:

Thompson, Eric
Elena Sasin
Meadow Waye Development bordering my property
Saturday, February 8, 2020 1:19:35 PM

HelloI am the property owner for 13415 SW Davies. I am writing concerning the proposed 9 home development
bordering my property.
I have heard the builder has been given an exception to build within 15 feet of my property line instead of 20.
I am concerned with that many houses being built so closely to my line it will reduce the value of my property for
resale and reduce my family’s privacy.
I would like one of two things to happen. I believe in fairness to me as an owner and tax payer I should either be
compensated fairly for this by the builder or they should be held to development codes
Please reply at your earliest convenience.
Thanks,
Eric Thompson
503-475-6351
Sent from my iPhone

EXHIBIT 3.14
From:
To:
Subject:
Date:

Matt Scott
Elena Sasin
Feedback on proposed development by Meadow Waye Park/Southridge
Saturday, February 8, 2020 8:00:41 PM

Hello Elena,
As a citizen in the neighborhood of this proposed development, I would like to share my
feedback and concerns about the proposed nine homes to be built on the lot adjacent to
Meadow Waye Park. The property is directly across the street from my home on Davies Rd.
1. Several variances were granted by the city to allow nine homes to be built in this space.
They are also allowing for a very narrow road to be built connecting two streets, which will
not have any parking. The parking around the Meadow Waye park is already taxed with youth
sports practices, and building nine homes with no street parking would encourage the new
residents and visitors to further burden the neighborhood. People frequently park on our grass
and are dangerously out in the road- this is the current parking issue which will only be made
worse by eight additional homes in the neighborhood. There is a significant lack of parking
along Davies which is already a narrow road, and none on the awkward intersection that
would be created on the North side of the park.
2. 8-11 homes on this site is not a good fit for the neighborhood, which already seems
apparent if variances are being made to make them fit in the space. Another similar sized
property was developed in the last two years and four homes were put in the space. Five
homes in this space would be congruent with the other homes in the neighborhood and help
alleviate congestion and safety concerns.
3. The intersection created on Bluebell with the new road would not be safe for the small
children that frequent this park. I am also concerned that there is no plan for a fence or barrier
to divide the park from the new road.  
I hope these issues can be addressed by the city and the developer. I know we are all trying to
work together to improve our city and neighborhoods.
Best Regards,
Matt Scott
13390 SW Davies Rd
503-941-0243
4.

EXHIBIT 3.15
From:
To:
Subject:
Date:

Kristi Burns
Elena Sasin
FW: Concerns of proposed Southridge Park development from resident in vicinity.
Monday, February 10, 2020 10:35:58 AM

From: Mailbox Mayor Mail <mailboxmayormail@beavertonoregon.gov>
Sent: Monday, February 10, 2020 10:35 AM
To: Kristi Burns <kburns@beavertonoregon.gov>
Subject: FW: Concerns of proposed Southridge Park development from resident in vicinity.
Please route to appropriate staff. Thank you.
-RS
From: Kenneth Tsui <kennetht12345@yahoo.com>
Sent: Sunday, February 9, 2020 1:08 AM
To: Mailbox Mayor Mail <mailboxmayormail@beavertonoregon.gov>
Subject: Concerns of proposed Southridge Park development from resident in vicinity.

Dear Mayor Doyle,
I am writing to you in regards to the project: Southridge Park development. Case File Number: ADJ20190018 /
FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012.
My name is Kenneth Tsui. I am a resident at 8350 SW 133rd Avenue, Beaverton, Oregon 97008 that
intersects Davies Road
and the proposed narrow road running along the development.
I would like to let you know of the serious concerns I have about the additional traffic and additional street
parking
that would be impacted in the areas around the Southridge Park Development.
Firstly, the complete lack of any road-side parking in an area already lacking street parking would have a
negative impact
on the neighboring streets. The vicinity of Davies Road around Meadow Waye Park does not have
adequate parking and already
causes additional crowded parking conditions along 133rd Avenue, 135th Avenue and other adjacent
streets. The added
parking would overload these already overloaded areas for parking. This does not lend to a safe and
thriving neighborhood.
Secondly, the narrow road would cause un-necessary crowding in a region that would already have
limited visibility due
to over-crowded parking and complex intersections at the narrow road. The associated additional
pedestrian traffic
surrounding these intersections would be at risk due to the added traffic and decreased visibility. Many of
the pedestrian
access to Meadow Waye Park consists of parents and tender age children. The presence of the complex

intersections would
place this pedestrian traffic at greater risk due to the limited visibility, complex intersections, and
additional traffic
volumes. These factors are significant threats to both pedestrian traffic and neighborhood livability in this
area.
Thirdly, the presence of the narrow road would and its associated impacts to surround parking would
severely limit the
accessibility of fire trucks, ambulances, and police vehicles. The increased/over-crowded parking in the
adjoining streets
negatively impacts the accessibility by these emergency vehicles; that is, the impacts of the development
and narrow
road casts a much more negative impact to an increasingly larger area due the presense of the
development itself.
The safety and welfare of the surrounding neighborhoods would suffer a significant drop in readiness and
access due to the
proposed development.
In summary, I would like to convey that the presence of this development is ill-advised due the multiple
negative impacts
to neighborhood livability, danger to pedestrian traffic, and significantly negatively impacted safety and
welfare due to
decreased emergency vehicle access. This development should not be approved. Please preserve the
livability and thriving
presence of the entire vicinity by rejecting the proposed development.

Respectfully Submitted,
Kenneth Tsui
8350 SW 133rd Avenue
Beaverton, OR 97008

From:
To:
Subject:
Date:
Attachments:

Fred Davidson
Elena Sasin
Southridge Park
Sunday, February 9, 2020 1:09:09 PM
Homer and Nancy.docx

EXHIBIT 3.16

Please see attached letter regarding the Southridge Park development proposal.

EXHIBIT 3.16
Frederick J. Davidson
13445 SW Davies Rd.
Beaverton, OR 97008
503-799-1992
Elena Sasin
City of Beaverton Planning Division
P.O. Box 4755
Beaverton, OR 97076
Re: Southridge Park
To Whom It May Concern:
I have lived on Davies Road since 1988, living next door to Homer and Nancy
Spear at 13415 SW Davies Rd., until downsizing to a smaller house at my present
address. I got to know Homer and Nancy quite well (Homer was a talker). When I
first moved next door, Homer still had his horses and barn. I would occasionally
feed them when Homer and Nancy were out of town.
Homer lived at his place for a lot of years, and saw the development happen
along Davies Rd. Little by little, he saw his neighbors either sell their property, or
the children sold after the neighbor died. He knew eventually something like that
would have to happen with his place. He sold a section of his property to THPRD
for the current Meadow Waye park. He told me needed to for financial reasons.
Later he mentioned to me that he had the remaining property platted for six lots,
if and when that would happen. He told me he had verbal agreements with city
planners. For the area he was talking about, that seemed reasonable.
As Homer’s health deteriorated, he and Nancy were more or less forced to sell
their home and go live with their daughter. I know this was hard for him and
Nancy; they had lived in their house over 50 years. They could have sold to a
developer at that time, but wanted to sell to a family and have the neighborhood
remain the same.

I see that the property is going to be developed, but instead of the six lots that
Homer had wanted, it is now nine lots. How it went from six to nine I don’t know.
Nine houses in that space is not conducive to the neighborhood and will put
tremendous stress on Davies Rd. That would be 18 additional cars, with barely
anywhere for them to park. Six houses would be more practical. It would fit with
the houses on the east side of the park, which fit nicely in the neighborhood. I
don’t know how Waste Management would service nine homes without causing
disruption. There is enough traffic on Davies Rd. as it is.
For there to be nine houses, the developer would need certain variances. I don’t
think the variances should be granted for the personal gain of the developer. If
anything, the city should stick to Homer’s plan for six houses. Again, Homer spent
over fifty years on the place and should have some impact on what happens to
the property before some developer that comes in and slaps up nine houses,
never to be heard from again. I also question the quality of the houses that
would be built.
I currently live next to the old Harvey and Gladys Swenson property, which was
developed after both Harvey and Gladys died. They had lived there over sixty
years. The developer of that site contacted and worked with me on certain
things. They built four quality houses that are not crowded and fit the
neighborhood. They put up one continuous fence, not four separate different
fences. Something more along those lines should be done with Homer’s property.
No flag lots, no cramming houses on top of each other. The city should consider
the people who have lived and are still living in the neighborhood before deciding
who should be their new neighbors.
I know things change, and not always for the good. I just think that for the area,
six homes with decent yards fits much better than nine.
I imagine the decision has already been made, as is usually the case. I thought I
would share a little history.
Sincerely,
Frederick J. Davidson

From:
To:
Subject:
Date:

ARDITH BOWMAN
Elena Sasin
Bluebell/Davies/133rd development
Sunday, February 9, 2020 5:57:13 PM

EXHIBIT 3.17

Dear Ms. Sasin
I would like the City of Beaverton to rethink the proposed 9 lot development at this
site. I am certainly for more homes available for families. Let's make those homes a
good fit for the neighborhood they are becoming a part of.
First, the development should provide parking for guests and extra cars for the new
homes. With the lovely park donated by the original property owner, parking can
sometimes be a (manageable) challenge in the area. Parking was provided in the
park plan, which helped immensely. Parking needs to be designed into this
development.
Second, especially the Bluebell/133rd (Lancewood) area is often busy with kids
learning to ride bikes, kids going to the park, walkers...…….Adding an intersection
there with a blind corner nearby is an accident waiting to happen. Lots of kids
ride/walk to school on the Davies side too. If there must be a street for emergency
vehicles (will that really improve response time?), then provide a locked gate to be
opened by emergency vehicles. This is a very active park busy with micro-soccer
and the small children that play and are siblings to the players.
It seems the density of the development should match what is in the neighborhood.
Is that not city code?
So, developing the property is a good thing to provide housing. The current plan does
not meet the needs of this neighborhood. The socially conscious and right thing to
do is to design a development with adequate parking and the safety of the immediate
neighborhood in mind.
I look forward to learning what adjustments our city will consider and implement.
Kind Regards,
Ardith Bowman
13000 SW Bluebell Lane, Beaverton

From:
To:
Subject:
Date:

Lori McElwain
Elena Sasin
South Beaverton development by Waye Park
Sunday, February 9, 2020 7:46:49 PM

EXHIBIT 3.18

As a 33 + year home owner directly in the area affected (1/2 block away)I have some serious concerns with this
development. I am concerned about the increased traffic in the area without considering parking and risk to the
people using the park, and neighborhood streets. There are no complete sidewalks that envelope the area causing
risk to those coming to the park. In addition, condensing the lot size to capitalize on higher number of development
will increase traffic in the area without sufficient planning. This will decrease value of our properties to those of us
who have lived here a long time (by choice) and value the quietness of the neighborhood area! Please decrease the
number of available development properties on this lot plot! The Homer Spears family would never would have
wanted this!!
Thank you,
Sincerely,
Bruce and Lori McElwain
Sent from my iPhone

From:
To:
Cc:
Subject:
Date:

Kristi Burns
Elena Sasin
Anna Slatinsky; Jana Fox
FW: Southridge Park- Proposed Development
Monday, February 10, 2020 10:34:52 AM

EXHIBIT 3.19

From: Mailbox Mayor Mail <mailboxmayormail@beavertonoregon.gov>
Sent: Monday, February 10, 2020 10:29 AM
To: Kristi Burns <kburns@beavertonoregon.gov>
Subject: FW: Southridge Park- Proposed Development
Hello, Can you please route this email to the appropriate staff for a response?
Thank you!
-RS
From: Antonia Mete <amete333@gmail.com>
Sent: Monday, February 10, 2020 8:59 AM
To: Mailbox Mayor Mail <mailboxmayormail@beavertonoregon.gov>
Subject: Southridge Park- Proposed Development
Good morning, I am writing in concern for the proposed development bordering Meadow Waye
Park in South Beaverton. This development could dramatically increase traffic as the proposed
narrow road connecting 133rd/Bluebell to Davies has no planned parking. Would love your
feedback on this seemingly irresponsibly planned infill development.
Regards, Antonia Mete Clifton
Case File No:
ADJ2019-0018
FS2019-0016
LD2019-0025
SDM2019-0012
TP2019-0012

EXHIBIT 3.20

From:
To:
Subject:
Date:
Attachments:
Importance:

Ogilvie, Tammy (Wealth Management Field)
Elena Sasin
Meadow Way / Southridge Development
Monday, February 10, 2020 7:28:23 AM
City of Beaverton Development Concens.docx
High

EXHIBIT 3.20

Ms Sasin,
Attached please find our letter of opposition to the proposed redevelopment of Meadow Way on
Davies Road.
I sincerely hope the City of Beaverton seriously considers the concerns of the current residents of
the neighborhood when making a judgement on this proposed development.

Tammy Ogilvie
Mathew Tilman
8300 SW 135th Ave
Beaverton, Oregon

If you would like to unsubscribe from marketing e-mails from Morgan Stanley Wealth Management, you may do so here . Please note,
you will still receive service e-mails from Morgan Stanley Wealth Management.
You may have certain rights regarding the information that Morgan Stanley collects about you. Please see our Privacy Pledge
https://www.morganstanley.com/privacy-pledge for more information about your rights.

NOTICE: Morgan Stanley is not acting as a municipal advisor and the opinions or views contained herein are not intended to be, and do
not constitute, advice within the meaning of Section 975 of the Dodd-Frank Wall Street Reform and Consumer Protection Act. If you have
received this communication in error, please destroy all electronic and paper copies and notify the sender immediately. Mistransmission
is not intended to waive confidentiality or privilege. Morgan Stanley reserves the right, to the extent required and/or permitted under
applicable law, to monitor electronic communications, including telephone calls with Morgan Stanley personnel. This message is subject
to the Morgan Stanley General Disclaimers available at the following link: http://www.morganstanley.com/disclaimers. If you cannot
access the links, please notify us by reply message and we will send the contents to you. By communicating with Morgan Stanley you
acknowledge that you have read, understand and consent, (where applicable), to the foregoing and the Morgan Stanley General
Disclaimers.
You may have certain rights regarding the information that Morgan Stanley collects about you. Please see our Privacy Pledge
https://www.morganstanley.com/privacy-pledge for more information about your rights.

February 7, 2020

EXHIBIT 3.20

City of Beaverton Planning Division
PO Box 4755
Beaverton, OR 97076
Attn: Elena Sasin
Re: Southridge Park
Case File # ADJ2091-0018/FS2019-0016/LD2019-0025/SDM2019-0012/TP2019-0012
We are writing to voice our strong opposition to the proposed subdivision 1 tax lot to 9 tax lots on the above
referenced site along Davies Road.
We understand that population concerns for the City of Beaverton warrant higher density for new
construction – but a 1 to 9 division is a clear disregard of the spirit of the neighborhood/traffic flow
issues/inadequate street infrastructure/safety of pedestrians that use Davies Road.
As it stands, the adjacent Meadow Waye Park, hosts numerous sports events for youth soccer. Currently there
is no additional parking for the parents of these youth and they park on Davies Road which creates a traffic
bottleneck – not to mention the safety issue of young children darting out in the road. Now with the addition
of 9 housing units I can only imagine this traffic and safety issue to become even more dangerous.
Additionally, Davies Road is a major thoroughfare the Highland Woods Natural Area. Highland Woods is used
by multitudes of people from the immediate and surrounding neighborhoods as it is a prime
destination/location for people walking for health as well as those dog lovers in the area. Everyone walks in
the road, as the sidewalks along Davies Road are intermittent - to virtually non-existent. It is nothing short of a
miracle that no one has been struck by a vehicle!
For neighborhood functions; private dinner parties; Super Bowl parties; or any similar gathering at any one of
the homes in this neighborhood - Davies Road and 135th Avenue are not up to the task of handling the extra
traffic in the area. Now the City of Beaverton wants to add 9 new homeowners – which translates to at least
18 additional vehicles using the neighborhood streets on a regular basis…without ANY improvement to surface
roads or sidewalks.
My husband is disabled, but we really can’t use the streets in the neighborhood because of the lack of
commitment by the City and Washington County to improve the roads/sidewalks in our neighborhood…but
given the opportunity for 9 new TAX lots – you jump at the chance to begin construction with no real plan to
improve the infrastructure – Shame on You! Density is one thing – lack of understanding of a neighborhood
and the obvious affects this project will have on the current residents is quite another.
Mathew A Tilman & Tammy K Ogilvie
8300 SW 135th Ave, Beaverton OR 97008

From:
To:
Subject:
Date:

Karen Beattie
Elena Sasin
Proposed South Ridge Park Development
Wednesday, February 12, 2020 6:15:03 AM

EXHIBIT 3.21

Case File No ADJ2019-0018/FS2019-0016/LD2019-0025/SDM2019-0012/TP2019-0012
I am writing to vehemently voice my concern about this proposal. To force that many homes in a small lot, increase
traffic next to a park, in a already tight neighborhood is wrong and unacceptable. I am strongly opposed to this
action and request this proposal is denied. Why don’t you use the land to expand the park and add more green space
instead?
Sent from my iPhone

EXHIBIT 3.22
From:
To:
Subject:
Date:

Julia Wallner
Mailbox Citymail; Mailbox Mayor Mail; Elena Sasin; Laura Mitchell; Mark Fagin; Marc San Soucie; Cate Arnold
Proposed Southridge Park development
Monday, February 10, 2020 6:43:14 PM

Representatives of the Tree City of Beaverton;
I am strongly opposed to the Case File #ADJ2019-0018/FS2019-0016/LD20190025/SDM2019-0012/TP2019-0012. I live directly across SW Davies from the property and I
know that if this density of large homes and small access street goes in there will be many
accidents and possibly fatalities of young children who use the park. There is not enough
parking for the amount of cars that will be at the houses and so will use all the side streets,
blocking vision of all the soccer children, walkers, joggers, dogwalkers and parents that
frequent the park & the streets. The south side of Davies has no sidewalks & the north side has
some but they aren't connected all the way through. So at some point people just have to go
into the street because Beaverton would rather shove in more houses in a lot that isn't big
enough than actually make a city plan for upgrading the streets when a developer waves
money at you. This piece of land is also under a cloud of bad Karma, as the original landowner
wanted it to be an extension of Meadow Waye Park and all of us neighbors were very happy
that so many more children could play there. It was then bought by a man who promised the
original owner he wouldn't develop it & would live there with his family. He moved it &
promptly shunned all the neighbors, then a few months later rented it to friends, who also do
not add anything to the community. He is sitting on it for top dollar; a direct lie to what he
promised to this original homesteader.
We met with the developers and were not impressed at all. We hate how many houses are
going in and all of us know that the parking will ruin the feel of this neighborhood, as well as
the safety.
The lots are drawn to maximize houses, but the footprints look just like so many of the strange
developments in Aloha with skinny lots & facing strange ways that help that poor city get
stranger & stranger.
Another loss with this proposal is the beautiful stands of fir & oak trees that will be razed. I
am in shock at this; a city that publicly promotes it's love of trees yet doesn't care to save
them. They help shade the littlest soccer kids that learn the sport there as well. Maybe you
could approach The Timbers and promote a partnership? Show them that not all the soccer
love comes from the Eastside.
The proposal for the developer to be able to extend SW 133rd Ave next to the park going from
a 47 foot wide street to a 20 foot wide street is madness and incredibly dangerous, especially
with the limited vision curve at the north end of it. At the very least this access street should be
a cul de sac, which is totally in keeping with the feel of the neighborhood and much much
safer for the park.
I am not opposed to putting houses in, but Beaverton would be much better served with 6 to 7
houses on lots that are designed to keep the trees, have a view of the park, have enough
parking for their family cars and guests and consider the safety of those who live & play here.
A quality developer can get the price needed for this type of plan, and would be welcome by
the neighborhood.
Please do not allow this developer to proceed.
Julie Wallner

From:
To:
Subject:
Date:

Tom Rydman
Elena Sasin
Meadow Waye Park / Southridge Development
Monday, February 10, 2020 5:10:42 PM

EXHIBIT 3.23

Hi Elena,
I am sending comments on the proposed development by Riverside Homes of the property
adjacent to Meadow Waye Park.  
I live in the neighborhood and have several concerns.
There are too many homes proposed for the site. 4-5 would be more reasonable.
Attempting to fit 5+ homes does not fit with the existing neighborhood layout and
aesthetic.
The proposal for a road adjacent to the Park without on-street parking is not acceptable.
The residents of the new homes will undoubtedly park on the neighboring streets
creating more crowding and creating safety concerns.  
Just the additional traffic from the new homes is going to create a safety issue around
the park. The road at the NW corner of Meadow Waye park is already tight and adding
a road through there will be unsafe.
It is unclear if adding 9 homes will create issues with the existing sewage and water
services (ie backups and pressure issues). That needs to be checked and addressed.
Please consider that no one in the neighborhood is in favor of 9+ homes being built on
the property and adjust the existing plan to a more reasonable 4-5.
Thank you for your time.
Thomas Rydman
8050 SW 131st Ave
Beaverton, OR 97008
503-526-7663

EXHIBIT 3.24
From:
To:
Subject:
Date:

Amber Scott
Elena Sasin
Feedback on proposed development by Meadow Waye Park/Southridge
Monday, February 10, 2020 1:57:55 PM

Hello Elena,
As a citizen in the neighborhood of this proposed development, I would like to share my
feedback and concerns about the proposed nine homes to be built on the lot adjacent to
Meadow Waye Park. The property is directly across the street from my home on Davies Rd.
1. Parking: Davies Road does not have an existing sidewalk in front of our home. When
people park alongside the road, they park on our grass while still sticking out quite a bit into
the road. The city holds soccer practices at the park during the season, and parking for that
already fills the roads on both sides of the park. With no street parking on the new road, I can
see this overcrowding the neighborhood.  
2. One of the things that stood out to me when we first looked at our home 10 years ago was
the open feel of the neighborhood. Adding nine homes will destroy the cohesiveness of our
neighborhood. We would much rather have the example set from the construction of the new
properties on the corner of Davies and 135th followed. 5 properties at the most.
And I ditto all the points my husband made in his email:
1. Several variances were granted by the city to allow nine homes to be built in this space.
They are also allowing for a very narrow road to be built connecting two streets, which will
not have any parking. The parking around the Meadow Waye park is already taxed with youth
sports practices, and building nine homes with no street parking would encourage the new
residents and visitors to further burden the neighborhood. People frequently park on our grass
and are dangerously out in the road- this is the current parking issue which will only be made
worse by eight additional homes in the neighborhood. There is a significant lack of parking
along Davies which is already a narrow road, and none on the awkward intersection that
would be created on the North side of the park.
2. 8-11 homes on this site is not a good fit for the neighborhood, which already seems
apparent if variances are being made to make them fit in the space. Another similar sized
property was developed in the last two years and four homes were put in the space. Five
homes in this space would be congruent with the other homes in the neighborhood and help
alleviate congestion and safety concerns.
3. The intersection created on Bluebell with the new road would not be safe for the small
children that frequent this park. I am also concerned that there is no plan for a fence or barrier
to divide the park from the new road.  
I hope these issues can be addressed by the city and the developer. I know we are all trying to
work together to improve our city and neighborhoods.
Sincerely,
Amber Scott

13390 SW Davies Rd
971-248-0344

From:
To:
Subject:
Date:

Elizabeth Wyman
Elena Sasin
Meadow Waye Park Development - Public Comment Elena Sasin
Monday, February 10, 2020 10:59:04 AM

EXHIBIT 3.25

Dear Elena Sasin,
I am writing to give my public comment on the development that is proposed for the west side
of Meadow Waye Park. After reviewing the documents provided by the builder I agree with
many other neighbors that it does not allow for enough parking in the area. I would be in favor
of having the new street be full-width and reducing the number of houses accordingly. I would
also like to point out that many families like to visit this park and Hyland Forest Park at the
same time so pedestrians would be crossing the new street at the North end of the park, so it is
important that it be a safe intersection for cars and people walking. I can be reached if you
would like to discuss further, 503-780-9289.
Thank you,
Elizabeth Wyman (User of the park with two small children)
9015 SW Pinto Ct.
Beaverton, OR 97008

EXHIBIT 3.26
From:
To:
Cc:
Subject:
Date:

JerriLyn Korth
Elena Sasin
Mailbox Mayor Mail
Re: Meadow Waye Park proposed subdivision
Monday, February 10, 2020 2:50:36 PM

Dear Ms Smith
My husband and I reside approximately one block away from the proposed subdivision. We
are concerned with the amount of units being suggested for this site.
Nine units will not only increase car traffic dramatically in the area, but also parked cars on
the street. It will also increase the risk to pedestrians who walk on Davies to and from
Meadow Waye Park.
As you know, Davies is a narrow street that lacks sidewalks for pedestrians to use. With the
increase in housing units, not only will the car traffic be increased on 133rd and Davies, but so
will the number of parked cars. This greatly affects the ability for pedestrians to walk safely
on the road that is already narrow and without sidewalks.
The narrow road connecting 133rd/bluebell to Davies will have No Parking allowed.
Therefore, any extra cars of potential residents and their visitors will have to park on Davies or
Bluebell. This is very concerning to residents and pedestrians in the neighborhood.
To allow the Developer to build and recoup his purchase price of the land,
We have two suggestions...
1. Limit the number of units allowed on this site.
Instead of (9), limit it to (5). This would allow not only larger lot sizes for prospective
families, but allow a reconfiguration of the housing layout. With this reconfiguration, the road
in front of these units could be widened, allowing cars owned by those residing in these new
houses and those visiting them, to park in front of their own homes and not around the block
and in front of other residences.
2. Require the Developer to install a sidewalk from the corner of this new development/road
on Davies to the corner of 135th. This would increase safety of the pedestrians in our
neighborhood, including those who will eventually dwell in these new homes. It would also
increase safety as well for all those whom use Meadow Waye Park. There are many Soccer
Teams in both Spring and Fall with young players that use this park. I have seen them dart
across Davies, in between the many parked cars without paying attention to moving cars. It is
very scary.
Please realize a developer does not weigh obectively, the negative impact to a neighborhood,
to that of their bottom line. This is clear in this case when we see how many units they are
wanting to cram into this space.
Limiting the number of units will still give the Developer a hefty profit while keep residents
and those using Meadow Waye Park safe.
Sincerely,
JerriLyn and Paul Korth

8345 SW 133rd Ave, Beaverton, OR 97008

EXHIBIT 3.27
From:
To:
Subject:
Date:

200

LAURA STEPHENS
Elena Sasin
Southridge Park //CASE FILE No:ADJ-2019-0018/FS2019-0016/LD2019-00 25/SAM2019-0012/TP2019-0012 The
building of 9 house in such a small space. As of now the children around our neightber are okey to come to the
park with out having to worry. Th...
Tuesday, February 11, 2020 2:32:08 PM

From:
To:
Subject:
Date:

Henderson, Steve
Elena Sasin
Southridge Park Case File # ADJ2019-0018
Tuesday, February 11, 2020 8:34:31 AM

EXHIBIT 3.28

Hello,
I’m writing on behalf of the planned Southridge Park Case # ADJ2019-0018, FS2019-0016, LD20190025, SDM2019-0012, TP2019-0012.
My wife and I are residents in this neighborhood and we are very concerned about the additional of
9 properties in a space that currently has one main household and a Tiny home on the lot.
This area doesn’t have room for parking not to mention the increased traffic and condensed housing
that is in consideration.
We use this park and walk our dog everyday to Meadow Waye the Hyland Forest Park at the end of
Davies road (1 block past this area). With increased population and no off-street parking it will be a
hazard for pedestrians as well as people wanting to access the Meadow Waye Park as I’m sure the
intended parking for this Park will be used by the homeowners or visitors to the newly planned Sub
Division.
Please consider the neighborhood and the owners that live here. We have a great neighborhood but
this will greatly impact the intended use for the Park, Parking, Street Traffic, Pedestrians, etc.
Thank you for the consideration.
Steve & Jennifer Henderson
12785 SW Remudo Ln
Beaverton OR. 97008

From:
To:
Subject:
Date:

Bri Str
Elena Sasin
Southridge Park
Tuesday, February 11, 2020 9:28:41 PM

EXHIBIT 3.29

Case File No: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP20190012
Hi Elena,
I'm sure you are getting your fair share of emails regarding this proposed project. Please mark
me and my family down as opposed to this project.
We built our home in 1998 and have lived on Bluebell Lane for the past 22 years. Our
neighborhood is one that is somewhat secluded from major traffic and is more or less a calm
environment. Things have changed and grown over the years, but nothing too drastic.
Meadow Waye Park was a great addition, but it has increased the traffic flow in our area.  
When Homer Speers sold his property, I'm sure he did not envision his large lot being
crammed with 9 homes. This certainly does not flow with our current neighborhood
structure. Parking has become an issue during the months when the park gets used for the
playground and the soccer field. I can't imagine how much more of an issue this would
become with 9 new homes and potentially 18 or more additional cars traveling and congesting
our streets.   
The proposed through street from 133rd to Davies is also a concern with the park being right
there. We are concerned that this street will create a dangerous hazard to both children and
locals residents who walk, bike and play in the area. With the neighborhood's written and
express concerns, the City may have potential exposure to motor vehicle accidents occurring
in this area by allowing a potentially dangerous street to exist so close to a park where club
sports practice, families picnic, and neighbors hold gatherings and BBQs.   
Please reconsider the nine home project and the addition of another street in our area.
Thank you for your time and consideration.
Sincerely,
Sambath & Brian Strohl

From:
To:
Subject:
Date:

Cindy & Tim **
Elena Sasin
Southridge Park development
Tuesday, February 11, 2020 8:11:49 PM

EXHIBIT 3.30

Southridge Park//Case File No. ADJ2019-0018/FS2019-0016,LS2019-0025/SDM20190012/TP2019-0012
To: Elena Sasin, City of Beaverton Planning Division
I am extremely concerned about, and against, the development of this area on/near Davies
Road for many reasons.
The property on which the development is to be made is at least large and covered with trees,
with few buildings on it, which doesn't impact the neighborhood's quiet living except in a
positive way that enhances living there. The ambience of a small residential community
changes with the appearance AND the busy-ness of the street on which citizens live. The
building of NINE dwellings where 1 main house/barn existed for many years, makes the entire
feeling of the neighborhood one of "city living" as opposed to the quiet neighborhood it is.
How will all these houses change the neighborhood? Aside from affecting the ambience of
the neighborhood as it now exists, there will be increased use of city utilities: more need for
infrastructure to support gas, sewage, electricity, and water supplies. This will make surges in
development, with construction which may or may not show permanent changes in the
neighborhood as supply of utilities is brought in.
Nine additional homes means many more vehicles using that narrow two-lane road. Most
families now have two cars apiece, which will impact traffic and we know will require a
widening of that road (because of need for fire truck and other emergency vehicles, increased
traffic, lack of visibility), which will impact all of the street. Properties may have their lots
foreshortened and may need amelioration. What roads that traffic feeds into will also be
impacted.
The development is right next to a fairly newly-developed park, and there will be added
concerns for children using the park and safety of users.
Deep consideration should be made for: how will traffic be affected? Will the homes all have
garages, to deflect street parking? Will the road need to be widened? How will the added
utility supports affect the other residences? How will the tight development LOOK in a
spread-out, quiet neighborhood: does it change the nature of the neighborhood?
Persons living in Beaverton spent a lot of time (and the city processing) explaining their many

concerns about their priorities for living in this small city. Enhancing the visual components of
their neighborhoods is primary, and noted well in the steps the city has taken to improve living
conditions. This selling of larger properties and infilling -- packing the areas with as many
dwellings as possible -- is a new and disturbing trend. Along with the recent large
development at the south end of the adjoining street, the persons on Davies must feel the
inevitable "packing in" that is not quiet residential living.
I stand with the citizens who live on this street, and hope the city will consider the impact of
this large construction before allowing developers to change it forever.
Respectfully submitted,
Lucinda Kimble, Beaverton

EXHIBIT 3.31
From:
To:
Subject:
Date:
Attachments:

Mailbox Citymail
Elena Sasin
FW: Southridge Park development adjacent to Meadow Waye Park
Monday, February 3, 2020 8:57:52 AM
image001.png

Deborah Baidenmann
Records Manager | Office of the City Attorney
City of Beaverton | PO Box 4755 | Beaverton OR 97076-4755
P: 503.526.2436 | www.BeavertonOregon.gov
Public Records Requests: https://apps2.beavertonoregon.gov/forms/PublicRecordsRequest.aspx

From: Marva Keefer <damakeefer@frontier.com>
Sent: Sunday, February 2, 2020 5:58 PM
To: Mailbox Citymail <citymail@beavertonoregon.gov>
Subject: Southridge Park development adjacent to Meadow Waye Park

Dear Members of Beaverton City Council:
The neighbors surrounding Meadow Waye Park have been engaged with Beaverton City
Planners in regards to the Southridge Park development adjacent to Meadow Waye Park in
South Beaverton since summer 2019. This development includes a projected 9 house
expansion and a very narrow road running between the Park and the planned housing
development that connects SW Davies Street and the corner of Bluebell Lane and 133rd. It
will remove many large old trees, reduce neighbor privacy and dramatically increase traffic
issues.
We are very unhappy that so many houses will be packed in next to the park, but the narrow
street and the creation of a new intersection at the northwest corner of the park is extremely
concerning because it is clearly unsafe. It allows for no parking on the street near the homes to
be built and produces extra crowding on our streets in the established neighborhood. We
already have issues with people parking behind our driveways on game or practice days and
the park is frequently used by large groups - accidents have been narrowly avoided or actually
occurred. Many home owners in our area already have more than 2 cars due to adolescent
drivers also having cars and they also have to park on the street! We could become one of the
biggest parking lots in the city with more homes built and no street parking available in their
area except for the 2 car driveway.
A meeting with Beaverton city planners with concerned neighbors did not yield any solution
to maintaining the safety of our streets, though it was professional and informative - they
effectively told us that they had no idea how to rectify the problem at that point.

We believe if the city allows this to proceed with no plan in place, that makes the city
complicit in any injury that occurs there. The problem is immediately obvious if you visit the
site. What is also concerning is that a previous plan by the developer actually represented less
danger to visitors to the park, but they were encouraged to change it based on suggestions
from the city.
Even if the developer is unwilling to modify their designs in regards to the number of homes,
the neighborhood configuration and impact of the streets is within the purview of the city.
The safety of our streets and neighborhoods is not an after the fact issue for us.
Respectfully,
Dale and Marva Keefer

EXHIBIT 3.32
From:
To:
Subject:
Date:

Heather Harrison
Elena Sasin
Meadow Waye Park / Southridge Development
Tuesday, February 11, 2020 12:12:36 PM

ElenaI am writing on behalf of the Meadow Waye Park / Southridge Development. Can you please
STOP (S=Stop, T=Take a step back, O=Observe and P=Proceed wisemindfully) as you
consider this new development. Following are my concerns. Thank you for your time!
Blessings - Heather
Packing in nine houses is too many and can only be accomplished if the city planner grants the
variances. Under code, they are permitted to have up to 11 houses on the site. Nobody at the
meeting thought this was a good number.
The new street offers no parking because it is very narrow, which means guests of new house
owners will take up parking near the park, which is already inadequate for current visitors.
The new street will create an obviously complex and dangerous new intersection with SW
133rd Ave & SW Bluebell Lane. A gate there would eliminate the danger this is creating. The
concern of public safety will be continuous after development and neighbors will pursue this
with the city and THPRD into the future.
-Heather Harrison MA,LPC,LMFT
Heather Anne Harrison, LLC, Licensed Professional Counselor,
Licensed Marriage Family Therapist, Leadership Coach,
Website:

HeatherAnneHarrison.com

Email: Heather@HeatherAnneHarrison.com
Address: 12725 SW Millikan Way, #300, Beaverton, OR. 97005
Phone: 503.807.6102
The Howells Group, Senior Consultant
Website: thehowellsgroup.com
Email: Heather@thehowellsgroup.com
Phone: 503.246.2929 ext. 104
Confidentiality Note: In accordance with HIPPA law, all electronic communications including email must be encrypted in order to
protect the privacy of all the individuals involved. This email is not encrypted; therefore, we cannot ensure that your privacy will
be protected. Your alternative communication option would be confidential voice mail.
This message is intended for use only by the individual or entity to which it is addressed and may contain information that is
privileged and confidential. If the reader of this message is not the intended recipient, you are hereby notified that any
dissemination, distribution or copying of this communication is strictly prohibited. If you have received this communication in
error, please contact the sender immediately and destroy the material in its entirety, whether electronic or hard copy.

EXHIBIT 3.33
From:
To:
Cc:
Subject:
Date:

alitt68@aol.com
Elena Sasin
Mailbox Citymail; Mailbox Mayor Mail
ADJ2019-0018/ FS2019-0016/ LD2019-0025/ SDM2019-0012/ TP2019-0012 Southridge Park Development
Tuesday, February 11, 2020 1:18:39 PM

Dear Elena Sasin and Commission Members,
Please include my comments for the design review of 13275 SW Davies
Road/Southridge Park.
My family and I are concerned that the overdevelopment of the proposed 9 homes
are not in the best interest with the community who use Meadow Waye Park
(Southridge Park Development).
We are privileged to have a community park where adults, children and pets can
gather and enjoy.
   * 9 homes are too many for the site
   * 9 homes with an average of two cars or more will increase traffic and air pollution
   * the proposed through-street bordering Meadow Waye Park is too narrow making it
dangerous for drivers, pedestrians and park users
   * 9 homes will increase carbon emissions
   * mature tree removal causes negative impacts on the environment and animal
habitats
Please reconsider a modest design concept with fewer number of homes, onsite
parking and no through-street next to Meadow Waye Park (Southridge Park
Development).
Thank you for your consideration,
Alexandra Litt & Family
8175 SW 129th Terrace
Beaverton, OR 97008

EXHIBIT 3.34
From:
To:
Subject:
Date:

Darci Duffy
Elena Sasin
Southridge Park, Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012
Tuesday, February 11, 2020 5:50:16 PM

Dear Ms. Sasin:
As a 38-year resident in this neighborhood, I must object to the referenced proposed
development as outlined. Concerns are as follows:
Vehicular:: Street parking in this direct area can currently be at a premium,due to use by
current homeowners and park visitors.. The park alone can create s situation of no on street
parking for two blocks distant on adjacent streets. Davies Road at present becomes a single
lane with cars parked on both sides, even during non-park use times and seasons. As there are
no sidewalks along most of Davies, this creates a hazard for pedestrians, and there are many.
The addition of more residents without on-street parking adjacent to their homes will
negatively impact surrounding neighbors and park visitors, as will the projected increase in
traffic by users and services.
Density: While understanding the thought behind increased urban densities, I can see no
particular reason for the design of this lot partition other than to cram as many homes as is
possible for an investment return. It is completely possible to infill on fewer lots that would
accommodate the developer's addition of a correctly sized, standard street. The proposed
reduced lot sizes, furthermore, are not in the character of the neighborhood.
Neighborhood Character: To the south of the proposed development, homes are primarily
single story, with some two story homes. These homes are on standard or even "oversized"
lots, affording residents green space, gardens and children's play areas. One can assume the
homes to be built on the proposed site will be at least 2 stories and perhaps 3 if that is
allowed. You would have to build vertically to get the square footage that meets the market in
this area. A wall of monstrously tall houses with very limited outdoor space fails to meet the
existing nature of this area.
Prior to retiring I worked in the commercial real estate development and construction
industry. I am absolutely aware of the City's ability to direct the redevelopment of this
property in a way that is beneficial to all parties. Please do your best to make it so.
Regards,
Darci J. Duffy
13260 SW Juanita Place
Beaverton

From:
To:
Subject:
Date:

Erin Sunahara
Elena Sasin
Southridge Park development objection
Tuesday, February 11, 2020 9:51:42 AM

EXHIBIT 3.35

Case No: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012
I am a homeowner on Bridletrail Ave. I walk my dogs through the Meadow Waye park nearly
every day. A housing development (9 homes) will create a traffic issue and pedestrian hazard.
The stretch of Davies Road running past Meadow Waye park is narrow and there aren't
continuous sidewalks on both sides of the road. The road is nearly wide enough for two lanes
of small cars. Extending 133rd past and through the Meadow Waye park is a crazy idea! Think
about the safety of the people and children that use the park.
I remember when the property on the corner of 135th and Davies was developed. The big
equipment, trucks, and construction crew blocked the roads, made the sidewalks muddy, and
disturbed the quiet of the Hyland Woods nature park for MONTHS! This area was not
designed for density housing because the roads cannot support the increased traffic and
furthermore, disturbs the natural habitat of Hyland Woods nature park.
This Beaverton neighborhood doesn't need more MACMansions! Keep the reputation of our
neighborhood as a safe, peaceful suburb. We can't let our neighborhoods turn into the
monstrosities of River Terrace on Roy Rogers and Scholls Ferry. Families move into our
neighborhood because they can walk to school, ride their bikes or razors to school, and feel
safe! There are so many dog walkers about at all times of the day as well, because there are so
many wonderful greenspaces and parks to sniff and visit.
Thank you,
Erin Sunahara

EXHIBIT 3.36
From:
To:
Subject:
Date:

Kari Rydman
Elena Sasin
proposed housing development near Meadow Waye Park
Tuesday, February 11, 2020 8:17:51 AM

Elena,
I am writing to express my thoughts on the proposed housing development plan by Riverside
Homes.
1. The street that runs in front of the proposed property is already narrow and curves at a
significant right angle, right where the new access road would come through. This will cause
increased congestion, blind spots for drivers and decreased safety for pedestrians who are
trying to utilize the park.
2. Additionally, the proposed lots are a size that is the exception to the lot sizes in this area.
This means that more people will be living in a smaller area. Driveways will be smaller and so
their cars will be parked along the streets. In particular the access road which by definition is
narrow, will be clogged by owner's vehicles, which can prevent emergency and infrastructure
vehicles from easy access
3. We enjoy our quiet neighborhood and know that with the proposed amount of construction,
the noisy trucks, mud and other intrusions will be impacting the park and surrounding
neighbors for over a year. Limiting the number of homes to 4 or 5, on this lot,will help to
expedite the messy and noisy construction experience and lessen the impact on the existing
neighborhood.
4. Due to the proposed smaller lot size, the houses will be taller, so as to have the similar
square footage of homes in the area. This results in decreasing views of the Forest Park, the
neighborhood park and access to sun for gardens, etc. Also, the homes will not look like they
fit with the neighborhood, as their footprint will be so different. This could impact accessed
property value and taxation rates.
Thank you for your time!
Kari Rydman
8050 sw 131st Ave,
Beaverton, OR 97008
503-526-7663

From:
To:
Subject:
Date:

EXHIBIT 3.37
tddrs2
Elena Sasin
Southridge Park development objection
Tuesday, February 11, 2020 11:16:27 AM

Case No: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 /
TP2019-0012
I am a homeowner on Bridletrail Ave. I walk my dogs through the Meadow
Waye park nearly every day.
A nine home housing development will create a traffic issue and
pedestrian hazard.
The stretch of Davies Road running past Meadow Waye park is narrow and
there aren't continuous sidewalks on both sides of the road.
The road is barely wide enough for two lanes of small cars. A
development of this nature will impact the safety of the people and
children that use the park.
Recently the corner of 135th and Davies was developed, 6 large homes
were built with zero lot line, where one home used to stand.
The big equipment, trucks, and construction crew blocked the roads, made
the sidewalks muddy, and disturbed the quiet of the Hyland Woods nature
park for months.
This area was not designed for density housing because the roads cannot
support the increased traffic and furthermore, disturbs the natural
habitat of Hyland Woods nature park.
This Beaverton neighborhood doesn't need more high cost SFHomes. We need
an affordable housing mix, with a focus towards young families.
We can't let our neighborhoods turn into the monstrosities of River
Terrace on Roy Rogers and Scholls Ferry.
Families move into our neighborhood because they can walk to school,
ride their bikes or scooters to school, and feel safe.
Thank you,
Robert Barnett
503 597 8416

EXHIBIT 3.38
From:
To:
Subject:
Date:

aquaseth18@aol.com
Elena Sasin
Meadow Waye Park/Southridge Development Concerns
Tuesday, February 11, 2020 8:12:18 PM

Dear Beaverton City,
As a resident close to the new Meadow Waye Park/Southridge Development proposed by Riverside
Homes, I have the following concerns. I attended the community meeting with Riverside Homes on
1/29/2020.
  
I have owned my home since 2004. I specifically purchased my home because I liked the quiet and safe
neighborhood streets with little through traffic. This has given me comfort and I have felt safe having my
children walk to school, walk to Meadow Waye Park and learn to ride their bikes and roller-skates.
I'm concerned by the number of houses proposed to be added to this lot with no additional street parking
and the narrow road that's planned to go in there. I have watched the park first be a field that was
privately owned, grow to become owned and operated by THPRD. I have seen soccer and sports teams
be booked into that space and the street parking, as is during these times, is inadequate and more
dangerous. Now with 9 new family homes going in, all their extended family/visitors will be parking on the
surrounding streets as well. I am disheartened by this prospect. I would want the street that will connect
Davies to 133rd to be wide enough for one side parking.
The corner of 133rd and Bluebell Lane gives me pause as well. It's already a blind corner. When cars
park in the Meadow Waye Park parking spaces, backing up and seeing cars come from 133rd is already
dangerous. Adding another outlet for cars with the new proposed road will make that even more so, not
only for cars but kids on bikes and foot. I want this new road to not be a connecting through road but to
have a gate on it. This would prevent through traffic, a more dangerous intersection and keep to our culde-sac neighborhood feel.
I hope that by sending you this email, my concerns and suggestions are being noted and considered
when you make changes to a neighborhood that I am very much invested in.
Thank you,
Sethlany Harris
8157 SW Coral Bell Ct
Beaverton, OR 97008
971-570-9031

From:
To:
Cc:
Subject:
Date:

Tom Eyer
Elena Sasin
Thomas Eyer
Meadow Waye Park / Southridge Development
Tuesday, February 11, 2020 11:22:13 AM

EXHIBIT 3.39

Respectfully Elena,
I write to encourage the City Planning committee to amend this development to include greater protection for those
using the park. These are normally families with little children in our neighborhood and soccer practices.
I live at 8390 SW 135th St and have since 2012.
I attended the Riverside Homes public meeting and voiced my concerns there about traffic and children safety
concerns.
The neighborhood for years has tried to get the City to place a third stop sign on the corner of 135th and Davies to
slow down speeders 135th. We have many walkers who cross at this intersection to get to Hyland Forest Park to
enjoy the Park.
We have seen near misses of cars and people getting hurt or near misses due to speed. This corner has blind spots.
Let’s not wait for a serious accident there.
In addition, the Riverside development needs stop signs on the thruway between Davies and Bluebell land. Is this
so much to ask to protect the neighborhood children.
With 9 new homes the increased traffic on Davies really requires Stops and speed bumps. The additional cost surely
is worth the protections to families and their children. Use the fees you collect to fund these necessary
improvements.
Tom & Nancy Eyer
5038040398

EXHIBIT 3.40
From:
To:
Cc:
Subject:
Date:
Attachments:

Kerri Hayward
Elena Sasin
Kerri L Hayward
City planning Feels ADJ 2019-0018 and more.
Wednesday, February 12, 2020 4:03:40 PM
February 12.docx

EXHIBIT 3.40
February 12, 2020
Kerri Hayw ard
13405 SW Juanita Pl
Beaverton, Or 97008

ELENA SASIN
CITY OF BEAVERTON PLANNNING DEIVISON
PO BOX 477 BEAVERTON, OR 97076
REGARDING CASE NO. `AJ2019-0018 / FS2019-0016 /
LD2019-0025 / SDM2019-0012 / SINCERELY,TP20190012

DEAR ELENA

IN regard to the above case files on the property 13275 SW Davies Rd, as a neighbor and l
resident of Beaverton for 22 years I am appalled by the fact that you are not going by City
standards and are giving variance to this property.
The proposed road is not a standard neighborhood road like the ones it a joins. There is no
room for street parking on this new proposed road that also presents a problem. The park is
used for soccer practices and there is currently only street parking. By making this a
substandard road, I am concerned for safety of all in the area. Fire truck access will mean no
other cars could park there. The park already lacks street parking.
I am also upset by the modified sidewalk plan. The side walk needs to match the side walks on
Bluebell and 133rd. I realize Davies does not all have this kind of sidewalk, but all new
construction should meet current standards, not modified. I would expect the side walk
area/parking strip to include trees like all of us neighbors are suppose to have. This area is
visually connected to the park and by not allowing room for trees you are making it stand out in
a negative way.

Address | City, St Zip Code

REGARDING CASE NO. `AJ2019-0018 / FS2019-0016 /
LD2019-0025 / SDM2019-0012 / SINCERELY,TP20190012

In regard to the lot size, it is also substandard to the houses in the neighborhood. 4 of the 9
proposed house lots will be below standard sizes. This, on top off a sub-standard street and
sidewalk, is unacceptable. Two houses have extra long drive ways that make emergency
access to those houses more difficult for fire and emergency crews. Please make the lots to
match the neighborhood.
By giving smaller than normal variances in lot, street, and sidewalk areas I wonder what the use
of having standards is. The standards should be meet, or changed in the normal way. Please
make this area look like it has always been part of the neighborhood.
These houses are in a place more visible than most as they are facing a city park. Let us put
the best of our city forward and make this an example of how to turn an old large lot into new
development. Please redo your plan to something the neighborhood will be proud of.
Remember it could be your neighborhood next.
Sincerely,
Kerri Hayward

2

From:
To:
Subject:
Date:

Mitch Morse
Elena Sasin
Fwd: Your Letter: sw beaverton development
Wednesday, February 12, 2020 1:21:22 PM

EXHIBIT 3.41

Attn: Elena Sasin, City of Beaverton Planning Division
Name: Southridge Park
Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012
Today I am writing in response to the proposed Southridge Park development bordering Meadow Waye
Park at 13335 SW Davies Road.
I am a homeowner occupying 8080 SW 135th Avenue. Over the last 17 years, we have seen a number of
developments and infill homes built in Beaverton with varying degrees of success. Keenly observing these
developments leaves me with a couple key areas of concern, as it pertains to this particular proposal: the
overall number of homes / the number of factors which require waving or modification of standards due to
the increase in density, and the long term effect of adding density in the manner proposed.
Overall number of homes: Nine. I submit that the builder should develop 6-7 homes. This would allow an
increase in density from the surrounding area, yet allow for parking on-street along the extension of 133rd
avenue to allow for visitors and deliveries, and yield lot sizes closer to the 5000 sf minimum allowed vs. the
sub 5,000sf exceptionalities being proposed. The builder should easily be able to recover the difference of 3
homes from their proposed 9 with an increase in average home selling price. Now, some specifics.
More specifically:
Dramatic increase traffic: Nine new homes with an average of two or more cars per home means a
possible prospect of 18 or more vehicles. 90 trips per day according to your recently released report.
New road connecting 133rd / Bluebell to Davies with no parking, modified sidewalk plan and
narrow width road... again, the lack of on street parking due to driveway curb cuts and the narrow
road that is being proposed allow for no street parking. I would suggest permit parking for this street
to limit impact from the adjacent park. or limit the number of lots to a more serviceable 6-7 homes.
The committee has yeilded to almost every request for rule variation from the builder. It seems to me
that rules, individually, are being addressed without looking at the whole ruleset and how it effects
the development and community.
It is unclear from your report: will there be surface water containment, like that being implemented
at the park and along Davies street (at 135th ave)?
Long term effects of development: this is not addressed in your report. Please outline what is the 1 year, 5
year, and 10 year development plan for our neighborhood? has there been any long term planning, or is
everything wait and see? the overall load on the infrastructure seems negligible, but what happens when the
huge lots west of the current development sell, and you allow 20 more homes be built?
I urge the committee to consider both the seen and unseen factors that a new development brings to the
neighborhood, and to the broader community.
Kindly, Mitch Morse
resident:
8080 sw135th avenue
Beaverton, OR
97008
503-730-5911

--

Mitch Morse
CREATIVE DIRECTOR

ROUNDHOUSE

Call me (503) 730 5911

roundhouseagency.com

From:
To:
Cc:
Subject:
Date:
Attachments:

EXHIBIT 3.42

Michael Alner
Elena Sasin; Miles Glowacki
Frosty Comer; Kristal Cinque; Heidi Marietta; Gary Cook; Deborah Stewart
Written Comment on Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP20190012
Wednesday, February 12, 2020 1:37:41 PM
South Beaverton NAC Southridge Park Written Comments.docx
South Beaveron Written Comments Southridge Park ADJ2019-0018 FS2019-0016 LD2019-0025 SDM2019-0012
TP2019-0012.pdf

Please find attached the written comments in PDF and Word. Please let me know if you have
issue in reading them.

Best Regards Mike Alner
SBNAC Chair

EXHIBIT 3.42
South Beaverton NAC
02-12-2020
14250 SW Sexton Mountain Drive
Beaverton, Oregon, 97008

To: Elena Sasin, City of Beaverton Planner
RE: Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 /
TP2019-0012
Project Name: Southridge Park
South Beaverton NAC is strongly opposed to the Southridge Park application for
development.
The main objection to Southridge Park as proposed is primarily the so-called extension
of SW 133rd Ave south to Davies Road at what appears to be the request of city staff.
References made are to the narrative of the proposal which was obtained from the
Planning Department dated January 27, 2019.
According to the narrative, an acceptable alternative layout was proposed with no
extension of a through street, with no objections raised by city staff at the time. The city
approved the development of Meadow Waye Park without need to provide for future
extension of the street, which would seem to have been a violation of code for approval
of the park addition. See narrative page 3. It seems it is city staff that are driving this
rather than the developer and it is this extension (as proposed) that is being forced on
the surrounding neighborhood and has drawn the most opposition to this development.
From the narrative on page 17, it is clear that it is City of Beaverton Transportation
planning staff driving this street extension as proposed and stating it will ultimately
benefit park users and neighboring residents. I would disagree. While the neighboring
residents do benefit from the park, the fact that the city did not require provision for a
through street connection, the park was put in without it. There are a few dedicated
parking places for park users but often when an activity is occurring at the park, cars are
parked in the neighborhood. The surrounding streets are all more than twice as wide as
the proposed 21.5 wide proposed street that allow for parking. Putting this street
through and claiming that increased park access is a positive and not providing any
additional parking does not benefit neighboring residents. The transportation study
seems to only consider the increased traffic from the homes built and not increased
traffic associated with increased park access. The street extension also seems to be in
direct conflict with Transportation plan VI 23, which states “streets have the sole
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function of providing access to adjacent land. Local street design deliberately
discourages through traffic and is important to neighborhood identity.”
I would suggest that although it meets minimum design standards for city streets
(60.55.30), it does not match existing width of SW 133rd and it violates Beaverton
Development Code 60.55.10.2. I would also point out the narrative talks about the
improved street circulation the extension provides even though it also refers to the many
cul de sacs exist in the area. (See narrative page 53) If this is a high priority then the
city staff should also consider removing the gate at SW 135th and SW Hanson Road to
complete a connection to SW Hyland Way, which would also improve street circulation.
The alternative layout as proposed initially without objection should have been
approved rather than requiring the developer to have the street put through at this time.
I believe that many if not most of the objections to this development would be resolved. I
wonder if at any point any effort was made to contact Tualatin Hills Parks and
Recreation to see if they would be open to any modifications to the park to allow for a
wider street. I also wonder if they would have been open to the alternative layout as I
see nothing in the proposal that addresses any issues with safety for park users with the
addition of a through street. There is chain link fence on the north and south ends of the
park at SW Davies and SW Bluebell Lane. Will the split rail fence be replaced with chain
link if a through street goes in because there will be “enhanced access” to the park by
vehicles? The district describes Meadow Waye Park as specifically designed for
children age nine and younger so I would think safety would be a high priority.
Additional concerns:
The development plan shall include street plans that demonstrate how safe access to
and from the proposed development and the street system will be provided. The
applicant shall also show how public and private access to, from, and within the
proposed development will be preserved.” (60.55.35 Access Standards, Subsection 1)
Trip Assessment Streets Missing
-------------------------------------Based on Page FR-7 of the draft Facilities Review Report, no trip assessment was
made from the intersection of 135th and Lancewood Street to Bluebell Lane and 131st
Avenue for number of trips. The extended 133rd will intersect and form a new
intersection at 133rd and Bluebell Street which currently join together at a 90-degree
angle. This is important as traffic also enters the area by way of Sorrento Street and
Hanson Street, turning south onto 131st Avenue, which in turn connects with SW
Bluebell Ave. Hanson Street is the first intersection on Sorrento for entering the area
when traveling south on Sorrento from Hart Road.
Trip Assessment Appears Out of Date
-------------------------------------The map within the Facilities Review Report does not display the new lots and homes
added near the intersection of SW 135th Avenue and SW Davies Road. No data seems
available since 2018.
Intersection Sight Distance
--------------------------------------
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There is no evidence of assessment based on current neighborhood speeds of 25 miles
per hour (ENGINEERING DESIGN MANUAL CHAPTER II - STREETS) and visibility of
the extended portion of 133rd Ave from the north.
When traveling south on 133rd Ave from the corner of 133rd Ave and Lancewood
Street, the extension of 133rd may not be safely visible because of the existing home
located on 13340 SW Lancewood Street, based on TABLE II C – INTERSECTION
SIGHT DISTANCE, ENGINEERING DESIGN MANUAL, CHAPTER II - STREETS. As
parking is permitted along both sides of the existing Lancewood Street to 133rd to
Bluebell Lane (the latter forming
existing parking intended for use of Meadow Waye Park), an assessment should be
made to determine if 'safe access' is possible at 25 miles per hour in regards to visibility.
Angle of Extension of 133rd Ave May Exceed Limits
=================================================
A.Th e interior angle at intersecting streets shall be kept as near to 90 degrees as
possible and in no case shall it be less than 75 degrees. A straight horizontal alignment
(no curves, no angle points) shall be used through the intersection and for a minimum of
25 feet each side of intersecting right-of-way lines. ( 210.11 Intersections
,ENGINEERING DESIGN MANUAL CHAPTER II - STREETS, II-14 ). The new
intersection created at SW 133rd Ave and SW Bluebell Lane on the Southridge Park
Site Plan does not indicate the the interior angle but visually appears to exceed it
requirements.

Sincerely,

Michael Alner
South Beaverton NAC Chair
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From:
To:
Subject:
Date:

EXHIBIT 3.43

Christine Orme
Elena Sasin
Response to Southridge Park, Case File No: ADJ2019-0018/FS2019-0016/ LD2019-0025/SDM2019-0012/TP20190012
Wednesday, February 12, 2020 12:37:44 PM

Southridge Park
Case File No: ADJ2019-0018/FS2019-0016/
LD2019-0025/SDM2019-0012/TP2019-0012

Dear Beaverton City Officials,

This year the city has proposed a plan to build potentially nine homes and a small side street
on the Speer’s home on Davies Road with no parking and a modified sidewalk. As a citizen
of the city of Beaverton and a member of the neighborhood on Davies Rd, this plan would
adversely affect myself, my family, and my neighbors.
This proposed plan goes against the Speer’s family wishes and oral contract. They were led to
believe if they sold their property then there would be no development. They valued our
neighborhood and wanted to insure that the population wouldn’t increase in such a small area.
This is disrespectful, and is taking advantage of a family who contributed to our neighborhood
for decades.
Aside from frustration over the treatment of the Speer’s family, this proposed plan will have
adverse consequences for the families who still live on Davies Road.
Davies Road is a narrow road with limited sidewalks. There are many cars parked on the side
of the road already. As we drive on the road we currently need to stop to allow a car to pass
before continuing to drive. When school gets out this becomes difficult when a driver can’t
see the school children because of so many cars on the side of the road, and no sidewalks. If
this proposed plan goes through this situation will only increase in danger.
The garbage trucks and school buses already struggle on our road, adding potentially another
eighteen to twenty seven cars with no additional parking will make this even less navigable.
This would be more than an inconvenience when a member of our neighborhood needs an
ambulance or firetrucks.
In the fall there are soccer practices at Meadow Waye Park, where there is limited parking.
Add these dozens of other cars, plus kids who are excited is not safe for the children of our
neighborhood.
Davies Rd is a main thoroughfare of our neighborhood. Adding these additional cars will
make the traffic worse. In the morning and evenings when there’s not a lot of light, plus all
the cars parked on the side of the road, the increased traffic will make our commutes
increasingly dangerous.
I’ve lived in this neighborhood for thirty years. I remember when Meadow Waye Park was a
horse pasture. I would walk up to the field when I was young and feed the horses. Include the
Forest Park up the street and I realize that I had an ideallic neighborhood to grow up in. I
value the environment I have grown up in, an oasis in the middle of the city without noise

pollution. I urge you not to follow through on this proposed building plan. It will directly
impact the safety and quality of life of the families and children who live in my
neighborhood. I hope you can see the value in this as well.

Thanks for your time and consideration.
Sincerely,

Christine Orme

From:
To:
Subject:
Date:

Michael Orme
Elena Sasin
Southridge Park Development
Wednesday, February 12, 2020 9:44:11 AM

EXHIBIT 3.44

k, Elena Sasin
City of Beaverton Planning Division
Southridge Park
Case File No.: ADJ2019 / FS 2019-0016 / LD2019-0025 / SDM2019-0012 / TP20190012
Ms. Sasin
I have lived in this neighborhood where the proposed development is taking place for
all my life. Just like others in this neighborhood, I care about the safety of the kids in
the neighborhood and putting nine new houses in the proposed spot could jeopardize
that safety. I am concerned because next to where those houses are to be built is
Meadow Waye Park. With the proposed street having no barrier in between the park,
this would be dangerous for passing children. There are often events like soccer
games and family events that go on in the park.
Because the proposed street would be narrow due to it connecting to Davies, 133rd,
and Bluebell, there would be poorer visibility for drivers and pedestrians, harder
access for fire trucks and ambulances and finally waste management.
I am also concerned. It will significantly increase traffic on Davies Rd because it will
add 18 or more vehicles going through the street. This would cause a hassle for
school buses, particularly special needs school buses.
If the number of houses being built was reduced to 4 to 6 houses, we as a
neighborhood would be satisfied because there would be less traffic going through
our street. Finally, we would have a safer, happier environment for all living here.
Sincerely,
Michael Orme
A resident of 23 years

From:
To:
Subject:
Date:

EXHIBIT 3.45

Liz McKinnell
Elena Sasin
Southridge Park Development // ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012
Wednesday, February 12, 2020 1:21:31 PM

Attn: Elena Sasin, City of Beaverton Planning Division
Name: Southridge Park
Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012
I am writing in response to the proposed Southridge Park development bordering Meadow Waye Park at
13335 SW Davies Road and concerns over the plan for the nine homes and narrow street proposed for this
property.
I am a home owner, residing in this neighborhood for nearly 17 years. We are a tight-knit community,
invested in our neighborhood, our homes, and our parks. This is an established neighborhood with very
little infill areas. The few large lots that have been developed (SW 135th and SW Hanson area and SW 135th
and SW Davies area) have been designed well, integrating into the surrounding homes with consideration
for livability, traffic safety, and benefitting both current residents and new residents.
The proposed development with 9 packed-in houses on chopped up lots (4 having smaller than zoned lot
sizes) and with sidewalk design modifications does not integrate into the current neighborhood structure
and shows little regard for the functionality of our neighborhood, traffic safety around our community park
and the investments we have in our homes and neighborhood as residents of the City of Beaverton.
The proposed development borders Meadow Waye Park, the Beaverton community’s multipurpose athletic
field specifically for kids ages nine and under. The park also has a playground and picnic benches, serves as
a gathering place for families and neighbors, and also for pick-up games and neighborhood events. This area
has a lot of foot traffic, young kids riding bikes, people walking their dogs, and young families gathering to
let their little ones safely play.
Because this property borders this active park, it is crucial to the safety of the community that the City of
Beaverton reevaluates the current plan for this proposed development. The addition of a through street
along the West side of the park and the new intersections it creates warrants additional safety assessments
by the City, especially on the North side (SW Bluebell), where there is a small parking area, playground
equipment, picnic tables, and two 90° turns in the road. This road area is already complicated with the two
turns, cars backing out of the parking area, cars parked along the street, foot traffic, playground and athletic
field activity, and lots of young children. I have personally witnessed close calls between traffic and children
coming in and out of this park during non-busy times. The proposed street addition, as it is currently
proposed, adds another level of complication and danger to this area.
The park's use as a multipurpose athletic field specifically for kids ages nine and under brings a lot of traffic
into this neighborhood. This was a concern for the neighborhood when Meadow Waye Park was being
developed and has proved to be an issue for surrounding streets and neighbors. With limited parking spots
for the park and no other parking areas along SW Davies, the surrounding streets of SW Bluebell and SW
133rd get the inflow of cars and parking congestion from athletic field and park events, at times affecting

mail delivery and access to additional parking for those living around the park area.
Adding in 9 houses and a narrow street with no additional parking for the proposed development needs to
be reviewed and considered more closely by the City Planners with a clear understanding of the amount of
traffic that comes into our neighborhood for these events. When additional parking is needed by these 9
proposed houses, where will they park? Additional road parking is a necessity, based on the needs of this
neighborhood and with the addition of more families packed into this location.
I urge you to reconsider the impact of this current plan on our neighborhood and create a revised plan that
integrates a smaller amount of homes with more attention to the traffic safety of our park and community,
additional street parking and better integration into the existing structure of our neighborhood.
I am hopeful that the City of Beaverton holds the well-being of their citizens and neighborhoods above the
profit and interests of a developer. I am invested in my home, my neighborhood and my city as are my
neighbors. Please, take the time to reevaluate this proposed development and make changes that benefit
both our neighborhood and the new families joining us — changes that we can all take pride in.

Sincerely,
Elizabeth McKinnell
-8080 SW 135th Ave
Beaverton OR 97008
mckinnellmorse@gmail.com
503 646 1185

From:
To:
Subject:
Date:

Kevin Thomsen
Elena Sasin
Southridge Park Subdivision Development
Wednesday, February 12, 2020 1:28:01 PM

EXHIBIT 3.46

As a new resident to Beaverton and the neighborhood of the proposed Southridge Park Subdivision I am writing to
let you know of the concerns that I have with the proposed development and hope for reconsideration on the plan
development to not negatively impact the neighborhood.
>
> First off nine house in the proposed area is way too much for an established neighborhood. Especially, when the
developer have to only provide space for one vehicle and no space for guest parking. When looking for a house in
Beaverton we specifically decided against a few homes for this very reason. But now Beaverton is once again
allowing for overdevelopment to have this negative impact on this established neightborhood. Now we may get
stuck with this after all thanks to waivers and consideration that the city is willing to provide or allow the developer
to make.   
>
> Also of concern is the fire, safety, and enviromental concerns with such a small area with so many houses is just
asking for issues. I could just if an emergency (medical or otherwise) were to occur in such a confined space. But
once again Beaverton appears to want additional building and tax bases regardless of the outcome to the
neighborhood or established codes on the books.       
>
> I would just ask that if the subdivision were to be approved there would be no waivers or consideration allow to be
given and the the development reflect the size lots of the established neighborhood. Instead, make the developer
adhere and provide all those things necessary by what is currently on the books and not provide a negative impact to
the established neighborhood just for the greed of the developer and city. But the overdevelopment without the
necessary infrastrure to support the development is getting a little out of hand in the Beaverton to the point were
people will start moving out of the area, unfortunatly.
>
> Thank You,
>
> Kevin Thomsen
>

EXHIBIT 3.47
From:
To:
Subject:
Date:

Kim Moore
Elena Sasin
Comments on New Development next to Meadow Waye Park
Wednesday, February 12, 2020 12:15:20 PM

Dear Ms. Sasin,
I am writing to provide comment on the new development next to Meadow Waye Park. We lived on SW
Bluebell Lane (about 4 houses down from Meadow Waye Park) from 2003-2015. And, we currently live
approximately one mile from Meadow Waye Park. My two children have spent countless hours on the
soccer field, play structure and hanging out under the cool shade trees. Now that my kids are teenagers,
we still continue to regularly walk through the park with our dog.
When we lived on Bluebell Lane, there were many instances of cars speeding down the street. With
additional residents, traffic will increase and that will most likely lead to many more speeding cars right
next to a great neighborhood park which is used throughout the day by the entire neighborhood.
I believe that the plan as currently proposed with 9 new houses and a through street would be very
detrimental to the neighborhood. Adding 9 new houses with no additional street parking is dangerous and
harmful to the entire neighborhood. If a through street is added, it should be wide enough to
accommodate street parking. However, I would definitely prefer to not have a through street and for
access to the new houses to be directly from Davies Street. Bluebell/Lancewood is a windy residential
street, not suited to increased traffic. In addition, with increased traffic on Davies Street, I hope that
sidewalks could be added to provide additional safety to walkers.
Respectfully,
Kim Moore

EXHIBIT 3.48
From:
To:
Cc:
Subject:
Date:
Attachments:

john Leppink
Elena Sasin
Mailbox Citymail; Mailbox Mayor Mail
Southridge Park Development
Wednesday, February 12, 2020 11:50:23 AM
Southridgedevelopmnetleter.txt

February 12, 2020

TO: City of Beaverton Planning Division
ATT: Elena Sasin
REF Southridge Park Case File No.: ADJ2019-0018 / FS2019-006 / LD2019-0025 / SMD2019-0012 / TP2019-0012
I have the following concerns about the Southridge Park development:
1.   The proposed development varies the present zoning R5 lot size below the 5000sq ft.
This increase in the number of homes does not fit in with the current zoning and homes in this neighborhood.
2,   The proposed road is to narrow for this area.
The proposed 9 homes, would mean in the least 18 vehicles with no street parking which means some of these
vehicles will park on the already crowded roads.   Parking is at a premium when the park is used for team activities
and we are concerned that there will be an access problem for emergency and service vehicles. Traffic in this area
continues to increase as Davies Road is used as a bypass for SW Carr and SW Brockman.
With the number of children in the neighborhood, the number using the park, the lack of sidewalks on many areas of
Davies Road, There is a safety issue now which will be compounded with 9 more homes.
Thank you for your consideration of our concerns.
Sincerely.
John Leppink
Thea Leppink
13030 SW Davies Rd.
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EXHIBIT 3.48
TO: City of Beaverton Planning Division
ATT: Elena Sasin
REF Southridge Park Case File No.: ADJ2019-0018 / FS2019-006 / LD2019-0025 / SMD2019-0012 / TP2019-0012
I have the following concerns about the Southridge Park development:
1. The proposed development varies the present zoning R5 lot size below the 5000sq ft.
This increase in the number of homes does not fit in with the current zoning and homes in this neighborhood.
2, The proposed road is to narrow for this area.
The proposed 9 homes, would mean in the least 18 vehicles with no street parking which means some of these vehicles
will park on the already crowded roads. Parking is at a premium when the park is used for team activities and we are
concerned that there will be an access problem for emergency and service vehicles. Traffic in this area continues to
increase as Davies Road is used as a bypass for SW Carr and SW Brockman.
With the number of children in the neighborhood, the number using the park, the lack of sidewalks on many areas of
Davies Road, There is a safety issue now which will be compounded with 9 more homes.
Thank you for your consideration of our concerns.
Sincerely.
John Leppink
Thea Leppink
13030 SW Davies Rd.
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EXHIBIT 3.49
From:
To:
Subject:
Date:

Pat Christiansen
Elena Sasin
Southridge Park Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012.
Wednesday, February 12, 2020 11:26:03 AM

Hello,
Thank you for collecting public comments on this project. I appreciate the work you do to provide safe
neighborhoods in our area.
We live very close to the proposed development next to Meadow Waye Park. A development of this nature will
make our area dangerous for the myriad adults and children who regularly use the park and walk on nearby streets.
The new road in the plan is too narrow to accommodate the increased traffic. In addition the new road would not
safely handle on-street parking, which would increase as the result of the development. We already have a problem
with this during soccer season.
Please reconsider the scope of this development. There are too many houses planned for this site. If the current
buildings must be torn down and new homes built, please consider the character of the existing neighborhood as
well as the safety of our residents and visitors.
Thank you for your careful consideration.
Sincerely,
Pat Christiansen
13385 SW Juanita Pl
Sent from my iPad

EXHIBIT 3.50
From:
To:
Subject:
Date:

Cris Tomkins
Elena Sasin
Riverside home dev.
Wednesday, February 12, 2020 4:31:44 PM

Hello Elena,
Please reconsider 9 lots on the Southridge Park Development. No variances for smaller lot
sizes please. Beaverton does not have to grant the variances.
Thank you.
Cris Tomkins
Bluebell Lane

From:
To:
Subject:
Date:

EXHIBIT 3.51

Amber Hoyt
Elena Sasin
Name: Southridge Park Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP20190012
Wednesday, February 12, 2020 3:49:24 PM

To Whom it may Concern:

I have lived in this Home for 40+ years. We were not happen when they developed the corner of 135th
and Davies, but the developer came down on how many homes he would put there. We (neighbors)
agreed that would work better. Now we are back fighting for less homes on a lot that we all feel is not
exceptable for 9 homes.
Here are my concerns:
   1. I am concerned with them connecting to our water and sewer lines, we have had 2 problems with
sewer and since the project we have had a real drop in water pressure, if we are connected to nine more
homes, what will our water pressure be, a trickle. I know of at least 3 other people who have had sewer
problems and water pressure dropped.
   2. The extra cars parked on Davies and bluebell, a lot of people walk, bike, skateboard all around this
neighborhood, not to mention if people have company for holidays or special occasion how many more
cars there will be. Davies is basically a 1 car road, on garbage day you have to wait, mail trucks have a
hard time delivering the mail.
3. The removal of very old trees, I thought that is what Beaverton was all about trees.

I think that allowing this development is a injustice to this neighborhood. We are a very tight
neighborhood, we have get togethers, everyone looks out for each other and to put so many homes and
put kids in danger, kids need to be outside and now we will have to worry about all the extra cars in the
area. We have been fighting speeders and stop sign runners for several years now on the corner of
135th and Davies. I am not against homes going in, but not as many as is planned. I hope you read and
really feel what this neighborhood is all about, you don't find many like ours anymore, we help eachother
and watch out for one another.
Sincerely
Amber Hoyt

From:
To:
Subject:
Date:

EXHIBIT 3.52

Chikako Fredricks
Elena Sasin
Chikako Fredricks Comments: Southridge Park Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 /
SDM2019-0012 / TP2019-0012
Wednesday, February 12, 2020 10:39:07 AM

Hi Elena,
Please see my comments below the dotted line which should be considered 'official' from me.
Best regards,
Chikako Fredricks
13325 SW Lancewood Street, Beaverton, Oregon, 97008
503-644-0423
============================================
Upon review of the draft Facilities Review document and the 12/30/2019 update to the case
file, I would like to call attention to these possible omissions related to the safety of proposed
SW 133rd Avenue road extension in regards to 'safe access'.
“The development plan shall include street plans that demonstrate how safe access to and from
the proposed development and the street system will be provided. The applicant shall also
show how public and private access to, from, and within the proposed development will be
preserved.” (60.55.35 Access Standards, Subsection 1).
Trip Assessment Streets Missing
-------------------------------------Based on Page FR-7 of the draft Facilities Review Report, no trip assessment was made from
the intersection of SW 135th Avenue and SW Lancewood Street to SW Bluebell Lane and SW
131st Avenue for number of trips that are generated in the location where the proposed
extension will be added.
The extended 133rd will intersect and form a new intersection at SW 133rd Avenue and SW
Bluebell Street which currently join together at a 90 degree angle. This is important as traffic
also enters the area by way of SW Sorrento Road and SW Hanson Street, turning south onto
SW 131st Avenue, which in turn connects with SW Bluebell Ave. Hanson Street is the first
intersection on SW Sorrento Road for entering the area when traveling south on SW Sorrento
Road from SW Hart Road.
Trip Assessment Appears Out of Date
-------------------------------------The map within the Facilities Review Report does not display the new lots and homes added
near the intersection of SW 135th Avenue and SW Davies Road. No data seems available
since 2018.
Intersection Sight Distance
-------------------------------------There is no evidence of assessment based on current neighborhood speeds of 25 miles per
hour (ENGINEERING DESIGN MANUAL CHAPTER II - STREETS) and visibility of the
extended portion of SW 133rd Avenue from the north.

When traveling south on SW 133rd Avenue from the corner of SW 133rd Avenue and SW
Lancewood Street, the extension of SW 133rd Avenue may not be safely visible because of
the existing home located on 13340 SW Lancewood Street, based on TABLE II C –
INTERSECTION SIGHT DISTANCE, ENGINEERING DESIGN MANUAL, CHAPTER II STREETS. As parking is permitted along both sides of the existing SW Lancewood Street to
SW 133rd Avenue to SW Bluebell Lane (the latter forming existing parking intended for use
of Meadow Waye Park), an assessment should be made to determine if 'safe access' is possible
at 25 miles per hour in regards to visibility.
Angle of Extension of 133rd Ave May Exceed Limits
-------------------------------------A.The interior angle at intersecting streets shall be kept as near to 90 degrees as possible and
in no case shall it be less than 75 degrees. A straight horizontal alignment (no curves, no angle
points) shall be used through the intersection and for a minimum of 25 feet each side of
intersecting right-of-way lines. ( 210.11 Intersections ,ENGINEERING DESIGN MANUAL
CHAPTER II - STREETS, II-14 ). The new intersection created at SW 133rd Avenue and SW
Bluebell Lane on the Southridge Park Site Plan does not indicate the the interior angle but
visually appears to exceed it requirements.

EXHIBIT 3.53

From:
To:
Subject:
Date:

Landon, Kara L :LEH Nurse Manager
Elena Sasin
Southridge Park Development
Wednesday, February 12, 2020 3:48:12 PM

EXHIBIT 3.54

Hello Elena,
RE: Name: Southridge Park
Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012

I am writing as a concerned resident of the neighborhood where a proposed development is being
planned.   As I write this, I am already sensing that my efforts will be in vain to have any impact on
the development, as it appears that many of the decisions have already been made.   I participated
in the presentation from the developers and appreciate that they took the time to share more detail
about the current proposal, however again, it seems that there is really not an opportunity to
consider the community concerns and that the developer and the city financial gains are the priority.
Given that, I still want to share my thoughts on the development.
The concerns I have:
1. Zoning density of the land: the zoning of the property has created a density that is outside of
what the current neighborhood density is. This results in homes compacted into the space
beyond the norm of the neighborhood. The developers are requesting a minor adjustment to
be approved to allow lot sizes to be less than minimum 5000 sq ft. I request that this not be
approved. A different design of the space without a through street would allow for all lot
sizes to be the minimum size. I also request that their minor adjustment request for the
minimum rear yard setbacks. I request that this not be approved.
2. Through street:  
a. Because of the density of zoning, access to homes require some level of infrastructure
to be included with the design. In this case a through street has been the preferred
solution.   The current design does not allow for any additional street parking, which
will cause parking needs from the development to bleed out into the adjacent streets. I
appreciate that the developers are planning for two-car garages and driveways large
enough to accommodate two vehicles. This will help with the parking concerns.
b. The design of the street connection creates an awkward intersection between 133rd
and Bluebell. I am concerned that this is a safety hazard for people accessing the park,
for traffic flow in and out of the development, and with the transition from Lancewood
to Bluebell.  
c. I have a very minimal understanding of the goals of the Beaverton in the transportation
design, and heard from the developers that ‘connectivity’ is a priority. I can see this
perspective when it comes to pedestrian and bike traffic in this area, but for vehicular
traffic I am having a hard time understanding the benefit of a road at this sight, and
with a design that creates safety concerns. The Facilities Review Committee Technical
Review and Recommendations states “As mentioned above, the extension of SW 133rd
Avenue is required as part of this development to provide access for the proposed lots
as well as comply with applicable connectivity goals and policies.” I would like the city

to reconsider making the extensions a required part of the development. There are
other ways to create access to the houses without creating more traffic routes.
Additionally, the cost of the road that the developers have communicated is a “burden”
to them, would be reduced and possibly allow them to afford to put less homes in the
development and achieve their operating margin.
3. Water management: I reviewed the Facilities Review Committee Technical Review and
Recommendations for this development and am concerned about the water drainage
plan/assessment for this area. My residence is located near the ‘stream’ and at a lower
elevation than the proposed development property. We already have some moderate
drainage challenges in our backyard, and am concerned that disruption to the existing
property may exacerbate this. There seems to be good attention being paid to this aspect of
the development, and I hope that the same level of assessment continues.
Thank-you for taking the time to read this. Again, I send this with little hope that it will have any
impact on decisions moving forward, which adds to the angst of this development moving forward
Kara Landon

EXHIBIT 3.55
From:
To:
Subject:
Date:

Mackenzie Jaimes
Elena Sasin; Mailbox Citymail; Mailbox Mayor Mail
Name: Southridge Park Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP20190012
Wednesday, February 12, 2020 2:54:34 PM

My name is Mackenzie Jaimes and I live at 8139 SW Campion Court in Beaverton. I am a
junior in high school and I frequently walk dogs and babysit children for friends in our
neighborhood.  
I'm concerned about the safety issues with the property proposal next to Meadow Waye Park,
which is near my home and also where I spend time babysitting small children and walking
dogs. It shows a road being put through at an already tricky intersection in our neighborhood.
Please review and reconsider this plan. It will not be a safe area for kids and animals to play
or walk there.
Thank you for your time,
Mackenzie Jaimes
8139 SW Campion Ct
Beaverton OR 97008

From:
To:
Subject:
Date:

EXHIBIT 3.56

Maureen Jaimes
Elena Sasin; Mailbox Mayor Mail; Mailbox Citymail
Name: Southridge Park Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP20190012
Wednesday, February 12, 2020 2:49:06 PM

Name: Southridge Park
Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 / SDM2019-0012 / TP2019-0012

I have been told not to bother writing this letter. Friends and former city
officials tell me that the city and the mayor do not care about our
neighborhood community or my opinion more than they care about the
money from property taxes made off of houses squeezed in to lots under
5,000 SF. Regardless, I cannot help but send this in order to speak up
about the serious safety concerns of the proposed nine houses and
narrow street at the property bordering Meadow Waye Park at 13335 SW
Davies Road in Beaverton.
There are two 90 degree turns at the point where the proposed street
would be located at the north end of SW Bluebell Lane, directly in front of
the park. We have a very active neighborhood with so many children,
dogs, bicyclists and walkers, that I am seriously concerned about the
safety of this proposal. You should be concerned as well. I'm asking that
you review and re-evaluate these plans.
We have lived here for 15 years. We are next to the field formerly owned
by Homer Speers, who then sold it to Tualatin Parks and Recreation as
"Meadow Waye" Park. THPRD informed all of us in the neighborhood that
the current property under review would become "Phase 2" of the Meadow
Waye Park. Needless to say, the neighborhood is greatly disappointed in
the change of plans that have taken place.
On a side note, I currently live in a culdesac where the width of the street
opening is not up to code. We are grateful that when the 911 emergency
responders were called - multiple times for our sick neighbor who had
multiple accidents and was brought back to life more than once - that they
were able to get through to save his life. At the time of the emergencies,
no one had parked on the street opening of SW Campion Ct. If one, or
even worse, two cars had been parked on each side of our culdesac
opening, these life savers would not have been able to get through to help
and do their job. I live here hoping we do not need to call 911 if the
culdesac is blocked.
Again, I urge you to reconsider this Southridge Park plan and the negative
impact it will have on this community's safety, traffic, structure of this
neighborhood, congestion and parking.

Sincerely,
Maureen Jaimes
8139 SW Campion Ct
Beaverton OR 97005
mo_jaimes@yahoo.com
503.706.1706

From:
To:
Subject:
Date:

Patricia Huber
Elena Sasin
Development
Wednesday, February 12, 2020 11:35:42 AM

EXHIBIT 3.57

All properties should have guest parking. All properties should have adequate street space for
fire trucks, garbage trucks, delivery trucks, home repair contractors, and in-home workers or
guests! Reduce the number of buildable lots if necessary to provide for these needs. Don't
allow sub-standard development!
Re; Meadow Way park area

Patricia Huber
7100 SW 103 Ave.
Beaverton, OR

EXHIBIT 3.58

From:
To:
Subject:
Date:

R Leo
Elena Sasin
Southridge Park Housing Development
Wednesday, February 12, 2020 10:19:34 AM

EXHIBIT 3.59

Southridge Park//Case File No. ADJ2019-0018/FS2019-0016,LS20190025/SDM2019-0012/TP2019-0012
To: Elena Sasin, City of Beaverton Planning Division
I have concerns about this development along Davies Road. I am not opposed to
infill; I prefer it over building farther out, taking over farmland and creating more traffic
problems. I do believe that the infill needs to fit with the neighborhood, keeping
livability, safety, and resources in mind though.
Nine houses are being squeezed into this plot with exceptions made for lot size to
maximize tax base and to maximize developer profit. Tax base should not be the only
concern of the city and community.
Adding a through street next to a neighborhood park will make that park less safe and
take away from the atmosphere. There also appears to be inadequate access for
emergency vehicles to this development as well.
Davies has very few sidewalks, no center stripe, and no calming methods, which
currently makes it somewhat difficult and dangerous to walk along and walk dogs
along. Adding more traffic will not help this situation.
I ask that the city considers the impact of the specifications of this development,
ensuring that it is done with respect for the existing neighborhood. Do not just rubber
stamp whatever the developer requests. Please think about the whole picture.
Rhonda Leo, Beaverton

From:
To:
Cc:
Subject:
Date:

EXHIBIT 3.60

Lynn Fredricks
Elena Sasin
Lynn Fredricks
Lynn Fredricks Comments - Southridge Park Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 /
SDM2019-0012 / TP2019-0012
Wednesday, February 12, 2020 10:24:56 AM

Hi Elena,
Please see my comments below the dotted line which should be considered 'official' from me.
You will also receive a similar document from Chikako Fredricks.
Something I find curious is that the city hasn't ruled out allowing only 44% of these new
homes to have Solar Access Protection ( Development Code Section 60.45). If you look at
page FR-20 of the Facilities Review, the explanatory note is that this is to accommodate the
N/S road extension. The notes show "Staff findings forthcoming". Why should an exception
be made in this case when the road itself is not required under code? Are there any updates to
staff findings?
Best regards,
Lynn Fredricks
13325 SW Lancewood Street, Beaverton, Oregon, 97008
503-644-0423
============================================
Name: Southridge Park Case File No.: ADJ2019-0018 / FS2019-0016 / LD2019-0025 /
SDM2019-0012 / TP2019-0012
Upon review of the draft Facilities Review document and the 12/30/2019 update to the case
file, I would like to call attention to these possible omissions related to the safety of proposed
SW 133rd Avenue road extension in regards to 'safe access'.
“The development plan shall include street plans that demonstrate how safe access to and from
the proposed development and the street system will be provided. The applicant shall also
show how public and private access to, from, and within the proposed development will be
preserved.” (60.55.35 Access Standards, Subsection 1).
Trip Assessment Streets Missing
-------------------------------------Based on Page FR-7 of the draft Facilities Review Report, no trip assessment was made from
the intersection of SW 135th Avenue and SW Lancewood Street to SW Bluebell Lane and SW
131st Avenue for number of trips that are generated in the location where the proposed
extension will be added.
The extended 133rd will intersect and form a new intersection at SW 133rd Avenue and SW
Bluebell Street which currently join together at a 90 degree angle. This is important as traffic
also enters the area by way of SW Sorrento Road and SW Hanson Street, turning south onto
SW 131st Avenue, which in turn connects with SW Bluebell Ave. Hanson Street is the first

intersection on SW Sorrento Road for entering the area when traveling south on SW Sorrento
Road from SW Hart Road.
Trip Assessment Appears Out of Date
-------------------------------------The map within the Facilities Review Report does not display the new lots and homes added
near the intersection of SW 135th Avenue and SW Davies Road. No data seems available
since 2018.
Intersection Sight Distance
-------------------------------------There is no evidence of assessment based on current neighborhood speeds of 25 miles per
hour (ENGINEERING DESIGN MANUAL CHAPTER II - STREETS) and visibility of the
extended portion of SW 133rd Avenue from the north.
When traveling south on SW 133rd Avenue from the corner of SW 133rd Avenue and SW
Lancewood Street, the extension of SW 133rd Avenue may not be safely visible because of
the existing home located on 13340 SW Lancewood Street, based on TABLE II C –
INTERSECTION SIGHT DISTANCE, ENGINEERING DESIGN MANUAL, CHAPTER II STREETS. As parking is permitted along both sides of the existing SW Lancewood Street to
SW 133rd Avenue to SW Bluebell Lane (the latter forming existing parking intended for use
of Meadow Waye Park), an assessment should be made to determine if 'safe access' is possible
at 25 miles per hour in regards to visibility.
Angle of Extension of 133rd Ave May Exceed Limits
-------------------------------------A.The interior angle at intersecting streets shall be kept as near to 90 degrees as possible and
in no case shall it be less than 75 degrees. A straight horizontal alignment (no curves, no angle
points) shall be used through the intersection and for a minimum of 25 feet each side of
intersecting right-of-way lines. ( 210.11 Intersections ,ENGINEERING DESIGN MANUAL
CHAPTER II - STREETS, II-14 ). The new intersection created at SW 133rd Avenue and SW
Bluebell Lane on the Southridge Park Site Plan does not indicate the the interior angle but
visually appears to exceed it requirements.

From:
To:
Cc:
Subject:
Date:

William B Harrison
Elena Sasin
ardithbowman@comcast.net; Heather Harrison
Strong feedback over proposed development
Wednesday, February 12, 2020 2:33:19 PM

EXHIBIT 3.61

To: Elena Sasin and other relevant parties
RE: Proposed development of area around SW 133rd and SW Bluebell lane in
Beaverton

This is to register my strong concerns about the proposed building projects in
the area described, and request the project be either re-scoped or blocked
completely
9 more houses are clearly too many. We all recognize the desire to for builders to
make money, but the proposed number of homes in the area will certainly degrade
the neighborhood severely and should be revised or rejected.
A new street will create an obviously complex and dangerous new intersection
with SW 133rd Ave & SW Bluebell Lane. A gate there would eliminate the
danger this is creating. This would run along the ONLY playfield in the area,
creating both danger and a thoroughly unpleasant situation for the families
using the area.
Packing in nine houses is too many and can only be accomplished if the city
planner grants the variances. This is disturbing as the rules are there for a
reason- so if variances are going to be allowed for convenience of builders, why
have them in the first place. The City needs to learn that dense packing is not
an answer—it degrades neighborhoods and creates all kinds of issues which we
elected our City Council members to mindfully avoid.
The new street offers no parking because it is very narrow, which means guests
of new house owners will take up parking near the park, which is already
inadequate for current visitors.
I hope you will re-consider your plans as I believe we are on the verge of
degrading a neighborhood that has built a thriving, law abiding community. We
need our city officials to realize that wedging as many homes as possible onto
every piece of ground is a recipe for real problems and degraded neighborhoods.

William B. Harrison
Manager | People Advisory
Services
Ernst & Young, LLP
Cell: +1 503.708.1673
Bill.B.Harrison@ey.com
Website: http://www.ey.com

Any tax advice in this e-mail should be considered in the context of the tax services we are
providing to you. Preliminary tax advice should not be relied upon and may be insufficient for
penalty protection.
________________________________________________________________________
The information contained in this message may be privileged and confidential and protected
from disclosure. If the reader of this message is not the intended recipient, or an employee or
agent responsible for delivering this message to the intended recipient, you are hereby notified
that any dissemination, distribution or copying of this communication is strictly prohibited. If
you have received this communication in error, please notify us immediately by replying to
the message and deleting it from your computer.
Notice required by law: This e-mail may constitute an advertisement or solicitation under U.S.
law, if its primary purpose is to advertise or promote a commercial product or service. You
may choose not to receive advertising and promotional messages from Ernst & Young LLP
(except for EY Client Portal and the ey.com website, which track e-mail preferences through a
separate process) at this e-mail address by forwarding this message to no-more-mail@ey.com.
If you do so, the sender of this message will be notified promptly. Our principal postal address
is 5 Times Square, New York, NY 10036. Thank you. Ernst & Young LLP

From:
To:
Subject:
Date:

Jason Orme
Elena Sasin
Concerns Regarding Southridge Park Development
Wednesday, February 12, 2020 9:28:54 AM

EXHIBIT 3.62

Project Name: Southridge Park
Case File Numbers: ADJ2019-0018/FS2019-0016/LD2019-025/SDM20190012/TP2019-0012
My name is Jason Orme. My wife and I have lived at 13010 SW Davies Road for
more than 30 years. We raised our family here. We hope to retire in our home. The
proposed development is not appropriate for our neighborhood for the following
reasons:
The proposed project with 9 houses is too dense.
The access road between Davies and Bluebell is too narrow. This will cause
access problems for emergency vehicles. This road also is not wide enough for
any street parking. This will cause parking issues on Davies. This will also
result in potentially dangerous visibility issues for drivers and people leaving
Meadow Waye Park.
The access road next to the park is one more hazard for the children who visit
the park.
The project will significantly increase traffic on Davies Road, which is narrow
and without curb and gutter in many places.
When the Speer family who owned this property for years sold other property for
development, they donated the land to the City of Beaverton for Meadow Waye
Park. My understanding is that they did this to reduce density and provide for a
place for neighborhood children. It is also my understanding that when they
sold the subject property a few years ago, they had a verbal agreement with the
buyer that it would not be sold for dense development. I understand that a
verbal agreement has no legal standing. But it shows the intent of the family
who were long-term residents of the neighborhood and left the City the gift of
Meadow Waye Park.
Please do not approve this development as presently proposed.
Sincerely,
Jason R. Orme

From:
To:
Subject:
Date:

Jason & Jeanine Orme
Elena Sasin
Southridge Park Development
Wednesday, February 12, 2020 6:40:44 AM

EXHIBIT 3.63

Elena Sasin
City of Beaverton Planning Division
Southridge Park
Case File No.: ADJ2019 / FS 2019-0016 / LD2019-0025 / SDM2019-0012 / TP20190012
Ms. Sasin,
I am a home owner on Davies Road near the proposed Southridge Park
Development. I am particularly concerned about the number of proposed homes on
such a small piece of land. There will be no parking on the street that will border the
Meadow Waye Park.   Residents of the development will likely park cars on SW
Davies Road and SW Bluebell Lane. There is currently only space for about 2 cars to
park near Meadow Waye Park on each of these roads. Davies Road is a narrow road
and I am concerned that with 9 homes in this space there will also be greatly
increased traffic. The increase of traffic and parked cars will be danger to children
who use the park. There are often children’s soccer teams practicing at the park and
there will be no parking places.
The narrow road that would connect Davies Road and Bluebell Lane will not give
easy access to emergency vehicles, waste management, and school busses,
especially for special needs students who need to have service to their homes. The
narrow road will border the park with no additional barrier which could also be
dangerous to children using the park.
The Spear Family donated land to the city to construct Meadow Waye Park. They
wanted to have a park on the property to avoid the kind of development that is
proposed on the property where they lived, next to the park. We are very
disappointed that the wishes of the original property owners have not been respected.
As a neighborhood we would be much happier with a development that is less dense,
fewer houses, and allows for a wider road and better parking access to avoid the
danger to children in the neighborhood.
Sincerely,
Jeanine Orme
Map Your Neighborhood Volunteer
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January 10, 2020
Riverside Homes
Niki Munson
17933 NW Evergreen Place, Ste. 370
Beaverton, OR 97006
RE:

Pioneer Design Group
Attn.: Wayne Hayson
9020 SW Washington Square Rd., #170
Portland, OR 97223

Southridge Park Subdivision (ADJ2019-0018 / FS2019-0016 / LD2019-0025 /
SDM2019-0012 / TP2019-0012)

Dear Ms. Munson,
Staff received your letter deeming the project complete on December 20, 2019. Although
the application has been deemed complete, the Facilities Review Committee reviewed
the application package for the proposal and is providing comments herein to address
those items that would typically be considered “completeness” items, as well as matters
that will need to be addressed prior to the Facilities Review Committee meeting on
February 5, 2020. This letter does not identify all the issues regarding the content of the
materials that have been submitted.
1. COMPLETENESS ISSUES: Pursuant to Section 50.25.1 of the Development Code,
a complete application is one that contains the information required by the Director to
address the relevant criteria, development requirements and procedures of this Code.
The following items must be addressed in order for staff to make affirmative findings
that all required information has been submitted.
A. PLAN & GRAPHIC REQUIREMENTS: All of the following information is required
as part of the application checklists. Please provide all requested information on
the appropriate plan sheets. Please note the lettered subsection is based on the
submittal checklist.
1.

Land Division Application
E. Lot Information
i.
Identification of each lot’s dimensions, setbacks, and building
envelope. Please label setbacks.

B. TRANSPORTATION COMPLETENESS COMMENTS:
1. Please provide dimensioned site plans that show existing and proposed
widths for rights of way, landscape buffers, sidewalks, and any other street
features. Staff also need dimensions of driveway widths (including the
Southridge Park Subdivision
Completeness Review
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aprons) if known. The submitted site plan P6.0 does not include any
dimensions.
2. Please provide photometric lighting data and street light locations for SW
133rd and SW Davies Road. Please also show proposed lighting that meets
City standards (as shown in photometrics) for the shared driveway for Lots 13.
C. SITE DEVELOPMENT COMPLETENESS COMMENTS:
1. Provide service provider letters from COB Water Engineering and TVF&R.
2. PRELIMINARY STAFF COMMENTS (NOT COMPLETENESS ITEMS):
While not strictly completeness items, the following are matters that will need to
be addressed prior to the Facilities Review Committee meeting. Please note that
this list may not be exhaustive of all potential issues that may arise during
development but are items that came to the attention of staff during completeness
review:
A. Planning:
1. The Site Section A-A Profile on sheet P5 shows a significant change in grade within
the first 8 feet of the northern property boundary. To ensure that grading standards
of Section 60.15 of the Beaverton Development Code are met, please provide a
less compressed Site Section, or a detailed view of the proposed grades within the
first 10 feet of the northern property boundary.
2. Page 34 of the narrative states that a 12-inch water line is in SW Davies Road,
and a 12-inch line in SW 133rd Avenue. However, on sheet P6 of the applicant’s
plans, it appears that the existing water lines in SW Davies and SW 133rd are 8
inches. Please update to make the plans and narrative consistent.
3. On sheet P6 of the applicant’s plans, the legend does not seem to match the
symbols used on the site plan, specifically, the line pattern used for the centerline
doesn’t match. Additionally, a symbol for proposed lighting is shown in the legend
but the symbol does not appear on the site plan. Please update.
4. Page 36 of the narrative states there will be a net 7 new homes. Please update.
5. On page 11 of the narrative, the applicant states:
“A standard planter strip including roadside LIDA is proposed behind the curb,
followed by a standard width sidewalk. The sidewalk and LIDA facilities are
proposed to be located within easements over the front of each lot. Therefore, a
sidewalk modification is required.”
However, the applicant’s plans show a reduced planter strip width. Please update
Southridge Park Subdivision
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narrative and/or plans for consistency.
6. Lot Information. Label the front, rear and side yards of each proposed lot and each
abutting lot.
7. Utility Plan. Cross-section of all street, common access drives and bike path
improvements. Please provide an east/west grade Site Section profile (including
the proposed right-of-way).

B. Transportation
1. The typical street sections included in site plan P6.0 for the SW 133rd Avenue do
not meet the minimum street standards (EDM 210.15). Off-set street crowns and
shed sections require pre-approval from the City Engineer. Please submit a
request for a Design Exception to the Engineering Design Manual with the City’s
Public Works Engineering Department by emailing
engineering@beavertonoregon.gov, or visiting their website at:
https://www.beavertonoregon.gov/234/Design-Exceptions-Revisions-Appeals
2. The Engineering and Design Manual requires two ADA-compliant curb ramps at
each intersection. The submitted site plan shows only one curb ramp at the
northwest corner of SW 133rd Avenue and SW Davies. Please revise plans, or
submit an additional request for a Design Exception to the Engineering Design
Manual.
3. The northeast corner of the SW 133rd Avenue and SW Davies intersection will
also need to include a second curb ramp to provide an east-west crosswalk
across SW 133rd Avenue.
4. The cross-section for the frontage improvements on SW Davies Road shows a
planter strip of 7 feet. Per the Engineering Design Manual, the planter strip must
be a minimum of 7.5 feet for Neighborhood Routes. Please update plans to
reflect a standard cross-section or address in the Sidewalk Design Modification
application.
C. Site Development
1. The concrete valley gutter across 133rd may require an EDM modification.
2. Please clarify what “SWE” stands for on the site plan.
3. Provide an undergrounding plan for the overhead utility lines attached to the
utility pole that is proposed to be removed.

Southridge Park Subdivision
Completeness Review
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RESUBMITTAL
Please provide a full electronic resubmittal via the City’s website to the planning
division. All submittals should follow the City’s naming policy. As s general guideline
please separate materials into PDFs which contain the same material that would be
provided in a submittal binder tab for ease of review.
If you have any questions regarding this letter or any other aspect of our process, please
don’t hesitate to call. I am including a list of the primary members of the Facilities Review
Committee who were involved in the completeness review.
If you have any questions regarding this letter or any other aspect of our process, please
don’t hesitate to call. I am including a list of the primary members of the Facilities Review
Committee who were involved in the completeness review.
LAND USE & DESIGN: Elena Sasin (503) 526-2494
TRANSPORTATION: Kate McQuillan (503) 526-2427
SITE DEVELOPMENT: Silas Shields (503) 350-4055

Sincerely,

Elena Sasin
Associate Planner
cc:

Property Owner; Counter; Project file

Southridge Park Subdivision
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Received
Planning Division
1-27-20

TECHNICAL MEMORANDUM
To:

Mike Robinson
Schwabe, Williamson & Wyatt

From:

Wayne Hayson
Pioneer Design Group, Inc.

Project:

Southridge Park
PDG No. 131-021

Date:

12/16/2019

RE:

Southridge Park - Required Public Improvements

Mike,
As you are aware, on Thursday December 5th, 2019, I met with planning staff from the
City of Beaverton (Anna Slatinsky, Jana Fox, and Elena Sasin) to discuss possible
pathways for moving the Southridge Park application forward in a timely manner. As
part of that discussion, I presented staff with a timeline of events/items leading up to the
current status of the application. At the conclusion of the meeting, staff asked that I note
in writing these events/items, and as requested the following summary attempts to
capture those items discussed.
Speers Meadow As-Builts
The Speers Meadows development As-Built Plans (dated 12/31/96) show SW 133rd
Avenue stubbing to what is now Tax Lot 1S128AB14700, also known as THPRD’s
Meadow Waye Park, with a projected centerline alignment continuing directly south, as
shown below.

Exhibit 1
Page 1 of 11

Historical images from Google Street Viewer (September 2007) below confirm the
construction of a corner radius on the south side of SW Bluebell Lane in order to provide
for a future street extension. Presumably, this was done in order to meet City of
Beaverton Connectivity requirements.

However, images showing the subsequent park improvements show the street stub
terminating with a parking area directly off the street, including bollards to prohibit
further vehicular access.

Meadow Waye Park
Pre-application Conference notes dated October 6, 2009 (meeting date September 30,
2009) state, with regard to extending the existing street stub into and through the
Meadow Waye Park property:

Exhibit 1
Page 2 of 11

“No street (vehicle) connectivity indicated through the site – per figure 6.17 of the
Comp. Plan in Transportation. However, there are Policies related to pedestrian
connectivity.” [emphasis in original] (page 6)
In the Facilities Review Committee Technical Review and Recommendations for
Meadow Waye Park (CU2010-0003, DR20010-0027), in response to Design Guideline
60.05.40.1, staff findings state:
“Yes, the proposal meets the guideline, provided the conditions of approval are met.”
No additional findings or comments relating to the extension of the stub street, or
provision of any through street between SW 133rd Avenue and SW Davies Road, appear
to exist. In contrast, the Transportation Element of the Comprehensive Plan states that:
“The fact that there are potential connections not noted on the map or in this
table does not negate the Code requirements for additional multimodal
connections. Numbers correspond to map locations.”
Beaverton Community Development Code Section 60.55.25 supports the Comprehensive Plan
in stating:
“Where a future street or bicycle and pedestrian connection location is not
identified in the Comprehensive Plan Transportation Element, where abutting
properties are undeveloped or can be expected to be redeveloped in the near
term, and where a street or bicycle and pedestrian connection is necessary to
enable reasonably direct access between and among neighboring properties, the
applicant shall submit as part of a complete application, a future connections
plan showing the potential arrangement of streets and bicycle and pedestrian
connections that shall provide for the continuation or appropriate projection of
these connections into surrounding areas.”
Given this standard does not appear to have been addressed during the review of the
Meadow Waye Park application, and that the application did not contain a future
connections plan showing the potential arrangement of streets and bicycle and pedestrian
connections that shall provide for the continuation or appropriate projection of these
connections into surrounding areas, it is reasonable that the City determined that a street
or bicycle and pedestrian connection was not necessary to enable reasonably direct access
between and among neighboring properties. No provisions for the future extension of the
street from SW 133rd Avenue to SW Davies Road, such as allowance for adequate corner
radius, were made in the development of the park, further underscoring that a through street
connection was not anticipated by the City.
Subject Property Pre-application Conference 1
On December 16, 2015, a Pre-application Conference was held with the City for an 8-Lot
Subdivision of the subject site to the west of Meadow Waye Park. The proposed site plan
Exhibit 1
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(see below) did not include a through street connection. No mention of a requirement for
a through street connection was made in the notes (issued December 30, 2015).
Comments such as the following underscore that a through street was not indicated by
City staff at the time:
5. Internal private access street/utility easement. As discussed at the pre-app, there
will likely be the need for a utility easement running north-south through the
property at a minimum width of 15 feet. Also, the private access must be sufficient
to accommodate fire trucks. See notes provided by Jeremy Forster, TVF&R. 20foot access width for this purpose was mentioned at the pre-app. There was also
discussion about a 16-foot vehicle access and four-foot sidewalk.

For various reasons, the development did not proceed at that time.

Exhibit 1
Page 4 of 11

Phone Call and Email with Elena Sasin Regarding the Subject Property
On June 26, 2018, PDG staff contacted Associate Planner Elena Sasin regarding the site.
Ms Sasin noted that the site was familiar to her, as the property owner had been in the City
offices within the prior week, and had spoken to Transportation Engineer Jabra Kasho. At
that time, Mr Kasho had identified to the property owner that the City would like to see a
through connection provided over the site, connecting SW 133rd Avenue and SW Davies
Road. The discussion with Mr Kasho was the first indication known by the applicant that
the City desired a through connection, having previously found that no street connection
was necessary. In following up on questions from the telephone conversation, Ms Sasin
forwarded an email from Jim Duggan, in which Mr Duggan stated that:
They wanted to build a cul-de-sac accessing only Davies and a through street is
needed from Bluebell to Davies.
This is the first time the applicant has been able to identify where the City provided a
written statement that the through street was required. As described above, the record from
the pre-application conference from 2015 does not reflect this requirement, including Mr
Duggan’s own pre-application comments.
Subject Property Pre-application Conference 21
On July 25, 2018 a second pre-application conference for the site was held, this time for a
9-Lot subdivision, with notes issued on August 6, 2018. In the request, the supplicant
included the following statement in the Project Description:
City staff have indicated a desire to see a through connection between SW Bluebell
Lane and SW Davies Road. Due to constraints on the site with the existing park
having provided no frontage improvements to support the through street, the
applicant understands the City would be willing to support a 20-foot-wide paved
street, with curb and gutter sections on both sides and a curb-tight sidewalk on the
west side in an easement on the lots. On the east side, the requirement for a sidewalk
would be met by the existing through pedestrian connection within the park.
Again, as described above, it was understood at the time that the through connection was
desired, not a required, by the City. In order to accommodate the City’s request, the
applicant designed the layout of the site to provide for a through street. However, in order
to make the site practicable to develop with both the through street and frontage
improvements to SW Davies Road, along with provision for stormwater management, the
applicant proposed a minor adjustment to reduce the minimum lot size by 10%, to 4,500
square feet. The City appeared to support a collaborative approach to the provision of
1

The applicant acknowledges that the pre-application conference was held over 1 year prior to the application
submittal, and accordingly a pre-application conference waiver was submitted with the application. However,
the applicant does not agree, as was asserted by staff in a meeting on December 5, 2019, that comments made in
the pre-application conference do not carry any weight in the overall proceedings, and are considered irrelevant
to the application.
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stormwater management and the through street, making the following statements within
the pre-application conference notes:
3.

Transportation Comments (Page 7)
a. Public or Private Roadway: If the roadway was designed to city standards,
both in its construction and cross-section, then the roadway could remain
private. The road will need to be a minimum of 20 feet with a 6-foot
sidewalk and a standard curb on the eastside of the roadway adjacent to
the park. Staff would encourage that the roadway be a public street since
the City will require public access on the roadway and the street would be
designed to public standards. The responsibility for maintenance would fall
on the city rather than the property owners in this subdivision.
…
e. Sidewalk: The city will require a minimum sidewalk width of 6-feet, but this
sidewalk can be placed in an easement along each of the lots. The easement
area could count as part of the lot when addressing minimum lot size.

For onsite water treatment and detention, the city will accept a fee in lieu.
Treatment and detention will still need to be provided for improvements in the
public right-of-way. This includes the proposed connecting road between Bluebell
Lane and Davies which, after consulting with the transportation department, was
decided must be public. (Page 12)
It is notable that the pre-application conference notes at page 7 variously state that the
through street may remain private, however the City would encourage that the roadway
be a public street. By page 12, transportation staff decided that the street must be public.
This seems to reflect the City’s evolving position on provision of the through street.
On May 6, 2018, following the April 22, 2019 effective date of Hydromodification
standards in R&O 19-5, as amended by R&O 19-22, the applicant emailed Silas Sheilds
questions regarding Fee-in Lieu and SDC provisions. The applicant stated:
Hi Silas,
Ray Hoy gave me your contact information. Riverside attended a pre-application
meeting with the City of Beaverton last year concerning the Hoy property. At that
time we discussed a fee-in-lieu for the storm water. Ray shared that you
reconfirmed that is still the plan with the property, which is good news. Can you
also confirm the fee is still $1 per SF and each lot is calculated at 2640 SF?
In response, Mr Sheilds confirmed the fee-in-lieu calculation methodology.
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Following, on May 31, 2019, PDG staff contact Mr Sheilds to verify the fee-in-lieu
remained applicable, given the newly adopted CWS standards. PDG staff wrote:
Good morning Silas,
We met for a pre-app regarding the referenced project last July and received the
attached summary of which I’ve attached a few of the applicable pages.
The applicant is looking to move forward and I wanted to confirm the allowance of
fee-in-lieu payment for onsite water treatment and detention was still applicable
given the newly adopted CWS standards.
When you have a moment, could you take another look at my question with City
staff. It could potentially have a substantial impact on the layout of the site.
In response, Mr Shields wrote:
Hi Luke,
The city will still accept a fee-in-lieu for onsite storm water treatment and
detention. The new CWS standards will not change this. Please note that any
public improvements will still need stormwater treatment and detention.
Please let me know if you have any more questions.
Based on the assurance that the fee-in-lieu remained applicable, and Mr Sheilds statement
in response that “The new CWS standards will not change this”, therefore avoiding the
potential for a substantial impact on the layout of the site, the applicant moved forward
with submittal of the application.
Southridge Park Application Submittal.
On September 20, 2019, the applicant received notice that the land use application
submittal for Southridge Park was incomplete. The incomplete letter appeared to contain
contradictions to the previously agreed position of the City, including the following:
2. REFERENCE STORM WATER REPORT
a. Address how the storm water management approaches satisfy CWS
hydromodification requirements.
Mr Sheilds subsequently clarified the intent of this requirement, stating that from his
perspective, while fee-in-lieu for stormwater quality and quantity treatment was still
applicable, the application would still need to meet new CWS standards relating to
hydromodification, and on October 3, 2019, he responded:
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When we spoke earlier this year, I was looking at how hydromodification would
affect the quality and quantity requirements. The new standard does not change
the city’s ability to accept fee-in-lieu of treatment and detention for this project. It
does add an additional hydromodification requirement, however. I apologize if this
was unclear before.
So to summarize, the storm water management requirements are:
-

Pay a fee-in-lieu of treatment and detention for the lots.
Provide treatment and detention for SW Davies Rd and the new street
(public improvements).
Provide a hydromodification approach for the entire development, unless
you believe the development meets the criteria detailed in section 4.03.7. If
the city agrees with your justification, then a hydromodification fee-in-lieu
will be accepted.

Given the applicant’s express concern that changes to CWS requirements “could potentially
have a substantial impact on the layout of the site”, and Mr. Shield’s assurances that “The
new CWS standards will not change this” both coming after the changes to CWS’ standards,
it is surprising that the issue of hydromodification was not raised earlier by City staff, instead
only being raised as an incompleteness item. Further, as indicated by Table 4.3 of R&O 195, as amended by R&O 19-22, of the 12 listed approvable stormwater management
approaches which meet Hydromodification standards, 6 also meet water quality and quantity
treatment requirements, and a further 4 meet both hydromodification and water quantity
requirements. The final 2 approaches are inappropriate or otherwise not applicable to the
site. It is unknown then why City staff would assert the applicant could “Pay a fee-in-lieu of
treatment and detention for the lots” while providing “a hydromodification approach for the
entire development”, when provision of a hydromodification approach necessarily voids the
need to pay a fee-in-lieu. It is unknown why, when City staff indicate they had always
intended that a hydromodification approach was required, they did not take any of the earlier
opportunities to identify the substantial impact on the layout of the site from a
hydromodification earlier, given multiple, specific opportunities to do so.
Land Use Comments & Information
3. The Minor Adjustment approval criteria includes the requirement to
demonstrate a site specific hardship and that it is not the result of the applicant.
Specifically, Section 40.10.15.1.C.3 and 4 state:
…
………..However, the driver for the through-street in this case is the subject
proposal, which needs to provide access to all of the proposed nine lots.
The above comments again seem to reflect the City’s evolving position on provision of
the through street, which ranges from “No street (vehicle) connectivity indicated through
the site”, to desiring the street connection, to “the roadway could remain private”, to
“was decided must be public”, back to “the driver for the through-street in this case is
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the subject proposal”. The seeming changing of opinion on the status of the street by the
City undermines the ability of the applicant to prepare a consistent, approvable
application, and further fails to recognize the impact on the site of the City’s failure to
require any accommodation for a through street during the park development.
4. The Sidewalk Design Modification is also based on unique site-specific
challenges that impede the ability to accommodate a standard sidewalk design.
Section 40.58.15.C.3 states:
…
The applicant’s written response to these approval criteria states that the “basis
for the modification is the need for a narrow street, because the property lacks
sufficient depth for a full standard local street in the absence of any public street
improvements along the shared boundary of Meadow Waye Park.” As with staff’s
comments above, in regards to the Minor Adjustment request, the need for the
street is driven by the proposed development. The applicant did not provide
findings that specifically address the physical obstacles on the site that preclude
the standard sidewalk design. Furthermore, although the adjoining property is
not controlled by the applicant, it is not required to contribute to the right-of-way
necessary to accommodate the subject proposal.
Again, City staff assert that the need for the street is driven by the proposed development,
despite the through street being provided primarily at the request of the City, who
previously determined that “No street (vehicle) connectivity indicated through the site”,
and despite previously presented plans showing viable development of the site without
the through street. Additionally, the above incompleteness comments run counter to the
initial collaborative approach of the pre-application conference, which includes in the
official notes that “the City would be willing to support a 20-foot-wide paved street, with
curb and gutter sections on both sides and a curb-tight sidewalk on the west side in an
easement on the lots.”
Further, this statement fails to acknowledge the City’s role in not requiring the through
connection to either be provided for or its future design accommodated within the
development of Meadow Waye Park. While the City’s findings at the time of the park
application were that the through connection was not needed, subsequently, the City has
decided the through connection is desirable, and the burden of providing the entire
improvement has been placed on the subject property. In addition, because the park
development made no attempt at accommodating a future street extension, and developed
with no regard to future corner radius, elements of the LIDA facilities along the park
frontage will be required to be removed and replaced along the subject site frontage, at
the applicant’s expense.
It was the above circumstances which precipitated the collaborative approach, and which
the applicant believes led the City to initially support fee-in-lieu payments and additional
adjustments such as curb tight sidewalks and the reduction in minimum lot area, in order
to facilitate construction of the now desired through street in what is a less ideal
configuration than that originally planned with the Speers Meadow development.
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Using City standard details, the applicant has designed what can be considered a preferred
alignment of the street extension (see attached), continuing from the previously existing street
stub through both the park and subject properties to correctly align with SW 133rd Avenue to
the south. This design would have resulted in approximately 4,112 square feet less right-ofway dedication that is now being required by the City, which equates to approximately $60,000
in additional improvement costs, not including the costs of treating stormwater runoff from the
additional impervious surface of dry utility costs. Further, the difficulty in providing a
hydromodification approach is exacerbated by the fact that due to the lack of any
accommodation for the street extension, the 4,112 square feet of additional right-of-way, which
should not have been the responsibility of the subject site, is no longer available for use within
the lots or to provide such treatment. The additional 4,112 square feet would have been
sufficient to provide a hydromodification for the entire site.
Following the issuance of the incomplete letter and discussions with City Staff, the
applicant was of the understanding that provision of fee-in-lieu for the lots in their
entirety would be acceptable, provided a hydromodification approach was provided for
the required street improvements. Accordingly, the applicant revised the plans to include
LIDA planters between the sidewalk and back of curb on the west side of the new
internal street. City and CWS staff later rejected this approach, and further insisted on a
hydromodification approach for the entire site. Following an email from the applicant to
Cheryl Twete, City staff have come up with a number of suggestions to provide a
hydromodification approach to the entire site. In summary, these include:
•

Provision of an 800 square foot stormwater facility in the to serve the northern 4 Lots
in the north eastern corner of the site, and payment of fee in lieu for the additional
460 square feet (at a cost of approximately $50,000, not including the fee-in-lieu).
(Note that due to site topography, the northern 4 Lots are required to flow north
towards SW 133rd Avenue, while the southern 5 Lots flow south to SW Davies Road.)

•

Provision of a 1,600 square foot street side LIDA planter to serve the southern 5 Lots,
to be located approximately 190 feet east of the site on SW Davies Road, adjacent to
property located at 8157 and 8165 SW Campion Court (at a cost of approximately
$100,000, not including potential utility relocation or frontage improvements).

•

Retrofitting of downstream facilities to the north and south of the site (PDG has
not estimated costs for these improvements, as a full survey of each facility and
basin analysis would be required to accurately determine the work required to
accommodate the site and bring the facilities up to current CWS standards.)

Summary and Conclusion
Unfortunately, aspects of the guidance provided to the applicant by City staff during this
process have been inconsistent and/or subject to revision, and are inconsistent with the
Exhibit 1
Page 10 of 11

findings and approach used in reviewing the Meadow Waye Park development. As a
result of the lack of construction of the through street between SW 133rd Avenue and SW
Davies Road, or any provision for the future construction of the through street by future
development due to City findings it was not required or needed, the subject site has been
exposed to significant increased costs and difficulty in development. An additional 4,112
square feet of the site will be required as public right-of-way (at a value of $57,376 based
on current Washington County Assessment and Taxation market land values), in addition
to the approximately $60,000 cost of public improvements within this area. That creates
a total of $110,000 in cost and lost value to the property, which it should not ordinarily be
subject to, as a result of the City improperly relocating the street alignment onto the
subject site. The lack of accommodation for the street extension already adds additional
cost to the development through revisions to the frontage improvements along the park
site, including LIDA facilities, which were constructed when the City determined that no
through street was required.
On top of the above, the City has retracted its original position that fee-in-lieu would be
acceptable for the site, and is retrospectively insisting on full compliance with the
Hydromodification requirements. However, the applicant is opposed to the addition of
approximately $50,000 of on-site and $100,000 of offsite improvements 190 feet to the east
of the property, on the grounds that these improvements are not roughly proportional to the
impact of the development, and impact the applicant’s ability to provide needed housing.
Including only the additional $107,376 in right-of-way dedication and improvement costs
resulting from the park development and the additional $150,000 of new stormwater
improvements proposed by City staff, the exactions placed on the site as part of the
development already exceed $257,376. This figure does not include the cost of any
improvements to SW Davies Road, the cost of improvements to the new internal street
extension outside of the 4,112 square feet of additional right-of-way required, or the cost of
replacing LIDA facilities and any road improvements along the park frontage which are now in
conflict with the street extension.
Section 4.03.2 of R&O 19-5, as amended by R&O 19-22, provides that the District may
waive the hydromodification assessment requirement. In addition, the District may
determine that a hydromodification approach is impracticable or ineffective due to “other
site-conditions”. Based on the specific circumstances of this site, as outlined above, at the
conclusion of the meeting I requested that the City seek a waiver of the hydromodification
requirements as allowed above, and continue to allow payment of a fee-in-lieu for the new
lots. Stormwater management will be provided for the new internal public street and the
SW Davies Road frontage as already proposed.
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September 20, 2019
Riverside Homes
Attn: Niki Munson
17933 NW Evergreen Pl., #370
Beaverton, OR 97006
RE:

Pioneer Design Group
Attn: Wayne Hayson
9020 SW Washington Square Rd., #170
Portland, OR 9722

Southridge Park (ADJ2019-0018 / LD2019-0025 / SDM2019-0012 / TP2019-0012)

Dear Niki Munson and Wayne Hayson:
The Facilities Review Committee finished its completeness review on Tuesday, September 17,
2019 and has deemed the application incomplete. The purpose of this letter is to inform you of
the items necessary to make your application complete. This letter does not identify all the issues
regarding the content of the materials that have been submitted.
Review of the content of the submitted material and staff’s recommendation on the proposal will
occur during the project review phase of the application process after your proposal is deemed
complete.
A. COMPLETENESS ISSUES: Pursuant to Section 50.25.1 of the Development Code, a
complete application is one that contains the information required by the Director to address the
relevant criteria, development requirements and procedures of this Code. The following items
must be addressed and submitted in order for the application to be deemed complete:

PRE-APPLICATION CONFERENCE NOTES
1. PRE-APPLICATION: Pre-application conference notes are valid for one year. The preapplication notes submitted appear to have expired on August 6, 2019, before the subject
application was submitted on August 29, 2019. For Type 2 applications, an applicant has
the option of scheduling another pre-application conference or may choose to forgo the
required pre-application conference by completing a ‘Pre-Application – Hold Harmless
Agreement Form’.
2. REFERENCE STORM WATER REPORT
a. Address how the storm water management approaches satisfy CWS
hydromodification requirements.
b. Provide engineer’s stamp on storm report.

City of Beaverton  12725 SW Millikan Way  PO Box 4755  Beaverton, OR 97076  www.BeavertonOregon.gov

B. PRELIMINARY STAFF COMMENTS (NOT COMPLETENESS ITEMS): While not strictly
completeness items, the following are matters that will need to be addressed prior to the
Facilities Review Committee meeting. Submittal of this information is necessary no later
than 14 days after the application is deemed complete.

LAND USE COMMENTS & INFORMATION

1. On page 5 of the applicant’s narrative, the applicant states the proposed lot sizes range
from 4,502 square feet to 5,925 square feet, whereas the submitted site plans indicate
that the proposed lot sizes range from 4,581 square feet to 6,014 square feet. Please
update.
2. Lot 3 is adjacent to the proposed “Street A”, therefore, the abutting property line is by
default the front property line. Chapter 90 of the Beaverton Development Code (BDC)
defines ‘Front Lot Line’ in the following way:
Lot Line. Any property line bounding a lot.
A. Front Lot Line. For an interior lot, the lot line abutting a street; for a corner
lot, a lot line abutting either street, as determined by the Director at the time
of initial construction; for flag lots, the line determined by the Director at the
time of initial construction which shall then govern the designation of side and
rear lot lines.
The standard front setback in the R5 zone is 15 feet. The applicant may want to consider
applying for a ‘Flexible Setback for a Proposed Residential Land Division’ application,
which could allow for a 5 foot front yard setback reduction (for a 10 foot setback instead
of 15 foot). Furthermore, a reduced front yard setback may be able to help
accommodate a standard sidewalk design and therefore a standard street cross section,
necessary to be eligible for Lot Averaging.
3. The Minor Adjustment approval criteria includes the requirement to demonstrate a site
specific hardship and that it is not the result of the applicant. Specifically, Section
40.10.15.1.C.3 and 4 state:
3. Special conditions or circumstances exist on the site
that make it physically difficult or impossible to meet the
applicable development standard for an otherwise
acceptable proposal.
4. The special conditions and circumstances do not result
from the actions of the applicant and such conditions and
circumstances do not merely constitute financial hardship
or inconvenience.
In response to the above referenced approval criteria 3 and 4, the applicant states that
having to provide a “full street width can be considered ‘special circumstance’ which
supports a minor adjustment to the minimum lot area”. While staff recognize there are
development proposals which only call for half street improvements, this is more likely to
occur with project sites that front future planned streets and are therefore required to
dedicate (or improve) their fair-share of the planned public right-of-way (typically half
street). However, the driver for the through-street in this case is the subject proposal,
which needs to provide access to all of the proposed nine lots. Although the applicant’s
earlier drafts of the proposal included a narrower private street/long driveway, the City of
Beaverton’s Engineering Code treats driveways that serve multiple homes and private
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streets the same and requires that private streets be designed to City street standards.
Additionally, because the design standards are the same for a private street and for an
L3, our smallest local street, the City has advised the applicant to make the road public
as it serves everyone’s best interests for the City to assume long term maintenance
responsibility. The need for the public street, is the applicant’s proposal which includes
access for the proposed subdivision.
4. The Sidewalk Design Modification is also based on unique site-specific challenges that
impede the ability to accommodate a standard sidewalk design. Section 40.58.15.C.3
states:
3. One or more of the following criteria are satisfied:
a. That there exist local topographic conditions, which
would result in any of the following:
i. A sidewalk that is located above or below the
top surface of a finished curb.
ii. A situation in which construction of the
Engineering Design Manual standard street
cross-section would require a steep slope or
retaining wall that would prevent vehicular
access to the adjoining property.
b. That there exist local physical conditions such as:
i. An existing structure prevents the
construction of a standard sidewalk.
ii. An existing utility device prevents the
construction of a standard sidewalk.
iii. Rock outcroppings prevent the construction of
a standard sidewalk without blasting.
c. That there exist environmental conditions such as a
Significant Natural Resource Area, Jurisdictional
Wetland, Clean Water Services Water Quality
Sensitive Area, Clean Water Services required
Vegetative Corridor, or Significant Tree Grove.
d. That additional right of way is required to construct
the Engineering Design Manual standard and the
adjoining property is not controlled by the applicant.
The applicant’s written response to these approval criteria states that the “basis for the
modification is the need for a narrow street, because the property lacks sufficient depth for a full
standard local street in the absence of any public street improvements along the shared
boundary of Meadow Waye Park.” As with staff’s comments above, in regards to the Minor
Adjustment request, the need for the street is driven by the proposed development. The
applicant did not provide findings that specifically address the physical obstacles on the site that
preclude the standard sidewalk design. Furthermore, although the adjoining property is not
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controlled by the applicant, it is not required to contribute to the right-of-way necessary to
accommodate the subject proposal.

PLAN & GRAPHIC REQUIREMENTS
1. Please label the setbacks on the site plan.

TRANSPORTATION
1. Within the applicant’s response to the Facilities Review criteria (starting on page 28 of the
applicant’s submitted narrative), SW Davies Road is left out of several responses
discussing bicycle and pedestrian facilities, circulation, and safety. The subject site has
frontage along SW Davies Road that will be required to be improved. These improvements
will provide important connections to existing and future road improvements. Staff strongly
suggest that the applicant incorporate a discussion of SW Davies Road and its role in the
transportation network as a “critical facility” in each applicable Facilities Review finding.
2. The site plans submitted by the applicant do not show half street improvements to the
site’s frontage along SW Davies Road, a street that has a functional classification of a
Neighborhood Route. Per BDC 60.55.10 and 60.55.25, improvements to the public right
of way will be required to maintain street, bicycle and pedestrian circulation for both the
current facilities and future. Please refer to the Engineering Design Manual’s (EDM)
Standard Drawing 200-3 for the minimum standards for Neighborhood Routes, and reflect
the required improvements in resubmitted plans.
3. The site plans submitted by the applicant show the new proposed intersection of SW
Davies Road and “Street A” as a traditional driveway. The EDM requires intersections to
be constructed as a full public intersection complete with curbs, sufficient turning radii,
ADA-compliant curb ramps and other minimum standards detailed in EDM Section 210.19.
ADA curb ramps also need to be provided for the opposite, return curbs. Note that the
EDM requires two directional ramps per intersection corner. Please revise and resubmit
plans that show the intersection of SW Davies Road and “Street A” as being built to the
minimum intersection standards.
4. The submitted plans currently show the new intersection of “Street A”, SW 133rd, and SW
Bluebell as being a 3-way uncontrolled intersection. As allowed under EDM Section 120.1,
the City Engineer requires an intersection traffic control study to determine the most
appropriate form of traffic control at this new intersection. Upon reviewing the study, the
City Traffic Engineer will require the appropriate traffic control be implemented as a
Condition of Approval to the application. Please provide the required traffic control study,
stamped and signed by a registered traffic engineer in the state of Oregon.
5. The submitted site plans do not indicate where street lighting will be provided along both
“Street A” and SW Davies Road. As provided in the pre-application meeting summary,
street lighting will need to be provided. The EDM Section 450 provides the minimum
standards for street illumination. Please provide lighting that is consistent with “Option ‘C’
Lighting”.
6. The submitted site plans nor the narrative provide the measurement between the new
driveway serving Lot 9 on SW Davies Road and the proposed new intersection of SW
Davies Road and “Street A”. Please provide this measurement to ensure the minimum
spacing standard is met per the EDM Section 210.21. The minimum spacing between the
edge of the driveway apron to the edge of the intersection radii must be 100 feet.
7. The submitted plans do not show “No Parking” signs along the new “Street A”. Given the
street’s future functional classification as a Local Street with no parking (see EDM
Standard Drawing 200-4 for L3, a local street without parking), the applicant will need to
install “No Parking” signs on both sides of “Street A” that are consistent with EDM Chapter
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4 as well as the Manual of Uniform Traffic Control Devices (MUTCD). Please resubmit
plans that reflect the locations of signs to be installed.

SITE DEVELOPMENT COMMENTS:
1. Show how city maintenance vehicle can safely make a turn from “Street A” onto SW
Bluebell Lane.
2. Provide street lighting plans.

OTHER REQUIREMENTS
1. SERVICE PROVIDER LETTERS: Provide service provider letters from City of Beaverton
Water Engineering and Tualatin Valley Fire and Rescue. The TVF&R SPL. In particular,
Transportation staff wants to ensure that fire vehicles can navigate the proposed new
intersections at SW Davies and “Street A”, and ‘Street A’, SW Bluebell, and SW 133rd.
Both SPL forms are attached.

PLANNING, SITE DEVELOPMENT AND TRANSPORTATION:
1. City staff is now reviewing all applications electronically. Staff recommend resubmitting
the application (narrative and plans) electronically. Instructions on how to submit
electronically can be found here: https://www.beavertonoregon.gov/2047/Apply-forPermits

RESUBMITTAL
Please provide a full electronic resubmittal via the City’s website to the planning division.
All submittals should follow the City’s naming policy. As s general guideline please separate
materials into PDFs which contain the same material that would be provided in a submittal
binder tab for ease of review.
Additional copies will be required later when your project has been scheduled for final review and
processing. One set of the original application materials is kept on file at the Planning Services
Division. At the time of a future application, we can provide the information on file to assist you in
preparing your materials. For information about application requirements, forms, fees and
schedules, please contact the Planning Services Counter at (503) 526-2420.
If you have any questions regarding this letter or any other aspect of our process, please do not
hesitate to call. I am including a list of the primary members of the Facilities Review Committee
who were involved in the completeness review.
LAND USE & DESIGN: Elena Sasin, Associate Planner (503) 526-2494
TRANSPORTATION: Kate McQuillan, AICP, Senior Planner (503) 526-2427
SITE DEVELOPMENT: Silas Shields, Engineering Associate (503) 350-4055
We look forward to working with you on this project.
Sincerely,

Elena Sasin
Associate Planner
Southridge Park
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CITY OF BEAVERTON
LAND USE REVIEW APPLICATION FOR:

A 9 Lot Subdivision, “Southridge
Park”; a Sidewalk Modification; a
Minor Adjustment to Vary Minimum
Lot Sizes by 10%; a Flexible Setback
Application; & a Tree Plan II
Tax Lot 1S1 28AB 14600
August 28, 2019
Revised December 19th, 2019
Revised January 20th, 2020
APPLICANT:
Riverside Homes
17933 NW Evergreen Place, Suite 370
Beaverton, OR 97006
Contact: Niki Munson
Phone: (503) 645-0986
OWNER:
Ray & Tamiko Hoy
13335 SW Davies Road
Beaverton, OR 97008
APPLICANT’S REPRESENTATIVE:
Pioneer Design Group, Inc., Planning, Surveying, Civil Engineering
9020 SW Washington Square Road, Suite 170
Portland, OR 97223
Contact: Wayne Hayson, Planning Manager
Phone: 503-643-8286
Email: whayson@pd-grp.com

FACT SHEET
Project Name:

Southridge Park

Proposed Action:

A 9 Lot Subdivision; a Sidewalk Modification; a Minor Adjustment to
Vary Minimum Lot Sizes by 10%; a Flexible Setback Application; &
a Tree Plan II

Tax Map/Lots:

Tax Lot 14600, Map 1S1 28AB (Lot 1 Partition 2006-032)

Site Size:

Approximately 1.24 acres, or 53,901 square feet

Location:

13335 SW Davies Road

Comp Plan - Zoning: Standard Density - R-5
NAC:

South Beaverton

APPLICANT:
Riverside Homes
17933 NW Evergreen Place, Suite 370
Beaverton, OR 97006
Contact: Niki Munson
Phone: (503) 645-0986
OWNER:
Ray & Tamiko Hoy
13335 SW Davies Road
Beaverton, OR 97008
APPLICANT’S REPRESENTATIVE:
Pioneer Design Group, Inc.
9020 SW Washington Square Dr., Suite 170
Portland, OR 97223
Contact: Wayne Hayson, Planning Manager
Phone: 503-643-8286
Email: whayson@pd-grp.com
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GENERAL INFORMATION & PROJECT DESCRIPTION
This application for a 9-Lot Subdivision is submitted on behalf of Riverside Homes, contract
purchaser of Tax Lot 14600, 1S1 28AB, also identified as Lot 1 of Partition 2006-032, and
located at 13335 SW Davies Road, Beaverton, 97008. The total area of Tax Lot 14600 is 1.24
acres, or 53,901 square feet.
The property is designated Standard Density in the Comprehensive Plan and is zoned residential
(R5). The site is currently improved with a residential dwelling located adjacent to SW Davies
Road, with a number of accessory structures scattered around the remainder of the property. All
existing structures will be removed to accommodate the proposed subdivision.
The property has previously been investigated for development feasibility several times, with
pre-application conference notes for PA 2015-0074 and PA 2018-0042 included with the
application. The notes for PA 2015-0074 show an acceptable alternate layout with no through
street connection required, with no evidence in the record of any objections raised at the time by
City staff to the layout. Similarly, Meadow Waye Park was approved and developed by the City
without need to provide for the through street connection, or even dedication of corner radii to
facilitate a relocated extension, despite the fact that the alignment of SW 133rd Avenue was
previously planned to continue through the park property, as shown on As-Built plans submitted
as part of the Speers Meadow development (See Historical Details tab). As-Built plans for
Speers Meadow show the intention for the through street to be developed as a T-intersection,
clearly showing curb returns on the east side of the SW 133rd Avenue stub to the future Meadow
Waye Park, and standard straight curb along the subject site to the west. Further evidence of the
intention for the street to continue through the park property is seen in historical photographs
from Google Maps, dated September 2007 (See Historical Details tab), which clearly show curb
returns on the east side of the SW 133rd Avenue stub to the future Meadow Waye Park,
consistent with the Speers Meadow as-built plans.
Pursuant to Section 60.55.25.4 of the City of Beaverton Community Development Code, Streets
and bicycle and pedestrian connections shall extend to the boundary of the parcel under
development and shall be designed to connect the proposed development’s streets, bicycle
connections, and pedestrian connections to existing and future streets, bicycle connections, and
pedestrian connections. A closed-end street, bicycle connection, or pedestrian connection may be
approved with a temporary design. The applicant is not aware of why compliance with this section
of the Code was not required by the City at that time, however plainly the through extension of SW
133rd Avenue should properly have been required at the time of the approval of Meadow Way Park.
Subsequent to PA 2015-0074, and prior to PA 2018-0042, City staff indicated to the applicant that
they desired to see SW 133rd Avenue extend to SW Davies Road to the south. In order to cooperate
with the City’s request, the applicant revised the designs seen in PA 2015-0074 to include the
extension of SW 133rd Avenue within a reduced 21.5-foot-wide right-of way, in order to provide for
the extension while preserving the developability of the subject site. City staff indicated it was their
preference that the extension be built to a 20-foot width within the reduced right-of-way, and be
dedicated as a public, rather than private, street.
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As a result of the lack of any provision for the extension of SW 133rd Avenue as part of the park
development, any future centerline of the extension is shifted to the west, the result of which is that
all right-of-way dedication and proposed easements for the extension will come from the subject tax
lot, including both sides of the pavement improvements, curb and gutter sections, and management
of stormwater runoff.. Typically, improvements beyond centerline would be required from each
property adjoining the roadway extension, however in this case the responsibility, cost, and land
area for all improvements falls on the applicant In order to determine the approximate impact on
the subject property of the westward shift of the road centerline described above, the applicant has
provided an Alternate Alignment Exhibit, which shows the subject property and Meadow Way Park
configuration if both properties were to share the burden of public improvements, based on the
existing off-set centerlines of SW 133rd Avenue. As shown, the required street extension results in
the applicant having to dedicate at least an additional 4,211 square feet (82% of a 5,200 square foot
lot), based solely on the lack of right-of-way dedication and improvements along the Meadow Way
Park frontage.
As identified above, the extension of SW 133rd Avenue creates an additional burden on the property
over and above what would normally be anticipated. As such, the applicant inquired as to the
possibility of making fee-in-lieu payments for the management of onsite stormwater. Consistent
with this, Development Engineering comments for PA 2018-0042 state “For onsite water treatment
and detention, the City will accept fee-in-lieu.” Following the adoption of Clean Water Services
Hydromodification standards, the applicant attempted to clarify the allowance for payment of feein-lieu, asking City staff in an email dated Friday, May 31, 2019 (see Fee-in-Lieu tab) “…to
confirm the allowance of fee-in-lieu payment for onsite water treatment and detention was still
applicable given the newly adopted CWS standards. When you have a moment, could you take
another look at my question with City staff. It could potentially have a substantial impact on the
layout of the site.” The response received, also dated Friday, May 31, 2019 confirmed that “The
city will still accept a fee-in-lieu for onsite storm water treatment and detention. The new CWS
standards will not change this.”
Subsequent to submitting the application, City staff appear to have revisited their position on feein-lieu payments. On September 20, 2019, the applicant received notice that the land use
application submittal for Southridge Park was incomplete. Included as a completeness item was
compliance with evidence of compliance with CWS Hydro-modification standards, with a
requirement that the applicant “Address how the storm water management approaches satisfy
CWS hydromodification requirements”. Further, in an email dated Thursday, October 3rd, 2019,
City staff stated that “The new CWS hydromodification standard is more restrictive on what
developments qualify for a fee-in-lieu. This requirement is separate from quantity and quality
requirements. Even if the project meets fee-in-lieu requirements for treatment and detention, it
still has to meet the hydromodification criteria.”
Accordingly, in order to allow the application to progress, the applicant is resubmitting this
application containing all of the required information as outlined within the September 20, 2019
incompleteness letter, including additional stormwater management facilities designed in order
to provide full hydromodification compliance, regardless of their practicality or impact on the
development. However, as detailed within the cover letter from Mike Robinson, Schwabe,
Williamson & Wyatt, dated 12/18/2019 and attached Memorandum dated 12/16/2019, the
applicant continues to request approval of a fee-in-lieu approach for lots within the development.
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VICINITY & SITE INFORMATION
Site Location
This property is located north of SW Davies Road and west of SW 133rd Avenue at SW Bluebell
Lane, immediately west of THPRD’s Meadow Waye Park.
Existing Uses
The site is currently improved with two residential dwellings located adjacent to SW Davies
Road, with a number of accessory structures scattered around the remainder of the property. All
existing structures will be removed to accommodate the proposed subdivision.
Topography
The topography of the site slopes downhill from west to east, which the south portion of the site
flowing southeast towards SW Davies Road and the north half of the site flowing northeast
towards SW Bluebell Lane. Grades throughout the property range from 3-10% with a high point
approximately 303 feet at the western boundary to relative low points near the northeastern
corner at approximately 293 feet and at the southeastern corner at approximately 292 feet.
Vegetation
The site does not include any Significant Individual Trees, Historic Trees, Significant Natural
Resource Areas, Significant Groves, or wetlands. The existing trees are scattered across the site,
primarily near property boundaries. In all, 29 trees measuring 5‐inches and larger in diameter
were assessed with 15 different species present, including Douglas‐fir, sweetgum, western red
cedar, and Norway maple. No other tree species is represented by more than one specimen.
Surrounding Land Uses
This property is situated in a relatively well developed urban residential neighborhood, with
various sized lots. The surrounding lands are zoned as follows:
North
South across Davies Rd
West
North West
East

R-5; Speer’s Meadow
R-7; Juanita
R-7; remnant lots of Fruitful Lands
R-5; Lantana Meadows No. 2, & remnant lots of Fruitful Lands
R-5; Meadow Waye Park

Transportation
The site abuts SW Davies Road to the south and SW 133rd Avenue at SW Bluebell Lane to the
northeast. SW Davies Road is classified as a Neighborhood Route. SW 133rd Avenue and SW
Bluebell Lane are both classified as local streets by the City of Beaverton.
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The existing right-of-way for SW Davies Road is 55 feet along the site frontage, with existing
records showing a 30-foot centerline section. The City’s NR1 standard calls for a 60-foot rightof-way, or 30-foot centerline section. Therefore, no additional right-of-way will be required to
be dedicated with the recording of the Plat.
SW 133rd Avenue and SW Bluebell Lane both have an existing 46-foot right-of-way. The extension
of SW 133rd Avenue through the proposed development will be reduced to a 21.5-foot right-of-way,
with a 20-foot paved surface meeting the City L3 Local Street standard. Improvements to the west
side of the extension of SW 133rd Avenue will include planter strips/LIDA facilities and sidewalk.
The extension will carry the street to the south property line and will intersect with SW Davies Road.
There is no direct Tri Met transit service adjacent to the site. The closest Tri Met bus routes include:
#52, which runs on SW Farmington Road;
#62, which runs on SW Murray Blvd. and SW Scholls Ferry Road;
#76 & 78, which runs on Hall Blvd.; and
#88, which runs on SE Hart & SW 170th Avenue.
Utilities
Within SW Davies Road and SW 133rd Avenue, there is sanitary sewer, storm sewer, and water
service all available and adequate to serve the proposed 9 lots. These services will be extended
within the through connection of SE 133rd Avenue.
The Storm drainage system will connect with the existing system in Davies Road and SW 133rd
Avenue, given the site sheds to both the north and the south from a high point in the approximate
center. In street LIDA facilities will be provided within the SW 133rd Avenue extension and SW
Davies Road, consistent with City and CWS standards, including required detention. As
requested by the City, stormwater facilities are also being shown in the north eastern corner of
the site, and along SW Davies Road, approximately 195 feet east of the property. A Storm
Drainage Report has been prepared and attached with the application documents.
PROJECT SUMMARY

The proposed project is a residential subdivision creating 9 lots for single-family detached homes.
The accessory buildings will be removed. The lots range in size from 4,566 square feet (Lot 6) to
6,014 square feet (Lot 3), with an average lot size of 5,211 square feet. The proposed plat name is
Southridge Park.
This subdivision is concurrently linked with applications for: Sidewalk Modification (located
within an easement; no sidewalk on east side due to THPTD trail location); Tree Plan Two; a
Flexible Setback Application (15’ rear yard setback for Lots 1-3 and 6-9); and a Minor
Adjustment to vary minimum lot sizes by 10%.
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CONCURRENT APPLICATION 1:

9-LOT SUBDIVISION

APPLICABLE DEVELOPMENT CODE CRITERIA
40.45. LAND DIVISION AND RECONFIGURATION [ORD 4487; August 2008]
40.45.05. Purpose. The purpose of the Land Division applications is to establish regulations,
procedures, and standards for the division or reconfiguration of the boundaries of land within
the City of Beaverton. This Section is carried out by the approval criteria listed herein.
40.45.10. Applicability. The provisions of this section apply to all subdivisions,
partitions, developments involving the dedications of public right-of-way, and the
reconfiguration of existing property lines. Code requirements for the vacation of public
rights-of-way are in Section 40.75. (Street Vacations).
40.45.15. Application. There are nine (9) types of applications under this Section, as follows:
Property Line Adjustment; Replat One; Replat Two; Preliminary Partition; Preliminary
Subdivision; Preliminary Fee Ownership Partition; Preliminary Fee Ownership Subdivision;
Final Land Division; and Expedited Land Division. [ORD 4584; June 2012]
5. Preliminary Subdivision.
A. Threshold. An application for Preliminary Subdivision shall be required when the
following threshold applies: 1. The creation of four (4) or more new lots from at
least one (1) lot of record in one (1) calendar year. [ORD 4487; August 2008]
B. Procedure Type. The Type 2 procedure, as described in Section 50.40. of this
Code, shall apply to an application for Preliminary Subdivision. The decision
making authority is the Director.
RESPONSE: The subject property is zoned R5. The applicant is proposing a 9-Lot
subdivision, which will be reviewed under the Type 2 procedure.
C. Approval Criteria. In order to approve a Preliminary Subdivision 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 application satisfies the threshold requirements for a Preliminary
Subdivision application. If the parent parcel is subject to a pending Legal Lot
Determination under Section 40.47., further division of the parent parcel
shall not proceed until all of the provisions of Section 40.47.15.1.C. have
been met. [ORD 4584; June 2012]

RESPONSE: As determined above, with 9 proposed lots, this application satisfies the
Threshold for a Preliminary Subdivision.
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2.

All City application fees related to the application under consideration by the
decision making authority have been submitted.

RESPONSE: The applicant has included the required fees at the time of submittal for this
preliminary subdivision.
3.

The proposed development does not conflict with any existing City approval,
except the City may modify prior approvals through the subdivision process
to comply with current Code standards and requirements.

RESPONSE: As far as the applicant is aware, and based on City comments at the Pre-application
Conference, this proposed subdivision does not conflict with any existing City approval. The
applicant has designed the proposed development consistent with City standards, as modified
through the minor revision, flexible setbacks, and sidewalk design modification requests.
4.

Oversized lots resulting from the subdivision shall have a size and shape
which will facilitate the future potential partitioning or subdividing of such
oversized lots in accordance with the requirements of the Development Code.
In addition, streets, driveways, and utilities shall be sufficient to serve the
proposed subdivision and future potential development on oversized lots.
Easements and rights-of-way shall either exist or be proposed to be created
such that future partitioning or subdividing is not precluded or hindered, for
either the oversized lot or any affected adjacent lot. [ORD 4584; June 2012]

RESPONSE: There are no over-sized lots proposed that would be capable of further division
under the R-5 standards. The proposed street plan provides for adequate access to the proposed
lots, as determined at the Pre-application Conference. The Preliminary Plat provides for the
logical extension of the street through the property, and provides the appropriate easements.
5.

If phasing is requested by the applicant, the requested phasing plan meets all
applicable City standards and provides for necessary public improvements
for each phase as the project develops.

RESPONSE: No phasing is proposed. All 9 lots will be developed concurrently.
6.

Applications that apply the lot area averaging standards of Section
20.05.15.D. shall demonstrate that the resulting land division facilitates the
following: [ORD 4584; June 2012]
a) Preserves a designated Historic Resource or Significant Natural Resource
(Tree, Grove, Riparian Area, Wetland, or similar resource); or
b) Complies with minimum density requirements of the Development Code,
provides appropriate lot size transitions adjacent to differently zoned
properties, minimizes grading impacts on adjacent properties, and where
a street is proposed provides a standard street cross section with
sidewalks. [ORD 4584; June 2012]
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RESPONSE: The proposed project is a residential subdivision creating 9 lots for single-family
detached homes on less than 2 acres.
The applicant is not proposing to apply the lot area averaging standards, as allowed by Section
20.05.15.D, which sets the minimum lot size at 4,500 square feet. Per sub-6.b) above, the
proposed extension of SW 133rd Avenue does not provide a standard street cross section with
sidewalk on both sides, and a sidewalk in an easement, therefore compliance with Section
20.05.15.D is not met, and lot averaging cannot be applied. As such, the applicant is requesting
a 10% reduction of the minimum lot size through the Minor Adjustment process.
7.

Applications that apply the lot area averaging standards of Section 20.05.15.D.
do not require further Adjustment or Variance approvals for the Land Division.
[ORD 4584; June 2012]

RESPONSE: The applicant is not proposing to apply the lot area averaging standards.
Therefore, this criterion is not applicable and a Minor Adjustment for lot size is necessary, as
addressed later herein.
8.

The proposal does not create a lot which will have more than one (1) zoning
designation. [ORD 4584; June 2012]

RESPONSE: The property is within a single R-5 zoning district. Therefore, this criterion is not
applicable.
9.

Applications and documents related to the request requiring further City
approval shall be submitted to the City in the proper sequence.

RESPONSE: This application provides all documents related to the request, including any that
requiring further City approval, and is submitted to the City in the proper sequence. The City’s
Completeness Review will confirm compliance with this criterion.
D. Submission Requirements.
1. An application for a Preliminary Subdivision shall be made by the owner of the
subject property, or the owner’s authorized agent, on a form provided by the
Director and shall be filed with the Director. Provided, however, where the
application is made in conjunction with a Legal Lot Determination under Section
40.47., the City may consider the application even if fewer than all the owners of
the existing legal lot or parcel have applied for the approval. The Preliminary
Subdivision application shall be accompanied by the information required by the
application form, and by Section 50.25. (Application Completeness), and any
other information identified through a Pre-Application Conference.
2. The Director may consider and act upon a request to develop a subdivision in
phases. If the subdivision is to be phased, the applicant shall propose a phasing
program in writing at the time of Preliminary Subdivision application submittal.
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The applicant is responsible for providing a time schedule for the final
platting of the various phases. In no case shall the total time period for the
final platting of all stages be greater than five (5) years without filing a new
Preliminary Subdivision application. [ORD 4487; August 2008]
RESPONSE: This application for this Preliminary Subdivision has been authorized by and
submitted on behalf of the owner of the subject property. The application is made on a form
provided by the Director, which has been properly filed with the Director.
This application does not involve a phased development. Therefore, these two criteria are met.
E. Conditions of Approval. The decision-making authority may impose conditions on the
approval of a Preliminary Subdivision application to ensure compliance with the
approval criteria.
RESPONSE: The applicant understands that Conditions may be imposed, and retains the right
to comment on any such Conditions once they are proposed.
G. Expiration of a Decision. Refer to Section 50.90. Except where a phasing program is
approved under Section 40.45.15.4.C.7., the filing of a Final Land Division application in
accordance with Section 40.45.15.7. shall occur within two (2) years of the date of
Preliminary Subdivision approval. For a phased project, the total time period for the filing
of a final plat, shall not exceed five (5) years from the date of the City’s final Preliminary
Subdivision Approval decision. After five (5) years, unless otherwise vested, the
preliminary approval shall expire. [ORD 4265; October 2003] [ORD 4487; August 2008]
RESPONSE: The applicant understands the expiration provisions and the requirements and
procedures for Final Plat approval.
CONCLUSION – Subdivision
Based on the findings provided above and the supporting preliminary plan set, the applicant has
demonstrated compliance with the applicable subdivision approval criteria.
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CONCURRENT APPLICATION 2:

SIDEWALK DESIGN MODIFICATION

40.58. SIDEWALK DESIGN MODIFICATION
40.58.05. Purpose. The purpose of the Sidewalk Design Modification application is to
provide a mechanism whereby the City’s street design standards relating to the locations
and dimensions of sidewalks or required street landscaping can be modified to address
existing conditions and constraints as a specific application. For purposes of this section,
sidewalk ramps constructed with or without contiguous sidewalk panels leading to and
away from the ramp shall be considered sidewalks. This section is implemented by the
approval criteria listed herein.
40.58.10. Applicability. The Sidewalk Design Modification application shall be
applicable to all streets in the City.
RESPONSE: Based on the requirements noted at the pre-application conference and subsequent
summary, due to the shallow depth of the property and the absence of any existing right-of-way
improvements on the east side of the parcel adjacent to Meadow Waye Park, the applicant is
proposing a 21.5-foot right-of-way for the extension of SW 133rd Avenue through the
development, with a standard curb on the on both sides. A 4.5-foot planter strip including
roadside LIDA is proposed behind the curb face, followed by a standard width sidewalk. The
sidewalk and LIDA facilities are proposed to be located within easements over the front of each
lot. Therefore, a sidewalk modification is required.
It is also noted that no sidewalk is proposed adjoining the east side of the street, as the sidewalk
is duplicated by the immediately adjacent publicly accessible pedestrian path within Meadow
Waye Park, which will be separated from the back of curb by an existing vegetated area, and
already connects SW Davies Road with SW 133rd Place.
40.58.15. Application. There is a single Sidewalk Design Modification application which
is subject to the following requirements.
A. Threshold. An application for Sidewalk Design Modification shall be required when
one of the following thresholds applies:
1. The sidewalk width, planter strip width, or both minimum standards specified in
the Engineering Design Manual are proposed to be modified.
2. The dimensions or locations of street tree wells specified in the Engineering
Design Manual are proposed to be modified.
B. Procedure Type. The Type 1 procedure, as described in Section 50.35. of this Code,
shall apply to an application for Sidewalk Design Modification. The decision making
authority is the Director.
RESPONSE: The proposed 5-foot-wide sidewalk along the west side of the extension of SW
133rd Avenue is located behind a planter strip, however the planter strip will typically contain
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roadside LIDA facilities, which may necessitate a modification of street tree planting standards,
and both the sidewalk and planter strip will be located within easements on the lots. Further, no
sidewalk or City standard planter strip are proposed on the east side of the street. Therefore, a
Sidewalk Design Modification is required as a Type I procedure. The application is consolidated
with the Type II subdivision application.
C. Approval Criteria. In order to approve a Sidewalk Design Modification application,
the decision making authority shall make findings of fact based on evidence provided
by the applicant demonstrating that the following criteria are satisfied:
1. The proposal satisfies the threshold requirements for a Sidewalk Design
Modification application.
RESPONSE: As addressed above, this proposal satisfies the threshold requirements in sub-A.1
for a Sidewalk Design Modification application. This criterion is met.
2. All City application fees related to the application under consideration by the
decision-making authority have been submitted.
RESPONSE: The applicant has submitted the stipulated application fee. This criterion is met.
3. One or more of the following criteria are satisfied:
a. That there exist local topographic conditions, which would result in any of the
following:
i. A sidewalk that is located above or below the top surface of a finished curb.
ii. A situation in which construction of the Engineering Design Manual
standard street cross-section would require a steep slope or retaining wall
that would prevent vehicular access to the adjoining property.
RESPONSE: Topography is not an issue related to this request. The basis for the modification
is the need for a narrow street, because the property lacks sufficient depth for a full standard
local street in the absence of any public street improvements being provided along the shared
boundary of Meadow Waye Park. The proposed design relies upon the L3 standard, modified to
place the planter strip and sidewalk on the west side of the street.
b. That there exist local physical conditions such as:
i. An existing structure prevents the construction of a standard sidewalk.
ii. An existing utility device prevents the construction of a standard sidewalk.
iii. Rock outcroppings prevent the construction of a standard sidewalk
without blasting.
RESPONSE: None of these physical conditions apply to this request.
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c. That there exist environmental conditions such as a Significant Natural
Resource Area, Jurisdictional Wetland, Clean Water Services Water Quality
Sensitive Area, Clean Water Services required Vegetative Corridor, or
Significant Tree Grove.
RESPONSE: There are no existing environmental conditions associated with this request.
d. That additional right of way is required to construct the Engineering Design
Manual standard and the adjoining property is not controlled by the applicant.
RESPONSE: This parcel, Tax Lot 14600, was created by a prior land partition 2006-032, which
created the parcel for the adjacent Meadow Waye Park. The partition established a 30-foot-wide
utility easement over the western edge of the park, but did not provide any dedication of right-ofway for the construction of the extension of SW 133rd Avenue. As such, any future centerline of
the extension was shifted to the west, the result of which is that now that the City has requested a
through street connection, all right-of-way dedication and proposed easements for the extension
will come from the subject tax lot, including both sides of the pavement improvements and curb
and gutter sections. Typically, improvements beyond centerline would be required from each
property adjoining the roadway extension, however in this case the responsibility, cost, and land
area for all improvements falls on the applicant, as the adjoining property is not otherwise
controlled by the applicant. Further, adequate corner radius was not accommodated in the
planning of the park and its improvements. Accordingly, to limit the amount of additional rightof-way required from the subject property, the applicant requests approval for roadside LIDA
facilities in the planter strips, sidewalk and planter strips on the west side of the street in
easements over the lots, and no sidewalk on the east side of the street, where the existing
THPRD pedestrian pathway will serve this purpose. Approval of the request allows the
applicant to maintain a lotting pattern which most efficiently uses the available land area,
preserves the number of homes directly facing onto the street and adjacent park as much as
possible, while still providing the required public facilities and through connectivity.
In order to determine the approximate impact on the subject property of the westward shift of the
road centerline described above, the applicant has provided an Alternate Alignment Exhibit,
which shows the subject property and Meadow Way Park configuration if both properties were
to share the burden of public improvements, based on the existing off-set centerlines of SW 133rd
Avenue. As shown, the required street extension results in the applicant having to dedicate an
additional 4,211 square feet (82% of a 5,200 square foot lot), based solely on the lack of right-ofway dedication and improvements along the Meadow Way Park frontage. Allowance for the
sidewalk and planter strip to be located in easements provides the applicant with the ability to
regain that lost land area, and develop a through connection now desired by City staff in a
manner that does not improperly restrict the development of the land beyond what would
otherwise be roughly proportional to the impact of the development, which otherwise does not
need the public through street to develop and provide access to the lots.
Further, it is noted that as-built plans in City records submitted as part of the Speers Meadow
development, show what was considered the most practicable alignment for the extension of SW
133rd Avenue south to SW Davies Road. It is notable that due to the design and construction of
park improvements, which made no allowance or provision for the through street connection, the
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future development plan (also included in the Alternate Alignment Tab) is no longer able to be
constructed as shown.
4. The proposal complies with provisions of Section 60.55.25. (Street and Bicycle and
Pedestrian Connection Requirements) and 60.55.30 (Minimum Street Widths).
RESPONSE: The proposed street and sidewalk design complies with the connectivity requirements
of 60.55.25, with a 5-foot wide sidewalk located behind planter strips, and the standards of 60.55.30
including a 20-foot wide paved surface to a City L3 standard, as addressed herein.
5. Applications and documents related to the request, which will require further City
approval, have been submitted to the City in the proper sequence.
RESPONSE: This modification is a concurrent application, and all applications and documents
related to the request requiring further City approval have been submitted to the City in the
proper sequence. This criterion is met.
6. The proposed Sidewalk Design Modification provides safe and efficient
pedestrian circulation in the site vicinity.
RESPONSE: The proposed sidewalk design maintains the standard 5-foot sidewalk behind a
protective planter strip. The sidewalk will be extended through the development to connect with
SW Davies Road, and thereby provides safe and efficient pedestrian circulation in the site
vicinity, particularly given the existing meandering THPRD pathway on the east side. This
criterion is met.
D. Submission Requirements. An application for a Sidewalk Design Modification shall
be made by the owner of the subject property, or the owner’s authorized agent, on a
form provided by the Director and shall be filed with the Director. The Sidewalk
Design Modification application shall be accompanied by the information required
by the application form, and by Section 50.25. (Application Completeness), and any
other information identified through a Pre-Application Conference.
RESPONSE: This application is made by the owner’s authorized agent, on the form provided
by the Director. This criterion is met.
E. Conditions of Approval. The decision making authority may impose conditions on the
approval of a Sidewalk Design Modification application to ensure compliance with
the approval criteria.
RESPONSE: The applicant understands that conditions may be attached, and reserves the right
to comment on any such conditions.
CONCLUSION – Sidewalk Modification
Based on the findings presented herein, and supported by the street design plans, the applicant
has demonstrated compliance with the applicable approval criteria.
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CONCURRENT APPLICATION 3:

MINOR ADJUSTMENT

40.10. ADJUSTMENT
40.10.05. Purpose. The purpose of an Adjustment application is to provide a mechanism
by which certain regulations in the Development Code may be adjusted if the proposed
development continues to meet the intended purpose of such regulations. This Section is
carried out by the approval criteria listed herein. [ORD 4584; June 2012]
40.10.10. Applicability. An Adjustment may be requested only for numerical Site
Development Requirements contained in Chapter 20 (Land Uses), the grading standards
contained in Chapter 60 (Special Requirements), Section 60.15.10, or the numerical
standards identified in Food Cart Pod Regulations contained in 60.11 (Food Cart Pod
Regulations). [ORD 4397; August 2006] [ORD 4697; December 2016]
RESPONSE: The applicant is requesting a Minor Adjustment to reduce the minimum lot size
by 10% from 5,000 to 4,500 square feet, as this development does not qualify for lot averaging
as previously addressed herein.
40.10.15. Application. There are Two (2) Adjustment applications which are as follows:
Minor Adjustment, Major Adjustment. [ORD 4397; August 2006]
1. Minor Adjustment.
A. Threshold. An application for Minor Adjustment shall be required when one or
more of the following thresholds apply:
1. Involves up to and including a 10% adjustment from the numerical Site
Development Requirements specified in Chapter 20 (Land Uses). This
threshold does not apply where credits have been earned for height increase
through Habitat Friendly Development Practices, as described Section
60.12.40.4., .5., .6., and .7. [ORD 4531; April 2010]
2. Involves up to and including a 10% adjustment from the numerical
Development Standards for Grading specified in Section 60.15.10. (Land
Division Grading Standards) of this Code. [ORD 4397; August 2006
3. Involves up to and including a 10% adjustment from the numerical Food Cart
Pod standards specified in Section 60.11.10 and 60.11.15 of this Code. [ORD
4662; September 2015]
RESPONSE: The applicant is requesting a 10% adjustment in the minimum lot size from 5,000
to 4,500 square feet. As currently proposed, the minimum lot size within the development is
4,566 square feet, with an average lot size of approximately 5,211 square feet. Four of the
proposed lots will have a minimum lot size of less than 5,000 square feet. Therefore, threshold
A.1. is met.
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C. Approval Criteria. In order to approve a Minor Adjustment 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 Minor Adjustment
application.
RESPONSE: The applicant is requesting a 10% adjustment in the minimum lot size from 5,000
square feet to 4,500 square feet. Therefore threshold A.1. is met.
2. The application complies with all applicable submittal requirements as
specified in Section 50.25.1. and includes all applicable City application fees.
RESPONSE: As demonstrated herein, the application complies with all applicable submittal
requirements, per 50.25.1 and includes all applicable application fees. Compliance with this
criterion is confirmed through the City’s complete application review process.
3. Special conditions or circumstances exist on the site that make it physically
difficult or impossible to meet the applicable development standard for an
otherwise acceptable proposal.
RESPONSE: As described previously, this property (Parcel 1) was created by a prior land
partition (2006-032) which created the one-acre parcel (Parcel 2) for Meadow Waye Park. The
remaining lot width (east/west) for Parcel 1 is 161.35 feet, while the depth (north/south) is
221.40 feet. Within this remaining lot configuration, the applicant is required to extend the
entire cross section of SW 133rd Avenue from SW Bluebell Lane to SW Davies Road, with the
exception of the sidewalk on the east side of the street, due to the fact that no right-of-way or
public improvements were required at the time of the park’s construction. The requirement to
construct the full street width can be considered a “special circumstance” which supports a minor
adjustment to the minimum lot area.
The applicant has provided an Alternate Alignment Exhibit, which shows a typical street
configuration if both properties were to share the burden of extending the public street, based on
the existing off-set centerlines of SW 133rd Avenue and continuing the existing street section.
As shown, the required street extension results in the applicant having to dedicate an additional
4,211 square feet, based solely on the lack of right-of-way dedication and improvements along
the Meadow Way Park frontage. Were the appropriate amount of Right-of-Way dedication
required as part of the park development, the site would have been able to be developed logically
to permitted densities, without the need for the Minor Adjustment.
Further, as previously described, As-Built plans in City records submitted as part of the Speers
Meadow development show what was considered the most a practicable alignment for the
extension of SW 133rd Avenue south to SW Davies Road. It is notable that due to the design and
construction of park improvements, which made no allowance or provision for the through street
connection, and the fact that the City did not require the park district to accommodate the logical
connection of the through street, the future development plan (also included in the Alternate
Alignment Tab) is no longer able to be constructed as shown.
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Despite the special circumstance identified above, the applicant has committed to develop the
site utilizing pedestrian friendly design, creating as many lot frontages along the SW 133rd
Avenue extension as possible, in order to provide “eyes on the street” adjacent to the park, and a
varied and interesting street scape through the use of front facades rather than side facades. If
required to meet the 5,000 square foot minimum lot size while retaining a pedestrian oriented lot
configuration, at 140 feet deep lot widths would be required to range from 36-40 feet for 8-9 lots,
from the currently proposed 40-50 feet, requiring additional adjustments/variances over and
above those proposed. Such lots would be difficult to develop efficiently with desirable housing
designs due to their relatively long, skinny nature, oversized rear yards, and reduced off-street
parking due to the narrower lot widths, and would be less consistent with the purpose of the
district. Avoiding such long narrow lots would require a reconfiguration to all north-south lots,
with only 3 units fronting to the park (rather than the 6 currently proposed), additional private
streets, and/or increased access points to SW Davies Road.
Based on the above, the applicant believes the minor adjustment to minimum lot areas to be
justified by existing special conditions on the site that make it physically difficult to meet the
applicable development standard for an otherwise acceptable proposal.
4. The special conditions and circumstances do not result from the actions of the
applicant and such conditions and circumstances do not merely constitute
financial hardship or inconvenience.
RESPONSE: The prior partition was not the result of actions by the applicant, and was driven
by the desired parcel configuration of the park district. The special circumstances associated
with this property, being the lack of improvements adjacent to the park and required street
construction, make efficient development of the site difficult to achieve in a manner that
provides a pedestrian oriented streetscape. It is noted that the difficulty primarily arises as the
City of Beaverton Comprehensive Plan does not specifically require the extension of SW 133rd
Avenue, but rather the connection is desired by City of Beaverton Transportation Planning staff,
as indicated in Pre-Application Conference PA2018-0042 summary notes. Previous PreApplication Conference notes for PA 2015-0074 show an acceptable alternate layout with no
through street connection. Similarly, Meadow Waye Park was able to be approved and
developed without need to provide for the through street connection, demonstrating the
feasibility of the earlier design. However, while such a development pattern remains possible it
does not provide the through connection desired by the City, which will ultimately benefit park
users and neighboring residents. Accordingly, rather than the actions of the applicant, the special
circumstances were the result of the actions of the City and Park District. Therefore, this
criterion is met.
5. Granting the adjustment as part of the overall proposal will not obstruct
pedestrian or vehicular movement.
RESPONSE: Granting this adjustment will not obstruct pedestrian or vehicular access. The
preliminary plat provides for the logical extension of SW 133rd through the property to intersect
with SW Davies Road. This street extension enhances pedestrian and vehicular access, including
additional access to Meadow Waye Park. Therefore, this criterion is met.
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6. City designated significant trees and/or historic resources, if present, will be
preserved.
RESPONSE: There are no City designated significant trees and/or historic resources associated
with this property. This criterion is not applicable.
7. If more than one adjustment is being requested concurrently, the cumulative
effect of the adjustments will result in a proposal which is still consistent with
the overall purpose of the applicable zoning district.
RESPONSE: The lot size and flexible setback options are the only adjustments being
requested. The effect of this adjustment results in a proposal which maintains consistency with
the overall purpose of the applicable R-5 zoning district. The adjustment will not allow for
increased density above that already permitted, and will maintain an average lot size of
approximately 5,211 square feet, which is within the anticipated range for the zone. The flexible
setback option requests a reduction in the rear yards of Lots 1 – 3 and 6 – 9. However, of the 7
lots, only the rear yards of 3 lots (1 – 3) directly abut the yards of neighboring dwellings. The
ability to reduce the rear yard setback for the stated lots from 20 feet to 15 feet is consistent with
other similar development standards within the region for densities in this range, and is expected
to remain consistent with the purpose of the R5 District, which is to provide for standard density
development. Therefore, this criterion is met.
8. Any adjustment granted shall be the minimum necessary to permit a
reasonable use of land, buildings, and structures.
RESPONSE: The 10% reduction is lot size is the minimum necessary to allow the logical,
efficient, and pedestrian friendly streetscape proposed, particularly given the existing and
regulatory constraints posed on the site. Therefore, this criterion is met.
9. The proposal incorporates building, structure, or site design features or some
combination thereof that compensate for the requested adjustment.
RESPONSE: In part, the adjustment facilitates connectivity through the provision of a public
street along the west side of Meadow Waye Park. In doing so, the adjustment provides the
ability to orient a larger proportion of the lots facing Meadow Waye Park, which serves to create
an improved pedestrian streetscape, and the desired “eyes on the park” development, in turn
activating the park edge.
This favorable site design provides public benefit to compensate for the reduction in minimum
lot size for 4 of the 9 lots, as described above.
10. The proposal is consistent with all applicable provisions of Chapter 20 (Land
Uses) unless applicable provisions are modified by means of one or more
Adjustment, Variance, Planned Unit Development applications that already
have been approved or are considered concurrently with the subject proposal.
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RESPONSE: As addressed below herein, this proposal is consistent with all applicable
provisions of Chapter 20 (Land Uses) except as modified by this Adjustment and a Flexible
Setback Application, which are submitted concurrently with this application. Therefore, this
criterion is met.
11. The proposal is consistent with all applicable provisions of Chapter 60 (Special
Requirements) and that all improvements, dedications, or both required by the
applicable provisions of Chapter 60 (Special Requirements) are provided or
can be provided in rough proportion to the identified impact(s) of the proposal.
RESPONSE: As demonstrated herein and with supporting plans, this proposal is consistent
with all applicable provisions of Chapter 60 (Special Requirements). All required improvements
and dedications are provided. Therefore, this criterion is met.
12. Adequate means are provided or can be provided to ensure continued
periodic maintenance and necessary normal replacement of the following
private common facilities and areas: drainage ditches, roads and other
improved rights-of-way, structures, recreation facilities, landscaping, fill and
excavation areas, screening and fencing, ground cover, garbage and
recycling storage areas and other facilities, not subject to periodic
maintenance by the City or other public agency.
RESPONSE: Other than the proposed flag lot access to Lots 1, 2, and 3, for which ownership,
access, and maintenance will be addressed through the recording of easements with plat
recordation, no common privately-owned facilities are proposed. This criterion is not applicable.
13. The proposal does not include any lot area averaging as specified in Section
20.05.50.1.B. or include any lot dimension reductions as specified in Sections
20.05.50.2.A.2. and .4. or 20.05.50.2.B.2. and .4. [ORD 4487; August 2008]
[ORD 4498; January 2009]
RESPONSE: This proposal does not include any lot area averaging, or include any additional
lot dimension reductions. Therefore, this criterion is met.
CONCLUSION – Minor Adjustment
Based on the findings presented herein and the supporting plans the applicant has demonstrated
compliance with the applicable approval criteria.
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CONCURRENT APPLICATION 4:

FLEXIBLE SETBACKS

40.30. FLEXIBLE AND ZERO YARD SETBACKS
40.30.05. Purpose.
The purpose of flexible and zero yard setbacks is to encourage flexibility in building
design and layout, while providing for open space, adequate light, air, and safety. It is
also recognized that a reduction in the setback standards may create compatibility
problems for surrounding properties. The following provisions allow flexible setbacks in
a manner which is appropriate given the unique character of the property involved and
the surrounding area. This Section is carried out by the approval criteria listed herein.
40.30.10. Applicability.
Development on a lot of record in Residential, Commercial, Industrial, and Multiple Use
zoning districts may request approval of the flexible or zero setback provisions of this
section.
RESPONSE: The applicant is requesting flexible setbacks to reduce the rear yard setback for
Lots 1 – 3 and Lots 6 – 9 from 20 feet to 15 feet, in response to the unique characteristics of the
site, as described herein.
40.30.15. Application. [ORD 4584; June 2012]
There are five (5) Flexible and Zero Yard Setback applications which are as follows:
Flexible Setback for Individual Lot With Endorsement; Flexible Setback for Individual
Lot Without Endorsement; Flexible Setback for a Proposed Land Division; Zero Side or
Zero Rear Yard Setback for a Proposed Land Division in Residential Districts; and Zero
Side Yard Setback for a Proposed Land Division in the Commercial, Industrial, or
Multiple Use Districts.
RESPONSE: The applicant is requesting flexible rear yard setbacks for Lots 1 – 3 and Lots 6 –
9 under the Flexible Setback for a Proposed Land Division provision above.
3. Flexible Setback for a Proposed Residential Land Division.
A. Threshold. An application for Flexible Setback for a Proposed Residential Land
Division shall be required when the following threshold applies:
1. The property is located within a Residential zoning district and this
application is accompanied by a land division application for the subject
property.
RESPONSE: The subject site is located within a Standard Density Neighborhood within the
City of Beaverton Comprehensive Plan, with an overall residential zoning of R5 (Residential
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Urban Standard Density District (5,000)). The application is submitted as part of a consolidated
request for a 9-Lot Subdivision “Southridge Park”.
B. Procedure Type. The Type 2 procedure, as described in Section 50.40. of this
Code, shall apply to an application for Flexible Setback for a Proposed
Residential Land Division and shall be considered concurrently with the proposed
land division. The decision making authority is the Director. [ORD 4473; March
2008]
RESPONSE: This application is submitted as part of a consolidated Type II request for a 9-Lot
Subdivision “Southridge Park”. The applicant understands the decision maker is the Director.
C. Approval Criteria. In order to approve a Flexible Setback for a Proposed
Residential Land Division 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 Flexible Setback for a
Proposed Residential Land Division application.
RESPONSE: The subject site is located within the R5 zoning district (Residential Urban
Standard Density District (5,000)). The application is submitted as part of a consolidated request
for a 9-Lot Subdivision “Southridge Park”. Therefore threshold 40.30.15.3.A.1 is met.
2. All City application fees related to the application under consideration by the
decision making authority have been submitted.
RESPONSE: The applicant has submitted the stipulated application fee. This criterion is met.
3. The proposal is compatible with the surrounding area regarding topography,
vegetation, building character, and site design. In determining compatibility,
consideration shall be given to harmony in: scale, bulk, lot coverage, density,
rooflines, and building materials. [ORD 4473; March 2008]
RESPONSE: The subject site is an infill residential property typical of those found in the City
of Beaverton and Unincorporated Washington County. The site is relatively flat with a break in
relief in the middle of the lot, therefore drainage will be towards the north and south. Homes on
the site will be typical in design and size for new homes in the area, with 15-foot rear yard
setbacks and two stories, and provision for at least 2 vehicle spaces in garages. Surrounding
homes to the north and west are designed within the maximum 35-foot height limit, consistent
with existing and previous City requirements, therefore scale and rooflines will be similar, along
with the use of typically durable building materials. This criterion is met.
4. The proposal is consistent with all applicable provisions of Chapter 20 (Land
Uses) unless applicable provisions are modified by means of one or more
applications that already have been approved or are considered concurrently
with the subject proposal. [ORD 4473; March 2008]
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RESPONSE: This application for flexible rear yard setbacks is submitted as part of a
consolidated Type II request for a 9-Lot Subdivision “Southridge Park”. With regard to the
standards of Chapter 20, a Minor Adjustment application is also included, to adjust the minimum
lot size from 5,000 square feet to 4,500 square feet. Compliance with all applicable provisions
of Chapter 20 is otherwise maintained.
It is noted that in accordance with Section 20.05.15.G.2. and footnote 11, upon approval of a
Flexible Setback 40.30 application, rear yard setbacks may be reduced to as little as 5 feet. The
applicant requests a reduction in the rear yard setback for Lots 1-3 and 6-9 to 15 feet,
significantly less than the permitted reduction. This criterion is met.
5. The proposal is consistent with all applicable provisions of Chapter 60
(Special Requirements) and that all improvements, dedications, or both
required by the applicable provisions of Chapter 60 (Special Requirements)
are provided or can be provided in rough proportion to the identified
impact(s) of the proposal.
RESPONSE: The applicant has approved for all required modifications, including a Minor
Adjustment, Flexible Setback Application, and Sidewalk Design Modification. As described
throughout this report, the application in all other matters complies with the applicable
provisions of Chapter 60, within the bounds of proportionality given the applicant is required to
construct the full street width for the extension of SW 133rd Avenue, based on the lack of public
improvements designed or constructed with the development of Meadow Way Park.
6. The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1. of the Development Code.
RESPONSE: This application is made by the owner’s authorized agent, on the form provided by
the Director, and includes all relevant information required to demonstrate compliance with the
applicable approval criteria. This criterion is met.
7. Applications and documents related to the request, which will require further
City approval, shall be submitted to the City in the proper sequence. [ORD
4404; October 2006]
RESPONSE: This application provides all documents related to the request, including any that
requiring further City approval, and is submitted to the City in the proper sequence. The City’s
Completeness Review will confirm compliance with this criterion.
D. Submission Requirements. An application for a Flexible Setback for a Proposed
Residential Land Division shall be made by the owner of the subject property, or
the owner’s authorized agent, on a form provided by the Director and shall be
filed with the Director. The Flexible Setback for a Proposed Residential Land
Division application shall be accompanied by the information required by the
application form, and by Section 50.25. (Application Completeness), and any
other information identified through a Pre-Application Conference.

13335 SW Davies Road – Riverside at Southridge Park, Preliminary 9 Lot Subdivision
Revised December 19, 2019
PDG 131-021

Page

- 22 -

RESPONSE: This application is made by the owner’s authorized agent, on the form provided
by the Director. This criterion is met.
E. Conditions of Approval. The decision making authority may impose conditions on
the approval of a Flexible Setback for a Proposed Residential Land Division
application to ensure compliance with the approval criteria.
RESPONSE: The applicant understands that conditions may be imposed, and reserves the right
to comment on or object to any proposed conditions.
CONCLUSION – FLEXIBLE SETBACK APPLICATION
Based on the findings presented herein and the supporting plans the applicant has demonstrated
compliance with the applicable approval criteria.
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CONCURRENT APPLICATION 5:

TREE PLAN 2

APPLICABLE DEVELOPMENT CODE CRITERIA
40.90. TREE PLAN [ORD 4348; May 2005]
40.90.05. 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.
2. Tree Plan Two
A. Threshold. An application for Tree Plan Two shall be required when none of the
actions listed in Section 40.90.10. apply, none of the thresholds listed in Section
40.90.15.1. apply, and one or more of the following thresholds apply:
1. Removal of five (5) or more Community Trees, or more than 10% of the number
of Community Trees on the site, whichever is greater, within a one (1) calendar
year period, except as allowed in Section 40.90.10.1. [ORD 4584; June 2012]
2. Multiple Use zoning district: Removal of up to and including 85% of the total
DBH of non-exempt surveyed tree(s) found on the project site within SNRAs,
Significant Groves, or Sensitive Areas as defined by Clean Water Services. [ORD
4584; June 2012]
3. Commercial, Residential, or Industrial zoning district: Removal of up to and
including 75% of the total DBH of non-exempt surveyed tree(s) found on the
project site within SNRAs, Significant Groves, or Sensitive Areas as defined by
Clean Water Services. [ORD 4584; June 2012] 4. Removal of a Significant
Individual Tree(s).
Community Tree. [ORD 4224; September 2002] A healthy tree of at least ten inches
(10”) DBH located on developed, partially developed, or undeveloped land. Community
Trees are not those trees identified as Significant, Historic, Landscape or Mitigation
Trees, trees within a Grove or a Significant Natural Resource Area, or trees that bear
edible fruits or nuts grown for human consumption. [ORD 4348; May 2005]
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RESPONSE: As described in the Arborist Report and Tree Plan dated July 10, 2019, prepared
by Morgan Holen and Associates and submitted with this application, 29 trees measuring 5‐inches
and larger in diameter were assessed on the site, including 15 different species. Table 1 of the
Arborist Report and Tree Plan provides a summary of the count of trees by species. Five of the
inventoried trees are located in public rights‐of‐way (#6698, #6699, #6670 and #6701 along the
north side of SW Davies Road and #6218 along the south side of SW Bluebell Lane), one (#6219)
is located on the adjacent park property to the east, and two completely off‐site trees to the west
(#7380 and #7382) were assessed from a distance. The other 21 trees are on‐site, including three
trees (#6379, #6380 and #7377) that are very near the western property boundary. A complete
description of the existing individual trees is provided in the Arborist Report and Tree Plan.
Of the 29 existing trees, 17 are classified as Community Trees, one (#6219 on park property) is
classified as a Landscape Tree, five are street trees and six are not classified because they are
smaller than the 10‐ inch diameter threshold for Community Trees and do not pertain to any
other classification per BDC Section 60.60.10.
Of the 29 existing trees, 24 (83%) are planned for removal for the purposes of construction,
including 13 Community Trees, the five streets trees located in public rights of way and the six
non‐classified trees smaller than 10‐inches in diameter. One of the Community Trees planned for
removal (#7377) is listed as a boundary tree because it is in close proximity to the western
boundary in the southwest corner of the site where grading is necessary. The property boundary
will be staked so that the location of the tree may be verified on‐the‐ground; if any portion of the
base of the tree is on the boundary, removal of this tree will be coordinated between the applicant
and the neighboring property owner. The remaining five trees (17%) are planned for retention,
including three off‐site trees (#7380, #7382 and #6219) and two on‐site trees near the western
boundary (#6379 and #6380).
Accordingly, as greater than 5 Community Trees are proposed for removal, the application is
subject to the requirements of Section 40.9.05.2, and meets the threshold to require a Type 2
Tree Plan Two review.
B. Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code,
shall apply to an application for Tree Plan Two. The decision making authority is the
Director.
RESPONSE: As a Tree Plan Two application, this will be reviewed as a Type 2 procedure.
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.
RESPONSE: As described above, the application meets the Tree Plan 2 Threshold as more than
5 Community Trees will be removed
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2. All City application fees related to the application under consideration by the
decision making authority have been submitted.
RESPONSE: The applicant has paid the applicable application fee, as part of the submittal
package. Therefore, these criteria are met.
3. If applicable, removal of any tree is necessary to observe good forestry practices
according to recognized American National Standards Institute (ANSI) A3001995 standards and International Society of Arborists (ISA) standards on the
subject.
RESPONSE: This criterion is not applicable in this instance.
4. If applicable, removal of any tree is necessary to accommodate physical
development where no reasonable alternative exists.
RESPONSE: The removal of the 24 trees identified in the Arborist Report and Tree Plan and
shown on the submitted Tree Removal Plan is necessary to accommodate required public street
improvements, preliminary site grading, and other physical development activities such as
foundation construction related to creating and developing the 9 proposed lots. Six of the
proposed trees are located within designated building platforms, with another 7 located
immediately adjacent to these building areas (2) or within existing or proposed utility easements
(5). The remaining 8 trees to be removed are located within construction zones necessary for the
completion of required public improvements for SW Davies Road and the extension of SW 133rd
Avenue. Accordingly, this this criterion is met.
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.
RESPONSE: While a number of trees are identified in the Arborist Report and Tree Plan as
being in poor health or invasive, no trees are designated for removal purely due to their nuisance
value. This criterion is not applicable.
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.
RESPONSE: As described above, 5 trees identified for removal are located within existing or
proposed utility easements. A further 8 trees to be removed are located within construction
zones or right-of-way necessary for the completion of required public improvements for SW
Davies Road and the extension of SW 133rd Avenue. As the alignments for these improvements
are already set by the City or existing facilities, redirecting such improvements is not practicable.
Accordingly, this this criterion is met.
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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. [ORD 4584; June 2012]
RESPONSE: This criterion is not applicable in this instance.
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.
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
windthrow.
10. The proposal is consistent with all applicable provisions of Section 60.60. (Trees
and Vegetation) and Section 60.67. (Significant Natural Resources).
RESPONSE: There are no trees within a SNRA or Significant Grove proposed to be removed.
Therefore, for this project, these two criteria are not applicable.
The Tree Plan information is reflected in the Arborist Report and Tree Plan and shown on the
submitted Tree Removal Plan, Sheet P4.0. The Tree Plan provides:
•

Genus and species of all Protected Trees and Community Trees, as applicable,
that are 10” dbh or greater; trees on land abutting the subject parcels whose tree
canopy are within five feet of the property lines of the subject parcels.

•

Identification of trees proposed for retention or removal.

•

Existing drip line canopy of individual trees or grove trees, including the drip line
of any trees within five feet of the property lines of the subject parcels.

•

Existing root zone of each tree, defined as an area 5 feet beyond the drip line of
the tree; and including the root zone of trees on abutting properties, whose root
zone is within or is touching the property lines the subject parcels.

•

A Tree Mitigation Table demonstrating the DBH of the surveyed trees on site,
separated into conifer and deciduous categories, the DBH proposed for removal.

Based on this Tree Plan, the applicant understands that no mitigation will be required. If,
however, it is determined that mitigation is required, that requirement can be attached as a
Condition of Approval.
As demonstrated within this narrative and with supporting plans, the proposal is consistent with
all applicable provisions of Section 60.60. (Trees and Vegetation) and Section 60.67. (Significant
Natural Resources). No trees will be removed from within an SNRA or Significant Grove.
Therefore criteria 1, 2, 4, and 6 are met. Criteria 3, 5, 7, 8 & 9 are not applicable.
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11. Grading and contouring of the site is designed to accommodate the proposed use
and to mitigate adverse effects on neighboring properties, public right-of-way,
surface drainage, water storage facilities, and the public storm drainage system.
[ORD 4584; June 2012]
RESPONSE: Site grading and contouring has been designed to accommodate the proposed use
and to mitigate adverse effects on neighboring properties, public right-of-way, surface drainage,
water storage facilities, and the public storm drainage system. This criterion is met.
12. The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1. of the Development Code.
RESPONSE: The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1. of the Development Code, as confirmed by City Staff’s
Completeness Review.
13. Applications and documents related to the request, which will require further City
approval, shall be submitted to the City in the proper sequence. [ORD 4404;
October 2006] [ORD 4462; January 2008]
RESPONSE: The applications and supporting documents which will require further City
approval have been or will be provided in the proper sequence. In addition to the Tree Plan 2, the
Beaverton Municipal Code requires a permit for street tree removal and BDC Section 60.15.15.6
provides that street trees shall be planted along street frontages in accordance with an approved
street tree plan submitted prior to City approval of the Final Plat. These code requirements are
applicable to the five trees planned for removal that are located in public rights of way, and
compliance with these standards will be further be addressed through Site Development review.
This criterion is met.
D. Submission Requirements. An application for a Tree Plan Two shall be made by the
owner of the subject property, or the owner’s authorized agent, on a form provided by
the Director and shall be filed with the Director. The Tree Plan Two application shall
be accompanied by the information required by the application form, and by Section
50.25. (Application Completeness), and any other information identified through a
Pre-Application Conference.
RESPONSE: This application is made by the owner’s authorized agent, on the form provided
by the Director, and includes all relevant information required to demonstrate compliance with
the applicable approval criteria. This criterion is met.
E. Conditions of Approval. The decision making authority may impose conditions on the
approval of a Tree Plan Two application to ensure compliance with the approval
criteria. In addition to the approval criteria, the decision making authority may also
impose other conditions of approval to ensure that the proposed tree work meets all
requirements listed in Section 60.60. (Trees and Vegetation).
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RESPONSE: The applicant understands that Conditions may be imposed, and retains the right
to comment on any such Conditions once they are proposed.
CONCLUSION – Tree Plan Two
Based on the findings provided herein, the applicant has demonstrated the proposed Tree Plan
Two complies with all applicable provisions and standards of the Development Code. Therefore,
the applicant respectfully requests approval of this application.
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20.05. RESIDENTIAL LAND USE DISTRICTS
20.05.05. Residential Areas. The areas of the City that are designated as residential
densities implement the policies of the City’s Comprehensive Plan and are identified on
the City’s Zoning Map. Full urban services are to be provided.
20.05.10. Purpose.
4. R5 Residential Urban Standard Density District (5,000)
The R5 District is intended to establish standard density residential developments where
a minimum land area of 5,000 square feet is available for each dwelling unit. [ORD
4584; June 2012]
RESPONSE: The subject property is zoned R5. Based on the R-5 zoning, the Preliminary
Subdivision plat creates 9-lots for single-family detached units, which are a permitted use in this
district. The existing house and outbuildings will be removed.
As described above in response to Section 40.10.15.1., the applicant has requested a Minor
Adjustment, to allow a 10% reduction in the minimum lot size to 4,500 square feet. The average lot
size for the combined 9 lots, at approximately 5,211 square feet, remains above the minimum lot size.
20.05.15. SITE DEVELOPMENT STANDARDS
Site Development Standards support implementing development consistent with the
corresponding zoning district. 4 All superscript notations refer to applicable regulations
or clarifications as noted in footnotes below. [ORD 4697; 5 December 2016]
Development Standards
A. Minimum Land Area (square feet)
B. Minimum and Maximum
Residential Density
E. Lot Dimensions for Land Divisions
Less than Two acres
1. Minimum Width
a. Interior
b. Corner
2. Minimum Depth
a. Interior
b. Corner
F. Minimum Yard Setbacks:
Front
Side
Rear
Garage
Garage Door to Rear

R5
5,000
Refer to Sections
20.25.05. & 20.25.15.B.

Proposed
Min. 4,566 sf; Avg. 5,211 sf

0
0

40 ft
46 ft

0
0

98 ft
98 ft

15 ft.
5 ft.
20 ft.
20 ft.
24 ft.

15 ft
5 ft
15 ft
20 ft
24 ft
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Minimum Between Buildings
H. Building Height
Maximum

6 ft.

6 ft

35 ft.

35 ft

RESPONSE: The proposed subdivision creates lot sizes ranging from a minimum of 4,566
square feet to a maximum of 6,014 square feet. The overall average lot size will be
approximately 5,211 square feet.
With the exception of minimum lots size, which is being reduced under the Minor Adjustment
process, and a Flexible Setback Application to reduce rear yard setbacks from 20 feet to 15 feet, all
of the 9 proposed lots meet or exceed the minimum R-5 standards, as reflected in Table 1 above.
20.25.05. Minimum Residential Density.
A. New residential development in all Residential, Commercial, and Multiple Use
districts which permit residential development must achieve at least the minimum
density for the zoning district in which they are located. Projects proposed at less
than the minimum density must demonstrate on a site plan or other means, how,
in all aspects, future intensification of the site to the minimum density or greater
can be achieved without an adjustment or variance. If meeting the minimum
density will require the submission and approval of an adjustment or variance
application(s) above and beyond application(s) for adding new primary dwellings
or land division of property, meeting minimum density shall not be required.
For the purposes of this section, new residential development shall mean
intensification of the site by adding new primary dwelling(s) or land division of
the property. New residential development is not intended to refer to additions to
existing structures, rehabilitation, renovation, remodeling, or other building
modifications or reconstruction of existing structures.
Minimum residential density is calculated as follows:
1. Refer to the definition of Acreage, Net. Multiply the net acreage by 0.80.
2. Divide the resulting number in step 1 by the minimum land area required per
dwelling for the applicable zoning district to determine the minimum number
of dwellings that must be built on the site.
3. If the resulting number in step 2 is not a whole number, the number is rounded
to the nearest whole number as follows: If the decimal is equal to or greater
than 0.5, then the number is rounded up to the nearest whole number. If the
decimal is less than 0.5, then the number is rounded down to the nearest
whole number.
RESPONSE: The applicant has designed the proposed subdivision to provide 9 lots. The site
contains 1.24 acres or 54,014 square feet. The applicant is providing calculations for this project
as shown below:
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Density Calculations
Gross Site Area = 1.24 acres, 54,014 square feet
Significant Natural Resource, Wetlands & Vegetated Corridor Area = - 0 sf
Street Rights-of-Way = - 7,000 square feet
R-5
Net Site Area = 47,014 square feet Net x 0.80 = 37,611 sf
Minimum = 37,611 /5,000 = 7.52 = 8 units
Maximum = 54,014/5,000 = 10.80 = 11 units
The allowed density calculates to a minimum of 8 units and a maximum of 11 units. With the
proposed 9-Lot Subdivision, the applicant complies with the minimum and maximum density
requirements under the R-5 Zone. Therefore, compliance with Chapter 20 is maintained.
CONCLUSION – Chapter 20 Land Use
Based on the findings presented herein the applicant has demonstrated compliance with the
applicable provisions of Chapter 20, as they relate to the R-5 Zoning District.
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CHAPTER 40 PERMITS AND APPLICATIONS
40.03 Facilities Review
1. All Conditional Use, Design Review Two, Design Review Three, and applicable Land
Division applications:
A. All critical facilities and services related to the development have, or can be improved
to have, adequate capacity to serve the proposal at the time of its completion.
RESPONSE: As addressed below and as reflected in the Preliminary Plat and supporting Plan
Set, all critical facilities and services necessary for the proposed 9 lots have adequate capacity, or
can be improved to have, adequate capacity to serve the proposal at the time of its completion.
The Code defines Facilities, Critical [ORD 4462; January 2008] as including: public water,
public sanitary sewer, storm water drainage, treatment and detention, transportation, and fire
protection. Based on information from the City’s Web Site, these facilities and services are
provided as follows:
Public Water: The property is within the City’s water service area.
Drinking water is one of the most critical services that the City provides on a daily basis
to the residents and businesses of Beaverton. The City supplies drinking water to about
70,000 residents, or about 78% of the total 90,000 residents who live within the City
limits. The remaining 22% of District residents’ water are supplied by the Tualatin Valley
Water District, West Slope Water District, or the Raleigh Water District.
The City’s water system features the following details:
•
•
•
•
•
•
•
•

Beaverton is a member of the Joint Water Commission (JWC).
In addition to the Joint Water Commission and aquifer storage and recovery (ASR)
wells, there is an emergency supply capacity of 8 mgd available from two adjoining
public water providers (Tualatin Valley Water District and the City of Portland);
The City has 40-million-gallon storage capacity (3-4-day supply) of stored
drinking water in its local reservoirs;
The City has an additional water supply of 6 mgd available from ASR wells,
commonly used only in the summer;
The City owns additional reservoir storage of 10 MG near the JWC Water
Treatment Plant;
The City’s owned capacity in the JWC Water Treatment Plant is 18.75 mgd;
The distribution system - separate from the JWC supply system - consists of
approximately 263 miles of pipe, ranging from 4-36 inches in diameter; and
The distribution system contains four pumping stations that lift water from the
largest water service pressure zone on the valley floor to the nine other higher
elevation water pressure zones within the City’s water service area.
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There are two existing homes and a “tiny house” on the property, which is currently
served by a private well and septic system. The house will be removed, and the septic
system will be properly decommissioned.
There is an 8-inch water line is SW Davies Road, and an 8-inch line in SW 133rd Avenue.
The development will extend an 8-inch water line to intertie with these two existing
service mains, thereby enhancing system looping.
Based on the system information outlined about, these two water lines and the City’s
distribution system are more than adequate to accommodate the 9 homes within the
subdivision. The average single-family daily demand is about 300 gallons per home, or
approximately 2,700 GPD combined.
Public Sanitary Sewer: Sanitary Sewer service is provided by Clean Water Services (CWS).
Clean Water Services cleans 60 million gallons of wastewater daily for nearly 551,000
customers in urban Washington County. The wastewater is collected by a vast network of
more than 800 miles of sewer lines and 41 pump stations and routed to one of four
treatment plants at Durham, Rock Creek, Hillsboro and Forest Grove. CWS uses
physical, biological, and chemical treatment to clean wastewater to some of the highest
standards in the nation. The cleaned wastewater is then released into the Tualatin River.
The Durham Facility, located at 16060 SW 85th Avenue, Tigard, Oregon, provides wastewater
treatment for the Cities of Beaverton, Tigard, Sherwood, and Tualatin, the communities of
Durham and King City, and portions of Clackamas and Multnomah Counties.
The facility provides tertiary treatment through November, phosphorous and ammonia is
removed using biological nutrient methods along with the application of alum and lime.
Sludge is thickened, anaerobically digested, dewatered with the use of polymer and
transported to Central Oregon for application on arid farmland. This multiple awardwinning plant serves a growing population of 210,000; cleans an average of 26 million
gallons of wastewater per day; and recycles more than 50 million gallons a year of
cleaned wastewater for local irrigation.
There is an existing 8” sanitary sewer line in SW Davies Road, and an 8” line in SW
133rd Avenue
Given the site topography, sewer service to the site will actually be provided by line
extensions from both existing lines. These lines and CWS’s collection and treatment
system have more than adequate capacity to serve the proposed 9 new homes. The sewer
system improvements are designed to meet CWS and City standards.
Public Storm Drainage: Storm Sewer service is also provided by Clean Water Services
(CWS). There is an existing 12-inch storm line in SW Davies Road, and an 8”- 12” storm
line in SW 133rd Avenue. As described previously, in order to allow the application to
progress the applicant is resubmitting this application containing all of the required
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information as outlined within the September 20, 2019 incompleteness letter, including
additional stormwater management facilities designed in order to provide full
hydromodification compliance, regardless of their practicality or impact on the
development. However, as detailed within the cover letter from Mike Robinson, Schwabe,
Williamson & Wyatt, dated 12/18/2019 and attached Memorandum dated 12/16/2019, the
applicant continues to request approval of a fee-in-lieu approach for lots within the
development. A downstream analysis has been prepared, which demonstrates that there is
adequate system capacity, without on-site detention or water quality treatment.
Water quality treatment and detention required for the road improvements will be
provided by an in-street LIDA facility. See also Storm Drainage Report for additional
details on the storm system design.
Transportation: Transportation facilities for automobile, transit, pedestrians, and
bicyclists are well developed in the local area. The property has good arterial and
collector street access via SW Davies Road, a neighborhood route, with good local street
access via SW 133rd Avenue.
The site abuts the north side of SW Davies Road, which classified as a neighborhood
route along the site frontage. This street provides access to SW Scholls Ferry Road and
SW Brockman Street, both classified as arterials.
The existing right-of-way for SW Davies Road is 55 feet along the site frontage, with a
30-foot centerline section abutting the property. Per the Pre-Application notes, the NR1
neighborhood route standard calls for a 60-foot right-of-way, or 30-foot centerline
section. Therefore, no additional right-of-way will be required to be dedicated with the
recording of the Plat. The applicant will provide additional pavement width, curb, street
trees & sidewalk, plus roadside LIDA stormwater treatment facilities.
This development will also have access from SW 133rd Avenue at its intersection with SW
Bluebell Lane. Both of these local residential streets have an existing 46-foot right-of-way.
Access to the development will be via an extension of SW 133rd Avenue. This street will
be extended through the development with a reduced 21.5-foot right-of-way. The
extension will carry the street to the south property line and will intersect with SW
Davies Road. Per the Pre-application notes, a curb-tight sidewalk will be allowed along
the west side of the street abutting the new lots, with approval of the requested Sidewalk
Design Modification. There is an existing meandering sidewalk within Meadow Waye
Park, which will serve the east side of the new street.
Fire Protection: Fire protection services are provided by Tualatin Valley Fire & Rescue.
The District has 21 fire stations.
The district has a goal of less than a 6-minute response for fire and medical calls. The
district serves a 210 square mile are with a population of 418,000 citizens. The four
closest stations to the site are:
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•
•
•
•

Walnut Station 50 at 12617 SW Walnut Street;
Scholls Station 53 at 8490 SW Scholls Ferry Road;
Brockman Street Station 66 at 13900 SW Brockman Road; and
175th Station 69 at 9940 SW 175th Avenue.

Conclusion – Critical Facilities: Based on the above findings, all critical facilities and services
are available and adequate to serve the property consistent with the requested zoning designation,
as demonstrated herein and on supplemental plans and documents provided. Compliance with
this Element will also be confirmed through the Facilities Review process.
B. Essential facilities and services related to the proposed development are available, or
can be made available, with adequate capacity to serve the development prior to its
occupancy. In lieu of providing essential facilities and services, a specific plan may be
approved if it adequately demonstrates that essential facilities, services, or both will be
provided to serve the proposed development within five (5) years of occupancy.
RESPONSE: As addressed below and as reflected in the Preliminary Plat and supporting plan
set, all essential facilities and services necessary for the proposed 9 lots have adequate capacity
or can be improved to have, adequate capacity to serve the proposal at the time of its completion.
The Code defines Facilities, Essential. [ORD 4224; September 2002] as including: schools,
transit improvements, police protection, and on-site pedestrian and bicycle facilities in the public
right-of-way. These facilities and services are provided as follows:
Schools: This area is served by the Beaverton School District. There are several existing
schools in the surrounding neighborhood including: Hiteon Elementary is the closest to
the site. Other area schools include Conestoga Middle, South Ridge High.
In 2014, the District obtained voter approval of bonding to construct new schools and
remodel existing facilities. These improvements are being or have been constructed to
add system capacity. However, the net impact on the District from these net 8 new
homes will be minimal.
Based on District information recently provided for other developments the district has
capacity as follows:
School District Capacity
Current Attendance Boundary
Hiteon Elementary
Conestoga Middle
South Ridge High

Capacity Fall 2018
87%
89%
76%

Transit Service: There is not direct Tri Met transit service adjacent to the property. The
closest Tri Met bus routes include:
•
•
•

#52, which runs on SW Farmington Road;
#62, which runs on SW Murray Blvd. and SW Scholls Ferry Road;
#76 & 78, which runs on Hall Blvd.; and
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#88, which runs on SE Hart & SW 170th Avenue.
Police Protection: On November 16, 1995, the Beaverton Police Department became the
first agency in Oregon to become accredited through the Washington Association of
Sheriffs and Police Chiefs (WASPC). The department was last Certified in 2018, with
review every 3 years.
The agency has 183.8 total personnel (2018 Annual Report), with 141 sworn officers, which
provides 1.45 officers per 1000 population. The Department is organized into the following
Bureaus, including: Community Service, Crime Analysis, Criminal Investigation, Patrol,
Property, Records, Schools, Traffic, and Training & Professional Standards. The agency
also supports several inter-agency task forces, such as transit, narcotics, and gangs. The
agency and individual personnel have received many awards, and maintains an average
response time for priority one CFS calls at under 4 minutes. In 2018 the Bureau
implemented an expanded 5 District Patrol Plan to continue improved response times.
In November 2016, voters approved a bond measure to construct a new $35 million
Public Safety Center, currently under construction, that is located on city-owned property
at the corner of SW Hall Blvd. and SW Allen Blvd. Staff is moving forward to design the
new building. This new facility is on track for move-in targeted in the Spring of 2020.
On-Site Pedestrian and Bicycle Facilities in public right-of-way: In this specific case, the
site abuts SW Davies Road, and will take access from an extension of SW 133rd Avenue
at the northeast edge of the site. The internal street system will provide for the extension
of the existing sidewalks. There is an existing sidewalk within the adjoining park, which
will abut the east side of the new street.
The proposed development will be constructed within a 21.5-foot dedicated right-of-way with
street frontage improvements to meet the City’s local standards, considering the reduced width.
Conclusion – Essential Facilities:
Based on the above findings, all essential facilities and services are available and adequate to serve
the property consistent with the zoning designation, as demonstrated herein, and on supplemental
plans and documents provided. Compliance with this Element will also be confirmed through the
Facilities Review process.
C. The proposed development is consistent with all applicable provisions of Chapter 20
(Land Uses) unless the applicable provisions are modified by means of one or more
applications which shall be already approved or which shall be considered concurrently
with the subject application; provided, however, if the approval of the proposed
development is contingent upon one or more additional applications, and the same is not
approved, then the proposed development must comply with all applicable provisions of
Chapter 20 (Land Uses).
RESPONSE: As demonstrated within this narrative, and on the supporting Preliminary Plat Plan
Set, the proposed development complies with all applicable provisions of Chapter 20 (Land Uses),
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with the exception of minimum lot areas, which meet the requirements for a Minor Adjustment as
requested herein, and rear yard setbacks, which are proposed to be reduced from 20 feet to 15 feet
as part of a Flexible Setback Application.
D. The proposed development is consistent with all applicable provisions of Chapter 60
(Special Requirements) and all improvements, dedications, or both, as required by the
applicable provisions of Chapter 60 (Special Requirements), are provided or can be
provided in rough proportion to the identified impact(s) of the proposed development.
RESPONSE: As demonstrated within this narrative, and on the supporting Preliminary Plan
Set, the proposed development complies with all applicable provisions of Chapter 60 (Special
Requirements). All required improvements and/or dedications are provided, and are considered
to be in rough proportion to the identified impact(s) of the proposed development.
E. Adequate means are provided or can be provided to ensure continued periodic
maintenance and necessary normal replacement of the following private common
facilities and areas, as applicable: drainage facilities, roads and other improved
rights-of-way, structures, recreation facilities, landscaping, fill and excavation areas,
screening and fencing, ground cover, garbage and recycling storage areas, and other
facilities not subject to maintenance by the City or other public agency.
RESPONSE: The applicant is proposing a shared flag lot driveway to serve Lots 1, 2, and 3.
Ownership, use, and maintenance will be noted within the plat and/or recorded document.
Therefore, this criterion is met.
F. There are safe and efficient vehicular and pedestrian circulation patterns within the
boundaries of the development.
G. The development’s on-site vehicular and pedestrian circulation systems connect to
the surrounding circulation systems in a safe, efficient, and direct manner.
RESPONSE: As reflected on the Plan Set and described within this narrative, the proposed
development provides for safe and efficient vehicular and pedestrian circulation patterns.
The site abuts SW Davies Road, but will also gain access from the extension of SW 133rd
through the site. Lot 1 will have the sole direct driveway access from Davies Road. The internal
street system will provide for the extension of existing sidewalks, and will provide pedestrian
and vehicle connections out to SW Davies Road.
Therefore, these criteria are met.
H. Structures and public facilities serving the development site are designed in
accordance with adopted City codes and standards and provide adequate fire
protection, including, but not limited to, fire flow.
I. Structures and public facilities serving the development site are designed in
accordance with adopted City codes and standards and provide adequate protection
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from crime and accident, as well as protection from hazardous conditions due to
inadequate, substandard or ill-designed development.
RESPONSE: As reflected on the Plan Set, all structures and public facilities serving the
development site have been designed in accordance with adopted City codes and standards. The
Fire District will review the plans and provide specific comments relative to any revision needed
to meet district standards. No particular concerns were raised by the Fire District during the
original Pre-Application meeting for the site.
The applicant is not aware of any specific known hazardous conditions that might affect this
development, or issues which would result in an increase in crime or accidents. In fact, it is
generally considered that the creation of a pedestrian street front facing Meadow Waye Park will
increase the number of “eyes on the park”, improving personal safety for park users.
J. Grading and contouring of the development site is designed to accommodate the
proposed use and to mitigate adverse effect(s) on neighboring properties, public rightof-way, surface drainage, water storage facilities, and the public storm drainage system.
RESPONSE: As reflected in the Preliminary Grading Plan, grading and contouring of the site
has been designed to accommodate the proposed 9 lots. The perimeter grading is designed to
maintain existing grades at the abutting property lines consistent with City standards. The lots
are to be graded so water runs off to the streets or the proposed collection facilities, to mitigate
for adverse effect(s) on neighboring properties and adjacent public rights-of-way.
The storm system has been designed to adequately accommodate surface drainage and necessary
water storage facilities, consistent with the down-stream capacity of the existing public storm
drainage system.
K. Access and facilities for physically handicapped people are incorporated into the
development site and building design, with particular attention to providing
continuous, uninterrupted access routes.
RESPONSE: The proposed transportation facilities conform to the City’s Transportation
System Plan. The pedestrian facilities have been designed consistent with ADA standards, and
serve to enhance the neighborhood circulation patterns for both vehicles and pedestrians.
L. The application includes all required submittal materials as specified in Section
50.25.1. of the Development Code. [ORD 4265; October 2003]
RESPONSE: The application includes all required submittal materials as specified in Section
50.25.1. of the Development Code. City staff will confirm compliance through Completeness
Review, once the application is submitted.
Conclusion – Chapter 40 – Facilities Review
Based on the findings presented herein and the attached supporting documents, the applicant has
demonstrated compliance with the applicable provisions of Chapter 40, Facilities Review.
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Chapter 60 Special Requirements
60.15. LAND DIVISION STANDARDS. [ORD 4224; August 2002] [ORD
4487; August 2008]
60.15.05. Purpose. It is the purpose of this section to establish uniform design
and development standards and requirements for all land division applications in Section
40.45. of this Code.
60.15.10. Grading Standards.
1. Applicability. The on-site surface contour grading standards specified in Section
60.15.10.3. are applicable to all land use proposals where grading is proposed,
including land division proposals and design review proposals, as applicable. This
Section does not supersede Section 60.05.25. (Design Review) and the exemptions
listed in Section 60.15.10.2. will apply equally to design review proposals.
RESPONSE: The Grading Plan, Sheet P3.0, has been drawn to identify all lots proposed to be
created including lot dimensions, lot sizes, and lot numbers; dimension from centerline to
the outer edge of proposed right-of-way. The Plan also includes appropriate spot elevations for
existing and proposed features such as walls, catch basins, stairs, and sidewalks. There are no
separate parking areas proposed, only typical residential driveways.
Therefore, 60.015.10 has been met.
2. Exemptions. The following improvements will be exempted from the on-site surface
contour grading standards specified in Section 60.15.10.3.:
A. Public right-of-way road improvements such as new streets, street widening,
sidewalks, and similar or related improvements.
B. Storm water detention facilities subject to review and approval of the City
Engineer.
C. On-site grading where the grading will take place adjacent to an existing public
street right-of-way, and will result in a finished grade that is below the elevation
of the subject public street right-of-way; provided such grading is subject to the
approval of the City Engineer, who may require appropriate erosion and
sediment control mitigation measures.
RESPONSE: The proposed preliminary grading plan includes street frontage improvements,
storm detention facilities and on-site grading adjacent to existing public streets. All of these
grading activities are exempt from the grading standards under this Section.
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3. On-site surface contouring. When grading a site within twenty-five (25) feet of a
property line within or abutting any residentially zoned property, the on-site surface
contours shall observe the following:
A. 0 to 5 feet from property line: Maximum of two (2) foot slope differential from
the existing or finished elevation of the abutting property, whichever is
applicable. [ORD 4584; June 2012]
RESPONSE: The Grading Plan has been designed to comply with the standards in this section.
Grades within 5 feet of the property line and the adjacent properties will be within 2 feet of the
existing grades. Site grading and re-contouring is limited to street and utilities construction and
the interior yards of the lots to provide building envelopes and gravity sanitary sewer.
Therefore, this criterion is met.
B. More than 5 feet and up to and including 10 feet from property line: Maximum
of four (4) foot slope differential from the existing or finished elevation of the
abutting property, whichever is applicable. [ORD 4584; June 2012]
RESPONSE: The Grading Plan has been designed to comply with the standards in this section.
Grades within 5 feet of the property line and the adjacent properties will be within 4 feet of the
existing elevations.
Therefore, this criterion is met.
C. More than 10 feet and up to and including 15 feet from property line: Maximum
of six (6) foot slope differential from the existing or finished elevation of the
abutting property, whichever is applicable. [ORD 4584; June 2012]
RESPONSE: The Grading Plan maintains slopes with less than 6 feet differential within 10-15
feet of the perimeter property lines.
Therefore, this criterion is met.
D. More than 15 feet and up to and including 20 feet from property line: Maximum
of eight (8) foot slope differential from the existing or finished elevation of the
abutting property, whichever is applicable. [ORD 4584; June 2012]
E. More than 20 feet and up to and including 25 feet from property line: Maximum
of ten (10) foot slope differential from the existing or finished elevation of the
abutting property, whichever is applicable. [ORD 4584; June 2012]
RESPONSE: The Grading Plan does not result in any slopes with 8 or more feet of differential
to the perimeter property lines.
Therefore, this criterion is met.
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F. Where an existing (pre-development) slope exceeds one or more of the standards
in subsections 60.15.10.3.A-E, above, the slope after grading (post-development)
shall not exceed the predevelopment slope.
RESPONSE: No existing slopes exceed the standards within this Section.
G. The on-site grading contours standards above apply only to the property lines of
the parent parcel of a development. They do not apply to internal property lines
within a development. [ORD 4584; June 2012]
RESPONSE: The applicant has directed response to the boundaries of the parent parcel, and not
the boundaries of the new lots which are being created, as required.
Therefore, these grading criteria are met.
4. Significant Trees and Groves. Notwithstanding the requirements of Section
60.15.10.3, above, grading within 25 feet of a significant tree or grove, where the tree
is located on- or off-site, shall observe the following:
A. 0 to 10 feet from the trunk of a significant tree or grove: No change in predevelopment ground elevation;
B. More than 10 feet, and up to and including 25 feet, from the trunk of a significant
tree or grove, or to the outside edge of the tree’s drip line, whichever is greater:
Maximum 10% slope gradient difference from the pre-development ground
elevation;
C. Based on a recommendation of the City Arborist, the decision-making body may
require additional setbacks and/or other tree protection measures to protect the
public health, safety and welfare.
RESPONSE: There are no designated Significant Trees, Significant Grove, or SNRA
associated with this property. Existing trees are shown on the Existing Conditions Plan, Sheet 2,
and have been evaluated by the Project Arborist. The Preliminary Tree Removal Plan is shown
on Sheet P4.0 of the preliminary plan set.
Therefore, these criteria are not applicable.
60.30.05. Off-Street Parking Requirements. Parking spaces shall be provided and
satisfactorily maintained by the owner of the property for each building or use which is
erected, enlarged, altered, or maintained in accordance with the requirements of Sections
60.30.05. to 60.30.20.
1. Availability. Required parking spaces shall be available for parking operable
passenger automobiles and bicycles of residents, customers, patrons and employees
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and shall not be used for storage of vehicles or materials or for parking of trucks
used in conducting the business or use.
2. Vehicle Parking. Vehicle parking shall be required for all development
proposed for approval after November 6, 1996 unless otherwise exempted by this
ordinance. The number of required vehicle parking spaces shall be provided
according to Section 60.30.10.5.
3. Bicycle Parking. [ORD 3965; November 1996] Bicycle parking shall be required
for all multi-family residential developments of four units or more, all retail, office
and institution developments, and at all transit stations and park and ride lots
which are proposed for approval after November 6, 1996. The number of required
bicycle parking spaces shall be provided according to Section 60.30.10.5. All bike
parking facilities shall meet the specifications, design and locational criteria as
delineated in this section and the Engineering Design Manual. [ORD 4397; August
2006] [ORD 4107; May 2000]
60.30.10. Number of Required Parking Spaces. Except as otherwise provided under
Section 60.30.10.11., off-street vehicle, bicycle, or both parking spaces shall be provided
as follows:
Detached dwellings (per unit)

1.0 minimum

RESPONSE: Each of the proposed 9 lots each has sufficient land area to accommodate a home,
with garage and driveway. The existing dwelling(s) and accessory structures will be removed.
Each of the 9 new homes is expected to have, at least, a two-car garage, with additional off-street
parking for two cars available in the driveway.
While bike parking is not specifically required for single family homes, the garages will
accommodate appropriate bike storage.
Therefore, the parking standards have been or can be met. Compliance will be confirmed at the
time of building permits for each house.
60.45. SOLAR ACCESS PROTECTION. [ORD 3619, September 1988]
60.45.05. Purpose.
This ordinance has been developed to provide solar access protection to new
development in subdivisions, to new and remodeled single-family homes, to structures
within Single Family zoning districts, and to homes which make beneficial use of solar
energy.
1. To promote energy conservation and the wise use of the sun as a renewable resource.
2. To implement provisions of the Beaverton comprehensive plan encouraging solar
energy.
3. To provide a means of encouraging investment in solar design and solar equipment.
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60.45.10. Solar Access for New Development.
1. Purpose. The purposes of the solar access ordinance for new development are to
ensure that land is divided so that structures can be oriented to maximize solar access
and to minimize shade on adjoining properties from structures and trees.
2. Applicability. The solar design standard in subsection 3., below, shall apply to
subdivisions and partitions in the R10, R7 and R5 zones, except to the extent the Director
finds that the applicant has shown one or more of the conditions listed in subsections 4.
and 5., below, exist, and exemptions or adjustments provided for therein are warranted.
[ORD 4584; June 2012]
RESPONSE: This application is for a 9-Lot subdivision in the R-5 Zone; therefore, these Solar
regulations are applicable.
3. Design Standard. At least 80 percent of the lots in a development subject to this
ordinance shall comply with one or more of the options in this section.
A. Basic Requirement (see Figure 9). A lot complies with this Section if it:
1. Has a north-south dimension of 90 feet or more; and
2. Has a front lot line that is oriented within 30 degrees of a true east-west axis.
RESPONSE: With 9 lots, the 80% compliance rate would be equal to approximately 8 Lots (7.2).
However, the applicant is requesting an adjustment under Sub-5.A.3 & .4, because only 4 of the of
the proposed lots (lots 1 – 3, and 9) can comply with the basic design criteria in 3.A 1 & 2.
Eight of the lots have access from the proposed public north-south oriented street, with Lots 4 –
8 accessing directly off the public street and oriented in an east-west alignment. Lots 1 – 3,
which are accessed of a flag pole driveway, are oriented north-south, and meet the standard with
a depth exceeding 90 feet and a front lot line on a true east-west axis. Lot 9 accesses directly off
SW Davies Road, and is also oriented north-south with a depth exceeding 90 feet and a front lot
line on a true east-west axis. As such, only 44% of lots comply with the standard (4/9 = 44.44%)
B. Protected Solar Building Line Option (see Figure 10). In the alternative, a lot complies
with this Section if a solar building line is used to protect solar access as follows:
1. A protected solar building line for the lot to the north is designated on the plat, or
documents recorded with the plat; and
2. The protected solar building line for the lot to the north is oriented within 30
degrees of a true east-west axis; and
3. There is at least 70 feet between the protected solar building line on the lot to the
north 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 is at least 45 feet 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 percent of their south-facing wall will not be shaded by structures or nonexempt vegetation.
RESPONSE: The applicant is not proposing a Protected Solar Building Line. Therefore, these
provisions are not applicable.
C.

Performance Option. In the alternative, a lot complies with this Section 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
protected from shade by structures and non-exempt trees; or
2. Habitable structures built on that lot will have at least 32% of their glazing and
500 square feet of their roof area which faces within 30 degrees of south and is
protected from shade by structures and non-exempt trees.

RESPONSE: As an alternative to the protected solar building line, the applicant (builder) could
utilize the Performance option to meet compliance. However, this option would be initiated by
the builder at the time of Building Permit.
4. Exemptions from Design Standard. A development is exempt from this Section 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 this Section 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 this Section.
A. Slopes. The site or a portion of the site for which the exemption is sought, is sloped
20 percent 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.
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 non-exempt 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
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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;
or they are part of a developed area, public park, or legally reserved
open space; or 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.
RESPONSE: None of the Exemptions listed apply to this property.
5. Adjustments to Design Standard. The Director shall reduce the percentage of lots
that must comply with this Section to the minimum extent necessary if it finds the
applicant has shown one or more of the following site characteristics apply.
A. Density and Cost. If the design standard in this Section is applied, either the
resulting density is less than that proposed, or on-site site development costs (e.g.
grading, water, storm drainage and sanitary systems, and roads) and solar related
offsite 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 this Section would reduce density
or increase per lot costs in this manner. The applicant shall show which if any of
these or other similar site characteristics apply in an application for a development.
1. The portion of the site for which the adjustment is sought has a natural
grade that is sloped 10 percent 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.
2. There is a significant natural feature on the site, identified as such in the
comprehensive plan that prevents given streets or lots from being oriented
for solar access, and it will exist after the site is developed. [ORD 4584;
June 2012]
3. Existing road patterns must be continued through the site or must
terminate on-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.
4. An existing public easement or right-of-way prevents given streets or lots
in the development from being oriented for solar access. [ORD 4071;
November 1999]
RESPONSE: The applicant is requesting an adjustment to this standard under 5.A.3. and 4 for
Lots 4 – 8. With the existing street network surrounding the site, and the proposed north/south
street alignment resulting from the required extension of SW 133rd Avenue, the existing
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configuration does not allow for 80% of the lots to comply with the base design standards, without
the extensive use of short, dead end private streets, which would result in fewer of the lots able to
front SW 133rd Avenue, and therefore face Meadow Waye Park. Accordingly, the applicant
requests the adjustment to the basic solar design standards to allow 44% of the lots to comply with
this requirement, in order to preserve a pedestrian friendly street frontage; minimize dead-end
private street usage; and facilitate construction of the through extension of SW 133rd Avenue.
The site abuts two existing public streets as follows:
•
•

SW 133rd Avenue – currently is aligned north/south at the northwest corner of the site,
which will be extended through the development maintaining the north/south alignment.
SW Davies Road – is aligned in an east/west orientation, but access to 8 of the proposed
lots will be by extension of SW 133rd Avenue, as described above.
60.55. TRANSPORTATION FACILITIES.
60.55.05. Purpose and Intent. It is the purpose and intent of this chapter to establish
design standards and performance requirements for all streets and other transportation
facilities constructed or reconstructed within the City of Beaverton.
60.55.10. General Provisions. [ORD 4302; June 2004]
1. All transportation facilities shall be designed and improved in accordance with the
standards of this code and the Engineering Design Manual and Standard Drawings.
In addition, when development abuts or impacts a transportation facility under the
jurisdiction of one or more other governmental agencies, the City shall condition the
development to obtain permits required by the other agencies.

RESPONSE: The site has frontage on SW Davies Road and will have access from an extension
of SW 133rd Avenue, a local street, as reflected on the Streets & Utilities Plans.
The SW 133rd Avenue improvements will be consistent with local street standards to the
degree practicable given the limited 21.5-foot right-of-way, and absence of improvements
along the park frontage.
This development also has frontage along SW Davies Road, which is a designated as a neighborhood
route. However, 8 of the proposed 9 lots will have access from the extension of a local street (SW
133rd Avenue). Lot 1 will have direct driveway access from SW Davies Road, located consistent
with the required 50-foot spacing standard for neighborhood routes (actual spacing approximately
105 feet), as specified in the City of Beaverton Engineering Design Manual.
The existing right-of-way for SW Davies Road meets City NR1 neighborhood route standards, so
no additional dedication is required. The current cross-section provides 1 lane in each direction
(2 total), but the section abutting the site does not have any curb, planter strip, or sidewalk.
There will be utility connections required from facilities within the SW Davies Road right-of-way.
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2. In order to protect the public from potentially adverse impacts of the proposal, to
fulfill an identified need for public services related to the development, or both,
development shall provide traffic capacity, traffic safety, and transportation
improvements in rough proportion to the identified impacts of the development. [ORD
4103; May 2000]
RESPONSE: The applicant believes that the proposed street and utilities improvements are
roughly proportional to the impact of this 9-lot development. Therefore, this criterion is met.
3. For applications that meet the threshold criteria of section 60.55.15. (Traffic
Management Plan) or of section 60.55.20. (Traffic Impact Analysis), these analyses
or limited elements thereof may be required.
RESPONSE: With 9 proposed lots, this subdivision will not add 20 or more trips in any hour
on a residential street.
Therefore, no Traffic Impact Analysis or Traffic Management Plan is required.
4. The decision-making authority may impose development conditions of approval per
Section 10.65.1. of this code. Conditions of approval may be based on the Traffic
Management Plan and Traffic Impact Analysis. Additional street, bicycle, and
pedestrian connections may also be required per 60.55.25. (Street and Bicycle and
Pedestrian Connection Requirements).
RESPONSE: The applicant understands that conditions may be imposed, and reserves the right
to comment on or object to any proposed conditions.
5. Dedication of right-of-way shall be determined by the decision-making authority.
RESPONSE: No additional right-of-way along SW Davies Road will be required to meet NR1
neighborhood route standards. The development will, however, provide the dedication of right-ofway (21.5 feet) consistent with reduced local street standard for the extension of SW 133rd Avenue.
Right-of-way improvements will be provided for the extension of SW 133rd Avenue, including 20
feet of paving, standard curb and gutter on the east side, and mountable curb, planter strip, and
sidewalk on the west side. A ½ street improvement is anticipated on SW Davies Road, including
pavement widening, curb and gutter section, planter strip, and sidewalk.
Lots 1 and 2 are flag lots. The access flag does not require a turn-around. Therefore, this
criterion is met.
6. Traffic calming may be approved or required by the decision-making authority in a
design of the proposed and/or existing streets within the Area of Influence or any
additional locations identified by the City Engineer. Traffic calming measures shall
be designed to City standards.
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RESPONSE: The City Engineering division has not identified any need for traffic calming
design details associated with street improvements. While this criterion is not applicable, the
narrow street will serve as a traffic calming detail.
7. Intersection performance shall be determined using the Highway Capacity Manual
2000 published by the Transportation Research Board. The City Engineer may
approve a different intersection analysis method prior to use when the different
method can be justified. Terms used in this subsection are defined in the Highway
Capacity Manual 2000.
At a minimum, the impacts of development on a signalized intersection shall be mitigated
to peak hour average control delay no greater than 65 seconds per vehicle using a signal
cycle length not to exceed 120 seconds. The volume-to-capacity ratio for each lane group
for each movement shall be identified and considered in the determination of intersection
performance. The peak hour volume-to-capacity ratio for each lane group shall be no
greater than 0.98. Signal progression shall also be considered.
At a minimum, the impacts of development on a two-way or an all-way stopcontrolled intersection shall be mitigated to a peak hour average control delay of no
greater than 45 seconds per vehicle.
If the existing control delay or volume-to-capacity ratio of an intersection is greater
than the standards of this subsection, the impacts of development shall be mitigated to
maintain or reduce the respective control delay or volume-to-capacity ratio.
RESPONSE: This 9-lot subdivision will not add 20 or more trips in any hour on a residential
street. The development will provide local street improvements extending SW 133rd Avenue into
and through the site to the south boundary, which will constitute rough proportionality related to
the limited impacts of this development.
SW Davies Road is currently improved, but lacks curb and sidewalk, along the site frontage.
A ½ street improvement is anticipated on SW Davies Road, as shown on the Preliminary Plan
Sheet 7.0 – SW Davies Road – Plan and Profile.
In addition to the above, as homes are built on each lot, the permit fees will include contributions
to the County’s TDT funding, which is designed to mitigate for off-site improvements to arterial
and collector streets.
Therefore, to the degree reasonable (rough proportionality) these criteria are met.
60.55.15. Traffic Management Plan. [ORD 4302; June 2004] Where development will
add 20 or more trips in any hour on a residential street, a Traffic Management Plan
acceptable to the City Engineer shall be submitted in order to complete the application. A
residential street is any portion of a street classified as a Local Street or Neighborhood
Route and having abutting property zoned R2, R4, R5, R7, or R10. [ORD 4584; June
2012]
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RESPONSE: This 9-lot subdivision will not add 20 or more trips in any hour on a residential street.
Therefore, no Traffic Management Plan is required.
60.55.25. Street and Bicycle and Pedestrian Connection Requirements.
[ORD 4302; June 2004]
1. All streets shall provide for safe and efficient circulation and access for motor
vehicles, bicycles, pedestrians, and transit. Bicycle and pedestrian connections shall
provide for safe and efficient circulation and access for bicycles and pedestrians.
2. The Comprehensive Plan Transportation Element Figures 6.1 through 6.23 and
Tables 6.1 through 6.6 shall be used to identify ultimate right-of-way width and future
potential street, bicycle, and pedestrian connections in order to provide adequate
multi-modal access to land uses, improve area circulation, and reduce out-ofdirection travel.
RESPONSE: The site has frontage on SW Davies Road and will have access from an extension
of SW 133rd Avenue through the property, intersecting with SW Davies Road.
SW Davies Road is a neighborhood route street, while SW 133rd Avenue is a local street.
The Transportation Element of the Comprehensive Plan identifies existing street stubs and
potential future local connections that shall be evaluated and considered with new development.
A new connection may be a local street, or if there are environmental or existing development
constraints, a pedestrian and bicycle way can be considered. Each potential connection is
numbered and an arrow points in the general direction of a possible new connection.
The Comprehensive Plan Transportation Element does not include SW 133rd Avenue as an
existing stub street (Table 6.3 and Figure 6.17), or potential connection. However, the City has
indicated that they desire that a through connection be provided, despite a lack of right-of-way
dedication or improvement along the frontage of Meadow Waye Park. As such, any future
centerline of the extension is required to shift to the west, the result of which is that now all
right-of-way dedication and proposed easements for the extension will come from the subject tax
lot, including both sides of the pavement improvements and curb and gutter sections. The
through street will provide a local street connection for properties to the north of SW Meadow
Waye park, improving vehicular circulation. Pedestrian and bicycle circulation already exists
through a meandering path within the park.
Therefore, these criteria are met to the degree practicable.
3. Where a future street or bicycle and pedestrian connection location is not identified in
the Comprehensive Plan Transportation Element, where abutting properties are
undeveloped or can be expected to be redeveloped in the near term, and where a street
or bicycle and pedestrian connection is necessary to enable reasonably direct access
between and among neighboring properties, the applicant shall submit as part of a
complete application, a future connections plan showing the potential arrangement of
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streets and bicycle and pedestrian connections that shall provide for the continuation
or appropriate projection of these connections into surrounding areas.
RESPONSE: SW 133rd Avenue is stubbed to the northeast corner of the property. The
proposed development will extend SW 133rd Avenue into and through the site to the southern
boundary to intersect with SW Davies Road. The extension of SW 133rd Avenue will also
provide enhanced access to Meadow Waye Park, which abuts the property to the east.
There are no other existing or planned streets stubbed to the property, which must be or could be
extended. Other than Meadow Waye Park there are no other adjacent or surrounding properties
for which street access must be provided.
Therefore, this criterion is met to the degree practicable.
4. Streets and bicycle and pedestrian connections shall extend to the boundary of the
parcel under development and shall be designed to connect the proposed
development’s streets, bicycle connections, and pedestrian connections to existing
and future streets, bicycle connections, and pedestrian connections. A closed-end
street, bicycle connection, or pedestrian connection may be approved with a
temporary design.
RESPONSE: The extension of SW 133rd Avenue will be carried through the property,
intersecting with SW Davies Road at the southern boundary.
The proposed street improvements are designed consistent with the City’s L3 local standards,
modified for the 21.5-foot reduced right-of-way width. Right-of-way improvements will be
provided, including 20 feet of paving, standard curb and gutter on the east side, and mountable
curb, planter strip, and sidewalk on the west side. A ½ street improvement is anticipated on SW
Davies Road, including pavement widening, curb and gutter section, planter strip, and sidewalk.
5. Whenever existing streets and bicycle and pedestrian connections adjacent to or
within a parcel of land are of inadequate width, additional right-of-way may be
required by the decision-making authority.
RESPONSE: The proposed development plan provides for necessary frontage improvements.
The proposed street improvements for SW 133rd Avenue are designed consistent with a City’s L3
local standards, modified for the 21.5- foot reduced right-of-way width. Right-of-way
improvements provided include 20 feet of paving, standard curb and gutter on the east side, and
mountable curb, planter strip, and sidewalk on the west side.
SW Davies Road is a neighborhood route street, with applicable NR-1 standards. The current
improved cross-section provides 1 lane in each direction, but no curb or sidewalk along the site
frontage. The SW Davies Road frontage along Meadow Waye Park has, however, been
improved with curb, including parking bump-out, sidewalk and street trees. A ½ street
improvement is anticipated on the SW Davies Road frontage, including pavement widening, curb
and gutter section, planter strip, and sidewalk.
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6. Where possible, bicycle and pedestrian connections shall converge with streets at
traffic-controlled intersections for safe crossing.
RESPONSE: The abutting street and proposed improvements includes a stop-controlled, Tintersection.
Therefore, this criterion is satisfied.
7. Bicycle and pedestrian connections shall connect the on-site circulation system to
existing or proposed streets, to adjacent bicycle and pedestrian connections, and to
driveways open to the public that abut the property. Connections may approach
parking lots on adjoining properties if the adjoining property used for such connection
is open to public pedestrian and bicycle use, is paved, and is unobstructed.
RESPONSE: There are no specific bike connections related to this development and associated
street improvements, except what will be available within the street.
The street improvements will provide for a sidewalk extending along the front of the lots and
providing for a connection to SW Davies Road.
8. To preserve the ability to provide transportation capacity, safety, and improvements,
a special setback line may be established by the City for existing and future streets,
street widths, and bicycle and pedestrian connections for which an alignment,
improvement, or standard has been defined by the City. The special setback area
shall be recorded on the plat.
RESPONSE: SW 133rd Avenue will be extended as a reduced width (21.5 ft. right-of-way)
local street, 20 feet of paving, standard curb and gutter on the east side, and mountable curb,
planter strip, and sidewalk on the west side. The planter strip and sidewalk will be located
within easements across the lots.
SW Davies Road improvements will be limited to curb, street trees, in-street LIDA and sidewalk,
consistent with City neighborhood route standards. The existing right-of-way is consistent with
the NR-1 standard. No additional right-of-way dedication is required.
Therefore, there is no requirement for a special setback line, and this criterion is not applicable.
9. Accessways are one or more connections that provide bicycle and pedestrian passage
between streets or a street and a destination. Accessways shall be provided as
required by this code and where full street connections are not possible due to the
conditions described in Section 60.55.25.13. [ORD 4397; August 2006]
An accessway will not be required where the impacts from development,
redevelopment, or both are low and do not provide reasonable justification for the
estimated costs of such accessway.
A. Accessways shall be provided as follows:
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1. In any block that is longer than 600 feet as measured from the near side right-ofway line of the subject street to the near side right-of-way line of the adjacent
street, an accessway shall be required through and near the middle of the block.
RESPONSE: There are no accessways associated with or required for this development. The
extension of SW 133rd Avenue will complete a block segment connecting with SW Davis Road.
The subject property is not wide enough to provide for any other connections.
Therefore, this criterion is met.
2.

If any of the conditions described in Section 60.55.25.13. result in block lengths
longer than 1200 feet as measured from the near side right-of-way line of the
subject street to the near side right-of-way line of the adjacent street, then two or
more accessways may be required through the block. [ORD 4397; August 2006]

RESPONSE: The existing neighborhood street network does not provide for complete blocks,
as there are existing cul-de-sacs and stubbed streets. However, this development will provide for
the only available street extension, which is SW 133rd, extended through the development and
intersecting with SW Davies Road.
Therefore, this criterion is met to the degree practicable.
3. Where a street connection is not feasible due to conditions described in Section
60.55.25.13., one or more new accessways to any or all of the following shall be
provided as a component of the development if the accessway is reasonably direct:
an existing transit stop, a planned transit route as identified by TriMet and the City,
a school, a shopping center, or a neighborhood park. [ORD 4397; August 2006]
RESPONSE: As previously described, this criterion is not applicable.
4. The City may require an accessway to connect from one cul-de-sac to an adjacent
cul-de-sac or street.
RESPONSE: This development does not create a new cul-de-sac. This criterion is not applicable.
5. In a proposed development or where redevelopment potential exists and a street
connection is not proposed, one or more accessways may be required to connect a
cul-de-sac to public streets, to other accessways, or to the project boundary to
allow for future connections.
RESPONSE: This development will provide for the only available street extension, which is SW
133rd Avenue, extended through the development and intersecting with SW Davies Road. This
street meets the connectivity criteria to the degree practicable, and no accessways are necessary.
The existing block configuration does not fully meet the above listed criteria. However, there is
an existing pedestrian connection from SW 133rd Avenue through Meadow Waye Park out to
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SW Davies Road. The applicant is not proposing any additional accessway. The proposed
extension of SW 133rd Avenue will provide an additional pedestrian connection to Davies Road.
Therefore, these criteria are met to the degree practicable.
10. Pedestrian Circulation. [ORD 4487; August 2008]
A. Walkways are required between parts of a development where the public is
invited or allowed to walk.
B. A walkway into the development shall be provided for every 300 feet of street
frontage. A walkway shall also be provided to any accessway abutting the
development.
RESPONSE: The subject site only has approximately 160 feet of frontage on SW Davies Road.
The extension of SW 133rd Avenue through to SW Davies Road satisfies these criteria with the
provision of a sidewalk. While there is already a walkway through Meadow Waye Park, the
extension of SW 133rd Avenue will enhance vehicular and pedestrian circulation to the park.
Therefore, these criteria are met.
C. Walkways shall connect building entrances to one another and from building
entrances to adjacent public streets and existing or planned transit stops.
Walkways shall connect the development to walkways, sidewalks, bicycle
facilities, alleyways and other bicycle or pedestrian connections on adjacent
properties used or planned for commercial, multifamily, institution or park
use. The City may require connections to be constructed and extended to the
property line at the time of development.
RESPONSE: Walkways are not applicable to this development. The sidewalk and intersection
ramps have been designed to meet ADA standards. Street lighting is proposed consistent with
City standards, which will provide adequate lighting for the sidewalks.
11. Pedestrian Connections at Major Transit Stops. Commercial and institution
buildings at or near major transit stops shall provide for pedestrian access to
transit through the following measures:
A. For development within 200 feet of a Major Transit Stop:
1. Either locate buildings within 20 feet of the property line closest to the
transit stop, a transit route or an intersecting street, or provide a
pedestrian plaza at the transit stop or a street intersection;
2. Provide a transit passenger landing pad accessible to persons with
disabilities if required by TriMet and the City;
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3. Provide a reasonably direct pedestrian connection between the transit
stop and building entrances on the site;
4. Where substantial evidence of projected transit ridership or other transit
impacts is presented to conclude both that a nexus exists between the
proposed development and public transit and that the degree of impact
provides reasonable justification, the City may require the developer to
grant a public easement or dedicate a portion of the parcel for transit
passenger bench(es), shelter, or both, and, if appropriate, the construction
of a transit passenger bench, shelter, or both; and,
5. Provide lighting at the transit stop to City standards.
B. Except as otherwise provided in subsection A. of this section, for development
within 300 feet of a Major Transit Stop, provide walkways connecting
building entrances and streets adjoining the site, and pedestrian connections
to adjoining properties, except where such a connection is impracticable
pursuant to subsection 14. of this section.
RESPONSE: This is a residential development, not involving a commercial or institutional
building. Further, the site is not near or within 200 feet of a major transit stop.
Therefore, the criteria under Sub-Section 11 are not applicable.
12. Assessment, review, and mitigation measures (including best management practices
adopted by local agencies) shall be completed for bicycle and pedestrian
connections located within the following areas: wetlands, streams, areas noted as
Significant Natural Resources Overlay Zones, Significant Wetlands and Wetlands of
Special Protection, and Significant Riparian Corridors within Volume III of the
Comprehensive Plan Statewide Planning Goal 5 Resource Inventory Documents and
Significant Natural Resources Map, and areas identified in regional and/or
intergovernmental resource protection programs.“Assessment” for the purposes of
this section means to assess the site specific development compatibility issues. Sitespecific compatibility issues include but are not limited to lighting, construction
methods, design elements, rare plants, and human/pet impacts on the resource.
“Review” for the purposes of this section includes but is not limited to obtaining
appropriate permits from appropriate resource agencies. Mitigation measures,
including appropriate use restrictions, required by local, state, and federal agencies
shall be completed as part of the construction project. If the project will irreparably
destroy the resource, then the resource will take precedence over the proposed
bicycle and pedestrian connection.
RESPONSE: There are no wetlands, streams, areas noted as Significant Natural Resources
Overlay Zones, Significant Wetlands and Wetlands of Special Protection, and Significant
Riparian Corridors within Volume III of the Comprehensive Plan Statewide Planning Goal 5
Resource Inventory Documents and Significant Natural Resources Map, and areas identified in
regional and/or intergovernmental resource protection programs, associated with this property.
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Therefore, no assessment review or mitigation is required.
13. New construction of bicycle and pedestrian connections along residential rear lot
lines is discouraged unless no comparable substitute alignment is possible in the
effort to connect common trip origins and destinations or existing segment links.
RESPONSE: Consistent with this criterion, the applicant is not proposing any bike or
pedestrian connections along the rear lot lines of the proposed development.
This criterion is met.
14. Street and Bicycle and Pedestrian Connection Hindrances. Street, bicycle, and/or
pedestrian connections are not required where one or more of the following
conditions exist:
A. Physical or topographic conditions make a general street, bicycle, or
pedestrian connection impracticable. Such conditions include but are not
limited to the alignments of existing connecting streets, freeways, railroads,
slopes in excess of City standards for maximum slopes, wetlands or other
bodies of water where a connection could not reasonably be provided;
B. Existing buildings or other development on adjacent lands physically preclude
a connection now and in the future, considering the potential for
redevelopment; or,
C. Where streets, bicycle, or pedestrian connections would violate provisions of
leases, easements, covenants, or restrictions written and recorded as of May
1, 1995, which preclude a required street, bicycle, or pedestrian connection.
RESPONSE: Generally, none of the hindrances listed above apply to this development.
There are no existing buildings or other developments or applicable leases, easement, covenants
or restriction on or related to adjacent lands that would physically preclude a connection now or
in the future, considering the potential for redevelopment.
60.55.30. Minimum Street Widths. [ORD 4302; June 2004] Minimum street widths are
depicted in the Engineering Design Manual. [ORD 4418; February 2007]
1. Any project-specific modifications of the standards contained in the Engineering
Design Manual regarding the widths of features relating to the movement of vehicles,
including but not limited to rights of way, travel lanes, parking lanes, bike lanes,
driveway aprons, curb radii, or other such features shall be processed in accordance
with the provisions contained in the Section 145 Design Modifications of the
Engineering Design Manual. [ORD 4418; February 2007]
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RESPONSE: The applicant is proposing a modification from the standard local street width to
allow for a 21.5-foot right-of-way. The applicant will request an Engineering Design Manual
Exception prior to Final Plat Submittal and Site Development Permit issuance.
60.55.35. Access Standards. [ORD 4302; June 2004]
1. The development plan shall include street plans that demonstrate how safe access to
and from the proposed development and the street system will be provided. The
applicant shall also show how public and private access to, from, and within the
proposed development will be preserved.
2. No more than 25 dwelling units may have access onto a closed-end street system
unless the decision-making authority finds that identified physical constraints
preclude compliance with the standard and the proposed development is still found to
be in compliance with the Facilities Review criteria of Section 40.03. [ORD 4584;
June 2012]
RESPONSE: The development plans include street plans and profiles that demonstrate how safe
access is provided to and from the existing street system and will be provided for the proposed 9
lots, including turning templates for emergency vehicles and city utility vehicles. There are no
other adjacent properties for which street access must be provided to support future development.
This development will extend SW 133rd Avenue to the southern boundary to intersect with SW
Davies Road. No permanent dead-end or cul-de-sac streets are proposed.
Therefore, these criteria are met.
3. Intersection Standards.
A. Visibility at Intersections. All work adjacent to public streets and accessways
shall comply with the standards of the Engineering Design Manual except in
Regional and Town Centers. [ORD 4462; January 2008]
1. The sight clearance area requirements for Town Centers and Regional
Centers shall be determined on a case-by-case basis by the decision-making
authority. In making its determination, the decision-making authority shall
consider the safety of the users of the intersection (including pedestrians,
bicyclists, and motorists), design speeds, the intersection sight distance
standards of the Engineering Design Manual and Standard Drawings, and
other applicable criteria. [ORD 4111; July 2000]
2. The requirements specified in 60.55.35.3.A. may be lessened or waived by the
decision-making authority if the project will not result in an unsafe traffic
situation. In making its determination, the decision-making authority shall
consider the safety of the users of the intersection (including pedestrians,
bicyclists and motorists), design speeds, the intersection sight distance
standards of the Engineering Design Manual, and other applicable criteria.
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RESPONSE: This development is not within a Regional and Town Center. Therefore the
design criteria in sub-3.A.1. are not applicable.
This development relies upon existing public streets for access, with one new street extension of
SW 133rd Avenue. Street improvements are designed to comply with the standards of the
Engineering Design Manual, with requested modifications as addressed herein. Adequate
intersection visibility is provided consistent with standards of the Engineering Design Manual.
B. Intersection angles and alignment and intersection spacing along streets shall
meet the standards of the Engineering Design Manual and Standard
Drawings.
1. Local street connections at intervals of no more than 330 feet should apply in
areas planned for the highest density multiple use development. [ORD 4584;
June 2012]
2. When a highway interchange within the City is constructed or
reconstructed, a park and ride lot shall be considered.
RESPONSE: One new intersection is being created at SW Davies Road, with the extension of
SW 133rd Avenue. This intersection will be aligned to the extent practicable with the existing
alignment of SW 133rd Avenue on the south side of Davies Road, thereby maintaining
neighborhood route spacing.
This development does not involve a highway interchange, and there is no nearby transit service.
Consequently, no park & ride is required.
Therefore, these criteria are met or otherwise not applicable.
C. Driveways.
1. Corner Clearance for Driveways. Corner clearance at signalized
intersections and stop-controlled intersections, and spacing between
driveways shall meet the standards of the Engineering Design Manual and
Standard Drawings.
2.

Shared Driveway Access. Whenever practical, access to Arterials and
Collectors shall serve more than one site through the use of driveways
common to more than one development or to an on-site private circulation
design that furthers this requirement. Consideration of shared access shall
take into account at a minimum property ownership, surrounding land
uses, and physical characteristics of the area. Where two or more lots
share a common driveway, reciprocal access easements between adjacent
lots may be required.
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3. No new driveways for detached dwellings shall be permitted to have direct
access onto an Arterial or Collector street except in unusual
circumstances where emergency access or an alternative access does not
exist. Where detached dwelling access to a local residential street or
Neighborhood Route is not practicable, the decision-making authority
may approve access from a detached dwelling to an Arterial or Collector.
RESPONSE: There are no signalized intersections associated with this development. The new
intersection of SW 133rd Avenue and Davies Road will be stop-controlled, and will convert the
existing T-intersection to a 4-leg intersection. Driveway spacing for the lots will be consistent
with the standards of the Engineering Design Manual and Standard Drawings.
Lot 9 will have a new driveway access from SW Davies Road, which is a neighborhood route.
This driveway will be 105 feet west of the new intersection, which meets spacing standards, and
90 feet from the primary access to the property to the west. All of the other lots will have access
from SW 133rd Avenue.
60.65. UTILITY UNDERGROUNDING. [ORD 4118; September 2000]
60.65.05. Purpose. The purposes and objectives of locating existing and proposed private
utilities underground are to:
1. Implement the policies, goals, and standards of the City Council and the adopted
Comprehensive Plan of the City of Beaverton.
2. Improve aesthetics of the community by reducing the number of utility poles and
above ground wires.
3. Provide consistency in management of the City’s rights-of-way.
4. Protect essential public services from natural and manmade accidental disruptions.
5.

Improve public safety by reducing the possibility for injury from downed lines.

6. Allow fewer fixed obstructions in the public right-of-way.
RESPONSE: All new utilities serving the 9 lots will be placed underground consistent with the
provisions of this section. Existing poles and overhead services may be located underground or
retained/replaced, subject to final engineering design. However, it is noted that THPRD paid a
fee-in-lieu for undergrounding of utilities along the adjoining Meadow Waye Park frontage with
SW Davies Road, and therefore retaining overhead services may be the most practical approach.
Application for fee-in-lieu payment or underground relocation will be made at the time of site
development review.
Therefore, this criterion is met.
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60.60. TREES AND VEGETATION. [ORD 4224; August 2002] [ORD 4348; May
2005]
60.60.05. 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. In conjunction with processes set forth in Section
40.90. of this Code, this section is intended to help manage changes to the City’s urban
forest by establishing regulations and standards for the protection, pruning, removal,
replacement, and mitigation for removal of Protected Trees (Significant Individual Trees,
Historic Trees, Mitigation Trees and trees within a Significant Natural Resource Area
(SNRA) or Significant Grove), Landscape Trees, and Community Trees. [ORD 4584;
June 2012]
60.60.10. Types of Trees and Vegetation Regulated.
Actions regarding trees and vegetation addressed by this section shall be performed in
accordance with the regulations established herein and in Section 40.90. of this Code.
The City finds that the following types of trees and vegetation are worthy of special
protection:
1. Significant Individual Trees.
2. Historic Tree.
3. Trees within Significant Natural Resource Areas.
4. Trees within Significant Groves.
5. Landscape Trees.
6. Community Trees.
7. Mitigation Trees.
1. Pruning Standards.
A. It shall be unlawful for any person to remove or prune to remove a tree’s
canopy or disturb the root zone of any Protected Tree, except in
accordance with the provisions of this Code.
B. All pruning of Protected Trees shall be done in accordance with the
standards set forth in this section and the City’s adopted Tree Planting
and Maintenance Policy, also known as Resolution 3391.
RESPONSE: A separate but concurrent application for a Tree Plan 2 is included, within
this application.
There are numerous existing trees throughout the property, but no designated significant historic
trees or groves. In all, 29 trees measuring 5‐inches and larger in diameter were assessed with 15
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different species present, including Douglas‐fir, sweetgum, western red cedar, and Norway
maple. No other tree species is represented by more than one specimen.
Of the 29 existing trees, 17 are classified as Community Trees, one (#6219 on park property) is
classified as a Landscape Tree, five are street trees and six are not classified because they are
smaller than the 10‐inch diameter threshold for Community Trees and do not pertain to any other
classification per BDC Section 60.60.10.
The site does not contain any trees in the following type categories, which have been designated
as being worthy of receiving special protection:
1. Significant Individual Trees.
2. Historic Tree.
3. Trees within Significant Natural Resource Areas.
4. Trees within Significant Groves.
5. Landscape Trees.
7. Mitigation Trees.
2. Removal and Preservation Standards.
A. All removal of Protected Trees shall been done in accordance with the
standards set forth in this section.
B. Removal of Landscape Trees and Protected Trees shall be mitigated, as set
forth in section 60.60.25.
RESPONSE: Of the 29 existing trees, 24 (83%) are planned for removal for the purposes of
construction, including 13 Community Trees, the five streets trees located in public rights of way
and the six non‐classified trees smaller than 10‐inches in diameter. One of the Community Trees
planned for removal (#7377) is listed as a boundary tree because it is in close proximity to the
western boundary in the southwest corner of the site where grading is necessary. The property
boundary will be staked so that the location of the tree may be verified on‐the‐ground; if any
portion of the base of the tree is on the boundary, removal of this tree will be coordinated
between the applicant and the neighboring property owner. The remaining five trees (17%) are
planned for retention, including three off‐site trees (#7380, #7382 and #6219) and two on‐site
trees near the western boundary (#6379 and #6380).
Accordingly, as greater than 5 Community Trees are proposed for removal, the application is
subject to the requirements of Section 40.9.05.2, and is reviewed through the Tree Plan Two
review process.
C. For SNRAs and Significant Groves, the following additional standards shall
apply:
Landscape Tree. [ORD 4224; September 2002] A tree, other than a Significant
Tree, Historic Tree, or Tree within a Significant Natural Resource Area, that has
been preserved or planted as a component of an approved landscaping plan.
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RESPONSE: There are no Protected Trees, no SNRA or Significant Groves, or Landscape
Trees associated with this property. Therefore, these criteria are not applicable.
Mitigation Tree. [ORD 4348; May 2005] A tree planted in an effort to alleviate the
impact of the removal of another tree(s). A mitigation tree takes on the designation
of the tree(s) removed (i.e. tree(s) planted to mitigate for a tree(s) removed from a
grove or SNRA becomes a tree(s) protected as if it were part of a grove or SNRA).
RESPONSE: There are no Mitigation Trees associated with this property.
Therefore, this criterion is not applicable.
Significant Tree and Grove Inventory Analysis. [ORD 4224; September 2002]
The inventory of significant trees and groves conducted under the direction of the
Beaverton Board of Design Review in 1991. The criteria on which listed trees and
groves were determined to be significant are as follows:
1. An individual tree shall be considered significant if the Board finds:
(a) The tree has a distinctive size, shape, or location which warrants a
significant status; or
(b) The tree possesses exceptional beauty which warrants a significant
status; or
(c) The tree is significant due to a functional or aesthetic relationship to a
natural resource.
RESPONSE: There are no designated Significant Trees or Significant Groves on or adjacent to
the subject property.
Therefore, this criterion is not applicable.
60.60.20. Tree Protection Standards during Development.
1. Trees classified as Protected Trees under this Code shall be protected during
development in compliance with the following:
A. A construction fence must be placed around a tree or grove beyond the edge
of the root zone. The fence shall be placed before physical development starts
and remain in place until physical development is complete. The fence shall
meet the following:
1. The fence shall be a four foot (4’) tall orange plastic or snow fence, secured to
six foot (6’) tall metal posts, driven two feet (2’) into the ground. Heavy 12
gauge wire shall be strung between each post and attached to the top and
midpoint of each post. Colored tree flagging indicating that this area is a tree
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protection zone is to be placed every five (5) linear feet on the fence to alert
construction crews of the sensitive nature of the area.
RESPONSE: Trees planned for retention will receive special consideration to assure their
protection during construction, per the recommendations of the project arborist. Tree protection
measures include:
1. Fencing. Trees to be retained shall be protected by installation of tree protection fencing to
prevent injury to tree trunks or roots or soil compaction within the root protection zone which
generally coincides with the dripline plus 5‐feet. Fencing shall be installed as shown on the
site plan and inspected and verified by the project arborist before physical development starts
and shall remain in place until physical development is complete.
The fence shall be a four foot (4’) tall orange plastic or snow fence secured to six foot (6’)
tall metal posts driven two feet (2’) into the ground. Heavy 12‐gauge wire shall be strung
between each post and attached to the top and midpoint of each post. Colored tree flagging
indicating that this area is a tree protection zone is to be placed every five (5) linear feet on
the fence to alert construction crews of the sensitive nature of the area.
2. Tree Protection Zone. Without authorization from the Project Arborist, none of the following
shall occur within root protection zones or allowed encroachment areas as identified on the
tree plan:
a. Construction or placement of new buildings;
b. Grade change or cut and fill, during or after construction;
c. New impervious surfaces;
d. Trenching for utilities, irrigation or drainage;
e. Staging or storage of materials and equipment of any kind; or
f. Vehicle maneuvering or parking.
Root protection zones may be entered for tasks like surveying, measuring, and sampling.
Fences must be closed upon completion of these tasks.
3. Tree Removal. Prior to the removal of tree #7377, the western property boundary shall be
staked and the location of the tree verified. If any portion of the base of the trunk is on the
property boundary, written consent of the adjacent property owner is required prior to its
removal.
4. Crown Pruning. Trees to be preserved may require minor pruning for overhead clearance and
to remove dead and defective branches for safety. The project arborist can help identify
whether pruning is necessary once trees planned for removal have been removed and the site
is staked and prepared for construction. Pruning shall be performed by a Qualified Tree
Service and in accordance with ANSI A300 Standards and Best Management Practices for
Pruning (ISA 2019).
5. Tree #6219 ‐ Excavation in Standard Protection Zone Encroachment Area. The Developer
shall coordinate with the project arborist in a timely manner to monitor and document street
excavation within the allowed encroachment area as identified on the tree plan. The arborist
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shall provide on‐the‐ground recommendations to minimize impacts which may include hand
digging and root pruning in accordance with Best Management Practices for Root
Management (ISA 2017).
6. Landscaping. Following construction and prior to landscaping, the protection fencing may be
removed. Where landscaping is desired, apply two to three inches (2‐3”) of mulch beneath
the dripline of protected trees, but not directly against tree trunks. Shrubs and ground cover
plants may be planted within tree protection areas by hand; adjust planting locations to avoid
tree roots. If irrigation is used, use drip irrigation only beneath the driplines of protected
trees; install drip irrigation lines on the ground surface and cover with mulch (no trenching to
install irrigation lines beneath protected tree driplines).
7. Quality Assurance. The project arborist will be available on‐call during construction to
supervise proper execution of this plan; it is the Developer’s responsibility to coordinate with
the project arborist in a timely manner as needed. Tree protection site inspection monitoring
reports should be provided to the Client and Contractor following each site visit performed
by the project arborist during construction.
Therefore, this criterion is met.
CONCLUSION – Chapter 60
Based on the findings presented herein, and the attached supporting documents, the applicant has
demonstrated compliance with the applicable provisions and standards for Chapter 60.
FINAL CONCLUSION – Subdivision
Based on the findings provided herein, the applicant has demonstrated the proposed subdivision
complies with all applicable provisions and standards of the Development Code related to R-5
zoning, Facilities Review, and Land Division.
Therefore, the applicant respectfully requests approval of this application.
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CITY OF BEAVERTON
PRE-APPLICATION MEETING SUMMARY: PA 2015-0074
Public Works Department

PRE-APPLICATION CONFERENCE
MEETING SUMMARY
Development Engineering Issues
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Site Development Division
12725 SW Millikan Way, 4th Floor
PO Box 4755
Beaverton, OR 97076
Tel: (503) 526-2552
Fax: (503) 526-2550
www.BeavertonOregon.gov

PROJECT SITE OR NAME: Hoy 8-Lot Subdivision (13335 SW Davies Rd.)
PRE-APPLICATION CONFERENCE NUMBER: PA 2014-0074 DATE: 16 December 2015
Prepared by: Jim Duggan, Senior Engineer – Site Development Division Manager
ph: 503.526.2442 jduggan@BeavertonOregon.gov fx:503.526.3720
For more detailed information regarding existing utilities, topography, and geographical information ,
necessary for preparation of various applications call 503.526.2342 or submit a request on line at:
http://apps.beavertonoregon.gov/forms/ABSubmit.aspx

REFERENCE CITY OF BEAVERTON ENGINEERING DESIGN MANUAL AND STANDARD
DRAWINGS (Ordinance 4417) AND CLEAN WATER SERVICES STANDARDS (CWS R&O 2007-020).

GENERAL NOTES:

City utilities (water, sanitary sewer, storm drainage) are in the vicinity
of the site. Local utility provision issues must be addressed with a land division application to
demonstrate service feasibility for the proposed development including a storm water report
prepared by a professional civil engineer. The storm water report will need to specifically
document how the proposal will provide storm detention (quantity), per Section 330 of City
Ordinance 4417, and treatment (quality) per CWS Resolution and Order 2007-020. LIDA (low
impact development approaches) for storm water management are encouraged. LIDA is
covered in Section 4.07 of the CWS standards and within the CWS LIDA Handbook. Please note
that any private sewer (sanitary and storm) plumbing cannot cross property lines nor can a
new development be approved where private sewer lines would be located on any lot other than
the lot being served. An 8-inch diameter water line connection needs to be constructed from
Bluebell Lane to Davies Road. This site is on the low end of the 525 HGL pressure zone and
therefore individual pressure reducing valves installed behind the meter may be needed to
meet plumbing code requirements. All power and communication service wires into the site
must be placed underground. A Clean Water Services Service Provider letter is required for a
land division application (see contact on next page). The wet utilities and new access
construction to all proposed lots required must be substantially complete before the final plat
can be recorded and the new lots can be sold.

CITY
PERMITS
required
for work as
proposed
or likely to
be needed:
WATER
SERVICE
AREA AND
ISSUES

CITY SITE DEVELOPMENT PERMIT

Contact: Sheila at 503.526.3724
Floodplain, floodway, or wetland modification
CITY SITE EROSION CONTROL PERMIT

Contact: Bonnie at 503.526.2552

CITY RIGHT OF WAY PERMIT

Contact: Bonnie at 503.526.2552
STREET CUT MORATORIUM
BUILDING PERMIT w/Erosion Control
Site Plumbing Permit for private utilities

Contact: Bldg. Counter at 503.526.2401

CITY OF BEAVERTON SYSTEM

Contact: David Winship at 503.526.2434
410 HGL

525 HGL

WEST SLOPE WATER DISTRICT

Contact: Jerry Arnold at 503.292.2777

Other zone/split zone

6/6/2018

PRE-APPLICATION MEETING SUMMARY: PA 2015-0074
SITE ENGINEERING ISSUES
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Prepared by Jim Duggan, Senior Engineer

WASHINGTON COUNTY

OTHER
PERMITS
and
approvals
required
for work as
proposed
or likely to
be needed:

Facilities and Access Permits

For work within, access, or construction
access to __________________.

Contact DLUT Staff: 503.846.8761

NOTE: Storm and sanitary sewers in County roads
inside City limits are City-owned and maintained.
Some street lights on County roads are City-owned.

Contact Operations Staff: 503.846.7620

Right of Way Permits
Utilities Permits

Contact Operations Staff: 503.846.7623

OREGON D.O.T. (Dist.2B Sylvan Office)

For work within, access, or construction
access to _______________________.
503.986.4267
Contact: Steve Schalk at (971) 673-1343

OREGON D.O.T. (Salem Office)

Rail / Street Crossings
Contact: Dave Lanning at
Drainage Contact: Jim Nelson at (971) 673-2942

OREGON DEPARTMENT OF STATE LANDS

Contact: Russ Klassen at 503.986.5244

U.S. ARMY CORPS OF ENGINEERS

Contact: Michael LaDouceur at 503.808.4337

CLEAN WATER SERVICES DISTRICT
Site Assessments/Service Provider Letters
Wetlands/Creeks/Springs/Connection Permits

Contact: Laurie Harris at 503.681.3639

Connection to CWS Trunk Sewer (>21”dia.)

Contact: Permit Staff 503-681-5100
Source Control Permit (all non-residential)

Contact: Clayton Brown at 503.681.5129

SPLReview@cleanwaterservices.org
DEQ 1200-CN EROSION CONTROL PERMIT

Contact: Bonnie Collins at 503.526.2552
(Permit application to City for CWS & DEQ)
FOR DISTURBANCE OF 1 to 4.99 Acres

DEQ Letter of “No Further Action”(NFA) or
other documentation concerning soil and/or
groundwater contamination on this property
and clearance allowing new construction.

Contact applicable Oregon DEQ staff regarding Case File No. 34-15-1608.

MUST UNDERGROUND EXISTING OVERHEAD UTILITIES ON-SITE AND NEW SERVICES.

May be eligible for fee-in-lieu of undergrounding – see Dev. Code, Section 60.65.20-25
MAPPED FEMA FLOODPLAIN

SITE SOIL,
SURFACE
& STORM
WATER
ISSUES

Map Number 4102400_---_D (Feb. 18, 2005)

UNMAPPED FLOOD HAZARD AREA

A flood study is a required part of any
development application.

Level of 100 Year Flood in vicinity of the site:
GEOTECHNICAL REPORT REQUIRED
Base Flood Elevation (NGVD-29)
Cut and fill grading balance required.
Must flood proof* non-residential buildings OR
Certified minimum finish floor required:
1 foot
2 feet above base flood elevation.
SEPARATE FLOODPLAIN MODIFICATION PUBLIC NOTICE REQUIRED PRIOR TO SITE
DEVELOPMENT PERMIT and BUILDING PERMIT ISSUANCE with a 10-DAY APPEAL PERIOD.
*ASCE/SEI 24-05, 2011 OSSC (2009 IBC) Appendix G (Flood-resistant Construction)
STORM WATER FACILITIES REQUIRED

Winter Storm Detention (quantity)
Summer Storm Treatment (quality)

POSSIBLE FEE-IN-LIEU OF:

Detention (quantity)
Treatment (quality) - must justify
using CWS criteria in DR/Land Div.
application submittals.

REQUIRES IMPERVIOUS SURFACE INVENTORY

6/6/2018

Received
Planning Division
1-27-20

Sidewalk Design Modification
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INTRODUCTION
This report represents the storm drainage and stormwater analysis for the Southridge
Park 9-Lot Subdivision project. The basis of this report is to comply with the City of
Beaverton, Clean Water Services (CWS), and the State of Oregon’s regulations and
engineering standards as well as the latest edition of the Oregon Plumbing Specialty
Code (OSPC). Compiled in this report are the design criteria for the site, the hydrologic
methodology, and the preliminary drainage analysis.
SITE DESCRIPTION AND LOCATION
The proposed project is an 9-lot subdivision with single-family detached homes located
at 13335 SW Davies Road in Beaverton, OR. The subject site is approximately 1.24 acres,
and identified as tax lot 14600 of Tax Map 1S1 28AB. The property is zoned R-5 by the
City of Beaverton’s land use ordinance.
EXISTING CONDITIONS
The site currently contains one single family detached home along with accessory
structures and garages. All existing buildings and associated driveway and utilities are
to be removed as part of this development. There is approximately 9,359 square feet of
impervious area from the existing home, driveway, and sidewalks.
The topography of the site slopes downhill from west to east, which the south portion of
the site flowing southeast towards SW Davies Road and the north half of the site flowing
northeast towards SW Bluebell Lane. Grades throughout the property range from 3-10%
with a high point approximately 303 feet at the western boundary to relative low points
near the northeastern corner at approximately 293 feet and at the southeastern corner
at approximately 292 feet.
SW Davies Rd borders the property on the south and the north border of the property is
located by the intersection of SW 133rd Ave and SW Bluebell Ln. The property is adjacent
to single family residences on the north and west and a THPRD Park on the east.
There are no designated Significant Natural Resources on the property. There are also
no identified natural hazards or floodplains associated with this site.
The predominant soil found on site is Woodburn silt loam (45B) with a corresponding
hydrologic soil group (HSG) designation ‘C’ as shown on the attached Natural Resources
Conservation Service (NRCS) soil survey for Washington County.
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RUNOFF CURVE NUMBERS
Pre-Development and Post-development pervious areas will use an RCN of 79
corresponding to “Open Space” cover type in good condition (HSG designation ‘C’). A
runoff curve number of 98 will be used for all predeveloped and developed impervious
areas (refer to the SCS Runoff Curve Numbers exhibit). A composite runoff curve number
of 82 was calculated for the existing pervious and impervious areas of the site (refer to
Existing Conditions – Composite Curve number exhibit). This composite was used in the
City of Portland’s Presumptive Approach Calculator to size the on and off site LIDA
facilities.
RUNOFF CURVE NUMBERS
Land Description

Existing RCN

Proposed RCN

Open Space, Fair Condition

79

79

Impervious

98

98

PROPOSED IMPROVEMENTS
We will be constructing impervious surfaces as a result of the public street, sidewalks
and eventually homes. Public utilities will be extended throughout the site to service
the proposed lots. The development will treat its collected runoff from these
impervious areas in a combination of on street side LIDA planters, an off street LIDA
planter and a downstream on-street LIDA planter. Due to topographical restraints, the
runoff from lot 4 and a portion of the north side of SW 133rd Avenue (Basins 2 & 5) will
not be treated or detained. The applicant is proposing to pay fee-in-lieu for this
impervious area at a rate of $1.5 per square foot of impervious area. This amount for
the 4 lot and the street improvements is $5,659.50 (see Impervious Area Calculations for
details).
HYDROLOGY/HYDRAULIC METHODOLOGY
Using the Santa Barbara Urban Hydrograph (SBUH) method based on a Type 1A rainfall
distribution, the site has been analyzed to determine the proposed peak runoff rates for
the water quality, 2, 10, and 25-year 24-hour storm events. The SBUH method uses
runoff curve numbers in conjunction with the property’s hydrologic soil group to model
the site’s permeability.
The site consists of two drainage basins, with basin 1 flowing to the south and basin 2
flowing to the north (refer to the Predeveloped Basin Map Exhibit). Pre-developed time
of concentrations of 13.02 minutes and 18.26 minutes were calculated using the
methodology outlined in the TR-55 technical manual for Basins 1 and 2 respectively.
With the development, these basins were divided into 5 post-developed basins. Basin 1
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will be conveyed to the south to the existing flow-through planter system along SW
Davies Road. Basins 2, 3 and 4 will be conveyed to the existing storm system to the
north (refer to the Developed Basins Map Exhibit). As Basin 1 does not enter any public
pipe system, a developed time of concentration of 5.0 minutes was used to calculate the
flow rates from the basin. Basins 2, 3 and 4 combine to have a developed time of
concentration of 5.68 minutes (refer to the Time of Concentration calculations).
Rainfall depths for all storm events used in the calculations and design of the proposed
storm drainage system are found in latest edition of Clean Water Services’ Design and
Construction Standard’s for Sanitary and Storm Water Management (R&O 19-5) and as
shown below.
24-HOUR RAINFALL DEPTHS (CWS)
Recurrence Interval, years

2

5

10

25

100

24-Hour Depths, Inches

2.50

3.10

3.45

3.90

4.50

WATER QUALITY/DETENTION
As required by the City of Beaverton, runoff will be treated from any new impervious
surfaces created as a result of the proposed development. The water quality facilities
will follow CWS’s standards and shall be designed to treat storm water generated by
0.36 inches of precipitation falling in 4 hours with an average storm return period of 96
hours. The water quality facilities will remove a minimum of 65% of the Total
Phosphorous (TP) from the stormwater runoff.
The site is located on Clean Water Service’s Hydromodification Map with the north
drainage basin located in a receiving reach mapped as a Moderate Risk Level while the
south basin is in a Low Risk Level reach requiring the proposed facilities to meet the
current Hydromodification Standards (refer to Appendix A – Clean Water Services’ Maps
and Hydromodification Map). As such, the proposed street side LIDA planters that will
treat and detain the runoff from Basin 1 have been sized using the simplified sizing
factor of 0.12 (12%) determined by CWS to meet their hydromodification standards. The
on-street and off-street planters that treat and detain Basins 3 & 4 also meet the
Hydromodification standards and have been designed using the City of Portland’s
Presumptive Approach Calculator to meet both the treatment and flow control
standards. The P.A.C. is an approved analysis program as mentioned in Section
4.08.5.b.2.A.3.
Basin 1 is comprised of 5 lots, street pavement and sidewalks, which totals 19,040
square feet of impervious area. Using the 0.12 sizing factor, a minimum 2,285 square
feet of LIDA facilities would be needed to treat this area. The applicant is proposing to
install street side LIDA planters along the frontage of SW Davies Road, and also along
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SW 133rd Avenue between lots 6 and 7. Combined, these planters create 403 square
feet of LIDA area. Runoff from lots 6, 7 and 8 will be piped directly into these planters,
while runoff from lots 5 and 9 will weep to the curb to be collected in the planter via
curb cuts. As there was no additional area for LIDA on the site, these planters have been
designed as flow through facilities that will allow the stormwater to flow out of the
planters and through the existing street swale south of Meadow Waye Park. A proposed
street side LIDA planter (1,885 square feet) will be installed east of the park along SW
Davies Rd to treat and detain the remainder of the impervious area. A total of 2,288
square feet of LIDA planters will manage runoff from Basin 1 (see attached LIDA Sizing
Form).
Basin 3 is comprised of lots 1-3 with a total of 7,920 square feet of impervious area.
Runoff from this basin will be treated with a LIDA planter in the north east corner of lot
3. The planter is 498.50 square feet and has been sized with the City of Portland’s P.A.C.
(refer to Appendix B - PAC Sizing Report for design specifications). Private laterals will
extend to lots 1 and 2 in private stormwater easements and outfall directly into the
planter.
Basin 4 includes the northern portion of street improvements on SW 133rd Avenue. A
251 square feet street side planter will treat and detain 3,273 square feet of impervious
area from this basin (refer to Appendix B - PAC Sizing Report for design specifications).
CONVEYANCE
The conveyance system for the Basins 2, 3 and 4 consists of an underground pipe
system, manholes and sumped catch basins. Public storm lines will be constructed in
the extension of SW 133rd Avenue to convey stormwater to the existing storm system in
SW Bluebell Lane. The beehive structure in the LIDA planter in lot 3 will connect to the
beehive on SW 133rd Avenue and convey water to the public system.
The drainage system for the public improvements has been designed to convey the 25year storm event without surcharging the proposed underground pipe network. Using a
Manning’s ‘n’ value of 0.013, the minimum slope required to convey the 25-year storm
event in a 12” PVC pipe for this development is 0.0050 ft./ft. (refer to the Conveyance
Calculations).
The runoff from Basin 1 will enter the on-site street-side flow through planters through
private laterals and curb cuts. The water will flow through these planters and be picked
up in a valley gutter that will convey the runoff across SW 133rd Avenue and into the
existing on-street swale system along SW Davies Road. The water will flow through this
existing facility and be collected east of Meadow Waye Park in the new street side
planter that will be installed downstream of the proposed development. Stormwater
will flow through this planter and be conveyed to an existing culvert at the downstream
end. Runoff will safely be conveyed from the site to the downstream system.
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CONCLUSION
Based on the supporting stormwater calculations and the attached analysis, it is the
opinion of Pioneer Design Group that the development of the Southridge Park
subdivision project will not adversely affect the existing downstream drainage system or
adjacent property owners. We have provided water quality treatment and water
quantity control in various LIDA planters to the maximum extent practicable and will pay
a fee-in-lieu for the uncollected runoff from lot 4 and street areas. Therefore, all the
requirements associated with Clean Water Services’ design and construction standards
and the City of Beaverton have been met for this project.
VICINITY MAP

SITE
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ENGINEERING CALCULATONS AND SPREADSHEETS
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The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.

A

Aug 3, 2014—Aug

Soil map units are labeled (as space allows) for map scales
1:50,000 or larger.

Soil Survey Area: Washington County, Oregon
Survey Area Data: Version 16, Sep 18, 2018

This product is generated from the USDA-NRCS certified data as
of the version date(s) listed below.

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL:
Coordinate System: Web Mercator (EPSG:3857)

Please rely on the bar scale on each map sheet for map
measurements.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil
line placement. The maps do not show the small areas of
contrasting soils that could have been shown at a more detailed
scale.

Warning: Soil Map may not be valid at this scale.

The soil surveys that comprise your AOI were mapped at
1:20,000.

Date(s) aerial images were photographed:
23, 2014

Soil Rating Points
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Conservation Service

Aerial Photography
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Local Roads

Major Roads

US Routes

Interstate Highways
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Transportation

Streams and Canals

Water Features

Not rated or not available

D

C/D

C

MAP INFORMATION

Not rated or not available

D

C/D

C

B/D

B

A/D

A

Soil Rating Lines

Not rated or not available
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C/D

C

B/D
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Soil Rating Polygons

Soils

Area of Interest (AOI)

Area of Interest (AOI)

MAP LEGEND

Hydrologic Soil Group—Washington County, Oregon
(Southridge Park)

Hydrologic Soil Group—Washington County, Oregon

Southridge Park

Hydrologic Soil Group

Map unit symbol
45B

Map unit name

Rating

Woodburn silt loam, 3 to C
7 percent slopes

Totals for Area of Interest

Acres in AOI

Percent of AOI
1.5

100.0%

1.5

100.0%

Description
Hydrologic soil groups are based on estimates of runoff potential. Soils are
assigned to one of four groups according to the rate of water infiltration when the
soils are not protected by vegetation, are thoroughly wet, and receive
precipitation from long-duration storms.
The soils in the United States are assigned to four groups (A, B, C, and D) and
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:
Group A. Soils having a high infiltration rate (low runoff potential) when
thoroughly wet. These consist mainly of deep, well drained to excessively
drained sands or gravelly sands. These soils have a high rate of water
transmission.
Group B. Soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well
drained soils that have moderately fine texture to moderately coarse texture.
These soils have a moderate rate of water transmission.
Group C. Soils having a slow infiltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of
water transmission.
Group D. Soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell
potential, soils that have a high water table, soils that have a claypan or clay
layer at or near the surface, and soils that are shallow over nearly impervious
material. These soils have a very slow rate of water transmission.
If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is
for drained areas and the second is for undrained areas. Only the soils that in
their natural condition are in group D are assigned to dual classes.

Rating Options
Aggregation Method: Dominant Condition
Component Percent Cutoff: None Specified
Natural Resources
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National Cooperative Soil Survey
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PH: 808.753.2376

LEGEND
PROPOSED EASEMENT LINE
PROPOSED CENTERLINE
PROPOSED RIGHT-OF-WAY
PROPOSED LOT LINE
BOUNDARY LINE
PROPOSED SIDEWALK

PH: 503.643.8286

PROPOSED PAVEMENT
PROPOSED CURB AND GUTTER
PROPOSED STORM LINE & MANHOLE
PROPOSED SANITARY LINE & MANHOLE
PROPOSED WATERLINE, VALVE &
BLOWOFF
PROPOSED STREET LIGHT

TYPICAL STREET SECTION

PROPOSED HYDRANT

SW DAVIES ROAD STA. 8+49.58-10+09.93

PROPOSED PUBLIC LIDA
PLANTER

3

EXISTING SANITARY LATERAL TO REMAIN TO SERVE
LOT 9.

STORM NOTES
1
2

CORE DRILL INTO EXISTING MANHOLE AND INSTALL
STORM LINE TO SERVE LOTS 1-4.
INSTALL FLOW-THROUGH STREET SIDE LIDA
PLANTER WITH PARKING TO TREAT AND DETAIN
STORMWATER ON SW DAVIES ROAD AND LOT 9.

3

INSTALL STREET SIDE LIDA PLANTER WITHOUT
PARKING TO TREAT AND DETAIN STORMWATER.

4

EXISTING CULVERT TO COLLECT OVERFLOW WATER
FROM PLANTER AND CONVEY DOWNSTREAM.

5

VALLEY GUTTER ACROSS 133RD AVE TO CONNECT
LIDA PLANTER TO EXISTING SWALE.

6

PRIVATE LATERAL TO OUTFALL TO LIDA PLANTER.

7

PRIVATE LATERAL TO WEEP TO CURB.

8

INSTALL PRIVATE LIDA PLANTER TO SERVE LOTS 1-3
IN PRIVATE STORMWATER EASEMENT.
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EASEMENT NOTES
1

15.0' WIDE SWE AND PUE.

2

EXISTING 8.0' PUE TO REMAIN

3

EXISTING 3' BOUNDARY UTILITY EASEMENT TO
REMAIN.

TYPICAL PUBLIC STREET SECTION

4

18.0' WIDE RECIPROCAL ACCESS EASEMENTS
ACROSS LOTS 1 & 2 FOR THE BENEFITS OF LOTS 1-3.

SW 133RD AVENUE (STA.10+45.09)
N.T.S.

5

VARIABLE WIDTH PRIVATE STORMWATER
EASEMENT.

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

CORE DRILL INTO EXISTING MANHOLE AND INSTALL
SANITARY LINE INTO THE SITE TO SERVE LOTS 1-5.

SOUTHRIDGE PARK
131-021
PLANNING

P6.0

Vert. Scale:

2

REF.

CONSTRUCT NEW SANITARY MANHOLE OVER
EXISTING SANITARY LINE TO SERVE LOTS 6-8.

Horiz. Scale:

TYPICAL PUBLIC STREET SECTION
SW 133RD AVENUE (STA.11+53.09-12+88.10)
N.T.S.

1

Project No.

SANITARY NOTES

Date

EXISTING WATER METER AND BOX TO BE RELOCATED TO
SERVE LOT 9.

Date

CONNECT TO EXISTING WATERLINE TO SERVE THE SITE.

4

Reviewed by

3

Date

PROPOSED COMBINATION AIR RELEASE VALVE AT
THE HIGH POINT IN STREET A.

Drawn by

PROPOSED SINGLE WATER METER, TYP.

Designed by

1
2

PRELIMINARY COMPOSITE UTILITY
AND STREETS PLAN

WATER NOTES

SOIL FEATURES FOR WASHINGTON COUNTY
Soil name and map symbol

Hydrologic
group

Flooding
Frequency

Duration

Months

B

NONE

NONE

NONE

B

NONE

NONE

NONE

D

FREQUENT

VERY LONG

DEC - APR

B

NONE

NONE

NONE

B

FREQUENT

BRIEF

NOV - MAY

B

NONE

NONE

NONE

C

NONE

NONE

NONE

B

NONE

NONE

NONE

C

NONE

NONE

NONE

C

NONE

NONE

NONE

C

NONE

NONE

NONE

B

NONE

NONE

NONE

B

FREQUENT

VERY LONG

NOV - APR

D

FREQUENT

BRIEF

DEC - APR

D

FREQUENT

BRIEF

DEC - APR

B

NONE

NONE

NONE

C

NONE

NONE

NONE

Xerochrepts part
Haploxerolls part

B
C

NONE
NONE

NONE
NONE

NONE
NONE

Xerochrepts part
Rock outcrop part

D

NONE

NONE

NONE

Klickitat:
25E, 25F, 25G

Knappa:
26

Lablish:
27

Laurelwood:
28B, 28C, 28D, 28E, 29E, 29F

McBee:
30

Melborne:
31B, 31C, 31D, 31E, 31F

Melby:
32C, 32D, 32E, 33E, 33F, 33G

Olyic:
34C, 34D, 34E, 35E, 35F, 35G

Pervina:
36C, 36D, 36E, 36F

Quatama:
37A, 37B, 37C, 37D

Saum:
38B, 38C, 38D, 38E, 38F

Tolke:
39E, 39F

Udifluvents:
40

Verboot:
42

Wapato:
43

Willamette:
44A, 44B, 44C, 44D

Woodburn:
45A, 45B, 45C, 45D

Xerchrepts:
46F

47D
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RUNOFF CURVE NUMBERS (TR55)
Table 2-2a: Runoff curve numbers for urban areas 1
Cover description
Cover type and hydrologic condition
Fully developed urban areas (vegetation established)

CN for hydrologic soil group
Average percent
impervious area2

A

B

C

D

68
49

79
69

86
79

89
84

39

61

74

80

98

98

98

98

98
83
76
72

98
89
85
82

98
92
89
87

98
93
91
89

63

77

85

88

96

96

96

96

85
72

89
81

92
88

94
91

95
93

65
38
30
25
20
12

77
61
57
54
51
46

85
75
72
70
68
65

90
83
81
80
79
77

92
87
86
85
84
82

77

86

91

94

Open space (lawns, parks, golf courses, cemeteries, etc.) 3:
Poor condition (grass cover <50%)
Fair condition (grass cover 50% to 75%)
Good condition (grass cover >75%)
Impervious areas:
Paved parking lots, roofs, driveways, etc. (excluding right-ofway)
Streets and roads:
Paved; curbs and storm sewers (excluding right-of-way)
Paved; open ditches (including right-of-way)
Gravel (including right-of-way)
Dirt (including right-of-way)
Western desert urban areas:
Natural desert landscaping (pervious areas only) 4
Artificial desert landscaping (impervious weed barrier, desert
shrub with 1- to 2-inch sand or gravel mulch and basin borders)
Urban districts:
Commercial and business
Industrial
Residential districts by average lot size:
1/8 acre or less (town houses)
1/4 acre
1/3 acre
1/2 acre
1 acre
2 acres
Developing urban areas
Newly graded areas (pervious areas only, no vegetation) 5
Idle lands (CNs are determined using cover types similar to those in
table 2-2c)

1: Average runoff condition, and Ia = 0.2S.
2: The average percent impervious area shown was used to develop the composite CN's. Other assumptions are as follows: impervious areas
are directly connected to the drainage system, impervious areas hava a CN of 98, and pervious areas are considered equivalent to open space
in good hydrologic condition. CN's for other combinations of conditions may be computed using figure 2-3 or 2-4.
3: CN's shown are equivalent to those of pasture. Composite CN's may be computed for other combinations of open space cover type.
4: Composite CN's for natural desert landscaping should be computed using figures 2-3 or 2-4 based on the impervious area percentage (CN
= 98) and the pervious area CN. The pervious area CN's are assumed equivalent to desert shrub in poor hydrologic condition.
5: Composite CN's to use for the design of temporary measures during grading and construction should be computed using figure 2-3 or 2-4
based on the degree of development (impervious area percentage) and the CN's for the newly graded pervious areas.

40B
WOODBURN SILT LOAM

=

IMPERVIOUS

EXISTING COMPOSITE CN

13121_hydro_planning.xls\COMPOSITE CN-EXIST
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40B
WOODBURN SILT LOAM

OPEN SPACE

9,359

47,476

56,835

SF

98

79

CURVE
NUMBER

(48,166 x 79) + (9359 x 98)
56,835

C

C

SOIL
GRADE

TOTAL AREA=

AREA
(SF)

EXISTING CONDITIONS
SOIL
TYPE

131-021
Southridge Park
13121_hydro_planning

COVER
TYPE

JOB NUMBER:
PROJECT:
FILE:

(FOR USE IN PAC CALCULATOR)

EXISTING CONDITIONS - COMPOSITE CURVE NUMBERS

=

82.1

MANNING'S "n" VALUES

SHEET FLOW EQUATION MANNING'S VALUES
Smooth Surfaces (concrete, asphault, gravel, or bare hand packed soil)
Fallow Fields or loose soil surface (no residue)
Cultivated soil with residue cover (< 20%)
Cultivated soil with residue cover (> 20%)
Short prairie grass and lawns
Dense grasses
Bermuda grasses
Range (natural)
Woods or forrest with light underbrush
Woods or forrest with dense underbrush

ns
0.011
0.05
0.06
0.17
0.15
0.24
0.41
0.13
0.40
0.80

SHALLOW CONCENTRATED FLOW (after initial 300 ft of sheet flow, R = 0.1)
Forrest with heavy ground litter and meadows (n = 0.010)
Brushy ground with some trees (n = 0.060)
Fallow or minimum tillage cultivation (n = 0.040)
High grass (n = 0.035)
Short grass, pasture and lawns (n = 0.030)
Nearly bare ground (n = 0.25)
Paved and gravel areas (n = 0.012)

ks
3
5
8
9
11
13
27

CHANNEL FLOW (Intermittent) (At the beginning of all visible channels, R = 0.2)
Forested swale with heavy ground cover (n = 0.10)
Forested drainage course/ravine with defined channel bed (n = 0.050)
Rock-lined waterway ( n = 0.035)
Grassed waterway (n = 0.030)
Earth-lined waterway (n = 0.025)
CMP pipe (n = 0.024)
Concrete pipe (n = 0.012)
Other waterways and pipe 0.508/n

kc
5
10
15
17
20
21
42

CHANNEL FLOW (continuous stream, R = 0.4)
Meandering stream (n = 0.040)
Rock-lined stream (n = 0.035)
Grass-lined stream (n = 0.030)
Other streams, man-made channels and pipe (n = 0.807/n)

kc
20
23
27

13121_hydro_planning.xls\MANNING'S COEFFICIENTS
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IMPERVIOUS AREA CALCULATIONS
JOB NUMBER: 131-021
PROJECT:
Southridge Park
FILE:
13121_hydro_planning
NEW IMPERVIOUS AREA
BASIN 1 - LOTS 5-9, SW 133RD AVE SOUTH, DAVIES RD
5 LOTS @ 2,640 SF PER LOT
STREET PAVEMENT
SIDEWALKS
MIN. LIDA AREA REQUIRED (12% SIZING FACTOR)
LIDA AREA PROVIDED
BASIN 2 - LOT 4 (NOT TREATED)
1 LOT @ 2,640 SF PER LOT
BASIN 3 - LOTS 1-3
3 LOTS @ 2,640 SF PER LOT
LIDA AREA PROVIDED (SIZED WITH PAC)
BASIN 4 - SW 133RD AVE NORTH
SIDEWALKS
STREET PAVEMENT
LIDA AREA PROVIDED (SIZED WITH PAC)
BASIN 5 - AREA NOT TREATED
STREET PAVEMENT
SIDEWALKS

EXISTING IMPERVIOUS AREA
BUILDINGS
STREET PAVEMENT

Total Shed Area
Existing Impervious Area
% Impervious
Total Proposed Impervious Area
% Impervious
Basin 1 Shed Area
Basin 1 Impervious Area
% Impervious
Basins 2, 3 & 4 Shed Area
Basins 2, 3 & 4 Impervious Area
% Impervious
Total Impervious Area Not Treated
Total Fee-in-lieu Required

13121_hydro_planning.xls\IMPERVIOUS AREA LIDA
12/18/2019

ft2
ft2
ft2
ft2
ft2
ft2
ft2

0.711 ac

5,584.00 ft2
2,640.00 ft2

0.128 ac
0.061 ac

16,518.00 ft2
7,920.00 ft2
498.50 ft2

0.379 ac
0.182 ac

3,738.00
399.00
2,874.00
3,273.00
251.00

ft2
ft2
ft2
ft2
ft2

0.086 ac

1,357.00
971.00
162.00
1,133.00

ft2
ft2
ft2
ft2

0.031 ac

30,987.00
13,200.00
5,271.00
569.00
19,040.00
2,284.80
2,288.00

2
6,416.00 ft
2
2,943.00 ft
9,359.00 ft2

58,184.00 ft2
9,359.00 ft2
34,006.00 ft2
30,987.00 ft2
19,040.00 ft2
25,840.00 ft2
13,833.00 ft2
3,773.00 ft2
$5,659.50

0.437 ac

0.075 ac

0.026 ac

0.215 ac
1.336
0.215
16.1
0.781
58.4
0.711
0.437
61.4
0.593
0.318
53.5

ac
ac
%
ac
%
ac
ac
%
ac
ac
%

0.087 ac

3R D
S W 13

1

Date
REF.

Reviewed by
Project No.

PH: 503.643.8286

PH: 808.753.2376

SOUTHRIDGE PARK

Vert. Scale:

Horiz. Scale:

Date
Drawn by

AVE
Date

SHEET FLOW
L=74 FT
S=0.0750

Designed by

SHEET FLOW
L=90 FT
S=0.0380

SW BLUEBELL LN

SW DAVIES RD

B:\Projects\131-021\engineering\hydro\Planning\PreDev Basin Map.dwg 7/3/2019 2:46:54 PM

PRE-DEVELOPED BASIN MAP

SHEET FLOW
L=177 FT
S=0.0380

SHEET FLOW
L=62 FT
S=0.065

SOUTHRIDGE PARK

131-024

ENGINEERING

2

PREDEVELOPED TIME OF CONCENTRATION (BASIN 1)
JOB NUMBER:
PROJECT:
FILE:

131-021
Southridge Park
13121_hydro_planning

LAG ONE: SHEET FLOW (FIRST 90 FEET)
Tt = Travel time
Manning's "n " =
Flow Length, L =
P = 2-year, 24hr storm =
Slope, S0 =

TT =

(0 . 42 )( n * L ) 0 .8
( P ) 0 .5 ( S 0 ) 0 .4

Accum.
Tc
0.15
90 ft

( 300 ft. max.)

2.5 in
0.038 ft/ft

7.88 min.

7.88 min.

LAG TWO: SHALLOW CONCENTRATED FLOW (NEXT 74 FEET)
Tt = Travel time
Manning's "n " =
0.15
Flow Length, L =
74 ft
( 300 ft. max.)
P = 2-year, 24hr storm =
Slope, S0 =

TT =

(0 . 42 )( n * L ) 0 .8
( P ) 0 .5 ( S 0 ) 0 .4

2.5 in
0.075 ft/ft

5.13 min.

TOTAL PREDEVELOPED TIME OF CONCENTRATION (Tc) =

13121_hydro_planning.xls\PREDEVELOPED Tc
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5.13 min.

13.02 min.

PREDEVELOPED TIME OF CONCENTRATION (BASIN 2)
JOB NUMBER:
PROJECT:
FILE:

131-021
Southridge Park
13121_hydro_planning

LAG ONE: SHEET FLOW (FIRST 177 FEET)
Tt = Travel time
Manning's "n " =
0.15
Flow Length, L =
177 ft
P = 2-year, 24hr storm =
Slope, S0 =

TT =

(0 . 42 )( n * L ) 0 .8
( P ) 0 .5 ( S 0 ) 0 .4

Accum.
Tc

( 300 ft. max.)

2.5 in
0.038 ft/ft

13.54 min.

13.54 min.

LAG TWO: SHALLOW CONCENTRATED FLOW (NEXT 62 FEET)
Tt = Travel time
Manning's "n " =
0.15
Flow Length, L =
62 ft
( 300 ft. max.)
P = 2-year, 24hr storm =
Slope, S0 =

TT =

(0 . 42 )( n * L ) 0 .8
( P ) 0 .5 ( S 0 ) 0 .4

2.5 in
0.065 ft/ft

4.72 min.

TOTAL PREDEVELOPED TIME OF CONCENTRATION (Tc) =

13121_hydro_planning.xls\PREDEVELOPED Tc (2)
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4.72 min.

18.26 min.

BASIN 5
0.031 AC.
3R D
S W 13

2

REF.

Project No.

BASIN 3
0.38 AC.
2

6
PH: 503.643.8286

PH: 808.753.2376

SOUTHRIDGE PARK

Vert. Scale:

Horiz. Scale:

Date

AVE
Reviewed by

BASIN 4
0.086 AC.
Date

PIPE FLOW
L=123 FT
3 FT/S

Drawn by

4

Date

8
5

Designed by

BASIN 1
0.71 AC.
BASIN 2
0.128 AC.

9

SW BLUEBELL LN

SW DAVIES RD

B:\Projects\131-021\engineering\hydro\Planning\Dev Basin Map.dwg 12/16/2019 5:41:30 PM

DEVELOPED BASIN MAP

1

7

3

SOUTHRIDGE PARK

131-024

ENGINEERING

2

DEVELOPED TIME OF CONCENTRATION
(BASINS 2, 3 & 4)
JOB NUMBER:
PROJECT:
FILE:

131-021
Southridge Park
13121_hydro_planning

Catchment Time
Longest Run of Pipe
Velocity of Flow
Time in Pipe = (123 ft)/(3.00 ft/s) =

5
123
3
41

TOTAL DEVELOPED Tc =

5.68 min.

13121_hydro_planning.xls\DEVELOPED Tc (2)
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min.
ft
ft/s
s

25
100
100

PREDEVELOPED 25-YEAR PEAK DISCHARGE

DEVELOPED 25-YEAR PEAK DISCHARGE

PREDEVELOPED 100-YEAR PEAK DISCHARGE

DEVELOPED 100-YEAR PEAK DISCHARGE

100
100

PREDEVELOPED 100-YEAR PEAK DISCHARGE

DEVELOPED 100-YEAR PEAK DISCHARGE

13121_hydro_planning.xlsSBUH
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25
25

DEVELOPED 25-YEAR PEAK DISCHARGE

DEVELOPED 10-YEAR PEAK DISCHARGE

PREDEVELOPED 25-YEAR PEAK DISCHARGE

10
10

PREDEVELOPED 10-YEAR PEAK DISCHARGE

2
2

DEVELOPED 2-YEAR PEAK DISCHARGE

(YR)

STORM

PREDEVELOPED 2-YEAR PEAK DISCHARGE

DESCRIPTION

DESIGN

25

DEVELOPED 10-YEAR PEAK DISCHARGE

Basins 2, 3 & 4

10
10

PREDEVELOPED 10-YEAR PEAK DISCHARGE

2
2

(YR)

STORM

DESIGN

DEVELOPED 2-YEAR PEAK DISCHARGE

131-021
Southridge Park
13121_hydro_planning

PREDEVELOPED 2-YEAR PEAK DISCHARGE

DESCRIPTION

Basin 1

FILE:

PROJECT:

JOB NUMBER:

4.5

4.5

3.9

3.9

3.45

3.45

2.5

2.5

(IN)

24

24

24

24

24

24

24

24

(HR)

4.5

4.5

3.9

3.9

3.45

3.45

2.5

2.5

(IN)

DURATION PRECIP

24

24

24

24

24

24

24

24

(HR)

DURATION PRECIP

0.59

0.59

0.59

0.59

0.59

0.59

0.59

0.59

(AC)

TOTAL

AREA

0.71

0.71

0.71

0.71

0.71

0.71

0.71

0.71

(AC)

TOTAL

AREA

53.53

16.09

53.53

16.09

53.53

16.09

53.53

16.09

IMP

%

61.45

16.09

61.45

16.09

61.45

16.09

61.45

16.09

IMP

%

0.28

0.50

0.28

0.50

0.28

0.50

0.28

0.50

(AC)

PERV.

AREA

0.27

0.60

0.27

0.60

0.27

0.60

0.27

0.60

(AC)

PERV.

AREA

79

79

79

79

79

79

79

79

PER.

CN

79

79

79

79

79

79

79

79

PER.

CN

SANTA BARBARA URBAN HYDROGRAPHS

0.32

0.10

0.32

0.10

0.32

0.10

0.32

0.10

(AC)

IMP.

AREA

0.44

0.11

0.44

0.11

0.44

0.11

0.44

0.11

(AC)

IMP.

AREA

CN

98

98

98

98

98

98

98

98

IMP.

CN

98

98

98

98

98

98

98

98

IMP.

TIME

5.68

18.26

5.68

18.26

5.68

18.26

5.68

18.26

(MIN)

TIME

5.00

13.02

5.00

13.02

5.00

13.02

5.00

13.02

(MIN)

Q

0.53

0.33

0.44

0.26

0.37

0.21

0.24

0.11

(CFS)

Q

0.69

0.44

0.57

0.35

0.49

0.28

0.33

0.15

(CFS)

0.00

(AC)

13121_hydro_planning.xls\CONVEYANCE
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BASINS 2, 3, 4

LINE
0.59

(AC)

AREA
TOTAL

INC.

53.53

IMP.

%

13121_hydro_planning
25 YR
24 HRS
3.9 IN
0.013

FILE:
Design Storm:
Storm Duration:
Precipitation:
Manning's "n"

AREA

131-021
Southridge Park

JOB NUMBER:
PROJECT:

0.28

(AC)

PERV.

AREA

79

PER.

CN

0.32

(AC)

IMP.

AREA

98

IMP.

CN

5.68

(MIN)

TIME

PIPE

12

(IN)

SIZE

0.0050

(FT/FT)

SLOPE

2.53

(CFS)

Qf

17.43

(%)

Q/Qf

3.22

(FPS)

Vf

17.63

(%)

V/Vf

56.71

(FPS)

V

ACTUAL

↓
(BASINS 2, 3 & 4 CAN BE CONVEYED IN A 12" PIPE AT 0.5%)

0.44

(CFS)

Q

STORMWATER CONVEYANCE CALCULATIONS

Preliminary Storm Drainage Report

Southridge Park
Washington County, Oregon

APPENDIX ‘A’ – CITY OF BEAVERTON UTILITY MAPS
AND CWS HYDROMODIFICATION MAP

STORMWATER SYSTEM

SANITARY SEWER SYSTEM

Preliminary Storm Drainage Report

Southridge Park
Washington County, Oregon

APPENDIX ‘B’ – CITY OF PORTLAND PAC REPORT

PAC Report
Project Name

Created

Permit No.

Southridge Park
Project Address

13335 SW Davies Road
Beaverton, OR 97006

10/21/19 12:24 PM

Designer

Last Modified

Tyler Christian Campbell

12/17/19 10:06 AM

Company

Report Generated

Pioneer Design Group

12/17/19 10:06 AM

Project Summary
9 lot Subdivision
Native Soil
Hierarchy
Design
Category
Infiltration Rate

Catchment
Name

Impervious
Area (sq ft)

SW 133rd
Ave - North

3273

0.50

Lots 1-3

7920

0.50

Facility
Type

Facility
Config

3

Planter
(Sloped)

C

3

Planter
(Flat)

C

PAC Report: Southridge Park
Pg. 1 of 13

Facility
Size
(sq ft)

498

Facility
Sizing
Ratio

PR
Results

Flow
Control
Results

7.6%

Pass

Pass

6.3%

Pass

Pass

Catchment SW 133rd Ave - North
Site Soils & Infiltration Testing
Data

Infiltration Testing Procedure

Open Pit Falling Head

Native Soil Infiltration Rate (Itest )

0.50

Correction Factor

CFtest

2

Design Infiltration Rates

Native Soil (Idsgn)

0.25 in/hr

Imported Growing Medium

2.00 in/hr

Hierarchy Category

3

Disposal Point

C

Hierarchy Description

Off-site flow to drainageway,
river, or storm-only pipe system

Pollution Reduction Requirement

Pass

10-year Storm Requirement

N/A

Flow Control Requirement

The post-development peak
rates for the 2, 5 and 10-year
design storms must be equal or
less than the pre-development
rates.

Impervious Area

3273 sq ft
0.075 acre

Time of Concentration (Tc)

5

Pre-Development Curve Number (CN pre )

82

Post-Development Curve Number (CN post)

98

Catchment Information

Indicates value is outside of recommended range

PAC Report: Southridge Park
Pg. 2 of 13

SBUH Results

PR

Pre-Development Rate and Volume
Peak Rate (cfs)
Volume (cf)
0
16.122

Post-Development Rate and Volume
Peak Rate (cfs)
Volume (cf)
0.014
171.023

2 yr

0.016

252.362

0.046

592.236

5 yr

0.023

354.779

0.056

727.887

10 yr

0.032

463.781

0.067

863.742

25 yr

0.042

577.624

0.077

999.725

PAC Report: Southridge Park
Pg. 3 of 13

Facility SW 133rd Ave - North
Facility Details

Facility Type

Planter (Sloped)

Facility Configuration

C: Infl. with RS and
underdrain (Ud)

Facility Shape

Sloped

Above Grade Storage Data
Growing Medium Depth

18 in

Surface Capacity at Depth 1

200.5 cu ft

Design Infiltration Rate for Native Soil

0.001 in/hr

Infiltration Capacity

0.011 cfs

Below Grade Storage Data

Facility Facts

Pollution Reduction Results

Flow Control Results

Rock Storage Depth

24 in

Rock Porosity

0.30 in

Storage Depth 3

12.0 in

Total Facility Area Including Freeboard

248.50 sq ft

Sizing Ratio

7.6%

Pollution Reduction Score

Pass

Overflow Volume

0.000 cf

Surface Capacity Used

1%

Rock Capacity Used

91%

Flow Control Score

Pass

Overflow Volume

675.257 cf

Surface Capacity Used

87%

Rock Capacity Used

100%

Post-development
outflow (cfs)

Pre-development
inflow (cfs)

2
year

0.01

≤

0.016

Pass

5
year

0.01

≤

0.023

Pass

10
year

0.01

≤

0.032

Pass

Sloped Facility Worksheet
Check

Right Side

Left Side

PAC Report: Southridge Park
Pg. 4 of 13

Rock

Check
Right Side
Slope,
Bottom
Dam
Slope, h/v
v/h (ft/ft) Width (ft)
Length (ft)
(ft/ft)
0.50
0.0000
3.50
0.0

Downstream
Depth (in)

Landscape
Width (ft)

10.0

3.50

Rock
Storage
Width (ft)
3.50

0.0

10.0

3.50

3.50

0.0

0.0

10.0

3.50

3.50

3.50

0.0

0.0

10.0

3.50

3.50

0.0000

3.50

0.0

0.0

10.0

3.50

3.50

0.50

0.0000

3.50

0.0

0.0

10.0

3.50

3.50

8.00

0.50

0.0000

3.50

0.0

0.0

10.0

3.50

3.50

8

8.00

0.50

0.0000

3.50

0.0

0.0

10.0

3.50

3.50

9

7.00

0.50

0.0000

3.50

0.0

0.0

10.0

3.50

3.50

#

Segment
Length (ft)

1

8.00

2

8.00

0.50

0.0000

3.50

0.0

3

8.00

0.50

0.0000

3.50

4

8.00

0.50

0.0000

5

8.00

0.50

6

8.00

7

Left Side
Slope, h/v
(ft/ft)
0.0

PAC Report: Southridge Park
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Catchment Lots 1-3
Site Soils & Infiltration Testing
Data

Infiltration Testing Procedure

Open Pit Falling Head

Native Soil Infiltration Rate (Itest )

0.50

Correction Factor

CFtest

2

Design Infiltration Rates

Native Soil (Idsgn)

0.25 in/hr

Imported Growing Medium

2.00 in/hr

Hierarchy Category

3

Disposal Point

C

Hierarchy Description

Off-site flow to drainageway,
river, or storm-only pipe system

Pollution Reduction Requirement

Pass

10-year Storm Requirement

N/A

Flow Control Requirement

The post-development peak
rates for the 2, 5 and 10-year
design storms must be equal or
less than the pre-development
rates.

Impervious Area

7920 sq ft
0.182 acre

Time of Concentration (Tc)

5

Pre-Development Curve Number (CN pre )

82

Post-Development Curve Number (CN post)

98

Catchment Information

Indicates value is outside of recommended range

PAC Report: Southridge Park
Pg. 8 of 13

SBUH Results

PR

Pre-Development Rate and Volume
Peak Rate (cfs)
Volume (cf)
0.001
39.012

Post-Development Rate and Volume
Peak Rate (cfs)
Volume (cf)
0.033
413.842

2 yr

0.038

610.664

0.112

1433.091

5 yr

0.057

858.492

0.137

1761.341

10 yr

0.078

1122.257

0.161

2090.082

25 yr

0.101

1397.733

0.186

2419.132

PAC Report: Southridge Park
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Facility Lots 1-3
Facility Details

Facility Type

Planter (Flat)

Facility Configuration

C: Infl. with RS and
underdrain (Ud)

Facility Shape

Planter

Above Grade Storage Data
Bottom Area

498 sq ft

Bottom Width

28.00 ft

Storage Depth 1

9.0 in

Growing Medium Depth

18 in

Surface Capacity at Depth 1

373.5 cu ft

Design Infiltration Rate for Native Soil

0.003 in/hr

Infiltration Capacity

0.023 cfs

Below Grade Storage Data

Facility Facts

Pollution Reduction Results

Flow Control Results

Rock Storage Depth

24 in

Rock Porosity

0.30 in

Storage Depth 3

18.0 in

Total Facility Area Including Freeboard

498.00 sq ft

Sizing Ratio

6.3%

Pollution Reduction Score

Pass

Overflow Volume

0.000 cf

Surface Capacity Used

3%

Rock Capacity Used

91%

Flow Control Score

Pass

Overflow Volume

1631.339 cf

Surface Capacity Used

100%

Rock Capacity Used

100%

Post-development
outflow (cfs)

Pre-development
inflow (cfs)

2
year

0.02

≤

0.038

Pass

5
year

0.02

≤

0.057

Pass

10
year

0.06

≤

0.078

Pass

PAC Report: Southridge Park
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Preliminary Storm Drainage Report

Southridge Park
Washington County, Oregon

APPENDIX ‘C’ – CWS LIDA SIZING FORM AND DETAILS

(BASIN 1)
Southridge Park
13335 SW Davies Rd., Beaverton, OR, 97006
T.C. Campbell, PE / Pioneer Design Group
503-643-8286 / tccampbell@pd-grp.com

(Basin 1 Shed Area)

30,987 SF
9,359 SF
19,040 SF
19,040 SF

19,040 SF

19,040 SF

19,040 SF

0.12

2,285 SF (MIN.)

2,288 SF PROVIDED

Low Impact Development Approaches Handbook

123

122

Low Impact Development Approaches Handbook

Low Impact Development Approaches Handbook
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Riverside Homes, LLC
17933 NW Evergreen Place, Ste. 370
Beaverton, OR 97006
Attn: Niki Munson
Subject: Geotechnical Site Evaluation
Southridge Park Subdivision
GCN Project 1443
This report presents our Geotechnical Site Evaluation for the proposed Southpark Subdivision, a
single-family home development in Beaverton, Oregon. The report summarizes the work
accomplished and provides our conclusions and recommendations for site development. It has
been prepared in accordance with Riverside’s Independent Contractor Agreement dated
June 21, 2019.

PROJECT INFORMATION
The approximate 1.24-acre property is currently developed with two homes and three other
buildings. The proposed development will include private driveways and underground utilities.
You provided us with a preliminary plat and preliminary grading an erosion control plans for the
site prepared by Pioneer Design Group (PDG) dated July 2019. We understand from our
conversation with PDG that the one roadway planned for the site, shown as Street A on the
preliminary plans, will be designed as a 20-foot wide public roadway. The street will be classified
as a local road. Improvement requirements for Davies Road have not yet been determined.
Site grades, available from MetroMap, shows the site to be relatively flat with elevations ranging
from about 292 to 300 feet above mean sea level.
The proposed homes are expected to be supported on shallow spread foundations with crawl
space below an elevated floor. We expect that stormwater will be discharged to the municipal
system. Underground utilities are expected to be less than 12 feet deep.
The preliminary site relative to surrounding features is shown in Figure 1.

SCOPE OF WORK
The purpose of our services was to explore the site and provide recommendations for design and
construction. The following describes our specific scope of services:
•

Coordinate and manage the field investigation, including utility locates, authorization for
site access, access preparation, scheduling of contractors and GCN staff.

•

Observe excavation of 4 test pits to a depth of 12 feet below the existing ground surface.
The test pits were made using a small tracked excavator.

•

Maintain a log of soil, rock, and groundwater, as encountered, and obtain soil samples to be
classified in the field and returned to our lab for further evaluation and testing. We classify
soil in general accordance with the Unified Soil Classification System.
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•

Determine the moisture content and dry unit weight of selected soil samples in general
accordance with ASTM D2216 and D4318, respectively.

•

Provide a written Geotechnical Report summarizing our explorations, geotechnical analysis,
conclusions, and recommendations that include:


A discussion on the geologic conditions and the seismic setting of the site including
general geologic features, tectonic faulting in the area, and seismic design criteria in
accordance with the Oregon Structural Specialty Code.



Recommendations for site preparation, grading and drainage, compaction criteria, and
wet-weather earthwork procedures.



Recommendations for excavation, utility trenches, backfill materials, and backfill
compaction.



Recommendations for design and construction of shallow-spread foundations, including
allowable design bearing pressures, minimum footing depth and width, lateral resistance
to sliding, and estimates of settlement.



Geotechnical engineering recommendations for the design and construction of concrete
floor slabs, including an anticipated value for subgrade modulus.



Recommendations for asphalt pavement including, soil subgrade condition and
preparation, asphalt and base rock thickness, asphalt mix design, and construction
testing.



A discussion of groundwater conditions on the site and recommendations for subsurface
drainage of foundations, floor slabs, and pavement.

SITE CONDITIONS
The site is in a relatively flat uplands plateau in the Vose neighborhood of Beaverton. The
following paragraphs describe the area geology, surface, and subsurface features.
SITE GEOLOGY

The most recent geologic material in the site vicinity is Hillsboro Silt, consisting of silt, sand, and
gravel placed during episodic, cataclysmic, flooding in the Quaternary age Missoula Floods. The
deposits are several hundred feet thick in portions of the Tualatin Basin. Bedrock that underlies
the area is basalt of the Columbia River Basalt flows that we deposited 15 to 16 million years
ago. 1
SURFACE CONDITIONS

The project site is the located on the final portion of horse property that began conversion to
residential lots around 2000. The site is currently improved with a ranch style single family home
with detached garage, a second single-story home with attached shed, and a shop/barn that is
partially open sided. Paved parking and a driveway occupy about 10 percent of the site. The

Lina Ma, Ian P. Madin, Serin Duplantis, and Kendra J. Williams, “Lidar-Based Surficial Geologic Map and
Database of the Greater Portland Area, Clackamas, Columbia, Marion, Multnomah, Washington, and Yamhill
Counties, Oregon, and Clark County,:100,000quadrangle, Washington, Multnomah, Clackamas, and Marion
Counties Washington “, 1:63,360,Oregon: State of Oregon Department of Geology and Mineral Industries,
Open File Report O-12-02.
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remaining open areas are landscaped with grass and shrubs. There are two vegetable garden
areas and a separate graveled driveway area.
Large, mature evergreen and deciduous trees are located along the southern and eastern property
boundaries. Smaller trees are in the northern portion of the site.
Site grades vary from about 308 to 298 feet above mean sea level with the higher elevations
along the western boundary, sloping gently to the northeast and southeast property corners.
The site layout is shown in Figure 2.
SUBSURFACE CONDITIONS

We explored subsurface conditions at the site by observing excavation four test pits (TP-1through
TP-4) to 12 feet below the ground surface (bgs) on July 5, 2018. The exploration locations are
shown in Figure 2.
Soil samples obtained from the test pits were returned to our laboratory for additional evaluation
and testing. Selected samples were used to determine the natural soil moisture content.
Descriptions of field and laboratory procedures and the exploration logs are included in
Attachment A.
The site includes an approximate 12- to 18-inch thick tilled zone that is a remnant of past
agricultural use.
Near surface soil beneath the till zone or where soil tilling was not conducted is very stiff to hard
silt with trace fine sand. This soil generally extended to the depth of the explorations, 12 feet.
We encountered soft, friable, weathered basalt rock in test pit TP-1 at a depth of 9 feet below the
ground surface (bgs). The moisture content of the silt varied from 13 to 28 percent. The dry unit
weight of a sampled obtained in test pit TP-2 at 3 feet below the ground surface was 80 pounds
per cubic foot.
We encountered slow ground groundwater seepage in test pits TP-2 through TP-4 at depths of 7
to 10 feet bgs.
SEISMIC SETTING

The Portland area is subject to seismic events stemming from three possible sources: the
Cascadia Subduction Zone (CSZ), intraslab faults within the Juan de Fuca Plate, and crustal faults
in the North American Plate.
The site is surrounded in all directions by Quaternary crustal faults that are mapped or inferred.
The four faults within 10 miles of the site are the Beaverton Fault Zone about 1.2 miles to the
north, the Helvetia fault 7.6 miles to the northwest, and the Portland Hills and Oatfield faults
7.1 and 6.7 miles to the northeast respectively 2. The USGS considers the faults to be greater
than 150,000 years old and are considered inactive.

2

United States Geological Survey, 2019, Quaternary Fault and Fold Database of the United States; USGS
Earthquake Hazards Program.
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The contribution of potential earthquake-induced ground motion from all known sources,
including the faults described above, are included in probabilistic ground motion maps developed
by the USGS. Based on site explorations and geologic mapping, the site falls into Site Class D for
seismic design. Seismic design parameters for the project site are provided in Table 1.
TABLE 1 – SEISMIC DESIGN PARAMETERS
2012 IBC CODE BASED RESPONSE SPECTRUM
MCER GROUND MOTION - 5% DAMPING
1% IN 50 YEARS PROBABILITY OF COLLAPSE
LAT

45.460

LON

-122.814

SS

0.976 G

S1

0.427G

MAPPED MAXIMUM CONSIDERED EARTHQUAKE
SPECTRAL RESPONSE ACCELERATION PARAMETER
(SITE CLASS D)
FA

1.110

FV

1.573

SMS

1.083G

SM1

0.672G

DESIGN SPECTRAL RESPONSE ACCELERATION PARAMETER
SDS

0.722G

SD1

0..448G

The site is not subject to liquefaction.

CONCLUSIONS AND RECOMMENDATIONS
Based on the results of our field explorations and our engineering analysis, it is our opinion that
the site can be developed as proposed. On-site soil conditions are favorable for mass grading in
dry weather conditions. It can be expected that extra costs will accrue if earthwork is planned for
the winter months.
The presence of an agricultural till zone on the site is a geotechnical concern. Till zone soil that
will remain at the base of structures will need to be scarified and compacted to support the
intended loads.
Our specific recommendations for site development are provided in the following paragraphs.
CONSTRUCTION CONSIDERATIONS

Fine-grained soils on the site are easily disturbed during the wet season. If not carefully
executed, site preparation, utility trench work, and roadway excavation can create extensive soft
areas and significant repair costs can result. Earthwork should be planned and executed to
minimize subgrade disturbance.
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The base rock thickness for project streets, as described below in the section titled “Pavement
Recommendations,” are intended to support post construction design traffic loads. The base rock
thickness determined for post construction traffic will not support construction traffic or
pavement construction when the subgrade soils are wet. Accordingly, if construction is planned
for periods when the subgrade soils are not dry and firm, then an increased thickness of base
rock or other methods to support construction traffic could be required.
If construction occurs during wet conditions, site preparation activities may need to be
accomplished using track-mounted equipment, loading removed material into trucks supported
on granular haul roads. The use of granular haul roads or staging areas will be necessary for
support of construction traffic during wet conditions.
The imported granular material should be placed in one lift over the prepared or undisturbed
subgrade and compacted using a smooth drum, non-vibratory roller. We recommend that
geotextile be placed as a barrier between the subgrade and imported fill in areas of repeated
construction traffic. The geotextile should have a minimum Mullen burst strength of 250 pounds
per square inch (psi) for puncture resistance and an apparent opening size between the U.S.
Standard No. 70 and No. 100 Sieve to minimize migration of fines into the imported granular
material.
We recommend that a minimum of 2-inch thickness of lightly compacted granular material be
placed at the base of footing excavations made in wet weather conditions. The granular material
reduces water softening of subgrade soils and reduces subgrade disturbance during placement of
forms and reinforcement.
TILL ZONE

Much of the site includes an approximate 12- to 18-inch thick tilled zone from agricultural use.
The till zone should be scarified to a depth of 18 inches and compacted as structural fill in areas
that will be occupied by buildings, roadways, new fill, or other structures. These measures may
be omitted where; 1) mass grading will remove the upper 18 inches of soil or ; 2) building
footings or other structural elements will penetrate the eventual ground surface to a depth
greater than the till zone depth.
The on-site silt can be sensitive to small changes in moisture content and may be difficult to
compact during wet weather. Accordingly, scarification and compaction of the subgrade may
only be possible during extended dry periods and following moisture conditioning of the soil.
As an alternative, amendment of the tilled zone materials with lime or portland cement is
possible. Recommendations for soil amendment are provided in the "Structural Fill" section of
this report.
SITE PREPARATION

The existing heavily rooted zone that cover the ground surface should be removed from building
and structural areas to the depth of firm compacted fill or native soil. We estimate the stripping
depth will generally be 2 to 4 inches. The actual stripping depth should be based on field
observations at the time of construction. Stripped material should be transported off site for
disposal or used in landscaping areas.
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Trees, shrubs, and brush should be removed from all building and paved areas. Root balls should
be grubbed out to a depth such that roots greater than ½-inch in diameter are removed. The
depth of excavation to remove root balls of trees could exceed 5 feet bgs.
Depending on the methods used, considerable disturbance and loosening of the subgrade could
occur during grubbing and stripping. Soil disturbed during these operations should be removed
to expose firm undisturbed subgrade. The resulting excavations should be backfilled with
structural fill.
The existing building footings, floor slabs, septic tanks and drain fields and other structural
elements should be removed from the site. Any remaining utilities should be abandoned by
removing the conduit and backfilling with granular structural fill. Soil disturbed during building
demolition and grubbing operations be removed to expose firm undisturbed subgrade. The
resulting excavations should be backfilled with structural fill.
If basements are present, they should be backfilled with granular structural fill after
breaking and removing the sidewalls. The basement floors may be left in place but should
be broken with an excavator bucket to allow movement of groundwater.
We recommend proof rolling the subgrade with a fully loaded dump truck or similar size, rubbertire construction equipment after stripping, scarification and required site cutting have been
completed,. The proof rolling should be observed by a member of our geotechnical staff to
identify areas of excessive yielding. Areas of excessive yielding should be excavated and
replaced with compacted materials recommended for structural fill. Areas that appear to be too
wet and soft to support proof rolling equipment should be prepared in accordance with the
recommendations for wet weather construction presented in the following section of this report.
The test pits were backfilled using little compactive effort and soft spots can be expected at these
locations. We recommend that these soft soils be removed from the test pits that are located
within the proposed building and paved areas to a depth of 3 feet below finished subgrade. The
resulting excavation should be brought back to grade with structural fill.
UTILITY TRENCH EXCAVATIONS

Trench construction and maintenance of safe working conditions, including temporary excavation
stability, is the responsibility of the contractor. Local, state, and federal safety codes should be
followed. Temporary excavations should either be shored or sloped in accordance with Safety
Standards for Excavation, Oregon Administrative Rules (OARs) 1926.650.
The on-site silt soil, if groundwater or seepage is not present, is classified as soil type A per
Appendix A of OAR 1926.650. For planning purposes, this type of soil should be sloped no
steeper than 3/4 H:1V of the unshored portion of the trench or excavation. Depending on actual
site conditions, flatter slopes may be necessary.
Trench backfill should consist of well-graded granular material with a maximum particle size of
¾-inch and less than 8 percent by weight passing the U.S. Standard No. 200 Sieve. The material
should be free of roots, organic matter, and other unsuitable materials.
Trench backfill in the bedding zone and pipe zone should be placed and compacted in maximum
lifts of 6 inches. Trench backfill above the pipe zone should be placed and compacted with a
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minimum of two lifts. A minimum cover of 3 feet over the top of the pipe should be placed
before compacting with a hydraulic plate compactor (hoe-pack).
Trench backfill should be compacted to at least 90 percent of the maximum dry density at depths
greater than 4 feet below finished grade and to 95 percent of the maximum dry density within 4
feet of finished grade. Compaction is based on ASTM D698/AASHTO T-99, the standard proctor
test, or as recommended by the pipe manufacturer.
PERMANENT SLOPES

Permanent cut and fill slopes should not exceed a grade of 2H:1V (Horizontal to Vertical). Slopes
that will be maintained by mowing should not be constructed steeper than 3H:1V. Structures and
paved surfaces should be located at least 5 feet from the slope face.
The slopes should be planted with vegetation to provide protection against erosion. Surface
water runoff should be collected and directed away from slopes steeper than 3H:1V to prevent
water from running down the face of the slope.
STRUCTURAL FILL

General: Fill within building, pavement, and sidewalk areas should be placed as compacted
structural fill. Structural fill should be compacted to at least 95percent of the maximum dry
density as determined by ASTM D 698.
The earthwork contractor’s compactive effort should be evaluated based on field observations.
Lift thicknesses should be adjusted to meet compaction requirements. The moisture content for
compaction should be within 3 percent of optimum.
Brush, roots, construction debris, and other deleterious material should not be placed in the
structural fill. Additional information regarding specific types of fill is provided below.
On-Site Silt: The on-site soil is suitable for use as structural fill provided it can be moistureconditioned, separated from concentrations of organics and other unsuitable material, and
compacted to the specified density. The fill should be placed in lifts with a maximum loose
thickness of 8 inches.
Imported Granular Material: Imported granular fill material may include sand, gravel, or
fragmented rock with a maximum size of 4 inches and with not more than about 8 percent
passing the No. 200 sieve (washed analysis). Material satisfying these requirements can usually
be placed during periods of wet weather. The first lift of granular fill placed over a fine-grained
subgrade should be about 18 inches thick and subsequent lifts about 12 inches thick when using
medium- to heavy-weight vibratory rollers. Granular structural fill should be limited to a
maximum size of about 1-½ inches when compacted with hand-operated equipment. Lift
thicknesses should be limited to less than 8 inches when using hand-operated vibratory plate
compactors.
Free-Draining Fill: Free-draining material should have less than 2 percent passing the No. 200
sieve (washed analysis). Examples of materials that would satisfy this requirement include ¾ to ¼
inch, 1½ to ¾ inch, or 3- to 1-inch crushed rock.
Cement Amended Fill: Portland cement can be used to stabilize and strengthen soils, to stabilize
expansive soil, or to permit use of native soils when moisture contents are above optimum. The
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amount of cement used to amend the soils generally varies with moisture content and clay
content. For planning purposes, we expect acceptable soil strength will be obtained using an
amendment rate of 5 pounds portland cement placed per square foot of area, tilled to a depth of
12 inches.
The permeability of amended soil is extremely low. Amendment should not be completed in
landscape areas or the amended material should be removed from landscape areas prior to
planting.
SHALLOW FOUNDATIONS

In our opinion, the proposed structures can be supported on continuous or isolated column
footings founded on new structural fill, or on undisturbed native silt.
Continuous wall and spread footings and retaining wall footings should be proportioned for an
allowable bearing pressure of 1,500 pounds per square foot (psf). For this allowable bearing
pressure, foundations should be at least 14 inches wide. Footing embedment should be as
required by the Oregon Structural Specialty Code.
The recommended allowable bearing pressure applies to the total of dead plus long-term live
loads. The allowable bearing pressure may be increased by a factor of 1/3 for short-term wind or
seismic loads.
Differential and total settlement of footings is anticipated to be less than ½ inch and 1-inch under
static conditions, respectively.
SLAB-ON-GRADE FLOORS

Satisfactory subgrade support for lightly loaded building floor slabs can be obtained on the
undisturbed native soil or on engineered structural fill. A subgrade modulus of 100 pounds per
cubic inch may be used to design floor slabs.
A minimum 4-inch-thick layer of free draining fill should be placed and compacted over the
prepared subgrade to assist as a capillary break and blanket drain. The free draining fill layer
may be capped with a 1- to 2-inch-thick layer of clean ¾ inch minus crushed rock that contains no
more than 5 percent fines.
A vapor retarder manufactured for use beneath floor slabs should be installed above the free
draining fill in inhabited spaces and spaces that will receive floor coverings. Careful attention
should be made during construction to prevent perforating the retarder and to seal edges and
utility penetrations. We recommend following ACI 302.1, Chapter 3 with regard to installing a
vapor retarder.
RETAINING WALLS & EMBEDDED BUILDING WALLS

The following recommendations assume that the walls are less than 12 feet in height, backfill
extends a distance behind the wall equal to the wall height, and that the backfill is well drained
and meets the requirements detailed above for imported granular material. Reevaluation of our
recommendations will be required if retaining walls vary from these assumptions.
In general, cantilever retaining walls yield under lateral loads and should be designed with active
lateral earth pressures. Restrained walls, such as embedded building walls and vaults should be
designed to withstand at-rest lateral earth pressures. We recommend using the lateral earth
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pressures shown in Table 2. The loads are provided as equivalent fluid density (G). Diagrams
showing use of the lateral earth pressures in design calculations are provided in Figure 3.
TABLE 2 – EQUIVALENT FLUID DENSITY (G) ACTING ON RETAINING WALLS
WALL TYPE

YIELDING WALL
NON-YIELDING
WALL

BACKFILL
CONDITION

BACKFILL
COMPONENT
(PCF)

FLAT

30

2H:1V

45

FLAT

50

2H:1V

70

SURCHARGE
COMPONENT
(PSF)

SEISMIC
COMPONENT
(PCF)
15

80

28
15

120

28

Static lateral earth pressures acting on a retaining wall should be increased to account for
surcharge loadings resulting from any traffic, construction equipment, material stockpiles, or
structures located within a horizontal distance equal to the wall height. We have included lateral
earth pressures for surcharge loads up to 250 psf placed as a distributed load within the distance
H from the wall face.
Retaining wall drains should consist of a perforated drainpipe embedded in a minimum 1-footwide zone of free draining fill that is wrapped 360 degrees around by a geotextile filter that
overlaps a minimum of 6 inches. The geotextile filter should be placed between the granular
materials and the native soil to prevent movement of fines into the clean granular material. The
geotextile filter should be a non-woven fabric with an apparent opening size between the U.S.
Standard No. 70 and No. 100 Sieve sizes and a water permittivity of greater than 1.5 sec-1.
Backfill for retaining walls should extend a horizontal distance of H/2 from the back of wall,
where H is the embedded height, and compacted as recommended for structural fill, except for
backfill placed immediately adjacent to walls. To reduce pressure on walls, backfill located within
a horizontal distance of 3 feet from retaining walls should be compacted to approximately 90
percent of the maximum dry density, as determined by ASTM D698, and should be compacted in
lifts less than 6 inches thick using hand-operated tamping equipment (such as a jumping jack or
vibratory plate compactor).
LATERAL RESISTANCE

Lateral loads of buildings and retaining walls can be resisted by passive earth pressure on the
sides of footings or by friction on the base of the footings but not both. We recommend using
the equivalent fluid pressures and coefficients of friction provided in Table 3.
TABLE 3 – LATERAL RESISTANCE FACTORS
SOIL TYPE

EQUIVALENT FLUID
PRESSURE
(Ɣ – PCF)

FRICTION COEFFICIENT
(µ)

ON-SITE SILT

300

0.35

IMPORTED CRUSHED ROCK

800

0.45
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In order to develop the tabulated capacity for passive resistance using on-site silt, concrete must
be placed directly against the walls of the footing excavations. When using the value for imported
crushed rock, the rock should extend a minimum horizontal distance equal to half the footing
embedment and should be compacted to not less than 95 percent of the dry density as
determined by ASTM D698. Adjacent floor slabs, pavements, or the upper 12-inch depth of
adjacent, unpaved areas should not be considered when calculating passive resistance.
SITE DRAINAGE

Foundation and crawl space drainage should be sloped to drain to a sump or low point drain
outlet. Water should not be allowed to pond within crawl spaces.
Roof drains should be connected to a tightline drainpipe leading to storm drain outlet facilities.
Pavement surfaces and open space areas should be sloped such that surface water runoff is
collected and routed to suitable discharge points. Ground surfaces adjacent to buildings should
be sloped to drain away from the buildings.
ASPHALT PAVEMENT - STREET A

The pavement subgrade should be prepared in accordance with the previously described
recommendations described in the “Construction Considerations”, and “Structural Fill” sections of
this report.
For dry weather construction conditions, we recommend using our analysis results based on City
of Beaverton design parameters that include presumptive loading of 50,000 ESALs. For wet
weather construction conditions, we recommend using the City of Beaverton Standard Pavement
Section from Table 210.7 of the Engineering Design Manual. Details of the analysis and the
analysis output are provided in Attachment B. Wet and dry weather sections are provided in Table
4 below.
TABLE 4: ACC PAVEMENT SECTION THICKNESSES
CONSTRUCTION
CONDITION

ACC
THICKNESS
(IN)

AGGREGATE
BASE (IN)

COMPACTED
SUBGRADE
(IN)

AGGREGATE
SUBBASE
(IN)

STRUCTURAL NUMBER
REQUIRED/PROVIDED
(SN)

DRY WEATHER

5 (2+3)

8

12

0

2.84/3.14

WET WEATHER

5 (2+3)

4

0

12

2.84/3.46

For dry weather construction conditions, the subgrade soil must be scarified and compacted to a
dry density equal to 95 percent of the maximum dry density as determined by AASHTO T-99
(Standard Proctor)
Construction of the pavement in wet weather conditions will require excavation for a total asphalt
and rock section equal to 21 inches. A separation fabric is required between the silt subgrade
and the subbase rock.
The aggregate base should conform to Section 02630 of the Standard Specification for Highway
Construction, Oregon Highway Specifications.
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Aggregate subbase base should be placed in one lift and compacted to not less than 90 percent
of the maximum dry density as determined by AASHTO T-99. Aggregate base should be
compacted to not less than 95 percent of the maximum. A separation fabric is required between
the silt subgrade and the aggregate subbase. Aggregate base contaminated with soil during
construction should be removed and replaced before paving.
Pavement construction in wet weather conditions may require additional base rock over and
above the minimum shown in Table 4.
The AC pavement should conform to Section 00744 of the specifications. We recommend half
inch dense graded Hot Mix Asphalt Concrete for Design Level 2 using Performance Grade Asphalt
PG-64-22.

ADDITIONAL SERVICES
Because the future performance and integrity of the structural elements will depend largely on
proper site preparation, drainage, fill placement, and construction procedures, monitoring and
testing (geotechnical special inspection) by experienced geotechnical personnel should be
considered an integral part of the design and construction process. Consequently, we
recommend that GCN be retained to provide the following post-investigation services:
•

Review construction plans and specifications to verify that our design criteria presented in this
report have been properly integrated into the design.

•

Attend a pre-construction conference with the design team and contractor to discuss
geotechnical related construction issues.

•

Observe site preparation before placement of fill.

•

Observe placement and conduct density testing of structural fill.

•

Conduct density testing of underground utility backfill.

•

Observe proof rolling of pavement and curb line base rock and compaction of asphalt
pavement as it is placed.

•

Observe footing subgrade before footings are constructed in order to verify the soil
conditions.

•

Prepare a post-construction letter-of-compliance summarizing our field observations,
inspections, and test results.

LIMITATIONS
This report was prepared for the exclusive use of Riverside Homes, LLC and members of the
design team for this specific project. It should be made available to prospective contractors for
information on the factual data only, and not as a warranty of subsurface conditions, such as
those interpreted from the explorations and discussed in this report.
The recommendations contained in this report are preliminary, and are based on information
derived through site reconnaissance, subsurface testing, and knowledge of the site area.
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Variation of conditions within the area and the presence of unsuitable materials are possible and
cannot be determined until exposed during construction. Accordingly, GCN's recommendations
can be finalized only through GCN's observation of the project's earthwork construction. GCN
accepts no responsibility or liability for any party's reliance on GCN's preliminary
recommendations.
Unanticipated soil conditions are commonly encountered and cannot fully be determined by
exploratory methods. Such unexpected conditions frequently require that additional
expenditures be made to attain properly constructed projects. Therefore, a contingency fund is
recommended to accommodate the potential for extra costs.
Within the limitations of the scope of work, schedule, and budget, the analyses, conclusions, and
recommendations presented in this report were prepared in accordance with generally accepted
professional geotechnical engineering principles and practice in this area at the time this report
was prepared. We make no warranty, either express or implied.

♦♦♦
We appreciate the opportunity to be of continued service to you. Please call if you have questions
concerning this report or if we can provide additional services.
Sincerely,
GEO Consultants Northwest, Inc.

EXPIRES 06/30/2021

Brad L. Hupy
Managing Principal

Britton W. Gentry, PE, GE
Principal Engineer

Figures:

Figure 1 – Site Vicinity
Figure 2 – Preliminary Site Layout with Explorations
Figure 3 – Retaining Wall Pressures
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Attachment A – Field Exploration and Laboratory Testing
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FIELD EXPLORATION PROCEDURES
GENERAL

Subsurface conditions were explored on July 5, 2019 using shallow test pits with a small tracked
excavator owned and operated by Dan Fisher Excavation of Forest Grove, Oregon. A member of
GCN’s geotechnical staff observed subsurface explorations to record the soil, rock, and
groundwater conditions and to obtain soil samples for laboratory testing.
SOIL SAMPLING

Representative grab samples of the soil observed in the explorations were obtained from the test
pit walls and/or base using the excavator bucket. Relatively undisturbed soil samples were
obtained using a standard Shelby tube in general accordance with guidelines presented in
ASTM D 1587, the Standard Practice for Thin-walled Tube Sampling of Soils. Samples obtained in
the exploration were sealed in airtight, plastic bags or the Shelby tubes to retain moisture and
returned to our laboratory for additional examination and testing. The test pits were loosely
backfilled.
FIELD CLASSIFICATION

Soil samples were initially classified visually in the field. Consistency, color, relative moisture,
degree of plasticity, peculiar odors, and other distinguishing characteristics of the soil samples
were noted. The terminology used is described in the key and glossary that follow.
POCKET PENETROMETER TESTING

The undrained shear strength of fine-grained soil (silt and clay) was estimated with a pocket
penetrometer applied to the sidewalls of the test pits. A pocket penetrometer is a hand-held
device that indicates undrained compressive strength in tons per square foot. The test method is
approximate and applicable only to fine-grained soil.
SUMMARY EXPLORATION LOGS

Results from the test pits are show in the summary exploration logs. The left-hand portion of a
log provides our interpretation of the soil encountered, sample depths, and groundwater
information. The right-hand, graphic portion of a log shows the results of pocket penetrometer
and laboratory testing. Soil descriptions and interfaces between soil types shown in summary
logs are interpretive, and actual transitions may be gradual.

LABORATORY TESTING PROCEDURES
Soil samples obtained during field explorations are examined in our laboratory, and
representative samples may be selected for further testing. The testing program included visualmanual classification and natural moisture content.
VISUAL-MANUAL CLASSIFICATION

Soil samples are classified in general accordance with guidelines presented in ASTM D2488,
Standard Practice for Description and Identification of Soils (Visual-Manual Procedure). The
physical characteristics of the samples are noted, and the field classifications are modified, where
necessary, in accordance with ASTM terminology, though certain terminology that incorporates
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current local engineering practice may be used. The term which best described the major portion
of the sample is used to describe the soil type.
NATURAL MOISTURE CONTENT

Natural moisture content is determined in general accordance with guidelines presented in ASTM
D2216, Standard Test Methods for Laboratory Determination of Water (Moisture) Content of Soil
and Rock by Mass. The natural moisture content is the ratio, expressed as a percentage, of the
weight of water in a given amount of soil to the weight of solid particles.
DRY UNIT WEIGHT (IN-PLACE DRY DENSITY)

Dry unit weight (in-place dry density) testing is performed in general accordance with guidelines
presented in ASTM D2937, Standard Test Method for Density of Soil in Place by the Drive-Cylinder
Method. The dry unit weight is defined as the ratio of the dry weight of the soil sample to the
volume of that sample. The dry unit weight typically is expressed in pounds per cubic foot.
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BORING AND TEST PIT LOGS
DISTINCTION BETWEEN FIELD LOGS AND FINAL LOGS
A field log is prepared for exploration by our field representative. The log contains information
concerning soil and groundwater encountered, sampling depths, sampler types used and
identification of samples selected for laboratory analysis. The final logs presented in this report
represent our interpretation of subsurface conditions based on the contents of the field logs,
observations made during explorations, and the results of laboratory testing. Our recommendations
are based on the contents of the final logs and the information contained therein, and not on the
field logs.

SOIL CLASSIFICATION SYSTEM
Soil samples are classified in the field in general accordance with the United Soil Classification System
(USCS) presented in ASTM D2488 “Standard Practice for Description and Identification of Soils (VisualManual Procedure).” Final logs reflect field soil classifications and laboratory testing results. A
summary of the USCS is provided on page 3. Classifications and sampling intervals are shown in the
logs.

VARIATION OF SOIL BETWEEN EXPLORATIONS
The final logs and related information depict subsurface conditions only at the specific location and
on the date(s) indicated. Those using the information contained herein should be aware that soil
conditions at other locations or on other dates may differ.

TRANSITION BETWEEN SOIL AND ROCK CLASSIFICATIONS
The lines designating the interface between soil, fill, or rock on the final logs and on the subsurface
profiles presented in the report are determined by interpolation and are, therefore, approximate. The
transition between the materials may be abrupt or gradual. Only at specific exploration locations
should profiles be considered as reasonably accurate and then only to the degree implied by the
notes.
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ATTACHMENT B
ON-SITE PAVEMENT DESIGN
DESIGN ANALYSIS

We used American Association of State Highway Transportation Officials (AASHTO) design method
(1993 and 1998 Supplement) using input parameters specified in the City of Beaverton
Engineering Design Manual. The parameters used are shown in Table 1 below.
TABLE 1: PAVEMENT ANALYSIS DESIGN PARAMETERS

AASHTO DESIGN PARAMETER

COEFFICIENT

PAVEMENT DESIGN LIFE (YR)

40

PRESUMPTIVE TRAFFIC LOADING (ESAL)

50,000

DESIGN RELIABILITY (R)

80% (LOCAL STREET)

INITIAL SERVICEABILITY (P0)

4.2

TERMINAL SERVICEABILITY (PT)

2.5

RESILIENT MODULUS (MR) / (CBR)

3,000 (2)

STANDARD DEVIATION (S0)

0.50

NEW ASPHALT LAYER COEFFICIENT (AAC)

0.42

NEW AGGREGATE BASE LAYER COEFFICIENT (ABASE)

0.10

NEW AGGREGATE BASE DRAINAGE COEFFICIENT (MBASE)

1.0

COMPACTED SUBGRADE STRUCTURAL LAYER COEFFICIENT (ASUBBASE)

.02

ANALYSIS RESULTS

For dry weather construction conditions, we recommend using our analysis results based on City
of Beaverton design parameters that include presumptive loading of 50,000 ESALs. For wet
weather construction conditions, we recommend using the City of Beaverton Standard Pavement
Section from Table 210.7 of the Engineering Design Manual. Wet and dry weather sections are
provided in Table 2 below.
TABLE 2: ACC PAVEMENT SECTION THICKNESSES
CONSTRUCTION
CONDITION

ACC
THICKNESS
(IN)

AGGREGATE
BASE (IN)

COMPACTED
SUBGRADE
(IN)

AGGREGATE
SUBBASE
(IN)

STRUCTURAL NUMBER
REQUIRED/PROVIDED
(SN)

DRY WEATHER

5 (2/3)

8

12

0

2.84/3.14

WET WEATHER

5 (2/3)

4

0

12

2.84/3.46

ANALYSIS SPREADSHEET

The spreadsheet used in our analysis is provided below.
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Spreadsheet Iterates to Solve for SN in the following equation:
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Purpose
This Arborist Report is the tree plan for the Southridge Park Subdivision project in Beaverton, Oregon,
provided pursuant to the City of Beaverton Development Code (BDC), Chapters 40.90 and 60.60. This
report describes the existing trees located on and directly adjacent to the project site, as well as
recommendations for tree removal, preservation, protection and mitigation. This report is based on
observations made by International Society of Arboriculture (ISA) Board Certified Master Arborist (PN‐
6145B) and Qualified Tree Risk Assessor Morgan Holen during a site visit conducted on June 20, 2019
and subsequent coordination with Riverside Homes and Pioneer Design Group.
Scope of Work and Limitations
Morgan Holen & Associates, LLC was contracted by Riverside Homes to visually assess existing trees,
collect tree inventory data and develop an arborist report and tree plan for the project. An exhibit
illustrating the location of trees by survey point number was provided to us prior to conducting the
fieldwork.
Visual Tree Assessment (VTA) was performed on individual trees located on and directly adjacent to the
project site; VTA is the standard process whereby the inspector visually assesses the tree from a
distance and up close, looking for defect symptoms and evaluating overall condition and vitality of
individual trees. Trees were evaluated in terms of species, diameter, crown radius, general condition
and suitability for preservation with site development. Following the fieldwork, we coordinated with
Riverside Homes and Pioneer Design Group in regard to recommendations for tree removal and
protection.
The client may choose to accept or disregard the recommendations contained herein, or seek additional
advice. Neither this author nor Morgan Holen & Associates, LLC, have assumed any responsibility for
liability associated with the trees on or adjacent to this site.
Site Description
The site is located at 13335 SW Davies Road in Beaverton, Oregon. It includes an existing house and
associated buildings and sheds. The project proposes to demolish existing structures to develop a 9‐lot
subdivision with a new private street and frontage improvements along SW Davies Road. The site does
not include any Significant Individual Trees, Historic Trees, Significant Natural Resource Areas or
Significant Groves. The existing trees are scattered across the site, primarily near property boundaries.
Tree Inventory
In all, 29 trees measuring 5‐inches and larger in diameter were assessed including 15 different species.
Table 1 provides a summary of the count of trees by species. Five of the inventoried trees are located in
public rights‐of‐way (#6698, #6699, #6670 and #6701 along the north side of SW Davies Road and #6218
along the south side of SW Bluebell Lane), one (#6219) is located on the adjacent park property to the
east, and two completely off‐site trees to the west (#7380 and #7382) were assessed from a distance.
The other 21 trees are on‐site, including three trees (#6379, #6380 and #7377) that are very near the
western property boundary. A complete description of the existing individual trees is provided in the
enclosed tree data.
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Table 1. Summary of Inventoried Trees by Species – Southridge Park Subdivision.
Common Name
Species Name
Quantity
Percent*
apricot
Prunus armeniaca
1
3.4%
Douglas‐fir
Pseudotsuga menziesii
4
13.8%
European white birch^ Betula pendula
1
3.4%
fruit tree
unknown
1
3.4%
green ash
Fraxinus spp.
1
3.4%
linden
Tilia spp.
1
3.4%
mimosa
Albizia julibrissin
1
3.4%
Norway maple^
Acer platanoides
9
31.0%
pin oak
Quercus palustris
1
3.4%
Port‐Orford‐cedar
Chamaecyparis lawsoniana
1
3.4%
scarlet oak
Quercus coccinea
1
3.4%
silver maple
Acer saccharinum
1
3.4%
spruce
Picea spp.
1
3.4%
sweetgum
Liquidambar styraciflua
3
10.3%
western redcedar
Thuja plicata
2
6.9%
Total
29
100%
*Total percent does not sum to 100 due to rounding; ^Identifies nuisance species.

Of the 29 existing trees, 17 are classified as Community Trees, one (#6219 on park property) is classified
as a Landscape Tree, five are street trees and six are not classified because they are smaller than the 10‐
inch diameter threshold for Community Trees and do not pertain to any other classification per BDC
Section 60.60.10.
Tree Plan Recommendations
Of the 29 existing trees, 24 (83%) are planned for removal for the purposes of construction, including 13
Community Trees, the five streets trees located in public rights of way and the six non‐classified trees
smaller than 10‐inches in diameter. One of the Community Trees planned for removal (#7377) is listed
as a boundary tree because it is in close proximity to the western boundary in the southwest corner of
the site where grading is necessary. The property boundary should be staked so that the location of the
tree may be verified on‐the‐ground; if any portion of the base of the tree is on the boundary, removal of
this tree should be coordinated between Riverside Homes and the neighbor.
The remaining five trees (17%) are planned for retention, including three off‐site trees (#7380, #7382
and #6219) and two on‐site trees near the western boundary (#6379 and #6380). Trees to be protected
during construction must comply with the Tree Protection Standards during Development contained in
BDC Section 60.60.20. The City’s tree protection standards require that a construction fence must be
placed around a tree at five feet beyond the edge of the root zone, defined as the crown dripline.
The enclosed tree inventory data provides the dripline distance as crown radius measured in feet from
the center of the tree to the edge of the dripline. The tree plan, prepared by Pioneer Design Group,
depicts the dripline plus a 5‐foot off‐set and tree protection fencing 1‐foot beyond that. Standard tree
protection is feasible for four of the five trees. However, at the off‐site Landscape Tree in the park,
protection fencing will be reduced to the property boundary to the west and to the limits of work to the
north for proposed street construction.
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The proposed encroachment within the standard protection zone at tree #6219 is identified on the tree
plan. Work within the encroachment area should be monitored and documented by the project arborist
in accordance with the tree protection specifications provided in this report and copied onto the tree
plan drawing. This is a young and vigorous pin oak (Quercus palustris) which is a species with good
tolerance to construction impacts and any potential impacts are expected to be minor considering that
the encroachment does not exceed ½ of the dripline and is limited to a protection zone approximately
equivalent to one‐foot radius protection for each inch of trunk diameter.
Tree Mitigation
According to BDC Section 40.90.15, a Tree Plan Two is required for removal of five or more Community
Trees within a calendar year. The proposed removal of 13 Community Trees is necessary to
accommodate physical development and no reasonable alternative exists based on the allowed
development, necessary grading and required frontage improvements. No mitigation is required to
remove the 13 Community Trees.
In addition to the Tree Plan Two for Community Tree removal, the Beaverton Municipal Code requires a
permit for street tree removal and BDC Section 60.15.15.6 provides that street trees shall be planted
along street frontages in accordance with an approved street tree plan prior to City approval of the Final
Plat. These code requirements are applicable to the five trees planned for removal that are located in
public rights of way.
There are no regulations governing the removal of the other six non‐classified trees smaller than 10‐
inches in diameter.
Tree Protection Standards
Trees planned for retention will need special consideration to assure their protection during
construction. Tree protection measures include:
1. Fencing. Trees to be retained shall be protected by installation of tree protection fencing to
prevent injury to tree trunks or roots or soil compaction within the root protection zone which
generally coincides with the dripline plus 5‐feet. Fencing shall be installed as shown on the site
plan and inspected and verified by the project arborist before physical development starts and
shall remain in place until physical development is complete.
The fence shall be a four foot (4’) tall orange plastic or snow fence secured to six foot (6’) tall
metal posts driven two feet (2’) into the ground. Heavy 12‐gauge wire shall be strung between
each post and attached to the top and midpoint of each post. Colored tree flagging indicating
that this area is a tree protection zone is to be placed every five (5) linear feet on the fence to
alert construction crews of the sensitive nature of the area.
2. Tree Protection Zone. Without authorization from the Project Arborist, none of the following
shall occur within root protection zones or allowed encroachment areas as identified on the tree
plan:
a. Construction or placement of new buildings;
b. Grade change or cut and fill, during or after construction;
c. New impervious surfaces;
d. Trenching for utilities, irrigation or drainage;
e. Staging or storage of materials and equipment of any kind; or
f. Vehicle maneuvering or parking.
Root protection zones may be entered for tasks like surveying, measuring, and sampling. Fences
must be closed upon completion of these tasks.
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3. Tree Removal. Prior to the removal of tree #7377, the western property boundary shall be
staked and the location of the tree verified. If any portion of the base of the trunk is on the
property boundary, written consent of the adjacent property owner is required prior to its
removal.
4. Crown Pruning. Trees to be preserved may require minor pruning for overhead clearance and to
remove dead and defective branches for safety. The project arborist can help identify whether
pruning is necessary once trees planned for removal have been removed and the site is staked
and prepared for construction. Pruning shall be performed by a Qualified Tree Service and in
accordance with ANSI A300 Standards and Best Management Practices for Pruning (ISA 2019).
5. Tree #6219 ‐ Excavation in Standard Protection Zone Encroachment Area. The Developer shall
coordinate with the project arborist in a timely manner to monitor and document street
excavation within the allowed encroachment area as identified on the tree plan. The arborist
shall provide on‐the‐ground recommendations to minimize impacts which may include hand‐
digging and root pruning in accordance with Best Management Practices for Root Management
(ISA 2017).
6. Landscaping. Following construction and prior to landscaping, the protection fencing may be
removed. Where landscaping is desired, apply two to three inches (2‐3”) of mulch beneath the
dripline of protected trees, but not directly against tree trunks. Shrubs and ground cover plants
may be planted within tree protection areas by hand; adjust planting locations to avoid tree
roots. If irrigation is used, use drip irrigation only beneath the driplines of protected trees; install
drip irrigation lines on the ground surface and cover with mulch (no trenching to install irrigation
lines beneath protected tree driplines).
7. Quality Assurance. The project arborist will be available on‐call during construction to supervise
proper execution of this plan; it is the Developer’s responsibility to coordinate with the project
arborist in a timely manner as needed. Tree protection site inspection monitoring reports should
be provided to the Client and Contractor following each site visit performed by the project
arborist during construction.
Please contact us if you have questions or need any additional information. Thank you for choosing
Morgan Holen & Associates, LLC, to provide consulting arborist services for the Southridge Park
Subdivision project in Beaverton.
Thank you,
Morgan Holen & Associates, LLC

Morgan E. Holen, Member
ISA Board Certified Master Arborist, PN‐6145B
ISA Tree Risk Assessment Qualified
Forest Biologist
Enclosures:
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No.

Variety

6218 Dec
6219 Dec
6240 Dec

Common Name
linden
pin oak
green ash

Species Name
Tilia spp.
Quercus palustris
Fraxinus spp.

Type1
ROW
5
N/A

DBH2

C‐Rad3 Cond4

11
10
6

14
16
10

Comments

Location5 Treatment

G
G
G

Narrow planter strip, expansive surface roots,
root damage
Off‐site in park
No comments

Off‐site
Off‐site
On‐site

Remove
Protect
Remove

6245 Dec
6246 Dec
6300 Dec

Norway maple
Norway maple
sweetgum

Acer platanoides
Acer platanoides
Liquidambar styraciflua

N/A
N/A
N/A

7
9
9

10
12
14

P
F
F

Progressive decline, dead branches, dieback,
epicormics
Small dead branches
Codominant and forked leaders, leans south

On‐site
On‐site
On‐site

Remove
Remove
Remove

6331 Dec
6334 Dec

sweetgum
Norway maple

Liquidambar styraciflua
Acer platanoides

6
N/A

11
5

15
8

G
P

Old broken top, new leaders with poor structure On‐site
Dieback, low vigor
On‐site

Remove
Remove

6336 Dec
6366 Dec

sweetgum
apricot

Liquidambar styraciflua
Prunus armeniaca
Chamaecyparis
lawsoniana

6
N/A

14
6
4,3x8,
12,2x16

18
8

F
G

Poor structure, failed central leader with large
wound
Well‐maintained

Remove
Remove

6379 Con
6380 Dec

6489 Dec

6555 Dec

6642 Con

Port‐Orford‐cedar
Norway maple

European white birch

silver maple

Douglas‐fir

Acer platanoides

Betula pendula

6
6

6

Acer saccharinum

Pseudotsuga menziesii

6

6

*14

12,13,14

32

34

14
19

16

38

25

On‐site
On‐site

G

Multiple stems and forked leaders

G

Assessment limited by laurel hedge, one‐sided
crown to south, codominant leaders

Near
Boundary Retain
Near
Boundary Retain

F

Nuisance species, small dead twigs, some
history of branch failure, expansive surface
roots

On‐site

Remove

G

Codominant leaders, scaffold branches with
included bark, some history of branch failure,
small hollow with decay

On‐site

Remove

G

Dense row, codominant edge tree, one‐sided to
south, only suitable for retention with intact
row, large diameter buttress roots
On‐site

Remove

Morgan Holen & Associates, LLC
Consulting Arborists and Urban Forest Management
3 Monroe Parkway, Suite P220, Lake Oswego, OR 97035
morgan.holen@comcast.net | 971.409.9354
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No.

Variety

6643 Con

6644 Con

6645 Con
6697 Con
6698 Dec
6699 Dec
6700 Dec

Common Name

Douglas‐fir

Douglas‐fir

Douglas‐fir
spruce
Norway maple
Norway maple
Norway maple

Species Name

Pseudotsuga menziesii

Pseudotsuga menziesii

Pseudotsuga menziesii
Picea spp.

Type1

6

6

6
6

Acer platanoides
Acer platanoides
Acer platanoides

ROW
ROW
ROW

DBH2

34

32

43
35
20
21
22

C‐Rad3 Cond4

28

25

32
20
18
18
20

Comments

Location5 Treatment

G

Dense row, codominant, crown growth east and
west, only suitable for retention with intact row,
large diameter buttress roots
On‐site

Remove

G

Dense row, codominant, crown growth east and
west, old lower trunk wound south face with
minor sweep, only suitable for retention with
intact row, large diameter buttress roots
On‐site

Remove

G

Dense row, codominant edge tree, one‐sided to
north, only suitable for retention with intact
row, large diameter buttress roots
On‐site

Remove

G

Some dead and dying branches, could be
symptomatic of spruce gall adelgids

On‐site

Remove

G

Dense row, codominant leaders, roots extend
south into ditch

Off‐site

Remove

G

Dense row, codominant leaders, large diameter
circling root, roots extend south into ditch
Off‐site

Remove

G

Dense row, codominant leaders, large diameter
circling root, roots extend south into ditch
Off‐site

Remove

Off‐site
On‐site

Remove
Remove

6701 Dec
6714 Dec

Norway maple
scarlet oak

Acer platanoides
Quercus coccinea

ROW
6

20
33

18
28

G
G

Dense row, codominant leaders, roots extend
south into ditch
Codominant leaders, few dead branches

6734 Dec
7375 Con
7377 Con

Norway maple
western redcedar
western redcedar

Acer platanoides
Thuja plicata
Thuja plicata

6
6
6

*24
*11
*16

25
12
12

G
G
G

Assessment limited by laurel hedge, 36‐degree
lean north
Assessment limited by dense hedges
Assessment limited by dense hedges

On‐site
Remove
On‐site
Remove
Boundary Remove

7380 Dec

mimosa

Albizia julibrissin

6

N/A

N/A

P

Well off‐site but half‐dead; unaffected by
project

Off‐site

Morgan Holen & Associates, LLC
Consulting Arborists and Urban Forest Management
3 Monroe Parkway, Suite P220, Lake Oswego, OR 97035
morgan.holen@comcast.net | 971.409.9354
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No. Variety
Common Name
Species Name
Type1 DBH2 C‐Rad3 Cond4
Comments
Location5 Treatment
Off‐site
7382 Dec
fruit tree
unknown
6
10
16 G Crown extends 10' of existing fence
Protect
1
Type identifies trees per Section 60.60.10, as either: 1‐Significant Individual Trees; 2‐Historic Tree; 3‐Trees within SNRA; 4‐Trees within Significant Groves; 5‐Landscape Trees;
6‐Community Trees; or 7‐Mitigation Trees. ROW identifies street trees located in public rights of way and N/A‐identifies trees smaller than the 10" diameter threshold for
Community Trees that do not pertain to any other classification.
2
DBH is tree diameter measured at breast height, 4.5‐feet above the ground level (in inches). *Diameter of off‐site and inaccessible trees visually approximated.
3
C‐Rad is the average crown radius measured (in feet).
4
Cond is an arborist assigned rating to generally describe the condition of individual trees as follows‐ Dead; Poor; Fair; Good; or, Excellent condition.
5
Location identifies trees as located on‐site, off‐site, or on/near property boundaries (boundary); boundary trees shall be verified with property line staking and any proposed
removal of trees located on property boundaries requires prior written consent of both property owners.

Morgan Holen & Associates, LLC
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3 Monroe Parkway, Suite P220, Lake Oswego, OR 97035
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City of Beaverton
4755 SW Griffith Drive, P.O. Box 4755, Beaverton, OR 97076 www.beavertonoregon.gov

October 6, 2009

David Lewis
Tualatin Hills Park and RecrE~ation District
!;SOO SW Arctic Drive, Suite #2

Beaverton, OR 97005

Subject: Pre-Application Summary

Notes for Meadow

Waye

Park

Dear Mr. Lewis,
Thank you for

pleased

to

attending the Pre-Application Conference held on September 30, 2009.
provide you with the following notes prepared in response to your proposal.

We

are

Comments prepared by staff are reflective of the proposal considered at the Pre-App. A copy of
proposal was also sent to other members of staff who did not attend the Pre-App but have

~’our

provided written

comments hereto. Please feel free to contact anyone who

Contact names, telephone numbers and e-mail addresses

are

provided

comments.

listed herein.

Following every Pre-App. staff understands that there may be changes to the plan
considered. If these changes effectively re-design the site plan or involve a change to a

~

or use
use

not

discussed, please be advised that such change could require different land use application(s)
than were identified by staff at the Pre-App. It’s also possible that different issues or concerns
may arise from such change. We therefore encourage applicants to request a second Pre-App
for staff to consider the change and provide revised comments accordingly.
In part, the Pre-App Conference is intended to assist you in preparing plans and materials for
staff to determine your application(s} to be "complete" as described in Section 50.25 of the City
Development Code. For your application(s) to be deemed complete on the first review, you

must provide everything required as identified on the Application Checklist{s) (provided at the
Pre-App) in addition to any materials or special studies identified in the summary notes hereto.
If you have questions as to the applicability of any item on the checklist(s) or within this
8ummary, please contact me directly.

Pre-App Conference, we thank you for sharing your
be of further assistance, please do not hesitate to call.

On behalf of the staff who attended the

proposal with

us.

If we

can

~j)tj
Scott Whyte. AICP
Senior Planner, (503)526-2652
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PRE-APPLICATION CONFERENCE
MEETING SUMMARY NOTES
Prepared for

Waye Park
PA 2009-0046, September 30, 2009
Meadow

following pre-application notes have been prepared pursuant to Section 50.20 of the Beaverton
Development Code. All applicable standards, guidelines and policies from the City Development Code,
Comprehensive Plan and Engineering Design Manual and Standard Drawings identified herein are available
for review on the City’s web site at: ~.beavertonoregon.gov. Copies of these documents are also available
for purchase.

The

following is intended
development application.

The

identify applicable code sections, requirements and key issues for your proposed
Items checked are to be considered relevant to your proposed development.

to

DATE:

PcRE-AP LlCATION CONFERENC

’PROJECT’INFORMATION:

.

Meadow

Project: Name:
Project Description:

New

September 3D, 2009

-,
Waye Park

’
_

neighborhood park. Site improvements include landscape, pedestrian path and
parking.

street

Property/Deed

Owner:

Tualatin Hills Park and Recreation District
13275 SW Davies Road

Site Address:

Map 1S1-28AB,T.L. 14700
Urban Standard Density (R-5)
Standard Density NR-SD

Tax

A

rox. one

acre, Ius

.

THPRD,Attn: David Lewis
5500 SW Arctic Drive, Suite #2, Beaverton, OR 97005
Nevue

Applicant’s
Representatives

Ngan Associates, Attn: Ro Nevue

1006 SE Grand

Ave., Suite 250, Portland, OR 97214

Winterbrook Planning. AUn: Tim Brooks, ASLA
310 SW Forth Ave. Suite 1100, Portland, OR 97204

PREVIOUS LAND USE HISTORY:

previous land use application (for park). In January 2006, the City issued a Notice of Decision for a land
(LD2005-0030,THPRD Davies Rd 2-lot Partition). Findings and conditions of approval, acknowledge
need for future Conditional Use application associated with creation of new park.
No

division

SECTION 50.25

-

-

APPLICATION COMPLETENESS:

completeness process is governed by Section 50.25 of the Development Code. The applicant is
encouraged to contact staff to ask any questions or request clarification of any items found on the application
The

Re c e i

v

e~,..r i m,eliQ.ct... 6.,iJ20.09Jc1.Q :.4.2 .~~.o~ .1J5Jpark.~x ...i. 11

2

10/06/2009 10:50 FAX

checklists that were

should be

applicant
application

141 004/018

provided to the applicant at the time of the pre-application conference. In addition, the

that staff is not obligated to review any material submitted 14 days or later from the
ncomplete" that is not accompanied with a continuance to provide staff
the necessary time to review the new material,
time the

aware

has been deemed

APPLICATION FEES:
Based

<In

the materials

provided, the identified application fees (land use) are as follows:

"

Conditional Use

"

Design Review

-

New

3

$2,817.00

$3,905.00

"

See t\ey Issues/Considerations herein for description of applications and associated process. Application
fees are subject to change on July 1. 2010. The fees in effect at the time a complete application is received
will control.

SECTION 50.15 CLASSIFICATION OF APPLICATIONS:

Applications are subject to the procedure (Type)specified by the City Development Code. Per Section 50.15.2
of the Code, when an applicant submits more than one complete application for a given proposal, where each
application addresses separate code requirements and the applications are subject to different procedure
types, all of the applications are subject to the procedure type which requires the broadest notice and
opportunity to participate. A proposal that includes Conditional Use application or Design Review 3
application, identified herein, is subject to a Type 3 procedure (public hearing). Section 50.15.2 further
provides for consolidated processing of applications.

SECTION 50.30 (NEIGHBORHOOD REVIEW

MEETING):

A

Neighborhood Review Meeting is required for Type 3 procedure. A Neighborhood Review Meeting packet
provided at Pre-App meeting. Name of Neighborhood Advisory Committee (NAG):South Beaverton.
Contact Person & Phone No.: Kathy Branch (503)750-1406.

was

.

CHAPTER 20 (LAND USES):

Zoning:
Applicable

Residentlal- Urban Standard
Code Sections:

Density (R-5)

Section 20.05.20 (R-5)and Section 20.05.50 (Site Development Requirements)
Public parks, parkways, playgrounds and related facilities are a Conditional Use
in R-5 (20.05.20.2.B.6).

CHAPTER 30 (NON-CONFORMING USES):

Proposal subject to compliance to this chapter?

Dyes

r:g] No

r:g] Yes (for CU and DR)

DNo

CHAPTER 40 (PERMITS & APPLICATIONS):

Facilities Review Committee review

required?

Applicant’s written response to Section 40.03 (Facilities Review) should address each criterion. If
responsE! to criterion is "NotApplicable", please explain why the criterion is not applicable.

Please Note:

Received Time;Oct, 6,~2009il0:49A~No. 1351Park.docx,
’:3 ~ \1
"

r.

"

3

~005/018

10/06/2009 10:51 FAX

Applicable Application Type(s):
Aoolication TV08

Code Reference

A~~lIcation Descrietion
1.

Conditional Use (Threshold # 1)

2.

Design Review

3 (Threshold # 6)

40.15.15.3

DType 1 DType2 lZJType 3 DType 4

40.20.15.3

DType 1 DType 2 !ZlType 3 DType 4

Comments: Please note that in order for your

to

provide

a

application to be deemed complete you will need
written statement, supported by substantial evidence for all applicable approval

criteria.. Your application narrativE) will need to explain how and why the proposed application will meet the

approval criteria for the
in effect at the time

an

land use applications identified above. Approval criteria and development regulations
application is received will control. Approval criteria and development regulations are

subject to change.

CHAPTER 60 (SPECIAL REGULATIONS):
The

following special requirements when checked are applicable to your development. You should
special requirements in the preparation of written and plan information for a formal application:

consult

these

C8J

Section 60.05 (Design Review
Standards and

Principles

Section 60.20

Section 60.07 (Drive-Up Window

Facilities)

Guidelines)

o Section 60.10 (Floodplain Reglllations)
D

D

(Mobile & Manufactured

D Section 60.15(Land Division Standards)
Home

D Section 60.25 (Off-Street Loading)

Regulations)

~ Section 60.30 (Off-Street Parldng)

I:8J Section 60.33 (Park and Recreation Facilities)

D

Section 60.35 (Planned Unit

DHvelopment)

D Section 60.40 (Sign Regulations)

D

Section 60.45 (SolarAccess

Protection)

o Section 60.50 (Special Use Regulations)

!Z1Section 60.55 (Transportation Facilities)

cgj Section 60.60 (Treesand Vegetation)
(for tree protection

!Z1 Section 60.65(Utility Undergrounding)

if necessary)

-

o Section 60.67 (Significant Natural Resources)

o Section 60.70 (Wireless Communication)
Comments: In order for your applications to be deemed complete, written analysis is to address how the
proposal meets all applicable provisions/requirements as checked above. All utilities serving the site are to be
underground (60.65). Narrative should respond specifically to 60.30.10.5 (off-street parking #)mostly In
response to anticipated uses associated with the park (see "Key Issues/Considerations" herein).
Existing trees to be retained in close proximity to grading/construction activity (on and off-site) are to be
protected with fencing, consistent with the standards described in Section 60.60.20 of the Development Code.

Propos~11 for landscaping, pedestrian pathway and other site improvement, as proposed, will be subject to the
City’s Design Review Design Principles, Standards and Guidelines. Highlighted copy of 60.05 provided to
Re ce i

v

e?
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Please see attached Pre-Application Conference Worksheet for specific
applicant at Pre-Application meetin
Guidelines
applicable Design
(see "Key Issues/Considerations" herein). No apparent standards under
Section 60.33 (Park & Recreation Facilities) relevant to proposal, however applicant should review.
.

list of

As for Transportation Facilities under 60.55, some proviSions may apply (see
"Key Issues/Considerations"
herein). Applicant to prepare narrative response to the trip thresholds under 60.55.15. and 60,55.20.2.A.

COMPF~EHENSIVE PLAN COMPLIANCE: Comprehensive Plan Policy response is required for
Conditional Use application.

a

The

following Comprehensive Plan goals (as checked below) contain policies that may be applicable to your
application for Conditional Use. Staff recommends these polices be reviewed in preparation of written and site
plan information for a formal application. Please note that the response you provide to specific Plan policies
must bE! adequate for findings that support Criterion No 3 of Section 40.15.15.3.C (approval criteria for
Conditi()nal Use) that the proposal will comply with applicable policies of the Comprehensive Plan.
-

Chapter

3 (Land Use Element):

D 3.6 (Regional Center Development)

D

D 3.7 (Town Center Development)

D 3.13.1 (Safe,Convenient, Attractive, & Healthful

3.13 (Residential Neighborhood

Development)

Places to live)

o 3.8 (Station Community Development)

D 3.13.2 (Low-Density Residential)

D 3.9 (Main Street Development)

~ 3.13.3 (Standard Density Residential)
Applicant to review Policy

D 3.10 (Corridor Development)

o 3.13.4 (Medium Density Residential)

o 3.11 (EmploymentAreas)

D 3.13.5 (High-Density Residential)

D 3.12 (Industrial Development)

Chapter 4 (Housing Element):

Chapter

5

(Public

Facilities

and

Services

Element):

o 4.2.2.1 (AdequateVariet

of Quality

Housing)

D 4.2.3.1 (Retention of Existing Affordable

05.4.1 (Adequate Stormwater Management)
D

5.5.1

(AdequateWater Service)

Housing}

D 4.2.3.2 (Production of New Affordable Housing)

05.6.1 (Adequate Sewer Service)

o 5.7.1 (Educational Facilities & Services)
~ 5.8.1 (Adequat

Parks & Recreation

Applicant should respond

Receiveq.Time~qct. 6.;;2009
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Goals/Policies continued...

05.10.1 (Adequate Fire & Emergency Medical

.

Services)

Chapter 6 (Transportation Elemen.!l;,

Chapter 7 (Natural. Cultural. Historic. Scenic,
Energy. & Groundwater Resources Element):

[:g] 6.2.1 (Enhance 8eaverton’s Livability)

D 7.2.2 (Historic Resources)

See

Policy "d" possibly applicable
-

[8J 6.2.2 (Balanced Transportation System)
See

Polley

lib" & "c"

-

D 7.3.1 (Significant Natural Resources)

possibly applicable

cg] 6.2.3 (Safe Transportation System)
See

Policy

"e"

-

07.3.2 (Riparian Corridors)

possibly applicable

D 6.2.4 (Efficient Transportation System)

.

D 7.3.3 (Significant Wetlands)

D 6.2.5 (Accessible Transportation Facilities)

07.3.4 (Wildlife Habitat)

D 6.2.6 (Efficient Movement of Goods)

07.4.1 (ScenicViews and Sites)

D 6.2.7 (ImplementTransportation System)

07.5.1 (Energy)

o 7.6.1 (GroundwaterResources)
Chapter 8 (Environmental Quality
Elemenlli

&

Safety

o 8.2 (WaterQuality)

o 8.3 (Air Quality)

rgJ

o 8.5 (Seismic Hazards)

8.4 (Noise)

SEle Policies "a"and lib" of Goal 8.4.1

o 8.6 (Geologic Hazards)

o 8.7 (Flood Hazards)

D 8.8 (Solid & Hazardous Wastes)
Comments: Applicant’s written response to applicable Plan Policies is required (to satisfy criterion No.5 of CUnew). Goals identified above contain potentially applicable Policies in response to use and scope of the
proposal. In the subject case, noise analysis is .!1Q1 required, but applicant’s response to Noise Policies ("a"
and "bd of 8.4.1, attached) should

describe all noises associated with the use

to be

-

anticipated.

Some

policies in Chap. 6 (Transportation) might be applicable as well (as related to street frontage
improvements or pedestrian access through the site). No street (vehicle)connectivity indicated through siteper Fig.’ 6.17 of the Compo Plan in Transportation. However, there are Policies related to pedestrian
connectivity. Applicant’s narrative should also respond specifically to Policies "a" and lib" under Chap. 5
Adequate Park & Rec. Facilities (attached). Site has Comprehensive Plan land use designation of .Standard
Density" (of which R-5 is an implementing zone). Policy in under 3.13.3 does not appear relevant to use
proposed, but applicant should review policy.

-
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OTHER DEPARTMENT/AGENCY CONTACTS:
Your

project may require review by other City departments and outside agencies. Please plan to contact the
staff persons at the City of Beaverton or other agencies when their name is checked. In some
instanct}s, some or all of these staff persons may submit written comments for the pre-application conference.
These comments may be discussed at the pre-application conference and will be attached to this summary:

following

Recommended
contact for
further

Clean Water Services

D (CWSnot sent copy of Pre-Application materials)

if checked

The Clean Water Services (CWS)is the agency that regulates sanitary sewer, storm and surface
water management within Washington County and the City of Beaverton. CWS Design and

~~

establish technical

information

Construction

Standards, adopted by Resolution & Order (R&O)04-09, effective March 1, 2004,
requirements for the design and construction of sanitary and surface water
management systems built as part of residential or commercial development. Pursuant to City
Development Code Section 50.25.1.F, in order for the application to be deemed complete the
applicant is required to submit documentation from CWS stating that water quality will not be
adversely affected by the proposal. For most development proposals, CWS typically issues a
"Service Provider Letter". Alternatively, CWS may issue a statement indicating no water quality
sensitive areas exist on or within 200 feet of the subject site. Development activity subject to CWS
review is defined in Section 1.02.14 of the CWS Design & Construction Standards. For more
information contact: For
Review

~~

No comments.

Brad Roast, Building, City of 8eaverton
(503)526-2524/ broast@ci.beaverton.or.us

r:8J
[J

information contact: Amber Wierck at 503.681.3653 Environmental

John Dalby, Tualatin Valley Fire & Rescue,
503-356-4723/ John.Dalby@tvfr.com

~ Plans reviewed.

~~

more

Assessment Coordinator for CWS.

-

Plans reviewed. No comments.

Steve Brennen, Operations, City of Beaverton
(503)526-2200 I sbrennen@cl.beaverton.or.us

~ Plans reviewed. No comments

~~

Jim Duggan, Sit.e Development, City of Beaverton
(503)526-2442I jduggan@ci.beaverton.or.us

~ Written Comments dated September 30,2009, attached
~;:]

Don Gustafson, Transportation, City of Beaverton
(503)350-4057/ dgustafson@cLbeaverton.or.us

~ Written Comments dated September 30, 2009, attached
KEY ISSUES/CONSIDERATIONS:

Staff has identified the following key development issues, or design consideration or procedural
issues that you should be aware of as you prepare your formal application for submittal. The
Identification of these issues or considerations here does not preclude the future Identification of other

key Issues or considerations:
1.

R~

Applications. Herein staff has identified the Conditional Use (CU) application, together with the
Design Review 3 applications.. As previously stated herein, parks are a Conditional Use of the R-5 zone.
Proposal also meets Threshold No. 6 of Design Review 3. See attached worksheet for Design

.~.i.v_~
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Narrative to

Guidelines.

package,
together
City Development Code).
as one

2.

respond

to

applicable Design Guidelines. Both applications, if submitted
together, for concurrent review (per Section 50.15.2 of the

would be noticed

Parking Analvsis. Narrative prepared for CU application must provide

some

analysis about existing and

anticipated
parking. Analysis is to determine the number of spaces needed for intended use
of the park
based on days and hours of use and especially during peak hours of use (e.g. game time or
practice time). Staff recommends that the applicant study a similar park of similar size under same use
demand for

-

included) and to state the name of that park. Analysis should not be limited to the
parking requirements of Section 60.30.10.5 (see note under table regarding CU applications).
Finally, analysis should look at available street parking beyond the site frontage (Le., along SW Davies
Road and Bluebell Lane). Q: How much street parking is available
beyond site frontage?

(days &

hours

minimum

-

3.

landscape Buffer Standard/Guideline. A minimum 20-foot buffer to the B-3 high screen standard is
required for non-residential uses in a residential zone per Table 60.05-2 Note 7 of Development Code.
Abutting properties east and west are zoned residential. Pre-App site plan does not illustrate compliance
with this standard. If landscape plan does not comply with the standard, no Variance or Major Adjustment
is necessary. However, applicant’s response to the corresponding Design Guideline (under 60.05.45.8)
will need to address the which level of buffer screening is proposed (see corresponding standards under
60.05.25.11
and specific levels 8-1, B-2 and B-3) and how this level meets the Guideline (as stated
under A, Band C of 60.05.45.8). On this same note, applicant’s narrative response to Criterion NO.5 of
Conditional Use approval is of key significance
where use can be made reasonably compatible with
and have a minimal impact on livability and appropriate use development of properties in the surrounding
area of the subject site.
-

-

-

4.

Head-in

Parking (along Davies Road) concern. Pre~App plan identified three options for on~street
parking along the site frontage. Transportation and Engineering staff ar~ concerned about head-in
proposal (Option 1). Green Street option, parallel street parking, is preferred along Davies.

133rd. Plans submitted for Design Review should show
parking potential. However, turn at this location must meet
Some head-in parking at BluebeU/133(d might be possible.
Manual.
Engineering Design

5. Address turn radius at Bluebell and

reconstruction of curb
standard radius

-

on

Bluebell Lane and

6. Site
site

plan to Identifv location/orientation
plan should show field location/goals.

of soccer goals. If

park

to be used

primarily

as soccer

7. Clean Water Service. Service Provider letter. This letter is to be submitted with the land
applications identified herein. Please see comments by Jim Duggan for further detail.
8.

field,

use

to address Traffic Management Plan threshold {60.55.15.l and Traffic Impact Analysis
threshold (60,55,20,2.A) Please see Pre~App Summary Notes attached hereto prepared by Don
Gustafson, Transportation. Applicant’s narrative prepared for Conditional Use, must respond to trip

Mplicant

thresholds of each

(Traffic Management Plan and Traffic Impact Analysis). Thresholds are different for
each. For Traffic Management Plan, the question is how many more trips in any hour are proposed with
nelW park? For TIA, the question is whether proposed use will generate 200 vehicles or more
per day
-

average weekday
how and why,

trips?

9. CIJnditional Use Plan

application

If

trips

below the two

narrative is to

explain

Policy response. See list of Plan policies (herein) that may apply

to your

are

thresholds, applicant’s

for Conditional Use.

10. Stormwat

Please see Pre-App Summary Notes attached hereto prepared by
r quality and quantity
Duggan, Site Development
Engineering. Low impact development approaches to storm water
management are encouraged.

Jim

Received..Time~qct.
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CITY OF BEAVERTON
Public Works Department
Site Development DivisIon

PRE-APPLICATION CONFERENCE

4755 SW Griffith Drtve
PO Box 4755

MEETING SUMMARY

Beaverton, OR 97076
Tel: (503)526.2552

Development Engineering Issues

Fax: (503)526-3720
Wlvw.beavertonoregon.gov

PROJECT SITE OR NAME:

Meadow Waye Park Improvements (1331’d & Davies)

PRE-APPLICATION CONFERENCE NUMBER:

Prepared by:

Jim

50:3.526.2442 "or

[8)

.PA 2009-0046

DATE: 30 September 2009

Duggan, Senior Engineer

jduggan@c.beaverton.or.us

For more detailed information

PAGE 1 of 2

regarding existing utilities, topography, and geographical information,
applications call 503.526.2342 or submit a request on line at:

necessary for preparation of various

http://www.beavertonoregOIt9ov/departments/publicworks/TechServices/asbuilts/ABSubmit.cfm
[8) REFERENCE CITY OF BEAVERTON ENGINEERING DESIGN MANUAL AND STANDARD
DRAWINGS (Ordinance 4417) AND CLEAN WATER SERVICES STANDARDS (CWSR&O 2007-020).
GENERAL NOTES:

A

professional civil engineer will need to prepare plans and a design
a hydrologic analysis of the proposaPs storm water impact
that documents the feasibility of meeting adopted City and Clean Water Services standards.

review

application

must include

Storm water treatment (quality)will be necessary for all proposed impervious areas per Clean
Water Services (CWS)standards. The proposal will need to specifically demonstrate how it
achieve

compliance with CWS Resolution and Order 2007-020 in regard to storm water
quality. An analysis of the existing, natural site storm water detention conditions in respect
to downstream impacts will be needed. Storm water detention (quantity),per Section 330, of
City Ordinance 4417, will be required for drainage basin shifting and for any increase in
LID (low impact development) approaches to storm water
impervious surface area.
management as described in C\VS standards are encouraged. When designing surface storm
water management facilities, please note how the proposal complies with the specific design
criteria of the chosen water quality facility types found in Chapter 4 of the Clean Water

can

Se1’vices Standards. LID is covered in Section 4.07 and the

new

CWS LIDA Handbook.

-

CITY
PERMITS

required
for work

~CITY SITE DEVELOPMENT PERMIT

D CITY RIGHT OF WAY PERMIT

Contact: Bonnie at 503.526.2552

Contact: Bernadette at 503.350.4087

o Floodplain, f1oodway, or wetland

modification

as

proposed
likely to

or

D CITY SITE EROSION CONTROL PERMIT

D BUILDING PERMIT w/Erosion Control

Contact: Bonnie at 503.526.2552

[8)Site Plumbing Permit for private utilities
Contact: Bldg. Counter at 503.526.2401

~CITY OF BEAVERTON SYSTEM

D WEST SLOPE WATER DISTRICT

Contact: David Winship at 503.526.2434

Contact:

be needed:

WATER
SERVICE
AREA. AND

ISSUES

Jerry Arnold

at 503.292.2777

0410 HGL 0525 HGL [g!Other zone/split zone

D TUALATIN VALLEY WATER DISTRICT

D RALEIGH WATER DISTRICT

Contact: Stuart Davis at 503.642.1511

Contact: Matt Steidler at 503.292.4894

10/212009
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PRE-APPLICATION MEETING SUMMARY: PA 2009-0046

Prepared by

SITE ENGINEERING SSUES

oWASHINGTON COUNTY

o Facilities and Access Permits

For work within, access, or construction
access to

PERMITS
and

approvals
required
for w()rk

Contact DLUT Staff: 503.846.8761

sanitary sewers in County roads
inside City limits are City-owned and maintained.
Some street lights on County roads are City-owned.

o Right of Way Permits
Contact Operations Staff: 503.846.7623
o Utilities Permits
Contact Operations Staff: 503.846.7623

D OR

D OREGON D.O.T. (Salem Office)

NOTE: Storm and

OTHER

Jim Duggan, Semor Em:uneer

GON D.O.T. (Sylvan Office)

For work within, access, or construction
access to
Contact: Steve Schalk at 503.229.5267

.

Rail I Street Crossings
Contact: Dave

Lanning at 503.986.4267

oOREGON DIVISION OF STATE LANDS

0U.S. ARMY CORPS OF ENGINEERS

Contact: Carrie Landrum at 503.378.3805 x285

Contact: Kathryn Harris at 503.808.4387

[S]CLEAN WATER SERVICES DISTRICT

o Connection to CWS Trunk

as

proposed
likely to

or

be needed:

[gJ Site Assessments/Service Provider Letters
Wetlands/Creeks/Springs/Connection Permits
Contact: Amber Wierck at 503.681.3653

oDEQ 1200-C EROSION CONTROL PERMIT
Contact: Bonnie Collins at 503.526.2552

(Permit application to City for CWS & DEQ)

Sewer (>21"dia.)

Contact: Permit Staff 503-681-5100

o Industrial Waste Permit (all non-residential)
Clayton Brown at 503.681.5129

Contact:

oDEQ Letter of "No Further Action"(NFA)
other documentation

concerning

or

soil and/or

groundwater contamination on this property
and clearance allowing new construction.
Contact applicable Oregon DEQ staff.

!:8J MUST UNDERGROUND EXISTING OVERHEAD UTILITIES ON-SITE AND NEW SERVICES.
[gJ May be eliqible for fee~in-lieu of underqroundinq

see

-

Dev. Code, Section 60.65.20-25

D UNMAPPED FLOOD HAZARD AREA

D MAPPED FEMA FLOODPLAIN

study is a required part of any
development application.
A flood

SITE SOIL,
SURFACE
& STORM

WATER

ISSUES

o Map

Number

4102400_--~_D (Feb.18, 2005)

o Level of 100 Year Flood in vicinity of the site: D GEOTECHNICAL REPORT REQUIRED
Base Flood Elevation (NGVD-29)
DCut and fill grading balance required. 0Must flood proof’" non-residential buildings OR
DCertified minimum finish floor required: 01 foot 02 feet above base flood elevation.
DSEPARATE FLOODPLAIN MODIFICATION PUBLIC NOTICE REQUIRED PRIOR TO SITE
DEVELOPMENT PERMIT and BUILDING PERMIT ISSUANCE with
’use Section 3104, 2004 OSSC

{:W03 IBC} Appendix

~STORM WATER FACILITIES REQUIRED
[gJ Winter Storm Detention (quantity)
181 Summer Storm Treatment (quality)

G

a

10-DAY APPEAL PERIOD.

(Flood-resistant Constf~lction)

D POSSIBLE FEE-IN-L1EU OF:
0Detention (quantity)
0Treatment (quality) must justify
using CWS criteria in DR/Land Div.
application submittals.
-

[g]REQUIRES IMPERVIOUS SURFACE INVENTORY

Received Time oct. 6. 2009 10:49AM No,
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CITY OF BEAVERTON
Engineering Department
Transportation Planning Di’lision
4755 SW Griffith Drive
PO Box 4755

Beaverton, OR 97076
Tel: (503)526.3726
Fax: (503)526.4052

PRE-APPLICATION CONFERENCE
MEETING SUMMARY

Transportation Issues

’Mvw.ci.beaverton.or.us

PRE-APPLICATION CONFERENCE NUMBER

PA2009-0046

Meadow

Prepared by

Don Gustafson

503.350.4057

or

DATE 09/30/2009

Waye Park on Davies Rd

dgustafson@ci.beaverton.or.us

GENEI~AL NOTES: Widen the north side of SW Davies Road for the frontage of the site

Neighborhood Route Standards. 14 ft of pavement from centerline, 7.5 ft curb and planter
sidewalk. Constl’llct on-street parking to city standards. Provide analysis of park

use

to Beaverton

space and 5 ft

and vehicle

trip

generation. If morc than 200 new trips pel’ day. submit Traffic Analysis.

To be

submitted

D Dedicate Public Street Right of Way

with

appl<:ation
for w()rk

on

the

side of

to the

following standard: (Development Code See 60.55.30.1)
o Arterial

Street

0Collector Street 0Neighborhood Route 0Local Residential Street

as

prop4)sed:

I:8J Construct improvements
following

on

the

north

side of

SW Davies Road

to the

standard: (Development Code Sec 60.55.30.1)

o Arterial Street 0Collector Street [8J Neighborhood

Route

0Local Residential Street

oThe proposed development will generate traffic (vehicle trips per day) in

excess

of the

minimum threshold

requirement for a Traffic Impact Analysis, therefore a Traffic
Impact Analysis will be required to be submitted (Development Code 60.55.20.2). The
traffic impact analysis is to identify methods of mitigating on-site and off-site deficiencies
reasonably related to the impacts of the proposed development and by phases of the
development and make recommendations for improvements necessary for safe and
efficient traffic flow and bicycle, pedestrian, and transit movement and access. The
traffic impact analysis shall discuss whether the recommended improvements, both onsite and off-site, are justified, reasonably related to, and roughly proportional to the
impacts of the proposed development. The study must be signed by a professional
engineer, submitted and accepted by City staff before application will be considered
complete. Discuss the scope of the study with transportation staff of the city prior to
report preparation.

D

The proposed

development

will add

than 20

through trips in one hour to
designated a Local StreeUNeighborhood Route.
This will require the submittal of a Traffic Management Plan as required by Development
Code Sec. 60.55.10.6. This plan shall identify the through trips and will recommend
traffic management strategies to mitigate their impacts and shall discuss whether the
recommended improvements, both on-site and off-site are justified, reasonably related
to, and roughly proportional to the impacts of the proposed development. [ORD
4103;April 2000]
more

,

~

The applicant shall provide
Received Time Oct. 6.!r2009fE10:49AW,No. 1351ants,

secure
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bicycle parking on site plan. Provide short-term and long-term bicycle parking
in the amount specified in Section 60.30.10.5 01 the Development Code.
location of

D Provide

parking areas and from the building and
parking areas to the street. Pedestrian walkways within the parking lot shall be
differentiated from parking areas and circulation aisles by grade, different paving
material, landscaping or other similar method and be constructed at a minimum width of
5-feet, unobstructed (Development Code 60.05.20.3 and 60.05.40.3).

.

D The

pedestrian walkways through

proposed parking

dimensions that meet

areas are

the

to be

designed to provide parking circulation and
design requirements (Development Code

of Beaverton

City

60.30.15 & 60.30.20).

D Where

appropriate bumper overhang area
reduced. See Development Code 60.30.15.6.

o The applicant shall provide
easement from
(Development Code

a

10 ft wide

is

provided, parking stall depth

public bicycle and pedestrian path

may be

within

a

15 ft

to

and Standards

60.55.65.6) (Engineering Design Manual

Drawings.

Appendix Figure 1).

o New driveway intersections must meet sight distance criteria in the City’s Engineering
Design Manual for the design speed of the roadway (Development Code
60.55.35.2.A and Engineering Design Manual 210.5).
and

o Traffic Impact Fee (TIF)will be due for this development at issuance of building permits.
This fee is based

information

[g] For

on

the

regarding TIF

Washington County Traffic Impact

Fee ordinance.

For

more

contact Don Gustafson at 503-350-4057.

potential exceptions to the vehicle parking standards

see

Development Code

60.30.10.11.

D Comments from Tr -Met

important to the City’s decision and will be considered prior
to facilities review approval (Development Code 60.55.60.1). Any required
improvements shall be reviewed and approved by staff prior to issuance of site
development permit. Contact Ben Baldwin, Tri-Met Project Planner, at 962-2140 to
determine whether Tri-Met will require any improvements. Applicant to provide a
letter from Ti’I-Met as part of application indicating what, if any, improvements Tri-Met
requires.

Ag

are

ncies

to be

contacted
for review:

D WASHINGTON COUNTY
may require a Washington County Facility
County right of way and/or permits for Access Spacing, Sight
Distance and Traffic Safety Review. Contact Naomi Vogel-Beattie at (503)846.3839 for

The sites frontage on
Permit for work within
information.

o Please con~act Washington County before preparing the Traffic Analysis

to review the

scope of work.

D OREGON D.O.T. (Sylvan Office)
The sites

ODOT

frontage on
permit for work

within State

right of

way, for

access or

may require an
construction access.

Contact: Sam Hunaidi at 503.229.5002.

o

Please contact ODOT to review the
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III review of the plans and materials submitted for Pre-Application
consideration, staff
due to the following Threshold(s):
project is subject to Design Review ~

#0

"fA 121 n’cfk.tJ,A./

ha’Uete~ed
(;Uk

your

-

eA--

~

(per Section 40.20.15.3.A

of the’

ty Development Code}. For your application to be deemed complete on the first review, your written
rl3sponse to the Design Review 3 approval criteria, must address applicable Design Guidelines. In review of the
plans and materials submitted for Pre-Application Conference consideration, staff has identified certain Design
Guidelines (below)that appear ’.applicable". Generally speaking, applicable Design Guidelines include those

pertaining
A:

to:

~COnditiOnal

DPermitted

Within.’

Fora:
That

use

!SaR.sidentlal

DMUIt~’-F

Odoes

mlly

DCommereial
Dlndustrlal
DMultlple Use zone
Residential
DCommerclal O’ndustrlal DMultiple Use buildir19*’.

does not abut

a

~

"Major Pedestrian Route" Class:
_

-_.

p, highlighted copy of Section 60.05 is provided to applicant at the
applicable Design Guidelines appear to include the following:

Pre-Application meeting. In summary, the

[J60.05.35 (Building Design and Orientation Guidelines)
1. Building Articulation and Variety

I

2.

Roof Forms

-

AD

80 CO DO EO FO GO

AD

80 CO
3. Primary BUilding Entrances AD 80
4. Exterior Building Materials AD 80
5. Roof-mounted equipment 0
-

-

I
I’

-

-

6.

Building location/orientation along street in Multiple Use and Commercial zoning districts
CD
7, Building Scale along Major Pedestrian Routes AD SD
8. Ground floor elevations on commercial and multiple use buildings AD 80

.)

-

AD 80

-

-/

-

[~~9.05.40 (Circulation and Parking Design Guidelines)
PIA 1.
2.

Connections to the public street system 0
Loading areas, soliel waste facilities and similar improvements

3.

Pedestrian circ

4.

Street frontages and

5.

Parking

-

n

-

A~

8~CO

D~ ED

-A~

:. r~FscJ.

f\rr\ic.c.~

80

F

parking areas -I]f
landscaping ~
Off-Street parking frontages in Multiple-Use Districts -AD 80
7. Sidewalks along streets/primary building elevations in Multiple-Use and Commercial zones AD SO
8. Connect on-site buildings, parking, and other improvements with identifiable streets and drive aisles
Ail!
in Residential, Multiple-Use and Commercial Districts- AD 80
14
9. Ground floor uses in parking structures 0

.

area

-

,y~6.

-

!fA
[~60.05.45 (Landscape,Open Space and Natural Areas Design Guidelines)
-

!JJ 1.
IIt

’)}

Minimum Common Open Space Requirements for
more units.
AD 80 CO DO

Multi-Family Development Consisting

of 10 or

-

2. Minimum Landscaping Requirements for Required Front Yards and Required Common Open Space

I( 3.

in Multiple

Family Residential Zones AD 80
Landscaping Requirements for Conditional Uses in Residential Districts, and fOJ
on<’
Developments in Multiple-Use, Commercial and Industrial D stricts A(V 80 C~ D1ij E18_
4. Retaining Walls 0

.4

-

Minimum

-

~

.

5. Fences and Walls

-

A~ BIR!

,Appli

k.l... i~

JiUtt..

.’

~(1

OJ~

fn>rQ~

6. Minimize

~’A.(fl..sS

significant changes to existing surface contours at residential property ([nes- 0
7. Integrate water quality, quantity, or
b~t~ facilities-!)(
-~8. Landscape
BufferRequirements-AO? B CGt.~~
.

Kc.y

9.

Natural Areas

~??’hJ4 ,.f

-.
f.l<I4i’:’5
G~ 60.05.50 (Lighting Design GUidelines) 1~
30("
41l1"
200’
Received Time;\lOd. 6.e2009he10:49AM

No.13511’rli~~ i~

~I!~
CJ~r"’~SrQI
StJ.,..Jtl
O(4~
iv-

-r;~k ~(

.

liji.../,. rr.;lpd~

113 ~f! /if

3~1"’S

"21 JJ* ’Ii?

n

p(~~

~015/018

10/06/2009 11:00 FAX

PRE APPLICATION CONFERENCE

ATTENDANCE

to

.-

.,

:.

PA2009- {J0r 11>

PRE APP NO:

DATE: 9/30i2009

PRE APP NAME: MEADOW WAVE PARK IMPROVEMENTS

NAME

Sed-! W4-6..

(!r4IP?~

CT\M DV6-c~

-nw.1?)nrD’?5
CU IZT

t-?i-}t/I

L./:"::t 15

f\J b ic. \l\tt>r-\L-s

CDi’?

(~o3) 6zt;r2.b~

_~.

sv

v\N\t-\vN’vwlL( ?ID ?W ti"t\,~u~1t !too

R:u.JiZ. "7\Sdl.

~

PHONE

!L\DDRESS

E~t-.1c..I~..H~EI2-~

I

S&

50?

2;’.1’+2’iSC(-ttt’l--L

~ 5 f’of1.’L.t-.lO .wE..,t.lt\OS~o?’lP51.Dta

/a2 $
G/’AN!2

e~ "’f7ZE

t.5co $tA/ -II,ecoc: l 2..PZ

~4;

v fr2Te-.Ju ~700::;I

~"~zr,t?-.~-

Received Time Oct. 6. 2009 10:49AM No. 1351

/’-/ t /7

10/06/2009 11:01 FAX

I4J 016/018

<-hQ~ C~.t;;

,

~
~r. \lG--

~~ C~ ()

.

Washington County through the land development process to obtain sites by dedication.
Th,e THPRD’s plan

recognizes different types of park and recreation facilities including regional,
neighborhood, community and specialty parks, school parks, recreational/aquatic center, multiuse trail system plan, off-street trail con’dors and natural areas
along streams. These descriptive
park designations relate to the function or character of the parks shown on THPRD’s 20-Year
Comprehensive Park & Recreation and Trails Master Plans. As the area grows, opportunities
will occur in addition to tho!;e shown on the plan. Each should be evaluated in
terms of
co:nfonnance with this plan’s goals and policies and those of the THPRD 20-Year
Cc’mprehensive Park & Recreation and Trails Master Plans.
The Portland General Electric (PGE)/Bonneville Power Administration

provide opportunities for open

(BPA)transmission lines
rights-of-way

space and trail corridors in the community. These
will not be converted to intensive urban land uses in the foreseeable future.

5.,~.1 Goal:

Cooperate with

THPRD bt

.

implementation ofits 20-Year

Comprehensive Master Plan and Trails Master Plan in order to
ensure adequate parks and recreationfacilities and
programsfor
current andfuture

City residents.

PULICIES:

*

a) The City shall support and encourage THPRD efforts to provide parks and recreation
facilities that will accommodate growth while recognizing the limited supply of buildable
land in the city for such facilities.

b)

The City shall encourage rHPRD to provide parks and recreation facilities
throughout
City in locations that are easily accessible to those they are intended to serve.

the

c) The City shall support and encourage acquisition of park and recreation sites in advance of
need so that the most appropriate sites are available for these vital public facilities.
Actio" 1.. The

park

City shall work with

THPRD (0further explore opportunitiesfor mixing public
revenue-generating public/private partnerships such as

and recreation activities with

restaurants, recreation and aquatic centers, sports complexes, or other concession activities,
in order to help finance recreation programming, park acquisition, and,maintenance.

d)

The

City shall notify
present or future park

THPRD of

development proposals that may potentially impact a
opportunity to comment, purchase or

site to allow the district the

request dedications.

e)

A number of financial incentives exist to encourage private property owners to donate,
dedicate, or provide easements for resource preservation, park, trail or open space use. The

City

shall work

cooperatively

these tools for the benefit of the

with property

owners

and THPRD to maximize the

uSe

of

community.

~

Chapter Five: Public Facilities and Services Element
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Actio" 1: The

habitat

City

shall

cleve/op

a

program

to

encourage
benefit areas in cooperation with THPRD.

To offset increased densities and to meet the needs of the

f)

preservation and restoration of

population, the City

and THPRD

should work

together to provide urban scale public spaces in regional centers, town centers,
station communities and main street areas within the city.
g) The planning, acquisition and development of multi.use paths should be consistent with this
Plan’s Transportation Element and THPRD’s Trail Master Plan.

h) The City shall encourage park acquisition and appropriate development in areas designated
~
as Significant Natural Resources, as defined by Volume III of this Comprehensive Plan.
~
-

.

~5.9POLlCE
.

he Beaverton Police

Department is a full service agency that operates under the commtmitypolicing principle. The police department i~ comprised of over 130 men nd women
Ceir
year 2000). In addition to enforcement of all federal, state, and local laws; Police
Depa ent personnel respond to non-criminal calls for assistance. The department utilizes
planning nd research to maximize use of current technology, participates in the development of
lawenfare
ent legislation and interagency operations to combat regional crime problems, and
coordinates citizen crime prevention efforts through various methods and
encourages
ContI
uing education within the force has become increasingly important in order to
programs.
respond appropriate to changes in society. Changes in the cultural mix of the City’s population
and the nature of crim
for example, increased incidents of "white collar" crimes, may require
modification of current ethods. Operating under a community oriented policing and problem
solving philosophy, the De rtment is guided in their efforts by the following mission statement:
.

o

nted

)

"TJ~e Beaverton Police Departrrtent shall provide the highest quality service, preserving human
rights, lives, and property, while sh.’ving to achieve the goals of the department~ the City, and the
community. We are committed to the ighest professional standards, working in partnership with
OUI’ citizens to problem solve and m
t the challenges of reducing crime, creating a safer
environment, and improving our quality 0 ’fe."
This

philosophy and organizational strategy is b ed on forging a partnership between the police
and the community for the purpose of working tog her to solve problems of crime and fear of
crime and disorder to enhance the overall quality 0 ife in the community’s neighborhoods.
Community oriented policing shifts the focus of police vork from handling random calls, to
solving community problems. To further this philosophy, e City has established a policy of
providing 1.5 officers per thousand population. This po-Hey w established after careful study to
detennine the optimal level of officers needed to provide onnal
police protection and
in
outreach
line
with
the
financial
community
restraints. Ci voters supported this policy
City’s
in 1996, with their approval of a tax Levy to fund maintaining the ra’ of l.5 officers
per 1,000

~ulation.
I

5.9.1 Goal: Providefull service police protection to the

Chapter Five: Public Facilities and Services Element
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alternative transportation modes. Continue (0
require

developers

to

provide

car

pool

parking and bicycle storagefacilities.
8.4
A

NOISE

healthy

acoustical environment is vital to the livability of the City. Sources of environmental
largely classified into four types: 1) building equipment, 2)transportation systems,
industrial and commercial activity and 4) human

noise may be

3)

activity. Building eqwpment primarily

ineludes outdoor units, such as fresh air intakes,
cooling towers and condensers, fan rooms, and
power transfonners. Transportation systems include highway traffic, light rail trains,
heavy rail
trains and aircraft. Industrial noise is found at industrial sites and
utility sources, and also
includes construction activity on our streets, buildings and utilities. Noise
emanating from
human activities, including dog barking, loud voices, and loud audio
systems, can be a problem
in urban settings if buildings arc designed without
adequate consideration ofnoise

reduction..

There

are

two

qtethods the City has available to reduce noise pollution, 1) a noise abatement
City Municipal Code, Section 5.05, and 2) development standards and

program as part of the
design review criteria.

18.4.1.

Goal: Create andprotect a healthy aeoustiealimvironment within the

City.

’

Policies:

a)

Noise

impacts shall be considered during development review processes.
Adopt and implement approprlat design standards for development
permits for all commercial, industrial, high density, mixed use and transportation
projects, and others as appropriate. Development applications should be required to
demonstrate compliance with applicable noise level standards. Means
of meeting the
design standards might include, but are not limited to:
Action 1:

Use
Use

ofyear"round landscape elements that absorb parking lot and street lIolse.
ofunderground parking.

Use

ofextra-thick windows.
Facades constructed ofmaterials that help to absorb sounds.
Pervious surface landscape and parking lot materials that absorb sounds.
Use of building materials’that aid in the reduction of sound
traveling through
commonfloors and walls.
Dampers on heating and cooling equipment.
The City shall

comply \’rith EPA and DEQ noise standards.

Action 1:
Periodically review and update the City’s Municipal Code Section 5.01
pertaining to noise abatement to.reflect changes in EPA and DEQ standards and fo
address impacts of changl’ng land development patterns that
encourage mixed uses and

higher density housing.
8.5.

SEISMIC HAZARDS

Chapter Eight: Environmental Quality and Safety Element
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PRELIMINARY REPORT
In response to the application for a policy of title insurance referenced herein Lawyers Title of Oregon, LLC hereby
reports that it is prepared to issue, or cause to be issued, as of the specified date, a policy or policies of title
insurance describing the land and the estate or interest hereinafter set forth, insuring against loss which may be
sustained by reason of any defect, lien or encumbrance not shown or referred to as an exception herein or not
excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations or Conditions of said
policy forms.
The printed Exceptions and Exclusions from the coverage of said policy or policies are set forth in Exhibit One.
Copies of the policy forms should be read. They are available from the office which issued this report.
This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the
issuance of a policy of title insurance and no liability is assumed hereby.
The policy(s) of title insurance to be issued hereunder will be policy(s) of Fidelity National Title Insurance
Company, a/an Florida corporation.
Please read the exceptions shown or referred to herein and the Exceptions and Exclusions set forth in
Exhibit One of this report carefully. The Exceptions and Exclusions are meant to provide you with notice
of matters which are not covered under the terms of the title insurance policy and should be carefully
considered.
It is important to note that this preliminary report is not a written representation as to the condition of title
and may not list all liens, defects and encumbrances affecting title to the land.
This preliminary report is for the exclusive use of the parties to the contemplated transaction, and the Company
does not have any liability to any third parties nor any liability until the full premium is paid and a policy is issued.
Until all necessary documents are placed of record, the Company reserves the right to amend or supplement this
preliminary report.
Countersigned

Preliminary Report

Printed: 05.09.19 @ 04:25 PM
OR----SPS-1-19-871901086

6000 Meadows Rd, Ste 100, Lake Oswego, OR 97035
(503)968-1082 FAX (503)968-1852

PRELIMINARY REPORT
ESCROW OFFICER: Laurie Wood
LJWood@ltic.com
503-968-1082
TITLE OFFICER:

ORDER NO.: 871901086
Revision 1; Coverage and Premium
changed/Added No. 14

Tammera Bush

TO: Lawyers Title of Oregon, LLC
6000 Meadows Rd, Ste 100
Lake Oswego, OR 97035
ESCROW LICENSE NO.: 201011109
OWNER/SELLER: Ray Hoy and Tamiko Hoy
BUYER/BORROWER: Riverside Homes, LLC
PROPERTY ADDRESS: 13275 SW Davies Road, Beaverton, OR 97008
EFFECTIVE DATE: April 29, 2019, 08:00 AM
1. THE POLICY AND ENDORSEMENTS TO BE ISSUED AND THE RELATED CHARGES ARE:
ALTA Owner's Policy 2006

$

AMOUNT
970,000.00

PREMIUM
$
3,391.00

Owner's Extended

Government Lien Search

$

25.00

2. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED
BY THIS REPORT IS:
A Fee
3. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:
Ray Hoy and Tamiko Hoy, as tenants by the entirety
4. THE LAND REFERRED TO IN THIS REPORT IS SITUATED IN THE CITY OF BEAVERTON, COUNTY OF
WASHINGTON, STATE OF OREGON, AND IS DESCRIBED AS FOLLOWS:
SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

Preliminary Report
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EXHIBIT "A"
Legal Description
Parcel 1, PARTITION PLAT NO. 2006-032, in the City of Beaverton, County of Washington and State of Oregon.

Preliminary Report
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OR----SPS-1-19-871901086
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AS OF THE DATE OF THIS REPORT, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN
ADDITION TO THE PRINTED EXCEPTIONS AND EXCLUSIONS IN THE POLICY FORM WOULD BE AS
FOLLOWS:
GENERAL 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.

SPECIFIC ITEMS AND EXCEPTIONS

6.

City Liens, if any, in favor of the City of Beaverton. None found as of May 4, 2019.

7.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
Purpose:
Recording Date:
Recording No:
Affects:

Environmental Neighborhood, Inc.
Sanitary, Storm drainage and Slope
February 13, 1981
81-005221
A Westerly 15 feet of said land, refer to map for location

Said easement was assigned by recital thereon to The City of Beaverton and also delineated on the
recorded plat.

Preliminary Report
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8.

Conditions and restrictions as established by the City of City of Beaverton:
RE Lot Line Adjustment:
Recording Date:
Recording No.:

9.

Conditions, Restrictions and/or Setbacks, but omitting restrictions, if any, based upon race, color, religion,
sex, sexual orientation, familial status, marital status, disability, handicap, national origin, ancestry, or
source of income, as set forth in applicable state or federal laws, except to the extent that said restriction
is permitted by applicable law, as shown on that certain plat
Name of Plat:

10.

Partition Plat No. 2006-032

Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for
dedication, on the map of said tract/plat;
Purpose:
Affects:

11.

LLA 95014 Speer Property Adjustment
May 30, 1996
96-048331

Utility Easement for the benefit of the City of Beaverton
Reference is hereby made to said document for full particulars

A deed of trust to secure an indebtedness in the amount shown below,
Amount:
$417,000.00
Dated:
March 10, 2016
Trustor/Grantor:
Ray Hoy and Tamiko Hoy, husband and wife
Trustee:
First American Title Company
Beneficiary:
Mortgage Electronic Registration Systems, Inc. (MERS), solely as nominee for
Provident Funding Associates, L.P.
MIN:
1000179-1826020121-7
Recording Date:March 15, 2016
Recording No.:
2016-019242
NOTE: Based on recitals in the trust deed or an assignment of the trust deed, it appeared that Provident
Funding Associates, L.P. was the then owner of the indebtedness secured by the trust deed. It may be
possible, for a MERS trust deed, to obtain information regarding the current owner of the indebtedness
and the servicer, if any, by contacting MERS at 888-679-6377 or through the MERS website.

12.

A deed of trust to secure an indebtedness in the amount shown below,
Amount:
$128,000.00
Dated:
May 18, 2018
Trustor/Grantor:
Ray Hoy and Tamiko Hoy, as tenants by the entirety
Trustee:
Trustee Services, Inc.
Beneficiary:
OnPoint Community Credit Union
Loan No:
Not Disclosed
Recording Date:May 21, 2018
Recording No.:
2018-034963

Preliminary Report

Printed: 05.09.19 @ 04:25 PM
OR----SPS-1-19-871901086

Order No.: 871901086
Revision 1; Coverage and Premium changed/Added No. 14

The Deed of Trust set forth above is purported to be a "Credit Line" Deed of Trust. It is a requirement that
the Trustor/Grantor of said Deed of Trust provide written authorization to close said credit line account to
the Lender when the Deed of Trust is being paid off through the Company or other Settlement/Escrow
Agent or provide a satisfactory subordination of this Deed of Trust to the proposed Deed of Trust to be
recorded at closing.

13.

If requested to issue an extended coverage ALTA loan policy, the following matters must be addressed:
a) The rights of tenants holding under unrecorded leases or tenancies
b) Matters disclosed by a statement as to parties in possession and as to any construction, alterations or
repairs to the Land within the last 75 days. The Company must be notified in the event that any funds
are to be used for construction, alterations or repairs.
c) Any facts which would be disclosed by an accurate survey of the Land

14.

In order to delete the survey exception shown above, a satisfactory survey of the subject Land, which
complies with the minimum standards for land surveys made for title insurance purposes, is to be
furnished to the Company.
The Company reserves the right to add additional items as disclosed by the survey, or make further
requirements after review of the requested documentation.
ADDITIONAL REQUIREMENTS/NOTES:

A.

Property taxes for the fiscal year shown below are paid in full.
Fiscal Year:
Amount:
Levy Code:
Account No.:
Map No.:

2018-2019
$4,776.99
051.58
R2145547
1S128AB-14600

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

B.

In addition to the standard policy exceptions, the exceptions enumerated above shall appear on the final
2006 ALTA policy unless removed prior to issuance.

C.

Note: There are no matters against the party(ies) shown below which would appear as exceptions to
coverage in a title insurance product:
Parties: Riverside Homes, LLC

Preliminary Report
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D.

The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance from the entity named below:
Limited Liability Company:

Riverside Homes, LLC

a) A copy of its operating agreement, if any, and any and all amendments, supplements and/or
modifications thereto, certified by the appropriate manager or member
b) If a domestic Limited Liability Company, a copy of its Articles of Organization and all amendments
thereto with the appropriate filing stamps
c) If the Limited Liability Company is member-managed, a full and complete current list of members
certified by the appropriate manager or member
d) A current dated certificate of good standing from the proper governmental authority of the state in which
the entity was created
e) If less than all members, or managers, as appropriate, will be executing the closing documents, furnish
evidence of the authority of those signing.
The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.

E.

Notice: Please be aware that due to the conflict between federal and state laws concerning the cultivation,
distribution, manufacture or sale of marijuana, the Company is not able to close or insure any transaction
involving Land that is associated with these activities.

F.

Note: There are NO conveyances affecting said Land recorded within 24 months of the date of this report.

G.

Washington County imposes a transfer tax of $1.00 per $1,000 (or fraction thereof) of the selling price in a
real estate transfer, unless the county approves an exemption application. Exemption criteria and
applications are available at the county's website, see:
http://www.co.washington.or.us/AssessmentTaxation/Recording/TransferTaxExemption/index.cfm.

H.

Note: No search has been made or will be made for water, sewer, or storm drainage charges unless the
city/service district claims them as liens (i.e., foreclosable) and reflects them on its lien docket at the date
of closing. Buyers should check with the appropriate city bureau or water/service district and obtain a
billing cutoff. Such charges must be adjusted outside of escrow.
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I.

THE FOLLOWING NOTICE IS REQUIRED BY STATE LAW: YOU WILL BE REVIEWING, APPROVING
AND SIGNING IMPORTANT DOCUMENTS AT CLOSING. LEGAL CONSEQUENCES FOLLOW FROM
THE SELECTION AND USE OF THESE DOCUMENTS. YOU MAY CONSULT AN ATTORNEY ABOUT
THESE DOCUMENTS. YOU SHOULD CONSULT AN ATTORNEY IF YOU HAVE QUESTIONS OR
CONCERNS ABOUT THE TRANSACTION OR ABOUT THE DOCUMENTS. IF YOU WISH TO REVIEW
TRANSACTION DOCUMENTS THAT YOU HAVE NOT SEEN, PLEASE CONTACT THE ESCROW
AGENT.

J.

Recording Charge (Per Document) is the following:
County
Multnomah
Washington
Clackamas

First Page
$82.00
$81.00
$93.00

Each Additional Page
$5.00
$5.00
$5.00

Note: When possible the company will record electronically. An additional charge of $5.00 applies to each
document that is recorded electronically.

K.

Note: Effective January 1, 2008, Oregon law (ORS 314.258) mandates withholding of Oregon income
taxes from sellers who do not continue to be Oregon residents or qualify for an exemption. Please contact
your Escrow Closer for further information.

L.

Note: This map/plat is being furnished as an aid in locating the herein described Land in relation to
adjoining streets, natural boundaries and other land. Except to the extent a policy of title insurance is
expressly modified by endorsement, if any, the Company does not insure dimensions, distances or
acreage shown thereon.
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EXHIBIT ONE
2006 AMERICAN LAND TITLE ASSOCIATION LOAN POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE
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 or governmental regulation (including but not limited 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;

4.
5.
6.

7.

(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.
Unenforceability of the lien of the Insured Mortgage because of the inability or failure
of an Insured to comply with the applicable doing-business laws of the state where
the Land is situated.
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.
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 the Covered Risk 13(b) of this
policy.
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).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage.

SCHEDULE B - GENERAL EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
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, encumbrance, violation, variation, or adverse circumstance
affecting the Title that would be disclosed by an accurate and complete land survey of
the Land. The term "encroachment" includes encroachments of existing
improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.
5. Any lien for services, labor or material heretofore or hereafter furnished, or for
contributions due to the State of Oregon for unemployment compensation or worker's
compensation, imposed by law and not shown by the Public Records.

2006 AMERICAN LAND TITLE ASSOCIATION OWNER'S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE
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 or governmental regulation (including but not limited 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 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 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 the Covered Risk 9 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 deed or other instrument of transfer in the Public Records that vests Title as
shown in Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage.

SCHEDULE B - GENERAL EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
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.

Preliminary Report (Exhibit One)

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance
affecting the Title that would be disclosed by an accurate and complete land survey of
the Land. The term "encroachment" includes encroachments of existing
improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.
5. Any lien for services, labor or material heretofore or hereafter furnished, or for
contributions due to the State of Oregon for unemployment compensation or worker's
compensation, imposed by law and not shown by the Public Records.
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WIRE FRAUD ALERT
This Notice is not intended to provide legal or professional advice.
If you have any questions, please consult with a lawyer.

All parties to a real estate transaction are targets for wire fraud and many have lost hundreds of thousands of dollars
because they simply relied on the wire instructions received via email, without further verification. If funds are to be wired
in conjunction with this real estate transaction, we strongly recommend verbal verification of wire instructions
through a known, trusted phone number prior to sending funds.
In addition, the following non-exclusive self-protection strategies are recommended to minimize exposure to possible wire
fraud.


NEVER RELY on emails purporting to change wire instructions.
instructions in the course of a transaction.



ALWAYS VERIFY wire instructions, specifically the ABA routing number and account number, by calling the party who
sent the instructions to you. DO NOT use the phone number provided in the email containing the instructions, use
phone numbers you have called before or can otherwise verify. Obtain the number of relevant parties to the
transaction as soon as an escrow account is opened. DO NOT send an email to verify as the email address may
be incorrect or the email may be intercepted by the fraudster.



USE COMPLEX EMAIL PASSWORDS that employ a combination of mixed case, numbers, and symbols. Make your
passwords greater than eight (8) characters. Also, change your password often and do NOT reuse the same
password for other online accounts.



USE MULTI-FACTOR AUTHENTICATION for email accounts. Your email provider or IT staff may have specific
instructions on how to implement this feature.

Parties to a transaction rarely change wire

For more information on wire-fraud scams or to report an incident, please refer to the following links:
Federal Bureau of Investigation:
http://www.fbi.gov

Wire Fraud Alert
Original Effective Date: 5/11/2017
Current Version Date: 5/11/2017

Internet Crime Complaint Center:
http://www.ic3.gov

871901086-LW - WIRE0016 (DSI Rev. 12/07/17)
TM and © Fidelity National Financial, Inc. and/or an affiliate. All rights reserved

FIDELITY NATIONAL FINANCIAL
PRIVACY NOTICE
Revised May 1, 2018
Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, "FNF", "our," or "we")
respect and are committed to protecting your privacy. This Privacy Notice explains how we collect, use, and
protect personal information, when and to whom we disclose such information, and the choices you have about
the use and disclosure of that information.
Types of Information Collected
We may collect two types of information from you: Personal Information and Browsing Information.
Personal Information. FNF may collect the following categories of Personal Information:
• contact information (e.g., name, address, phone number, email address);
• demographic information (e.g., date of birth, gender, marital status);
• identity information (e.g. Social Security Number, driver's license, passport, or other government ID number);
• financial account information (e.g. loan or bank account information); and
• other personal information necessary to provide products or services to you.
Browsing Information. FNF may automatically collect the following types of Browsing Information when you
access an FNF website, online service, or application (each an "FNF Website") from your Internet browser,
computer, and/or mobile device:
• Internet Protocol (IP) address and operating system;
• browser version, language, and type;
• domain name system requests; and
• browsing history on the FNF Website, such as date and time of your visit to the FNF Website and visits to the
pages within the FNF Website.
How Personal Information is Collected
We may collect Personal Information about you from:
• information we receive from you on applications or other forms;
• information about your transactions with FNF, our affiliates, or others; and
• information we receive from consumer reporting agencies and/or governmental entities, either directly from
these entities or through others.
How Browsing Information is Collected
If you visit or use an FNF Website, Browsing Information may be collected during your visit. Like most websites,
our servers automatically log each visitor to the FNF Website and may collect the Browsing Information described
above. We use Browsing Information for system administration, troubleshooting, fraud investigation, and to
improve our websites. Browsing Information generally does not reveal anything personal about you, though if you
have created a user account for an FNF Website and are logged into that account, the FNF Website may be able
to link certain browsing activity to your user account.
Other Online Specifics
Cookies. When you visit an FNF Website, a "cookie" may be sent to your computer. A cookie is a small piece of
data that is sent to your Internet browser from a web server and stored on your computer's hard drive. Information
gathered using cookies helps us improve your user experience. For example, a cookie can help the website load
properly or can customize the display page based on your browser type and user preferences. You can choose
whether or not to accept cookies by changing your Internet browser settings. Be aware that doing so may impair
or limit some functionality of the FNF Website.
Web Beacons. We use web beacons to determine when and how many times a page has been viewed. This
information is used to improve our websites.
Do Not Track. Currently our FNF Websites do not respond to "Do Not Track" features enabled through your
browser.
Links to Other Sites. FNF Websites may contain links to other websites. FNF is not responsible for the privacy
practices or the content of any of those other websites. We advise you to read the privacy policy of every website
you visit.
Preliminary Report
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Use of Personal Information
FNF uses Personal Information for three main purposes:
• To provide products and services to you or in connection with a transaction involving you.
• To improve our products and services.
• To communicate with you about our, our affiliates', and third parties' products and services, jointly or
independently.
When Information Is Disclosed
We may make disclosures of your Personal Information and Browsing Information in the following circumstances:
• to enable us to detect or prevent criminal activity, fraud, material misrepresentation, or nondisclosure;
• to nonaffiliated service providers who provide or perform services or functions on our behalf and who agree to
use the information only to provide such services or functions;
• to nonaffiliated third party service providers with whom we perform joint marketing, pursuant to an agreement
with them to jointly market financial products or services to you;
• to law enforcement or authorities in connection with an investigation, or in response to a subpoena or court
order; or
• in the good-faith belief that such disclosure is necessary to comply with legal process or applicable laws, or to
protect the rights, property, or safety of FNF, its customers, or the public.
The law does not require your prior authorization and does not allow you to restrict the disclosures described
above. Additionally, we may disclose your information to third parties for whom you have given us authorization or
consent to make such disclosure. We do not otherwise share your Personal Information or Browsing Information
with nonaffiliated third parties, except as required or permitted by law.
We reserve the right to transfer your Personal Information, Browsing Information, and any other information, in
connection with the sale or other disposition of all or part of the FNF business and/or assets, or in the event of
bankruptcy, reorganization, insolvency, receivership, or an assignment for the benefit of creditors. By submitting
Personal Information and/or Browsing Information to FNF, you expressly agree and consent to the use and/or
transfer of the foregoing information in connection with any of the above described proceedings.
Please see "Choices With Your Information" to learn the disclosures you can restrict.
Security of Your Information
We maintain physical, electronic, and procedural safeguards to guard your Personal Information. We limit access
to nonpublic personal information about you to employees who need to know that information to do their job.
When we provide Personal Information to others as discussed in this Privacy Notice, we expect that they process
such information in compliance with our Privacy Notice and in compliance with applicable privacy laws.
Choices With Your Information
If you do not want FNF to share your information with our affiliates to directly market to you, you may send an "opt
out" request by email, phone, or physical mail as directed at the end of this Privacy Notice. We do not share your
Personal Information with nonaffiliates for their use to direct market to you.
Whether you submit Personal Information or Browsing Information to FNF is entirely up to you. If you decide not
to submit Personal Information or Browsing Information, FNF may not be able to provide certain services or
products to you.
For California Residents: We will not share your Personal Information or Browsing Information with nonaffiliated
third parties, except as permitted by California law.
For Nevada Residents: You may be placed on our internal Do Not Call List by calling (888) 934-3354 or by
contacting us via the information set forth at the end of this Privacy Notice. Nevada law requires that we also
provide you with the following contact information: Bureau of Consumer Protection, Office of the Nevada Attorney
General, 555 E. Washington St., Suite 3900, Las Vegas, NV 89101; Phone number: (702) 486-3132; email:
BCPINFO@ag.state.nv.us.
For Oregon Residents: We will not share your Personal Information or Browsing Information with nonaffiliated
third parties for marketing purposes, except after you have been informed by us of such sharing and had an
opportunity to indicate that you do not want a disclosure made for marketing purposes.

Preliminary Report
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For Vermont Residents: We will not disclose information about you creditworthiness to our affiliates and will not
disclose your personal information, financial information, credit report, or health information to nonaffiliated third
parties to market to you, other than as permitted by Vermont law, unless you authorize us to make those
disclosures.
Information From Children
The FNF Websites are meant for adults and are not intended or designed to attract persons under the age of
eighteen (18). We do not collect Personal Information from any person that we know to be under the age of
thirteen (13) without permission from a parent or guardian.
International Users
FNF's headquarters is located within the United States. If you reside outside the United States and choose to
provide Personal Information or Browsing Information to us, please note that we may transfer that information
outside of your country of residence for any of the purposes described in this Privacy Notice. By providing FNF
with your Personal Information and/or Browsing Information, you consent to our collection, transfer, and use of
such information in accordance with this Privacy Notice.
FNF Website Services for Mortgage Loans
Certain FNF companies provide services to mortgage loan servicers, including hosting websites that collect
customer information on behalf of mortgage loan servicers (the "Service Websites"). The Service Websites may
contain links to both this Privacy Notice and the mortgage loan servicer or lender's privacy notice. The sections of
this Privacy Notice titled When Information is Disclosed, Choices with Your Information, and Accessing and
Correcting Information do not apply to the Service Websites. The mortgage loan servicer or lender's privacy
notice governs use, disclosure, and access to your Personal Information. FNF does not share Personal
Information collected through the Service Websites, except (1) as required or authorized by contract with the
mortgage loan servicer or lender, or (2) as required by law or in the good-faith belief that such disclosure is
necessary to comply with a legal process or applicable law, to enforce this Privacy Notice, or to protect the rights,
property, or safety of FNF or the public.
Your Consent To This Privacy Notice; Notice Changes
By submitting Personal Information and/or Browsing Information to FNF, you consent to the collection and use of
the information in accordance with this Privacy Notice. We may change this Privacy Notice at any time. The
revised Privacy Notice, showing the new revision date, will be posted on the FNF Website. Each time you provide
information to us following any amendment of this Privacy Notice, your provision of information to us will signify
your assent to and acceptance of the terms of the revised Privacy Notice for all previously collected information
and information collected from you in the future. We may use comments, information or feedback that you submit
to us in any manner that we may choose without notice or compensation to you.
Accessing and Correcting Information; Contact Us
If you have questions, would like to access or correct your Personal Information, or want to opt-out of information
sharing for affiliate marketing, send your requests via email to privacy@fnf.com, by phone to (888) 934-3354, or by
mail to:
Fidelity National Financial, Inc.
601 Riverside Avenue,
Jacksonville, Florida 32204
Attn: Chief Privacy Officer
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1

REMOVE EXISTING UTILITY POLE

2

INSTALL NEW UTILITY POLE

3

REMOVE EXISTING UTILITY LINES SERVICING PROPERTY

4

RELOCATE EXISTING OVERHEAD LINES UNDERGROUND

5

PROPOSED UNDERGROUND UTILITY LINES

6

EXISTING OVERHEAD UTILITY LINES TO REMAIN

LEGEND
PH: 808.753.2376

UTILITY NOTES

PROPOSED EASEMENT LINE
PROPOSED CENTERLINE
PROPOSED RIGHT-OF-WAY
PROPOSED LOT LINE
BOUNDARY LINE
PROPOSED SIDEWALK

PH: 503.643.8286

PROPOSED PAVEMENT
PROPOSED CURB AND GUTTER
PROPOSED STORM LINE & MANHOLE
PROPOSED SANITARY LINE & MANHOLE
PROPOSED WATERLINE, VALVE &
BLOWOFF

15' COMMON ACCESS DRIVE

TYPICAL STREET SECTION

N.T.S.

PROPOSED UNDERGROUND POWER
PROPOSED STREET LIGHT

SW DAVIES ROAD STA. 8+49.58-10+09.93

PROPOSED HYDRANT
PROPOSED PUBLIC LIDA
PLANTER

2

CORE DRILL INTO EXISTING MANHOLE AND INSTALL
SANITARY LINE INTO THE SITE TO SERVE LOTS 1-5.

3

EXISTING SANITARY LATERAL TO REMAIN TO SERVE
LOT 9.

STORM NOTES
TYPICAL PUBLIC STREET SECTION

1

SW 133RD AVENUE (STA.11+53.09-12+88.10)
N.T.S.

2

CORE DRILL INTO EXISTING MANHOLE AND INSTALL
STORM LINE TO SERVE LOTS 1-4.
INSTALL FLOW-THROUGH STREET SIDE LIDA
PLANTER WITH PARKING TO TREAT AND DETAIN
STORMWATER ON SW DAVIES ROAD AND LOT 9.

3

INSTALL STREET SIDE LIDA PLANTER WITHOUT
PARKING TO TREAT AND DETAIN STORMWATER.

4

EXISTING CULVERT TO COLLECT OVERFLOW WATER
FROM PLANTER AND CONVEY DOWNSTREAM.

5

VALLEY GUTTER ACROSS 133RD AVE TO CONNECT
LIDA PLANTER TO EXISTING SWALE.

6

PRIVATE LATERAL TO OUTFALL TO LIDA PLANTER.

7

PRIVATE LATERAL TO WEEP TO CURB.

8

INSTALL PRIVATE LIDA PLANTER TO SERVE LOTS 1-3
IN PRIVATE STORMWATER EASEMENT.

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

CONSTRUCT NEW SANITARY MANHOLE OVER
EXISTING SANITARY LINE TO SERVE LOTS 6-8.

REF.

1

Project No.

SANITARY NOTES

Date

EXISTING WATER METER AND BOX TO BE RELOCATED TO
SERVE LOT 9.

Date

4

Reviewed by

CONNECT TO EXISTING WATERLINE TO SERVE THE SITE.

Date

3

Drawn by

PROPOSED SINGLE WATER METER, TYP.
PROPOSED COMBINATION AIR RELEASE VALVE AT
THE HIGH POINT IN STREET A.

Designed by

1
2

PRELIMINARY COMPOSITE UTILITY
AND STREETS PLAN

WATER NOTES

15.0' WIDE PUE.
EXISTING 8.0' PUE TO REMAIN

3

EXISTING 3' BOUNDARY UTILITY EASEMENT TO
REMAIN.
18.0' WIDE RECIPROCAL ACCESS EASEMENTS
ACROSS LOTS 1 & 2 FOR THE BENEFITS OF LOTS 1-3.
VARIABLE WIDTH PRIVATE STORMWATER
EASEMENT.
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4
5

TYPICAL PUBLIC STREET SECTION

5

9.0' WIDE SIDEWALK EASEMENT (SWE)

SW 133RD AVENUE (STA.10+45.09)
N.T.S.

SOUTHRIDGE PARK
131-021
PLANNING

P6.0

Vert. Scale:

1
2

Horiz. Scale:

EASEMENT NOTES

Received
Planning Division
1-27-20

PH: 808.753.2376

SOUTHRIDGE PARK
A 9 LOT SUBDIVISION ON TAX LOT 14600, MAP 1S1 28AB (LOT 1 PARTITION 2006-032)

PH: 503.643.8286

13335 SW DAVIES ROAD, BEAVERTON, OREGON, 97006
FRONT YARD = F
REAR YARD = R
SIDE YARD = S

SITE

R-5 SETBACKS
NTS

VICINITY MAP

= SOLAR ACCESS AVAILABLE
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SITE INFORMATION

SHEET INDEX

TAX MAP:
TAX LOT:
SITE ADDRESS:

1S1 28AB
14600
13335 SW DAVIES RD.
BEAVERTON, OREGON 97006
1.24 ACRES
R-5 (STANDARD DENSITY)

SHEET
NUMBER

SHEET DESCRIPTION

P1.0

PRELIMINARY PLAT

P2.0

EXISTING CONDITIONS & DEMOLITION PLAN

P3.0

PRELIMINARY GRADING AND EROSION CONTROL PLAN

P4.0

PRELIMINARY TREE REMOVAL PLAN & SPECIFICATIONS

SETBACK REQUIREMENTS

P5.0

SITE SECTION A-A - PLAN AND PROFILE

P5.1

SITE SECTION B-B - PLAN AND PROFILE

FRONT BUILDING:
FRONT GARAGE:
SIDE YARD:
REAR BUILDING:

P6.0

PRELIMINARY COMPOSITE UTILITY AND STREETS PLAN

P7.0

SW DAVIES ROAD - PLAN AND PROFILE

P7.1

SW 133RD AVE, SDLN-01, SDLN-02 - PLAN AND PROFILE

P8.0

SSLN-A, SSLN-B - PLAN AND PROFILE

P9.0

CIRCULATION AND AERIAL PLAN

SITE SIZE:
ZONING:

15 FT.
20 FT.
5 FT.
15 FT. (LOTS 1-3, 6-9)
20 FT. (LOTS 4 & 5)

SITE MAP

SOUTHRIDGE PARK
131-021
PLANNING

P1.0

Vert. Scale:

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

Horiz. Scale:

WASHINGTON COUNTY BENCHMARK NO. 396.
A BRASS DISK SET IN THE HANDRAIL ON THE
BEAVERTON-TIGARD HIGHWAY 217 AT THE
NORTHEAST CORNER OF THE HALL BOULEVARD
OVERPASS
ELEVATION OF BM: 224.936 (NGVD 29 DATUM)

REF.

PROJECT ARBORIST

Project No.

VERTICAL DATUM

Date

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

Reviewed by

PLANNING/ENGINEERING/SURVEYING

PRELIMINARY PLAT

02/10/2020

Date

Received
Planning Division

Drawn by

RIVERSIDE HOMES
17933 NW EVERGREEN PLACE, SUITE 370
BEAVERTON, OR 97006
PHONE (503) 645-0986

Date

APPLICANT/OWNER

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

15 FT.
20 FT.
5 FT.
15 FT.

Designed by

FRONT BUILDING:
FRONT GARAGE:
SIDE YARD:
REAR BUILDING:

PH: 808.753.2376

LEGEND
- RIGHT-OF-WAY LINE
- BOUNDARY LINE
- EXISTING LOT LINE
- EASEMENT LINE
- CENTER LINE
- STORM DRAINAGE LINE
- SANITARY SEWER LINE
PH: 503.643.8286

- WATER LINE
- GAS LINE
- TELEPHONE LINE
- UNDERGROUND POWER LINE
- OVERHEAD WIRE
- FENCE LINE (AS NOTED)
- EXISTING 1' CONTOUR
- EXISTING 5' CONTOUR

- EXISTING CONCRETE
- EXISTING ASPHALT PAVEMENT
- EXISTING GRAVEL SURFACE
- EXISTING WOOD DECK
- EXISTING BUILDING FOOTPRINT

- CONIFEROUS TREE
- DECIDUOUS TREE
- CATCH BASIN/DRAIN INLET

EXISTING BUILDING TO BE REMOVED.

2

EXISTING ASPHALT DRIVEWAY AND PAD TO BE REMOVED.

3

EXISTING FENCE TO BE REMOVED.

4

EXISTING RETAINING WALL TO BE REMOVED.

5

EXISTING OVERHEAD UTILITY LINE TO BE REMOVED.

6

EXISTING CULVERT TO BE REMOVED.

7

EXISTING SANITARY LINE AND CLEANOUT TO BE REMOVED.

8

EXISTING AREA DRAIN TO BE REMOVED.

9

EXISTING CONCRETE TO BE REMOVED AND
REPLACED WITH RAMP
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7

6

6

10

EXISTING OVERHEAD UTILITY LINES TO BE
RELOCATED UNDERGROUND

11

EXISTING UTILITY POLE TO BE REMOVED AND
RELOCATED

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

1

SOUTHRIDGE PARK
131-021
PLANNING

P2.0

Vert. Scale:

DEMOLITION NOTES

Horiz. Scale:

- WATER METER

REF.

- LIGHT POLE

Project No.

- CLEANOUT

Date

- JUNCTION BOX

Reviewed by

- MAILBOX

Date

- SIGN

Drawn by

- FIRE HYDRANT ASSEMBLY

Date

- WATER VALVE

Designed by

- SANITARY MANHOLE

EXISTING CONDITIONS AND
DEMOLITION PLAN

- STORM MANHOLE

PH: 808.753.2376

LEGEND
EXISTING 1' CONTOUR
EXISTING 5' CONTOUR
301

PROPOSED 1' CONTOUR

305

PROPOSED 5' CONTOUR
PROPOSED EROSION CONTROL
FENCING
PH: 503.643.8286

PROPOSED CONSTRUCTION
FENCING
PROPOSED FLOW LINE

PROPOSED CONSTRUCTION
ENTRANCE

PROPOSED STOCKPILE
LOCATION

PROPOSED TYPE 5 INLET
PROTECTION
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Date

REF.

Reviewed by

Project No.

SOUTHRIDGE PARK
131-021
PLANNING

P3.0

Vert. Scale:

Date
Drawn by

Horiz. Scale:

Date
Designed by

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

PRELIMINARY GRADING AND
EROSION CONTROL PLAN

PROPOSED TYPE 4 INLET
PROTECTION

PH: 808.753.2376

LEGEND
PROPOSED EASEMENT LINE
PROPOSED CENTERLINE
PROPOSED RIGHT-OF-WAY
PROPOSED LOT LINE
BOUNDARY LINE

PH: 503.643.8286

PROPOSED SIDEWALK

PROPOSED PAVEMENT
EXISTING DRIP LINE
ROOT PROTECTION ZONE
TREE PROTECTION FENCING
EXISTING TREE TO REMAIN
EXISTING TREE TO BE REMOVED
DRIP LINE AND ROOT
PROTECTION ZONE
ENCROACHMENT AREA

B:\Projects\131-021\planning\131021_04tree.dwg 2/10/2020 12:16:47 PM

REF.
Project No.

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

Date
Reviewed by

MULCH BENEATH THE DRIPLINE OF PROTECTED TREES, BUT NOT
DIRECTLY AGAINST TREE TRUNKS. SHRUBS AND GROUND COVER PLANTS
MAY BE PLANTED WITHIN TREE PROTECTION AREAS BY HAND; ADJUST
PLANTING LOCATIONS TO AVOID TREE ROOTS. IF IRRIGATION IS USED, USE
DRIP IRRIGATION ONLY BENEATH THE DRIPLINES OF PROTECTED TREES;
INSTALL DRIP IRRIGATION LINES ON THE GROUND SURFACE AND COVER
WITH MULCH (NO TRENCHING TO INSTALL IRRIGATION LINES BENEATH
7. QUALITY ASSURANCE. THE PROJECT ARBORIST WILL BE AVAILABLE
ON-CALL DURING CONSTRUCTION TO SUPERVISE PROPER EXECUTION OF
THIS PLAN; IT IS THE DEVELOPER'S RESPONSIBILITY TO COORDINATE WITH
THE PROJECT ARBORIST IN A TIMELY MANNER AS NEEDED. TREE
PROTECTION SITE INSPECTION MONITORING REPORTS SHOULD BE
PROVIDED TO THE CLIENT AND CONTRACTOR FOLLOWING EACH SITE

SOUTHRIDGE PARK
131-021
PLANNING

P4.0

Vert. Scale:

Date
Drawn by

Horiz. Scale:

Date

3. TREE REMOVAL. PRIOR TO THE REMOVAL OF TREE #7377, THE WESTERN
PROPERTY BOUNDARY SHALL BE STAKED AND THE LOCATION OF THE
TREE VERIFIED. IF ANY PORTION OF THE BASE OF THE TRUNK IS ON THE
PROPERTY BOUNDARY, WRITTEN CONSENT OF THE ADJACENT PROPERTY
OWNER IS REQUIRED PRIOR TO ITS REMOVAL.
4. CROWN PRUNING. TREES TO BE PRESERVED MAY REQUIRE MINOR
PRUNING FOR OVERHEAD CLEARANCE AND TO REMOVE DEAD AND
DEFECTIVE BRANCHES FOR SAFETY. THE PROJECT ARBORIST CAN HELP
IDENTIFY WHETHER PRUNING IS NECESSARY ONCE TREES PLANNED FOR
REMOVAL HAVE BEEN REMOVED AND THE SITE IS STAKED AND PREPARED
FOR CONSTRUCTION. PRUNING SHALL BE PERFORMED BY A QUALIFIED
TREE SERVICE AND IN ACCORDANCE WITH ANSI A300 STANDARDS AND
BEST MANAGEMENT PRACTICES FOR PRUNING (ISA 2019).
5. TREE #6219 - EXCAVATION IN STANDARD PROTECTION ZONE
ENCROACHMENT AREA. THE DEVELOPER SHALL COORDINATE WITH THE
PROJECT ARBORIST IN A TIMELY MANNER TO MONITOR AND DOCUMENT
STREET EXCAVATION WITHIN THE ALLOWED ENCROACHMENT AREA AS
IDENTIFIED ON THE TREE PLAN. THE ARBORIST SHALL PROVIDE
ON-THE-GROUND RECOMMENDATIONS TO MINIMIZE IMPACTS WHICH
MAY INCLUDE HAND-DIGGING AND ROOT PRUNING IN ACCORDANCE WITH
BEST MANAGEMENT PRACTICES FOR ROOT MANAGEMENT (ISA 2017).
6.LANDSCAPING. FOLLOWING CONSTRUCTION AND PRIOR TO
LANDSCAPING, THE PROTECTION FENCING MAY BE REMOVED. WHERE

Designed by

CONSENT MUST BE GIVEN BY
ADJACENT LAND OWNER PRIOR
TO THE REMOVAL OF TREES
ON PROPERTY LINES.

1. FENCING.
INSTALLATION OF TREE PROTECTION FENCING TO PREVENT INJURY TO
TREE TRUNKS OR ROOTS OR SOIL COMPACTION WITHIN THE ROOT
PROTECTION ZONE WHICH GENERALLY COINCIDES WITH THE DRIPLINE
PLUS 5-FEET. FENCING SHALL BE INSTALLED AS SHOWN ON THE SITE
PLAN AND INSPECTED AND VERIFIED BY THE PROJECT ARBORIST BEFORE
PHYSICAL DEVELOPMENT STARTS AND SHALL REMAIN IN PLACE UNTIL
PHYSICAL DEVELOPMENT IS COMPLETE.
THE FENCE SHALL BE A FOUR FOOT (4') TALL ORANGE PLASTIC OR SNOW
FENCE SECURED TO SIX FOOT (6') TALL METAL POSTS DRIVEN TWO FEET
(2') INTO THE GROUND. HEAVY 12-GAUGE WIRE SHALL BE STRUNG
BETWEEN EACH POST AND ATTACHED TO THE TOP AND MIDPOINT OF
EACH POST. COLORED TREE FLAGGING INDICATING THAT THIS AREA IS A
TREE PROTECTION ZONE IS TO BE PLACED EVERY FIVE (5) LINEAR FEET ON
THE FENCE TO ALERT CONSTRUCTION CREWS OF THE SENSITIVE NATURE
OF THE AREA.
2. TREE PROTECTION ZONE. WITHOUT AUTHORIZATION FROM THE PROJECT
ARBORIST, NONE OF THE FOLLOWING SHALL OCCUR WITHIN ROOT
PROTECTION ZONES OR ALLOWED ENCROACHMENT AREAS AS
IDENTIFIED ON THE TREE PLAN:
a. CONSTRUCTION OR PLACEMENT OF NEW BUILDINGS;
b. GRADE CHANGE OR CUT AND FILL, DURING OR AFTER
CONSTRUCTION;
c. NEW IMPERVIOUS SURFACES;
d. TRENCHING FOR UTILITIES, IRRIGATION OR DRAINAGE;
e. STAGING OR STORAGE OF MATERIALS AND EQUIPMENT OF ANY KIND;
OR
f. VEHICLE MANEUVERING OR PARKING.
ROOT PROTECTION ZONES MAY BE ENTERED FOR TASKS LIKE SURVEYING,
MEASURING, AND SAMPLING. FENCES MUST BE CLOSED UPON

PRELIMINARY TREE REMOVAL PLAN &
SPECIFICATIONS

TREE PROTECTION SPECIFICATIONS
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SITE SECTION A-A - PROFILE

HORZ:1"=20'; VERT:1"=2'

Date
Date
REF.

Drawn by
Reviewed by
Project No.

SOUTHRIDGE PARK

131-021

PLANNING

P5.0

Vert. Scale:

Horiz. Scale:

Date

Designed by

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

SITE SECTION A-A PLAN AND PROFILE

SITE SECTION A-A - PLAN
HORZ:1"=20'

PH: 503.643.8286

PH: 808.753.2376
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SITE SECTION B-B - PROFILE
HORZ:1"=20'; VERT:1"=2'

SOUTHRIDGE PARK

131-021

SITE SECTION B-B - PLAN

HORZ:1"=20'
PLANNING

P5.1

Date
Date
REF.

Drawn by
Reviewed by
Project No.

Vert. Scale:

Horiz. Scale:

Date

Designed by

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

SITE SECTION B-B PLAN AND PROFILE
PH: 503.643.8286

PH: 808.753.2376

1

LEGEND
PH: 808.753.2376

UTILITY NOTES

PROPOSED EASEMENT LINE

REMOVE EXISTING UTILITY POLE

PROPOSED CENTERLINE
2

INSTALL NEW UTILITY POLE

3

REMOVE EXISTING UTILITY LINES SERVICING PROPERTY

4

RELOCATE EXISTING OVERHEAD LINES UNDERGROUND

5

PROPOSED UNDERGROUND UTILITY LINES

6

EXISTING OVERHEAD UTILITY LINES TO REMAIN

PROPOSED RIGHT-OF-WAY
PROPOSED LOT LINE
BOUNDARY LINE
PROPOSED SIDEWALK

PH: 503.643.8286

PROPOSED PAVEMENT
PROPOSED CURB AND GUTTER
PROPOSED STORM LINE & MANHOLE
PROPOSED SANITARY LINE & MANHOLE
PROPOSED WATERLINE, VALVE &
BLOWOFF

20' COMMON ACCESS DRIVE

TYPICAL STREET SECTION

N.T.S.

PROPOSED UNDERGROUND POWER
PROPOSED STREET LIGHT

SW DAVIES ROAD STA. 8+49.58-10+09.93

PROPOSED HYDRANT
PROPOSED PUBLIC LIDA
PLANTER

1

CONSTRUCT NEW SANITARY MANHOLE OVER
EXISTING SANITARY LINE TO SERVE LOTS 6-8.

2

CORE DRILL INTO EXISTING MANHOLE AND INSTALL
SANITARY LINE INTO THE SITE TO SERVE LOTS 1-5.

3

EXISTING SANITARY LATERAL TO REMAIN TO SERVE
LOT 9.

STORM NOTES
TYPICAL PUBLIC STREET SECTION

1

SW 133RD AVENUE (STA.11+53.09-12+88.10)
N.T.S.

2

CORE DRILL INTO EXISTING MANHOLE AND INSTALL
STORM LINE TO SERVE LOTS 1-4.
INSTALL FLOW-THROUGH STREET SIDE LIDA
PLANTER WITH PARKING TO TREAT AND DETAIN
STORMWATER ON SW DAVIES ROAD AND LOT 9.

3

INSTALL STREET SIDE LIDA PLANTER WITHOUT
PARKING TO TREAT AND DETAIN STORMWATER.

4

EXISTING CULVERT TO COLLECT OVERFLOW WATER
FROM PLANTER AND CONVEY DOWNSTREAM.

5

VALLEY GUTTER ACROSS 133RD AVE TO CONNECT
LIDA PLANTER TO EXISTING SWALE.

6

PRIVATE LATERAL TO OUTFALL TO LIDA PLANTER.

7

PRIVATE LATERAL TO WEEP TO CURB.

8

INSTALL PRIVATE LIDA PLANTER TO SERVE LOTS 1-3
IN PRIVATE STORMWATER EASEMENT.

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

SANITARY NOTES

REF.

EXISTING WATER METER AND BOX TO BE RELOCATED TO
SERVE LOT 9.

Project No.

4

Date

CONNECT TO EXISTING WATERLINE TO SERVE THE SITE.

Reviewed by

3

Date

PROPOSED COMBINATION AIR RELEASE VALVE AT
THE HIGH POINT IN STREET A.

Drawn by

2

Date

PROPOSED SINGLE WATER METER, TYP.

Designed by

1

PRELIMINARY COMPOSITE UTILITY
AND STREETS PLAN

WATER NOTES
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15.0' WIDE PUE.

2

EXISTING 8.0' PUE TO REMAIN

3
4

EXISTING 3' BOUNDARY UTILITY EASEMENT TO
REMAIN.
VARIABLE WIDTH RECIPROCAL ACCESS AND
EMERGENCY VEHICLE ACCESS EASEMENTS ACROSS
LOTS 1-3.

TYPICAL PUBLIC STREET SECTION

5

VARIABLE WIDTH PRIVATE STORMWATER
EASEMENT.

SW 133RD AVENUE (STA.10+45.09)
N.T.S.

6

9.0' WIDE SIDEWALK EASEMENT (SWE)

SOUTHRIDGE PARK
131-021
PLANNING

P6.0

Vert. Scale:

1

Horiz. Scale:

EASEMENT NOTES
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265
6+50
7+00
8+00
9+00

SCALE: 1"=30' (H), 1"=3' (V)
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%
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10+00

SW DAVIES ROAD (PUBLIC) PROFILE
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285
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275

13+00

290

0.26%

EX. 8
" WA
TERL

285

24.99 LF
EX. 8" SAN SEWER
S=0.0264
280

265
13+50

131-021

PLANNING

P7.0

SOUTHRIDGE PARK
CITY OF BEAVERTON, OREGON

SW DAVIES ROAD
PLAN AND PROFILE
PH: 503.643.8286

PH: 808.753.2376

8

275

270

SOUTHRIDGE PARK

Vert. Scale:

%

Horiz. Scale:

-2.7
6

REF.

-3.6
1%

Project No.

3
. 8 17.4
" S 0L
S= AN F
0.0 SEW
46
ER
9

Date

EX

Reviewed by

01%

295

Date

-4.

Drawn by

295

Date

ER
S=
0.0
365

PVI STA = 13+50.00
PVI ELEV = 288.10

%

Designed by

SEW

PVI STA = 13+00.00
PVI ELEV = 287.97

33

PVI STA = 12+55.99
PVI ELEV = 287.57

-4.

PVI STA = 12+00.00
PVI ELEV = 288.06

-E
X. 1
2" S
TRM

PVI STA = 11+06.72
PVI ELEV = 289.26

LF

PVI STA = 10+63.17
PVI ELEV = 290.18

310
.91

PVI STA = 9+13.37
PVI ELEV = 295.72

300

SSMH-A1
STA:10+04.98, 9.05' LT
(DAVIES)
RIM = 291.79
IE IN(8"W) = 282.93
IE IN(8"N) = 283.03
IE OUT(8"E) = 282.93

E

AT
ER
LIN

PVI STA = 10+37.35
PVI ELEV = 290.89

%

PVI STA = 10+00.00
PVI ELEV = 292.24

-4.
77

EX. SDMH-1AA
STA:9+91.09, 1.88' LT
(DAVIES)
RIM = 294.19
IE IN(12"W) = 288.87
IE IN(10"SW) = 289.27
IE OUT(12"S) = 288.67

EX
.8
"W

EX. SSMH-A02
STA:9+79.99, 9.10' LT
(DAVIES)
RIM = 293.03
IE IN(8"W) = 284.53
IE OUT(8"E) = 283.59

305
PVI STA = 8+14.56
PVI ELEV = 300.00

PVI STA = 6+87.41
PVI ELEV = 306.06

310

EX. SDMH-1AB
STA:6+80.18, 1.98' LT
(DAVIES)
RIM = 306.50
IE OUT(12"E) = 300.23

EX. SSMH-A03
STA:6+62.59, 8.87' LT
(DAVIES)
RIM = 307.17
IE OUT(8"E) = 299.43

9

SW DAVIES ROAD (PUBLIC) - PLAN
SCALE: 1"=30' (H)

310

305

300

INE

PH: 808.753.2376
PH: 503.643.8286

SW 133RD AVE, SDLN-01, SDLN-02 - PLAN
SCALE: 1"=30' (H)

310

%

-1.00%

LIN

E

63.
12" P 65 LF
VC
STRM D-3034
SE
S=0. WER
0212

280

280

UNLESS OTHERWISE NOTED, ALL LATERALS ARE TO BE 4"
PVC (ASTM D3034) WITH A MINIMUM SLOPE OF 0.0200.
LATERAL CONNECTIONS TO MAIN SEWER LINE TO BE MADE
WITH MANUFACTURED TEES.
INSERTA-TEES MAY BE USED FOR CONNECTION TO SEWER
MAINS WITH AN INSIDE DIAMETER (I.D.) OF 12" OR LARGER.

10+00

11+00

12+00

SW 133RD AVE, SDLN-01, SDLN-02 - PROFILE
SCALE: 1"=30' (H), 1"=3' (V)

13+00

EX. SDMH-2AA
STA:13+57.00, 11.10' RT
(SW 133RD AVE)
RIM = 292.41
IE IN(10"E) = 288.20
IE IN(12"W) = 288.20
IE OUT(10"N) = 288.00

SDMH-02A
STA:13+32.34, 0.36' RT
(SW 133RD AVE)
RIM = 292.63
IE IN(12"SW) = 288.53
IE IN(12"W) = 288.53
IE OUT(12"E) = 288.33

270
9+75

SDMH-02B
STA:13+00.13, 2.83' LT
(SW 133RD AVE)
RIM = 293.48
IE IN(12"S) = 288.89
IE OUT(12"NE) = 288.69

275

SDMH-02C
STA:12+37.15, 1.00' LT
(SW 133RD AVE)
RIM = 296.24
IE IN(4"W) = 290.87
IE OUT(12"N) = 290.24

ALL 2"x 4" STORM SERVICE CONNECTION MARKERS TO BE
COLOR CODED WHITE.

275

270
13+83

BACKFILL NOTE: PIPES UNDER PAVED SURFACES REQUIRE
GRANULAR BACKFILL. FOR PIPES OUTSIDE PAVEMENT,
NATIVE BACKFILL IS PERMITTED, UNLESS OTHERWISE
NOTED.
THE CONTRACTOR SHALL FIELD VERIFY THE SIZE, LOCATION
& DEPTH OF EXISTING UTILITIES PRIOR TO CONSTRUCTION.

SOUTHRIDGE PARK
131-021
PLANNING

P7.1

Vert. Scale:

Horiz. Scale:

STORM SEWER NOTES

EX. SDMH-1AA
STA:10+01.90, 8.90' LT
(SW 133RD AVE)
RIM = 294.19
IE IN(12"W) = 288.87
IE IN(10"SW) = 289.27
IE OUT(12"S) = 288.67
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PVI STA = 13+15.00
PVI ELEV = 292.77
A.D. = 4.00%
K = 13.75
LVC = 55.00'

SSLN-A, SSLN-B PLAN AND PROFILE

HIGH PT STA = 11+85.53
HIGH PT ELEV = 297.14
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K = 15.79
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SANITARY SEWER NOTES

280

280

UNLESS OTHERWISE NOTED, ALL LATERALS ARE TO BE 4"
PVC (ASTM D3034) WITH A MINIMUM SLOPE OF 0.0200.
LATERAL CONNECTIONS TO MAIN SEWER LINE TO BE MADE
WITH MANUFACTURED TEES.
ALL 2"x 4" SANITARY SERVICE CONNECTION MARKERS TO BE
COLOR CODED GREEN.

10+00

11+00

12+00

SSLN-A / SSLN-B - PROFILE
SCALE: 1"=30' (H), 1"=3' (V)

13+00

EX. SSMH-B01
STA:13+60.57, 25.30' RT
(SW 133RD AVE)
RIM = 292.33
IE IN(8"S) = 284.00
IE IN(8"W) = 284.30
IE OUT(8"N) = 283.80

SSMH-B1
STA:12+98.67, 3.84' RT
(SW 133RD AVE)
RIM = 293.68
IE IN(8"S) = 284.78
IE OUT(8"E) = 284.58

SSMH-B2
STA:11+97.15, 5.00' RT
(SW 133RD AVE)
RIM = 297.25
IE IN(4"W) = 289.75
IE OUT(8"N) = 289.25

270
9+75

SSMH-A2
STA:11+41.14, 5.00' RT
(SW 133RD AVE)
RIM = 296.62
IE IN(4"W) = 289.16
IE OUT(8"S) = 288.66

275

SSMH-A1
STA:10+09.04, 5.00' RT
(SW 133RD AVE)
RIM = 291.79
IE IN(8"W) = 282.93
IE IN(8"N) = 283.03
IE OUT(8"E) = 282.93

BACKFILL NOTE: PIPES UNDER PAVED SURFACES REQUIRE
GRANULAR BACKFILL. FOR PIPES OUTSIDE PAVEMENT,
NATIVE BACKFILL IS PERMITTED, UNLESS OTHERWISE
NOTED.

275

270
13+83

THE CONTRACTOR SHALL FIELD VERIFY THE SIZE, LOCATION
& DEPTH OF EXISTING UTILITIES PRIOR TO CONSTRUCTION.
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CIRCULATION AND AERIAL PLAN
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TVF&R 2020-0010
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Received
Planning Division

Clean Water Services File Number

18-002452

1-27-20

Sensitive Area Pre-Screening Site Assessment
Beaverton
1. Jurisdiction: __________________________________________________________________________________________
2. Property Information (example 1S234AB01400)
Tax lot ID(s): _______________________________________
1S128AB14600
__________________________________________________
__________________________________________________
13335 SW DAVIES RD
Site Address: _______________________________________
Beaveton, OR, 97008
City, State, Zip: _____________________________________
SW 133ed Ave
Nearest Cross Street: ________________________________
4. Development Activity (check all that apply)
o Addition to Single Family Residence (rooms, deck, garage)
o Lot Line Adjustment
o Minor Land Partition
o Residential Condominium o Commercial Condominium
o
o Commercial Subdivision
✘ Residential Subdivision
o Single Lot Commercial
o Multi Lot Commercial
Other _____________________________________________
__________________________________________________

3. Owner Information
Ray and Miko Hoy
Name: _________________________________________
Company: ______________________________________
17933 NW Evergreen Parkway
Address: _______________________________________
Beaverton, OR, 97006
City, State, Zip: __________________________________
5036450986
Phone/Fax: _____________________________________
ray_hoy@yahoo.com and miko.hoy@gmail.com
E-Mail: _________________________________________
5. Applicant Information
Niki Munson
Name: _________________________________________
Riverside Homes LLC
Company: ______________________________________
17933
NW Evergreen Place, Suite 370
Address: _______________________________________
Beaverton, OR, 97006
City, State, Zip: __________________________________
5036450986
Phone/Fax: _____________________________________
nmunson@riversidehome.com
E-Mail: _________________________________________

6. Will the project involve any off-site work? o Yes o
✘ No o Unknown
Location and description of off-site work _____________________________________________________________________
7. Additional comments or information that may be needed to understand your project _____________________________
_____________________________________________________________________________________________________
This application does NOT replace Grading and Erosion Control Permits, Connection Permits, Building Permits, Site Development Permits, DEQ
1200-C Permit or other permits as issued by the Department of Environmental Quality, Department of State Lands and/or Department of the Army
COE. All required permits and approvals must be obtained and completed under applicable local, state, and federal law.
By signing this form, the Owner or Owner’s authorized agent or representative, acknowledges and agrees that employees of Clean Water Services have authority
to enter the project site at all reasonable times for the purpose of inspecting project site conditions and gathering information related to the project site. I certify
that I am familiar with the information contained in this document, and to the best of my knowledge and belief, this information is true, complete, and accurate.
Niki Munson
Land Acquisition Manager
Print/Type Name ________________________________________
Print/Type Title ___________________________________
ONLINE SUBMITTAL

8/8/2018
Date ___________________

FOR DISTRICT USE ONLY

o Sensitive areas potentially exist on site or within 200’ of the site. THE APPLICANT MUST PERFORM A SITE ASSESSMENT PRIOR TO ISSUANCE OF A
SERVICE PROVIDER LETTER. If Sensitive Areas exist on the site or within 200 feet on adjacent properties, a Natural Resources Assessment Report
may also be required.

o Based on review of the submitted materials and best available information Sensitive areas do not appear to exist on site or within 200’ of the site. This

Sensitive Area Pre-Screening Site Assessment does NOT eliminate the need to evaluate and protect water quality sensitive areas if they are subsequently
discovered. This document will serve as your Service Provider letter as required by Resolution and Order 17-05, Section 3.02.1. All required permits and
approvals must be obtained and completed under applicable local, State, and federal law.

o Based on review of the submitted materials and best available information the above referenced project will not significantly impact the existing or potentially
sensitive area(s) found near the site. This Sensitive Area Pre-Screening Site Assessment does NOT eliminate the need to evaluate and protect additional water
quality sensitive areas if they are subsequently discovered. This document will serve as your Service Provider letter as required by Resolution and Order
07-20, Section 3.02.1. All required permits and approvals must be obtained and completed under applicable local, state and federal law.

o This Service Provider Letter is not valid unless ______ CWS approved site plan(s) are attached.
o The proposed activity does not meet the definition of development or the lot was platted after 9/9/95 ORS 92.040(2). NO SITE ASSESSMENT OR
SERVICE PROVIDER LETTER IS REQUIRED.

Reviewed by _________________________________________________________________ Date ______________________
08/09/18
2550 SW Hillsboro Highway • Hillsboro, Oregon 97123 • Phone: (503) 681-5100 • Fax: (503) 681-4439 • www.cleanwaterservices.org

Received
Planning Division
02/14/2020

Wayne Hayson
From:
Sent:
To:
Cc:
Subject:
Attachments:

EXHIBIT 2.2

Niki Munson <NMunson@riversidehome.com>
Thursday, February 13, 2020 8:47 AM
Mike Robinson - Schwabe Williamson & Wyatt (mrobinson@schwabe.com)
Wayne Hayson; Craig Schuck
FW: Parking for Southridge
B__Projects_131-021_planning_word_parking Model (1).pdf

Hi Mike,
Just hung up with Melanie Moon from THPRD. She received the attached/below and reviewed with THPRD
management. They are not interested in parting with any of their land for additional park parking.
Niki Munson, Land Acquisition Manager
17933 NW Evergreen Place, Ste 370, Beaverton, OR 97006
503.645.0986 office |971.222.9965 cell

From: Niki Munson
Sent: Thursday, January 30, 2020 3:26 PM
To: 'npaulsen@thprd.org' <npaulsen@thprd.org>
Cc: Wayne Hayson <whayson@pd-grp.com>
Subject: FW: Parking for Southridge
Hi Nicole,
Thanks for taking my call. As discussed, see attached and below. We would propose that the park dedicate the land,
Riverside builds the improvement, and THPRD credits the improvement cost back to Riverside on building permits. We
believe our application in its current form, without this additional parking, is approvable. We are exploring this option in
an attempt to be good neighbors and to address the concerns we heard last night. My expectation is that the neighbors
will be reaching out to THPRD to request collaboration with Riverside.
When you meet with Jeannine on Friday/Monday, please let her know we are happy to meet or discuss on the
phone. She can reach out to Wayne directly as well. Whatever works for her.
Niki Munson, Land Acquisition Manager
17933 NW Evergreen Place, Ste 370, Beaverton, OR 97006
503.645.0986 office |971.222.9965 cell
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